
 
TRURO PLANNING BOARD AGENDA 

Wednesday, April 18, 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. 

 
Public Hearing 
2018-001 PB Sprint Spectrum, L.P. by its representative CCATT LLC seek approval and 

authorization of uses under Section 40.5 of the Truro Zoning Bylaw to replace 2 antennas and install 2 
additional antennas for a total of 4 antennas with remote radio heads at the same height as existing 
antennas on the telecommunications tower and add 2 hybrid cables. The telecommunications tower is 
located at 344 Route 6, Truro, Atlas Map 39, Parcel 172A. 

 
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. 

 
Public Hearing 
2017-010 PB John and Eileen Rice have filed an application for approval of a Definitive Plan with the 

Clerk of the Town of Truro pursuant to MGL c. 41, §81U and Section 2.5 of the Town of Truro Rules 
and Regulations Governing the Subdivision of Land with respect to properties known and numbered 
as 6, 8, 10 Hatch Road, Truro and shown on the Truro Assessor’s Maps 50, 51, Parcels 284, 031, 085. 
Applicant has submitted a request for a continuance.  

 
Application for Determination that Plan Does Not Require Approval 
2018-002PB Edward Salvador seeks a determination that a plan does not require approval under the 

Subdivision Control Law. The property is located at 456 Route 6, Assessor’s Atlas Map 36, Parcel 7. 
 
Waiver of Commercial Site Plan Review 
2018-001 SPR Katherine Reed seeks a Waiver of Site Plan Review pursuant to §70.9 of the Truro 

Zoning Bylaw for seasonal location of a food truck at Chequessett Chocolate. The property is located 
at 8 Highland Road, North Truro, Atlas Map 36, Parcel 89.  

 
Discussion of Warrant Article on the Marijuana Moratorium 
The Planning Board will review the amended moratorium article discussed at the recent Board of 

Selectmen meeting and possible revote of their recommendation for the Amended Article. 
 
Review and Approval of Meeting Minutes 

April 4, 2018 
 
Reports from Board Members and Staff 
   Town Planner Report 
  
Next Meeting Agenda 

Wednesday May 2 at 5 PM – Please note the new date and time! 
 
Adjourn 
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TOWN OF TRURO 
P.O. Box 2030, Truro, MA 02666 

Tel: (508) 349-7004  Fax: (508) 349-5505 
 
 
 
 
To: Planning Board 
From: Cally Harper, PhD, Town Planner 
Date: April 10, 2018 (for hearing on April 18th) 
Re: Special Permit - Staff Report #1 
 
2018-001 PB Sprint Spectrum, L.P. by its representative CCATT LLC seek approval and 
authorization of uses under Section 40.5 of the Truro Zoning Bylaw to replace 2 antennas and 
install 2 additional antennas for a total of 4 antennas with remote radio heads at the same height 
as existing antennas on the telecommunications tower and add 2 hybrid cables. The 
telecommunications tower is located at 344 Route 6, Truro, Atlas Map 39, Parcel 172A. 
 
Description 
The Applicant, represented by Attorney Daniel Klasnick, seeks a Special Permit to replace 2 
existing antennas and install 2 additional wireless communication antennas for a total of 4 
antennas and replace 4 remote radio heads and install 4 additional remote radio heads for a total 
of 8 remote radio heads at the same height on an existing tower located at 344 Route 6, Truro. 
The project also includes the installation of 2 hybrid cables within the existing ice bridge 
connecting the equipment to the Tower. The Applicant has provided a detailed application, with 
narrative and supporting documentation.   
 
Pursuant to §40.5.B (17) of the Truro Zoning Bylaw, a Pre-Application Consultation is required, 
however the consensus of the Planning Board at the March 7th meeting was for the applicant to 
submit a full application and not appear before the Board for a pre-application meeting.   
 
Completeness of the Application: 
The Special Permit application and supporting documentation were submitted on March 16, 
2018 and included the following: 
 

1) Application for Special Permit dated March 15, 2018, stamped in with Town Clerk on 
March 16, 2018. 

2) A filing fee of $50.00 was paid on March 16, 2018 
3) Cover letter dated March 13, 2018 to Town of Truro, Planning Board from Daniel D. 

Klasnick, Attorney at Law, Duval & Klasnick LLC. 
4) Certified Abutters List. 
5) Copy of Special Permit issued on May 19, 2000 for siting on the tower located at the 

Public Safety Facility. 
6) Set of Plans – Sprint, Crown Castle International – Site Number: BS13XC597, Site 
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Address: 344 Route 6, Truro, MA 02666, Chappell Engineering Associates, LLC, latest 
revision date 3/15/18, including: 

A. Sheet Number T-1 – Title Sheet  
B. Sheet Number SP-1 – Outline Specifications 
C. Sheet Number SP-2 – Outline Specifications 
D. Sheet Number SP-3 – Outline Specifications 
E. Sheet Number A-1 – Compound Plan & Equipment Plan 
F. Sheet Number A-2 –Antenna Plans & Elevation  
G. Sheet Number A-3 – Equipment Details 
H. Sheet Number A-4 – Mounting Details 
I. Sheet Number A-5 – RF Data Sheet 
J. Sheet Number A-6 – Wiring Diagram 
K. Sheet Number G-1 – One Line Diagram, Grounding Details and Notes 

7) Federal Communications Commission Wireless Telecommunications Bureau, Radio 
Station Authorization, Licensee: NSAC, LLC, Effective Date 10-27-16, For Call Sign: 
BO51, File Number: not shown. 

8) Federal Communications Commission Wireless Telecommunications Bureau, Radio 
Station Authorization, Licensee: Nextel Communications of the Mid-Atlantic, Inc., 
Effective Date 05-19-2017, For Call Sign: WQKS981, File Number 0007780259. 

9) Structural Analysis Report, dated December 27, 2017, by B+T Group, for 344 Route 6, 
North Truro. 

10) Email from Dan Klasnik with a response from Town Planner Cally Harper. 
11) Redacted Town License Agreement, dated June 9, 2004. 

 
Public Notice: 
Notice was published in the Banner on March 29 and April 5, 2018.  Notice to the abutting 
parties in interest was mailed on March 16, 2018.  As of March 16, 2018 notice of hearing was 
posted in Town Hall. 

 
Comments from Other Boards/Committees/Departments 
 
Police: No Comment. 
Fire: No Comment 
Department of Public Works: No Comment 
Building Department: No Comment    
  
Waivers:   
A number of waivers have been requested and are outlined within Item #3 above (March 13, 
2018 letter from Attorney Klasnick). Below is a list of waivers requested by the applicant and 
reason for the waiver request.  
 

1. §40.5.B.2: The Applicant requests a waiver or determination of non-applicability of 
this provision because of the nature of the application is for the replacement of 2 
antennas and installation of 2 antennas with remote heads as a modification to the 
existing Sprint installation at 169’ ACL on the 170’ lattice tower. 
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2. §40.5.B.19a: The Applicant requests a waiver or determination of non-applicability of 

this provision because of the nature of the application is for the replacement of 2 
antennas and installation of 2 antennas with remote heads as a modification to the 
existing Sprint installation at 169’ ACL on the existing 170’ lattice tower. 

 
3. §40.5.B.19b: The Applicant requests a waiver or determination of non-applicability 

of this provision because of the nature of the application is for the replacement of 2 
antennas and installation of 2 antennas with remote heads as a modification to the 
existing Sprint installation at 169’ ACL on the existing 170’ lattice tower. 

 
4. §40.5.B.19c: The Applicant requests a waiver or determination of non-applicability of 

this provision because of the nature of the application is for the replacement of 2 
antennas and installation of 2 antennas with remote heads as a modification to the 
existing Sprint installation at 169’ ACL on the existing 170’ lattice tower. 

 
5. §40.5.B.19d: The Applicant requests a waiver or determination of non-applicability 

of this provision because of the nature of the application is for the replacement of 2 
antennas and installation of 2 antennas with remote heads as a modification to the 
existing Sprint installation at 169’ ACL on the existing 170’ lattice tower. 

 
6. §40.5.B.19e: The Applicant requests a waiver or determination of non-applicability of 

this provision because of the nature of the application is for the replacement of 2 
antennas and installation of 2 antennas with remote heads as a modification to the 
existing Sprint installation at 169’ ACL on the existing 170’ lattice tower. 

 
7. §40.5.B.19g: The Applicant requests a waiver or determination of non-applicability 

of this provision because of the nature of the application is for the replacement of 2 
antennas and installation of 2 antennas with remote heads as a modification to the 
existing Sprint installation at 169’ ACL on the existing 170’ lattice tower. 

 
8. §40.5.B.19i: The Applicant requests a waiver or determination of non-applicability of 

this provision because of the nature of the application is for the replacement of 2 
antennas and installation of 2 antennas with remote heads as a modification to the 
existing Sprint installation at 169’ ACL on the existing 170’ lattice tower. 

 
9. §40.5.B.20c: The Applicant requests a waiver or determination of non-applicability of 

this provision because of the nature of the application is for the replacement of 2 
antennas and installation of 2 antennas with remote heads as a modification to the 
existing Sprint installation at 169’ ACL on the existing 170’ lattice tower. 

 
10. §40.5.B.20d: The Applicant requests a waiver or determination of non-applicability 

of this provision because of the nature of the application is for the replacement of 2 
antennas and installation of 2 antennas with remote heads as a modification to the 
existing Sprint installation at 169’ ACL on the existing 170’ lattice tower. 
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Possible Board Actions 
 
Vote 1:  Requested Waivers 
 

1. 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. 
 

2. Deny the waivers as requested based on the fact that such waivers (the Board needs to be 
specific as to which waivers are not allowable) would be detrimental to the public 
interest, cause the Town expense, or be inconsistent with the intent and purpose of this 
bylaw. 

 
Vote 2: Special Permit 
 

1. Approve the Special Permit for PB Sprint Spectrum, L.P. by its representative 
CCATT LLC (docket # 2018-001) pursuant to §40.5 (Communication Structures, 
Buildings and Appurtenances) of the Truro Zoning By-law to replace 2 antennas and 
install 2 additional antennas for a total of 4 antennas with remote radio heads at the same 
height as existing antennas on the telecommunications tower and add 2 hybrid cables. 
The property is located at 344 Route 6, Atlas Map 39, Parcel 172.A.  This approval is 
based on the fact that the application, with the approved waivers, complies with all the 
requirements of this bylaw. 
 

2. Approve the Special Permit, with conditions, for PB Sprint Spectrum, L.P. by its 
representative CCATT LLC (docket # 2018-001) pursuant to §40.5 (Communication 
Structures, Buildings and Appurtenances) of the Truro Zoning By-law to replace 2 
antennas and install 2 additional antennas for a total of 4 antennas with remote radio 
heads at the same height as existing antennas on the telecommunications tower and add 2 
hybrid cables. The property is located at 344 Route 6, Atlas Map 39, Parcel 172.A.  The 
following conditions are imposed:   < Need to list the conditions> 
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. 
 

3. Deny the Special Permit for PB Sprint Spectrum, L.P. by its representative CCATT 
LLC (docket # 2018-001) pursuant to §40.5 (Communication Structures, Buildings and 
Appurtenances) of the Truro Zoning By-law to replace 2 antennas and install 2 additional 
antennas for a total of 4 antennas with remote radio heads at the same height as existing 
antennas on the telecommunications tower and add 2 hybrid cables. The property is 
located at 344 Route 6, Atlas Map 39, Parcel 172.A.  This denial is based on the fact that 
the application does not comply with all the requirements of this bylaw.  Pursuant to 47 
U.S. Code § 1455, the Board cannot deny; however if the Board finds that it cannot 
approve the Special Permit Request, the Board must be specific as to why it cannot 
grant the Special Permit. 
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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: March 21, 2018 (First public hearing on April 18th) 
Re: 2017-011 SPR Maria Kuliopulos, White Sands Beach Club, Inc. Staff Report #1 
 

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. 

 
History: 
 

1. 2015-007 SPR, White Sands Beach Club, Inc.: On October 9, 2015, the applicant 
submitted an application for Commercial Site Plan Review and the first public hearing 
for this project was on December 8, 2015, continued to January 19, 2016. The applicant 
was seeking to demolish a building containing 19 unit damaged by a fire and to 
construct a replacement building containing 17 units and a hospitality room in the same 
location. At a duly posted and noticed Truro Planning Board hearing, the Board 
approved with conditions an application for Commercial Development Site Plan Review 
pursuant to §70.3 of the Truro Zoning Bylaw for demolition. See attached decision.  

 
2. September 2016: In accordance with an Order for Judgment, the applicant had until 

October 30, 2016 to complete the reconstruction of the units per the approved plan.  The 
applicant was did not meet this timeline and the Board of Selectmen did not grant an 
extension. (see attached letter from Zisson & Veara to Christopher Snow, September 21, 
2016)  Upon the lapse of the time period for action, the applicant lost grandfathered 
zoning status with respect to number of units on the property. Accordingly, the applicant 
was instructed to submit a site plan to the Planning Board that complied with current 
zoning.  This required a reduction in the number of units on the property. 
 

3. 2016-008 SPR, White Sands Beach Club, Inc.: On October 31, 2016 the applicant 
submitted an application for Commercial Site Plan Review and the first public hearing 
for this project was on January 17, 2017, continued to March 7, 2017,  May 2, 2017, 
June 6, 2017, June 27, 2017, July 18, 2017, August 15, 2017, September 19. 2017, 
October 17, 2017, December 6, 2017 and January 10, 2018. On December 13, 2017, the 
applicant requested that her application be withdrawn without prejudice. On January 10, 
2018, the Truro Planning Board acting in the matter of Reference Number 2016-008 
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SPR White Sands Beach Club voted to permit the applicant to withdraw without 
prejudice the application for Commercial Site Plan Review. See attached decision. 
 

4. 2017-007 ZBA White Sands Beach Club, Inc.: the Truro Zoning Board of Appeals 
granted a special permit with conditions for alteration of a legally pre-existing non-
conforming property. The structure was damaged by a fire on October 30, 2014. See 
attached decision and conditions. On December 5, 2017, Attorney David Reid filed an 
appeal from the decision of the Truro Zoning Board of Appeals in case #2017-007 ZBA 
at the Barnstable Superior Court. See attached Appeal.  
 

 
Project Description: 
The applicant is seeking to maintain the existing uses and structures, reduce the number of 
motel units from 51 to 47, construct a conforming replacement structure after the original 
structure was damaged in a fire. 
 
On December 12, 2017, the applicant submitted materials for Commercial Site Plan Review.  
The applicant submitted a new application for Commercial Site Plan Review before the 2016 
application was officially withdrawn. The 2016-008 SPR application was withdrawn on January 
10, 2018 at which time the review process for the new application (#2017-011 SPR) began.  
 
Completeness of Application, Docket # 2017-011 SPR: 
 
On December 12, 2017, the applicant submitted the following materials: 

• Commercial Development Application for Site Plan Review, dated 12/11/2017 
• Memo from the Applicant titled “Attachment to Truro Planning Board Application for 

Commercial Development Site Plan Review” 
• Filing Fee $250 
• Decision from the Truro Zoning Board of Appeals, dated 11/16/17.  
• Letter from the former Truro Health/Conservation Agent, dated 11/3/20/16 
• Stormwater Management Report and Operations & Maintenance Manual, prepared by 

Coastal Engineering Company, Inc., dated 10/7/15 
• An Abutters List from the Town of Truro Assessors Office for 2017 
• An Abutters List from the Town of Provincetown Assessors Office for 2017 
• Coastal Engineering Company, Inc. Plans: 

o C0.0.1 Proposed Site Plan for Replacement of a Fire Damaged Building, Sheet 1 
of 7, dated 11/23/16 

o C1.2.1 Plan Showing Existing Site Conditions, Sheet 2 of 6, dated 11/10/15 
o C2.0.2 Site Demolition Plan, dated 12/29/15 
o C2.1.1 Site Layout and Materials Plan, Sheet 4 of 7, dated 12/29/15 
o C2.1.1 Site Layout and Materials Plan, Sheet 4 of 7, dated 11/23/16 
o C2.2.1 Site Grading, Drainage and Utility Plan, Sheet 5 of 7, dated 2/27/2017 
o C2.2.1 Site Grading, Drainage and Utility Plan, Sheet 5 of 7, dated 6/6/16 
o C2.4.1 Site Details, Sheet 6 of 7, dated 11/ 23/16 
o C2.4.2 Sewage Disposal System Modifications, Sheet 7 of 7, dated 12/29/15 

• Bruce Ronayne Hamilton Architects Plans:  
o A-6.0 Existing Exterior Elevations, dated 11/23/16 
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o A-1.0a Proposed First Floor Plan, dated 6/15/17 
o A-2.0a Proposed Second Floor Plan, dated 6/15/17 

• Avalon Building Systems  
o Sheet 7/7, dated 2/9/16, not stamped by Engineer 
o Sheet 6/7, dated 2/9/16, not stamped by Engineer 
o Sheet 5/7, dated 2/9/16, not stamped by Engineer 
o Sheet 4/7, dated 2/9/16, not stamped by Engineer 
o Sheet 3/7, dated 2/9/16, not stamped by Engineer 

• Coastal Engineering Company, Inc. Plans:  
o SKC-1, Proposed Conceptual Unit Plan Layout for White Sands Beach Club, 

dated 8/28/17, not stamped  
o SKC-2, Plan Showing Proposed Unit Numbering for White Sands Beach Club, 

dated 6/29/17, not stamped  
• Bruce Ronayne Hamilton Architects Plans:  

o A-2.0 Exterior Elevations, dated 8/27/17, not stamped  
o PLAN HAS NO NUMBER, Proposed First Floor Plan, dated 5/27/16, not 

stamped  
• Felco, Inc. Engineering and Land Surveying Plans: 

o Preliminary Building Design Plan, Rear Elevation – For Construction, Sheet 1 of 
4, dated 12/1/10 

o Existing First Floor Plans, Sheet 1 of 2, dated 4/14/08 
o Existing Second Flood Plans, Sheet 2 of 2, dated 4/14/18 
o Preliminary Copy of First Floor, For Construction, Sheet 3 of 4, dated 12/1/10 

• WPA Form 5, Order of Conditions, SE#-075-0967, received as supplemental material on 
2/16/18 

• C-3.1 Site Lighting Plan, prepared by D.P. Evers Architecture, dated 1/3/15, received as 
supplemental material on 2/20/18 

 
An application review letter was mailed on February 14, 2018 which identified additional 
information that was required to complete the application. 
 
The Planning Board and the applicant mutually agreed to continue the time in which the 
Planning Board has to notice the first public hearing for 2017-011 SPR to April 18, 2018. 
 
Attorney Edward Patten and Engineer Stacy Kanaga, on behalf of the applicant, submitted 
supplementary materials on March 12, 2018: 

• Letter from Mr. Edward Patten, dated 3/9/18 
• Commercial Development Application for Site Plan Review, dated 3/9/18 
• Email from Maria Kuliopulos authorizing Mr. Edward Patten to sign on her behalf 
• Decision/Motion of the Zoning Board of Appeals of Truro, MA, 2017-007 ZBA, dated 

11/16/17 with Appendix A 
• Certified Abutters List from the Town of Truro Assessors Office, dated 2/16/18 
• Certified Abutters List from the Town of Provincetown Assessors Office, dated 2/16/18 
• WPA  Form 5, Order of Conditions for White Sands Beach Club, SE# 075-0967 
• Letter from Pat Pajaron, Health Agent, dated 11/3/2016 
• Stormwater Management Report and Operations  & Maintenance Manual, White Sands 

Beach Club, prepared by Coastal Engineering, Co., Inc., dated 11/10/15 
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• Coastal Engineering Company, Inc.: 
o C0.0.1 Proposed Site Plan for Replacement of a Fire Damaged Building, Sheet 1 

of 7, dated 11/23/16 
o C1.2.1 Plan Showing Existing Site Conditions, Sheet 2 of 6, dated 4/6/17 
o C2.0.1 Site Demolition plan, Sheet 3 of 6, dated 12/29/15 
o C2.1.1 Site Layout and Materials Plan, Sheet 4 of 7, dated 11/23/16 
o C2.2.1 Site Grading, Drainage and Utility Plan, Sheet 5 of 7, dated 2/27/2017 
o C2.4.1 Site Details, Sheet 6 of 7, dated 11/ 23/16 
o C2.4.2 Sewage Disposal System Modifications, Sheet 7 of 7, dated 12/29/15 

• Felco, Inc. Engineering and Land Surveying Plans: 
o Preliminary Building Design Plan, Rear Elevation  - For Construction, Sheet 1 of 

4, dated 12/1/2010 
o Existing Floor Plans, Sheet 1 of 2, dated 4/14/2008 
o Existing Second Floor, Sheet 2 of 2, dated 4/14/2008 
o Preliminary First Floor, For Construction, Sheet 3 of 4, dated 12/1/2010 

• Luna Design Group Plans: 
o A2: Proposed Recept. Desk Cabinetry, White Sands Beach Club, dated 2/5/2017 

• Coastal Engineering Co. Plans: 
o SKC-1: Proposed Conceptual Unit Plan Layout for White Sands Beach Club, 

Truro, MA, dated 8/28/2017 
o SKC-2: Plan showing Proposed Unit Numbering for White Sands Beach Club, 

Truro, MA, dated 6/29/2017 
• Bruce Romaine Hamilton Architects Plans: 

o A-1.0a Proposed First Floor Plan, dated 7/3/2017 
o A-2.0a Proposed Second Floor Plan, dated 7/3/2017 
o A-2.0 Exterior Elevations, dated 8/27/2017 
o A-6.0 Existing Exterior Elevations, dated 11/23/2016 

• C-3.1 Site Lighting Plan for White Sands Beach Club prepared by D.P Evers 
Architecture, dated 1/13/15 

• Avalon Building Systems Plans: 
o Sheet 1 of 7, dated 2/9/16 
o Sheet 2 of 7, dated 2/9/16 
o Sheet 3 of 7, dated 2/9/16 
o Sheet 4 of 7, dated 2/9/16 
o Sheet 5 of 7, dated 2/9/16 
o Sheet 6 of 7, dated 2/9/16 
o Sheet 7 of 7, dated 2/9/16 

 
Public Notice  
Notice was published in the Banner on March 22, 2018 and March 29, 2018. Postcards were 
mailed on March 16, 2018 to abutters, abutters to abutters and owners of properties across the 
street from 706 Shore Road.  
 
Extension Agreements: 

1. Extension agreement #1: to continue the time in which the Planning Board has to notice 
the first public hearing. The Planning Board and the applicant agreed to a further 
extension to March 16, 2018. 
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2. Extension agreement #2: to continue the time in which the Planning Board has to notice 

the first public hearing. The Planning Board and the applicant agreed to a further 
extension to April 18, 2018. 

 
Staff Comments 
Building Department: See Attached Memo 
Health & Conservation Department: See Attached Memo 
Department of Public Works: See Attached Memo  
Fire Department: No Comment 
Police Department: No Comment 
 
Requested Waivers 
No waivers have been requested at this time. 
 
Possible Actions 
Sections 70.3 F & G of the Zoning Bylaw are provided below in bold. The Board should make 
findings with respect to each condition, finding the application compliant, non-compliant, 
suggesting conditions to ensure compliance, or designating as not relevant to the case. 
Accordingly, the Board may wish to undertake the following: 
 

1. Vote on waiver requests (if any) 
2. Make findings with respect to the review criteria/design guidelines below; and 
3. Vote to approve, conditionally approve or deny the application based on specific 
reasons. 

 
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.  
 
Pursuant to §70.3F, Review Criteria/Design Guidelines, the Planning Board will review 
applications and their supporting information based on the following: 
 
1. The proposal is in conformity with all applicable provisions of the Zoning Bylaw. 
 
2. The proposal provides for the protection of abutting properties and the surrounding area 

from detrimental site characteristics and from adverse impact from excessive noise, dust, 
smoke, or vibration higher than levels previously experienced from permitted uses. 

 
3. The proposal provides for the protection of adjacent properties and the night sky from 

intrusive lighting, including parking lot and building exterior lighting.  Lighting must be 
consistent with Chapter IV, Section 6 of the General Bylaws of the Town of Truro. 

 
4. The proposal provides for the protection of significant or important natural, historic, or 

scenic features. 
 
5. The building sites shall minimize obstruction of scenic views from publicly accessible 

locations; minimize tree, vegetation, and soil removal and grade changes; and maximize 
open space retention. 
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6. The proposal adequately provides for refuse disposal. 
 
7. The proposed sewage disposal and water supply systems within and adjacent to the site shall 

be adequate to serve the proposed use. 
 
8. The proposed drainage system within the site shall be adequate to handle the runoff 

resulting from the development. Drainage run-off from the project shall not: damage any 
existing wellfield(s) or public water supply; damage adjoining property; overload, silt up or 
contaminate any marsh, swamp, bog, pond, stream, or other body of water; or interfere with 
the functioning of any vernal pool. 

 
9. A soil erosion plan shall adequately protect all steep slopes within the site and control runoff 

to adjacent properties and streets both during and after construction.  
 
10. The proposal shall provide for structural and/or landscaped screening or buffers for storage 

areas, loading docks, dumpsters, rooftop or other exposed equipment, parking areas, utility 
buildings and similar features viewed from street frontages and residentially used or zoned 
premises.   

 
11. Buildings and structures within the subject site shall relate harmoniously to each other in 

architectural style, site location, and building exits and entrances. Building scale, massing, 
materials, and detailing should be compatible with the surrounding area. 

 
12. Electric, telephone, cable, and other such utility lines and equipment shall be placed 

underground. 
 
13. The project shall not place excessive demands on Town services. 
 
14. The location and number of curb cuts shall be minimized to reduce turning movements and 

hazardous exits and entrances.  Where appropriate and allowable, access to adjoining 
properties shall be provided. Joint access driveways between adjoining properties shall be 
encouraged. 

 
15. Convenience and safety of vehicular and pedestrian movement within the site and in relation 

to adjacent and other ways serving the project shall be maximized. Traffic patterns for 
vehicles and pedestrians must show safe and adequate circulation within and access to and 
from the site. 
 

16. A bicycle rack(s) shall be provided on the site and shall be located near the entrance to the 
building(s). 

 
Pursuant to §70.3G, Findings of the Planning Board, the concurring vote of four members of the 
Planning Board shall approve a Commercial 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. 





















































 
 

 
Memo to: Cally Harper, Town Planner 
From: Emily Beebe, Health & Conservation Agent 
Date: April 5, 2018 
Re: plan/file review for 706 Shore Road, White Sands Beach Club, (Map 1, parcel 5) 
 
 
This office has reviewed plans submitted by the White Sands Beach club depicting the 
demolition of the fire damaged structure; replacement of that structure and updated site work to 
comply with the requirements and conditions set forth by the Town of Truro Conservation 
Commission, Zoning Board of Appeals and Planning Board. 
 
To date, the Conservation Commission has issued an Order of Conditions on 11/17/15, and 
approved minor modifications to the project described in plans (rev. date:12-29-15) developed 
by Coastal Engineering. Subsequent revisions have been reviewed and the changes deemed not 
jurisdictional. 
 
The Board of Health reviewed and approved the layout of the rooms developed by LUNA design 
group, dated 10/25/16.  The septic systems relevant to the proposed construction have been 
inspected, and a permit was issued on 4-25-16 for repairs and updates to the systems. That work 
is underway, and the permit is still open. 
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TOWN OF TRURO 
Planning Department 

P.O. Box 2030, Truro, MA 02666 
Tel: (508) 349-7004, Ext. 27  Fax: (508) 214-0928 

charper@truro-ma.gov 
 

 

To: Planning Board 

From: Cally Harper, PhD, Town Planner 

Date: April 5, 2018 (First Public Hearing on 4/18/18) 

Re: Planner Report 

 

2017-010 PB John and Eileen Rice have filed an application for approval of a Definitive 

Plan with the Clerk of the Town of Truro pursuant to MGL c. 41, §81U and Section 2.5 of 

the Town of Truro Rules and Regulations Governing the Subdivision of Land with respect 

to properties known and numbered as 6, 8, 10 Hatch Road, Truro and shown on the Truro 

Assessor’s Maps 50, 51, Parcels 284, 031, 085. 

 

History: Preliminary Subdivision Plan 

On July 9, 2013, the applicant sought approval of a 4-Lot Preliminary Subdivision Plan.  The 

total area of the property involved is 5.63 acres.  The property was made up of three parcels.  

Within Parcel 31 (8 Hatch Road) there is an existing single family dwelling.  The proposal was 

to reconfigure the lots and create a cul-de-sac to provide frontage and access for new Parcels B 

and C.  New Parcels A and D would have frontage and access off Hatch Road.  The proposed 40 

foot wide cul-de-sac is approximately 240 +/- feet long.  A portion of the existing dwelling along 

with a detached structure would be removed to accommodate the proposed new lot lines. Each 

lot appears to contain the minimum required 33,750 square feet of buildable upland and the 

required frontage.  It also appears that each lot could accommodate the lot shape requirement 

under Section 50.1, footnote 9 of the Truro Zoning By-law.  This is shown on the following plan 

submitted to the Town Clerk on June 17, 2013: 

 

Preliminary Subdivision Plan of Land in Truro made for John Rice, being a Subdivision of 

Lots 7-9 as shown on L.C.P. #22252
F
 and Lot 24 as shown on L.C.P. #17925

J
, dated April 5, 

2013, Revised 06/07/13, Scale 1” = 40’, by Slade Associates, Inc. (Plan #2013-39.) 

 

Description of Subdivision Plan: 

The applicant seeks approval to reconfigure 3 existing lots into 4 building lots. The total property 

area is 5.62 acres. The applicant owns three contiguous lots (6, 8, 10 Hatch Road) that have 

frontage on Hatch Road. The applicant is proposing to divide the lot that contains the main house 

and an abutting land locked parcel (8 Hatch Road, https://www.axisgis.com/TruroMA/) into two 

lots serviced by a new right of way. The proposed reconfiguration of lots will result in one 

additional building lot and increase the size of two existing lots. The applicant is proposing to 

remove a portion of the main house, a chicken shack and shed.  

 

Within the proposed right of way, there is an eighteen foot wide gravel drive that currently 

serves the main house and is proposed to serve the new lot and the newly configured lot on the 

northwest corner of the locus. 

 

https://www.axisgis.com/TruroMA/
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Completeness of Application 

On December 28, 2017, the applicant submitted the following: 

 Form C Application for Approval of a Definitive Plan 

 $275.00 filing fee 

 CD containing digital copies of the application materials 

 Letter from Don Poole, Outermost Land Survey, Inc. to the Planning Board, dated 

December 28, 2017 describing the proposal to subdivide land at 8 Hatch Road 

 Certified Abutters Lists for 6, 8, 10 Hatch Road 

 “Definitive Subdivision Plan of Land, #6, #8, #10 Hatch Road, Truro, Being a division of 

Lots 7, 8, 9, Land Court 22252F, and Lot 24, Land Court Plan 17925J, prepared for John 

B. Rice (owner) Certificate # 143,800 and #141,445, Scale 1” = 40’ December 4, 2017”, 

prepared by Outermost Land Survey, Inc. 

 “Proposed & Existing Road Plan, #6, #8, #10 Hatch Road, Truro, Being a division of 

Lots 7, 8, 9, Land Court 22252F, and Lot 24, Land Court Plan 17925J, prepared for John 

B. Rice (owner) Certificate # 143,800 and #141,445, Scale 1” = 40’ December 12, 2017”, 

prepared by Outermost Land Survey, Inc. 

 

An application review letter was mailed on January 18, 2018 and an email on March 9, 2018 

which identified additional information that was required to complete the application. 

 

On February 27, 2018 the following supplemental materials were submitted: 

 Coversheet from Outermost Land Survey, Inc. dated February 27, 2018 

 “Definitive Subdivision Plan of Land, #6, #8, #10 Hatch Road, Truro, Being a division of 

Lots 7, 8, 9, Land Court 22252F, and Lot 24, Land Court Plan 17925J, prepared for John 

B. Rice (owner) Certificate # 143,800 and #141,445, Scale 1” = 40’ December 4, 2017, 

prepared by Outermost Land Survey, Inc.” The applicant added waivers to the plan, 

commented on concrete bounds, and signed and stamped the plan 

 CD containing digital copies of the application materials 

 

On March 16, 2018 the following supplemental materials were submitted: 

 Coversheet from Outermost Land Survey, Inc. dated March 16, 2018 

 “Definitive Subdivision Plan of Land, #6, #8, #10 Hatch Road, Truro, Being a division of 

Lots 7, 8, 9, Land Court 22252F, and Lot 24, Land Court Plan 17925J, prepared for John 

B. Rice (owner) Certificate # 143,800 and #141,445, Scale 1” = 40’ December 4, 2017, 

prepared by Outermost Land Survey, Inc., ” The applicant added waivers to the plan and 

added notes about ancient ways, rock walls, and foundations 

 Plan showing the topography of the site: “Preliminary Subdivision Plan of land in Truro 

made for John Rice being a subdivision of lots 7-9 as shown on L.C.P #222552F and Lot 

24 as shown on L.C.P. #17925J, Scale 1” = 40’, April 5, 2013, revised on July 11, 2013, 

prepared by Slade Associates, Inc. 

 CD containing digital copies of the application materials 

 

At this time it appears that the filing requirements per §2.5 of the Town of Truro Rules and 

Regulations Governing the Subdivision of Land have been met. The applicant noted that he will 

address water services on the site during the public hearing.  
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Waivers 

The following waivers have been requested and are identified on the Definitive Subdivision Plan 

of Land:  

1. A waiver is requested from Section 2.5.2.6 which requires drainage calculations to be 

prepared by an engineer. The reason for this waiver request is that the drainage system in 

place is proposed to be adequate (see Note #4 on the Definitive Subdivision Plan of 

Land)     

2. A waiver is request from Section 2.5.2b.30 that requires all trees over 10 feet to be 

shown. It should be noted that there is a type on Note #5 on the Definitive Subdivision 

Plan of Land. 

3. A waiver is requested from Section 2.5.3, staking of proposed subdivision. The reason for 

the waiver is that there is not any further road construction. It should be noted that there 

is a type on Note #5 and #6 on the Definitive Subdivision Plan of Land. Both of these 

plans notes are for the same waiver but on two separate bullets. 

 

Comments from Departments: 

 

Department of Public Works: see attached Memo from Jarrod Cabral, dated March 22, 2018 

Health and Conservation Department: see attached Memo from Emily Beebe, dated April 5, 

2018 

Building Department: No comment 

Fire Department: No comment 

Police Department: No Comment 

 

 

Public Notice: 

 

Notice was published in the Banner on March 29 and April 5, 2018.  Notice to the abutting 

parties in interest was mailed on March 19, 2018.  As of March 16, 2018 notice of hearing was 

posted in Town Hall. 

 

Possible Motions: 

 

Approval: 

The applicant requested the following waivers and Board voted to grant the following waivers: 

<list specific waivers granted, see above> 

 

I move to approve <OR approve with conditions> 2017-010 PB for John and Eileen Rice for a 

Definitive Plan as filed with the Clerk of the Town of Truro pursuant to MGL c.40A, §81U and 

§2.5 of the Town of Truro Rules and Regulations Governing the Subdivision of Land with respect 

to their property located on 6, 8, 10 Hatch Road as shown on the Definitive subdivision plan 

titled: “Definitive Subdivision Plan of Land, #6, #8, #10 Hatch Road, Truro, Being a division of 

Lots 7, 8, 9, Land Court 22252F, and Lot 24, Land Court Plan 17925J, prepared for John B. 

Rice (owner) Certificate # 143,800 and #141,445, Scale 1” = 40’ December 4, 2017”, prepared 

by Outermost Land Survey, Inc.”  

 

NOTE: If approval is conditional, specific conditions should be cited in the motion.  The Board 

should specify which conditions it requires be noted on the Mylar plan to be recorded with the 
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registry of deeds. It is also required the applicant be required to reference the decision on the 

plan and record the decision with the plan. 

 

Denial: 

If the motion is to deny, the Board must cite reasons for denial. 

 

I move to deny 2017-010 PB for John and Eileen Rice for a Definitive Plan as filed with the 

Clerk of the Town of Truro pursuant to MGL c.40A, §81U and §2.5 of the Town of Truro Rules 

and Regulations Governing the Subdivision of Land with respect to their property located on 6, 

8, 10 Hatch Road as shown on the Definitive subdivision plan titled: “Definitive Subdivision 

Plan of Land, #6, #8, #10 Hatch Road, Truro, Being a division of Lots 7, 8, 9, Land Court 

22252F, and Lot 24, Land Court Plan 17925J, prepared for John B. Rice (owner) Certificate # 

143,800 and #141,445, Scale 1” = 40’ December 4, 2017”, prepared by Outermost Land 

Survey, Inc.” This negative motion is based on the following: <list specific reasons for denial> 

 

 





















 
 

 
Memo to: Cally Harper, Town Planner 
From: Emily Beebe, Health & Conservation Agent 
Date: April 5, 2018 
Re: plan/file review for definitive subdivision plan: 6,8,10 Hatch Road (Map 50/284, 51/31, 
51/85); plan by Outermost Survey dated Dec.4, 2017 
 
 
This office has reviewed the proposed and existing road plan and definitive subdivision plan for 
6,8,10 Hatch Road.  
 

• Section IV, Article 4 of the Truro Board of Health Regulations requires a subdivision 
plan to show the proposed well and septic locations shown on the plans. 

 
• The NHESP maps were updated in 2017 and Parcel 12 appears to be the only lot within 

the mapped estimated habitat of rare wildlife. 
 

• Lot 11 =10 Hatch Road (map 51, parcel 85) is 42, 830 SF.  A dwelling is currently under 
construction at this site; the septic system was installed in 2017, and designed for 4 
bedrooms. 
 

• Lot 12 is 47, 820 SF; formerly part of 8 Hatch Road, a barn is sited on the lot. A portion 
of this lot is within NHESP jurisdiction and a MESA filing will be required. 

 
• Lot 13 is 88, 545 SF, and was formerly 8 Hatch Road; a 3 bedroom single family 

dwelling is located on the lot. Most of the property is within the jurisdiction of the 
Conservation Commission; any work will require prior review by the Commission, and 
possibly require permitting. 

 
• Lot 14 is 53, 375 SF. Most of the property is within the jurisdiction of the Conservation 

Commission and construction on this lot will require prior review and permitting as 
required by the Wetlands Protection act regulations and the Truro Conservation 
regulations. The majority of the lot will be impacted by the Board of Health regulation 
that requires 150 foot separation between septic components and wetland areas.  
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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:   April 6, 2018, for April 18th Planning Board Meeting 
Re:      2018-002 PB Staff Report #1 
 
 
2018-002PB Edward Salvador seeks a determination that a plan does not require approval 
under the Subdivision Control Law. The property is located at 456 Route 6, Assessor’s Atlas 
Map 36, Parcel 7. 
 
Description: 
The submitted plan shows three parcels, Lot 3, Lot 4, and Lot 5. All three lots have over 150 feet 
of frontage on State Highway Route 6. Lot 3 has an existing dwelling and a secondary dwelling, 
likely a garage, that is not shown on the plan.  
 

Completeness of Submission: 
The applicant submitted the following materials on December 21, 2018: 

1. Fully executed Form A Application for Determination That Plan Does Not Require 
Approval (ANR) dated April 2, 2018 signed by John Z. Demarest, Agent 

2. Filing fee of $275.00. 

3. Plan titled: “Plan of Land in Truro, MA Prepared for Edward Salvador” dated April 2, 
2018, scale 1” = 60’ prepared by Demarest Land Surveying. 

 

Public Notice: 
Applications for an ANR determination do not require public notice beyond the meeting posting 
required to comply with the Open Meeting Law. 
 
Planning Staff Comments: 
The Board must act within 21 days to avoid an automatic determination that approval is not 
required (MGL Chapter 41, Section 81P). The Plan was submitted on April 2, 2018 and the 
Board must act by April 23, 2018. 
 
Waivers:   
Waivers are not applicable to a request for an ANR determination. 



 Possible Motions: 
Affirmative Motion: 
With respect to application 2018-002 PB, the Board determines that the plan entitled “Plan of 
Land in Truro, MA Prepared for Edward Salvador” dated April 2, 2018, scale 1” = 60’ for 
property located at 456 Route 6 prepared by Demarest Land Surveying does not require 
approval under the Subdivision Control Law. 
 

If the affirmative motion is made, the Board shall forthwith endorse the plan. 

 
Negative Motion: 
If the Board determines that the plan does show a subdivision of land it should state the basis of 
its determination and the motion should include that basis and state that the Board determines 
that the plan does require approval under the Subdivision Control Law.  
 
If the motion to deny an approval not required endorsement is made, the Board must give written 
notice of its determination to the Town Clerk and person submitting the plan not later than on 
April 22, 2018. 







 

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: April 13, 2018 (for April 18th Planning Board meeting)  
Re: 2018-001 SPR, Waiver of Commercial Site Plan Review for 8 Highland Road 
 
2018-001 SPR Katherine Reed seeks a Waiver of Site Plan Review pursuant to §70.9 of the 
Truro Zoning Bylaw for seasonal location of a food truck at Chequessett Chocolate. The 
property is located at 8 Highland Road, North Truro, Atlas Map 36, Parcel 89.  
 
Description: 
The applicant seeks to park a concession truck/food truck on the property along the side of the 
existing building. The applicant has received permission for this activity since 2015 (Docket # 
2015-003SPR, #2016-005 SPR, #2017-003 SPR).  
 
On April 6, 2018, the applicant submitted the following documents:  

- Application for Waiver of Site Plan Review, dated 4/1/18 
- Letter from Katherine Reed, the owner of Chequessett Chocolate, dated 4/7/18 
- Copy of Permit to Operate a Food Establishment, dated 11/30/17, exp. 12/31/18 
- Plan titled: “Site Plan for 8 Highland Road, Truro, MA, prepared for MJM Truro LLC,” 

prepared by Felco, Inc. Engineering and Land Surveying, dated May 15, 2013. 
- Letter of support for the food truck at Chequessett Chocolate from Joel Grozier and Ethan 

Poulin, dated 3/21/17 
 
Planning Board Jurisdiction 
§70.9 Waiver of Site Plan Review 
The Planning Board may determine at its discretion without a public hearing that submission of a 
Commercial or Residential Site Plan review application is not required when the alteration or 
reconstruction of an existing building or structure or new use or change in use will not have a 
significant impact: within the site or in relation to adjacent properties and streets; on pedestrian 
and vehicular traffic; on public services and infrastructure, or on unique environmental and 
historic resources, abutting properties; or community needs.  Site Plan Review shall not be 
waived in the Seashore District.  (04/17) 
 
A waiver from Commercial or Residential Site Plan Review must be requested by the applicant 
using the appropriate Site Plan Review Application form.  The form, applicable filing fee and 
supporting documentation to establish that such review is not required shall be filed with the 
Planning Board Secretary. A waiver request will be considered at a regular session of the 
Planning Board. 
 
 



Additional Planning Staff Comments 
In 2013, the applicant submitted a satisfactory parking plan for the site (see attached Parking 
Plan with approval signature). Since that time, for the last three years, the Board has approved 
the request of the applicant to allow the location of the food truck along the side of the existing 
building for one season. The Board may want to consider approving a waiver for 3 consecutive 
years.  
 
Possible Board Motions: 

A. Approve the request of Katherine Reed, for a Waiver of Site Plan Review pursuant to 
Section 70.2(B) of the Truro Zoning By-law for the property located at 8 Highland Road, 
Truro to locate a food truck on the property alongside the existing building for the 2018, 
2019, and 2020 season (through December 31, 2020).  This is based on the fact that the 
proposal does not substantially change the relationship of the structure to the site or to 
abutting properties and/or structures. 

 
B. Deny the request of Katherine Reed, for a Waiver of Site Plan Review pursuant to 

Section 70.2(B) of the Truro Zoning By-law for the property located at 8 Highland Road, 
Truro to locate a food truck on the property alongside the existing building.  This is based 
on the fact that there would be substantial changes with the relationship of the structure to 
the site and to the abutting properties and structures, thus necessitating a full Site Plan 
Review. 

 
C. To continue the meeting on the application for additional information.  (Need to state 

what addition information is required and the continuation of meeting must be to a date 
and time certain). 

 
 
 

















Warrant 
 

Truro Annual Town Meeting 
Tuesday, April 24, 2018 

6:00 pm 
Truro Central School 

 
and 

 
Annual Election Ballot 

7:00 am to 8:00 pm 
Tuesday, May 8, 2018 

Truro Community Center 

Free drop-in child care available for ages 3 and up during Annual Town Meeting. 
Pre-registration is not required. 

Transportation will be available for our senior citizens by the Council on Aging. 
Reservations must be made in advance by calling 508-413-9059. 

Please note: Accommodations for individuals with disabilities including assistive listening 
devices (ALD) and material in alternative formats may be arranged by contacting Town Hall 

four business days prior to Annual Town Meeting at 508-349-7004 ext. 110 or ext. 124 
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Article 21: AMEND ZONING BYLAWS TO ADD §40.8 ESTABLISHING A MORATORIUM 
ON RECREATIONAL AND MEDICAL MARIJUANA ESTABLISHMENTS 

Requested By the Planning Board 
Two-thirds 

vote 
To see if the Town will vote to amend the Town’s Zoning Bylaw by adding a new Section 40.8, 
TEMPORARY MORATORIUM ON RECREATIONAL AND MEDICAL MARIJUANA 
ESTABLISHMENTS, that would provide as follows (new language shown in bold underline), 
and further to amend the Table of Contents to add Section 40.8, “Temporary Moratorium on 
Recreational and Medical Marijuana Establishments.” 
 

Section A.  Purpose 
By vote at the State election on November 6, 2012, the voters of the Commonwealth enacted 
Chapter 369 of the Acts of 2012, entitled “An Act for the Humanitarian Medical Use of 
Marijuana”, regulating the cultivation, distribution, possession and use of marijuana for 
medical purposes. The law became effective on January 1, 2013, and on May 24, 2013, the 
State Department of Public Health issued regulations under the act governing the 
cultivation, processing and distribution of medical-use marijuana.  Thereafter, On 
November 8, 2016, the voters of the Commonwealth approved a law regulating the 
cultivation, processing, distribution, possession and use of marijuana for recreational 
purposes (new G.L. c. 94G, Regulation of the Use and Distribution of Marijuana Not 
Medically Prescribed).  The law, which allows certain personal use and possession of 
marijuana, took effect on December 15, 2016 and (as amended on December 30, 2016 by 
Chapter 351 of the Acts of 2016 and thereafter, on July 28, 2017 by Chapter 55 of the Acts of 
2017) requires a Cannabis Control Commission to issue regulations regarding the licensing 
of commercial activities by March 15, 2018 and to begin accepting applications for licenses 
no later than April 1, 2018.  The Act also makes a number of significant changes to the 
regulation of medical-use marijuana, including, but not limited to, the eventual repeal of 
Chapter 369 of the Acts of 2012, the transfer of the oversight and regulation of medical-use 
marijuana from the Department of Public Health to the newly-created Cannabis Control 
Commission, and the adoption of new requirements for the cultivation, processing, 
distribution, possession and use of marijuana for medical purposes.  Pursuant to the Act, 
the Commission is required to promulgate new rules and regulations for the medical use of 
marijuana, including the licensing and operation of Medical Marijuana Treatment Centers. 
 Currently, neither Medical Marijuana Treatment Center, as defined in G.L. c.94I, Section 1, 
nor an Adult Use Marijuana Establishment (hereinafter “Recreational Marijuana 
Establishment”) as defined by G.L. c.94G, Section 1 are specifically addressed in the 
Zoning Bylaw.  Regulations to be promulgated by the Cannabis Control Commission may 
provide guidance on certain aspects of local regulation of Medical Marijuana Treatment 
Centers and Recreational Marijuana Establishments. 
The regulation of medical and recreational marijuana raises novel legal, planning, and 
public safety issues, and the Town needs time to study and consider the regulation of 
Medical and Recreational Marijuana Establishments and address such issues, as well as to 
address the potential impact of the State regulations on local zoning and to undertake a 
planning process to consider amending the Zoning Bylaw regarding regulation of Medical 
Marijuana Establishments and Recreational Marijuana Establishments.  The Town intends 
to adopt a temporary moratorium on the use of land and structures in the Town for Medical 
Marijuana Treatment Centers and Recreational Marijuana Establishments so as to allow 
sufficient time to address the effects of such structures and uses in the Town and to enact 
bylaws in a consistent manner. 
 
Section B. Definitions 
“Medical Marijuana Treatment Center” shall mean  an establishment, as defined by 
Massachusetts law only, registered or licensed under a medical use marijuana license that 
acquires, cultivates, possesses, processes (including development of related products 
such as food, tinctures, aerosols, oils, or ointments), transfers, transports, sells, 
distributes, dispenses, or administers marijuana, products containing marijuana, related 
supplies, or educational materials to qualifying patients or their personal caregivers. 
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“Recreational Marijuana Establishment” shall mean a “marijuana cultivator, independent 
testing laboratory, marijuana product manufacturer, marijuana retailer or any other type of 
licensed marijuana-related business.” 
 
Section C.  Temporary Moratorium 
For the reasons set forth above and notwithstanding any other provision of the Zoning 
Bylaw to the contrary, the Town hereby adopts a temporary moratorium on the use of land 
or structures for Medical Marijuana Treatment Centers and Recreational Marijuana 
Establishments and other uses related to medical or recreational marijuana.  The 
moratorium shall be in effect through November 15, 2018.  During the moratorium period, 
the Town shall undertake a planning process to address the potential impacts of medical 
and recreational marijuana in the Town, and to consider the Cannabis Control Commission 
regulations regarding Medical Marijuana Establishments and Recreational Marijuana 
Establishments, and shall consider adopting new Zoning Bylaws in response to these new 
issues. 

 
or to take any other action relative thereto. 
Explanation: This proposed amendment to the Truro Zoning Bylaw requested by the Planning 
Board and prepared by Town Counsel would establish a temporary moratorium on the use of 
land or structures for Medical Marijuana Treatment Centers and Recreational Marijuana 
Establishments and other uses related to medical or recreational marijuana. The zoning 
moratorium imposes a temporary limit on the ability of applicants to locate marijuana businesses 
within town. The regulation of medical and recreational marijuana raises novel legal, planning 
and public safety issues and the Town of Truro needs time to study and consider the regulation 
of Medical and Recreational Marijuana businesses and address the potential impact of the State 
regulations on local zoning.  

Planning Board Recommendation: 1-5-0 in favor 
Board of Selectmen Recommendation: 5-0-0 in favor 
 
 

  



TRURO PLANNING BOARD   DRAFT 
Meeting Minutes  
April 4, 2018 – 5:00 p.m. 
Truro Town Hall 
 
Planning Board Members Present: Bruce Boleyn, Peter Herridge, Paul Kiernan, Jack 
Riemer, Mike Roderick, Karen Tosh.  Absent (excused): Steve Sollog 
 
Other participants:  Ben Zehnder, Attorney, Susan Howe, Cally Harper, Town Planner 
 
Mr. Herridge opened the meeting at 5:00 pm.   

 
Public Comment Period 

No public comment. 
 

Discussion of driveway leading to habitable studio 
The Planning Board will discuss the status of permission from the National Park Service to 

construct the driveway to the garage/habitable studio at 12 Ocean Bluff Lane, Map 37, 
Parcel 6 (ref. 2017- 010 SPR Kenneth S. Kuchin).  

 
Attorney Zehnder came forward representing Mr. Kuchin. He brought the Board up to date 
on the driveway discussions with the National Seashore.  Mr. Kuchin has an easement from 
1955.  Mr. Zehnder asked the Board to issue the decision that they approved earlier.  The 
Historical Review asked for a two month waiting period.  There was some interest in the 
house, but no one followed through.  There was recent storm damage to the roof.  The 
demolition is in the planning stage.  Mr. Kuchin has hired an engineer to design a new 
driveway.  Unfortunately it would take out a lot of natural vegetation.  
 
Ms. Harper talked about the possible decisions the Board can make.  If there are changes to 
the Plan that was approved at an earlier meeting, then the applicant would come back to 
the Planning Board for a modification or amendment to the plan.  If the Planning Board 
decided to continue the hearing, the applicant and the Board would have to sign an 
extension form.   If changes are made, it would have to be “noticed”.   
 
Mr. Kiernan asked about the right of ways to the property.  He said we are talking about a 
major change, with a driveway going to the bottom of the hill.  Mr. Herridge said we 
wouldn’t be approving the new driveway tonight.   
 
Mr. Kiernan said that he would like to know what the resolution is going to be before he 
signs the decision.  Mr. Roderick and Mr. Riemer said they agreed.   
 
There was further discussion about the piece of land owned by the Seashore between #6 
and #12 Ocean Bluff Lane.  Tim Brady is surveying that land currently. The Board was not 
comfortable signing the decision.  Ms. Harper said the Board could continue hearing.  She 
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explained that we would not be starting over, but reopening the original hearing for new 
information. 
 
Mr. Zehnder suggested 30 days; if they are not ready, they will ask for another extension.  
Mr. Herridge made a motion to continue the hearing to May 2, 2018.  Mr. Roderick 
seconded the motion.  So voted, 6-0. Mr. Zehnder and Mr. Herridge signed the Extension 
Form. 
 
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 could not be here tonight, nor could Mr. Sollog. Mr. Kiernan said we should 
hold an evening meeting and a Saturday meeting every month until the fall Town Meeting.  
He mentioned that there has been some input from Truro residents that it would be unfair 
to use different numbers for the Town than for the Seashore.   
 
Mr. Herridge suggested doing another survey to ask people what size they would agree to.   
 
Mr. Kiernan talked about a hand-out he provided on house sizes in Truro, illustrating the 
median house size and the average house size.  
  
Ms. Harper suggested that house size may depend on the size of the family and is it possible 
for Mr. Kiernan to include the number of bedrooms in his analysis of town assessor data. 
 
The Board also discussed making themselves available to talk to the public at the Transfer 
Station. 
 
Susan Howe said that she thought they have made a good start.  It is an ambitious idea to 
have two meetings a month, but of course it’s important to know how everybody feels.  It 
would be great for people to be able to find out how big their own house is.  
 
Discussion of Planning Board Representative to the Water Resources Oversight 
Committee 
The Planning Board will discuss the Planning Board Representative to the Water Resources 
Oversight Committee 
 
There is a representative from the Planning Board that can sit on the committee.  The 
process for selecting this representative is to have interested members fill out an 
application and then the Board will vote on it at a future Planning Board meeting.  
Mr. Kiernan recommended Mr. Herridge.  Mr. Riemer is an advocate for the importance of 
this position.  He doesn’t know if he’s the best person to serve in this capacity.  He would be 
willing to be a co-representative.  Both Mr. Herridge and Mr. Riemer will fill out the 
application. 
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Review and Approval of Meeting Minutes 
March 21, 2018 
 
There were a number of typos reported by Mr. Boleyn and noted.  Mr. Riemer made a 
motion to approve the minutes as amended.  Mr. Boleyn seconded the motion.  So voted, 6-
0 with amendments.   
 
Reports from Board Members and Staff 
   Town Planner Report 
 
There is an Open Meeting Law meeting, April 9, 2 pm - 3:30 pm, at the Community Center. 
 
Mr. Herridge signed the request for extension for the 357 Rose Hill Lane application to May 
23, 2018. 
 
Mr. Roderick made a motion to adjourn, Mr. Boleyn seconded the motion.  So voted, 6-0. 
Meeting adjourned at 6:40 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: April 9, 2018, 2018 (for April 18
th

 meeting) 

Re: Town Planner Report 

 

 

 

 

1. Reminder: Truro Annual Town Meeting is on Tuesday April 24, 2018 at 6 pm at the 

Truro Central School. The warrant is available at various locations in Town Hall and on 

the Town’s website.  

 

2. Reminder: Annual Election is on Tuesday May 8, 2018 from 7 AM to 8 PM at the Truro 

Community Center. 

 

3. Our next Planning Board meeting on May 2
nd

 will be at the Public Safety Facility – 

please update your calendars 

 

4. Update on 12 Ocean Bluff Lane and Extension Form 



DRAFT 
TRURO PLANNING BOARD AGENDA 

Wednesday, May 2, 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. 

 
Public Hearing 
2017-010 PB John and Eileen Rice have filed an application for approval of a Definitive Plan with the 

Clerk of the Town of Truro pursuant to MGL c. 41, §81U and Section 2.5 of the Town of Truro Rules 
and Regulations Governing the Subdivision of Land with respect to properties known and numbered 
as 6, 8, 10 Hatch Road, Truro and shown on the Truro Assessor’s Maps 50, 51, Parcels 284, 031, 085. 
Continued from April 18, 2018. 

 
Discussion of Planning Board Representative to the Water Resources Oversight Committee 
The Planning Board will discuss the Planning Board Representative to the Water Resources Oversight 

Committee 
 
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 

April 18, 2018 
 
Reports from Board Members and Staff 
   Town Planner Report 
  
Next Meeting Agenda 

Wednesday May 23 at 5 PM – Please note the new date and time! 
 
Adjourn 
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