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TOWN OF TRURO 
P.O. Box 2030, Truro, MA 02666 

Tel: (508) 349-7004, Ext. 27 Fax: (508) 349-5505 
cridley@truro -ma.gov 

 
 
To: Planning Board 
Fr: Carole Ridley 
Date: June 17, 2016 
Re: Commercial Site Plan Review 
 

2016-006SPR Robert and Elena Rice seek approval of an Application for Site Plan 
Review pursuant to section 70.3 of the Town of Truro Zoning Bylaw to demolish one unit 
and construct an addition to another unit of a condominium converted cottage colony. The 
property is located at 5 Great Hollow Road, Map 42 Parcel 237. 

 
The Planning Board will open a public hearing on this matter on Tuesday, June 21, 2016.  This 
hearing was advertised in the Cape Cod Times on June 10 and June 14, 2016. Notices to abutters 
were mailed on June 9, 2016. 
 
Description 
This property is part of the Whitman House Business Condos/Cottages located in the Route 6 
General Business District.  The property is a mixed-use property with a restaurant, a gift shop and 
four cottages.  A commercial condominium was created in the early 1980’s and the two main 
commercial buildings were deeded to the condominium at that time.  The master deed was amended 
around 2000 to include the four cottages.  However, it was subsequently noted that the cottage units 
needed to obtain a conversion permit. In 2006 the ZBA granted a special permit “in order to convert 
the cottage units (cottage unit numbers 3,4,5, and 6) to a condominium form of ownership…” A 
copy of the special permit from the ZBA is enclosed. 
 
The applicant is seeking to remove Unit #4 and construct an addition to Unit #3, which is the 
manager’s unit.  Unit 4 is removing two-bedrooms, and two bedrooms will be added to Unit #3. 
Town Counsel has opined that a modification to the Special Permit is recommended, and the 
applicant has indicated an intent to submit an application to the ZBA for a special permit 
modification.   
 
The applicant has requested a waiver from providing a landscaping plan.  However, correspondence 
from the applicant states that “the existing hedge line which runs along the back of Unit 3 and Unit 
4 will be maintained, therefore minimally impacting the street view.  When driving down Great 
Hollow Road towards the beach, instead of looking at the side of Unit 4, the street view will now 
show the side of Unit 3 including an enhancement of modest and aesthetic landscaping to preserve 
the character of the property. 
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Completeness of Application 
The following materials were submitted: 
 
Application for Commercial Development Site Plan Review submitted May 2, 2016. The 
fee of $250 has been paid. 
• Plan entitled “Septic System Modification Plan 5 Great Hollow Road, Truro, MA, 

Robert & Elena Rice, March 1, 2016 at 1”=30’” prepared by JC Ellis Design, 
stamped by Jason C. Ellis, R.S. 

• Building elevations and floor plans entitled “Proposed Addition Robert & Elena Rice 
5 Great Hollow Road, Truro, Rear, Right & Left Side Elevations dated February, 
2016” at 3/16” =1’ , Sheets 1 – 4. 

• Plan entitled “Whitman House Business Condominium in Truro, MA Prepared for 
Burton A. Rice dated April 1983” by BCS Cape Cod Survey Consultants, scale 
1”=40’, recorded in the Barnstable County Registry of Deeds at Book 374 Page 34. 

• Plan entitled “ ‘Whitman House Business Condominium’ Plan of Land in Truro, MA 
Being and amendment of ‘Phase 2’ as shown in Plan Bk 374, Pg. 34” sheet 1 of 3 
prepared by Chester Lay at 1”=40’, Recorded in the Barnstable County Registry of 
Deeds at Book 582, page 91. 

 
Supplemental information received May 25, 2016: 
• Cover letter from Elena and Bobby Rice to Truro Planning Board containing project 

estimate (May 23, 2016). 
• Plan entitled “Existing Site Plan 5 Great Hollow Road Truro, MA  Robert & Elena 

Rice, dated March 1, 2016, Sheet 1 of 2 at 1”=60’ ” 
• Plan entitled “Proposed Site Plan 5 Great Hollow Road Truro, MA Robert & Elena 

Rice, dated March 1, 2016, Sheet 2 of 2 at 1”=60’ ” 
• List of abutters to Map 42 Parcel 237 from the Town of Truro Assessors 
 
Email from Elena Rice to Carole Ridley date June 17, 2016 with attached lists of written 
waiver requests and information about MA NHESP exemptions. 
 
Email from Elena Rice to Lisa Maria Tobia dated April 7, 2016  
 
Commercial Development Application for Waiver of Site Plan Review received March 
28, 2016. Note: after consultation, the applicant agreed to submit an application for full 
Site Plan Review, however photos and descriptive information from the waiver 
application is included in the information given to the Planning Board. 
 
The applicant responded to a list of required information set forth in a letter (May 10, 
2016) with a supplemental filing of materials (May 25, 2016 as noted above).  The 
applicant has been advised by email (June 13, 2016) that additional information remained 
outstanding to complete the application and plan.  As of the preparation of this memo, 
written waiver requests had been submitted, and a revised plan to address the minimum 
requirements under 70.3.D has not been received. 



!
3!

 
Waivers: The following waivers have been requested in writing:  
 
70.3.D.3.d  - Proposed landscaping plan 
70.3.D.1.e  - 3 copies of drainage calculations 
 
Waivers requested from requirements of 70.3.D.3.b – Existing Conditions Plan 
70.3.D.3.b.1. Total lot area 
70.3.D.3.b.2. Height, stories, gross floor area of all existing buildings, lighting service 
areas, utilities, drainage 
70.3.D.3.b.4. General location of trees having a caliper of 10 inches or more diameter at 
DBH, landscaping features 
70.3.D.3.b 5. Respective floor areas and/or sf of existing uses of buildings and/or the 
property 
70.3.D.3.b 7. National Flood Insurance Program Flood Hazard Elevation 
70.3.D.3.b 8. MA Natural Heritage Endangered Species Act jurisdiction 
 
Waivers requested from requirements of 70.3.D.3.c – Proposed Conditions Plan 
70.3.D.3.c 1. Number of stories, height in feet, gross floor area of all buildings 
70.3.D.3.c 5. Stormwater drainage 
70.3.D.3.c 7. Location of walls 
70.3.D.3.c 9. Location of streets and drives including the type and dimensions of curbs 
and gutters, distance to nearest streets and curb cuts 
70.3.D.3.c 10. Outdoor storage/display areas 
70.3.D.3.c 11. Refuse areas 
70.3.D.3.c 12. Lighting facilities, direction and degree of illumination, specifications for 
lighting fixtures 
70.3.D.3.c 14. Location and description of all utilities – not requested but needed if not 
shown on revised plan 
70.3.D.3.c 15. Parking and driveway cross section 
70.3.D.3.c 16. Limit of work, work staging areas 
!
Comments from Other Boards/Committees/Departments 
• Police Chief – returned with “No Comments” noted 
• Health (see attached memo) – The applicant recently received a variance with 

conditions for the relocation of the septic system to accommodate the addition. 
• Conservation (see attached memo) – There appear to be no wetland resources on the 

site.  The entire property is within the NHESP Priority Habitat of Rare Species, 
mapped area PH 15.  Any proposed work in this mapped area would require a filing 
with NHESP. Note:  The applicant is proposing that they may be exempt from MA 
NHESP review.  This information was discussed with Conservation staff who 
indicated that any such determination would need to be indicated by MA NHESP.  
The applicant was advised to seek that information from MA NHESP. 

 
Additional Planning Staff Comments 
The Board should review §70.3.F -Review Criteria/Design Guidelines and §70.3.G 
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Finding of the Planning Board, which are provided below. 
 

F. 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. 

 
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.   
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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). 
 

G. 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. 

 
Board Action 
 

§70.3 Commercial Development (Subsections A, F and G are provided below): 
 
 
Board Vote Options 

 
1. Move to approve the Application for Commercial Development Site Plan Review 

for 2016-006SPR Robert and Elena Rice to demolish one unit and construct an 
addition to another unit of a condominium converted cottage colony, pursuant to 
section 70.3 of the Town of Truro Zoning Bylaw. The property is located at 5 
Great Hollow Road, Map 42 Parcel 237. This is based on the fact that the review 
criteria/design guidelines in §70.3.F have been satisfied. 
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2. Approve with the following conditions the Application for Commercial 
Development Site Plan Review for 2016-006SPR Robert and Elena Rice to 
demolish one unit and construct an addition to another unit of a condominium 
converted cottage colony, pursuant to section 70.3 of the Town of Truro Zoning 
Bylaw. The property is located at 5 Great Hollow Road, Map 42 Parcel 237 (need 
to specify reasonable conditions) This is based on the fact that with the imposed 
conditions, the review criteria/design guidelines in §70.3.F have been satisfied. 

 
3. Move to not approve the Application for Commercial Development Site Plan 

Review for 2016-006SPR Robert and Elena Rice pursuant to section 70.3 of the 
Town of Truro Zoning Bylaw to demolish one unit and construct an addition to 
another unit of a condominium converted cottage colony. The property is located 
at 5 Great Hollow Road, Map 42 Parcel 237. Based on the finding that (need to 
choose one of more of the following reasons: (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. 



























































































































Truro%Planning%Board%

FY2017%Goals%

%

Summary%of%Top%Four%Goals:%

%

#1%Undertake%Community%visioning/comprehensive%planning%

%

#2%Review/revise%Affordable%Accessory%Dwelling%Unit%

%

#3%Seashore%district%zoning%bylaw/community%conversation%

%

#4%Review/revise%Duplex,%Apartments,%Affordable%Rental%Housing%Overlay%District%

%

Additional%topics:%

• Amend%water%resources%district%

• Address/clarify%street%definition%

• Review/revise%OSRD%(aka%cluster%zoning)%

• Assess%infrastructure%in%light%of%future%growth%

• Evaluate%cottage%colony%conversion%for%yearUround%use%

• Route%6%scenic%character/sign%code%

• Setbacks%and%buffers%

• Building%in%low%lying%areas/flood%plain%

• Evaluate%measures%to%address%“change%of%use”%during%enforcement%

%

Priority%Scoring%Summary%

% #1%

votes%

#2%

votes%

#3%

votes%

#4%

votes%

Point%

Score*%

Community%visioning/comprehensive%

planning%

3% % 2% % 16%

Review/revise%OSRD%(aka%cluster%zoning)% % % % % %

Seashore%district%zoning%bylaw/community%

conversation%

.5% 3% % % 11%

Assess%infrastructure%in%light%of%future%

growth%

% % 1% % 2%

Review/revise%Affordable%Accessory%

Dwelling%Unit%bylaw%

1.5% 2% % 1% 13%

Review/revise%duplex,%apartments,%

Affordable%Housing%Overlay%District%

1% 1% % % 7%

Evaluate%cottage%colony%conversion%for%yearU

round%use%

% % % % %

Address/clarify%street%definition% 1% % 1% % 6%

Route%6%scenic%character/sign%code% % % % % %

Amend%water%resources%district% % % 2% 2% 6%

Setbacks%and%buffers% % % % % %

Building%in%low%lying%areas/flood%plain% % % % 1% 1%

#1%vote%=%4%pts;%#2%vote%=%3%pts;%#3%vote%=%2%pts;%#4%vote%=%1%pt%

%


