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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:    Carole Ridley 
Date: January 12, 2017 
Re: Staff Report 
 

2016-009SPR 2016-009SPR Adventure Bound Camping Resorts seeks approval of an 
application for Commercial Site Plan Review pursuant to §70.3 of the Truro Zoning By-law 
for the redevelopment of Horton’s Camping Resort, including proposed sewer and water 
systems, upgrades to existing electrical, a proposed wastewater treatment facility, and the 
realignment of existing campsites and gravel roadways. The property is located at 67 South 
Highland Road, Map 37 Parcel 15.   
 

Background 
According to Assessor’s records, Map 37, Parcel 15 is 32.22 acres, and is located within the 
National Seashore. The site is therefore within the Seashore Zoning District. The site has been 
used as a campground since the 1950’s.  Campgrounds are not listed as an allowed use in the 
Seashore District.  Therefore the campground use is considered a pre-existing non-conforming 
use.  
 
On May 4, 2016 the Building Commissioner issued a Notice of Zoning Bylaw Violation and 
Order to Cease, Desist and Correct. The owner had undertaken site clearing, primarily in the 
southeastern portion of the site nearest to Dewline Road, and also was in the process of installing 
a wastewater treatment system to service this property and also the North Truro Campgrounds, 
as well as other utilities.  To accommodate the new treatment plant, 25 campsites are being 
relocated to the southeastern portion of the property.  These and other campsites, which 
previously had been used for tent camping, are being modified for use by recreational vehicles.   
 
The applicant has appealed the Building Commissioner’s order to the Zoning Board of Appeals.  
That public hearing on that appeal is scheduled to be continued on January 23, 2017.  The 
applicant’s representative, Donald Nagle, met with the Planning Board last May for a pre-
application meeting. A follow up letter to Mr. Nagle from that meeting is enclosed. 
 
The applicant also has filed with Natural Heritage and Endangered Species Program for review 
of impacts to habitat of state-listed rare species.  According to Amy Hoenig of NHESP, that 
review is suspended pending the submission of additional information.   
 
Correspondence from the Cape Cod National Seashore Superintendent George Price also is 
attached.  The National Park Service determined that the Certificate of Suspension of 
Condemnation expired December 31, 2016.  
 
Historical documents about the use of the campground also are attached. 
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Completeness of Application 
The following materials were submitted to Town Clerk on November 1, 2016: 
 
Horton’s Camping Resort North Truro, MA Site Plan Review Application Package, including 

• Commercial Development Application for Site Plan Review 
• Site Plan Review Narrative 
• Appendix A: MESA Permit Application 
• Appendix B: Water Service Design 
• Appendix C: Water Controls Building Details 
• Appendix D: Lightship WWTF Plans 

 
Plans Entitled Site Plan Review Documents Prepared for Adventure Bound Camping Resorts, 
Issue Date October 26, 2016, Prepared by Beta, Inc., Signed by Kevin Aguiar, Civil Engineer 

• Sheet G1.1 Title Sheet and Index 
• Sheet 1-3 Topographical Plans No. 1-3, scale 1”=40’ 
• C1.1-C1.3 Site Preparation Plan No. 1-3, scale 1”=40’ 
• C2.1-C.2.3 Site Plan No. 1-3, scale 1”=40’ 
• W-1 Pre-existing Canopy, scale 1”=40’ 
• W-2 Restoration Plan, scale 1”=40’ 
• W-3 Restoration Details, scale 1”=10’ 
• 1-2 Water Service Plans No. 1-2, scale 1”=40’ 

 
An application review letter was sent to Mr. Kevin Aguiar on November 16, 2016 identifying 
information necessary to complete the application.   
 
On November 22, 2016 Mr. Nagle sent a letter to the Chair requesting an extension of the 65 day 
timeline for opening the public hearing to provide the applicant more time to review to the 
November 16th letter and generate the outstanding information listed in the letter. 
 
On December 27, 2016 the applicant submitted the following supplemental information: 

• Letter from Kevin Aguiar to Carole Ridley re: Adventure Bound Camping Resorts – 
Cape Cod Horton’s Campground, 67 Highland Road, North Truro, (Map 37, Parcel 15) 
2016-008SPR Commercial Development Site Plan Review 

 
Staff Comments 
The December 27th letter from Mr. Aguiar noted that the majority of outstanding items listed in 
the application review letter refer to information that needs to be added to plans.  Mr. Aguiar did 
not submit revised plans reflecting the required information, and rather described how the 
applicant proposed to meet the plan requirements, indicating that revised plans would be 
submitted at a later date to accommodate other agency comments. 
 
In a recent telephone communication on January 10, 2017, Mr. Nagle informed me that he would 
like the public hearing to be opened and continued pending the decision of the Zoning Board of 
Appeals.  He proposes to make an information presentation to the Board, reserving rights to 
contest the requirement for site plan review. 
 
Mr. Nagle was notified that the Planning Board would like to make use of technical assistance at 
the applicant’s expense as it is authorized to do under section 70.3.c.2.  The assistance would 
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encompass review of the restoration plan and legal advise of Town Counsel. Mr. Nagle indicated 
that the applicant would not agree to fund this expense because they do not believe they are 
required to undergo site plan review. 
 
Requested Waivers 
The application package contains written requests for the following waivers of information: 

• 70.3.D.1.e.1 3 copies of drainage calculations 
• 70.3.D.3.b.4 General location of trees having a caliper of 10 inches or more 
• 70.3.D.3.c.5 Stormwater drainage, calculated using 2, 10 and 50-year storm events 

 
Planning Board Action 
Sections 70.3 F & G of the Zoning Bylaw are provided below in blue. If the Board feels that they 
have sufficient information, 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. 

 
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.  
 
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. 
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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). 

 
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. 
 
 
 
 













































































































































nited States Department of the Interior
NlrroNal Plnx SrRvrcr

Cape Cod National Seashore
99 Marconi Site Road
Wellfleet, MA 02667

508.771.2144
508.349.9052 Fax

IN REPLY REFER TO:
c3815

December 20,201

ABC at Horton's Park Inc.
c/o Wayne Klekamp
441 Genius Drive
Winter Park, Flori da 327 89

Dear Mr. Klekamp:

The purpose of this letter is to inform you that your Commercial Certificate of Suspension of
Condemnation (CSC) from Cape Cod National Seashore for Adventure Bound Camping at
Hortons will expire on December 31't of this year and will not be automatically renewed. you
may apply for re-consideration once Adventure Bound Camping at Hortons has satisfied town
zoning, health and site plan review compliance and NPS CSC requirements for development on
this property within the Seashore boundary.

Your representative, Attorney Donald Nagle, and you, have been informed by seashore staff and
members of the Cape Cod National Seashore (CCNS) Advisory Commission about our collective
dissatisfaction over the disturbing physical changes and changes of use to the former Horton,s
Campground atTl South Highland Road, Truro, MA. We originally supported your desire to
provide a combined wastewater treatment system with Adventure Bound Camping (ABC) at
North Truro Camping Area at 46 Highland Road, but we are outraged by the disregard for town
zoning and this sensitive environment within the boundary of Cape Cod National Seashore.

The seashore enabling legislation requires that the CCNS Advisory Commission advise the
Superintendent on commercial use within the seashore. Your CSC had been conditionally
extended for three years in order for you to move forward on the wastewater treatment project as
presented to us' The Commission met on December 12,2016. The Commission members voted
to advise me to let your CSC expire because of all the concerns expressed. The Commission
further recommended that a re-instatement of the CSC could be considered once the town,



Advisory Commission, and seashore staff was satisfied with zoning and the development of and
changes to the campground.

I agree with the recommendation of the Advisory Commission. Accordingly, your CSC will
expire on December 31, 2016.

Please contact Lauren McKean, CCNS Park Planner, once you or your representatives are
prepared to review updates which demonstrate attempts to meet our requirements. The next
scheduled meeting of the Advisory Commission will be on Monday, March 13,2017 if you wish
to update the Commission about your plans.

George E. Price, Jr.
Superintendent

cc: Cape Cod National Seashore Advisory Commission
R. Palmer, Town of Truro
D. Nagle, Attorney
















































































































































































