
 

 

TRURO PLANNING BOARD AGENDA 

TUESDAY, May 2, 2017 – 6:00 p.m. Revised 

Truro Town Hall, 24 Town Hall Road, Truro 

 

Public Comment Period 

The Commonwealth’s Open Meeting Law limits any discussion by members of the Board of an issue 

raised to whether that issue should be placed on a future agenda. Speakers are limited to no more than 

5 minutes. 

 

Temporary Sign Permits 

Payomet Performing Arts Center, seeks approval of five Applications for Temporary Sign Permits 

pursuant to §11 of the Truro Sign Code. The applicant requests permission to place one temporary 9” 

high (48” above ground) by 39” wide signs during five successive 30-day periods from June 1
st
 

through October 31
st
 for various events. The signs would be located at the intersection of South 

Highland and Old Dewline Roads.  

 

Temporary Sign Permits 

Truro Historical Society, seeks approval of four Applications for Temporary Sign Permits pursuant to 

§11 of the Truro Sign Code.  The applicant requests permission to place one 48” high by 36” wide 

directional sign during four successive 30 day periods from June 1
st
 through September 28

th
.  The signs 

would be located at the intersection of Route 6 and S. Highland Road. 

 

Review of As-built Site Plan 

2013-006 SPR Silva Family Heritage Trust have submitted an As-Built Plan and requested Final 

Planning Board Review of the approved site plan for the construction of three dwelling units for a 

Cottage Colony pursuant to Section 70.2 of the Truro Zoning Bylaws for property located at 231-237 

Shore Road, Map 17, Parcels 5, 6 and 21. 

 

Request for Continuance - Continued Public Hearing - Commercial Site Plan Review 

2016-008SPR Maria Kuliopulos seeks approval of a Modification to a Commercial Development Site 

Plan pursuant to §70.3 of the Truro Zoning By-Law for consolidation of units to reduce the number of 

units on the property by four.  Plans include construction of a replacement building containing 17 

rentable units and a hospitality room in the same location as a previously demolished fire damaged 

structure.  The property is located at 706 Shore Road, White Sands Beach Club, Atlas Map 39 Parcels 

131, 158. Continued from March 7, 2017.  Applicant has requested a further continuance to June 6, 

2017 as a result of ZBA continuance to May 22
nd

.  

 

Request for Continuance - Residential Site Plan Review  

2017-005 SPR Anne Labouisse Peretz c/o Benjamin Zehnder, La Tanzi, Spaulding & Landreth, 

P.C., seeks approval of a Site Plan Review pursuant to §70.3 of the Truro Zoning By-law for removal 

of an existing single family dwelling and construction of a new residential dwelling at a location away 

from the coastal bank.  Property is a 143,776 s.f. pre-existing, non-conforming developed lot in the 

Seashore zoning district north of Ballston Beach.  The property is located at 112 North Pamet Road, 

Atlas Map 48, Parcel 1.  Applicant has requested a continuance to June 6, 2017 to allow for 

redesign in response to comments from ZBA. 
 

Discussion of Planning Board Appointee to Local Comprehensive Plan Committee 

 

 

Review and Approval of Meeting Minutes 

April 11, 2017 Regular Meeting 

April 19, 2017 Special Meeting 

 

 



 

 

 

Reports from Board Members and Staff 

 

Scheduling of site visit for 112 N. Pamet Road in advance of June 6
th
 meeting. 

 

    

Meeting Dates and Other Important Dates 

May 16, 2017 (Tues.) – Regular Meeting 

June 6, 2017 (Tues.) – Regular Meeting 

June 27, 2017 (Tues.) – Regular Meeting 

 

Adjourn 



 

 

Truro Planning Board   DRAFT 
Meeting Minutes 

April 11, 2017 5:00 pm 

Truro Town Hall 

 

Planning Board Members Present: Bruce Boleyn, Peter Herridge, Paul Kieran, Jack Riemer, 

Mike Roderick, Steve Sollog 

 

Other participants: Pat Pajaron, Truro Health/Conservation Agent; Jarrod Cabral, Truro DPW 

Director; Chet Lay, Slade Associates; Don Palladino, Friends of Herring River; Deanna Ruffer, 

Town Planner; and Carole Ridley, Planning Consultant. 

 

Mr. Sollog opened the meeting at 5:04 pm. 

 

Public Comment Period 

There was no public comment. 

 

Mr. Sollog stated that the second item on the agenda would be brought up first, since the first 

item had been announced as scheduled at 6:00 pm. 

 

Commercial Site Plan Review — Waiver  Request 

2017-004 SPR Town of Truro, seeks a waiver of Site Plan Review pursuant to §70.9 of the 

Truro Zoning By-law for upgrade of an on-site sewage disposal system to meet Title 5 

requirements and to construct a sustaining wall.  No other changes are anticipated on the site.  

The property is the Town’s Beach/Recreation Office Building located at 36 Shore Road, Atlas 

Map 36 Parcel 130.  Town of Truro Waiver of Site Plan Review. 

 

Ms. Pajaron and Mr. Cabral described the project.  Mr. Riemer asked if there was a previous site 

plan. Ms. Pajaron said no.  Mr. Riemer asked if there is adequate parking now.  Mr. Cabral 

answered in the affirmative. There are 12 parking places, not including staff parking in the back.  

Mr. Riemer went over what the requirements are.  Mr. Cabral talked about the vehicles and noted 

that there is handicapped parking.  Mr. Sollog asked about a bike rack.  Mr. Kiernan asked about 

the town water situation.  He also asked where the cess pool is located.  Mr. Cabral pointed it out 

on the site plan.  Ms. Pajaron said this plan is a vast improvement over the existing cess pool. 

 

Mr. Kiernan said there doesn’t seem to be a secondary place to put the new system.  Ms. Pajaron 

said the proposed location is really the only viable spot.  Mr. Kiernan asked about the tank 

location and the clearance for trucks.  Mr. Sollog asked about the retaining wall.  Ms. Pajaron 

talked about the leech field which requires a retaining wall.  This is standard for a raised system.  

Mr. Cabral said they can do some planting around this wall to make it more attractive. 

 

Mr. Sollog said he would like to include a condition about planting around the wall.  Ms. Pajaron 

said that their next stop is the Zoning Board of Appeals. 

 



 

 

Mr. Herridge made a motion to approve the request of the Town of Truro for a Waiver of Site 

Plan Review pursuant to §70.9 of the Truro Zoning Bylaw to allow for the upgrade of the on-site 

sewage disposal system for the property located at 36 Shore Road, Truro with the understanding 

the town will plant vegetation around the concrete retaining wall and will install a bike rack on 

the property.  Based on the fact that the proposed on-site septic system upgrade 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.  Mr. Boleyn seconded.  So voted, 6-

0. 

 

Definitive Plan — Public Hearing Continued—Request for Further Continuance 

2016-010PB Stephen Walsh, et al, have filed an application for approval of a Definitive Plan 

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

Truro Rules and Regulations Governing the Subdivision of Land with respect to their property 

located on Walsh Way, Walsh Way Extension and Valentine Lane, Map 43, Parcels 7, 8, 9, 10, 

134 & 135.  The plan would widen existing roadways with no new lots created.  Continued from 

September 6, September 20, November 2, December 6, 2016, February 7 and March 7, 2017.  

Requesting continuance to May 2, 2017. 

 

Mr. Chet Lay said he recently found out that the Zoning Board of Appeals is not meeting until 

May 22.  He has completed an inventory of the roads.   He will actually need a continuance until 

June 6th.  Ms. Ridley said they will need him to provide a letter of action.  Mr. Lay agreed to do 

so.  Mr. Lay let the Board know that he will be retiring in two months, but he will see this project 

through. 

 

Mr. Roderick made the motion to continue the hearing to June 6, 2017.  Mr. Riemer seconded, so 

voted, 6-0. 

 

Release of Covenant 

2015-001PB Meldahl Realty Trust seeks release of covenant for completion of road 

construction pursuant to Definitive Plan approval, Barnstable County Registry of Deeds Plan 

Book 569, Page 44, for property known as 3 & 6 Edgewood Way, Truro, Map 51, Parcels 34, 88, 

89 & 90. 

 

Mr. Lay described the completion of the road construction project and the request for the release 

of covenant.  Mr. Riemer asked about a stop sign.  Ms. Ridley said the town cannot require the 

placement of a sign on private property.  Mr. Lay said that a stop sign would not be a problem.  

 

Mr. Herridge moved that the Planning Board finds the road construction pursuant to Definitive 

Plan approval 2015-011PB, Meldahl Realty Trust to have been completed in compliance with 

approved plans and, in consideration of satisfactory evidence of performance in accordance with 

sections 2.5.6 and 2.5.7 of the Town of Truro Regulations Governing the Subdivision of Land, 

hereby agrees to request that the Town Treasurer return funds of $83,680 to Meldahl Realty 

Trust previously deposited as performance guarantee for said road construction.  Included in the 

motion was the agreement for the placement of a stop sign.  Mr. Boleyn seconded. So voted, 6-0. 

 



 

 

Informational Presentation on Town of Truro Complete Streets Initiative 

Presentation by Jarrod Cabral, Truro DPW Director, and Emily Beebe, Truro Conservation 

Agent. 

 

Ms. Beebe was not able to attend.  Mr. Cabral explained the need for the policy.  He said they do 

not want to change the rural character of Truro, but they do want to make the streets safer.  Mr. 

Kiernan talked about the safety issues of our narrow roads.  Mr. Riemer asked if other towns 

have had proposals like this.  Yes, Eastham has, and Chatham is in the process of adopting a 

Complete Streets Policy.  Mr. Riemer wanted to know what we might learn from other towns on 

the Cape.  Mr. Kiernan asked if we could see what Eastham has done, so we don’t have to 

reinvent the wheel.   

 

Ms. Ruffer stated that she would continue to work with the DPW Director and Conservation 

Agent as they refine the draft policy and keep the Board abreast of the progress on the initiative 

with the plan to bring it back to the Board once this work is done, at which time the Board might 

create a subcommittee to review it when it is completed. 

 

Informational Presentation on Herring River Restoration Project 

Presentation by Don Palladino, Friends of the Herring River 

 

Mr. Palladino presented a power point presentation which illustrates the Herring River 

Restoration Project.  There were questions and answers provided. Peter Herridge represents the 

Town of Truro on the Herring River Restoration Committee. 

 

Review and Approval of Meeting Minutes 

March 21, 2017 Regular Meeting 

 

Mr. Boleyn wanted to know what would it take to deny a continuance. Ms. Ruffer suggested 

adding to a future agenda a discussion to consider the Board’s desired procedure for considering 

requests for continuances.    Mr. Boleyn would like to do that. 

 

Mr. Kiernan made a correction to page 2, 3rd paragraph, adding language about whether   a site 

plan exists at the Barnstable County Registry of Deeds.  Mr. Boleyn moved to approve the 

minutes of the March 21 meeting with correction, Mr. Sollog seconded.  So voted, 5-0-1.  Mr. 

Herridge abstained.  

 

Reports from Board Members and Staff 

 

Mr. Sollog said that Town Meeting is coming up soon.  He suggested that it might be a good idea 

to request a paper ballot for the Seashore article that they worked so hard on.  Ms. Ruffer wasn’t 

sure of the rules for requesting a paper ballot.  Discussion ensued about whether or not to 

schedule a special Planning Board meeting to discuss this further.  Mr. Sollog asked if a paper 

ballot is used, will the tally occur before the next article is considered.  There was consensus to 

meet prior to Town Meeting.  The Board agreed that staff should research the process and a 

special meeting should be scheduled on the 18th or the 19
th

 to continue the discussion.  

 



 

 

Mr. Riemer made a motion to adjourn, Mr. Boleyn seconded.  So voted, 6-0 .  Meeting adjourned 

at 6:40 pm. 

 

Respectfully submitted, 

 

 

 

 

Katherine Black 



 

 

Truro Planning Board    DRAFT 

Meeting Minutes 

April 19, 2017 6:00 pm 

Truro Town Hall 

 

Planning Board members present: Bruce Boleyn, Peter Herridge, Paul Kiernan, Mike 

Roderick, Steve Sollog.  Absent (excused):  Jack Riemer 

 

Other participants: Deanna Ruffer, Town Planner 

 

Mr. Sollog opened the meeting at 6:05 pm. 

 

Public Comment 

There was no public comment. 

 

Discussion of Methods for Voting on Zoning Bylaw Amendment Articles at 2017 Annual 

Town Meeting 

 

Mr. Sollog opened the discussion of how Article 32 for the Seashore District will be presented at 

Town Meeting.  He is willing to present it.  Mr. Boleyn said he would support Mr. Sollog.  The 

possible methods for voting are a straight out hand vote, which can be challenged.  Seven voting 

members can “doubt” the vote and ask for voters to stand for a recount.  During debate of an 

article, any voting member can make a motion calling for a paper ballot.  They would make a 

motion and it would need a second.  It could be discussed or amended. Then it requires a simple 

majority vote.  Once that vote is taken, the discussion regarding the article itself could continue.   

 

Mr. Roderick mentioned the Banner article which described the petitioned Article 33, where 

house limits would be town-wide.  Mr. Kiernan said he had some questions about procedure.  He 

asked if Town Counsel would be at Town Meeting.  Ms. Ruffer said yes and Town Counsel is 

aware of the issues and will be prepared to answer questions at Town Meeting.  Mr. Kiernan 

asked about the process of the paper ballot.  Ms. Ruffer explained that voters get in line to 

receive the paper ballot.  They receive a single sheet of paper, serrated down the center with 

“Yea” and “Nay” on either side of serration.  If they are voting Yea, they put the Yea in the 

designated box and the Nay in the discard box.  Both boxes are counted to be sure they are equal.  

If not equal, there is a recount.  If still not equal, a revote is taken.  In response to a question from 

the Chairman, Ms. Ruffer responded that as of last evening, there had been nothing filed with the 

Moderator regarding a paper ballot. 

 

Further discussion ensued regarding the pros and cons of calling for a paper ballot.  

Mr. Kiernan brought up Article 33 again suggesting that someone should explain what would 

occur if it passes, or if both articles pass.  Ms. Ruffer said that the most restrictive article would 

take precedence for the Seashore District.  If both pass, Article 32 would prevail for the Seashore 

and Article 33 for the Town.  In response to a question, she responded that Town Counsel is also 

prepared to address this question at town meeting. Mr. Kiernan will have copies of the various 

relevant regulations available for reference at Town Meeting. 

 



 

 

Reports from Board Members and Staff 

Ms. Ruffer asked the Board to decide on a date and time for a site visit for 231-237 Shore Road 

(Top Mast Motel).  The Chairman suggested Monday, April 24, 3 pm.  231 Shore Road.   This 

date and time were agreed to by the Board.  In 2013, the Planning Board approved Top Mast’s 

site plan.  Now they are seeking the Board’s final review. 

 

Mr. Herridge made a motion to adjourn, Mr. Boleyn seconded.  So voted, 5-0.  Meeting 

adjourned at 6:33 pm. 

 

Respectfully submitted, 

 

 

 

Katherine Black 
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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:    Deanna Ruffer, Town Planner 

Date: April 26, 2017 

Re: 2017-005 SPR Anne Labouisse Peretz (applicant), by atty/rep Benjamin Zehnder 

(owners William Burdick, Richard Vanison, Trs., Dune house Nominee Trust) for 

property at 112 N. Pamet Rd.  

 

 

Applicant has requested a continuance to the June 6, 2017 meeting to allow time for 

redesign in response to comments from the Zoning Board of Appeals. 

 

 

Applicant is seeking a Residential Site Plan approval to relocate and reconstruct an existing 

residential dwelling located in the Seashore District. As set forth in the §70.4 of the Zoning 

Bylaw, Residential Site Plan Approval is required for “Construction, alteration, or modification 

of any Seashore District property … (iii) which constitutes the construction or reconstruction of a 

single-family dwelling or a two-family dwelling”. 

 

Background 

According to Assessor’s records, Map 48, Parcel 1 is 143,776 square feet and is located within 

the Seashore Zoning District. The property is a pre-existing non-conforming, developed lot, as it 

is nonconforming with regard to frontage.  The applicant has stated the existing dwelling is at 

risk due to coastal bank erosion. 

 

The applicant proposes to remove the existing single family dwelling and construct a new 

dwelling at a new location away from the coastal bank.  To accomplish this, the applicant needs 

the following relief from the Zoning Board of Appeals: 

 A Variance from §50.1 (A) sideyard setback of the zoning bylaw; 

 A Special Permit under §30.3(8) to remove the existing dwelling structure and 

construction a new dwelling at a different location; and 

 A Special Permit to extend a height nonconformity under §30.7 and §50.1(B). 
 

On April 24, 2017, the ZBA opened its public hearing on this application.  Several ZBA 

members voiced concern about the request for a special permit to extend the height by 3.4’ above 

the maximum allowed height of 30’.  As a result, the public hearing was continued to May 22, 

2017 to allow the applicant time to reconsider the design of the new dwelling. 

 

Completeness 

In addition to the application form and fee, the following materials were submitted to Town 

Clerk on March 24, 2017: 
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 Owner authorization 

 Residential Site Plan Review Waiver Requests, prepared by B. Zehnder, La Tanzi, 

Spaulding & Landreth, P.C., dated March 24, 2017 (one page) 

 Assessors’ Card and locus map for 112 N. Pamut Rd 

 Assessors’ Cards for 111 and 116 N. Pamut Rd (abutting properties) 

 Land Court Certificate of Title 

 Subdivision Plans of Land in Truro, dated August 1971 and May 1944 

 Site Plan Showing Proposed Dwelling Reconstruction prepared for Anne Peretz, dated 

03-22-2017, prepared by Coastal Engineering Co. 

 Elevations (Sheet A2) and Floor Plans (Sheet A1) prepared by Dan Costa, Mystic, CT. 

 Exterior Building Lighting Fixtures, key, design specification sheet, and lower and main 

level Floor Plans 

 

The scheduled public hearing was advertised on April 20, 2017.  Thirty-three abutters were 

notified of the scheduled hearing. 

 

The application was circulated for comment to the Fire and Police Chiefs, Health and 

Conservation Agent and Building Commissioner.  Since this property is located in the National 

Seashore, a copy was also provided to Lauren McKean, Cape Cod National Seashore.  The Fire 

and Police Chief had no issues or concerns.  As stated in an attached March 30
th

 memo (revised 

April 24, 2017) from the Health/Conservation Agent, the proposed work will require 

Conservation Commission review. The Building Commissioner, via email (also attached), noted 

the proposed reconstruction does not meet the definition of alteration under the zoning bylaw, as 

well as noting the proposed side yard and building height nonconformities.   

 

Requested Waivers 

The applicant is requesting partial waivers from the following bylaw requirements and has 

provided a narrative in support of each request: 

 

§70.4(C) (3)(e) – Revegetation/landscaping plan 

§70.4(C) (3)(d) – Photographs and Data concerning buildings on nearby lots 

 

Staff has no concerns about the requested waivers, although the Board may wish to discuss with 

the applicant the type of landscaping that will be done around the new dwelling and the use of 

native species. 

 

Review Criteria 

The intent of Residential Site Plan Review is “…that all new construction, shall be sited and 

implemented in a manner that is in keeping with the scale of other buildings and structures in its 

immediate vicinity in order to preserve the characteristics of existing neighborhoods.”  The 

review criteria for residential site plan approval is set forth in §70.4 of Truro’s Zoning Bylaw.  

Staff comments regarding each criterion are provide below: 

 

1. Relation of Buildings and Structures to the Environment. Proposed development shall 

relate to the existing terrain and lot, and shall provide a solar and wind orientation which 

encourages energy conservation.   

The applicant proposes to construct a new dwelling at a greater distance from the coastal 

bank and demolishing the existing dwelling; thus, removing the risk of destruction of the 

existing dwelling by storm driven coastal bank erosion. 
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2. Building Design and Landscaping. Proposed development shall be consistent with the 

prevailing character and scale of the buildings and structures in the neighborhood through 

the use of appropriate scale, massing, building materials, screening, lighting and other 

architectural techniques.  

As proposed, there will be a 502 s.f. reduction in the total gross floor area of the dwelling 

and a 503 s.f. reduction in lot coverage. During the hearing of the application, the Board 

may wish to discuss with the applicant the proposed height of the new dwelling. 

 

3. Preservation of Landscape. The landscape shall be preserved in its natural state insofar as 

practicable by minimizing any grade changes and removal of vegetation and soil. 

Grade changes are proposed in the area where the new dwelling is proposed to be located.  

The Board may wish to discuss with the applicant ways to minimize the proposed grade 

changes and removal of existing vegetation and soil.  The work limits are shown on the 

provided site plan for the area of the existing dwelling and the area where the new 

dwelling is proposed to be located.  The area of the existing dwelling will be restored and 

re-vegetated with native grasses and woody shrubs.  The applicant is seeking a partial 

waiver from the requirement of providing a re-vegetation/landscaping plan.  The Board 

may wish to discuss this request and the proposed landscaping as well as the steps that 

will be taken to preserve the landscape in its natural state.  This discussion may result in 

the Board determining that a condition, for example requiring native species, may be 

appropriate 

  

4. Circulation. Curb cuts and driveways shall be safe and convenient and shall be consistent 

with Chapter I, Section 9 of the General Bylaws of the Town of Truro.  

There is no proposed change to the drive entrance to the property.  A section of the 

existing paved drive will be removed.  The Board may wish to talk to the applicant as to 

why a portion of the paved drive will remain. 

  

5. Lighting.  Lighting shall be consistent with Chapter IV, Section 6 of the General Bylaws 

of the Town of Truro.  There shall be protection of adjacent properties and the night sky 

from intrusive lighting. 

The applicant has submitted exterior lighting plans and specifications.  The Board may 

wish to re-iterate the requirement to be consistent with the General Bylaws as a condition 

of approval. 

 

Board Action 

If the Board is so inclined as to approve the Residential Site Plan, the Board should take the 

following series of actions: 

1. Vote on waiver requests (2) – Under §70.4.F of the bylaw, the Planning Board may, upon 

the request of the applicant on the appropriate Site Plan Approval Application, waive any 

requirements of §70.4.C, provided that in the opinion of the Planning Board such a 

waiver 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. Make findings on review criteria - The Board should make findings with respect to each 

criteria set forth in §70.4, finding the application compliant, non-compliant, suggesting 

conditions to ensure compliance, or determining such is not relevant to the case.  The 

criteria are paraphrased below: 

 The relation of proposed buildings and structures to the existing environment;   
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 The proposed building design and landscaping is consistent (or inconsistent) with 

the prevailing character and scale of the buildings and structures in the 

neighborhood;  

 The landscape will (or will not) be preserved in its natural state insofar as 

practicable; 

i. The Board may wish to establish a condition to ensure the use of native 

species and/or to establish limits to the area to be landscaped. 

 Vehicular circulation will be safe and convenient and consistent with Chapter I, 

Section 9 of the General Bylaws of the Town of Truro; and  

 Lighting will be consistent with Chapter IV, Section 6 of the General Bylaws of 

the Town of Truro and there will be protection of adjacent properties and the 

night sky from intrusive lighting.   

i. The Board may wish to establish a condition requiring the use of 

downward casting exterior lights. 

3. Vote to approve, conditionally approve or deny the application based on specific reasons. 

 

Alternative, the Board may wish to continue the hearing to obtain additional information.  A 

continuance should be made to a date certain and confirmed in writing by the applicant.  

 

The concurring vote of four members of the Planning Board shall approve a Residential Site Plan 

in the form submitted or with reasonable conditions, unless it finds that (a) the application for 

site plan approval is incomplete, or (b) the imposition of reasonable conditions will not ensure 

that the project will conform to the standards and criteria described herein, or (c) the project does 

not comply with the requirements of the Zoning By-law. 
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