








742 SEQ # 111/20/2020Key: Town of TRURO - Fiscal Year 2022 Preliminary 12:56 pm
DESCRIPTION CARDBNPARCEL ID CLASS% 

ofMULTIPLE HSES7 COAST GUARD RD34-5-0 11 21090
%1stINSPAMOUNTDESCTYPMT NOT PMT DTSALE PRICE BK-PG (Cert) BYDOSTRANSFER HISTORY

ADJ BASE SAFCD CREDIT AMTT NbhdAC/SF/UN Infl1 Infl2 Infl3 Lpi

42NSD FRNTZONING CURRENT ASSESSED PREVIOUS  TOTAL
N
O
T
E

 LAND 1,785,100 1,785,100
 BUILDING 642,500 704,500NAT'L SEASHORENbhd

 DETACHED 1,500 1,500Infl1 NO ADJ
 OTHER 75,900 70,500NO ADJInfl2
 TOTAL

RCNLDTY

MODEL 1 RESIDENTIAL

QUAL COND ADJ PRICEDIM/NOTE UNITSYB

VQUALITY VERY GOOD [100%]1.50
STYLE 5 1.00 COLONIAL [100%]

FRAME 1 1.00 WOOD FRAME [100%]

2003YEAR BLT

MEASURE LG11/20/2020

EFF.YR/AGE

LIST LG11/20/2020

REVIEW LVM12/15/2010

$NLA(RCN)
NET AREA

1.000
2,430

764,880

16 16 %COND
0FUNC
0ECON

DEPR 16 % GD 84

$642,500

BAT TCD ADJ PRICE RCNUNITSDESCRIPTION DESCRIPTIONADJELEMENT

UNITSCAPACITY

BLDG COMMENTS

ADJ

SHF + 1.10 G 0.90 2012 100

2
6
2

2.5
9
0

STORIES(FAR)
ROOMS
BEDROOMS
BATHROOMS
FIXTURES
UNITS

1.00
1.00
1.00
1.00

$6,300
1.00

100
300

A
A

0.775
2.225

 16
 16

1.00
1.00

 1
 1

1.00
1.00

 1
 1

1.00
1.00

1,889,300
144,200

1.00
1.00

 1
 1

1.00
1.00

SV6
SV6

7.00
7.00

1,464,210
320,850

VC

$315

100

BLD2 WORK
02-103 05/23/2002

NO PERMIT
SINGLE FAM R 500,000

11/20/2020
11/02/2005

LG
FC

0
100

0
100

ROCHE DANIEL F JR
NEWBOLD HOPE M ESTATE OF
NEWBOLD HOPE M ESTATE OF

08/10/2000
10/01/1999
08/07/1989

QS
99
99

430,000 13174-177
(UNRECRD)
6834-188

3.000 Acres

ADJ VALUE

LOCATION CLASSCURRENT OWNER
L
E
G
A
L

L
A
N
D

D
E
T
A
C
H
E
D

B
U
I
L
D
I
N
G

S YB TOTAL RCN

RCNLD

SIZE ADJ

20
1

DETAIL ADJ
OVERALL

1.000
1.040

BN ID

CONDITION ELEM CD

CD ADJ DESC

2003 / 16

BMU
USF
ATF
OPA
BAS
WDK
OPA
F22
ODS

N
L
N
N
L
N
N
O
O

1,092
1,328

238
942

1,102
496
120

1

60.76
201.38
137.99
51.60

268.12
42.43
68.80

18,587.40
0.00

66,352
267,428
32,841
48,605

295,466
21,046
8,256

18,587

BSMT UNFINISHED
UP-STRY FIN
FINISHED ATTIC
OPEN PORCH
BAS AREA
ATT WOOD DECK
OPEN PORCH
FPL 2S 2OP
OUT DOOR SHOWER

+
+
+
+
+
+

2003

2003

1.00
1.00
1.00
1.01
1.00
1.00
1.03
1.00

4
1
3
2
2
1
9
2

FOUNDATION
EXT. COVER
ROOF SHAPE
ROOF COVER
FLOOR COVER
INT. FINISH
HEATING/COOLING
FUEL SOURCE

BSMT WALL
WOOD SHINGLES
GAMBRELL
WOOD SHINGLES
SOFTWOOD
PLASTER
WARM/COOL AIR
GAS

PHOTO 11/20/2020

BUILDING

2,561,6002,505,000

ROCHE DANIEL F JR
287 DEDHAM STREET
DOVER, MA 02030

16.24 1,50010*10



742 SEQ # 211/20/2020Key: Town of TRURO - Fiscal Year 2022 Preliminary 12:56 pm
DESCRIPTION CARDBNPARCEL ID CLASS% 

ofMULTIPLE HSES7 COAST GUARD RD34-5-0 22 21090
%1stINSPAMOUNTDESCTYPMT NOT PMT DTSALE PRICE BK-PG (Cert) BYDOSTRANSFER HISTORY

ADJ BASE SAFCD CREDIT AMTT NbhdAC/SF/UN Infl1 Infl2 Infl3 Lpi

FRNTZONING CURRENT ASSESSED PREVIOUS  TOTAL
N
O
T
E

 LAND
 BUILDING 75,900

Nbhd

 DETACHEDInfl1
 OTHER Infl2
 TOTAL

RCNLDTY

MODEL 1 RESIDENTIAL

QUAL COND ADJ PRICEDIM/NOTE UNITSYB

AQUALITY AVERAGE [100%]1.00
STYLE 6 0.80 COTTAGE/BUNG [100%]

FRAME 1 1.00 WOOD FRAME [100%]

1959YEAR BLT

MEASURE LG11/20/2020

EFF.YR/AGE

LIST LG11/20/2020

REVIEW MR12/15/2010

$NLA(RCN)
NET AREA

1.000
576

106,843

29 29 %COND
0FUNC
0ECON

DEPR 29 % GD 71

$75,900

BAT TCD ADJ PRICE RCNUNITSDESCRIPTION DESCRIPTIONADJELEMENT

UNITSCAPACITY

BLDG COMMENTS

ADJ
1
0
2
1
3
0

STORIES(FAR)
ROOMS
BEDROOMS
BATHROOMS
FIXTURES
UNITS

1.00
1.00
1.00
1.00

$2,100
1.00

VC

$185

100

ADJ VALUE

LOCATION CLASSCURRENT OWNER
L
E
G
A
L

L
A
N
D

D
E
T
A
C
H
E
D

B
U
I
L
D
I
N
G

S YB TOTAL RCN

RCNLD

SIZE ADJ
DETAIL ADJ
OVERALL

1.000
0.810

BN ID

CONDITION ELEM CD

CD ADJ DESC

1990 / 29

BMU
BAS
WDK
ODS

N
L
N
O

576
576
96

37.35
139.21
31.67
0.00

21,514
80,188
3,041

BSMT UNFINISHED
BAS AREA
ATT WOOD DECK
OUT DOOR SHOWER

A
A
B

1959
1.00
1.00
1.00
1.01
1.00
1.00
1.00
1.00

1
1
2
2
2
1
3

FOUNDATION
EXT. COVER
ROOF SHAPE
ROOF COVER
FLOOR COVER
INT. FINISH
HEATING/COOLING
FUEL SOURCE

WOOD SHINGLES
GABLE
WOOD SHINGLES
SOFTWOOD
DRYWALL
FORCED AIR
ELECTRIC

PHOTO 11/20/2020

BUILDING

ROCHE DANIEL F JR
287 DEDHAM STREET
DOVER, MA 02030













































M. Louise Briggs 

8 Castle Road 

Truro, MA  02666-0094 

louise@louisebriggs.com 

(617) 529-9089 

 

November 13, 2020 

Chairman Hulton 

Zoning Board of Appeals 

P.O. Box 2030 

Truro, MA 02666 
 

RE:  Application for a special Permit 2020-005/ZBA, for Castle Road, Truro, MA 02666  
 

Dear Chairman Hulton and Zoning Board Members, 
 

I am before your board on November 23 regarding the proposed addition for my residence at 8 

Castle Road. Eight Castle Rd. is an antique classic cape cod home built before 1777. 

 

The grandfather of Kirk Briggs, my late husband, bought this house in the early 1940’s and 

practiced medicine from this location for years. Kirk spent much of his childhood summers here.  

He first brought me here 51 years ago. 
 

Our family has rented the house to vacationers for more than 50 years. I’ve lived here for all but 

the rental season for the last 12 years. In 2018 I completed building a 500 SF habitable studio to 

live in during rental season so that I could become a year-round Truro resident. COO is attached. 
 

The proposed renovation will provide an updated kitchen and add a safe, code-compliant 

stairway to the second floor. For a 72-year-old with osteoporosis, the existing antique ladder-like 

stairs are no longer safe.   
 

I did not understand that building a small portion of the second floor, above the non-conforming 

area of the first floor, might be considered an extension of the non-conformity.  The only 

habitable space on the second floor that lies within the required setback is 3’6” x 12’, equaling 

42 S.F.  I’ve enclosed architectural drawings that clarify the area under consideration. 
 

Elton Elperin, the architect for this project, is the Chair of Brookline’s Historic Commission as 

well as a Truro homeowner. The architect’s design mirrors the oldest riverfront part of the house, 

making the elevation and roofline consistent. 
 

I ask that you grant a special permit for my project. 
 

Sincerely, 

 
M. Louise Briggs 
 

Enclosures: 3 

CC:   Bruce Bierhan, Elton Elperin, David Lajoie 

mailto:louise@louisebriggs.com
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November 17th, 2020 
 
Dear Chair Hultin and Members of the Truro Zoning Board of Appeals, 
 
I am writing with regard to the Special Permit application for 8 Castle Rd. (“Briggs property”). 
 
I am a direct abutter at 6 Castle Rd.  I have owned the home since the mid-1980‘s following my 
mother’s and grandmother’s deaths.  The home has been passed down through my mother’s 
family, who resided there, for a significant number of generations, probably dating back to the the 
early 1800’s.  My extended family was a part of the history of the town.  My husband and I have 
been devoted to preserving, improving and enjoying our historic house and grounds and appreciate 
all that Truro and the Outer Cape offer.  
 
We (i.e.my husband and I) know that our neighbor also feels a special attachment to her land and 
dwellings, and to Truro, for some of the same reasons we have, due to the Briggs family ties. 
 
Each of our historic houses have been added to over time, as is typical of the Cape Cod houses, to 
accommodate new wishes of the owners.  Some of these additions became pre-existing , 
nonconforming structures due to changes in local zoning laws as years progressed. 
 
Compared to other abutters, we think the most impact of our neighbor’s current large project is 
unique to us, due to how the homes and other structures were placed in close proximity to each 
other on the same “peninsula” of land near the Pamet River, years ago, for whatever reason.     
 
With regard to my neighbor’s ZBA application, please know that we have a sincere willingness to  
support our neighbor’s desire and rights to improve her principle dwelling pending any necessary, 
legal permitting, as we have done with our property, but have not required zoning relief. 
 
Our biggest concerns are with the desired end results of our the project, how we perceive it will 
impact us, and with what is permitted and filed with Barnstable County Registry of Deeds and is 
legally attached to the property, which will apply to any owner.   
 
When we first learned about the project in mid-September, we arranged a meeting with our 
neighbor to discuss safety and privacy issues of concern to us, without fully considering the size 
and setback of the proposed new construction.  At that time, our neighbor indicated that historical 
commission review had been done. 
 
While our initial concerns with tree safety and screening were considered during review of the NOI 
by ConsCom, we appreciate the opportunity to add input to your Board for your judgements on this 
proposed project.  We thought ZBA review would be required, and is probably in everyone’s best 
interest.   
 
Please refer to the following two pages and attachments.  Thank you. 
 
Respectfully submitted, 
 
 
 
Pam and Ross Blair 
c/o Pamela Blair Trust - 2011, Pam Blair Trustee 
978-729-8969 
 
 



 

 

Our Concerns and Considerations with Regard to Size and Height of the Proposed New 
Addition: 
 
We recognize this project to be significant in many respects, and think it will involve a great deal of 
time and expense, as well as considerable work within the setback.  While not everything can be 
anticipated at this time, we are interested in preventing or mitigating any adverse effects we may 
experience due to demolition and construction activities if they unintentionally occur. 
 
As noted on the site plans there will be some expansion of the nonconforming footprint of the 
existing 1 story addition, measured 22 to 20.6 feet from the property line, as depicted on the site 
plan, (Area A) as well as in the proposed second floor. This is the area of the project that affects us 
the most, in terms of the new structure. 
 
We are not sure if the estimates overall, or new, nonconforming habitable space are correct, based 
on GFA definitions and the plans submitted. However, the exterior is really what concerns us most. 
 
Specifically, we believe the enlarged, new structure, which will replace the current one story 
addition, will be much more imposing from our perspective, in it’s location and proximity to the 
property line, with it’s enlarged width (by about 7 feet) and height (by about 10 or so feet), and 
because it sits behind our raised garden area, which we have had for 26 years and would like to 
keep.   
 
We will be viewing the substantially taller, gable end and side dormer, which decreases the feeling 
of open space and light we currently enjoy now. In addition, we have some concern about a greater 
loss of privacy, e.g. with use of our outdoor shower, or deck surrounding our porch, unless some 
kind of vegetative screening is maintained.  
 
Screening is being somewhat provided by the expansive canopy of a mature Maple tree, and 
somewhat by other hardwoods on my neighbor’s property, close to the limit of work (see attached).  
If these trees are to stay, we are hoping that best efforts, based on arborists recommendations, 
take place to minimize root damage during demolition, excavation and building activities and as 
past of the conditions for this project.  Should the trees fail over time, or worse, fall, this could result 
in harm to persons or property, but also substantially less screening, that we would like them to be 
replaced. 
 
In sum, the new structure increases the overall density of non conforming buildings on our 
neighbor’s property, and affects open space between our two homes along the property line, and 
screening will be important to maintain a sense of privacy. Consideration of potential hazards and 
current and desired use of the property should be considered. 
 
Alternatives ?: 
 
1. Of course, one is to just remodel what exists or confine new additions to the front of the property.  

Obviously, that does not meet our neighbor’s goals. 
 
2. If partial demolition of the house is going to occur, it seems the new addition could be designed to 

be outside of the setback, or even angled or turned to make it conform to zoning, provide a better 
view of the Pamet, and provide more open space and relief between our properties.  This would 
have been ideal from our point of view, pending environmental approval. We can think of many 
other benefits, but do realize how much work has been done of the proposed concepts to date, 
and the conservation aspects. 

   
 
 



                                                                                                                         

 

3. As a compromise, how about sliding the footprint back 3 feet, so that most of Area A will be at the 
25 foot setback, and there will still be some definition between the new and older parts of the 
building. Ideally, turning the building so that we view the roof line would be best for density and 
open space/light considerations. 

 
4. While not ideal, keep the current desired design, but modify the location as in item 3 above, 

within the limit of work, or request a slight modification of this on the western side and the stricter 
limitations in the setback.  We  would be happier with this....the new limit of work in the setback 
could be further away from our property line, existing garden, privacy fencing, and our well, and 
from the trees mentioned. The condenser and dry wells will become the most non-conforming 
aspects in this area, and there will be more space for plantings in perhaps a sunnier location.  We 
think this would involve limited design changes and there is this flexibility, while still tastefully 
achieving our neighbor's desired goals, for an expansive new kitchen, stairs to code, enlarged 
porch areas and a second floor bath, bedroom and sitting area, without significantly greater 
expense.  

  
 
Other Questions and Considerations:     
 
Regardless of what is decided about the location, size and design for the new addition, we would 
like to have the following conditions considered with respect to the building activities and the site 
plan, and permitting that has been/will be approved: 
 
1. Define areas for storage of building supplies, dumpster, port-a-johns on the site plan outside the 

setback area as much as feasible.  
2. Confine access to the property and parking to the existing driveway and parking areas currently 

depicted on the site plan. 
3. Limit the impact of buildings activities on our neighboring property mitigate/repair if needed 
4. Limit the building of new structures or use of fire pits within the new or existing angled setback for 

the foundation along its entire length, based on final decisions for the new structure. 
5. Maintain screening, currently provided by the Norway Maple or other trees/shrubs through 

careful excavation and consideration of recommendations of a certified arborist. If the trees are 
removed or fail at any time, require that new trees will be planted to replace or improve screening 
as much as possible and obtain ConsCom approval, as needed 

6. Allow area of dead tree removals to naturalize or add additional plantings based on ConsCom 
requirements or approvals to provide similar level of screening for the parking area 

7. Location of new plantings will not compromise the property line by the new addition based on 
size at maturity, and any current plantings that may do this will be relocated. 

8. Since the property has been consistently rented over summer months, a significant change or 
expansion of use should require the appropriate local authority approval process 

 
 
We appreciate your thoughtful consideration of all, as well as our neighbor’s, and hope that we are 
not creating any unintentional bad feelings, but as discuss before, we are trying to look at project as 

objectively as possible, considering what is at stake.   Certainly, not all possible negatives can be 
anticipated and addressed, and we hope for positive outcomes for all. 
 

 
 
 
 
   
 



 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



                                                                                                                         

 

 
 
 
 
 
 
 
 









 

Town of Truro Zoning Board of Appeals 
P.O. Box 2030, Truro, MA 02666 

 

PROCEDURE FOR SUBMITTING 

APPLICATION FOR HEARING 
 

The following information and requirements must be filed with all Applications for Hearings consistent with the 

Rules, Regulations and Fee Schedule of the Truro Board of Appeals.  Note:  Submittals must be collated into ten 

(10) packets. 
 

□ Section 1 – Application Form – Original and Nine (9) Copies 

Every application for action by the Board shall be made on an official form.  These forms shall be furnished 

by the Town Clerk and/or Building Department upon request.  Any communications purporting to be an 

application shall be treated as mere notice of intention to such relief until such time as it is made on an 

official application form accompanied by all requisite supporting data. 
 

□ Section 2 – Denial from Building Commissioner – Filing Period – Ten (10) Copies 

Any appeal under M.G.L. Ch. 40A, §8, shall be taken within thirty (30) days from the date of the order or 

decision being appealed.  A copy of said order of decision shall be filed with the required application form 

in Section 1 above.  Note:  this is not required for an application for a special permit. 
 

□ Section 3 – Required Plan(s) – Ten (10) Copies 

Every application and petition to the Board shall be accompanied by a Certified Plot Plan(s) drawn at a 

scale of no smaller than 1” = 20’ and of a size at least 8½” x 11”, providing the following information: 
 

North arrow; locus map; names of streets; zoning district in which the property lies; names of owners of 

abutters, including owners of land directly opposite on any adjacent public or private way; boundaries of 

the property lines, including lengths and distances; the location of all existing and proposed buildings, and 

additions, including dimensions and setbacks to all property lines; use(s) of each building, structure, and 

the property; entrances, exits, driveways, and walkways shall be shown, including existing or proposed 

required parking and existing and proposed distances to property lines. 
 

In addition, floor plans and elevation plans drawn to scale shall be provided if applicable to the request 

before the Board of Appeals. 
 

□ Section 4 – Filing Fee 

All applications shall be accompanied by a check payable to the Town of Truro.  For Special Permit 

Applications pursuant to §40.3 (Conversion of Cottage or Cabin Colony, Motor Court, Motel or Hotel), the 

fee is $50.00 per unit.  For all other applications, the fee is $50.00.  All fees are non-refundable. 
 

□ Section 5 – Certified Abutters List – Original and Nine (9) Copies 

A Certified Abutters List shall be obtained by the Applicant from the Truro Assessors Office and filed 

along with the items outline in Sections 1 – 4 above.  A copy of the “Request for Certified Abutters List” 

is included in this packet. 
 

□ Section 6 – §40.3 Conversion of Cottage or Cabin Colony, Motor Court, Motel or Hotel – Original 

and Nine (9) Copies and a copy of your deed for the property (required) 
________________________________________________________________________________________________________________________________________________________________________ 

The completed application shall also be submitted electronically to the Town Planner at planner1@truro-ma.gov 

in its entirety (including all plans and attachments). 
________________________________________________________________________________________________________________________________________________________________________ 

Upon receipt of a complete application, with this information before it, the Board of Appeals will then proceed to 

post notice of a public hearing in accordance with Chapter 40A, §11, of the General Laws of Massachusetts. 
 

Either you or your agent/representative shall appear before the Board at the scheduled hearing.  If you need to 

reschedule, you must submit a request for a continuance. 
________________________________________________________________________________________________________________________________________________________________________ 

Additional information for an application/petition shall be submitted by the applicant/representative to the Truro 

Town Clerk no less than seven (7) calendar days prior to the scheduled public hearing or the continuation of the 

public hearing.     (Voted by the Board of Appeals August 27, 2007) 
________________________________________________________________________________________________________________________________________________________________________ 

Please do not include a copy of these instructions with the application 

mailto:planner1@truroma.gov


Procedures 2 of 2 

Town of Truro Zoning Board of Appeals 
P.O. Box 2030, Truro, MA 02666 

 

APPLICATION FOR HEARING 
 
 

To the Town Clerk of the Town of Truro, MA Date:  June 1, 2019 

The undersigned hereby files with specific grounds for this application:     (check all that apply) 
________________________________________________________________________________________________________________ 

1. GENERAL INFORMATION 

□ NOTICE OF APPEAL 

□ Applicant is aggrieved by his/her inability to obtain a permit or enforcement action from the Building 

Commissioner on (date) _______________. 

□ Applicant is aggrieved by order or decision of the Building Commissioner on (date) May 15, 2014 

which he/she believes to be a violation of the Truro Zoning Bylaw or the Massachusetts Zoning Act. 

□ PETITION FOR VARIANCE – Applicant requests a variance from the terms Section    50.1    of the 

Truro Zoning Bylaw concerning (describe) a 14’ x 16’ addition to an existing dwelling that would be 21 

feet from the side yard setback where 25’ is required____________________________________________ 

□ APPLICATION FOR SPECIAL PERMIT 

□ Applicant seeks approval and authorization of uses under Section _______ of the Truro Zoning Bylaw 

concerning (describe) ________________________________________________________________ 

  _________________________________________________________________________________ 

□ Applicant seeks approval for a continuation, change, or extension of a nonconforming structure or use 

under Section    30.7.A    of the Truro Zoning Bylaw and M.G.L. Ch. 40A, §6 concerning (describe) _ 

 Construction of a 14’ x 16’ addition onto a pre-existing nonconforming dwelling.  The existing dwelling 

is 14’ from the side yard and the proposed addition would maintain that 14’ setback. ___________________ 
 

Property Address _____________13 Main Street, Truro, MA_____________ Map(s) and Parcel(s) ___43/123___ 

Registry of Deeds title reference:  Book ______12345_____, Page _______678_______, or Certificate of Title 

Number __________________ and Land Ct. Lot # __________________ and Plan # __________________ 

Applicant’s Name _____________Jonathan and Jane Doe_____________________________________________ 

Applicant’s Legal Mailing Address _____123 Maple Street, Anytown, MA 01000_________________________ 

Applicant’s Phone(s), Fax and Email ____(555) 555-1234, jjdoe@email.com_____________________________ 

Applicant is one of the following:  (please check appropriate box) *Written Permission of the owner is 
   required for submittal of this application. 

 Owner  Prospective Buyer*  Other* 

Owner’s Name and Address ____________Same____________________________________________________ 

Representative’s Name and Address ______J.Q. Engineering, P.O. Box 1234, Anytown, MA 01000___________ 

Representative’s Phone(s), Fax and Email __(555) 555-5678, (555) 555-5679 (F), JQEng@email.com_________ 

________________________________________________________________________________________________________________ 

2. The completed application shall also be submitted electronically to the Town Planner at 

planner1@truro-ma.gov in its entirety (including all plans and attachments). 
________________________________________________________________________________________________________________ 

• The applicant is advised to consult with the Building Commissioner, Planning Department, Conservation 

Department, Health Department, and/or Historic Commission, as applicable, prior to submitting this 

application. 
________________________________________________________________________________________________________________ 

Signature(s) 

______________J.Q. Engineer, P.E._______________ ___Jonathan Doe_____________________Jane Doe___ 
 Applicant(s)/Representative Printed Name(s) Owner(s) Printed Name(s) or written permission 

____________________________________________ _____________________________________________ 
 Applicant(s)/Representative Signature Owner(s) Signature or written permission 

Your signature on this application authorizes the Members of the Zoning Board of Appeals and town staff to visit and enter upon the subject property 

EXAMPLE PAGE 

*how to fill out 

application for each 

type of request* 

DO NOT SUBMIT 

mailto:planner1@truroma.gov


 

Town of Truro Zoning Board of Appeals 
P.O. Box 2030, Truro, MA 02666 

 

APPLICATION FOR HEARING 
 
 

To the Town Clerk of the Town of Truro, MA Date ___________________ 

The undersigned hereby files with specific grounds for this application:     (check all that apply) 
________________________________________________________________________________________________________________ 

1. GENERAL INFORMATION 

□ NOTICE OF APPEAL 

□ Applicant is aggrieved by his/her inability to obtain a permit or enforcement action from the Building 

Commissioner on (date) _______________. 

□ Applicant is aggrieved by order or decision of the Building Commissioner on (date) _______________ 

which he/she believes to be a violation of the Truro Zoning Bylaw or the Massachusetts Zoning Act. 

□ PETITION FOR VARIANCE – Applicant requests a variance from the terms Section _______ of the 

Truro Zoning Bylaw concerning (describe) __________________________________________________ 

 _____________________________________________________________________________________ 

□ APPLICATION FOR SPECIAL PERMIT 

□ Applicant seeks approval and authorization of uses under Section _______ of the Truro Zoning Bylaw 

concerning (describe) ________________________________________________________________ 

  _________________________________________________________________________________ 

□ Applicant seeks approval for a continuation, change, or extension of a nonconforming structure or use 

under Section _______ of the Truro Zoning Bylaw and M.G.L. Ch. 40A, §6 concerning (describe) ____ 

  _________________________________________________________________________________ 

Property Address __________________________________________ Map(s) and Parcel(s) _________________ 

Registry of Deeds title reference:  Book _________________, Page _________________, or Certificate of Title 

Number __________________ and Land Ct. Lot # __________________ and Plan # __________________ 

Applicant’s Name ____________________________________________________________________________ 

Applicant’s Legal Mailing Address ______________________________________________________________ 

Applicant’s Phone(s), Fax and Email _____________________________________________________________ 

Applicant is one of the following:  (please check appropriate box) *Written Permission of the owner is 
   required for submittal of this application. 

 Owner  Prospective Buyer*  Other* 

Owner’s Name and Address ____________________________________________________________________ 

Representative’s Name and Address ______________________________________________________________ 

Representative’s Phone(s), Fax and Email _________________________________________________________ 

________________________________________________________________________________________________________________ 

2. The completed application shall also be submitted electronically to the Town Planner at 

planner1@truro-ma.gov in its entirety (including all plans and attachments). 
________________________________________________________________________________________________________________ 

• The applicant is advised to consult with the Building Commissioner, Planning Department, Conservation 

Department, Health Department, and/or Historic Commission, as applicable, prior to submitting this 

application. 
________________________________________________________________________________________________________________ 

Signature(s) 

_____________________________________________ _____________________________________________ 
 Applicant(s)/Representative Printed Name(s) Owner(s) Printed Name(s) or written permission 

_____________________________________________ _____________________________________________ 
 Applicant(s)/Representative Signature Owner(s) Signature or written permission 

Your signature on this application authorizes the Members of the Zoning Board of Appeals and town staff to visit and enter upon the subject property 

mailto:planner1@truro%1Ema.gov
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 Revised December 2019 

TOWN OF TRURO 

Assessors Office 
Certified Abutters List 

Request Form 
 

 

 DATE: ________________ 

NAME OF APPLICANT: ____________________________________________________________________ 

NAME OF AGENT (if any): __________________________________________________________________ 

MAILING ADDRESS: _______________________________________________________________________ 

CONTACT: HOME/CELL ________________________ EMAIL _______________________________ 

PROPERTY LOCATION: ____________________________________________________________________ 
 (street address) 

PROPERTY IDENTIFICATION NUMBER: MAP __________ PARCEL __________ EXT. _________ 
 (if condominium) 

________________________________________________________________________________________________________________ 

ABUTTERS LIST NEEDED FOR: FEE:  $15.00 per checked item 
(please check all applicable) (Fee must accompany the application unless other arrangements are made) 

___ Board of Health5 Planning Board (PB) Zoning Board of Appeals (ZBA) 

___ Cape Cod Commission ___ Special Permit1 ___ Special Permit1 

___ Conservation Commission4 ___ Site Plan2 ___ Variance1 

___ Licensing ___ Preliminary Subdivision3 

       Type: _________________ ___ Definitive Subdivision3 

 ___ Accessory Dwelling Unit (ADU)2 

___ Other _________________________________________________________________ (Fee: Inquire with Assessors) 
 (Please Specify) 

Note: Per M.G.L., processing may take up to 10 calendar days.  Please plan accordingly. 
_________________________________________________________________________________________________________________ 

THIS SECTION FOR ASSESSORS OFFICE USE ONLY 
 

Date request received by Assessors: ______________________ Date completed: _______________________ 

List completed by: ____________________________________ Date paid: ___________   Cash/Check ______ 

_________________________________________________________________________________________________________________ 

 

 
1Abutters, owners of land directly opposite on any public or private street or way, and abutters to the abutters within 300 feet 

of the property line. 
2Abutters to the subject property, abutters to the abutters, and owners of properties across the street from the subject property. 
3Landowners immediately bordering the proposed subdivision, landowners immediately bordering the immediate abutters, and 

landowners located across the streets and ways bordering the proposed subdivision.  Note:  For Definitive Subdivision only, 

responsibility of applicant to notify abutters and produce evidence as required. 
4All abutters within 300 feet of parcel, except Beach Point between Knowles Heights Road and Provincetown border, in which 

case it is all abutters within 100 feet.  Note:  Responsibility of applicant to notify abutters and produce evidence as required. 
5Abutters sharing any boundary or corner in any direction – including land across a street, river or stream.  Note:  Responsibility 

of applicant to notify abutters and produce evidence as required. 
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TOWN OF TRURO 
ZONING BOARD OF APPEALS 
MEETING MINUTES 
October 08, 2020 
Remote Meeting 
 
Members Present:  Chair-Art Hultin, John Dundas, Fred Todd, Chris Lucy, John Thornley, Alternate-
Darrell Shedd, Alternate-Heidi Townsend 
 
Others Present:  Atty. Barbara Huggins-Carboni, Mark Nelson, Ted Malone, DPW Director-Jarrod Cabral, 
Elizabeth Sturdy, Mary Ann Larkin, Fred Ruymann, Raymond Clarke, Karen Ruymann, Jessica Snare, 
Health Agent-Emily Beebe, David Kirchner, Laura English, Ronald Boyles, Sheila Coleman, Kathy Gagne, 
Steven Stahl, David Kirschner, Regan McCarthy, Ronald Fichtner 
 
Atty. Huggins-Carboni read off instructions for citizens interested in how to join the meeting. 
 
Chair Hultin called the meeting to order at 5:30pm. 
 
Public Comment 
Public Comment letter from Bill Golden 
Chair Hultin stated that the letter is in the ZBA packet and is on the Town of Truro website.  He said that 
they were not reading the letters out loud verbatim as they are in the record.  Chair Hultin offered Mr. 
Golden five minutes to speak if he was in attendance.  Mr. Golden was not in attendance.  Chair Hultin 
stated the letter had to do with the amount of money spent at Town Meeting.  He (Chair Hultin) was 
also surprised at how quickly 20 million dollars could be spent without discussion and was equally 
surprised that 550 thousand dollars additionally could be spent without discussion.  He does not think 
that’s the way Town Meeting was intended to be and that’s his personal opinion in response to Mr. 
Golden’s letter. 
 
Public Comment packet from Residents of Pond Village regarding water quality 
Chair Hultin stated the packet was quite long and covered several topics, each one of them important.  
He asked if one of the authors of the letter was present to give a summary of what the letter is to 
demonstrate. 
 
Ms. Larkin stated that she was told a while back by some volunteer scientists and doctors about the 
nitrates in their drinking water.  She used to love getting water from her spigot but now when she drinks 
from there, she feels miserable.  She’s not against the Cloverleaf, she is in favor of it. 
 
Fred Ruymann is a practicing gastroenterologist at Cape Cod Hospital.  He was brought to the Cape to 
provide expertise in the area of pancreatic cancer, colon cancer, and gastric cancer.  There has been an 
explosion of cancer on the Cape, particularly breast, esophageal, and pancreatic.  There are tremendous 
concerns about the level of nitrates, particularly within the Pond Village community.  Many people are 
above the level that is deemed to be dangerous by the Federal Government.  The increase in cancer 
begins at very low levels.  Once the resource is spoiled there is no going back.  It’s a cumulative risk. 
 
Raymond Clarke would like to underline what Mr. Ruymann said.  Many cancers seem to occur with ppm 
levels less than 5, let alone 10.  He stated that the Health Department “red-flags” levels of 5.  Even with 
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a level of 5 as a maximum, will the ZBA hold the Cloverleaf to the science and keep the levels below 5, or 
will they allow the developer to use the outdated policy of 10 ppm? 
 
Karen Ruymann has been watching the meetings since the beginning of the year, trying to understand 
the process.  She believes in a safe environment for all.  Health Agent, Emily Beebe, was queried at one 
of the meetings about the well water for Pond Village.  “Our information is sketchy at best” was a direct 
quote from Health Agent Beebe at a meeting in the Spring.  Health Agent Beebe had mentioned that the 
Board of Health has tried to get funding several times over the past few years to conduct a thorough 
survey of the well water, but it’s never been able to receive the funding.  Many residents of Pond Village 
have obtained their own water tests so they could establish baseline data should the waiver be granted 
for the Cloverleaf project.  A few citizens received results that indicate that they are essentially being 
poisoned by the current nitrate levels.  Other citizens received results that are concerning when 
considered in light of the recommendations of the Cape Cod Commission.  Ms. Ruymann is asking that 
the ZBA request the Board of Health to review its current water standards and to undertake a 
comprehensive study of the well water quality in the Pond Village neighborhood. 
 
Health Agent Emily Beebe stated that there has been a lot of movement in the area of water quality 
testing.  She wished to go over salient points of the memo submitted to the ZBA; 

• Refers the ZBA to review appendix B “Private wells in Truro-Safe Water”.  This paper argues for 
consideration and possible reduction of the standard for nitrate/nitrogen concentration in the 
drinking water from 10 mg to 5 mg.  All BOH members have received a copy of this paper and 
have discussed placing this on their agenda for December 1, 2020 at 4:30pm. 

• The letter has an appendix and summary of the new results of water testing Ms. Ruymann 
referenced.  This document expresses concerns about the existing nitrate levels in private wells 
in the Pond Village area.  The document states the BOH has ignored the resident’s concerns, 
which Health Agent Beebe disputes.  The BOH has been talking about this issue, as a community, 
for many months.  It’s clear that the water quality conditions in the Pond Village area reflects 
what’s happening now.  The area was identified as an area of concern in the 2014 Weston and 
Sampson study.  Last month they contracted with the Cape Cod Commission to conduct a study.   

• Health Agent Beebe noted that the results of the last water tests done in the Pond Village area 
were not shared with the Health Department or the Board of Health.  The letter in the ZBA 
packet from Pond Village residents is the first time she, the Department, and the Board of 
Health, have seen the recent private well data. 

 
Ms. Ruymann stated that she did submit her results to the Board of Health about two weeks ago via 
email.  She also encouraged other members of her community to do the same. 
 
Member Shedd appreciates all the public input and the situation Pond Village is in.  It does sound like 
Pond Village has some issues, above and beyond, the Cloverleaf project.  He asked how much latitude 
does the ZBA have in superseding State regulations?  Chair Hultin does believe there are limits to what 
the ZBA can do.  Atty. Huggins-Carboni stated that the ZBA has the authority to waive local requirements 
that are stricter than the State requirements but can only do so if it finds that the waiver is consistent 
with public health and safety.  The Board has received advice from the Board of Health and also from a 
peer review exactly on this topic.  She would defer more discussion to when the peer reviewer can offer 
further comment. 
 
Member Thornley thinks the group named “Docs for Truro” should be commended for their excellent 
report. 
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Member Townsend asked if anyone knew the number of residents of the Pond Village area that have a 
Title V septic versus a cesspool or older septic system?  Health Agent Beebe said there are about 5 
cesspools in the area that people consider the Pond Village neighborhood.  Approximately 8% of the 
entire town is still on cesspools. 
 
Member Todd asked when Health Agent Beebe expects to hear results from the Cape Cod Commission 
study.  Health Agent Beebe stated that there has not been a timeline set yet.  It will be one of the first 
tasks the Board of Health will engage in as they break down the different parts of the project. 
 
Member Dundas asked if water testing should be done on a more frequent basis to get an accurate 
reflection on levels in the Pond Village area.  Health Agent Beebe agrees that people need to test and 
retest.  If numbers are good, testing once a year should suffice, but if there are numbers of concern 
testing should be done more frequently. 
 
Member Lucy called Town Hall earlier in the day looking for a list of people who have upgraded their 
septic systems to a Title V in the Pond Village area.  On Pond Road itself there are 14 septic systems that 
have been upgraded.  He asked how many of those 14 systems are nitrogen removal systems?  Health 
Agent Beebe did not have the number at hand however she did say the number would be “few”. 
 
David Kirchner stated that what the Pond Village residents are looking for is a more comprehensive look.  
It appears, from his vantage point, that the residents don’t feel their issues have been thoroughly vetted 
and considered, particularly in light of the project and the size of the project.   
 
Chair Hultin thinks the ZBA has covered the topic of downgradient water and what the result might be.  
He asked Mark Nelson if there was anything else he could add to the discussion regarding cumulative 
effect, downgradient.  Mr. Nelson said that the location of a septic system and a nearby private well is 
one of the critical issues that creates these water quality concerns.  An elevated level of nitrogen 
suggests there’s a potential for a cross connection between the effluent leaving a septic system and 
someone’s private well.  Mr. Nelson proceeded to explain how the system at the Cloverleaf works. 
 
Member Thornley made an observation that the Cloverleaf project could not go forward if we didn’t 
have Truro town water supplied to that project.  He suggested giving town water to the Pond Village 
people so they wouldn’t be threatened by the nitrates. 
 
An unidentified called wished to ask a question.  He’d like to suggest that greater clarity be made 
available to the residents of Pond Village about the maintenance plan in place for the treatment system.  
He also stated that the system is a pilot system, and asked how confident people are in this system?  
Chair Hultin said they have been presented, and have reviewed, monitoring protocol for this system.  It’s 
a topic which has been thoroughly covered over the past several months.  Mr. Nelson proceeded to 
state that they’ve worked through several of the details of an operation and maintenance plan for the 
system.  The primary part is the monitoring, which he proceeded to lay out.  Mr. O’Reilly has prepared a 
contingency plan which lays out how the operator and the applicant will work with the Board of Health 
moving forward.  Mr. O’Reilly stated that they did lay out, in a schematic way, an example of what 
would happen. 

• The first 12 months after the system is up and running at full or 80% capacity will start the 
sampling of effluent on a monthly basis. 

• If approved by both the Board of Health and the DEP it could go to quarterly.  It is not an 
automatic switch to quarterly after the 12 months. 
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• If there was an exceedance of 10ppm at discharge both the Board of Health and the DEP would 
be notified by the operator within 48 hours of the exceedance. 

• The operator will immediately resample the effluent and obtain results within 48 hours. 
• If the limits are still not met the operator shall review with the Board of Health and DEP, the 

recommended steps to be taken to bring the system into compliance. 
• Those modifications to the system would be completed.  A resample would be taken within 30 

days and if the sample was still exceeding limits then the manufacturer would get involved to 
review the treatment process, review the influent, and then they would be involved in any 
modifications. 

• The Board of Health should be notified of the 30-day sample and the recommendations by the 
manufacturer.  The operator and manufacturer would implement the recommendations.  If 
upon the adjustment the system is still not achieving total nitrogen, it would be the 
responsibility of the owner (through this pilot program and through the Disposal Works Permit) 
to make the corrective measures. 

• This is a pilot program.  There are very few systems out there that treat waste between 2,000 
and 10,000 gallons per day.  

 
Laura English had a question regarding the pilot monitoring system.  She asked if there was a time limit 
on the monitoring of the system.  Mr. O’Reilly stated that the monitoring will never end.  This particular 
system (with being more than a single-family residence) he sees a quarterly monitoring occurring 
indefinitely.  If the owner looked to reduce that monitoring, they would have to go to the Board of 
Health and DEP to seek a reduction.  Ms. English asked if that was in writing within the agreement.  Mr. 
O’Reilly said that the permit issued by the State will outline the testing requirements as well as the 
permit issued by the Town.  Ms. English also asked about the lifespan of the treatment process.  Mr. 
O’Reilly stated that the type of unit being specified lets the treatment process be interchangeable.  If 
they get damaged, or clogged, they would be changed. 
 
Mr. Clarke asked if it was possible to monitor some distance downstream, so residents have a sense of 
dilution.  Mr. O’Reilly said the site would be required to monitor at discharge, but part of the proposal 
includes the installation of two monitor wells.  The testing from those wells will be done four times a 
year. 
 
Ms. Larkin is puzzled by the fact that the Village is supposed to be assured by the fact that the water 
being released will be under 10 ppm.  The Village is already polluted, and 10 ppm is high. 
 
Member Shedd wanted to make it clear to the public that none of what they are listening to tonight is 
new to the ZBA.  The ZBA has posed the same questions to, and received answers from, Mr. Nelson and 
Mr. O’Reilly.  The ZBA has received adequate answers.  Chair Hultin stated that in fairness to people, 
he’d like people who have been waiting to speak to have their chance. 
 
Ronald Boyles asked what the projected maximum capacity was of the project.  Chair Hultin said that 
the topic has been discussed over many meetings.  Mr. Boyles said he would look for that information.  
He also wanted to know, if the system goes down what would be the turnaround time to get it repaired.  
Mr. O’Reilly stated that the system is based on 68 bedrooms and a small office located in the larger unit.  
As far as the turnaround for repairing, if the system gets to the point where it’s simply not working the 
owner will be under order to replace it and will also (most likely) be under order not to have any 
discharge from the unit. 
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Sheila Coleman stated that her septic has very high nitrate numbers and she’d like to reiterate Ms. 
Larkin’s alarm about water being released under 10-ppm.  The ZBA must have some latitude in terms of 
the 10-ppm coming out. 
 
Chair Hultin asked Mr. Nelson about the cumulative effect (or lack of) the nitrates as they leave the 
Cloverleaf project.  What is the mechanism by which ground water mixes, and accumulates nitrates?  
Mr. Nelson stated that the effluent from this project will go in the ground.  It will soak in the ground 
water and start to flow to the South- Southwest and will stay in a defined pathway and mix/diffuse a bit 
so the nitrogen level will go down.  It will head toward the pond; it’s not going to affect the entire 
neighborhood.  The plume could flow underneath someone’s well or above someone’s well.  The whole 
analysis of the neighborhood becomes site specific.  If someone’s well has issues right now, it’s the local 
area and the issue is to find the cross connection and determine how that can be repaired. 
 
Kathy Gagne asked if there was a way to encourage the Town to conduct a hydro-geology study of the 
groundwater around Pond Village to better understand how the 10-ppm coming out of the treated 
septic waste is going to evolve and flow through the neighborhood and the pond.  Chair Hultin 
suggested she bring that question to the Select Board. 
 
Elizabeth Sturdy read an emailed question from Mr. Steven Stahl.  He asked, what if the nitrate levels 
are met, as has been described, leaving the property but there are homes that now in the Pond Village 
area have higher levels of nitrates above the Town set level of 3 ppm (where they never have before).  
How will that be dealt with?  Chair Hultin does not believe the Town set level is 3 ppm.  Health Agent 
Beebe explained that it’s not a new standard, but if a water test level is above 3 ppm that is a trigger for 
communication with the home owner.  She continued, stating they want to establish baseline water 
quality levels throughout the area and it’s good some folks already have those test results.  The results 
home owners have now are because of their own septic system and their neighbor’s septic system (and 
fertilizer from lawns and most likely runoff).  She doesn’t believe it’s an easy task, or even possible, to 
draw a correlation between the concentration of wastewater coming from one site and going to another 
site unless you have test wells.  What’s been proposed in the project is to treat the wastewater to a 
vastly higher degree than anyone else in the neighborhood.  They should not be looking upstream but 
what’s more adjacent to them. 
 
David Kirschner stated that no one can tell the neighbors what could possibly happen, and they would 
very much appreciate a delay in any waivers regarding this, until there is a study conducted that can give 
them more comfort. 
 
Laura English stated that as she understood it, when Senator Cyr obtained a grant (MassWorks Grant 
with the State), because it’s a State grant there is a level of scrutiny involved from the Massachusetts 
Environmental Protection Agency to make sure there is no damage to the environment. There are a 
number of steps that need to be taken to submit to MEPA and she’s wondering if that information is 
available.  It should be public, and she would like to know where she can find that information.  If that 
has not be done, what can be done to perhaps ask MEPA to come and do the geophysical studies?  Atty. 
Huggins-Carboni does not know the status of any MEPA review of the project.  She wonders if Mr. 
Malone would have any comment?  Mr. Malone stated he was not aware of the status of MEPA review 
on the Town’s application for the MassWorks grant.  Atty. Huggins-Carboni will follow up with a status. 
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Regan McCarthy wants to be sure she understands how some of the “dots” have been connected.  She 
feels the “Docs for Truro” report introduced something new.  If it did not introduce something new, 
then she’d like to know how the ZBA arrived at their decision.  Her understanding is that in addition to 
establishing that 5-ppm is outside of the EPA’s standard of 10-ppm is not only outdated but is the 
maximum limit of contaminant level that should be acceptable.  If that was known to the ZBA and a 
waiver is being considered, how does the ZBA justify the delta that is incontrovertible between what the 
EPA allows (from a 60-year old standard) and what the science says is irrefutable?  The newest thing 
that has come out of the “Docs for Truro” report are the links between fatal, and non-fatal, health 
concerns.  These cannot be trivialized.  She questioned whether the ZBA has heard all of this before, and 
if they have then how can they consider granting waivers on density and water contaminant levels when 
the evidence is clear on the serious harmful effects of doing so.  Chair Hultin stated that this has all been 
discussed in public several times.  He feels Ms. Regan is suggesting that there be zero growth in Truro 
because every septic in Truro adds to the problem.  Ms. Regan thinks the cap should be set at 5-ppm. 
 
Ron Fichtner invited the Board members to read the research documents within the “Docs for Truro” 
report in their packet.  They are frightening and scary.  He believes we have moved into a new area of 
awareness, perhaps in Truro, about the perils of nitrates in drinking water.  He continued to go over EPA 
levels and Appendix B in the report. 
 
Chair Hultin mentioned that he had a letter submitted by Mr. Clinton Kershaw which Chair Hultin 
summarized. 
 
Chair Hultin officially opened the continued Public Hearing: 
 
Public Hearing – Continued 
2019-008 ZBA – Community Housing Resource, Inc. seeks approval for a Comprehensive Permit 
pursuant to G.L. c. 40B, §§20-23 to create 40 residential rental units, of which not less than 25% or 10 
units shall be restricted as affordable for low or moderate income persons or families, to be 
constructed on property located at 22 Highland Road, as shown on Assessor’s Map 36 and Parcel 238-
0 containing 3.91 acres of land area. 
 
Cloverleaf Update-Jarrod Cabral, DPW Director 
DPW Director Cabral wished to get back to a prior caller’s question regarding MEPA and the Grant.  
There was no MEPA requirement, no State permits were required.  He continued with an update on the 
water line installation. 

• The installation and associated site work will consist of 3 phases: 
o Watermain install from Shore Road to 22 Highland. 
o Connect Fire House Road under Route 6 to Cloverleaf property. 
o Install watermain from Northernmost area of Cloverleaf down to Highland Road. 

• The roadway within the Cloverleaf will be rough cut in and stabilized with standard roadway 
base material.   

• Erosion control will be installed before and after watermain installation. 
• DPW will monitor Cloverleaf site with weekly site walkthroughs emphasizing erosion control, 

storm water management, and maintenance compliance with the environmental management 
plan.  The project will then be transferred to Community Housing Resource Inc, and Ted Malone, 
as part of a lease agreement. 

• Language in water main bid documents and contract documents will be specific regarding 
construction sequences, completion, supervision, and required meetings. 
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• Bid documents will be specific regarding erosion control, storm water management, and 
maintaining compliance with the environmental management plan throughout the project. 

• Town will require a Project Manager, Project Superintendent and Jobsite Foreman. 
• Meetings will consist of; 

o Initial construction kick-off meeting 
o Daily meetings with the DPW Director and Jobsite Superintendent. 
o Project team meeting every 2 weeks with Project Manager, Jobsite Superintendent, 

DPW Director and Town Consultant. 
o In the absence of DPW Director the Town’s Health/Conservation Agent will attend 

meetings as needed. 
• Means and method of installation and site work proposed by lowest responsive bidder will be 

submitted to and reviewed by Town staff and Town consultant. 
• Specifics of roadway maintenance responsibilities will be specified in the lease. 
• This portion of the Cloverleaf project is funded by a MassWorks grant, total estimated cost of 

construction is approximately 1.1M. 
 
Waivers 
Chair Hultin thought it would be helpful to first have a general discussion on what’s involved with 
waivers and how they are formulated, on what basis they are formulated, and what requirements they 
need to fulfill to be allowed. 
Atty. Huggins-Carboni explained that part of the 40B process is to consider all the waivers asked for by 
the Applicant from all regulations, not just zoning.  The ZBA acts in the place of other Boards for 
purposes of 40B.  She proceeded to give guidance on the principles and process under which the ZBA 
considers requests for waivers of local regulations. 
Chair Hultin wished to then go over the waivers to see what was before the Board.  Atty. Huggins-
Carboni started the review with the following; 

• Relief from specific requirements of Article 14 of the Truro Board of Health regulations in excess 
of MA DEP Title 5 regulations.  Article 14 is specific to nitrogen loading requirements. 

• Another regulation which would need to be waived was Article 9:  Innovative/Alternative 
Technology. 

The greatest number of bylaw waivers requested have to do with zoning. 
• Section 30:  Use Regulations 

o 30.1(A): General Requirements.  A waiver would be required to allow multi-family and 
two-family use. 

o 30.2 Use Table.  A waiver would be required to allow a two-family or multi-family as 
principal uses. 

o 30.2 Use Table.  A waiver would be required to allow an on-site management office, 
community room or storage as accessory uses in conjunction with multi-family use. 

• Section 40.6:  Growth Management 
o B. Residential Development Limitation 

Staff agrees that a waiver of Section 40.6 is required to allow the issuance to a single 
applicant of building permit(s) for the construction of 39 dwelling units.  Staff believes 
that if a waiver is granted, the exemption in Section 40.6.C.1 is not relevant. 

• Section 50:  Area and Height Regulations 
o 50.1 Regulations 
o A. Table (Dimensional Requirements) The Applicant has requested side yard and 

building height wavers.  Staff believes that at 170,320 square feet that does not satisfy 
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the Bylaw minimum lot size for a project of 39 dwelling units and that a waiver of 50.1.A 
is required to allow this density. 

o 50.2:  Building Gross Floor Area for the Residential District.  As calculated by the 
Applicant, the Total Gross Floor Area of the project is 46,172 sq. ft.  A waiver is required 
for construction of all Floor Area in excess of 5,568 sq. ft. 

• Section 70:  Site Plan Review 
o 70.3. Commercial Development 
o A.  Commercial Site Plan Review is required for:  1.  Any construction, alteration, 

expansion, or modification of any properties, structures and uses other than that of 
single or two-family residences and their accessory uses and structures. 

o Applicant seeks relief from the requirements of Site Plan Review procedures and 
requirements; and, to allow the Comprehensive Permit to be issued in lieu thereof.  
Relief is requested from requirements, if any, to post a bond, cash, Letter of Credit, or 
impost Planning Board Covenants, related to site development. 

o Under G.L. c. 40B, a separate Site Plan Review process cannot be required.  ZBA’s review  
o of the comprehensive permit application substitutes for Site Plan Review under Section 

70.  The Board may conclude that its review has been consistent with Section 70.3, and 
that waiver of any remaining procedural or substantive requirements is warranted.  The 
Board may wish to review the project’s conformity with the Review Criteria/Design 
Guidelines of Section 70.3.F. 

• Subdivision Rules and Regulations 
o Although the project is not a subdivision, it is residential development of a scale and 

impacts consistent with those of a subdivision.  For this reason, many of the standards 
contained in the Rules and Regulations should be considered applicable to the project, 
and where noncompliant, waivers should be requested and considered by the Board.  
Section 3, Design Standards and Section 4, Specifications for Construction of Roads, and 
Appendix 2, Table 1 (Recommended Geometric Design Standards) are of particular 
importance. 

o Section 3. Design Standards 
Section 3.6 Street Design 
Waiver is required:  Loop roadway is 1,060 +/- feet long. 

o Section 3.6.7. Adjacent properties 
Waiver is required:  Access road is within 25 feet of side line, adjacent to Unit 21 (east), 
13 feet provided. 

o Section 3.6.8. Design Standards:  Table 1 in Appendix 2 – Type C 
Waiver is required: loop road has 14-foot travel way, with 1-foot berms provided (one-
way traffic) 
Waiver is required:  100 feet provided a Highland Road entrance; 50 feet provided 
within the site. 
Waiver is required:  Main Access Road 10% grade proposed. 

• Section 4:  Specifications for Construction 
o 4.1.8 Berms-Waiver is required:  12-inch berms proposed 
o 4.1.10 Vegetation-Waiver is required:  Trees within the proposed limit of work line shall 

be removed as needed to allow for the construction of the development, beyond the 
edge of clearing for the roadway. 

• Additional waiver requested: 2.5.4(c) Performance Guarantee-To protect the Town’s interests 
and investment in this project, denial of this waiver is recommended. 
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Atty. Huggins-Carboni moved into the General Bylaws where she briefly touched upon the requested 
waivers from: 

• Chapter 1, Section 8:  Soil Removal 
• Curb Cut Permit 

The Applicant also requested relief from any other Bylaw that it might not have asked waiver from, just 
to make sure it has all the relief it needs.  Atty. Huggins-Carboni feels that any relief sought should be 
specifically identified and considered by the Board. 
 
The request for waiver of fees is something the Board has to think about. 
 
Atty. Huggins-Carboni included one other area which is that the Planning Board had expressed its 
opinion that the Applicant needs a parking waiver for the project because some of the parking spaces 
are obstructed.  The Board may determine the meaning of the Bylaw language and implications for the 
applicant’s proposed number of spaces.  If the Board finds that the number of parking spaces does not 
meet the Bylaw requirement, it may consider a (partial) waiver of the requirement. 
 
She added that the Applicant has stated that the project will comply with the Lighting Bylaw, and if the 
Board deems that to be true, no waivers will need to be sought on that topic. 
 
Member Lucy made a motion to continue the Public Hearing for 2019-008 ZBA until 5:30pm on 
October 22, 2020. 
Member Todd seconded. 
So voted; 5-0-0, motion carries. 
 
 
 
Respectfully Submitted, 
Noelle L. Scoullar 
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TOWN OF TRURO 
ZONING BOARD OF APPEALS 
MEETING MINUTES 
October 22, 2020 
Remote Meeting 
 
Members Present:  Chair-Art Hultin, John Dundas, Fred Todd, Chris Lucy, John Thornley, Alternate-
Darrell Shedd, Alternate-Heidi Townsend 
 
Others Present:  Atty. Barbara Huggins-Carboni, Ted Malone, Mark Nelson, Jessica Snare, Pamela Wolff, 
Scott Warner, Laura English, Raymond Clarke, Sheila Coleman, Mary Ann Larkin, Karen Ruymann, Patty 
Belanger, Louise Perry, John O’Reilly, Chris Nagle, Patrick Pepper 
 
Atty. Huggins-Carboni read off instructions for citizens interested in joining the meeting.   
 
Chair Hultin called the meeting to order at 5:30pm and wished to start with some opening remarks.  He 
gave a summary of the project process, which Boards the ZBA have heard from and which Town 
Departments they have heard from.  He read the opening paragraph, along with some other sections, 
from the Chapter 40B Handbook for Zoning Boards of Appeal to aid the Board in their discussions 
tonight.  Chair Hultin stated that they have received testimony, review by Boards, and they have 
purposefully not closed the public hearing to further discussion to allow more input.  The ZBA has now 
arrived at a point where they must consider what waivers might be required to make the project viable.  
He referred to the staff memorandum written by Atty. Huggins-Carboni, which lists the waivers in order 
of importance.  The consideration of waivers is on the agenda for tonight.  There is no requirement that 
the ZBA needs to vote on any consideration of waiver discussed tonight.  Chair Hultin mentioned that 
the Board is in receipt of letters from the public which deserve consideration as well. 
 
Public Hearing – Continued 
2019-008 ZBA – Community Housing Resource, Inc. seeks approval for a Comprehensive Permit 
pursuant to G.L. c. 40B, §§20-23 to create 40 residential rental units, of which not less than 25% or 10 
units shall be restricted as affordable for low or moderate income persons or families, to be 
constructed on property located at 22 Highland Road, as shown on Assessor’s Map 36 and Parcel 238-
0 containing 3.91 acres of land area. 
 

1. Applicant’s request:  Relief from specific requirements of Article 14 of the Truro Board of Health 
regulations in excess of MA DEP Title 5 regulations. 
Article 14:  Nitrogen Loading Requirements 
 

Member Dundas does not wish to add anything new at this point.  He believes the due diligence done by 
Mark Nelson and the immediate action by the Applicant to address this specific Article gave him 
confidence that the ZBA has the context in perspective that they need to consider this as a waiver. 
 
Member Shedd concurs with what Member Dundas said.  He stated that this is one of the most 
important waivers the Board is to consider.  He believes everything that’s been presented to the Board 
by the Applicant (as far as the sewage disposal system) has surpassed all requirements required by Title 
V and he agrees with Mr. Nelson that the waiver of Article 14 is appropriate. 
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Member Lucy has no issues with this waiver request.  This system is by far the cleanest, most efficient, 
system the Town has seen. 
 
Member Townsend stated that her colleagues summed up her feelings as well. 
 
Member Todd is convinced, based upon everything the Board has heard, that this will be a system that’s 
much superior to any of the Title V systems.  He pointed out that the project in Westport with the same 
system has numbers coming out of the system at less than 4 mg/L.  He does not believe this will be 
detrimental to anybody downgradient. 
 
Chair Hultin agrees that the system has shown to be superior to anything that was started with in the 
beginning of this process.  It was made clear by the Board early on in their discussions that the proposed 
septic system needed to be upgraded and the Applicant has done that.  One of the things that any 
waiver would require would be conditions.  One of the key elements proposed is for maintenance and 
upkeep of the system, which has been reviewed and thoroughly gone over.  He asked Mr. Nelson’s 
opinion on the present state of the maintenance and testing agreement. 
 
Mr. Nelson stated that from an operation, maintenance and monitoring standpoint he believes the 
proposal is appropriate.  There will be monthly sampling of the effluent before it goes into the leech 
field (for the first year after full occupancy).  If that proves that it’s working well the Board of Health can 
look at perhaps moving the testing to a quarterly basis.  There will also be two monitoring wells placed 
to understand the quality of groundwater upgradient and downgradient of the system.  Those wells will 
be tested regularly as well.  The contingency plan has been set up to outline what would happen if the 
monitoring shows there is an issue with the system.  Mr. Nelson believes the steps the applicant has put 
together provide information for the Board of Health to work with the applicant to solve any problems.  
He has also asked the applicant’s engineer if there is a way to prevent any significant amount of effluent 
getting into the ground that wouldn’t meet the standard of 10 mg/L (if the system doesn’t comply) and 
the engineer is looking into that.  He stated that they’ve been looking at this with a standard of 10 mg/L, 
and as one of the ZBA members mentioned the performance of this system at another location with a 
similar flow is operating well below that. The system is treating the nitrogen very well and it also has a 
filtration system which is likely removing a number of other contaminates.   
 
Chair Hultin stated that the Board could consider asking the Cape Cod Commission to review the new 
proposed septic system.  Doing so would cause a delay, but he wanted to put it out there as a possibility.  
He would need a motion and a vote in the affirmative. 
 
Member Thornley made a motion for the Zoning Board of Appeals to ask the Cape Cod Commission to 
review the proposed septic system with a response time of 20 days. 
Member Lucy seconded, for discussion. 
 
Member Shedd decided to pass on his comments at the time to see what the other Board members had 
to say. 
 
Member Dundas asked that if they move to send this to the Cape Cod Commission, would review 
include recommendations, and are those recommendations binding?  Atty. Huggins-Carboni stated that 
this would not be referred to the Cape Cod Commission as in a DRI (Developments of Regional Impact), 
it would be more like asking their staff to conduct another peer review. 
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Member Townsend is not against referring it to the Cape Cod Commission, but she is not sure it’s 
necessary.  She also asked why they were back at the table discussing the system. 
 
Member Todd’s concern is how quickly it could happen, as he would not like to get involved in a long 
process.  There has been comment from the Pond Village community that this is a new, innovative 
system and he thinks if the Commission can comment on that, it would be useful.  He would not be 
opposed to a review as long as it’s timely. 
 
Chair Hultin echoes those sentiments, and feels the timeliness is very important.  Atty. Huggins-Carboni 
does not know how long this would take.  She hopes that since it’s a discrete review of a particular 
aspect of the project that it would not be that long.  She can find out tomorrow with Health Agent Emily 
Beebe.  She also wished to answer Member Townsend’s question.  The reason why they are back at the 
table is because staff (including herself) were looking at ways to address the concerns raised by the 
Pond Village residents.  It occurred to them that the Commission has expertise and had not reviewed 
the new wastewater system proposed so they reached out to them to see if a review could be 
performed.  Chair Hultin would be in favor, conditionally, with a “report back” time.  He asked if the 
motion could be reframed to limit the amount of time before acting on the waiver.  Atty. Huggins-
Carboni gave a suggestion on how to phrase the motion. 
 
Member Lucy is against going to the Cape Cod Commission as they have had a full year to chime in on 
this.  He does not see how the Board will get a timely review from the Commission and he feels the 
concerns of the Pond Village residents should have been acted upon years ago, along with other Town 
Departments. 
 
Member Shedd is in total agreement with Member Lucy’s comments.  He thinks that if anything is going 
to be reviewed, it would be the septic systems of Pond Village.  If those systems were raised to the 
standards that the Cloverleaf is trying to be held to, then he feels some progress would be made on 
water quality in the Pond Village area.  To ask the Commission to get involved after the engineers have 
gone over this (and come to the conclusion that they have) he agrees with Member Lucy.  He is opposed 
to bringing the Commission in at this point. 
 
Member Thornley does not understand the rush.  He feels it’s important to have as many intelligent 
people look at this aspect of the project. 
 
Member Lucy knows there are approximately 20 properties along the pond itself, and out of the 20 
there are only 2 with nitrogen removal systems.  The majority of the properties have a regular Title V.  
This area has been inundated with sewage and waste.  This project is not what’s causing the issues with 
their water.  It’s the constant building and rebuilding in the Pond Village area, and no one is paying 
attention to the fact that their sewage is poisoning themselves.  Putting in Title V systems is not good 
enough; all the systems should be nitrogen removal systems within a distance to the pond.  He does not 
know why it’s been overlooked for so many years and it’s an issue that should come before the Board of 
Health. 
 
So voted; 
Chair Hultin-Aye 
Member Dundas-Aye 
Member Thornley-Aye 
Member Todd-Aye 
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Member Lucy-Nay 
4-1-0, motion carries. 
 
Chair Hultin would like to postpone further review of the waiver of Article 14:  Nitrogen Loading 
Requirements. 
 

2. Article 9:  Innovative/Alternative Technology (additional waiver required). 
 
Member Shedd believes the system has been explained to the Board in great detail and sees no reason 
why this can’t be waived. 
 
Member Dundas agrees with Member Shedd’s comment. 
 
Member Lucy is also in agreement.  He added that if they do not pass this and allow the system on the 
property the Board will have to go back to the original, standard, Title V.  The State approved this 
system. 
 
Member Thornley had no comment. 
 
Member Townsend was okay with the waiver. 
 
Chair Hultin is also okay with the waiver. 
 
Member Todd agrees and is okay with the waiver. 
 

3. Zoning Bylaw-Section 30:  Use Regulations 
 
Member Dundas views a waiver such as this a necessity and is in favor of the waiver. 
 
Member Townsend is in favor as well. 
 
Member Todd is in favor of waiving. 
 
Member Lucy is in favor of waiving. 
 
Member Thornley is in favor of waiving. 
 
Member Shedd is in favor of waiving and thinks it’s consistent with local needs.  He wished to add that 
he visited an affordable housing project in Eastham, and after seeing the Cloverleaf plans and having the 
public being able to review said plans that have been presented, the Town of Truro is very fortunate to 
have a project like this with the aesthetics and the careful planning as opposed to the Village at Nauset 
Green which is very much like a housing project. 
 
Chair Hultin has no problem waiving this. 
 
Atty. Huggins-Carboni stated that since consensus is unanimous, there is no need for a formal vote. 
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4. Zoning Bylaw-Section 40.6:  Growth Management 
 
Chair Hultin does not see any reason why, however many building permits are needed, that this be 
exempt from the limitations of the Residential Development Limitation Bylaw. 
 
Member Dundas is in favor of the waiver. 
 
Member Townsend is in favor of the waiver. 
 
Member Todd is in favor of waiving. 
 
Member Lucy is in favor of waiving, but asked if they knew whether there would be one permit or 40 
permits?  Chair Hultin thought they could be clear in the waiver that this would not impact the total 
number of permits for a year in the rest of Town.  Member Lucy also pointed out that in the bylaw it 
states that permits not issued within the calendar year may be carried over and be added to the next 
calendar year’s quantity.  He asked if the Board knew how many building permits are currently allowed?  
Chair Hultin thinks this can be an exemption from the Growth Management Bylaw and will not be 
counted toward the growth management limit.  Member Lucy then stated that he would be in favor of 
the waiver. 
 
Member Thornley is in favor of waiving. 
 
Member Shedd asked if, for some technical reason, it was to come before the Building Commissioner 
and additional permits weren’t allowed would this be something a person could bring before the ZBA 
and the Board would have another chance at a waiver?  Chair Hultin clarified that this was regarding the 
next applicant, and he said he thought they could.  Member Shedd stated he was in favor of waiving as 
well. 
 
Chair Hultin is in favor of waiving. 
 
Chair Hultin noted the time and reminded the Board that they still needed to hear public comment.  He 
polled the Board in terms of moving forward with other exemptions.  He thought it to be a bit complex 
unless they found a way to group all the remaining waivers together. 
 
Member Thornley thinks that each one of the waiver requests, when you put them together, describe 
the whole design and he feels that they can’t go against any of them.  He feels they should all be waived. 
 
Member Dundas agrees with Member Thornley’s statement. 
 
Member Townsend agrees as well.  She thinks they’ve had a couple revisions of the overall design of the 
site plan and she feels voting on it as one, and waiving as one, makes sense. 
 
Member Todd agrees and would like to waive them as a batch as they are integral to the design. 
 
Member Lucy is in favor of waiving as a whole. 
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Member Shedd is in favor as well, but thinks the Board got away from Chair Hultin’s original question 
which was; Does the Board want to plow ahead?  Member Shedd is in favor of doing that if the Chair 
would grant a 2-minute recess. 
 
Chair Hultin is also in favor of waiving en masse.   
 
A five-minute break was taken at 6:52pm. 
The meeting resumed at 6:58pm. 
 
Chair Hultin started the discussion, stating they had waiver 50.2 that should be quickly dispensed with. 
 

5. Section 50:  Area and Height Regulations; 50.2:  Building Gross Floor Area for the Residential 
District. 

 
Chair Hultin personally feels that Section 70: Site Plan Review starts to get into the complexities of the 
Planning Board, and he wouldn’t mind reviewing their comments and possibly taking that up at the next 
meeting.  Discussion continued regarding the waiver of 50.2. 
 
Chair Hultin is in support of the waiver. 
 
Member Dundas is in support of the waiver. 
 
Member Shedd is in support of the waiver. 
 
Member Townsend is in support of the waiver. 
 
Member Todd supports the waiver as well. 
 
Member Lucy supports waiving it, with the reminder to the Planning Board to please abide by what they 
have placed in the bylaws for 50.2F. 
 
Member Thornley supports waiving as well. 
 
Atty. Huggins-Carboni wished to clarify that there was consensus as well on the waiver of all the 
dimensional requirements.  Chair Hultin confirmed in the affirmative.   
 
Public Comment 
 
Chair Hultin stated that the first public comment letter was from Pamela Wolff.  Ms. Wolff stated she 
didn’t have any other public comment to make as she believes people already know what her interests 
are and what her questions have been.  She is still concerned about water quality in Pond Village and 
the height limitations of the project.   
 
Next was a public comment letter from the residents of Pond Village.  Mr. Scott Warner wished to 
speak.  He stated that the residents of Pond Village are unequivocally in favor of affordable housing in 
Truro and in their neighborhood.  The residents also supported the acquisition of the Cloverleaf parcel, 
and development of the 12-16 units that was originally proposed.  They believe that the current plan for 
the Cloverleaf parcel represents a threat to their health.  He wished to respond to a comment made by a 
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ZBA member earlier in the meeting.  If he heard correctly, the ZBA member stated that Massachusetts 
has approved the proposed wastewater treatment system.  It was Mr. Warner’s understanding that the 
State has placed the system on a list of pilot systems.  He brought up a concern that a minimum of 50 
systems of this model have to be installed and evaluated for at least 3 years to achieve in-provisional 
status use.  The applicant has only provided 3 such systems, not 50.  In their letter to the ZBA they pose 
a number of questions and concerns which they hope will be shared with the Cape Cod Commission. 
 
Laura English read a statement regarding the duty of the ZBA to protect the residents, and those 
resident’s concerns with the proposed pilot septic system. 
 
Raymond Clarke wished to share some points with the ZBA. 

• As the process enters a final review phase, it does so without a Town Manager and a Town 
Planner overviewing the complexities of the project.  He feels the peer review process is not 
complete, particularly in regard to the downgradient health impacts.  A more comprehensive 
peer review process is essential to garner confidence. 

• The ZBA should not grant any waivers unless the applicant produces a new plan that will meet 
the 5 mg/L standard. 

• There is a way to achieve both affordable housing up the hill and safe water in the village; 
reduce the number of bedrooms and make them all truly affordable. 

 
Sheila Coleman wished to discuss something mentioned in a prior meeting where it was insinuated that 
the number of signatures the Pond Village residents had been able to garner was a small percentage.  
She challenged the math that went into that impression and then challenged the impression itself.  She 
also does not believe any waivers should be passed until the Board of Health-Pond Village water study 
results are received, and comments from the Cape Cod Commission are heard. 
 
Member Shedd wished to address a couple of the points mentioned.  The system is very safe and falls 
within Title V approval regulations.  He thinks the Cloverleaf project wants to be held to a higher 
standard than what the State requires and what’s required of people owning their own systems.  He 
does not understand that, and he also does not understand, as a ZBA member, what their authority is to 
supersede approved standards and regulations.  He was never aware of any water quality problems in 
the Pond Village area until the residents brought it to his attention.  The Cloverleaf project is at least a 
year away, so to hypothetically be blaming the Cloverleaf for problems that already exist requires more 
thought on everyone’s part. 
 
Mary Ann Larkin added that they never knew anything was wrong with their water until this group of 
scientists and doctors in Truro investigated it. 
 
Karen Ruymann noted that one of the comments that prompted this was when Health Agent Beebe 
stated they had 20 samples from 2006 spanning about 10 years and the information was spotty.  Ms. 
Ruymann started asking her neighbors if they knew their nitrate levels, etc.  It was suggested that 
people in the neighborhood get a baseline water quality test so that they would know, years down the 
road, if there were changes.  She urged the Board to finish this project with thorough investigation. 
 
Member Todd reiterated that the ZBA is not blaming Pond Village for the water quality.  The Route 6 
runoff is a major contributor and it was noted in the 2014 Weston and Sampson water study for the 
entire Town that there were concerns there.  He added that with the most recent testing of the water in 
the Pond Village neighborhood, 80 percent of the samples came back at 5 or less which was within the 
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range that is aimed for.  He doesn’t understand the level of panic all of a sudden.  He objects to people 
stating that the equivalent of 3 swimming pools of waste will be coming from the Cloverleaf.  If he takes 
the 120 dwellings (in the Pond Village neighborhood) and assumes 2 bedrooms at 220 gallons per day, 
per year, that’s 12 million gallons.  If there are 3 bedrooms, that would be 18 million gallons.  Everything 
that would come from the project would be treated.  At the worst, the effluent would be at 10 mg/L, 
where with a septic system it could be from 26-80 mg/L.  He thinks people should be careful with the 
numbers being thrown around. 
 
Laura English asked why wouldn’t the Cloverleaf project be held to a higher standard?  Chair Hultin 
stated that it is being held to a higher standard. 
 
Raymond Clarke stated that where there is already a difficult situation with the nitrate levels in Pond 
Village, we shouldn’t be adding to that by not holding the Cloverleaf up to a higher standard. 
 
Patty Belanger wanted to underscore that given the apparent challenges that the residents are 
discovering in the vicinity, the notion that they would wish to be a part of a pilot, or think that it was 
appropriate, defies reason.  Considering this is not a proven system and is a system which will place a 
burden on the water system which the residents depend upon, she thinks their objections are not 
surprising.  She thinks the current study should be seen through and no waivers should be approved 
until that time. 
 
Chair Hultin stated that he understands there is fear of increased nitrate accumulation in the well water.  
He asked Mr. Nelson if there was any evidence of that actually being the case?  Mr. Nelson stated it was 
a complicated answer.  He proceeded to explain the plume and concentrations.  He also added that the 
fact that some homes are seeing elevated nitrogen levels is probably from a septic system in the 
neighborhood because above 5 mg/L will not be from stormwater runoff, and very unlikely it’s from 
fertilizer.  It’s the interaction between a septic system and a nearby private well.  The technology chosen 
for the project is under pilot approval, but current data shows it’s working fairly well and coming out 
below 10 mg/L and is actually close to 5 mg/L.  The additional filtration that’s proposed for this system is 
going to remove many of the other constituents that can affect drinking water quality.  Chair Hultin 
asked if there could be a plan for another monitoring well on the other side of Route 6 to track nitrates?  
Mr. Nelson stated that a monitoring well in that area could be a possibility. 
 
Louise Perry clarified that the residents were not blaming the Cloverleaf for the issues they have in Pond 
Village.  They are concerned that should something happen it will make the Pond Village area worse.  
She asked, since the system is a pilot system, what happens should it fail?  What will the Town do to 
protect them?  Chair Hultin stated that there is a management and operation protocol in place.  John 
O’Reilly explained that they have provided the Board, and Horsley Witten, with a contingency plan that 
would be approved by the Board of Health after a full review by the Health Agent and the Board of 
Health itself.  Mr. O’Reilly briefly summarized the steps which would be followed in addressing a 
problem.  During the monthly testing cycles for the first 12 months (after full occupancy) if there is an 
exceedance of nitrogen or any of the parameters, the first person called besides the operator would be 
the Health Agent of the Town.  It would be the responsibility of the owner of the facility to make 
whatever necessary repairs to bring the system into compliance.  He believes that Pond Village residents 
would be notified once the Board of Health/Health Agent were notified of a problem. 
 
Chris Nagle is concerned about his health and others.  He sees two separate issues, one being the 
problem in the Village.  He is asking that this problem be studied further.  With the existing issue of the 
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higher levels of nitrates in their neighborhood, how can there be a discussion about any nitrates being 
added until the problem is addressed. 
 
Patrick Pepper has been testing his water for the past couple of years.  Their levels have come in at 4.7 
and 3.6.  Barnstable County did not flag these numbers.  Mr. Pepper had no idea that there were any 
health concerns related to those numbers.  It appears, from the science, that the level of 10 is 
inadequate to protect them.  The neighbors of the Village are here because they didn’t get the 
information from Barnstable County.  He hopes that clarifies why the people from Pond Village are 
attending these meetings. 
 
Mr. O’Reilly read a passage from the Board of Health Regulations that essentially gives the Board of 
Health the power to shut the system down and require the waste to be pumped offsite. 
 
Chair Hultin made a motion to continue the Public Hearing 2019-008 ZBA to November 5, 2020 at 5:30 
pm. 
Member Thornley seconded. 
So voted; 5-0-0, motion carries. 
 
Respectfully Submitted, 
Noelle L. Scoullar 
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