
Walsh Property 

Community Planning Committee (WPCPC) 

Remote Meeting: August 30, 202316:00- 8:00 PM 

Please join the meeting from your computer, tablet or smartphone: 
https ://meet.goto.com/2643957 49 

To provide comment during the meeting, you can also dial in using , our phone: 

United States (Toll Free): 1-877-309-2073 Access Code: 264-395-749# 

New to GoToMeeting? Get the app now and be read, when our first meeting starts: 

https://meet.goto.com/install 

Citizens can view the meeting on Channel 8 in Truro and on the web on the "Truro TV Channel 8" button 
under "Helpful Links" on the homepage of the Town of Truro website. Click on the green "Watch" button in 
the upper right comer of the page. Please note that there may be a slight delay (15-30 seconds) between the 
meeting and the livestream (and television broadcast). If you are watching the meeting and calling in, please 
lower the volume on your computer or television during public comment so that you may be heard clearly. We 
ask that you identify yourself when calling in to help us manage multiple callers effectively. 

1. Welcome and Roll Call

MEETING AGENDA 

2. Review and Approve July 26, 2023 Meeting Minutes

3. Public Comment-(5 min.)

4. Town Staff Updates- (10 min.)

o Update on WPCPC Charge

o Online Survey Count

o Update on Walsh Cottages

5. Summary and Discussion of Public Outreach to Date-(45 min.)

o August 16, 2023 Community Event

o Tabling Events at Transfer Station, Church, Farmers' Market

o Other Outreach Events

6. Discussion of Warrant Article and Select Board Next Steps - (30 min.)

7. Recap Meeting Points, Agreements, and Action Items - ( 5 min.)

8. Review Next Meeting Agenda-(5 min.)

9. Public Comment -(5 min.)

10. Other Business

11. Adjourn

Office of Town Clerk 
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AUG 24 2023 

Received TOWN OF TRURO 
By�,-...._ 

If you are unable to attend the meeting, please contact Liz Sturdy at: esturdyra truro-ma. !!OV 

Truro Walsh Property Community Planning Committee Agenda - August 30, 2023 

esturdy
Highlight

https://meet.goto.com/264395749
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Walsh Property Community Planning Committee (WPCPC) Meeting 
Minutes 

July 26, 2023| 6:00 p.m. 
 
Members and Alternates Present 
Co-Chairs: Eileen Breslin and Ken Oxtoby; Members: Fred Gaechter, Russell Braun, Jane Lea, Morgan Clark, 
Betty Gallo, Todd Schwebel, Paul Wisotzky, Steve Wynne; Alternate: Jeff Fischer. 
 
Members and Alternates Absent 
Members: Todd Schwebel, Violet Rein Bosworth; Alternate: Raphael Richter 
 
Also Present 
Carole Ridley, Sophie Mann-Shafir, Christine Jon Win 
 
Welcome, Roll Call  
Co-chair Oxtoby read the remote meeting access instructions and read the roll call and committee members 
present identified themselves. 
Co-chair Breslin led discussion of the minutes of July 12, 2023 stating the minutes format were written in 
bullet points.  Motion to approve meeting minutes as written by Member Gaechter, seconded by Alternate 
Fischer, unanimously approved. 
 
Public Comment 
There was no public comment.  
 
Staff Updates 
Co-chair Oxtoby indicated there were no members of the Town of Truro staff present, no staff updates. 
 
Review and accept revised Executive Summary and Full Report 
Co-chairs Breslin and Oxtoby facilitated a discussion with Members and the Alternate on ways to make the 
document more readable: increasing the font size, adding page numbers, enlarge and move Conceptual 
Master Plan images to the end of the document, and increase vision accessibility by switching out red lines or 
red copy. Wordsmithing, typos, and clarifying language edits were made throughout the document. To make 
edits, the document may increase to six pages.  
Members Wisotzky and Braun suggested a new title “Walsh Property Community Planning Committee | 
Executive Summary | Progress Report for Community Outreach.”  
Alternate Fischer asked that the copy regarding the existing 8 cottages be made clearer.  Member Gaechter 
will provide a copy of the referenced memo dated May 11, 2021 to the co-chairs to revise the paragraph 
copy.  
Member Wisotzky asked that images or references to “Walsh Development Constraints” be re-labeled 
“Walsh Property Topography” in each use.  
Consensus made that all edits to the Executive Summary be captured in the Full Report page by page.  
Timetable to review revised documents and finalize is one week, so we can make the Executive Summary and 
Full Report available to the public before the August 16 event. Both documents should clearly state “Draft 
For Public Comment.” 
 
Homestead concept 
Member Clark gave an overview of her discussion with Town Planner Barbara Carboni, building on an idea 
heard in public meetings, to incorporate homestead questions within the WPCPC surveys. The proposed 
language would use “Build Your Own Home (BYOH) rather than “homestead.”  Member Clark emphasized 
that BYOH is only one of many solutions for housing, and more details are needed regarding qualifications, 
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limitations, etc. She hopes WPCPC can sponsor focus groups in the September timeframe to discuss BYOH in 
more detail with the community.  
 
Survey – Review and approve questions (open ended; qualitative) 
Co-chairs Breslin and Oxtoby facilitated a discussion with Members and the Alternate to review the Self-
Administered Survey document in detail, including the addition of subheadings for clarity: 1) Land Allocation, 
2) Housing, 3) Phasing, 4) Traffic, 5) Wastewater Treatment. 
Member Braun asked that a question be added regarding the purchase price of the Walsh property being 
repaid by development of the property. Member Gaechter stated he did not recall any such reference in the 
original purchase price Town Warrant, other than the purchase was an acquisition by the Town that would 
be paid off.  
Member Clark suggested additional clarification in the Phasing question to more clearly define how many 
houses would be in the first phase and requesting the copy be updated to include “How does the community 
feel about phasing, and to what degree?” Phasing can include not only number of homes, by home style and 
location on the property.  
Alternate Fischer asked for clarification on wastewater treatment and suggested adding “Do you still have 
questions about wastewater and accessibility to the property?” 
The survey will be distributed using Survey Monkey, with a link within the Executive Summary. Paper 
versions of the survey will be available for residents who are not online.   
Consensus made that all edits to the Self-Administered Survey be captured in the Open Ended Survey page 
by page. 
 
Further Discussion on Outreach Activities 
August 16th event 
Sign up for tabling and other community events 
 
Consultant Ridley noted that a printed version of the Open Ended survey was to be used by WPCPC members 
during community events to capture public feedback.  
She also stated that WPCPC members should add dates to the tabling event spreadsheet so we can 
coordinate dates and times. Co-chair Breslin noted it may be difficult to coordinate two people at each event 
and that Members should be prepared to do events on their own. She asked that Members complete the 
spreadsheet by the end of this week if possible.  
August 16 event is on schedule, more information will be available by the end of this week. Co-chair Breslin o 
noted that is will be great to see everyone in person at the event.  
 
Recap Meeting Points, Agreements, and Action Items 
Co-chair Oxtoby gave a summation of the work accomplished during this meeting.  
 
Review Next Meeting Agenda 
 
Public Comment 
There was no public comment. 
 
Adjourn 
A motion to adjourn was made by Member Wynne and seconded by Member Gaechter. The meeting 
concluded at 8:05 p.m. 
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The following is a summary of comments extracted from the sheets reported by facilitators at each 
public forum table.  Comments are organized in the following categories: 
 
-Allocation of uses 
-Housing types and amounts 
-Other housing related comments 
-Phasing 
-Level of community support 
-Traffic 
-Fiscal impacts 
-Water/Wastewater 
-Other 
 
Multiple similar comments are documented to convey the frequency and different ways that similar 
comments were offered. 
 
ALLOCATION OF USES 
Comfortable with 40% of land/28 acres developed but the proposed development is too dense. 
A significant number wanted some assurance that the remaining 60% of total land would not be 
developed in the future. 
 
Request more definition of what would take place in the commercial space.   
Will the addition of commercial space have a negative impact on local businesses—has this been 
explored? 
Others felt no commercial space is needed but may be needed elsewhere in town. 
 
What is included in the recreation area? Pickle ball courts? 
Like the inclusion of recreation space, and would like to see more open space. 
 
Scope and size of proposal is too large. Too much affordable housing is concentrated in one location. 
What is the impact on schools and local services for taxpayers? 
 
Would like to see less housing, more space for public recreation such as pickle ball, tennis, pool, etc. 
 
HOUSING TYPES AND AMOUNTS 
All [at table] agreed need responsible development of affordable housing. 
 
Nearly unanimous [at table] that density was too high.  Almost all were in favor of capping development 
at 50 units total.  Want to protect rural character of town.  Abutters were concerned about impacts. 
Town should consider other options such as ADU, housing land trust, and such. 
 
Variety of housing proposed was OK, but wanted to limit apartment buildings to two stories with both 
rental and owner occupied.  Whatever variety of houses and apartments no more than 50 units.   
 
Too many housing units, too many people. 
Are there jobs to support all of these new people? 
Too dense, too many housing units 
Too big an increase in population 
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Density is way too great 
 
Many commented that there are too many apartments.   
There should be fewer apartments 
Do not want apartment buildings 
 
Two stories should be the maximum. 
Nothing above two stories (2 ft) 
Buildings should be no more than two stories 
Maximum 50-80 units, mix of single and dual town houses, and up to 10 Build your own house lots. 
 
There should be a maximum of 42 units. 
Maximum of 50 units. 
 
This proposal is too suburban for Truro 
This will change the character of Truro 
 
More housing for seniors desired. 
Seniors want to move out of homes into apartments – include a certain percentage of the units on the 
Walsh Property for seniors. 
Some percent of homes should be for seniors. 
Elderly are not mentioned in the plan. 
Not clear that housing for seniors will be provided. 
 
One person felt that we needed more density on the site and fewer single-family homes.  More 
apartments.   
 
One table was in agreement that the language needed to be “up to 252 units”. Not just 252 units.  They 
felt like this language coupled with the phasing language helped them to feel more secure that things 
weren’t just going to be continually built on the site with no need, just to get to the 252.   
 
More open space desired 
There is no discussion of the plan for the open space use of the property 
 
Plan offers very little for people who don’t live on the Walsh Property 
 
There is support for Build Your Own Home/single-family house lots. 
What kind of guidelines will be provided for these lots?  Will tiny homes be allowed? 
The lots should be deed restricted. 
Restrict single family homes should not be allowed to be sold for profit for 30 years 
How big are the lots for single family homes?  If .5 acres there could be 56 lots. 
Focus on the area of the site already developed. 
 
 
OTHER HOUSING-RELATED  
Not clear how many bedrooms are in each proposed unit. 
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Do not believe the validity of the Housing Production Plan as a true reflection of community need.  Data 
have been improperly applied-how will that be corrected to determine Truro’s real housing need? 
How do we know if the Housing Production Plan is accurate? What was the transparency of that 
process? 
 
Can units be restricted to Truro workers? How can Truro residents and workers be given preference? 
 
How will it be decided how much housing is “small a” affordable and “large A” affordable? 
 
Could some of the space be used or summer work housing, and used for something else (i.e., conference 
center) in the off season? 
 
There were a lot of questions about affordable housing - who qualifies?  What are the income 
levels?  Will the units stay affordable?  Who will live there? 
Need more information on eligibility for affordable housing, what are the guidelines, who is responsible, 
will the guidelines be adhered to? 
Who will monitor to ensure that affordable housing remains affordable? 
People agreed that there needed to be a prohibition on short term rentals for all housing on the 
property.   
 
Concern that if get Federal or State grants housing will be open to anyone (Fair Housing requirement?), 
not just local people.  Even if affordable, how do you keep it that way in future with priority for Truro 
residents?  Lots of distrust – people saying existing affordable housing on Sally’s way not being fully used, 
or people who get it don’t qualify, or aren’t local, and stories about other town Accessory Dwelling Units 
being used for summer rentals. 
 
PHASING 
All [at table] agreed this was a good idea. 
Strong support for phasing.  For most of the table it made the 252 number digestible.  However there 
was one person who still had concerns about the number being too high and that once 252 was 
approved, it gave permission for there to be 252.  So, the phasing for most made the plan palatable with 
at least one or two exceptions at the table.   
 
Would like to see housing types mixed but this may be difficult to achieve. 
Phasing should include a mix of each type of housing 
 
Need specific information on phasing. How does it work in terms of water and wastewater 
infrastructure? 
 
At least 3 phases, 20-25 units for first phase 
 
After phase 1, how long we will examine until phase 2?  
Is it possible needs will be met by phase 1?  
Can development be stopped? Evaluate after each phase, allow Town Meeting to vote after each phase. 
 
Phasing is a good idea, and Town Meeting should be able to vote in each phase. 
Consider Cloverleaf phase 1 and Walsh as phase 2. 
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Walsh property needs to be included in a town-wide housing plan made available to the public and 
transparent before implementation. 
 
Phasing should be restricted to a maximum of 50-80 units recommended. 
 
Phasing should consider truck traffic generated by construction. 
 
Infrastructure can only be put in as phasing is put in. 
Where is data from Cape Cod Commission, Association to Preserve Cape Cod about how what type of 
infrastructure can be supported on the site and where? 
 
LEVEL OF CURRENT SUPPORT 
Major things people were concerned about were housing density (too high), more detail on traffic 
(summer traffic survey and want a proposed plan), better information on how finances will be handled 
(what is cost to taxpayers), and how to guarantee priority for housing to Truro residents (now and into 
future).  Also, there is much confusion about what people will be voting for in October (will it commit 
town to spend, and will they have chance to vote on different phases), and distrust in the process.   
There is a need to explain how much this will cost (development, maintenance, impacts on local 
services) and who will pay the costs 
 
The majority of the table were supportive of the plan with the phasing, access and traffic caveats.  There 
was no discussion of cost or tax consequence at the table.   
 
This is going to Town Meeting too soon, too fast. 
 
Could the Town Meeting vote be delayed to allow more time to gather information about traffic, density, 
funding, community services impact, impact to taxpayers? 
 
What is Town Meeting being asked to approve? What happens after Town Meeting—is this the last 
opportunity for the community to weigh in? 
Generally, there was a lot of confusion about the Master Plan, what it is, and what it commits the town 
to spend.  If approved, will it commit the town to spend money right away, or will town get to vote on 
each phase at a later date?  If the plan is approved what happen then – will select board take over and 
make decisions, or will there be a new committee? 
 
Ask Town Meeting to approve first phase of no more than 50 units. 
 
Concerns about water, safety, security for the Town.  
 
Strong opposition to maximum density housing. 
 
Town planning reports feature protection of Truro’s rural character—this plan would not do that. 
 
There is support for responsible development of affordable housing. 
 
TRAFFIC 
With only one access there are concerns about safety and accessibility for emergency services. 
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Concerns about traffic and access!  Folks didn’t understand why the abutting roads to the north and 
south were taken off the table by Town Counsel.  They wanted more information as to why.    
 
All concerned, existing study is a joke, want summer counts, too dangerous in summer to make left hand 
turns.  What is solution? 
 
The current traffic assessment is insufficient and unrealistic. Looking only at winter traffic counts is 
insufficient. 
Question the validity of the traffic analysis 
 
Local Police and EMS involvement in traffic incidents from Shore Rd to South of Castle Rd.  
Proposal to relocate DPW to the public safety facility expands the traffic safety zone and needs to be 
considered in the traffic study. 
 
Traffic on the Route 6 corridor is now impacted by major infrastructure projects – not current traffic 
data.   
 
FISCAL IMPACT 
All were concerned there a hidden costs and that taxes will go up (example, how will water tower be 
paid for, what are guarantees that development will be paid for with grants?).  What are increased costs 
to schools, policing services and such.  There was no detail in the plan.  It needs to be explained more 
clearly.   
 
How much will this scale of development cost taxpayers increased taxes due to increased services 
 
How much will this cost tax payers? 
How much will tax payers have to pay for affordable housing?  
Is it true that it could cost taxpayers in the range of 30,000-50,000 per unit? 
 
Who will be responsible for the cost of wastewater treatment ongoing? 
 
Will the area pay municipal taxes? 
Who pays municipal taxes for rental units? 
If renters do not pay taxes, who will be responsible for paying for the town services they receive? 
 
Who in Town would oversee this development? Truro needs a full-time housing coordinator. 
 
WATER RESOURCES 
Concerned about protection of groundwater and water supply to wells, and wanted guarantee that any 
wastewater treatment system would work.   
 
This scale of development will put too much pressure on water and wastewater demand. 
 
More data are needed on nitrogen loading from the development. 
 
Where is data from Cape Cod Commission, Association to Preserve Cape Cod about how what type of 
infrastructure can be supported on the site and where? 
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OTHER 
What are the best ways to retain families in Truro? 
Everyone benefits when we have more families in Truro, more children in the schools. 
 
Childcare is needed so people can work. 
 
Concerns about impacts to abutters. 
 
What can we learn from other regional projects—what size are those projects? 
 
What is the cost of this development and who will pay for it? 
 
What kind of zoning exemptions would be needed for this project to be developed? 
 
Who will be responsible for managing the site? 
 
One person wanted to make sure that energy efficiency etc… was included in the RFP.   
 
What does Truro get out of this, i.e., a bus shelter, post office, community pool and such.  Also, will 
housing be provided for town employees, community gardens, walking trails? 
Will this density of development put pressure on the electrical grid? 
 
Transparency of the process is important. 
 
Dissenting opinions and minority opinions need to be heard.  
It seems that studies and survey that don’t match building plans are ignored or minimized. 
 
What happened to the Town-wide survey that the town took? Are those results available to the people 
of the town? Results are reported to be on the town website but are not accessible. How can the results 
be accessed? 
 
Should there be sidewalks? 
Should there be an architectural competition? 
 
What will happen to existing cottages, will they be historically documented? 
 
 





















































Notes from 8/16/23 Walsh Committee Meeting with Public – Jeff Fischer 

Discussion with approximately 16 people at table.  Almost all seniors, and from comments I got 
impression many were part-time residents.  Would have been nice to know how many actual voters. 

1. Amount of land being developed. 
• Everyone was comfortable with amount of land, 28 acres, being proposed for development.   
• A significant number wanted some assurance that 60% of total land would not be developed in 

the future 
2. Housing Density – Almost all remaining time was spent on this.  Major things people were 

concerned about were housing density (too high), more detail on traffic (summer traffic survey 
and want a proposed plan), better information on how finances will be handled (what is cost to 
taxpayers), and how to guarantee priority for housing to Truro residents (now and into future).  
Also, there is much confusion about what people will be voting for in October (will it commit town 
to spend, and will they have chance to vote on different phases), and distrust in the process.   
• All agreed need responsible development of affordable housing. 
• Density - Nearly unanimous that density was too high.  Almost all were in favor of capping 

development at 50 units total.  Want to protect rural character of town.  Abutters were 
concerned about impacts. Town should consider other options such as ADU, housing land trust, 
and such. 

• Variety of housing proposed was OK, but wanted to limit apartment buildings to two stories with 
both rental and owner occupied.  Whatever variety of houses and apartments no more than 50 
units.  Not clear that housing for seniors will be provided. 

• Question about what Truro gets out of this, ie a bus shelter, post office, community pool and 
such.  Also, will housing be provided for town employees? 

• Traffic – All concerned, existing study is a joke, want summer counts, too dangerous in summer to 
make left hand turns.  What is solution? 

• Finances – All were concerned there a hidden costs and that taxes will go up (example, how will 
water tower be paid for, what are guarantees that development will be paid for with grants?).  
What are increased costs to schools, policing services and such.  There was no detail in the plan.  
It needs to be explained more clearly.   

• Brief discussion of water tower, where it would be placed, and concern about cost. 
• Meeting local need -  Concern that if get Federal or State grants housing will be open to anyone 

(Fair Housing requirement?), not just local people.  Even if affordable, how do you keep it that 
way in future with priority for Truro residents?  Lots of distrust – people saying existing affordable 
housing on Sallys way not being fully used, or people who get it don’t qualify, or aren’t local, and 
stories about other town ADUs being used for summer rentals. 

• Other -  Some were concerned about protection of groundwater and water supply to wells, and 
wanted guarantee that any wastewater treatment system would work.   

3. Phasing -  All agreed this was a good idea. 

Generally, there was a lot of confusion about the Master Plan, what it is, and what it commits the 
town to spend.  If approved, will it commit the town to spend money right away, or will town get to vote 
on each phase at a later date?  If the plan is approved what happen then – will select board take over 
and make decisions, or will there be a new committee? 



There were a lot of questions about affordable housing - who qualifies?  What are the income levels?  Will the units 
stay affordable?  Who will live there? 
 
Strong support for phasing.  For most of the table it made the 252 number digestible.  However there was one person 
who still had concerns about the number being too high and that once 252 was approved, it gave permission for there 
to be 252.  So, the phasing for most made the plan palatable with at least one or two exceptions at the table.   
 
Folks wanted more definition of what would take place in the commercial space.   
 
Concerns about traffic for sure!  Access!  Folks didn’t understand why the abutting roads to the north and south were 
taken off the table by Town Counsel.  They wanted more information as to why.    
 
People agreed that there needed to be a prohibition on short term rentals for all housing on the property.   
 
One person felt that we needed MORE density on the site and fewer single family homes.  More apartments.   
 
A couple of folks were concerned about the scale of the proposal and that it would change the character of 
Truro.  These folks also didn’t want more people in Truro.   
 
One person wanted to make sure that energy efficiency etc… was included in the RFP.  And that any plans/RFP 
needed to be peer reviewed.  I’m not sure what they meant by this.   
 
The table was in agreement that the language needed to be “up to 252 units”. Not just 252 units.  They felt like this 
language coupled with the phasing language helped them to feel more secure that things weren’t just going to be 
continually built on the site with no need, just to get to the 252.   
 
In general, I would say the majority of the table were supportive of the plan with the phasing, access and traffic 
caveats.  There was no discussion of cost or tax consequence at the table.   
 
Table Notes 
Paul Wisotzky (He/Him/His) 
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