




 70.4 - RESIDENTIAL SITE PLAN REVIEW CHECKLIST - Applicant

Address:    Applicant Name:    Date: .

No. Requirement Included
Not

Included
Explanation, if needed

C. Procedures and Plan Requirements

1a. An original and 9 copies of the Application for Site Plan Review

1b. 10 copies of the required plans and other required information including this Checklist

1c. Completed Criteria Review

1d. Certified copy of the abutters list obtained from the Truro Assessors Office

1e. Applicable filing fee

Site Plans

2a.
Site Plans shall be prepared, stamped and signed by a Registered Land Surveyor and 

Professional Engineer

2b. Site Plans shall be prepared at a scale of one inch equals forty feet (1"=40') or larger

3 Site Plan shall include the following:

3a. 1
North Arrow and a locus plan containing sufficient information to locate the subject property, 

such as streets bounding or providing access to the property.

3a. 2

Zoning Information:  All applicable Zoning Bylaw information regarding the site's 

development, both existing and proposed conditions.  This information shall be placed in a 

table format which must list all setbacks; percent of lot coverage, broken out between 

building, pavement, landscape coverage, etc.; number of buildings; total amount of square 

feet; and any other applicable zoning information necessary for the proper review of the site 

plan.

Existing:

     All setbacks

     Percent (%) of lot coverage broken out between building, pavement, landscape

     coverage, etc.;

     Number of buildings

     Total number of square feet

     Any other applicable zoning information necessary for the proper review of the

     site plan
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Prior site plan prepared by RLS William N. Rogers in connection with prior RSPR; proposed site plan prepared by architect.

Partial waivers requested as to RLS or PE preparation, stamp, and signature and items noted as to Existing and Proposed site plans below.

Please see attached 70.4.c waiver requests and separate zoning table document
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 70.4 - RESIDENTIAL SITE PLAN REVIEW CHECKLIST - Applicant

Address:    Applicant Name:    Date: .

No. Requirement Included
Not

Included
Explanation, if needed

Proposed:

     All setbacks

     Percent (%) of lot coverage broken out between building, pavement, landscape

     coverage, etc.;

     Number of buildings

     Total number of square feet

     Any other applicable zoning information necessary for the proper review of the

     site plan

3a. 3
Assessor and Deed Information: The Truro Assessors Atlas Map(s) and Parcel(s) numbers 

and all plan and deed references.

3a. 4 Graphic Scale

3a. 5 Title Block - Including: 

name and description of the project; 

address of the property; 

names of the record owner(s) and the applicant(s); and 

date of the preparation of the plan(s) and subsequent revision dates

3a. 6 Legend of All Symbols

3a. 7 Property boundaries, dimensions and lot area

3a. 8 Topography and grading plan

3a. 9 Location, including setbacks of all existing and proposed buildings and additions

3a. 10 Septic system location

3a. 11 Location of (as applicable):  

wetlands

the National Flood Insurance Program flood hazard elevation, and

Massachusetts Natural Heritage Endangered Species Act jurisdiction

3a. 12 Driveway(s) and driveway opening(s)

3a. 13 Existing and proposed lighting

3a. 14 Existing landscape features both vegetative and structural

3a. 15
Limit of work area (area to be disturbed during construction, including parking and storage of 

vehicles and equipment) and work staging area(s)
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 70.4 - RESIDENTIAL SITE PLAN REVIEW CHECKLIST - Applicant

Address:    Applicant Name:    Date: .

No. Requirement Included
Not

Included
Explanation, if needed

Architectural Plans

3b.
Architectural plans with all dimensions at a scale of no less than 1/8” = 1’-0”, including:

elevations

floor plans

3c. Lighting specification, including style and wattage(s)

Neighborhood Context:

3d.

Photographs or other readily available data concerning the location and size of buildings on 

lots adjacent to or visible from the lot under consideration in order to provide a neighborhood 

context for the property under consideration

3e. Re-vegetation/Landscaping plan, including both vegetative and structural features
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Criteria 1 of 2 

ADDRESSING THE REVIEW CRITERIA 

§ 70.1 PURPOSE

The purpose of Site Plan Review for Commercial Development and for Residential Development 

is to protect the health, safety, convenience and general welfare of the inhabitants of the Town. It 

provides for a review of plans for uses and structures which may have significant impacts, both 

within the site and in relation to adjacent properties and streets; including the potential impact on 

public services and infrastructure; pedestrian and vehicular traffic; significant environmental and 

historic resources; abutting properties; and community character and ambiance. 

Instructions:  Please provide the Planning Board with a short explanation of how your application 

meets each of the review criteria of §70.4D of the Truro Zoning Bylaw.  If you require extra space 

for your answers, please attach the additional information to your application in no more than two 

pages.  This is to provide the Planning Board with an overview of your rationale prior to the meeting. 

§70.4D – REVIEW CRITERIA

The Planning Board shall review Residential Site Plans and their supporting information.  It is the intent

of Residential Site Plan Review that all new construction shall be sited and implemented in a manner that

is in keeping with the scale of other buildings and structures in its immediate vicinity in order to preserve

the characteristics of existing neighborhoods.  Such an evaluation shall be based on the following

standards and criteria:

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

existing terrain and lot and provides for solar and wind orientation which encourages energy

conservation because:

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________

2. Building Design and Landscaping.  Proposed development is consistent with the prevailing

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

appropriate scale, massing, building materials, screening, lighting and other architectural

techniques because:

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________

_____________________________________________________________________________

Charlie Zehnder
Typewritten Text
The existing dwelling is situated on the high portion of the lot to take advantage of the strong cooling wind in the area.
The porch roofs block direct solar gain in the summer.  The proposed addition will not change the house's relationship to the
existing terrain or lot or negatively impact energy conservation.

Charlie Zehnder
Typewritten Text
The existing house is a replacement of a similar style house built in 1900, at the same location.  It is a small scale, centrally
massed, wood framed one story building with surrounding porches, cedar shingle siding, a stone chimney, divided pane
double hung windows, and traditional design.  There is a detached garage / studio of the same design on the lot.  The property
is in the National Seashore and is surrounded by trees which provide natural screening.  The proposed addition will use the
same architectural details as the existing house.  The development is consistent as to neighborhood buildings and structures.



Criteria 2 of 2 

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

practicable by minimizing any grade changes and removal of vegetation and soil because:

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________

4. Circulation.  Curb cuts and driveways will be safe and convenient and will be consistent with

Chapter I, Section 9 of the General Bylaws of the Town of Truro because:

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________

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

Town of Truro.  There will be protection of adjacent properties and the night sky from intrusive

lighting because:

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________

______________________________________________________________________________
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The applicant does not propose any change to the existing driveway or access to the property.

Charlie Zehnder
Typewritten Text
The applicant proposes one exterior wall mounted lantern fixture by the entrance to the addition.  This fixture will be the
current wall fixture relocated to the addition.  It will be consistent with the General Bylaw lighting requirements.

Charlie Zehnder
Typewritten Text
The only proposed landscaping changes are a berm and steps at the rear side of the house, together with plantings. There are
no proposed changes to the site's natural landscape or removal of vegetation, and the only grading will be between the existing
retaining wall and the proposed steps.  The addition will be located immediately next to the existing house, which is currently
yard space improved with paving stones.  The only proposed soil removal will be to excavate basement area under the
proposed addition.



  

Site Plan Review Waiver Requests 

 

12 Ocean Bluff Lane 

Assessor’s Map 37, Parcel 6 

Truro Atlantic View Realty Trust 

______________________________________________________________________ 
March 27, 2023 Prepared by Benjamin E. Zehnder 

 

Applicant Bruce A. Jacobson, as Trustee of the Truro Atlantic View Realty 

Trust, seeks Site Plan Review for a proposed 272 sq. ft. addition and 155 sq. ft. porch 

extension to the existing single-family dwelling at 12 Ocean Bluff Lane in the Seashore 

District.  The existing house and garage / studio structure were built in 2018 – 2019 by 

prior owner Kenneth Kuchin following site plan approval, replacing a previous house in 

approximately the same location. 

 

The current proposal adds less than 1,000 sq. ft. of gross floor area and standing 

alone would not trigger Site Plan Review under Bylaw § 70.4(A).  However, while 

preparing an application to the Board of Appeals the applicant reviewed the approved 

plans and building plans and approved building permits from the Building Department.  

Those documents show that the house as built included 302 sq. ft. which had been 

previously shown as a screened porch and 658 sq. ft. of basement living space which 

had previously been shown as unfinished basement.  Due to those changes the house 

and studio / garage, as built, contain approximately 970 sq. ft. more Seashore District 

Total Gross Floor Area than was shown on the approved site plans, and as a result, the 

applicant’s current proposal will result in more than 1,000 sq. ft. of SDTGFA, 

triggering review. 

 

The applicant was not aware that the additional living space was added after the 

original Site Plan Review process when he purchased the property and had the 

proposed addition designed and therefore did not expect further review would be 

required under § 70.4 or that a land surveyor or engineer would be needed to permit the 

proposal.  The applicant therefore seeks partial waivers from some of the application 

requirements, due to the significant delay which would result from hiring a surveyor or 

engineer at this stage of the project, given the shortage of available firms taking on new 

work.  The applicant submits that the existing stamped plans, new architectural 

drawings, and zoning information table, together, provide sufficient information to 

allow the Planning Board to review the proposed addition, as well as the changes made 

by the previous owner.  The applicant therefore respectfully asks for waiver of the 

following application requirements pursuant to Bylaw § 70.4(F):  

 

 Partial waiver is requested from requirements 70.4(C)(2a) (site plan preparation 

by a RLS or PE) and 3a.2 (as to including zoning information on site plan) for both 

Existing and Proposed site plans.  Although the prior owner added living space to the 

dwelling structure subsequent to the previous Planning Board approval, that work was 

all internal to the building footprints shown on William Rogers’ stamped site plans 

from the 2017-2018 Site Plan Review process and, as such, there is no additional 



  

information about the relationship of the two buildings to the site or lot lines which a 

new stamped plan could show.  With regard to the zoning table, the applicant’s attorney 

has prepared a new zoning table, as a separate document, based upon the plans filed 

with the Building Department and the new architectural floor plans.  The table supplies 

the required zoning information for the prior approvals, the existing structures, and the 

current proposal. 

 

Additionally, the applicant requests waivers from requirements 70.4(C)(3a.11) 

(MNHESA jurisdiction) and 3a.15 (limit of work area).  The proposed changes are to 

the existing house structure and do not involve changes to the site’s landforms, natural 

habitats, or other features of the exterior site, excepting a proposed berm and stairs next 

to the house.  The applicant respectfully submits that the requested site plan waivers 

will not affect the Board’s ability to fully review the proposal. 



Zoning Table

Zoning District: NSD - Seashore

Assessor's Map 37 Parcel 6

Prior Approvals Existing Proposed

Lot Area 117,113 s.f. (2.689 ac.) no change no change

Setback - South 17.04' 17.04' appr. 9'

Number of Buildings 2 2 2

Lot Coverage:

Buildings 1,841 s.f. 2,150 s.f. 2,422 s.f.

Decks 1,013 s.f. 860 s.f. 1,106 s.f.

Parking Areas and Driveways 2,824 s.f. 2,824 s.f. 2,824 s.f.

Walkways 1,370 s.f. 1,370 s.f. 1,370 s.f.

Total: 7,048 s.f. 7,204 s.f. 7,722 s.f.

(6.0%) (6.2%) (6.6%)

Seashore District T.G.F.A.:

House (Basement) 0 658 s.f. 1,116 s.f.

House (1st) 1,182 s.f. 1,483 s.f. 1,782 s.f.

Studio / Garage (Basement) 0 0 0

Studio / Garage (1st) 660 s.f. 670 s.f. 670 s.f.

Total: 1,842 s.f. 2,811 s.f. 3,568 s.f.





 1112 SEQ #:  1,0809/1/2022Key: Town of TRURO - Fiscal Year 2023  6:23 pm

DESCRIPTION CARDBNPARCEL ID CLASS% 

ofSINGLE FAMILY12 OCEAN BLUFF LN37-6-0  11 21010

%1stINSPAMOUNTDESCTYPMT NOT PMT DTSALE PRICE BK-PG (Cert) BYDOSTRANSFER HISTORY

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

 0NSD FRNTZONING CURRENT ASSESSED PREVIOUS  TOTAL

N

O

T

E

 LAND  1,231,700  1,061,700 

 BUILDING  840,500  510,800 
NAT'L SEASHORENbhd

 DETACHED  0  0 Infl1 EROSION

 OTHER  444,100  233,600 NO ADJInfl2

 TOTAL

RCNLDTY

MODEL 1 RESIDENTIAL

QUAL COND ADJ PRICEDIM/NOTE UNITSYB

VQUALITY VERY GOOD [100%] 1.55

STYLE  1  1.00 RANCH [100%]

FRAME  1  1.00 WOOD FRAME [100%]

 2018YEAR BLT

MEASURE LG9/18/2019

EFF.YR/AGE

LIST LG9/18/2019

REVIEW

$NLA(RCN)

NET AREA

 1.020 

 1,640

 866,455

03 03 %COND

 0FUNC

 0ECON

DEPR  3 % GD  97

$840,500

BAT TCD ADJ PRICE RCNUNITSDESCRIPTION DESCRIPTIONADJELEMENT

UNITSCAPACITY

BLDG COMMENTS

ADJ

1

5

2

2

8

0

STORIES(FAR)

ROOMS

BEDROOMS

BATHROOMS

FIXTURES

UNITS

1.00

1.00

1.00

1.00

$5,600

1.00

100

300

A

A

0.775

1.795

 16

 16

1.00

1.00

E50

 1

0.50

1.00

 1

 1

1.00

1.00

1,174,125

179,250

1.00

1.00

 1

 1

1.00

1.00

SW1

SW1

7.50

7.50

909,950

321,750

VC

$528

 100

19-369

19-246

18-220

18-198

11/13/2019

08/19/2019

07/10/2018

06/14/2018

ADDITION

ADDITION

SINGLE FAM R

DEMO

27,000

935,000

9,000

03/16/2022

03/16/2022

09/18/2019

08/21/2018

JN

JN

LG

LG

100

100

100

100

100

100

100

100

TRURO ATLANTIC VIEW RLTY 

KUCHIN KENNETH S

SMALL NEAL E ESTATE OF

07/09/2021

03/31/2017

09/24/2013

V

O

A

4,300,000

1,200,000

34281-342

30391-167

587-175

2.570 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

2

2

1

5

DETAIL ADJ

OVERALL

 1.000 

 1.040 

BN ID

CONDITION ELEM CD

CD ADJ DESC

2018 / 3

LLF

BAS

OPA

BMU

EPA

WDK

FPL

ODS

L

L

N

N

N

N

O

O

520

1,120

1,124

600

286

114

1

289.98

423.31

81.51

113.83

173.88

83.70

16,772.90

0.00

150,792

474,104

91,620

68,295

49,730

9,542

16,773

LOWER LEVEL FIN

BAS AREA

OPEN PORCH

BSMT UNFINISHED

ENCL PORCH

ATT WOOD DECK

FPL, FIREPLACE

OUT DOOR SHOWER

A

+

+

D

E

H

2018

2018

1.00

1.00

1.00

1.01

1.00

1.00

1.03

1.00

3

1

2

2

1

2

9

2

FOUNDATION

EXT. COVER

ROOF SHAPE

ROOF COVER

FLOOR COVER

INT. FINISH

HEATING/COOLING

FUEL SOURCE

CONTIN WALL

WOOD SHINGLES

HIP

WOOD SHINGLES

HARDWOOD

DRYWALL

WARM/COOL AIR

GAS

PHOTO 12/20/2019

BUILDING

 1,806,100  2,516,300 

TRURO ATLANTIC VIEW RLTY TRUST

TRS: BRUCE A JACOBSON

PO BOX 954

NO TRURO, MA 02652



 1112 SEQ #:  1,0819/1/2022Key: Town of TRURO - Fiscal Year 2023  6:23 pm

DESCRIPTION CARDBNPARCEL ID CLASS% 

ofSINGLE FAMILY12 OCEAN BLUFF LN37-6-0  22 21010

%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  444,100 

Nbhd

 DETACHEDInfl1

 OTHER Infl2

 TOTAL

RCNLDTY

MODEL 1 RESIDENTIAL

QUAL COND ADJ PRICEDIM/NOTE UNITSYB

VQUALITY VERY GOOD [100%] 1.55

STYLE  1  1.00 RANCH [100%]

FRAME  1  1.00 WOOD FRAME [100%]

 2018YEAR BLT

MEASURE LG2/20/2020

EFF.YR/AGE

LIST EST2/20/2020

REVIEW

$NLA(RCN)

NET AREA

 1.060 

 660

 457,804

03 03 %COND

 0FUNC

 0ECON

DEPR  3 % GD  97

$444,100

BAT TCD ADJ PRICE RCNUNITSDESCRIPTION DESCRIPTIONADJELEMENT

UNITSCAPACITY

BLDG COMMENTS

ADJ

1

0

1

1

3

0

STORIES(FAR)

ROOMS

BEDROOMS

BATHROOMS

FIXTURES

UNITS

1.00

1.00

1.00

1.00

$2,100

1.00

VC

2/20/2020 Left door tag for List. Estimated interior, 

hoping for response to door tag. (BP for scrn porch - 

only the footing sonotubes are in.)

$694

 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 

 1.010 

BN ID

CONDITION ELEM CD

CD ADJ DESC

2018 / 3

BGR

BAS

ATF

OPA

N

L

N

N

660

660

330

180

124.94

427.22

219.76

104.20

82,462

281,964

72,522

18,757

SF BSMT GARAGE

BAS AREA

FINISHED ATTIC

OPEN PORCH

A

A

A

B

2018

1.00

1.00

1.00

1.01

1.00

1.00

1.00

1.00

3

1

1

2

1

2

1

2

FOUNDATION

EXT. COVER

ROOF SHAPE

ROOF COVER

FLOOR COVER

INT. FINISH

HEATING/COOLING

FUEL SOURCE

CONTIN WALL

WOOD SHINGLES

GABLE

WOOD SHINGLES

HARDWOOD

DRYWALL

FORCED AIR

GAS

PHOTO 02/20/2020

BUILDING

TRURO ATLANTIC VIEW RLTY TRUST

TRS: BRUCE A JACOBSON

PO BOX 954

NO TRURO, MA 02652
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Addendum – Nearby Structures 

 

12 Ocean Bluff Lane 

Assessor’s Map 37, Parcel 6 

Truro Atlantic View Realty Trust 

________________________________________________________________________ 
March 27, 2023 Prepared by Benjamin E. Zehnder 
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Bk 31345 Pg92 #29188

06-18-2018 @ 12:00p

TOWN OF TRURO
Planning Board

P,0. Box 2030, Truro, MA 02666
Tel: (508) 349-7004 Fax: (608) 349-5606Vi

03

CQ
Or

RESIDENTIAL DEVELOPMENT SITE PLAN REVIEW

DECISION00

o

Address: 11 Ocean Bluff LaneAtlas Map 37 Parcel 6

a
Applicant: Kenneth S, KuchJnCase Reference No: 2017-0I0SPR3

<-5

Hearing Date: December 6,2017, May 23,2018 Decision Date: December 6, 2017, May 23,
o
s

2018
H

o
Barnstable County Registry of Deeds Plan Book 30391, Page 167

At a duly posted and noticed Tntro Planning Board hearing held December 6,2017 and

then reopened on May 23, 2018, the Board voted to approve with conditions an application

for Residential Development Site Plan Review pursuant to §70.4 of the Truro Zoning By

law for the removal and replacement of an existing cottage dwelling with a new dwelling

and construction of a new garage accessory structure. Property is a pre-existing, non-

conforming developed residential parcel in the Seashore zoning district. The property is

located at 12 Ocean Bluff Lane, Map 37, Parcel 6.

The Board’s vote was based on testimony by the applicant’s representatives, Benjamin Zehnder,

Esq. on December 6,2017 and May 23,2018 and Deborah Paine, Builder on December 6,2017;

and a review of the application and plans filed on October 16,2017 and on /^ril 18,2018 as

ib^S^fef^escribed below:

^^^materials were submitted to Town Clerk on October 16,2017 and April 18,2018:

i^S^tion for Site Plan Review (Residential)
5cfffSd Abutters List

(S250.00)

lai™ and Fiduciary Deed for 12 Ocean Bluff Lane, North Truro, MA

i^Hearby properties and Assessors information on nearby properties

.information and photographs

^r%^I>o^sed Planting Schedule
^ 'Mi'ages of Hardscaping - stone steps, stone paving, gravel paving, stonedust pathway

'● Lighting information and photographs
■  SK 1 Bolder wall section for 12 Ocean Bluff Lane dated 10/13/17 prepared by LeBlanc

Jones Landscape architects, Inc.
■  LI.O Landscape Plan for 12 Ocean Bluff Lane dated 10/12/17 prepared by LeBlanc Jones

Landscape architects, Inc.
■  L2.0 Planting Plan for 12 Ocean Bluff Lane dated 10/12/17 prepared by LeBlanc Jones

»■

r V

i-liia:-?

Landscape architects, Inc.

s
c
H

i.
03

U
o
o

03
*o

55
<

CO
JC

a

/

-

>>a.
o
(j
03
3
1..

<

2017-010SPR Kenneth Kuchin ~ 12 Ocean Bluff Lane-Residential Site Plan Decision Pagel of 4



Bk 31345 Pg93 #29188●r ●●

Site Plan of Land in Truro as prepared for Kenneth S. Kuchin depicting existing
conditions (No. 12 Ocean Bluff Lane), dated 10/11/17, scale I” to 30’ prepared by
William N. Rogers
A-201 Floor plans for the basement for 12 Ocean Bluff Lane(ll/2/2017), prepared by
Schulz/Peabody Design Group
A-202 Floor plans for the first floor for 12 Ocean BluffLane (11/2/2017), prepared by
Schulz/Peabody Design Group
G-102 Garage Elevations and Sections for 12 Ocean BluffLane (9/5/2017), prepared by
Schulz/Peabody Design Group
G-IOl Garage Plans for 12 Ocean BluffLane (11/2/2017), prepared by Schulz/Peabody
Design Group
G-IOI Garage and lighting plans for 12 Ocean BluffLane (9/20/2017), prepared by
Schulz/Pcabody Design Group
A-203 Roof Plan for 12 Ocean Bluff I^e (9/5/2017), prepared by Schulz/Peabody
Design Group
A-30I Elevations of the Cottage for 12 Ocean BluffLane (9/5/2017), prepared by
Schulz/Peabody Design Group
A-401 Cottage Sections for 12 Ocean BluffLane (9/5/2017), prepared by
Schulz/Peabody Design Group
Ll.O Supplemental Driveway and Landscape Plan for 12 Ocean BluffLane, prepared by
East Cape Engineering, Scale 1” to 10’, dated 4/18/18.

It is important to note that the applicant did not receive written pennission fix>m the National
Park Service to build the short driveway to the habitable studio as shown on the following plans:

Site Plan of Land in Truro as prepared for Kenneth S. Kuchin dq)icting existing
conditions (No. 12 Ocean BluffLane), dated 10/11/17, scale 1” to 30’ prepared by
William N. Rogers
Ll.O Landscape Plan for 12 Ocean BluffLane dated 10/12/17 prepared by LeBlanc Jones
Landsc^>e architects, Inc.
L2.0 Planting Plan for 12 Ocean BluffLane dated 10/12/17 prepared by LeBlanc Jones
Landscape architects, Inc.

The plan titled, "Ll.O Supplemental Driveway and Landscape Plan for 12 Ocean BluffLane,
prepared by East Cape Engineering, Scale I" to 10’, dated 4/18/18” was presented to the Board
at Ae May 23^'* reopened hearing to show the location of the new driveway, new parking layout,
and new landscaping plans.

A site visit took place on November 14,2017 to allow the Planning Board to view site in the
context of the surrounding area.

The existii^ dwelling is pre-existing nonconforming in that it does not conform to the following
Sections of the Zoning Bylaw:

■  10.4 Definition of Street: Ocean Bluff Lane does not conform to the definition of street
and diereforc the lot does not have technical frontage on a street as is required

■  50.1.A“Dimensional Requirements: The lot size is 2.86 acres where a minimum of 3
acres is required in the Seashore District
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On October 30,2017, the Zoning Board of Appeals granted a special permit for the

alteration/construction of a pre-existing, non-conforming structure (cottage) and construction of
an accessory garage on a pre-existing, non-conforming lot with non-conforming elements of the
existing setbacks on the southern property line and lack of frontage on Ocean Bluff Lane.

The applicant requires a determination on demolition delay from the Truro Historic Review
Commission. The Historical Commission Hearing took place on January 20, 2018. The
Historical Commission voted to waive demolition delay based on the Applicant’s agreement to
abide by the conditions discussed at the January 20* hearing.

Dan Sanders and Darcee Vomdran spoke against the project on December 6,2017. Ms.
Vomdran wrote a letter in opposition to the project before the May 23, 2018 hearing

Board Vote:

On May 23,2018, Mr. Herridge made a motion, seconded by Mr. Boleyn, to approve the
request of 2017-010SPR Kenneth S. Kuchin for Residential Site Plan approval pursuant to

§70.4 of the Truro Zoning Bylaw for removal and replacement of an existing cottage
dwelling with a new dwelling and construction of  a new garage accessory structure on

property located at 12 Ocean Bluff Lane, Map 37, Parcel 6 based on the following findings
of fact:

●  Proposed development relates to the existing terrain and lot, and shall provide a solar
and wind orientation which encourages energy conservation;

«  Proposed development is consistent with the prevailing character and scale of the
buildings and structures in the neighborhood through the use of appropriate scale,

massing, building materials, SCTeening, lighting and other architectural techniques;
■  The landscape is preserved in its natural state insofar as practicable by minimizing

any grade changes and removal of vegetation and soil;
■  Curt) cuts and driveways shall be safe and convenient and shall be consistent with

Chapter I, Section 9 of the General Bylaws of the Town of Truro;

■  Lighting is consistent with Chapter IV, Section  6 of the General Bylaws of the Town
of Truro. There shall be protection of adjacent properties and the ni^t sky from

intrusive lifting.

This decision is subject to the following conditions to be met prior to issuance of a
Certificate of Occupancy:

■  The site shall be designed to contain all runoff within the site from a 100-year storm
■  The applicant will verify the lumens of the outdoor lighting with the Planning Board
■  The applicant will hide the retaining walls with facing, vegetation, etc.
■  The outdoor lifting will be reviewed by the Building Commissioner
■ The applicant will schedule a site visit with the Planning Board 1 year from project

completion
■  The dwelling above the garage is a habitable studio and the applicant shall refer to it

as such on all plans
■  The applicant will provide a septic system for the habitable studio in the parking area

and it shall be approved by the Truro Board of Health
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The Board approved the plan titled, “Ll.O Supplemental Driveway and Landsci^e Plan for 12
Ocean Bluff Lane, prepared by East Cape Engineering, Scale V* to 10’, dated 4/18/18” showing
the new location of the driveway, new parking layout, and new landscaping plan.

So voted, 6-0-1 (Mr. Herridge, Mr. Boleyn, Mr. Roderick, Mr. Riemer, Ms. Tosh, and Mr.
Sollog in favor, Mr. Kieman abstained).

Waivers:
On the submitted plans, the applicant did not show the septic system for the habitable studio
above the garage. The Planning Board granted the applicant a waiver for showing the location of
the septic system for the habitable studio. The Board ^so conditioned that the septic be installed
and approved by the Board of Health. On December 6,2017, Mr. Herridge made a motion to
approve the waivers, Mr. Boleyn seconded. So voted, 6-0 (Mr. Herridge, Boleyn, Roderick,
Riemer, Kieman, and Sollog).

This Site Plan Approval for a Residential Site Plan shall expire in two (2) years from the date of
this approval.

Pursuant to §70,6 of the Truro Zoning Bylaw, it shall be the responsibility of the applicant to
obtain a tme attested copy of the decision from the Town Cleric. The applicant shall be
responsible for recording the Planning Board Residential Site Plan decision at the Barnstable
Registry of Deeds or Land Court, as applicable. Prior to the issuance of a building pemiit, the
applicant shall present evidence of such recording to the Building Commissioner and the
Planning Board Secretary.

Chairman, Tmro Planning Bo^ff^

Received, Office of the Town Clerk;

DateSignature
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RECEIVED & RECORDED ELECTRONICALLY



















92

94
100

98

96

9897

96

+
BS 95.64 +(99.5)

+

(TW 99.25)
(BW 90.00)

+

(TW 96.50)
(BW 96.00)

+98.75

+98.75

+(TD 100.75)
+BS 98.60

+
TS 94.25

+
TS 94.75

+98.60

+ 98.60

+(FFE 101.0)

94

94

12 Ocean Bluff Lane
Truro, MA

Rowe Jacobson
535 Albany Street  No 5A | Boston, MA 02118 | 617.426.6475 | leblancjones.com

LEBLANC JONES LANDSCAPE ARCHITECTS, INC.

March 27, 2023

GRADING PLAN

0' 10' 15'

Scale 1" = 10'

N

benjaminh
Callout
Existing Wall

benjaminh
Callout
Proposed Steps

benjaminh
Callout
Proposed Steps

benjaminh
Callout
Proposed Steps



benjaminh
Callout
Seeded Fescue Lawn (in disturbed area) 

benjaminh
Callout
Existing Trees



17
' - 1

1"

21
' - 6 3

/4
"

ROOF LINE ABOVE

PROPOSED

EXISTING

EXISTING

17
' - 0 1

/2
"

SETBECK LINE FOR EXISTING BUIDLING

0 5 10 30 60 120

1' = 30' - 0''

15 DEPOT AVENUE

FALMOUTH, MA 02540

508 548-0909

jna@jnarchitects.com

jnarchitects.com

DRAWN BY:

CHECKED BY:

PERMIT SET:

REVISIONS:

ISSUE DATES:

©
 2

0
2
2 

JI
LL

 N
E
U

B
A

U
E
R

 A
R

C
H

IT
E
C

TS

3
/1

7
/2

0
2

3
 1

:4
5
:3

8
 P

M

A020

R
O

W
E
 J

A
C

O
B

SO
N

1
2
 O

c
e

a
n

 B
lu

ff
, 
N

o
rt

h
 T

ru
ro

 M
A

ARCHITECTURAL

SITE PLAN

SA

JN

09/07/22

09/07/22IFC

2 10.13.22 Issue for
Permiting

3 11.29.22 Revision

4 12.21.22 Revision



P
R
O

P
ER

TY
 L

IN
E

PROPOSED

OFFICE
PROPOSED

MUDROOM

PROPOSED

PANTRY

PROPOSED

POWDER

EXISTING GREAT

ROOM

EXISTING

BEDROOM

EXISTING

SUNROOM

EXISTING

BATHROOM
EXISTING

S.PORCH

17' - 0 1/2"

EX
IS

TI
N

G
 B

U
ID

LI
N

G
 S

ET
BA

C
K
 L

IN
E

2
5

' -
 0

"
E

X
IS

TI
N

G

PROPOSED

+- 33' - 10" (SEE STRUCTURAL) EXISTING

PROPOSED

18' - 0"

PROPOSED PORCH 

OUTSIDE OF SETBACK

88 SQFT

PROPOSED 

PORCH

155 SQFT

134 SQFT

24 SQFT

24 SQFT

56 SQFT

591 SQFT

128 SQFT
318 SQFT

275 SQFT

UNCONDITIONED

410 SQFT

EXISTING PORCH

293 SQFT

EXISTING

PROPOSED 272 

SQFT

EXISTING 

1510 SQFT

0 1 5 10 20 40

3/16'' = 1' - 0''

PROPOSED 

SONOTUBE FOOTING

EXISTING SHAFT OPENING

P
R
O

P
ER

TY
 L

IN
E

17' - 0 1/2"

EX
IS

TI
N

G
 B

U
ID

LI
N

G
 S

ET
BA

C
K
 L

IN
E

PROPOSED FOUNDATION

+- 23' - 6 1/2" (SEE STRUCTURAL)

PROPOSED OFFICE 

ABOVE

EXISTING STRUCTURE

+- 27' - 6 3/4" VIF

E
X

IS
TI

N
G

 S
TR

U
C

TU
R

E

+
- 

3
2

' -
 0

 1
/4

" 
V

IF

EXISTING STRUCTURE

+- 27' - 3 1/2" VIF

EXISTING STRUCTURE

+- 24' - 0 3/4" VIF

P
R

O
P

O
SE

D
 F

O
U

N
D

A
TI

O
N

+
- 

1
0

' -
 6

" 
(S

E
E

 S
TR

U
C

TU
R

A
L)

E
X

IS
TI

N
G

 S
TR

U
C

TU
R

E

+
- 

2
6

' -
 6

 1
/4

" 
V

IF

E
X

IS
TI

N
G

 S
TR

U
C

TU
R

E

+
- 

5
' -

 9
 1

/2
" 

V
IF

PROPOSED

STORAGE

EXISTING TV

ROOM (SEMI -

FINISHED)

EXISTING

LAUNDRY

EXISTING

BASEMENT

STORAGE

EXISTING

MECHANICAL

EXISTING

BASEMENT

BEDROOM

EXISTING BATH.

PROPOSED FOOTING

PROPOSED 

FOUNDATION WALL

BELLOW GRADE

458 SQFT

BELLOW GRADE

249 SQFT

335 SQFT

EXISTING FOUNDATION WALL

BELLOW GRADE

42 SQFT

BELLOW GRADE

65 SQFT

BELLOW GRADE

60 SQFT

BELLOW GRADE

297 SQFT

PROPOSED 

249 SQFT

EXISTING   

458 SQFT

15 DEPOT AVENUE

FALMOUTH, MA 02540

508 548-0909

jna@jnarchitects.com

jnarchitects.com

DRAWN BY:

CHECKED BY:

PERMIT SET:

REVISIONS:

ISSUE DATES:

©
 2

0
2
2 

JI
LL

 N
E
U

B
A

U
E
R

 A
R

C
H

IT
E
C

TS

3
/1

7
/2

0
2

3
 1

:4
5
:4

1
 P

M

A030

R
O

W
E
 J

A
C

O
B

SO
N

1
2
 O

c
e

a
n

 B
lu

ff
, 
N

o
rt

h
 T

ru
ro

 M
A

MAIN HOUSE

AREA STUDY

SA

JN

09/07/22

09/07/22IFC

3/16" = 1'-0"
1

MAIN HOUSE AREA STUDY FIRST FLOOR

3/16" = 1'-0"
2

MAIN HOUSE AREA STUDY BASEMENT PLAN

1 09.07.22 Issue for
Permiting

2 10.13.22 Issue for
Permiting

3 11.29.22 Revision

4 12.21.22 Revision



0 1 5 10 20 40

3/16'' = 1' - 0''

EXISTING BELLOW GRADE

667 SQFT

EXISTING

667 SQFT

15 DEPOT AVENUE

FALMOUTH, MA 02540

508 548-0909

jna@jnarchitects.com

jnarchitects.com

DRAWN BY:

CHECKED BY:

PERMIT SET:

REVISIONS:

ISSUE DATES:

©
 2

0
2
2 

JI
LL

 N
E
U

B
A

U
E
R

 A
R

C
H

IT
E
C

TS

3
/1

7
/2

0
2

3
 1

:4
5
:4

2
 P

M

A031

R
O

W
E
 J

A
C

O
B

SO
N

1
2
 O

c
e

a
n

 B
lu

ff
, 
N

o
rt

h
 T

ru
ro

 M
A

GUEST HOUSE

AREA STUDY

SA

JN

09/07/22

09/07/22IFC

2 10.13.22 Issue for
Permiting

3/16" = 1'-0"
1

GUEST HOUSE AREA STUDY GARAGE

3/16" = 1'-0"
2

GUEST HOUSE AREA STUDY FIRST FLOOR



15 DEPOT AVENUE

FALMOUTH, MA 02540

508 548-0909

jna@jnarchitects.com

jnarchitects.com

DRAWN BY:

CHECKED BY:

PERMIT SET:

REVISIONS:

ISSUE DATES:

©
 2

0
2
2 

JI
LL

 N
E
U

B
A

U
E
R

 A
R

C
H

IT
E
C

TS

1
2

/2
1

/2
0
2

2
 7

:5
5
:5

7
 P

M

A040

R
O

W
E
 J

A
C

O
B

SO
N

1
2
 O

c
e

a
n

 B
lu

ff
, 
N

o
rt

h
 T

ru
ro

 M
A

3D VIEWS

EXTERIOR

SA

JN

09/07/22

09/07/22IFC:

3
EXTERIOR PERSPECTIVE 2 W. SETBACK LINE

2
EXTERIOR PERSPECTIVE 1 W. SETBACK LINE

1
AXONOMETRIC VIEW 1 W. SETBACK LINE

1 09.07.22 Issue for
Permiting

2 10.13.22 Issue for
Permiting

4 12.21.22 Revision

EXISTING BUILDING SETBACK LINE

EXISTING BUILDING SETBACK LINE

EXISTING BUILDING SETBACK LINE


	Insert from: "2022.12.21 Rowe Jacobson Permit Set Revisions.pdf"
	Sheets
	A020 - ARCHITECTURAL SITE PLAN
	A030 - MAIN HOUSE AREA STUDY
	A031 - GUEST HOUSE AREA STUDY
	A040 - 3D VIEWS EXTERIOR


	Insert from: "2023.03.17 Rowe Jacobson Updated Plans.pdf"
	Sheets
	A020 - ARCHITECTURAL SITE PLAN
	A030 - MAIN HOUSE AREA STUDY
	A031 - GUEST HOUSE AREA STUDY


	Insert from: "TAVRT. Zoning Table. 3-20-2023.pdf"
	Sheet1

	Insert from: "TAVRT. Zoning Table. 3-20-2023.pdf"
	Sheet1

	Insert from: "TAVRT. Zoning Table. 3-20-2023.pdf"
	Sheet1

	Insert from: "TAVRT. Zoning Table. 3-20-2023.pdf"
	Sheet1

	Insert from: "03-27-23_Grading Plan.pdf"
	Sheets and Views
	11 x 17 Main House zone 10_sc_grading





