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A. PURPOSE OF SITE PLAN APPROVAL – Residential

The purpose of Site Plan Approval for residential properties is for the protection of the

legitimate interests of the adjoining property owners; to encourage construction that is reasonably sensitive to the scale, size and massing of buildings; to afford continued public visual access to ponds, rivers, marshes, the ocean and the bay; to protect environmental needs and concerns of the Town; and to further the objectives of the Zoning Districts of the Town.

B. APPLICABLILTY

Residential Site Plan Review is required for:

1.  
New construction, reconstruction, additions, or exterior alterations of any single or two-family dwellings, and accessory structures where the square feet Building coverage on the lot will exceed 2,000 square feet.

2. New construction, reconstruction, additions, or exterior alterations of other structures for which a building permit is needed where the building coverage and the coverage of such structures will exceed 2,000 square feet.
C.  APPLICATION OF OTHER LAWS AND REGULATIONS 

 Sites and developments to which this section applies shall comply with the regulations of this section as well as all other applicable Town Bylaws, Town regulations and the requirements of the Commonwealth of Massachusetts prior to any construction being undertaken.

D. REVIEW CRITERIA AND FINDINGS 

The concurring vote of a majority of the members of a duly constituted quorum of the Planning Board shall endorse a site plan in the form submitted or with such reasonable conditions, unless it finds that (a) the application for site plan approval is incomplete, or (b) the imposition of reasonable conditions will not ensure that the project will conform to the standards and criteria described herein or (c) the project does not comply with the requirements of the Zoning By-law. The standards and criteria are as follows:

1. The landscape shall be preserved in its natural state to the greatest extent as practical. The Board shall encourage the applicant to avoid grade changes and the removal of native vegetation and soil.

2. The proposed development shall relate harmoniously to the terrain, the surrounding visual landscape and to the use, scale and proportions of existing and proposed buildings in the neighborhood.

3. Proposed development shall be in harmony with the prevailing character height and scale of other buildings in the neighborhood and the Town through the use of appropriate scale, massing building materials, screening, lighting and other architectural techniques. 

4.  Proposed building sites shall avoid impact on steep slopes, flood plains, hilltops, dunes, scenic views and wetlands.

5. The protection of unique or significant environmental resources including protection and maintenance of groundwater quality and recharge volume and the water quality of coastal and fresh surface water bodies.

6. The site plan shall maximize the convenience and safety of vehicular and pedestrian movement within the site and in relationship to adjacent ways.

7. Lighting must be consistent with General Bylaws of the Town of Wellfleet.  There shall be protection of adjacent properties and the night sky from intrusive lighting.

E. PRELIMINARY DISCUSSION/REVIEW

 Prior to filing applications for permits for a residential development subject this by-law, the applicant is encouraged, although not required to meet with the Planning Board for a preliminary discussion/review.

F. SITE ALTERATION

1.
No building permit, site clearing, filling, grading, material deliveries or construction shall be initiated on any site to which this section applies until any required Residential Site Plan endorsement is obtained from the Planning Board.

2.
Nothing herein shall be construed to prohibit such site clearing or altering as may be necessary to conduct pre-development studies such as geotechnical tests, soil borings, wetlands determination, percolation tests for septic systems as required by the Board of Health, or other similar tests required by any law or regulation of standing.

G. REQUIRED SUBMISSIONS

 All site plans submitted under this section:

1. All site plans shall be prepared by a Registered Professional Land Surveyor and Registered Professional Civil Engineer.

2. All site plans shall be on standard 24" x 36" sheets, and each sheet shall be prepared at an appropriate scale suitable for the content of the topic covered on the sheet and shall include the following:

a. The location and boundaries of the lot, adjacent street/ways and a list showing names and addresses of direct abutters and abutters to the abutters within 300 feet, 

b. Existing and proposed topography showing 2 foot contours showing “benchmarks” used and significant land features, natural and man made, including, but not limited to, the location of significant trees or vegetation, wetlands, streams, bodies of water, drainage swales and areas subject to flooding,

c. Existing and proposed structures, including dimensions and all elevations,

d. The existing and proposed location of loading areas, driveways, walkways, access and egress points, and the location and number of parking spaces.

e. The location and description of all proposed on site wells, water supply systems, storm drainage systems, utilities, sites for enclosed refuse containers and location and capacity of septic systems, 

f. Proposed landscape plan showing the location and description of screening fencing, plantings, significant trees and finished grade contours.

3.  Include approvals from other regulatory boards and commissions required, including but not limited to the Board of Health, The Conservation Commission, the Historic Review Commission, but with the exception of a Special Permit from the Zoning Board of Appeals, if anticipated, or other permits which legally must succeed the Site Plan Approval by the Planning Board.

The Planning Board shall have the right upon good cause to waive all or any part of

the above site plan content requirements.

H. APPLICATION PROCEDURE  & FEES
Each application for Site Plan approval - residential shall be filed with the Planning Board along with ten (10) copies and the required fee.

The Planning Board shall have the authority to require that the applicant pay for necessary professional services reasonably required to review and to analyze adequately the contents of any site plan or related impact study requested by the Board. 

I. PUBLIC HEARING


Upon receipt of the application by the Wellfleet Town Clerk, the Planning Board shall hold an advertised public hearing within 60 days.  Said advertisement shall appear in a local newspaper of general publication no less than 14 days prior to the scheduled public hearing.  It shall be the responsibility of the Planning Board to notify abutters via certified return receipt mail, with said mailing to take place no less than 14 days prior to the scheduled public hearing.

J. PLANNING BOARD DECISION

The Planning Board shall render a written decision within ninety (90) days of the close of the public hearing, and shall file its written decision with the Town Clerk's office and shall send out a copy of said decision to the applicant, the owner, the representative and the abutters. 

K. RECORDING OF DECISION


The applicant shall be responsible for filing the Planning Board decision, certified by the Town Clerk that no appeal has been taken, at the Barnstable Registry of Deeds or Land Court, as applicable. Prior to the issuance of a building permit, the applicant shall present evidence of such recording to the Building Commissioner and the Planning Board Secretary.

L. EFFECT  

A Residential Site Plan endorsed by the Planning Board becomes the official development plan for a site within the Town of Wellfleet. The endorsed Residential Site Plan is legally binding upon the holder and any future owner(s).

M. SPECIAL PERMITS

For those projects which require a Special Permit(s) from the Board of Appeals, the Planning Board shall forward its findings and recommendations to the Board of Appeals.

N. EXPIRATION

Site Plan endorsement shall expire two (2) years from the date of endorsement unless substantial construction has occurred. Substantial construction will be determined by a majority vote of the Planning Board. At the discretion of the Board, a time extension for project completion may be granted.

O. WAIVER OF SITE PLAN REVIEW

The Planning Board may determine at its discretion without a public hearing that submission of a commercial or residential site plan review application is not required when the alteration or reconstruction of an existing structure or new use or change in use will not have a significant impact within the site or in relation to adjacent properties and streets; on pedestrian and vehicular traffic; on public services and infrastructure, or on unique environmental and historic resources, abutting properties; or community needs.

The applicant must request a waiver from Residential Site Plan Review using the appropriate Site Plan Review Application form.  The form, applicable filing fee and supporting documentation to establish that such review is not required shall be filed with the Planning Board Secretary. A waiver request will be considered within 30 days of application at a regular session of the Planning Board.
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