~ 218-25. Site plan review. [Amended 4-27-1991 ATM, Art. 39]
 

A.
Applicability. [Amended 4-25-1992 ATM, Art. 26]
 


(1)
Any application for a building permit, special permit or certificate of occupancy (for a change of use) involving a nonresidential or nonagricultural use shall be subject to site plan review.
 


(2)
In addition, any site changes to an existing nonresidential or nonagricultural use involving the following alterations shall be subject to site plan review:
 



(a)
Any required increase or proposed change to the number of parking spaces either for customers, employees or visitors. (Refer to ~ 218-23, Off-street parking and loading, for parking requirements.)
 



(b)
Any alteration to traffic flow patterns, including access, egress, deliveries and pedestrian access.
 



(c)
Any alterations to the drainage system, topography or stormwater runoff patterns.
 



(d)
Any changes to loading areas, dumpsters, lighting or accessory structures.
 


(3)
Under ~ 218-25E, Presubmission review, the Planning Board may vote to waive the applicant's need to submit an application for site plan review under these provisions if the Board determines the proposed changes to the site are minimal and do not require site plan review.
 

B.
Review level.
 


(1)
Level I. Level I review is intended as a simplified submittal which does not necessitate professional preparation. Level I submittals apply to any application for an addition of less than 2,000 square feet gross floor area to an existing nonresidential or nonagricultural structure. An applicant may request and the Planning Board may grant permission for a Level I submission for larger projects through a presubmission review (Subsection E).
 


(2)
Level II. Level II review is intended as the standard submission and requires preparation of plans by a registered professional.
 

C.
Procedures.
 


(1)
By-right applications. Where the application mentioned in Subsection A or B above is for a use available as of right, the application shall be accompanied by an approved site plan in accordance with the criteria specified below. Such approval shall be obtained from the Planning Board prior to application for a building permit. Applicants shall submit 15 copies of the site plan to the Planning Board for review. The Planning Board shall review and approve, approve with such conditions as the Board may deem appropriate, or not approve the site plan within 30 days of its receipt of a plan submitted under Subsection B(1), Level I, or within 45 days of its receipt under Subsection B(2), Level II, and notify the applicant of its decision. A decision of the Planning Board shall require a motion carried by a majority of Board members holding office at the time of the vote, and shall be in writing. No building permit shall be issued by the Building Inspector without written approval of the site plan by the Planning Board or unless 30 days lapse from the date of the submittal of the site plan under Subsection B(1), Level I, or 45 days from the date of submittal under Level II without action by the Planning Board or without a request from the applicant for an extension of time for the consideration of the site plan.
 


(2)
Special permit applications. Where the application mentioned in Subsection A or B above is for a use available on special permit, the special permit application shall be accompanied by 15 copies of a site plan in accordance with the criteria specified below. Site plans accompanying applications for such special permits shall be referred by the Zoning Board of Appeals, where applicable, to the Planning Board within seven days of filing for its review and written report, and no special permit shall be issued by the Board of Appeals without the written approval of the site plan by the Planning Board or unless 45 days lapse from the date of the application without action by the Planning Board or without a request from the applicant for an extension of time for the consideration of the site plan pursuant to Subsection D below. In the event that the public hearing by the Zoning Board of Appeals is held prior to the expiration of the forty-five-day period, the Zoning Board of Appeals shall continue the public hearing to permit the formal submission of the site plan report within the forty-five-day period. Where the Planning Board approves a site plan with conditions, and said site plan accompanies a special permit application to the Board of Appeals, the conditions imposed by the Planning Board shall be incorporated into the issuance, if any, of a special permit by the Board of Appeals.
 

D.
Coordination with other boards.
 


(1)
The Planning Board shall transmit a copy of the application and plan to the Board of Selectmen, Board of Health, Building Inspector, Commission on the Handicapped, Conservation Commission, Electric Light Department, Fire Chief, Highway Surveyor, Historic District Commission, Police Chief, Water Commissioners and Sewer Commissioners for their written recommendations. Failure to respond to the Planning Board within 14 days shall indicate approval by said agencies. The Planning Board shall explain any departure from the recommendations of the other town agencies in its decision. [Amended 4-29-1996 ATM, Art. 26]
 


(2)
Where applicable, applicants shall submit necessary documents to the Historic District Commission so that the Planning Board and said Commission may coordinate, to the extent feasible, a joint review of the site plan. Where applicable, applicants shall submit copies of the site plan to the Board of Selectmen pursuant to ~ 218-24B, Promotion of harmonious development, so that the Planning Board and the Selectmen may coordinate, to the extent feasible, review of the site plan. Where an applicant has requested an extension of time for the consideration of a site plan and where said site plan accompanies a special permit application to the Zoning Board of Appeals, the request for extension of time shall be submitted to both the Planning Board and the Zoning Board of Appeals.
 

E.
Presubmission review. Prior to investing in extensive professional design efforts for site plans, it will often prove useful to review the proposed use of land with the Planning Board, in order that general approaches and potential problems can be freely explored. Pencil sketches, which need not be professionally prepared, will assist the discussion and might show some but not all of the information shown on a site plan. At this review, the Board may vote to waive the applicant's need to submit an application for site plan review under these provisions (~ 218-25) or may waive certain submission requirements. The fee for presubmission review shall be that stated for informal discussion in Chapter 340, Fees, and action taken under this review shall require a quorum present and a motion carried by a majority of those Board members present.
 

F.
Submission requirements.
 


(1)
Level I. A site plan shall be submitted that accurately and in detail acceptable to the Planning Board shows all relevant site conditions. Dimensions and scales shall be adequate to determine that all requirements are met. The plan may be prepared by the applicant, however, the Planning Board may require the submission of information prepared by a registered professional if the Board determines that the specific conditions require such information. Such determination shall require a quorum present and a motion carried by a majority of those Board members present. Plans shall show the following, unless waived by the Board:
 



(a)
Boundary line information pertaining to the land sufficient to permit location of same on ground.
 



(b)
Dimensions and locations of all existing and proposed structures.
 



(c)
General description of the existing topography, including any proposed grading changes.
 



(d)
Parking, loading areas, access and egress provisions.
 



(e)
Storm drainage, including direction of flow and means of ultimate disposal.
 



(f)
Provisions for sanitary sewerage and water supply, including fire protection measures.
 



(g)
Location of all utilities, signage, lighting, outdoor storage and trash disposal areas.
 



(h)
Existing and proposed planting, landscaping and screening.
 



(i)
All areas subject to protection under the Wetlands Protection Act, MGL C. 131, ~ 40, within 100 feet of any proposed construction.
 



(j)
All easements, restrictions and covenants.
 



(k)
Compliance with all applicable provisions of this chapter, including copies of any variances or special permits running with the property.
 


(2)
Level II. Level II site plans are subject to all submittal requirements of Level I and are also subject to the following requirements:
 



(a)
Plans shall be prepared by a registered architect, landscape architect, engineer or land surveyor unless the Planning Board determines that this requirement may be waived because of unusually simple circumstances.
 



(b)
All plans shall be submitted on twenty-four-inch-by-thirty-six-inch sheets and shall have a minimum scale of one inch equals 40 feet.
 



(c)
Proposed topography in all areas of construction showing two-foot contour intervals and showing spot grades as required to determine elevations at critical locations. Existing topography may be taken from a recent United States Geological Survey map unless the Planning Board determines that more accurate information is required.
 



(d)
Calculations of storm drainage to demonstrate and assure compliance with the requirements of the site plan review regulations.
 



(e)
An assessment of traffic impacts and safety conditions. The Planning Board may require that such assessment be carried out by a traffic engineer. An applicant may request a determination by the Planning Board during a presubmission review (Subsection E) of the necessity for a traffic study and the required scope of such a study.
 

G.
Decisions. Site plan approval shall be granted upon a determination by the Planning Board that the following requirements have been satisfied. The Planning Board may impose reasonable conditions, at the expense of the applicant, to ensure compliance with these requirements. The Planning Board may deny approval of a site plan only on the grounds that the documents required under this ~ 218-25 have not been submitted and/or were not submitted at the appropriate time, that the applicable provisions of Chapter 340, Fees, have not been complied with, or that conflicts between the proposal and this chapter have been observed.
 


(1)
Site plans shall be designed so that new building construction and other site alteration, after considering the qualities of the specific location, the proposed land use, the design of building form, grading, access and egress points and other aspects of the development, shall:
 



(a)
Minimize the number of removed trees six inches caliper or larger, the length of removed stone walls, the area of wetland vegetation displaced, soil erosion and threat of air and water pollution.
 



(b)
Meet the requirements of the site plan review regulations for volume of cut and fill.
 



(c)
Allow no net increase in the rate or volume of stormwater runoff across the boundaries of the site unless provisions have been made to tie into public storm drains with the approval of the appropriate authority and the Planning Board has determined that all reasonable provisions have been made to minimize any changes to runoff from the site.
 



(d)
Maximize pedestrian and vehicular safety both on the site and accessing to and egressing from it.
 



(e)
Minimize obstruction of scenic views from publicly accessible locations.
 



(f)
Minimize the visibility of parking, storage or other outdoor service areas viewed from public ways or premises residentially used or zoned.
 



(g)
Minimize glare from headlights through plantings or other screening.
 



(h)
Minimize lighting intrusion on to other properties and public ways.
 



(i)
Minimize departure from the character and scale of building in the vicinity, as viewed from public ways.
 



(j)
Prevent contamination of groundwater from on-site wastewater disposal systems or from operations on the premises involving the use, storage, handling or containment of toxic or hazardous substances as defined in ~ 218-30B.
 


(2)
Any new building construction or other site alteration shall be designed so as to provide adequate access to each structure for fire and service equipment and adequate provision for utilities and stormwater drainage consistent with the requirements of the site plan review regulations.
 


(3)
Three copies of the site plan approved by the Planning Board shall be submitted to the Board for endorsement. No building permit shall be issued and construction shall not commence prior to endorsement of the approved site plan. One copy of the endorsed plan shall be transmitted to the Building Inspector by the Planning Board. [Added 4-29-1996 ATM, Art. 26]
 

H.
Lapse. Site plan approval shall lapse after two years from the grant thereof if a substantial use thereof has not sooner commenced except for good cause. Such approval may, for good cause, be extended in writing by the Planning Board upon the written request of the applicant.
 

I.
Regulations. The Planning Board may adopt and from time to time amend reasonable regulations for the administration of these site plan requirements.
 
