‘Town of Mashpee: Planning Board

16 Great Neck Road ~North
Mashpee, Massachusetts 02649
Meeting of the Mashpee Planning Board
Wednesday, April 19, 2023
Waquoit Meeting Room
Mashpee Town Hall
16 Great Neck Road North
Mashpee, MA 02649
6:00 PM
*Broadcast Live on Local Channel 18*
*Streamed Live on the Town of Mashpee Website: https://www.mashpeema.gov/channel-18*

Call Meeting to Order
e Pledge of Allegiance

Approval of Minutes
e Review of Meeting Minutes from January 25, 2023, March 1, 2023 and March 8, 2023, and
March 15, 2023, and March 29, 2023

Local Comprehensive Plan Update
e Summary of public opinion survey and community engagement workshops/events
e Finalize Proposed Vision Statement
e Finalize questions, comments and any edits of proposed goals, policies, and actions in
preparation for the May 17 meeting with Weston and Sampson.

Public Hearings

7:10 PM To review the following zoning articles proposed for action at the May 2, 2023 Town
Meeting:

Warrant Article 30: To see if the Town will vote to amend §174-25 (H)(12) of the
Mashpee Zoning By Law “Table of Use Regulations” to allow for
medium and large scale solar energy systems in the C-1 and C-
2 Zoning Districts.

Warrant Article 31: To see if the Town will vote to amend §174-31, Land Space
Requirements Table to allow for a reduced minimum lot
frontage requirements for medium and large scale solar energy
systems in the C-1 and C-2 Zoning Districts

Warrant Article 32: To see if the Town will vote to add new section 174-45.7: Solar
Energy Systems to the Mashpee Zoning Bylaws

Warrant Article 43: To see if the Town will vote to amend §174-25 (H)(12) of the
Mashpee Zoning By Law “Table of Use Regulations” to allow for
medium and large scale solar energy systems in the C-1 and C-
2 Zoning Districts. (Submitted by Petition)

Warramt Article 44 To see if the Town will vote to add new section 174-45.7: Solar
Energy Systems to the Mashpee Zoning Bylaws {Submitted by
Petition)

Warrant Article 45 To see if the Town will vote to amend the Zoning Bylaws by
deleting in its entirety section §174-17.1 Raze and Replace.
(Submitted by petition)



‘Town of Mashpee

16 Great Neck Road North
Mashpee, Massachuseits 02649

Public Hearings (continued)

7:30 PM (Continued from 03/29/2023)
Applicant: Southworth Mashpee Properties LLC
Location: 275 Quinaquisset Avenue (Map 69 Block 32)
Request: Applicant proposes to modify the Willowbend Country Club Special Permit to
construct a 14-unit single family cottage community immediately contiguous to the
Willowbend Golf Course. With these changes the total unit count for the Willowbend
project would be increased to 287 if the Board authorizes the annexation of 275
Quinaquisset into the Willowbend Special Permit as allowed. 287 dwelling units is the
maximum number of dwelling units authorized under the Special Permit. All units will be
connected to and served by the existing privately owned wastewater treatment plant
which serves the entire Willowbend project.
New Business
e Lisciotti Development requests that the security being held by the Town for completion of the
Sherwin Williams Project be reduced to $0.00 after completing construction in accordance with
the approved plans.

Old Business
e Affordable and Workforce Housing
o ADU Workshop
o HPP
o Regional Housing Strategy
s Clean Water Initiative

o Floodplain Development Zoning
o Tree Protection bylaw

Chairman’s Report

Town Planner Report
e District Local Technical Assistance funding request

Board Engineer Report
¢ Project Reviews and Inspections

Correspondence
e Chapter 91 Waterways Planning Board Notice - Amy Branton, Trustee, Amy Emily Nominee Trust,
John A. & Maria Rousou (permittee) — 90 & 94 Summersea Road (location)
e Chapter 91 Waterways Planning Board Notice — Rodney Collins, Town Manager, Town of Mashpee
(permittee) — 388 Mashpee Neck Road (location)
Town of Falmouth Notices
Town of Sandwich Notices
Town of Barnstable Notices
February 2023 Discharge Monitoring Report for South Cape Village — N = 4.0
January 2023 Discharge Monitoring Report for South Cape Village —N =5.1

Additional Topics (not reasonably anticipated by Chair)

Adjournment
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Mashpee Planning Board
Minutes of Meeting
Wednesday, March 1, 2023 at 7:00PM
Mashpee Town Hall - Waquoit Meeting Room
16 Great Neck Road North
Mashpee, Ma 02649

Broadcast Live on Local Channel 18
Call-in Conference Number: (508)-539-1400 x 8585
Streamed Live on the Town of Mashpee website

https://www.mashpeema.gov/channel -18

Present: Chair Mary Waygan, Dennis Balzarini, Mike Richardson, Karen Faulkner

Also Present: Evan Lehrer — Town Planner, Jack McElhinney — Attorney for Southworth,
Matthew Eddy- Baxter Nye Engineering & Surveying, Troy Miller (Zoom) — Southworth
Development

Absent: Rob Hansen, John Fulone

CALL TO ORDER
Chairwoman Waygan called the meeting of the Planning Board to order at 7:00PM. The
Pledge of Allegiance was recited.

APPROVAL OF MEETING MINUTES - February 1, 2023
No comments were made regarding the meeting minutes for February 1, 2023.

MOTION:
Mr. Richardson made a motion to accept the meeting minutes for February 1, 2023 as
written. Seconded by Mr. Balzarini. All in favor.

PUBLIC HEARING
7:10PM (Continued from 01/18/2023)
Applicant: Southworth Mashpee Properties, LLC
Location: 275 Quinaquisset Avenue (Map 69 Block 32)
Request:  Applicant proposes to modify the Willowbend Country Club Special
Permit to construct a 14-unit single family cottage community
immediately contiguous to the Willowbend Golf Course. With these
changes the total unit count for the Willowbend project would be
increased to 287 if the Board authorizes the annexation of 275
Quinaquisset into the Willowbend Special Permit as allowed. 287
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dwelling units is the maximum number of dwelling units authorized
under the Special Permit. All units will be connected to and served
by the existing privately owned wastewater treatment plant which
serves the entire Willowbend project.

Attorney Jack McElhinney is present tonight representing Southworth Properties. Joining him
is Matthew Eddy with Baxter Nye Surveying, Troy Miller from Southworth via Zoom, and
Dennis Ring, the President for construction at Southworth is also present. As the Public
Hearing notice indicated, they are proposing 14 single family cottages on a 5 acre parcel
known as 275 Quinaquisset Ave. It was acquired by Southworth in 2019 and is currently home
to a single family 5 bedroom serviced with septic. This single piece is surrounded by the entire
golf course, 5 acres surrounded by 400 acres of development. It was not part of the original
Special Permit back in 1987. There have been discussions with the Board about including this
in a town-wide initiative to develop a cottage colony bylaw for small infill projects, but after
input that proposal was not pursued. They are seeking to proceed under section 174-29 C9,
which allows the Board to modify a Special Permit to annex in contiguous land, and under
Special Permit it does not expand available units or decrease open space. By adding 5 acres it
will not allow increase to the original permit limit, but they can relocate some permits onto this
piece which is what they are proposing. The current maximum units are fixed at 287, of which
274 have previously been approved by this Board and constructed, with exception to a handful
of lots. They would like to reallocate the remaining 13 permits to this parcel and reclaim one
permit from North Glen Drive which was a double lot bought by a single owner who decided to
install a pool, but there is a restriction that second property would never be built on. There is
one question regarding the original permit having a condition to require 100 ft. buffer along
Quinaquisset Ave. maintained in a vegetative state included as an original condition. The
bylaw at that time required a minimum vegetative buffer of 40 ft. The Board had discretion to
impose greater and did, but it has legal authority to require with this in excess of 40 feet. The
project will entail wetland impacts, significant mitigation efforts which will involve the retirement
of a 2.5 acre active cranberry bog. They are proposing to abandon any active agriculture and
restore natural vegetation and species to allow the whole area to re-naturalize over 2 acres,
thus will improve overall water quality at Shoestring Bay and Quaker Run.

Matt Eddy added in addition, they met with Design Review and Plan Review on February 215t
and received some recommendations. They will be going through Conservation and have
intent on filing next week. The lot is in the center of Willowbend. Existing conditions have it as
275 Quinaquisset Ave. It is approximately 5.06 acres with 1.5 acres of wetland. It contains
isolated and bordering vegetative wetlands, cranberry bogs, and Quaker Run. There are 4
bogs in total. The existing dwelling is a single family house with 5 BR, septic, driveway and a
fair amount of ground disturbance. The larger isolated wetland is an old bog that has been
discontinued and has reforested itself. Two small pockets of isolated wetland are excavated
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pits that used sand to process growing the cranberries and over time grew vegetation and
isolated wetlands. There is a 200 ft. buffer off of the project where there is a river front. The
property is currently zoned R3 and the house has public water service, natural gas, road
frontage, and overhead electric. The bog access road marks the property line for the site.

A slide of the master layout plan was displayed with the existing single family. It will be raised
and they are proposing 14 single family detached homes with detached garages that
accompany each home. Each garage will have two garage bays. To the east side of the
project will be a golf amenity with a putting and chipping area comprised of 2,400 sq. ft. They
will be providing 40 ft. setback from Quinaquisset Ave and revegetate and enhance the buffer
area. Willowbend is working on landscape plans for the entrance and each lot. The pedestrian
access will have seashell rows. There will be a shell golf cart path along Quinaquisset Ave.
The golf cart path ties into the existing path network with a crosswalk to the right across
Quinaquisset where the paths connect back and up to the clubhouse. There is a snack shack
that sits at the tee of the bog 1 hole. Access allows a 16 ft. wide paved road with Cape Cod
berm totaling 18 ft. to the edge with a 7 ft. seashell surface shoulder along the roads edge. The
entrance will be gated. It's just arm control for access through keypad and keycards. Entrance
is relocated 120 ft. to the existing driveway. Length of the road is 400 ft. with turn around
radius reviewed by the Fire Department and Plan Review approved the layout and width.
Parking allows 2 parking spaces per unit, one garage and one driveway space in front of
garage. The back appendage on the footprint is a golf cart bay to park a golf cart at the unit.

The storm water management system is a significant design that follows DEP policy. They
provide catch basins for overall storm water and drainage. Those tie in and discharge into fore
bays along the backs of homes and vegetative buffer strips. This design meets 2, 10, 25, and
100 year storms for runoff. Water quality is met and exceeded, TSS removal water recharge
graded 80%, and Quinaquisset runoff is going into wetland. Runoff is being picked up from
Quinaquisset and put through 2 forebays so a portion of Quinaquisset that comes into the site
is being treated. This project is providing a benefit that doesn’t currently exist. Plan Review and
the Director of DPW asked them to add some Cape Cod berm edge treatment that currently
doesn’t exist along frontage and it was agreed upon. A forebay is a vegetative depression that
runoff enters into and allows water to pond and slow down where velocities are near zero and
particulates settle out. As water reaches certain elevations and overflow and continues
downstream, treatment continues in a trained system. Their correct name is sediment forebay.
There are 5-6 of them throughout and it was a lot of effort to address this quality of water
runoff. The environment will benefit from the improvements to water quality by this project.
Taking active cranberry bogs offline is just one overall benefit.

Ms. Waygan watched the informal discussion with the Conservation Commission and one
member talked about excess water on Quinaquisset Ave. Is this plan going to draw water off?
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Mr. Eddy explained that right now Quinaquisset Ave’s high point is to the west and it drains
down the road to the east so there is no drainage on that section. With no edge treatment,
water goes along the edge of road and erosion and sediment materials come off the road
during any rainfall and enters into the wetland system downstream. They are proposing that
area coming off of Quinaquisset is being picked up and running it through forebays to treat it
before it continues. He explained riprap as large stones that protect soil from erosion in high
flow areas.

They plan on extending water into the development and providing two fire hydrants. Plan
Review suggested a second hydrant at the entrance. The Willowbend wastewater sewer
collection system will be extended to this property. The gravity line to that pump and wet well
will be extended to the entire project allowing connection to the plant. All 14 homes will each
have three bedrooms and less nitrogen going into the groundwater as opposed to the lots
being divided into two each comprising four bedrooms on title 5 septic. The overhead electric
and communication on Quinaquisset will be brought underground. Natural gas will be brought
in as well.

The green area for the course amenity constitutes the majority of wetland fill and impact. It was
a prior bog that was converted so it still represents a wetland. Filling that area as a wetland
mitigation for the project is the taking offline of active bogs 1, 2, and 3, and restoring to a
natural wetland system. This land area is comprised of 2.5 acres. Bog 1 and 2 are on the
stream system of Quaker Run, and restoration areas are significant. Mr. Eddy encouraged the
Board to research cranberry bog restoration and the programs the state is running and the
significant environmental benefits it possesses. A bog releases nitrogen, phosphorous, and the
use of pesticides and fertilizers. With the downstream going into Shoestring Bay, this is a net
benefit for environment, along with the elimination of septic, tying into wastewater to reduce
nitrogen, restoring over 2.5 acres of bog to natural wetlands, and providing water quality
treatment for existing Quinaquisset Ave. that doesn’t currently exist, while that road currently
runs into wetlands.

Mr. Balzarini stated the C3 has a hundred foot buffer and 50 ft. going to all the houses, its part
of conservation filing. Direct wetland impact for golf area and buffer area would equal impact
buffer 100 ft. from wetlands system. He asked about visitors and where they would be able to
park. It was explained across the street at the clubhouse parking. They have never seen that
lot full even in the middle of summer. Mr. Balzarini also noted cottage 6 and 7 are extremely
close, and there are two locations where there are pinch points. Developers worked hard to
keep in excess of 10 ft., it was discussed in Plan Review and if they can get 10ft. they will. Mr.
Balzarini wants to ensure fire access is okay with that.
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Ms. Waygan asked if any of this work was in the flood zone. The answer was no. Zone X is in
the 500 year event. Looking at the elevation map there is no flood on site or adjacent. The
wetland impact area is an acre. Ms. Waygan would like to know the square footage of the area
existing disturbed and proposed disturbed. It was noted that in a big rain storm there are other
ways for that water to be managed. This plan was modeled through 100 year storm, even
though the site’s lowest storm is 2 year, but it will be successful for up to 100, which DEP
doesn’t even require to control, but they still factor it in. They are controlling the run off leaving
the site and it will be less that what currently leaves. Ms. Waygan would also like the number
of total bedrooms already permitted. The footprint is 2,400 s.f. with the deck and garage as
part of the total footprint. She wants to know the s.f. of second floor total living space. It was
answered as 2,562 s.f. She inquired about affordable and the seasonality verses year round
living. As of right now there are no prices established per unit, but there are 14 different styles
and are in the process of discussing the construction budget, which will be in excess of $1
Million. Ms. Waygan would like the Cape Cod Commission decisions. She would like a written
statement that the Fire Chief is happy with hydrants and turnaround radiuses. She also
inquired if they are still testing groundwater. There is one monitored well but they want it
removed. It was explained that drinking water standards were reached over a decade ago. Ms.
Waygan would like the wastewater treatment testing figures or monthly reports of the last
twelve months.

Mr. Balzarini asked if any ancient roadways were symbolized, there are none on this five
acres, but there are several in the area that are currently marked. He noted Quaker Run is
significant to the Wampanoags.

Mr. Pesce commented that this plan will require wetland alteration. He commended their pre-
application meeting with the ConCom to go over intention, mitigation, and using wetland as a
storm water management system. He would want to see a 24 ft. travel way, they currently
have 18 ft. but he wants another couple feet on either side to support a fire truck. The
wastewater plant will support the flow of 42 additional bedrooms. The Board needs to be
provided the current permitting capacity. Landscape plans may come at a later date, and it will
be the discretion of the Board for need of a lighting plan. There is no proposed street lighting
on site. He made the point of noting the catch basins at the beginning are closer than he would
like but that is up to their discretion. The file notes the intent buffer zone that is not shown up in
the front eastern set of cottages. Ms. Waygan also advocates to make the entrance width
wider. Mr. Eddy will reassess the turning path and discuss with Mr. Pesce.

PUBLIC COMMENT

Mike Ronhock- In looking at the original application there are 287 units, and he is curious
where these permits are coming from. He asked if the conservation lawsuit got resolved. He is
aware of another cluster subdivision, and when that was approved there were requirements to
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donate a lot for a Habitat home. He acknowledged nobody from town will be buying these. He
also noted you do not see common driveways around here. With 14 units all averaging
$1Million+, what is the benefit to the town? This is a wetland dense project that doesn’t allow
him to see it benefit the town or help in anyway.

Mr. McElhinney stated the original permit from1987 has been modified 35 times, and the
current maximum permit count based on the overall open space is 287 permits. The Planning
Board approved 274 of those. They have 13 remaining permits that could be used overall
Willowbend. They go through using zoning and pinpoint what can support that overall track or
variant. Through a clustering aspect and keeping in mind open space, you take those units and
cluster to preserve open space. The Willowbend property line and 287 units are within that.
They are adding more land, but not more units than what is allowed. He also noted the
pedestrian crossing is being improved and the town is responsible for doing that work. They
donated to the town for the station on Mashpee Neck Road and they agreed to clean up that
area and help out with other road work.

Ms. Waygan stated the groundwater discharge with DEP allows for 10mg per liter per the
permit requirement and Willowbend is exceeding and operates closer to 5mg.

Mr. McElhinney said the lawsuit has been resolved. It was a lawsuit against two towns and
against Wychmere, but the DEP should never have authorized these permits because they
constitute an indirect discharge to Cotuit Bay. The water flows into the bay and felt the state
had greater authority that they hadn’t exercised. Willowbend made no changes. No one
alleged the plant wasn’t operating at complete compliance. It was a policy driven lawsuit to
encourage towns to put public sewer throughout. He acknowledged his comments were fair
and agreed it is intense development but it is consistent with what has been done throughout
Willowbend. He would also like to note two things. Last year Willowbend’s entire property paid
over $3Million to the Town of Mashpee. They have 8 school children who live there. If they put
in three single lots, there would likely be more than 8 school children, three septics, more
nitrates, and no bog mitigation. They recognize this is an intense undertaking than what could
be done, but that's why they have provided an aggressive and innovative mitigation plan. This
is not a cheap plan to replicate, there are benefits, and he understands the housing issues and
these are not going to provide housing for Mashpee residents. They are very anxious as a
company to work with the town on workforce, as they recently bought the Santuit Inn and
made it housing for their workforce. They would love to work with the town on more workforce.
They too share the burdens and also want to share the solutions.

Ms. Waygan noted this Public Hearing will be continued. She would like a cost estimate for
renovation of a cranberry bog as well as its time frame.
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Lynne Barbee- She generally likes the concept of the cottages, but it occurred to her that
there could be 90 people living there and it would be really crowded. She would like to know if
they have considered solar.

Dennis Ring added solar is not currently part of their design. Homes will be built to the latest
HERS energy conservation rating, all homes have to reach a certain score and the lower the
better. It's done by window insulation, current electrical code, new building outfitted for electric
vehicle, furnaces, and heat pumps. They are all about energy conservation and there are
many ways to reach HERS score, but solar is not off the table. If you outfit the house with
certain minimums you get 5 points off the HERS score. Their sustainability director helps with
these initiatives.

Terry Ronhock- She would like to commend the Board for answering her questions. She
knows clean water is an issue from fertilization and that golf amenity will be nice and lush with
a forebay near, but she questions the shape and the fertilization. She wonders if it could be
designed as to not see it from Quinaquisset.

Mr. Eddy stated grading is done so it diverts into the forebay. They fertilize according to best
management practices. They can coordinate with Catherine Laurent to augment landscaping,
it will be visible to a certain extent but screened to decrease visibility. The DPW wants to see
Cape Cod berm asphalt along the edge of roads 3 inches high, as edge treatment controls
runoff.

Ms. Faulkner asked about lot coverage in 1985 zoning, the Special Permit for Willowbend does
not have a lot coverage requirement.

Mr. Eddy commented building lot coverage is just under 20%. Current zoning today is based
on structures not impervious. The building footprint including the garage is 19%. It has 3.5
acres of structures and garages, not counting decks.

Ms. Waygan would like to have a site visit and invite Planning Board members. She wants to
see where this golf cart pathway will be. People speed on that road in the summer.

Ms. Waygan noted an email from Tom Fudala she read into the record. He stated the
mitigation plan is very interesting. She sent the packet to a couple people as material was not
available on the website. He responded that the numbers work under the Special Permit and
similar adjustments have been done in the past. One problem under the Special Permit and
multifamily bylaw, he is referring to Special Permit for 40-50ft natural vegetative buffer along
Quinaquisset Ave. Proposal shows 40 ft. setback measurement and buffer totally clear
including a golf cart path.
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Mr. Lehrer stated there is a minimum 100 ft. buffer on Quinaquisset Ave. He pulled up 1985
zoning on the computer. Reference to multifamily specific state the minimum buffer on the
perimeter seeking approval shall be 40ft. Permitting from 1987 clearly defines condition of 100
ft. buffer along Quinaquisset. Zoning bylaw states, and this permit was approved, the Board
shall require minimum front setback, in this case 40ft. The Planning Board Special Permit
required more. You are being asked to modify, you cannot allow less than 40ft. from 1985, and
one could argue it couldn’t be more than 100 ft. as well. That will be left for the Board to
decide.

Ms. Waygan is uncomfortable continuing this until April. March has 5 Wednesdays, they
should have a meeting to continue the hearing until March 29t". Mr. Lehrer will coordinate with
the proponent about the site visit. Ms. Waygan suggested Wednesday, March 8™ at 3:00p.m.

MOTION:
Mr. Balzarini made a motion to continue the Public Hearing to March 29, 2023 at 7:10PM.
Seconded by Ms. Faulkner. All in favor.

OLD BUSINESS

Zoning Bylaw Amendments Proposed for May 2023 Town Meeting

The Select Board has the bylaw and are starting to review the Warrant. Ms. Waygan has been
in touch with Town Manager about being available when the Board discusses that item. Ms.
Faulkner and Mr. Lehrer are both available on March 20", Everyone is invited, she noted to
post an agenda that it might be in quorum. Any zoning amendment that goes to the Select
Board for inclusion by petition or another town entity gets forwarded to the Planning Board.
She would like to set a Public Hearing for April 19, 2023.

MOTION:
Mr. Balzarini made a motion to set at Public Hearing for April 19, 2023 at 7:10PM for all
proposed zoning amendments. Seconded by Mr. Richardson. All in favor.

Local Comprehensive Plan Updates with Weston and Sampson

-Survey and Workshop Data Analysis

The data needs to be converted from Zoom and then Mr. Lehrer has to figure out how to
distribute it. He may just put it on PlanMashpee.com. Ms. Waygan wants comments from
attendees, a data dump.

Affordable and Workforce Housing
- ADU
- HPP
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Mr. Lehrer was not able to advertise the HPP before he left for vacation. He is aiming for
advertisement Friday then the due date for responses will be the first week in April. He would
like to hold a pre-submission conference. Ms. Waygan would like a copy of the legal ad.

- Regional Housing Strategy
There was an update with a page or two housing summary of the region and housing in
Mashpee. Ms. Waygan asked Mr. Lehrer to inquire with Mr. Collins about this.

Clean Water Initiative

- Floodplain Development Zoning

- Tree Protection Bylaw

Ms. Faulkner has given Mr. Lehrer the preliminary draft for the Tree Protection Bylaw. She
plans on meeting with Conservation agent.

Mr. Lehrer sent a press release for the first two workshops with DNR and Conservation. The
first of those will be Saturday, March 18, 2023 at 2:00PM at Mashpee Public Library. The
second workshop will be at the Town Hall on April 4, 2023 at 5:00PM. They will focus on
articles about the increased wetland buffer and contemplate floodplain and build data. There
will be other opportunities for engagement and people are starting to ask questions.

BOARD ENGINEER REPORT

Project Reviews and Inspections

Mr. Pesce performed inspections of the Cottages Phase Ill at New Seabury for drainage
issues. He was asked to take a look at the roadway construction and site work contributing to
drainage. There is nothing that visually reveals, one location that has grading concerns and
landscaping between top grading and bottom of siding. An engineer was hired and all potential
problem locations were listed. He recently received a letter rebutting some of that. He told Mr.
Lehrer the only way to respond is with a survey crew to shoot grades on roads to tie into
existing benchmarks prepared by Boston Survey’s original designs to determine if grade is
different. It will be up to the HOA and developer to decide on a resolve.

They are working on closing out the project at Sherwin Williams retailer. There are minor
things to complete. The contractor let him know they were taking care of everything he
requested and will send pictures upon completion.

They looked at the Willow Circle subdivision lot releases. There were a number of things not
completed but surety is required and something the Board already discussed.

He has given input and sent emails to Mr. Morin about Ockway Highlands. He is willing to do
the recommended improvements and meet with the Board and staff.
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Lastly, the Country Club Estates that is under construction has been in a state of dormancy
this winter. Catch basins along with a drainage line have been slowly installed along with water
mains. They have been there once a month with nothing much to inspect.

TOWN PLANNER REPORT

Affordable Housing Project — 209 Old Barnstable Road

Mr. Lehrer stated the neighborhood has been interested in traffic impacts. He submitted a
letter to the Select Board and Trust and he is hoping that traffic study gets on the agenda soon
and authorization occurs. He just launched a ‘Community Education’ tab under the 209 Old
Barnstable Road homepage for documents. His intent is the traffic study will be authorized to
take place over 4-6 weeks. He will then set up another meeting with the neighborhood with
public participation.

Ockway Highlands Tripartite Agreement Update and Process to Enforce

Mr. Lehrer sent an email relative to enforcing the tripartite agreement. A letter will be sent this
week notifying of the Boards decision to declare the tripartite in default. He will appear March
15™. A declaration of default will be placed on the agenda with written notice for an
appearance before the Board. Mr. Lehrer will reach out to Mrs. Dorsey about the photographs.
Ms. Waygan asked if Mr. Pesce could be present for March 15™". Ms. Waygan would like to
have technical support. She would also like to check with the Town Manager about the staff
capacity to complete the work ourselves. She asked if towns normally hired someone. She
also asked that Mr. Pesce make sure there is enough money set aside for a small section of
top course of pavement.

Mr. Lehrer stated the Board can find a developer and notify the mortgager to collect the funds.
The Board can also request a court action to define roles and responsibilities with what each
party has. Counsel stated the path of least resistance is notify mortgager and collect funds.
The money the Board has for this purpose is defined in the tripartite and would’ve been cost at
the time plus 50%.

Ms. Waygan doesn’t want to get the town in a position to do something and not have the
funds. Mr. Pesce will get that document from Mr. Lehrer. He stated from the tone of the
response, the applicant is ready to meet with the Board. The surety is held by a bank and we
notify the bank and say it's a default and then the town has access to fund the completion of
the work. She would like Mr. Pesce to get a reasonable estimate. Mr. Pesce will look at the site
with the developer.

COMMITTEE REPORTS
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Cape Cod Commission- Executive Director reported to the Select Board
this week about regional housing and housing
in Mashpee.

Community Preservation Committee- Meets in Executive Session this week for the
land purchase of 751 Rt. 130 Main St.

Design Review- No Meeting

Plan Review- Met but Town Planner was on vacation.

Environmental Oversight Committee- No Meeting

Historic District Commission- No Meeting

ADJOURNMENT

MOTION:

Mr. Balzarini made a motion to adjourn the meeting of the Planning Board at 10:00p.m.
Seconded by Ms. Faulkner. All in favor.

Site Visit: Wednesday, March 8, 2023 @ 3:00PM
Next Meeting: Wednesday, March 15, 2023 @ 7:00PM

Respectfully Submitted,

Christine M. MacDonald
Board Secretary

LIST OF DOCUMENTS

Additional documents may be available in the Planning Department.

- Town of Falmouth Notices

- Town of Sandwich Notices

- Town of Barnstable Notices

- January 2023 Discharge Monitoring Report for South Cape Village — N=5.1

- December 2022 Discharge Monitoring Report for South Cape Village — N= 6.9
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Mashpee Planning Board
Minutes of Meeting
Wednesday, March 8, 2023 at 3:00 PM
On-site Visit
275 Quinaquisset Avenue
Mashpee, Ma 02649

Present: Chairman Mary Waygan, Vice-chair Karen Faulkner, and Dennis Balzarini

Also Present: Evan Lehrer- Town Planner, Matthew Eddy P.E.-Baxter Nye Engineering, Dennis Ring —
Southworth Mashpee Properties, Troy Miller — Southworth Mashpee Properties

CALL TO ORDER

After mobilizing in the Willowbend Country Club parking lot at 100 Willowbend Drive, Mashpee, MA
02649 the Planning Board and site-visit attendees drove by golf cart to the subject property at 275
Quinaquisset Avenue located more or less across the street from the Country Club parking area. The
Chair called the meeting to order in the driveway of 275 Quinaquisset Avenue at 3:05 PM.

SITE VISIT

Matt Eddy led the site visit and oriented attendees to the site in relation to the submitted development
plans under consideration. He noted the house was built around 1985 and is currently being utilized by
Willowbend as workforce housing. Matt generally described the surrounding existing conditions and
began to identify the bog system wrapping around the house more or less along Quaker Run adjacent
to the Willowbend Golf Course. He noted that soil borings have been conducted by Briggs and that the
locations of those soil borings are shown on the submitted plan set.

The group began a tour around the subject property beginning generally around the westerly lot line
adjacent to Bog 1 as shown on the plans. The group toured the property heading south along the
western edge before continuing north on the easterly lot line while Matt Eddy gave an overview of the
existing wetland conditions. Specifically, Matt pointed out the isolated wetland shown in the
southwesterly corner of the subject lot. This isolated wetland was discussed at the public hearing held
on 3/1/2023 and asserted to the Board by the engineer that the existing condition was the result of
manmade intervention. Bogs require the use of sand which farms would often excavate onsite or
adjacent to their bogs. Matt believes the shown isolated wetland is the result of agricultural activity.

As the group moved around the property Dennis Balzarini noted a relatively ‘rolling’ topography and
asked about how much regarding would need to occur around the property

Response from Mr. Eddy was inaudible.

Matt wanted to particularly identify for the Board the limits of pre-existing site disturbance.
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Coming to the southern edge of the property offered the Board members a view of Bogs 2 and 3 at
which point the Town Planner asked Mr. Eddy to reiterate to the Board which Bogs are proposed for
restoration to mitigate the filling of the northernmost wetland onsite to accommodate the golf amenity
area.

Matt was able to show the Board how Quaker Run runs North-South directly through this bog system
and how manmade dykes are manipulating the flow of water in this area.

Mary asked about whether or not these remaining bogs will be the last remaining active cranberry bogs
throughout Willowbend’s Development.

It was noted that there are still numerous other active cranberry bogs throughout the development.

Mary noted a bog adjacent Bogs 2 and 3 (active) that was clearly no longer in active agricultural
production and asked if these bogs were just left to go fallow.

Matt responded that they had and offered more detailed explanations of his opinions relative to the
guality of the wetlands onsite noting particularly a manmade dyke separating the subject parcel and
Bog 3 which are in fact connect by a culvert through the dyke. He asserts that the wetland portions of
275 Quinaquisset are the result of pre-disturbance.

As the group moved north along the easterly property line Mary asked Matt to identify to the group the
location of the proposed ‘Golf Amenity Area’.

While identifying the area to the group the Planner asked if the flagged trees represented the wetlands
delineation to give the Board better clarity over the limits of area proposed to be filled. Matt indicated to
the Board that the flags were indeed delineating the wetlands.

The Board closed the site walk by walking along the property’s Quinaquisset frontage towards the
existing driveway.

Dennis asked about the existing striping, signage, and signaling to pedestrians and motorists along
Quinaquisset and the plans to improve those. Matt Eddy noted the agreement between the Town and
Willowbend for those signhage and striping upgrades made in exchange with the donation of land for
town use as a lift station for the wastewater collection system.

Mary asked for Willowbend to provide some details regarding the proposed landscaping along
Quinaquisset. Troy Miller indicated it will be detailed on the proposed landscaping plan but would utilize
native vegetation to create a robust visual barrier that’s in harmony with the result of the development
concept.

At the end of the driveway Dennis noted plastic pipe/tube protruding from the ground and asked what
they were. Matt confirmed these were blow-offs for the Mashpee Water District.
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The applicants were asked to follow up with the Fire Department relative to the adequacy of access and
to provide the Board something in writing from the Fire Department indicating their approval of the
turning radii and access.

The meeting/site-visit was adjourned at 3:53 PM.
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Mashpee Planning Board
Minutes of Meeting
Wednesday, March 15, 2023 at 7:00 PM
Mashpee Town Hall - Waquoit Meeting Room
16 Great Neck Road North
Mashpee, MA 02649
Streamed Live on the Town of Mashpee website https://www.mashpeema.gov/channel -18

Present: Chairman Mary Waygan, Vice-chair Karen Faulkner, Michael Richardson, John Fulone,
Dennis Balzarini

Also Present: Evan Lehrer — Town Planner, Ed Pesce — Consulting Engineer, Christopher Kirrane —
Dunning, Kirrane, McNichols & Garner LLP, Jacques Morin — Ockway Highlands LLC / Bayberry
Building

Absent: Rob Hansen (Associate)

CALL TO ORDER
Chairman Waygan called the meeting of the Planning Board to order at 7:00P.M. The Pledge of
Allegiance was recited.

APPROVAL OF MINUTES - March 1, 2023 and March 8, 2023

The Chair tabled the draft minutes of March 1, 2023 and March 8, 2023 until a future meeting. The
Board is still awaiting drafts of the March 1, 2023 meeting from the Board Secretary who is out on
maternity leave. The Town Planner prepared a draft of the March 8, 2023 meeting minutes from the
275 Quinaquisset Avenue site visit which the Chair asked be placed on March 29, 2023 agenda where
the public hearing for that matter will be reopened.

Approval of Consulting Engineer Invoices - November 2022 through February 2023
The Chair accepted a motion to approve the following invoices:

¢ Invoice No. 2023-2076 for $160.00 (532 Main Street Definitive)
¢ Invoice No. 2023-2075 for $549.00 (Willow Circle)

e Invoice No. 2023-2074 for 684.48 (Country Club Estates)

¢ Invoice No. 2023-2073 for 1,240.00 (Tudor Terrace)

e Invoice No. 2023-2072 for 924.46 (Sherwin Williams)

e Invoice No. 2023-2077 for 1,195.24 (17 Silverleaf Lane)

MOTION:

Mr. Michael Richardson made a motion to authorize payment to the Consulting Engineer for
services rendered between November 2022 and February 2023 as presented in the invoices. The
motion was seconded by Ms. Faulkner. All were in favor and the motion carried unanimously.
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Zoning Bylaw Amendments Proposed for May 2023 Town Meeting
The Chair directed the Board to a public hearing notice in their packets relative to the required public
hearing for the zoning articles the Planning Board submitted to the Select Board for consideration in the
May 1, 2023 Town Meeting Warrant. The Chair noted that the public hearing was voted by the Board to
be held on April 19, 2023 at 7:10 PM. The Board members reviewed the draft public hearing notice and
no suggestions or edits were presented. The Chair further noted that on Monday, March 20 that she,
Ms. Faulkner and the Town Planner will deliver a PowerPoint presentation to the Select Board to
explain the articles submitted.

Local Comprehensive Plan Updates with Weston and Sampson

The Planner asserted to the Board that it is becoming critical for the Planning Board to reconvene and
make some decisions relative to the submitted draft LCP Chapters. The Planner suggested that the
Board independently, or jointly with him, review the draft chapters alongside the summaries of data
collected from workshops, community events, and the survey.

The Chair asked if Weston and Sampson could join us on either April 19, 2023, May 3, or May 17™. The
Planner is uncertain of their availability but was confident that if they are available they will make an
effort to appear. The Chair asked if the Planner would ask consultants at Weston and Sampson if they
would meet with the Board on May 17" at 5:30 PM to work toward finalizing draft chapters. Prior to that
meeting it was agreed that we place on an upcoming regularly scheduled meeting agenda an item for
discussion amongst Board members relative to the draft chapters in preparation for the May 17"
meeting (tentative) with Weston and Sampson

PUBLIC HEARING
Applicant:  Marcello Mallegni, Forestdale Road, LLC
Location: 532 Main Street (Map 26, Block 6)
Request: The applicant requests consideration for approval of a 9 lot definitive
subdivision plan of land consisting of approximately 18.05 acres located on Main
Street (Route 130) between Nicoletta’s Way and Echo Road.

At 7:10 PM the Chair opened up the public hearing for Marcello Mallegni (applicant) regarding
the matter of 532 Main Street Definitive Subdivision by reading into the record the public hearing
notice. This matter was continued from the meeting of December 21, 2022.

The Chair began by welcoming and acknowledging and welcoming the applicant who was being
represented by his attorney Mr. Christopher Kirrane from Dunning, Kirrane, McNichols, and
Garner.

Mr. Kirrane addressed his submitted request to continue the hearing until the meeting of May
17, 2023. He further requests a 90-day extension of the time the Board has to make its decision
on this matter. He noted that his request to continue is being made for two reasons:
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1. His client was slow to issue a check for the traffic study the Board voted to authorize but
a check has been delivered for the full value of the traffic study to the Planning Department on
3/15/2023.
2. Additionally the applicant has submitted a final offer to Counsel for Nicoletta’s Way
owners in hopes that an agreement could be made that would not necessitate the approval and
construction of a new subdivision road.

MOTION

Mr. Balzarini makes a motion to continue the public hearing until May 17-2023 at 7:10 and to
accept the request to extend the timeframe with which the Board has to make its decision by 90
days. Ms. Faulkner seconded. The motion carried unanimously

Affordable and Workforce Housing

Project Reviews and Inspections

Applicant:  Pleasantwood Homes LLC

Location: 20 Tudor Terrace (Map 29, Block 198)

Request: The applicant requests approval of a maodification to Spring Hill West Definitive
Subdivision Plan of land that would modify the lot lines of Lots 40, 41 and 42 to
give adequate frontage for three new building lots proposed for incorporation into
the subdivision. The three proposed lots to be created and incorporated into the
cluster subdivision are on a parcel of land totaling 6.024 acres. This proposal will
continue the cluster configuration of the existing subdivision and will add 2.49
acres of open space consistent with the requirements of the Mashpee Zoning
Bylaw at the time of cluster subdivision’s approval in 1989.

At 7:20 PM the Chair opened up the public hearing for Pleasantwood Homes LLC (applicant)
regarding the matter of 20 Tudor Terrance (Spring Hill West Definitive Modification) by reading
into the record the public hearing notice. This matter was continued from the meeting of
February 1, 2023.

The Chair recognized attorney Christopher Kirrane again as the representative of Pleasantwood
Homes LLC. Mr. Kirrane directed the Board’s attention to a letter submitted requesting this
matter be withdrawn without prejudice. He told the Board that the withdrawal is being requested
because the applicant would prefer to submit a new application that does not modify any lot
lines of the Spring Hill West plan as initially contemplated and stated an intent to resubmit a new
plan under the current cluster subdivision bylaw only for the 6 acres +/- for Tudor Terrace.

No members of the public appeared to speak on the matter
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MOTION

Mr. Balzarini made a motion to close the public hearing. His motion was seconded by Mike
Richardson and the motion carried unanimously.

Mr. Richardson made a motion to allow the applicant to withdraw its application without
prejudice. His motion was seconded by Mr. Balzarini and the motion carried unanimously.

Declaration of Default of the Ockway Highlands Tripartite Agreement dated March 20, 2019.
The Chair first laid out the ground rules for how she would prefer to manage this agenda item and
asked the Town Planner and Consulting Engineer to kick off the discussion.

The Town Planner reiterated to the Board the timeline over the past 6 months that resulted in the
appearance of Mr. Jacques Morin before the Board. Ockway Highlands was permitted prior to the
Planner beginning in 2018. In 2019 the applicant, Board, and applicant’s lender entered into an
agreement to secure the completion of the subdivisions roadways and ancillary infrastructure: utilities,
drainage, etc. The planner reported that over the past year or so his office had received several
complaints. Some were related to traffic but mostly were related to the poor condition of the subdivision
and specifically the performance of the stormwater collection system. The Planner shared that he had
been on site multiple times throughout the year independently but also with Mr. Morin and the
consulting engineer. It was found during those visits that at the end of the improved portion of Blue
Castle Drive where only a binder coat is laid down in front of the new homes built in the subdivision that
the grading is such that stormwater flows not into, but around the drains and collects in front of 86 Blue
Castle Drive. The consulting engineer reported to the Planner and applicant at those visits that the
issue can be corrected when the top coat of asphalt is laid on the street. The Planner expressed a
concern regarding the amount of time that it may take to wait for the completion of home construction
within the subdivision.

The Planner relayed to the Board that when reviewing the Ockway Highlands Tripartite Agreement he
realized that the agreement was conditioned on completion of the subdivision by April 2022 and that
annual updates would be made to the Board by the applicant which is why the Planner invited Mr.

Morin to speak to the Board on February 1, 2023. Just prior to the February 1 meeting Mr. Morin
notified the Town Planner that a conflict arose and he would be unable to appear as requested and the
Planner suggested that a written update may be adequate. At the February 1, 2023 meeting the Board
wished to seek legal counsel’s opinion on how to initiate enforcement of the tripartite agreement. After
receiving that opinion, Mr. Morin was notified of the Board’s intent to declare default of the agreement in
writing tonight and that matter was placed on the agenda accordingly.

The Planner reported that the Consulting Engineer met with Mr. Morin onsite today who gave his report
to the Board. Ed noted he had a productive meeting with the applicant. The engineer reiterated the
issues as reported by the Town Planner but wanted to clarify that not all of the catch basins in the
subdivision are exhibiting the same issues as the two catch basins at the end of Blue Castle Drive
generally in front of numbers 76, 80, and 84 Blue Castle. Between 86 and 84 Blue Castle is where
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stormwater is collecting. Ed reported that all parties have discussed this in the field and that it seems
clear that the majority of runoff contributing to the problem is a result of the grading of the current binder
course and that the appropriate application of the top coat would resolve the issue. The engineer noted
further though that the homeowner’s roof drains at 86 Blue Castle do not drain subsurface and sheet
flows across the lawn to the low point of their lot, which is the same area collecting runoff from Blue
Castle Drive. The engineer shared that there is no lawn or landscaping installed at 84 Blue Castle
which he believes will attenuate the situation. At his meeting onsite with Mr. Morin they discussed what
he may be willing to do now to correct the identified issues. Ed felt confident that Mr. Morin had a
willingness to hear what the Board would like to do but additionally offered his own recommendation
which was to execute the final paving in front of Lots 9 and 10 (as shown on the subdivision plan) this
Spring. Mr. Morin had desired to perform the paving sooner but due to the still cool temperatures he
was advised by Lawrence Lynch, his paving subcontractor, to wait until warmer weather which the
consulting engineer agreed with.

The engineer shared some images provided by Mr. Morin that showed how he attempted to try and
direct water using straw waddles to the catch basins that weren’t currently receiving water. This was an
admirable effort in the opinion of the engineer because that’'s what we would want to do to show the
contractor what it is that he will need to correct. The engineer restated his recommendation to have the
developer pave approximately 180’ lineal feet of Blue Castle but also reported that Mr. Morin expressed
a willingness to pave the entire portion of Blue Castle Drive that he was required to improve and pave
in front of lots 1-10 pursuant to the Definitive Subdivision Approval for the project. They may take some
traffic during the construction of the remaining three houses on Carriage Road, and he normally
wouldn’t recommend that. Lastly, the engineer requested Mr. Morin re-loam and reseed all of the
detention basins for the areas that haven't established yet.

The Chair recognized the applicant/developer Jacques Morin after the engineer completed his report.
Mr. Morin affirmed that he is happy to do as recommended to resolve the issues as soon as the plants
open.

Mike Richardson asked when this could occur. Mr. Morin responded he would have attempted it before
this meeting but he was advised against it. The Chair asked by what date and the engineer said it
should be performance based and offer a ‘complete within 60 days timeframe.” The Chair asked if Mr.
Morin would be available on May 17™ to report back to the Board and he responded that he is. The
Board asked that the recommendations be implemented no later than May 17%.

Dennis Balzarini asked how many more houses to be built on Blue Castle. No more foundations are
going in on Blue Castle Mr. Morin responded but there are outstanding landscaping items for Lots 9
and 10 and there are three houses on Carriage Road waiting to have foundations poured. Dennis
stated a preference for having the applicant execute final paving on the entire portion of Blue Castle
Drive that the approved subdivision plans require.

Mr. Balzarini further addressed his observations that the detention basins at the end of Carriage Road
at the intersection of Degrass are not draining well, particularly the first one closest to Degrass. Dennis
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would like the Engineer to evaluate the condition of those basins along with Mr. Morin. Additionally,
Dennis would like to see an evaluation and inspection of all the catch basins in the subdivision.

Mr. Morin agreed to look at these issues in totality but would prefer to remain within the bounds of the
immediate recommendations to address the drainage issue in front of Lots 9 and 10. He noted an
intention to bring forth a request to modify the definitive subdivision plan to eliminate the sidewalks at
the request of the neighborhood. The scope of which he didn’t wish to address during this meeting but
wanted to notify the Board because there will be continued opportunity to engage with him through that
process to ensure inspections of the basins. Mr. Morin stated an intention or desire to pave the entire
length of Blue Castle Drive and would like to see where that might go and that it might be appropriate to
revisit with the Board on May 17",

The Consulting Engineer asked if the request to eliminate the sidewalks would constitute a minor
modification. The Chair responded that it could be however, given the potential impact to abutting
property owners and their interest in the subject, she feels strongly that a fully advertised public hearing
would be more appropriate. Mr. Balzarini called a point of order noting that the Board, upon submission
of an application, needs to review the applicable facts and vote to determine whether or not a
modification is de minimus and does not require a public hearing.

Vice-chair Faulkner looked at the tripartite agreement and she noted the condition in that agreement
that stated construction should have been completed by April 1, 2022. She asked if Mr. Morin had ever
received an extension or sought an extension. Mr. Morin noted that COVID was the reason for the
delays and that he was of the opinion that the tolling provisions of Governor Baker’s Executive Order
pertaining to the COVID-19 Public Health Emergency applied and that the agreement was extended an
additional 462 days or until July 7, 2023.

The Town Planner reported that he had sought a legal opinion from Town Counsel relative to Mr.
Morin’s assertion that the tolling provisions applied. Counsel’s opinion was that the Board could clearly
proceed to enforce the terms of the Tripartite Agreement as a breach of a contractual

commitment based upon the developer’s failure to provide construction updates to the Board. However,
counsel opined with respect to the developer’s failure to complete infrastructure work by April 1, 2022,
that if said completion date was a condition of the Planning Board’s subdivision approval then the
developer could make a compelling argument that said completion date is subject to the tolling
provisions of the Governor's COVID-19 Emergency Order No. 17 and Chapter 53 of the Acts of 2020. If
the performance of this work was not stated as a condition of approval, the Board could assert that this
failure is, likewise, a breach of a contractual obligation.

Vice-Chair Faulkner noted that July 2023 was right around the corner and that definite rules need to be
established. All were in agreement that appropriate loam and seed of the shoulders must occur within
60 days. What was still under discussion was whether the applicant should be required the entire
portion of Blue Castle Drive from Lots 1-10 or if 180 lineal feet only in front of Lots 9 and 10. Vice-chair
Faulkner felt strongly that the applicant should be required to pave the entire section required by the
subdivision plan.
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The Chair turned to the audience to see if anyone from the public wished to provide comment.

Ms. Terri Ronhock of 104 Degrass Road appeared to share some pictures and some of her concerns
and seek points of clarity. She confirmed that the Board was discussing the top coat of pavement at the
end of Blue Castle. She specifically wanted to point out the serious problem that has persisted with the
detention basins at Degrass Road and Carriage Road adjacent to the Habitat house. She noted that
there is a serious flooding issue there. She further elevated a few additional concerns:

¢ Open trenches and pits

o Exposed wires

o Hay bales (waddles) deteriorating and lack of maintenance makes them useless

e Construction debris stockpiled on open space parcels

She noted that this has not been weeks or months, but years, of tolerating the condition of the
subdivision.

Ms. Joanne Dorsey of 86 Blue Castle Drive addressed the Board. She stated her house sits right at the
end of the paced section of Blue Castle where water is pooling. She noted that after every rainfall her
lawn is full of siltation as if made obvious when she mows the lawn. Further she is concerned with the
standing water because the mosquitos are unbearable and no amount of spraying will be curative. She
has stated that she lived in her home on Blue Castle Drive for 23 years and never has she had an issue
with water like they’ve had. She said she would be grateful for whatever interventions could be agreed
upon to rectify this. She asked the consulting engineer about his comments relative to the downspouts
noting she isn’t clear on what he meant. The engineer clarified, for purposes of being thorough, that the
roof drains on her house contribute to the problem of pooling. He agreed that the road runoff from Blue
Castle is the primary culprit and absent this runoff the roof drain’s discharge would likely have more
success percolating into the ground

Mr. Tim Dorsey of 86 Blue Castle Drive addressed the Board and stated that it is absolutely the
problem of the developer to rectify if runoff from Blue Castle past Lot 10 enters his property. All were in
agreement. Mr. Dorsey said he heard Mr. Morin desire to pave the entire road which he would support
also. The engineer clarified his statement relative to roof drains and runoff.

In closing on this matter the chair confirmed the course of action before May 17, 2023. The applicant
agreed to loam and seed the road shoulders and detention basins as recommended by the consulting
engineer, and to replace and/or maintain adequately the existing erosion controls, and further agrees to
pave the entirety of Blue Castle Drive between Lots 1 and 10 of the subdivision before reporting back to
the Board on May 17". John Fulone asked the applicant to give consideration to his action plan
thereafter of May 17" considering the subdivision will not be completed by July. His request was for him
to return to the Board with a proposal to modify the tripartite agreement to accommodate those plans if
agreeable to the Board. Additionally he asked if it would be prudent to install a construction fence with a
gate of some kind to mask the construction equipment for the neighborhood. The applicant felt it would
be a burden to construction. The engineer recommended everyone go out and take a look at it for
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themselves to determine if anything else should be required. The matter will be discussed again on
May 17,

Dennis addressed the open trenches and wanted the applicant to at least put something to deter
accidents from kids and neighbors. It was suggested that orange cones could be placed to identify the
hazard at the edge of the road.

MOTION

Mr. Richardson made a motion to require the applicant, Ockway Highlands LLC, re-loam and
seed the shoulders of the roads and detention basins on Carriage Road and to pave the entire
portion of Blue Castle Drive as required by the subdivision approval by May 17, 2023. The
motion was seconded by Mr. Balzarini. The motion carried unanimously.

Joanne Dorsey readdressed the Board and asked that the applicant take proper care to notify dig safe
when cutting across the road stating her phone lines have been cut four times since the subdivision
approval. Mr. Morin noted that dig safe had always been called and there are tickets to support that. He
agreed the line was cut however it was the result of dig safe not marking the Verizon crossing. Ms.
Dorsey was satisfied with his response.

The motion carried unanimously.

Chairman’s Report
The Chair reported that she, the vice-chair and the planner would be presenting the Planning Boards
submitted zoning articles to the Select Board on Monday March 20, 2023.

Town Planner Report

Zoning articles for future Town Meetings were raised by the Planner. The tree protection bylaw requires
further review with staff, particularly with regard to administration and enforcement. The Planner will
follow up with Karen to address these issues.

Floodplain Development provisions are going via the bylaw review subcommittee in the Conservation
Commission and a zoning article may need to follow thereafter.

Redevelopment bylaw is something that remains a priority and is something to prioritize as we
approach completion of the Local Comprehensive Plan assuming there all be action items related to
redevelopment goals and priorities. Unlikely an October 2023 proposition.

Solar Overlay remains an option for expanding solar uses beyond the expansion to the C1 and C2
zoning districts if approved by Town Meeting. Should follow a planning exercise that assesses existing
conditions of various parcels to determine their adequacy for inclusion in the overlay.
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Accessory apartment bylaw should be re-evaluated to encourage property owners to live in the
accessory apartment and rent their current unit. Current language states the principal dwelling must be
occupied by the person on the latest recorded deed. Would like to prepare a draft article to rectify.

Lastly the planner reported that the second scheduled workshop for the Wetlands Buffer proposals on
April 4, 2023 is moving from the Waquoit Room at 5:00 PM to the Library at 5:00 PM.

COMMITTEE REPORTS

Cape Cod Commission — No Report

Community Preservation Committee- Applications are available for the October Town Meeting
funding cycle. Applications are available on the website
and via the Town manager’s office. Waiting for Select
Board to execute the warrant.

Design Review- No Meeting

Plan Review- CatDogg LLC met with Plan Review however the Planner
has a conflict of interest and had to recuse himself from
this matter.

Environmental Oversight Committee— Uncertain of status of committee.

Historic District Commission- Dennis will be meeting with Planner and the Chair to

discuss upcoming applications and a review of the rules
and regulations.
Military Civilian Advisory Council- No Meeting

PUBLIC COMMENT
-none-

CORRESPONDENCE

Received correspondence relative to a recent court finding that pertains to conduct during public
meetings. Town Counsel is reviewing and the Board needs to review and possible repeal its
policy. The Chair has questions for Counsel and asked for the Board to provide any questions
they may have for his review. The Planner will confirm counsel’s question.

The Chair asked about the correspondence received from the FCC. The Planner reported that he is
receiving emails from the FCC related to a new application before them for a proposed cell
tower installation at the Verizon Building just north of the Mashpee Rotary. They informally
presented to the Board in 2022. The planner believes they are undergoing their preliminary
review process with federal agencies before filing a special permit application with the Planning
Board.

ADJOURNMENT

MOTION:

Mr. Balzarini makes a motion to adjourn the meeting at 8:42 p.m. Seconded by Mr. Richardson.
The motion carried unanimously
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The meeting ended at 8:42.m.

Next Meeting: Wednesday, March 29, 2023 at 7:00P.M.

Respectfully Submitted,

Evan R Lehrer
Town Planner
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Mashpee LCP Goals, Policies, and Actions DRAFT 1/19/22

1.0 Housing

Goals
1. Ensure that current and future Mashpee residents have access to adequate and diverse types of
housing options.
2. Ensurethat sustainable practices are integrated into all housing development decisions to create
a safer, healthier community.

Policies

1. Prioritize redevelopment of single-use, auto-centric commercial strip development into
compact, walkable, and pedestrian-friendly mixed-use neighborhoods that provide a
variety of housing types.

2. Maximize the Town’s potential to provide Subsidized Housing Inventory (SHI) eligible deed
restricted affordable units by using Town owned property.

3. Expand the diversity of housing types to provide all residents with appropriate shelter.

4. Diligently and efficiently monitor and enforce inclusionary zoning requirements and provide
professional oversight for any locally run housing programs and nurture relationships with
community housing partners.

5. Incentivize the production of Accessory Dwelling Units (ADUs).
6. Implement sustainable building practices for all new construction and redevelopment.
Minimize housing vulnerabilities to climate change and natural disasters.
Actions

1. Conductavisual preference survey to determine the types and styles of housing that is supported
by the community.

2. Procure a consultant to assist with community engagement and facilitation of design charrettes
to support the development of a Form Based Code.

3. Develop, adopt, and implement a form-based code in the form of an overlay district.

4. Develop and adopt an Affordable Housing Bylaw that requires a minimum contribution of SHI
eligible affordable units in exchange for density bonuses.

5. Change zoning to allow ‘missing middle” housing typologies in appropriate residential areas with
the possibility of establishing a new zoning district(s) to encourage the development or
redevelopment of these building types in areas where its desirable and discouraging it where its
unsustainable.

Regularly fund the Affordable Housing Trust to take advantage of opportunities as they arise.
Update and adopt the Housing Production Plan (HPP) with a focus on developing a roadmap and
implementation plan for the development of the Town’s identified sites for affordable/workforce
housing.

8. Implement the Housing Production Plan update.

9. Prioritize options for year-round rental housing.

10. Develop incentivizes to encourage developers to build affordable senior housing.

11. Create a new position titled Affordable Housing Coordinator or Housing Planner within the
Planning Department whose job description would be consistent with the objectives outlined in
the Housing Production Plan.
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12. Conduct bi-annual workshops led by the Town Planner and Building Commissioner alongside
community partners such as HAC to inform property owners of the permitting process.

13. Assess ways for the private sector to contribute to the Town'’s inventory of Affordable Dwelling
Units (ADUs).

14. Establish a revolving loan fund to provide small forgivable loans to property owners to construct
an ADU to supplement programs offered by Housing Assistance and certain private lenders.

15. Restrict development in flood zones.

16. ldentify suitable sites for infill development outside of flood zones.

2.0 Economic Development

Goals
1. Ensure a prosperous local economy that supports financial independence for all residents.
2. Bolster support for local businesses and the “blue economy.”

Policies
1. Provide financial and policy-based support for local fishers and businesses.
2. Minimize homelessness and the proportion of Mashpee residents living below the poverty line.
3. Explore potential grant funding programs to support housing, natural systems, and community
programs and services.

Actions
1. Incentivize locally owned, small business development and maintain its long-term growth.
2. Partner with higher education and regional institutions, including Woods Hole MBL, to enhance
childcare and afterschool programs.
3. Evaluate use conflicts in fisheries and invest in appropriate infrastructure.
4. Require living wages for all Mashpee residents.

3.0. Sustainability

Goals
1. Ensure Mashpee serves as an exemplary regional leader in municipal electrification.

Policies
1. Reduce the Town's reliance on fossil fuel for energy by investing in renewable technologies.
2. Maximize the opportunities and monies available to the Town following receipt of Municipal
Vulnerability Preparedness Certification from the Commonwealth.
3. Assist with transition of gasoline-powered vehicles to electric vehicles.

Actions

1. Develop a pipeline of projects potentially eligible for MVP Action Grants from the
Commonwealth that are consistent with the Town'’s climate vulnerability planning priorities.

2. Convert the municipal fleet to electric vehicles and install adequate charging stations for the
fleet.

3. Identify and construct sites for public EV charging stations.

4. Develop solar canopy ‘carports’ in municipal parking lots and on install solar panels on any
municipal structure where solar is viable and productive.



Mashpee LCP Goals, Policies, and Actions DRAFT 1/19/22

4.0 Natural Resources

Goals
1.
2.

3.

Policies

i

iR W

o

Actions
1.

10.

11.

Ensure that all residents have access to high quality water.
Protect terrestrial and aquatic habitats for long-term environmental and social benefits.
Protect the health, safety, and welfare of residents who use and enjoy Mashpee’s waterways.

Return Mashpee’s water quality to within normal parameters.

Identify areas for coastal and habitat restoration to enhance water quality.

Identify, preserve, and enhance ancient ways to water.

Limit construction in land under ocean to maintain and restore habitat vital to our fisheries.
Maintain and enhance cross-sector collaborations such as with educational institutions and
research organizations to bolster water quality sampling programs and reporting.

Identify the most appropriate sites to establish Aquaculture Development Zones consistent with
the Department of Natural Resources Harbor Management Plan.

Conduct a personnel needs assessment to understand gaps in consideration of current and
planned water quality monitoring and testing programs.

Establish Water Quality Task force as a subcommittee of the Environmental Oversight
Committee to conduct necessary engagement and community education around recommended
bylaw changes to address water quality issues: fertilizer and pesticide use, wetlands buffers,
floodplain management.

Implement recommended stormwater improvements within the Santuit Pond Watershed as
recommended by the Fuss & O'Neill MVP Action Grant.

Construct the Wastewater Treatment Facility and wastewater collection system consistent with
the Watershed Nitrogen Management plan as amended from time to time.

Continue acquisition of conservation lands in recharge areas.

Implement water quality improvement measures asrecommended upon completion of the
Mashpee Wakeby Diagnostic Study - To be completed in 2025.

Invest in necessary equipment and facilities to test cyanobacteria in-house that would specifically
identify species in real time to assist in determinations of toxicity.

Remedy user conflicts within waterways consistent with the DNRHMP.

Continue to maintain navigational channels for not only navigation but for adequate stream and
tidal flow.

Continue to investigate and inventory the legal status of all known public landings and access to
coastal water and great ponds to develop an access plan.

Work to purchase parcels if feasible to enhance public access to water or create new sites for
public landings.

5.0 Land Use and Growth Management

Goals
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Policies
1.

3.
4.

Actions
1.

10.

11.

12.
13.
14.
15.

Maintain Mashpee’s small-town community character and appearance.

Ensure development is consistent with current and future growth projections.

Promote mixed-use development to concentrate various activities in appropriate centralized
locations.

Focus new growth in already disturbed areas of Town where adequate infrastructure is planned
orin place and incentivize the protection/preservation of the remaining vacant properties where
the only feasible growth does not meet the projected housing need.

Ensure Town services and facilities are adequate in consideration of current shortfalls and future
growth projections.

Maintain the legitimacy and accuracy of the zoning bylaw and other local regulatory documents.
Identify opportunities for mixed-use development in existing commercial areas as appropriate.

Re-establish an ambitious program of acquisition of undeveloped lands for open space
protection, including all currently undeveloped land within the Mashpee National Wildlife Refuge
and all other lands shown as being for conservation or recreation interest in the Open Space and
Recreation element of this plan via the establishment of an Open Space Committee to be
appointed by the Select Board.

Prioritize redevelopment of single-use, auto-centric commercial strip development into
compact, walkable, and pedestrian-friendly mixed-use neighborhoods that provide a variety of
housing types as described in the Housing element of this plan.

Reassess the role of Transfer of Development Rights in the Town’s land use and growth
management priorities and consider overhaul of the Open Space Incentive Development Zoning
Bylaw (OSID).

Continue buildout of Town cemetery as needed in consideration of capacity and the Cemetery
Master Plan.

Construct a new Fire Department substation in North Mashpee.

Construct a new Community Center that may include those recreation services and facilities
identified in the Open Space and Recreation element of this plan.

Consider the development of a dog/animal pound facility.

Develop a tree bylaw that would prohibit, or require permits for, clear cutting of lots as well as
provide for performance standards and impact fees for the removal and replacement of certain
native specimen trees.

Overhaul the Mashpee sign code with a form-based approach.

Develop a form-based code that would encourage structures that will be both aesthetically
pleasing, consistent with the traditional character of the Town and be cohesive with the
surrounding town-fabric by ensuring building scale and type that is consistent with the character
of surrounding neighborhood.

Reassess current parking requirements and consider how to minimize parking impacts on
aesthetic quality and the environment.

Re-codify and clarify the entire zoning bylaw.

Amend ADU bylaw to expand opportunity for property owners and affordable housing.
Consider form-based code revisions to existing zoning.

Proper siting of development.

6.0 Heritage and Preservation
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Goals
1. Ensure that unique archaeological resources are preserved.
2. Ensure that future development and redevelopment reflects the historic character of Mashpee
and celebrates local culture.

Policies
1. Enhance the vitality of the Mashpee Historic District located at the Traditional Village Center of
Mashpee.
2. Preserve and protect the Town’s known archaeological and scenic resources and work to
investigate and catalogue any potentially unknown archaeological resources.
3. Support Mashpee’s unique cultural heritage through education programs.

Actions

1. Nominate any additional structures beyond the Avant House located within the Mashpee
Historic District for inclusion on the National Register of Historic Places.

2. Adopt a form-based code in the form of an overlay district intended to reflect traditional
settlement patterns and historic main streets.

3. Adopt and implement financial incentives for the rehabilitation of historic structures.

4. Collaborate with the Mashpee Wampanoag Tribe on the reconstruction of the Attaquin Hotel in
its location across from Lake Avenue as a workforce/attainable housing project.

5. Determine a location for an appropriately designed “monument” of Wampanoag heritage
significance.
Adopt a demolition delay bylaw*
Protect existing known burial sites and enhance with more dignified fencing and reqular cleaning
of grave markers.

8. Highlight tribal heritage throughout local school curriculum.

9. Create wayfinding and cultural heritage program to tell the story of Mashpee through trails.

7.0 Open Space & Recreation

Goals

1. Ensure that residents and visitors have access to a variety of passive and active recreation
opportunities.

2. Preserve the quantity and quality of conservation and open space lands as a means to protect
natural resources, provide a high quality of life for residents, provide access for passive
recreation, ensure adequate wildlife habitat, and preserve access for hunting and fishing rights.

Policies

1. Ensure that public access to open space and water bodies is preserved where it will not adversely
affect sensitive natural resources.

2. Provide adequate recreational programs and facilities for existing residents and plan for
additional programs and services for projected future growth.

3. Continue to pursue opportunities to preserve sensitive areas as conservation and passive open
space lands.

Actions
1. Upload map of trails to the Town website.
2. Increase signage and wayfinding for trails to promote use by residents and visitors.
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11.

12.

13.

Consider adding facilities (i.e., bathrooms, water fountains, water etc.) to provide residents with
access to passive recreation when visiting conservation lands.

Improve the protection of the Mashpee River Corridor by acquiring the properties surrounding
Trout Pond owned by Mashpee Commons with the exception of any land area necessary to
complete a rotary bypass road between Route 28 and Great Neck Road S as identified in the
Transportation Element of the LCP.

Identify and work to acquire any parcels of conservation interest that were defined as priority
acquisitions in both the 1998 LCP and 2007 Open Space Plan that remain unprotected
particularly in recharge areas, identified rare species habitat (as per the August 1st, 2021,
Estimated and Priority Habitat Map from MA Natural Heritage and Endangered Species
Program) and/or the acquisition boundary of the Mashpee National Wildlife Refuge.

Identify site for construction of a new Community Center complete with public community
spaces, active recreation, etc.

Construct public bathroom facilities at beach/pond parking areas.

Continue acquisition of cranberry bogs (active and/or abandoned) for wetlands restoration.
Assess trail networks for gaps and plan to connect those areas.

. Plan a Town sponsored trail half marathon to bring community together and put Mashpee's open

spaces on display.

Acquisition of 423 Main St (Map 27 Parcel 43) using CPA funds or other grant sources. This
undeveloped parcel directly abuts Mill Pond, the Mashpee River, and the upper portion of the
Mashpee River Herring Run. Acquisition of this parcel will allow for much needed maintenance
of the land immediately abutting the Mashpee River herring run and improvements for
recreational access to this area to highlight the herring run on the Mill Pond side of Rte. 130. The
town owns the paved pull off area that abuts Mill Pond, which is also in need of improvements,
including stormwater runoff.

Acquisition of parcels on Timber Landing and River roads (primarily unbuildable Sandalwood
subdivision lots) to protect and enhance Mashpee River Woodlands (Map 82 Blocks 3, 13A, 13B,
94 & 95 and map 89, blocks 75 & 77. Funding through Town CPA funds or state grant funding.
Acquisition of 4 undeveloped parcels on Main Street: 493 (map 27/parcel 164), 495 (map 27/parcel
164), 497(Map 27/parcel 162) and 499 (map 27/parcel 161) for open space/conservation land.

8.0 Municipal Buildings, Facilities and Services

Goals
1.

Policies

1.

2.

Ensure all Mashpee residents have access to the highest quality of physical, mental, and
emotional health care.

Provide safe, equitable school facilities that allow all Mashpee students to receive an excellent
education and achieve their full potential.

Encourage sustainable solid waste management practices to prevent hazardous waste from
infiltrating natural areas and municipal systems.
Protect Mashpee residents, visitors, and their property from crime.
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Actions
1.

SIS

10.

11.

12.

13.

14.

15.
16.

17.

18.

19.
20.
21.
22.

23.

Expand role of emergency management in minimizing loss and suffering from man-made and
natural disasters.

Efficiently coordinate public safety services to ensure rapid response times and high-quality care.
Increase collaboration internally between Town departments and externally with Mashpee
residents to limit the chance for a lack of communication or miscommunication.

Maintain and enhance cross-sector collaborations such as with educational institutions and
research organizations to bolster water quality sampling programs and reporting.

Identify a site to be used for materials storage and develop the materials storage site

Enhance Suicide Prevention programing and educational awareness.

Enhance collaboration and communication with Mashpee Wampanoag Tribe.

. Ensure critical facilities are located near populated centers while promoting equitable access to

underserved communities.

Remedy user conflicts within waterways consistent with the DNRHMP.

Assess Town's staff capacity.

Conduct parking needs assessment and modify parking layout as recommended.

Construct a unisex locker room and shower facility for Town Employees.

Add EV charging stations as discussed in the Transportation and Circulation Element of this plan.
Construct solar canopies in the parking area as discussed in the Sustainability element of this
plan.

Audio/Visual overhaul of Waquoit Meeting Room system with most advanced technology that
will better facilitate remote and other alternate forms of participation.

Consider a new website host platform.

Implement recommended stormwater improvements within the Santuit Pond Watershed as
recommended by the Fuss & O'Neill MVP Action Grant.

Construct the Wastewater Treatment Facility and wastewater collection system consistent with
the Watershed Nitrogen Management plan.

Identify the most appropriate sites to establish Aquaculture Development Zones consistent with
the Department of Natural Resources Harbor Management Plan.

Continue to investigate and inventory the legal status of all known public landings and access to
coastal water and great ponds to develop an access plan.

Purchase parcels, where feasible, to enhance public access to water or create new sites for public
landings.

Create Town information hub (i.e., “Get to Know Mashpee), staffed with volunteers.

Develop emergency communication system between Town and media.

Update Town website and social media presence to enhance user-friendliness and
communication.

Designated moorings for commercial entities may alleviate this issue and remove a significant
barrier to entry for the burgeoning aquaculture industry especially.

Increase enforcement and identify a more streamlined solution to protect diggers from speeding
boats and recreational boats that stray from channels.

Hire a Town grant-writer.

Hire a Town communication director.

Increase public participation opportunities regarding government processes

Design and build community center for educational programs, gym, pools, and senior services.
Offer additional options for internet and cell services.
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24.
25.
26.

27.
28.

29.
30.
31.
32.
33
34-
35.
36.
37
38.

39.
40.

Inspect, maintain, and upgrade septic systems.

Consider redevelopment of DPW Building with a LEED Certified Net Zero building

Add at least 8,000 square feet of additional garage space with at least some portion of that
additional capacity heated.

Build an additional 1,600 ft* bay into the maintenance garage

Install audio/visual capabilities into the Event Room and Zoom Meeting tech in the conference
room of the library.

Install publicly accessible EV Charging stations in library parking lot.

Lease or purchase EV for use of Library Staff.

Redevelop Harbormaster Shack with a modern, climate resilient, facility.

Identify and construct site for Fire Department’s north station

Consider expanding Kids Klub into a second location.

Offer Town employees free tuition for the Kids Klub.

Identify and construct site for community center.

Move recreation facility to community center

Open new childcare facility at 5o5 Main Street.

Construct wastewater treatment plant and all lift stations and phases as needed in accordance
with the Watershed Nitrogen management plan.

Re-establish regular in-person drop-in nights with the Substance Abuse Task Force.

Offer NARCAN Training through Human Services Department.

9.0 Transportation and Circulation

Goals

1.

Policies

1.

Actions

1.

2.

Maintain and enhance a cost-effective, efficient, safe, and accessible multi-modal transportation
system that is sensitive to and respectful of the Town’s small-town character.

Support efforts to enhance and increase alternative modes of transportation such as ride shares,
bicycling, and public transportation with an eye towards reductions in greenhouse gasses and air
pollution.

Implement road design and maintenance standards and procedures that promote, protect, and
encourage exiting patterns of development and neighborhood character.

Maintain a formal program for road maintenance, new road construction, and accompanying
drainage infrastructure that is economically responsible and implementable.

Promote cooperative state/local efforts in transportation planning, ensuring that the Town's
qualities are maintained throughout any transportation planning and construction projects.
Encourage alternative modes of transportation and increase opportunities in Town for access to
biking, walking, and carpooling.

Improve entrance at Deer Crossing and Route 28 by making entrance a right-turn in and right
turn out only.

Direct Deer Crossing Commercial traffic seeking to make left turns out to Route 28 to the traffic
light at Route 28 and Shellback Way adjacent to the Ace Hardware
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10.
11.

12.

13.

14.

15.

16.

17.

Consider improving access to and from Deer Crossing from Shellback Way via mitigation monies
held as a requirement of any approved retail grocery DRI at 647 Falmouth Road.

In addition to the proposed conversion of the Route 130 and Great Neck Road North intersection
to a modern roundabout, consider alternative design options that would slow traffic, keep
volume moving, but be less detrimental to pedestrian accommodations (seek input from BETA
here). What could work instead of a roundabout and is it possible to make roundabouts in
growth/activity centers more pedestrian friendly? IS a roundabout good for multimodal
accommodation?

A connector street should be constructed between Route 28 and Great Neck Road South
generally from the Mashpee Commons primary entrance from Route 28 to the Laurentide
entrance on Great Neck Road South either in anticipation of additional development in this area
or as a condition of such development.

Develop a town-wide bicycle and pedestrian master planthat would map out potential
connections in the existing network and prioritize projects for future funding.

Develop and adopt formula that would provide the additional funding necessary to the
Department of Public Works as private roads are petitioned for taking by the Town.

Conduct a needs assessment of DPW staff and equipment to determine adequacy of current level
of service as it pertains to regular cleaning, leaf removal, snow plowing, and maintenance of
bicycle facilities and sidewalks.

Work with the Cape Cod Regional Transit Authority and MassDOT to identify priority sites for
bus-shelters along Routes 28 and 151 to allow for more safe drop offs and pick-ups.

Consider establishing regional transit hub in or around Mashpee Commons

Work with MassDOT to implement the Mashpee Rotary Retrofit and evaluate the long-term
potential of transitioning existing rotary to a modern roundabout consistent with the
recommendations of the Mashpee Rotary Study done by the Cape Cod Commission.
Consolidate and reduce the number of curb-cuts along Route 28 and 151 especially when
considering redevelopment opportunities along these corridors.

Develop bypass roads around the Mashpee Rotary to accommodate local traffic both north-
south (Route 151 to Old Barnstable Road) and east-west Route 28/Great Neck Road South to
Route 28 east of the rotary through (Trout Pond neighborhood).

Prioritize roadway and intersection improvements to accommodate all roadway users, not just
automobiles.

Convert remainder of Town Hall fleet to electric vehicles and install requisite charging stations to
support those vehicles.

Change over additional municipal gas-powered vehicles to Electric Vehicles in outside
departments if suitable electric alternative is on the market: DPW Director, Police Chief, Fire
Chief and Fire Inspector, Recreation vehicles.

Install EV charging stations for public use at Town Hall, Mashpee Community Park, Public
Library, Senior Center, Mashpee Beach, Attaquin Park.

10.0 Water and Coastal Resources

Goals
1.

Maintain and restore the quality of Mashpee’s groundwater to ensure an adequate supply of safe,
high quality drinking water.

Protect Mashpee’s groundwater supply, wetlands, and surface water from contamination.
Prevent harmful algal blooms in Mashpee waters to maximize recreational opportunities and
preserve safe drinking water for all residents.
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4. Maintain and expand wastewater treatment and disposal facilities.

Policies
1. Continue to support the shellfish propagation program to enhance local fisheries, restore vital
habitat, and remove excessive nitrogen in both Waquoit and Popponesset Bay.
2. Protect the seashore from erosion.
3. Preserve fish and hunting rights of way on shore.
4. Promote shellfish seeding programs.

Actions

1. Continue to maintain navigational channels for not only navigation but for adequate stream and

tidal flow.

2. Investinnecessary equipment and facilities to test cyanobacteria in-house that would specifically

identify species in real time to assist in determinations of toxicity.

3. Conduct personnel needs assessment to understand gaps in consideration of current and

planned water quality monitoring and testing programs.

4. Establish Water Quality Task force as subcommittee of the Environmental Oversight Committee
to conduct necessary engagement and community education around recommended bylaw
changes to address water quality issues: fertilizer and pesticide use, wetlands buffers, floodplain
management.

Identify areas for coastal and habitat restoration to enhance water quality.
Establish at least one Aquaculture Development Zone (ADZ) in Town

Provide additional public access to the ocean.

Ban chemicals that increase nutrient load in waterways.

Establish boat washes to prevent invasive species from spawning in waterways.

© ©oN own



Office of the Town Manager
Mashpee Town Hall

16 Great Neck Road North
Mashpee, MA 02649

Terrie M. Cook
Administrative Assistant
(508) 539-1401
tmcook@mashpeema.gov

MEMORANDUM

TO: Chair Mary Waygan and Members of the Planning Board
CC: Town Manager, Town Planner

FROM: Terrie Cook — Administrative Assistant to the Town Manager
DATE: February 24, 2023
RE: 2023 May Town Meeting Zoning Bylaw and Road Taking Warrant Articles

The 2023 May Town Meeting Zoning Bylaws and Road Taking Warrant Articles, as they appear on Draft #1 of
the warrant, are attached for your reference and discussion.

Three were submitted by the Planning Board, two petitioned road taking articles, and three petitioned zoning
bylaw articles.

Thank you.


mailto:tmcook@mashpeema.gov

Article

To see if the Town will vote to amend §174-25 (H)(12) of the Mashpee Zoning By Law “Table of Use Regulations”
by adding the letters ‘SP’ located in the columns identified as C-1 and C-2, and further by deleting the phrase,
“provided that neighboring properties are effectively protected from any significant adverse impacts from
glare, that any such systems are properly fenced or otherwise secured, and that no hazardous materials are
stored in quantities greater than permitted by other sections of this bylaw, subject to approval by the Plan
Review Committee and Design Review Committee” under the “Type of Use column” and replacing that phrase
with “subject to the provisions of Section 174-45.7"

Type of Use Residential Commercial Industrial
R-3 R-5 C-1 C-2 C-3 -1
Medium-scale and | -- -- SP SP -- PR

Large Scale Ground
Mounted Solar Energy
Systems, subject to the
provisions of Sec. 174-
45.7

Submitted by the Planning Board

Explanation: This article would allow the development of medium scale solar energy systems as an accessory
and/or principal use in the residential, commercial and industrial zoning districts with a Special Permit from the
Planning Board in the C-1 and C-2 zoning districts subject to a new special provision 174-45.7 proposed
containing performance standards and design criteria for the use.

Article

To see if the Town will vote to amend §174-31, Land Space Requirements Table by referencing footnote 15 in
the Minimum Lot Frontage column title and adding new footnote 15 to read as follows:

15 Minimum lot frontage required for the development of solar energy systems shall be twenty-five (25) feet.

Submitted by the Planning Board

Explanation: This article would allow the development of solar energy systems on lots that have a minimum of
twenty-five (25) feet by amending the footnotes of the Land Space Requirements table in the Zoning Bylaw.
Lot frontage of 150 feet is the minimum requirement for other uses in the Town. The Town may consider
reducing frontage to encourage solar energy on otherwise unbuildable lots. Solar Energy systems require only
one access driveway for maintenance.



Article

To see if the Town will vote to add new section 174-45.7: Solar Energy Systems to the Mashpee Zoning Bylaws
as follows:

Solar Energy Systems

A. Purpose and Intent

This section promotes the creation of new small, medium and large-scale, ground-mounted solar energy
systems by providing standards for the placement, design, construction, operation, monitoring, modification
and removal of such installations that address public safety, minimize impacts on scenic, natural and historic
resources and for providing adequate financial assurance for the eventual decommissioning of such
installations. This bylaw is adopted pursuant to the Commonwealth of Massachusetts Green Communities Act
and Massachusetts General Laws Chapter 40A Section 3.

B. General Provisions

1. Small scale ground mounted solar energy systems and roof mounted solar energy systems shall be
considered an accessory use allowed as-of-right in the R-3, R-5, C-1, C-2, C-3, and I-1 districts. In issuing
a building permit for such a system, the Building Inspector shall ensure that neighboring properties are
effectively protected from any adverse impacts arising from glare.

2. Any medium or large-scale solar energy system shall be allowed in the C-1 and C-2 Zoning Districts only
after the issuance of a Special Permit by the Planning Board. In issuing such Special Permit, the Board
shall ensure that neighboring properties are effectively protected from any significant adverse impacts
arising from glare, that any such systems are properly fenced or otherwise secured, and that no
hazardous materials are stored in quantities greater than permitted by other sections of this bylaw.

3. Any medium or large-scale solar energy system in the I-1 Industrial Zoning District shall be allowed after
review and approval by the Plan Review Committee.

4. The construction and operation of all ground-mounted solar energy systems shall be consistent with all
applicable local, state and federal requirements, including but not limited to all applicable safety,
construction, electrical, and communications requirements. All buildings and fixtures constituting part
of a ground-mounted solar energy system shall be constructed in accordance with all applicable
requirements of the Massachusetts State Building Code.

5. The solar energy system’s owner or operator shall maintain system facilities in good condition.
Maintenance shall include, but not be limited to, painting, structural repairs, and integrity of security
measures. Site access shall be maintained to a level acceptable to the Town’s Fire Chief and Emergency
Management Director. The owner or operator shall be responsible for the cost of maintaining the
ground-mounted solar energy system and any related access road(s).

6. No solar energy system may use panels manufactured with per-and polyfluoroalkyl substances (PFAS).



C. Dimensional Criteria

1. Small Scale Solar Energy Systems

1.

2.

Small scale ground mounted systems shall comply with the setback requirements typical of the
zoning district and shall not exceed fifteen (15’) feet in height.

Small scale ground mounted systems shall be exempt from the performance standards defined
in Section G of this chapter.

2. Medium and Large Scale Solar Energy Systems

a.

Medium and Large Scale Solar energy systems may be accessory to another principal structure or use
provided that they satisfy the dimensional criteria and performance standards contained in this
section.

Ground-mounted solar energy systems shall be set back a distance of at least 100 feet from a public
or private way. The Planning Board may reduce the minimum setback distance as appropriate based
on site-specific considerations.

Ground-mounted solar energy systems shall be set back a distance of at least 125 feet from any
inhabited Residence, and 100 feet from any property in residential use. For the purposes of this
section, a Residence is defined as the primary living structure and not accessory structures. The
Planning Board may reduce the minimum setback distance as appropriate based on site-specific
considerations.

Ground-mounted solar energy systems shall be set back a distance of at least 50 feet from any
commercial property or use, and 25 feet from any industrial property or use notwithstanding the
provisions of paragraph 2 above (relative to medium and large-scale solar energy systems). The
Planning Board may reduce the minimum setback distance as appropriate based on site-specific
considerations.

Ground-mounted solar energy systems shall be set back a distance of at least 50 feet from abutting
conservation land and any property not included in the Ground-mounted solar array application. The
Planning Board may reduce the minimum setback distance as it may deem appropriate based on site-
specific considerations.

Ground-mounted systems (medium and large) shall be set back a distance of at least 200 feet from
any river and set back a distance of at least 100 feet from any water and wetlands.

Fixed tilt Ground-mounted solar energy systems shall have a maximum height of 15 feet above grade.
In the case of single or dual axis tracking Ground-mounted solar energy systems, the Planning Board
may increase the maximum height as it may deem appropriate based on site-specific considerations.

Inverters, energy storage systems, and transmission system substations shall be set back a distance
of at least 200 feet from any residence. The Planning Board may reduce the minimum setback
distance as it may deem appropriate based on site-specific considerations.



D. Special Permits Rules and Application Requirements

A Solar Energy System Special Permit shall not be granted unless each of the following submittal
requirements, in addition to the requirements in §174-24 C Special Permit use, are satisfied:

1.
2.
3.

d

10.

11.

12.

A properly completed and executed application form and application fee;

Any requested waivers;

Name, address, phone number and signature of the project proponent, as well as all co-proponents or
property owners, if any;

Name, contact information and signature of any agents representing the project proponent;

Name, address, and contact information for proposed system installer;

Documentation of actual or prospective access and control of the project site sufficient to allow for
construction and operation of the proposed solar energy system;

Proposed hours of operation and construction activity;

Blueprints or drawings of the solar energy system signed by a Massachusetts licensed Registered
Professional Engineer showing the proposed layout of the system and any potential shading from
nearby structures;

Utility Notification - evidence that the utility company that operates the electrical grid where a grid-
intertie solar energy system is to be located has been informed of the system owner or operator's intent
to install an interconnected facility and acknowledges receipt of such notification, and a copy of an
Interconnection Application filed with the utility including a one or three line electrical diagram detailing
the solar electric installation, associated components, and electrical interconnection methods, with all
Massachusetts Electrical Code (527 CMR § 12.00) compliant disconnects and overcurrent devices. Off-
grid solar energy systems shall be exempt from this requirement;

Documentation of the major system components to be used, including the electric generating
components, battery or other electric storage systems, transmission systems, mounting system,
inverter, etc.;

Preliminary Operation & Maintenance Plan for the solar energy system, which shall include measures
for maintaining safe access to the installation, storm water management, vegetation controls, and
general procedures for operational maintenance of the installation;
Abandonment & Decommissioning Plan - Any ground-mounted solar energy system which has reached
the end of its useful life or has been abandoned (i.e., when it fails to operate for more than one year
without the written consent of the Planning Board) shall be removed. The owner or operator shall
physically remove the installation within 150 days of abandonment or the proposed date of
decommissioning. The owner or operator shall notify the Planning Board by certified mail of the
proposed date of discontinued operations and plans for removal. The Abandonment &
Decommissioning Plan shall include a detailed description of how all of the following will be addressed:
a. Physical removal of all structures; equipment, building, security barriers and transmission lines
from the site, including any materials used to limit vegetation.
b. Disposal of all solid and hazardous waste in accordance with local, state, and federal waste
disposal regulations.
c. Stabilization or re-vegetation of the site as necessary to minimize erosion. The Planning Board
may allow landscaping or below-grade foundations left in situ in order to minimize erosion and
disturbance of the site.



d.

Description of financial surety for decommissioning - Proponents of ground-mounted solar
energy systems shall provide a form of surety, either through escrow account, bond or other
form of surety approved by the Planning Board to cover the cost of removal in the event the
Town must remove the installation and remediate the landscape, in an amount and form
determined to be commercially reasonable by the Planning Board, but in no event to exceed
more than 125 percent of the cost of removal and compliance with the additional requirements
set forth herein, as determined by the project proponent and the Town. Such surety will not be
required for municipal or state-owned facilities. The project proponent shall submit a fully
inclusive estimate of the costs associated with removal, prepared by a qualified engineer. The
amount shall include a mechanism for calculating increased removal costs due to inflation.

It shall be a condition of any special permit that all legal documents required to enable the Town
to exercise its rights and responsibilities under the plan to decommission the site, enter the
property and physically remove the installation shall be provided prior to the issuance of a
building permit.

13. Proof of liability insurance in such form and with policy limits satisfactory to the Planning Board;

14. A storm water management plan prepared by a Massachusetts licensed Registered Professional
Engineer; and

15. A Site Plan, with stamp and signature of the Massachusetts licensed Registered Professional Engineer
that prepared the plan, including the following:

a.
b.

Everything required under this bylaw and Site Plan Approval.

Existing Conditions Plan, showing property lines, map and lot from the Assessor's records, and
physical features, including roads and topography, for the entire project site, signed and sealed
by a Massachusetts licensed Registered Land Surveyor.

Proposed changes to the landscape of the site, grading, vegetation clearing and planting,
exterior lighting, screening vegetation, fencing or structures including their height, and
placement of system components, including solar arrays and related structures and equipment.
An estimate of earthwork operations including the volume of cut and fill and the amount of soil
material to be imported or exported from the site.

Locations of wetlands, vernal pools, and Priority Habitat Areas defined by the Natural Heritage
& Endangered Species Program (NHESP).

Locations of floodplain area(s).

Zoning district designation for the parcel(s) of land comprising the project site (submission of a
copy of a zoning map with the parcel(s) identified is suitable for this purpose).

Materials storage and delivery and equipment staging area(s).

Location of screening vegetation or structures.

Required Performance Standards — Medium and Large Scale Solar Energy Systems

1. Visual Impact Mitigation — The site plan for a ground-mounted solar energy system shall be designed to

screen the array to the maximum extent practicable, on a year round basis, from adjacent properties in
residential use and from all roadways.



2. All required setbacks shall be left in their undisturbed natural vegetated condition for the duration of

8.

the solar energy system’s installation. In situations where the naturally vegetated condition within
required setbacks is not wooded and does provide adequate screening of the solar array, the Planning
Board may require additional intervention including, but not limited to:

a. A landscaping plan showing sufficient trees and understory vegetation, of a type common in
natural areas of Mashpee, to replicate a naturally wooded area and to constitute a visual barrier
between the proposed array and neighboring properties and roadways.

b. Berms along property lines and roadways with suitable plantings to provide adequate screening
to neighboring properties and roadways.

Lighting — Lighting of ground-mounted solar energy systems shall be limited to that required for safety
and operational purposes, and shall be reasonably shielded from abutting properties. Lighting shall be
directed downward and shall incorporate full cut-off fixtures to reduce light pollution.

Signage — Signs on ground-mounted solar energy systems shall comply with all applicable regulations
of this bylaw and/or any Town sign bylaw. A sign shall be required to identify the owner, operator and
interconnected utility and provide a 24-hour emergency contact phone number. Ground-mounted solar
energy systems shall not be used for displaying any advertising signage.

Utility Connections — Within setback distances and except where soil conditions, location, property
shape, and topography of the site or requirements of the utility provider prevent it, all utility
connections from grid-intertie solar energy systems shall be placed underground. Electrical
transformers for utility interconnections may be above ground if required by the utility provider.

Vegetation Management — All land associated with the ground-mounted solar energy system shall be
covered and grown in natural vegetation. The height of vegetation must be managed by regular mowing
or grazing so as to minimize the amount and height of combustible material available in case of fire.
Herbicides, pesticides, or chemical fertilizers shall not be used to manage vegetation. To the greatest
extent practicable, a diversity of plant species shall be used, with preference given to species that are
native to New England. Use of plants identified by the most recent copy of the “Massachusetts
Prohibited Plant List” maintained by the Massachusetts Department of Agricultural Resources is
prohibited. Management of all vegetated areas shall be maintained throughout the duration of the solar
energy system’s installation through mechanical means without the use of chemical herbicides.

Noise Generation — Noise generated by ground-mounted solar energy systems and associated
equipment and machinery shall conform to applicable state and local noise regulations, including the
DEP's Division of Air Quality noise regulations, 310 CMR 7.10.

Fencing — Fencing around solar arrays shall provide 6 inches of clearance between the fence bottom
and the ground to allow passage of small wildlife. Clearance shall not exceed 6 inches unless otherwise
approved by the Planning Board in its written decision for good cause. The Planning Board shall require
residential style fencing where necessary to screen the solar energy systems on a year round basis from
adjacent residences.



9. Land Clearing and Soil Erosion — Clearing of natural vegetation and topsoil shall be limited to what is
necessary for the construction, operation, and maintenance of the ground-mounted solar energy
system. No topsoil removed during construction shall be exported from the site.

10. Erosion Control and Stormwater — Erosion Control and Stormwater Management notation shall be
included to show that adequate provisions against erosion and adverse impacts of runoff are
appropriately mitigated.

11. Emergency Services — The ground-mounted solar energy system owner or operator shall provide a copy
of the project summary, electrical schematic, and site plan to the Mashpee Fire Department, and any
other neighboring Fire Department upon request. Upon request the owner or operator shall cooperate
with local emergency services in developing an emergency response plan. All means of shutting down
the solar energy system shall be clearly marked. The owner or operator shall identify a responsible
person for public inquiries throughout the life of the installation.

F. Waivers

The Planning Board may, upon the prior written request of the applicant, waive any of the requirements of
this Section, and shall state its reasons for doing so, in writing, as part of its decision.

Submitted by the Planning Board

Explanation: This article would expand solar energy system uses for medium scale (up to 40,000 square feet)
and large scale (greater than 40,000 square feet) into the C-1 and C-2 Commercial Zoning Districts. Any medium
and large-scale solar energy system proposed in either of those zoning districts would require an application
to the Planning Board for a special permit outlining compliance with the minimum required performance
standards of this article.



THE FOLLOWING WERE SUBMITTED BY PETITION:
Article

To see if the Town will vote to authorize and empower the Select Board to prepare a plan laying out and
defining Watson Drive and to accomplish said purpose and for expenses related thereto, the Town vote to
appropriate and transfer from revenue available for appropriation $10,000 to the Watson Drive Roadways
Account, or take any other action relating thereto.

Submitted by Petition

Explanation: This Article authorizes the Town to layout and define Watson Drive and to appropriate funding
for this purpose.
Map: Watson Drive

Article

To see if the Town will vote to authorize and empower the Select Board to prepare a plan laying out and
defining Blue Castle Drive and to accomplish said purpose and for expenses related thereto, the Town vote to
appropriate and transfer from revenue available for appropriation $10,000 to the Blue Castle Roadways
Account, or take any other action relating thereto.

Submitted by Petition

Explanation: This article authorizes the Town to layout and define Blue Castle Drive and to appropriate funding
for that purpose.

Map: Blue Castle Drive




Article

To see if the Town will vote to amend §174-25 (H)(12) of the Mashpee Zoning Bylaw Table of Use Regulations
by replacing §174-25 (H)(12) in its entirety with the following:

Type of Use Residential Commercial Industria
|

R-3 R-5 C-1 C-2 C-3 I-1

(12) Medium-scale and Large-scale - - SP SP - PR
ground mounted solar energy
systems subject to the provisions
of §174-45.7: Solar Energy
Systems

Submitted by Petition

Explanation: This article would allow the development of medium- and large-scale ground mounted solar
energy systems in the commercial (C-1) and (C-2) zoning districts with a Special Permit (SP) from the Planning
Board and in the industrial (I-1) zoning district by approval of Site Plan Review per the standards for the
placement, design, construction, operation, monitoring, modification, and removal of such installations as set
by §174-45.7: Solar Energy Systems of the Mashpee Zoning Bylaws.

Article

To see if the Town will vote to add new section 174-45.7: Solar Energy Systems to the Mashpee Zoning Bylaws
as follows:

Solar Energy Systems

Purpose and Intent

This section promotes the creation of small, medium and large-scale, ground-mounted solar energy systems
by providing standards for the placement, design, construction, operation, monitoring, modification and
removal of such installations that address public safety, minimize impacts on scenic, natural and historic
resources and for providing adequate financial assurance for the eventual decommissioning of such
installations.

General Provisions

A. Small scale ground mounted solar energy systems and roof mounted solar energy systems shall be
considered an accessory use allowed as-of-right in the R-3, R-5, C-1, C-2, C-3, and I-1 districts. In issuing
such building permit, the Building Inspector shall ensure that neighboring properties are effectively
protected from any adverse impacts from glare.

B. Any medium or large scale solar energy system shall be allowed in the C-1 and C-2 Zoning Districts only
after the issuance of a Special Permit by the Planning Board. In issuing such Special Permit, the Board shall
ensure that neighboring properties are effectively protected from any significant adverse impacts from
glare, that any such systems are properly fenced or otherwise secured, and that no hazardous materials
are stored in quantities greater than permitted by other sections of this bylaw.



Any medium or large scale solar energy system shall be allowed as-of-right in the I-1 Zoning District subject
to approval the Plan Review Committee and the Design Review Committee. The Plan Review Committee
and the Design Review Committee shall ensure that neighboring properties are effectively protected from
any significant adverse impacts from glare, that any such systems are properly fenced or otherwise secured,
and that no hazardous materials are stored in quantities greater than permitted by other sections of this
bylaw.

. The construction and operation of all ground-mounted solar energy systems shall be consistent with all
applicable local, state and federal requirements, including but not limited to all applicable safety,
construction, electrical, and communications requirements. All buildings and fixtures forming part of a
ground-mounted solar energy system shall be constructed in accordance with the Massachusetts State
Building Code.

. The solar energy system’s owner or operator shall maintain the facility in good condition. Maintenance
shall include, but not be limited to, painting, structural repairs, and integrity of security measures. Site
access shall be maintained to a level acceptable to the local Fire Chief and Emergency Management
Director. The owner or operator shall be responsible for the cost of maintaining the ground-mounted solar
energy system and any access road(s).

Dimensional Criteria

Small Scale Solar Energy Systems

1. Small scale ground mounted systems shall comply with the setback requirements typical of the zoning
district and shall not exceed fifteen (15’) feet in height.

2. Small scale ground mounted systems shall be exempt from the performance standards defined in
Section G of this chapter.

Medium and Large Scale Solar Energy Systems
1. Medium and Large Scale Solar energy systems may be accessory to another principal structure or use
provided that they satisfy the dimensional criteria and performance standards contained in this section.

2. Ground-mounted solar energy systems shall be set back a distance of at least 100 feet from a public or
private way. The Planning Board may reduce the minimum setback distance as appropriate based on
site-specific considerations.

3. Ground-mounted solar energy systems shall be set back a distance of at least 125 feet from any
inhabited Residence, and 100 feet from any property in residential use. Forthe purposes of this section,
a Residence is defined as the primary living structure and not accessory structures. The Planning Board
may reduce the minimum setback distance as appropriate based on site-specific considerations.

4. Ground-mounted solar energy systems shall be set back a distance of at least 50 feet from any
commercial property or use, and 25 feet from any industrial property or use notwithstanding the
provisions of paragraph 2 above (relative to medium and large scale solar energy systems). The Planning
Board may reduce the minimum setback distance as appropriate based on site-specific considerations.



Ground-mounted solar energy systems shall be set back a distance of at least 50 feet from abutting
conservation land and any property not included in the Ground-mounted solar array application. The
Planning Board may reduce the minimum setback distance as appropriate based on site-specific
considerations.

Ground-mounted systems (medium and large) shall be set back a distance of at least 200 feet from any
river and set back a distance of at least 100 feet from any water and wetlands.

Fixed tilt Ground-mounted solar energy systems shall have a maximum height of 15 feet above grade.
In the case of single or dual axis tracking Ground-mounted solar energy systems, the Planning Board
may increase the maximum height as appropriate based on site-specific considerations.

Inverters, energy storage systems, and transmission system substations shall be set back a distance of
at least 200 feet from any residence. The Planning Board may reduce the minimum setback distance as
appropriate based on site-specific considerations.

Special Permits Rules and Application Requirements

A Solar Energy System Special Permit shall not be granted unless each of the following requirements, in
addition to the requirements in §174-24 C Special Permit use, are satisfied:

N

A properly completed and executed application form and application fee

Any requested waivers

Name, address, phone number and signature of the project proponent, as well as all co-proponents
or property owners, if any

Name, contact information and signature of any agents representing the project proponent

Name, address, and contact information for proposed system installer

Documentation of actual or prospective access and control of the project site sufficient to allow for
construction and operation of the proposed solar energy system

Proposed hours of operation and construction activity

Blueprints or drawings of the solar energy system signed by a Massachusetts licensed Registered
Professional Engineer showing the proposed layout of the system and any potential shading from
nearby structures

Utility Notification - evidence that the utility company that operates the electrical grid where a grid-
intertie solar energy system is to be located has been informed of the system owner or operator's
intent to install an interconnected facility and acknowledges receipt of such notification, and a copy
of an Interconnection Application filed with the utility including a one or three line electrical diagram
detailing the solar electric installation, associated components, and electrical interconnection
methods, with all Massachusetts Electrical Code (527 CMR § 12.00) compliant disconnects and
overcurrent devices. Off-grid solar energy systems shall be exempt from this requirement.

10. Documentation of the major system components to be used, including the electric generating

components, battery or other electric storage systems, transmission systems, mounting system,
inverter, etc.

11. Preliminary Operation & Maintenance Plan for the solar energy system, which shall include measures

for maintaining safe access to the installation, storm water management, vegetation controls, and
general procedures for operational maintenance of the installation



12. Abandonment & Decommissioning Plan - Any ground-mounted solar energy system which has
reached the end of its useful life or has been abandoned (i.e., when it fails to operate for more than
one year without the written consent of the Planning Board) shall be removed. The owner or operator
shall physically remove the installation within 150 days of abandonment or the proposed date of
decommissioning. The owner or operator shall notify the Planning Board by certified mail of the
proposed date of discontinued operations and plans for removal. The Abandonment &
Decommissioning Plan shall include a detailed description of how all of the following will be
addressed:

Physical removal of all structures; equipment, building, security barriers and transmission lines
from the site, including any materials used to limit vegetation.

Disposal of all solid and hazardous waste in accordance with local, state, and federal waste
disposal regulations.

Stabilization or re-vegetation of the site as necessary to minimize erosion. The Planning Board
may allow landscaping or below-grade foundations left in situ in order to minimize erosion and
disturbance of the site.

Description of financial surety for decommissioning - Proponents of ground-mounted solar
energy systems shall provide a form of surety, either through escrow account, bond or other
form of surety approved by the Planning Board to cover the cost of removal in the event the
Town must remove the installation and remediate the landscape, in an amount and form
determined to be commercially reasonable by the Planning Board, but in no event to exceed
more than 125 percent of the cost of removal and compliance with the additional requirements
set forth herein, as determined by the project proponent and the Town. Such surety will not be
required for municipal or state-owned facilities. The project proponent shall submit a fully
inclusive estimate of the costs associated with removal, prepared by a qualified engineer. The
amount shall include a mechanism for calculating increased removal costs due to inflation.

It shall be a condition of any special permit that all legal documents required to enable the Town
to exercise its rights and responsibilities under the plan to decommission the site, enter the
property and physically remove the installation shall be provided prior to the issuance of a
building permit.

13. Proof of liability insurance

14. A storm water management plan prepared by a Massachusetts licensed Registered Professional
Engineer

15. A Site Plan, with stamp and signature of the Massachusetts licensed Registered Professional Engineer
that prepared the plan, including the following:

a.
b.

Everything required under this bylaw and Site Plan Approval

Existing Conditions Plan, showing property lines, map and lot from the Assessor's records, and
physical features, including roads and topography, for the entire project site, signed and sealed
by a Massachusetts licensed Registered Land Surveyor



c. Proposed changes to the landscape of the site, grading, vegetation clearing and planting,
exterior lighting, screening vegetation, fencing or structures including their height, and
placement of system components, including solar arrays and related structures and equipment

d. An estimate of earthwork operations including the volume of cut and fill and the amount of soil
material to be imported or exported from the site

e. Locations of wetlands, vernal pools, and Priority Habitat Areas defined by the Natural Heritage
& Endangered Species Program (NHESP)

f. Locations of floodplain area(s)

g. Zoning district designation for the parcel(s) of land comprising the project site (submission of a
copy of a zoning map with the parcel(s) identified is suitable for this purpose)

h. Materials storage and delivery and equipment staging area(s)

i. Location of screening vegetation or structures

Required Performance Standards — Medium and Large Scale Solar Energy Systems

Visual Impact Mitigation — The site plan for a ground-mounted solar energy system shall be designed to
screen the array to the maximum extent practicable year round from adjacent properties in residential
use and from all roadways.

All required setbacks shall be left in their undisturbed natural vegetated condition for the duration of
the solar energy system’s installation. In situations where the naturally vegetated condition within
required setbacks is not wooded and does provide adequate screening of the solar array, the Planning
Board may require additional intervention including, but not limited to:

a. A landscaping plan showing sufficient trees and understory vegetation, of a type common in
natural areas of Mashpee, to replicate a naturally wooded area and to constitute a visual barrier
between the proposed array and neighboring properties and roadways

b. Berms along property lines and roadways with suitable plantings to provide adequate screening
to neighboring properties and roadways.

Lighting — Lighting of ground-mounted solar energy systems shall be limited to that required for safety
and operational purposes, and shall be reasonably shielded from abutting properties. Lighting shall be
directed downward and shall incorporate full cut-off fixtures to reduce light pollution.

Signage — Signs on ground-mounted solar energy systems shall comply with all applicable regulations
of this bylaw and/or any Town sign bylaw. A sign shall be required to identify the owner, operator and
interconnected utility and provide a 24-hour emergency contact phone number. Ground-mounted solar
energy systems shall not be used for displaying any advertising signage.

Utility Connections — Within setback distances and except where soil conditions, location, property
shape, and topography of the site or requirements of the utility provider prevent it, all utility
connections from grid-intertie solar energy systems shall be placed underground. Electrical
transformers for utility interconnections may be above ground if required by the utility provider.



6. Vegetation Management — All land associated with the ground-mounted solar energy system shall be
covered and grown in natural vegetation. The height of vegetation must be managed by regular mowing
or grazing so as to minimize the amount and height of combustible material available in case of fire.
Herbicides, pesticides, or chemical fertilizers shall not be used to manage vegetation. To the greatest
extent practicable, a diversity of plant species shall be used, with preference given to species that are
native to New England. Use of plants identified by the most recent copy of the “Massachusetts
Prohibited Plant List” maintained by the Massachusetts Department of Agricultural Resources is
prohibited. Management of all vegetated areas shall be maintained throughout the duration of the solar
energy system’s installation through mechanical means without the use of chemical herbicides.

7. Noise Generation — Noise generated by ground-mounted solar energy systems and associated
equipment and machinery shall conform to applicable state and local noise regulations, including the
DEP's Division of Air Quality noise regulations, 310 CMR 7.10.

8. Fencing — Fencing around solar arrays shall provide 6 inches of clearance between the fence bottom
and the ground to allow passage of small wildlife. Clearance shall not exceed 6 inches unless otherwise
approved by the Planning Board in its written decision for good cause. Residential style fencing is
necessary to screen the solar energy systems year round from adjacent residences.

9. Land Clearing and Soil Erosion — Clearing of natural vegetation and topsoil shall be limited to what is
necessary for the construction, operation and maintenance of the ground-mounted solar energy
system. No topsoil removed during construction shall be exported from the site.

10. Erosion Control and Stormwater — Erosion Control and Stormwater Management notation shall be
included to show that adequate provisions against erosion and adverse impacts of runoff are
appropriately mitigated.

11. Emergency Services — The ground-mounted solar energy system owner or operator shall provide a copy
of the project summary, electrical schematic, and site plan to the Mashpee Fire Department, and any
other neighboring Fire Department upon request. Upon request the owner or operator shall cooperate
with local emergency services in developing an emergency response plan. All means of shutting down
the solar energy system shall be clearly marked. The owner or operator shall identify a responsible
person for public inquiries throughout the life of the installation.

Submitted by Petition

Explanation: This section promotes the creation of new small, medium and large-scale, ground-mounted solar
energy systems by providing standards for the placement, design, construction, operation, monitoring,
modification and removal of such installations that address public safety, minimize impacts on scenic, natural
and historic resources and for providing adequate financial assurance for the eventual decommissioning of
such installations.



Article

To see if the Town will vote to amend the Zoning Bylaws by deleting in its entirety section §174-17.1 Raze and
Replace. or take any other action relating thereto.

Submitted by Petition

Explanation: Article removes the ability of Board of Appeals to approve the raze/replacement of pre-
existing/non-conforming dwellings by Special Permit. Passed in 2018, §174-17.1 Raze and Replace has not
been employed in the spirit promised resulting in detrimental building height, lot coverage, and impacts on
natural resources. Structures may still be altered under §174-17 Continuance/Extensions/Alterations.



JACK McELHINNEY
Ly Attorney at Law
ore Road, Suite 23 £Fi e
Winchester, MA 01890 OfCﬁ:l?: g; g?g 47&(2)33
jmcelhin@aol.com n = .

January 23, 2023

By Hand Delivery

Planning Board

Town of Mashpee

16 Great Neck Road North
Mashpee, MA 02649

Attn: Evan Lehrer, Town Planner

Re: Willowbend Country Club — Request for Modification No. 37 of
Special Permit

Dear Members of the Planning Board:

.Enclosed please find the applications of Southworth Mashpee Properties LLC for
a modification of the Special Permit for Willowbend Country Club. A check in the
amounts of $500 is included to cover application fees. The application is submitted
pursuant to Section 174-24C(9)(g) of the Mashpee Zoning By-law and seeks approval to
include within the Special Permit the 5.03 acre parcel known as 275 Quinnaquisset
Avenue immediately contiguous to the golf course and to demolish the existing single
family home currently served by a septic system and to construct thereon 14 single family
cottages. All units would be connected to the existing Willowbend Sewage Treatment
plant. A brief project description is included with the application. Plans, prepared by
Baxter Nye Engineering & Survey, Inc. are included with this submittal and have also
been transmitted electronically to the Planning office. :

Please feel free to contact me should you have any questions.

Sincerély yours,
r?’lr' ———

f ), ,

Jack I\./E_eﬁ/‘lﬁinney, #torney for
Southworth Masghpee Properties LLC

cc: Town Clerk
Matthew Eddy, P.E.



Project Description

The proposed project, known as Cranberry Point, will consist of the construction
of fourteen single family cottages on a 5.06 acre parcel known as 275 Quinaquisset
Avenue. The parcel is triangular in shape and is bounded on two sides by the existing
golf course and on the third side by Quinaquisset Avenue. The cottages will each be
designed for three bedrooms and contain approximately 2500 s.f. on average and would
be offered for sale. The new neighborhood would be served by a sixteen foot paved
driveway with an additional seven foot shell shoulder. All units will be connected to the
Willowbend Sewer Treatment plant. Cranberry Point will also include a community
putting area and golf cart path which will connect the neighborhood with pedestrian
access to the existing first hole of the “Bay” course and the existing golf cart crossing on
Quinagquisset. In order to construct the project, the owner will be seeking approval from
the Conservation Commission to fill portions of two old bog areas on the property. As
mitigation for the wetland impacts, the proponent is proposing to “naturalize” one and a
half acres of contiguous bogs along the channel of Quaker Run. The proponent has met
informally with the Commission and the agent to discuss this part of the work.

Requested Relief

Although the parcel is not currently subject to the terms of the Willowbend
Special Permit, under the terms of Section 174-24C.(9)(g) of the By-law, the Planning
Board may modify the Special Permit to include this land under the terms of the Special
Permit provided that the project does not increase the overall number of units for the
project or otherwise result in any loss of protected open space. The proposed project is
eligible for approval under this section as the existing Special Permit provides for a
maximum cap of 287 permits for the entire Willowbend Project.  As of the most recent
modification in 2021 for the six lot Willow Circle subdivision, the overall number of
residential permits approved by the Planning Board for Willowbend stands at 274,
leaving 13 remaining permits available under the 287 unit cap. The fourteenth permit
would be made available by re-assigning a permit previously approved for the parcel at
24 North Glen Drive which parcel has since been permanently restricted and cannot be
built on. !

1

By way of background, in 2009, two approved building sites at 24 and 26 North Glen
Drive (approved by Modification 15 in April, 1996 attached) were permanently merged into a
single building site now known as 24A North Glen. As part of that merger, the development
rights pertaining to the two parcels were permanently relinquished by the parcel owner and
converted to the right to construct a single home on the two merged parcels along with an
adjacent pool. Copies of the relevant documents have been provided to the Planning office.
Willowbend is now requesting that the existing approval for 27 lots granted in the 1996
Modification No. 15 for North Glen Drive be reduced from 27 to 26 thereby increasing the
number of permits currently available under the 287 overall cap from 13 to 14.
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