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'Town of Mashpee
.16Great ,/\eck Road ,;\'orth

Islashpee, Massachusetts 02649

PLANNING BOARD DECISION
WILLOWBEND SPECIAL PERMIT

MODIFICATION NO. 33
October 7, 2015

I. Proposal.

Reference is made to a Special Permit Decision issued by the Mashpee Planning Board, dated April 15,
1987 and recorded with the Barnstable County District Registry of Deeds at Book 5707, Page 290, as
amended from time to time (hereinafter the "Special Permit''). By decision dated August 7, 1991, the
Special Permit was transferred to Bent Twig Limited Partnership whose interest was subsequently
assigned to Willowbend Development Corporation, then to Willowbend Country Club, Inc., and more
recently to Southworth Mashpee Properties, LLC, 130 Willowbend Drive, Mashpee, MA 02649.
Southworth Mashpee Properties, LLC is hereinafter referred to as the "applicant". The Special Permit
authorizes construction of a residential/golf course community known as Willowbend south of Route
28 in east Mashpee (''the project'').

The applicant proposes to modify the Special Permit site plans and architectural drawings to add two
freestanding garages, containing 2 and 7 parking spaces respectively, in the area of "The Village at
Willowbend" condominiums approved under Modifications #29 and #30 and intended to provide
parking for certain of those condominium units. The land is currently listed on the Mashpee Assessors'
Maps as Map 63, Lots 94 and 95.

II. Jurisdiction.

The application was made and this decision has been issued by the Mashpee Planning Board pursuant
to Section 174-24.C. of the Mashpee Zoning By-Law as it existed on October 7, 2015, the date on
which this Special Permit Modification was approved by the Mashpee Planning Board. As the proposal
does not increase square footage of any use by more than ten percent (10%), the provisions of
Section 174-24.C.(9)(d) of said by-law provide that the land involved in this application is subject to
the dimensional and other relevant provisions of the Zoning By-law as it existed on November 6,
1985, the date on which a preliminary subdivision plan was filed on the property, freezing the zoning
in effect at the time that this special permit was originally issued on April 15, 1987.
The project is also subject to the applicable provisions of M.G.L. Chapter 40A, Section 9.

The proposal is not subject to review as a mandatory Development of Regional Impact by the Cape
Cod Commission.

III. Chronology.

Application for this Special Permit Modification was filed with the Town Clerk on September 25, 2015,
along with accompanying plans.

The plans were reviewed at the October 6, 2015 meeting of the Plan Review and Design Review
Committees, who recommended approval, subject to the condition that each of the five existing and
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proposed garages in the area of "The Village at Willowbend" condominiums be given street
addresses.

The proposed Modification was reviewed at the Board's October 7, 2015 meeting. The Board voted
unanimously at said meeting, under the provisions of Section 174-24.C.(9)(b) of the Zoning By-law,
that it believes that the proposal will not potentially impact abutting land owners and that no
advertised hearing is required regarding this modification.

On October 7, 2015, the Planning Board voted to make the following findings and grant the proposed
Special Permit Modification, subject to the conditions enumerated below. The members of the Board
were recorded voting as follows: Members Waygan, Balzarini, Cummings and Kooharian and
AssociateMember Hansenwere recorded as voting in favor of approval of the proposed modification;
no members were recorded as voting against. Member Petersenwas absent.

IV. Findings.

1. The proposed modification involves less than 10% increase in the area of any use and is
therefore, under the provisions of Section 174-24.C.(9)(d) of the Zoning By-law, subject to the
dimensional and other relevant provisions of the Zoning By-law as it existed on November 6,
1985, the date on which a preliminary subdivision plan was filed on the property, freezing the
zoning in effect at the time that this special permit was originally issued on April 15, 1987. At
that time the property was in an R-3Mzoning district.

2. The proposed modifications are minor in nature and consist only of changes to the project site
plan and architectural elevations.

3. The project satisfies the requirements of Massachusetts General Law Chapter 40A, in that it
complies with the general purposes and intent of the MashpeeZoning By-Law on the applicable
dates.

4. In conformance with the provisions of Article VI, Section 174-24.C.(2) of the Zoning Bylaw, the
Planning Board finds that the proposal will not adversely affect public health or safety, will not
cause excessivedemand on community facilities, will not significantly decreasesurface or ground
water quality or air quality, will not have significant adverse impact on wildlife habitat, estuarine
systems, traffic flow, traffic safety, waterways, fisheries, public lands or neighboring properties,
will not cause excessive levels of noise, vibration, electrical disturbance, radioactivity or glare, will
not destroy or disrupt any species listed as rare, endangered or threatened by the Massachusetts
Natural Heritage program or any known historic or archaeological site, will not produce amounts
of trash, refuse or debris in excess of the town's landfill and waste disposal capacities, will
properly dispose of stumps, construction debris, hazardous materials and other wastes, will
provide adequate off street parking, will not causeexcessiveerosion or cause increase runoff into
neighboring properties or into any natural river, stream, pond or water body and will not
otherwise be detrimental to the town or the area.
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V. Conditions.

1. The project shall be constructed in conformance with the following plans:

"Master Layout Plan, Sheet C-3.0" by Baxter Nye Engineering & Surveying, Hyannis, MA,
revision date September 23, 2015.
"Layout and Materials Plan, Sheet C-3.1" by Baxter Nye Engineering & Surveying, Hyannis,
MA, revision date September 23, 2015.
"Grading and Drainage Plan (Sheet 1 of 2), Sheet C4.0" by Baxter Nye Engineering &
Surveying, Hyannis, MA, revision date September 23, 2015.
"Grading and Drainage Enlarged Plan, Sheet C4.3" by Baxter Nye Engineering & Surveying,
Hyannis, MA, revision date September 23, 2015.
"Utility Plan, Sheet C5.0" by Baxter Nye Engineering & Surveying, Hyannis, MA, revision date
September 23, 2015.

"Villa Garages at Willowbend, Garage #lA Ground Floor Plan, Sheet A101", dated August 20,
2015 by Ryan Southworth, 130 Willowbend Drive, Mashpee, MA, 02649.
"Villa Garages at Willowbend, Garage #lA Elevations" Sheet A200", dated August 20, 2015 by
Ryan Southworth, 130 Willowbend Drive, Mashpee, MA, 02649.
"Villa Garages at Willowbend, Garage #s 3&4, Ground Floor Plan, Sheet A1Ol", dated August
20, 2015 by Ryan Southworth, 130 Willowbend Drive, Mashpee, MA, 02649.
"Villa Garages at Willowbend, Garage #3 Elevations" Sheet A200", dated August 20, 2015 by
Ryan Southworth, 130 Willowbend Drive, Mashpee, MA, 02649.
"Villa Garages at Willowbend, Garage #4 Elevations" Sheet A20l", dated August 20, 2015 by
Ryan Southworth, 130 Willowbend Drive, Mashpee, MA, 02649.

2. Street addresses shall be provided for each of the five garages in the area of "The Village at
Willowbend" condominiums, based on consultation with the Town's E-911 Coordinator.

3. Except where modified by the provisions of this decision, all previous Special Permit conditions
regarding the project shall remain in full force and effect.

4. All conditions of this Special Permit and Modification shall be binding not only upon the applicant
but also on all successors-in-interest and assigns of the applicant.

5. This decision shall be recorded within 60 days of its endorsement by the Board, with a notice
provided to the Board of the Book and Page at which it was recorded.

VI. Expiration, Extension or Modification.

This Special Permit Modification shall lapse only as part of any lapse of the original Special Permit as
previously modified. It may be further modified under the terms of Section 174-24.C.(9) of the
Mashpee Zoning By-law.
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VII. Signature and Filing.

This special Permit Modification Decision document, which incorporates all plans and documents
referred to herein, has been approved on this ]til day of October 2015 .. A copy of same shall be filed
with the Town Clerk in accordance with applicable law and may be recorded at the Registry of Deeds.

NNING BOARD

ning Board - Duly Authorized Member

COMMONWEALTH OF MASSACHUSElTS

10 - /- LO\ '-S"
date

On this 'Ttv\ day of O(..,t-c)\y..(2015, before me, the undersigned notary public, personally appeared
---;DA ,v'~~ l.CQ\l\CLA~ VI , a member of the Mashpee Plannin Board, who proved to

me through satisfactory evidence of identification, which were \O.A'l,,",~ be the
person whose name is signed above on this document, and ack owledged to me that he '-s1gned it
voluntarily for its stated purpose.

Barnstable, ss.

MARY ELAINE WAYGAN
NOTARY PUBLIC

Commonwealth of Massachusetts
My Commission Expires
ad 1-1.-\ '2.0\'

A copy of t~tiOn and the accompanying plans endorsed by the Planning Board have been duly

filed on e. Er ,2015 with the~='~.
Town Clerk
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BARNSTABLE REGISTRY OF DEEDS
John F. Meade, Register

---
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