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PURPOSE

Since it began its transformation forty years ago from 
a convenience shopping center into what is now 
being called a mixed-use Community Activity Center, 
Mashpee Commons has recognized the value of design 
to help define its sense of identity. 

Learning what constitutes the Cape Cod vernacular and how to adopt 
the wisdom of centuries of construction on the Cape has been a long 
and rewarding quest.

The purpose of this Pattern Book is threefold. The first is to explicitly state 
the intent for future construction: the vision for building character, use, 
and scale as they may apply to various areas of the overall plan. The 
second is to create an approved toolbox, or painter’s palette, that will 
allow adaptation to evolving cultural/economic contexts over time and 
still provide a fair degree of predictability today for future construction 
and development. The third is that the Pattern Book will be a resource 
for future developers, property owners, and homeowners, to create the 
overall sense of cohesion and continuity.

Steeple Street
Mashpee Commons

North Street
Mashpee Commons

DRAFT

Introduction/ Purpose of this Pattern Book 6 



Whitings Neighborhood
A variety of housing types shown around a 
proposed public common.
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Recent History and Current Potential

The location currently known as Mashpee Commons was originally 
developed in the early 1960s as the New Seabury Shopping Center. 
The owner was Fields Point Corporation, which was also the parent 
company for New Seabury Corporation. 

Field Point Corporation developed the shopping center to provide 
conveniences for the new homes at New Seabury. The center consisted 
of a small market, a drug store, a hardware store, a two-screen movie 
theater, Bobby Byrnes Pub, and a few offices. 

In the early 1980s, ownership decided that there was an opportunity 
to expand the convenience into something more resembling a Cape 
Cod or New England town center, intentionally moving away from 
the shopping center model. Cape residents and visitors were more 
supportive of commercial developments if they contained a mixture of 
uses, including retail and housing. 

In the mid 1980’s, Fields Point Corporation decided to focus on 
transforming its Mashpee property to keep up with emerging trends in 
the retail world. The company applied to the Town of Mashpee for a 
special permit to allow for an expansion of uses which included 100 
apartments. At this time, the name was also changed from the New 
Seabury Shopping Center to Mashpee Commons.

Over the last 30+ years, Mashpee Commons has tried to provide for the 
commercial needs for the residents of the Town of Mashpee as well as 
the adjacent towns. In 1994, the partnership developed North Market 
Street to the north of Mashpee Commons, which included a 60,000 sq 
ft Stop & Shop along with 40,000 sq ft of associated commercial uses.

To date, over 1,100 jobs have been created between both Mashpee 
Commons and North Market Street. In 2019 Mashpee Commons 
Limited Partnership was the largest single property taxpayer in the Town 
of Mashpee. It had clearly become an important part of the regional 
economy. By committing to independent owners and operators of retail 
and food and beverage operations, Mashpee Commons differentiated 
itself from other shopping centers. Due to the strong demand for housing 
alternatives, the 77 apartments at Mashpee Commons experience 
nearly 100% occupancy. 

With the rising influence of e-commerce in the retail environment both 
regionally and nationally, retail is experiencing considerable change.

Placemaking is the new term that successful commercial centers are 
adopting. Locations with a mixture of uses and offerings are the places 
that are most attractive to residents and visitors. Mixed-use places 
are thriving during this major shift in the way people buy goods and 
services. 

TISIT’S GAS STATION AND GENERAL STORE, 1950sOLD INDIAN MEETING HOUSE, 1680s NEW SEABURY SHOPPING CENTER, 1960s
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Housing Choice and Affordability

It is the goal of the Community Activity Center to provide a range of 
residential types that are affordable to a wide spectrum of individual 
households. Variety will be one of the keys to affordability. Small-lot, 
single family detached neighborhoods are proposed in three separate 
locations called Edge Areas. Small lots in compact development patterns 
with modest setbacks and narrow streets and lanes is fundamental to 
keeping infrastructure costs low. Shared costs among a larger number of 
residences is important to create economies of scale in the development 
plan. 

Within these neighborhoods there is also the potential for owner-
occupied, two-family house types and the addition of accessory 
dwelling units as ways of making home ownership more affordable. 
The primary source of lower cost residential buildings will be multi-floor 
apartments that will appear in both the Transition and Core Areas. These 
apartments will be attractive to both younger and older demographics 
looking for affordable housing on the Cape.

DESIGN INTENT

MARKET STREET - MASHPEE COMMONS

The Purpose of Design

Design plays a major role in connecting people to place. The design 
intent at Mashpee Commons is to create buildings and spaces that are at 
once familiar and new. They have a scale created with traditional forms 
and proportions that have been refined over time.

The buildings and streets need to provide the settings for the rich variety 
of human activity which is the source of an active neighborhood. Like the 
Cape Cod vernacular itself, how the designs adapt to ever-changing 
uses and needs over time is the true test of durability.

Because of  the wide range of building types and scales arising from 
the mixed-use character at Mashpee Commons, the design vision 
is primarily formed by examining the Cape vernacular style while 
accommodating the needs of present-day activities within. Reconciling 
scale differences between present-day uses compared to prior purposes 
of buildings helps define the character of the locale.  

10 
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MASHPEE COMMONS MASTER PLAN
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Townhouses
Scarborough, ME

Historic New England homes provide inspiration for 
small apartment buildings.

Introduction / Design Intent

DESIGN INTENT

Classic Half-Cape House
Osterville, MA

Two-Story Residence
Nantucket, MA
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Residential Buildings

The classic Cape House is based on the principals of weathertight 
detailing, occupied second floor/attic space, and functional, modest 
frugality common to the region. In more densely settled areas of the 
Cape the standard form expands vertically to include fully occupied 
second floors and usable attic space. Raised main floors provide 
both privacy and basements. A variety of styles with an assortment of 
traditional details give identity to groups of houses that are essentially 
the same plan.

Cape Cod development patterns allow for these variations to live 
harmoniously on the same street front and is representative of the Edge 
Neighborhoods in the Mashpee Community Activity Center plan.

The Transition Areas of the plan offer attached buildings with shared 
walls that maintain private entrances and front and back yards. 
Townhomes may have unfinished but occupy-able attics that provide 
adaptability for changing household needs. Additionally, small 
apartment buildings developed using the stylistic patterns of large New 
England houses provide opportunities for this typology to fit seamlessly 
in this zone.

BENEFIT NEIGHBORHOOD RESIDENCES

13 

DRAFT

Introduction / Design Intent



DESIGN INTENT

Community Activity Center

The basic design intent for a Community Activity Center uses street 
patterns and building design to orchestrate and engage a variety of 
uses to create a vibrant and active public realm. The Community Activity 
Center strives to create an environment for residential, commerce, 
eating, entertainment, education, workplace, and play to all come 
together. 

Above the active and transparent street level, uses will range from 
residences to office space and offer meeting spaces, and health and 
wellness venues. On Cape Cod the 3- to 4-story mixed use building 
type is rare but it does exist in a few town centers. The Falmouth building 
shown is a purpose-built example of a tall first floor retail function with 
office space above. In the existing Commercial Center of Mashpee 
Commons, there are 3-story mixed-use buildings that, like the Falmouth 
building, blend cohesively with neighborhing 2- and 1-story buildings.

Elsewhere in New England are many good examples of mixed-use 
buildings that form excellent streets and public space. The second 
example  is residential and commercial space over retail and restaurant 
in Portland, ME. It is a pattern that is in place and will continue to be 
developed for Mashpee Commons.

Main Street
Falmouth, MA

Exchange Street
Portland, ME

DRAFT
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The Scale of Civic, Public and Other Buildings

The Community Activity Center will provide for larger scale civic 
buildings and new commercial and residential buildings taller than 
3 stories. On the Cape, traditional vernacular forms for these larger 
building types exist in the forms of churches, institutional research 
buildings, and older waterfront industrial structures.

Traditionally, churches and meeting halls have coexisted comfortably 
alongside smaller residential structures. However, as can be seen in 
the Woods Hole Oceanographic Institution and Marine Biological 
Laboratory area (Woods Hole), these traditionally designed and 
detailed larger scaled buildings can also fit into a classic Cape Cod 
main street neighborhood. 

The Masonic Hall in Sandwich seamlessly fits the street pattern while 
being designed in a traditional style. While the building masses are 
large, the scaled details of style and window openings are consistent 
with the abutting residential patterns.

Special Buildings

Building types and uses not fitting the descriptions above will be 
considered for their appropriateness in the Community Activity Center.  
Academic uses and campus settings are of particular interest and 
workplace structures like shops and studios are encouraged. Buildings 
with non-traditional style will be judged on their architectural merit 
and contextual neighborhood fit. Utility and service structures within 
the Community Activity Center are essential but will be designed to be 
functional and attractive.

MASONIC HALL - SANDWICH, MAWATER STREET - WOODS HOLE, MA PAAM - PROVINCETOWN, MA
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Mashpee Commons Master Plan 
and Neighborhood Character

a. Overview

b. Core Area

c. Transition Area

d. Edge Area

e. Outdoor Spaces

f. Conservation
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The development areas of Mashpee 
Commons are planned in roughly 
concentric rings that reflect a 
general level of activity. The  
greatest concentration of activity 
is at the center, or “Core Area,” to  
the “Transition Area” and then to 
the perimeter or “Edge Area.” The 
undeveloped areas and open space 
are on the extreme east and west 
boundaries.

Each of these areas are further 
broken down into neighborhoods 
that are defined by existing street 
patterns and by natural features 
such as sloping topography and 
water bodies.

EXISTING COMMUNITY ACTIVITY CENTER OF MASHPEE COMMONS

OVERVIEW

CORE AREAEDGE AREA TRANSITION AREA

DRAFT
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MAP OF MASHPEE COMMONS COMMUNITY ACTIVITY CENTER OVERLAY DISTRICT
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The Core contains the existing 
Mashpee Commercial Center  
where the intent is to continue its 
pattern of development but with a 
greater focus on its residential uses. 
The Commercial Center consists of 
a mix of national and independent 
retail merchants that include 
eateries, a movie theater, a bowling 
alley, fitness studios, art galleries, 
and grocery stores. Offices and local 
commercial businesses occupy 
upper floors, as well as apartments.

To the south of the Commercial Center  is 
the Benefit Street Neighborhood which has 
already constructed residential buildings with 
some light commercial in the ground floors. 
To the east, along Falmouth Road, is the East 
Steeple Street Neighborhood, a new area 
of commercial buildings with residential and 
office uses above and  a potential site for a 
future hotel.

CORE AREA

Illustrative Street Section:
Commercial Street
with On-street Parking

KEY PLAN: CORE AREA

WALKWAY
(VARIES)

WALKWAY
(VARIES)

PARKING
LANE

PARKING
LANE

TRAVEL
LANE

TRAVEL
LANE

RIGHT OF WAY

20 

DRAFT

Mashpee Commons Master Plan and Neighborhood Character / Core Area



Core Area
A mix of residential building types and mixed use 
buildings combine with streets designed to be 
pedestrian and bicycle friendly

Benefit Street Neighborhood
Residential buildings adjacent to the church and library

Core Area
Higher density mixed-uses will be reserved for the Core Area
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The Transition Areas are the 
intermediate zones between the 
Edge and Core Areas. As such, 
building scale and intensity of use 
is intended to mediate between the 
two. A smaller proportion of the 
buildings will be mixed use and 
the types of commercial use are 
expected to be smaller shops and 
offices occupying portions of the 
ground floors of the buildings. The 
scale of the street will also respond 
with the presence of planting 
verges and on-street parking 
supplementing the lots located 
behind primary buildings.

The efficiency of the small scale apartment 
building, designed using the stylistic pattern of 
large New England homes, will likely guide 
the development pattern in the Transition Area. 
Steep topography on some building sites 
may allow for a half level of below-building 
parking or, properly separated, additional 
smaller apartments in the half floor level.

KEY PLAN: TRANSITION AREA

TRANSITION AREA

Illustrative Street Section:
Neighborhood Street 
with On-Street Parking
and Dedicated Bikeway

WALKWAY
(VARIES)

WALKWAY
(VARIES)

PARKING
LANE

PARKING
LANE

BIKE
LANE

TRAVEL
LANE

TRAVEL
LANE

RIGHT OF WAY

If street is part of a bicycle network, a 
dedicated bike lane will be provided.
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Mixed-use buildings in the Transition Area

Smaller increment development will 
create more diverse neighborhoods
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Apartments in the Whitings Transition Area 
are located primarily in the areas facing the 
church and steep topography, as well as on 
the property adjacent to Route 151. In the 
East Steeple and Trout Pond Neighborhoods, 
buildings are expected to face either an 
internal roadway or Great Neck Road South. 
The Bates Road Neighborhood will provide 
housing that is proximate to the neighborhood 
schools and the Boys & Girls Club. 

Although the Transition Areas are meant to 
have a larger scale and more active use 
than the Edge Area, less active and smaller 
buildings are allowed. This permits small 
scale commercial and large detached houses 
that might serve as multiple apartments 
as in transitional areas of many New 
England towns. The mix of smaller increment 
development will create more diverse, less 
homogeneous neighborhoods.

Apartment Buildings
Apartments in the Transition area are expected to face an internal roadway or Great Neck Road South

Bates Road Neighborhood
Apartment buildings clustered around a common area

TRANSITION AREA
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Whitings Neighborhood
A public green is proposed with connections to 
surrounding conservation areas through a wide 
landscaped median
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The Edge Areas will provide 
building lots for Mashpee 
Commons’ first single family 
houses. The Job’s Neighborhood, 
located along Job’s Fishing Road 
will be comprised of small-footprint 
houses with simple Cape shapes 
and roof forms, and designed with 
familiar window types, entrances, 
and building trim. The focus of 
Job’s Neighborhood will be street-
oriented buildings with small yards, 
but suitable for rear driveways, 
garages, and outbuildings.

As in many New England towns, the narrow, 
tree-lined streets with modest sidewalks 
and front yards will promote neighborhood 
cohesion while allowing for a wide variety of 
building styles and landscape treatments. In 
addition, the inclusion of a limited number of 
two-family buildings and accessory dwelling 
units will expand the opportunities for lower 
cost home ownership. The provision of rear 
driveway lanes will allow for convenient 
access while eliminating separate side 
driveways for each lot.

KEY PLAN: EDGE AREA

EDGE AREA

Illustrative Street Section:
Residential Drive
with On-street Parking

WALKWAYSETBACK
(VARIES)

SETBACK
(VARIES)

WALKWAYPARKING
LANE

PARKING
LANE

TRAVEL
LANE

BIKE
LANE

RIGHT OF WAY

If street is part of a bicycle network, a 
dedicated bike lane will be provided.
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Job’s Fishing Road
Streetscape shown with street parking, bike lanes, 
and sidewalks to support active lifestyles

Job’s Neighborhood
House groupings

Job’s Neighborhood
Neighborhood streets will be narrow and tree-lined, with modest sidewalks 
and front yards
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The Edge Area of the Whitings Neighborhood, 
located along the Quashnet River and 
Quashnet Woods State Reservation and 
behind the Christ the King Church, will also 
provide single family residences like Job’s 
Neighborhood. A main characteristic of the 
neighborhood will be its immediate access to 
the open spaces of the Quashnet Woods State  
Reservation while still being within walking 
distance of the commercial center of Mashpee 
Commons. The slightly larger lots at Whitings 
will accommodate a greater variety of house 
shapes, but with rear-access driveways will 
offer some of the same flexibility as the Job’s 
Neighborhood.

The Edge Area of the Trout Pond 
Neighborhood remains largely undefined, 
but would likely follow the same patterns as 
Job’s and Whitings Neighborhoods with the 
possible inclusion of a series of B&B buildings.

Four unit Townhouses
The Edge Area will accommodate a wide variety of housing types including townhouses

EDGE AREA
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Whitings Neighborhood
Single family and two-family houses
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Outdoor spaces within Mashpee 
Commons will be a combination 
of areas designated for passive and 
active recreation. An open space 
system of plazas, parks, paths, and 
conservation areas connected by 
greenways has been envisioned to 
integrate into the master plan. 

Public open spaces shall provide a 
network of high quality, accessible, 
and lively spaces for residents and 
visitors. 

OUTDOOR SPACES

Trevi Fountain
Water features in plazas can provide joy and relaxation, while also providing benefits of cooling and reduced traffic noise
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Common Greens

Two common greens are 
designated in the master plan, 
one exists in the Core Area 
and the other is planned for the 
Transition area of the Whitings 
Neighborhood. The common 
green is characterized by a 
large open gathering area. It 
can be used for both passive 
and active recreation.  The public 
green supports a wide variety 
of activities, such as a pop-up 
amphitheater, and incorporates 
design strategies to enhance 
accessibility for all ages.

OUTDOOR SPACES
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Plazas 

Typically a defined hardscaped area 
that can be integrated with nearby 
retail uses, such as outdoor seating. 
Trees, landscaping, and shade 
structures should be incorporated to 
provide year-round comfort. Edges 
of plazas are clearly delineated 
by building and street edges and 
should be located in areas of high 
pedestrian activity.

Recreational Parks

These parks are primarily focused 
on active recreation such as 
playgrounds, basketball courts, 
athletic fields, dog parks, or skate 
parks. Recreational parks shall be 
located near community buildings 
and throughout the Transition and 
Core areas to serve neighborhood 
needs. They should be highly visible 
from the street and where applicable 
have building entrances fronting the 
park. Accessible options for parking 
and access should also be included.
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Pocket Parks

A smaller scale park primarily for 
passive uses. These parks will have 
a combination of hardscape and 
landscaped areas with plenty of 
tree coverage.  Pocket parks shall 
be designated throughout the 
master plan area to serve individual 
neighborhood needs.

Bike Paths and Trails

Throughout the master plan area 
bike paths will be a high  priority. 
They will run along streets and 
connect  to conservation areas and 
existing paths. Trails created in the 
conservation areas will also connect  
to existing networks in neighboring 
reservations. Providing a variety of 
path options aims to promote healthy 
lifestyles and to reach a broader 
range of users.

OUTDOOR SPACES

DRAFT
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The master plan of Mashpee Commons designates 
preserved woodland conservation areas. These areas 
primarily edge the existing conservation lands of 
Mashpee River Reservation, Town Conservation 
Land, and Quashnet Woods State Reservation and will 
be protected from future development. Preserving 
large areas of land for conservation allows for better 
protection of natural resources and wildlife, while also 
providing more space for active recreation. 

Mashpee Commons sits between large areas of preserved open space 
and will be the connective tissue between these preserved lands. The 
focus on connecting open spaces through bike paths, greenways, 
and trails will provide greater access to Mashpee’s existing natural 
resources.

To the south of the Town Center is the Benefit Street Neighborhood which has already 
constructed residential buildings with some light commercial in the ground floors. To 
the east, along Falmouth Road, is the East Steeple Street Neighborhood, a new area 
of commercial buildings with residential and office uses above and may be a site for a 
future hotel

CONSERVATION

Mashpee River

Quashnet Woods
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Town of Mashpee Open Space Map
Mashpee Commons will serve as a connection 
between the Town’s valued conservation lands

MASHPEE 
COMMONS

MASHPEE COMMONS CONSERVATION AREAS
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Building Materials, Details, 
and Character
a. Local Precedent

b. Materials, Details, and Palette

c. Landscape Patterns
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Building Materials, Details, and Character/ Local Precedent

Mashpee Commons will include a wide range of 
building types and scales. The design of future 
development will look to the Cape vernacular style 
while accommodating the needs of present-day 
activities within. Reconciling scale differences between 
present-day uses compared to prior purposes of 
buildings is the focus of the design guidelines when 
defining the character of the locale.

Architecture on Cape Cod is based on the simple forms of early wood 
structures in the region. Though development of maritime industries 
brought wealth and new architectural styles, they were rooted in the 
simple forms and local materials. 

Historically, materials of Cape Cod architecture were locally sourced 
and were primarily weathered shingles, clapboard, or brick in the 
case of places with local kilns or for substantial civic buildings. Simple 
painted wood trim at corners, windows, and eavelines are the norm 
with special detailing often seen at porches or other feature elements 
such as bays, overhangs, and porticos. Gable and shed roofs are most 
typical, however, gambrel and hip are also used. Buildings were often 
built with the front or side facing the road with simple fences or walls 
that edge the road where the building is setback from the sidewalk or 
road edge.

New development in Mashpee Commons is intended to honor and 
build upon the rich palette of local precedent, connecting the architec-
ture to local vernacular while accomodating the needs of 21st centrury 
construction techniques and living requirements. 

   

LOCAL PRECEDENT

Falmouth, Massachusetts
Simple forms with local materials, such as weathered shingles, are typical 
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Falmouth, Massachusetts
Commercial buildings in the Town of varying 
materials including brick, clapboard, and shingle.

Building Materials, Details, and Character / Local Precedent

Provincetown, Massachusetts
Typically buildings are set on the street with little setback

Chatham, Massachusetts
Historic Louis Brandeis house is an example of local vernacular
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Individual architectural elements contribute to the 
quality of a single building and of the streetscape.  Each 
element shall be designed to contribute to and be 
harmonious with the whole composition.

The elements described in this section are intended to broadly outline 
the basic material and detail elements that will help define the character 
of the buildings that are built in Mashpee Commons.

This document should be used in conjunction with detailed design 
guidelines which will offer more explicit detail and material guidance.  
Both documents will be used by the Developer and the Town Architect 
to determine suitability and compatibility of any propposed design.  

Special consideration will be given to buildings fronting prominent 
streets, parks, or other open spaces, as well as commercial, civic, and 
public buildings. Materials and details for these buildings must be 
carefully considered and are an opportunity for signature architectural 
expression at key locations.

House in Sandwich, Massachusetts.
An example of a traditional use of materials with clapboard on the front facade of a house.

Market Street, Mashpee Commons
Example of detailing with appropriate scale and character, and fences to screen roof equipment.

42 

DRAFT

Building Materials, Details, and Character / Materials, Details, & Palette

MATERIALS, DETAILS, & PALETTE



Porches should be of a style and massing consistent with the style and massing of the 
main house

Select window styles that complement the 
style of the home

Use of brick should be primarily reserved 
for buildings in the Core Area

Details should be in keeping with the style of the structure and use 
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MATERIALS

WALL CLADDING Brick, stone*, clapboard (wood, Hardie board*, masonite*, or similar*), 
stucco, or cedar shingles

ROOFS, CHIMNEYS, & 
GUTTERS

Roofs: cedar shakes, slate, artificial slate, standing seam metal, asphalt or 
fiberglass shingles.

Chimneys: brick, stone, cedar shingle, or stucco

Gutters: steel, aluminum, or copper

PORCHES, TERRACES, & 
DECKS

Porches: wood or synthetic*

Side or Rear Decks: Wood or synthetic.  Pressure treated*

Decking: tongue and groove at covered porches, penny gap at open decks

DOORS & WINDOWS Doors: wood, metal-clad, or fiberglass clad

Windows:  wood, aluminum clad or fiberglass.  Vinyl* or vinyl clad wood*

TRIM & DETAILS Shutters: wood or a high-quality paintable synthetic*

Architectural trim and cornices:  wood, cementitious, fly-ash, fiberglass*, 
paintable PVC*, or GFRC*

LIGHTING Exterior lighting and hardware should be of non-plated metal, such as solid 
brass, bronze, or iron

MATERIALS, DETAILS, & PALETTE
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DETAILS TECHNIQUES

Hardie board or masonite should only be used to replace painted wood 
cladding and employ typical wood dimensions. Paint or caulk all joints.

Arrange claboard in 4 to 8 inch exposure. Course brick in horizontal 
running bond, common bond, or Flemish bond. Accent patterns may be 

used on sills, lintels, chimneys, etc. 

See design guidelines and local zoning for appropriate roof forms and 
allowable roof pitches. Unless made of copper, paint gutters to match the 

color of the main building or the color of the trim. 

Use half-round gutters or a shape that completes the entablature of the 
house. Use full-round or rectangular down-spouts with a smooth surface.

See the Design Guidelines for appropriate style and massing, as well as 
guidance on screened porches. Paint proches to match the predominant 
trim color of the main house. Screen areas below decks with appropriate 

material and landscaping.

Proportion architectural elements like columns, piers, pilasters, and cornices 
should be in accordance to The American Vignola.

Arrange windows in a rectangular configuration and vertical orientation. 
Accent windows should be limited and may be circular, elliptical, half-

round, or quarter-round*. Provide muntins on both the interior and exterior 
of the glass with internal spacer bar in all instances where muntins are used.

Windows shuold be operabe with the exception of small accent windows. 
Total window openings on the surface of any facade should not exceed 

40% of the facade’s surface area.

Provide real or applied hold-open hardware for all shutters and size shutters 
to cover the entire window if closed so as to appear operable.

Specify  and proportion architectural cornices, pediments, entablatures, 
columns, pilasters and piers in accordance to the The American Vignola.

All building lighting is to be dark sky compliant.  Use warmer color lighting 
where possible. Lighting should be low level and no brighter than necessary.

Use targeted lights that are shielded and carefully aimed to avoid spill over 
into unintended areas. Use controls to light areas only when needed.  

Flood lights are not permitted. 

Building Materials, Details, and Character / Materials, Details, & Palette

*Must be approved by the Town Architect.
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Design of the landscape in a community is an integral 
part of its site planning. As a community in Cape Cod, 
Mashpee Commons should have landscaping that 
demonstrates a connection between its buildings and 
the landscape. Development will reflect this philosophy 
through design that enhances and incorporates the 
local landscape.

The character of landscaping in Mashpee Commons will vary as the 
density, building types, and lot types vary through the Core, Transition, 
and Edge Areas. An important element of residential development 
throughout the areas, is the use of smaller lots to preserve open space 
and greenways, as well as provide more opportunity for recreation and 
gathering. Well-designed landscaping will help to distinguish between 
these public, private, and transitional spaces.

KEY ELEMENTS

• Preserve natural landscape: Minimize impacts to existing 
vegetation through preservation of mass plantings, transplanting and 
reusing site vegetation, and minimizing grading where practical. 
Minimize lawn areas and consider species of grass that are slow-
growing and require less watering. Preserve mature trees where 
possible. Restore natural edge conditions to blend development into 
the existing landscape. 

• Mitigate seasonal climate effects:  Create shading on west and 
south sides of buildings. Utilize greenways to provide shade and 
minimized impervious surfaces. Hedges, walls, or fences can be used 
to mitigate high winds.

• Use native species: The use of native species will require less 
maintenance, integrate new development into the existing landscape, 
and provide a better habitat for wildlife.

• Incorporate variety, texture, and color: Use an appropriate mix 
of species to blend into the local landscape. Massing of 3 or more 
will blend more seamlessly and look more natural. Preserve views 
with low-lying plants where appropriate.

• Use responsible outdoor lighting: Minimize light pollution 
through the careful selection and placement of street, building, and 
landscape fixtures. Dark sky compliant lighting will be required 
unless expressly approved otherwise for safety or other concerns.

• Conserve water: Utilize measures to reduce the consumption of 
water such as native plantings that are drought-tolerant, weather-
sensing irrigation systems, permeable surfaces, rain gardens, and 
rainwater collection where appropriate.

• Educate: Provide signage for greenways, parks, conservation areas, 
and wetlands for stormwater and environmental education.

Steeple Street, Mashpee Commons
Landscape in the Core will incorporate planting 
beds, potted plants, and street trees. 

Heritage Sands, Hyannis
Use native plantings to blend development 
seamlessly into the surrounding landscape.
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Hierachy of  
Landscaped Spaces

Public

These areas are under public or 
Mashpee Commons ownership. 
Spaces may include parks, 
greenways, right-of-ways, and 
trails.

Semi Public/Private

A transition zone between public 
and private spaces. Defined as the 
frontage zone from the property 
line to the front facade of the 
building, including any porch or 
stoop, that is privately owned. 
These spaces are highly visible 
and important to the character of 
the street and neighborhood. 

Private

Private areas are the side and 
rear yards, defined as the area 
between the facade of the 
building and the rear property 
line. Included in these landscaped 
spaces are planting beds, 
lawns, trees, and outdoor areas. 
Individual property owners 
have the opportunity to create 
individualized spaces that meet 
their needs and preferences.

DRAFT
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Walkability

A central component to the design of Mashpee Commons has been 
the creation of a harmonious streetscape experience with a strong 
pedestrian focus. The expansion of the development will continue with 
tree-lined streets and a network of sidewalks that offer a comfortable 
place to stroll; with small squares perfect for resting, meeting, or 
gathering. Central Square, a purely pedestrian street, bisects Mashpee 
Commons and connects Fountain Street to North Street. The sidewalk 
network will extend from the Core to connect the Transition and the 
Edge neighborhoods. In addition to the residential areas, the network 
provides easy access to civic structures like the Mashpee Public Library, 
the Mashpee Senior Center, and the Boys and Girls Club of Cape Cod. 

Public Transportation

Mashpee Commons is connected to the rest of Cape Cod through 
the Cape Cod Regional Transit authority (CCRTA.) Of the seven 
fixed-route services provided by the CCRTA, two routes incorporate 
Mashpee Commons as a mini-hub. Bus stops are conveniently located 
on the north and south sides of Route 151 and serve the Sealine and 
the Bourne Route. The Sealine follows the coast along Route 28 from 
Wood’s Hole, through several towns such as Falmouth and Mashpee, 
to the Hyannis Transportation Center and Barnstable Municipal Airport. 
The Bourne Route connects Mashpee Commons and Wareham’s 
Cranberry Plaza via Route 151, Route 28A, and Route 6. Beyond public 
transportation, local schools include a bus stop in Mashpee Commons 
on Steeple Street.

Bicycle Routes and Access

Bicycle routes are designated throughout the community and bicycle 
parking can be found throughout the Core. Walking, biking, and 
public transportation are encouraged throughout Mashpee Commons 
and access is provided throughout the community with convenient 
connections to surrounding areas. 

MULTI-MODAL TRANSIT

Parking

The majority of commercial parking is located along the periphery of 
the Core and provides a buffer between busy routes 151 and 28 and 
the pedestrian centered Core. Limited street parking is provided directly 
adjacent to business, which limits the presence of the car but provides 
accessible parking to those who need it. 

Parking on residential lots must be handled with care so that vehicles do 
not dominate the neighborhood. Residential parking will be shielded 
from view when possible, with driveways located to the side or rear of 
the house. Front loaded driveways will be limited in width to 20 feet or 
less, and the sidewalk will continue across the driveway to prioritize the 
pedestrian. All vehicular parking shall be treated as secondary to the 
pedestrian paths and experience. 

Pedestrian Only Street
Central Square, Mashpee Commons

Bike Rack Outside Cafe
Market Street, Mashpee Commons
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CCRTA BUS CROSSING CENTRAL SQUARE - MASHPEE COMMONS
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Energy Efficiency: A home’s energy 
usage can be significantly reduced by 
using high-performance equipment, 
increased insulation, and improved air-
sealing, all of which also provide greater 
comfort for the residents. They also 
reduce carbon emissions and the use of 
fossil fuels.

Health: Products that do not release 
harmful chemicals improves indoor air 
quality and contributes to overall health 
of residents. Incorporating ventilation 
and filtration systems that reduce 
airborne contaminants also reduces the 
chances of allergies, asthma, and other 
health risks.

Land: To minimize disruption to 
the landscape during construction, 
development practices should be used 
that reduce waste, prevent erosion, 
reduce land degradation, and promote 
healthy landscapes.

Materials: Locally manufactured 
products and resource-efficient materials 
reduce the use of natural resources in 
new home construction. Using durable 
materials reduces the amount of material 
needed in the future to maintain and 
repair the home.

Water: Water-conserving technologies 
reduce the total amount of water needed 
for plumbing fixtures and landscaping.

Rooftop Solar (South) and 
Solar Parking Canopies (North)
Mashpee Commons, 2018

SUSTAINABILITY
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Tools and Strategies

At the core of the design and construction of Mashpee Commons is the 
tenet of environmental stewardship; envisioning a complete, connected, 
and green community. To accomplish this goal, this pattern book is 
designed to foster and balance a connection of the structures to the 
community and nature.

Residential and commercial building energy use can be reduced through 
a variety of strategies such as building envelope enhancements, high-
efficiency systems and appliances, and alternative forms of energy 
production. Future residences at Mashpee Commons will be required to 
have available systems with technology that enable remote control and 
home automation.

In addition to designing and constructing efficient buildings, the green 
spaces will also be advanced in such a fashion as to include water 
conservation measures through the use of native and drought-tolerant 
plant material and technologically advanced irrigation systems.

Solar Integration

Mashpee Commons has already demonstrated a desire to provide 
infrastructure to harness alternative forms of energy production. 
Currently, two separate solar projects have been integrated within 
the commercial center, and produce approximately 740kW. Future 
residences will be designed such that they can be built with infrastructure 
to make them “Solar Ready” and “Energy Storage Ready”. The 
installation of complete solar collection and advanced energy storage 
systems will be encouraged for homes and businesses alike. 

Solar Panel Parking Canopies
Mashpee Commons North Market
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SUSTAINABILITY

Electric Vehicles

Mashpee Commons encourages the use of electric vehicles for residents 
and visitors. The first Tesla Super-Charger charging stations on Cape 
Cod were installed within the existing commercial center. In addition, 
universal charging stations are also provided. Future residences will 
be required to be Electric Vehicle Supply Equipment (EVSE)-ready to 
accommodate the future installation of an electric vehicle charger.

Water Management

Sustainable landscapes create the interactive relationship between 
the built environment and nature and proper storm and wastewater 
management is vital to the Mashpee Commons community. Trees and 
plantings allow people to continue their connection with nature, can 
help moderate seasonal climate effects, and reduce stormwater runoff. 
The trees currently lining the streets of the Core enrich the experience of 
the community while capturing run-off. The utilization of rain collection 
systems such as rain gardens and bio-swales will also be incorporated.

TRADITIONAL CHARGING STATIONS TREES HELP WITH STORM WATER MANAGEMENTTESLA SUPERCHARGERS

DRAFT
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Wastewater

All residential and commercial buildings at Mashpee Commons are 
connected to its privately owned and operated Wastewater Treatment 
Plant (WWTP).  In addition, the Mashpee Commons WWTP provides 
service to several municipal buildings, including the fire and police 
stations, the senior center, and the library, as well as the privately-
owned Laurentide Senior Living Community. The facility was originally 
built in 1988 and using Rotating Biological Contactor (RBC) process 
technology was able to handle 40,000 gallons per day (gpd). The 
most recent expansion of the facility in 2014 increased its capacity to 
180,000gpd using a more technologically advanced Membrane Bio-
Reactor (MBR) process. An eventual future expansion is contemplated 
that will increase capacity to 280,000gpd. 

Lift stations collect and pump wastewater to the Mashpee Commons 
WWTP before the wastewater is processed, treated, and discharged 
to sand infiltration beds. The quality of the effluent discharge from the 
Mashpee Commons WWTP is a fraction of that which comes from 
a standard Title V septic system. A building with ten one-bedroom 
residential units connected to the Mashpee Commons WWTP will 
produce approximately one-third of the nitrogen as a single three-
bedroom home on a standard Title V septic system. The average annual 
Total Nitrogen for the Mashpee Commons WWTP is between 3-4mg/l, 
well below the DEP permitted levels of 10mg/l.

Mashpee Commons has been a long-time participant in conversations 
related to the advancement of the Town’s Nitrogen Management Plan, 
as demonstrated by the connection of municipal and neighboring 
facilities. 

Mashpee Commons WWTP Located East of the Core
Mashpee Commons

Mashpee Commons Wastewater Treatment Plant (WWTP)
Mashpee Commons
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This section outlines 
the general processes 
and procedures for the 
review and approval of 
new buildings to be built 
at Mashpee Commons. 
The intention is that this 
general process will apply 
to all new construction 
at Mashpee Commons 
only. The details of design 
review will be part of the 
detailed Design Guidelines 
that are pending. The 
process articulated below 
addresses the broad intent 
only. 
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Town Architect

The administration of the design guidelines and overall design review for 
Mashpee Commons will be the purview of the Town Architect. The Town 
Architect shall be licensed in the state of Massachusetts and selected by 
the Developer.   
 
It is the responsibility of the Town Architect to ensure that all proposed 
improvements are in compliance with the requirements of this Pattern 
Book and the Design Guidelines. The Town Architect has discretion in 
the application of the guidelines and standards articulated in the Pattern 
Book and Design Guidelines and has jurisdiction over all exterior 
construction and landscaping, including fencing. The Town Architect 
reviews design applications, interprets design guidelines, and will 
approve or deny all applicable proposals for construction. The Town 
Architect will review each project application to ensure consistency with 
the design objectives, standards, and guidelines of Mashpee Commons. 

The Town Architect will not be responsible for reviewing or approving 
any specifications for engineering design, structural, mechanical, 
OSHA, fire, safety, or other codes, or compliance with applicable 
zoning, building, state, or federal laws or ordinances. 

Special Permits

For buildings of differing or particular architectural merit, special permits 
may be granted by the Mashpee Board of Appeals under the provisions 
of the Mashpee Zoning By-law. A hotel or a nursing home are two 
examples of building types that may require a special permit. 
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