
 

 
 
 
 
 

Meeting of the Mashpee Planning Board 
Wednesday, June, 6, 2018 
Waquoit Room, 7:00 p.m. 

 
 
 

Call Meeting to Order:  

 Pledge of Allegiance 
 

Approval of Minutes 

 Review and approval of May 16, 2018 Minutes 
 

 

Public Hearings.   
7:05 PM Applicant:  Blue Sky Towers, LLC., Lessee (Town of Mashpee, Property Owner) 
 

  Subject Property: 101 Red Brook Road, Mashpee, MA 02649 (Assessor’s Map 104, Lot 2) 
     Mashpee Fire Station #2 
 

Request: Special Permit for a Personal Wireless Service Facility as allowed by §174-25 
(H)(9) and §174-45.3 of the Mashpee Zoning By-Law.  

7:20 PM Applicant:  Mr. William Lovely, Property Owner 
 

  Subject Property: 2 Center St., Mashpee, MA 02649 (Assessor’s Map 36, Lot 47) 
 

Request: Special Permit Modification to list §174-25(B10), “Day nursery, nursery school, 
kindergarten or other agency giving day care to children, provided that any 
outdoor play area is screened by fence, wall or planting line from any neighboring 
residential structure and is not detrimental to the neighborhood by reasons of 
noise,’ of the Mashpee Zoning By-Law 

Presentation 

 Mr. Rui Almeida, architect and Westerly, RI Town Planner, presents on Form Based Code. 

New Business 

 Reorganization of Officers 

 Naukabout Brewery: Site visit - grading and layout of proposed patio. Mr. Charlie Rowley and Mr, David Weeden 

 Marketing of new Master Plan/Comprehensive Plan, Mr. Evan Lehrer, Town Planner 

 Water Quality Monitoring Program Annual Report: Windchime Condominiums, Mr. Evan Lehrer, Town Planner 

 Invoice for May 2018 Engineering Services- Mr. Charlie Rowley, Consulting Engineer  
 

Old Business 

 Report on meeting with Prime Homes regarding the intersection of Country Club Lane and Old Barnstable Road-‘ 
Mr. Charlie Rowley, Consulting Engineer 

 Ockway Highlands Site Visit- Mr. Charlie Rowley, Consulting Engineer 
 

Board Member Updates  

 Chairman’s Report, Community Preservation Committee, Environmental Oversight Committee Historic District 
Commission, MMR Military Civilian Community Council, and Cape Cod Commission.  

 Greenway Project and Quashnet Footbridge 
 
 
 
 
 
 
 
 
 

 

 

Planning Board 



 
 
 
 
 
 
Correspondence  

 November 2017 Discharge Monitoring Report for South Cape Village N=6.40 

 December 2017 Discharge Monitoring Report for South Cape Village N=5.10 

 January 2018 Discharge Monitoring Report for South Cape Village N=5.60 

 February 2018 Discharge Monitoring Report for South Cape Village N=39.50 

 March 2018 Discharge Monitoring Rep ort for South Cape Village N=4.50 

 April 2018 Discharge Monitoring Rep ort for South Cape Village N=8.90 
 

Waterways 

 Helen & Antonio Donato, 18 Cricket Way, Mashpee. Wanting to construct and maintain a fixed tee off the end of 
the existing pier at 18 Cricket Way, in and over flowed tidelands of Little River. The proposed project has been 
determined to be water-dependent. 

 

Additional Topics (not reasonably anticipated by Chair) 
 
Adjournment  
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Mashpee Planning Board Meeting CLERK

Wednesday, May 16, 2018
7: 00 p. m.

MAY1 . 01

Call Meeting to Order: 7: 00 p. m.— Waquoit Meeting Room— Mashpee Town Hall

Pledge of Allegiance

Approval of Minutes

Review and approval of May 2, 2018 Minutes

New Business

2018 Spring Town Meeting Outcomes.
Discussion regarding Mashpee Commons proposal to add a Form Based Code chapter in the Zoning By- law.

Old Business

Mashpee Commons By Design: Master Plan Week Pop- Up Design Studio— Community Feedback

Board Member Updates

Chairman' s Report

Reports from members of Design Review Committee, Community Preservation Committee,
Environmental Oversight Committee, Historic District Commission, MMR Military Civilian Community Council and
Cape Cod Commission

Historic District Committee

Planninq Staff Updates

Housing Choice Initiative Outcome and Implications
OpenCounter Project with Cape Cod Commission.

Update regarding invited experts to discuss long- term planning strategy.

Correspondence

October 2017 Discharge Monitoring Report for South Cape Village N= 5.6
November 2017 Discharge Monitoring Report for South Cape Village N= 6. 40
December 2017 Discharge Monitoring Report for South Cape Village N= 5. 10
January 2018 Discharge Monitoring Report for South Cape Village N= 5.60
February 2018 Discharge Monitoring Rep ort for South Cape Village N= 39.50
March 2018 Discharge Monitoring Rep ort for South Cape Village N= 4. 50

Waterways

Gregory and Hillery Lee, 58 Norwich Road, Popponesset Creek, Mashpee. Removal of existing licensed pier,
ramp and float system. Construct, maintain and license a new pier, ramp and float system. Also, project includes
performing maintenance dredging under existing DEP Dredge Permit No. 12154.

Additional Topics

This space is reserved for topics that the Chair did not reasonably anticipate would be discussed)

Ad' ou nt



Mashpee Planning Board
Minutes of Meeting

May 16, 2018 at 7: 00 p.m.
Waquoit Meeting Room, Mashpee Town Hall

Planning Board Members Present: Chairman Mary Waygan, Dennis Balzarini, Joe Cummings,
Robert( Rob) Hansen, David Kooharian, David Weeden
Also:  Evan Lehrer-Town Planner, Charles Rowley-Consulting Engineer

CALL TO ORDER

The Town of Mashpee Planning Board meeting was opened with a quorum in the Waquoit Meeting
Room at Mashpee Town Hall by the Chair, at 7: 00 p.m. on Wednesday, May 15, 2018.  The Chair
announced that the meeting was being recorded and videographed, and that people having the
opportunity to address the Board, do so using the microphone.  The Pledge of allegiance was recited.

APPROVAL OF MINUTES— May 2, 2018

MOTION:  Mr. Balzarini made a motion to accept as presented. Mr. Cummings seconded the
motion. 3 yes, 2 abstain

NEW BUSINESS

2018 Spring Town Meeting Outcomes-Mr. Lehrer provided an update to the Board reporting
that the Raze and Replace Article and two Warrant Articles lifting the decd restriction for the Center
Street property had been withdrawn.  Chairman Waygan reported that the CPA Articles had all been
approved. Regarding a question about whether there would be a Mashpee residential preference for
the Habitat for Humanity homes, the Chair received confirmation that two of the three homes would
have a local preference for Mashpee residents.  The Chair added that the lottery would typically pull
from the local population. Raze and Replace was expected to be added to the Fall Town Meeting so
the Chair suggested coordinating a meeting with the Zoning Board of Appeals. Mr. Lehrer responded
that he would be contacting the Building Inspector regarding their zoning articles.  The Chair
expressed her preference that proposed zoning articles come from the Planning Department and Mr.
Lehrer responded that he would collaborate with the Building Department.  The Chair expressed
interest in being involved as soon as possible since good comments had been provided at the previous
meeting.

Mashpee Commons Proposal to Add Form Based Code Chapter in Zoning Bylaw-Mr.
Lehrer wished to maintain the momentum for discussion about Mashpee Commons, but noted that the
Mashpee Commons team could not be present at tonight' s meeting as they were out of town attending
a conference. Buff Chace submitted a letter requesting that Mashpee Commons wished to be present
for any discussion regarding their plans and proposed three dates when they would be available to join
the Planning Board. Mr. Lehrer recommended continuing the discussion to the next meeting or during
the dates proposed.

Mr. Balzarini inquired about the Cape Cod Commission coming to the Planning Board to discuss
Mashpee Commons and Mr. Lehrer confirmed that Steven Tupper, Transportation Engineer, and
Kristy Senatori, Acting Executive Director, would be joining the Planning Board on June 20. In
addition, Rui Almeida; Architect and Town Planner for Westerly, RI, would address the Board

1



regarding form based code on June 6.  The Chair noted that Mr. Chace requested June 20, July 18 or
August 1. Mr. Balzarini requested that Mashpee Commons attend a meeting after the other speakers
presented. There was agreement to invite Mashpee Commons to join the Planning Board on July 18.
Mr. Balzarini inquired about Mr. Almeida' s experience with form based code and Mr. Lehrer noted

similarities between Westerly, RI and the Cape, and efforts to address similar coastal challenges.  Mr.
Lehrer stated that Mr. Almeida offered a wealth of knowledge with 30 years' experience working with
the Under Secretary of the Economy in the Azores and up to 10 years working in planning in the
United States, Mr. Almeida was well qualified to discuss with the Board how form based code
worked.

Mr. Balzarini noted that Mashpee Commons promoted a traditional New England village, but their
vision did not represent a traditional Cape Cod village.  The Chair stated that Mashpee Commons'

challenge would be translating a traditional Cape Cod village building into a larger scale building.  Mr.
Lehrer suggested that Nantucket was classically urban in its form, with 3- 6 story buildings in classic
colonial Cape Cod architecture.  Mr. Lehrer noted that there was an organic way by which New
England communities developed by building type, prior to vehicles. Main streets featured a tavern,
houses, grocery shop, hat maker or shoemaker.  Villages were developed based on the need, which was
the basis of form based code.  Mr. Kooharian stated that Mashpee Commons would be developing the
land and there would be no traditional Cape Cod village like Mashpee Commons.  When considering
traditional Cape Cod, one could consider earlier communities such as the indigenous community or
farming lifestyle. Mr. Kooharian pointed out that Route 151 no longer provided a quaint New England
village with the existing setbacks.  Mr. Kooharian inquired whether it was better to build a pretend old
style or build something that was organic and new and interesting and possibly better.

Mr. Lehrer agreed that the parcel would be developed and that it was not common for a developer to

invite such a participatory process.  The cost of infrastructure was dire and Mashpee Commons offered
an opportunity to develop wealth.  Chairman Waygan referenced the fiscal analysis offered by
Mashpee Commons, with tax generation versus tax burden, noting that new building may not
necessarily generate more tax revenue.  The Chair stated that she did not wish to erase the protective
zoning established for the area and hoped that Mashpee Commons would consider an overlay district
or citation to form based code for their area with a Special Permit from the Planning Board.

Mr. Balzarini noted that many of the public comments expressed interest in parks and housing.  The
Chair responded that Mashpee Commons promised to scan the comments pages from the visioning
sessions, to place the information online.  Mr. Lehrer will ensure Mr. Balzarini receives the

information. Mr. Kooharian emphasized that Mashpee Commons would not build something that
would lose money, so they had an interest in knowing what the public would support.   It was Mr.

Lehrer' s opinion that the final plan from the visioning sessions was phenomenal, particularly the
greenways component- The Chair found the river to river walk interesting but expressed concern about
the building heights of 4- 6 stories, adding that they would be asking for large buildings in some areas
to make the project financially feasible. Mr. Lehrer emphasized that scale and context would be
considerations, adding that the revenue growth with buildings above three stories was exponential.

Mr. Balzarini inquired about affordable rental units.  Chairman Waygan stated that housing was
primarily rental and they typically did not label it affordable. Mr. Balzarini and Mr. Cumming
expressed concern about the lack of affordable housing.  Mr. Cumming liked what Mashpee Commons
had built, but would like to know what Mashpee would receive in return for allowing their continued
development, such as 40B or land. Mr. Cumming felt that the development should stop at the assisted
living facility and the land going down to Quinaquissett be put into Conservation.
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Mr. Lehrer stated that Mashpee Commons requested that discussion be tabled but the Chair responded
she would not table the discussion. Board members were in agreement that there was a lot to discuss
and that it would be necessary to know the Town' s needs. Mr. Lehrer pointed out that the Board
needed to see their proposal.

Referencing Mr. Almeida' s experience, Mr. Weeden suggested that Westerly was more urban with
commercial development similar to Hyannis or Falmouth, rather than Mashpee, Mr. Weeden

expressed concern that Mashpee Commons was bringing consultants from urban areas to encourage
urban growth and building higher. New England towns had been built on mom and pop stores, more
deeply invested in the community, while Mashpee Commons featured corporate chain stores, places
where residents may not be able to shop. Mr. Weeden felt Mashpee Commons designed well, but that
it was more suited for Falmouth or Hyannis, adding that Mashpee had experienced many changes over
the last 20 years.  Mr. Weeden expressed concern about developers influencing zoning in order to
accommodate their desire to build, and questioned how it would change the character of the Town.

Mr. Weeden expressed concern about traffic patterns in Mashpee should 1, 500 units of housing be
built, along with the redesign of the rotary, additional traffic lights and increased seasonal traffic.  Mr.
Weeden also expressed concern regarding the state of the rivers in Mashpee, already battling nitrogen
loads and emphasizing that the rivers provided life to the Tribe long before development. The Chair
inquired whether Tribal Natural Resources could assist the Planning Board with understanding
protection of the rivers.  Mr. Weeden suggested that Chuckie Green from Natural Resources could

provide insight. Mr. Balzarini noted that the State would control plans at the rotary. Mr. Lehrer
confirmed that Mashpee Commons would identify their best thoughts for the most functional plan and
would be meeting with MassDOT during the summer.

Mr. Hansen stated that he had attended some of the public sessions. When Mr. Hansen inquired about

40B, what they would do for the Town and how they would fulfill their commitments, Mashpee
Commons avoided answering Mr. Hansen' s questions.

The Chair opened the meeting to public comment.  Resident Margery Hecht attended planning sessions
and expressed her opinion that their plans would drastically change the character of Mashpee, and
asked that Mashpee Commons not be given carte blanche to do what they want.  If projects were to be
outside of 40B, it was Ms. Hecht' s opinion that each project be evaluated on its own.  Mashpee

Commons may make money from the development but residents would suffer the consequences of the
development. Ms. Hecht stated that she moved to Mashpee due to its small town feel, ocean, beautiful
conservation areas and heritage. Ms. Hecht pointed out that the Cape was an island with a tipping
point and inquired how much more development residents would want to see. Ms. Hecht reviewed a
1988 report that identified 6,000 new vehicle trips per day at Mashpee Commons and questioned its
status at this time.  What was the traffic count, what was the air quality? Ms. Hecht stated that she was

currently unable to take a left turn onto Route 151 to get into town during the summer. Ms. Hecht also
stated that affordable housing was needed and noted that the Planning Board had a responsibility to the
residents ofMashpee, and not money for the Town. Board members encouraged Ms. Hecht to attend
future meetings.

The Chair stated that the Mashpee Commons team was attending an urbanism conference.  Mr. Lehrer
clarified that urbanism was a technical term, not necessarily related to high density, but a pattern of
development based on the way people interact with the built environment.  The Chair stated that more
education was needed regarding planning word usage.
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Timothy Dorsey inquired about 3000 people being placed in Mashpee affordable housing and the
Chair responded that the Board was unsure of the number of housing units being proposed by Mashpee
Commons.  It was believed that there would be at least 500 homes.  If reviewed by the Cape Cod
Commission as a DRI, at least 10% of the units would be affordable. Mr. Dorsey referenced the
Health Department' s charge for rentals, likely for the septic systems, and whether Mashpee Commons
would be exempt.  The Chair responded that Mashpee Commons had their own wastewater facility but
it was likely that if the Health Department had to inspect the.site, there would' be a fee.  Mr. Dorsey
inquired whether the Town of Mashpee would be responsible for the infrastructure associated with
Mashpee Commons.  The Chair responded that the project would fall under the jurisdiction of the Cape
Cod Commission so that, if there were impacts, the development would be required to mitigate those
impacts. The Chair suggested the public consider attending the June 20 meeting with the Cape Cod
Commission for more information. Mr. Weeden noted that Mashpee Commons would be responsible
for all roadways within their layout. Mr. Lehrer lidded that the cost burden for housing was an
outcome due to the lack of diversity and stock of housing, and due to the focus on single family
detached homes. Mr. Lehrer stated that the Mashpee Commons proposal would develop a diversity of
housing, providing units across the spectrum to accommodate a variety of incomes.

Yvonne Courtney referenced the issue of affordable housing and inquired about the Board' s view on
what would be considered an affordable rental.  Mr. Lehrer responded that it was not yet known what
the affordable rent would be at Mashpee Commons since it was not yet developed. Mr. Balzarini
responded that he had heard that affordable rent was $ 1, 200. Mr. Lehrer stated that a two-bedroom

apartment currently rented for$ 2, 000 per month. Ms. Courtney expressed concern that the price of the
new units would be higher than existing.  Mr. Lehrer suggested that supply and demand should allow
for the cost of rent to go down.  Chairman Waygan stated that, a two-bedroom unit renting for$ 950+
utilities has been identified as a home affordable (low moderate income) to the work force here on
Cape Cod.  The Chair would be discussing with Mashpee Commons the need to serve low and
extremely low income families and to fairly house residents yearround.  Ms. Courtney inquired
whether the housing would be available to local residents or was it intended for residents outside of
Mashpee and suggested that the Town should be focused on providing housing to the people who live
in Mashpee,  Mr. Lehrer suggested that the reason for the influx of seasonal homeowners was due to
the lack of diversity in housing, adding that smaller units were less attractive to seasonal owners.

The Chair encouraged the public to attend future meetings.

OLD BUSINESS

Mashpee Commons by Design-As discussed above

BOARD MENIBER UPDATES

Chairman' s Report-Update on Ockway Highlands Subdivision-Mr. Lehrer reported that
Mr. Dorsey had contacted his office regarding roadway conditions, the lack of progress of work
happening in the area and.impacts to the neighborhood. Mr. Lehrer met with Mr. Dorsey on his
property to review the vegetative buffer required between the lot lines, which Mr. Dorsey indicated
had been removed.  Mr. Lehrer confirmed that his tree line was extremely thin. Mr. Lehrer also met
with the Town Manager, Assistant Town Manager and developer Jacques Morin for a better

understanding about why development had stopped.  At that time, Mr. Morin provided a three week
window to initiate work, the end date being the end of this week. Mr. Lehrer planned to allow Mr.
Morin the full three weeks before discussing the issue with him further.  Chairman Waygan suggested
inviting Mr. Morin to attend the meeting on June 6. Mr. Lehrer requested that he instead follow up
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with the Chair on Monday once the three week window closed.  The Chair asked, if there was still a
need for further communication, to invite Mr. Morin to the meeting and add the item to the agenda.

Mr. Dorsey stated that there was supposed to be a 15 foot buffer between his property line and the
property line of the proposed home.  The surveyors placed the buffer at 5 feet and Mr. Morin
confirmed with Mr. Dorsey that is what it would be.  Mr. Dorsey stated that the plan showed 15 feet.
In addition, the new road, Carriage, intersecting with Blue Castle, was 3 feet lower than the elevation
of Blue Castle, presenting issues of the water line freezing.  It was expected that the road would be
scraped down to 2- 3 feet. Mr. Dorsey was seeking help from the Planning Board to stop the work
before it happened but the Chair noted that the Planning Board could perform inspections but dict not
have enforcement abilities.  Mr. Dorsey inquired about who was overseeing the project, to which the
Chair responded that it was different departments.  The Chair stated that if a foundation was being
placed too close to a buffer, the issue would be addressed by the Building Department.  Mr. Dorsey
clarified that there was a 15 foot wooded buffer plus a 10 foot setback, so that there was 25 feet from

his property line to their foundation.  Mr. Lehrer stated that the language in the Special Permit
mandated " adequate buffet" between homes. Mr. Rowley agreed to review the plan.  If the limit of
clearing was pushed out to 5 feet and the plan stated 15 feet, it could be a violation of the Special
Permit. Regarding the telephone line located 2 feet down, Verizon had been difficult to address the
issue to allow for the relocation of the road.  Regarding the cut of the road, Mr. Rowley believed the
grades would protect the 5 foot separation between the top surface of the road and the top of the water
train.  However, 15-•20 inches of material would need to be removed to back fill with the road base

material followed by the asphalt. Everything on the road was temporary until the road was graded to
proper grading.  Mr. Rowley believed there was no reason to cut the grade down below the existing
grade of Blue Castle, Mr. Rowley will review the site tomorrow.

Joanne Reid, resident of Blue Castle, referenced the cutting of trees at the beginning of the road and
inquired why the second trees were left there, noting that it would limit emergency access.  The Chair
requested that the conversation be drafted verbatim.

Ms. Reid: " It looks asinine, right there, because the road' s gonna curve and then the new road, they
said, well I met Jacque the other day, ok, he said we' re gonna clear you a path, you have to use that
road because we' re gonna block Blue Castle.  I don' t think they can block Blue Castle, anyway.  And
he says, I said, is it gonna be smoother than it is right now.  It' s not smooth."
Mr. Balzarini:  " DPW, we don' t have jurisdiction . . ,"

Chairman Waygan:  " We don' t have jurisdiction over what, if they' re doing I' m going to listen to
her, sir, and I don' t . . , if the contractor is telling you they' re going to block a road, they can' t block a
road, but somehow . . ."
Ms. Reid:  " They can not block a road."
Chairman Waygan:  " Right, so you need to call DPW, the Building Commissioner or the Town
Manager' s office to get that resolved."

Ms. Reid:  " How about the new road that looks like heck?"

Chairman Waygan:  " Well the builder"

Mr. Balzarini:  " The builder"

Ms. Reid:  " It' s not even smooth, and I have a brand new car.  If anything happens, I'm going after
each and every one of you, Mashpee and the builder.
Chairman Waygan: " So, we don' t . . .

Mr. Balzarini:  " God bless you"

Ms. Reid:  " I mean we' ve been through this for almost 4 years and you guys do nothing."
Chairman Waygan:  " Well, we' re going to send our, we' re going to send our engineer out."
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Ms. Reid:  " You' re the Planning Board."
Mr. Balzarini:  " We already did, we did our planning."
Chairman Waygan:  " I know, we usually don' t, usually it ends, usually it ends with those plans and it' s
the Building Commissioner that takes it over and the DPW.  We don' t do enforcement, Evan doesn' t
do enforcement. You can ask him to come to us, but he doesn' t have a badge.  It' s the Building
Commissioner and the DPW that can go out and do enforcement."
Ms. Reid:  " And one more thing I' d like to add."
Chairman Waygan:  " All we' re going to be able to do is to tell them they' re in violation of a Special
Permit."

Ms. Reid:  " The day that I met Jacques. He said, now I forgot, because you rudely interrupted me
when I . . ."

Mr. Kooharian:  " That' s not really nice to say."
Mr. Balzarini:  " Ok, I think you, we took your opinion."

Chairman Waygan: " I' m gonna, I'm done, I'm done."

Mr. Dorsey:  " I have something very important to say."
Chairman Waygan:  " It better be polite."

Mr. Dorsey:  " I'm very polite."
Mr. Balzarini:  " No you' re not."

Mr. Dorsey:  " What Joanne Reid is referring to is how you swerve the road from, into the 10 foot
buffer around the second house on the right, the Burridges, to go around their bushes.  So you' re

encroaching on the 10 foot buffer and you' re not in the 20 foot easement, paved easement, as recorded
with the Registry of Deeds.  So you swerve around these problem houses into their, into people' s 10
foot buffers and the trees, that she' s speaking of, are in the road layout by a couple of feet.  So they
should be cut down, but she' s, you know, she' s gonna cause a problem."
Chairman Waygan:  " Well, they can' t install a road in the spot that we haven' t approved."
Mr. Dorsey:  " No you approved it.  Mr. Costa, the engineer, to swerve into the 10 foot buffer."
Mr. Balzarini " We have to see the Plan, we' ll take it under advisement and have Charlie look at it."

Mr. Rowley clarified the area in discussion and the need to make a transition and the need to place it
over the layout.  It may be that the transition area had not yet been completed. Mr. Rowley agreed
with the folks, it was up to the contractor to keep things moving, but noted that, while in transition,
they were not looking at the final project. Mr. Rowley recommended giving the developer a chance to
complete the work.  It was advised that Mr. Lehrer could not work on the issue every day. Mr. Dorsey
inquired about the other portions of the road swinging into the road. Mr. Rowley will review the site
tomorrow and the item will be added to the agenda on June 6.  Mr. Dorsey addressed Mr. Lehrer
regarding the plan and the Chair reiterated that the Town Engineer would be looking at the site and
would be giving a report to the Planning Board on June 6.  The Chair wished to invite the contractor to
attend the meeting as well. Mr. Lehrer addressed the public, stating that he was doing what he could to
help, working within the regulations.

The Chair was in receipt of an email from Mr. Chace about his team attending the conference
out of town and looked forward to scheduling a time to meet.

Design Review Committee-No meeting
Community Preservation Committee-No meeting and no applications for the Fall Town

Meeting,
Environmental Oversight Committee-No update

Historic District Commission-Meeting scheduled for Friday
MMR Military Civilian Community Council-Update of MMR Joint Land Use
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Study-No update
Cape Cod CommissionNo update

PLANNING STAFF UPDATES

Housing Choice Initiative-Mr. Lehrer announced that Massachusetts granted Mashpee a
Housing Choice designation for housing development and based on meeting its production numbers.
Mr. Lehrer stated that it would provide town departments the opportunity to pursue capital grant
funding for a variety of programs and would receive priority for funding.  Mr. Lehrer would be
pursuing grants with Complete Streets and a $'/ z million Housing Choice capital funding round.

OpenCounter Project with Cape Cod Commission- The project would be digitizing local
zoning bylaw, allowing information usage by clicking parcel to parcel.  Mashpee was invited to
participate along with Barnstable and Yarmouth.  The project would be worked on over the summer
and Mr. Lehrer felt that it would be a valuable resource for the Town.

CORRESPONDENCE

October 2017 Discharge Monitoring Report for South Cape Village N- 5. 6
November 2017 Discharge Monitoring Report for South Cape Village N=6.40
December 2017 Discharge Monitoring Report for South Cape Village N=5. 10
January 2018 Discharge Monitoring Report for South Cape Village N=5. 60
February 2018 Discharge Monitoring Report for Southport N=39.75
March 2018 Discharge Monitoring Report for South Cape Village N=4. 5

WATERWAYS LICENSES

Gregory and Hillery Lee, 58 Norwich Road, Popponesset Creek, Mashpee. Removal of existing
licensed pier, ram and float system.  Construct, maintain and license a new pier, ramp and float system.
Also, project includes performing maintenance dredging under existing DEP Dredge Permit No.
12154.

ADDITIONAL TOPICS

Naukabout Beer-Mr. Rowley reported that he and Mr.'Weeden had recently visited Naukabout
to review Mr. Murner' s layout of the outside seating' located on the bluff. Bean poles and strings
identified the limits of grading, and they both expressed concern regarding heights of the elevations
chosen. While there, they were able to reduce some of the height and grading.  A number of trees were
marked for removal but beech trees were saved. Mr. Rowley suggested that Mr. Murner create a plan
of the location of those bean poles that controlled the limits of the grading and the height from the
ground for when the material arrived. Mr. Rowley asked also that the plan be submitted to the
Planning Board as reference.  In addition, the retaining wall intended for behind the building offered a
substantial grade so it was advised that they utilize a concrete block wall that would offer better
longevity and work better with the grade.  A plan will be submitted before they do anything.  Mr.
Weeden noted that there was also a missing grade on the plan. Mr. Rowley confirmed that it was
negotiated on site.

Mr. Lehrer followed up with Mr. Murner regarding parking, noting that there had been no additional
complaints.  Mr. Murner' s staff addressed issues of parking at the community gardens directly with
customers. Mr. Balzarini cautioned about seasonal traffic beginning and Mr. Lehrer confirmed that he
would stay,in touch with Mr. Murner, Mr. Rowley confirmed that lighting at the intersection seemed
to be sufficient at the entry road.
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ADJOURNMENT

MOTION:  Mr. Balzarini made a motion to adjourn. Mr. Kooharian seconded the motion. All

voted unanimously. The meeting ended at 3: 18 p. m.

Respectfully submitted;

Tonifer M.    ifford

Board Secretary

LIST OF DOCUMENTS

Arnold B. Chace 5/ 16/ 18 Letter Regarding Mashpee Commons Form Based Code
Buff Chace 5/ 16/ 18 Email to Chairman Waygan

Housing Choice Communities
Housing Choice Community Press Release
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Meeting of  the Mashpee Planning Board  

Wednesday, June, 6, 2018 
Waquoit Room, 7:00 p.m. 

 

Call Meeting to Order: 7:00 p.m. – Waquoit Meeting Room – Mashpee Town Hall 

 Pledge of Allegiance 
 

Approval of Minutes 

 Review and approval of May 16, 2018 Minutes 
 

Public Hearings 
7:05 PM Applicant:  Mr. William Lovely, Property Owner 
 

  Subject Property: 2 Center St., Mashpee, MA 02649 (Assessor’s Map 36, Lot 47) 
 

Request: Special Permit Modification to list §174-25(B10), “Day nursery, nursery school, 
kindergarten or other agency giving day care to children, provided that any 
outdoor play area is screened by fence, wall or planting line from any neighboring 
residential structure and is not detrimental to the neighborhood by reasons of 
noise,’ of the Mashpee Zoning By-Law.   

7:20 PM Applicant:  Blue Sky Towers, LLC., Lessee (Town of Mashpee, Property Owner) 
 

  Subject Property: 101 Red Brook Road, Mashpee, MA 02649 (Assessor’s Map 104, Lot 2) 
     Mashpee Fire Station #2 
 

Request: Special Permit for a Personal Wireless Service Facility as allowed by §174-25 
(H)(9) and §174-45.3 of the Mashpee Zoning By-Law.  

New Business 
 

 Nomination and Election of Officers: Chair, Vice-Chair, Clerk. 

 Naukabout Brewery: Report of site visit informing grading and layout of proposed patio.  
Mr. Charlie Rowley and Mr, David Weeden 

 Marketing and Engagement Strategies for new Master Plan, Mr. Evan Lehrer, Town Planner 

 Water Quality Monitoring Program Annual Report: Windchime Condominiums, Mr. Evan Lehrer, Town Planner 

 Invoice for May 2018 Engineering Services- Mr. Charlie Rowley, Consulting Engineer  
 

Old Business 

 Report on meeting with Prime Homes regarding the intersection of Country Club Lane and Old Barnstable Road 
and subsequent paving of subdivision street., Mr. Charlie Rowley, Consulting Engineer 

 Update on OpenCounter project in collaboration with the Cape Cod Commission, Mr. Evan Lehrer, Town Planner 
 

Board Member Updates  

 Chairman’s Report   

 Community Preservation Committee, 

 Environmental Oversight Committee Historic District Commission, MMR Military Civilian Community Council and 
Cape Cod Commission 

 Historic District Committee 
 

Correspondence  

 November 2017 Discharge Monitoring Report for South Cape Village N=6.40 

 December 2017 Discharge Monitoring Report for South Cape Village N=5.10 

 January 2018 Discharge Monitoring Report for South Cape Village N=5.60 

 February 2018 Discharge Monitoring Rep ort for South Cape Village N=39.50 

 March 2018 Discharge Monitoring Rep ort for South Cape Village N=4.50 

 April 2018 Discharge Monitoring Rep ort for South Cape Village N=8.90 
 

Waterways 

 Helen & Antonio Donato, 18 Cricket Way, Mashpee. Wanting to construct and maintain a fixed tee off the end of 
the existing pier at 18 Cricket Way, in and over flowed tidelands of Little River. The proposed project has been 
determined to be water-dependent. 

 

Additional Topics (not reasonably anticipated by Chair) 
 
Adjournment  

Planning Board 



 

APPLICATION FOR MODIFICATION TO A SPECIAL PERMIT 
NOTICE TO ABUTTERS: 

May 15, 2018 
Applicant:    
Mr. William Lovely (property owner). 
45 Frog Pond Close, Mashpee, MA 02649 
 
Subject Property Address:   
2 Center St.,  
Mashpee, MA 02649 
Map 36, Lot 47 
 
 

Dear Mashpee Property Owner,  

As the registered owner of a property located within 300’ of the subject property named above, you are 
being notified that the Mashpee Planning Board is holding a public hearing on Wednesday June 6, 2018 
at 7:20 PM in the Waquoit Meeting Room, Mashpee Town Hall, 1st Floor, 16 Great Neck Road North, 
02649 to solicit comments regarding the following case: 
 

Mr. William Lovely, property owner, has filed an application to modify the subject property’s 
Special Permit to identify “Day nursery, nursery school, kindergarten or other agency giving day 
care to children, provided that any outdoor play area is screened by fence, wall or planting line 
from any neighboring residential structure and is not detrimental to the neighborhood by 
reasons of noise,” as a legal use of 2 Center St. (Mashpee Zoning By-Law, §174-25(B10))  

 
If you wish to provide comment but you are unable to appear before the Board you may submit 

comments to me in writing via the contact information provided below. Your comments will be entered 

into the public record for the Board’s consideration. The complete application may be reviewed in the 

Town Clerk’s Office or in the Planning Department. 

 If you require any accommodations please submit requests to me via email prior to the specified date 

and time of the public hearing indicated herein, in legal advertisements to run in the Mashpee 

Enterprise on Friday May 18, 2018 and Friday, May 25, 2018, and posted in Town Hall. 

Please do not hesitate to contact me by phone, email, or in person should you have questions about 

why you are receiving this notification.\ 

Sincerely,  

 

 
 
Evan R. Lehrer, Town Planner 
elehrer@mashpeema.gov  
(508) 539-1400 x. 8521 
 

mailto:elehrer@mashpeema.gov


 

 

  









                  MASHPEE     PLANNING    DEPARTMENT    

 

ADMINISTRATIVE RECOMMENDATION TO THE PLANNING BOARD 

Evan  Lehrer | TOWN PLANNER         MARCH 30, 2018 

 
Prepared for the meeting of June 6, 2018 

 

Seeking Special Permit Modification to include the use listed in §174-25(B10) of the Mashpee Zoning By-Law, “Day nursery, nursery 
school, kindergarten or other agency giving day care to children, provided that any outdoor play area is screened by fence, wall or 

planting line from any neighboring residential structure and is not detrimental to the neighborhood by reasons of noise,’ 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Applicant:   William Lovely., 45 Frog Pond Close., Suite 201 Mashpee, MA 02649 
Subject Property:  2 Center St, Unit C, Mashpee, MA 02649 
Zoning:   C-1 
Frontage Minimum: 600 ft.  
      
Context 

2C Center St. is a 3-unit commercial building situated in the Mashpee Historic District developed as part of Main St. 

Village and is subject to a Special Permit established at the time of its creation in 2005. There was a modification made 

in 2007 that enabled the addition of A. Lovely Dance Studio’s operation in that building. Any use not indicated in 

condition 13 of the the original Special Permit must come before the Planning Board for approval per condition 14. 

 



                  MASHPEE     PLANNING    DEPARTMENT    

 

ADMINISTRATIVE RECOMMENDATION TO THE PLANNING BOARD 

Evan  Lehrer | TOWN PLANNER         MARCH 30, 2018 

 

The building has had a few occupants over the years, most recently a nail salon. The buildings lack of visibility may 

contribute to this. Also, Main Street has little commercial traffic to drive business however the last unit was just recently 

occupied by The Tone Club, a fitness studio. These are complementary uses as the schools parents’ that could help drive 

traffic for each other. 

The initial proposal indicated a play area adjacent to the unit where there is a catch basin. They has met with Charlie 

Rowley who indicated what the Planning Board would need to approve the modification and unfortunately that did not 

happen before deadlines became imminent. I proposed Bill utilize another lot he controls to erect a temporary fence 

that will enable them to open doors in September. This is a temporary solution and they will require approval of a 

modification to the catch basin in a years’ time. 

Analysis and Recommendation 

This commercial building, given the façade faces away from the street really is ideal for service uses for the 

neighborhood. I firmly support the addition of a school at this location as it will act an anchor for a building that has 

been experiencing turnover. Meeting with the applicants, they would be a fine addition to the Mashpee Community.  

I believe they have satisfied the conditions of Mashpee Special Permit regulations. A school of 20 students should have 

little or no impact on traffic at peak hours. There are no other impacts with regard to the Special Permit They will need 

to come back before the Board should they be approved when engineering design is finished to move the temporary 

playground alongside the building  where a catch basin currently sits. 

The school owners, Maureen Starr and Jane Haley have been working with the State of Massachusetts to satisfy  their 

requirements to be open for the next school year.  

 

I RECOMMEND APPROVAL OF THIS MODIFICATION TO THE 2 CENTER STREET SPECIAL PERMIT 

 

  

 

 

 























































































































































































FORM-BASED CODE

rui goulart de almeida
FORM-BASED CODE



IS
FORM-BASED CODE FOR YOU?



Do you want your Mashpee to 

be

BEAUTIFUL, 

MEANINGFUL, 

MEMORABLE, 

FUNCTIONAL,

SAFE?



Do you want 

PREDICTABILITY 

AROUND THE QUALITY 

OF LIFE IN MASHPEE?



Do you think 

MASHPEE’S CHARACTER 

(IDENTITY) IS WORTH 

PRESERVING?



Do you want 

MASHPEE’S DESTINY TO 

BE DECIDED BY 

MASHPEE?



AND 

Do you want 

MORE EFFICIENT AND 

COMPATIBLE ECONOMIC 

DEVELOPMENT?



Do you want 

LESS CONFLICT, MORE 

CLARITY AND

GREATER DEFINITION 

OF THE LAND 

DEVELOPMENT 

PROCESS?



Traditional Zoning, “EUCLIDIAN ZONING”

Product of the Industrial era.

Separate uses.

Separate densities.

Separate incompatibilities of all kinds

The evolution of town/city conditions, made 

conventional zoning an agent of disorderly 

town/city growth



What does it look like?



What does it look like?



Definition 

A method of regulating development to achieve a specific form. Create a 

predictable public realm primarily by controlling physical form. With lesser 

focus on land use, through town regulations. A method of regulating & 

coding that promotes place-based planning and development in order for 

communities to become once again livable, prosperous, socially enabling, 

and beautiful. 

Using traditional town/village forms as the visioning element. Sustainable 

town/village design (disciplined, varied and permanent town/village growth: 

forming walkable, type-diverse, and use-flexible buildings and town places. 

Town design that creates immersive environments in which buildings, open 

spaces, landscape, and infrastructure are combined to produce memorable, 

permanent places. Disciplines and validates existing settings, promotes the 

design of new ones as integrated and connected physical places. 



What does it look like?



What does it look like?



Understanding PLACE – traditional town design

“American Vitruvius (1922)

“New Civic Art (1998)

Congress for New Urbanism/New England

SamrtGrowth America (GrowSmartRI)

Form-Based Code Institute (2004)

Main Street Now

Reurbanize (demolition as a last resort)



Building/rebuilding COMMUNITY

Definition of community as place: 

The combination of the public and private realm creates 

the true town – a reflection of that variable balance of 

private rights and public responsibility that defines 

community. 



PUBLIC realm

Consists of thoroughfares, open spaces, and civic buildings, that 

may be expressive, idiosyncratic and unique.

Categories

Public Spaces: Those that invite the ad-hoc public activity of 

mobility & informal gathering – usually publicly owned – squares, parks, 

plazas, green systems, closes, inner gardens, playgrounds.

Civic Spaces: Spaces & buildings related to intentional & formal 

gathering of government, religion and other institutions that may be 

publicly or privately owned.

Commercial Spaces: Centers that host the public activities of 

commerce in a place organized by public or private initiative. Main 

Street America.



PRIVATE realm

Consists primarily of buildings that define the edges of public 

space – should be essentially normative and recessive.

Civic art – affected by the:

Disposition of the private building on its site

The configuration of the building

The function of the building 

Disposition and configuration determines TYPE

Building TYPOLOGY is an essential element of town/village design 

(civic art)

Civic art = combination of building type & town space type & their 

respective detailing



Configuration of BUILDINGS

Single and mixed-use buildings

Typology: the general function, disposition and 

configuration of a building

Syntax: the detailing of the architecture

Coding for visual harmony instead of coding for uses 

and the separation of uses.



Coding the Form-Based Code WAY
Key Principles for guiding code-writing toward sustainable urban development:

VISION-CENTERED - FBC are always written as part of a master plan - the outcome of 

a planning process binding private and public interest onto a common vision for a 

desirable future.

PURPOSEFUL: FBC's are priority-driven, concentrating on regulating with emphasis on 

those places that are prone to change.

PLACE-BASED: Code prescriptions are carefully calibrated to be specific to the 

setting to which they apply. Analysis of existing natural, physical, and social 

conditions within a project. Physical diversity is favored and guaranteed by providing 

for a wide variety of potential development and conservation intensities.

CONSEQUENTIAL: Urbanism is not an exercise in beautification, it is an economic-

development engine. FBC delivers a strategy for improvement calibrated to the local 

economic opportunities that the market can deliver. Operates in the interest of 

bolstering the physical health of the community. 



Coding the Form-Based Code WAY

PRECISE: Typological in nature. Concrete, experience-derived metrics replace 

abstract gauges of future development (such as floor-area ratios).

INTEGRATED: Current planning and development practice result in a process in which 

individuals end up working at odds with community interests. Building projects 

dominate, and often are as big as possible and deny the public realm.

BINDING: FBC's are cast in terms of standards that are obligatory, not guidelines that 

are optional. Standards provide development direction proactively and reward 

adherence to the community vision that they represent. Following the standards 

appropriate to a project speeds up the process of getting it entitled. Uncertainty 

about neighbor's intentions is minimized. A community can come to control its 

destiny with confidence.



Suggested READINGS



Rui Goulart de Almeida

ruigalmeida3@gmail.com

THANK YOU













































Charles L. Rowley, PE, PLS 
  Consulting Engineer and Land Surveyor 

       5 Carver Road                        Tel: 508-295-1881 
       PO Box 9                      Cell: 508-295-0545                              
       West Wareham, MA 02576                      E-mail:  crsr63@verizon.net 

   
 
  
 
 
        June 6, 2018 
 
Town of Mashpee Planning Board 
Town Hall 
16 Great Neck Road North 
Mashpee, MA 02649 
 
 
Re: Services for month of May, 2018 
 
 
Attendance at two regular meetings    $ 390.00 
 
Inspections: 
 
May 3 Home Goods, inspection of base course of pavement in preparation of 
 placement of wearing surface.  Castings required cement collars.  Done in 
 afternoon. 
      1.0 hr.     100.00 
May 11 Naukabout Beer Co.  Site inspection with owner and with Planning Board 
 member, David Weeden.  Checked grading of outside seating areas and 
 recommended plan to show final grading.  David Weeden and/or Tribal rep. to 
 inspect stump removal.  Trees to be taken out were flagged. 
      1.5 hrs.    150.00 
Total amount Due      $ 640.00 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Charles L. Rowley, PE, PLS 
  Consulting Engineer and Land Surveyor 

       5 Carver Road                        Tel: 508-295-1881 
       PO Box 9                      Cell: 508-295-0545                              
       West Wareham, MA 02576                      E-mail:  crsr63@verizon.net 

   
 
  
 
 
        June 6, 2018 
 
Town of Mashpee Planning Board 
Town Hall 
16 Great Neck Road North 
Mashpee, MA 02649 
 
 
Re: Southport Services for month of May, 2018 
 
 
May 31: Inspection of driveway subgrade and base material for units 12-14, Grey 
 Hawk Drive.  Discussed turn around area for Unit 12 with contractor and with 
Ron Bonvie.  Material satisfactory.  Turn around area to be inspected next day. 
  
      1.0 hr.   $ 100.00 
 
 
 
 
 
 
 
 
 
 
 
 
 






































	6-6-18 Planning Board Agenda_Final
	PB Minutes 5-16-18 Approved
	Full Packet w-oTower Permit
	6-6-18 Planning Board Agenda
	Abutters Notice_Montessori
	Abutters Notice_wireless facility
	Montessori!
	Montessori
	Montessori_Admin Rec
	Montessori_Packet
	Naukabout 6-6-18 Check In
	PHN in paper - Cell Tower and Bill Lovely
	Windchime Water Quality Report

	Cell Tower Objection Ltr
	Lovely PHN
	Lovely
	R Form-Based Code Presentation (Rui G. Almeida)
	Registry of Deeds Signatures 2018
	CC Comm & Naukabout
	Windchime water quality report
	CLR Letterhead Bills
	Correspondence
	South Cape Village May Report
	Waterways License 1 of 2
	Waterways License 2 of 2

