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Mashpee Planning Board 

  Minutes of Meeting 

Wednesday, January 19, 2022 at 7:00PM 

Mashpee Town Hall - Waquoit Meeting Room 

16 Great Neck Road North 

Mashpee, Ma 02649 

 

Hybrid Virtual Zoom / In-Person Meeting 

Broadcast Live on Local Channel 18  

Call-in Conference Number: (508)-539-1400 x 8585 

Streamed Live on the Town of Mashpee website https://www.mashpeema.gov/channel -18 

 

Present: Chairman John Fulone, Jack Phelan, Mary Waygan, Joseph Callahan, Dennis Balzarini, 

Robert (Rob) Hansen 

Also Present: Evan Lehrer – Town Planner, Ed Pesce – Consulting Engineer, Robert Mills – Princi 

Mills Law PC,  Christopher Kirrane – Dunning, Kirrane, McNichols & Garner LLP, Chad Brubaker– 

Lisciotti Development, Sam Malafronte – Solli Engineering, Caroline Wells – Weston & Sampson, 

Ashley Sweet – Weston & Sampson  

Virtual Participation: Jeffrey Maxtutis – BETA Group  

CALL TO ORDER 

Chairman Fulone called the meeting of the Planning Board to order at 7:00P.M. The Pledge of 

Allegiance was recited.  

 

APPROVAL OF MINUTES – January 05, 2022 

There were no comments regarding the meeting minutes.  

 

MOTION:  

Mr. Balzarini moves to accept the meeting minutes for January 05, 2022. Seconded by Ms. 

Waygan. All in favor.  

 

PUBLIC DISCUSSION 

None at this time.   

 

APPROVAL NOT REQUIRED  

  Applicant:  Garren C. Gould  

  Location:  36 Sunset Strip, Mashpee, MA 02649 (Map 37 Block 72A)  

                    21 Emma Oakley Mills Way, Mashpee, MA 02649 (Map 37 Block 211)  

Request:   To divide a 28,400 s.f. parcel from 36 Sunset Strip (Map 37 Block 72A)  

to be conveyed to Robert and Rachel Mills and merged with 21 Emma 

Oakley Mills Way (Map 37 Block 211).  

https://www.mashpeema.gov/channel%20-18
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Robert Mills is present on behalf of the applicant. His neighbor owning a 2.5 acre parcel is seeking to 

sell Mr. Mills a 28,400 s.f. parcel to adjoin to his property for privacy purposes. As shown in the plan it 

does not leave his lot non-conforming, he is left with 82,000 s.f.  

 

Ms. Waygan commented it looks as though he will be getting access to Sunset Strip. She asked why he 

would want that.  

 

Mr. Mills expressed as another form of egress.  

 

Mr. Phelan asked if there was going to be a driveway.  

 

Mr. Mills is undecided on whether he will get that curb cut permit.  

 

Mr. Lehrer wanted to note one thing, which he expressed to Mr. Mills prior, the plan is not clear on the 

intention to convey the 28,000 s.f. parcel to the Mills property. Complete technical compliance asks that 

any new lot lines or proposed lot lines be indicated on the plan. The Mills property Map 37 Parcel 211 

lot lines would be changing and new lot lines inserted. He is suggesting the Board have that clearly 

noted on the plan, there are 21 days to endorse. He sees no other issues with the plan as submitted 

and thought that would be a prudent amendment to make prior to execution.  

 

Mr. Balzarini asked why the Board was looking at this as an Approval Not Required, it’s not giving a 

buildable lot.  

 

Mr. Lehrer thinks that’s why it’s important to show that the parcel we are dividing from Map 37 Block 

72A needs to be made clear of where it’s going to be conveyed, because you need adequate frontage 

to the street. The parcel you are creating by way of the ANR only has 25 ft. access to Sunset Strip. The 

intention is to convey it to the Emma Oakley Mills Way property that has adequate frontage on the 

street. He suggests the plan be amended to make clear the intention to convey to the Mills property 

however the surveyor deems appropriate. A simple notation added to plan in the notes is fine. Just to 

be clear this new parcel to be divided isn’t creating anything non-conforming, but conveyed to a lot with 

adequate frontage to the street. As previously stated there are 21 days to endorse. He suggests the 

Board keep this as an agenda item for next meeting and request an amendment be made prior to Mylar 

endorsement. 

 

Ms. Waygan would like to ask the applicant if they are willing to make those changes.  

 

Mr. Mills will have the engineer make a notation on the plan to be combined with adjacent lot not a 

separate buildable lot.  

 

Mr. Lehrer stated this will appear again before the Board with opportunity to endorse. He gave Mr. Mills 

the Mylar to take.  
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PUBLIC HEARING – 7:10P.M. Continued from January 05, 2022  

  Applicant:  Lisciotti Development Corporation  

  Location:  413 Nathan Ellis Highway (Map 72, Parcel 56A)  

  Request:   The applicant requests a special permit to construct a 4,000 s.f.  

     Commercial building for retail paint sales. This application is made 

    pursuant to Sections 174-31 (N)(8), 174-25(E)(1), 174-24(C), 174-37,  

    174-82(1), 174-82(4), 174-41(M), 174-31(N)(14) of the Mashpee Zoning 

Bylaw. The property is located in the C-2 Zoning District and partially within 

Ground Water Protection Overlay District. 

 

Christopher Kirrane is present tonight representing the applicant, Lisciotti Development. Also present 

with him are Chad Brubaker with Lisciotti as well as Sam Malafronte with Solli Engineering. The Board 

went through this project in detail and a couple minor modifications were made. These were submitted 

to both Mr. Lehrer and Mr. Pesce. Mr. Lehrer made a draft decision with minor modifications. No new 

information at this time.  

 

Ms. Waygan wants to check with Mr. Pesce to make sure all modifications listed were fixed on the plan.  

Mr. Pesce stated yes, he recommends endorsing the plan. The current plan is before the Board and all 

changes were remedied.  

Mr. Lehrer is in agreement and his Department is satisfied and thanked everyone for being super 

responsive. He apologized for the numerous typos included in the first draft decision. All is rectified for 

signatures and filing.  

No comments from the public.  

 

MOTION:  

Mr. Balzarini makes a motion to close the public hearing. Seconded by Ms. Waygan. All in favor.  

 

Mr. Lehrer wanted to remind the Chair that the alternate Mr. Hansen was seated on this matter, so he 

will need to be seated again.  

 

MOTION: 

Mr. Balzarini makes a motion to approve the Special Permit decision for Lisciotti Development 

for a retail paint shop at 413 Nathan Ellis Highway, Mashpee. Seconded by Ms. Waygan. All in 

favor.  

 

Mr. Lehrer shared with Mr. Kirrane it will be filed with the Clerk in the morning and he will be notified.  

 

NEW BUSINESS  

Presentation regarding status of the Local Comprehensive Plan Update from Consultant’s 

Weston & Sampson – Caroline Wells, AICP and Ashley Sweet  
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Present this evening are Caroline Wells, Senior Project Manager and Ashley Sweet, Assistant Project 

Manager on this project for Weston & Sampson. They are happy to finally meet everyone. There has 

been a lot of behind the scenes planning and she is excited to keep everyone abreast. Ms. Wells will go 

through what a Comprehensive Plan looks like through a slide presentation.   

 

Meet the Team  
- Weston & Sampson: Susan Mara, Project Planner and Aqsa Butt, Planner. This is the core team of 
who will be writing the plan. There is a large staff and design group that will be filling in technical 
expertise, design aspects, and community engagement during the process.  
- BETA Group Inc.: Jeffrey Maxtutis, Transportation Planning Director (on the call) and Emily Slotnick,  
Community Engagement & Climate Resilience. They will be focusing on the transportation section also 
with resiliency and community engagement assistance.  
 
Comprehensive Plan Overview  
By law, every 10 years communities should be coming up with a Comprehensive/Master Plan. This is a 
policy document, a directive of rationale, for how municipalities should be working. It is supposed to 
unify all plans within that municipality and they should all conform to the Comprehensive Plan.  
 
What is a Comprehensive Plan?  
A statement through text, maps, illustrations, or other forms of communication, that is designed to 
provide a basis for decision making regarding the long term physical development of the municipality.  
- Framework for future development  
- Clear actions/steps for decision making.  
- Protect and manage natural resources.  
- Living document, reflecting current needs. 
 
What does it do?  
- Coordinates updated data on the town.   
- Creates a forum to think about the future, to avoid reactive decision making, clarifies priorities for     
financial decisions, and promotes appropriate use of land.  
- Identifies ways to improve coordination  
- Serves as a resource for residents to understand government.  
- Communicates town priorities to federal and state agencies, funders, private investors, etc.   
 
Cape Cod Commission   
They held a meeting with the Commission to go over their general approach, but also to conform to the 
Commission’s slate for what they see as regional policy. They will allow a wide range of creativity with 
some elements that are necessary and consistent with their vision. They will be a great asset to this 
planning process.  
 
Comprehensive Plan Process  
- Refine public engagement plan  
- Public kickoff with staff/team  
- Gather and analyze data  
- Launch public engagement activities: Looking into creating a standalone page with commenting 
capabilities and targeted feedback.   
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- Prepare plan: Summer time  
- Implement plan  
- Finalize plan  
 
Chairman Fulone inquired about the online surveys and asked if there will be in person listening 
sessions available as well.  
 
Ms. Wells took the Community Engagement Plan as part of the RFP, it’s less of a narrative, more of a 
checklist. They are aware not everyone will be reached via internet and there are a number of 
constituencies that need to be reached. Every opportunity will be given to people virtually or in person. 
If there is an online survey there will be a paper survey located in key areas around town, places 
frequented, such as the library. They are also relying on Planning Board members to champion the 
project and using personal connections to drive people to the process.  
 
Mr. Balzarini noticed the timeline deadline of summer, when there are 15,000 more people just getting 
here. Should we wait and have them be a part of this? They pay taxes, they should have input as a lot 
of them probably have opinions.   
 
Ms. Wells is relying on the Planning Board to guide the process.  
 
Mr. Balzarini commented the first plan sat on a shelf and gathered dust when they spent months 
working on it. They also set goals for 5 and 10 years.  
 
Ms. Wells reiterated this will have their visions, goals, and actions. She is relying on the Board for the 
implementation plan. Actions should have time frames with short, medium, and long term benchmarks. 
It wouldn’t be five years, short term is 1-2 years so we know what can be checked off quickly. That 
helps build public trust too, they know it’s a plan you are acting on within the next year.  
 
Mr. Fulone asked if they really have to wait for summer residents. If there is going to be online 
participation they can survey wherever they are.  
 
Ms. Waygan thinks the Board will regret missing those peak summer events. There are some second 
homeowners that have influence here and vote here. She hears of one person being registered in their 
hometown and their spouse is registered here, so they can come to Town Meeting and vote. We should 
target some input time for the end of July.    
 
Ms. Sweet acknowledged that Covid has changed the landscape in how things are operating, but if 
there is a longstanding event they could attend that event. She wants to go to places where people will 
be and they’ll get the most bang for buck, bringing the project to them.  
 
Mr. Fulone’s reaction was towards waiting for the summer population to show up, he’s unsure they 
need to wait that long.  
 
Mr. Phelan agrees there definitely needs to be some community engagement events in the summer 
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Chairman Fulone is curious how the surveys only allow one resident per survey and prevent someone 
from filling out one hundred surveys.  
  
Ms. Wells stated it depends on how the survey runs. There are options where people register but that 
acts as a deterrent, if people have to sign up they may refrain from the process. Some surveys online 
have a key in the back end per IP or computer so you can see if there are multiple entries. She is 
unsure why anyone would do this, but somebody could also go on and say they are residents when 
they aren’t, and they would have no way of knowing. It’s not scientifically accurate.   
 
Ms. Sweet makes sure to compare survey results if there are visible connections or differences from in 
person, she then would know not to put so much weight on certain survey results.  
 
Mr. Callahan asked if it can be cross referenced though name and address.   
 
Ms. Wells commented sometimes people want to write in anonymously and they should be allowed to 
do that. We are never going to say 60% of all our survey responders said “this”. What we get is 
people’s testimonials, what people are writing can be helpful, people observe a million different things 
in their everyday life. It helps build awareness and she tries to include fun. This is a basic civic 
engagement on how government works and what decisions Boards make.  
 
Mr. Callahan inquired what the percentage of community engagement is typically.  
 
Ms. Wells stated if you received 10% of participation, that’s considered well, but that’s the number.  
 
Mr. Balzarini suggested putting an ad in The Enterprise telling people.  
 
Ms. Waygan also noted Town Meeting coming up.  

 
Ms. Wells would like to get the website done so there can be a place for people to learn more. A way to 
drive people to the site and build awareness through posters in stores, mailers, yard signs, or QR 
codes. Go to local networks, senior organizations, non-profits, etc. Get things on the calendar to 
prepare.  
 
Mr. Fulone believes engaging the younger population will be a challenge.  
 
Mr. Phelan asked if the website is third party provided.   
 
Ms. Wells elaborated it is outside of their contract with the Town. Social Pinpoint and coUrbanize are a 
couple. There are a few out there that coordinate all community engagement activities in one platform. 
Not as snazzy as you may want, you are limited in graphics and templates.    
 
Mr. Callahan asked if there was one she recommended more than another.  
 
Ms. Wells explained they are currently developing their own site. They have a demo with coUrbanize, to 
show the latest of what their app can do. They do tend to be expensive and only in six month 
increments. The Board wants to make sure the project is captured and scoped out correctly. 
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Mr. Phelan inquired about the budget for the site, to which Mr. Lehrer replied there was enough money 
in the budget specifically for this.  
 
Community Engagement Work Plan  
- Build awareness and participation (website, flyers, mailers, events, etc.)  
- Public workshops: 

1. Kick off project where people are split into groups and discuss strengths, challenges, 
opportunities, and threats to the town.  
2. Second public meeting happens near completion where a drafted plan is brought to the public, 
and see if everything was captured correctly, and revisions come from that.  

- Targeted public input (specific people of importance, housing advocates, department heads, etc.) 
 
Mr. Callahan inquired about the robo-call program for storms or elections. He was curious if that had 
been used in this situation. 
 
Ms. Wells noted there may be parameters in which those can be utilized.  
 
Ms. Waygan stated as long as there is a budget for it, then it’s possible. That would reach a large group 
of people.  
 
Data and Analysis  
- Begin outline of existing conditions, which becomes the foundation for the plan. You need to know 
what you have and where it is, so it can be built on, protected, or changed.  
- Pulling of existing documents  
- Mapping conditions.  Example: land use data from MassGIS for historical, cultural resources, and 
transportation resources. This is a great foundation to build on and help inform future goals and actions.  
 
Planning Systems  
The Commission’s Regional Policy Plan outlines a two tiered system. They would like to use that 
system as a foundation.  
 
- Natural Systems (wetlands, habitat, open space)   
- Community Systems (culture, people, economic activity)   
- Built systems (infrastructure that supports the town like roadways, wastewater, drinking water)  
 
Community Placetypes  
Natural Areas, Rural Development Areas, Suburban Development Areas, Historic Areas, Maritime 
Areas, Community Activity Centers, Industrial Activity Centers, Military Transportation Areas.  
 
Mr. Balzarini wanted to add the involvement of Tribal members, especially for historic areas, they would 
be a great resource. 

 
Mr. Lehrer has a meeting with the Tribe in the next couple weeks to be entirely inclusive in this process. 
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Ms. Waygan read the RPP and asked if this has ever been used in a community before? Sometimes 
it’s presented as one area flowing into another. She finds that doesn’t always happen on Cape Cod. 
She is fine with using this, as long as there is flexibility, and it doesn’t have to flow from one to another 
but how things happen here on the Cape. You might have these intense natural areas in a place zoned 
commercial. It’s important that even though it is zoned commercial, people think it will be an activity 
center, when there’s actually a beautiful and natural site. This all comes about from the Green Way 
idea many years ago. When you look at the open space in the town and zoom out, you can see a lot of 
green open space that is disconnected. She is willing to give it a try and remain flexible.  
 
Ms. Sweet noted they have not used the Regional Policy Plan from the Cape Cod Commission as a 
guide. There is no requirement to follow in any particular way and there is a lot of flexibility that we will 
adapt as we move forward. Certain pieces will not work, certain pieces will. This is why they look to the 
Planning Board for feedback.  
 
Mr. Fulone stated that outreach is valuable and it will inform the entire process.  
 
Mr. Balzarini commented the most important thing he heard was the Cape Cod Commission. In the first 
plan, he did not like some ideas. It was utilized a bit in the master plan but, this town does not belong to 
the Cape Cod Commission. We cannot get what we want if we have to follow their examples, this is the 
people’s town.  
 
Ms. Waygan stated the RPP is not statute. There’s guidance, regulations, and statute. She would like 
Ms. Sweet and Ms. Wells to inform them if they see something is not working. She doesn’t want to get 
stuck with a piece of an LCP that doesn’t function.  
 
Mr. Fulone commented that the current plan is 22 years old and a lot has changed since then.  
 
Ms. Waygan noted the open space plan devised in 1998 is still partly used. There are sections of the 
plan that are valuable. The Historic Resource chapter has a lot of first person testimony that was 
codified. Historic should have an appendix, as it required a great deal of work.  She would not like to 
throw it all out. Also, transportation is completely outdated.  
 
Ms. Sweet elaborated that part of their job is understanding that sentiment and filling that gap. That is 
one chapter that often doesn’t change, historic and cultural resources, even 22 years later. They want 
to identify things that do change, like the Economic Development Outlook probably significantly 
changed. It is important to know where we are starting from and adapt a new plan from where you 
started.  
 
Mr. Fulone remarked that history cannot be changed, but it will be added to.   
 
Mr. Lehrer wants to elaborate on why this approach with place types makes sense. We aren’t talking 
about transect development. The RPP does recognize different types of places with variant 
characteristics. Mapping these placetypes while keeping community engagement and vision work 
specific, will better engage targeted conversations and questions. What does the town want to see in a 
CAC?  This is a way to funnel and frame the conversation productively to keep the community 
engaged. We can see what placetypes people are happy with. How do we want to change the future, to 
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set policies, or deviate from that development pattern? There has only been one LCP on Cape Cod that 
is subject to regulations. The Cape Cod Commission is confident in our approach, but this is local 
decision making. This authority is delegated to the Town. While they made that statement about 
flexibility, and our goal is to adopt this, the Cape Cod Commission will certify with compliance with the 
RPP. There is a certain framework we do need to operate under. This is an engagement structure as a 
means to facilitate productive conversation.  

 
Ms. Sweet stated they are doing this approach in a couple locations in RI and MA. There is a shift from 
voluminous documents that nobody wants to read towards that information being user friendly and 
graphically rich. The information is needed, but there is no reason why the average user has to go 
through all existing conditions to get to goals, policies, and actions embedded in the document. This 
way, information is easy to locate while taking existing conditions and analysis and sticking in the 
appendix. Someone who does need it can find it, but it’s not the first thing you see. Average citizen 
oriented documents.  
 
Mr. Lehrer also spoke to the Cape Cod Commission while working through the RFP process. One of 
the goals he suggested was the consolidation of chapters and removal of redundancies. There is a 
requirement for certain elements and elements for discretion that the Board should explore. He wanted 
to make sure consolidation was consistent with regulations. He would like to see redundancies 
removed and consolidated where possible. This will be an inclusive and accessible process resulting in 
a document that can be productively utilized until the next update.  
 
Mr. Hansen echoes what has been said, especially regarding the Cape Cod Commissions long term 
development plans. They did a fantastic job of presenting their plan when they designated 12 areas on 
Cape Cod for future development that prescribes to their plan. One of the significant elements was 
stakeholders and private investors. One private investor, the elephant in the room. His greatest fear is 
when this “elephant” steps on the people. He would like to ensure this won’t happen. People’s inputs, 
involvements, and engagements have to be top shelf, and private investors, as large as they are, 
somewhere below.  
 
Chairman Fulone does not think this is a unique scenario to Mashpee.  
 
Ms. Waygan thanked Mr. Hansen for speaking up about that and being transparent. She refers to the 
comments that influenced the RPP, and the vast majority of Public Comment that was thrown out. 
There is a Citizens Petition to change the RPP, the first time ever since the adoption of the 
Commission. Investor’s comments were more readily accepted. This is our plan, our Town. If someone 
is saying we can’t do something, we need to hear that. We have political power.  
 
Ms. Sweet noted every community has a lightning rod.  

 
Mr. Fulone stated this is why we hired this team, they work with communities that have similar issues.  
 
Mr. Lehrer reiterated that the Commission said there’s nothing that can and cannot be done. They have 
made that clear, the Board has sovereignty to drive this process.  
 
Ms. Waygan is glad to hear that. Hopefully they are taking Mashpee more seriously.  
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Mr. Fulone restated that the community will drive the process.  
 
Planning Board Roles  
- Advise on what they need  
- Review what’s put out, unblemished opinions  
- Recommendations, help with wording and omissions.  
 
Mr. Fulone would like to know what the next steps are, 30/60 days out.  
 
Ms. Wells said within the next 30 days all existing conditions and mapping will be complete. She will 
make sure to have an accepted engagement plan that was reviewed and good. It would be great to get 
dates on the calendar within a couple weeks to know what the next month’s ahead look like in 
preparation. Then the process chugs along and does its own thing, as long as a calendar is set up it 
just keeps going until done.  
 
Chairman Fulone inquired about data collection and if they are finding everything they need, or if there 
are any significant gaps.   
 
Ms. Wells hasn’t dug deep. Usually when collaborating with towns and sub consultants there is a 
communal web space to dump documents. There was an IT issue that was the only hang up.  
 
Mr. Lehrer said it has since been resolved.   
 
Mr. Callahan asked about MassGIS issues.  

 
Ms. Wells sadly reports that MassGIS changed how it codifies land uses. While they would love to map 
Mashpee over time, they cannot because the codes were changed. When trying to make a 1:1 
comparison you get numbers that don’t make sense. What was contained in that first classification in 
2005, is not being contained in 2016. Things shifted and numbers are not comparable. They are 
coming up with ways to address this but we can’t say over time this is where things have happened.  
 
Mr. Fulone asked if 2016 was the most recent data.  
 
Ms. Wells acknowledged for MassGIS, unfortunately, it is the most recent.  
 
Ms. Waygan spoke about helping during outreach. With the youth sports network they could go to local 
fields during games. She is volunteering herself so let her know what is needed. They are out and 
about in the community so if boots on the ground are needed, she can find people. They can carry 
business cards with information about the LCP.  
 
Ms. Wells mentioned QR codes for younger folks. If there is an opportunity or fair where flyers could be 
handed out, they would like to know.  
 
Ms. Sweet stated they will supply whatever resources are needed, but the Board will know the best 
ways to reach Mashpee residents.   
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Mr. Lehrer would like to discuss engaging the younger population. He had two productive meetings with 
school officials and Superintendent on how to engage the student age population, specifically visioning 
work from kindergarten through graduating seniors. He figured it would be beneficial to communicate to 
parents at home but also to collect data, because kids aren’t captured in data collection and they 
experience physical challenges differently. The senior architectural class can develop logos, a senior 
project can be those boots on the ground. Little kids drawing a headline of Mashpee with pictures of 
where they see Mashpee. Its data to help round out a comprehensive vision. The schools are excited, 
we are excited. Tapping this resource to remain inclusive and accessible in a way that is productive and 
beneficial for the Town moving forward.  
 
The Board thanked Ms. Wells and Ms. Sweet for the introduction to the process and for coming this 
evening. Everyone is eager to get started.  
 
TOWN PLANNER REPORT  
108 Commercial Street Workforce Housing  
The Town issued RFQ for site feasibility analysis at 108 Commercial St. The bids came in, it was sent 
to six firms, and five responses were recieved. The Town Manager has not extended an award as of 
yet but it will be awarded soon. Horsley Witten Group had the lowest bid. They worked on Falmouth Rd. 
and Redbrook Village. After about four months the Affordable Housing Trust will submit an RFP to 
select a developer. It is his hope to have a developer secured before October Town Meeting, hopefully 
September.  
 
COMMITTEE REPORTS  

Cape Cod Commission –   No Report   

Community Preservation Committee-  Voted to recommend all 8 applications for funding. Those 

will go before the Select Board to be placed on the 

Warrant in May. They will meet on a more regular basis, 

hopefully every two months, currently they only meet for 

applications.  

Design Review-     No Meeting  

Plan Review-      No meeting  

Environmental Oversight Committee–  No Meeting  

Historic District Commission-    No Meeting   

Military Civilian Advisory Council-   No Meeting  

 

ADJOURNMENT  

MOTION: 

Mr. Balzarini makes a motion to adjourn the meeting at 8:13p.m. Seconded by Mr. Callahan. All 

in favor.  

 

The meeting ended at 8:13p.m.  

 

Next Meeting: Wednesday, February 02, 2022 at 7:00P.M. To be held remotely via Zoom  
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Respectfully Submitted,  

 

 

 

 

Christine M. MacDonald  

Board Secretary  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

List of Documents  

Additional documents may be available in the Planning Department.  

- Town of Falmouth Notices  

- Town of Sandwich Notices  

- Town of Barnstable Notices  

- Waterways Application – 11 Traffrail Way  

- Waterways Application – 33 Monomoscoy Road  

- Waterways Application – 27 Sand Dollar Lane  

- November 2021 Discharge Monitoring Report for South Cape Village – N=.71  

- October 2021 Discharge Monitoring Report for South Cape Village – N= 2.7 

- September 2021 Discharge Monitoring Report for South Cape Village – N= 3.3  

































































WILL THE NEW LOCAL COMPREHENSIVE PLAN TURN MASHPEE INTO A 

SMALL CITY?  

When you cross the Bourne bridge on your way home to Mashpee and 

you see the big letters spelling out “CAPE COD” on the berm, do you 

feel a rush of happiness? Do you take a deep breath and say “I’m 

almost home”? This peaceful paradise has been home to our 

Wampanoag tribe for thousands of years.  The rest of us came here, in 

large measure, for the abundance of open space, the ocean, the natural 

beauty. Bostonians come here to get away from the everyday hustle 

and bustle of the city and to commune with nature. Saying the words, 

“I’m going to Cape Cod” has a magical quality, a mystique that touches 

people throughout the United States and abroad. 

Now, an engineering consulting firm named Weston and Sampson has 

been hired by the Town of Mashpee to redraft/update the current 

Mashpee Local Comprehensive Plan (LCP). The LCP is a policy document 

that serves as a guide to a town’s growth and future direction. Our 

current LCP contains fourteen chapters, dealing with specific planning 

issues the town faces, to include but not limited to: affordable housing, 

land use and growth management, water and wastewater facilities, 

economic development, heritage preservation and community 

character.  Each chapter lists goals and objectives. Under the Land Use 

and Growth Management chapter there are four (4) goals, to wit: 

1. TO MAINTAIN MASHPEE’S SMALL TOWN RURAL/RESORT 

CHARACTER. 

2. TO MAINTAIN OR IMPROVE MASHPEE’S AIR AND WATER 

QUALITY. 

3. TO MINIMIZE THE IMPACT OF GROWTH ON PROPERTY TAXES. 



4. TO ENSURE THAT THE AMOUNT OF DEVELOPMENT IN MASHPEE 

IS CONSISTENT WITH THE CARRYING CAPACITY OF ITS NATURAL 

ENVIRONMENT AND THE MAINTENANCE OF ITS QUALITY OF LIFE. 

At a recent Mashpee Planning Board meeting, Caroline Wells, senior 

project manager at Weston & Sampson, indicated that they may use a 

website, www.courbanize.com, to assist them with community 

engagement. 

The website advertises itself as a consultant to the real estate industry‐

in other words, developers who want to build projects.  The developer 

hires Courbanize, (pronounced co‐urbanize), describes the project he 

wants to build, and then Courbanize devises a plan for community 

engagement to assist the developer in getting his project done.  As the 

website states: it works to “help build support for your project and 

gather feedback online via text and voicemail.” The website also can 

provide written information for the developer entitled, “The New 

Community Outreach Playbook”, “a playbook for real estate 

developers‐ how to get development projects approved faster by 

building community trust and support.”  Further, the site adds: “Get the 

people who welcome change in their community to voice support for 

your project.” It appears that the business of the website is to try to 

convince us, the residents of Mashpee, and other stakeholders that 

“urbanization”, or building a small city/COMMERCIAL ACTIVITY CENTER 

in our case, is something positive for Mashpee. It follows then that the  

goal of maintaining Mashpee’s small town rural/resort character is out 

of date.  While we cannot call our town “rural” anymore, we are still a 

small town. 

I believe the majority of our residents do not want Mashpee to turn 

into a small city. Last year, the owner of Mashpee Commons tried to 

convince the residents that urbanization would be good for Mashpee 



by offering to build 1.2 million square feet of commercial space and 

1710 residential units in a COMMERCIAL ACTIVITY CENTER. Their efforts 

failed because the majority of our residents said “NO.” 

At the above‐referenced planning board meeting, Caroline Wells said 

that Weston & Sampson would build awareness by the public (as to the 

new LCP) by having two (2) public workshops, one perhaps in March 

and one after the draft of the LCP is completed.  Two public workshops 

are wholly insufficient. We should have monthly live (if Covid safe) 

workshops called “charrettes” where Mashpee residents and Weston & 

Sampson share their ideas for the vision of the town. (A charrette is an 

intensive planning session where residents and the designer (Weston & 

Sampson) collaborate as to their vision for the town. It provides a 

forum for ideas and offers the advantage of giving immediate feedback 

to the designer.  It allows everyone who participates to be a mutual 

author of the plan.)   

If, as in goal #2 above, we want to improve Mashpee’s water quality we 

should not support urbanization.  Our drinking water quality is good 

now, but will it continue to be good if we build a small city? 

Urbanization will exacerbate our wastewater problem.   

As to improving Mashpee’s air, turning Mashpee into a small city will 

reduce our forest coverage, thus adding more carbon dioxide to our 

atmosphere.  

Goal #3 above should be a goal in the new LCP.  

In Goal #4, if we want to ensure that the amount of development in 

Mashpee is consistent with the carrying capacity of its natural 

environment and the maintenance of its quality of life we do not want a 

new LCP that supports urbanization, i.e. a COMMUNITY ACTIVITY 

CENTER.  Urbanization will mean a much greater population, high levels 



of traffic congestion, more air pollution, an increase in wastewater 

pollution, and many other negative consequences.  One objective of 

our current LCP is the maintenance of a buildout population target of 

approximately 15,000.  We are at buildout now with 15,060 year‐round 

residents. Our carrying capacity of our natural environment has failed 

as evidenced by our polluted ponds and embayments. For all of the 

above reasons, building a small city is wrong for Mashpee. 

In conclusion we should: 

Ask Weston & Sampson not to contract with www.coubanize.com or 

any other similar website that promotes urbanization. 

Tell Weston & Sampson and the Planning Board to host monthly 

charrettes for the benefit of the residents. 

Remind Weston & Sampson that Mashpee is the peoples’ home and 

any reasonable observation from the last six (6) months clearly 

indicates that we do not want an urbanized Mashpee consisting of a 

small city/COMMUNITY ACTIVITY CENTER.  

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 





































































Massachusetts Department of Environmental Protection

eDEP Transaction Copy

Here is the file you requested for your records. 

To retain a copy of this file you must save and/or print.

Username:

Transaction ID:

Document:

Size of File: 

Status of Transaction: 

Date and Time Created:

Note: This file only includes forms that were part of your 

transaction as of the date and time indicated above. If you need 

a more current copy of your transaction, return to eDEP and 

select to “Download a Copy” from the Current Submittals page.
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EBELAIR

Groundwater Discharge Monitoring Report Forms

Submitted



Important:When
filling out forms on
the computer, use
only the tab key to
move your cursor 
do not use the
return key. 

A. Facility Information
1. Facility name, address:

SOUTH CAPE VILLAGE
a. Name

672 FALMOUTH ROAD/RTE. 28
b. Street Address

MASHPEE MA 02649
c. City d. State e. Zip Code

2. Contact information:

MYLES OSTROFF
a. Name of Facility Contact Person

6174311097 myles@chartweb.com
b. Telephone Number c. email address

3. Sampling information:

12/1/2021 RI ANALYTICAL
a. Date Sampled (mm/dd/yyyy) b. Laboratory Name

NICOLE SKYLESON
c. Analysis Performed By (Name)

B. Form Selection
1. Please select Form Type and Sampling Month & Frequency

Discharge Monitoring Report  2021 Dec Monthly

All forms for submittal have been completed.

2. This is the last selection.

3. Delete the selected form.
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Massachusetts Department of Environmental Protection
Bureau of Resource Protection  Groundwater Discharge Program

Groundwater Permit
DISCHARGE MONITORING REPORT

668
1. Permit Number

202675640
2. Tax identification Number

2021 DEC MONTHLY
3. Sampling Month & Frequency



D. Contaminant Analysis Information
For "0", below detection limit, less than (<) value, or not detected, enter "ND"
TNTC = too numerous to count. (Fecal results only)
NS = Not Sampled

1. Parameter/Contaminant 2. Influent 3. Effluent 4. Effluent Method

Units Detection limit

BOD ND ND 3.0
MG/L

TSS 180 ND 2.0
MG/L

TOTAL SOLIDS 480
MG/L

AMMONIAN 24
MG/L

NITRATEN 0.52 0.050
MG/L

TOTAL NITROGEN(NO3+NO2+TKN) 1.32 0.50
MG/L

OIL & GREASE ND 0.50
MG/L
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Massachusetts Department of Environmental Protection
Bureau of Resource Protection  Groundwater Discharge Program

Groundwater Permit
DISCHARGE MONITORING REPORT

668
1. Permit Number

202675640
2. Tax identification Number

2021 DEC MONTHLY
3. Sampling Month & Frequency



Important:When
filling out forms on
the computer, use
only the tab key to
move your cursor 
do not use the
return key. 

A. Facility Information
1. Facility name, address:

SOUTH CAPE VILLAGE
a. Name

672 FALMOUTH ROAD/RTE. 28
b. Street Address

MASHPEE MA 02649
c. City d. State e. Zip Code

2. Contact information:

MYLES OSTROFF
a. Name of Facility Contact Person

6174311097 myles@chartweb.com
b. Telephone Number c. email address

3. Sampling information:

12/31/2021 WHITEWATER
a. Date Sampled (mm/dd/yyyy) b. Laboratory Name

JAIME STEWART
c. Analysis Performed By (Name)

B. Form Selection
1. Please select Form Type and Sampling Month & Frequency

Daily Log Sheet  2021 Dec Daily

All forms for submittal have been completed.

2. This is the last selection.

3. Delete the selected form.
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Massachusetts Department of Environmental Protection
Bureau of Resource Protection  Groundwater Discharge Program

Groundwater Permit
DAILY LOG SHEET

668
1. Permit Number

202675640
2. Tax identification Number

2021 DEC DAILY
3. Sampling Month & Frequency



C. Daily Readings/Analysis Information

Date Effluent
Flow GPD

Reuse
Flow GPD

Irrigation
Flow GPD

Turbidity Influent pH Effluent
pH

Chlorine
Residual
(mg/l)

UV
Intensity

(%)

1 7533 7.2
2 8738 7.3
3 8738
4 8738
5 8738 7
6 11319 7.1
7 7851 7.1
8 7412 7.1
9 11390 7
10 8539
11 8539
12 8539 7
13 7727 7.1
14 8036 7.1
15 10807 7
16 8392 7
17 6681
18 6681
19 6681 7.1
20 10043 7
21 16050 7.1
22 16050 7
23 4033
24 10471
25 3757
26 3757 7
27 7945 6.7
28 7430 6.6
29 11292 6.7
30 3726
31 3726
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Massachusetts Department of Environmental Protection
Bureau of Resource Protection  Groundwater Discharge Program

Groundwater Permit
DAILY LOG SHEET

668
1. Permit Number

202675640
2. Tax identification Number

2021 DEC DAILY
3. Sampling Month & Frequency



Important:When
filling out forms on
the computer, use
only the tab key to
move your cursor 
do not use the
return key. 

A. Facility Information
1. Facility name, address:

SOUTH CAPE VILLAGE
a. Name

672 FALMOUTH ROAD/RTE. 28
b. Street Address

MASHPEE MA 02649
c. City d. State e. Zip Code

2. Contact information:

MYLES OSTROFF
a. Name of Facility Contact Person

6174311097 myles@chartweb.com
b. Telephone Number c. email address

3. Sampling information:

12/21/2021 WHITEWATER
a. Date Sampled (mm/dd/yyyy) b. Laboratory Name

JAIME STEWART
c. Analysis Performed By (Name)

B. Form Selection
1. Please select Form Type and Sampling Month & Frequency

Monitoring Well Data Report  2021 Dec Monthly

All forms for submittal have been completed.

2. This is the last selection.

3. Delete the selected form.
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Massachusetts Department of Environmental Protection
Bureau of Resource Protection  Groundwater Discharge Program

Groundwater Permit
MONITORING WELL DATA REPORT

668
1. Permit Number

202675640
2. Tax identification Number

2021 DEC MONTHLY
3. Sampling Month & Frequency



C. Contaminant Analysis Information
For "0", below detection limit, less than (<) value, or not detected, enter "ND"
TNTC = too numerous to count. (Fecal results only)
NS = Not Sampled
DRY = Not enough water in well to sample.

<

Parameter/Contaminant P1 P2 P4 P6

Units Well #: 1 Well #: 2 Well #: 3 Well #: 4 Well #: 5 Well #: 6

PH 6.1 DRY 6.2 6
S.U.

STATIC WATER LEVEL 18.5 DRY 46.2 50
FEET

SPECIFIC CONDUCTANCE 975 DRY 525 1025
UMHOS/C
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Massachusetts Department of Environmental Protection
Bureau of Resource Protection  Groundwater Discharge Program

Groundwater Permit
MONITORING WELL DATA REPORT

668
1. Permit Number

202675640
2. Tax identification Number

2021 DEC MONTHLY
3. Sampling Month & Frequency



Important:When
filling out forms on
the computer, use
only the tab key to
move your cursor 
do not use the
return key.

Any person signing
a document under
314 CMR 5.14(1) or
(2) shall make the
following
certification

If you are filing
electronically and
want to attach
additional
comments, select
the check box.

Facility Information
SOUTH CAPE VILLAGE
a. Name

672 FALMOUTH ROAD/RTE. 28
b. Street Address

MASHPEE MA 02649
c. City d. State e. Zip Code

Certification
“I certify under penalty of law that this document and all attachments were prepared under my direction or supervision in
accordance with a system designed to assure that qualified personnel properly gather and evaluate the information submitted.
Based on my inquiry of the person or persons who manage the system, or those persons directly responsible for gathering the
information, the information submitted is, to the best of my knowledge and belief, true, accurate and complete. I am aware that the
are significant penalties for submitting false information, including the possibility of fine and imprisonment for knowing violations.”

ELIZABETH BELAIR 1/25/2022

a. Signature b. Date (mm/dd/yyyy)

Reporting Package Comments
PLANT MET ALL DISCHARGE PERMIT REQUIREMENTS FOR DECEMBER 2021.PUMPED 5,000
GALLONS FROM PRETREAT.
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Massachusetts Department of Environmental Protection
Bureau of Resource Protection  Groundwater Discharge Program

Groundwater Permit

668
1. Permit Number

202675640
2. Tax identification Number
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