






 

 
TOWN OF MASHPEE PLANNING BOARD 

PUBLIC HEARING NOTICE 
 
 

Pursuant to Massachusetts General Laws, Chapter 40A, the Mashpee Planning Board will hold a 
public hearing on Wednesday, April 15, 2020 at 7:10 p.m. at the Mashpee Town Hall, 16 Great 
Neck Road North, to review the following zoning articles proposed for action at the October 21, 
2019 Town Meeting. 
 
Warrant Article __:  
To see if the Town will vote to amend §174‐3 of the Mashpee Zoning Bylaw‐ Terms Defined to 
include definitions relative to solar energy systems. 
 
This article will add definitions recommended by the Commonwealth of Massachusetts to the 
Zoning Bylaw for the regulation of solar energy systems as currently regulated in the zoning 
bylaw and as proposed in related warrant articles.  
 
Warrant Article__: 
To see if the Town will vote to add §174‐25 (I)(16) of the Mashpee Zoning By Law “Table of Use 
Regulations” 
 
This article would allow the development of small scale solar energy systems in the residential, 
commercial and industrial zoning districts of the Town as a by‐right accessory use so long as the 
proposed system does not exceed fifteen (15) feet in height. 
 
Warrant Article __:  
To see if the Town will vote to add §174‐25 (I)(17) of the Mashpee Zoning By Law “Table of Use 
Regulations” 
 
This article memorializes in the zoning bylaw the ability to add roof‐mounted solar energy 
systems on structures located in the residential, commercial and industrial zoning districts of 
the Town as a by‐right accessory use. Massachusetts General Laws Chapter 40A Section 3 
prevents the Town from prohibiting this use. 
 
Warrant Article __: 
To see if the Town will vote to amend §174-25 (H)(12) of the Mashpee Zoning By Law “Table 
of Use Regulations” 
 
This article would not change what is already allowed under the current zoning bylaw with 
regard to solar energy systems in the Industrial Districts. This article only clarifies that medium 
and large scale systems are only allowed in the Industrial Districts and not allowed in the 
commercial or residential districts. This amendment is necessary for consistency with another 



 

submitted zoning article proposing small‐scale solar energy systems allowed by‐right in all 
zoning districts. 
 
 
The full text of these articles may be reviewed in the office of the Town Clerk or Town Planner 
at Mashpee Town Hall.  
 

Submitted by: 

Mary E. Waygan, Chair 
Mashpee Planning Board 
 

Publication dates:   Friday, March 27, 2020 

          Friday, April 3, 2020 
 



Article _____: 

To see if the Town will vote to amend §174‐3 of the Mashpee Zoning Bylaw‐ Terms Defined as follows: 

Photovoltaic System (also referred to as Photovoltaic Installation): An active solar energy system 
that converts solar energy directly into electricity.  

Solar Energy System, Ground‐Mounted: An active solar energy system that is structurally mounted 

to the ground and is not roof‐mounted; may be of any size (small‐, medium‐ or large‐scale). 

Solar Energy System, Large‐Scale: An active solar energy system that occupies more than 40,000 
square feet of surface area. 

Solar Energy System, Medium‐Scale: An active solar energy system that occupies more than 1,750 
but less than 40,000 square feet of surface area. 

Solar Energy System, Roof‐Mounted: An active solar energy system that is structurally mounted to 
the roof of a building or structure; may be of any size (small‐, medium‐ or large‐scale).  

Solar Energy System, Small‐Scale: An active solar energy system that occupies 1,750 square feet of 
surface area or less. 

Submitted by Planning Board 

EXPLANATION 

This article will add definitions recommended by the Commonwealth of Massachusetts to the Zoning 

Bylaw for the regulation of solar energy systems as currently regulated in the zoning bylaw and as 

proposed in related warrant articles.  

 



Article____: 

To see if the Town will vote to add §174-25 (I)(16) of the Mashpee Zoning By Law “Table of Use 
Regulations” by adding the letter ‘Y’ located in the columns identified as R-3, R-5, C-1, C-2, C-3, 
and I-1 as follows: 

Type of Use  Residential  Commercial   Industrial 

  R‐3  R‐5  C‐1  C‐2  C‐3  I‐1 

Small‐scale Ground 

Mounted Solar Energy 

System provided that no 

such system exceeds 15 

feet in height 

Y 
 
 

Y 
 

 

Y 
 

Y 
 

Y 
 

Y 
 

 

Submitted by Planning Board 

EXPLANATION: 

This article would allow the development of small scale solar energy systems in the residential, 

commercial and industrial zoning districts of the Town as a by‐right accessory use so long as the 

proposed system does not exceed fifteen (15) feet in height. 

 

 

To see if the Town will vote to add §174-25 (I)(17) of the Mashpee Zoning By Law “Table of Use 
Regulations” by adding the letter ‘Y’ located in the columns identified as R-3, R-5, C-1, C-2, C-3, 
and I-1 as follows: 

Type of Use  Residential  Commercial   Industrial 

  R‐3  R‐5  C‐1  C‐2  C‐3  I‐1 

Roof‐mounted solar 

energy system 

Y 
 
 

Y 
 

 

Y 
 

Y 
 

Y 
 

Y 
 

 

Submitted by Planning Board 

 

 

Explanation 

This article memorializes in the zoning bylaw the ability to add roof‐mounted solar energy systems on 

structures located in the residential, commercial and industrial zoning districts of the Town as a by‐right 

accessory use. Massachusetts General Laws Chapter 40A Section 3 prevents the Town from prohibiting 

this use 



Article____: 

To see if the Town will vote to amend §174‐25 (H)(12) of the Mashpee Zoning By Law “Table of Use 

Regulations” by deleting “Ground‐mounted Solar Photovoltaic systems, including, but not limited to, 

systems of two hundred fifty (250) kW or above” and replacing the deleted phrase with “Medium‐scale 

and Large‐scale ground mounted solar energy systems...”,as follows: 

Type of Use  Residential  Commercial   Industrial 

  R‐3  R‐5  C‐1  C‐2  C‐3  I‐1 

Medium‐scale and Large‐

scale ground mounted 

solar energy systems 

provided that 

neighboring properties 

are effectively protected 

from any significant 

adverse impacts from 

glare, that any such 

systems are properly 

fenced or otherwise 

secured, and that no 

hazardous materials are 

stored in quantities 

greater than permitted 

by other sections of this 

bylaw, subject to 

approval by the Plan 

Review Committee and 

Design Review 

Committee. 

‐‐ 
 

‐‐ 
 

 

‐‐ 
 

‐‐ 
 

‐‐ 
 

PR 
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EXPLANATION: 

This article would not change what is already allowed under the current zoning bylaw with regard to 

solar energy systems in the Industrial Districts. This article only clarifies that medium and large scale 

systems are only allowed in the Industrial Districts and not allowed in the commercial or residential 

districts. This amendment is necessary for consistency with another submitted zoning article proposing 

small‐scale solar energy systems allowed by‐right in all zoning districts. 

 

 



 

 

























































Michael	D	Crowe	
16	Santuit	Pond	Rd	
Mashpee,	MA	02649	
Boscarpenter@gmail.com	
	
March	5,	2020	
	
Re:	Zoning	changes	
	
Dear	members	of	the	board,	
	
Thank	you	for	sacrificing	your	valuable	time	by	serving	on	the	Board.		
	
Cape	Cod	has	most	definitely	changed	in	the	past	30+	years.	In	fact,	the	very	reason	my	family	moved	
here	in	1985	was	because	housing	(and	home	rentals)	were	much	more	affordable	than	the	surrounding	
Boston	suburbs.	
	
However,	the	situation	has	drastically	changed	since	then.	A	number	of	zoning	changes	were	made	over	
the	years	to	slow	growth	and	maintain	Cape	Cod	as	we	knew	it.	Unfortunately,	while	the	motives	were	
good	&	pure	at	the	time,	some	of	these	very	changes	have	had	a	detrimental	effect	on	the	Cape	housing	
market.	For	example,	large	lot	zoning	(e.g.,	1	or	2	acre	lot	sizes)	while	resulting	in	less	overall	density,		
has	actually	caused	more	undeveloped	forested	land	to	be	used	for	development	(	see	Cape	Cod	
Regional	Policy	Plan	2/22/2019	page	33,	
Paragraph	3).	
	
I	would	like	to	applaud	the	efforts	of	the	Town	Planner	and	the	Board	for	giving	their	blessing	to	ADU’s	
as	of	right.	I	believe	this	is	a	step	in	the	right	direction	to	help	with	the	housing/rental	affordability	crisis	
on	our	beautiful	land	known	as	the	Cape.	I	would	recommend	that	consideration	be	given	once	again	to	
a	5’	setback	instead	of	15’.	
	
Based	on	a	study	from	the	Cape	Cod	Commission,	the	housing	crisis	will	only	get	WORSE.	‘By	2025	the	
greatest	increase	in	burdened	households	is	with	those	earning	100%-120%	of	the	projected	median	
income.’	(Cape	Cod	Commission	Regional	Policy	Plan	2/22/2019,	page	62,	paragraph	3)	
	
Therefore,	I	would	like	to	propose	a	change	to	Zoning	by	law	section	174-25	Table	of	Use	Regulations,	
section	H	(7)	which	reads:	
	
“Private	one	or	two	car	garage,	greenhouse,	or	dock	as	a	principal	use	where	the	lot	cannot	be	
developed	with	a	principal	residential	use,	provided	that	there	be	no	commercial	use	or	storage,	no	
sanitary	facilities,	no	storage	outside	of	buildings,	that	no	structure	exceed	15	feet	in	height	and	that	
all	applicable	setbacks	and	lot	coverage	requirements	are	met	and	approved,	that	a	Special	Permit	for	
such	use	is	approved	by	the	board	of	appeals.”	
	
I	believe	this	would	be	a	good	opportunity	to	allow	a	1	or	2	bedroom	apartment/residential	unit	above	
the	garage.	I	believe	this	would	be	a	great	opportunity	for	young	people	to	find	an	affordable	place	to	
live	(being	on	the	2nd	floor,	older	ones	may	find	it	difficult	to	climb	the	stairs.)	
	
Here	are	the	changes	I	suggest:	



	
Private	one	or	two	car	garage,	greenhouse,	or	dock	as	a	principal	use	where	the	lot	cannot	be	developed	
with	a	principal	residential	use,	provided	that	there	be	no	commercial	use	or	storage,	no	sanitary	
facilities,	no	storage	outside	of	buildings,	that	no	structure	exceed	15	feet	in	height	and	that	all	
applicable	setbacks	and	lot	coverage	requirements	are	met	and	approved,	that	a	Special	Permit	for	such	
use	is	approved	by	the	board	of	appeals.”	
	
Lot	setbacks:	side	setbacks-	5	ft	but	no	closer	than	10’	to	the	nearest	structure	
	
Front	setback:	see	note	6	under	Land	Space	Requirement	Tables	
Rear	setback:	15’	
Min	lot	frontage:	40’	
Max	lot	coverage:	25%	
R-3	&	R-5	as	of	right	(no	Special	Permit)	
Max	height:	35’	
The	Cape	Cod	Regional	Policy	Plan	2/2/2019	page	60,	item	3,	states:	all	solutions	are	considered.	
Everything	has	to	be	on	the	table.	
	
On	page	63	of	the	Cape	Cod	Regional	Plan,	dated	2/22/2019,	paragraph	4,	it	speaks	of	new	housing	
being	created	by	infill	development.	I	believe	using	these	small	undersize	lots	fits	the	bill	for	infill	
development.	
	
I	understand	zoning	changes	can	be	difficult	to	accept.	Generally	speaking,	humans	don’t	really	like	
change.	And	to	see	the	Cape	change	in	ways	we	don’t	like	can	be	quite	upsetting.	But	we	cannot	stop	
growth	or	prevent	change.	We	must	embrace	it	for	ourselves	&	our	future	generations.	I	have	4	
children.	Two	are	of	age	and	it	won’t	be	long	before	the	other	2	leave	the	nest.	But	the	Cape	housing	
market	is	not	affordable	to	them	and	to	many	others.	
	
On	a	side	note:	if	the	Town	Planner	&	Board	find	my	recommendations	distasteful,	I	would	recommend	
at	least	ONE	change	to	174-25	(H)	7:	remove	the	wording	no	sanitary	facilities.	I	don’t	think	any	of	us	
want	to	see	our	neighbor	urinating	behind	their	garage	or	having	a	Port-o-John	permanently	placed	on	
the	property.	
	
Sincerely,	
	
Michael	D	Crowe		
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