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INTRODUCTION 
 
Barnstable County (the County) received funding from the Executive Office of 
Environmental Affairs to create visualizations for three Cape Cod communities depicting 
future development scenarios.  The County retained the services of Horsley Witten Group 
(HW), Dodson Associates (Dodson), and Brown, Lindquist, Fenuccio & Raber Architects 
(BLFR) to develop these visualizations, focusing on either positive or negative future 
impacts in specific areas of these communities.  The areas examined for the project 
include: 
 

1) The Old South Yarmouth Village Activity Center in Yarmouth (Figure 1); 
2) The western end of Main Street in Buzzards Bay, Bourne (Figure 2); 
3) Main Street in Hyannis and the Craigville Beach area in Centerville, Barnstable 

(Figures 3 and 4). 
 
The goal of this project was to use a variety of visualization techniques to illustrate 
different planning objectives or growth management issues identified in these three 
communities.  Through discussions in each community, the consultant team developed a 
program of visualizations that would best demonstrate these different ideas.  Techniques 
included two-dimensional site plans and “bubble” diagrams, aerial oblique visualizations 
based on existing pictometry, ground-level architectural renderings, ground level models 
to depict massing and scale, and photo-simulation.   
 
For each visualization, the consultant team used existing or proposed Zoning Bylaw 
provisions to determine the relative scale and location of structures.  General parking and 
circulation analyses were performed to ensure that individual parcels or collections of 
parcels could accommodate the desired mass and density of structures.  In the case of the 
Yarmouth analyses, a highly detailed build-out analysis was performed by the team to 
determine the maximum density of development that could occur under proposed zoning 
changes.  This effort was funded separately by the Town of Yarmouth and ran 
concurrently with the County project. 
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TOWN OF BOURNE:  BUZZARDS BAY MAIN STREET 
 
The Town of Bourne chose to examine a specific portion of Main Street in Buzzards Bay 
as a platform for future visualizations (Figure 2).  Unlike the exercises performed for 
Yarmouth, analyses and associated graphics in Buzzards Bay were based on existing 
provisions in the Zoning Bylaw or simply on general planning goals for the area.  
Existing development patterns along this area of Main Street generally include small, 
locally based commercial operations such as antique or furniture stores, specialty retail 
such as a surf shop, local bars and restaurants, gas stations and convenience stores.  
Residential areas behind the Main Street retail strip are interspersed with other 
commercial or institutional uses including a large liquor store and religious facilities.  On 
the southern side of this Main Street area lies a large public park that is not widely used, 
but has been the focus of potential redevelopment planning through a recent international 
design competition.  The National Marine Life Center is also located on the south side of 
this Main Street area. 
 
The consultant group met with local stakeholders on two occasions to identify the general 
study area and those streetscapes that would be featured in the visualizations.  In general, 
the stakeholder group was interested in showing higher densities of mixed use 
development on a specific section of Main Street.  Existing Special Permit provisions 
potentially remove height restrictions in this area, so the group felt it would be important 
to depict a larger four story structure where today there are much smaller one and two 
story shops.   
 
The consultant team developed a preliminary parking analysis using bubble diagrams for 
the area (Figure 11) and determined that this type of density may be possible only if 
structured parking were provided on the block in question.  This analysis was based on 
using the existing parking schedule within the Zoning Bylaw as well as the provision that 
potentially allows for off-site parking within 350 feet of a site.  The team developed two 
street-level architectural renderings for this area that demonstrate the massing and scale 
of a four story structure along the street edge.  One of the concepts demonstrates the 
effect of the building with all four floors bordering the sidewalk (Figure 12) while the 
second concept demonstrates the lower visual impact of a structure having the third and 
fourth floors set back from the street (Figure 13). 
 
As a second focus of this area, the consultant group was asked to examine the existing 
G&S Marine Services across from St. Margaret’s Church.  The task for this area was to 
focus on streetscape improvements and changes to the orientation of shops that could 
create a much more attractive and pedestrian friendly area.  The stakeholder group felt 
strongly that the existing marine service center should remain in the concept as there is a 
strong demand for these services in this bayside community.  The visualizations therefore 
simply move smaller scale commercial operations toward the street with the relatively 
short front-yard setbacks typical of the area (Figure 14).   
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TOWN OF BARNSTABLE: MAIN STREET AND CENTERVILLE 
 
The Town of Barnstable was primarily interested in two areas of the community facing 
disparate issues relative to growth management.  The first area, downtown Hyannis, is 
noted as a vibrant commercial center on Cape Cod and has maintained much of the 
diversity and scale typical of historic New England “Main Streets”.  The current mix of 
retail, office and civic uses have given this area a true cohesive identity and planning 
efforts continue to focus on enhancing the successful qualities of this unique 
environment.  
 
One particular area of Main Street in Hyannis has been significantly under developed for 
many years.  This area, known as the “500 Block”, currently consists of a large parking 
lot that once serviced a large retail complex.  This unattractive building is currently 
vacant and provides an unsightly break in what is otherwise a cohesive and well-
functioning streetscape.  The consultant team was asked to create a redevelopment 
concept for this block that includes a public water park on the corner and buildings up to 
four stories high on the Main Street frontage.  Dodson began this exercise with a variety 
of conceptual site plan sketches that showed the parcels developed at varying densities 
(Figure 15).  These concepts demonstrate the various building configurations and sizes 
that could be accommodated in response to varied levels of parking infrastructure.  The 
street level renderings depict potential conditions that would be feasible with the 
development of a smaller structured parking deck at the rear of the site (Figure 16). 
 
The second area, Craigville Beach in Centerville, is characterized primarily by small 
scale residential structures on small lots surrounding the public beach.  The land use 
profile of this area is typical of many Cape Cod residential beach communities and is 
under significant development pressure.  The primary issue facing this area is the 
redevelopment of small-scale “cottage-style” homes into much larger multi-bedroom 
homes that threaten the existing viewsheds and architectural character of the area.  The 
existing Zoning Bylaw provisions relative to pre-existing non-conforming uses actually 
encourage this type of redevelopment by relaxing certain setback requirement for the 
purposes of “expansion or alteration”.  In order to demonstrate the potential impact from 
the redevelopment of smaller homes, the consultant team developed two ground-level 
simulations that juxtapose the existing architectural style with what could be the 
predominant pattern in the near future (Figures 17 and 18). 
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FINDINGS 
 
Throughout the discussions with local officials and the development of these 
visualizations, each community had slightly different goals for the areas examined by the 
consultant team.  There were, however, many common elements to what local planning 
officials wanted to see in the future.  With regard to the Main Street or village 
environments, each community agreed that increases in density beyond what has already 
occurred will be critical to creating greater economic opportunity and more livable mixed 
use centers.  This desire for a return to the true New England village planning context has 
been discussed at length on Cape Cod, both within individual communities and on a 
regional basis.  The Cape Cod Commission continues to work to provide incentives for 
these areas through the use of tools including Growth Incentive Zones and incentives 
associated with officially designated Village Activity Centers. 
 
Despite the years of discussion that have been dedicated to the idea of redeveloping 
village centers on Cape Cod, few communities have been able to actualize these goals.  
This type of development is difficult to foster in suburban settings as prevailing 
development patterns continue to push the market toward a steady demand for sprawl.  
The issues that are important to isolate are the predominant impediments that can be 
changed through municipal and regional planning efforts.  The communities assessed in 
this project provide a snapshot of how two primary conditions limit many Cape Cod 
village redevelopment initiatives.  
 
The first limitation, antiquated Zoning Bylaw provisions, is widely discussed.  In many 
communities, existing local zoning provisions make it difficult or impossible to achieve 
traditional neighborhood design due to specific dimensional requirements or the absence 
of mixed use allowances.  Communities on Cape Cod have long recognized this problem 
and several serious efforts to revise local codes are emerging in an attempt to address 
these local regulatory constraints.  The second major impediment to village 
redevelopment that can be addressed through community based planning is the prevailing 
lack of infrastructure necessary to sustain higher levels of density and mixed use.   
 
With regard to infrastructure, the absence of more centralized wastewater treatment 
practices and the need for structured parking were identified as clear impediments to the 
levels of desired development identified in these visualization processes.  In each of the 
three communities that participated in this project, centralized or neighborhood-scale 
wastewater treatment is either already present or assumed to be present in the future.  
Without this infrastructure in place, Title 5 regulations would often preclude the densities 
and desired mix of uses for these study areas.  Also, analyses of existing or proposed 
parking requirements revealed that “shared parking” or “off-site parking” allowances 
were not adequate to satisfy the overall parking needs for these redevelopment scenarios.  
In each community, small scale structured parking would be required for the study area to 
reach its full economic potential.  The obvious challenge to these infrastructure needs 
includes the “up front” level of public investment that would be required to enable higher 
densities.   
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When facing the challenge of Main Street or village center revitalization, the question 
then becomes: “What are the planning mechanisms that will serve as the basis for 
amending existing Zoning Bylaws and also as the basis for potentially large scale 
investment in structured parking and centralized wastewater treatment strategies?”  Two 
potential answers to these questions include a Village Center Master Plan and a 
community-wide Comprehensive Wastewater Management Plan. 
 
The Village Center Master Plan is essentially an urban design exercise that visualizes the 
potential layout of an entire village center, the overall use profile, and many of the street 
level features including sidewalks, buildings, pedestrian amenities, lighting and 
landscaping.  This detailed visioning exercise provides the basis for revising Zoning 
Bylaws or drafting overlay provisions in a much more sophisticated and prescriptive 
manner.  Far beyond simple setbacks and height limitations, the zoning provisions and 
design guidelines that emerge from a Village Center Master Plan will address innovative 
parking solutions, the design and placement of pedestrian connections, the dimensions 
and functions of sidewalks, façade design, landscaping, and many other elements of 
urban design.  The work performed for the Town of Yarmouth in this project most 
closely resembled this level of planning.  The more detailed district-wide build-out 
analysis and site plan development provided a snapshot of the potential future of this 
village center as a whole.1   
 
Once a Village Center Master Plan is completed, not only has the groundwork for better 
Zoning been laid, but the scale of future investments in public and private infrastructure 
that will be required begins to emerge.  It is highly probable, for example, that the vision 
for many village centers in the “Down Cape” communities would not require significant 
investments in parking, wastewater treatment or other utilities.  However, other more 
populated communities, such as those that participated in this project, will probably 
discover that the levels of density and the traditional neighborhood design that is desired 
for their village centers will simply not be possible without some significant 
infrastructure improvements.   
 
In the context of gradually redeveloping more urbanized village centers, it is possible to 
consider the development of structured parking later in the process.  As a critical mass of 
commercial and residential use is achieved, it is conceivable that the community can 
leverage emerging economic opportunity against innovative financing methods.  
Public/private partnerships, larger public works grants or impact fees could help to 
subsidize the large scale investment in parking decks that can cost between $20,000 to 
$30,000 per parking space.  The important consideration in these scenarios is to properly 
plan ahead from a site and building design perspective.  Discussions with developers in 
the early stages of village redevelopment should include a detailed and targeted 
assessment of specific areas that could be used for structured parking in the future.  Poor 

                                                 
1 It should be noted that the recent Growth Incentive Zone (GIZ) Application developed for downtown 
Hyannis by the Town of Barnstable’s Growth Management Department is an example of a “Main Street” 
redevelopment plan that closely examines the infrastructure needs of a selected area.  The GIZ program 
provided by the Cape Cod Commission is designed to serve as a platform for this level of village level 
planning and should be considered by any community looking to revitalize their Activity Centers. 
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planning at the outset of redevelopment efforts could result in key areas being consumed 
that would be better suited to structured parking in the future.  A detailed Village Center 
Master Plan will identify those areas well suited to parking improvements before 
redevelopment begins. 
 
With regard to wastewater, unlike structured parking, it is essential to allow for, or to 
provide for, more centralized approaches in village centers before any significant increase 
in density can take place.  Beyond the restrictions imposed by Title 5, the presence of a 
sole source aquifer and several sensitive embayments makes over-reliance on septic 
systems a poor choice from an environmental perspective on Cape Cod.  In response to 
these issues several communities have completed or have begun the process of 
comprehensive wastewater management planning.  These plans are a necessity for any 
community that is considering re-establishing or revitalizing village centers.  A well 
developed plan will identify: 
 

• Areas targeted for higher densities;  
• Estimates of the wastewater flow levels that could result;  
• Identification of sites for treatment plants and/or disposal fields;  
• Anticipated public investment; 
• Future administrative and fee structures; 
• Opportunities to expand service areas for environmental benefits; 
• Growth management techniques for service areas; and  
• The potential to use service areas as Receiving Zones for a Transfer of 

Development Rights program. 
 
In either the Village Center Master Plan or Comprehensive Wastewater Management 
Plan process, it is important to consider how developing higher densities in village 
centers should be coordinated with growth control in outlying areas.  Protection of open 
space, transfer or purchase of development rights, and service area boundaries can all be 
implemented concurrently with village center initiatives to ensure that sprawl does not 
continue outside of areas programmed for traditional neighborhood design.  The 
balancing and redirection of development on a community-wide basis will help to 
alleviate wide spread environmental and traffic impacts while creating unique identities 
for many Cape Cod villages that were established over a century ago. 
 
In summary, the visualization processes developed for this project illustrate the 
complexities of preparing for village redevelopment that is both economically and 
environmentally sustainable.  In an environment where commercial sprawl and outdated 
zoning are the norm, it is a significant challenge to achieve the traditional neighborhoods 
that once emerged naturally out of a very different land use market.  To identify the 
infrastructure, design and regulatory needs unique to each potential village center, a 
Village Center Master Plan can play a critical role in overhauling existing Zoning Bylaws 
and framing a discussion for large investments in infrastructure that may be a prerequisite 
for achieving the more sustainable mixed use communities.  In response to a well 
designed Village Master Plan, a community-wide Comprehensive Wastewater Treatment 
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Plan can then provide a step-by-step implementation process for directing growth 
effectively into these centers of economic activity. 
 


