











Ocean View Drive

In the nineteenth century and eatlier,
residential development on the Outer Cape
was concentrated on the bay side and in hol-
lows or other sheltered areas. The ocean
side was considered less desirable, because of
the wind and occasional devastating weather.
The lifesaving stations, dune shacks, and light-
houses were the only visible cultural presence
along the Great Beach.

The attraction of the Great Beach for
recreation increased in the twentieth century,
especially after World War II. Shacks and
summer vacation homes were beginning to
make their presence felt along the ocean
side. During the 1950s many architects
began to vacation and build Modernist homes
on the Outer Cape. Aside from strip com-
mercial development, contemporary homes
had spread along the arterial roads, kettle
ponds, and along Ocean View Drive in Well-
fleet, which was constructed to connect beach
access roads in the 1950s. The Sutfside com-
munity of summer homes, the first of its
kind in the area, and later Wellfleet-by-the-Sea,

Figure 140: Ocean View Drive, Wellfleet, MA, 1999.
(Source: UMass/USGS/UNH)
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made for attractive destinations with their
quintessential Outer Cape appeal.

The popularity of the two communities
increased interest in developing the area; how-
ever the National Seashore was established as
plans were underway thus prohibiting further
construction. As a result, the area offers an
increasingly rare scene of period residential
development, brought to a halt before it com-
pletely filled in with houses of different styles

Figure 141: House on Ocean View Drive, Wellfleet, MA, 2003.
(Photo: UMass)

Figure 142: Ocean View Drive, Wellfleet, 2003. (Photo: UMass/LARP)



or in a denser pattern. The presence of the
National Seashore has prevented this type of
development from overrunning the surround-
ing landscape, securing the magical quality of
a rustic, summer escape a stone’s throw from
the mighty force of the Atlantic Ocean. Today
this elevated scenic drive offers breathtaking
views to the ocean framed by the bordering
heathlands. With its wild, untamed vegeta-
tion, momentary glimpses of the ocean, and
relative seclusion, the drive is a special Outer
Cape experience. Redevelopment of existing
Ocean View houses should be carefully man-
aged to retain the unique and characteristic
views that many enjoy today.

Surfside and Wellfleet-by-the-Sea

Surfside was started as a residential
community in the 1940s when Wesley Reid
and Michael Ulrich bought their first lot for
seventy-five dollars. By 1959 they had a
bustling vacation community with eighteen
cottages constructed in a Modernist style.
Wellfleet-by-the-Sea, a community of ten cot-
tages situated on the bluffs between Ocean
View Drive and the beach, was built soon
after.””” Surfside embodies local character
with its typical Cape Cod style cottages set
in the undulating slope of the bluffs. Today
houses in both developments fetch high sea-
sonal rental fees, as renters cherish the rustic
atmosphere, breathtaking views to the ocean,
and immediate access to the beach.

Cottages at Surfside are close together:
spaced twenty to thirty feet apart with a build-
ing footprint of about fifteen by twenty feet.
They are trim, uncluttered and independent
of one another, with outdoor showers and
clotheslines at the rear. Whereas the close
spacing is indicative of its communal intent,

Figure 143: House on Ocean View Drive, Wellfleet, 2003. (Photo: UMass/LARP)



the untamed vegetation and absence of con- stilts, giving them an elevated prospect of the

necting pathways is reflective of a more pri- ocean but not high enough to block others’
vate, independent character. views from above. Snow fences and wood
post fences run along the paths throughout

The houses at Wellfleet-by-the-Sea are the community holding back the vegetation

more uniform, taking the form of modest, and eroding sand banks. The areas between

rectangular, one-storied Cape Cod cottages the cottages are filled with low-growing, wild

with gray cedar shack siding, white trim, brick vegetation.

chimneys and low-pitched roofs. Each has a

deck running along its side facing the ocean. Both cottage communities on Ocean

The houses are raised above the ground on View Drive derive their unique character in

WELLFLEET-BY-THE-SEA

SURFSIDE

Figure 144: Area plan, Surfside and Wellfleet-by-the-Sea, Wellfleet, MA, 2003. (Source: UMass/MassGIS)

Figure 145: Surfside, Wellfleet, MA, 2003. (Source: UMass) igure 146: Surfside cottage, Wellfleet, MA, 2003. (Photo: UMass)
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part from the surrounding vegetation and nat-
ural topography. At Surfside, the landform
drops thirty-five feet within the 120-foot dis-
tance over which the cottages are spread. The
slope directs the cottages towards the ocean.
Raised vegetated mounds along the road shield
the cottages from people passing by, increasing
the sense of privacy and solitude of the space.
Closer to the ocean, the vegetation tapers

off to low growing grasses, heaths, partridge
berry and bearberry, providing a few cottages
unhindered views to the ocean. The veg-
etation around Wellfleet-by-the-Sea is shrubby
and stunted. Existing growth is too short to
obstruct the view or protect the cottages from
the harsh wind; however, it does create a phys-

ical barrier that restricts movement, directs
circulation and protects the sandy banks of
the bluffs from erosion.

Figure 147: Wellfleet-by-the-Sea cottage, Wellfleet, MA, 2003.
(Source: UMass)

Figure 148: Surfside section, Wellfleet, MA, 2003. (Source: UMass )

Figure 150: Wellfleet-by-the-Sea, Wellfleet, MA, 2003. (Soutrce: UMass)



Dune Shacks and Beach Cottages

Perhaps nothing symbolizes the pre- As the Outer Cape became increas-
cious sense of escape and isolation that can ingly known as a place of beauty in the
still be found on the Outer Cape more than twentieth century, many artists, writers, and
the dune shacks of Provincetown and Truro playwrights came to find inspiration in the
and the rustic “camps” of Nauset Beach. dunes, fishing villages, and the quality of light.
These tiny structures, perched on the edge of The dune shacks in Provincetown - and to
the sea, grew out of a tradition of erecting a limited extent, those on Nauset and North
rudimentary shelters for fishermen and ship- Beach - were also a unique part of this artistic
wreck victims. The famous dune shacks culture, providing artists the opportunity for
of the Province Lands evolved from Charity isolation, inspiration, and communion with
Huts built by the Massachusetts Humane the dunes and the ocean. One famous resi-
Society in the nineteenth century. The dent of these shacks was the eccentric Harry
shacks, sometimes composed of the debris Kemp, self-proclaimed “Poet of the Dunes.”
of wrecked ships found on the beaches, were The dunes have also drawn other famous art-
intended to shelter seamen who survived ship- ists, such as Hans Hofmann, Tennessee Wil-
wrecks along the Outer Cape. The original liams, Jackson Pollack and Edward Hopper
dune shacks were spaced sporadically from among others. The Dune Shacks of the
Race Point to east of Pilgrim Lake in Truro, Peaked Hill Bars Historic District was listed in
and along Nauset Beach in Eastham. Later the National Register in 1989, largely for the
dune shacks were built as recreational shelters association of the shacks with cultural figures
for beach dwellers. Countless fishermen and who have used them.

hunters have used the Nauset and North
beach camps.
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Figure 151: Area plan, dune shacks, Provincetown, MA, 2003. (Source: UMass/NPS)
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Henry Beston, unlike many others,
chose to reside in a small structure on Nauset
Beach, next to the Nauset Marsh, where he
wrote his book, The Outermost House. This
work has since continued to inspire others
to have similar experiences among the dunes.
The opportunity for this kind of experience
continues today through the efforts of non-
profit organizations such as the Peaked
Hill Trust, and Artist-in-Residence programs,
which allow artists and others the experience
of dune shack life for a week to two weeks
at a time.

The exceptional quality of light of the
Outer Cape is perhaps best experienced on
the dunes, away from the distracting artificial
glow of modern nightlife. The light changes
from warm to harsh to subtle, transforming
the sea and sand with each passing hour. The
light of the Outer Cape casts innumerable
hues upon the landscape, conjuring countless
moods.

Late in the afternoon, there descends
upon the beach and the bordering
sea a delicate overtone of faintest
violet. There is no harshness here in
the landscape line, no hard North-
ern brightness or brusque revelation,
there is always reserve and mystery,
always something beyond, on earth
and sea something which nature,

honoring, conceals.

Henry Beston, The Outermost House, 1928 2"
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I think its a romantic vision of a
lost way of life because the way of
life out there is exactly the same
now as it was one hundred years
ago. The only difference is we have
a composting toilet and a propane
stove and a refrigerator.

Joyce Johnson, Eastham, 2003."

These camps are as close to heaven
as I'm ever going to get.

Dana Eldridge, Eastham, 2003.2"
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Figure 152: Harry Kemp at his dune shack.
(Source: Images of America: Provincetown)



eration. The “Cape Cod Model” that brought
the park into existence in 1962 did not antici-
pate the development pressures of the next
century, at least not in this regard. Like other
aspects of redevelopment on the Outer Cape-
whether of commercial or residential prop-
erties-the expansion of homes that once fit
easily into their setting is one aspect of a new
generation of challenges in maintaining the
unique character of the Outer Cape.

Figure 162: Heading to the dune shacks, Provincetown, MA, 2003. (Photo: UMass)
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PART 111

Cape Conversations

Centuries of interaction between
humans and nature produced the distinctive
look and feel of the beaches, waterways,
towns, farms and forests, transportation
routes, and homes discussed as Landscape
Headings on the Outer Cape. How do con-
temporary residents experience those land-
scapes today? The Cape Cod National
Seashore has learned much about the land-
scape attitudes of Cape residents through
ethnographic studies, written surveys, and
individual interviews. In June 2003, a team
from the Public History Program at the Uni-
versity of Massachusetts Amherst added to
this knowledge by holding a series of three
“Cape Conversations,” one each in Provinc-
etown, Eastham, and Truro. The idea behind
the Conversation format is that deeply held
landscape values and perceptions are often
articulated only in groups, through local resi-
dents’ conversations with one another. To
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Figure 163: Trap Fishermen, Truro, MA, ca. 1940. (Coutrtesy: Truro Historical

useum)

“Places furnish the raw material for
the symbols and collective memories

of group communication.”

Kevin Lynch, The Image of the City, 1960.2'

stimulate these conversations about the land-
scape of the Outer Cape, the UMass histo-
rians invited local residents to view a slide
presentation of contemporary and historical
photographs, and listened to the comments
and dialogue that emerged in response to
each image. The juxtaposition of old and
new, each section of images introduced by

a quotation from the United States Senate
hearings in 1959-60 that established the Cape
Cod National Seashore, prompted thoughtful
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Figure 164: Houses, Mayo Beach, Wellfleet, MA, 2003. (Photo: UMass)

discussion of how the Cape has changed over
the past four decades since the establishment
of the National Seashore. Quotations from
those discussions appear in earlier sections of
the report analyzing particular aspects of the
Cape landscape. This section of the report
briefly summarizes the collective portrait of
the changing landscape of the Outer Cape
that emerged from the Conversations, and
the perspectives of contemporary residents on
where they live.

The first set of images depicted
people working the land and sea--fishing, clam
digging, harvesting cranberries, and selling
jam. Prompted by these images of work, resi-
dents sought to distinguish past from present
economic activities. A historic photograph of
fishermen prompted one resident at the Prov-
incetown conversation to comment that “it
was more like Nova Scotia than Cape Cod,”
until he learned the photograph was taken in
the 1940s. But the same man commented on
a picture of clam diggers that the activity
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was still going on in 2003 and done in much
the same way.*"> Similatly, in response to a
slide of Cape Verdeans picking cranberries,
the group acknowledged that “although you
still have bogs on the Cape the economics
have changed a lot. Everything’s mechanized
now so you don’t have these kinds of images
anymore.” Yet someone pointed out that

in Orleans there were still small individually
owned bogs, “so you can’t say that they’re
gone nor can we say that they are relics
because they’re still actually used in the same
way that they were used.”*"® Residents also
talked about picking blueberries, driftwood,
beach plums, and other items from nature

in their youth that historically supplemented
Cape family diet and incomes.

Participants in the Conversations
observed that even if these traditional activi-
ties were not as widespread or significant to
the overall economy of the Cape, they still
held great meaning for local residents and
tourists alike as aspects of the Cape’s distinc-



tive landscape character. In response to a
picture of an old fishing boat, one man at
Truro commented, “Sure that’s one of the
reasons why tourists come though. If you go
back to that picture and you look at that boat,
tourists like to look at things like that. And
if there aren’t any around, if it’s all modern,
just regular fishing boats, it doesn’t mean as
much.”?!” As reminders of a time when their
ancestors were primarily farmers and fish-
erman, and as focal points for the tourist
economy, local residents identified more with
images of the old Cape Cod than those of
the new.

The second set of images came from
Outer Cape towns, mostly Wellfleet. Many
of the participants in the Truro and Eastham
Conversations lived in Wellfleet, and they had
much to say about how in the 40 years
since the creation of the National Seashore
the physical characteristics of their town had
remained much the same while the social
aspects changed dramatically. Observations
about the changing character of local society
especially emerged in response to a picture
of the row of shops and art galleries in down-
town Wellfleet that now catered primarily to
a new class of affluent tourists and summer
residents. One woman observed that Well-
fleet’s year-round residents no longer walked
into town to get their essentials, but traveled
by automobile to larger stores down Cape in
Orleans and Barnstable. A slide of the Well-
fleet Post Office, newly constructed on the
outskirts of town, also prompted comments
about the changing character of Wellfleet’s
town center.*'®

The image that provoked the greatest
response at all three Cape Conversations was
a picture of a new house built on Mayo
Beach in Wellfleet that dwarfed the neighbor-
ing ones. Those present roundly attacked the
new construction for being way out of scale
and driving up housing prices and tax valu-
ations beyond the reach of most local resi-
dents. In the words of one Wellfleet resident:
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Figure 165: Biqc]_ists, Wellfleet Center, Wellfleet, MA, 2003.
(Photo: UMass)

“Ut5 a pity. When people come here,
and they want to stay and they build
the big houses and they put in these
Sfancy lawns and they water them
datly, you can no longer conserve
what was here. And the people who
were here can no longer afford to
live here because it doesn’t make any
sense to keep your property when
you're making fifteen thousand dol-
lars a year and then you can sell the
property for a million”*"

The picture of the house on Mayo
Beach also prompted discussion about the
changing demographics of the Cape towns,
and in particular, how skyrocketing housing
prices in response to rising demand for vaca-
tion and retirement homes has meant that
local families of ordinary means cannot afford
to purchase homes near where they grew up.
Residents noted that the preponderance of
expensive summer homes in Wellfleet boosted
the town’s real estate prices to among the
highest in the Commonwealth, but the average
income of its year round residents remained
among the lowest. “The families, the kids
can’t afford to stay. Kids are moving out at a
remarkable rate.”?*

The third set of images depicted rec-
reational activities-tourists in Provincetown,
bicyclists in Wellfleet, bathers enjoying Mar-



coni beach, and surf casters camped in
recreational vehicles at Race Point, near Prov-
incetown. Most interesting was contemporary
residents’ response to a quotation by Senator
Saltonstall from the Senate hearings in 1960
that “Ametricans, in dire need of the natural
grandeur of the clean open spaces, will find
[in the Cape Cod National Seashore] an outlet
for their crowded grimy urban lives.”*' A

man at the Provincetown Conversation com-
mented that even with the opening of the
National Seashore, the urban masses tended
to go to Revere Beach, not the Outer Cape.”
The group acknowledged that the towns of
the Outer Cape have always been more of an
upper-middle class tourist destination, a char-
acteristic reinforced in recent years by the high
price of rentals and an explosion of expensive
second homes. Looking at the images depict-
ing Cape recreational activities, those at the
Cape Conversations praised the variety of rec-
reational opportunities that the land and sea
offered them, even while declaring their oppo-
sition to more tourist development and the
traffic it would bring,

The Cape Conversations slide show
concluded with images depicting areas where
wild nature had overtaken the earlier land-
scape of fields and farms. Pictures of over-
grown trees clustered on sand dunes and of
former agricultural landscapes such as Fort
Hill in Eastham and Pamet Bog in Truro
prompted recollections of a time when the
Cape vistas were much more open. Residents
appreciated the natural beauty of these newly
wooded areas, though also wondered whether
it was feasible economically to bring back
farming and other economic activities that
kept the spectacular views to the ocean intact.

Summarizing the three Cape Conver-
sations, those present associated the most
striking changes in the landscape character of
the Outer Cape with the transformation of
the region’s traditional economic base. For
centuries, landscapes on the Outer Cape were
shaped by the hard work of local residents
harvesting national resources-farming, cran-
berrying, and fishing. Elements of these ways

114

of life are still visible, and are far and away
what residents and tourists think makes Cape
Cod distinctive. But these activities are no
longer the prevailing forces shaping the land-
scape. Rather, the landscapes of the Outer
Cape are now primarily shaped by the leisure
activities of a growing number of affluent
tourists, summer residents, and retirees. Local
residents feel the economic transformation of
the past two decades has affected all aspects
of Cape life, from the skyrocketing price

of housing and the plummeting number of
schoolchildren to the increasing pressure to
build new and larger stores to serve the grow-
ing year-round population. Those attending
Cape Conversations talked about the difficulty
of curbing the development and redevel-
opment of second homes, the scarcity of
affordable housing for their children, and the
near-impossibility of finding tradespersons to
work on their houses at reasonable rates.

Looking down Cape Cod at the dense
development in Orleans and below, those
attending Cape Conversations applauded the
efforts of the National Park Service and its
partners to preserve open space within the
boundatries of the National Seashore, and
by and large credited the Seashore for chan-
neling visitors to the beaches best designed
to accommodate them. Local residents also
appreciated Park Service attempts to conserve
their traditional recreational activities such as
surf-casting on the beach, driving off-road
vehicles, and gathering beach plums and other
wild fruits for jam. But local residents did
not see how the Cape Cod National Seashore
could help them with the larger “redevelop-
ment” and “loss of historic charactetr” issues
transforming the landscape. The Seashore
can help keep the piping plovers from becom-
ing extinct, but not the resource-based indus-



tries responsible for the look and feel of the
traditional Cape landscape.

The Cape Conversations revealed that
the residents of the Outer Cape are sus-
pended between past and present, caught by
the dramatic changes to the landscape that
have occurred within living memory. The his-
torical photographs reminded those present of
a time when they were young. Many now
moving to the Cape as year round residents
also have childhood memories of the place.
But soon after their arrival, they become
acutely aware that while the region has lost
none of its natural beauty, the Cape to which
they have moved is not the same as the one
that they remember. Yet these new “wash-
ashores” do bring their memories to the land-
scape, infusing it with personal qualities that
may only exist in their memories.

Collecting and preserving the memo-
ries that local residents and visitors have of
places on the Outer Cape that have since been
transformed can help to protect its distinctive
cultural landscapes. The Cape Cod National
Seashore has often partnered with local envi-
ronmental organizations to preserve the natu-
ral environment and unique wildlife. But Cape
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Conversations reveals a need on the Outer
Cape, as in other areas of the world where
landscape change is occurring quickly, to
partner with local historical organizations in
projects designed to capture the memories
attached to places, so that new residents to
the area can understand what happened there
and the distinctive cultural heritage that they
and future generations will be called upon to
protect. Describing the landscape elements
that she felt made the Outer Cape special,

a woman at the Provincetown Conversation
challenged the group, “There are things that
are valuable to you. Maybe they are not valu-
able to the people who are coming along,”***

Cape Conversations demonstrated the
challenge of protecting the traditional look
and feel of the Outer Cape against the seem-
ingly inevitable changes brought by a popula-
tion growing larger, richer, and older. But
there are still strategies for local governments
to adopt that would protect the characteristics
of the natural and built environment most
associated with the Cape’s distinctive land-
scape character. These strategies are the sub-
ject of the Recommendations section that
follows.
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PART I

Conclusions and Challenges, Retaining the
Landscape Character of the Seashore

Figure 166: House, Truro, MA, 2003. (Photo: UMass)

This study has been produced to
better understand, document, and analyze the
complex interactions of people and places
on the Outer Cape, both historically and
today. The purpose of this study is to
provide the National Park Service, local gov-
ernment, other organizations, and all residents
of the Outer Cape with an improved basis for
making the decisions that will decide the fate
of the landscape character valued by all. A
central premise and conclusion of this study
is that the character of the Outer Cape is
based in the interplay of the landscape and
its people. They are inseparable in the sense
that culture and landscape have mutually influ-
enced one another for thousands of years.

In this chapter we summarize the find-
ings of the study regarding how the current
trends in land use on the Cape will likely affect
its future landscape character. Key topics
are the redevelopment of existing homes and
commercial structures, significantly increasing
housing sizes, the related challenge of pro-
viding housing affordable to long-time resi-
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dents, and a diminishing working waterfront.
After describing these challenges, we identify
a set of goals that the towns, Cape Cod
National Seashore, and the Cape Cod Com-
mission could strive for to meet these chal-
lenges. These goals are followed by a set

of recommended actions and planning and
zoning techniques that can address many of
the issues raised in this report.



Challenges

The cultural landscape of the Outer
Cape landscape has seen dramatic changes,
particularly over the last 300 years. But the
next decades of landscape change may be
critical in determining whether future genera-
tions are also able to appreciate the special
and unique character of the region. The Net
Usable Land Area analysis (NULA) included
in Part One, estimates that only ten percent of
the land area of the Outer Cape is available
for new development. The rest is already
protected, developed, or regulated. The fate
of this last ten percent will have a major
impact on the character of the Outer Cape.
Choices need to be made: accept this incre-
mental change, or consider alternatives.

The redevelopment of existing homes
and cottages and the redevelopment of com-
mercial properties to serve a larger, permanent
population have replaced new development as
a major threat to the character of the Outer
Cape. The significant building that occurred
on the Cape during the 1980s and 1990s,
along with natural and regulatory constraints
on where development can occur, have left
few undeveloped parcels that are available for
new development.

Constraints on the supply of new
development, along with the demand for
homes from retirees and second home buyers,
have significantly raised the price of real
estate. The increase in year-round residents
leads to larger homes with more amenities,
and stronger demand for nearby retail and
service business. These changes also make it
more difficult for long-time residents to afford
property taxes, or for the children of long-
time residents to purchase or to build a home
on the Outer Cape. The lack of affordable
housing was a strong theme in the Cape Con-
versations described in Part Three of this
report.
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Figure 167: Photo simulation of potential housing

redevelopment. Top: Existing Conditions, 2003. Center: Impact of
one expanded cottage. Bottom: Impact of vertical development on
two expanded cottages. Wellfleet, MA, 2003. (Source: UMass)



Recommended actions were devel-
oped from a dual goal of allowing for appro-
priate change that addresses current needs,
but also supports the traditional ways of life,
economy, and landscape character of the area.
Policies should accommodate changes in the
ways that are most supportive of the ecology
and character of the existing landscape and
the life ways of its people. Addressing these
challenges needs to occur in ways that are
respectful of the private property rights of
landowners, as well as the autonomy of the
towns and of the Cape Cod Commission.
Many of what we view as the solutions to
these challenges have already been proposed
in one forum or another: excellent guidance
is available through such documents as the
zoning analyses and growth management rec-
ommendations sponsored by the National
Park Service, the new Cape Cod Regional
Policy Plan from the Cape Cod Commission
and their model bylaws and regulations proj-
ect, and the Commission’s publication entitled,
Designing the Future to Honor the Past.””

The challenge appears to be not so
much technical (in terms of the specifics of
planning tools) as political. This relates, we
believe, to the phenomenon of the invisibility
of incremental change. It is difficult to see
the impact of changes in the landscape when
they happen gradually over years and are dis-
persed across the region. The sum total of
these changes, however, can so change a land-
scape that is no longer unique, or even identi-
fiable. Chain stores, strip development, and
developer-designed, oversized residences, after
all, can be found anywhere. If unchecked on
the Outer Cape, these trends could result in
the loss of a regional cultural landscape of
national significance.

To address these challenges, we have
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Goals

identified the following goals followed by a
series of recommended actions and planning
and zoning tools and techniques.

* Establish and maintain a
database of significant land-
scapes and development
trends across the Outer Cape.

* Increase cross-institutional
understanding of managing
seashore areas with public
lands and significant private in-
holdings.

¢ Improve local ability to effec-
tively preserve positive land-
scape attributes while allowing
for acceptable and necessary
change.

* Increase awareness of the
effects of incremental change.

* Increase knowledge of issues
and opportunities surrounding
fishing and shellfishing on the
Outer Cape.

* Implement techniques
designed to increase commu-
nity influence on the rede-
velopment of houses as well
as the building of particularly
large homes.

* Address the need for afford-
able housing both for workers

and for next-generations Cape
Codders.



Community Based Actions

The focus of our recommended actions is on
ways to encourage citizens to see their land-
scape and its changes over time, to empower
local communities in their planning, zoning
and site reviews, and to improve the collabora-
tion among the stewards of the Outer Cape.
We present here a set of actions that we
believe would contribute to the stewardship of
the region. We do not provide legal advice
here, but we do believe all these techniques
would be legally practicable. Rather than a
to-do list, these recommendations should be
interpreted as a menu, ideas from which the
six towns, the National Park Service, the Cape
Cod Commission, and other stakeholders may
select the items that appear the most feasible
and effective for their particular situation and
interests.

Identify Notable Landscapes

With this study, the Outer Cape has
gained greater awareness of the most impor-
tant types of cultural landscapes and their
connections to the Cape’s history and future.
Additional effort is needed for a comprehen-
sive study and documentation of the Capes
notable landscapes of the Outer Cape.

This inventory could be organized and
maintained as a database of existing condi-
tions and trends across the Outer Cape. The
data could then be used to prepare design
review guidelines for appropriate development
within each type of landscape. We recom-
mend the following actions:

Conduct a full inventory of the Outer Cape’s
cultural landscapes. Components of this
inventory include:

* Expand upon on the proto-
type landscapes identified as
Landscape Headings in this
report to conduct a compre-
hensive inventory
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* Develop design review recom-
mendations for each prototype
landscape

* Identify spatial boundaries
for identifiable landscape types

across the entire Seashore

* Publicize these boundaries and
the suggested design review
guidelines for each type with
the towns to encourage their
adoption within town zoning
practices

The Cape Cod Commission could col-
laborate with towns to generate a landscape
study of the entire Outer Cape.”



Share Knowledge Across Increase Regional Collaboration
Institutions

Management of coastal areas is a topic The Outer Cape is rich in institutions
of increasing importance but great complex- and people committed to sustaining the char-
ity. The expertise and knowledge developed acter and livability of the area. Increased
in the Cape Cod National Seashore can assist collaboration among these groups will help
other areas, and the knowledge developed in assure that policies and perspectives are
other areas can suggest fruitful directions for shared, thereby increasing their effectiveness.

National Seashore policy as well.
To improve local ability to

To increase cross-institutional effectively preserve positive
understanding of the chal- landscape attributes while
lenges of managing seashores allowing for acceptable and
with significant in-holdings necessary change, we recom-
and broad public use, we rec- mend the following actions:

ommend the following action:

Sponsor a new standing col-

* Sponsor a workshop that laborative forum including the
brings together experts from town governments, National
various seashores in the Park Service, Cape Cod Com-
United States, and potentially mission, and town historical
internationally, as well as local and conservation commis-
residents, to investigate both sions, fishermen and other
problems and solutions as stakeholders to investigate
they have been addressed by ways to retain cultural land-
the National Seashore and by scapes. The forum should
other communities address both retention of built

environment and retention of
The National Park Service could take local jobs and shore-based cul-
a lead role in coordinating workshops with ture

input from towns, local organizations, and the
Cape Cod Commission.

Develop an updated set of
recommended techniques for
planning, zoning and permit-
ting within and outside of the
seashore

Develop techniques through
the collaborative forum
described above, to ensure
local relevance and acceptabil-
ity and increase political sup-
port and buy-in
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* Include design guidelines for
specific landscape types
derived in part from landscape
character studies (See Action
Step: Identify Notable Land-
scapes)

* Further ideas for discussion
are listed in the next section
under planning and zoning
tools and techniques

To effectively carry out these actions,
the towns, National Park Service, Cape
Cod Commission and interested stakeholders
would work together through a collaborative
forum.

Build Community Awareness

Implementing improved land use
management on the Cape requires increased
community awareness of the cumulative
effects of incremental change and improved
planning techniques to address this challenge.

Increasing awareness of the effects

of incremental change requires col-
laboration and political support for

good land use management among

residents, municipalities, and institu-
tional stakeholders in the area. Rec-
ommended actions include:

* Prepare presentations, posters,
and displays demonstrating
recent landscape change and
likely future landscapes

* Work with town planners and
Cape Cod Commission staff
to determine local perspectives
on key issues to be addressed
and most descriptive sites to
illustrate change
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Present to town meetings,
conservation committees,
Lions clubs and other public
gatherings

Provide technical assistance

to towns attempting to

update zoning to include

these recommended
techniques and more appropri-
ately address particular needs
of the National Seashore lands
within their boundaties.

Assign a National Park Service
staff member or consultant
with land use planning exper-
tise to be a liaison to towns
and the Cape Cod Commis-

sion

Meet with town staff to publi-
cize new efforts at partnership
in this area

Assist towns in applying

for funds, whether federal or
from other sources, to update
zoning and planning, with par-
ticular attention to the follow-
ing issues:

* Redevelopment
design guidelines for
existing homes

* Encouraging appro-
priate density within
town centers while
discouraging it out-
side of the town cen-
ters

* Encouraging con-
struction of town
facilities within town
centers, to enable
pedestrian and local
use of town centers



¢ Allowing for and pro-
tecting the interests
of fisherpeople within
zoning and planning

* Encouraging afford-
able housing,
particularly targeted to
long-term, year-round
residents of the Cape
and municipal workers
and possibly to service
workers in tourist bus-
nesses

b

The National Park Service could work
in collaboration with towns and the Cape Cod
Commission to strengthen community aware-
ness of change.

Build Landowner Awareness

Many of the key decisions that affect
the ecology and character of the Cape are
based on the individual decisions of landown-
ers. Recent purchasers are likely to have less
connection to the Cape and less awareness
of its ecology, history, and regulatory issues.
Improved land management by newcomers to
the area can address many challenges in a
non-regulatory fashion, including retention of
native plant species, awareness of the fragility
of the aquifer, and housing and landscape
designs that compliment the landscape charac-
ter. We recommend the following actions:

* Develop a brochure for
new property purchasers and
renters that explains essential
architectural, ecological and
landscape characteristics of
the Outer Cape and actions
they can take to support this,
plus Cape Cod National Sea-
shore regulations and bound-
aries. Topics to address
include:
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¢ using of native plants
and identification of
invasive plants to be
avoided

* protecting ground
water through prop-
erty owner actions
minimizing use of fer-
tilizers and options for
organic gardening

e importance of work-
ing waterfronts and
fishermen to the area
and actions local prop-
erty owners can take
(or avoid) to support
this industry

* Distribute the brochutre to real
estate brokers and ask them
to include it whenever some-
one begins to look for prop-
erty on the Cape and near the
National Seashore, so that they
are familiar with the unique
qualities of the area from the
start

* Distribute brochure to town
offices and local libraries and
other visible public locations

We recommend that the National Park
Service take a lead role in developing and cir-
culating this brochure to improve landowner
awareness on land management issues.



Retain Working Waterfronts * Build a ‘caught-locally’ cam-
paign for bringing fish to res-

The identity of the Cape developed in taurants and making patrons

response to its importance as a fishing and aware of this, to ensure an on-

shellfishing center. These activities continue going market for locally caught

to provide income for long-time residents and or raised fish and shellfish

a sense of connection to local history and

a unique character. With the shift to high- * Provide capacity support for

income homes and tourism, positive actions a strong fishermen’s coopera-

are needed to assure that these activities can tive organization, to increase

continue, and thereby retain both jobs and their political profile at local

authentic local culture. and state levels
To increase knowledge of We recommend that the towns coordi-
issues and opportunities sut- nate these actions with participation of the
rounding fishing and shell- National Park Service and the Cape Cod
fishing in the Outer Cape, Commission. These actions could be facili-
we recommend the following tated by the collaborative forum described ear-
actions: lier in order to retain the working waterfront.

Gather studies from other
areas that have addressed this
topic; resources from Maine
may be the most applicable

Undertake conversations or
more formal focus groups
with local fishermen as well

as (although separately from)
property owners known to
have expressed dismay with
fishing’s landscape effects to
better understand local per-
spectives on the problems and
future of that industry

Sponsor a study or designate
a staff person to develop
recommendations for towns
as to how to overcome obsta-
cles and minimize conflicts
between property owners and
fishermen, and appropriate
zoning or other regulatory
techniques to encourage reten-
tion of this industry in the
Outer Cape.
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Planning and Zoning
Tools and 1echniques

Figure 168: Photo simulation of potential housing redevelopment. Left: Existing conditions, 2003. Right: The effect of an enlarged cottage along

the shoreline. Wellfleet, MA, 2003. (Source: UMass)

Managing Super-Sized Homes

Redevelopment of existing homes,
often with very large additions or tear-down
and new construction of much larger homes
is the key land use management challenge
within the Outer Cape. Very large homes,
if not sited and designed very carefully, signifi-
cantly change the visual, historical, ecological
and social character of the Cape.

Several planning approaches are
designed to increase community influence of
the redevelopment of houses as well as the
building of particularly large new homes.
These techniques would be triggered when
particular conditions are met, such as homes
or additions greater than “X” square feet or
homes in easily viewed or otherwise sensitive
locations. Techniques which have been used
in other Massachusetts towns include:

* Require site design review
at time of permit application
for new homes and significant
additions; review can be by
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town engineer or more full-
scale design review by a com-
mittee including citizens and
planners. Include criteria such
as:

* Define percent of site
or stated acres to be
left uncleared during
construction

* Set limitations on
impervious surface as
a percent of site or
other techniques for
retaining aquifer
recharge and stormwa-
ter management

* Minimize sightline
impacts

* Define appropriate
design guidelines



(materials, massing,
height, details), which
can follow from the
findings of the Cape
Cod Commission’s
Designing the Future to
Honor the Past or from
National Park Service-
sponsored studies and
recommendations

* Implement limitations
designed to assure that new
homes and additions fit into
scale and character of neigh-
borhood and achieve ecolog-
ical criteria. These would
be zoning code changes that
either:

* Limit overall size of
home (difficult to sus-
tain legally but possi-
ble), or

e Limit floor-area-ratio
(FAR) and address
number of stoties out-
side the National Sea-
shore area (building
stories are already lim-
ited to three stories
for homes within the
National Seashore)

* Develop design review
guidelines with a goal
of minimizing sight
line impacts for new
homes or additions not
set within forested
landscape

* Determine whether
it is appropriate to
have stricter limitations
within the National
Seashore and more
generous limitations
outside of it
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* Use landscape charac-
ter studies as reference
documents for setting
limitations as well as
existing National Park
Service, Cape Cod
Commission, and town
studies

* Encourage cluster or cottage
style development for new
homes, and revise codes so
that this form of development
is just as easy as standard
development to build under.

* QOutside of town cen-
ters, make clustering
an as-of-right process
rather than by special
review, thereby increas-
ing likelthood devel-
opers will use this
technique

Each of the towns in the Outer Cape
would be responsible for adopting these plan-
ning and zoning tools.

Encourage Affordable Housing

The enormous increase in property
values within the National Seashore and the
surrounding areas has made it difficult for
the children of long-time residents to find
homes in the area. The lack of affordable
housing diminishes community diversity, and
makes finding housing for seasonal workers
particularly challenging. The great desirability
of the Cape for retirement and second
home development means that the Cape Cod
National Seashore and the towns will need to
take active steps if they wish to assure diver-
sity in the available housing to meet the needs
of a wider variety of existing and potential
residents.



To address the need for
affordable housing both for
workers and for next-genera-
tion Cape Codders, we recom-
mend the following actions:

Add a linkage fee for afford-
able housing to existing impact
fees. Under this program,
each developer of commercial
or multiple residences would
pay into a fund. The proceeds
would be used to build or pur-
chase affordable housing units.
Some of these units could be
reserved for existing Cape resi-
dents and their children. This
fee may be able to be applied
to very large homes as well,

as they presumably will hire
domestic help who will have to
be housed somewhere on the
Cape.

Provide incentives in zoning
and permit approval process
for small homes or projects
that include an affordable
housing component. Be sure
there are techniques in place
to assure that the affordable
housing remains available for
year-round residents or for
seasonal workers, rather than
seasonal visitors

Because of the restrictions on new
development within the National Seashore,
most of these actions will need to be taken
outside the seashore area with town-based ini-
tiatives.

Retain Working Waterfronts

As described earlier, the influx of new
residents without multi-generational connec-
tions to the Cape as a site of work, as well as
the increase in property values, has made the
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lower-value and sometimes unaesthetic uses
necessary for the local fishing industry more
difficult to sustain. If the Outer Cape is

to retain some continuity with its history

as a working waterfront, the towns and the
National Seashore will have to undertake poli-
cies that facilitate retention of working water-
fronts necessary for fishermen to catch or
raise and process fish and shellfish.

To retain the working waterfront, the
Outer Cape should evaluate other models and
adapt successful programs. Significant work
has been undertaken on this topic by the State
of Maine as well as some towns in Massachu-
setts, but it is nevertheless a relatively new area
of concern in planning, and therefore tech-
niques are still being developed and tested. A
few ideas may suggest possible directions for
further consideration:

* Include in zoning an ‘aquacul-
ture use notice’ similar to the
agricultural use notices utilized
by some towns. Such a notice
would specify that the zone
is one in which aquaculture
may be practiced, and that
nearby residents may expe-
rience side-effects from this
including impairment of visual
quality, access across beach-
front, etc. In agriculture this
is often linked to state right-to-
farm laws, but the inclusion of
aquaculture under these pro-
visions is a matter of legal
interpretation-in other words,
whether towns could link a use
notice to the right to farm laws
is for the lawyers to decide.””’

Designate some portions of
town waterfronts as working
waterfronts, and zone for
retention of processing facili-
ties and docks while discour-
aging possibly conflicting uses
such as residences



Like the actions recommended in the
previous section for the working waterfront,
these planning and zoning tools would be
implemented by towns, with input from the
National Park Service and Cape Cod Commis-
sion.
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Alternative
Future Scenarios

It is instructive to consider alternative
futures for the Outer Cape which “play out”
specific premises, specifically to: allow szazus
gno development, guide development to par-
ticular areas (e.g. infill sites), and/or advocate
for specific types of increased protection for
landscape resources. The landscape planning
studio completed three alternative future sce-
narios for the Outer Cape which are briefly
summarized below. All of these scenarios
accept the inevitability of additional popula-
tion growth on the Outer Cape. They differ
with respect to the allocation of new residen-
tial land uses, and conversely with regard to
the type, extent and location of new protected
lands.

The landscape planning studio began
by examining the future development capacity
of each town through a “Buildout” analysis.
A study of Net Usable Land Area indicates
that 10 percent of the land area of the Outer
Cape is still available for development (see
Figure 7). The buildout is a compilation
of six Outer Cape town-based analysis pro-
duced by the Massachusetts Executive Office
of Environmental Affairs (EOEA) in 2002.
The buildouts were calculated for every com-
munity in Massachusetts to provide a theo-
retical maximum development level allowable
given existing zoning, public, and known regu-
latory and physical constraints. The EOEA
buildout for the six Outer Cape towns identi-
fied the potential for a 22 percent growth
in population, residing in 2,578 new housing
units, resulting in a 1.4 million gallon-per-day
increase in water usage. Since being released,
these buildouts and their associated popu-
lation impacts have been misunderstood by
many. It is important to recognize that these
buildouts are not predictions, or projections
of expected growth. Simply, they are an ana-
Iytic exercise designed to identify the amount
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of “buildable” land in a community, and then
to analyze this “buildable” land according to
the permitted type and density of develop-
ment allowed under current regulations. The
buildouts provide a useful starting point for a
community to discuss alternative growth and
development paths into the future. For
example, the buildouts often identify lands
within a community that are important but
currently unprotected by current regulations
or public ownership. A community might
then explore alternative means of protecting
these resources such as regulating the devel-
opment potential, purchasing conservation
restrictions, or purchasing the land outright.
Similarly, a community can “read” the build-
out to locate areas that may be suitable and
desirable to accommodate future develop-
ment. The town could encourage develop-
ment in these areas by modifying zoning to
allow a higher density of development, to pro-
vide flexibility in lot sizes and dimensions, and
to make public investments in infrastructure
to support the development, such as roads,
sewer, and utilities.

With this understanding of the avail-
able land and buildouts, not as a prediction or
scare tactic, but as a baseline planning tool, the
study produced three visions, or scenarios of
alternative futures for the Outer Cape. Each
of these scenarios started with a premise pre-
sented in the form of a “what-if” question.
Just as the buildouts are not intended as pre-
dictions or plans, these scenarios are meant
to be exploratory, and even provocative, to
raise important questions relative to commu-
nity attitudes towards growth and protection
of land and landscapes. They all present alter-
native challenges the status quo, which is rep-
resented by the buildout analysis.



Conservation Scenario
What if a broad coalition of groups worked together to conserve more land in an effort to
protect significant water, habitat, and cultural resources for future growth and management?

Race Point

Pilgrim Heights

Key Assumptions:

«Conservation Criteria

- Well Sites
« Wetlands
« Habitat for Flora and Fauna

« Connectivity
«Encourage Environmental Awareness through
Interpretive Education
«Improve Trail Corridor Network

Pamet Area

\ Marconi Station Site
P

Statistics:

+148 Parcels

+32% of Developable Land
+3% of the Outer Cape
*2,130 Acres

Existing Scenario 1
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|
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Protected

|Wet1ands Buffer

B ‘ Wetlands
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Department of Landscape Architecture & Regional Planning
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Conservation Scenario

The first alternative to the buildout is the
Conservation Scenario, which asks the ques-
tion: “what if a broad coalition of groups
worked together to conserve more land in

an effort to protect significant water, wildlife
habitat, recreational and cultural resources for
future growth and management?” Just as the
Cape Cod National Seashore made an unprec-
edented public investment in land protection
in 1961, a broad coalition of contemporary
groups might collaborate on an ambitious
effort to place a substantial amount of cur-
rently “developable” land into some con-
servation status through tax abatement,
conservation restrictions, or fee simple acqui-
sition. The goals associated with the Con-
servation Scenario include: water resource
protection, wildlife habitat linkage and protec-
tion, enhanced recreational trail access, and
new opportunities for environmental educa-
tion. Specific objectives in support of these
goals would include:

* Protect fifty-two new well sites
to assure future water supply
for Outer Cape Communities.

* Protect key aquifer recharge
areas to maintain a sustainable
water supply through
increased recharge.

* Maintain and build linkages
between wildlife habitats,
including three new safe road
crossings (tunnels) for Rte. 6.

* Extend existing recreational
trails into areas that are cut-
rently not served, ultimately
providing trail linkage from
South Wellfleet to Province-
town.
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¢ Build five new environmental
education facilities in conjunc-
tion with new consetrvation
areas.

* Select areas that satisfy or con-
tribute to more than one of
the above objectives by recog-
nizing the inherent compatibil-
ity of these conservation uses.

While perhaps appearing ambitious,
this scenario would claim only an additional
3 percent of the total Outer Cape land area
for the above conservation purposes. Most
of the new potential conservation lands would
be located in Truro and Wellfleet on non-
Seashore land. However, since only 10 per-
cent of the Outer Cape is currently available
for new development, the 3 percent of new
land required represents 33 percent of the
remaining buildable land, thus requiring more
concentrated development in the remaining
lands.



Town-Centered Scenario

What if the communities of the Outer Cape encouraged concentrated development in already
developed areas to enable the protection of landscape character in other places?

Scenario Premise: (’

» Centralize development 7

o
B, o

« Identify infill areas around town centers
« Centralize infrastructure
 Integrate municipal water and sewage
« Implement public transit on land & water
» Expand public bus system and water taxis
» Conserve natural and visual resources

« Incorporate high elevation districts

Spatial Concept Diagram:

Existing Scenario
Development . Infill Development
- High Elevation Districts - High Elevation Districts
Legend Protected Land @ Water Taxi Stations
% g Developable Land @ Water Taxi Stops

% Bus Stops

Future High Elevation Districts

o Flure Waler Taxi Rovtes

Town-Centered Development Water Recharge Zone Water Taxi as Public Transit

University of Massachusetts, Amherst
Department of Landscape Architecture & Regional Planning
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Town-Centered Scenario

The Town-Centered Scenario asks the
question: “what if future development on the
Outer Cape is concentrated within and adja-
cent to existing village and town centers?”
This scenario applies the contemporary plan-
ning strategy of “infill” development to
appropriate existing town centers across the
Outer Cape. It can be characterized as an
anti-sprawl approach. It assumes that space
is made available within existing centers to
accommodate additional development, pro-
ducing a higher density and greater population
in these areas. It presumes that municipal
water supply and waste disposal are provided
to accommodate the additional population in
a safe and sanitary manner. The scenario
would require changes in zoning to reduce
minimum lot size, to allow higher density
on existing lots, and to provide flexibility
in lot dimensions. The goals associated with
the Town-Centered Scenario include: con-
centrated development, increased support for
land conservation, housing affordability, and
public transportation. Specific objectives in
support of these goals would include:

* Provide affordable housing
through smaller units in new
construction, and in adapting
existing structures.

* Expand public transportation
to higher density areas includ-
ing expanded bus service and
seasonal water taxi service.

* Centralize infrastructure
including municipal water and
sewerage.

* Preserve the existing architec-
tural character of Outer Cape
villages through architectural
guidelines, and site plan review.
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* Use the transfer of develop-
ment rights program to put-
chase development rights to
out-of-town lands in return
for the development benefit of
higher in-town densities.

* Use the transfer of develop-
ment rights program to con-
serve sensitive natural areas
such as water supply pro-
tection districts and visually-
important areas outside of
towns including high elevation
districts.

The landscape planning studio identi-
fied town centers on the Outer Cape that
could potentially accommodate higher densi-
ties of infill development as well as sensitive
areas such as high elevation districts that
would be protected. Wellfleet Center would
be the major infill zone, as would other
existing centers in the Outer Cape including:
Provincetown, Truro, Eastham, Otleans and
Chatham. New high elevation protection dis-
tricts in Truro and Wellfleet would comple-
ment the existing district in Provincetown.



New Villages Scenario

What if the Outer Cape concentrated development in new
traditional-density village centers & conserved a significant amount of open space?

Scenario Premise:

« Maintain the Character of the
Outer Cape
« Mixed-Use Zoning & Village-Style
Model Bylaw
« Architecture a careful response to climate
& culture

» Centralize development & infrastructure
 Densely populated village centers
Protect fragile habitats & conserve open space
« Apply Tranfer of Development Rights to protect APCC
Critical Habitat Areas & village open space
Provide pedestrian-oriented circulation & mass
transportation options

« Village center within 1/4 mile of residential areas
« Light Rail extending length of Rt. 6

» Implement Water Taxi system Existing Srenario
 Implement renewable technology S T———
for the managment Of WaStewater7 Developable Land -PmlecLed Crilical Habilal
stormwater & energy needs Protected Land. " Wator Taxi Route
o Off-Shore wind farms e ® WaISTTE SR

--—-—- Light Rail Route

Route 6
Ferry Route

» Constructed wetlands « Light Rail Stop
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Spatial Concept Diagram:
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New Villages Scenario

The New Villages Scenario asks: “what if

the Outer Cape concentrated development
in new traditional-density village centers and
conserved a significant amount of new open
space? This is a bold scenario in that it
explores the creation new settlements, emu-
lating traditional patterns of growth on the
Outer Cape. The “New Villages” would be
examples of the new urbanist communities
that have been established around the United
States. These “New Villages” would be situ-
ated where concentrated development could
be supported environmentally and with exist-
ing infrastructure - thereby relieving develop-
ment pressure from other lands. This scenario
is progressive in that the higher density would
enable the application of regenerative tech-
nology. The goals associated with the New
Villages Scenario include: concentration of
new growth, support for public transporta-
tion, employment of regenerative technology,
and the creation of neo-traditional villages.
Specific objectives in support of these goals
would include:

* Site new villages on Route 6
to maximize the potential for a
viable mass transit system.

* Provide a2 mix of commercial,
institutional, and residential
uses including affordable hous-

ing,

* Create a pedestrian-friendly
compact community to reduce
the dependence on auto travel.

* Provide a light rail spine paral-
lel to Route 6 along the Outer
Cape to link the new villages
and other existing centers.

* Implement innovative storm-
water management system to
reduce off-site impacts and
to maximize groundwater
recharge.
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* Employ constructed wetlands
to create new wildlife habitat
while accomplishing biological

treatment of wastewatet.

Using data represented by geographi-
cal information system map layers in combi-
nation with the NULA data, the landscape
planning studio selected two locations for
New Villages, one in Wellfleet and one in
North Truro, with a light rail system serving
the Outer Cape. Each New Village would
be designed to optimize energy efficiency
and renewable technology, by locating build-
ings for optimal solar orientation and wind
protection. Waste would be processed with
a biological wastewater treatment system,
integrated with a stormwater management/
cleansing system.

Conclusion

These scenarios are not intended as
plans for adoption. Rather they attempt
to pose and explore specific “what if
questions regarding future development and
land protection to raise awareness of alter-
natives to status quo development, and to
explicitly attach likely consequences to plan-
ning, zoning, and land protection actions over
time. In combination with the previous sec-
tion of this report, the scenarios can be used
to stimulate a dialogue within the Outer Cape
community and individual citizens for active
and informed decision-making to plan for the
future.
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