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DECISION OF THE CAl'E COD COMMISSION 

SUMMARY 

The Cape Cod Commission (Commission) hereby approves with conditions the application of 
Anchor Self Storage, for a Development of Regional Impact (DIU) approval pursuant to Section 
12 and 13 of the Cape Cod Commission Act (Act), c. 716 of the Acts of 1989, as amended, for a 
propos<Od development of a 84,000 square foot, climatized self storage facility off of Route 130 
in Mashpee, MA. The decision is rendered pursuant to a vote of the Commission on Nov. 15, 
2001. 

PROJECT DESCRIPTION 

The proposed project is the construction of two self-storage buildings each with a footprint of 
16,800 sf. on a 5-acre parcel abutting and to the west of Rte. 130 in Mashpee, MA. One building 
is two-story above ground, the second is three-story, including a basement level, for a total 
square footage of84,000 of floor area. The height of the buildings is 22 feet, which complies 
with the town of Mashpee zoning bylaw. 



The complex contains an office for 2 full time and one part time employee, two bathrooms, and 
is surrounded by paved areas including 92 parking spaces, per Mashpee town bylaws. The 
building sits in the south east corner of the propert)r, sited so as to leave a wilcllife corridor to the 
north, and an undisturbed natural landscape to the west which is contiguous with Mashpee 
Wildlife Refuge property. 

Each storage building will include an elevator, and storage bays that are climate controlled. The 
interior bays will range in size from I 0' to 40', averaging about I 00 sf, each. 

· The property is located within the federally recognized Mashpee Wildlife Refuge and is 
considered a Significant Natural Resource Area under the RPP. Approximately 2.89 acres of 
undisturbed, unfragmented forest on the property will be deeded to the Town of Mashpee for 
conservation, to preserve a wildlife corridor in the north and west portions of the property. 

PROCEDURAL HISTORY 

Anchor Self Storage filed an application for both a DRI Exemption and a DRI on June 14, 2001. 
The Exemption application was not deemed complete as a discrepancy arose early in the review 
between the DEP designated Zone II delineation for potential public water supply well# P-11 
and a more recent Mashpee Water District delineation. The project was delayed until DEP 
could formally adopt the correct Zone II delineation, which placed the proposed development 
outside of a Zone II wellhead protection area. A hearing was opened and continued on March 
27, 200I by a hearing officer of the Cape Cod Commission. The hearing was closed on June 20, 
200I by a hearing officer. The applicant filed an extension agreement to Nov. 30, 2001. The 
DEP letter was received on Oct. 4, 2001. The DRI Exemption application was deemed complete 
on Oct. 4, 200I. The applicant agreed to a further extension of the decision to Feb. 28, 2002. 

A duly-noticed public hearing was held October 23, 200I at 7:00pm at the Mashpee Town Hall 
in Mashpee, MA. Following the hearing, the subcommittee met and voted unanimously to 
recommend that the DRI Exemption be denied and that the project be considered for a DRI 
approval with conditions. The DRI Exemption and DRI hearings were continued to the full 
Commission meeting on Nov. 15, 200I. The applicant withdrew the exemption request on Nov. 
7, 2001. On Nov. 15, 2001 a final public hearing was held and the Cape Cod Commission voted 
unanimously to approve the project as a DRI, subject to conditions. 

Materials Submitted: 

From the Applicant 
• DRI Exemption and DRI applications -May 16, 2001 
• DRI/DRI Exemption Narrative and Application, Zone II Map- June 14, 2001 

· • Occupancy Agreement; Landscape Plan; Sight Distance Analysis; Trip Generation Analysis; 
Trip Generation Calculations; Intensive Archaeological Survey to Brona Simon, State 
Archaeologist, by PAL- June 7, 2001 

• Exterior Design, Elevations - May 16, 200 I 
• Extension Agreement to Oct. 3I, 200I- July I2, 200I 
• Extension Agreement to Nov. 30, 2001 -Sept. I9, 200I 
• Revised landscape plan dated May 7, 200I and revised in July 5, 2001- Oct. 3, 200I 
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• DEP letter adopting new Zone II delineation via fax- Oct. 5, 2001 
• Revised landscape plan dated 10/12/01 and letter from Mary LeBlanc to Tana Watt 

re: landscaping specifics- Oct. 17, 2001 
• Anchor Storage roadside sign - Oct. 17, 2001 
• "Warning" sign draft for hazardous materials- Oct. 23, 2001 
• Building 1 and 2 floor plans- Oct. 25, 2001 ' 
• Draft contract with Clean Harbors for emergency response- Oct. 26, 2001 
• Draft Landscape Contract - Oct. 26, 2001 
• Revised site plan dated 1 0/29/01 including drainage details, revised lighting plan, revised 

storm water details, operation and maintenance of stormwater facility plan - Oct. 29, 2001 
• Extension agreement to Feb. 28, 2002- Oct. 29, 2001 
• Supplemental narrative from Kevin Kirrane via fax- Oct. 31,2001 
• Lighting specifications from David Miclmiewicz of Coastal Resources- Oct. 31, 2001 
• Signed contract with Clean Harbors for emergency spill response via fax- Nov. 1, 2001 
• Statement that Phase 1 construction would begin immediately upon issuance of building 

permits, and Phase 2 would commence within nine months of Phase 1 completion, via fax­
Nov. 6, 2001 

• Letter withdrawing the DR! Exemption application from Kevin Kirrane via fax- Nov. 7, 2001 
• Phasing Plan SD-3 dated 11/01/01- Nov. 8, 2001 
• Listing of hazardous materials prohibited via fax- Nov. 9, 2001 

From the State 
• Letter to the applicant from Brona Simon, MCH, recommending an intensive archaeological 

survey - Jan. 8, 2001 
• Letter to the applicant from Brona Simon, MHC, concurring that no significant archaeological 

or historic properties were located on the property and there was no need for further study -
June 29, 2001. 

From the Town 
• Letter from Mr. David Rich, Mashpee Water District, stating that the P-11 well in the Zone II 

of this proposal is unlikely to be developed. He also stated that in a conversation with DEP, the 
Zone II delineation is outside the area of this development- June 19, 2001 

• Fax from Mashpee Water District of letter from DEP adopting new Zone II delineation for P-11 
well- Oct. 4, 2001 

From the Cape Cod Commission 
• Letter via fax from M. Twombly to Mr. Kirrane, Dunning & Kirrane, to notifY Mr. Kirrane that 

we could not deem the application complete until we received DEP letter confirming new Zone 
II delineation for potential water supply well - June 22, 2001 

• Memo to subcoi:nmittee from M. Twombly to cancel a previously scheduled hearing, and notifY 
them that the DR! Exemption Application is not complete- June 22, 2001 

• Fax from M. Twombly to Mr. Kirrane suggesting an extension- July 5, 2001 
• 45-day notice letter to Mr. Kirrane for DR! review- Sept. 4, 2001 
• Email from M. Twombly to Mr. Kirrane asking for further information on signage, economic 

market studies, undergrounding of utility lines, and parking- Sept. 20, 2001 
• Zone II delineation to Mr. Steve Raleigh from M. Twombly- Oct. 2, 2001 
• Letter from M. Twombly to Mr. Kirrane stating application for DR! and DRI Exemption was 

Anchor Self Storage- TR #2004 7 DR! Decision 
Nov. 15,2001 

3 



complete- Oct. 4, 2001 
• Letter from M. Twombly to Heather Wright, of Mary LeBlanc Landscaping, re: specific 

landscaping details via fax- Oct. I 0, 200 I 
• Staff Report- Oct. 12, 2001 
• Extension agreement from M. Twombly to Mr. Kirrane via fax- Oct. 15, 200 I 
• Staff report to Nutter, McClennen & Fish via fax- Oct. 16, 2001 
• Letter to Mr. Kirrane from M. Twombly re: additional information needed from applicant via 
fax- Oct. 24, 200 I 

• Draft minutes from Oct. 23 public hearing from M. Twombly- Nov. 6, 2001 
• Letter to Mr. Don Priestly re: hazardous materials and conditions from M. Twombly via fax-

Nov. 7, 2001 
• Draft decision from M. Twombly- Nov. 7, 2001 
• Letter to Mr. Kirrane from M. Twombly re: DR! application fee- Nov. 8, 2001 
• Memo re: fluorescent bulb management from Andrea Adams toM. Twombly, forwarded to 

Mr. Kirrane via fax- Nov. 8, 2001 
• Memo re: hazardous waste management during construction from A. Adams to M. Twombly, 

forwarded to Mr. Kirrane via fax- Nov. 9, 2001 

The application, and notices of public hearings relative thereto, the Commission staff report, 
exhibits and correspondence, the transcript and minutes of meetings and hearings, and all written 
submissions received in the course of the Commission's proceedings are incorporated into the 
record by reference. 

TESTIMONY 
Public Hearing, October 23, 200 I 
Mr. Ansel explained the purpose of the hearing for a Development of Regional Impact 
Exemption and DR!. 

Kevin Kirrane, attorney from Dunning & Kirrane, presented the proposal for a storage facility, 
explaining that they applied for a DR! Exemption as they understood other like facilities had 
been granted Exemptions in the past, and they generally felt it did not have regional impacts. He 
explained that they had experienced a long delay in the project due to a contradiction in Zone II 
delineation, and that DEP formally adopted the new delineation which placed the development 
outside of a Zone II wellhead protection area. 

Mr. Kirrane described the proposed plans for the development of a 2-unit, 84,000 square foot, 
climatized, self storage facility. He explained that the existing approved subdivision plan would 
be abandoned in favor of the current proposal. Mr. Kirrane noted that the development was sited 
in the southeast corner of the property to allow for a wider wildlife corridor, and to keep as much 
of the natural landscape on the north and west sides of the property undisturbed. Mr. Kirrane 
stated that all remaining open space on the property will be deeded the town of Mashpee. 

Mr. Kirrane agreed to nitrogen and trip reduction contributions for mitigation of nitrogen loading 
and transportation in Mashpee. He described their hazardous materials contract which includes a 
clause that allows immediate access to management or the Fire Department. The applicant also 
agreed to a landscape maintenance contract to insure that the landscaping plan was successful in 
screening the facility from Route !30. 
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Tom Broidrick asked if the building would have a sprinkler system. Don Priestley, one of the 
owners, said yes, sprinkling was required by the town of Mashpee. 

Mr. Broidrick asked if all the parking was necessary. Mr. Kirrane answered that it was required 
by Mashpee by laws. He added that the width of the parking isles would need to stay as sized in 
order to allow traffic or emergency vehicles to move around the site efficiently, and that a 
parking reduction wouldn't significantly reduce the amount of impervious surface. David 
Michniewicz, traffic consultant, explained that they had not consulted directly with the fire 
department, but they had used "turning" templates during the design phase, and that emergency 
and fire vehicles would fit. 

Mr. Broidrick asked about access to the various floors, and inquired about the interior layout of 
the storage rooms. Mr. Kirrane explained that there were elevators at the end of each building to 
access each floor level, and that the interior layout was flexible depending on the room size the 
customer needed. 

Len Stewart asked about a list of hazardous materials. Jim Sorensen, one of the owners, 
answered that it was not long and was general so there was more flexibility to interpret what was 
hazardous. Mr. Stewart suggested a list be printed on a form and be made visible in the office. 

Mr. Stewart asked about the response time for CleanHarbors. Mr. Priestley explained that they 
were located in Braintree, MA, .but that their response time was faster than any other service 
Anchor contacted. 

Martha Twombly, Cape Cod Commission Staff Planner, explained the DRI Exemption criteria, 
and discussed several regional impacts outlined in the staff report. She explained the project is 
located in SNRA and the Mashpee Wildlife Refuge, and is an important corridor for wildlife on 
the east side of Route 130. Ms. Twombly noted that the site layout and the revised landscape 
plans responded to staff comments. 

Gabrielle Belfit stated that the property lies in both Waquoit Bay and Mashpee Riverwatersheds, 
both of which are nitrogen sensitive marine embayments. She stated the project should comply 
with the RPP for overloaded embayments with denitrifying systems, which the applicant stated 
they would add to the plans. Ms. Belfit also calculated the necessary contribution for additional 
nitrogen mitigation as required by the RPP at$ 12,000.00, with credit being allowed for 
improvements in the stormwater system proposed by the applicant and to the actual amount of 
waste water generated by the facility. 

Tim Boesch offered comments about transportation, even though the development does not 
exceed regional thresholds for peak hour transportation impacts. He indicated that the trip 
generation studies were consistent with Institute of Transportation Engineers (ITE) figures. He 
stated that the applicant was willing to meet the$ 60,800.00 cash contribution for trip reduction 
mitigation of transportation impacts per the RPP. 

Ms. Twombly discussed community character issues and the development's visibility from 
Route 130, which is a regional road. She noted that the landscape plans were revised twice to 
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incorporate additional plantings that would fully screen the building from view along the front 
imd along the southern boundaries. Mr. Ansel asked if pesticides and fertilizers were considered 
or needed for this plan. Ms. Belfit said that the landscape plans were not considered in the 
nitrogen calculations. Mary LeBlanc, landscaper, explained that the plants, shrubs and trees 
specified in the plan are non-invasive, mostly native species that are hardy for the Cape Cod 
climate. She didn't anticipate the need for fertilizers or pesticides. 

Ms. Twombly summarized the three major concerns that led the staff to recommend a denial of 
the DRI Exemption. These included: insuring the conservation deed is completed, insuring the 
landscaping is installed and maintained to successfully screen the complex, and to insure 
nitrogen loading mitigation is installed. 

Ernest Virgilio asked if the consultants had considered "tight tanks" for the stormwater. Mr. 
Michniewicz explained that they specified hooded catchbasins which could be manually closed 
in the event of a spill. He also indicated that the catchbasins had a capacity of 140 gallons each. 
The system contains an oil absorbent pillow, and runoff would flow to biofilter swales for further 
uptake. In addition, there were emergency kits on site for immediate response. 

Mr. Ansel asked for public comments. There were none. 

Mr. Ansel asked if the applicant needed a DRI Exemption, pointing out that solutions to the 
concerns raised by the staff were unenforceable under a DRI Exemption. Mr. Kirrane said his 
client was prepared to withdraw the Exemption application but also wanted the project to move 
ahead expeditiously since it had experienced delays from DEP. 

JURISDICTION 

The proposed project qualifies as a Development of Regional Impact (DRI) under Section 3(e) of 
the DRI enabling Regulations governing review of Developments of Regional Impact, which 
requires review of"any of the following proposed commercial, service, retail or wholesale 
business, office or industrial development, as well as any private health, recreational or 
educational development: new construction with a gross floor area greater than 10,000 sq. ft.". 

FINDINGS 

The Commission has considered the application of Anchor Self Storage for construction of a 
climatized self-storage facility in Mashpee, MA, and based on consideration of such application, 
and upon the information presented at the public hearing and submitted for the record, makes the 
following findings pursuant to Sections 12 and 13 of the Act: 

General Findings 

Gl. The project consists of two self-storage buildings comprised of a two-story and a three-story 
building (basement and two floors) totaling 84,000 square feet of gross leasable space, shown on 
site plans SD-1 through SD-5 dated 10/29/01. The 5-acre parcel abuts Route 130 in Mashpee, 
MA, and is part of the Mashpee Wildlife Refuge. Approximately 2.89 acres of the property, all 
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of the undeveloped portion, will be left in its undisturbed form and deeded to the Town of 
Mashpee for conservation purposes. 

G2. The 5-acre site currently has a 4-lot subdivision and road approved for commercial 
development. This approved subdivision will be formally abandoned. 

G3. The front portion of the property is zoned for commercial use, and the rear is zoned for 
industrial. The Anchor Self Storage development is an allowed use by Special Permit in these 
zoning districts. · 

G4. The project is consistent with local development bylaws with regard to proposed uses, height 
restrictions, and parking standards. 

GS. The applicant has proposed to construct the project in two phases. Phase I will consist of the 
southern building of 33,600 sf, and all related infrastructure, site improvements, landscaping, 
fencing, and paving around the building. Phase 2 will consist of the northern building of 50,400 
sf, parking lot and associated plantings. 

G6. The project is consistent with the Mashpee Local Comprehensive Plan, particularly for low 
traffic generating commercial projects along this roadway. 

G7. The project benefits, in conserving a wildlife corridor and protecting natural habitat adjacent 
to a wildlife refuge, in reducing nitrogen impacts to an impaired marine recharge area, and in 
providing a needed service in the town of Mashpee while not greatly increasing traffic 
generation, outweigh the detriments of the project. 

G8. The development proposal meets the Minimum Performance Standards of the Regional 
Policy Plan based on the following findings. 

Land Use Findings 

Ll. The project is located entirely within a Significant Natural Resource Area within the 
Mashpee National Wildlife Refuge. The project is designed to preserve the maximum amount of 
open space in a natural state on site to provide a wildlife corridor. 

L2. The project is designed to orient the buildings perpendicularly to the roadway, consistent 
with Minimum Performance Standard 1.1.3. 

Transportation Findings 

Tl. The project will be located in Mashpee on Route 130, a regional roadway as defined by the 
Regional Policy Plan. 

T2 .. The applicant has provided alternative traffic generation studies that are consistent with the 
Institute of Transportation Engineers (ITE) Trip Generation manual. Trip generation using the 
ITE methods estimate the following trips for the facility: 32 Saturday Peak Hour Trips, and204 
Weekday Trips. 
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T3. Based on the weekday peak hour directional traffic flow information from Cape Cod 
Commission counts in the area, the maximum directional split on Route 130 is 53% southbound. 
Assuming the development's trips will split to this same distribution, 17 maximum peak hour 
trips from the development are expected on regional roadway links. Therefore, the project meets 
MPS 4 .1.1. I which does not require review and analysis if the regional roadway trips are less 
than 25 peak hour trips. 

T4. All DRis are required to reduce weekday trips by 20%. Based on the 204 weekday trips, 
this amounts to 41 trips to be mitigated. The transit equivalency equation method of the Cape 
Cod Commission guidelines using the 41 trips to be mitigated and a 3.7 mile analysis trip length 
results in a trip reduction payment of $60,800. The applicant has agreed to pay $60,800 to 
Barnstable County I Cape Cod Commission to be used in the town of Mashpee for reducing 
automotive trips. 

TS. All new site driveways of Dills are required to operate at LOS "C" or better during the 
project's peak hour. Given the low traffic generation of the development, the site driveway will 
operate sufficiently. 

T6. Dills are required to have sufficient sight distance at the site driveway. Preliminary Cape 
Cod Commission staff measurements show sight distances of 600 feet or more in each direction 
from the site driveway. This measurement is sufficient for speeds up to 60 mph, while Route 
130 is posted at 40 mph in the development area. Therefore, sight distances are sufficient. 

T7. The project meets the local zoning requirements for parking spaces. The applicant will not 
use any external areas for storage of any items including but not limited to cars, boats, trucks, 
trailers, and recreational vehicles. 

T8. The intersection of Route 130 and Great Neck Road is known as a high accident location in 
the study area. In light of the low traffic generation of the project and the modifications to 
improve safety at the intersection including signalization currently being undertaken by the town, 
no further safety mitigation is required at this time. 

Water Resources Findings 

WRl. The project is located within two identified nitrogen sensitive Marine Recharge Areas, the 
Mashpee River and Popponesset Bay, and Waquoit Bay. Both of these nitrogen sensitive Marine 
Embayments have identified water quality problems, and a cumulative nitrogen assessment has 
determined that both of the watersheds are overloaded with nitrogen from existing uses. The 
town of Mashpee is in the process of developing a Watershed Nitrogen Management Planning 
Study to address overloading in these embayments. 

WR2. While the project is not located within a public water supply area, there are several private 
wells downgradient, including a small volume water supply serving a camp on Mashpee Lake. 

WR3. The project is designed based on a flow of 200 gallons per day (gpd) of wastewater 
effluent on a 5-acre site, however actual flow from the 600 sf office is 45 gpd. Watershed 
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loading from the total project will produce approximately 7.7 kg per year of nitrogen. However, 
the project calculations show a nitrogen-loading concentration of approximately .56 ppm, and 
meet the RPP MPS 2.1.1.1 nitrogen-loading standard of 5 ppm. 

WR4. Due to the project location in a Marine Recharge Area (MRA) the project must comply 
with MPS 2.1.1.2.C.l. and C.2 and C.3. The RPP requires that where existing watershed 
development exceeds identified critical loading standards for a marine recharge area or where 
there are documented marine water quality problems in the associated embayment, development 
and redevelopment shall maintain or improve existing levels of nitrogen loading. In order to 
achieve the no-net additional nitrogen load, the applicant proposes to provide a monetary 
contribution of$12,000 toward the development or implementation of appropriate nitrogen 
management strategies. The applicant proposes to meet MPS 2.1.1.2.C.3. by installing a DEP 
approved innovative alternative septic system incorporating nitrogen removal. 

WRS. The monetary contribution for nitrogen mitigation to achieve the no-net loading is based 
on a cost of the number of denitrification facilities it would take to eliminate the additional 
wastewater proposed by the project. Staff has calculated that the equivalent of 1.5 denitrifying 
systems would need to be constructed to eliminate the additional 7. 7 kg/year nitrogen added by 
the project. This translates into $12,000, which the applicant has agreed to pay to Barnstable 
County/ Cape Cod Commission to be used for remediation in the town. 

WR6. As proposed, all storm-water on site will be discharged to catchbasins equipped with deep 
sumps, and discharge to two separate vegetated detention basins located in the front and rear of 
the property, with overflow to underground leaching chambers. Additional safeguards will be 
employed to prevent potential groundwater contamination from any spills in the parking areas, 
including signage, client information and shut-offvalves. 

Natural Resources Wildlife Habitat Findings: 

WHl. The project site is located in a Significant Natural Resource Area (SNRA), as mapped by 
the Cape Cod Regional Policy Plan, due to the presence ofunfragmented forest habitat. The site 
is also located in the federally designated Mashpee National Wildlife Refuge (MNWR). The site 
is not mapped for rare species habitat, according to the Natural Heritage Atlas, 2000-2001 
Edition. The site is in close proximity to the Massachusetts Military Reservation, though it does 
not actually abut the MMR. 

WH2. The proponent has provided a natural resources inventory (NRI), as required by MPS 
2.4.1.1, which is consistent with the requirements of Technical Bulletin 92-002. According to the 
NRI, there are no wetlands or vernal pools on the subject site, and no rare species were noted 
during the survey. The site is comprised of a pitch pine/mixed oak upland forest, though 
American holly, American beech, white pine, black cherry, red maple and sassafras are also 
present. No unusual or unique plant or animal species were noted during surveys of the property. 

WH3. Located to the west of the site is the MMR; east ofthe site is land associated with Camp 
Farley and abutting Mashpee Pond. The proposed site configuration may allow for wildlife 
movement along the north side of the site between these lands. In addition, there may be an 
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opportunity in the futnre to maintain a wider wildlife corridor should permits be sought on the 
sand and gravel property immediately to the north. 

WH4. The existing conditions plan provided is an approved subdivision plan, including a road, 
four lots, and four drainage easements. The existing subdivision plan should be formally 
abandoned in order to clear the land where the open space is proposed of any potential conflicts 
or encumbrances. 

Open Space Findings: 

OS I. Due to the project's location in SNRA, and based on a calculation by the point system 
(MPS 2.5.1.3), the project must provide 80 open space "points" as pennanently protected open 
space. By retaining 2.84 acres of the project site in its natural state as shown on the plan titled 
SD-2 and dated 10/29/01, the proponent provides 83 points, slightly exceeding the requirement. 
The proponent proposes to either donate the 2.84 acres to the Town of Mashpee for conservation 
purposes, or to donate 2.45 acres aod to place a conservation restriction on the remaining 0.39 
acres located at the front of the project site. 

Economic Development Findings: 

El. The applicant has indicated that a demographic study has shown a need for this type of 
facility in the area based on the population growth. Further, this will be the only facility that is 
climate controlled for potential use by business as well as residential customers. 

Hazardous Materials Findings: 

HMl. Based on information received from Massachusetts Department ofEnviromnental 
Protection on October 4, 2001, the project site is not located within a Zone II wellhead protection 
area. As such, Minimum Performance Standard 4.2.2.3 does not apply to this project. 

HM2. Minimum Performance Standard 4.2.2.1 requires that "development aod redevelopment 
shall make reasonable efforts to minimize their hazardous waste generation through source 
reduction, reuse, material substitution, employee education and recycling." The applicant 
submitted a copy of a standard lease agreement that prohibits storage of "inherently dangerous" 
and flammable, toxic or hazardous materials. The lease also allows immediate inspections by the 
Fire Department. The applicant also provided a signed contract with Clean Harbors to provide 
emergency response/hazardous materials or waste clean-up services in the event that such 
materials are found at the facility. At the October 23, 2001 public hearing, the applicant stated 
facility staff will be "trained to go over the contract with all customers" and there will be a flyer 
included in the contract that states that storage of hazardous materials in the facility is prohibited. 

HM3. Minimum Performance Standard 4.2.2.2 requires that "development aod redevelopment 
shall be in compliance with Massachusetts Hazardous Waste Regulations, 310 CMR 30.00." 
Commission review of previous DRI projects, including self-storage facilities, has shown that 
hazardous wastes are generated from construction activities. The facility is also expected to 
generate used fluorescent bulbs (from interior lighting) which are a Universal Waste (regulated 
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waste) in Massachusetts. The disposal of fluorescent bulbs will be handled by Clean Harbors. 

Heritage Preservation/Community Character Findings: 

HPCCl. The proposed project is not located within the proposed Main Street historic district 
and is not adjacent to individual historic structures. The Massachusetts Historical Commission 
reviewed the project proposal and determined that the project was located in an archaeologically 
sensitive area. As such, an intensive (locational) archaeological survey was conducted by PAL 
under permit from the State Archaeologist. No archaeological resources were found during the 
survey work. The CCC received a letter from MHC on June 25, 2001 concurring that no 
archaeological or historic properties are located on this site, and there is no need for further 
survey. 

HPCC2. Because the project is located on Route 130, a regional road, the development will 
have regional visual impacts. The applicant discussed several site configurations in an effort to 
identifY the one with the least visual and environmental impact and the most functional site 
design. 

HPCC3. Goal 6.2 of the RPP ensures that future development respects the traditions and 
character of historic village centers and outlying rural areas so as to protect and improve, where 
necessary, the visual character of Cape Cod consistent with the Commission's design manual, 
Technical Bulletin #96-00 1. The project is proposed on undeveloped land outside of a certified 
growth center. The project's location in an outlying area on Route 130 requires that the facility 
be designed such that it retains the wooded character of the roadway. 

HPCC4. MPS 6.2.3 requires all new development to provide adequate landscaped buffers in 
order to limit adverse visual impacts on the surrounding community. Preservation of existing 
natural vegetation in these buffer areas is preferred. MPS 6.2.5 and MPS 6.2.6 require all 
development to provide landscaping that integrates buildings with their environment and 
addresses the functional aspects of landscaping, such as drainage, screening and buffering. The 
project's front buffer along Route 130 varies from about 60 feet to 100 feet. The landscape plan 
indicates that native vegetation is to remain. Supplemental plantings are proposed within the 
front buffer and other project buffers to screen the project from regional views. Proposed plant 
materials are suitable to the climate and location of the .site. Evergreen trees between 7 and 8 
feet in height and a variety of shrubs, groundcovers and grasses are proposed within the project 
buffers, around the storm water detention basins and in planting beds in front of the building. 

HPCC5. The applicant has submitted a copy of a fully executed landscape maintenance contract 
for the growing seasons of 200 I, 2002 and 2003. 

HPCC6. MPS 6.2.2 requires that the mass and scale of the building, roof shape, roof pitch and 
proportions and relationships between doors and windows shall be harmonious among 
themselves and consistent with traditional Cape Cod architectural styles. The proposed Route 
130 favade of the buildings incorporates wood siding with. windows and bam-like doors 
generally consistent with traditional forms. Metal siding with vertical ribbing is proposed for the 

Anchor Self Storage- TR #20047 DR! Decision 
Nov. 15,2001 

II 



remaining sides. The color of the siding and doors on all exterior surfaces should be neutral in 
tone and non-reflective in order to be consistent with RPP goals. 

HPCC7. The proposed structures have been oriented with the narrow fac;ade facing the roadway 
to limit their apparent massing, the access road has been designed with a curve to limit views 
into the site, and the office has been located in the portion of the building closest to the access 
road to provide more detailed architectural features at the most visible location. These siting 
measures are consistent with Technical Bulletin #96-00 1. 

HPCC8. A letter from the applicant in the DRI application states that the Cape Cod 
Commission's exterior lighting design standards and submission requirements, Technical 
Bulletin 95-001, will be followed, and that the project will be in compliance with MPS 6.2.7. 
The project must also conform to MPS 6.2.8. which states that the installation of billboards, 
offsite advertising (excepting approved directional signs) and internally lit or flashing signs shall 
not be permitted. Some technical lighting specifications were received with the application, and a 
complete lighting plan will be submitted. The application states the facility will use "a 24-hour 
surveillance camera." Information from previous projects indicates that security equipment may 
require light levels well in excess of the 8.0 maximum stipulated by Technical Bulletin 95-001 to 
operate properly. 

CONCLUSION 

Based on the fmdings above, the Cape Cod Commission hereby concludes: 

I. The benefits of the proposed development, as conditioned, outweigh the detriments. This 
conclusion is based on finding G8 and the other findings above. 

2. Provided that the project obtains all permits required by the Town of Mashpee, including the 
grant of a special permit from the Mashpee Planning Board as noted in finding G4, the project is 
in compliance with local zoning requirements. 

3. The project is consistent with the Regional Policy Plan as supported by the findings above. 

4. The project as proposed is consistent with the Mashpee Local Comprehensive Plan. 

CONDITIONS 

General: 

Gl. The formally approved subdivision for four commercial lots and a roadway shall be formally 
abandoned and proof of such abandonment shall be provided to the Cape Cod Commission prior 
to the issuance of a preliminary Certificate of Compliance. 

G2. The project shall be constructed in accordance with the following plans: 
Building elevations: East elevation dated 6/7/01, and N/S/W elevations dated 6/7/01 from A.E. 
Feragamo Architects 
Phasing Plan, sheet SD-3 issue date 5/8/01, last revised 11101101 by Coastal Engineering 
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Site and Grading Plans, Sheet SD-1 through SD-3, issue date 5/8/01, last revised 10/29/01, 
prepared by Coastal Engineering 
Storm water, Sheet SD-4 and SD-5, issue date 1/9/0, last revised 10/29/01, Coastal Eng. 
Landscape Plan, Sheet L 1, issue date 5/7/01, last revised I 0/12/01, prepared by Mary LeBlanc 
Lighting plans (Coastal Engineering). 

G3. Prior to issuance of a building permit for any phase of construction, the applicant shall 
obtain a preliminary Certificate of Compliance from the Commission which states that all 
conditions in this decision pertaining to issuance of a building permit for such phase have been 
met. 

G4. The applicant shall provide the Commission with an annual progress report to be submitted 
on or before the anniversary of the date of this decision. The annual progress report shall 
describe the status of local development permitting and project construction, including the 
expected date of commencement of site preparation work. The applicant shall report changes to 
the annual progress report. 

GS. Prior to receiving a Certificate of Occupancy for any phase ofthe proposed project, the 
applicant shall obtain a partial or final Certificate of Compliance from the Cape Cod. 
Commission for such phase as specified in the conditions herein. All conditions of this decision 
relating· to a particular phase shall be met prior to issuance of a Certificate of Compliance for 
such phase of the proposed project. 

G6. The project shall not be open for business to the public until a final Certificate of 
Compliance for each phase is received from the Cape Cod Commission. 

G7. The applicant shall notifY Commission staff of the intent to seek a Certificate of Compliance 
at least thirty (30) days prior to the anticipated date of occupancy. Such notification shall 
include a list of key contact(s) for questions that may arise during the Commission's compliance 
review. Commission staff shall complete an inspection under this condition within seven (7) 
business days of such notification and inform the applicant in writing of any deficiencies and 
corrections needed. The applicant understands that the Commission has no obligation to issue a 
Certificate of Compliance unless all conditions are complied with or secured consistent with this 
decision. The applicant agrees to allow Cape Cod Commission staffto enter onto the property 
which is the subject of this decision for the purpose of determining whether the conditions 
contained in the decision are met. 

Transportation: 

Tl. The applicarit shall make a monetary contribution of $60,800 to Barnstable County I Cape 
Cod Commission. These funds shall be expended upon the recommendation ofthe Cape Cod 
Commission Executive Director to support projects or strategies that encourage alternatives to 
automobile travel in the town of Mashpee. These include but are not limited to, monitoring of 
traffic volumes, speeds, and vehicle classification; planning, design, or construction of 
alternatives to automobile travel such as bicycle paths and sidewalks; supporting, marketing, or 
promoting bus or shuttle services; or the purchase of land for the creation of bicycle or pedestrian 
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ways. Any funds remaining after 10 years shall be turned over to the Cape Cod Regional Transit 
Authority or similar transportation agency for public transportation. These funds will be paid in 
two installments of 50% ($ 30,400.00) each prior to issuance of preliminary Certificates of 
Compliance for each Phase of construction. 

T2. The applicant shall not use any areas external to the proposed building for storage of cars, 
boats, trucks, trailers, and recreational vehicles. 

T3. The applicant shall maintain site driveway safe sight distances through maintenance of 
vegetation on its property and by working with the Town of Mashpee to maintain safe sight 
distances along Route 130. 

T4. Prior to the issuance of a preliminary Certificate of Compliance, the applicant shall supply 
documentation from the Mashpee Fire Department verifYing that turning distances are adequate 
for emergency and fire vehicles within the property. 

Water Resources: 

WRl. The project shall install a Massachusetts DEP approved innovative alternative denitrif'ying 
septic system prior to issuance of a final Certificate of Compliance for Phase 1. 

WR2. The applicant shall make a $12,000 monetary contribution prior to issuance of a 
preliminary Certificate of Compliance for Phase I for nitrogen mitigation. These funds shall be 
expended upon the recommendation of the Cape Cod Commission Executive Director to support 
projects or strategies that encourage the reduction of nitrogen loading in Mashpee. 

WR3, The design plan for the proposed storm-water system shall include two manual shut off 
valves for isolation of the storm-water in the event of an emergency. Storm drains shall be 
labeled, "Dump no waste; it drains to groundwater." 

WR4. Signs shall be posted outside and inside storage areas clearly stating that no hazardous 
materials are allowed to be stored or discharged on the property. . 

WRS. Site managers shall follow the recommendations and guidelines in the plan for operation 
and maintenance of stormwater facilities submitted by the project consultant, Coastal · 
Engineering, dated May 8, 2001. 

WR6. Lease agreements shall specifically prohibit the storage of hazardous materials of any 
type. Periodic inspections of storage area contents shall be mandatory and agreed to by tenant 
and owner. The applicant shall provide a final lease agreement prior to the preliminary 
Certificate of Compliance for Phase I. 

Wildlife Habitat: 

WHl. Prior to issuance of a preliminary Certificate of Compliance for Phase I, the applicant 
shall document that the existing approved subdivision plan presently in effect on this property 
has been rescinded by the Mashpee Planning Board. 
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Open Space: 

OSl. Prior to issuance of the final Certificate of Compliance for Phase 1, the applicant" shall 
donate to the Town of Mashpee, or another conservation entity approved by the Commission, for 
permanent conservation purposes, the 2.84 acres identified on the plan titled SD-2 and dated 
10/29/01 as open space. The form and content of the donation shall be approved by Cape Cod 
Commission counsel. 

As an alternative, the applicant shall donate to the Town of Mashpee, or another conservation 
entity approved by the Commission, for permanent conservation purposes, 2.45 acres identified 
on the plan titled SD-2 and dated 10/29/01 as open space. The form and content of the donation 
shall be approved by Cape Cod Commission counsel. In addition, the applicant shall provide the 
Cape Cod Commission with a conservation restriction consistent with Massachusetts General 
Laws Chapter 184, and accompanying plan to be approved by Commission counsel and recorded 
at the Registry of Deeds or Registry District of the Land Court which provides that the 0.39 acre 
located at the front of the parcel as shown on the plan titled SD-2and dated 10/29/01 shall be as 
permanent open space. The restriction and site plan shall be executed and recorded and proof of 
recording shall be provided to the Commission prior to the receipt of a preliminary Certificate of 
Compliance. 

OS2. Prior to receipt of a partial Certificate of Compliance the applicant shall clearly mark the 
boundaries of the permanent open space on the parcel with concrete bounds. 

Hazardous Materials: 

HMl. Prior to issuance of a preliminary Certificate of Compliance by the Commission, the 
applicant shall provide for Commission review and approval a copy of bid specifications, job 
requirements or other documents to verify that building contractors will comport with the 
requirements of the Massachusetts Hazardous Waste Regulations, 310 CMR 30.000. 

HM2. Prior to issuance of a final Certificate of Compliance for Phase 1, the applicant shall 
submit for Commission files a copy of the final management plan for fluorescent bulbs. 

Heritage Preservation/Community Character: 

HPCCl. Plant materials specified by this decision may be substituted with prior written 
approval of Commission staff. 

HPCC2. If all required exterior lighting, site work, irrigation, and/or other landscape 
improvements are not complete at the time a Final Certificate of Compliance is sought from the 
Commission, any work which is incomplete shall be subject to an escrow agreement of form and 
content satisfactory to Commission counsel. The amount of the escrow agreement shall be equal 
to 150% of that portion of the incomplete work, including labor and materials, with the amount 
approved by Commission staff. The escrow agreement may allow for partial release of escrow 
funds upon partial completion of work. The escrow agreement shall be payable to Barnstable 
County with the work approved by Commission staff prior to release of the escrow funds. 
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Unexpended escrow funds shall be returned to the applicant, with interest, upon completion of 
the required work. All site and landscape work shall be completed prior to issuance of a final 
Certificate of Compliance for Phase I. 

HPCC3. The applicant shall ensure that the landscape contractor's responsibilities as outlined in 
the landscape maintenance contract dated October 25, 2001 are performed. 

HPCC4. Final colors and materials for the exterior of the buildings shall be reviewed and 
approved by Commission staff prior to issuance of a preliminary Certificate of Compliance for 
Phase I in order to insure they are non-reflective and neutral in tone. 

HPCCS. All buffer landscaping including detention basin plantings shall be completed prior to 
the issuance of a final Certificate of Compliance for Phase I. Landscaping associated with each 
building shall be completed prior to the issuance of a partial or final Certificate of Compliance 
for that building. 

HPCC6. Prior to issuance of a partial Certificate of Compliance for Phase I by the Commission, 
the applicant shall submit an "as to be installed" exterior lighting plan. This plan shall be used in 
connection with condition HPCC 7, below, and shall conform to the standards and information 
submission requirements of Technical Bulletin 95-001, including, if necessary, submission of 
one or more point -to-point foot -candle plans. 

HPCC7. Prior to issuance of a final Certificate of Compliance for each phase from the 
Commission, in-the-field verification oflight levels shall be conducted by Commission staff to 
verify conformance with the requirements of the Technical Bulletin 95-001 and MPS 6.2.7. This 
shall also include verification that installed signage is in conformance with condition HPCC8, 
below. Should unexpected conditions arise during construction that require. redesign or 
adjustments to site exterior lighting fixtures, including substitutions of fixture heads, the 
applicant shall obtain approval from Cape Cod Commission staff prior to the construction 
consistent with the Commission's regulations governing Revisions to Approved DRI's. 
Modifications made during construction that are in accordance with Technical Bulletin 95-001 
shall be considered as Minor Modifications #I and approved by Commission staff. 

HPCC8. Prior to issuance of a preliminary Certificate of Compliance, the applicant shall submit 
detailed signage plans showing down-lit lighting in conformance with Technical Bulletin 95-001 
for Commission staff review and approval. The installation of billboards, off-site advertising· 
(excepting approved directional signs) and internally lit or flashing signs shall be prohibited. 

SUMMARY 

The Commission hereby approves, with conditions, the Development of Regional Impact 
application of Anchor Self Storage for the proposed Anchor Self Storage facility located in 
Mashpee, Massachusetts, as a Development of Regional Impact pursuant to Sections 12 and 13 
of the Cape Cod Commission Act c.716 of the Acts of 1989, as amended. 

aylor, Chairman Date 
Anc or~elfStorage-TR#20047 DRI Decision 

_) Nov. 15, 2001 
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COMMONWEALTH OF MASSACHUSETTS 
Barnstable, ss. 

Subscribed and swo 

~c t{j}c~/lj,)U 

My Commission expires: 

)5fl- ~OV· I 11 o/ , day of ~ f.WLI'.X!'L {7'/) 
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