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DECISION OF THE CAPE COD COMMISSION 

SUMMARY 

1 

The Cape Cod Commission (Commission) hereby approves with conditions the 
application of the Cultural Center of Cape Cod, Inc. (applicant) for a 
Development of Regional Impact (DR!) pursuant to Sections 12 & 13 of the Cape 
Cod Commission Act (Act), c. 716 of the Acts of 1989, as amended, for the 
proposed demolition of the former Owl Club building, and construction of an 
educational wing in its place at 301 Old Main Street, South Yarmouth, MA. The 
decision is rendered pursuant to a vote of the Commission on February 5, 2009. 
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PROJECT DESCRlPTION 

The Owl ClublEducational Wing of the Cultural Center of Cape Cod, located at 
301 Old Main Street in South Yarmouth is a simple one-and-a-half-story gable 
roofed structure with the gable end facing Old Main Street. The existing structure 
has a footprint of approximately 1,500 square feet, and a total square footage of 
1,848. It is located within the South Yarmouth/Bass River Historic District, and is 
listed on the National Register of Historic Places. The applicant proposes to 
demolish the existing Owl Club building and construct a new structure in its 
place. The new structure would become the educational wing of the existing 
Cultural Center of Cape Cod, with 2,160 square feet proposed on the first floor, 
1,800 square feet on the second floor, a full basement, and a 620 square foot 
connector between the existing Cultural Center and the proposed building. 

PROCEDURAL HISTORY 

The applicant filed for a demolition pelmit with the Town of Yarmouth on 
October 6, 2008 and was refened to the Cape Cod Commission by James D. 
Brandolini, Yarmouth Building Inspector, on November 13, 2008 under Section 
3(a) ofthe Cape Cod Commission Review of Developments of Regional Impact 
(Enabling Regulations), Barnstable County Ordinance 90-12, as amended. 

A duly noticed public hearing was conducted by the Commission pursuant to 
Section 5 of the Act by an authorized subcommittee of the Commission on 
January 8, 2009 in the Cultural Center of Cape Cod, on 307 Old Main Street in 
South Yarmouth. 

At a duly noticed subcommittee meeting held on January 8, 2009, the 
subcommittee voted unanimously to recommend to the Commission that the 
proposed demolition and construction be approved with conditions, and directed 
staff to draft a decision. The subcommittee met again on February 2, 2009 to 
review the draft decision and recommend it to the Commission. At the February 
5th, 2009 full Commission meeting, the Commission voted unanimously to 
approve the project as a DRl, subject to conditions. 

MATERlALS SUBMITTED FOR THE RECORD 

By Applicant: 
• DRI application dated December 15, 2008, and associated application 

materials. 
• Letter to Robert Nash from Coastal Engineering, dated February 25, 2008; 

Re: Structural Inspection of the Owl Club building. 
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• Excerpt from the "Register" dated November 17, 1977; Re: Owl Club 
history. 

• Flyer from Cultural Center of Cape Cod; Re: Reconstruction ofthe Owl 
Club building. 

• Flyer from Cultural Center of Cape Cod; Re: Recent Cultural Center 
activities. 

By Commission Staff: 
• Staff report, dated January 5, 2009. 

By Others: 
• Letter to Ms. KOljeff from Mr. Brandolini, Building Commissioner, 

including DRI RefelTal Form, dated November 13,2008; Re: Denial of 
demolition permit, referral to the Commission. 

• Letter from Mr. Brandolini, Building Commissioner to Mr. Nash, dated 
October 27, 2008; Re: Denial of demolition permit. 

• Letter from Mr. Kitia to the Commission, dated January 8, 2009; Re: 
Concerns about project. 

• Email from Karen Greene to Ms. Sarkisyan, dated January 30, 2009: Re: 
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Site Plan Review Sheet performed by the Yarmouth Building Department. 
• Letter from the Massachusetts Historical Commission to Mr. Nash, dated 

December 19,2008, Re: Review of Project Notification Form. 
• Letter to the Commission from Mr. and Mrs. Fallows, dated December 23, 

2008; Re: In support of the project. 

TESTIMONY 

The Commission received testimony at the January 9, 2009 public hearing from 
the following: 

Mr. R. Nash, speaking on behalf of the applicant, discussed the history of the 
revival of the current Cultural Center building. He noted the Center's community 
value, noting the various programs that the Center hosted. He gave an overview of 
the Owl Club's history and his reasons for proposing the demolition rather than 
rehabilitating the building. He discussed the structural defects of the building, as 
well as the loss of historical value due to several additions to the building since its 
original build date. Mr. Nash concluded his testimony by describing the proposed 
replacement building, noting that the design would be kept as close to the original 
Owl Club building as possible. 

Ms. S. Korjeff, Commission Planner and Preservation Specialist, presented the 
staff report. 
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Mr. C. Adams, an abutter, spoke in support of the project. 

Ms. T. Post, a member of the Cultural Center of Cape Cod also spoke on behalf of 
the project, stating that she felt that a new building would provide further benefits 
to the community. 

Mr. B. Groskopf, an abutter, spoke in support of the project, noting his 
satisfaction with Mr. Nash's renovations ofthe current Cultural Center of Cape 
Cod building. 

Mr. Nash addressed some of the subcommittee's concerns about the lighting, 
parking, green design, landscaping, and sound insulation of the building. He noted 
that parking was only a problem when the Cultural Center and the nearby library 
had concurrent events, or when there was a particularly big event scheduled at the 
Center, which he noted was not often. He explained that lighting, green design, 
and landscaping, among other areas inquired into by the subcommittee, would be 
addressed once the Cultural Center obtained enough funding to finalize the 
project plans, and begin construction. He explained that cun'ently, there were not 
enough funds to finance the creation ofthese plans, but, he assured the 
subcommittee that he wanted the proposed building to maintain the historical 
character of the surrounding neighborhood. 

The subcommittee met again on February 2nd
, 2009, to review the draft decision 

prepared by the staff. The subcommittee discussed the pertinent findings and 
conditions. Mr. Graham raised concerns relating to parking, which the 
subcommittee discussed, and made a determination that the town would address 
these issues. A motion was made to recommend to the Commission the approval 
of the project with conditions. 

JURISDICTION 

The Owl Club/Educational Wing of the Cultural Center of Cape Cod qualified as 
a Development of Regional Impact (DRI) under Section 3(a) of the DRI Enabling 
Regnlations, which requires review of "any proposed demolition or substantial 
alteration of a historic structure or destruction or substantial alteration to an 
historic or archeological site listed with the National Register of Historic Places 
or Massachusetts Register of Historic Places, outside a municipal historic district 
or outside the Old King's Highway Regional Historic District. " 

FINDINGS 

The Commission has considered the application of the Cultural Center of Cape 
Cod for the proposed demolition of a historic building, and construction of a new 
structure at 301 Old Main Street, SoUtll Yarmouth, and based on consideration of 
such application and upon the information presented at the public hearing and 
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submitted for the record, makes the following findings pursuant to Sections 12 & 
13 of the Act: 
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Fl Because the first substantive hearing for the project was held on January 8, 
2009, the 2002 Regional Policy Plan applies to this project. 

F2 The Owl Club building at 301 Old Main Street is a contributing property 
in the South YarmouthlBass River National Register Historic District. 
Because it is a contributing part of the historic district, it is listed on both 
the National Register of Historic Places and the State Register of Historic 
Places. 

F3 The project is located within the South YarmouthiBass River Historic 
District, which was listed on the National Register of Historic Places in 
1990. The district includes over 300 contributing properties and 
encompasses approximately 108 acres in the southeastern corner of 
Yarmouth. The district's primary period of growth and development was 
during the early to mid 1800s, when the region's maritime economy was 
growing quickly, but it also includes significant buildings from the 18th

, 

19th and 20th centuries. 

F4 The Owl Club building is a simple, one and a half story, gable roofed 
structure constructed circa 1890 as part of the Daniel Wing House, which 
is located at 6 Alan Avenue on an adjacent parcel. The building has a 
footprint of approximately 1,500 square feet. The Owl Club structure was 
originally either an ell addition to the Wing House or a freestanding 
outbuilding on the site. The Owl Club, a men's social club formed in 
1892, met regularly in a room at the Daniel Wing House beginuing in 
1899 and eventually moved that portion of the structure to 301 Old Main 
Street in 1947 when the Wing House was sold to another party. A porch 
and two small, enclosed additions to the building were added after the 
1947 move. Beginning in the 1960s, the building was used as a dance 
studio and as office space for the adjacent bank. It has been vacant for a 
number of years. 

F5 A structural report of the building was conducted by Coastal Engineering 
in February 2008. It describes the building's neglected condition, 
including openings in the roof that have allowed water intrusion, problems 
with the foundation, and limits to the load-bearing capacity of the first 
floor frammg and roof framing. 

F6 The building has few distinctive architectural features, and original 
historic bnilding materials are visible only in some parts of the basement 
where sections of the structural frame are exposed. The character-defining 
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features of this building are its simple, shallow gable-roofed form and its 
plain trim and shingle siding. Its form and detailing resemble an 
outbuilding rather than a designed structUl'e, in contrast to many of the 
historic buildings sUl'rounding it. 

6 

F7 The applicant proposes to demolish the existing Owl Club building and to 
construct a new structure in its place. The new structUl'e would become 
the educational wing of the existing CultUl'al Center of Cape Cod which is 
located next door. The proposed new structure would have approximately 
2,160 square feet of space on the first floor, 1,800 square feet of space on 
the second floor, a full basement, and a 620 square foot connector between 
the existing CultUl'al Center and the proposed new building. 

F8 The Massachusetts Historical Commission (MHC) reviewed the original 
plans submitted to the Cape Cod Commission for review and provided 
comments in a letter dated December 16, 2008. In the letter, the MHC 
stated that the proposed demolition would adversely affect the Bass River 
Historic District, but found that the condition of the building precluded it 
from being renovated. MHC also found that the loss ofthe building and its 
contribution to the Bass River Historic District is offset by the proposed 
high-quality, sensitively designed new construction. 

F9 In a letter dated November 28, 2008, the Yarmouth Historical Commission 
expressed its support for the proposed project. 

FlO The Owl Club building has limited historic material of significance 
because of past alterations and deterioration. The proposed plans preserve 
the structUl'e's relationship to its site and setting. The building has few 
distinguishing original stylistic features or examples of skilled 
craftsmanship because of its architectural simplicity. Due to the lack of 
historic material and distinguishing architectural featUl'es, the proposed 
demolition of the Owl Club will not have a significant negative impact on 
the integrity of the historic district, and thus complies with Minimum 
Performance Standard (MPS) 6.1.1 of the Cape Cod Regional Policy Plan. 

F 11 The proposed draft plans show new construction that is similar in scale to 
the existing building and maintains the street setback of the existing 
building, preserving the general character of the site and the historic 
district. As such, the proposed draft plans comply with MPS 6.2.4 of the 
Cape Cod Regional Policy Plan, which dictates that the distinguishing 
original features of an historic or cultnrallandscape shall be preserved. 
Because the plans are not in [mal form, and may change somewhat before 
the project moves forward, a final set of plans must be submitted for 
review by Commission staff to enSUl'e that they are consistent with the 
character of the historic district as required by MPS 6.2.4. 
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FI2 The applicant has agreed to develop and submit a landscape plan and a 
lighting plan when the new construction is ready to go forward, and such 
plans will address MPS 6.2.9 relating to landscaping, and MPS 6.2.10 
relating to exterior lighting. In addition, the applicant agreed to explore 
alternative parking arrangements with the town to accommodate large 
functions at the Cultural Center. The applicant also stated that the 
proposed new construction was planned as a "green building" and would 
use the latest in green building technology. Such plans will be developed 
when funding is available for them to move forward. 

7 

F13 According to the town of Y mmouth Building Department, the project will 
be consistent with municipal bylaws upon the issuance of a special permit 
for both the demolition and reconstruction by the Yarmouth Zoning Board 
of Appeals. 

F14 The town of Yarmouth does not have a certified Local Comprehensive 
Plan. 

F15 The proposed project is not located within a District of Critical Planning 
Concern. 

FI6 The project only trips the DRl threshold relating to demolition or 
substantial alteration of historic properties, and is subject to the Minimum 
Performance Standards in Section 6 (Heritage Preservation/Community 
Character) of the Cape Cod Regional Policy Plan. The proposed project is 
consistent with the Heritage Preservation/Community Character chapter of 
the Cape Cod Regional Policy Plan. This is supported by findings #F9, 
FlO, Fll, and F12. 

F17 The probable benefits of the proposed project outweigh the probable 
detriments resulting from the development. This is supported by the fact 
that the demolition will not have a significant negative impact on the 
surronnding historic district and the proposed new construction will 
preserve the general character of the site and the historic district. Findings 
#F8 through F II support this conclusion. 

CONCLUSION 

The Commission hereby approves with conditions the application ofthe Cultural 
Center of Cape Cod, Inc. for the proposed demolition and reconstruction of the 
Owl Club historical building at 301 Old Main Street, South Yarmouth, as a 
Development of Regional Impact, provided that the following conditions are met: 
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CONDITIONS 

Cl This DRl is valid for 7 years, and local development permits may be 
issued pursuant hereto for a period of 7 years from the date of the written 
decision. 
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C2 Failure to comply with all conditions stated herein, and with all related 
statutes and other regulatory measures, shall be deemed cause to revoke or 
modify this decision. 

C3 The applicant shall obtain all necessary state and local permits for the 
proposed project. 

C4 No development work, as the terms "development" is defined in the Act, 
shall be undertaken until all appeals periods have elapsed, or, if such an 
appeal has been filed, until all judicial proceedings have been completed. 

C5 Prior to submittal of a Demolition PennitiBuilding Permit application, the 
applicant shall contact the Yarmouth Historical Commission and give 
them an opportunity to photo-document the existing structure. 

C6 Prior to submittal of a Building Pennit application for the proposed new 
construction on site, the applicant shall submit fmal site plans and 
elevation drawings (final working drawings) to the Commission staff to 
ensure consistency with applicable RPP performance standards and with 
the those plans approved by the Cape Cod Commission. The final plans 
shall be based on plans entitled "Proposed Additions - The Cultural 
Center of Cape Cod." developed and submitted by John Kowalski, 
Architect, and dated 6-7-08, revised 10-27-08 and 12-2-08, copies of 
which will are appended to this decision as exhibit A and are incorporated 
herein by reference. 

C7 Prior to submittal of a Building Permit application for the proposed new 
construction on site, the applicant shall submit a landscape plan and a 
lighting plan to the Commission staff to ensure their consistency with RPP 
MPS 6.2.9 relating to landscaping and MPS 6.2.10 relating to exterior 
lighting. 

C8. Prior to issuance ofa Building Permit from the Town of Yarmouth for the 
proposed new construction on site, the applicant shall obtain a Certificate 
of Compliance from the Commission, indicating that Commission staff 
has reviewed the fmal plans and found them consistent with RPP 
performance standards, and that all other required conditions have been 
met. 
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The Cape Cod Commission hereby approves with conditions the application of 
the Cultural Center of Cape Cod, Inc., pursuant to Sections 12 & 13 of the Act, c. 
716 ofthe Acts of 1989, as amended, for the proposed demolition ofthe Owl 
Club historical building at 301 Old Main Street, South Yarmouth, and 
construction of a new educational building on the same site. 

Jo n D. Harris, Chair of the Cape Cod Commission Date 

COMMONWEALTH OF MASSACHUSETTS 

BARNSTABLE, SS F-eh /(" ,2009 , 

. Befqre me, the undersigned notary public, personally appeared 
"John 11 i-Jdl2ll;S, inC!l.@hercapacity as Chairman of the Cape Cod Commission, 

whose name is signed on the preceding document, and such person aclmowledged 
to me th~he signed such document voluntarily for its stated purpose. The 
identity of such person was proved to me through satisfactory evidence of 
identification, which was Ll photographic identification with signature issued by 
a federal or sta!y" goverumental agency, U oath or affirmation of a credible 
witness, or hl personallmowledge of the undersigned. 

4Jj F 7JaJ1i!uj. 
Notary Public I 
My Commission Expires: 

j () j i'-~/ 1/ 
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