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DECISION OF THE CAPE COD COMMISSION 

SUMMARY 

CAPE COD 
COMMISSION 

The Cape Cod Commission (Commission) hereby approves with conditions, the application of 
Stratford Capital Group, (the Applicant) represented by Richard Hayden, Executive Vice 
President, Stratford Capital Group, as a Development of Regional Impact (DRI) Hardship 
Exemption Project of Community Benefit pursuant to Sections 12, 13 and 23 of the Cape Cod 
Commission Act (Act), c. 716 of the Acts of 1989, as amended, for the renovation of an existing 
1930 school building and the addition of 39,366 square feet (in a 14,000 square foot footprint) 
to the rear of the existing building and associated site improvements, located at 134 Old ~ain. 
Street, South Yarmouth, ~A. This decision is rendered pursuant to a unanimous vote of the 
Commission on January 6, 2011. 
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PROJECT DESCRIPTION 
The Town currently owns the site, but was not a cO-Applicant in the Commission's review. The 
project consists of the renovation of a 1930 three-story brick building with two-story wood 
buildings at the ends of the main building, encompassing 41,834 square feet. The structure is a 
National Register site located within the South Yarmouth/Bass River National Register Historic 
District. The project will also add 39,366 square feet (in a 14,000 square foot footprint) to the 
rear of the existing building. It will add new parking spaces on the north side of the property, 
upgrade the site drainage and install a new on-site septic system. The Applicant has also agreed 
to provide a new parking lot as part of the project, to be dedicated to the Town-owned athletic 
fields at no cost to Yarmouth. The renovation will result in an 81,200 square foot building, and 
creates sixty-five (65) 100% affordable rental units for households age 55 and over. 

PROCEDURAL HISTORY 
The Commission received a referral of the project as a DRI on June 29, 2010 from the Town of 
Ya=outh Building Commissioner. The Commission received the DRI Hardship Exemption 
(HDEX)/Project of Community Benefit (POCB) application on August 27,2010. The 
DRI/HDEX/POCB application was deemed substantively complete to proceed to a public 
hearing on November 1,2010. 

In accordance with the Cape Cod Commission Act, the DRI hearing period was opened by 
Hearing Officer on August 27, 2010. The HDEX/POCB hearing was opened by a duly noticed 
public hearing held on November 18, 2010 at the Senior Center in Yarmouth, MA. At this 
hearing, the Subcommittee voted to continue the public hearing to 10 :00 AM on November 23, 
2010 at the Commission's office in Barnstable, MA where the hearing was closed by a Hearing 
Officer. 

The Subcommittee held a Subcommittee meeting on December 6, 2010 beginning at 2:00 PM at 
the Commission's office in Barnstable MA. At this Subcommittee meeting, the Subcommittee 
deliberated on the project. The Subcommittee voted to find that a hardship exists, financial or 
otherwise, to modify the application of MPS TRo.2 to allow a traffic credit from prior use as 
school, and to grant relief from MPS TR3.1 Level of Service analysis at the driveway, from MPS 
E1.1 Redevelopment Energy Audit for the existing building, from MPS E1.4 Building Envelope 
requirement for the existing building, and from MPS AHl.lo ENERGY STAR Building Envelope 
requirements for the existing building. 

The Subcommittee voted to find that relief may be granted without substantial detriment to the 
public good and without nullifying or substantially derogating from the intent or purpose of the 
Act. The Subcommittee found that the relief granted was the minimum relief necessary to 
address the hardship and related directly to the nature of the hardship. 

The Subcommittee voted to find that the project is eligible for designation as a Project of 
Community Benefit as it confers upon or results in distinct benefits to the community and 
citizens of Barnstable County consistent with Sections l(a) and l(C) of the Act by development of 
an adequate supply of fair affordable housing and the project's preservation of historical, 
cultural, archaeological, architectural and recreational values. 

The Subcommittee found the project was consistent with Ya=outh's Local Comprehensive 
Plan, and could be conditioned to be consistent with local zoning. 

The Subcommittee found the project could be found consistent with the RPP with appropriate 
conditions and relief granted. 
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The Subcommittee found the project's probable benefits outweighed its probable detriments. 
The Subcommittee found the project's benefits included meeting the intent of Best Development 
Practice (BDP) LUl-4, and meeting WRS.6 and BDP AH1.16, by creating a significant amount of 
affordable and visit-able units, the preservation of a historic structure, and by putting the 
development back onto Yarmouth's tax rolls. 

The Subcommittee voted to approve the Hardship Exemption request for the Simpkins School 
project as a project of Community Benefit and directed Commission staff to draft a written 
approval decision with conditions for the Subcommittee's review. 

The Subcommittee voted to allow staff to notice the draft written decision for review by the full 
Commission meeting on January 6,2011. 

A second Subcommittee meeting was held on December 20, 2010 where the Subcommittee 
reviewed the draft decision and unanimously approved the revised draft Hardship 
Exemption/Project of Community Benefit decision for the Simpkins School redevelopment project. 
The Subcommittee found the project's benefits also included meeting BDP LU1.3 and the intent of 
BDP LU1.4. The Subcommittee voted unanimously to recommend that the full Commission approve 
the draft Hardship Exemption/Project of Community Benefit decision for the Simpkins School 
redevelopment project. 

A final public hearing was held before the full Cape Cod Commission on January 6, 2011. At the 
close of this hearing, the Commission voted unanimously to approve the project as a DR! 
Hardship Exemption/Project of Community Benefit, subject to conditions. 

MATERIALS SUBMITTED FOR THE RECORD 
In addition to the list of materials submitted for the record (see Table 1 below), the application 
and notices of public hearings relative thereto, Commission staffs notes and correspondence, 
the minutes of public meetings and hearings, and all other written submissions received in the 
course of the proceedings are hereby incorporated into the record by reference. 

. ' . 

TABLE 1: Materials Submitted for the Record 
Materialsfrom Cape Cod Commission 
Letter from Marianna Sarkisyan to Richard Hayden (RH) re: Referral of 
Iproiect to Commission 
Letter from Gail Hanley (GH) to RH re: Cost to notice hearing 
Email from Kristy Senatori (KS) to RH re: Application submission 
EmaiHrom KS to RH re: Town as possible co-applicant 
Email from KS to RH re: Copies of Application to Town 
Email from KS to RH re: Town as possible co-applicant 
Email from Andrea Adams (AA) to RH re: Cost to notice hearings 
Email from KS to RH re: Executive Committee meeting and fee waiver 

Letter from AA to RH re: Application is not complete 
Email from AA to RH re: Application is not complete 
Letter from AA to RH re: Application is not complete 
Email from AA to RH re: Application is not complete 
Email from Paul Ruchinskas (PR) to RH re: Affordable Housing issues 
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Date Sent 
6/30/ 10 

8/4/10 
8/23/10 
8/23/10 
8/30/ 10 
8/30/10 
9/2/ 10 

9/8/ 10 

9/9/10 
9/9/10 

9/30/10 
9/30/10 
10/21/10 

. 



Email from AA to RH re: Hearing 
Email from PR to RH re: Affordable Housing and Energy issues 
Email from KS to RH re: Project of Community Benefit definition 
Letter from G H to RH re: Cost to notice hearing 
Email from AA to RH re: Application is complete 
Letter from AA to RH re: Application is complete 
Email from AA to Karen Greene, Yarmouth's Director of Community 
Development (KG) re: Prqject's conformance with local bylaws, LCP, etc 
Email from AA to Commission Members re: Selection to serve on 
Subcommittee for project review 
Email from AA to Terry Sylvia, Yarmouth's Town Planner (TS), re: 
Project's conformance with local bylaws, LCP, etc 
Email from AA to TS re: Project's conformance with local bylaws, LCP 
Email from AA to a Ms. Harrity re: Response to her telephone inquiry 
about the project 
Email from AA to RH and KG re: Copy of staff report 
Staff report (Mailed to Subcommittee on 11/10/10) 
Staff report cover Memo from AA to Subcommittee 
Copy of staff Power Point used at Public Hearing on 11/18/10 
Minutes from 11/18/10 Public Hearing (Distributed to Subcommittee on 
12j6/1O) 
Email from AA to RH and KG re: Hearing Officer on 11/23/10 
Email from AA to RH re: Additional information from Applicant 
Email from AA to RH re: Additional information from Applicant 
Email from AA to KG re: Question at Hearing on Fire Dept. access 
Email from AA to Subcommittee re: Meeting on 12/6/10 
Email fromAA to RH and KG re: Subcommittee meeting on 12/6/10 
Email from AA to RH and KG re: Comment letter received at Hearing 
Email from AA to RH re: Applicant's Memo clarifying information 
Minutes from 12/6/10 Subcommittee Meeting (Distributed to 
Subcommittee on 12/1,,/10) 
Email from AA to Mary Wagan, Town of Yarmouth, concerning mailing 
of final Commission decision 
Memo from AA to Subcommittee, draft decision, Minutes 
Draft decision 
Minutes from 12/20/10 Subcommittee Meeting (Distributed to 
Subcommittee as part of 1/6/11 mailing) 
Cover Memo, from AA to Commission Members, draft decision and 
materials from the record 
Cover Memo, from AA to Subcommittee, draft decision and Minutes 
Email from AA to RH re: Copies of final plans for inclusion in decision 
Materials from Applicant 
Site Plan set (for DHCD) 
Site Plan set 
Email from RH to KS re: 
Email from RH to KS re: 
Email from RH to KS re: 

Should Town be co-applicant 
Copies of materials to Town 
Benefits of Town ascocapplicant 
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10/25/10 
10/28/10 
10/29/10 
11/1/10 
11/1/10 
11/1/10 
11/3/10 

11/4/10 

11/5/10 

11/5/10 
11/8/10 

11/10/10 
11/10/10 
11/10/10 
11/18/10 
11/18/10 

11/19/10 
11/20/10 
11/29/10 

11/30/ 10 
12/1/10 
12/1/10 
12/2/10 
12/2/10 
12/6/10 

12/15/10 

12/15/10 
12/15/10 
12/20/10 

12/28/10 

12/28/10 
12/28/10 

Date Received 

2/25/10 

4/7/10 
8/24/10 

8/30 / 10 

8/30/ 10 



DRI/Hardship Exemption application with supporting materials, 
including a copy of the application on CD 
Email from RH to AA re: No adverse effect letter from MHC 
Email from RH to AA re: Fee waiver request with attachments 
Email from RH to AA re: Paying cost to notice hearings 
Email from RH to KS re: Attendance at Executive Committee for fee 
WaIver 
Email from RH to AA re: Additional application information 
Email from Donald Rose, Coler & Colantonio (DR) to AA re: Additional 
application information 
Email from DR to AA re: Revised site plan 
Letter from DR to AA re: Hard copy of additional application 
information sent bv E-mail 
Email from DR to AA re: Additional application information 
Letter from DR to AA re: Hard copy of additional application 
information sent by E-mail 
Email from Michael Gardenier, ICON Architecture (MG) to AA re: 
Additional application information 
Email from MG to AA re: Revised Memo 
Email from RH to KS re: Project of Community Benefit designation 
Cover letter from RH to Commission members re: Applicant's materials 
From RH, Memo and attachments in response to Commission staff 
report 
Copy of Applicant's Power Point received at 11/18/10 Hearing 
Email from RH to AA and KG re: Applicant's project team members 
Email from RH to AA re: Memo clarifying issues discussed at Hearing 
Email from RH to AA re: Memo clarifying issues discussed at Hearing 
Materialsfrom Public Agencies/Towns/State/Federal 
DRI Referral Form from Mr. Brandolini, with attachments 
Email from Mary Wagan to AA re: Application received 
Email from Elizabeth Hartsgrove to AA re: Letter of support from Town 
Administrator 
Letter of support from Town Administrator 
Municipal Endorsement Resolution from Board of Selectmen 
Email from KG to AA re: Copy of staff report 
Email from TS to AA re: Project's conformance to local bylaws, LCP 
Email from TS to AA re: Project's conformance to local bylaws, LCP 
Email from KG to AA re: Question asked at Hearing on Fire access 
Letter from Yarmouth Fire Department 
Email from MaryWagan, Town of Yarmouth, Questions concerning 
mailing of final Commission decision 
Materialsfrom General Public 
Letter from Tierneys 

. 
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8/30/10 

9/1/10 
9/1/ 10 

9/3/10 
9/8/10 

9/9/10 
9/17/10 

9/17/10 
9/17/10 

10/7/10 
10/13/10 

10/27/10 

10/29/10 

10/29/10 
11/9/10 
11/17/10 

11/18/10 
11/19/10 
11/19/10 
12/2/10 

Date Received 
6/29/10 

8/30 / 10 

9/8/10 

9/13/10 
10/5/10 

10/25/10 

11/4/10 
11/5/10 

11/30/10 
12/6/10 
12/15/10 

Date Received 
11/18/10 



TESTIMONY 
November 18, 2010 Public Hearint?; 
A public hearing was held at 6:00 PM on November 18,2010 in the Senior Center in Yarmouth, 
MA, 

Ms, Andrea Adams presented the staff report and gave a brief overview of the existing site 
setting and proposed project, the Cape Cod Commission's jurisdiction, the procedural history, 
Commission staff analysis, and conclusions. Ms. Adams said the Applicant is requesting the 
Subcommittee modify application of MPS TRo.2 to allow traffic credit from prior use as school. 
She said the Applicant is also requesting relief from MPS TR3.1 Level of Service analysis at the 
site driveway, from MPS E1.4 Building Envelope requirement for the existing building and relief 
from MPS AHl.l0 ENERGY STAR construction standard requirements for the existing building. 
Ms. Adams said the Subcommittee could adjust application ofMPS TRo.2 and waive the other 
MPS requirements if they find the Applicant has met the burden of proving a hardship exists 
(financial or otherwise) and if desirable relief may be granted without nullifying or substantially 
derogating from the intent or purpose of the Act. 

Ms. Senatori noted the Applicant would also need relief from MPS E1.1 Redevelopment Energy 
Audit for the existing building. 

Mr. Hayden Executive Vice President of Stratford Capital Group introduced himself and a 
provided a PowerPoint presentation about the company and the project. Mr. Hayden described 
the Stratford Group. He provided an overview of some previous projects completed by the 
company that involved rehabilitations, renovations and/ or additions to historic school buildings 
into housing or affordable housing. He described the current project as a 65-unit rental 
property for seniors (over 55),100% affordable in perpetuity. He stressed that it was the 
adaptive reuse and rehabilitation of the existing historic school. 

Ms. Janis Mamayek, ICON Architecture, introduced herself and used prior developments and 
renovations completed by Stratford to demonstrate the benefits of the project and examples of 
the project's potential interior configuration upon completion. Ms. Mamayek stated that 
Stratford Group uses a historic preservation consultant in order to comply with renovation 
procedures. 

Mr. Michael Gardenier, ICON Architecture, then provided an overview ofthe Simpkins School's 
architecture and showed the site plans for the new addition. He discussed the historic front 
lawn and landscape and the importance of the 36' caliber trees that make the front yard historic. 
He described the placement of parking for tenants and the adjacent Town athletic fields. He 
described handicap accessibility and energy standards. Mr. Gardenier described how the 
existing classrooms would be converted into units and the gym will be converted into four one­
bedroom loft units. 

Mr. Kelly Killeen, Site Engineer, Coler & Colantonio, discussed the layout of the project. He 
described how the existing ball field would be relocated with access maintained off of old Main 
Street. He noted the new parking lot will provide 1_1/2 spaces for every 1 unit, and that 
additional parking would be offered to service the athletic fields and they are proposing grass 
pavers for the athletic field parking areas. He described the proposed new stormwater 
management systems. He said the project would produce approximately 9,750 gallons/day of 
wastewater and use an advanced nitrogen removal system. 
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Mr. McCormack asked staff about additional materials received from the Applicant on 
November 17, 2010. Ms. Adams said that staff reviewed it and it did not change any of their 
recommendations. 

Mr. Knight asked about the time frame of the project and if it depended on tax credits. Mr. 
Hayden responded that he has always been able to get financing for prior projects and he is 
confident in this case. Mr. Hayden estimated that construction would begin in the summer or 
fall of 2011. 

Mr. Blanton asked if the process would take about 11-14 months to complete and Mr. Hayden 
replied that he believes it would take about 14 months. 

Mr. Knight asked about traffic mitigation and what the Town's role in that would be. Ms. Adams 
replied that the basis for the estimated figure of $500,000 for traffic mitigation is what the 
proposed use would generate. She noted the Town has articulated support for the project and 
supports a Hardship Exemption. 

Mr. Olsen asked how the project would be staffed and Mr. Hayden replied that the company 
would put the project out to bid for all contractors and the general contractor will likely hire 
local subcontractors because they wouldn't want people have to commute during the winter, and 
people who work on the property will be from the Cape. 

Mr. Virgilio asked about fire access. Ms. Adams responded that staff has not received 
correspondence from the Town specifically on this subject but noted that there will be circular 
fire access and this issue will also be looked at in the local level of review. 

Mr. Virgilio commented that the project seems like it will generate less traffic than the previous 
use. Mr. Hayden responded that because there is a three-year look back period in the RPP, they 
had to use a generation rate from the Institute of Traffic Engineer's CITE) Manual without a 
credit for the school as the previous use. He also noted the ITE figures use apartments, not 
senior apartments and the increase is on a daily basis. Mr. Hayden suggested that if the traffic 
generation was further analyzed, there is a difference because the residents will not be leaving 
during peak rush hour. 

Mr. Virgilio asked Mr. Ruchinskas ifthe project complies with the RPP Affordable Housing 
requirements, and Mr. Ruchinskas replied yes. He also noted the project addressed a priority 
regional housing need because it would provide affordable rental housing. 

Ms. Suzanne McAuliffe, Yarmouth Selectmen, noted that the school was decommissioned about 
five years ago and that a recommendation was made to Town Meeting to convert the building 
into senior affordable housing units. She said the Stratford Group was the only company to 
apply to the Town's Request for Proposals CRFP) for a reuse, and the Town fully supports the 
project, and it is consistent with prior Town Meeting votes. Ms. McAuliffe stated that she does 
not believe that there will be a traffic issue and suggested that the Town's process took longer 
than three years, and in some sense inadvertently contributed to the project being ineligible for 
credits from the prior use as a school because the RFP process took longer than three years to 
complete. 

The Subcommittee heard comments and questions from members of the public. 
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The Subcommittee continued the hearing to November 23,2010 at 10:00 AM at the 
Commission's office where it would be closed by Hearing Officer. 

The Subcommittee voted to hold a Subcommittee meeting on December 6, 2010 at 2:00 PM at 
the Commission's office in Barnstable, MA to deliberate on the project. 

November 23.2010 Public Hearing 
At 10:00 AM on 11/23/10, a Commission staff Hearing Officer closed the public hearing on the 
project. No presentations were made and no testimony was taken. 

December 6, 2010 Subcommittee Meeting 
A Subcommittee meeting was held on December 6, 2010 at 2:00 PM at the Commission's office. 
The Subcommittee deliberated on whether the Applicant has met the burden of proving that a 
hardship exists, financial or otherwise, and whether granting relief from certain RPP standards 
presents a substantial detriment to the public good or nullifies or substantially derogates from 
the intent or purpose of the Cape Cod Commission Act. 

The Subcommittee voted to find that a hardship exists, financial or otherwise, and to modify the 
application of MPS TRo.2 to allow a traffic credit from prior use as school, and to grant relief 
from MPS TR3.1 Level of Service analysis at the driveway, from MPS El.l Redevelopment 
Energy Audit for the existing building, from MPS E1.4 Building Envelope requirement for the 
existing building, and from MPS AHl.l0 ENERGY STAR Building Envelope requirements for 
the existing bnilding. 

The Subcommittee voted to find that the project is eligible for designation as a Project of 
Community Benefit as it confers upon or results in distinct benefits to the community and 
citizens of Barnstable County consistent with Sections l(a) and l(C) of the Act by development of 
an adequate supply of fair affordable housing and the project's preservation of historical, 
cultural, archaeological, architectural and recreational values. 

The Subcommittee voted to find the project was consistent with Yarmouth's Local 
Comprehensive Plan, and could be conditioned to be consistent with local zoning. The 
Subcommittee voted to find the project could be found consistent with the RPP with appropriate 
conditions and relief granted. 

The Subcommittee voted to find that relief may be granted without substantial detriment to the 
public good and without nullifying or substantially derogating from the intent or purpose of the 
Act. The Subcommittee found that the relief granted was the minimum relief necessary to 
address the hardship and related directly to the nature of the hardship. 

The Subcommittee voted to find that the project is eligible for designation as a Project of 
Community Benefit as it confers upon or results in distinct benefits to the community and 
citizens of Barnstable County consistent with Sections l(a) and l(C) ofthe Act by development of 
an adequate supply of fair affordable housing and the project's preservation of historical, 
cultural, archaeological, architectural and recreational values. 

The Subcommittee found the project's probable benefits outweighed its probable detriments. 
The Subcommittee found the project's benefits included meeting BDP WR5.6 and BDP AH1.16, 
creating a significant amount of affordable and visit-able units, the preservation of a historic 
structure, and putting the development back onto Yarmouth's tax rolls. 
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The Subcommittee voted to approve the Hardship Exemption request for the Simpkins School 
project as a project of Community Benefit and directed Commission staff to draft a written 
approval decision with conditions for the Subcommittee's review. 

The Subcommittee voted to allow staff to notice the draft written decision for review by the full 
Commission meeting on January 6, 2011. 

The Subcommittee's consensus was that the Commission's decision should acknowledge that the 
Applicant would strive to provide some type of accommodation for the ospreys that had a nest 
on top of the existing building. . 

December 20, 2010 Subcommittee Meeting 
A Subcommittee meeting was held on December 20, 2010 beginning at 2:00 PM at the 
Commission's office. The Subcommittee approved the Minutes from the 11/18/10 public hearing 
and 12/6/10 Subcommittee meeting. The Subcommittee reviewed a revised draft written Hardship 
Exemption Project of Community Benefit decision page by page. The Subcommittee, Applicant's 
representative, Mr. Richard Hayden of Stratford Capital Group, and Commission staff discussed the 
draft decision. The Subcommittee found that the project's benefits included meeting BDP LU1.3 
and the meeting the intent of BDP LU14 The Subcommittee amended Affordable Housing 
condition AH C7 to read in part "certifies that any occupants of the units ... " The Subcommittee 
unanimously voted to approve the revised draft Hardship Exemption/Project of Community Benefit 
decision for the Simpkins School redevelopment project. The Subcommittee unanimously voted to 
recommend that the full Commission approve the draft Hardship Exemption/Project of Community 
Benefit decision for the Simpkins School redevelopment project. 

JURISDICTION 
The project, as described in the Applicant's application materials, qualifies as a DRI pursuant to 
Section 3(g) of the Commission's Enabling Regulations (revised May 2010, corrected June 2, 
2010) as any proposed development, including the expansion of existing developments, that is 
planned to create or add 30 or more Residential Dwelling Units. 

FINDINGS 
The Commission has considered the DRI/Hardship Exemption/Project of Community Benefit 
application of Stratford Capital Group for the proposed redevelopment of the Simpkins School 
and based on consideration of such application and upon the information presented at the 
public hearings and submitted for the record, makes the following findings, pursuant to Sections 
12, 13 and 23 of the Act: 

General Findings 
GFl. As the date ofthe first substantive public hearing was November 18, 2010, this 

project was reviewed subject to the 2009 Regional Policy Plan (RPP), as amended in 
May 2010 and effective June 2010. 

GF2. As of the date of this decision, the Town of Yarmouth did not have a Local 
Comprehensive Plan (LCP). The project, as proposed, is nevertheless consistent with 
Yarmouth's LCP as confirmed by written testimony received on November 4, 2010 
and November 5,2010 from Terry Sylvia, Yarmouth Town Planner, which was 
considered by the Subcommittee at the November 18, 2010 public hearing. The 
Commission adopts the written testimony of Mr. Sylvia and finds the development is 
consistent with Yarmouth's LCP. 
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GF3. As provided in written testimony dated November 4,2010 and November 5,2010 
from Terry Sylvia, which was considered by the Subcommittee at the public hearing 
on November 18, 2010, Zoning Board of Appeals (ZBA) action will be needed to allow 
the proposed multi-family use in a residential zone. The Commission adopts the 
written testimony of Mr. Sylvia and finds that upon approval of the development by 
the ZBA, that the development is consistent with local zoning and development 
bylaws. 

GF4. As the project is not located in a District of Critical Planning Concern, the 
Commission finds that the project can be considered to be consistent with this 
criterion. 

GF5. The Commission finds that the probable benefits of the project outweigh the 
probable detriments ofthe proposed project. The project's benefits include meeting 
BDP LU1.3, meeting the intent ofBDP LU1.4, and by meeting BDP WRs.6 by the 
submission of a Phase I Environmental Site Assessment, meeting BDP AH1.16, which 
establishes a priority for affordable rentals, by creating a significant amount of 
affordable and visit -able units, through preserving a significant historic structure and 
by returning this building to Yarmouth's tax rolls. 

GF6. The Commission finds that the proposed project qualifies for designation as a 
Hardship Exemption Project of Community Benefit in that the project confers upon 
or result in distinct benefits to the community and citizens of Barnstable County 
consistent with Sections l(a) and l(C) of the Act as development of an adequate 
supply of fair affordable housing and by preservation of historical, cultural, 
archaeological, architectural and recreational values. The Commission also finds 
because the project is the renovation of and an addition to a historically significant 
building that is listed as a contributing structure to the South Yarmouth/Bass River 
National Register Historic District into 65 new 100% affordable housing units, that 
full compliance with Minimum Performance Standards TRo.2, TR3.1, the Building 
Envelope portion of MPS E1.4 for the existing building, and the Building Envelope 
portion of MPS AH1.10 for the existing building would constitute a financial hardship 
by adding an estimated $500,000 to $1,000,000 to project costs, and would 
diminish these two community benefits to be conferred to Yarmouth by potentially 
making the project financially infeasible. 

GF7. The proposed project consists of the renovation of the interior of a 1930 school 
building and adding 39,366 square feet (in a 14,000 square foot footprint) to the rear 
of the existing building. The project wm also add new parking spaces on the north 
side of the property, upgrade the site drainage and install a new on-site septic 
system. The Applicant has also agreed to provide a new parking lot as part of the 
project, to be dedicated to the Town-owned athletic fields at no cost to Yarmouth. 
The renovation will result in an 81,200 square foot building, and creates sixty-five 
(65) 100% affordable rental units for households age 55 and over. 

GF8. The Applicant received a letter of support from Yarmouth's Town Administrator 
dated September 7,2010. The Applicant received a resolution of the Yarmouth 
Board of Selectmen in support of the project dated October 5, 2010. 

GF9. The Commission finds that a hardship exists, financial or otherwise, and to modify 
the application of MPS TRo.2 to allow a traffic credit from prior use as school, and to 
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GFlO. 

GFll. 

Land Use 

grant relief from MPS TR3.1 Level of Service analysis at the driveway, from MPS E1.1 
Redevelopment Energy Audit for the existing building, from MPS E1.4 Building 
Envelope requirement for the existing building, and from MPS AH1.lO ENERGY 
STAR Building Envelope requirements for the existing building is appropriate, and 
may be granted without substantial detriment to the public good and without 
nUllifying or substantially derogating from the intent or purpose of the Act. The 
Commission also finds that the relief granted relates directly to the nature of the 
hardship and is the minimum necessary to address the hardship. 

The Commission acknowledges the Applicant willingness to incorporate into the 
project an accommodation for the existing osprey nest that, at the time of this 
decision, was located on top of the existing building. 

The project will be constructed in accordance with the following plans (attached to 
this decision as Exhibit A and incorporated by reference): 

Simpkins School Residences Permitting Plans, Drawings by Coler & Colantonio, Inc., 
and ICON Architecture, Received by Commission 8/30/10, Drawings include: 

Cover Sheet 
Existing Conditions Plans dated 4/16/10, (2 Sheets) 
Erosion Control Plans dated 8/25/10, (C-102 and C-103) 
Demolition Plans, dated 8/25/10, (C-104 and C-105) 
Layout Plans, dated 8/25/10, (C-201 and C-202) 
Grading and Utility Plan, dated 8/25/10, (C-203 and C-204) 
Site Details Plan, dated 8/25/10 (C-300, C-301, C-302, C-303) 
Site GeneralNotes, dated 8/25/10 (C-304) 
Lower Level Plan, dated 8/30/10 (A-101) 
Ground Level Plan, dated 8/30/10 (A-102) 
Intermediate Level Plan, dated 8/30/10 (A-103) 
Upper Level Plan, dated 8/30/10 (A-104) 
Roof Plan, dated 8/30/10 (A-105) 
Building Elevations, dated 8/30/10 (A-201 andA-202) 

Simpkins School Residences, Drawing by Coler & Colantonio, Inc. and ICON 
Architecture, Received by Commission 9/17/10, Overall Layout Plan, dated 9/17/10, 
C-200 

Simpkins School Residences, Drawing by Coler & Colantonio, Inc. and ICON 
Architecture, Received by Commission October 13, 2010, Layout Plans dated 825/10, 
C-201 and C-2002, No revision date is shown on these plans, but they were revised to 
show landscape plant key 

LUF1. MPS LU1.1 (Development Location) requires in part that development and 
redevelopment shall be consistent with the category of desired land use where the 
project is located as well as the characteristics of that category, both as identified 
on the Regional Land Use Vision Map. The site on which the school sits has been 
designated as Resource Protection Area (RPA) for Historic Resources on Yarmouth's 
part of the Regional Land Use Vision Map. The RPP defines an RPA as [aJreas 
designated on the Regional Land Use Vision Map that warrant protection and 
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LUF2. 

LUF4. 

where additional growth is not desired due to the presence of one or more sensitive 
resources that can include historic districts. Given that the building is National 
Register structure in the South Yarmouth/Bass River National Register Historic 
District, and is being redeveloped in a manner that is sensitive to the building's 
historic significance, the Commission finds the project is consistent with MPS LULL 

Best Development Practice (BDP) LU1.3 (Redevelopment/Reuse) encourages DRls to 
reuse existing developed locations in appropriate areas. Given that the Simpkins 
project is the redevelopment of an existing building and site into another use in a 
manner consistent with its historic significance, the Commission finds that the 
project is consistent with BDP LU1.3 and that this is a project benefit. 

BDP LU1.4 states that DRIs within Economic Centers or Villages as identified on the 
Regional Land Use Vision Map involving an historic structure are encouraged to 
include its rehabilitation and reuse in accordance withfederal standardsfor 
treatment of historic properties. The area in which the Simpkins School is located is 
identified as a Resource Protection Area on the Regional Land Use Vision Map. The 
building is on the National Register, and the site is within the Old South Yarmouth 
village area. In addition, the renovation will be done in accordance with Federal 
standards for treatment of historic properties. As such, the Commission finds the 
proposed project is consistent with the intent of BDP LU1.4, and that this is a project 
benefit. 

Because the project is the redevelopment of an existing school building into a 
residential project, the Commission finds that MPS LU1.2 relating to compact 
development for nonresidential projects, BDP LU 1.5 (Location of Municipal Offices), 
and MPS or Best Development Practices in section LU2 (Capital Infrastructure and 
Telecommunications Facilities) and LU3 (Rural Lands) do not apply to this project. 

Economic Development . 
EDFL According to the Regional Land Use Vision Map for Yarmouth, the project is not 

located in an Economic Center or a Village Center and does not therefore comply 
with MPS ED1.1 (Location in Economic Centers). The Commission may waive MPS 
ED1.1 if an Applicant can demonstrate that the development meets certain criteria 
under MPS ED1.3 (Waiver). As a redevelopment project, this project must meet two 
(2) of the nine (9) waiver criteria listed by MPS ED1.3. 

EDF2. 

EDF3· 

The Applicant has provided a resolution of the Yarmouth Board of Selectmen 
received by the Commission on October 5, 2010 that meets the Municipal 
Endorsement waiver criterion of MPS ED1.3. The project also meets the 
Preservation waiver criterion of MPS ED1.3 because it will be reviewed at the State 
level for consistency with the Secretary of the Interior's Standards for Treatment of 
Historic Property. See the findings and conditions in the Heritage 
Preservation/Community Character section of this decision, below. 

The Commission finds MPS ED1.4 (Resource-based Economic Areas) as well as 
Minimum Performance Standards in sections ED2 (Gaming) and ED4 
(Infrastructure Capacity) are not applicable to this project. 
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Water Resources 
WRFl. The project is a redevelopment project located within both a Marine Water Recharge 

Area to the Bass River as well as an Impaired Area classified as a Water Quality 
Improvement Area. The project will be served by municipal drinking water and an 
advanced de-nitrification septic system. 

WRF2. 

WRF5. 

WRF6. 

The proposed redevelopment will generate approximately 9,750 gallons per day 
(GPD) of wastewater, which is greater than that from existing conditions (3,150 
GPD). However, the Commission finds that wastewater from the redeveloped site 
will be treated with an Amphidrome advanced onsite denitrifying septic system, 
discharging to the Bass River watershed. The Amphidrome system will reduce the 
nitrogen effluent concentration from 35 ppm to 19 ppm, with improved wastewater 
treatment; nitrogen loading from the redevelopment will be reduced to less than 10 
ppm. The project demonstrates that nitrogen loading from redevelopment will be 
less than the former school use, and the Commission finds the redevelopment meets 
MPS WRl.l for General Aquifer Protection and for Wellhead Protection by 
application ofMPS WR3.2 (Maintenance of Improvement of Nitrogen Loading), the 
alternate standard for water quality improvement. 

Hydrologic information submitted by the Applicant demonstrates that current 
groundwater flow is in a southeast direction, towards the Bass River. With the 
addition of wastewater discharging from the Amphidrome system, groundwater will 
mound slightly (0.41 feet) underneath the disposal beds, but the direction of 
groundwater flow will remain essentially unchanged. Adjusting for seasonal variation 
in groundwater elevation, the Commission finds that the Applicant has demonstrated 
there is adequate separation to groundwater to effectively discharge wastewater from 
the proposed new on-site treatment system. 

The project has completed and submitted for the Commission's files a Phase I 
Environmental Site Assessment, with two Recognized Environmental Conditions 
(RECs) relating to a spill that occurred during replacement of an underground fuel 
storage tank, and an incident of unauthorized dumping. The Applicant's consultant 
recommended that the 10,000 underground storage tank should be removed and 
that soils and groundwater in the area should be inspected for evidence of any 
further releases of petroleum. Records were incomplete regarding the unauthorized 
dumping incident. The Applicant's consultant also noted separate incidences of fuel 
oil spills occurring off site, which may have the potential to migrate onto the 
property. These spills are not likely to be the responsibility of the subject site owner. 
The Commission finds that submission of the Phase I Environmental Site 
Assessment addresses BDP WR 5.6. 

The Commission finds the project has met MPS WR1.5 (Turf and Landscape 
Management Plan), by incorporating water conservation measures, the use of native 
and drought resistant plantings, providing drip irrigation, and minimizing the use of 
pesticides and chemical fertilizers by using organic products instead. 

The Commission finds the proposed stormwater design generally improves the 
existing drainage conditions and should meet the Massachusetts Stormwater 
Standards as well as MPS WR7.2 (On-Site Infiltration), MPS WR7.3 (Roof Runoff), 
and MPS WR7-4 (Biofiltration Practices). The Commission finds that the Applicant's 
revised stormwater management design includes catch-basins, oil-grit separators, 
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WRF7· 

WRFS. 

added tree-box type sto=water filters to the parking lot islands and grassed swales 
adjacent to the Town athletic fields to the extent feasible taking into account 
constraints created by the existing development. The parking in the northern area 
that serves the Town athletic fields will also be constructed with permeable paving 
materials. The Commission finds these modifications to the original design satisfy 
Low Impact Design stormwater as required by MPS WR7-4, MPS WR7.S (Structured 
Infiltration Devices), and MPS WR7.6 (Impervious Surfaces). 

The Commission finds that in order to ensure compliance with MPS WR7.2, MPS 
WR7.3, MPS WR7-4, MPS WR7.S and MPS WR7.6, it is appropriate to require the 
Applicant to submit for Commission staff review and approval final stormwater 
drainage calculations to including drainage flow-rates, sizing and Total Suspended 
Solids removal, consistent with Massachusetts Stormwater Management Standards, 
prior to issuance of a Preliminary Certificate of Compliance and prior to issuance of a 
Building Permit in accordance with in accordance with condition WRC3 of this 
decision. 

The Applicant prepared and submitted a draft Stormwater pollution Prevention Plan 
(SWPPP) that addresses both construction and post-construction phases. The 
Applicant also stated that an EPA Notice of Intent application for a sto=water 
pe=it (a NPDES permit), along with the SWPPP would be filed with the EPA prior 
to the start of construction. 

The Applicant submitted a draft SWPPP that includes some maintenance items, 
however, the Commission finds that to comply with MPS WR7.9 (Best Management 
Practices during Construction) and MPS WR7.1O (Stormwater Maintenance & 
Operations Plan) (SMOP), more detail is required including long-te= BMP-specific 
maintenance, a schedule for inspection and monitoring. As such, the Commission 
also finds it is it is appropriate to require the Applicant to submit for Commission 
staff review and approval a revised SMOP prior to issuance of a Final Certificate of 
Compliance and prior to issuance of a Certificate ofUsejOccupancy in accordance 
with in accordance with condition WRC4 of this decision. The Commission also 
finds in order to comply with MPS WR7.1O, it is appropriate to require that, one year 
from completion of the sto=water management system, that a Professional 
Engineer shall inspect the system and submit for Commission staff review a letter 
certifying that the system was installed and functions as designed in accordance with 
in accordance with condition WRCS of this decision. 

Wetlands, Wildlife & Plant Habitat & Open Space 
WET jWLPHjOSFl. The project involves the redevelopment of a school and associated school 

grounds. The site is not located in a Significant Natural Resource Area, and there are 
no wetlands, vernal pools or rare species on the site. All aspects of the proposed 
development site are currently buildings, pavement, managed "grounds" or athletic 
fields. The Commission finds that due to the developed nature of the site, a Natural 
Resources Inventory (NRI) is not required and conformance with MPS WPHl.l is not 
required. The Commission also finds that impacts to wildlife or plant habitat are not 
anticipated from the project, and that as a consequence, the project is consistent with 
MPS WETl.l (Wetlands), MPS WETl.2 (Wetland Buffers), MPS WET1.3 (Wetlands, 
Buffers, and Utility Line Installation), MPS WET1.4 (Stormwater & Wetlands), MPS 
WPH1.3 (Wildlife & Plant Habitat), MPS WPH1.4 (Rare Species) and MPS WPHl.S 
(Vernal Pools). 
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WET jWLPHjOSF2. The Commission finds that due to the developed nature of the site, open 
space is not required for this project. Therefore, the proposed development is 
consistent with MPS OS1.3. The Commission finds the project has clustered 
development onto portions of the site that are presently developed, consistent with 
MPS OS1.1 (Clustering of Development) and MPS WPH1.2 (Clearing and Grading). 
The Commission also finds that MPS OS1.2 (Open Space Connections), MPS OS1.4 
(Sensitive Natural Resources/Buffers), MPS OS1.5 (Residential 
Cluster/Subdivisions), MPS OS1.6 (Sensitive Natural Resources), MPS OSI.7 (Open 
Space in GIZ/Economic Centers) and MPS OS1.8 (Open Space Requirements & 
Parking Garages) do not apply to the project. 

Transportation 
TF1. The former Simpkins School has two (2) driveways on Old Main Street and back 

access to the Lawrence MacArthur Elementary School. The Applicant proposes to 
maintain these driveways. 

TF2. The Simpkins School formerly accommodated 275 students. The Commission finds 
that the site's use as a school was discontinued circa 2005. 

TF3. The proposed site is not located in an existing Economic Center on the Regional Land 
Use Vision Map for Yarmouth. 

TF4. The Applicant's representative has calculated the estimated trip generation for the 
former Simpkins School and the proposed 66 residential apartments based on the 
Institute of Transportation Engineers (ITE) Trip Generation, Eighth Edition, 2008 
and are listed in the Table below. 

Former Simpkins 
School (275 students)1 

Daily 355 

AM Peak Hour 124 

PM Peak Hour 77 
1 Based on ITE LUC 520, Elementary School, 275 rooms 
2 Based on ITE LUC 220, Apartments, 66 units 

Proposed 66 Net Change in Trips 
residential 
apartments 
524 +169 

36 -88 

54 -23 

TF5. Based on the net decrease in peak hour traffic, the project complies with MPS TR 3.2 
(Traffic Studies), MPS TR3-4 (Mitigation of Congestion Impacts Required) and MPS 
TR3.6 (Mitigation Fee). 

TF6. The standard of review for transportation safety impacts is twenty-five (25) or more 
new peak hour trips through a high crash location. A high crash location is defined 
as a location where three (3) or more crashes have occurred for three (3) consecutive 
years. Based on information submitted by the Applicant's Transportation Engineer, 
no high crash locations are impacted by twenty-five or more peak hour trips. 
Therefore, the Commission finds that the project complies with MPS TR1.1 (Safety). 
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TF7. Because the former Simpkins School is not located in an Economic Center on the 
Regional Land Use Vision Map, and has not been in operation within the last three 
(3) years, the Commission cannot automatically credit the project for the former 
traffic pursuant to MPS TRo.2. However, the Commission finds that a financial 
hardship exists from the requirement of MPS TRo.2 that restricts use of a traffic 
credit for a use that has been discontinued or vacated for five or more years. The 
Commission allows the Applicant a traffic credit for mitigation purposes. The 
Commission finds that relief may be granted without substantial detriment to the 
public good and without nullifying or substantially derogating from the intent or 
purpose of the Act. The Commission finds that the relief granted relates directly to 
the nature of the hardship and is the minimum necessary to address the hardship. 
The Commission finds because the project is the renovation of and an addition to a 
historically significant building that is listed as a contributing structure to the South 
Yarmouth/Bass River National Register Historic District into 65 new 100% 
affordable housing units, that full compliance with MPS TRo.2 would constitute a 
financial hardship by adding an estimated $500,000 to project costs, and would 
diminish community benefits conferred to Yarmouth which are the development of 
an adequate supply of fair affordable housing and by preservation of historical, 
cultural, archaeological, architectural and recreational values by potentially 
making the project financially infeasible. 

TF8. MPS TR3.1 requires all DRIs to perform a Level of Service analysis at their driveway 
regardless of traffic generation. This MPS was intended to require large-scale 
development with significant traffic credits to perform Level of Service analysis at 
their driveways so that the Commission would not potentially approve a project with 
failing driveway Level of Service. The Commission finds that this project is not a 
large-scale development with respect to MPS TR3.10 The Commission finds that a 
financial hardship exists from the requirement of MPS TR3.1 to perform a Level of 
Service analysis at the site driveway. The Commission grants the Applicant relief 
from the need to perform a Level of Service Analysis according to MPS TR3.l0 The 
Commission finds that relief may be granted without substantial detriment to the 
public good and without nullifying or substantially derogating from the intent or 
purpose of the Act. The Commission finds that the relief granted relates directly to 
the nature of the hardship and is the minimum necessary to address the hardship. 
The Commission finds because the project is the renovation of and an addition to a 
historically significant building that is listed as a contributing structure to the South 
Yarmouth/Bass River National Register Historic District into 65 new 100% 
affordable housing units, that full compliance with MPS TR3.1 would constitute a 
hardship by adding to project costs, and would diminish community benefits 
conferred to Yarmouth which are the development of an adequate supply of fair 
affordable housing and by preservation of historical, cultural, archaeological, 
architectural and recreational values by potentially making the project financially 
infeasible. 

Waste Management 
WMFl. The Commission finds that the proposed project will generate Hazardous Wastes 

from renovation/ construction activities, including oil-based stains, varnishes and 
similar products, used fluorescent bulbs, used computers and monitors, asbestos­
containing materials, lead-based paint coated building debris and PCB-containing 
lamp ballasts. To address MPS WM1.5 (Compliance with Massachusetts Hazardous 
Waste Regulations), the Applicant must notify or register with the Massachusetts 
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WMF2. 

WMF3· 

WMF4. 

WMFS· 

Energy 
EFl. 

EF2. 

Department of Environmental Protection, a plan is needed that addresses how the 
Hazardous Wastes will be managed prior to disposal, and information should be 
provided on the registered, licensed company that will dispose of the Hazardous 
Waste. The Commission finds that this information is needed prior to the issuance of 
a Preliminary Certificate of Compliance for the commencement of site construction 
in accordance with condition WMC1 of this decision. 

The Commission finds that to satisfy MPS WMl.S for the occupancy phase, and to 
assist residents with proper management of the Hazardous Waste they generate, that 
the Applicant must create an educational flyer for residents that provides 
information on Yarmouth's household hazardous waste collections and other 
opportunities available in Yarmouth and at the Transfer Station. The Commission 
finds that this information is needed prior to issuance of a Final Certificate of 
Compliance for the Certificate of U sel Occupancy in accordance with condition 
WMC3 of this decision. 

The Commission finds that additional information is needed to address MPS WM2.1 
and MPS WM2.2 (Construction WastejC&D Waste Plan). Specifically, the Applicant 
should provide a written plan regarding management of Construction & Demolition 
(C&D) waste generated by site preparation work which addresses the disposal of 
C&D waste and demonstrates how solid wastes and recyclable materials currently 
categorized by the MA DEP as a waste ban material will be handled, separated from 
C&D waste, and disposed of. The Commission finds that this information is needed 
prior to the issuance of the Preliminary Certificate of Compliance for the 
commencement of construction at the site in accordance with condition WMC2 of 
this decision. 

The Commission finds that additional information is needed to address MPS WM2.3 
(Post-Construction Waste) .. Specifically, the Applicant should ensure that adequate 
space is provided in the renovated building and new addition to accommodate the 
on-site collection and storage of recyclables prior to disposal through a third-party 
vendor. The Commission finds that this information is needed prior to the issuance 
of the Preliminary Certificate of Compliance for the commencement of construction 
at the site in accordance with condition WMC4 of this decision. 

The Commission finds that MPS WM2-4 (Food-waste Recycling) is not applicable to 
this project because the residential units that will be created will not generate a 
significant amount of food waste. 

The Commission finds that based on the information received during the project 
review that the proposed residential redevelopment, is subject to MPS ELl and MPS 
E14 

The Commission finds that because of the proposed complete interior renovation of 
the existing school building, and because the building was not operational and 
therefore and has no energy performance or consumption data reflective of the 
building's use for at least three years (including for the proposed change of use) on 
which to base recommendations of an energy audit, that it is appropriate to waive 
MPS ELl (Redevelopment Energy Audit). The Commission finds that the Applicant 
has met its burden to show a Redevelopment Energy Audit would be unduly . 
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burdensome, and that a hardship exists from this requirement. The Commission 
grants the Applicant relief from MPS El.l. The Commission finds that relief may be 
granted without substantial detriment to the public good and without nullifying or 
substantially derogating from the intent or purpose of the Act. The Commission 
finds that the relief granted relates directly to the nature of the hardship and is the 
minimum necessary to address the hardship. The Commission finds because the 
project is the renovation of and an addition to a historically significant building that 
is listed as a contributing structure to the South Yarmouth/Bass River National 
Register Historic District into 65 new 100% affordable housing units, that full 
compliance with MPS El.1 would constitute a hardship by adding to project costs, 
and would diminish community benefits conferred to Yarmouth which are the 
development of an adequate supply of fair affordable housing and by preservation 
of historical, cultural, archaeological, architectural and recreational values by 
potentially making the project financially infeasible. 

EF3. The Applicant has requested partial relief in meeting the Building Envelope Co:. 5 Air 
Changes per Hour (ACH) 50 Infiltration) part of MPS E1.4 (Multi-family Projects, 
including Apartments) for renovation of the existing building. Due to the historic 
nature of the existing building and the Applicant's intent to preserve this character, 
the Commission further finds that that a literal enforcement of the provisions of the 
Building Envelope component of MPS E1.4 for the existing school would involve a 
substantial financial hardship, and that relief from this requirement may be granted 
without substantial detriment to the public good and without nullifying or 
substantially derogating from the intent.or purpose of the Act. The Commission 
further finds that the relief granted relates directly to the nature of the hardship and 
is the minimum relief necessary to address the hardship. 

EF4. The Commission finds that the proposed project will meet all other components of 
MPS EIA for the existing building, and for the new construction, and that to ensure 
that the remairider of the project is consistent with MPS E1.4 that it is appropriate to 
require the Applicant to provide for Commission staff review and approval project 
plans and construction documents prior to issuance of a Preliminary Certificate of 
Compliance in accordance with condition ECI of this decision. 

EF5. The Commission finds because the project is residential with no mixed-use 
component that MPS El.2 (Designed to Earn ENERGY STAR Certification), MPS 
E1.3 (ANSI/LEED standards) and MPS E1.5 (Onsite Renewable Energy Generation) 
do not apply. 

Affordable Housing 
AHFl. Because the project involves the redevelopment of an existing school building into 65 

affordable housing units, the Commission finds that MPS AH1.2 (w% Requirement 
for Subdivisions ofw-plus Lots), AH1.3 (Cash Option), MPS AH1.5 (Off-site Option 
Criteria), MPS AHl.6 (Location of Off-site Option), MPS AH1.7 (Timing of Off-site 
Contribution), MPS AHl.8 (Timing & Mix of Affordable Units), MPS AHl.14 (No 
Reduction in Number of Existing Units) and MPS AH2A (Relocation Requirement) 
and all parts of AH3 (Mitigationfor Commercial DRIs) are not applicable to this 
project. 

AHF2. The Applicant has chosen to satisfy the 10% requirement of MPS AHl.l (Residential 
Requirement) on site, through the redevelopment of an existing school building into 
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AHF4· 

AHF5· 

AHF6. 

AHF7· 

AHF8. 

sixty-five (65) units for households age 55 and older. The Commission finds that this 
complies with MPS AHl.1, and also exceeds the requirements set by MPS AH1.4 
(Calculation of Affordable Units) through the creation of more than seven (7) 
affordable units. 

The Commission finds that in order to ensure compliance with MPS AHl.l and MPS 
AHlA, it is appropriate to require the Applicant to submit for Commission staff 
review and approval an affordable housing restriction and proof of recording of this 
restriction at the Barnstable County Registry of Deeds prior to issuance of a 
Preliminary Certificate of Compliance in accordance with condition AHCl of this 
decision. 

Information submitted during the Commission's review indicates the project will 
create 4 studio units, 37 one-bedroom units, and 24 two-bedroom units. The unit 
sizes vary; however, all of the studio units, 27 ofthe one-bedroom units and 9 of the 
two-bedroom units meet Department of Housing and Community Development 
(DHCD) Local Initiative Program (LIP) size guidelines. Also, the overall average 
square footage of the one and two-bedroom units meets DHCD's LIP size minimums. 
Information and testimony submitted during the Commission's review also indicates 
that all of the 65 units will be visit-able, with 4 units to be fully disabled accessible, in 
conformance with MPS AH2.2 (Visitability and/or Accessibility Requirement). The 
Commission finds that the project as proposed meets MPS AH1.9 (Integration & Size 
of Affordable Units) and exceeds the number of units required to meet MPS AH2.2. 

The Commission finds that in order to ensure compliance with MPS AHl.9 and MPS 
AH2.2, it is appropriate to require the Applicant to submit for Commission staff 
review and approval construction plans and specifications prior to issuance of a 
Building Permit and Preliminary Certificate of Compliance in accordance with 
condition AH C2 of this decision. 

Information and testimony submitted during the Commission's review indicates the 
project will be able to achieve compliance with MPS AHl.lO (ENERY STAR 
Requirement) with the exception of the Building Envelope portion of this MPS for 
the existing school building. The Commission finds the rest of the proposed project 
will be able to achieve compliance with MPS AHl.1o. 

The Commission finds that a hardship exists, financial or otherwise, and grants relief 
from MPS AH1.lO ENERGY STAR Building Envelope requirements for the existing 
building. The Commission finds that such relief may be granted without substantial 
detriment to the public good and without nullifying or substantially derogating from 
the intent or purpose of the Act, and that the relief granted relates directly to the 
nature of the hardship and is the minimum necessary to address the hardship. 

The Commission finds that in order to ensure compliance with MPS AH1.lO, 
excluding the ENERGY STAR Building Envelope requirement of MPS AH1.10 for the 
existing school building as noted in findings AHF6 and AHF7, it is appropriate to 
require the Applicant to submit for Commission staff review and approval of draft 
construction plans and specifications and also submit an architect's certification that 
the draft plans are consistent with the ENERGY STAR National Attached Builder 
Option Package Specifications or a preliminary Home Energy Rating System (HERS) 
analysis of the draft plans and specifications by a certified independent HERS rating 
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company prior to issuance of a Building Permit and Preliminary Certificate of 
Compliance and also prior to issuance of the Final Certificate of Compliance and 
Certificate of U se/ Occupancy in accordance with conditions AH C3 and AHC4 of this 
decision. 

AHF9. Information and testimony submitted during the Commission's review indicates that 
all of the units will be affordable to households at or below 60% of area median 
income. The Commission finds that the project as proposed meets MPS AH1.11 
(Pricing & Rents of Affordable Units). The Commission finds that in order to ensure 
compliance with MPS AHl.ll, it is appropriate to require the Applicant to submit for 
Commission staff review and approval the final proposed rents for all units prior to 
issuance of a Preliminary Certificate of Compliance and issuance of a Building Permit 
in accordance with condition AHC5 of this decision. 

AHFlO. As noted in finding AHF9, Commission finds that the project as proposed meets MPS 
AH1.11 (Pricing & Rents of Affordable Units). The Commission finds that in order to 
ensure compliance with MPS AH1.12 (PermanentAffordability) and MPS AHl.13 
(Monitoring of Affordability), it is appropriate to require the Applicant to submit for 
Commission staff review and approval a list of proposed monitoring agents and a 
draft monitoring agreement and that such approved monitoring agreement is to be 
executed with the agreed-upon monitoring agent prior to issuance of a Preliminary 
Certificate of Compliance and prior to issuance of a Building Permit in accordance 
with condition AHC6 of this decision. 

AHFll. The Commission finds that to ensure compliance with MPS AH1.12 and MPS AH1.13, 
it is appropriate to require the Applicant to submit for Commission staff review and 
approval a report from the monitoring agent that describes how and certifies that the 
occupants of the units are income eligible prior to issuance of the Final Certificate of 
Compliance and Certificate of Use/Occupancy in accordancewith condition AHC7 of 
this decision. 

AHF12. The Commission finds that to ensure compliance with MPS AH1.12 and MPS AHl.13, 
it is appropriate to require the Applicant to submit for Commission staff review and 
approval an affordable housing restriction prior to issuance of the Preliminary 
Certificate of Compliance and Building Permit and that such approved restriction be 
recorded at the Barnstable County Registry of Deeds prior to issuance of a 
Preliminary Certificate of Compliance and prior to issuance of a Building Permit in 
accordance with condition AHCS of this decision. 

AHF13. The Commission finds that to ensure compliance with MPS AH2.1 (Non­
discrimination) and MPS AH2.3 (Affirmative Marketing & Selection of 
Buyers/Tenants), it is appropriate to require the Applicant to submit for 
Commission staff review and approval an affirmative marketing and tenant selection 
plan prior to issuance of the Preliminary Certificate of Compliance and Building 
Permit in accordance with condition AHC9 of this decision. 

Heritage Preservation and Community Character 
HPCCFl. The John Simpkins School is a three-story brick school building that was constructed 

in 1931 in the Colonial Revival style. The building has two side additions constructed 
of wood that were added at a later date, and both the original structure and these 
additions are considered historically significant. The building has a prominent 
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location on Old Main Street and is listed as a contributing building within the South 
Yarmouth/Bass River National Register Historic District. 

HPCCF2. The proposed project involves reuse of the historic school building for residences. As 
shown on plans entitled Simpkins School Residences, Yarmouth MA, Sheets A-lOl 
through A-105, and Sheets A-20l through A-202, prepared by ICON Architecture, 
and dated August 30, 2010, the proposed project preserves the historically significant 
portions of the Simpkins School building and proposes a rear addition that is 
consistent with the character of the historic structure. Because the proposed project 
retains the historic structure and key character-defining features, and because the 
proposed additions are consistent with the building's architectural style and do not 
diminish its historic and architectural significance, the Commission finds the project 
is consistent with MPS HPCCl.1 (Historic Structures). The project will apply for 
both state and federal historic preservation tax credits and, as such, is also required 
to be consistent with the Secretary of the Interior's Standards for Treatment of 
Historic Properties. This is believed to be the first project on Cape Cod to take 
advantage of federal and state historic preservation tax credits in an historic 
structure renovation. 

HPCCF3. Given the project's location within an existing historic district and its preservation of 
the frontage of the property and of the fields to the rear of the site, the Commission 
finds the project is also consistent with MPS HPCC1.2 (Cultural Landscapes). 

HPCCF4. In a letter dated August 26, 2010, the Massachusetts Historical Commission stated 
that the proposed project involves the sensitive rehabilitation of the John Simpkins 
School and will have "no adverse effect" on the property or the district. No impacts 
to archaeological resources are anticipated. The Commission therefore finds the 
project is consistent with MPS HPCC1.3 (Archeological Sites). 

HPCCF5. The proposed rear addition to the Simpkins School building is consistent with 
community character standards related to building design, induding MPS HPCC2-4 
(Consistency with Regional Context or Surrounding Distinctive Area), MPS 
HPCC2.5 (Footprints Over 15,000 Square Feet) and MPS HPCC 2.6 (Building Forms 
and Facades), which require all development to be consistent with the region's 
traditional development patterns, induding scale. Given the project's reuse of an 
existing historic structure within a National Register Historic District, and given the 
fact that the proposed addition is broken down into smaller massing components 
with varied setbacks and rooflines and fa9ade variation, the Commission finds the 
proposed project is consistent with these RPP standards. The Commission finds that 
to ensure compliance with MPS HPCCl.l, MPS HPCC1.2, MPS HPCC2-4, MPS 
HPCC2.5 and MPS HPCC2.6, that it is appropriate to require the Applicant to 
renovate and construct an addition to the John Simpkins School building in 
accordance with the approved elevation drawings, footprint plans and roof plans and 
for this decision to note that any changes to the project will also be reviewed for 
consistency with the Secretary of the Interior's Standards for Treatment of Historic 
Properties. 

HPCCF6. Information and testimony received during the Commission's review indicates the 
proposed redevelopment meets MPS HPCC2.8 (Parking to Side or Rear of 
Buildings) and MPS HPCC2.9 (Landscaping Improvementsfor Redevelopment) by 
maintaining existing buffers between the proposed parking areas and the street, and 
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through landscaping of interior parking lots. The Commission further finds that the 
proposed redevelopment meets MPS HPCC2.9 and MPS HPCC2.1O (Landscape Plan 
Requirements) by a proposal to implement a landscape plan, received by the 
Commission on October 13, 2010, which incorporates trees and native plantings in 
the parking lot islands as well as species of trees that are not susceptible to excessive 
autumn droppage of fruit. The Commission finds that to ensure compliance with 
MPS HPCC2.9 and MPS HPCC2.1O, it is appropriate to require the Applicant to 
submit for Commission staff review and approval a final landscape plan, and a 
landscape maintenance agreement that covers a minimum of three growing seasons 
prior to issuance of a Final Certificate of Compliance in accordance with condition 
HPCCC1 of this decision. 

HPCCF7. The Commission finds that more information is needed to address MPS HPCC2.11 
(Exterior Lighting). Specifically, the Applicant must provide a copy of site plans and 
other technical information on exterior lighting to ensure its consistency with MPS 
HPCC2.11 and Technical Bulletin 95-001 (DRI Guidancefor Exterior Lighting 
Design). The Commission finds that because the project is the redevelopment of a 
significant historic structure, and that the exterior lighting should be closely 
coordinated with the site and building design, that it is appropriate to require 
exterior lighting information be submitted and a staff site inspection of the final 
exterior lighting design be required prior to the issuance of the Final Certificate of 
Compliance and Certificate of U se/ Occupancy in accordance with conditions 
HPCCC2 and HPCCC3 of this decision. 

CONCLUSION 
Based on the above findings, the Commission hereby concludes: 

1. That the probable benefits of the proposed project are greater than the probable 
detriments. This conclusion is supported by findings GF5, LUF2 and LUF3. 

2. The project is eligible for designation as a Hardship Exemption Project of 
Community Benefit as outlined in finding GF6. 

3. That upon satisfaction of the conditions identified in this decision, the proposed 
project is consistent with the 2009 (as amended) Regional Policy Plan. 

4. The project can be found consistent with Ya=outh's Local Comprehensive Plan as 
outlined in finding G F2. Upon Zoning Board of Appeals action to allow the proposed 
multi-family use in a residential zone, the project can be found consistent with 
Yarmouth's local development by-laws/ordinances, as outlined in finding GF3. 

5. The project is not located in a District of Critical Planning Concern as noted by 
finding GF4, and therefore can be considered to be consistent with this criterion. 

CONDITIONS 
The Commission hereby approves, with conditions, the Hardship Exemption Project of 
Community Benefit application of Stratford Capital Group the proposed project located at 134 
Old Main Street, South Ya=outh, MA provided the following conditions are met: 
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General Conditions 
GCl. This decision is valid for a period of 7 years and local development permits may be 

issued pursuant hereto for a period of 7 years from the date of this written decision. 

GC2. The Applicant shall obtain all necessary federal, state, and local permits for the 
proposed project. 

GC3. Failure to comply with all conditions stated herein, and with all related statutes and 
other regulatory measures, and remain in compliance herewith, shall be deemed 
cause to revoke or modify this decision. 

GC4. No development work, as the term "development" is defined in the Cape Cod 
Commission Act, shall be undertaken until all appeal periods have elapsed or, if such 
an appeal has been filed, until all judicial proceedings have been completed. 

GC5. Prior to issuance of a Preliminary Certificate for any proposed "development" as 
defined by the Cape Cod Commission Act and as approved herein, the Applicant shall 
submit final plans as approved by state, federal, and local boards for review by 
Commission staff to determine their consistency with this decision. If Commission 
staff determines that the final plans are not consistent with those plans approved as 
part of this decision, the Commission shall require that the Applicant seek a 
modification to this decision in accordance with the Modification section of the 
Commission's Enabling Regulations in effect at the time the modification is sought. 

GC6. All development shall be constructed in a manner consistent with the following plans 
and other information attached hereto as Exhibit A: 

Simpkins School Residences Permitting Plans, Drawings by Coler & Colantonio, Inc., 
and ICON Architecture, Received by Commission 8/30/10, Drawings include: 

Cover Sheet 
Existing Conditions Plans dated 4/16/10, (2 Sheets) 
Erosion Control Plans dated 8/25/10, (C-102 and C-103) 
Demolition Plans, dated 8/25/10, (C-104 and C-105) 
Layout Plans, dated 8/25/10, (C-201 and C-202) 
Grading and Utility Plan, dated 8/25/10, (C-203 and C-204) 
Site Details Plan, dated 8/25/10 (C-300, C-301, C-302, C-303) 
Site GeneralNotes, dated 8/25/10 (C-304) 
Lower Level Plan, dated 8/30/10 (A-101) 
Ground Level Plan, dated 8/30/10 (A-102) 
Intermediate Level Plan, dated 8/30/10 (A-I03) 
Upper Level Plan, dated 8/30/10 (A-104) 
RoojPlan, dated 8/30/10 (A-lOS) 
Building Elevations, dated 8/30/10 (A-201 andA-202) 

Simpkins School Residences, Drawing by Coler & Colantonio, Inc. and ICON 
Architecture, Received by Commission 9/17/10, Overall Layout Plan, dated 9/17/10, 
C-200 

Simpkins School Residences, Drawing by Coler & Colantonio, Inc. and ICON 
Architecture, Received by Commission October 13, 2010, Layout Plans dated 825/10, 
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GC8. 

GC9· 

GClO. 

GC12. 

GC13· 

C-201 and C-2002, No revision date shown on the plan, but these plans were revised 
to show landscape plant key 

Any deviation to the proposed project from the approved plans, including but not 
limited to changes to the design, location, lighting, landscaping, or other site work, 
shall require approval by the Commission through its modification process, pursuant 
to the Commission's Enabling Regulations. The Applicant shall submit to the 
Commission any additional information deemed necessary to evaluate any 
modifications to the approved plans or other documents. 

Prior to the issuance of a Building Permit for development, the Applicant shall obtain 
a Preliminary Certificate of Compliance from the Commission that states that all 
conditions in this decision pertaining to issuance of a Building Permit have been met. 
Such Certificate of Compliance shall not be issued unless all applicable conditions 
have been complied with. 

Prior to issuance of a Certificate of U se/ Occupancy, the Applicant shall obtain a Final 
Certificate of Compliance from the Commission that states that all conditions 
pertaining to issuance of a Certificate of Use / Occupancy have been met. Such 
Certificate of Compliance shall not be issued unless all applicable conditions have 
been complied with. 

Prior to the issuance of a Preliminary Certificate of Compliance, the Applicant shall 
provide written proof to the Commission that a copy of this decision has been 
provided to the general contractor(s) at least thirty (30) calendar days prior to 
commencement of construction. 

The Applicant shall notify Commission staff in writing at least thirty (30) calendar 
days prior to its intent to seek a Preliminary and Final Certificate of Compliance. 
Such notification shall include a list of key contact(s), along with their telephone 
numbers, mailing addresses, and email addresses, for questions that may arise 
during the Commission's compliance review. Commission staff shall complete an 
inspection under this condition, if needed, and inform the Applicant in writing of any 
deficiencies and corrections needed. The Commission has no obligation to issue any 
Certificate of Compliance unless and until all conditions are complied with. 

The Applicant agrees to allow Commission staff to enter onto the property, which is 
the subject of this decision, after reasonable notice to the Applicant, for the purpose 
of determining whether the conditions contained in this decision including those 
linked to each Preliminary and Final Certificate of Compliance have been met. 

Water Resources 
WRC1. Prior to the start of any construction, and prior to issuance of a Building Permit, and 

issuance of a Preliminary Certificate of Compliance, the Applicant shall submit to 
Commission staff evidence of submission to EPA of an EPA Notice of Intent 
application for a stormwater permit (NPDES pe=it), including an updated SWPPP. 

WRC2. Prior to issuance of a Final Certificate of Compliance, and prior to issuance of a 
Certificate of Use/Occupancy, the Applicant shall submit to Commission staff 
evidence that the 10,000 underground storage tank has been removed and soils and 
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WRC3· 

WRCS· 

groundwater in the area have been inspected for evidence of any further releases of 
petroleum. 

Prior to issuance of a Preliminary Certificate of Compliance, and prior to issuance of 
a Building Permit, the Applicant shall provide for Commission staff review and 
approval final stormwater drainage calculations including drainage flow-rates, sizing 
and Total Suspended Solids removal, consistent with Massachusetts Sto=water 
Management Standards. 

Prior to issuance of the Final Certificate of Compliance, and prior to issuance of the 
Certificate of U se/ Occupancy, the Applicant shall submit a Professional engineer­
certified SMOP to comply with WR7.10 that includes BMP-specific language and a 
schedule for inspection, monitoring and maintenance. The SMOP shall also identify 
the parties responsible for plan implementation, operation and maintenance, as well 
as keeping records for maintenance and inspection. These records shall be made 
available to the Commission staff or local Board of Health staff upon written request. 
The SMOP shall also include specific maintenance requirements for tree-box filters 
and areas of pervious pavement, and shall include specific language that prohibits 
stockpiling snow in or around any bioretention area. 

As required by MPS WR7.1O, one year from completion of the stormwater 
management system, a Professional Engineer shall inspect the system and submit to 
the Commission staff a letter or other documentation certifying that the system was 
installed and functions as designed. 

Waste Management 
WMCl. Prior to the issuance of the Preliminary Certificate of Compliance for commencement 

of site construction, the Applicant shall submit for Commission staff review and 
approval, a copy of a plan or plans that address MPS WMl.S (Compliance with 
Massachusetts Hazardous Waste Regulations). The Preliminary Certificate of 
Compliance for site construction shall not be issued until Commission staff issues a 
written approval indicating conform:mce with this condition. 

WMC2. Prior to issuance of the Preliminary Certificate of Compliance for any development 
approved herein, the Applicant shall submit for Commission staff review and 
approval a copy of a plan or plans that address MPS WM2.1 and MPS WM2.2 
(Construction Waste; C&D Waste Plan). The Preliminary Certificate of Compliance 
for site construction shall not be issued until Commission staff issues a written 
approval indicating confo=ance with this condition. 

WMC3. Prior to the issuance of the Final Certificate of Compliance for the Certificate of 
Use/ Occupancy, the Applicant shall submit for Commission staff review and 
approval, a copy of an educational flyer for residents that provides information on 
opportunities to dispose of household hazardous waste in Yarmouth to address MPS 
WMl.S (Compliance with Massachusetts Hazardous Waste Regulations) for the 
occupancy phase. The Final Certificate of Compliance shall not be issued until 
Commission staff issues a written approval indicating conformance with this 
condition. 

WMC4. Prior to the issuance of the Final Certificate of Compliance, the Applicant shall 
submit for Commission staff review and approval a copy of final building plans 
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Energy 
EC1. 

and/or other information to address MPS WM2.3 (Post-Construction Waste). The 
Final Certificate of Compliance shall not be issued until Commission staff issues a 
written approval indicating conformance with this condition. 

Prior to the issuance of a Preliminary Certificate of Compliance, and prior to issuance 
of a Building Permit, the Applicant shall submit final project plans for Commission 
staff review and approval to ensure compliance with all components of MPS Elo4, 
except the Building Envelope requirement G;. 5 ACH 50 Infiltration) for the existing 
school building. 

Affordable Housing 
ARClo To ensure compliance with MPS ARlo1 and MPS AHlo4, the Applicant shall submit 

for Commission staff review and approval an affordable housing restriction and 
record of this restriction at the Barnstable County Registry of Deeds prior to issuance 
of a Preliminary Certificate of Compliance and prior to issuance of a Building Permit. 

ARC2. 

ARC3. 

ARC5· 

ARC6. 

Prior to issuance of a Preliminary Certificate of Compliance, and prior to issuance of 
a Building Permit, to ensure compliance with MPS AR1.9 and MPS AR2.2, the 
Applicant shall submit for Commission staff review and approval construction plans 
and specifications that show: 1) unit sizes, 2) four (4) units that are both 
handicapped accessible and can be lived in by handicapped persons, and 3) 
provisions to make all units visit -able. 

To ensure compliance with MPS AR1.lO, excluding the ENERGY STAR Building 
Envelope requirement of MPS AHlo.1O for the existing school building, the Applicant 
shall submit for Commission staff review and approval final construction plans and 
specifications and also submit an architect's certification that the final plans are 
consistent with the ENERGY STAR National Attached Builder Option Package 
Specifications or a preliminary HERS analysis of the plans and specifications by a 
certified independent HERS rating company prior to issuance of a Building Perrriit 
and Preliminary Certificate of Compliance. 

To ensure compliance with MPS ARl.1o, excluding the ENERGY STAR Building 
Envelope requirement of MPS AHl.1O for the existing school building, the Applicant 
shall submit for Commission staff review an architect's certification that the new 
addition was constructed in accordance with the ENERGY STAR National Attached 
Builder Option Package Specifications or a final HERS analysis by a certified 
independent HERS rating company prior to issuance of the Final Certificate of 
Compliance and Certificate of Use/Occupancy. 

To ensure compliance with MPS AR1.11, the Applicant shall submit for Commission 
staff review and approval the final proposed rents for all units prior to issuance of a 
Preliminary Certificate of Compliance and issuance of a Building Permit. 

To ensure compliance with MPS AHlo12 and MPS AH1.13, the Applicant shall submit 
for Commission staff review and approval a list of proposed monitoring agents and a 
draft monitoring agreement and such approved monitoring agreement shall be 
executed with the agreed-upon monitoring agent prior to issuance of a Preliminary 
Certificate of Compliance and prior to issuance of a Building Permit. 
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AHCS. 

AHC9. 

To ensure compliance with MPS AH1.12 and MPS AH1.13, the Applicant shall submit 
for Commission staff review and approval a report from the monitoring agent that 
describes how and certifies that any occupants of the units are income eligible prior 
to issuance of the Final Certificate of Compliance and Certificate of Use/ Occupancy. 

To ensure compliance with MPS AH1.12 and MPS AH1.13, the Applicant shall submit 
for Commission staff review and approval an affordable housing restriction prior to 
issuance of the Preliminary Certificate of Compliance and Building Permit and such 
approved restriction shall be recorded at the Barnstable County Registry of Deeds 
prior to issuance of a Final Certificate of Compliance and prior to issuance of a 
Certificate of U se/ Occupancy. 

To ensure compliance with MPS AH2.1 and MPS AH2.3, the Applicant shall submit 
for Commission staff review and approval an affirmative marketing and tenant 
selection plan prior to issuance of the Preliminary Certificate of Compliance and 
Building Permit. 

Heritage Preservation and Community Character 
HPCC1. To ensure compliance with MPS HPCCl.l, MPS HPCC.1.2, MPS HPCC2A, MPS 

HPCC2.5, and MPS HPCC 2.6, the Applicant shall renovate and construct an addition 
to the John Simpkins School building in accordance with the approved plans, 
elevation drawings, footprint plans, roof plan and other documents as noted in 
General Condition GC6. Should unexpected conditions arise during demolition and 
construction that require redesign of the building, the Applicant shall obtain 
approval from Commission staff or the Commission prior to the start of construction 
as required by the modification process, pursuant to the Commission's Enabling 
Regulations. The Applicant shall submit to the Commission any additional 
information deemed necessary to evaluate any modifications to the approved plans 
or other documents. Modifications made during construction that are in accordance 
with the approved elevation drawings and other information noted in General 
Condition G6 may be considered as Minor Modifications # 1. It is understood that 
any changes to the project will also be reviewed for consistency with the Secretary of 
the Interior's Standards for Treatment of Historic Properties. 

HPCCC2. To ensure compliance with MPS HPCC2.9 and MPS HPCC2.1O, the Applicant shall 
submit for Commission staff review and approval a final landscape plan, and a 
landscape maintenance agreement that covers a minimum of three growing seasons 
prior to issuance of a Final Certificate of Compliance and Certificate of 
Use/Occupancy. 

HPCCC3. Prior to issuance of the Final Certificate of Compliance and prior to issuance of the 
Certificate of U se/ Occupancy, the Applicant shall submit for Commission staff review 
and approval information on exterior lighting for the site and building that addresses 
MPS HPCC2.11 and Technical Bulletin 95-001 (as amended). All new exterior 
lighting for the project shall be in conformance with MPS HPCC2.11. 

HPCCC4. Prior to issuance of the Final Certificate of Compliance and prior to issuance of a 
Certificate of U se/ Occupancy, Commission staff must conduct a site visit to verify 
conformance with condition HPCCC1. The Final Certificate of Compliance and a 
Certificate of Use/Occupancy shall not be issued until Commission staff issues a 
written approval of the final exterior lighting design. 
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SUMMARY 
The Cape Cod Commission hereby approves with conditions the application of Stratford Capital 
Group for the renovation of and addition to the Simpkins School building at 234 Old Main 
Street, South Yarmouth as a DR! Hardship Exemption/Project of Community Benefit as 
outlined in this decision pursuant to Sections 12, 13 and 23 of the Act, c. 716 of the Acts of 1989, 
as amended. 

Royden Richardson, Commission Chair 

COMMONWEALTH OF MASSACHUSETTS 

Barnstable, ss "-.:,lRhfio yi{ b ' 2011 
I 

Before me, the undersigned notary public personally appeared R()ydevc f?,;6(u/s4ll , in his 
capacity as Chairman of the Cape Cod Commission, whose name is signed on the preceding 
document, and such person acknowledged to me that 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 issueg.by a federal or 
state governmental agency, LJ oath or affirmation of a credible witness, or LlJ/personal 
knowledge of the undersigned. 

,&f) ~~7 
Notary Public 

My Commission Expires: /0//3/11 
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