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DATE: MAY 19, 2015
PROJECT DESCRIPTION

The Applicant is proposing the redevelopment of an existing site at 556 Main Street in
Falmouth, MA with construction of a 110 room Springhill Suites by Marriot hotel with
associated parking, on-site amenities, and necessary infrastructure improvements. The Project
is located in Falmouth’s Business Redevelopment Zoning District.

The 2.03 acre site is fully disturbed, consisting of commercial and accessory buildings,
compacted gravel parking, and material storage areas. The project site comprises several
different parcels and a portion of the former (now abandoned) road layout of Lantern Lane that
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traversed the project site, all to be used and configured into a single perimeter development lot.
According to the application materials, the Project calls for the demolition of all structures on
site except the dwelling at 3 Lantern Lane.

The hotel will be divided into two buildings, with upper level connectors on the second and third
levels, having a total of 65,000 square feet of floor area. The majority of the parking for the
Project will be located at the ground level beneath the second and third levels of the building.
Vehicular access to the Project Site will be provided via a driveway from Main Street located in
approximately the same location as the abandoned portion of Lantern Lane. The driveway
connects to Lantern Lane at the rear of the Project Site.

JURISDICTION

The Project qualifies as a Development of Regional Impact (DRI) pursuant to Sections 3(e) and
3(f) of the Commission’s Enabling Regulations (revised November 2014) as the proposed
building or buildings (including accessory and auxiliary structures) increase Gross Floor Area
on-site by greater than 10,000 square feet.

Pursuant to Section 5 of the Enabling Regulations, the applicant previously applied to limit the
scope of DRI review, and after review of the application, the Executive Director issued a written
scoping decision, dated January 22, 2015, limiting the scope of DRI review to the sole issue are
of Heritage Preservation/Community Character, which decision was accepted as final by the
Committee on Planning and Regulation at its February 19, 2015 meeting.

The project is being reviewed in light of the 2009 Regional Policy Plan (RPP), as amended
August 2012, which is the RPP in effect at the time of the first public hearing on the application.

Section 7(c)(viii) of the Commission’s Enabling Regulations contains the standards to be met
for DRI approval, which include consistency with the Act, the RPP, Districts of Critical Planning
Concern (DCPCs) (as applicable), municipal development by-laws, and the Local
Comprehensive Plan. The Commission must also find that the probable benefit from the
proposed development is greater than the probable detriment.

PROCEDURAL HISTORY

The DRI Scoping application was received by the Commission on July 14, 2014. The Applicant
submitted additional application materials in July, August, September, November, and
December 2014. The DRI Scoping application was deemed complete on December 22, 2014.

DRI review was limited to the sole issue are of Heritage Preservation/Community Character by a
Limited DRI Scoping decision, dated January 22, 2015. This decision was accepted and adopted
as final by the Committee on Planning and Regulation at its meeting on February 19, 2015.

The DRI mandatory town referral was received by the Commission on March 16, 2015. The DRI
application was received on March 17, 2015. The Applicant submitted additional materials in
March and April 2015. The DRI application was deemed complete, sufficient to proceed to a
substantive public hearing, on April 30, 2015. The DRI hearing period was opened for
procedural purposes by hearing officer on May 11, 2015 at Cape Cod Commission offices located
at 3225 Main Street, Barnstable, Massachusetts. The first substantive hearing on the Limited
DRI has been noticed and scheduled for May 26, 2015, 6:30 PM at the Falmouth Public Library
Hermann Foundation Meeting Room located at 300 Main Street, Falmouth, Massachusetts.
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COMMISSION STAFF ANALYSIS

Commission staff reviewed the Limited DRI application, pursuant to the applicable Regional
Policy Plan (RPP) and provides the following analysis in the sole issue area the Executive
Director indicated should be reserved for DRI review in his January 22nd decision.

HERITAGE PRESERVATION/COMMUNITY CHARACTER

HPCCL1 (Historic, Cultural, and Archaeological Resources)

The Project will not impact existing historic structures or cultural landscapes, as the structures
currently on site are not historically significant. Due to the existing developed and disturbed
nature of the project site, no archaeological resources are expected to be impacted. The
Applicant submitted a project notification form to the Massachusetts Historical Commission,
and in Commission staff's communications with MHC, no concerns or issues were identified. As
such, the project complies with Heritage Preservation Minimum Performance Standards
(MPS’s) HPCCL1.1 (Historic Structures), HPCC1.2 (Cultural Landscapes), and HPCC1.3
(Archaeological Sites).

HPCC2 (Community Character/Site and Building Design)

The Project’s design is consistent with the character of the surrounding neighborhood in terms
of its orientation to the street, scale, and architectural details that relate to traditional Cape Cod
forms, consistent with MPS HPCC2.4 (Consistency with Regional Context or Surrounding
Distinctive Area). The height of the building and its multiple stories is consistent with larger
buildings in the area, and with the town’s goals for the Business Redevelopment district. The
proposed shallow building setback from the street maintains pedestrian activity and the
enclosed character of the street edge. The east building, which is the larger of the two, provides
pedestrian-scale architectural details and active windows on its front facade. The west building,
which includes parking on the first level, covers its inactive facade with a landscape screen to
shield the parking behind. Staff notes that the west building has a slightly smaller setback from
the street and suggests that it may be more appropriate to give the smaller setback and more
prominent location to the main building given its greater pedestrian interest.

The contemporary glass-dominated design of the connection between the two buildings is
allowed under MPS HPCC2.4. While this element does not relate to local building traditions, it
is set back from the front facades of the building (approximately 30 feet) and is not a prominent
part of the facade or the design, and this element facilitates the use of two distinct building
massings. The RPP supports including contemporary designs when they do not conflict with
distinctive architectural styles or areas of established character. Since the proposed
neighborhood does not have a single consistent historic or architectural style, there is room for a
variety of materials and designs.

The proposed building materials are man-made, but are designed to look like traditional
materials. Cementitious siding, PVC trim, fiberglass railings, and asphalt roof shingles are all
materials that the CCC has allowed on non-historic structures in the past, and staff feels they are
appropriate in the case of this Project given the use proposed.

RPP MPS HPCC2.5 (Footprints over 15,000 Square Feet) prohibits building footprints over
15,000 square feet unless they are designed as multiple distinct massings differentiated by
variations in building roofline and footprint. The Project has effectively designed two separate
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building masses to reduce the scale of the building, and their scale appears further reduced by
stepping back the upper stories and including facade and roof variations. As proposed, the west
building has a footprint slightly under 15,000 square feet, so it complies with this standard. The
east building’s footprint is closer to 25,000 square feet, but its narrow scale at the street front,
the ell-shape of this building, and the various step-backs and changes in porch roofline
effectively break down this single massing into components that meet the intent of this
standard.

The other MPS that addresses large building facades is HPCC2.6 (Building Forms and Facades),
which requires varied roof forms and facades, specifically calling for at least 10 feet of setback or
projection for every 100 feet of facade length. Both the east and west buildings are over 225 feet
in length on their longest side. That requires over 40 feet of facade variation to meet the
standard. The east building meets this standard, providing more than 80 feet of variation along
its east-facing facade, and approximately 40 feet of variation along its interior west-facing
facade. It also provides the required 20 feet of variation along its front facade (106 feet

long). The west building provides very little variation on the ground level of its long facades,
though there is setback and projection and roofline change in the upper floors. The west
building also provides no variation along the ground floor of its front facade, which is 65 feet
long. The RPP here calls for at least 10 feet of facade variation or equivalent changes in
massing. The subcommittee should consider whether the upper floor variation is sufficient to
meet the intent of the RPP, and whether the external facades are sufficiently visible that
additional variation should be required, where some variety is proposed with the green
screening.

Standard HPCC2.8 (Parking to the Side or Rear of Buildings) requires parking to the side or rear
of buildings to limit visibility of large expanses of asphalt. The proposed design meets this
standard through creative design of interior parking areas. Incorporating two parking areas
within the first floor of the building footprint significantly reduces the amount of parking visible
on the site. While staff would prefer that the interior parking area not be immediately adjacent
to the street edge, the proposed green screen is generally effective at screening the enclosed
parking area.

The Applicant incorporated all of Commission staff’s preliminary comments on landscape
design into their final proposal for the Project. The Project meets MPS HPCC2.9 (Landscape
Improvements for Redevelopment) by significantly improving the visual character of a blighted
site. The Project’s landscape plan meets MPS HPCC2.10 (Landscape Plan Requirements) by
enhancing the architecture of the Project, using native plant species, and providing buffers to
parking on site. While the Project does not include significant LID design principles, the
proposed structured infiltration is appropriate given the density of the site redevelopment
within a village center.

The Project’s lighting design meets MPS HPCC2.11 (Exterior Lighting) through the use of 90-
degree cutoff light fixtures of appropriate design that provide for full cutoff at the lot lines. MPS
HPCC2.12 (Signage) is met through the proposed limited number of down-lit wood signs.

CONCLUSION

Commission staff recommends that, with appropriate conditions, the project complies with
MPS’s under the issue area of Heritage Preservation/Community Character, subject to
subcommittee input especially concerning matters that staff has suggested the subcommittee
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should provide further direction in the foregoing report. Additionally, the project must remain
in compliance with the DRI Scoping decision, dated January 22, 2015, and all of its conditions.

Upon review of Falmouth’s Local Comprehensive Plan (LCP), Commission staff recommends
that the Project is consistent with Falmouth’s LCP. The Project furthers LCP Land Use goals by
improving the quality of the public streetscape, guiding development into village centers, and
increasing density through redevelopment.

Project consistency with DCPC implementing regulations is not applicable as no local DCPC
implementing regulations apply to the Project site. Though the Cape-wide Fertilizer
Management DCPC designation included the town of Falmouth, the town never adopted
implementing regulations pursuant to the DCPC. Staff does note that the Town of Falmouth has
a ‘grandfathered’ Nitrogen Control Bylaw regulating fertilizer use in the town with which the
Applicant’s draft Landscape Maintenance Agreement is consistent.

Further information about necessary town permits and approvals and the Project’s consistency
with the town’s development by-laws and LCP should be provided by town staff and the
Applicant.

The Applicant has previously advised that it expects required permits for this project to include:
MUNICIPAL

1) Site Plan Review — Falmouth Planning Board

2) Commercial Accommodations Special Permit — Falmouth Zoning Board of Appeals
3) Building Permit — Falmouth Building Department

3) Certificate of Occupancy — Falmouth Building Department

The subcommittee should discuss the probable project benefit relative to the probable project
detriment, and receive further input from the town concerning the same.

The Applicant characterizes the Project’s benefit to include that the Project:

1) Furthers the Town'’s goal of redeveloping the eastern end of Main Street

2) Improves the character of a blighted site

3) Rebuilds sidewalk and road infrastructure along Main Street and site access to Lantern Lane
4) Supports tourism through additional accommodations for leisure and business travelers

5) Employs local contractors, workers and suppliers during and after construction

6) Reduces stormwater issues on site through new structured infiltration
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