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NORTH EASTHAM VILLAGE CENTER 
FINAL REPORT 
 
Introduction and Background 
 
The Town of Eastham (Town) requested technical assistance from the Cape Cod Commission 
(CCC) in preparing a grant application to the Urban Land Institute for economic development 
purposes and for Commission staff to complete an analysis of development potential within the 
North Eastham overlay district under current zoning with the recent availability of town water. 
 
This report includes a summary of the work funded through a District Local Technical 
Assistance (DLTA) grant awarded to the Town and completed through December 2017.  
Commission staff assistance included the following: helping the Town prepare an application to 
the Urban Land Institute Technical Assistance Panel program for an economic feasibility 
analysis; CCC staff participation in a day-long TAP workshop; Geographic Information Systems 
(GIS) analysis of development potential under current zoning; planning staff analysis of the 
impediments of existing zoning relative to the town’s goals for greater mixed-use, improved 
community character, transportation safety, and pedestrian/bicycle access; and, presentations 
and facilitation at public workshops to obtain input on potential zoning changes to meet the 
town’s goals for the area. 
 
This study advances work undertaken with a 2008 DLTA planning grant for the North 
Eastham/Brackett Road area that examined transportation, water and wastewater impacts and 
associated infrastructure needs of development scenarios based on conceptual development plans 
outlined in the North Eastham Village Center Strategic Report & Concept Plan by Stantec 
Consulting Services, Inc.  Specifically, the 2008 DLTA study recommended that development of a 
public water supply would be needed to accommodate a proposed development scenario that 
includes a substantial residential population envisioned by the Stantec conceptual plan.   
 
The North Eastham Village Overlay District was adopted at Town Meeting in 2014. The intent of 
the overlay district was to encourage mixed-use development in this commercially-zoned area.  
In 2015, Eastham Town Meeting authorized the design and construction of a one hundred thirty 
million dollar ($130M) public water supply system throughout the Town.  This major public 
investment will provide town water to all properties within the North Eastham commercial area.  
Currently under construction, Phase 1 of the new water system will connect numerous 
commercial developments that previously relied solely on private wells for their water supply 
needs, thereby constraining both the type and amount of development within the North 
Eastham commercial area. 
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The combination of municipal water and the overlay zoning district will allow property owners 
in this section of town to maximize use of their properties and introduce new types of 
development. Redevelopment has already begun along the Route 6 corridor, with several 
proposals currently in the regulatory review process. The Town was seeking to understand what 
types of development would be economically feasible now that town water is available as well as  
how much development potential exists in the overlay district to ensure that future development 
is consistent with the Town’s vision for cohesive, village-style development. 
 

PROJECT GOAL 
 
The overall goal of this project was to examine the economic development potential of the North 
Eastham commercial area with the recent provision of town water and to ensure that future 
development is consistent with the Town’s vision for cohesive, village-style development. 
  

PROJECT TASKS 
 
The Cape Cod Commission scope of work with the Town of Eastham included the following 
tasks:  
 

• Assist Town staff in preparing an application for the ULI TAP Program;   

• Participate in the day-long brainstorming session conducted by ULI;  

• Using GIS mapping, conduct an analysis of development potential under current overlay 
district zoning;  

• Facilitate a public workshop following completion of the ULI report and zoning analysis 
to develop a vision and goals for the area;  

• Complete a summary report of staff findings and recommendations for next steps by the 
Town.  

 

Study Area 
 
The study area for the project encompasses commercially zoned land in the Town of Eastham, 
including District C Industrial, District D Retail Sales and Service, and District E 
Residential/Limited Commercial, and all land within the North Eastham Overlay District bounded 
on the north by the Eastham/Wellfleet Town boundary, to the south by Old Orchard Road, to the 
east by the Cape Cod Rail Trail, and to the west by Herring Brook Road and Massasoit Road. The 
study area consists of approximately 280 acres of land area and approximately 2.9 acres of open 
water. 
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ULI Technical Assistance Panel   
 
The Town requested assistance from the Commission in preparing an application to the Urban 
Land Institute (ULI) for an economic feasibility analysis for the North Eastham village center.  

 
The Boston-based ULI Technical 
Assistance Panel (TAP) Program is 
designed to provide objective, expert 
advice to municipal and community-
based organizations on the feasibility, 
design, or implementation of 
development initiatives. This pro bono 
program is specifically intended for 
municipalities/organizations that have 
limited staff or financial resources or 
that operate in economically 
disadvantaged areas. Commission staff 
worked with the Town to complete the 
TAP application form, including a 
statement of the problem/issue; key 
questions to be addressed by the panel; 
sponsor information; and general 
panel schedule. 
 
Commission staff participated in the 
day-long brainstorming session 
conducted by ULI that was held in the 
Eastham Town Library on September 
27, 2017.  The day-long session 
included a tour of the project area and 
other key sites in town with ULI staff, 
Town officials and Commission staff.  

Following the tour, the ULI panel interviewed stakeholders in two separate panel discussions.  
The panelists then engaged in a charrette to develop recommendations based on the information 
provided in their research prior to the meetings as well as stakeholder input.  The ULI team then 
presented their initial findings at a public presentation that evening.    
 
The ULI final report includes a section on the challenges facing the Town, including: a lack of 
affordable housing; the seasonal nature of the economy; insufficient signage/wayfinding; lack of 
walkability and bicycle mobility in the study area; and, the lack of an identifiable town center.  
The report also contains both short-term and long-term recommendations, including the 
following: 
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SHORT-TERM 
 

• Development of a well-coordinated signage/branding campaign 

• Development of a reliable and safe pedestrian walkway over/under Route 6 

• Creation of an Economic Development Coordinator position to assist with the 
development process 

• Engaging local high school students in civic initiatives 

• Inclusion of a senior center in North Eastham redevelopment   

• Acquisition of the Nickerson Service Center gas station property by the Town 

• Centralize communication through improved Town website 

• Creative placemaking for underutilized Town sites including Rock Harbor marina and 
Village Green 

 
 
LONG-TERM 
 

• Create entrepreneurial commercial space to encourage community members to start or 
expand new year-round businesses 

• Changes to regulatory scheme including establishing a Master Plan and Economic 
Development Plan; modernizing the Zoning Code, Design Review Guidelines, and Form-
Based Code 

• Develop additional affordable and workforce housing 

• Establish zoning to create a Tradesman Park 

• Support commercial bulkheads for fishing industry 

• Reconfigure Route 6 
 
The final TAP report is attached to this final report. 
 
 

Development Potential Under Existing Zoning 
 
Using both 2014 planimetric and 2016 assessor’s data, Commission staff completed a GIS 
analysis of the age and size of existing structures within the North Eastham study area, as well 
as the location of vacant and underdeveloped lots.   
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The data indicated an average footprint of 
4,526 s.f. (Assessor’s data) and 2,058 s.f. 
using planimetric data.  Only three buildings 
had a footprint of greater than 15,000 s.f., 
with a total of 13 parcels having greater than 
15,000 s.f. in multiple buildings, thereby 
indicating that existing structures were of 
modest size and scale. 
 
 
 

 
 
The data also indicated that the majority of 
commercial structures and the greatest 
percentage of square footage had been built 
between 1961-1991, indicating that a substantial 
portion of the commercial structures were 
nearing the end of their useful life of 20-30 
years. 
 
Commission GIS staff also analyzed the 
development potential within the  
study area.   Redevelopment of existing 
properties was also possible but was 
not included in the analysis. 
 
 

Property 
Type 

Vacant/Undeveloped 
Parcels 

Underdeveloped Parcels (Additional 
Development Potential) 

Residential 3 1 

Commercial 13 23 

Industrial 3 0 
 
 
This data indicated that additional development potential exists within the study area, 
particularly for underutilized lots.  The map below indicates the location of these undeveloped 
and/or underutilized lots. 
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Zoning Bylaw 
Analysis 
  
Following completion of 
the zoning and buildout 
analysis, Commission 
staff held a workshop 
with the Eastham 
Planning Board on 
November 15, 2017.  The 
purpose of this workshop 
was to provide the 
Planning Board with 
background on existing 
zoning and allowed 
uses/dimensional 
requirements, to analyze 
the strengths and 
weaknesses of existing 
bylaws, to review the 
development potential 
within the study area, 
and to discuss potential 
changes to meet the 
Town’s goals for the 
area.  Based on a review 
of the existing regulatory 
framework, staff 
identified the following 
strengths and 
weaknesses of the 
existing regulatory 
framework: 

 

ZONING BYLAW STRENGTHS 
 

• Site plan review approval is required for most development 

• Only two commercial zoning districts with similar standards 

• Basic structure of overlay district supports mixed-use development/affordable housing 
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ZONING BYLAW WEAKNESSES 
 

• 40,000 s.f. lot/structure discourages multiple structures on one site/smaller building 
footprints 

• No maximum site coverage encourages sprawl 

• Large front setbacks in Districts D & E results in parking located in front of the buildings 

• Limitations on amount/location of residential use unlikely to produce affordable 
housing, such as: 
 

o No accessory dwelling units allowed on lots <20,000 s.f. 
o Owner of property must occupy unit 

 

NORTH EASTHAM OVERLAY DISTRICT 

As noted above, the North Eastham Village Overlay District was adopted at Town Meeting in 
2014. The intent of the overlay district was to encourage mixed-use development in this 
commercially-zoned area.  However, the bylaw had not been used by developers since its 
adoption.  Staff analysis of the overlay district bylaw indicated several possible reasons for this 
including: 
 

• Coverage and structure size limitations are unlikely to produce a compact form of 
development 

• Lack of flexibility in the bylaw, as all development regardless of size requires a special 
permit 

• Lack of clarity for affordable housing development including income levels 

• 2nd floor limited to 50% of the total square footage 
 
 

SITE PLAN REVIEW APPROVAL 

Staff also reviewed existing Site Plan Review procedures and requirements to determine where 
possible improvements could be made to achieve better site layout and design.  This analysis 
revealed the following: 
 

• All Site Plan Review is by Special Permit; lack of criteria for granting a waiver from Site 
Plan Review regardless of size or scope of project 

• No design guidelines for desired form/layout of buildings and parking 

• Insufficient landscaping requirements 

• Excessive commercial parking requirements 
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• Lack of standards or criteria for stormwater treatment, including Low Impact 
Development standards/criteria 

 
 

Public Workshop 
 
On December 19, 2017, Commission staff and the Eastham Town Planner facilitated a workshop 
in the Eastham public library to obtain input from the public on the zoning analysis and key 
recommendations from the ULI project team.  The workshop was well attended and included 
representatives from local businesses, civic groups, town officials, and residents.   
 
Commission staff gave an overview presentation of the existing pattern of development using 
aerial views created through Esri CityEngine and ArcGIS Pro.  
 

 
 
Route 6/Brackett Road looking north 
 

 
 
Route 6/Brackett Road looking south 
 
These images were used to illustrate the existing pattern of development within the study area 
and to highlight some of the key issues with existing zoning, including: 
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• Large setbacks on Route 6 

• Parking in front of the site 

• Little to no landscaping 

• Numerous curb cuts 

• No sense of “arrival” in the village core 
 
 Staff discussed the concept of creating a sense of place in North Eastham that could be 
accomplished by: 
 

• Creating a plan for people and places instead of cars and traffic 

• Creating a walkable area with active storefronts and places for people to gather 

• Designing streets for ALL users 

• Designing buildings to support places 
 

Main Street Falmouth      Downtown Provincetown 
 
 

CHARACTER AREA MAPPING 

Based on a driving tour and local knowledge of the area, Commission staff prepared a map 
illustrating distinct character areas within the study area consisting of the following: 
 

• Core Area 

• Tradesmen’s Park 

• Office/Residential Mixed Use 

• Transition Commercial Area 
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• Limited Commercial/Residential 

• Maintain Existing Residential Character 
 
Participants were divided into smaller groups to 
obtain their feedback on the overall character 
areas descriptions and proposed boundaries. 
The character area mapping provided a 
framework for discussion about the future form 
and degree of change desired within different 
parts of the commercial zone.    

 
Workshop participants were asked for their 
feedback on building, parking, and landscape 
treatments for several parcels identified by the 
character mapping as the core area of the North 
Eastham village center located at the 
intersection of Route 6 and Brackett Road. 
 
Participants were generally supportive of the 
proposed character area descriptions and map 
locations.  In particular, participants expressed 
strong support for development of a core area 
with a transition to lesser density/more 
residential use with increased distance from the 
core.   
 
There were numerous comments about traffic  

North Eastham Proposed Character Areas Map 
 
safety on Route 6 and ideas were generated 

about potential solutions to slow traffic and improve pedestrian and bicycle safety.  Participants 
also expressed concern about development of formula business/chain stores. 
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POTENTIAL DEVELOPMENT SCENARIOS USING 3D VISUALIZATION 
 
Using Esri CityEngine and ArcGIS Pro, Cape Cod Commission staff generated 3D content that 
was organized into three potential development scenarios for the core area of the zoning district.  
Planimetrics data was also used to provide additional features such as (street trees, sidewalks, 
existing vegetation). Workshop participants were asked for their input on their preferences for 
one or more scenarios during a second breakout session.  These 3D scenarios will also be shared 
with the Town using a web application designed in ArcGIS Online. 
 

 
Core Area Scenarios 

 

 
Immediately following the public workshop, the Town issued an online survey on the Town’s 
website to gather additional input on the core scenarios as well as branding/marketing ideas 
that were presented at the workshop.  This online survey indicated strong support for 
development of either Scenario 1 (Frontage Buildings) or Scenario 3 (Main Street).  
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Scenario 1 – Frontage Buildings  
Use of small frontage buildings with larger  
buildings in rear 

Scenario 2 – Traditional building pattern 
with landscaping and parking areas 
between buildings, small front setbacks 

 
 
 
 
 
 
 
 
 
 
 
 

Scenario 3 – Traditional “Main Street” pattern with  
zero side setbacks, buildings close to street 
 
Additional public comments on character areas and core scenarios can be found in Appendix A. 
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Draft Recommendations 

 
Based on the input received at the Planning Board and public 
workshops, ULI TAP recommendations, and Commission staff 
zoning analysis, there is strong public support for changes to 
the existing zoning to create a more walkable and vibrant 
village center in North Eastham.  Based on the input received 
and staff analysis, Commission staff makes the following 
preliminary recommendations: 
 

• North Eastham lacks a clearly defined walkable village 
center - the Town should consider identifying a core 
village area where greater density, a mix of uses, and 
pedestrian focus is desirable and revise local zoning to 
encourage redevelopment that is consistent with the 
Local Comprehensive Plan goals for the area.  
 

• In areas outside of the core, zoning should also be revised to address traffic management 
issues by prohibiting additional curb cuts on Route 6 and to promote shared access and 
interconnections between properties. 
 

• The Town should develop clearly articulated design standards in the zoning bylaw with 
supporting design guidelines to ensure that development conforms to the desired layout 
and scale for new development and redevelopment. 
 

• The Town should develop standards to allow both horizontal and vertical mixed-use 
development, especially within the core area of the village center. 
 

• The Town should consider allowing mixed-use by-right in some limited areas to 
encourage the development of affordable housing. 
 

• The Town should consider adopting a sliding scale/tiered review process for smaller 
development projects and/or desired uses. 
 

Concurrent with this DLTA grant, the Eastham Board of Selectmen nominated the study area as 
a District of Critical Planning Concern (DCPC) as an Economic or Development Resource 
District, an Affordable Housing District, and a Transportation Management District.  The 
Barnstable County Assembly of Delegates designated the DCPC in November 2017.  Commission 
staff has been actively engaged with the Town to revise local zoning to better reflect the intent of 
the North Eastham Village Overlay District to encourage compact form and a range of affordable 
housing types within the District.  Commission Transportation staff is also actively engaged with 
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the Town and MassDOT to develop a transportation management plan to address the 
deficiencies on U.S. Route 6, including adequate pedestrian and bicycle accommodations, access 
management, intersection safety as well as safety along the corridor.    
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Appendix A 
 

• CCC scope of work 

• Zoning analysis 

• December 19, 2017 Public Workshop Comments 

• Eastham Planning Board workshop PDF 

• Eastham Public workshop PDF 

• Eastham Community Survey 

• TAP final report  
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North Eastham Economic and Zoning Analysis 
Scope of Work 
 
BACKGROUND 
The Town requested assistance from the Commission in preparing an application to the Urban Land Institute (ULI) for 
an economic feasibility analysis for the North Eastham village. In addition, the Town has requested Commission 
assistance in analyzing the development potential within the North Eastham overlay district under current zoning. 
 
The North Eastham Village Overlay District was adopted at Town Meeting in 2014. The intent of the overlay district 
was to encourage mixed-use development in this commercially-zoned area. In 2015, Eastham Town Meeting approved 
capital funding to provide municipal water to most of the existing properties in Town. Currently under construction, 
Phase 1 of the new water system will connect numerous commercial developments that previously relied solely on 
private wells for their water supply needs.  
 
The combination of municipal water and the overlay zoning district will allow property owners in this section of town to 
maximize use of their properties and introduce new types of development. Redevelopment has already begun along 
the Route 6 corridor, with several proposals currently in the regulatory review process. The Town is seeking to 
understand what types of development would be economically feasible now that town water is available as well as how 
much development potential exists in the overlay district to ensure that future development is consistent with the Town’s 
vision for cohesive, village-style development. 
 
The Boston-based ULI Technical Assistance Panel (TAP) Program is designed to provide objective, expert advice to 
municipal and community-based organizations on the feasibility, design, or implementation of development initiatives. 
This pro bono program is specifically intended for municipalities/organizations that have limited staff or financial 
resources or that operate in economically disadvantaged areas. 
 
The Cape Cod Commission has expertise in land use planning and zoning analysis as well as GIS mapping and 
visualization techniques to help the Town understand the effect of future development on community character. 
 
The Commission’s scope of work will include the following: 

• Assist Town staff in preparing an application for the ULI TAP Program; 

• Participate in the day-long brainstorming session conducted by ULI; 

• Using GIS mapping, conduct an analysis of development potential under current overlay district zoning; 

• Facilitate a public workshop following completion of the ULI report and zoning analysis to develop a vision 

and goals for the area; 

• Complete a summary report of staff findings and recommendations for next steps by the Town. 

PROJECT REPORTING AND COORDINATION 
Primary contact for the Town will be Town Planner Paul Lagg. Project Coordinator for the Commission will be Chief Planner, 
Sharon Rooney. The Project Coordinator will report directly to the Town Planner or designee throughout the term of the 
contract. The Project Coordinator will provide the Town Planner or designee with regular updates of the work completed 
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under the scope of work via e-mail. Commission staff will review presentation materials with the Town at least one 
week before any scheduled meetings.  
 
All materials generated for the project by the Commission will be presented and made public at public meetings as 
directed by the Town Planner, and will be available for distribution following any public presentations. The Town will 
coordinate all necessary noticing and advertising for public meetings included in this scope.  

 

TASK 1: ASSEMBLING TAP APPLICATION MATERIALS  
Commission staff will work with the Town to complete the TAP application form, including a statement of the 
problem/issue; key questions to be addressed by the panel; sponsor information; and general panel schedule. Upon 
confirmation of ULI TAP agreement, Commission staff will work with Town staff to compile briefing materials for the 
ULI team, including the Local Comprehensive Plan, water supply studies, transportation planning studies, and current 
or proposed development projects. It is anticipated that the TAP will be completed in June 2017. 
 
The Town will be responsible for the following: 

• Submitting the application to ULI for participation in the TAP 

• Contracting with ULI and coordinating logistics including travel arrangements and lodging for the TAP team; 

• Providing a minimum of five resources (individuals) on the day of the TAP; 

• Coordinating schedules of resource individuals on the day of the TAP; 

• Arranging for a tour of the project area; 

• Providing a conference room for the day of the TAP; 

• Committing to a one-year follow-up meeting with ULI. 
 
Deliverable:  Completed TAP application. 
 
TASK 2: ANALYSIS OF OVERLAY ZONING 
Commission staff will review existing zoning regulations within the North Eastham overlay district that guide future 
development, including dimensional regulations that address building height, scale and setback, as well as the various 
uses that are allowed by right or by special permit.  Staff will also review other regulations including Board of Health 
regulations to evaluate their effect on development potential.  Using GIS mapping, Commission staff will identify 
undeveloped and underdeveloped buildable parcels within the study areas and conduct an analysis of development 
potential under current overlay district zoning. 
 
Commission staff will identify potential conflicts between zoning regulations and the market feasibility analysis, and 
based on input received from the Town at the public workshop, staff will make recommendations on potential changes 
to the overlay district or other regulations to address the goals and vision of the Town. 
 
Deliverable:  Summary of existing regulations and their effect on existing development in the study area, including 
regulations pertaining to building height, scale and setback, as well as allowed uses; potential conflicts between zoning 
regulations town vision and goals. 
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TASK 3: PUBLIC MEETINGS 
Commission staff will participate in the day-long brainstorming session conducted by ULI. The final product for the TAP 
team is a written report of their findings and recommendations.   
 
Following completion of the ULI report, Commission staff will facilitate a public workshop held in the Town to discuss 
the findings of the ULI report and the zoning analysis. Commission staff will prepare a PowerPoint presentation and 
supporting graphics to illustrate the form of development allowed by current regulations as well as how those forms 
might change with changes in regulations. The Commission will facilitate a discussion with stakeholders about the 
alignment of the market feasibility study and zoning analysis with the vision and goals of the town.  
 
The Town will help staff the workshop, coordinate meeting space, conduct advertising and public outreach, and post 
notices for the public workshop.  
 
Deliverables:   

• PowerPoint presentation, graphics, and exercises to gather public input at workshop. 

• Summary of comments received at the public workshop. 

 

TASK 4:  SUMMARY REPORT 

The Commission will prepare draft recommendations for the study area, including a summary of feedback received at 
the public workshop.  
 
The draft report will be presented to town staff and edits will be made consistent with their input.  
 
Deliverables:   

• Draft and final summary report of existing zoning opportunities and constraints, graphics, and recommendations 
for the study area. 

• Meeting with town staff to review draft report/recommendations. 
 
SCHEDULE 
 
The scope of work will be completed by November 2017.  

  May June July August September October November 
TASK 1: Assemble TAP 
Application Materials and 
Participate in TAP Program 

           
 

TASK 2: Analyze Overlay 
Zoning 

            
 

TASK 3: Conduct Public 
Workshop and Meetings  

      Public 
Workshop  

 
 

TASK 4: Prepare Summary 
Report 

          
Issue 
Draft 

Report  

Issue 
Final Report 
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North Eastham Commercial Zoning Analysis 
 

District C: Industrial 
District D: Retail Sales/Service 
District E: Limited commercial compatible with residential character of neighborhood 
North Eastham Village Overlay (overlays C and D and a portion of E) 
 

Dimensional Standards/Uses 
 

 District District C 
Industrial 

District D Retail 
Sales/Service 

District E 
Limited 
Commercial  

District I NE 
Village 
Overlay 
(overlays C,D, 
portion of E) 

Standard     
Minimum Lot 
Size1 

40k/ structure 40k/structure 40k  
Two-family 
allowed if 
affordable 

 

Frontage 50’/res 50’/res 50’/res  
Front Setback 50’ 50’  

100’ for new 
construction 
from all ways 

50’ 
100’ for new 
construction 
from all ways 

10’/MU 

Side Setback 30’/res 
12’ 

30’/res 
 

30’/res 20’ MU 
(exclusive of 
driveway)? 

Rear Setback 30’/res 30’/res 30’/res 10’/MU 
Maximum Site 
Coverage2 

   15% bldg. 
55% bldg. 

 
Permitted 
Uses 

    

Single Family No   y/mixed use 
Two Family No   Y/mixed use 
Multi Family    y/mixed use 
Apartment/Top 
of Shop 

 Allowed Allowed Y 

Accessory 
Dwelling 

    

Other:  
• Open Space: NEVC – 20% Mixed Use site remain vegetated. 

• Maximum building area on a lot = 15,000, Pre-existing protections: Section IX B.5 
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Eastham Public Workshop 
Character Areas Public Comments 

12-19-17 
Eastham Public Library, Eastham, MA 

 
Table 1 
 

• Have street lights all along Route 6 

• View corridor Route 6 regulations 

• Make Route 6 be one lane each way from rotary to Wellfleet 

• Route 6 one lane north and south, bike lanes, sidewalks, and turn lanes 

• Your focus should be on the benefits of limits to growth 

• Encourage small businesses over box stores 

• Any street lighting should be “down” lighting 

• Build bridges over Route 6 for bikes/people @ 6/Nauset Road, Brackett/6 

• Any new construction (especially residential/mixed use) must comply with certain regs.  This 
way, even if it is a developer, we are getting the look/feel/quality we want.  For example, storm 
proof materials, solar, energy efficiency, water conservation, landscaping 

• In New Hampshire, there are turn lanes everywhere.  Why not in Eastham? (included illustration 
of center turn lane, one through lane in each direction, and bikelane/sidewalks 

• Bike lanes both sides of Route 6 

• Create secondary service roads connecting properties 

• How will current buildings/businesses in core area be made/changed to comply with the new 
vision? 

• Core area – residential building setback, accessory units/apartments/active commercial area 

• How do you propose promoting pedestrian and bike travel? Bike lanes? Sidewalks? 

• Rotary in core of town to slow down traffic 

• Pedestrian-friendly at junction of Brackett Road! 

• Sidewalks from CC Dog to B&J area.  Sidewalks on both sides of Route 6 

• Gateway to National Park 

• Tradesmen’s Park should not have residential buildings 

• “Tee Time” – a small village like development; small stores and “top of the shop” residential-
BEHIND/incorporated; playground/fitness trail/dog park/senior center 

• Wishful thinking but we need a real crossroads-extend Brackett Road west of Route 6 

• Pedestrian bridges over Route 6, handicapped accessible 

• Route 6 could be put back to only two lanes, providing parking for shoppers; yes! And turning 
lanes 

• There should be no more curb cuts on Route 6, traffic accidents already intolerable 

• Core area is already built out; how can you improve? How can we prevent big box stores like 
Dollar General? Limit size? 
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Table 2 
 

• Streetscape 

• Public signage uniformity 

• Combine/remove curb cuts 

• Develop back access road 

• Architectural guidelines 

• Need affordable housing! 

• Don’t want town center to be centered around a Super Cumbys 

• Concern about moving traffic to back roads 

• Renovate and re-site elder care center 

• No formula stores 

• Need to slow down traffic lights with crosswalks 

• Maybe commercial here (office/mixed-use area?) 

• Traffic lights or pedestrian bridges connecting both sides of 6 (think Box Lunch to Red Barn or 
Hole in 1 to Karoo) 

• How about pedestrian bridge over Route 6 at Brackett 

• Tradesmen’s Park – safety and access to existing businesses, minimize strip mall effect 

• Minimize development of Tradesmen’s Park to protect existing vegetation; keep 
green/environmental buffer to pond 

• Traffic overflow on Massasoit 

• I’d like to see big box stores prohibited in favor of local businesses (with two other comments in 
agreement) 

• Limitation on building size; local businesses only to encourage local people to open and own 
businesses 

 
Table 3 
 

• Example of parking solution; look at Santa Barbara and the Square in Sonoma, CA 

• Example of sharing town concept w/a bypass – look at Haliewa, Hawaii (Oahu) 

• Food trucks with the reduced setback – could a business owner potentially create a food truck-
vague? 

• Trolley along Route 6 

• Eastham is pass-through service roads needed 

• Gateway – entrance to area needed; define North Eastham – core mural or other marker 

• Square core – integrate-connect 

• Integrate Tradesmen’s more with core 

• Allow for other commercial uses in Traders area 

• Need better business access in Transition Area 
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• Elephant in room is 4-lane highway 

• Need more parking if more commercial 

• Signage and wayfinding 

• Office-residential a good idea in Office/Residential Mixed-Use area 

• Nickerson gas station property – opportunity for commercial space 

• Food trucks in Tradesmen’s Park 
 
 
 

Eastham Public Workshop 

Core Scenario Comments 

Eastham Public Library – Eastham, MA 
12-19-17 

 
Scenario 1 – Frontage Buildings 
 

• Bridge over Route 6 to Massasoit (comment located to north of intersection of Brackett Road 
and Route 6) 

• Prefer ruralism feel 

• Connect core to Main Street Mercantile 

• Makes sense x2 

• Like taller buildings in back 

• For safety I like the buffer created between the road and sidewalk and business 

• Like the connectivity of scenario #1 

• I like #1 best 

• New England village-style 

• Scenario #3 is unrealistic, I like #1 best 

• Build a by-pass for Route 6 under power lines; make Route 6 to 6A like King’s Highway 

• More green, need parking spaces for less building 

• Considering Route 6 main thoroughfare, the larger setback from road the more appropriate 

• I like the idea of frontage; pulling into a parking area and being able to wander among the 
buildings; NOT Main Street especially facing Route 6; Route 6 is not a traditional “Main Street” 
let’s not pretend it is 

• An Indie movie theater 
 
 
Scenario 2 – Side Parking 
 

• Combination of all 3 concepts based on each individual change 

• More vegetation buffers help limit the strip mall effect 
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• Combining curb cuts 

• Walkability 

• Noise reduction and pleasant transit for pedestrian traffic (that’s also safe) 

• Connectivity between “core” and outlying areas-how do we connect Willy’s, Mac’s, fence 
company to the core center (walkway, etc.)? on other side to commercial plaza with Karoo 

• Gable look is good 

• Walkability for young families, childcare center 

• Are incentives to near owners existing owners needed to move buildings forward? 

• Best not to tear down R.O. (?), Ben & Jerry etc. but re-do fronts of stores; fed $ available? 

• Create a pedestrian and vehicle connection from west/east side of Route 6 

• Need to make rear elevations look like front elevations 

• Sidewalk to Arnolds! 

• Limited curb cuts – potential accident; curb cut leaving Cumbies onto Brackett is too close to cut 
from bank; someone turning left from Cumbies onto Brackett colliding with car leaving bank 
turning right 

• Keep in mind Eastham is the welcoming town to the National Seashore 

• State or federal grants = incentives to current shop/restaurant owners, land owners 

• Charming street lights on both sides of Route 6, all along from Wellfleet to rotary, NOT getting in 
way of sidewalks 

• Leave room for bike lane along with sidewalks 

• Allow accessory apartments for all buildings could be town-wide, limit to 500 s.f. 

• Frontage and side parking also allows for areas to eat and relax outside of the buildings. Small 
park-like spaces tucked in among buildings/parking 

• In addition to retail, playground, dog park, walking trails, get people out of their car after long 
drive to stretch with a purpose 

• Access to commercial area south of Brackett from Purcell development 
 
 
Scenario 3 – Main Street 
 

• I like plan 3 but with no more curb cuts – how do people get in to shop? 

• Not safe for pedestrian traffic, too close to road, I would not walk with children, dogs, etc., noise 

• #3 makes most sense aesthetically may slow traffic on Route 6 

• I like #3 

• Loading-how do you make loading attractive along the road? 

• Shops, business and ecology 

• Scenario #3 gives us leverage to slow down traffic in the core area and increase commercial 
storefronts 
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