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1.0 FORMULATING A VISION FOR THE VILLAGE CENTER 

1.1 Defining the Project Area 

The North Eastham Village Center (NEVC) Project Area is centered on Route 6 
between Old Orchard Road to the south and Nauset Road to the north. It includes 
approximately 1,527 parcels with a broad mix of commercial, residential, recreational, 
religious, and civic uses. The Route 6 corridor as it passes through the Project Area is 
predominantly occupied with older hotels, restaurants, shops, and other visitor-oriented 
commercial attractions. The corridor is surrounding by a series of well-established 
neighborhoods. For the purposes of this report, the NEVC Project Area is further divided 
into five distinct land use management sub-areas: 

 North Gateway Area 
 South Gateway Area 
 Village Center Core Area 
 Commercial/Industrial Redevelopment Area 
 Village Neighborhood Area 

The Village Center Core Area centers on the intersection of Route 6 and Brackett 
Road. It extends northward to The Real Estate Company, and southward to the Pizza 
Barn and Gift Shop. The core area is bound on the east side by the Cape Cod Bike Trail 
and to the west by Massasoit Road. The Village Center Core Area is the primary focus 
of this report and the proposed boundary for the North Eastham Village Center Overlay 
District. It includes a mix of commercial, residential, recreational, and open space uses 
including the town-owned Purcell property (see NEVC Project Area maps below).  

1.2 Project Kick-off with the Critical Planning Committee 

A kick-off meeting was held on July 28, 2006 with the Critical Planning Committee and 
town staff to go over the project scope, timeframe, priorities and responsibilities, goals, 
and expectations. This was the first opportunity for the committee and staff to discuss 
the evolution of the Project Area, current issues, and future opportunities with the 
consulting team. In turn, Stantec shared experiences with related projects and possible 
applications for the North Eastham Village Center (NEVC) Project Area. 

Each committee member was asked what they perceived to be the best local and 
regional examples of village characteristics that they would like to incorporate into the 
NEVC concept plans and overlay district. The committee members were also asked to 
identify the potential development and redevelopment sites and constraints, mixed use 
and housing opportunities, traffic and parking issues, and other assets, problem areas, 
and opportunities within the Project Area. An open discussion ensued regarding the 
critical issues and key opportunities in the Project Area.  

Traffic congestion and circulation is a major concern for the NEVC Project Area and 
in the town generally. Traffic can back up significantly during peak times such as 
Saturdays in season between 10:00 AM and 2:00 PM, particularly along Route 6 and 
Brackett Road. The extensive number of curb cuts and limited formal internal 
connections in the Project Area contribute to the congestion problem. No additional curb 
cuts should be allowed on Route 6 and shared access, shared parking, and internal 
connections should be strongly encouraged. Major changes to Route 6 may be limited 
over the next five years as the highway is scheduled for repaving in the near future. 
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More part-time, older Eastham residents are becoming full-time residents. The 
retired population is growing. The Cape Cod Commission will be conducting a Cape-
wide survey of part-time residents to determine how many may become full-time 
residents over the next five years and what their service needs are going to be. Eastham 
may be the first community surveyed as a pilot.  

The market assessment is a key component of the study. The NEVC Project Area must 
be viable as a year-round district and distinguished from other nearby destinations. The 
community needs to know who it can draw from (including tourists, part-time residents, 
and full-time residents) in both the upper and lower Cape. The town sees itself as a rural 
seaside community, but some travelers may consider Eastham just a speed trap. The 
market assessment should focus on drawing business and industry that primarily 
support year-round local residents and visitors during the peak and shoulder seasons. 
The food industry, for example, is predominantly seasonal today as only a few 
restaurants stay open during the winter months (the Fairway Restaurant is now open 
year round). The Chamber of Commerce recently hired staff to expand the marketing 
effort in Eastham to solicit such year-round business interest. 

In addition to retail stores and tourist services, the committee is interested in 
professional offices, medical facilities, business parks, mixed uses, and light industrial. 
The parcel at the south end of Holmes Road may be a good opportunity for light 
industrial and business park type uses. It may also be suitable for the relocation of 
certain types of businesses that may not be desirable in the core area. Another possible 
use may be a small district package sewer treatment plant. Currently, the property does 
not have permission to use Holmes Road (private) for access. There is frontage on 
Brackett Road near the bike trail but it may not provide sufficient access for intended 
uses. 

The concept plan and report needs to define and play up existing community 
attributes and marketing attractions such as the Cape Cod National Seashore and the 
Cape Cod Bike Trail. Existing local industries such as shell fishing may provide 
opportunities to draw visitors. A shell fishing business is located on Holmes Road in the 
Project Area. 

Workforce and affordable housing is needed for seasonal and full-time local 
residents. Over the past several years, numerous seasonal homes have been converted 
to year-round residences and housing prices have gone up dramatically leaving few 
opportunities for low- and moderate-income residents to live in town. The seasonal 
workforce that supports the local economy also has a very difficult time finding 
temporary housing. The Brackett Landing (McShane) development which includes 10 
duplexes and 20 single family dwellings (a total of 40 housing units with partial 
affordability) and commercial uses along the road has recently been approved and 
construction has started on the residential phase. 

There is a need for additional health services in Eastham. With an aging population, 
heath services are becoming a very important local issue. They are limited currently and 
include only emergency and medical offices. The primary health care facilities for the 
Cape are located at the Cape Cod Hospital in Hyannis. Additional services for the Outer 
Cape are located in Harwich and Provincetown. 

Zoning Regulations have inhibited commercial development and have resulted in the 
lack of economic development. Regulations currently prohibit new restaurants, hotels, 
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and gas stations. Basic daily services such as a pharmacy and grocery store are not 
available in Eastham. The proposed Village Center Overlay District is going to be a 
critical measure in attracting desired private development in key areas. 

The post office is currently the main local anchor in the Project Area. However, its lease 
expires in 2.5 years. The postmaster and the community would like the post office to 
stay in the Project Area but there may be a more suitable location given the traffic 
congestion and parking problems at the Village Green Plaza on the weekends in 
season.  

 
 

Aerial View of the North Eastham Village Center Core Area (photo provided by David Skiba) 
 

The town recently acquired the Purcell property and is interested in creating a mixed-
use development including a town common, affordable elderly housing, commercial 
development, and civic uses. The property is approximately 11 acres and strategically 
located in the core of the Village Center with frontage on Route 6, Holmes Road, and 
Brackett Road. The concept plan should incorporate existing and future development in 
the surrounding area such as along Holmes Road, Main Street Mercantile, and Village 
Green Plaza. Some residents are concerned that a new common will replace the 
existing one near the Town Hall. 

The Cape Cod Bike Trail bisects the Project Area and is a major asset and potential 
economic development generator. There is a small restroom and parking area along the 
trail at the Brackett Road crossing but a larger, more permanent restroom facility is 
needed. There are no existing directional signs and physical links between the trail and 
the core of the Village Center at the intersection of Route 6 and Brackett Road. 

All existing development in the Project Area is served by private wells and on-site 
septic systems. The town is working diligently on establishing a town wide public water 
supply. An engineering consultant has been working with the town on this issue.  

SECTION 1 – FORMULATING A VISION MARCH 2007 PAGE 1 - 5 



NORTH EASTHAM VILLAGE CENTER PLAN  STANTEC CONSULTING SERVICES INC. 

In terms of community involvement, it is important to get the message out about the 
Village Center effort to the public. If a concept plan is put out there without sufficient 
participation and sense of ownership by the stakeholders and residents, then it will be 
difficult to gain support for implementation measures such as zoning amendments and 
funding. Clear solutions for major issues such as traffic, parking, appropriate land uses, 
and tax benefits need to be part of the concept. Graphic illustrations to support the new 
concept, such as build-out under the current regulations, existing and proposed land use 
regulations, and photo simulations of targeted development and redevelopment sites, 
would help to portray a positive image to the public.  

 
 

Aerial View of the Purcell and McGregor Properties in the NEVC Core Area 
 

1.3 Windshield Survey and Walking Tour of the Project Area 

At the beginning of the planning process during the summer of 2006, Stantec conducted 
a driving (or “windshield”) and walking tour of the North Eastham Village Center Project 
Area. General observations of existing conditions, issues, and opportunities are 
summarized below: 
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General Observations  

 Eastham is the “Gateway to the National Seashore” but there are no visual 
indications of this potential marketing opportunity (such as directional signage 
with marketing slogans) along the Route 6 corridor until the entrance to the 
seashore. 

 The Route 6 corridor as it runs through the NEVC Project Area contains a 
series of scattered commercial developments mostly oriented towards 
tourists, such as hotels and seasonal restaurants and shops. 

 There are a number of large undeveloped or underdeveloped properties in 
the Project Area.  

 The post office serves as a major anchor for local residents. 
 The Town owned Purcell property is in the heart of the district.  
 There is a general lack of building character and mixed use to build from in 

the Project Area. 

Traffic and Circulation 

 Route 6 is a major four-lane arterial that bisects the NEVC Project Area. 
Commercial and residential development is scattered along this corridor.   

 Traffic congestion appeared to be periodic and mostly on the approaches to 
the Route 6 and Brackett Road intersection.  

 Traffic circulation is a more significant issue than congestion with a series of 
large curb cuts, poor parking configuration, and unprotected left- and right-
hand turning movements to and from the highway. 

 Pedestrian and bicycle safety is a significant concern with limited allocation of 
sidewalks and trails, excessive curb cuts, few crosswalks, no signal phasing, 
fast moving traffic, and numerous vehicle turning movements. 

 Widening Route 6 to provide for a right-turn lane on Brackett Road and on 
Brackett Road to provide for a sidewalk and left-turn lane would improve 
seasonal congestion and pedestrian/bicycle safety issues.  

 New local roads from Route 6 to Holmes Road and other quadrants of the 
intersection with Brackett Road would disperse local traffic and alleviate 
congestion.  

 There are a few existing developments along Route 6 and Brackett Road that 
have multiple and excessively wide curb cuts. There are few shared curb cuts 
in the NEVC Project Area, which provide greater traffic and parking efficiency. 

 The Village Green Shopping Center has three access points including an 
eastbound-only access from Route 6 and two large curb cuts on Brackett 
Road. The parking area is very wide creating an excessive aisle width, which 
possibly increases internal speeds. Parking areas are also separated along 
Brackett Road limiting internal circulation. Parking may be expanded by 
reconfiguring spaces, connecting the lots, and reducing curb cuts. 

 Frontage roads and integrated parking facilities on existing and new 
developments in the Project Area would relieve congestion. 

 Safe bus stops, pedestrian improvements, and bicycle connections are 
needed in the Project Area. 

 
Existing Residential Development  

 The NEVC Project Area lacks a diverse housing stock with predominantly 
single-family homes. 

 Some seasonal homes along Route 6 in the NEVC Project Area appear to be 
in a deteriorated condition. 
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 Brackett Landing (a 40B housing development) is well positioned to be a key 
component of the Village Center.  

Existing Commercial and Industrial Development  

 The NEVC Project Area contains a mix of commercial, professional, and 
government establishments with accommodations, food, and retail shops 
making up the bulk.  

 There appears to be limited commercial uses and services for local residents 
such as health services, personal services, and supportive services for the 
elderly. 

 There are several new examples of attractively designed commercial 
buildings. However, typical site planning characteristics of limited 
landscaping, large curb cuts, and parking in front of the building create a 
sense of strip development rather than a village center. 

 The Village Green Shopping Center is an older plaza on the Southeast corner 
of Route 6 and Brackett Road in the core area of the NEVC Project Area. It is 
the most visible property in the NEVC Project Area and critical to the future 
vision of establishing a village center. It is a long, one-story clapboard 
building with Cape-style architecture. There is limited landscaping and no 
sidewalk on the perimeter of the shopping center. This center should be 
integrated into future plans for the Purcell parcel. 

 The Main Street Mercantile development appears to be partially vacant and 
deteriorated. This is a key property for the future of the NEVC Core Area and 
needs to be incorporated into the overall development plans. 

 Holmes Road Enterprise Area includes several light industrial and service 
businesses. Many properties have open curb cuts and storage in the front 
yard area. This area contains mostly one- and two-story metal buildings with 
limited landscaping and undefined parking areas. Streetscape enhancements 
or sidewalks are needed along the roadway. 

 Holmes Road is privately owned and in poor shape. There are a few 
remaining infill parcels for development.  

 The McGregor property at the south end of Homes Road is a large 
developable parcel with good potential for several uses including light 
industrial, commercial office, residential, and municipal facilities (including a 
package treatment plant). 

 The McGregor property does not have rights to access Holmes Road; its only 
access is by the powerlines roadway to Brackett Road, which is not suitable. 

Design Characteristics and Trends 

 Restrictive zoning regulations appear to have led to poor building design and 
site planning (i.e., large setbacks, disconnected parking, excessive curb cuts, 
and poor signage) throughout the NEVC Project Area. 

 Some existing examples of higher quality architectural design and site 
planning may serve as models for future development such as Seamen’s 
Bank, Fleming’s Donut Shack and Bakery, Atlantic Oaks Campground Office, 
Eastham Commons (reuse and renovation example), Seatoller Plaza, Cape 
Associates, Inc. Builders, Brittany Way Commercial Office Buildings, Cape 
Cod Dog Groomers, and St. Aubins Nursery and Landscaping.  

 A number of older business signs are in poor condition and portray an image 
of low quality in the Project Area. However, a few of the newer signs are well 
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designed and landscaped such as Seamen’s Bank, Eastham Commons, and 
the Fairway Restaurant. 

 Existing gas station canopies at the Shell and Valero stations do not portray 
an image of quality for the Project Area. They are standard highway strip and 
auto-oriented rather than “village center” in their design.  

 The concept of an overlay district that establishes incentives for traditional 
village development patterns through density increases, reduced dimensional 
standards, and expanded mixed uses is needed in the core area. However, 
this will be a significant change from the typical highway-oriented commercial 
development that currently exists in the NEVC Project Area. 

Streetscape Issues 

 There is a 5-foot asphalt sidewalk along the west side of Route 6 through the 
Project Area but no green strip or street trees to provide a buffer between 
pedestrians and vehicles. There is no sidewalk currently on Brackett Road. 

 Most existing commercial developments have limited landscaping along 
public roadways, and internally within the parking lots and around the 
buildings. 

 Overhead powerlines on Route 6 are unattractive. They should be relocated 
underground where feasible. 

 A streetscape plan for Route 6 and Bracket Road that establishes a formal 
planting scheme for green strips and street trees is needed. 

1.4 Community Survey  

The Critical Planning Committee conducted a public survey regarding the planning of the 
North Eastham Village Center during Windmill Weekend (September 9 and 10, 2006). 
The survey form asked, “What would you like to see in a village center?” and asked 
respondents to list their priorities in order of importance. The survey covered four broad 
categories: public spaces, businesses, housing, and infrastructure. Additional space was 
provided for respondents to identify other important elements of the new Village Center. 
(The full results on the community survey are included in Appendix D.) 

A total of 34 survey forms were collected (two were mailed in). The greatest interest of 
respondents appeared to be focused on public spaces, with 56 percent identifying bike 
path access/parking and 47 percent green space and pedestrian walkways. Public 
restrooms (35 percent) and recreational areas (29 percent) were also strongly favored. 
Many additional comments were also offered. Six respondents proposed 
sitting/garden/picnic areas. Others suggested meeting space/community 
center/performance areas, and preserving “Cape Cod charm.” 

Under the Businesses section, a pharmacy was the top choice of 56 percent of 
respondents, and restaurants followed with 44 percent. Many respondents also specified 
that restaurants should be open year round, and several others suggested outdoor 
cafés. Medical offices (and clinics) were identified as the next most important business in 
the Village Center at 32 percent, while retail stores were identified by 26 percent of 
respondents. While specific retail businesses were not clearly identified, several 
suggested a health store or hobby shop. Twenty-one percent of respondents suggested 
that the post office should be located in the Village Center, and 9 percent identified 
professional offices as important. 
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Regarding housing, senior housing and affordable housing were each favored by 38 
percent of survey respondents. Apartments over businesses were the choice of 26 
percent, and workforce housing was identified by 24 percent of respondents. A few 
respondents wanted no affordable housing at all, while several wanted a mixture of 
housing, and one other wanted no housing in the Village Center at all. 

The subject of infrastructure appeared to be a high priority for the majority of 
respondents with many specific comments submitted. The highest ranking priority by 
respondents (38 percent) was traffic control and congestion relief. On that subject, many 
comments were offered such as widening or improving the Brackett Road intersection, 
providing additional entrance/egress to individual businesses, providing better bike 
access across Route 6, and installing new traffic lights. Parking (shared and landscaped) 
was of high importance to 26 percent of respondents as was public transportation, with 
several calling for a bus depot, waiting areas, and flexible stops. Underground utilities 
were advocated by 35 percent of respondents, public water by 26 percent, and central 
wastewater treatment by 18 percent. 

1.5 Public Visioning and Design Workshops  

The Critical Planning Committee together with Stantec and Community Design Solutions 
hosted two community workshops to seek public participation in the planning of a future 
North Eastham Village Center (NEVC) Project Area. The first workshop, Visioning & 
Scenario Building Workshop, was conducted on November 1st 2006. The purpose of 
the workshop was to: 

 Introduce the project to the community; 
 Define the values and guiding principles that should direct the development of 

the North Eastham Village Center;  
 Identify strengths, weaknesses, opportunities, and threats in the NEVC Project 

Area; and  
 Formulate “plausible futures” visions for the NEVC Project Area. 

 

The workshop was divided into two 
parts. A slide presentation 
summarized the NEVC Project 
Area’s existing conditions and 
preliminary analysis.   Base maps, 
photos, and charts were displayed to 
illustrate current issues and 
opportunities. After the slide 
presentation, the project team 
facilitated an interactive "visioning” 
session. Participants were guided by 
the project team through a series of 

creative thinking exercises that helped clarify values, define principles, and describe the 
vision for the North Eastham Village Center.  

Approximately 60 residents participated in the public visioning workshop. The session 
was highly interactive with several creative ideas and suggestions identified by 
participants for the new Village Center. The results of the public visioning and design 
workshops are included in Appendix A. 
After the visioning workshop, the planning team conducted approximately 20 interviews 
collectively and individually with representatives of the CPC, town, property and 
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business owners, residents, and other stakeholders to identify issues and opportunities 
in the NEVC Project Area. Office hours were held for two days at Cape Cod Associates 
to provide an opportunity for interested citizens to meet with the team to discuss specific 
ideas pertaining to the community’s desired scale, composition, and character of 
development in the North Eastham Village Center. The planning team assisted these 
participants in translating these ideas into conceptual plans for the North Eastham 
Village Center Core Area.  

Following the visioning session and stakeholder interviews, the planning team conducted 
the public design workshop on November 4, 2006. The purpose of the workshop was 
to present the results from the first visioning workshop and preliminary vision plans 
developed during the week. 

The design workshop was less formal than the first workshop. The planning team 
presented a series of base maps, vision plans, and photo simulations of potential 
development.  (These are included in Appendix A.) After the presentation, the 
participants responded to the preliminary visioning plans, and identified other key issues 
for consideration in creating a Village Center for North Eastham. The results are 
identified below. 

 Location of senior housing is an important element of the plans. 
 Access roads, including the placement of curb cuts, scale, and direction (one-

way or two-way), are a key element of the plan but must meet the desired 
character of the community. 

 Flexible bus stops and shelters need to be included in the plans. 
 Aesthetic quality is very important and must be encouraged from developers. 
 Implementation and funding strategies for the plan and individual projects 

need to be identified.  
 There is a need to control the types of business within the Village Center, 

such as the number of restaurants and retail businesses. 
 Establishing a road structure to handle traffic is the next step before 

proceeding with other aspects of the project. 
 With a 10-to-20-year time frame for final culmination of the project, there 

needs to be a driving influence initially to develop an anchor for the village. 
The library seems to be that anchor at the moment, and the Library Board, 
not the CPC, should be the driving force in moving the development along.  

 The project has to be sensitive to that fact that Eastham has a village green 
on the corner of Samoset Road and Route 6 and that a new Village Center in 
North Eastham is not replacing that part of Eastham’s life or heritage. 

 The NEVC Project Area creates an opportunity to create a formal business 
and industrial park on Holmes Road and the McGregor property geared to 
local craftsmen and services.  

 Synergy needs to be created between the different public and private 
properties. A Village Center wastewater management facility and senior or 
assisted living housing are two items that could be located on the McGregor 
property as well as other examples. 

 Overlay zoning for the North Eastham Village Center Core Area needs to be 
prepared as quickly as possible.  

 In order to take into account the slow evolution of the Village Center, the 
infrastructure for ground and wastewater needs to be planned carefully. The 
Village Center does not want to end up in a situation that now exists with the 
high school where the capacity of the wastewater system is too large for the 
current use. 
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 Any outlay of money by the town for the NEVC Project Area should be 
recouped by increasing the business town tax base with this project. The 
town needs to develop a tax base that is not so dependent on home real 
estate taxes. 

Generally, Eastham residents don’t want significant change in the community. However, 
as people move in and out of an area, it will always create change whether wanted or 
not. Having an opportunity to control change and growth in North Eastham is an 
opportunity that should not be passed up. 

 

1.6 Vision Statement 

As a result of the visioning process, the following overall goals and vision statement for 
the North Eastham Village Center were formulated: 

 Facilitate cooperation between the town, community representatives, and 
local stakeholders to establish the framework for the revitalization and 
redevelopment of the North Eastham Village Center Project Area. 

 Create schematic plans for the area with a mix of appropriate commercial, 
residential, recreational, and civic uses. The plan should also address traffic, 
infrastructure, access, and aesthetic enhancements that lead to an attractive 
Village Center providing year-round and visitor services as well as expanded 
affordable housing opportunities. 

 Provide the necessary land use planning and regulatory tools, including a 
Village Center Overlay District, necessary for implementing the conceptual 
plans and fulfilling the community’s vision. 

In order to reach these goals, necessary steps need to be taken to fully assess current 
conditions and trends in the NEVC Project Area including an evaluation of land use 
regulations and plans, property conditions, and future opportunities. This assessment of 
existing issues and opportunities should be followed by the development of refined 
conceptual plans, planning, and regulatory implementation tools that incorporate the 
principles of smart growth, traditional village design, and public consensus building. 
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PRELIMINARY VISIONING PLAN A 

 

 

 

SECTION 1 – FORMULATING A VISION MARCH 2007 PAGE 1 - 13 



NORTH EASTHAM VILLAGE CENTER PLAN  STANTEC CONSULTING SERVICES INC. 

PRELIMINARY VISIONING PLAN B 
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