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MacArthur Blvd Redevelopment Major Modification 7.9

340 MacArthur Blvd., Bourne, MA B-4 (Business Zone)

Applicant requests modification of 2003 Development of Regional Impact approval (TR#02018) in connection with its proposed change in tenancy of existing ~24,000 sf building from amusement park to marble / granite

countertop manufacturing with small showroom, and proposed change in outdoor use and reduction in area from previously approved amusement uses to bulk storage on approximately 2.35 acres. Bulk storage uses 

include marble/granite slabs on racks and approximately 50 container storage trailers.

31.4-15-0 MacArthur Park Place LLC Lots B and A-1 Plan Book 198, Page 35 35390/41

MacArthur Park Place LLC

100 Independence Drive, Suite 11, Hyannis, MA 02601

Eliza Cox, Esq. 508-255-2133 508-255-3786
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MacArthur Park Place LLC

100 Independence Drive, Suite 11, Hyannis, MA 02601

Eliza Cox, Esq.
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340 MacArthur Boulevard Redevelopment  

Modification Application 

 

Executive Summary 

 

 MacArthur Park Place, LLC (hereafter, the “Applicant”) seeks to reuse/redevelop the 
approximately 7.9 acre developed property addressed 340 MacArthur Boulevard, Bourne 
(the “Property”), which has the benefit of a 2003 Cape Cod Commission development of 
regional impact approval.1 As set forth in this Summary and the application materials 
submitted, the proposed redevelopment/reuse of the Property (hereafter, the “Project”) is 
anticipated to reduce impacts as compared to those approved for the Property pursuant to 
the DRI Decision. 

 The Property is located on the western side of MacArthur Boulevard, a 4-lane 
divided highway running north / south. There is a densely vegetated median separating the 
north and southbound lanes of the highway. The Property has approximately 550 feet of 
frontage along the highway’s southbound lanes, and there is an acceleration/deceleration 
lane that extends directly in front of the Property providing safe, right-turn only 
access/egress to and from the Property to the southbound highway lanes. The Property is 
located within a Business-zoning district as designated by the Town of Bourne Zoning Map, 
and nearby land uses include: a gas station, convenience store, car dealerships, boat and 
marine dealer, bank, self-storage facility and other auto-oriented commercial 
developments. 

 The Property is developed with an approximately 24,000 square foot building, 
approximately 144 paved parking spaces, a right-in, right-out curb-cut, stormwater 
infrastructure, and remnants of the outdoor amusement park use, including a go-cart 
track, bumper boat pool, lighting by the former mini-golf area, and storage sheds. This 
existing development was permitted by the DRI Decision, which authorized construction of 
the main building for various amusement uses and modifications to the outdoor 
amusement park uses. The DRI Decision was approved by the Cape Cod Commission in 

 
1 See Cape Cod Commission File No. TR#02018, dated October 23, 2003, hereafter the “DRI Decision,” a copy 
of which is included in Tab 4 of these application materials.  
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October of 2003, and all necessary compliance certificates were issued, including a Final 
Certificate of Compliance on August 20, 2004.2  

 The predominant issue areas reviewed in the DRI Decision were Water Resources, 
Transportation, Community Character and Open Space. The key points of that review are 
summarized below: 

Water Resources. The Property is within a nitrogen sensitive embayment. The pre-existing 
nitrogen load on the Property was 3.3ppm, and to accommodate an increase of 
wastewater flows resulting in total flows of approximately 3,000 gpd while maintaining the 
pre-existing nitrogen load, the amusement park proponent agreed to install waterless 
toilets. The DRI Decision also required an approximately $500 nitrogen mitigation payment. 
Stormwater infrastructure, including vegetated swales, were approved on the site. 

Transportation. According to the Vanasse & Associates TIAS3, the total trip generation 
authorized by the DRI Decision at the site was 207 weekday PM peak hour trips and 237 
Saturday midday peak hour trips. The DRI Decision conditioned an approximately $150,000 
payment to mitigate those trips generated by the Property.  

Community Character. The DRI Decision approved the location, design, and massing of the 
approximately 24,000 square foot building, noting that non-traditional materials were 
appropriate for the site and use. Additionally, full screening was not required for the site or 
building. The approved landscape plan included plants along the Property’s frontage 
(which are proposed with the Project) as adequate and the parking layout with several 
landscape parking islands. 

Natural Resources / Open Space. The DRI Decision notes that the Property is not within a 
significant natural resources area, and that it is within an existing densely developed 
commercial area, isolated from other protected open space. Pursuant to the 2002 RPP, the 
DRI Decision required approximately 2.77 acres of open space but authorized those areas 
to be fragmented on-site and simply deed restricted (and not subject to a conservation 
restriction). The DRI Decision notes that the quality of the open space “is limited by the pre-
developed nature of the site.” In August of 2004, a deed restriction was recorded with the 
Barnstable County Registry of Deeds; a copy of the deed restriction and referenced plan 
are included in Tab 5 of the application materials. The deed restriction indicates, in 
multiple places, that the areas of the Property proposed to be restricted are those portions 
shown as “Open Space” on the plan referenced in the restriction. However, the plan 
referenced in the deed restriction does not depict any portion of the Property as “Open 

 
2 See Tab 4 for copies of these documents.  
3 October 2002, found in the DRI Decision project files. 
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Space.” Accordingly, the deed restriction is ambiguous at best and now, 21 years and 
multiple property owners later, likely unenforceable.  

 In connection with this modification request, the Applicant proposes to re-use and 
remodel the existing building, converting it to a granite and marble manufacturing use with 
a small (approximately 4,600 sf) showroom. The project also includes outdoor uses, 
though on a smaller footprint than the approved outdoor amusement uses. Specifically, an 
approximately 102,500 square foot area that includes the existing rear parking lot and 
areas behind the building will be used for outdoor storage of containers and marble/granite 
slabs on stands. This storage area is setback over 200 feet from MacArthur Boulevard and 
will be screened by the building, and proposed plantings.  

 As depicted on the landscape plan, the project re-introduces hundreds of new 
plantings along the Property’s MacArthur Boulevard frontage which will provide screening 
and also dramatically improve the Property’s visual appearance along the regional 
roadway. The existing mature trees and vegetation along the southerly property line will be 
retained, with pruning as needed to repair any stormwater infrastructure. As detailed in the 
Landscape Design Narrative (Tab 9), the project also includes restoring the open areas 
north and east of the building with a low maintenance seed mix that does not require 
significant water use or mowing and that provides habitat value and a more naturalized 
appearance.   

 As part of the reuse of the building, the tenant proposes to refresh and reface the 
building façade. This includes installing a new energy eƯicient and weather-resistant 
barrier and sheathing system. The selected façade materials create visual interest and a 
more modern aesthetic, appropriate for the proposed use.  

 As detailed in the supporting application materials and summarized in the chart 
below, the proposed change of use and changes to the site plan are expected to reduce 
impacts to the applicable resources. 

Issue Area Pre-Existing / 
Approved Use 

Proposed 
Impacts 

DiƯerence 

Water Resources / 
Septic Flows  

3,000 gpd 520 gpd Reduction of ~2,480 gpd 

Water Resources / 
Nitrogen 
Calculations 

3.3ppm 1.96 ppm Reduction of ~1.34 ppm 
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Issue Area Pre-Existing / 
Approved Use 

Proposed 
Impacts 

DiƯerence 

Water Resources / 
Stormwater 

CCC-approved 
stormwater 
system 

Repair and re-
use CCC-
approved 
stormwater 
system 

Project reduces impervious 
coverage, and previously 
approved stormwater 
system, with minor repairs, 
will adequately treat run-oƯ. 
Project proposes 
Stormwater Management 
and Pollution Prevention 
Plan 

Transportation 207 trips in 
weekday PM 
peak hour 
 
237 trips in Sat. 
midday peak 
hour 

133 trips in 
weekday PM 
peak hour 
 
40 trips in Sat. 
midday peak 
hour 

Reduction of approximately 
74 fewer trips in weekday 
PM peak hour and 197 fewer 
trips in Saturday midday 
peak hour 

Natural Resources / 
Open Space 

~2.8 acres of 
“open space” 
“restricted” by 
likely 
unenforceable 
deed restriction 

Restoration of 
significant 
portions of 
property  

Improved habitat and 
reduced impacts 

 

 Consistent with the Commission’s Regional Policy Plan and Technical Bulletin, the 
proposed project re-uses an existing building and infrastructure, while improving Property’s 
visual appearance along MacArthur Boulevard with façade improvements and new 
plantings, and reduces vehicular and environmental impacts.  
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340 MacArthur Boulevard Redevelopment  

Modification Application 
 

RPP and Technical Bulletin Consistency 

 The following provides an overview of the Project’s compliance with the Goals and 
Objectives of the Regional Policy Plan and associated Technical Bulletins. Additional detail on 
applicable key issue areas is included in other sections of the application materials. This 
redevelopment project is a modification of a previously approved 2003 Cape Cod Commission 
Development of Regional Impact (TR#02018) and, as set forth in these application materials, this 
modification seeks to reuse the existing building and infrastructure, and re-purpose portions of the 
former outdoor amusement uses for storage. As described in the application materials, the 
proposed modification is a significantly less intensive use of the property as compared to the uses 
permitted in the 2003 DRI decision. Section 11(b)(iii) of the Commission’s Enabling Regulations 
confirms that major modification review is focused on areas where there are diƯerent or increased 
impacts. As set forth in this application materials, the proposed redevelopment’s impacts are 
anticipated to be decreased in the applicable issue areas as compared to the 2003 DRI Approval. 

Water Resources   

Objective WR1  - Protect and preserve groundwater 

 RESPONSE: The proposed modification will reduce wastewater flows and nitrogen loading 
as compared to the prior use approved in the 2003 DRI Approval. Specifically, wastewater flows are 
reduced from approximately 3,000 gpd to just 520 gpd. Additionally, the pre-existing nitrogen load 
for the property, based on the 2003 Bennett & O’Reilly calculations, was 3.3ppm. The proposed 
modification reduces the nitrogen load to just 1.96 ppm.  

Objective WR2 – Protect, preserve and restore fresh water resources 

 RESPONSE: Not applicable.  

Objective WR3- Protect, preserve and restore marine water resources 

 RESPONSE: Please see response to WR1 above. 

Objective WR4 – Manage and treat stormwater to protect and preserve water quality 

 RESPONSE: The 2003 approved stormwater infrastructure will be re-utilized. Maintenance 
will be performed as needed. A new Stormwater Management and Pollution Prevention Plan is 
included in the application materials.  

Objective WR5 – Manage groundwater withdrawals and discharges to maintain hydologic balance 
and protect surface and groundwater resources 
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 RESPONSE: The modification will reduce groundwater withdrawals and discharges as 
compared to the 2003 approval.  

 

Ocean Resources  

Objective OR1 – Locate development away from sensitive resource areas and habitats 

 RESPONSE:  N/A 

Objective OR2 – Preserve and protect ocean habitat and the species it supports 

 RESPONSE: N/A 

Objective OR3  - Protect significant human use areas and vistas 

 RESPONSE: N/A 

 

Wetlands Resources –  

Objective WET1  - Protect wetlands and their buƯers from vegetation and grade changes 

 RESPONSE: N/A 

Objective WET2 – Protect wetlands from changes in hydrology 

 RESPONSE: N/A 

Objective WET3 – Protect wetlands from stormwater discharges 

 RESPONSE: N/A 

Objective WET4 – Promote the restoration of degraded wetland resource areas 

 RESPONSE: N/A 

 

Wildlife and Plant Habitat  

Objective WPH1 – Maintain existing plant and wildlife populations and species diversity 

 RESPONSE: As described in the enclosed landscape design narrative, the existing site, a 
former amusement park, is predominantly barren, composed of exposed dirt, weeds and 
pavement, with the exception of the southern and western boundaries. The property’s frontage 
along MacArthur Boulevard is proposed to be planted with significant quantities of native plants to 
provide screening and curb appeal. The former go-cart track and outdoor amusement areas are 
proposed to be seeded with a low-maintenance seed mix that will not require significant water use 
and will provide habitat value.  

Objective WPH2 – Restore degraded habitats through use of native plant communities 
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 RESPONSE: As described in the enclosed landscape design narrative, and consistent with 
this objective, the former go-cart track and outdoor amusement uses will be cleaned up, scarified, 
and naturalized with a suitable seed mix that requires minimal maintenance and water and 
provides habitat value. 

Objective WPH3 – Protect and preserve rare species habitat, vernal pools, 350-buƯers to vernal 
pools 

 RESPONSE: N/A 

Objective WPH4 – Manage invasive species 

 RESPONSE: Invasive species management will be a component of the land management 
strategy for the redevelopment of the site. Details can be found in the landscape design narrative. 

Objective WPH5 – Promote best management practices to protect wildlife and plant habitat from 
the adverse impacts of development 

 RESPONSE: N/A. There is no new construction proposed with the project.  

 

Open Space –  

Objective OS1- Protect and preserve natural, cultural and recreational resources 

Objective OS2 – Maintain or increase the connectivity of open space 

Objective OS3 – Protect or provide open space appropriate to context 

The 2003 DRI Decision recognized that the subject property was not in a “significant natural 
resource area” and because of its location within a densely developed commercial area, isolated 
from other protected open space, and owing to the already disturbed nature of the property, the 
decision permitted 2.77 acres of on-site “open space” mitigation to be deed restricted. Referring 
back to the unrecorded CCC-approved plans from 2003, the areas of “open space” were dispersed 
and fragmented around the site, including within the former go-cart track. It is noted that the RPP in 
eƯect at the time of the 2003 approval calculated open space diƯerently, and under the current RPP 
no open space would have been required for the expansion of the amusement park.  

In accordance with NR1 of the 2003 Decision, a deed restriction was recorded against the 
property.1 A copy of the Deed Restriction is included in Tab 5 of the application materials. The Deed 
Restriction refers to the plan recorded with the Registry in Plan Book 586, Page 79 as the “Plan” for 
purposes of showing the restricted open space. The referenced Plan is also included in Tab 5 of the 
application materials. The 3rd Whereas clause in the Deed Restriction indicates that restricted open 
space is shown on the Plan. Section 1 of the Deed Restriction contains restrictions on “those 
portions of the Premises designated as Open Space on the Plan…” However, notwithstanding the 
foregoing language, the referenced recorded Plan in the Deed Restriction does not depict any 

 
1 See restriction recorded with the Barnstable County Registry of Deeds (the “Registry”) in Book 18939, Page 
336 (hereafter, the “Deed Restriction”). 
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“Open Space” on any portion of the subject property. Accordingly, in that there is no recorded plan 
depicting the areas of Open Space that correspond to the restrictions, the Deed Restriction, which 
was imposed 21 years ago prior a predecessor in title, is ineƯective, ambiguous, and impossible to 
enforce.   

With this current proposal, the applicant seeks to either: (1.) eliminate the open space mitigation, 
as it would not be required under the current RPP and, as memorialized in the 2003 decision, the 
property does not provide for high quality open space, or (2.) amend the deed restriction to 
reference a new plan that will consolidate the deed restricted land to a contiguous portion of the 
property.  

 

Community Design  

Objective CD1  - Promote context sensitive building and site design 

 RESPONSE: Complies. The design, context, scale and siting of the existing building were 
already approved by the Commission in the 2003 DRI Decision. Now, 22 years later, the façade is 
looking tired and the Applicant’s tenant proposes façade materials improvements to enhance the 
aesthetic of the existing structure. This is detailed in the Façade Improvements narrative.  

Objective CD2 – Minimize the amount of newly disturbed land and impervious surfaces 

 RESPONSE: Complies. The proposed redevelopment will allow a significant portion of the 
previously approved outdoor amusement use to naturalize with native, low-maintenance seed 
mixes.  

Objective CD3 – Avoid adverse visual impacts from infrastructure to scenic resources 

 RESPONSE:  Complies. The design and scale of the building were already reviewed and 
approved by the Commission. With this redevelopment, a generous buƯer, similar to what was 
approved in 2003, will be re-installed along the property’s frontage. In addition to re-using the 
building, which is consistent with this objective, the proposal also re-utilizes portions of the 
previously approved outdoor areas, and proposes to seed and naturalize unused portions of the site 
previously used as outdoor amusement uses (e.g., bumper boats and go-cart). The proposed 
storage areas will be screened by the building and plantings from MacArthur Boulevard. 

 

Coastal Resiliency –  

Objective CR1 – Minimize development in the floodplain 

 RESPONSE: N/A 

Objective CR2 – Plan for sea level rise, erosion, and floods 

 RESPONSE: N/A 

Objective CR3 – Reduce vulnerability of built environment to coastal hazards 
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 RESPONSE: N/A 

 

Capital Facilities and Infrastructure –  

Objective CAP1 – Ensure capital facilities and infrastructure promote long-term sustainability and 
resiliency 

 RESPONSE: N/A 

Objective CAP2 – Coordinate the siting of capital facilities and infrastructure to enhance the 
eƯicient provision of services and facilities that respond to the needs of the region 

 RESPONSE: N/A  

 

Transportation –  

Objective TR1 – Improve safety and eliminate hazards for all users of Cape Cod’s transportation 
system 

 RESPONSE: Complies. A Transportation Assessment for the redevelopment is included in 
Tab 12 of the application materials. With respect to access, the redevelopment will reuse the 
existing right-in/right-out curb-cut onto MacArthur Boulevard. It is also noted that there is a 
separate deceleration/acceleration lane that provides safe and easier access/egress to and from 
this site and abutting properties onto MacArthur Boulevard.  

Objective TR2 – Provide and promote a balanced and eƯicient transportation system that includes 
healthy transportation options and appropriate connections for all users 

 RESPONSE: The existing layout includes a pedestrian connection from the subject property 
to the immediately abutting property to the south (currently a Mobil gas station). A photograph of 
this connection is included in Tab 7 of the application materials. This connection is proposed to be 
retained.  

Objective TR3 – Provide an eƯicient and reliable transportation system that will serve the current 
and future needs of the region and its people 

 RESPONSE: As part of the 2003 DRI Decision, substantial payments ($150,000 +/-) were 
made as mitigation to oƯset vehicle trips generated at the subject property. The proposed 
redevelopment project will significantly reduce vehicle trips as compared to what has already been 
approved and mitigated for at this property.  

 

Energy  

Objective EN1 – Support renewable energy development that is context-sensitive 

Objective EN2 – Increase resiliency of energy generation and delivery 
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Objective EN3 – Minimize energy consumption through planning and design (including energy 
eƯiciency and conservation measures) 

Energy was not an issue area considered in the 2003 DRI Decision. Notwithstanding, consistent 
with this goal, the building is served by an underground electric service. In addition, the building 
improvements will be designed to Energy Star certification, energy eƯicient LED lighting fixtures are 
proposed inside the building as well as for exterior lighting; energy eƯicient appliances will be 
utilized for all working displays in the showroom and the re-use of the building incorporates “smart” 
temperature controls. In addition, as part of the fabrication process, the tenant proposes to recycle 
the water from the production line inside the building on a closed loop system which eƯiciently 
minimizes the overall water consumption for the fabrication process.  

Waste Management 

Objective WM1 – To reduce waste and waste disposal by promoting waste diversion and other Zero 
Waste initiatives. 

 RESPONSE: Consistent with this objective, the proposal involves re-using/re-purposing the 
existing approximately 24,00 square foot building.  

Objective WM2 – Support an integrated solid waste management system 

 RESPONSE: Construction waste associated with the proposed façade improvements will be 
properly managed. 

 

Climate Mitigation  

Objective CM1 – Promote low or no carbon transportation alternatives and technologies 

Objective CM2 – Promote low or no carbon technologies for building energy use, including 
appliances, lighting, and heating, ventilation and cooling (HVAC) systems 

Objective CM3 – Promote carbon sequestration and other emissions removal practices and 
technologies as appropriate to context 

Objective CM4 – Promote low or no carbon energy generation technologies as appropriate to 
context 

RESPONSE: Climate Mitigation was not an issue area considered as part of the 2003 DRI Decision. 
Notwithstanding, the redevelopment of the site incorporates numerous methods in furtherance of 
the goal, including: significant reduction in vehicle trips entering/exiting the site, maintaining the 
pedestrian interconnection to the immediately adjacent property to the south, energy eƯiciency 
improvements to the existing building, designing to Energy Star certification, energy eƯicient 
lighting, “smart” temperature controls, energy eƯicient appliances for all working displays in the 
showroom area, significant new plantings, and restoration of the former go-cart track and bumper 
boat pool with low-maintenance seed mix. 

Cultural Heritage  
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Objective CH1 – Protect and preserve forms, layouts, scale, massing and key character defining 
features of historic resources, including traditional development patterns of villages and 
neighborhoods 

 RESPONSE: N/A. This is not an historic structure and is not considered new development. 

Objective CH2 – Protect and preserve archaeological resources and assets from alteration or 
relocation 

 RESPONSE: N/A 

Objective CH3 – Preserve and enhance public access and rights to and along the shore 

 RESPONSE: N/A 

Objective CH4 – Protect and preserve traditional agricultural and maritime development and users 

 RESPONSE: N/A 

 

Economy  

Objective EC1 – Protect and build on the Cape’s competitive advantages 

 RESPONSE: Consistent with this objective, the project is an adaptive re-use of an existing 
building and site.  

Objective EC2 – Use resources and infrastructure eƯiciently 

 RESPONSE:  Consistent with this objective, the project is an adaptive re-use of an existing 
building and site located outside of a Natural Area. 

Objective EC3 – Foster a balanced and diverse mix of business and industry 

 RESPONSE: Consistent with this objective, the redevelopment creates fabrication and 
manufacturing opportunities to support Cape homeowners and contractors. 

Objective EC4 – Encourage industries that provide living wage jobs to a diverse workforce 

 RESPONSE: The proposed tenant anticipates hiring between 5-10 full-time employees. 
Benefits include sick time, vacation time and disability insurance. The rate of pay varies between 
$20-50 per hour.  

Objective EC5 – Expand economic activity and regional wealth through exports, value added, 
import substitution, and local ownership 

 RESPONSE: Consistent with this objective, the proposed use manufactures imported 
marble and granite slabs and then sells the custom cut/manufactured product to homeowners and 
contractors.  

Housing –  

Objective HOU1 – Increase in Housing Diversity and Choice 
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 RESPONSE:  N/A 

Objective HOU2 – Promote an Increase in Year-Round Housing Supply 

 RESPONSE: N/A 

Objective HOU3  - Protect and Improve Existing Housing Stock 

 RESPONSE: N/A 

Objective HOU4  - Increase Housing AƯordability 

 RESPONSE: N/A 
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HELIOS LAND DESIGN 
P.O. Box 100, Brewster, Massachusetts 02631 
508.237.9000 
www.helioslanddesign.com 
jeff@helioslanddesign.com 

 
TO: Cape Cod Commission 

 
RE:  Landscape Plan Narrative for Proposed Site Redevelopment 
 
DATE: August 6, 2025 

 
OWNER: MacArthur Park Place 

 
PROJECT 
ADDRESS: 340 MacArthur Boulevard, Bourne 

 
Dear Cape Cod Commission, 
 
We are pleased to submit this brief narrative description of the proposed landscape plans for 340 
MacArthur Blvd., Bourne as part of the property owner’s DRI Modification application package for 
the proposed reuse of the subject property. 
 
Existing Site Conditions 

 
The site is located at 340 
MacArthur Blvd., Bourne [Parcel 
ID: 31.4-15-0].  The 7.894 acre lot 
is home to a 24,779 s.f. 
commercial building on a 
predominantly barren site 
composed of exposed dirt, weeds, 
and pavement, including an 
existing parking area, a former go-
cart track, and associated utilities.  
The interior of the parcel is 
vegetated with grasses, forbs, and 
occasional shrubs and trees.  The 
southern and western boundaries 
are well-vegetated in some 
sections with mature cedar and 
other evergreen trees, presumably 
planted as part of the original 

planting plan prepared in 2003.   

mailto:JEFF@HELIOSLANDDESIGN.COM
http://www.helioslanddesign.com/
http://www.helioslanddesign.com/
mailto:jeff@helioslanddesign.com
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Proposed Site Conditions 
 
The proposed project involves restoration and reuse of the existing commercial building, parking area 
and surrounding landscape (see permit application forms and narrative, Site Plan, Architectural Plan(s) 
and proposed landscape plans [Sheets L3.01 – Landscape Planting Plan and L7.01-Landscape Plan 
and Front Elevation] for detailed information).  The proposed landscape plans address specific 
aesthetic, environmental and permitting considerations discussed during preliminary meetings 
conducted between the owner, owner’s representatives, and Cape Cod Commission staff, as briefly 
described below. 
 
1. Design Concept 

 
The proposed landscape design builds upon and advances the concepts illustrated in the  “Adventure 
Isle Landscape Plan”, prepared by Davis & Davis Inc., dated 9-12-03 and approved by the CCC as 
part of the original DRI permit for this property.  The current landscape plans, “Landscape Planting 
Plan”, Sheet L-3.01 and “Landscape Plan and Front Elevation”, Sheet L-7.01, prepared by Helios 
Land Design, incorporate ecological, aesthetic and permitting considerations.   Specified plants have 
been chosen for their diversity, ecological sustainability, aesthetic interest, scale, screening capacity 
and viability in the challenging environmental conditions of this roadside property.  See Overall 
Landscape Plan below. 
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2. Planting Plan Summary 
Hearty Japanese Zelkova street trees, 
tolerant of most difficult exposed roadside 
conditions, provide generous shade, 
beautiful foliage, seasonal interest, 
excellent screening, a canopy forest layer, 
and symmetry.  They are spaced 
equidistantly along the roadside, 
providing an unfolding visual rhythm for 
passersby.  Similarly, the secondary row 
of smaller, adaptable, fastigiate European 
hornbeams in front of the building repeat 
this pattern at a smaller scale, providing 
additional screening, softening and micro-
climate control at the mid story elevation. 
 
A variety of native and naturalized shrubs 
including Clethra alnifolia (Sweet 
Pepperbush), Hydrangea spp., Viburnum 
spp., Highbush blueberry (Vacinnium 
corymbosum), Chokeberry (Aronia spp.), 
Winterberry (Ilex verticillata), Bayberry 
(Myrica pennsylvanica), Rosa spp., and 
others, are proposed for the planting beds 
beneath and around the trees and in front 
of the building, providing ecological and 
aesthetic values, and screening at the 
shrub layer.   See complete Plant Schedule 
on Sheet L-3.01 and in the reduced image 
below. 
 
Open areas north and east of the building 
will be replaced with lawn (drought, wear 
tolerant seed mix), providing an attractive, 
cooling, moisture-retaining, green “front 
yard” to the refurbished building.  The 
recommended seed mix is low-
maintenance LESCO All Pro Team Mates 
Plus (or equivalent), which provides a 
durable, wear-tolerant turf that will 
withstand foot-traffic, heat and drought. 
Composed of 70% Tall Fescues (Bravo 2, 
Restore, Warrior Tall Fescues), 20% 

Allsport 5 Perennial Ryegrass, and 10% Jackpot Kentucky Bluegrass, this mix is suitable for sun 
and partial shade conditions and especially suited for athletic fields, parks, lawns, roadsides and 
utility areas. 
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The former go-cart track and surrounding areas on the perimeter of the site will be cleaned up, 
scarified, and naturalized with a suitable seed mix.  Mowing, if needed, will be done periodically. 
This approach was proposed over lawn for its relatively fast establishment, low maintenance/water 
use, habitat value, and naturalized look. Recommended seed mix options for the reclaimed track 
area and drier, less visible, low-maintenance areas of the site are: 
 
A. New England Conservation/Wildlife Mix (New England Wetland Plants), composed of: 

Virginia Wild Rye (Elymus virginicus), Little Bluestem (Schizachyrium scoparium), Big 
Bluestem (Andropogon gerardii),  Red Fescue (Festuca rubra), Switch Grass (Panicum 
virgatum), Partridge Pea (Chamaecrista fasciculata), Panicledleaf Tick Trefoil (Desmodium 
paniculatum),  Indian Grass (Sorghastrum nutans), Blue Vervain (Verbena hastata), Butterfly 
Milkweed (Asclepias tuberosa), Black Eyed Susan (Rudbeckia hirta), Common Sneezeweed 
(Helenium autunale), Heath Aster (Asterpilosus/Symphyotrichum pilosum), Early Goldenrod 
(Solidago juncea), Upland Bentgrass (Agrostis perennans); or, 
 

B. New England Native Warm Season Grass Mix (New England Wetland Plants), composed of: 
Little Bluestem (Schizachyrium scoparium), Big Bluestem (Andropogon gerardii), Virginia Wild 
Rye (Elymus virginicus), Indian Grass (Sorghastrum nutans), Red Fescue (Festuca rubra), 
Switch Grass (Panicum virgatum). 
 

Proposed stormwater detention area(s) will be rimmed by shrubs tolerant of temporarily inundated, 
wet-soil conditions and/or non-wetland conditions (Facultative and Facultative Upland) such as 
Winterberry, Sweet Pepperbush, and others.  The central basin(s) will be seeded with an appropriate 
seed mix such as New England Erosion Control/Restoration Mix For Detention Basins and Moist 
Sites (New England Wetland Plants) [or equivalent] composed of:  Riverbank Wild Rye (Elymus 
riparius), Creeping Red Fescue (Festuca rubra), Little Bluestem (Schizachyrium scoparium), Big 
Bluestem (Andropogon gerardii),  Switch Grass (Panicum virgatum), Upland Bentgrass (Agrostis 
perennans), Nodding Bur Marigold (Bidens cernua),  Hollow-Stem Joe Pye Weed (Eupatorium 
fistulosum/Eutrochium fistulosum),  New England Aster (Aster novae-angliae), Boneset 
(Eupatorium perfoliatum), Blue Vervain (Verbena hastata), Soft Rush (Juncus effusus), Wool Grass 
(Scirpus cyperinus). 
 
All landscaped areas and plant quantities on the plan meet Town of Bourne Zoning requirements, 
except where waivers are proposed due to spatial considerations and/or the presence of existing 
plants, and are detailed in the table provided on Sheet L-3.01. 
 

3. Screening 
 
As previously noted, the planting plan intentionally provides visual interest and foliage at the upper 
canopy, mid story and shrub layers, effectively softening the building and screening the associated 
parking and outdoor storage areas.  The Front Elevation drawing on Sheet L-7.01 illustrates the 
view west to the building from the road at vegetative maturity, providing an attractive landscape 
foreground and effectively screening the parking and storage area in the background. 
 
Additionally, a tall hedge (Privet, Arborvitae, or equivalent) extends northwards from the northeast 
corner of the building, punctuated by a planting bed with boulder at its terminus, to intentionally 
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screen views to the outdoor storage area behind the building.   See reduced elevation image below 
looking west to the building from MacArthur Boulevard.. 
 

 
 

4.  Stormwater Management  
 

Strong Tree Engineering’s plans provide detailed existing and proposed site information including 
proposed grading, drainage and stormwater infrastructure. The stormwater system approved during 
the 2003 review will remain, with some components inspected and maintained (removal of 
accumulated sediment, etc.). Landscaping is an integral part of the stormwater management system, 
reducing runoff and removing sediment and pollutants prior to drywells, which are located within 
landscaped areas of the site. Runoff from the parking area is directed to a water quality swale and 
then into a landscaped stormwater basin at the southeast corner of the site. Drywells are also present 
in that basin to encourage infiltration.  Portions of the roof runoff are directed to subsurface 
infiltration systems. 

 
5. Invasive Species Management Plan 

 
Invasive species management will be a component of the larger land management strategy for the 
property, which will begin with the removal of debris and unsuitable landscape materials during the 
change in use.  Moving forward, ongoing invasive species management will consist primarily of 
annual removal of invasive plants, as the owner has already done.  Regular mowing of grass areas 
and maintenance of planting beds is also expected to control invasives. 

 

Thank you for your consideration. 

Sincerely, 

 
Jeffrey Thibodeau, President 
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INTRODUCTION 

The subject property is located on the west side of MacArthur Boulevard in Buzzards Bay 
(Bourne) just north of the intersection of Clay Pond Road with MacArthur Boulevard. The 
subject property consists of a preexisting site developed as an amusement facility (Adventure 
Isle). . The Property, addressed 340 MacArthur Boulevard, is a 7.89 acre (343,882+/- s.f.) lot 
with 500 +/- feet of frontage on Route 28/MacArthur Boulevard. The subject property highest 
elevations are at the rear (western side) and then it slopes gently towards MacArthur Boulevard 
and is almost entirely altered by the previous development, with some woods left on the west 
side. No wetlands appear to exist on this property. This property is located within the B-4 
zoning district and has previously been reviewed and issued permits by the Cape Cod 
Commission and Bourne Planning board for the improvements currently on the site. 

According to the Cape Cod Commission Regional Policy Plan data viewer, the property is not in a 
Zone 2 (contributing area to a public water supply) nor is it in a Potential Public Water Supply 
Area. 

PROJECT DESCRIPTION 

The proposed project involves minimal changes to the site in support of a new use - sales of 
granite products to contractors and the general public, and secondarily, outdoor storage of 
granite slabs and containers. The existing building will be repurposed to provide office space, a 
small showroom, and manufacturing space to cut and process granite products. 

The new use will reduce the number of employees and visitors to the site. Much of the existing 
paved parking area will be repurposed to store granite products and the storage containers, 
with the remaining parking area continued to be used for parking. The exterior areas formerly 

used for outdoor amusement to the sides and rear of the site will be allowed to revert to 
natural conditions, with the previous "bumper boat" pool filled in and levelled with the 
surrounding grades. 

The existing septic system will remain. The preexisting composting toilets will be removed as 
they are no longer needed to reduce nitrogen loading based on the decreased intensity of the 
proposed reuse. With the reduction in employees and visitors, the nitrogen loading will be well 

below the required concentration levels, as documented later in this report. 

The existing stormwater systems will also remain. In some cases, maintenance will be 
performed where vegetation and siltation have impaired their functionality. The existing 
stormwater basin will be regraded to refresh the infiltrative surface and to provide additional 
volume to mitigate current design storms. 
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ENVIRONMENTAL IMPACTS 

Groundwater Flow 

Groundwater mapping provided by the Cape Cod Commission for the area indicates that 

groundwater tends to travel in a westerly direction towards Eel Pond and the Back River, 

associated with Buzzards Bay. No site-specific groundwater flow data is available. 

Groundwater Elevation 

Based on MassGIS lidar-derived contours showing site elevations ranging from 124 to 104 feet, 

and Cape Cod Commission groundwater contour maps indicating a maximum elevation of 36 

feet, groundwater is estimated to be approximately 68 to 88 feet below the lowest surface 

grade within the site. 

The lowest bottom of any of the existing infiltrating stormwater practices is 8 feet below grade, 

which confirms that a minimum of 2 feet of separation is easily provided above any estimated 

high groundwater elevation. 

Soil Conditions 

Based on Natural Resource Conservation Service mapping, the soils within the project limits are 

defined as Udipsamments, defined as areas where the original soil has been cut away or 

covered with a sandy (Udipsamments) fill material. Nearby mapped soils, which likely represent 

the original soil, are mapped as Barnstable and Plymouth soils, which are coarse sand, 

excessively drained, sandy glaciofluvial deposits. These are suitable soils for the on-site disposal 

of wastewater and stormwater. The stormwater surface treatment areas and recharge basins 

were previously reviewed under the Massachusetts Stormwater Standards, Cape Cod 

Commission and local regulations, and appear to be adequately sized for the site as 

constructed. The proposal will reduce the amount of runoff by allowing some impervious areas 

to become naturalized. 

Environmental Impact on Public and Private Water Supplies 

Wastewater 

As stated above, the property is not located within a DEP designated Zone II. 

The existing septic system leaching area is set back at least 225 feet from the property lines, 

indicating that it does not affect any private well on the abutting properties. No public water 

supply wells were noted by MassGIS on abutting or nearby properties. 
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Nitrogen loading calculations are attached to this report. The calculations are based upon the 

Cape Cod Commission, Water Resources Office, Technical Bulletin 91-001, NITROGEN LOADING, 

dated April 1992. 

Calculations are based upon the following assumptions: 

Calculated daily sewage flow: 520 gallons per day 

Land Area: 343,882 sf 

Total of building roof areas: 26,985 sf 

Total paved areas: 61,770 sf 

Total of lawn areas: 20,000 sf 

Total of natural areas: 235,127 sf 

The resultant nitrogen recharge concentration is estimated to be 1.96 ppm. 

1.96 ppm is less than the Commission's 5 ppm guideline for protecting drinking water supplies. 

Environmental Impact on Saltwater Estuaries, Rivers, Streams, Freshwater Ponds, and 

Wetlands 

The closest saltwater embayment is Phinney's Harbor, which is approximately 1.62 miles from 

the subject property. The closest river/stream, the Back River, is approximately 0.99 miles from 

the subject property. The closest freshwater pond, Clay Pond is about 0.33 miles from the 

subject property. The closest bog/wetland appears to be a marsh associated with Clay Pond, 

also 0.33 miles from the subject property. 

The preexisting stormwater structures appear to contain and treat runoff from all impervious 

and trafficked surfaces within the subject property. 

CONCLUSION 

The proposed reuse of the property represents a less intensive use that the prior amusement 

use already approved by the Cape Cod Commission, and the requested modification will not 

have any negative impacts on the public interests protected under the Cape Cod Commission 

Act, the Bourne Zoning By-Law and the Bourne Board of Health Regulations. 
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Town of Bourne - Water Resources Nitrogen Loading and Mitigation Worksheet 
See Cape Cod Commission Technical Bulletin 91-001 for further details: 

https://capecodcommission.argfrasatace4ibtar Purl=1 commissiorvieaftWiebsite Resourcatir ulala INaz nLoadIechbulletin odf 

Facility Address: 340 MacArthur Boulevard 

Preparer's Name: Strong Tree Engineering 

Date: June 18, 2025 

Watershed: Phinneys/Eel Pond/Back River 

Project Nitrogen Load Proposed Wastewater New Construction/Increases in Flow, Raze & Rebuild, or Repairs/ Upgrades Existing Conditions - not calculatva, refer to 200.: 

Calculate (A) through (P) as w/ (A) through (P) application 
1. Project Title-5 wastewater flows: 520.0 gpd (a) Title-5 wastewater flows see 2003 gpd 

Actual wastewater flows: 520.0 (b) Actual wastewater flows see 2003 

Average wastewater flows: 520.0 gpd (a)+(b) .2.= (A) Avg. wastewater flows. aVALUEI gpd (A') 
Place V in 

Yes 

l l 

. 

Place 

applicable box: • Actual water use flows per unit in Bourne 
No 

EI Will the project be connected to sewer? 

0 Is project Title-5 wastewater flow 10,000 gpd or greater ? 

V in applicable box and multiply unsewered wastewater flow by applicable conversion factor: 

El Standard Title-5 System (35-ppm-N) x 0.048359 
. DEP-approved I/A System (25-ppm-N) x 0.034542 

DEP-approved I/A System (19-ppm-N) x 0.026252 
} 

0.048359 

ill DEP-approved Enhanced I/A (12-ppm-N) x 0.016580 

Place V in 

Yes 

IN 

II 

. 

M 

. 

applicable boo: 

No 

Ei 

Standard Title-5 System 

DEP-approved I/A System (commercial) 

DEP-approved I/A System (residential) 

DEP-approved enhanced I/A 

Wastewater nitrogen load (Tdle-5 flows) = 25.15 kg-N/yr (B) kg-N/yr (B') 

Wastewater nitrogen load (Actual flows) = 25.15 kg-N/yr (C) kg-N/yr (C') 

wastewater offsets 

Stormwater Runoff 
Town of Bourne Recharge rate for Bourne (inches; for natural 

areas from Technical Bulletin 91-001): 21 (RECH) 

Project site area: 7.890 acres (O) Project site area: 7.890 acres (3) 

Project site wetland area: 0.000 acres (E) Project site wetland area: 0.000 acres (E) 

Project site upland area: 7.890 acres (F) Project site upland area: 7.890 acres (F) 

Pervious unpaved upland: 5.852 acres (G) Pervious unpaved upland, 7.890 acres (0') 

0 % using LID Paved area: 61,770 s.f. (H) Paved area: s.f. (H') 

Factor may be adjusted for employment of LID —, x 1.4158E-04 

LID = low impact development = 8.7456E+00 kg-N/yr (I) Paving runoff offset: kg-N/yr (I') 

Roof area: 26,985 s.f. (2) Roof area. s.f. (21 

x 7.0792E-05 

= 1.9103 kg-N/yr (K) Roof runoff offset kg-N/yr (K') 

Fertilizer Previous unpaved upland - roof area = 

Managed turf/ lawn area 20,000 s.f. Managed Turf/ lawn area: s.f. 

x 3.4019E-04 

= 6.804 kg-N/yr (L) Fertilizer offset: kg-N/yr (L') 

Total Nitrogen Loao 
Total project nitrogen load (Title-5 flows): 42.61 kg-N/yr (M). (B)+(I)+(K)+(L) Existing nitrogen load (Title-5 flows): 0.00 kg-N/yr (M') 

Total project nitrogen load (Actual flows): 42.61 kg-N/yr (N)= (C)+(I)+(K)+(L) Existing nitrogen load (Actual flows): 0.00 kg-N/yr (N') 



Nitrogen load per acre (Average): 5.40 kg-N/yr/acre (O). (M)+(N) ,2.(D) Nitrogen offset per acre. 0.00 kg-N/yr/acre (O.) 

(P')

(Q') 

(R')

Existing nitrairen loadina canrentrations, Proposed Nitrogen Loading Concentration 
(611 Title-5 

flows 
#VALUE? ppm-N = 

Project nitrogen loading concentration (Title-5 flows): 
1.96 ppm-N (P) 

(0,723.76 + (G)x(RECH).9.7286 + (H).10,594 + (K),0.75 

INI Actual fIVALUEI ppm-N 
flows 

1.96 ppm-N (C1). 
Project nitrogen loading concentration (Actual flows): (b).723.76 + (G)x(RECH).9.7286 + (H),10,594+ (K),0.75 

1.96 ppm-N (R)= (P),-(Q)2 
Project nitrogen loading concentration (Average): 

Average ppm-N 

next page --5 

Resource/ Impact Based Criteria 

Marine Water Recharge Areas / Coastal Embayments 

Yes No 

Megansett / Squeteague Harbors" ? 

comprehensive wastewater management plan 

El II Is the project located in any of the following watersheds: Buttermilk Bay Basins, Phinneys Harbor / Back River / Eel Pond, Pocasset River Basin, Pocasset Harbor / Hen Cove / Red Brook Harbor, 

(If 'No', then go to line 3.) 

Name of Watershed 
(from Regional Policy Plan Data Viewer) Phinnevs/Eel Pond/Back River 

Critical Nitrogen-loading limit" : 0.000 kg-N/year/acre (S) 

. . Does project's nitrogen load (O) exceed the existing load (O') AND the critical nitrogen load (S) ? 

(If 'Nc, then go to line 3.) 

Excess project nitrogen load to be mitigated: 42.61 kg-N/yr (T)= LESSER OF (O)-(S) x(F) AND (O)-(O') x(F) 

** When a nitrogen-loading limit has been determined through either a Total Maximum Daily Load (TMDL), a Massachusetts Estuaries Project-accepted technical report, or specified by a Commission-approved 

pursuant to Objective WR3, or if impaired water quality has been documented for the receiving coastal waters, the nitrogen loading limit shall be 0 kg-N/yr per acre pursuant to Objective WR3. 

Groundwater Quality 

Yes No 

II El Does the project's nitrogen loading concentration in groundwater (R) exceed the greater of 5 ppm or the existing concentration (R') ? 

(If 'Yes', the project will need to provide an alternative strategy for meeting these thresholds by using another worksheet) 

Potential Public Water Supply Areas 

Yes No 

4. El El Is project in a Potential Public Water Supply Area (PPWSA) ? 

(If 'No', then go to line 5.) 

M il Does the project's nitrogen loading concentration (R) exceed the greater of 1 ppm or the existing concentration (R') ? 

(If 'Yes', the project must provide an alternative strategy for meeting Objective WR1) 

. . Does the project use, treat, generate, store or dispose of hazardous materials in excess of the greater of a) household quantities orb) existing quantities ? 

(If 'Yes', the project must provide an alternative strategy for meeting Objective WR1) 

Wellhead Protection Areas 

Yes No 

5. m ci Is project in a Wellhead Protection Area (WHPA) ? 



0 0 

❑ ❑ 

Does the project's nitrogen loading concentration (R) exceed the greater of 5 ppm or the existing concentration (R') ? 

(If 'Yes', the project must provide an alternative strategy for meeting Objective WR1) 

Does the project use, treat, generate, store or dispose of hazardous materials in excess of the greater of a) household quantities orb) existing quantities ? 

(If 'Yes', the project must provide an alternative strategy for meeting Objective WR1) 

Fresh Water Recharge Areas 
Yes No 

6. ❑ ❑x

❑ ❑x

Is project wastewater disposed of within 300 feet of a stream or fresh surface water body? 

(If 'No', then go to line 7.) 

Is the project located in a freshwater recharge area (FVVRA) hydraulically upgradient of a stream or fresh surface water body? 

(If 'Yes', the project must provide an alternative strategy for meeting Objective WR2) 

Other Potential Impacts 
Yes No 

7. 0 0 WO the project withdraw more than 20,000 gallons of water per day ? 

Of 'Yes', then the project must provide documentation demonstrating that there will not be significant impacts to water levels, surface waters and wetlands) 

8. The project must demonstrate compliance with Objective WR4, including use of Low Impact Development to mitigate impacts of stormwater runoff and 0 & M plans for maintaining stormwater infrastructure and landscaping. 
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To: MacArthur Park Place LLC 
100 Independence Drive 
Suite 11 
Hyannis, MA 02601 

Date: July 17, 2025 

Project #: 16737.00 

From: Randall Hart, Principal Re: Proposed Commercial Redevelopment 
Assessment – Major Modification 

Introduction 

On behalf of the Proponent, Vanasse Hangen Brustlin, Inc. (VHB) has prepared a preliminary assessment of the 
proposed redevelopment at 340 MacArthur Blvd in Bourne, Massachusetts. The site was formerly occupied by 
Adventure Isle, an indoor and outdoor Amusement Park, located on an approximately 7.9-acre site. In 2003, the Cape 
Cod Commission issued DRI approval allowing for the construction on an approximately 24,000 square foot building 
to relocate and expand the amusement park use, and to reconfigure the outdoor amusement uses.  As part of the 
2003 DRI decision, substantial payments were made as mitigation for the trips generated to and from the site. The 
amusement park has been closed since approximately 2007, and since then, the site was generally used for storage. 
The current redevelopment proposal includes reusing the existing structure (approximately 24,000 sf) for a small 
countertop tenant, which will provide a small retail area (approximately 4,600 sf), and the remaining area would be 
used for manufacturing countertops. In addition, there is an area in the rear of the site (approximately 102,500 sf), 
formerly occupied by the amusement park outdoor uses, which is intended to be used as bulk storage. This would 
include a combination of storage racks for granite/marble slabs and also space for container storage. It is anticipated 
that approximately 50 container units would be stored on site. This preliminary memorandum, submitted in 
connection with the Proponent’s request for a Major Modification of the 2003 DRI Decision for the proposed 
redevelopment, is focused on the change in potential traffic generation, comparing the proposed redevelopment with 
the approved and mitigated traffic generation associated with the former Amusement Park use. 

Trip Generation 

The rate at which any development generates traffic is dependent upon several factors such as size, location, and the types 
of uses proposed. The current redevelopment proposal includes reusing the existing structure (approximately 24,000 sf) for 
a small countertop tenant, which will provide a small retail area (approximately 4,600 sf), and the remaining area would be 
used for manufacturing countertops. In addition, there is an area in the rear of the site (approximately 102,500 sf), formerly 
used for outdoor amusement uses, which is intended to be used as bulk storage. This would include a combination of 
storage racks for granite/marble slabs and also space for container storage. It is anticipated that approximately 50 container 
units would be stored on site.  

Trip generation estimates for the redevelopment project were projected using trip generation rates published by the 
Institute of Transportation Engineers (ITE) Trip Generation, 11th Edition.1 The number of vehicle-trips generated by the 
retail/manufacturing/bulk storage were estimated based on ITE Land Use Code (LUC) 822 Strip Retail, (LUC) 140 
Manufacturing, and (LUC )150 Warehouse. While there is no ITE land use code that is an exact fit for the proposed use, 

1  Trip Generation, 11th Edition, Institute of Transportation Engineers, Washington D.C., 2021. 
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the land use codes used for this assessment should provide a reasonable, and likely conservative, estimate of potential 
future traffic. The estimated trip generation for the redevelopment is demonstrated in Table 1. 

Table 1 Trip Generation Summary 

 

Retail  
Development 
Vehicle Trips a 

Manufacturing 
Development  
Vehicle Trips b 

Warehouse  
Development 
Vehicle Trips c Total 

Weekday Morning Peak Hour     
Enter 18 29 26 73 
Exit 18 11 14 43 
Total 36 40 40 116 

Weekday Evening Peak Hour     
Enter 34 14 9 57 
Exit 29 20 27 76 
Total 63 34 36 133 

Saturday Midday Peak Hour     
Enter 16 2 3 21 
Exit 15 2 2 19 
Total 31 4 5 40 
a Trip Generation estimate based ITE LUC 822 (strip retail) for increase from 4,600 sf. 
b Trip Generation estimate based ITE LUC 140 (manufacturing) for 19,700 sf. 
c Trip Generation estimate based ITE LUC 150 (warehouse) for increase from 72,704 sf. 

 
 

As shown in Table 1, the redevelopment is expected to generate approximately 116trips (73 entering/43 exiting) 
during the weekday morning peak hour, 133 trips (57 entering/ 76 exiting) during the evening peak hour, and 40 trips 
(21entering/ 19 exiting) during the Saturday midday peak hour.  This should be considered a conservative estimate of 
redevelopment traffic generation as strip retail and warehousing were used to estimate traffic generation for the 
countertop and likely overstates potential future traffic. 

 

VHB has reviewed the Traffic Impact Assessment for Proposed Adventure Isle Renovations, prepared by Vanasse & 
Associated, Inc dated October 2002.  The TIA was prepared to assess the traffic impacts of a renovation that included 
consolidation of activities on site to include the addition of a roller rink and ancillary uses such as snack bar, video 
game room and function rooms (for birthday parties, etc).  As demonstrated in Figure 7 (Site Generated Traffic), the 
site was estimated to generate approximately 207 trips during the weekday evening peak hour, and approximately 
237 trips during the Saturday midday peak hour.  The TIA did not look at the weekday morning peak hour. And, as 
part of the 2003 DRI decision, financial mitigation has been paid to off-set this traffic generation at this site.  As 
demonstrated in Table 1 above, the proposed redevelopment will result in less traffic during the peak hours than what 
was previously approved at the site, with 74 fewer vehicle trips during the weekday evening peak hour and 197 fewer 
trips during the weekday evening peak hour period. 
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Site Access  

MacArthur Blvd is a separated 4-lane roadway in the vicinity of the site with northbound and southbound lanes 
separated by a heavily landscaped median.  The site is currently accessed by a right-in-right-out driveway to 
southbound lanes of MacArthur Blvd via a deceleration/acceleration lane.  There is currently a separate 
deceleration/acceleration lane that departs the MacArthur Blvd three hundred feet to the north of the site driveway 
and reconnects to MacArthur Blvd approximately 1,000 feet to the south.  The deceleration/acceleration lane provides 
access to the site, Clay Pond Road and several businesses in this area.  Under the proposed redevelopment plan 
access will remain unchanged.  The deceleration/acceleration lane will also enable safe ingress/egress for larger 
vehicles accessing the property, including trucks. 
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Attachments 
› Trip Generation Worksheets 
› TIA for 340 MacArthur Blvd 
› Redevelopment Site Plan 

 

 
 



 
ITE TRIP GENERATION  WORKSHEET
(11th Edition, Updated 2021)

LANDUSE: Manufacturing
LANDUSE CODE: 140 Independent Variable --- 1,000 Sq. Feet Gross Floor Area

LOCATION: General Urban / Suburban
JOB NAME: FLOOR AREA (KSF): 19.7

JOB NUMBER:

RATES: Total Trip Ends Independent Variable Range
# Studies R^2 Average Low High Average Low High Enter Exit

DAILY 53 0.68 4.75 0.83 49.50 208 1 2,022 50% 50%
AM PEAK OF GENERATOR 62 0.79 0.80 0.17 11.93 178 1 2,022 73% 27%
PM PEAK OF GENERATOR 62 0.76 0.80 0.15 11.37 180 1 2,022 42% 58%
AM PEAK (ADJACENT ST) 48 0.62 0.68 0.01 11.93 138 1 1,065 76% 24%
PM PEAK (ADJACENT ST) 55 0.64 0.74 0.07 11.37 142 1 1,100 31% 69%

TRIPS: BY AVERAGE BY REGRESSION
Total Enter Exit Total Enter Exit

DAILY 94 47 47 276 138 138
AM PEAK OF GENERATOR 16 12 4 40 29 11
PM PEAK OF GENERATOR 16 7 9 34 14 20
AM PEAK (ADJACENT ST) 13 10 3 22 16 5
PM PEAK (ADJACENT ST) 15 5 10 0 0 0

RATES: Total Trip Ends Independent Variable Range
# Studies R^2 Average Low High Average Low High Enter Exit

DAILY 5 -- 1.49 0.70 6.42 385 106 611 50% 50%
PEAK OF GENERATOR 5 -- 0.18 0.08 0.94 385 106 611 52% 48%

TRIPS: BY AVERAGE BY REGRESSION
Total Enter Exit Total Enter Exit

DAILY 29 15 15 -- -- --
PEAK OF GENERATOR 4 2 2 -- -- --

RATES: Total Trip Ends Independent Variable Range
# Studies R^2 Average Low High Average Low High Enter Exit

DAILY 5 -- 0.99 0.52 5.09 385 106 611 50% 50%
PEAK OF GENERATOR 5 -- 0.15 0.07 0.75 385 106 611 50% 50%

TRIPS: BY AVERAGE BY REGRESSION
Total Enter Exit Total Enter Exit

DAILY 20 10 10 -- -- --
PEAK OF GENERATOR 3 1 1 -- -- --

Distribution Not 
Available

Directional 
Distribution

Directional 
Distribution

Directional 
Distribution

WEEKDAY

SATURDAY

SUNDAY

Distribution Not 
Available

\\gbldata\projects\Wat-TS\16737.00\05_Work\MA_TPO\Technical\Copy of Ite140_ksf_11th Manufacturing140, Manufacturing 5/28/2025



 
ITE TRIP GENERATION  WORKSHEET
(11th Edition, Updated 2021)

LANDUSE: Strip Retail Plaza (<40k)
LANDUSE CODE: 822 Independent Variable ---

SETTING/LOCATION: General Urban/Suburban 
JOB NAME: FLOOR AREA (KSF): 4.700

JOB NUMBER:

RATES: Total Trip Ends Independent Variable Range
# Studies R^2 Average Low High Average Low High Enter Exit

DAILY 4 0.96 54.45 47.86 65.07 19 9 35 50% 50%
AM PEAK OF GENERATOR 6 -- 7.60 2.40 21.30 16 8 24 50% 50%
PM PEAK OF GENERATOR 5 -- 13.24 6.27 24.11 16 8 24 54% 46%
AM PEAK (ADJACENT ST) 5 0.57 2.36 1.60 3.73 18 9 35 60% 40%
PM PEAK (ADJACENT ST) 25 0.56 6.59 2.81 15.20 21 3 39 50% 50%

TRIPS: BY AVERAGE BY REGRESSION
Total Enter Exit Total Enter Exit

DAILY 256 128 128 430 215 215
AM PEAK OF GENERATOR 36 18 18 -- -- --
PM PEAK OF GENERATOR 62 34 29 -- -- --
AM PEAK (ADJACENT ST) 11 7 4 17 10 7
PM PEAK (ADJACENT ST) 32 16 16 46 23 23

RATES: Total Trip Ends Independent Variable Range
# Studies R^2 Average Low High Average Low High Enter Exit

DAILY -- -- -- -- -- -- -- -- -- --
PEAK OF GENERATOR 12 -- 6.57 1.88 14.23 27 8 39 51% 49%

TRIPS: BY AVERAGE BY REGRESSION
Total Enter Exit Total Enter Exit

DAILY -- -- -- -- -- --
PEAK OF GENERATOR 31 16 15 -- -- --

RATES: Total Trip Ends Independent Variable Range
# Studies R^2 Average Low High Average Low High Enter Exit

DAILY -- -- -- -- -- -- -- -- -- --
PEAK OF GENERATOR -- -- -- -- -- -- -- -- -- --

TRIPS: BY AVERAGE BY REGRESSION
Total Enter Exit Total Enter Exit

DAILY -- -- -- -- -- --
PEAK OF GENERATOR -- -- -- -- -- --

Directional 
Distribution

Directional 
Distribution

Directional 
Distribution

WEEKDAY

SATURDAY

SUNDAY



 
ITE TRIP GENERATION  WORKSHEET
(11th Edition, Updated 2021)

LANDUSE: Warehousing
LANDUSE CODE: 150 Independent Variable --- 1,000 Sq. Feet Gross Floor Area

LOCATION: General Urban / Suburban
JOB NAME: FLOOR AREA (KSF): 102.5

JOB NUMBER:

RATES: Total Trip Ends Independent Variable Range
# Studies R^2 Average Low High Average Low High Enter Exit

DAILY 31 0.92 1.71 0.15 16.93 292 4 3,300 50% 50%

AM PEAK OF GENERATOR 25 0.85 0.21 0.02 2.08 284 4 3,300 66% 34%
PM PEAK OF GENERATOR 27 0.90 0.23 0.02 1.80 284 4 3,300 24% 76%
AM PEAK (ADJACENT ST) 36 0.69 0.17 0.02 1.93 448 4 3,300 77% 23%
PM PEAK (ADJACENT ST) 49 0.65 0.18 0.01 1.80 400 4 3,300 28% 72%

TRIPS: BY AVERAGE BY REGRESSION
Total Enter Exit Total Enter Exit

DAILY 175 88 88 200 100 100
AM PEAK OF GENERATOR 22 14 7 40 26 14
PM PEAK OF GENERATOR 24 6 18 36 9 27
AM PEAK (ADJACENT ST) 17 13 4 36 28 8
PM PEAK (ADJACENT ST) 18 5 13 39 11 28

RATES: Total Trip Ends Independent Variable Range
# Studies R^2 Average Low High Average Low High Enter Exit

DAILY 3 -- 0.15 0.01 1.58 226 56 420 50% 50%
PEAK OF GENERATOR 2 -- 0.05 0.01 0.22 129 56 201 64% 36%

TRIPS: BY AVERAGE BY REGRESSION
Total Enter Exit Total Enter Exit

DAILY 15 8 8 N/A N/A N/A
PEAK OF GENERATOR 5 3 2 N/A N/A N/A

RATES: Total Trip Ends Independent Variable Range
# Studies R^2 Average Low High Average Low High Enter Exit

DAILY 3 -- 0.06 0.03 0.32 226 56 420 50% 50%
PEAK OF GENERATOR 2 -- 0.04 0.02 0.11 129 56 201 52% 48%

TRIPS: BY AVERAGE BY REGRESSION
Total Enter Exit Total Enter Exit

DAILY 6 3 3 N/A N/A N/A
PEAK OF GENERATOR 4 2 2 N/A N/A N/A

Directional 
Distribution

WEEKDAY
Directional 
Distribution

SATURDAY
Directional 
Distribution

SUNDAY
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Certification:

REFERENCE MAPS:
1. PLAN BOOK / PAGE: 169 / 43, 198 / 35, 257 / 59, 263 / 49, 317 / 7, 433 /

60, 441 / 1, 450 / 3
2. "GREYWATER SEWAGE DISPOSAL SYSTEM DESIGN, ADVENTURE

ISLE", PREPARED BY WARWICK & ASSOCIATES, INC., NORTH
FALMOUTH MA, DATED REVISED TO 12/08/2003.

GENERAL NOTES:

1. ONLY SURVEY MAPS WITH THE SURVEYOR'S SIGNED SEAL ARE
GENUINE TRUE AND CORRECT COPIES OF THE SURVEYOR'S
ORIGINAL WORK AND OPINION.

2. THE CERTIFICATIONS HEREON ARE NOT TRANSFERABLE.
3. THE LOCATIONS OF UNDERGROUND IMPROVEMENTS OR

ENCROACHMENTS ARE NOT ALWAYS KNOWN AND OFTEN MUST BE
ESTIMATED. IF ANY UNDERGROUND IMPROVEMENTS OR
ENCROACHMENTS EXIST OR ARE SHOWN, THE IMPROVEMENTS OR
ENCROACHMENTS ARE NOT COVERED BY THIS CERTIFICATE.

4. THE TYPE OF MAP PERFORMED IS A BOUNDARY SURVEY. THE
BOUNDARY LINES AS DEPICTED ARE THE RESULT OF AN ACCURATE
LAND SURVEY AND ARE DEPICTED FROM RECORD MAPS AND
DEEDS.

5. PARCEL IS NOT WITHIN A FEMA FLOOD HAZARD ZONE.
6. ELEVATIONS DEPICTED HEREON ARE BASED ON NAVD88 DATUM.
7. SOUTHEASTERN PORTION OF SITE SURVEYED 2025; REMAINDER OF

SITE FROM RECORD SITE PLANS FROM 2003 ON FILE WITH CCC.
8. LIGHTING FIXTURES SHOWN AS PROPOSED ON 2003 PLANS. NOT

ALL FIXTURES SHOWN MAY BE PRESENT OR OPERABLE. 2003
PHOTOMETRIC PLAN SHOWS ILLUMINATION LEVELS OF 0.0
FOOTCANDLES AT PROPERTY LINES.

DIMENSIONAL REQUIREMENTS ZONE B-4
REQUIRED EXISTING PROPOSED

MIN AREA 40,000 SF 343,882 SF 343,882 SF

MIN FRONTAGE 150 LF 550 LF 550 LF

MIN FRONT SETBACK1 50 LF 81.3 LF 81.3 LF

MIN SIDE SETBACK (N) 30 LF 195.4 LF 195.4 LF

MIN SIDE SETBACK (S) 30 LF 140.5 LF 31.0 LF

MIN REAR SETBACK 30 LF 51.6 LF 36.9 LF

MAX LOT COVERAGE 25 % 7.1 % 7.1 %

MIN OPEN SPACE 40 % 74.7 % 62.1 %

1. §2.2500 INCREASE TO 50 FEET FOR LOTS ABUTTING MACARTHUR BLVD

520 GPD1,569.35 GPD

OFFICE - 2,160 S.F. @ 75 GPD/1,000 S.F. = 162 GPD; USE 200 GPD MIN.
RETAIL - 2,800 SF @ 50 GPD/1000 SF = 140 GPD; USE 200 GPD MIN. 

TOILETS - SEE PLAN REF. #2
REDUCED BY USE OF COMPOSTING
600 PERSONS + 40 SEATS
#ATTENDEES + RESTAURANT SEATS

BASIS

EXISTING (APPROVED) DAILY FLOW: PROPOSED DAILY FLOW:

TITLE 5 REQUIREMENTS:

47 > 5;  47 SPACESTOTAL REQUIRED PARKING:
TOTAL PROPOSED PARKING: 56 SPACES INCLUDING 3 ACCESSIBLE

- 1,049.35 GPD

NET CHANGE

WAREHOUSE - 15 GPD/PERSON
8 EMPLOYEES MAX. SHIFT = 120 GPD

BASIS

©  COPYRIGHT STRONG TREE ENGINEERING 2025, ALL RIGHTS RESERVED.

REQUIREMENTS:
WAREHOUSE USE:

PARKING REQUIREMENTS:

8 EMPLOYEES / 1.25 = 6.4; 6 SPACESEMPLOYEES:1 SPACE PER 1 1/4 EMPLOYEES MAX. SHIFT
NOT LESS THAN:
1 SPACE PER 1,000 S.F. STORAGE
1 SPACE PER 500 S.F. PRODUCTION
1 SPACE PER 180 S.F. OFFICE

19,759 S.F./500 S.F.    = 39 SPACESPRODUCTION:
360 S.F./180 S.F.         = 2 SPACESOFFICE:

TOTALS: 26,629 S.F.                             47 SPACES

PROPOSED USE:

PROPERTY OR ROW
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SYMBOL SIZE MAY VARY IN DRAWING.

7 EXISTING PARKING SPACE COUNT

PROPOSED PARKING SPACE COUNT23

 EDGE OF LANDSCAPED AREA

TP
TEST PIT

1.96 ppm3.3 ppm

BASIS

PRE-EXISTING LOADING: PROPOSED NITROGEN LOADING:

NITROGEN LOADING

- 1.34 ppm

NET CHANGE

BASIS

NITROGEN LOADING CALCULATIONS
FOR EXISTING CONDITIONS,
PREPARED BY BENNETT & O'REILLY
(2003)

CAPE COD COMMISSION
METHODOLOGY IN TB 91-001
SANITARY CONNECTED TO EXIST
SEPTIC SYSTEM.

ALL EXISTING AND TO REMAIN UNLESS NOTED.

16'/19' HIGH AREA LIGHT, SINGLE 100W MH

16'/19' HIGH AREA LIGHT, DOUBLE 100W MH

BUILDING MOUNTED AREA LIGHT, 100W MH

REGRADE BASIN
AS SHOWN; RESET DRYWELL

RIMS TO EL. 101.7±

04/22/26 JDO JJL CALL OUT REMAINING PARKING

REHABILITATE EXISTING
PEDESTRIAN BRIDGE IF

ABUTTER AGREES TO ALLOW
ACCESS; OTHERWISE REMOVE

06/04/26 JDO JJL PEDESTRIAN BRIDGE NOTE UPDATE
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HELIOS LAND DESIGN
P.O. Box 100, Brewster, MA 02631
www.helioslanddesign.com
508.237.9000

LANDSCAPE DESIGN CONSULTANT:

General Notes
1. PLANTING  NOTES: 

1. Trees and shrubs shall be 
uniform, full and bushy, and 
well branched specimen 
plants.    All plants to be 
approved by the Landscape 
Designer. 
2. Plants shall be balled and 
burlapped or container grown. 
3. Plants to conform to the 
requirements established in 
the 'American Standards For    
Nursery Stock', latest edition.
4. Plant beds to receive 3-inch 
minimum depth of shredded 
bark mulch.    Contractor to 
submit bark samples for 
approval. 
5. Edge of plant beds shall be 
a maximum of 12-inches from 
edge of plant material. 
6. Plant materials shall be 
guaranteed for 1-year after 
installation.
7. Plant materials to be field 
located and approved by the 
Landscape Designer. 
8. Planting beds at perennial 
locations to have a 6-inch 
minimum depth of loam.    
Loam at trees, shrubs, and 
ornamental grass locations to 
be depth of root ball. 
9. Maintained turf areas 
delineated on plans shall have 
a miminum 4-6-inch depth of 
loam and be seeded with 
approved seed mix, unles sod 
is otherwise specified.  Seed 
all disturbed areas not noted to 
receive other treatment. 
10.Plant substitutions allowed 
based on best availability of 
nursery stock, with all 
substitutions to be approved 
by the Landscape Designer. 
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General Notes
1. SEED MIX  NOTES: 

NATURALIZATION AREAS - Recommended seed mix options 
(final choice TBD by owner)  for the reclaimed track area and drier, 
less visible, low-maintenance areas of the site are:

A. New England Conservation/Wildlife Mix (New England Wetland 
Plants), composed of: Virginia Wild Rye (Elymus virginicus), Little 
Bluestem (Schizachyrium scoparium), Big Bluestem (Andropogon 
gerardii), Red Fescue (Festuca rubra), Switch Grass (Panicum 
virgatum), Partridge Pea (Chamaecrista fasciculata), Panicledleaf Tick 
Trefoil (Desmodium paniculatum), Indian Grass (Sorghastrum 
nutans), Blue Vervain (Verbena hastata), Butterfly Milkweed 
(Asclepias tuberosa), Black Eyed Susan (Rudbeckia hirta), Common 
Sneezeweed (Helenium autunale), Heath Aster 
(Asterpilosus/Symphyotrichum 
pilosum), Early Goldenrod (Solidago juncea), Upland Bentgrass 
(Agrostis perennans); or,

B. New England Native Warm Season Grass Mix (New England 
Wetland Plants), composed of: Little Bluestem (Schizachyrium 
scoparium), Big Bluestem (Andropogon gerardii), Virginia Wild Rye 
(Elymus virginicus), Indian Grass (Sorghastrum nutans), Red Fescue 
(Festuca rubra), Switch Grass (Panicum virgatum).

STORMWATER DETENTION AREAS -
Proposed stormwater detention area(s) will be seeded with an 
appropriate seed mix such as New England Erosion 
Control/Restoration Mix For Detention Basins and Moist Sites (New 
England Wetland Plants) [or equivalent] composed of: Riverbank 
Wild Rye (Elymus riparius), Creeping Red Fescue (Festuca rubra), 
Little Bluestem (Schizachyrium scoparium), Big Bluestem 
(Andropogon gerardii), Switch Grass (Panicum virgatum), Upland 
Bentgrass (Agrostis perennans), Nodding Bur Marigold (Bidens 
cernua), Hollow-Stem Joe Pye Weed (Eupatorium 
fistulosum/Eutrochium  fistulosum), New England Aster (Aster 
novae-angliae), Boneset (Eupatorium perfoliatum), Blue Vervain 
(Verbena hastata), Soft Rush (Juncus effusus), Wool Grass (Scirpus 
cyperinus).

MAINTAINED TURF AREAS - The recommended seed mix for 
maintained turf areas is low-maintenance LESCO All Pro Team Mates 
Plus (or equivalent). Team Mates Plus Mixture will provide a durable, 
traffic tolerant turf that will withstand heat, drought and low 
maintenance. The addition of turf-type perennial ryegrass will aid in 
quick establishment and recovery. Suitable for sun and partial shade 
conditions, athletic fields, parks, lawns, roadsides and utility areas

All landscaped areas and plant quantities on the plan meet are native 
and/or naturalized plants suitsble for site conditions, as well as 
ecological and aesthetic project interests, as well as Town of Bourne 
Zoning requirements, except where waivers are proposed due to 
spatial considerations and/or the presence of existing plants, and are 
detailed in the table provided on Sheet L-3.01.

11-20-25
ADDRESS CAPE COD 
COMMISSION DRI APPLICATION 
COMMENTS

JT

12-18-25
ADDRESS CAPE COD COMMISSION DRI 
APPLICATION COMMENTS FROM 12-4-25 
MEETING

JT

PLANT LIST
ID QTY SIZE COMMON  NAME BOTANICAL NAME

Aucon 7 3 gal. Low Scape™ Mound Chokeberry Aronia melanocarpa 'UCONNAM165'
BN'h'- 2 3" cal. Heritage River Birch  (R) Betula nigra 'Heritage'
Cac 10 5 gal. Vanilla Spice® Summersweet Clethra alnifolia 'Caleb' USPP 21589
CB'f' 4 3" cal. Pyramidal European Hornbeam Carpinus betulus 'Fastigiata'
Ccal 10 3 gal. Vanilla Spice® Summersweet Clethra alnifolia 'Caleb' USPP 21589
CK'pf'- 1 2" cal. Pink Flame Japanese Dogwood Cornus kousa 'Pink Flame'
CP"WK" 9 2" cal. Winter King Hawthorn Crataegus viridis 'Winter King'
HHid 7 3 gal. Hidcote St. John's Wort Hypericum x 'Hidcote'
Hjan 3 3 gal. Little Lime® Hardy Hydrangea Hydrangea paniculata 'Jane' USPP 22330
HM'b' 4 5 gal. Endless Summer® Hydrangea Hydrangea macrophylla 'Bailmer' P.P. 15298
HM'cl' 3 3 gal. Cityline® Paris Bigleaf Hydrangea Hydrangea macrophylla 'Paris Rapa' P.P. #10,906
HM'nb' 21 3 gal. Nikko Blue Hydrangea Hydrangea macrophylla 'Nikko Blue'
HM'ss' 4 3 gal. Seaside Serenade Martha's Vineyard Hydrangea Hydrangea macrophylla 'Seaside Serenade'
HM'sskh' 3 3 gal. Seaside Serenade Kitty Hawk Hydrangea Hydrangea macrophylla 'Seaside Serenade Kitty Hawk'
HM'ssmv' 5 3 gal. Seaside Serenade Martha's Vineyard Hydrangea Hydrangea macrophylla 'Seaside Serenade'
HP'll' 3 5 gal. Limelight Hardy Hydrangea Hydrangea paniculata 'Limelight' P.P. #12,874, C.B.R. #2,319
HS'ard' 2 10 gal. Ardens Rose Of Sharon Hibiscus syriacus 'Ardens'
HS'bb' 2 3 gal. Bluebird Lacecap Hydrangea Hydrangea serrata 'Bluebird'
HS'bri' 1 2" cal. Blushing Bride Rose Of Sharon Hibiscus syriacus 'Blushing Bride'
HS'h' 4 10 gal Helene Rose Of Sharon Hibiscus syriacus 'Helene'
IC'H' 23 3 gal. Heller's Japanese Holly Ilex crenata 'Helleri'
Ilxme 3 3 gal. Hachfee holly Ilex x meserveae 'Hachfee'
IV'lh' 10 3 gal. Little Henry Sweetspire Itea virginica 'Little Henry'
IV's' 11 5 gal. Sparkleberry Winterberry Ilex verticillata 'Sparkleberry'

Ix"NRS' 16 5 gal. Nellie R. Stevens Holly Ilex x 'Nellie R. Stevens'
IxM'BP" 1 3 gal. Berri-Magic® Royalty Holly Combination Ilex x meserveae 'Blue Prince' & 'Blue Princess'
MP 5 5 gal. Northern Bayberry Myrica Pennsylvanica
PS'k' 2 2.5" cal. Kwanzan Flowering Cherry Prunus serrulata 'Kwanzan' (P. s. 'Kwansan')
QR 1 3" cal. Northern Red Oak Quercus rubra

R'Apricot Drift' 3 2 gal. Apricot Drift Groundcover Rose Rosa x 'Meimirrot'
R'at' 3 5 gal. Rhododendron 'autumn twist' Rhododendron 'Autumn Twist'

R'Bonica' 18 3 gal. Bonica(Tm)  Rose Rosa x 'Meidomonac' P.P.# 5105
Rosa'ad' 5 1 gal. Apricot Drift Groundcover Rose Rosa x 'Meimirrot'
Rx'dsg' 6 2 gal. Double Shot Grape Azalea Rhododendron x 'Doube Shot Grape'
SJ'bm' 5 3 gal Berri-Magic® Japanese Skimmia Skimmia japonica (Male & Female)
Sweet Gum 1 3" cal. American Sweetgum Liquidambar styraciflua
Tgre 3 5 gal. Green Giant Arborvitae Thuja x plicata 'Green Giant'
TO'eg' 7 3 gal Emerald Arborvitae Thuja occidentalis 'Emerald' (T.o. 'Smaragd')
VP'ss' 3 5 gal. Summer Snowflake Viburnum Viburnum plicatum f. tomentosum 'Summer Snowflake'
VPT 10 5 gal. Popcorn Viburnum Viburnum plicatum f. plicatum 'Popcorn'
ZS'gv' 5 3" cal. Green Vase Zelkova (R) Zelkova serrata 'Green Vase'

5-6-26
ADDRESS CAPE COD COMMISSION DRI 
APPLICATION COMMENTS FROM 2026 
MEETINGS AND CORRESPONDENCE

JT

KEY TO LANDSCAPE AREA SYMBOLS

PARKING AREA

STORAGE AREA

NATURALIZATION AREA
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KEY TO LANDSCAPE AREA SYMBOLS

PARKING AREA

STORAGE AREA

NATURALIZATION AREA

CATEGORY CALCULATION PLANTS REQUIRED PLANTS PROVIDED

550 L.F./30=       19 
trees 19 trees 19 trees (including 3 existing cedars planted previously)

550/3=183 shrubs 183 shrubs 183 shrubs

110/30=4 trees 
(south) 4 trees 4

110/3=37 shrubs 
(south) 37 shrubs Waiver sought due to constrained space and low 

visibility
90/30=3 trees 

(north) 3 trees 4 trees

90/3=30 shrubs 
(north) 30 shrubs 52 (evergreen hedge and planting island)

NOTE: LANDSCAPE AREA REQUIRED 
(2% OF TOTAL 19,945 S.F.PARKING AREA IS 
REQUIRED LANDSCAPING)

.02 x 19,945 S.F.= 
399 S.F. landscaped 

area
399 S.F. (2%) 631 (3%)

Plants Required = 1 Tree + 4 Shrubs/1500 
s.f. of Parking,

19,945 S.F./1500 = 
13 trees & 52 shrubs see below See breakdown below

Trees 13

8 new Hawthorne in islands plus previously planted 
trees along southern boundary of parking; waiver sought 

for 5 trees due to spatial constraints and low visibility 
and additional trees and shrubs planted to north. Native 

seed mix adjacent to parking.

Shrubs 52
Waiver sought due to spatial constraints and low 

visibility and additional trees and shrubs planted to 
north, Native seed mix in detention basins.

CATEGORY AREA (S.F.)
LANDSCAPED AREA
[TURF AND PLANTING BEDS]
(23% of total site)

77743

NATURALIZATION AREA SEED MIX   
(32% of total site) 109640

OUTSIDE PRODUCTS STORAGE 
AREA (29% 
of total site)

101494

Storage within impervious parking lot
Storage on pervious landscape areas adjacent to 

parking
PARKING AREA
(5% of total site) 19945

DRIVEWAY
(2% of total site) 6900

BUILDING AREA
(8% of total site) 24452

WALKWAYS
(1% of total site) 3708

TOTAL 343882

Parking Area not incuding driveway entry

Footprint

Driveway not incuding parking area

Walks, patio, landings, etc.

TOTAL LOT AREA

LANDSCAPE & PLANTING REQUIREMENTS AND CALCULATIONS

30,272 s.f. (9% of total site) 

71,222 (20% of total site)

GENERAL LAND USE CATEGORY CALCULATIONS
NOTES

Low maintenance, drought and traffic tolerant turf seed mix (see Seed Mix Notes) 
where shown; see Sheet L3.01 for detailed Landscape Planting Plan

Native conservation/restoration seed mix within reclaimed track area, adjacent to 
parking, and on north, west and south parcel boundaries to maximize conservation 

value (see Seed Mix Notes)

Total outside storage area where indicated on plan.  Areas closest to building will 
have accessible product samples on vertical wood palettes.  Racks of stone slabs, 

storage containers, concrete barriers will be placed throughout exterior storage area.  
Typical layout shown on plans.                                                   (see below for 

relative % of lot coverage for pervious versus impervious areas)

PARKING AREA PLANTINGS:

SIDELINE PLANTINGS:

STREET (FRONTAGE) PLANTINGS:
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​TO:​ ​Cape Cod Commission​

​RE:​ ​Landscape Plan (Revision 4) Narrative for Proposed Site Redevelopment​

​DATE:​ ​May 7, 2026​

​ADDRESS:​ ​340 MacArthur Boulevard, Bourne MA​

​Dear Cape Cod Commission,​

​We are pleased to submit this brief description of the most recent revisions (Revision #4) to the​
​proposed landscape plans for 340 MacArthur Blvd., Bourne MA as part of the property owner’s​
​DRI Modification application package for the proposed reuse of the subject property.​

​As noted in the original application, the proposed landscape design builds upon and advances​
​the concepts illustrated in the “Adventure Isle Landscape Plan”, prepared by Davis & Davis Inc.,​
​dated 9-12-03 and approved by the Cape Cod Commission as part of the original DRI permit for​
​this property. The current landscape plans, “Landscape Planting Plan”, Sheet L-3.01 and​
​“Landscape Plan and Front Elevation”, Sheet L-7.01, and “Landscape Elevations”, Sheet L7.02,​
​prepared by Strong Tree Engineering, incorporate ecological, aesthetic and permitting​
​considerations. Specified plants have been chosen for their diversity, ecological sustainability,​
​aesthetic interest, scale, screening capacity and viability appropriate to this exposed roadside​
​property.​

​Based on feedback received during our design review team meetings with Cape Cod​
​Commission regulatory and planning staff and subsequent follow-up consultation, the following​
​revisions have been made to the previous draft of the landscape plans (dated June 24, 2025​
​[revision 3-dated 12-18-25]) for 340 MacArthur Boulevard Bourne:​

​1.​ ​Plant Substitution – in response to comments and concerns regarding non-native and/or​
​invasive plants, we have revised the plans to specify Hawthorne in place of Callery Pear,​
​Nellie R. Stevens holly in place of Common Privet and Winterberry Holly in place of​
​Japanese Pine.​

​2.​ ​Delineation and Quantification of Landscape Use Areas – in response to a request for​
​clearer description of various landscape areas, we have provided clear delineation and​
​calculations for the following:​

​www.strongtree.engineering​ ​(774) 559-3942​

http://www.strongtree.engineering/


​a.​ ​Parking (only): 19,945 s.f.​

​b.​ ​Landscaping (Turf and Planting Beds): 77,743 s.f. (23% of total site)​

​c.​ ​Naturalization Area: 109,640 s.f. (32% of total site)​

​d.​ ​Storage Area: 101,494 s.f. (29% of total site). Breakdown is provided below:​

​i.​ ​Storage on Impervious Asphalt Area: This is for products on display in​
​open vertical wood racks near building = 30,272 s.f. (9% of total site)​

​ii.​ ​Storage on Pervious Areas Adjacent to Asphalt: This includes open racks​
​with products for viewing and enclosed metal storage containers on the​
​north half of the parking area, with the southern half being used for​
​parking and future storage = 71,222 s.f.(20% of total site)​

​These landscape area calculations are included in the revised table on Sheet L7.01 along with​
​additional details.​

​The following additional changes have been made to the drawings:​

​●​ ​Additional notes to provide clarity​

​●​ ​The Plant List has been updated in accordance with the noted changes​

​●​ ​Amount of turf area has been reduced and replaced with the specified seed mix for​
​naturalized restoration areas​

​●​ ​Conceptual layout of storage container and protective traffic barriers are shown (layout​
​and quantity may change but will be effectively screened from the street by plantings and​
​building)​

​●​ ​Revisions to table organization and layout​

​●​ ​Graphic improvements​

​We hope these changes adequately address the input and direction we received and welcome​
​any additional questions or comments as we strive to complete the drawings to the​
​Commission's satisfaction.​

​Sincerely,​

​Strong Tree Engineering​
​www.strongtree.engineering​
​Ph: (774) 559-3942​

​2​

http://www.strongtree.engineering/
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May 4, 2026

By Email

Jordan Velozo, Esq.,

Cape Cod Commission

3225 Main Street

Barnstable, MA 02630

Re: 340 MacArthur Boulevard, Bourne – Major Modification Request

Dear Jordan,

Thank you very much for your recent communications with me regarding the above-

referenced modification request pending Cape Cod Commission (CCC) review. As

discussed, I wanted to update you on a couple of the outstanding items and formalize the

open space proposal in hope that we can move this toward a public hearing.

Updated Landscape Plan

In accordance with our Zoom meeting on March 25, 2026, and follow-up

communications directly between the project architect and CCC Sta , our landscape

architect is in the process of updating the planting plans to a more native plant list and to

provide the detail that was requested as to the proposed outdoor storage areas. I anticipate

submitting those plans to you very shortly, understanding that they are needed to schedule

the public hearing.

Open Space Proposal

As outlined in the application materials submitted, the 2003 DRI Decision (the 
“Decision”) conditioned the approved development on providing 2.77 acres of on-site 

Eliza Z. Cox

508.255.2133 ext. 122

ecox@latanzi.com
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open space mitigation to be deed restricted. See Condition NR1 of the Decision which 
requires placing a deed restriction (to be pre-approved by CCC staff) on the open space 
mitigation land. Ultimately, the recorded deed restriction references a recorded plan 
which purports to show the areas subject to the deed restriction. However, the plan 
referenced in the deed restriction does not show any deed restricted land. (See condition 5 
of the application materials.) Accordingly, the now 22-year old recorded deed restriction is 
ineffective and likely unenforceable.  

Looking back at the plans submitted to the CCC during the 2003 review process, 
which pre-dates my client’s involvement on this property, it appears that the deed
restriction was intended to restrict fragmented portions of the property along the 
perimeters and dispersed within the site, including within the former go-cart track. As 
such, from the start, the quality of the proposed open space was very poor. And, frankly, 
had the project been reviewed under a more recent RPP, it seems unlikely that any open 
space would have been required since the amusement expansion project appeared to 
have been largely proposed on already disturbed portions of the site.  

Considering the above, we suggest that it is both appropriate and beneficial for the

proposedmodification to utilize o -site land to meet the open space requirements.

Recognizing that the CCC Technical Bulletin reflects a preference for mitigation in the same

land as the project is proposed, my client initially investigated current listings in Bourne,

but was unable to find anything on the real estate market that was available and feasible

for purchase for open space land in Bourne, nor does my client have any holdings in Bourne

that are appropriate for open space restrictions. However, through another entity, my client

owns a parcel in the neighboring Town of Sandwich which is suitable for open space

purposes.

Accordingly, my client is proposing to restrict an approximately 2.00-acre parcel of 
land in Sandwich, shown as “Parcel 3” on the plan recorded at the Registry in Plan Book
688, Page 94 (the “Plan,” a copy of which is attached as Exhibit A) to satisfy the 
modification’s open space proposal. It is acknowledged that Parcel 3 is less than the 2.77 
acres referenced in the Decision, but we respectfully suggest it represents a far superior 
proposal than what is contemplated in the Decision and the ambiguous and likely 
unenforceable deed restriction. Parcel 3 is vacant, contains natural vegetation, and 
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immediately to its west/north it directly abuts adjoining open space land associated with 
adjacent subdivision.  

Referencing the Plan, to the north/west of Parcel 3, the Plan references “APN 30-
213 Open Space.” A copy of the Sandwich Assessor’s Card for APN 30-213 is attached as 
Exhibit B, and it indicates that this lot consists of 15.102 acres of “Open Space.” Similarly,
and although not directly abutting, Parcel 3 is also very close to open space land to its 
south. Referring, again, to the Plan, south of Parcel 3 there is a reference to “APN 26-13 
Open Space.” According to the Sandwich Assessor’s card attached as Exhibit C, APN 26-
13 consists of 3.386 acres of “open space.”

Therefore, consistent with the CCC’s Open Space Technical Bulletin, the proposal
will increase the connectivity of open space land thereby enhancing its environmental 
benefit. Moreover, the proposed open space parcel represents a far superior proposal than 
maintaining the fragmented and largely unprotected approach authorized under the 
Decision. The Applicant proposes to deed Parcel 3 to the Town of Sandwich under the 
custody and care of the Conservation Commission or to a qualified land trust.  

Pedestrian Bridge to 356 MacArthur Boulevard 

In response to CCC transportation sta ’s request, we have investigated the ability to

restore the existing wooden walkway connection from the subject property to the

immediately abutting property, currently used as a gas station, located at 356 MacArthur

Boulevard. Currently, the wooden walkway is in poor condition and does not represent a

safe connection between the two properties. Accordingly, if it is to remain, it requires

improvements to make it safely passable.

The wooden walkway also appears to physically extend over both the subject

property and the abutting property. Based on my review of the title to the two properties, I

was unable to locate any easements or permissions from the abutting property owner

allowing my client to maintain this structure on the abutting property, or to enter onto the

abutting property for the purposes of doing work on the walkway. Notwithstanding, my

client will attempt to contact the abutting property owner to discuss this request, and if the

abutting property permits the connection without any unreasonable conditions, my client

will agree to undertake the necessary improvements to make it passable. If the abutting
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property owner does not respond to our inquiries and/or does not reasonably agree to this

connection, then my client proposes to remove this structure. Retaining it in its current

condition is not a viable option. Further, unlike the prior amusement park use, the

proposed use (granite manufacturing/sales and container storage) are unlikely to generate

the same numbers of customers or patrons who might desire the pedestrian connection to

the abutting property.

Please let me know if you have any questions regarding this memorandum.

Otherwise, I will send you the updated landscape and planting plans shortly under

separate cover and hope that we can move towards scheduling a public hearing.

Thank you very much for all your assistance and consideration.

Very truly yours,

Eliza

Eliza Cox

Attachments

Cc: Jennifer Copeland, Town Planner, Town of Bourne

MacArthur Park Place, LLC
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