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1 EXECUTIVE SUMMARY 
The Town of Barnstable through its Planning and Development Department issued a Request 
for Quotation in July 2023 for consultant services for a Master Plan for town-owned parcels 
adjacent to the Barnstable Adult Community Center (BACC). 

In August 2023, the Town selected a consultant team lead by Leonardi Aray Architects LLC 
(LAA) to work with the town. LAA's scope of work included examining existing conditions at the 
BACC site and a nearby Barnstable Public School support site; conceptual site plans; 
assessment of possible housing types that respond to identified housing needs and public input; 
and recreation concepts for the BACC site. 

LAA met with staff from town departments on November 7, 2023, for input on housing needs, 
recreation preferences explored in the past, opportunities and constraints, and for a site visit. 
LAA participated in a public meeting February 1, 2024, to introduce the concept of infill housing 
at the BACC site and learn about community preferences for 
housing and recreation. On May 22, 2024, LAA participated 
in a public meeting at which case studies of a variety of 
housing types and densities were shown along with 
alternative scenarios for housing and recreation. Comments, 
preferences and questions from the public at both meetings 
were addressed and recorded. 

Housing opportunities exist on three sites at the BACC 
campus. A range of housing types and densities are possible 
and should be studied to determine feasibility and 
desirability. There are many opportunities for improvements 
to pedestrian conditions, to connect the BACC to the pond, 
physically and/or visually, and make enhancements to the 
landscape environment. Opportunities to promote 
intergenerational connections—seniors and students—could 
be enhanced by building housing and a youth facility where 
the school support buildings are currently located on the 
school access road. 

 

  

THE GOALS OF THE 
STUDY ARE TO 

EVALUATE HOW TO 
BETTER USE TOWN-

OWNED LAND FOR INFILL 
DEVELOPMENT 

(HOUSING) IN CONCERT 
WITH THE BACC AND TO 

ENHANCE 
RECREATIONAL 

OPPORTUNITIES AT THE 
SITE AND CONNECTIVITY 

TO THE ADJACENT 
BARNSTABLE PUBLIC 
SCHOOLS PROPERTY.  
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2 GOALS OF THE STUDY 
The Town of Barnstable’s Housing Production Plan identifies the need for more affordable 
housing and for housing to support an intergenerational community.  Over 80 percent of 
Barnstable’s existing housing stock is single family. Land scarcity and high construction costs 
make housing development challenging in the entire Cape Cod region. The study seeks to 
identify ways to better utilize municipal land, which is served by public infrastructure and already 
the center of community activity, for housing. 

A key objective of the study is to determine the potential for the property to support affordable 
housing and new recreational amenities to enhance this property for all, regardless of age or 
income. If feasible, the town ultimately seeks to issue a Request for Proposals for its preferred 
residential development scenario, with an emphasis on affordable housing. The town will also 
select concepts for recreation enhancements to begin to advance to design and construction. 

3 STUDY PROCESS 
The town received a Housing Choice Grant from the Commonwealth's Executive Office of 
Housing and Livable Communities to conduct a study of housing options and site design at the 
BACC. The Planning and Development Department prepared a Request for Quotation and 
publicly advertised for a consultant. In August 2023, it selected a team led by Leonardi Aray 
Architects LLC (LAA). The team included M3 Land Studio (landscape planning and design), 
Strong Tree Engineering (survey and civil engineering) to supplement LAA's housing expertise.  

The LAA team met with staff from town departments on November 7, 2023, to kick off the study. 
Participants included representatives from the Planning and Development Department, the 
BACC director, director of Community Services, Barnstable Public Schools superintendent, 
town architect, the director of Asset Management, and the Affordable Housing Trust 
administrator. The meeting included input on housing needs, recreation preferences explored in 
the past, opportunities and constraints, and a site visit.  

The LAA team participated in a public meeting facilitated by the Planning and Development staff 
February 1, 2024, to introduce the concept of infill housing at the BACC site and learn about 
community preferences for housing and recreation.  

On May 22, 2024, the LAA team participated in a public meeting facilitated by the Planning and 
Development staff. Case studies of a variety of housing types and densities were presented and 
compared and contrasted to the potential sites at the BACC campus. Environmental and cultural 
site analysis was performed (See Appendix C). Five conceptual site layouts for housing, along 
with pedestrian, landscape and recreation opportunities, were presented for three potential sites 
at the BACC campus. Comments, preferences and questions from the public at both meetings 
were addressed and recorded.  
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4 STAKEHOLDER INPUT 
Meetings with members of the public provided input on housing and recreation issues at the 
BACC campus. Key themes were: 

• Consider "new" models of housing  

• Senior housing would be compatible on BACC campus 

• Affordable housing is needed for teachers, caregivers, public safety providers and more 

• Recreation opportunities are paramount 

• Provide access to Dunn's Pond 

• Improve walkability at BACC campus 

• Consider BACC parking needs 

• Consider ways to promote senior-school student interaction 

• Maintain existing landscape to the extent possible and provide landscape buffers 

 

 
Figure 1. Community Meeting, May 22, 2024 
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5 EXISTING CONDITIONS 
The BACC was built in 1998 and sits on a 6-acre parcel with approximately 600 feet of frontage 
on Falmouth Road. The “BACC property” also includes an adjacent town owned parcel 
containing 1.5 acres of land with approximately 252 feet of frontage on Falmouth Road and 40 
feet of frontage on Mark’s Path (a private way with 10 single-family homes). These two town-
owned parcels, the BACC property, contain the 1-story BACC building, a 20,604-s.f. facility, a 
parking lot for 144 cars, a ground-mounted solar array (solar panels) on the north and some 
vegetated area. The two parcels combined are approximately 8 acres.  The solar array was built 
in cooperation with the Cape and Vineyard Electric Cooperative, installed around 2012. New 
England Telephone & Telegraph Company easement crosses through the 8-acre parcel and 
through a portion of the BACC building. See Appendix A. 

Both parcels abuts a parcel under the stewardship of the Conservation Commission, dominated 
by Dunn’s Pond, a 5.4-acre freshwater pond.  

The Barnstable Intermediate School is about 1,000 feet west of the BACC and the Barnstable 
High School and corresponding playfields are less than one-quarter mile away to the south. The 
schools, playfields, courts and the BACC share an access drive owned by the school 
department. A number of school support buildings is on this access drive.  The access drive at 
Falmouth Road is not signalized. Falmouth Road is an urban principal arterial with one lane in 
each direction. There are no crosswalks or sidewalks at the intersection with the schools’ 
access road. An eight-foot shared use path is on the south side of Falmouth Road. Although 
Cape Cod Regional Transit Authority does not have a bus stop in this location, buses may use 
this flag stop to board and discharge passengers. A sidewalk on the west side of the access 
road exists beyond the entry to the Intermediate School and switches to the east side near the 
fields. 

The LAA team considered the rich ecological diversity at Dunn’s Pond, the physical constraints 
in the site's topography, and the current building side erosion to develop the different scenarios, 
maximize pedestrian connectivity and outdoor community recreation. See Appendix C and D. 
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6 STUDY AREA 

 
Figure 2. Overall Study Area 

 

 
Figure 3. Areas of possible intervention: Site 1, Site 2 and Site 3 
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7 EXISTING CONDITIONS – PHOTO SURVEY 
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8 HOUSING CASE STUDIES 
Case studies of five existing housing developments were used to help illustrate several housing 
types on similar and dissimilar sites. Housing sites in the greater Barnstable area were selected 
because they represented distinct housing types and massing and are "nearby." 

The case study analysis illustrates the range of housing types and numbers of units that could 
be developed at the BACC site while considering the neighborhood context, parking 
requirements, open space and recreation requirements, and access and connectivity needs. 
Multi-story buildings can provide more units while preserving green space and parking spaces. 
Single-family houses may be similar in style to the nearby neighborhood while providing 
relatively few units.  

Site Comparison represents the approximately 1.5- to 2-acre housing site within the BACC 
parcel in comparison to the case study lot size. See Appendix B for more details. 

 

Development Name & 
Location  Lot size Number of Dwelling Units & 

Housing Type Site Comparison 

Island Cohousing 
West Tisbury 

5-6 acres 16 single-family houses 3 times bigger than 
BACC Housing Site 

Terrapin Ridge 
Sandwich 

4 acres 30 units in 8 townhouse-style 
buildings 

3-4 times bigger than 
BACC Housing Site 

Canal Bluffs 
Bourne 

1/3 acre 28 units in 3-story building 20% of BACC Housing 
Site 

Residence at 850 
Barnstable 

4 acres 53 units in 3-story building About 2 times bigger 
than BACC Housing 
Site 

Brookdale Senior Living 
Barnstable 

4 acres 80 units in 2-story building  About 2 times bigger 
than BACC Housing 
Site 
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9 ALTERNATIVES 
The LAA team studied two primary sites at the BACC campus (Site 1) and one secondary site 
(Site 2).  

• Site 1 is a 1.5 acre-2.0 acre area east of the BACC building. It includes some of the 
BACC parking lot (the 2019 addition) and the wooded area near Mark's Path. 

• Site 2 includes the Barnstable Public Schools support buildings on the school access 
road. It is approximately 1.5 acres. 

• Site 3 is the site of the ground-mounted solar array, the BACC parking lot that fronts 
Falmouth Road and the parcel on Mark’s Path (Site 1).  
This site is approximately 6.5 acres. 

For more details on each one of the proposed scenarios refer to Appendix D and E. 

 

 
Figure 4. Site 1, Site 2 and Site 3  
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9.1 SCENARIO A ON SITE 1 FEATURES 
• 5 duplexes (10 units) in a side-by-side configuration 
• Pedestrian path south of the duplexes  
• Wooded buffers at the BACC parking, on the south and east of the duplexes 
• Each duplex can accommodate a driveway on each side for parking  
• Easement from the new roundabout towards a wooded pocket park for neighborhood 

residents. The park could include picnic tables and recreational stations suitable for 
various ages, such as play equipment for children and exercise equipment for adults, 
placed among the trees and along the pedestrian trails. 

• Bocce courts and/or community gardens located near the BACC. 
• Potential vehicular access to the existing neighborhood through Mark's Path (private 

way) 
• Parking at the BACC would be reduced by about one-half. Approximately 72 parking 

spaces will remain available to the BACC. 

 

 
Figure 5. Scenario A 
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Figure 6. Scenario: Open Space and Recreation Concept 

9.2 SCENARIO B ON SITE 1 FEATURES 
• 18-22 townhomes built around a central green 
• A tree-lined central area for recreational activities surrounded by the townhouse 

buildings. Pedestrian walkways at all four corners of the proposed residential layout. The 
linear park includes two Bocce courts and a plaza for social gatherings. This area could 
feature game tables, benches, and labyrinth paving to cater to residents, community 
center users, and students with diverse interests. 

• Approximately 30 parking spaces for the new residential development 
• Parking at the BACC would be reduced by about one-half. Approximately 72 parking 

spaces will remain available to the BACC. 
• Pedestrian path south of the townhouses connecting the BACC to Mark’s Path (private 

way) 
• Landscape buffers at the neighborhood 
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Figure 7. Scenario B 

 
Figure 8. Scenario B: Open Space and Recreation Concept 
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9.3 SCENARIO C ON SITE 1 FEATURES 
• Single compact 4-story building with 30-36 units 
• Active recreation such as bocce courts and other gathering spaces within the existing 

vegetated area on the east side of the property 
• Approximately 30 parking spaces for the new residential development 
• Ground-floor non-residential space/community center available to the public 
• Pedestrian path south of the townhouses 
• Landscape buffers at the neighborhood 
• A clearing on the east side can provide space for courts, a small playground, and 

exercise stations among trails to connect the BACC and proposed homes in the north-
south and east-west directions. Vehicular traffic would remain the same, with the 
addition of shade trees and the expansion of planting raised beds and social areas for 
potential Farmer’s Market or Arts and Crafts fair. 

• Parking at the BACC would be reduced by about one-half. Approximately 72 parking 
spaces will remain available to the BACC. 

• Improvements to the community gardens and loading area at the BACC 

 

 
Figure 9. Scenario C 

9.4 SCENARIO D ON SITE 2 FEATURES – REPLACEMENT OF SCHOOL TRAILERS 
• Multi-story building with 25-30 units acting as a gateway into the school campus 
• Approximately 10,000 s.f. of community space or school/youth center at the ground floor 
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• New sidewalk on east side of the school access road connecting the BACC to the new 
center and housing 

• Views of Dunn's Pond from new housing and community space 
• Approximately 30 parking spaces. Replacing a former bus yard into a permeable parking 

lot with lined tree boxes and bioswales to collect and treat stormwater before it reaches 
Dunn’s Pond 

• Formalize the desired pathways with tree-lined sidewalks 
• Universally accessible connections to the BACC’s memorial garden and parking lot 
• An outdoor amphitheater with shade trees and a permeable center plaza would provide 

the existing community with a multigenerational space for multicultural events. This 
design concept would preserve most of the pond's woodland and add ecological value to 
the area by implementing native vegetation and low-impact developments with LEED-
certified materials in landscape, civil engineering, and architectural developments. 

 

 
Figure 10. Scenario D 
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9.5 SCENARIO X AND V ON SITE I FEATURES 
• Solar array is relocated to free up land  
• Single multi-story building with 60-80 units (Scenario X) or 30 townhomes (Scenario V) 
• Parking for 170 or 120 cars serving the new residential use and the BACC. Most of the 

vehicular access and parking are located outside, facing Falmouth Road traffic 
(Alternatively, new buildings could be located closer to Falmouth Road to allow for more 
parking in front of the BACC). 

• Solar canopy installed over parking to the east of the site 
• Wooded buffer at the neighborhood 
• Recreational courtyard consisting of courts, tree-lined pathways, a playground, game 

and café tables 

 

 
Figure 11. Scenario X 
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Figure 12. Scenario V 

 
Figure 13. Scenario X. Open Space and Recreation Concept. 
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10  SUMMARY 
Site Availability 

Three sites at the BACC campus should be considered for housing and recreation uses. Each 
could be developed as a stand-alone project or Site 1 and Site 2 could both be developed. 
Because Site 2 (school-owned site) and Site 1.1 (solar array) are currently being used for other 
purposes, these sites could take longer to plan, design and develop than Site 1. Consequently, 
a phased approach to creating housing and some recreation opportunities should be 
considered. Each site offers different opportunities and has various constraints. 

Site 1: 

• Current uses are parking and vegetation; developable in short term 

• Adjacent neighborhood is low density, single family 

• Existing vegetation provides buffer 

Site 2: 

• Current uses are school support functions and transportation; potentially developable 
when new locations are secured for school functions 

• Adjacent to school, fields and Dunn’s Pond; no abutting residences 

Site 3: 

• Current uses are solar array, BACC parking and vegetation; potentially developable if 
solar lease can be renegotiated 

• Adjacent to Falmouth Road and BACC; adjacent neighborhood is low density, single 
family 

 

Housing Typologies 

A variety of housing types is possible for the sites. 

Site 1 is the largest site and offers the greatest variety of housing types. Duplexes, townhouses, 
or a compact low-rise are options. While Site 1 could be developed for as many as 36 units, its 
proximity to the Mark’s Path single-family residential neighborhood requires additional study to 
ensure a denser development could be done given the context. 

Site 2 has fewer possible housing types available due to its proximity to Dunn’s Pond 
(environmental constraints) and the school access road and the inclusion of the school/youth 
center on the ground floor. A multi-story building here could provide 25-30 units, some with 
unique views of the pond. 

Site 1.1 is a large parcel fronting on Falmouth Road, a major arterial. The practical housing type 
for this site is a multi-story building with 60-80 units. 
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Figure 14. Terrapin Ridge Apartments, Sandwich, MA. See Appendix B. 

Housing Density:  Opportunities and Constraints 

The feasibility of housing on any of the sites studied requires additional study. A detailed 
financial feasibility analysis that considers sources of public funding, cost per unit and housing 
market for homeownership and rentals would be needed.  

Zoning, including parking and open space requirements, and environmental permitting 
requirements could constrain the number of units that could be built on any of the sites.  

Housing restricted to certain groups such as senior housing could constrain the types of public 
funding that could be used.  

Multi-story compact housing with a small building footprint allows for parking and landscape 
features. Low-density housing spread out on the site would reduce opportunities for parking and 
landscape and recreation features. 
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11  RECOMMENDATIONS FOR NEXT STEPS 
Any of the scenarios presented, while physically viable, would require community buy-in, 
professional resources and an understanding of municipal procedures to develop a financially 
feasible project with a clear vision. Immediately after this study, LAA recommends: 

• Hold a community meeting or two with a larger audience, perhaps at two different 
locations, to discuss findings from this study. 

• Widely distribute the findings of this study via media and town communications 
mechanisms. 

• Identify key partners and define an approach for collaboration. For instance, the 
Affordable Housing Trust and the Conservation Commission, and other land 
conservation and recreation partners, may have apparent conflicting goals. These 
entities, however, can find common ground and manage community expectations and 
secure resources. BACC staff and users are a given and key participant. 

• Further develop each of the scenarios with sufficient information for stakeholders to 
visualize building form, vehicular access and parking, site intervention as well as open 
space and recreation improvements. 

• Identify potential sources of funding and its allowed uses. 
• Survey usage of parking lot at the BACC during both typical and high-use periods and 

usage of parking at the school campus and BACC together. Consider transportation 
alternatives, like shuttle bus rental, community-based carpooling, or others, that could 
serve visitors, particularly seniors, during special events. Developers could be tasked 
with assisting with transportation alternatives if feasible. 

• Identify any restrictions placed on the parcels that may limit the type of uses and may be 
a barrier to transferring the parcel(s) to a private developer or another town department 
as it may apply. 
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APPENDIX 
 

A. Existing Conditions Survey 
B. Case Studies (Discussed at Community Meeting on May 22, 2024) 
C. Environmental and Cultural Site Analysis, Landscape features and Lookout Platform at 

Dunn’s Pond 
D. Site Narrative and Development Concepts Around Proposed Infill 
E. Alternatives (presented at Community Meeting on May 22, 2024) 
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APPENDIX A  
Existing Conditions Survey 
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APPENDIX B 
Case Studies  

(Discussed at Community Meeting on May 
22, 2024) 
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APPENDIX C 
Environmental and Cultural Site Analysis, 
Landscape features and Lookout Platform 

at Dunn’s Pond 
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APPENDIX D 
Site Narrative and Development Concepts 

Around Proposed Infill 
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APPENDIX E 
Alternatives  

(presented at Community Meeting on May 
22, 2024) 
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