o
f
f

Q!
\
=
=

CAPE COD
COMMISSION

SECTION D

Interim Uses of Former Drive-in Site

a. Use Options (May 2010)

Keeping u Speeful Pluve Speeial

JUNE 2011 | ROUTE 28 REPORT



Interim Uses for Drive-In Site:
Yarmouth, MA

OVERVIEW

The Yarmouth Drive-in site is a 21.89 acre town-owned parcel of land in
South Yarmouth, including 19.320 acres of upland and 2.59 acres of
marsh. This is a large site with little street frontage or identity, and
limited legibility from road. Currently the town of Yarmouth is
considering plans for a Parkers River Marine Park and Marina, and is
researching temporary uses for the land until decision is made on the
project.

SCOPE OF WORK
o Inventory & Analysis Descriptions.........ccoevvvreevcerenens 2
e Inventory & Analysis Maps.........ccccecvrmrerecrrrennrreriennnes 5
o Matrix of Temporary USes...........ccceeereerrereernrerverorennns 9
o Interim Use Options........cccocvvveevrveinrcrnsnecnresnenennees 10
e Visualizations of Parkers River Bridge, Entrance.....20
e Conceptual Site Plan: Entrance to Drive-In Site.......23
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SITE INVENTORY
Map 1: Topography, Soil, and Hydrology

Soils on the site are sandy and degraded, with remnant glass and
pavement debris from 1970’s era Drive-in movie theater. This former
automobile use is evident in the flat topography and patchy pavement
throughout the site. Stormwater percolates rapidly into the sandy and
pervious soil and flows E/SE into lowland areas, where it eventually meets
the Parkers River.

The river bounds the sites entire eastern edge, connecting the Seine and
Long Ponds north of the site to Nantucket Sound. The site is entirely
within A-zone (subject to 100 year flooding), and partially in a V-zone
(subject to hazardous flooding, wave impact and significant erosion).
There has been groundwater found in the soil nearest the river at depths
of 7-8.5 feet.

Topography, Soil, and Hydrology Constraints:

o Vzone designation dictates that permanent structures can only be
built in the NW portions of the site.

e Soil is low in nutrients and humus, contains glass and pavement
debris.

¢ Cost to remove glass and contaminated soils: cost is approx.
$1.50/CY (taking into account OSHA standards, digging loading
and unloading...disposal would be subject to disposal costs).
Asphalt removal costs are a bit higher $2.50/$3.00 SF, and
include the use of jackhammers, bulldozers and hauling trucks.
The estimated amount of soil removal/amendment has been
factored into each interim use scenario.

Topography, Soil, and Hydrology Opportunities:

o Flat topography is appropriate for pedestrian pathways, sports
fields and ADA accessibility.

JUNE 2011 | ROUTE 28 REPORT 79



80

Map 2: Landscape Conditions

Vegetation is primarily disturbed and weedy throughout the site, with
pockets of upland trees (Pitch Pines) and shrubs at the site entrance and
bounding the western and southern edges. A small landscaped bed with
signage is situated at the entrance to the site. Pockets of boulders are
located along the SW and SE edges of the graded area. Marsh habitat
along the Southern end of the site is primarily intact and undisturbed.
The site lies outside areas of priority habitat. Given the poor soil quality
throughout; a triangular area of approximately 3.5 acres presents the
greatest opportunity for planting and recreation. This has been designated
by the direction of overland stormwater flow, vegetation appearance, and
lack of soil disturbance in this area.

Landscape Conditions Constraints:

» Poor soil quality and disturbed vegetation will need amendment
for turf and ornamental establishment.

Landscape Conditions Opportunities:

e Boulder areas present opportunity for free play/alternative uses.

e Vast area of open space is a ‘blank slate’ for interim park planning.
Map 3: Land Use, Circulation & Viewsheds

Currently the site is rarely used except for shellfishing activity and passive
recreation. Dumping was observed, and dilapidated gates, fencing and
apparent debris give the impression that the site is unused. This notion is
accentuated by the sheer expanse of the site, which leaves a visitor
exposed and feeling vulnerable with only one entry/exit. Sidewalks
connect the site to route 28, although at this time no crosswalk exists to
locations north of route 28, including the Parkers River bridge overlook
and marsh areas connecting to Seine Pond.

The site is zoned B2 to the north and R-25 at the upland/marsh interface.
It is bounded by residential and commercial uses to the west, Route 28 to
the North, the Parkers River and marshland to the South and East.
Neighboring uses includeParkers Pub and Lobsterboat restaurant to the
north, residential uses along the western edge, and Skippy’s Pier 1 and
Marina (a timeshare/hotel property) to the east. Primary viewsheds were
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identified at the small beach in the NE corner with views of the Parkers
river bridge and adjacent Marina, as well as at the informal boat landing
to the SE with views of the marsh. Viewsheds are depicted as the
approximate area viewed from a fixed point by the naked eye.

Socio-cultural Constraints:

o The sheer size of the open space (at approximately 19 acres) is
dauntingly open to visitors, and may need to be broken up into
smaller zones in order to bring the site to pedestrian scale.

o Thelong driveway and entranceway landscaping as it exists
creates a barrier between route 28 and the main portion of the
site. This lack of visibility can lead to safety and security issues.

Socio-cultural Opportunities:

e Entranceway areas can be improved with minimal landscaping to
link the site to areas north and show stewardship.

o The ssite presents a linkage in a potential greenway which runs
could run north/south.

e An additional opportunity lies via the Parkers River, which bounds
the sites eastern edge and presents waterway access via boat, with
recreational boaters at peak hours on Saturdays from 11-5.

Map 4: Site Opportunities and Initial Concepts

Because of the large size of the site, breaking it up into smaller, more
manageable ‘zones’ may give the space a safer, pedestrian-scaled
treatment. Linkages to the marsh areas north and south can be
strengthened into a cohesive greenway and roadway frontage should be
designed to entice pedestrians and motorists, identify that the site is
useable space, and establish a recreational link between two proposed
districts, with an improved Parkers River Bridge in-between.

The easy grade of the topography on site presents an opportunity to create

pedestrian accessible recreation areas. Areas of interest could be
strengthened, including the waterfront, entranceway, and boulder fields.
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Landscape and Habitat (Map 2)
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Interim Uses are being explored as a temporary solution to
create vibrant public space at the heart of South Yarmouth.
Proposed uses range from those that can be easily implemented
with little infrastructure or planning, to those which require
more funding and coordination. Many uses can be established
alongside each other, as noted in the compatibility matrix.

Movies/Concerts
Public Art Instalation

¥

Waiking Tralis

When determining interim uses for the site, the estimated hours
of operation, seasonal interest and GOOD, MAYBE, NO
inter-compatibility of uses should be z Spr
considered in a planning framework

that promotes maximization of the é‘
site to draw visitors year-round. R—

[Fermers Market/Art Shows/Floa Markat
IAntique Car/ Motorcycles

[Multi-Use Sports
iites

[Pumpkin Patch
IChristmas Tree Sales
Plant Sales

ICorn Maze

Items marked by ® indicate that
a low level of planning is needed to
establish the use on this site. =

' |snaren se compaTiBiLmy. JHOURS
2y i
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Permits:

Season/Hours:

Late Spring, Summer, Fall
Weekly (Sunday or Monday)
Anytime from Bam-6pm

Leadership, vendors, partnership with Buy Local

Electricity and potable water hookups (hose ok), portable toilets
Folding tables, chairs

Signage and advertising

Parking for Vendors trucks behind tent sites

Parking for visitors

ximate Size needed:

10 vendors (@10'x10"): 3,000 SF

20 vendors: 6,000 SF

50 vendors: 15,000 SF

Parking: 1 (10x20°) parking space per 2 people in entrance area (ex: 50
people: 5,000 SF parking, 25 sp).

If overflow parking elsewhere on site (‘other”), building inspector can
review

Work that needs to be done:

Develop leadership team to book vendors, oversee budget and scheduling
Market research: What other markets are in town/nearby, when, how
many vendors

How large of a market does Yarmouth want

Signage, lot clearance must comply with current zoning

Draft temporary use agreement

Farming and Retail allowed by right in B2 zoning

)
Permits for water, electricity hookups :

CAPE COD
COMMISSION

Interim Uses for Yarmouth Drive In Site
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Season/Hours:

Late Spring, summer, Fall
Monthly/Bi-Monthly
Saturday/Sunday anytime

Needs:

Leadership, vendors, event stafl

Landscape Improvements

Electricity and potable water hookups (hose ok), portable toilets

Entertainment (DJ, band, awards ceremony) needs stage, sound system, podium
Food vendors

10x10 Tents, trailer space for vendors

Folding tables, chairs, trash

Signage and advertising

Insurance for antique cars, bikes

Parking

Size Needs:

Approx. 10°x 40° (400SF) per car/bike shown

Approx 3,000 SF for vendors, trailers, stage, pathways, lawn

Parking: 1 (10x20") parking space per 2 people on site (ex: 100 people:
10,000 SF parking)

Work that needs to be done:

Market research on what other shows are/will be in area

Determine approx. ber of vendors/public

Insurance, registration with antique car clubs and orgs

Develop leadership team to book entertainment, oversee budget and
scheduling, hire staff, plan event

Signage, lot clearance must comply with current zoning.

Draft temporary use agreement

Permits:

Misc. amusement/Municipal recreation need special permit by Board
of Appeals in B2 zoning

If overflow parking elsewhere on site (‘other’), building inspector can
review

Permits for water, electricity hookups

CAPE COC
COMMISSION
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Season/Hours:
« Pumpkin Patch (Fall Sept 1-Oct 31)
= Open 7days a week 5-10pm, Weekends 8-4
« Christmas Tree Sales (Winter, day after Thanksgiving-Christmas)
= Open 7days a week 5-10pm, Weekends 8-4
+ Spring Plant Sales (Spring, March-May)
« Open 7 days a week 5-10pm, Weekends 8-4

« Leadership, groups to support (boy scouts, churches, etc), staff

+ Retailers (local farmers?) Trees, pumpkins and plants do not have to be grown
on-site

» Electricity (temporary night floodlights) and water hookups (hose ok), portable toi
lets for staff

« 10x10 tents or shacks for retail needs (cash register, staff)

= 10x10 tents or shacks for vendors

« Fencing and security

« Site amenities: trash, seating, etc

« Signage and advertising

Size Needs:
» Approx 5,000-10,000 SF fenced area for agricultural stock
« Approx 2,000 SF for vendors, trailers, retail staff base, pathways
« Parking: 1 (10x20") parking space per 2 people on site (ex: 50 people: 5,000 SF
parking)

Work that needs to be done:
« Market research on what other vending of this type is/will be in area
= Determine vendors wanted
« Hire lead staff, advertisements
« Signage, lot clearance must comply with current zoning
« Draft temporary use agreement

Permits: \
+ Farming and Retail allowed by right in B2 zoning 1t ,!
+  Permits for water, electricity hookups? st
« If overflow parking elsewhere on site (‘other’), building inspector can review L
= & BT CAPE COD
COMMISSION

Interim Uses for Yarmouth Drive In Site
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Season/Hours:
= Plant in May, Oversee growth through summer
« Fall Sept 1-Oct 31
« Open several days a week 5-10pm, Weekends 8-9

Needs:

» Leadership, groups to support (boy scouts, churches, etc), staff

* Retailer/crop farmer to oversee planting, operational staff

»  Electricity and water hookups (for temporary night floodlighting & crop irrigation), portable
toilets
10x10 tents or shacks for retail needs (cash register, staff)
10x10 tents or shacks for vendors
Fencing and security
Site amenities: trash, seating, ete
Signage and advertising
Maze plan
» Tractor (& GPS?)
Soil amendment, clean up for glass and debris, corn seedlings

* Soil removal, amendment per 1’ soil: Bo7-4,840 CY @ cost 1.50-3.00/CY:
$1,210-$9,680, no asphalt

* oie s 0 e

Size Needs:
= Approx 0.5-3 acre area for agricultural corn maze
» Approx 2,000 SF for vendors, trailers, retail staff base, pathways
= Parking: 1 (10x20") parking space per 2 people on site (ex: 50 people: 5,000 SF parking)

Waork that needs to be done:
+» Develop leadership team to oversee develop , budget and
« Consider wastewater, nitrogen load, irrigation
» Amend soil, prepate {or farming
« Market research on what other corn mazes are/will be in area
 Determine vendors wanted
« Hire lead staff, advertisements
» Signage, lot clearance must comply with current zoning
» Draft temporary use agreement

haduli

Permits: -
+ Farming and Retail allowed by right in B2 zoning
+ Permits for water, electricity hookups? CAPE COC
» Ifoverflaw parking elsewhere on site (‘other’), building inspector can review EOMMISIO
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Season/Hours:
+ Spring, Summer, Fall
« Open several days a week 5-10pm, Weekends: dawn-dusk

Needs:

= Determine groups to support (schools, sports clubs etc)

» Electricity and water hookups (for temporary night floodlighting & turf irrigation),

portable toilets

Can install multi-use field for shared soccer/football /baseball surface
Fencing and security

Site amenities: trash, seating, etc

Site plan, installation of Turf, or sport court/artificial surface (§$)
Irrigation

Soils clean up for glass and debris

Soil amendment costs @ 1 foot: approx. 2500 CY @ cost 1.50-3.00/CY:
$3750-$7500, no asphalt

= Maintenance contract

« Signage and advertising

Size Needs:
« Football: 160'x360’
« Soccer: 60'x100'
+ Baseball: 90’x 90’
« Parking: 1 (10x20") parking space per 2 peaple on site (ex: 50 people: 5,000 SF
parking)

Work that needs to be done:

« Develop leadership team to oversee development, budget and scheduling

» Consider wastewater, nitrogen load from fertilizer, irrigation

» Market research on what other recreation fields in the area: Sandy Pond recreation
site is closest (baseball fields, tennis, basketball and soccer)

« Decide on structural needs (if desired year round, in rain): tented structure
vs. blow up bubble, and costs

« Signage, lot clearance must comply with current zoning

« Draft temporary use agreement

Permits: |
« Permits: Municipal recreation needs Special Permit by Board of Appeals J)
in B2 zoning,. P\
 Permits for water, electricity hookups? d
« If overflow parking elsewhere on site (‘other’), building inspector CAPE COD
can review COMMISSION

Interim Uses for Yarmouth Drive In Site
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Season/Hours:

+ Late Spring, summer, Fall
» Any day, dawn to dusk

Needs:

Leadership, volunteer groups to support

Landscape Improvements, trails

Signage and advertising

Parking

On-site kite sales? Could have shack set up with operational staff

Size Needs:
» At least .5 acre space, away from trees or obstacles.
« Parking: 1(10x20") parking space per 2 people on site (ex: 10 people:
2,000 SP parking)
Work that needs to be done:

« Signage, lot clearance for landscape must comply with current zoning.
» Draft temporary use agreement

Permits:

» Misc. amusement/Municipal recreation need special permit by Board of
Appeals in B2 zoning

CAPE COC
COMMISSION
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Season/Hours:

= Summer
« One day week/ Weekend after dusk (8pm-11pm)

Needs:

» Leadership, volunteer groups to support (boy scouts, volunteers, churches,
etc)

Musicians, performance groups

10x10 tents or shacks for vendors

Electricity and water hookups (for temporary night lighting, stage and
movie screen, crop irrigation), portable toilets

Landscape Improvements

Soils clean up, turf installation

Signage and advertising

Parking

Site amenities: trash, screen (inflatable ok), Stage for concerts

Size Needs:

= Approx 3,500 SF minimum for lawn area, stage, pathways
« Parking: 1 (10x20") parking space per 2 people on site (ex: 50 people:
5,000 SF parking)

Work that needs to be done:

« Signage, lot clearance for landscape must comply with current zoning

+ Draft temporary use agreement

» Develop leadership team to book entertainment, oversee budget and
scheduling

Permits:

» Theatrical productions need Special Permit by Board of Appeals
in B2 zoning g
= Permits for water, electricity hookups 1%
+ Ifoverflow parking elsewhere on site (‘other’), building inspector can |
review

CAPE CCD
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Season/Hours:

« Year-round
« Any day, dawn to dusk

Needs:

» Leadership, volunteer groups to support stewardship
» Landscape Improvements, trails

» Clean up glass, broken pavement

« Site amenities: trash, benches

« Artist call for proposals, funding

« Signage and advertising

» Kick off event?

» Parking

Size Needs:
. p]ir]ox. 500 SF per piece, adjacent to trail network
« Parking: 1 (10x20") parking space per 2 people on site (ex: 10 peaple: 2,000
SF parking)

Work that needs to be done:

» Can boulders be used in creating art (ex: paint the boulders)
« Signage, lot clearance for landscape must comply with current zoning.
+ Draft temnporary use agreement

Permits:

» Misc. amusement/Municipal recreation need special permit by Board of
Appeals in B2 zoning

)

CAPE COC
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Season/Hours:

« Spring-Fall
« Open to members 7 days a week, dawn to dusk

Needs:

Leadership, groups to support (CSA, gardeners groups etc)

MOA with group

Water hookups (hose ok), portable toilets

Fencing, shacks for supplies, security?

(6-10) 3'x8’ Raised garden beds, soil to fill (approx 11-17 CY @ 2")
Site amenities: trash, seating, etc

Signage and advertising

Site plan

a0 o s 0 0 s »

Size Needs:

« Approx 3,000-6,000 SF for beds and shack
» Parking: 1 (10x20°) parking space per 2 people on site (ex: 50 people:
5,000 SF parking)

Work that needs to be done:

Develop leadership team to oversee development, budget and scheduling
Build temporary garden beds, fencing, prepare for gardeners

Market research on what other community gardens are/will be in area
Establish list of users

Signage, lot clearance must comply with current zoning

Draft temporary use agreement

Permits:

« Farming allowed by right in B2 zoning {

+ Permits for water hookups? i j

« If overflow parking elsewhere on site (‘other’), building inspector —
can review

\
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Season/Hours:

e Year-round
 Any day, dawn to dusk

Needs:

. beade;ship, volunteer groups to support stewardship, trail building (boy
scouts

» Landscape Improvements, trail building (6’ wide, layer of surfacing)

+ Site amenities: trash, benches, gravel or mulch trail surfacing, trail edging:

Y2 mile loop perimeter trail: 6'wide = 49 CY surfacing

Signage and advertising

« Parking

Size Needs:

* Site can support % mile loop perimeter trail w/ 5-6 interpretive areas
@ 200 SF ea: total of 17,000 SF

« Parking: 1 (10x20’°) parking space per 2 people on site (ex: 10 people:
2,000 SF parking)

Work that needs to be done:
» Trail creation, surfacing
» Signage, lot clearance for landscape must comply with current zoning.
» Draft temporary use agreement

Permits:

» Misc. amusement/Municipal recreation need special permit by
Board of Appeals in B2 zoning

(.// !
1 }I,:I
CAPE COC
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CAPE COC
Current Bridge with Improvements COMMISSION

JUNE 2011 | ROUTE 28 REPORT 97



e
. Parkers River Bridge
» Small Culvert restricts
. flushing
‘Sidewalk on one side

Low :'i'){r'gﬁ.]e makes
bridge invisible to

motori

Allows for larger
culvert: increased
tidal flushing

Proposed: Parkers River Bridge Looking East =
CAPE COD

Raised Bridge (Bridge Replacement) COMMISSION
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Existing: Drive In Site Entrance
Attractive Gates &
| Temporary Uses
e Createslively
| atmosphere
= Brings vibrancy to
| neighborhood
= Creates a destination
o Shows that someone

Proposed: Drive In Site with Temporary Uses, Gate, Landscape Improvements =
CAPE COD
Entrance to Site: Proposed Improvements SoMMEAOR
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Improved Entry Signage,
landscaping

Mounded earthform
(with public art?) increased
visibility from road

Potential 50x50’
Pocket park \ wastewater treatment
creates respite

in trail network *

Boulders/large rocks
delineate edges

Screening Landscape
(tall grasses, shrubs)

Gravel fill to create
auto/pedestrian
entrance plaza

CAPE COD
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Drive In Site Entrance Concept
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Interim Uses of Former Drive-in Site

b. Concept and Cost Estimates
(August 2010)
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OVERVIEW

The Parkers River Gateway is a proposed 3 phase plan for improvements
to the Parkers River Bridge and environs along Route 28 in Yarmouth.
This would include the small pocket park to the north along Seine Pond,
the Parkers River bridge and surrounding street edge, and the Yarmouth
Drive-in site (a 22 acre town-owned parcel of land).

This plan for the Parkers River Gateway is intended as an interim
approach to improving the aesthetics and functionality of the designated
area while the Marina and Parkers River bridge replacement are in the
planning stage. Research shows that interim plans such as these are a way
of ‘starting with the petunias” approaching a long term vision through
low-budget enhancement benchmarks which show a town’s dedication to
an area in order to attract private investment.

The attached plan and cost estimate have been broken out into
3 phases:

Phase I: Marina Park Gateway and Bridge Interim Improvements
Phase IT: Seine Pond Pocket Park Improvements

Phase III: Parkers River Marina Park Interim Improvements

SCOPE OF WORK

e (Cost Estimate
e Phased Plan

o Conceptual Site Plan For the Parkers River Gateway

102 JUNE 2011 | ROUTE 28 REPORT



it: SEINE POII) POCKET &
EAST TRAIL EXPANSION

| PHASE I: MARINA PARK GATEWAY
& PARKERS RIVER BRIDGE

PHASE Ili: PARKERS RIVER MARINA PARK
{NTERIM IMPROVEMENTS A

O ey

PARKERS RIVER MARINA PARK el

Conceptual Plan
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paric ground level deching
derms, bcswales 8 planting
Bloswade ares
e howse/prepaed resiroom location
Porking orve 19 toacen)
Peddestrian trai ve/ Ane grvel wrladng
Plaza spacs for mpen sv markety
{lemporary 10x10" umits shoum)
Mazhln2 sporm felds. casyal seareation
Overfiou gravel parking ares (40 wpacey)
Bocdder kit
Pk arvs
Muu-ae felds: Kies, Camdvalt, Outrioor events
Temporary $tage Ovtdaar conzerts, maviey
Stret tires Cos thasle, deugn combstency
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