




PROJECT DESCRIPTION

This project description details the concepts presented in the Landscape Site Plan for
the Highlands Center at Cape Cod National Seashore to clarify overall ideas, offer
general treatment approaches and guidelines, address circulation changes, and identify
activities or projects that may be appropriately pursued or encouraged by the NPS, the
management partner or a program partner. The goal of the Landscape Site Plan is to
provide a site rehabilitation proposal that establishes an essence for the Highlands
Center reflective of the overall goals to make the site available for scientific research,
environmental awareness, cultural and artistic expression and contemplation. This plan
focuses on adaptive reuse of existing developed or disturbed areas in a way that begins
to exude the envisioned character of the Highlands Center, yet allows future ideas and
concepts to be developed to help the Center flourish, thereby enriching and sustaining
the Cape Cod community.

The Landscape Site Plan for the Highlands Center was developed in concert with Cape
Cod National Seashore and the Highlands Center Steering Committee, the Real Estate
Workgroup and incorporates concepts provided by Paul Dietrich of Cambridge Seven
Associates, Inc. and a MiT architecture studio class led by Professor Ann M. Pendieton-
Jullian.1 At this time, changes to the site have been kept to a minimum so that as the
Highlands Center programmatic scope is more specifically determined, the landscape
design may evolve to reflect the true nature of the Highlands Center.

OVERALL APPROACH
The Highlands Center site is organized into four general areas. 1) The northern portion
of the site is primarily limited to site parking and operational activities associated with
managing the facility and the national seashore, with some uses relating to the central
program core area. 2) The program core area generally radiates out from the central
quadrangle, providing a more insulated and intimate campus setting for program
activities. 3) Once existing buildings have been demolished, the residential area will be
separated by a community open space, which will also serve as a buffer/transition zone
Between the central core and the residential units. This recreational area will be easily
accessible and available for both program partner and residential use. 4) Finally,
heading southeast from the core area, an array of outdoor experiences and
opportunities, including an experiential trail, a primitive campsite for workgroups and
other program participants, an outdoor amphitheater and an overlook are immersed
within the coastal landscape.

1 This landscape site plan expands on Dietrich's rendering, keeping the cars and parking to the edges of the development.
Residential access is accommodated via the side road rather than off the central loop. The remaining existing roadways
will be converted to pedestrian pathways. Some parking areas have been redefined, and a new area has been proposed.
All building uses have generally remained. In addition to expanding on Dietrich's plan, this Landscape Site Plan as
submitted supports aspects of concepts presented in the MPT plaa



ENTRANCE
General Concept
Provide an entry that provides the visitor with an immediate sense of place. Create a
bold impact that sends a clear message to the visitor that the Highlands Center exudes
an energy that embraces the sciences, arts, cultures and environment.

Recommended Actions
• Eliminate or reduce immediate views of cars and parking upon entry. Locate parking

lots off to side roads and beyond entrance zone.
• Trees could be used to delineate the entry, such as short allee or tree groups on

either side of road to narrow view into the site and to define transition zone into the
"entrance area".

B Design the Highlands Entry Focal Point (open space at point of first view) so that it
symbolizes what the site has to offer, for example, a garden or public art space that
reflects the environment, or an integration of elements that symbolize a
representative variety of scientific/artistic/cultural aspects. Ensure that it gives an
appropriate and engaging first impression.

• The open space north of entry space could be designed as an alternative energy
systems site, including wind energy and photovoltaic systems or affiliated projects!

This site could also serve as an experimental outdoor palette for special projects.

CIRCULATION
General Concept
Provide a logical, hierarcha! and integrated system throughout site. Enable pedestrian
traffic flow to all facilities and site opportunities.

Recommended Actions
• Provide parking immediately upon entering the site. Consolidate most parking north

of the entrance road and near the Highlands Visitor Orientation and Exhibit Center at
site where two former dormitories are slated for demolition.

• Provide loop road system, but limit public use to parking area near entrance. Make
side road the primary access to the residential area. Convert existing central access
road into residential area to a pedestrian trail.

• Link all facilities with pedestrian trails.
» Re-use and rehabilitate existing disturbed areas to the degree possible. Retain

asphait where it currently exists, and reduce width as needed. Explore alternative
surface treatments, such as permeable surfaces and possibly boardwalks for new
and replacement pedestrian features.

» Sign and gate road south of the Highlands Entry Focal Point for authorized and
residential use only to limit access to housing area and two well sites.

• Transform existing road into housing area (from heart of site) into pedestrian path.
This will serve as a trail into and through the recreation/open space area.

• Construct above ground boardwalks to new overlooks whenever feasible to protect
resources. If not practical, consider permeable stone dust. When existing asphalt
paths deteriorate, replace with above ground boardwalks or permeable stone dust.

« Extend Provincetown/North Truro bus route (existing regional system) to include
service into the Highlands Center. Provide one shuttle bus shelter for passenger
pick-up and drop-off. Locate in front of Highlands Visitor Orientation and Exhibit
Center.



TOPOGRAPHY/DRAINAGE
General Concept
Retain existing iay of the iand. Use natural drainage systems and incorporate water
reclamation into site use to degree possible. Keep grading to a minimum; change
elevations only as necessary to facilitate appropriate drainage.

Recommended Actions
• Consider building and site drainage structures that are environmentally gentle and

exhibit creativity. Consider appropriateness of recycling gray water for irrigation
purposes.

« Exact location of amphitheater to be determined based on close proximity of kettle
holes to proposed overnight camp area and wellhead protection zone (400 feet clear
zone). A field survey and site check will be necessary to finalize location.

BUILDINGS
General Concept
Rehabilitate and repair structures as identified in previous site development documents.
Integrate old and new building materials and technologies. Improve the relationship of
the buildings to the outdoors.

Recommended Actions
• Create window openings where feasible to bring the outdoors in, and to capture and

increase natural light.
• Relate indoor use of buildings with outdoor use of space. Establish a logical flow of

activities and site opportunities to provide experiential qualities and establish
effective spatial relationships.

« Consider appropriateness of recycled materials and use of alternative energy
systems for build ing requirements, i.e., recycled lumber and plastic lumber,
photovoltaics, and recycled water systems.

• Determine how buildings will be identified for the general public, i.e., how addresses
will be determined, and how mail delivery will be handled. (For more related
information, see Site Guidelines: Recommended Actions). Decide whether to use
building numbers as assigned by US Air Force.

• The Coastal Science Observation site identifies an advantageous location for a
coastal field station, in the event that construction of such a facility is determined
prudent. Coastal data has been collected in this area in the past.

VEGETATION
General Concept
Use vegetation as natural buffers and to delineate and enhance spatial features. Ensure
that ail planting considerations are evaluated in coordination with natural resources.
Establish parameters for potential program activities such as organic/herb/ornamental
gardens.

Recommended Actions
• Favor protection/use of native plants as per NPS policy.
• Maintain the central core area as an open, well-maintained zone, with lawn or low-

lying native groundcover.



Select low maintenance plant material.
Determine appropriate plant palette, considering protection of native habitat.
Determine allowable exotic species for area, and limit ornamental plantings to
species that are non-invasive and do not threaten native species.
Limit planting of non-natives to more formally designed areas.
Formalize design of the existing water tank mound adjacent to the Highlands Visitor
Orientation and Exhibit Center. This may be done as a landscape improvement
project, with an enhanced grading and planting plan, or as a partner project. Link to
Visitor Orientation and Exhibit Building.

VIEWS
General Concept
Accentuate and take advantage of critical views at the Highlands Center, including the
"first impression" view upon entering the site and anticipated views of the Atlantic Ocean.
(See Entrance: Recommended Actions).

Recommended Actions
• Views of the ocean will be provided at the most southerly overlook, and at the

northerly overlook. A point of interest/viewing platform at the meadows edge will
serve as an interim location for the northerly overlook.

• The second floor on Building 23, Shared Partner Facilities, could provide spectacular
ocean views to be enjoyed by a large public population, as related to partner
activities. This is the best opportunity for the public to capture an ocean view from a
building. (Note: the ocean is also visible from the dormitories).

• Identify further focal point opportunities and other view opportunities within the site
for future landscape improvement or partner projects.

FEATURES/OBJECTS
Genera! Concept
Create a visually stimulating and functionally active landscape while retaining elegant
simplicity and peacefulness. Maximize visual interest and functional spaces yet
minimize ubiquitous clutter. Ensure the site is safe and user friendly.

Recommended Actions
= Locate a-"meeting circle" of benches within the picnic grove area, to provide a semi-

formal outdoor gathering arena.
• Consider a centralized recycling program area, including waste, glass, metal, etc.

Keep design to scale and complement site/architectural character.
• Identify critical locations for recycling/waste stations.
• Identify all sign type needs and develop a sign plan. Establish hierarchy,

consistency and critical locations for various sign types. (See Site Guidelines:
Recommended Actions for more details).

a Identify all site lighting needs and develop a lighting plan. Emphasize walkway lights
that are low-intensity and do not intrude on the "natural dark".

B Establish protocol for introducing new features and objects into the site, both
temporary and permanent.



INTERPRETATION
Genera! Concept
Maximize opportunities to provide information regarding NFS and Partner programs and
facilities. Provide at logical building and site locations.

Recommended Actions
• Provide an interpretive trailhead at the intersection of the road and loop trail at

southeast end of the site. Trail leads to overlook site, overnight program zone and
amphitheater area, with possible outdoor exhibits placed along either side of trail.

» Provide interpretation at public staging areas, trailheads, and at important historical
locations, e.g., Cold War History/airforce/radar at Visitor Orientation and or Building
29).

» Analyze further public information needs and most appropriate way to interpret or
provide information.

ALTERNATIVE TECHNOLOGIES and SUSTAINABILITY
General Concept
Consider appropriate level of Integrating alternative technologies and activities into site.

Recommended Actions
• Implement programs and methods as outlined in Cape Cod National Seashore's

"Principles of Environmental Sustainability" guidelines for the Highlands Center.
• Demonstrate alternative energy systems applications.
• Consider electric or alternatively powered automobile use and storage location (in

maintenance area).
• Continue to promote sustainable building and operations "green practices".
• Choose site for any larger-scale technology applications based on potential

neighboring uses.

SITE GUIDELINES
General Concept
Identify site/building and programmatic concerns that will require guidelines for site
management.

Recommended Actions
• Determine address system that is logical, will help visitors locate the building, and

will facilitate mail handling and deliveries.
» Allocate parking spaces per building/tenant. Determine how parking will be identified

if necessary. Ensure sufficient handicap spaces per ADA requirements.
• Develop a signing program that addresses all sign types necessary, including

entrance sign, tenant identification, directories, directional, regulator/, etc. Ensure
that the design reflects the site character, is compatible with surroundings, consistent
throughout, and equitable for all program partners. Prepare a sign plan that
identifies all necessary or possible locations for al! sign types. Establish
specifications and protocol for sign design, construction, repair, replacement and
maintenance.

s Develop residential guidelines for all tenants to be occupying housing. Ensure that
they are comprehensive, consistent with program and site goals, equitable and



enforceable. To facilitate enforcement of agreement, consider a private property
manager to oversee housing management.
Develop Landscape Improvement guidelines to manage how outdoor space is or is
not used by tenants (similar to Residential guidelines).
Evaluate breadth of programmatic interests and identify any additional elements that
may require formal parameters to be established. Consider appropriate neighboring
uses in allocating buildings to program partners.

CLOSING REMARKS
The opportunities, ideas and possibilities that can make this a vital, energetic and
inspirational research and learning center are extensive, and will vary depending on the
interests of the program partners and the park agreements for development within the
site. The challenge is to plan ahead rather than allow the landscape to be piecemealed,
thus losing cohesive form. To protect and realize the Highlands Center vision it will be
essential to ensure that new site elements reflect the overall goals, relate to their
immediate surroundings and are integrated into the landscape gracefully, allowing for a
seamless flow of experiences, imagery and surprise.



 




