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MEETING MINUTES 

 

 

Chair of Committee opened the meeting by announcing the following: 

  Good afternoon, it's 5:30 on April 23rd, 2026. This meeting is being recorded and will be 

rebroadcast on the Town of Barnstable Government Access Channel in accordance with Massachusetts 

General Laws, Chapter 30A, Section 20. The chair must inquire whether anyone else is recording this 

meeting, and if so, please make their presence known. This meeting will be replayed via Xfinity 

Channel 8 or high-definition Channel 1072.It may also be accessed via the Government Access Channel 

live video-on-demand archives on the Town of Barnstable website. Let's begin with the roll call, please. 

 

Administrator to the Town Council took Roll Call: Committee members  

Stephen Robichaud                 here  

Jake Dewey                             here  (Zoom) 

Councilor Crow                       here  (Zoom) 

Councilor Ludtke                    here  

Councilor Bloom                    here  

Councilor Clark              here 

Councilor Crocker              absent 

 

Committee has a quorum of members to meet. Chair of Committee read into record the topics to be 

discussed today 

• Potential amendments to Chapter 240 Zoning Article 5 Accessory Uses 

Section 240-46 Home Occupation that may add certain definitions, licensing requirements and 

make other proposed revisions. 

• Chapter 240 Zoning Article 5 Accessory Uses Section 240-45 off-street storage of trailers that 

may consider the storage of commercial vehicles trailers and mobile homes. 

Chair of Committee introduced James Kupfer, Director of Planning and Development for a presentation 

on the topics.  

Mr. Kupfer started the presentation with a discussion of the first two priorities for this committee 

were the  Home Occupation and Commercial Vehicle Parking. There was also a request to invite the 

building commissioner here to discuss any concerns on the topic and things he sees out in the field. 

Mr. Kupfer thanked the Commissioner, Mr.  Florence, for attending and added he can certainly 

answer any questions posted online on the committee's meeting materials. Mr. Kupfer explained the 

following document that the committee members viewed which is a simple one pager that reviewed the 
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Building Department's complaints received over a period of one year dating back to 2024, and some 

simple analysis of what has been received by the Building Department and specifically some of the 

complaints that are directly related to both of these topics here tonight. 

 We begin to kind of introduce the topic and the complaints that were received. 

                           

Mr. Kupfer also included in the meeting materials was the home occupation, which was that first early 

red line that this committee called the Quality-of-Life Committee, which was simply administrative. Mr. 

Kupfer explained the process as the following: 

Departments got together and met, we heard from our Town Councilors that this was of concern; 

so, for this working Administrative Committee, it began to offer red lines for how we could potentially 

discuss both Home Occupation and discuss how to improve the concerns about Commercial Vehicle 

parking. In your package and online, you have, again, the red line that was produced. 



                                      

 

 

                                       



                                               

 

                                             



                                           

And this is the same red line that was provided to the planning board, who then, and I know a member 

of this committee, Mr. Robichaud, can certainly speak to this, but the Planning Board went page by page 

in reviewing this. 

                                                              

                                                                            



 

                                                     

                                                              

                                                             

 



                                                                       

                                                                               

Mr. Kupfer mentioned that this committee has a two-page staff or a Planning Board memo that kind of 

outlines on a high level what are some of the concerns they had about the red line; with those two 

documents it really will be able to assist this committee as you move forward looking at the red line 

versions. That's the starting product, as well as some of the Planning Board's comments and 

recommendations that the committee members could begin to touch on and discuss further and then go 

back through that red line to see how the committee would like to proceed.  

The second subject Mr. Kupfer explained was the commercial vehicle parking. 

First on the agenda was the Home Occupation (HOMOC), but then you will have on the agenda 

Commercial Vehicle Parking. In that section again, in your meeting package and online, you have the 

Commercial Parking proposed amendment, as well as the Planning Board's suggestions, comments and 

recommendations. Mr. Kupfer mentioned that both of these were not recommended. It was however 

recommended to the Council as they, and the Planning Board recommended a public process to proceed, 

as well as further engagement with committees so that we could maybe better the product that is before 

you. 

Mr. Kupfer recommended ad stated to the committee members that the red line is where he would 

certainly recommend starting the discussion, and if the committee wanted to maybe welcome 

Commissioner Florence up to, give some insight as to, what are some concerns with the current Home 

Occupation Ordinance and what he's seeing from complaints, in a little bit more detail. Mr. Kupfer 



mentioned “I've obviously given you kind of an outline of what we've been given from the Building 

Department in terms of complaints, and we can go from there.” 

Chair of Committee stated “Yes, I think that would be helpful if Director Florence would like to come 

up and give us a summary, and I know I've talked to him about this, and, you know, he's the enforcer, so 

to speak, and we ought to be sure that what we write can be enforced and if it can't be enforced, then we 

probably shouldn't write it. We have to work, certainly, within the bounds of what's legal and what is 

enforceable, so, you know, you can have any program, but if you can't enforce it, then it's really not of 

any value.” 

Building Commissioner Brian Florence began by thanking this Committee and its members as well as 

the Councilors and its members for taking this on and having him here to clarify his role on 

enforcement. 

“Members of this committee, thank you for your time and your volunteering work here. I really 

appreciate it. It's very helpful to all of us. I don't really have a whole lot to say other than the work that 

we did, I think that it was very thoughtful, very cerebral. We put a lot of effort into trying to do what the 

Town Council had asked us to do as a group, and I think we came up with some good ideas and some 

good regulations for you to consider. I will say that...you know, a lot of that was derived from much to 

do about nothing, to be perfectly honest with you. If you look at the statistics that you were given from 

our office, and it's right out of our database, it's nothing that we had the chance to do anything with. It's 

just printed right out.  

What you'll find is that there are about 8% of the complaints that we get are related to these 

issues and if you look at the 8% and you drill down, what you'll see is it's really only about 3% or 4% of 

our complaints, because a lot of the things that you saw in the data that we gave you, it's repeat 

complaints, and mainly from one or two people. 

So, you know, you take that 8% of 750 or 800 complaints, and you drill it down, it really turns 

out to be 2% or 3%, and it's not unusual to get that in any level of enforcement stuff; so, for example, 

home occupations, another one is construction without permits; so, you'll probably get another 10% 

construction without permits, and there's a whole series of different types of complaints we receive, but 

we did get the request from the Council to look at it; we looked at it, I think we gave you a great 

product. There are a couple things that the Planning Board wasn't too thrilled with, and I get it, but I'm 

happy to answer any questions, and if there's any specifics that you have for me, I would be glad to walk 

you through them. I know that one of your members, Chairman Dewey, was looking for some details on 

some of that information that we had, I didn't have a chance to put that together, but I'm happy to do that 

for you if that would be helpful. I also would like to throw out there, for the Ad Hoc Committee on 

Home Occupations, I put together a PowerPoint presentation, and I'd like to offer that to you as well for 

your committee to review if you would like.” 

Chair of Committee asked the members if anyone have any questions. 

Mr. Robichaud stated “Well, the only thing I just wanted to lead off with is, if you remember back to our 

first meeting when we first got together, we kind of talked about how we conduct ourselves and what 

kind of process we'd use and for me, the most important thing when looking at something like this is 

first identifying, is there a problem? Is there something here that needs to be solved? And we've heard 

that. We've heard that from members of the public. We've heard that from each other. You know, Jake, 

you wrote a great letter once to Planning Board, which brought up this very issue. Is there a problem? Is 

there actually something here that needs to be solved? so that's kind of where I think that we need to 

begin.” 

Mr. Robichaud stated “at the Planning Board, we looked very, very carefully at this in a very detailed, 

thoughtful manner and the result of that was that the Planning Board decided, it was not something that 

was, there was not a problem that needed to be solved. We also had that backed up passionately by a 



room full of members of the public that agreed that it was not the will of the community to make a 

change, that's just my experience, and I think that we should lead with identifying, is there a problem 

here that needs to be solved? and if I may, just one last thing; so when we looked at it as a committee, as 

a group, there were some enforcement stuff that was very specific that would help with enforcement that 

over what we have now, there were a few minor changes. I'm happy to go through the red line and point 

those out maybe at the next meeting or one after that.” 

Chair of Committee thought and mentioned “I think I'd like to go through the red line, you know, put it 

up on the screen and go through it. Anybody else have comments? and thank you, Commissioner 

Florence.” 

Councilor Clark asked Mr. Florence “I know that the Town Council approved an increase in the 

fee for annual rental inspections to enable you to hire more staff. Has that been able to occur or are you 

in the process? 

Mr. Florence answered: “Thank you, Vice President Clark, so that's not related to the Home ops 

or the cars or vehicles; that is a separate item completely. We are in the process of getting staff for rental 

registration stuff. It's an enforcement issue, but it's not related to these items.” 

Chair of Committee recognized Mr. Robichaud: “The 2024 data shared on the April 17th memo from 

the Planning Department, you know, just looking at that data, I will state just from eye level, the data 

does not support the conclusion that there is a problem based on what you just said. It’s clear you see a 

lot of complaints; you see a lot of properties specifically with multiple complaints made against them 

again, what we're discussing accounts for 8% of all complaints, which to me is not something that's 

identifying a specific problem that needs to be solved, so I do second the comments that you made there. 

Would you, in your experience and opinion, state that these 2024 numbers are drastically higher or in 

line with 23, 22, 21? and can you also talk about how COVID might have impacted that?” 

Mr. Florence answered, “You know the numbers may be up because more folks were here, but when 

you look at the percentages, are we staying flat?” 

Mr. Robichaud: “Are we rising rapidly? or are we declining? Can you just give a high-level view of that 

since we're just specifically looking at 2024 numbers?” 

Mr. Florence answered: “Don't quote me on this. I'd have to go back and pull those details for you, but 

my, as I recall from previous years, it's about 750 to a thousand, generally for the Building Division and 

the same numbers for our Health Department, so we get a couple thousand complaints a year under, 

under 2000, but they're pretty consistent numbers. 

Mr. Robichaud: “And do you have any sense of that, again, that percentage related to commercial 

activity in a residential zone? Do you have any sense of how the data has been trending?” 

Mr. Florence: “I would say it's static.” 

Mr. Robichaud: “Static.” Okay, yeah that was my thought as well. Thank you. 

Jake Dewey: “Commissioner Florence thanks for being here, just sort of what I had put in that email was 

just can you quickly just sort of bullet point through what the process is just for for everyone here in the 

members of the public when a complaint comes in based on our current ordinance and bylaw just so we 

can understand you know how it's received the inspection or whatever that happens and then the result 

and follow-up etc. if there is a violation to this in our current ordinance.” 

Mr. Florence: Councilor Ludke had to sit through a presentation with me and my staff at our office at 

that one time; we have a permitting software called OpenGov where our staff as they didn't have a 

complaint or code compliance module to that, so we worked with OpenGov to create that and we have 



what I think is a pretty good functional code compliance program within our permitting software; when 

somebody calls a unique identifier and gets assigned to this the complaint it gets entered into our system 

and there it gets assigned by our code compliance officer who is Robin Anderson and she will assign it 

to the appropriate inspector. It may be a health regulation that's getting enforced or building division 

regulation or zoning and so she'll assign it to the right person that individual will go out and do an 

investigation; when after those investigation when the investigation is done they document their findings 

in our system sometimes it takes more than one investigation sometimes it takes many, many 

investigations depending on the situation. Once it gets entered into our system and we generally get 

compliance I would say the vast majority we get compliance there are a few outliers where we have 

issues where we might have to take somebody to court or refer somebody to legal for court action. 

Mr. Dewey: “Okay so do you feel that the existing ordinance is enforceable to cover some of the issues 

that we have or are you often getting a complaint going back doing the research and then determining 

that they're within their rights based on the current bylaw ordinance.”  

Mr. Florence: I think the ordinance is enforceable, could it be better, always, can we do things to 

improve it, sure and we've recommended that some of those in the red line version that you see 

Chair of Committee asked if anyone else had any questions: Councilor Bloom: How did we get this here 

before us today? The Town Council thought that there was a problem is that is that correct?  

Mr. Florence: The way it got here sir, Councilor Bloom, was there were a series of complaints 

particularly from a couple of individuals that made it to the Ad Hoc subcommittee on Zoning and that 

subcommittee recommended that we look at it, we had a group of folks from administration such as 

Director Kupfer and others who asked us to look at it and that group came up with the red line version. It 

then went to the Planning Board and was supposed to make its way back to the Town Council for 

legislation and the legislative process and the Town Council decided that it would be best after hearing 

the Planning Board's recommendations to move it to a subcommittee and that's why we're here now;  

Councilor Bloom: One little nuance to that if that's okay to explain, a couple of Councilors 

recommended this to go back to the Town Council Ad Hoc Zoning Committee, but it ended up going to 

the Administrative group that was the Assistant Town Manager, Andy Clyburn who established a group 

of department heads as Brian mentioned to put forward some recommendations so ultimately it started 

with residents requesting from the Council, then Councilors asking the Town Manager to address this; 

the Town Manager asked department heads to come up with a red line red line version and that came to 

Town Council and ultimately went to the Planning Board where that was the first opportunity for a 

public hearing.  

Mr. Florence: The Planning Board spent several nights on these topics and the public commenting, 

ultimately it did not recommend this. It then went to the Council and the Council said we agree it 

probably needs more thought and needs more public process and provide it to you all. I should have 

been clear that there were some complaints brought to the ad hoc subcommittee but the ad hoc 

subcommittee at the time apparently wasn't charged with looking at zoning enforcement so that 

subcommittee brought their concerns to the Town Council. Mr. Schulte is here, I’m sure he’ll be able to 

tell you more about it, they did a really good job on their committee, so I'm sure he can enlighten you on 

how that process went and how it ended up at this ad hoc subcommittee. 

Councilor Bloom: I’m just uncomfortable I guess saying that there is no problem, I’d like to find out 

what problems there have been and if there's a problem we need to address it in this committee; 4% is 

still a problem, so you know I’m not comfortable right now just saying there is no problem you know 

what I mean?” 

Mr. Florence: Understood and all I want to add is you know I also agree Mr. Schulte did a great job with 

his committee he heard those complaints and for that reason entertained them ultimately your Legal 

Department reminded the committee that that wasn't part of the purview, but I don't think Mr. Schulte 



wanted to shut those folks down, which is why that was brought to Town Council, and Town Council 

saw a path of sending that to Administration to work on it. I will say that it is my opinion that at Mr. 

Schulte's ad hoc committee, there were the same individuals at each meeting. There were five to ten 

individuals at each meeting. That might even be a little bit high. I personally wouldn't consider that 

group to be representing the will of the entire community. What we saw in this room before the Planning 

Board, where the room was full, that's what I consider to be the will of the community, so I do agree 

with Councilor Bloom's comments, and I just, based on my experience, I don't see something here that 

really needs to be solved, but happy to look through it as much as possible, or as the Chair sees fit. 

Councilor Ludtke stated “I'm not sure, you know, that the will of the community is something that we 

can accurately measure, and, you know, sometimes they say you get ten people constantly complaining 

about something. Well, maybe, you know, there's a significant number of others who are also feeling the 

same way, but they're just not saying it I'm not sure how to make a definitive judgment that this is or 

isn't the will of the community. That was a great comment for everybody. I'll make a comment, then I'd 

like to go to public comment, and then we can return. 

I absolutely think there is a problem. A lot of it's in my precinct, and I think it depends on where 

you live, what you see. In Hyannis, you see things you don't see anywhere else. I've been in the living 

room of several of my constituents, and the stress level is palpable because of this, and I think that 

there's two issues.  

“One is, you know, I'm looking at it in front of us here. I don't know if it's up on the screen, but we have 

kind of this vision that maybe is hard to capture of what a residential property is and we're trying to 

ensure our residents are afforded that opportunity to live kind of in peace and tranquility because this is 

probably the biggest investment of their lives, their home. We also have a system that is complaint-

based. That's been verified many times so it's upon people to complain, you know, rat out their 

neighbors, if you will. It makes very awkward situations, and I've talked to several people, and it creates 

really uncomfortable situations neighbor to neighbor and then further, if you really want to take this to 

the nth degree, which I'm talking about a court case, you have to be an abutter, and I think a direct 

abutter perhaps, I think Commissioner Florence has said so; it really is an awkward situation, and I don't 

like to put our residents in it that's why I say it's a serious problem and the situation is a home 

occupation in a residential neighborhood, which we have an ordinance; I think it's incumbent upon us to 

look at that ordinance and figure out, because we did this to ourselves. We put home occupations in our 

residential areas for whatever reason maybe we need to think about that, why we did that and think 

about how we could minimize and not put, we always in this town put the burden on our residents. Then 

I saw some of the responses to, in particular, I won't give the name of the administration, but I saw the 

response from the town, and it took eons. First, it was, well, I've got to submit for overtime, because 

during the day we don't see this and then we finally submitted for overtime, perhaps we can write this to 

be more streamlined, maybe perhaps clearer. Just enforcement and not force people to keep 

complaining. I think we have a problem. Although, I understand, Steve, it's not a huge problem, because 

it's very isolated in certain neighborhoods. I will give you that. So that's why some people are saying, “I 

don’t see anything, but I will say, I see a lot, and I hear a lot.” 

Chair of Committee asked for public comment.  

Councilor Crow mentioned that “It is a problem, and because it isolates only a certain small group of 

people who are next to these things, it doesn't seem, it's easy to say it's not and are we continuing to 

enforce the laws that are on the books right now, saying that if you're outside the boundaries of a home 

occupation, that, you know, you've got to quit it?”  

Councilor Crow asked if on the town website, is there a form to request enforcement prominently 

displayed? 



Mr. Florence stated: “Councilor Crowe, thank you for your question. That's an important one; so when 

we created the code compliance module in our software, there were some problems with it in that it 

would expose sensitive information, people's birthdates and social security numbers we don't make that 

as a public forward module, but we have been working actively and have had instructions from the 

Town Council and during the quality of life committee. We've been working with our software company 

to make that happen and trying to put together a way for citizens to go online and enter those complaints 

and also for them to be able to track them and understand what's going on with them during the life of 

the complaint. It's not something we have at the moment, but we are absolutely doing that.” 

Councilor Crow stated: “Yeah, I think that's what we need to do that.” I understand other towns do this 

right now, so they have it available. I think it's easier for to go flipping through everything, have it 

prominently displayed. If you're having problems with some occupation, here's a form to fill out, and we 

will respond to it. 

Mr. Florence answered “Yeah, I think that's important.” One of our residents asked us for that, and so 

we're actively working on that. 

Councilor Crow “Yeah, okay, that's good. I like to see that, but I, you know, it just because, say, there's 

eight people, if this person runs a business for indefinite amount of years, that's that's really taking 

advantage of this person's quality of life, and I think that's a saying that there's not a problem, there is a 

problem for those people, and it's a major, major problem. I think we need to fix those few problems, 

and I think that will cover it if we have the strong enforcement of those few. 

Chair of Committee thanked Councilor Crow for his comments  and asked for public comment and just 

state your name is all. 

Bob Schulte from Centerville: “Just one of the clarifications of this since my name was 

mentioned earlier on a couple of things. I think Jim was probably the most accurate in describing the 

process, while generally there was a discussion of enforcement, it was not focused on home occupation 

and parking, as part of the ad hoc, and it was because of those discussions that there should be for the 

discussion it was not specific to this while there were comments made. Mr. Robichaud's comment that 

there were only four or five people that showed up at the meetings all the time, there were a lot more 

people who wrote emails and commented beyond the maybe the three or four that you happen to see, so 

I think it was much broader than that. I don't have the same access to the information that Mr Florence 

has, and I'm not here to comment on how big the problem is, but it was larger than four or five people. I 

think that's a misrepresentation of the amount of people. And finally, I think a couple of the things that 

Mr. Florence's commented on, I would agree with Councilor Crowe's comment, It was over a year ago 

that I was part of a group that met with Mr Florence and some of his team, we looked at the system and 

there was talk then about having a way for people to go online and enter that information, so I would 

hope now that we're a year long, we're still working on it. I'd like to see that type of thing put in place as 

well, so just wanted to make those comments, thank you.” 

Chair of Committee welcomed Eric Schwaab who lives in Precinct 3 in Hyannis. “So first of all, 

I think that Planning Board Chair Robichaud owes the community an apology for dismissing the 

concerns of neighbors about commercial vehicles parked on the front lawns. Just last night, I was 

speaking with a significant property owner in town who was complaining to me that his neighbor had 

parked a honey wagon on his front lawn. This is not a pickup truck; this is not a boat trailer. It was a 

honey wagon, okay? Just parked it right on his front lawn, left it there overnight. The lack of 

enforcement of basic decency is severely lacking again and again and again. 

This process started two and a half years ago during COVID when neighborhoods were overrun 

by unlicensed home businesses the lack of enforcement of basic decency is severely lacking again and 

again, I’ll say it again, the lack of enforcement of basic decency is severely lacking again and again. 

There are unregistered rental properties, and just phenomenal amounts of just vehicles of every kind, 



whether they have stickers on them or not; and to this day, you can drive around Hyannis on a Sunday 

morning and without even trying, you can find 15 homes that are completely overrun with vehicles and 

trucks and equipment by just driving 10 blocks; So the idea that this is not a problem is really 

unfathomable; I just don't even understand. You must not get out of bed before 11 o'clock on a Sunday 

because those of us who do drive around on a Sunday morning see it all the time. 

Now, there was a substantial effort made by citizens to address this problem. We even wrote 

code that we thought would be appropriate to be considered. That code was buried by the Quality-of-

Life Committee who threw it in the trash. It was ignored by the Planning Board and the documents you 

have before you now are defective because they do not represent the wishes of the community. They are 

so bad, in fact, that they are so bad that they are so bad, that I think 140 shellfish men came here to 

complain about them. They weren't expressing the will of the community. They were expressing outrage 

at the unbelievably poor quality of product that we put before them. They were outraged. I mean, the 

amount of comments that came off of that were astonishing. I mean, these people were mad. And so, 

yes, they were given a certain exemption, but the underlying problem, the problem that started this 

process, has not been addressed; so, what is the problem? The problem is that when you call the 

Building Inspector, he will tell you, oh, we can't enforce that. I said, “What do you mean you can't 

enforce this?” Right here in the code, he goes, well, that's unenforceable.” Well, you know, I read the 

code. It's in plain. “English, and you're telling me that it can't be enforced. Explain to me how that 

works. He goes, well, we don't have the staff to enforce that. Okay, so you don't have the staff to enforce 

it, but you admit that it's a problem. Well, it's not really a problem, okay? The runaround that the 

average citizen gets on a basic complaint of three vans with 12 ladders each parked next to the living 

room, it doesn't get addressed. You get a runaround, right? I mean, I once called 340 times on one 

property. 340 times. Why did I call 340 times because it was never addressed, okay; Lately, it has been 

very good because I started taking pictures of it and posting them on the internet and the friends and 

neighbors called them and said, 

your house is on the internet. He goes, well, you know, it's on the internet because you're breaking the 

code and it's not because of anything Mr. Florence did. It's like the neighborhood got together and said, 

hey, look, you've got to move the trucks. It's just not right. We're policing ourselves because of a 

complete lack of enforcement by Mr. Florence. I mean, it's just a complete lack of enforcement; now, 

here's the problem. He says he wants more money, right? He needs money to do enforcement, so he built 

into that quality of life plan an enormous fee increase. Enormous. 200-something dollars per home 

occupation so that means if you're painting at home in your living room, and you sell one once a year, 

if you make shell bracelets, right, and you sell them occasionally at a craft fair, that’s technically a home 

occupation and you need to register that, and you need to pay $200, $300 for that, because he wants that 

revenue to pay for the enforcement officers. Instead of coming to the town and saying, look, you know, 

we have an enforcement problem we need to allocate funds appropriately, right? He's trying to extract 

this, and that's a huge fee out of the public there's more than enough revenue going to this town from 

property taxes to enforce zoning. Every other community on the planet enforces zoning from property 

taxes. There is no need for an additional fee. It's absolutely, absolutely insane and I could go on, and I 

will. Let me say this. I have a huge amount of documents available on this topic, including coherent 

zoning that was reviewed by attorneys off-cape who think that our zoning needs a complete ground-up 

rewrite, right? I suggest that you roll all this back and go back to the starting line and look at the zoning 

we have now and have the Director explain to you what it is, and what isn't unenforceable. You should 

not have a line of code on the internet that is unenforceable. You shouldn't. The first thing you should do 

is just going through it line by line, not the red line. Go back to what's on the internet, what's in E-code 

360. 

Look at what you have there and have the Director identify those portions that he feels are 

unenforceable. Then look at the problems you have and then see what amendments you need to make 

to the stripped-down code to fix the problem. That's what we did. We spent nine months reviewing all 

the code line by line, stripping out everything that Director Florence claimed was unenforceable and 

adding back everything that we thought should be enforceable. All that work was done by citizens, 

on a volunteer basis, was thrown in the trash. Why? Why would you throw a citizen effort in the trash 

and then claim that there's no problem? That's outrageous. Thank you very much. 



 

Chair of Committee: Before we go to our next speaker, I just want to make one comment to Mr. Eric 

Schwaab. Although, legally, you can say whatever you want up here, I wish you would not attack 

one of our members here. Steve Robichaud is the head of the Planning Board, he was stating his 

opinion, which I value, because that's why he's on here. You can have a disagreement with him, but you 

have no right to demand an apology for him stating his opinion, because that's his value here and I need 

his opinion. 

 

Mr. Schwaab answered: I'm sorry I misspoke. I apologize. 

 

Chair of Committee: Yeah, no, thank you. It just, it doesn't help. I've been in a situation here on the 

Town Council where someone demanded that I apologize. So, you know, it doesn't, anyone can say 

anything they want. There's been a grand jury law in Massachusetts where you can come up here and 

say every profane word you want, but I'm just trying to keep the committee moving forward in a positive 

way. 

 

Chair of Committee welcomed Kathy Strudwick. “I actually live in Hyannis. My query is this. Lincoln 

Road, it's becoming a commercial road. There's one particular house with lots and lots of heavy vehicles 

on the lawns and that type of thing. Now, also there's like a little toilet situation on the front garden as 

well. I don't know if anyone's aware of that, the commercial part. It's an ordinary house becoming a 

commercial property. I just wondered whether anyone else could take a look at that situation, please. 

That's all I have to say” 

 

Chair of Committee asked: “That's Lincoln Road, correct, you said?” 

 

Kathy Strudwick: “Lincoln Road, yes. It's becoming commercial. In one particular house, they've 

got all of these Cazeault trucks and things like that and they've gone way into the garden. They've put an 

ablution there, or toilet, whatever you might call it here. It's at the end by RT 28 The house is close to 

28. 

It's got lots of trucks there. It's got a yellow kind of, or green toilet right at the entrance to it and then 

they've got all this garden at the back made into a commercial property, parking, and that type of thing. 

I actually saw 15 vehicles there.” 

 

Chair of Committee asked: I wondered if anyone could look at that. I'm not quite sure of the number of 

that particular house, but you can't possibly miss it on the right-hand side going up towards RT 28 

 

Chair of Committee: Okay, thank you. 

 

Mr. Schwaab: I can give you clarification on that. That's the tree-cutting operation that has 

multiple vehicles there. There were some resolutions to the issue probably two years ago, and some of 

the vehicles were cleared out, and one by one, they came back. That's how it works. They bring one in, 

test the waters, bring in another one, test the waters and then 18 months later, the neighbors are right 

back to where they were before, because there is no enforcement. 

 

Chair of Committee: Okay 

 

Mr. Schwaab: Now, we asked for a separation of enforcement from building. This is the modern 

way of doing things. Other communities that support enforcement from property tax dollars have done 

this quite effectively. It takes one, at most two, inspection officers. Sometimes it's a retired police 

officer. 

Someone just wants to pick up a few hours. There are other ways of doing this and not placing the entire 

burden on the Building Department, but there are other ways of doing this but there is a government 

department who is clearly busy, given all the apartments we're building. Okay? with all the apartments 



needing to be inspected, enforcement has fallen into the wayside. I understand, because the building 

brings revenue. The building brings taxes. Enforcement is a cost. There's no money in enforcement. 

Okay? by not enforcing, by not separating these functions, it's quality of life, especially in Hyannis, 

which continues to be hammered. We're getting hammered with everything. 

 

Chair of Committee asked for any other public comment: 

 

Chris Gregory from Centerville. I'd like to challenge one thing I've been hearing over and over 

again, and it's the word enforcement, and that that's the only course of action here. Councilwoman, 

Ludtke you mentioned, and this is a sensitive or awkward thing for neighbors to have to bring up 

because it creates a sense of tension, essentially because if our only recourse is enforcement, then the 

only end result they are looking for in calling about an issue is that they're looking for their neighbor to 

be punished and I think, there should be a question of, do we have a service to mediate between a home 

occupant and a neighbor who is having problems? And again, to identify, what are the negative 

externalities of the presence of the home occupation that are causing an issue? If it's light, if it's noise, 

if it's hours of business, if it's someone leaving a portage on their lawn, having odor, leaving materials 

that are unsafe, I think that those are things that someone can address and mediate between the two 

parties, and then set a level of accountability for the home occupant and there can be passive monitoring. 

You can put up a trail camera or something to keep an eye on what's going on with the property and 

have some verification on what's going on. But I think that there's, there doesn't seem like a function to 

de-escalate in these issues and to me, I do agree, I don't think that this should be a fee that home 

occupants pay. This is a service to the people in our town, and I think that when people ask for new 

services, they should be aware of what they're doing. They should be aware of what it costs, and aware 

that they're paying for it. I think that even goes back to when we were talking about snow plowing, 

Councilwoman Ludtke, we were talking about whether they were plowing the road clean or leaving hard 

pack, and there was the answer given oh, well, the people asked for us to plow the road, so we don't do 

hard pack anymore and that costs money. So, there's, that is a new service that was kind of creeped into, 

what we're providing, but the cost of it wasn't actually surfaced to the Town Council. It wasn't vetted so 

we need to be aware of the costs that are associated with getting the results that we might be asking for. 

When we're talking about costs, we also need to consider the ramifications of making changes because 

there might be a discomfort in, like, it sounds like there are some, I don't want to say bad actors, but 

some extreme cases in the town, in general, there are people that, you know, you move here, you have a 

romance about what the idea of the Cape is you left your old home behind, you don't want to feel like 

you're in a suburb or anything anymore. You want to be in retirement or be in this space that feels 

special but that doesn't mean that you don't need services. That doesn't mean that the people that provide 

those services aren't going to exist among you and so if all of a sudden, you're saying, “Well, I want to 

see these things anymore, and they go away, what then happens if your boiler explodes or a tree falls on 

your roof? How much more does it cost when we're pushing, if the changes we make push services out 

of the town or reduce the number of crews that people can afford? Do we even have bays available in 

the town or in the area, in the county, that we can relocate this equipment into? What cost does that 

bring on the people running these businesses? Does that result in them reducing headcount? Does that 

result in them increasing prices? So those are downstream effects on the people living here that you 

don't think of when you're saying, oh, I don't like the three trucks next to my house. 

I don't want to see them anymore. It's easy to get to see a thing every day and zero in on that on the 

problem and then not completely look at the complex system of our town and understand what 

downstream effects we're going to see from making a change. I think that that was highlighted a lot 

with the building height coming out of the Ad Hoc Zoning where I think when they actually put up 

the building heights that were recommended were way taller. What ended up being recommended was 

way taller than what you intended to recommend. And there needed to be some discussion with people 

in, with subject matter expertise about what would work and so this is all to say, I would like to, I would 

love to see a map of Barnstable and where these complaints are. If we have a map of our registered 

home occupants and see where they are and kind of understand what, like, are there hotspots? 



Are there consistent problem individuals? What we can do to deescalate the tensions in those areas and 

reduce, reduce negative externalities because I think if you do all this right, a lot of the people that are 

coming and talking at this committee, including me, aren't going to be 100% happy. I'm probably a little 

bit looser on this than, than I should be. There are probably people that want things to be a lot tighter; 

But that's not your job. Your job is to, to find the sweet spot and I think that it's a slippery slope when 

we focus on just the number of vehicles, the number of trailers, the number of pieces of equipment that 

you can see because at that Planning Committee meeting, you had people coming up and saying, well, I 

don't like seeing my neighbor's camper. I don't like; I don't like seeing my neighbor's storage unit on 

their site; My neighbors had a pile of mulch on their driveway for two months. Where, where does that 

stop? What, what, there, there's always going to be a next thing to have to deal with and you can't zone 

neighbors having to get along with each other; so, I think that there is a question to look at in terms of 

process and how we're addressing complaints and making people feel heard, but at the same time, 

delivering a solution that is sustainable to all parties, and it might even be worth bringing in animal 

control because they must do this type of thing all the time. You know, people complain, people are 

home all the time they don't like hearing dogs barking. We put up the hearings on YouTube of people, 

you know, having to mediate the dog, the dog noise with people that have had enough complaints. 

They might be able to help understand how we're navigating those issues but, you know, this is the first 

time you're talking about this issue you're, not even beginning to scratch the surface. I look forward to a 

lot more sessions of you coming to understand the space more and figure out what needs to be solved, 

and it doesn't just have to be zoning. Thank you very much. 

 

Chair of Committee thanked all the speakers who came in tonight to speak about the issues. Chair of 

Committee recognized Councilor John Crow. The last gentleman that spoke was basically asking  

why do we have to enforce anything code wise? We'll just work it out some way and, you know, the 

intransigent are these eight people or whatever we're talking about. It's not a lot of people. It's not a lot 

of enforcement and so I don't see that as a major cost like I said, you could, and again, back to what Eric 

Schwab said, this is the way you can put a form on page one of the town, town website. so people can 

get that form, post it tomorrow and there's no reason it triggers a duty to enforce. It is courteous to 

residents. Period. So if you're lucky enough not to be parked or live next to one of these things, well, 

good for you. It doesn't matter to you. The other people, it does and to a very, very extremely 

aggravating degree and if we have, from what I understand, those ordinances are on the books right now. 

Am I wrong about that, Brian? 

 

Mr. Florence answered: You're correct Councilor Crow Most of those are on the books already the 

problem we run into though is when a citizen comes to me and says, can you stop somebody from 

parking in a road? I can't. I don't have the authority to do that. That's something that belongs to another 

agency within our government more specifically the police department. When somebody calls me and 

says, can you enforce somebody who's driving into the conservation areas? I can't. We have very 

specific lanes that we're supposed to stand in and we're supposed to work in and when citizens that don't 

understand our work and don't understand those lanes don't get the satisfaction they're looking for, they 

get really ticked off at us. There's a false narrative that we're not enforcing and it's really starting to 

irritate me because we enforce very well. We do a good job and I said earlier this evening to this 

committee that we get 700 complaints a year. The vast majority of those are corrected. There's a 

gentleman here tonight that's been up a couple of times who wants somebody to go over and tell his 

neighbor he can't park in the road. I can't do that. I've given him the path to get that done. He doesn't 

agree with it. I can't help people that disagree with the rules or how to enforce them, especially when I'm 

doing it the right way. It's a false narrative you're getting that's why I said in the very beginning 

this has a lot to do about nothing. I'd be happy to take and look at every single instance that the 

gentleman that was up here asked me to enforce and I will show you each and every single case I wrote 

him of 36 charges that he brought to me and of the 36, two of them were enforceable by my office. 

I did the enforcement but he's not happy because the other 34 irritated him. I don't blame him. He's upset 

about the conditions of his neighborhood and that's fine but don't point the finger at me and say he's the 

reason. It's not good. I do my job. We do a darn good job, and my staff work their tails off, so, yes, 



they're on the books, Councilor Crowe, and we enforce the rules on the books. If I had insulted you in 

any way, I didn't mean so. I just wanted an answer to the question. 

Councilor Crow: No, sir, you did not insult me at all. I just think, you know, I keep bringing up this 

form. It would be a way to us to have a timeline and us to have, you know, get out and get these, you 

know, recalcitrant, a small amount and I think that's not much to ask. and it may not be the major 

because it's only 8%, but still it's somebody's nightmare and believe me, if you get in that situation, 

everybody will be singing a different tune that's why I appreciate it, Brian. 

 

Mr. Florence answered: We fully agree about the form, sir, and we are going to make that happen and 

much more. I don't really want to tell the person's name who gave the committee a series of suggestions, 

but they were very good suggestions. They came out of Osterville, I will say that and the woman that 

brought them forward was very thoughtful in what she said to us those are all being worked on, and the 

town is paying money out of the tax base to get that work done. 

 

Councilor Crow: Okay, thank you. Do you have a timeline on that? 

 

Mr. Florence: I don't. We had an issue with the software company. We're trying to work through ITs, 

working with them now but as soon as we can get it done, we will get it done we are motivated to get it 

done. 

 

Councilor Crow: You must have put out an RFP or something. Could that be presented so we could 

understand it?  

 

Mr. Florence: I would ask you to, you know, let's talk to the IT department. I don't really have those 

details. It's being run by the IT department? It's the software. 

 

Councilor Crow: Okay, but the form... 

 

Mr. Florence: It's a component of the software, we'd have to have Mr. Benoit come in here and explain 

what you’re asking about is where we are in the process Director Benoit, I'm sure, would be able to 

answer that question. Maybe even Mr. Kupfer knows. 

 

Mr. Kupfer: I don't know. I don't know where it's at right now. I know that there was an issue with the 

workings of the work process they were going through, and so we're trying to fix that;  but IT... just to 

understand, IT would do the technical aspects, but the body of the work, what you're filling out, 

wouldn't that fall under your purview too; I mean, they're just doing the technical piece. They're not 

trying to figure out what needs Are going to be for the form or the information that needs to be on there, 

are they? 

 

Mr. Florence: They're developing software. The building commissioner does not develop software. 

Councilor Crow: But you gave them requirements. No? 

 

Mr. Florence: Yes. We have a whole series of things we're looking for. We want to put a document 

forward that people can fill out. We want people to be able to go into the system and track the 

complaints that they've made to see where they're going. The building commissioner doesn't write code. 

 

Mr. Kupfer: Madam Chair, if I may just expand on that just a moment. So yes, Brian's team has been 

working with IT to establish that form. There's no RFP because we don't have it so there's no RFP to 

establish that form. There's no RFP because we're hopeful that we can integrate it into our system that is 

OpenGov; they're working with that vendor at this time to try and create that to expand the current 

platforms that we must allow for exactly what you're saying in terms of forward-facing forms that would 

then work into our already existing system where all of Brian's team's building permits and others. It 



would just hopefully work seamlessly with the existing platform that we have, so that's where it's at 

atthe moment. 

Councilor Crow: Okay, thank you. 

 

Chair of Committee asked: Does anyone have any response to the public comment? 

Mr. Robichaud: Yeah, I'll offer some, I appreciate that. You know, I just wanted to state that, certainly, 

I think, from Brian's standpoint, any tools that we can offer Brian to improve his process related to 

enforcement, I think, is a worthy conversation to have. My concern and my prior comments are simply 

related to changing the zoning that affects the entire town. If you actually look at the numbers, close to 

29,000 parcels in the town. If you look at the complaints listed on the memorandum, April 17th, there's 

153 parcels that were affected by complaints related to commercial activity or vehicles in residential 

areas. It's less than half of 1% of all parcels in town. What I worry about and what we heard from the 

public was let's not let these bad actors limit what we can and can't do on our private property to change 

the rules for everybody. There's a lot of folks in town doing things the right way and following all the 

rules, and what I would hate to see happening is for additional restrictions, limitations to be placed on 

their lives and their livelihood. I love the conversation about enforcement. I think that that's a worthy 

conversation to have. Interested in hearing more from Brian, what we can do to maybe make some 

tweaks, but when we went through this draft, when we went through this red line, what stuck out to us 

was the significant changes and limitations to zoning for what people can do on their private property 

and that's what was our biggest concern. Then I also just wanted to thank Mr. Gregory, I think he took 

off, but every time he'd come in, he'd say, I'm sorry, I'm sorry, I'm sorry. Every time he comes to speak, 

he always has such wonderful comments and really did appreciate those. I loved the progressive 

approach related to potentially de-escalation and mediation. Inputting that into the process, I think, 

would be a wonderful endeavor. I really appreciated those comments. 

 

Councilor Clark: In response to Mr. Gregory's comment, Mr. Gregory's suggestion about mediation. 

When we write regulations for our town, people are either in compliance or not. I don't think that we 

want to put staff in a position of let's make a deal or something to assuage, even though I understand his 

comment. I worked alongside the dog officer, animal control, and I understand that dealing with 

complaints all day and contentious, situations isn't easy; but I think that we wouldn't want to put staff 

in the position of being able to, his words, mediate and excuse a violator or not based on keeping the 

peace. I think that either someone's in compliance or not. I do think that, although it's a good idea, 

I do, like his line, I wrote it down, you can't zone neighbors to get along; I understand that sometimes 

people just don't get along. On the other hand, we don't want to put staff in the position of having to 

judge. I'm sure every day they have to understand the difference between what is a hard line and what is 

justified in some of these complaints and what is not justified in some of these accused violations. 

But I don't think we want to put staff in a position of being mediators and modify the regulations 

that we work so hard to establish. 

 

Chair of Committee mentioned: I think wreally good comments. I too appreciated Mr. Gregory, what he 

had to say, because it does get to be an emotional level. As I say, I've spent time in people's living rooms 

and it's very emotional. It's very worrying for those who are suffering from this, it's a unique kind of 

suffering and it's, I like the idea of this form that would get us out of this; and again, our town, 

maybe we need to rethink this complaint driven, you know, and then further saying, well, I can't take a 

complaint from, like Kathy. Kathy doesn't live on Lincoln Road, but yes, she's seen this. So why can't 

she complain? And they said, oh, no, you have to be in an abutter situation in case we go to court. 

Well, oh, wait a second. You know, so I think maybe this, this form might help us get out of this. 

You know, he said, she said, and this neighbor on neighbor, which is incredibly unpleasant for people. 

Kathy, I will say we did just have a, Mr. Kupfer hosted it. Lincoln Road has been identified as 

problematic. I think I know the exact property. I think I spoke to the woman. In fact, she was at the 

meeting, who lives in Lincoln Road. I think she was right across from that property, so we've addressed 

that. It was a very good meeting. It was well attended by the residents there and some really good 

comments. Jim had an entire aerial picture of all of Lincoln Road laid out and people were to put 



comments on there; so my kudos to Jim for putting that together. Then I understand a sign is already put 

up, a speed sign, because I heard from one of the residents that is in my precinct. I heard from one of the 

folks there who attended it he said, it was kind of cute. He said, “I don’t always want to complain. but 

you know, here's a positive thing. They put up a speed sign.” And I said, “well, I said, I don't mind your 

complaints, but it's also good to get good news.” 

So that's good and I think we're going to really stay on that. So that's an example cause you brought it up 

and I think if I'm correct, Commissioner Florence, that was, Lincoln Road that was also where you had 

an individual with a business that became very successful and a good business and it became so 

successful. I think Chris Gregory mentioned contractor bays for vehicles storage, this individual couldn't 

find a place and he had to leave. I mean, that's horrible. I think that happened and that's again what Chris 

Gregory talked about. There are unintended consequences. That's a whole fabric that gets impacted we 

all know there's not enough contractor bays. There's not enough Thornton Drive to go around it's being 

forced into the neighborhoods, this is very complicated. It's very difficult; that's why I think we see some 

people that say, not a problem and other people say it's a huge problem because it's very, it's isolated and 

it's, in the neighborhood and not everybody's;  Kathy's a good example again Lincoln Road gets a 

heck of a lot of traffic which is why we studied it but some of these other roads like in my precinct 

nobody goes down there except the residents and the people at these home occupations so you say 

what's going on well there's a lot going on, on those roads so maybe am I correct on that business. 

 

Mr. Florence answered: “Councilor Ludtke the fact of the matter is we issued thousands of dollars of 

fines to that individual and a previous speaker was correct they stopped doing what they're doing and 

apparently they're back doing it we have four people that go set have to address 76 square miles of town 

we are not all-knowing and all-seeing it's not possible for us to go beyond complaint-based unless you 

get a police force and even our police force is largely complaint-based so it's possible that Lincoln Road 

is back at it and I would invite the woman it was up earlier I forgot her name to please call my office I'm 

the building inspector my name is Brian Florence you can reach me and we'll be happy to get back over 

there and get get to work on that but we issued thousands of dollars in fines to that property.”  

 

Councilor Ludtke stated: Okay just one thing when we go back to the complaint base and you said 

earlier you know people complained to you about things you can't enforce but I don't think that's really 

our residents’ problem, I wouldn't know who to call for every little thing.  

 

Mr. Florence answered: That's fair and I had a lady call me today and I'm sorry to interrupt you I 

didn't mean to do that, I had a lady call me today one of Councilors constituents I think he probably 

could even guess who it is and we had a great conversation she had and she apologized for calling me 

but she didn't know who else to call and she had an issue with the roadway and she had an issue with 

something else I forget what it was now, I gave her the numbers for the directors and told her who she 

can contact and how to reach them. We do that all the time. We're happy to provide that information. 

It's not reasonable to expect us to get it done, though, to enforce parking on a street. We can't do that. 

 

Chair of Committee recognized Mr. Schwaab for an additional comment. 

  

I just want to explain some of the nuance that haven’t been addressed, that were addressed by the 

citizens. When you say, well, I can't enforce them parking trucks on the road, it's a private road, and he 

can't enforce it, the director can't enforce it, and the police won't enforce it. They'll just laugh at you if 

you call them, okay? but the code for home occupations clearly states, in plain English, that all the 

vehicles associated with the home occupation need to be on the owner's property. That's what it says 

there, plain English, right? The guy's parking a work truck on the street in front of his house. Yes, the 

police won't respond, and yes, it's not the director's responsibility, but the code clearly states that the 

home occupation needs to put all the trucks on the property. It has to be contained on the property. 

It can't be on the front lawn. There's a number of different variants there; so this is, the enforcement isn't 

just a guy driving around in a truck, you know, or issuing tickets. 



The enforcement is, look, we're not going to renew your business license if you don't get those trucks off 

the street, because I got five complaints about them, right? 

The way you have to address these problems is to go directly to the license, okay, which the town does 

have control over. 

If you have an illegal boarding house, and it's not registered, and you've got 16 cars spilling out 

of the property, then what you would do is challenge the owner's right to rent that property, right? That's 

how, that's a very, very severe penalty for a reoccurring problem. I wouldn't do it on the first, you know, 

go, but if you have a chronic problem that's related to a rental, go after the owner. 

If you have a chronic problem associated with a home occupation license, go after the license, 

and just forbid the business from doing business. 

If you can't be nice to your neighbors and keep them happy, maybe you shouldn't be operating 

that business in these small cul-de-sacs, right? 

Thank you very much. 

 

Chair of Committee thanked everyone for all the comments, and stated “We've heard a lot of really good 

conversation, and again, I really appreciate our Zoning Board of Appeals and our Planning Board 

members for bringing your perspectives to this. That's why we're all together on this committee and for 

the public comment. We have the red line in front of us. We can proceed as the Planning Board did and 

go through it. I might prefer to gather some data. I think we had some good suggestions from Mr. 

Gregory, and I think, actually, Mr. Schwartz. Mr. Schulte had worked on this, and I don't know if 

Director Florence has this; the map, so we can see where, do we have a map because maps are a nice 

visual reference versus a list of streets where nobody can quite place those. Do we have something 

plotted on a map that we can see where we've had most of the issues?” 

 

Mr. Florence answered: We do not currently have that tool. We don't use that. We can develop 

something, but we don't currently have that for our purposes. 

 

Mr. Kupfer: So as long as it's acceptable to share locations, Planning Department can work with the 

Building Department to create that map. That's not an issue, as long as it's allowable to share locations. 

 

Chair of Committee wanted to clarify her request; “I mean, you could take the list of addresses and just 

tell AI to put it on a map with no roads, and then no one would know what address it was. I'm not 

particularly interested in the address. I just want to see kind of, in general, where it is, where it's popping 

throughout the town of Barnstable. If we could do that, can we do that? I'm not, again, I am absolutely 

not out to nail anybody. I'm not here to do that. I'm just trying to get some information so we can make 

informed decisions. 

 

Councilor Clark asked: “I'm wondering if the Legal Department needs to weigh in on that to protect 

privacy. Can you follow up on that, Jim, and see what the art of the impossible.  

 

Mr. Kupfer: “Yes, absolutely. I can check with Legal, and if we need to be a little less obvious about 

locations, we can make that happen, too, on a map. Mr. Kupfer explained that today is about kind of 

forming that base, so any additional information you want, it's a night to really just lay it on us, and we'll 

get to work and provide that for you.” 

 

Chair of Committee stated it’s her belief that so much of this comes from this complaint-driven 

enforcement piece, can we hear from Mr. Benoit on where we are in that? That seems to be a significant 

piece of this. I mean, as I say, we can write this ordinance, you know, in a bubble, or we can try to find 

all the tentacles that it attaches to, and maybe address it in a more coherent way, and see what tools we 

have available to help formulate this. 

 

Mr. Florence mentioned to Councilor Ludtke, “I can save you some time. I'll contact Director Benoit 

tomorrow, and we'll find out where we are with negotiations on the process.” 



 

Chair of Committee requested that she would like to see the data fields you're looking at. 

 

Jake Dewey: I mean, I guess, like, I just want to go back to, we kind of have two things before us, and 

what the Planning Department provided us is sort of vague on where the issue is; so, are we having a lot 

of home occupations that are exceeding what our current home occupation ordinance states? Is that the 

issue? Is that sort of what we're focusing on as part one? I just want to bring us back to that. I think we 

should have a discussion on what we want to allow as a home occupation, what we want it to look like. 

Does the current home occupation need updating because what it allows is more than our town and our 

lot sizes can, you know, can handle? I think that's really what's before the community here right now is 

making that decision and if what's written, if parts of it are unenforceable, then we need to, you know, 

update that to decide. I think we could very easily have some generic photos of different businesses, 

maybe from not even this community, of how they're operating from homes and say, this is acceptable, 

this is not acceptable and then try to craft something that keeps us within those bounds of what we feel is 

acceptable in our community. 

 

Chair of Committee agreed: Yeah, I think you're exactly accurate in that comment, Jake. I think 

that was fantastic. That is what I'm thinking we're doing right now is really focusing on home 

occupation. I'm kind of putting the trailers aside. That's kind of maybe a symptom of the home 

occupation and there's a whole other subset, which were the folks that came to the Planning Board  

meeting, our fishermen by and large but I think Jake has hit it exactly. Do we have consensus here that 

Jake has accurately said what maybe we should be focusing on right now? Because I'm looking, I don't 

know if people can read the screen. It says right there, a home occupation within a dwelling. That shall 

not be discernible from the outside of the dwelling, and these are so discernible. So right there is our 

first opening paragraph and it's just, we're kind of in violation right there. But I think you're right. I think 

that we need to step back and that might help and to also include some of Mr. Robichaud’s question 

What is the problem? Maybe before we start going to the red line, which is exactly what, I don't want to 

duplicate efforts. 

 

Jake Dewey mentioned the issue with enforcement is what is currently in the ordinance too 

vague for him to enforce? Is that part of the issue before us? because it puts a lot of discretion on him 

and his staff to decide what is too much or not enough. You know where the limit is and when 

someone's crossing a limit. Do we need to define that? 

 

Mr. Robichaud: The problem is that people don't finish reading the sentence, it says, it shall not 

be discernible from the outside of the dwelling, except as here and provided; and then you get the whole 

rest of the code that talks about the exceptions to that statement. People don't understand how to read 

these ordinances. It's part of the problem. Got to finish the sentence in this case. Then that's where we 

need to focus on the rest of the sentence; so, we do have two very distinct issues here. You have home 

occupations and the second item is commercial vehicle parking. They do have an interrelation though. 

For this one that's in front of you right now, home occupation. The, the initial paragraph, the intent 

paragraph is very vague and as the Commissioner just mentioned, as you go through the next, I think 13 

pages or so, it spells out very distinct ways in which you can, have a home occupation, both by right and 

both by, and by special permit the red lines that are before you are those ways in which the Building 

Commissioner, through this process and with legal assistance and myself and others have, have begun to 

state ways in which the, it can become enforceable. The original ordinance, the black verbiage there is 

what we're operating on right now. What we operate today on the red line is what through the mandate 

from the Council, is to spell out how we feel, this could be better enforced and one of those is through a 

license. So, we heard from the public that removing a license is important because it keeps people 

accountable. We don't have that right now. Through the Building Commissioner, he has recommended 

that it be the case. Mr. Dewey's point, we certainly could take a step back if, if the committee wants and 

look at, again, back on the books today and say, what do we truly want our home occupations to look 



like? and we can start drilling down on that and maybe we can begin to incorporate some of the red lines 

that would make it more enforceable, but that first initial step could be to look at it and say, okay,  

what do we truly want to do, do we truly want all trailers to be behind a dwelling, for instance, or, you 

know, that's just as an example, we could very well start with that and include all that, all the data that 

we're talking about here and maps perhaps, to inform you on that. I do also want to note the second part, 

being the commercial vehicle parking, because that's important. You heard a lot of concerns about trucks 

in driveways. That's not necessarily a home occupation. That could be someone bringing home a truck 

from their business elsewhere, and that's enforced completely differently than a home occupation. We 

could write home occupation to death, but if they don't have a home occupation at their house, if they're 

just bringing home their, their truck, then that's, that's a whole different ball game and that's why that 

secondary subject matter of the commercial vehicle parking is before you is we said, well, this, that's 

some of the complaints is, is just a number of trucks in a driveway and it might be three people that live 

there, and three people have commercial trucks that are coming home from their job. That's enforced 

completely differently. That section of the ordinance, Council, like it, it used to be in the home 

occupation, the commercial vehicle part when the, Quality of Life Committee looked at it, there were 

other issues that would be helpful for enforcing for situations like director Kupfer was just talking about 

by moving it out of the two 40, 46 and into the section that it's proposed to 40, 45, I think it is so they 

are integral.  

 

Chair of Committee: Yeah, we're definitely going to address everything. It's just a point of where to 

start, because this is a massive undertaking with a lot of tentacles. So, I kind of like what Chairman 

Dewey said, just let's start maybe at the deviate. Does anybody disagree with starting at the deviations 

that that might get us no deviations. I'm talking about the rest of the sentence that Commissioner 

Florence pointed out. I'd like to start at, cause you know, maybe in our mind's eye, all of us have an idea 

of what a residential area looks like, you know, and it's really hard when you just put that sentence up 

there, you know, we all have different visions of what that could be or should be, but maybe if we skip 

down to the deviations and also I'm mindful of time, we have, you know, been here an hour and a half. 

Do people want to stop at this point and regroup, or would you like to keep going? It is 7pm right now. 

Maybe it's time to, to call it a day and, and start out fresh and we can all think about this and, you know, 

we can come and hear what Mr. Benoit is doing and some other things, what's the consensus here. 

 

Mr. Robichaud: Yeah. I mean, I'll start off and say, I do agree that it, it seems like a decent place 

to stop. You know, I think everyone should work through this red line version. It was a painful 

experience for me, but entering the meeting, having gone through it multiple times was very helpful for 

me, also a couple of things just that I'm going to think about is how every parcel, not every parcel in 

town is made the same, there's so many different shapes and sizes. There are so many different locations 

where a house is placed so the word behind, next to, in front, it gets difficult and it gets very difficult 

creating rules for a five-acre parcel in Marsden's Mills and a quarter acre parcel in Hyannis. It's a tough 

undertaking, but you know, all roads lead to, we've got to just roll up our sleeves and dig into it, and I 

think let's do our homework we'd love to see that map ready for next, next time and then we can get into 

it. 

 

Councilor Bloom: Yeah, I think this would be good time to stop the meeting. I myself never saw 

this before the red line. I think Mr. Robichaud brings up a really good point. I have read this a couple of 

times, but let's all read it and really be ready let's be ready with what, what he brought up. I think 

starting from the deviations from what is, I won't say is ideal, but what is, I always like the bell curve. 

There's always a bell curve of something so if these, these deviations that are allowed for home 

occupations, how far out of the bell curve are they going? And what's the bell curve? That you see and 

maybe talk to constituents. 

 

Jake Dewey: I was just going to add to also, I think we all need to think about our local economy 

and what we want, what we need to accommodate as well, because there's a lot of small businesses that 

this affects. So, I just want to make sure that we consider that. I was going to say that as well to reach 



out to constituents. I hope that some of our elected officials reach out to constituents operating 

businesses as well, just to, to hear that side of it and then I also think it would be great,I don't know if 

there's any other communities in the Commonwealth that have another ordinance similar to this or have, 

have gone through this. I don't know if Mr. Kupfer is able to reach out to anyone, but it would be great 

to have some examples either a quick drawing or photos of, of well, well operating home occupations 

that are compatible with the neighborhood, you know, whether everything stays in the back or, or lots 

have to be certain sizes or things like that. I don't know if we can sort of try to create a vision of what 

we, what we want to see, what we want to come out of this and then try to craft the ordinance to, to 

create that sort of framework. 

 

Chair of Committee mentioned that “We have to have a shared vision because everyone here has a 

slightly different vision and I really like that, and we have to think of, you know, what is the most one 

thing or issue that's going to push the envelope. I can tell you, we have a lot of small landscape 

businesses, and those are the ones that are creating incredible tension within my precinct so maybe try to 

find a good example of that, I wanted to follow up on something Mr. Robichaud said that I'll ask Mr. 

Kupfer if he can lean in on, which is the parcels. There's a great difference between the parcels; out in 

what the town identifies as a resource protection area versus all the parcels on, you know, this side, East 

of that Hyannis, can you present some sort of visual that speaks to what, what Mr. Robichaud brought 

up? which is, you know, when does a parcel become just impossible to deal with? maybe that's not the 

right way to put it, but I'm trying to say, is there a quantifiable square footage of a parcel? the land 

available around it, that we start to become a critical mass, and can we use that to help inform our 

decision-making? Maybe there is a time when it just, it's just too tight, you know?  When you're literally 

10 feet from your neighbor, you know, it sets up a different kind of a situation. I don't know, if you can 

figure that out. 

 

Councilor Clark stated “I'm a fan of no more May, so for the landscapers, I would just say let the grass 

grow for a while but perhaps we can figure out a way to incentivize, creating more commercial bays for, 

for auxiliary equipment because I think that's the pinch point that, we know that the services are have a 

demand. We just don't, we can't match the service vehicles where the workers are so perhaps there's a 

way to incentivize that. 

 

Chair of Committee mentioned “that's a, that's a great point.” and the, the Town Council, which we're 

Town Councilors here and John online, you know, we create policy. That's something to look at that's 

another tentacle and another piece. 

 

Chair of Committee recognized Mr. Schulte for another comment: I just wanted to add one thing. 

I'll just point out again that it was actually one of the recommendations in the Ad Hoc Committee report 

was to identify where in the Independence Park land that would be zoned appropriately and incentives to 

encourage the development of bays for landscapers, small businesses. So that was one of the 

recommendations we made to the Council. So I just point that out. 

 

Chair of Committee thanked Mr. Schulte for that last bit of information. With that, we do have to take 

care of Administrative matters here, we have to approve the meeting minutes of March 19th. 

Do I have anyone to propose that motion? 

 

Councilor Clark: “I move that we accept the meticulous minutes prepared by Ms. Lovell.” Councilor 

Bloom seconded the motion. 

 

Chair of Committee: “We do have to do a roll call because we have our remote Councilors.  

Committee members. 

 

Mr. Robichaud                 Yes 

Mr. Dewey                       Yes 



Councilor Crowe             Yes 

Councilor Ludtke             Yes 

Councilor Bloom             Yes 

Councilor Clark               Yes 

Administrator to the Town Council: It's unanimous. 

 

And the next is our meeting date is May 21st, 2026, at 5:30pm 

 

Chair of Committee asked for a motion to adjourn: Councilor Clark made the motion to adjourn, 

this was seconded by Mr. Robichaud, a roll call vote was taken: 

 

Mr. Robichaud                               Yes 

Mr. Dewey                                     Yes 

Councilor Crowe                            Yes 

Councilor Lutke                             Yes 

Councilor Bloom                            Yes 

Councilor Clark                              Yes 

 

You are adjourned at 7:09 pm. 


