
Proposed Zoning Amendments
Town Council

Thursday, March 12, 2026



Agenda 

• Process for establishing or amending zoning

• Current Downtown Hyannis zoning districts

• Subcommittee to Review and Assess Zoning and Review of the Town’s 
Regulatory Agreements

• Proposed building height zoning amendment



Process for Establishing or Amending Zoning



Zoning

The purpose of zoning is to regulate land use to protect 
public health, safety, and welfare of the community



• Zoning amendments are processed in accordance with Massachusetts 
General Laws (MGL) Chapter 40A “Zoning Act”.

Enabling Statute



• Two (2) Public Hearings*

– 1 at Planning Board

– 1 at Town Council

* Public Hearings can be held together or separately

• Two (2) notices in newspaper, once in each two successive weeks, at least 14 
days prior

Statutory Public Notice Requirements
Massachusetts General Laws (MGL) Chapter 40A Section 5
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Process
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Process

▪ Notice of the public hearing is provided in accordance with all requirements of MGL 40A§5.  

▪ The Planning Board must forward an advisory report with recommendations on the proposed 
zoning amendment to the Town Council within 21 days after close of the Board’s hearing. The 
recommendation of the Planning Board requires a simple majority of the Planning Board members 
present and voting. 
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Process

▪ Notice of the public hearing is provided in accordance with all requirements of MGL 40A§5. 

▪ Approval of zoning amendments by the Town Council requires a super-majority (2/3) vote which 
equates to a total of (9) votes for the Town of Barnstable. 



Current Downtown Hyannis Zoning Districts



Current Downtown Hyannis Zoning Districts 







Approval of the Current Downtown Hyannis Zoning

April 11, 2022 

Planning Board unanimously recommended the Downtown Hyannis Zoning 
Districts (Item 2022-144) 

February 2, 2023 

Town Council affirmatively voted to approve the Downtown Hyannis Zoning 
Districts (Item 2022-144) 



Subcommittee to Review and Assess Zoning and 
Review of the Town’s Regulatory Agreements



2024

Town Council established a Subcommittee to review the Downtown Hyannis 
zoning districts 

Establishment of Subcommittee



Subcommittee Recommendations



Town Council Review of 
Subcommittee Recommendations 

June 26, 2025 

Town Council held a workshop to review the Subcommittee recommendations



Proposed Zoning Amendments from
Subcommittee Recommendations 

Ultimately, zoning amendments were proposed related to the following topics:

▪ Parking requirements and dimensions

▪ Building height requirements

▪ Downtown Village zoning district 

▪ Ground floor commercial requirements



Process for the Proposed Zoning Amendments
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▪ July 17, 2025: Town Council referred (4) zoning amendments to the Planning Board

Process for Proposed Zoning Amendments



July 17, 2025: First Read at Town Council
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Process for Proposed Zoning Amendments

The Planning Board held public hearings on the following dates:
▪ September 22, 2025

▪ October 27, 2025

▪ November 24, 2025

▪ December 8, 2025

▪ December 22, 2025
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Process for Proposed Zoning Amendments

▪ Town Charter 241-29 Planning Board: Authorities and responsibilities. The Planning Board makes 
recommendations to the Town Council with regard to any changes in the Zoning Ordinance of the 
Town.
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Process for Proposed Zoning Amendments

▪ December 23, 2025: Planning Board sent recommendations for                                                                   
all (4) of the zoning amendments to Town Council.
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Process for Proposed Zoning Amendments

▪ Approval of zoning amendments by the Town Council requires a super-majority (2/3) vote which 
equates to a total of (9) votes for the Town of Barnstable.



Downtown Hyannis 
Proposed Building Height Amendment



Building Height Requirements

Item No. 2026-005 

The proposal is to amend the code of the Town of Barnstable, Part I General 
Ordinances, Chapter 240 to modify the building height requirements in the Downtown 
Main Street (DMS) and Downtown Village (DV) zoning districts.



Building Height Requirements

Subcommittee Building Form

Number of Stories 3-3.5 maximum

Planning Board Building Form

Number of Stories 3.5 maximum*

Existing Building Form

Number of Stories 3.5-4 maximum

*To top of ridge



Building Height Analysis



201 Main Street



89 Lewis Bay Road



615 Main Street



199 Barnstable Road 

• The measurement from the edge 
of pavement to the building ridge 
height is 35.0 feet



209 Main Street Building Dimensions
(Adjacent to 201 Main Street)



209 Main Street Building Dimensions
(Modern Dimensions)



Building Height Measurement



Building Height Measurement



Number of Stories & Building Height



Thank You



Potential Amendment Reflecting 
Planning Board Recommendation



Item 2026-005 – Possible Motion to Amend             
(Planning Board Recommendation)
I make a motion to amend Item 2026-005 by striking sections 1 through 8 in their 
entirety and inserting in place thereof the following sections:

SECTION 1
By amending subsection A.4(a) of Section 240-24.1.5 by inserting, before the words 
“building height”, the words “In the Downtown Neighborhood Zoning District”.
SECTION 2
By amending Section 240-24.1.5 by inserting, after subsection A.4(a), the following 
new subsection A.4(b): “In the Downtown Village District and the Downtown Main 
Street District, Building Height shall be defined as the vertical distance between the 
elevations of the natural mean grade and the highest point of the roof. The natural 
mean grade is calculated by taking the average of the existing grade at the proposed 
building footprint corners.”
SECTION 3
By amending Section 240-24.1.5. by inserting, after subsection A.4(b), the following 
figure:



Item 2026-005 – Possible Motion to Amend, cont’d

SECTION 4

By amending Section 240-24-1.6 by deleting in subsection A.1 the word “four” and 
inserting the words “three and one half” in its place.

SECTION 5

By further amending Section 240-24.1.6 by deleting subsection C.6.



Item 2026-005 – Possible Motion to Amend, cont’d

SECTION 6
By amending Section 240-24.1.6 by striking from Table 3 the following under the 
heading “Building Form” 

and by further amending  the remaining entry by deleting the capital letter “E” and 
replacing it with the letter “G”.
SECTION 7
By further amending Section 240-24.1.6 by inserting into Table 3 a new heading 
entitled “Building Height” containing the following rows:
 E - Number of Stories  3.5 maximum
 F – Building Height  49 feet maximum.

F - Number of stories 3.5 or 4 maximum
1

G - Ground story height —

Commercial 14 feet minimum

Residential 10 feet minimum

H - Upper story height 10 feet minimum



Item 2026-005 – Possible Motion to Amend, cont’d

SECTION 8

By further amending said Table 3 by striking footnote 1.

SECTION 9

By amending Section 240-24.1.7 by striking from subsection A.1 the word “four” and 
inserting the words “three and one half” in its place.

SECTION 10

By further amending Section 240-24.1.7 by striking subsection C.4. 

SECTION 11

By amending Section 240-24.1.7 by striking from Table 4, under the heading “Building 
Form”, all of table entries thereunder except “E – Building width” and by further 
amending said entries by deleting the capital letter “E” and replacing it with the “G”. 



Item 2026-005 – Possible Motion to Amend, cont’d

SECTION 12

By further amending Section 240-24.1.7 by inserting into Table 4 a new heading 
“Building Height” and including the following table entries thereunder: 

 E - Number of Stories  3.5 maximum

 F – Building Height  49 feet maximum”.

SECTION 13

By further amending Section 240-24.1.7 by striking the following words from under 
Table 3:  “See 240.24.17C4 (fourth story step back).”  



Potential Amendment Councilor Ludtke



Item 2026-005 – Possible Motion to Amend             
(Ludtke Recommendation)
I make a motion to amend Item 2026-005 by striking sections 1 through 8 in their 
entirety and inserting in place thereof the following sections:

SECTION 1
By amending subsection A.4(a) of Section 240-24.1.5 by inserting, before the words 
“building height”, the words “In the Downtown Neighborhood Zoning District”.
SECTION 2
By amending Section 240-24.1.5 by inserting, after subsection A.4(a), the following 
new subsection A.4(b): “In the Downtown Village District and the Downtown Main 
Street District, Building Height shall be defined as the vertical distance between the 
elevations of the natural mean grade and the highest point of the roof. The natural 
mean grade is calculated by taking the average of the existing grade at the proposed 
building footprint corners.”
SECTION 3
By amending Section 240-24.1.5. by inserting, after subsection A.4(b), the following 
figure:



Item 2026-005 – Possible Motion to Amend, cont’d

SECTION 4

By amending Section 240-24-1.6 by deleting in subsection A.1 the word “four” and 
inserting the words “three and one half” in its place.

SECTION 5

By further amending Section 240-24.1.6 by deleting subsection C.6.



Item 2026-005 – Possible Motion to Amend, cont’d

SECTION 6
By amending Section 240-24.1.6 by striking from Table 3 the following under the 
heading “Building Form” 

and by further amending  the remaining entry by deleting the capital letter “E” and 
replacing it with the letter “G”.
SECTION 7
By further amending Section 240-24.1.6 by inserting into Table 3 a new heading 
entitled “Building Height” containing the following rows:
 E - Number of Stories  3.5 maximum
 F – Building Height  44 feet maximum.

10 feet minimum

F - Number of stories 3.5 or 4 maximum
1

G - Ground story height —

Commercial 14 feet minimum

Residential 10 feet minimum

H - Upper story height 10 feet minimum



Item 2026-005 – Possible Motion to Amend, cont’d

SECTION 8

By further amending said Table 3 by striking footnote 1.

SECTION 9

By amending Section 240-24.1.7 by striking from subsection A.1 the word “four” and 
inserting the word “three” in its place.

SECTION 10

By further amending Section 240-24.1.7 by striking subsection C.4. 

SECTION 11

By amending Section 240-24.1.7 by striking from Table 4, under the heading “Building 
Form”, all of table entries thereunder except “E – Building width” and by further 
amending said entries by deleting the capital letter “E” and replacing it with the “G”. 



Item 2026-005 – Possible Motion to Amend, cont’d

SECTION 12

By further amending Section 240-24.1.7 by inserting into Table 4 a new heading 
“Building Height” and including the following table entries thereunder: 

 E - Number of Stories  3 maximum

 F – Building Height  40 feet maximum”.

SECTION 13

By further amending Section 240-24.1.7 by striking the following words from under 
Table 3:  “See 240.24.17C4 (fourth story step back).”  
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