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MMaatteerriiaallss  RReevviieewweedd 

In connection with this Project, I reviewed the following 
§  Regional Policy Plan 
§  Relevant RPP Technical Guidance and Bulletins 
§  Town of Barnstable Local Comprehensive Plan 
§  Application (May 2021) 
§  Supplemental Application Materials (November 2021) 



SSuummmmaarryy  ooff  CCoonncclluussiioonnss 
Project’s Design Deviates from RPP and Technical Guidance in 
Multiple Respects 
§  Utilizes “open space” and 

adds 8.7 acres of impervious 
surfaces 

§  Size dwarfs that of other Cape 
residential developments 

§  Visible from neighboring 
residences and very likely 
from the road on which the 
site is located 

§  3-story, essentially flat-façade, 
160 ft. by 60 ft. rectangular 
boxes deviates from traditional 
Cape Cod village’s varied 
building masses, rooflines, and 
setbacks 

§  Ornamental features manifestly 
nonfunctional, emphasizing the 
artificiality 



RRPPPP  CCoommmmuunniittyy  DDeessiiggnn  GGooaall  aanndd  OObbjjeeccttiivveess 

GOAL | To protect and enhance the unique character of the 
region’s built and natural environment based on the local context. 

OBJECTIVES 
1.  Promote context sensitive building and site design 
2.  Minimize the amount of newly disturbed land and impervious 

surfaces 
3.  Avoid adverse visual impacts from infrastructure to scenic 

resources 



WWhhaatt  IIss  CCaappee  CCoodd  AArrcchhiitteeccttuurree  aanndd  DDeessiiggnn?? 

§  Human-scale, walkable 
village areas 

§  Smaller buildings, varied 
façades 

§  Buildings close to street 
§  Narrower façade facing street 
§  Steep gabled roofs 
§  Simple and functional 

ornamentation 
§  Natural materials 



NNoott  JJuusstt  ““NNiiccee  ttoo  HHaavvee”” 

§  “Maintaining Cape Cod’s character 
is essential to the continued 
economic health of Barnstable 
County and to the quality of life of its 
residents.”  (CCC’s Community Design 
Technical Bulletin) 

§  81% of Cape Codders support 
requiring new building to conform 
to traditional design and 
architectural character (CCC 
resident survey in RPP) 



RRPPPP  TTeecchhnniiccaall  GGuuiiddaannccee 

“In order to protect the 
region’s distinctive character, 
new development needs to 
respect old and 
established patterns in both 
building and site design and 
project siting . . . , promoting 
continued vitality for the 
region and reinforcing the 
Cape’s strong ‘sense of 
place.’ ” 



RRPPPP  TTeecchhnniiccaall  GGuuiiddaannccee 

“Context sensitive design recognizes the scale and placement of 
existing surrounding buildings and follows established patterns” 



SSiizzee  aanndd  SSccaallee 

§  Proposed project larger 
than any residential 
complex now on the Cape 

§  Rentable area 42% of 
Cape Cod Mall’s rentable 
space 

§  1.5 times the size of 
Southwind Plaza and 
other large Hyannis 
shopping centers 



SSiizzee  aanndd  SSccaallee 

§  Emblem at Grayson (Metro Atlanta, above) has only one more 
building than proposed for Emblem Hyannis 

§  According to LMC’s president, “At Emblem, we . . . replicate 
that prototype nationwide.” 



OOuutt  ooff  CCoonntteexxtt  ffoorr  NNeeiigghhbboorrhhoooodd 

§  Close to and visible from adjacent 
neighborhoods 

§  Likely visible from Scudder Avenue, 
especially if hotel and conference center 
change 

§  No use of topography or landscaping to 
shield view, as Commission guidelines 
suggest 

Top        Layout showing proximity to neighborhoods 
Bottom  View of building site from residence 



CCoommpplleexx  LLaayyoouutt  DDooeess  NNoott  RReefflleecctt  
CCaappee  CCoodd  VViillllaaggee  LLaayyoouutt 

§  Buildings face parking lots—
RPP Technical Guidance hides 
parking behind buildings 

§  160-ft façades and nearly 47-ft 
heights dwarf walking areas 

§  Long walk to central Hyannis—
sole entrance is at west end; 
walk from closest residence to 
Hyannis restaurants is >½ mile 

§  No nearby grocery stores 

Town of Barnstable Planning Dep’t, 
Downtown Hyannis Zoning Revision 
Project would not pass this zoning 



BBuuiillddiinngg  DDeessiiggnn 

Applicant’s rendering of a 
residential building 

Actual residential building 
Emblem at Grayson in Metro Atlanta 



DDeessiiggnn  DDooeess  NNoott  FFoollllooww  
RRPPPP  TTeecchhnniiccaall  GGuuiiddaannccee 

Break down large building 
masses 

Almost 29,000 sq ft per building vs. 15,000 sq ft 
maximum recommended  

Vary the façade line with 
set-backs and projections 

Each building front is 160 ft long with only minor 
indentations 

Avoid long building 
façades 160 ft façade vs. 50 ft maximum guideline 



DDeessiiggnn  DDooeess  NNoott  FFoollllooww  
RRPPPP  TTeecchhnniiccaall  GGuuiiddaannccee 

Vary the wall height All walls and all buildings are same height 

Vary the roof form Identical rooflines for all buildings, broken only by 
obviously nonfunctional dormers 

Use traditional building 
materials Synthetic siding and trim 

Avoid nonfunctional 
ornamentation 

Shutters do not match window width; dormer 
location shows clearly nonfunctional 



HHiigghheerr  DDeennssiittyy  HHoouussiinngg  CCaann  BBee  BBuuiilltt  
RReessppeeccttiinngg  CCaappee  CCoodd  AArrcchhiitteeccttuurraall  AAeesstthheettiiccss 

“To succeed in saving 
the Cape Cod we know 
and love, we need to 
add the right kind of 
housing in the right 
places.” 

— Housing to Protect 
Cape Cod (Housing 
Assistance Corp. 
project) 



RRPPPP  OOppeenn  SSppaaccee  GGooaall  aanndd  OObbjjeeccttiivveess 

GOAL | To conserve, preserve, or enhance a network of open 
space that contributes to the region’s natural and community 
resources and systems. 

OBJECTIVES 
1.  Protect and preserve natural, cultural, and recreational 

resources 
2.  Maintain or increase the connectivity of open space 
3.  Protect or provide open space appropriate to context 



UUttiilliizzeess  OOppeenn  SSppaaccee 

§  Entire golf course is “open space” 
§  Large portions are “Natural Area” 

placetypes, including planned building 
locations 

§  Applicant’s expert testified trees are 
over 80 years old—that predates the 
golf course 

§  Never been built on—former A.D. 
Makepeace cranberry bog 

§  “Redevelopment” only in the most 
strained, technical sense 



AAddddss  88..77  IImmppeerrvviioouuss  AAccrreess 

§  Buildings, parking lots, driveways 
§  Clearing of mature trees, increasing heat footprint 

Nearly completed Emblem complex in Metro Atlanta 



WWhhyy  HHeerree?? 

§  Only 16% of land on Cape is open space—and this is part of it 
§  No parks near central Hyannis 
§  Half mile or more walk to restaurants and shops 
§  Prone to flooding 
§  Miles from schools and grocery stores 
§  Plenty of unused, truly developed land elsewhere in and near 

Hyannis 

Isn’t there a better place to build housing 
to honor our heritage as well as meeting housing needs? 


