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Union Studio was founded in 2001 with one overriding goal: to use our skills as architects 
and urban designers to make a civic contribution to communities of all types. 
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Recap of First Public Presentations



Why are we here?

To begin community conversations around strategies and techniques for 
meeting the increasing demand for housing on cape cod…



Why are we here?

And to get input from all of you on ways to do this that will enhance 
and support the character of your communities (not detract from them)



Similar Effort in Falmouth, Orleans and Eastham May-November 2018

Review Existing Background Studies October - November

First Public Presentation December 10th

Online Visual Preference Survey December - January

Second Public Presentation February 11th

Develop Framework for Form-Based Regulation Concurrent to our work 
in Hyannis

Additional Communities? TBD

Process/Schedule



Where have we been

We began with 3 communities that have a cross section of 
conditions found elsewhere on Cape Cod.



Eastham and Orleans have also adopted recent zoning changes that 
provide new opportunities for housing and mixed use development.

Each community has recently completed studies that identify areas 
where new housing types would be appropriate

Where have we been



The study areas focused on “main street” areas for each community –
the “transitional” areas at the edge of single family districts…

Eastham:
Route 6 / Brackett Rd Area

Orleans:
Village Center

Falmouth:
Davis Straits Area

Where have we been



First Public Presentations
Eastham/Orleans 6/19
Falmouth 6/20
Hyannis 12/10

One Cape Summit
Harwich 8/17

Cape Housing Institute
(Housing Assistance Corp. & Community Development Partners)

Harwich 10/31
Eastham 10/31
Yarmouth 11/1
Mashpee 11/1

Second Public Presentations
Falmouth 10/23
Orleans/Eastham 11/8

Upper
Cape

Outer
Cape

Lower
Cape

Mid
Cape

Where have we been



Housing Market Analysis released 
earlier this year by the Cape Cod 

Commission highlights a number of 
challenges as it relates to housing 
supply and demand in the next 10 

years (and beyond).

The Housing Challenge on Cape Cod





Study Area: Hyannis East End



Study Area: Hyannis East End



Related Studies: Historic District Guidelines and Preservation Plan

Proposed Expansion 
of Historic District



Related Studies: Housing Needs Assessment and Production Plan



Related Studies: GIZ, Gateway Hyannis, TDI Application and Road Improvements



So what is all of this beginning to suggest?  



So what is all of this beginning to suggest?  

• The East End of Hyannis is ripe for revitalization.

• This should include a range of new housing types that provide 
choices for a variety of lifestyles, with an emphasis on 
affordable ownership options.

• Steps should be taken to assure the character of this new 
housing respects and enhances the existing character of the 
community.



When discussing housing, this is typically described 
in terms of how many residential units are included 

per acre of land.

What is density?

Can we find options for moderate density that 
feel “right” for the East End of Hyannis?



But density can take many forms…



Which one has a higher density?



There are a whole range of building types that have been largely 
underutilized that scale between single family and the commercial core: 

what some have called the “Missing Middle”.

What are some creative approaches to 
moderate/transitional density?



Why is the “missing middle” missing?

• Most zoning ordinances were written post-WWII and focused on the single family 
house and apartment complex as the two dominant housing types.

• As a result, financing is still largely structured based on those two forms.

• In addition, local residents tend to resist “new” types of development, even if 
those types are rooted in historical patterns.



• Empty nesters and young 
professionals looking for options 
in historic cores

• Looking for new models to help 
provide more affordable housing

So why is there a renewed interest now?

• Industry looking for new ways to 
develop in smaller increments

• Demographic shift to “right-sized” 
units and communal living

All of which the Missing Middle can help address



Accessory Dwelling Unit* Townhouse

Double Decker Manor House* Walk-ups

What do we mean by “building types”?  
Basically a means of categorizing units of a similar scale, 

arrangement, and disposition.

Micro-Units*

* Good Candidates for Conversion/Addition to Historic Homes



Accessory Dwelling Units: Secondary Unit on Shared Lot



Mixed-Use: Variations that include commercial on first floor

Townhouses
over Commercial

Manor House with 
Commercial

Walk-ups with 
Commercial



Which brings us to the ultimate question:  when thinking about how best to 
incorporate moderate forms of density in the East End of Hyannis…



… could any (or all) of these options fit in to your community?

Accessory Dwelling Unit Micro Units Townhouse

Double Decker Manor House Walk-ups



Input from Visual Preference Survey



Do you think a building of this scale would be a good fit within the study area?

Shortest Tallest

Single
Family

Townhouse

Multi-
Family



Question 2 Falmouth 
(261)

Orleans 
(84)

Eastham
(105)

Hyannis
(143)

Definitely a 
good fit 13% 8% 31% 26%

Could be a 
good fit 26% 32% 43% 38%

Probably not 
a good fit 31% 32% 15% 21%

Definitely not 
a good fit 31% 27% 12% 15%

Question 3 Falmouth 
(254)

Orleans 
(84)

Eastham
(105)

Hyannis
(138)

Definitely a 
good fit 20% 26% 41% 45%

Could be a 
good fit 47% 46% 46% 36%

Probably not 
a good fit 19% 13% 8% 12%

Definitely not 
a good fit 14% 14% 6% 7%

Do you think a building of this scale would be a good fit within the study area?



Question 5 Falmouth 
(259)

Orleans 
(85)

Eastham
(104)

Hyannis
(139)

Definitely a 
good fit 19% 14% 8% 17%

Could be a 
good fit 35% 34% 18% 22%

Probably not 
a good fit 25% 27% 29% 30%

Definitely not 
a good fit 21% 25% 45% 31%

Question 4 Falmouth 
(258)

Orleans 
(86)

Eastham
(105)

Hyannis
(141)

Definitely a 
good fit 28% 24% 16% 33%

Could be a 
good fit 55% 52% 40% 41%

Probably not 
a good fit 10% 17% 32% 15%

Definitely not 
a good fit 7% 6% 11% 11%

Do you think a building of this scale would be a good fit within the study area?



What combination of housing types work together in the project area?

Question 6 Falmouth 
(556)

Orleans 
(178)

Eastham
(215)

Hyannis
(319)

Image One 15% 16% 28% 21%

Image Two 29% 30% 40% 36%

Image Three 35% 35% 23% 29%

Image Four 21% 19% 9% 14%

Average 2.28 Types/Survey



Do you think a building of this scale would be a good fit within the study area?

Question 7 Falmouth 
(249)

Orleans 
(83)

Eastham
(101)

Hyannis
(136)

Definitely a 
good fit 29% 34% 37% 41%

Could be a 
good fit 49% 51% 43% 44%

Probably not 
a good fit 17% 8% 8% 12%

Definitely not 
a good fit 5% 7% 13% 3%

Question 8 Falmouth 
(249)

Orleans 
(84)

Eastham
(100)

Hyannis
(139)

Definitely a 
good fit 12% 21% 6% 17%

Could be a 
good fit 46% 45% 37% 35%

Probably not 
a good fit 17% 29% 31% 34%

Definitely not 
a good fit 5% 5% 26% 14%



Do you think a building of this scale would be a good fit within the study area?

Question 9 Falmouth 
(249)

Orleans 
(83)

Eastham
(99)

Hyannis
(140)

Definitely a 
good fit 14% 12% 7% 18%

Could be a 
good fit 25% 24% 16% 33%

Probably not 
a good fit 27% 41% 20% 23%

Definitely not 
a good fit 33% 23% 57% 26%

Question 10 Falmouth 
(245)

Orleans 
(83)

Eastham
(96)

Hyannis
(139)

Definitely a 
good fit 12% 7% 5% 10%

Could be a 
good fit 18% 18% 5% 20%

Probably not 
a good fit 28% 29% 28% 32%

Definitely not 
a good fit 42% 46% 61% 38%



What combination of housing types work together in the project area?

Question 11 Falmouth 
(453)

Orleans 
(151)

Eastham
(154)

Hyannis
(278)

Image One 39% 41% 58% 41%

Image Two 27% 29% 28% 23%

Image Three 19% 18% 10% 25%

Image Four 14% 12% 5% 11%

Average 2.00 Types/Survey



Do you think a building of this scale would be a good fit within the study area?

Question 15 Falmouth 
(235)

Orleans 
(77)

Eastham
(102)

Hyannis
(133)

Definitely a 
good fit 17% 10% 7% 17%

Could be a 
good fit 34% 40% 19% 38%

Probably not 
a good fit 26% 22% 21% 22%

Definitely not 
a good fit 23% 27% 54% 23%

Question 12 Falmouth 
(236)

Orleans 
(79)

Eastham
(101)

Hyannis
(135)

Definitely a 
good fit 16% 10% 4% 18%

Could be a 
good fit 33% 27% 18% 36%

Probably not 
a good fit 25% 29% 24% 25%

Definitely not 
a good fit 26% 34% 54% 21%



Do you think a building of this scale would be a good fit within the study area?

Question 14 Falmouth 
(235)

Orleans 
(76)

Eastham
(102)

Hyannis
(134)

Definitely a 
good fit 6% 3% 7% 9%

Could be a 
good fit 22% 22% 19% 28%

Probably not 
a good fit 30% 33% 21% 29%

Definitely not 
a good fit 42% 42% 54% 34%

Question 13 Falmouth 
(236)

Orleans 
(78)

Eastham
(100)

Hyannis
(136)

Definitely a 
good fit 7% 3% 2% 8%

Could be a 
good fit 14% 18% 5% 22%

Probably not 
a good fit 33% 33% 18% 35%

Definitely not 
a good fit 46% 46% 75% 35%



What combination of housing types work together in the project area?

Question 16 Falmouth 
(320)

Orleans 
(107)

Eastham
(81)

Hyannis
(209)

Image One 44% 42% 53% 39%

Image Two 30% 27% 25% 31%

Image Three 17% 15% 15% 20%

Image Four 9% 16% 9% 10%

Average 1.55 Types/Survey



Do you think a building of this style would be a good fit within the study area?

Traditional Contemporary

Single
Family

Townhouse

Multi-
Family



Do you think a building of this style would be a good fit within the study area?

Question 27 Falmouth 
(227)

Orleans 
(74)

Eastham
(96)

Hyannis
(128)

Definitely a 
good fit 14% 12% 17% 16%

Could be a 
good fit 28% 47% 63% 45%

Probably not 
a good fit 29% 24% 9% 23%

Definitely not 
a good fit 29% 16% 11% 16%

Question 21 Falmouth 
(227)

Orleans 
(75)

Eastham
(96)

Hyannis
(126)

Definitely a 
good fit 34% 35% 44% 49%

Could be a 
good fit 47% 49% 51% 42%

Probably not 
a good fit 13% 13% 1% 6%

Definitely not 
a good fit 6% 3% 4% 3%



Do you think a building of this style would be a good fit within the study area?

Question 18 Falmouth 
(225)

Orleans 
(70)

Eastham
(95)

Hyannis
(123)

Definitely a 
good fit 14% 21% 35% 23%

Could be a 
good fit 29% 33% 51% 30%

Probably not 
a good fit 25% 26% 9% 26%

Definitely not 
a good fit 32% 20% 5% 21%

Question 24 Falmouth 
(225)

Orleans 
(74)

Eastham
(95)

Hyannis
(127)

Definitely a 
good fit 4% 1% 6% 2%

Could be a 
good fit 12% 20% 28% 19%

Probably not 
a good fit 28% 30% 25% 25%

Definitely not 
a good fit 56% 49% 40% 54%



Do you think a building of this style would be a good fit within the study area?

Question 17 Falmouth 
(223)

Orleans 
(70)

Eastham
(95)

Hyannis
(122)

Definitely a 
good fit 12% 11% 4% 19%

Could be a 
good fit 34% 30% 16% 34%

Probably not 
a good fit 33% 40% 34% 32%

Definitely not 
a good fit 22% 19% 46% 15%

Question 23 Falmouth 
(227)

Orleans 
(74)

Eastham
(95)

Hyannis
(126)

Definitely a 
good fit 12% 12% 13% 13%

Could be a 
good fit 47% 59% 47% 39%

Probably not 
a good fit 19% 15% 15% 31%

Definitely not 
a good fit 22% 14% 25% 17%



Do you think a building of this style would be a good fit within the study area?

Question 26 Falmouth 
(226)

Orleans 
(74)

Eastham
(94)

Hyannis
(126)

Definitely a 
good fit 7% 5% 3% 8%

Could be a 
good fit 31% 27% 20% 27%

Probably not 
a good fit 30% 35% 23% 32%

Definitely not 
a good fit 32% 32% 53% 33%

Question 20 Falmouth 
(225)

Orleans 
(75)

Eastham
(96)

Hyannis
(127)

Definitely a 
good fit 1% 0% 2% 2%

Could be a 
good fit 5% 5% 4% 5%

Probably not 
a good fit 17% 17% 9% 24%

Definitely not 
a good fit 77% 77% 84% 69%



Do you think a building of this style would be a good fit within the study area?

Question 25 Falmouth 
(227)

Orleans 
(74)

Eastham
(96)

Hyannis
(126)

Definitely a 
good fit 4% 9% 6% 10%

Could be a 
good fit 23% 31% 18% 22%

Probably not 
a good fit 29% 32% 29% 33%

Definitely not 
a good fit 44% 27% 47% 35%

Question 19 Falmouth 
(221)

Orleans 
(72)

Eastham
(95)

Hyannis
(124)

Definitely a 
good fit 17% 10% 6% 19%

Could be a 
good fit 47% 36% 26% 44%

Probably not 
a good fit 18% 31% 27% 22%

Definitely not 
a good fit 17% 24% 40% 15%



Do you think a building of this style would be a good fit within the study area?

Question 22 Falmouth 
(225)

Orleans 
(74)

Eastham
(96)

Hyannis
(127)

Definitely a 
good fit 3% 3% 1% 1%

Could be a 
good fit 21% 20% 21% 20%

Probably not 
a good fit 34% 27% 22% 37%

Definitely not 
a good fit 42% 50% 56% 42%

Question 28 Falmouth 
(227)

Orleans 
(74)

Eastham
(95)

Hyannis
(126)

Definitely a 
good fit 2% 0% 0% 1%

Could be a 
good fit 7% 8% 2% 5%

Probably not 
a good fit 20% 16% 18% 21%

Definitely not 
a good fit 71% 76% 80% 73%



Visual Preference Survey Takeaways:

Generally speaking, respondents in Hyannis were comfortable in a range from 
1.5 stories to 2.5 stories, similar to the range preferred in Falmouth and 
Orleans (Eastham preferred a range from 1 to 2 stories).  However, compared 
to the other three communities, the acceptable range tended to trend slightly 
higher, even into the 3 story range for the multifamily structures.

As in the other three communities, respondents in Hyannis are most drawn 
towards traditional buildings with simple detailing.  And as with the other 
three communities, respondents were least receptive to very contemporary 
buildings.

Looking more closely, respondents in Hyannis trended very closely with style 
preferences in Falmouth, and to a large degree with Orleans.  Eastham was 
most receptive of more contemporary styles, although this changed as 
buildings grew in scale (likely due to respondents strong scale bias).



Proposed Building Types



Accessory Dwelling Unit Townhouse

Double Decker Manor House Walk-ups

Micro-Units

Proposed Building Types



Accessory Dwelling Unit Micro-units Townhouse

Manor House Double Decker Walk-ups

Proposed Building Types



Accessory Dwelling Units: Secondary Unit on Shared Lot

• Typically 1 or 2 stories

• Secondary unit on the same lot as a 

primary structure/home

• Also known as carriage houses, granny 

flats, in-law suites, garden cottages…

• Doubles the density of the lot



Accessory Dwelling Units: Secondary Unit on Shared Lot



Accessory Dwelling Units: Secondary Unit on Shared Lot



Micro Units: Building composed of single room/studio units

• Typically 1 or 2 stories

• Series of connected studio/micro-units

• Can include individual or shared entries

• Individual units from 200 – 400sf

• 18 – 26 dwelling units per acre



Micro Units: Building composed of single room/studio units



Micro Units: Building composed of single room/studio units



Townhouses: Single family attached units

• Typically 2 – 3 stories

• Series of single family homes that share 

multiple common “party walls”

• Can be designed to look like individual 

units or as a single larger building

• 6 – 12 dwelling units per acre



Townhouses: Single family attached units



Townhouses: Single family attached units



Double Decker: Stacked Duplex

• Typically 2 or 3 stories

• First floor flat with single story flat or 

two story townhouse above

• Can be designed with individual entries

• 10 – 15 dwelling units per acre



Double Decker: Stacked Duplex



Double Decker: Stacked Duplex



• Typically 2 – 3 stories

• Typically 4 – 6 units per building

• Designed to look like a single large 

home

• 10 – 20 dwelling units per acre

Manor House: Small-scale multifamily that looks like a large home



Manor House: Small-scale multifamily that looks like a large home



Manor House: Small-scale multifamily that looks like a large home



• Typically 2 – 3 stories

• Typically 8 – 12 units per building

• Series of flats with single, central 

circulation core

• 15 – 25 dwelling units per acre

Walk-up: Mid-scale multifamily with single circulation core



Walk-up: Mid-scale multifamily with single circulation core



Walk-up: Mid-scale multifamily with single circulation core



Approaches to Revitalization



So what is all of this beginning to suggest?  

• The East End of Hyannis is ripe for revitalization.

• This should include a range of new housing types that provide 
choices for a variety of lifestyles, with an emphasis on 
affordable ownership options.

• Steps should be taken to assure the character of this new 
housing respects and enhances the existing character of the 
community.



There are several approaches to revitalization that can help 
address the need for additional housing options while also 

respecting the existing character of the East End of Hyannis:



Approaches to Revitalization:
Retrofit Existing Structures



Approaches to Revitalization: Retrofit Existing Structures

Manor HouseMicro-Units Mixed Use



255 Main Street
Main Street, Hyannis

Plans to renovate into
10 units (plus ground floor commercial)
on 0.28 acres = 
28 du/ac

Approaches to Revitalization: Retrofit Existing Structures



255 Main Street
The Hyannis Board of Trade, early 1900’s. The Hyannis Board of Trade, 2017

Proposed
Renovation

Approaches to Revitalization: Retrofit Existing Structures



Approaches to Revitalization:
Add Accessory Dwelling Units



Look for opportunities to convert 
existing accessory structures into 
dwelling units, or add new 
accessory dwelling units where 
feasible.

Approaches to Revitalization: Add Accessory Dwelling Units



Approaches to Revitalization: Add Accessory Dwelling Units



Approaches to Revitalization:
Infill Underutilized Lots



Approaches to Revitalization: Infill Underutilized Lots

There are several locations in 
the East End where parking lots 

on the street create “missing 
teeth” in the urban fabric



Approaches to Revitalization: Infill Underutilized Lots

While parking serves an 
important need for the area, in 
some cases it many not be the 

highest and best use, or could be 
made more efficient.



Approaches to Revitalization: Infill Underutilized Lots

Historically, most of these lots 
would have had structures on 

them at some point.



Approaches to Revitalization: Infill Underutilized Lots

Consideration should be given to 
infilling these lots where feasible 

to include additional housing.



Approaches to Revitalization: Infill Underutilized Lots



Approaches to Revitalization: Infill Underutilized Lots



Approaches to Revitalization:
Redevelop Underutilized Properties



Approaches to Revitalization: Redevelop Underutilized Properties



Patriot
Press

Approaches to Revitalization: Redevelop Underutilized Properties



Approaches to Revitalization: Redevelop Underutilized Properties



Patriot
Press

Approaches to Revitalization: Redevelop Underutilized Properties



Patriot
Press

Approaches to Revitalization: Redevelop Underutilized Properties



Patriot
Press

New Buildings 
Reinforce Historic 

Patterns and Enhance 
Pedestrian Experience

Approaches to Revitalization: Redevelop Underutilized Properties



Patriot
Press

New Spaces Add 
Amenities and Create 
Neighborhood within 

the Neighborhood

Approaches to Revitalization: Redevelop Underutilized Properties



New Buildings Utilize Forms, Materials, and Details in Keeping with Local Context

Approaches to Revitalization: Redevelop Underutilized Properties



Approaches to Revitalization: Redevelop Underutilized Properties

TYPICAL
1-BED 
UNIT        

TYPICAL
2-BED / 2-BATH

UNIT        

TYPICAL
ADA
UNIT        

TYPICAL
3-BED / 2-BATH

UNIT        

New Buildings Include 
a Range of Unit Types



Approaches to Revitalization: Redevelop Underutilized Properties



Approaches to Revitalization: Summary

Add Accessory
Dwelling Units

Retrofit Existing 
Structures

Infill
Underutilized

Lots

Redevelop 
Underutilized 

Properties



Next Steps and Discussion



Next Steps

www.capecodcommission.org/crbd



Discussion

www.capecodcommission.org/crbd
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