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Committee Members 
Lindsey B. Counsell – Chair • Tom Lee – Vice Chair • Vacant – Clerk/Historical Commission • Terry Duenas – At Large • Katherine Garofoli – At Large 

Stephen Robichaud– Planning Board • Tom Lee – Conservation Commission • Vacant – Recreation Commission 
   Deborah Converse – Housing Authority • Farley Lewis – At Large • Kristin Terkelsen – Town Council Liaison   

Monday, June 2, 2025 

Regular Public Hearing APPROVED Minutes 

Meeting Held Via Zoom 

5:30 PM 

 

Lindsey Counsell – Chair Present 

Tom Lee-Vice Chair Present 

Katherine Garofoli Present 

Deborah Converse Present  

Stephen Robichaud  Present 

Farley Lewis Present 

Terry Duenas Present 

 
Call to Order: 
Notice of Recording:  With a quorum present, Chair Lindsey Counsell called the meeting 
to order at 5:30 pm and read: “Please note that tonight’s meeting is recorded and 
broadcast on Channel 18 and, in accordance with MGL Chapter 30A, s.20, I must inquire 
whether anyone else is recording this meeting and to please make their presence 
known.”  No one present was recording the meeting. 
 
ROLL CALL: Tom Lee (present), Deb Converse (present), Terry Duenas (present), 
Katherine Garofoli (present), Stephen Robichaud (present), Farley Lewis (present), 
Lindsey Counsell (present) 
 
Minutes:    

• Approval of the Draft Community Preservation Committee Regular Meeting 
Minutes from April 28, 2025.  
   

The motion of Farley Lewis was seconded by Deb Converse to approve the 
meeting minutes as submitted.  
Roll Call Vote: Tom Lee (yes), Deb Converse (yes), Terry Duenas (yes), Katherine 
Garofoli (yes), Farley Lewis (yes), and Steve Robichaud (yes), Lindsey Counsell 
(abstains).  6 yes – 0 no – 1 abstained.  Motion Carried. 
 
 
Letters of Intent:  
Chair Counsell recused for the following agenda item.  Tom Lee Chairs the meeting for 
this item. 

• A Letter of Intent has been received from Barnstable Land Trust (BLT) requesting 
$650,000 in Community Preservation Open Space funds in support of the 
acquisition and preservation of 4.5 acres of open space land with significant 
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conservation values adjacent to Barnstable Land Trust’s Eagle Pond Sanctuary 
and bordering Mosswood Cemetery addressed 304 Putnam Ave, Cotuit, map 037, 
parcel 010.  This funding request is seeking to implement the second phase of the 
project by the permanent protection of 4.5 acres of the 9-acre property that was 
purchased in the first phase of the project in January 2025 using general 
municipal funds.  The total purchase price is $1,300,000 and the overall goal of 
this land protection project is for the Town to secure half of the property for 
cemetery purposes and to dedicate the remaining half to open space and 
conservation purposes, subject to a conservation restriction that will be purchased 
by BLT.  The remaining funds will be raised by BLT through private fundraising 
and state grant funding. 

 
Ms. Janet Milkman, Executive Director of Barnstable Land Trust, noted that the Trust has 
multiple projects under agreement at this time and four projects with CPC specifically.  
Ms. Milkman explained that the subject parcel has been in process for many years after 
a lengthy probate and has finally been worked out as a joint project with the town for 
cemetery and open space use.  The map Mr. Milkman displayed depicted the parcel as a 
missing connector piece that links 400 acres of open space.  She said the land protected 
as open space is important for wildlife habitat as well as important for cemetery use for 
the town.  She noted an opportunity to add in a small walking path through the cemetery 
to the Water Department land, saying that Putnam Ave is busy and would not be 
recommending that connection.  Ms. Milkman said the project is a great partnership with 
the town for placing a conservation restriction on half of the 9-acre property.   
 
In answer to CPC member questions, Ms. Milkman explained that Phase I of the project 
was the acquisition of the property by BLT and assignment to the Town.  The Town used 
the cemetery funds in part to purchase the property in January 2025.  This project is 
Phase II – placing a conservation restriction on one-half of the property.  She explained 
there would not likely be parking for access to the property, however potentially the town 
may allow parking in the cemetery, and she noted it would be a nice walk to the property 
from Lowell Park Woodlands.    
 
The motion of Katherine Garofoli was seconded by Farley Lewis to move the 
Barnstable Land Trust’s Letter of Intent requesting $650,000 in CPA open 
space/recreation funds to acquire a conservation restriction on a 4.5-acre portion 
of the 9-acre parcel addressed 304 Putnam Avenue, Cotuit to the Application 
stage.    
Roll Call Vote: Tom Lee (yes), Deb Converse (yes), Terry Duenas (yes), Katherine 
Garofoli (yes), Steve Robichaud (yes), and Farley Lewis (yes).  6 yes – 0 no.  
Motion Carried. 
 
Chair Counsell returned to the meeting. 

• A Letter of Intent has been received from Barnstable Land Trust (BLT) requesting 
$307,500 in Community Preservation Open Space funds to preserve an 
ecologically important retired cranberry bog property consisting of 25.74 acres 
within the Great Marsh and Barnstable Harbor watershed addressed 301 Parker 
Road, West Barnstable, map 176, parcel 019.  The total purchase price is 
$615,000 and BLT will apply for an MA Conservation Partnership Grant in June 
2025 to help fund the acquisition.  BLT will grant a conservation restriction to the 
Town of Barnstable to ensure the land is preserved in perpetuity.   
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Ms. Janet Milkman, Director of Barnstable Land Trust, explained that this is a wonderful 
opportunity in West Barnstable to conserve a cranberry bog that is part of the Jenkins 
Bog. She said that owner had been conservation minded and interested in having his 
bogs developed and his family also wanted to see the land protected.  She noted this is 
another project that is coming to fruition after years of discussion. Ms. Milkman explained 
that the 25-acre property is under agreement for a fair price and contains a favorite 
walking trail with parking available.   She noted the land is ecologically important 
because it feeds into Barnstable Great Marsh, one of the most important eco systems on 
Cape Cod.  There would be an opportunity for restoration of the bog to a wetland or 
some other kind of pond resource to help improve the water quality flowing into the great 
marsh.  She explained that the goal is to first gain control of the property with the 
potential for some level of restoration and certainly availability for passive recreation.  
The plan depicted the bog’s connection to 100s of acres of conservation land owned by 
the town and BLT.   
 
There was discussion about the potential for bog restoration, noting the usual process is 
that a feasibility study would first be required for recommendations.  Project design and 
fundraising would follow.  Ms. Milkman noted that at this point, there are no plans for 
restoration.  It was noted that the surrounding properties are on drinking water wells. 
 
Steve Robichaud said he would like to move the project to the Application stage as it is a 
great project.  He expressed concern however that at some point the CPC needs to 
discuss how the many multi-million-dollar CPC projects will be funded.  CPC members 
agreed that there are large projects before the Committee and on the horizon 
specifically, the Marstons Mills School project and Cummaquid Inn.  Steve said he would 
like Mark Milne to advise the CPC regarding the CPA fund.  Chair Counsell asked if the 
Town Manager has been consulted regarding liability of taking over restoration of the 
bog.  Ms. Milkman explained that BLT is only asking to gain control of the land to protect 
it from development, noting there is at least one buildable existing. 
 
There was CPC member discussion regarding the percentage of funds allocated to each 
CPA category saying that the community housing category had been lagging in the past, 
but recently the allocation of funds has evened out.  It was noted that projects in the 
open space and housing categories provide matching funds and are good examples of 
community partnerships.  CPC members agreed that Mark Milne should be asked to 
come to the next meeting.  Lindsey asked Ms. Milkman to obtain the Town Manager’s 
approval for moving forward with the project.  
 
The motion of Deb Converse was seconded by Stephen Robichaud to move the 
Barnstable Land Trust’s Letter of Intent requesting $307,500 in CPA open 
space/recreation funds for acquisition of a conservation restriction on a 25.74-acre 
parcel addressed 301 Parker Road, West Barnstable to the Application stage.    
Roll Call Vote: Tom Lee (yes), Deb Converse (yes), Terry Duenas (yes), Katherine 
Garofoli (yes), Steve Robichaud (yes), Farley Lewis (yes), and Lindsey Counsell 
(yes).  7 yes – 0 no.  Motion Carried. 
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Applications: 
 

• An Application has been received from Barnstable Land Trust requesting 
$600,000 in Community Preservation Open Space funds in support of the 
acquisition and preservation of 13 acres of high priority, ecologically significant 
pond-front property on Mill Pond addressed 3640 Falmouth Road, Marstons Mills, 
map 058, parcel 012.  The total purchase price is $1,200,000 and a Mass 
Conservation Partnership grant for $425,000 will be applied for in June 2025.  
Barnstable Land Trust will own the property and a conservation restriction to be 
granted to the Town of Barnstable. 

 
Ms. Janet Milkman, Executive Director of Barnstable Land Trust, said she appreciated 
the CPC support of Barnstable Land Trust projects and began narrating a Powerpoint 
presentation noting important connecting pieces of land for both the town and water 
district to the north and west and BLT land to the south flowing into Prince and Warren 
Coves.  She explained that the land is a priority habitat for rare species that covers about 
half of the parcel and all the pond area saying that it checks all the critical ecological and 
connectivity boxes as well as water protection.  Ms. Milkman noted that Mill Pond is a 
herring run that the DPW is working to remove nutrients from the river explaining that this 
parcel could be helpful.   
 
In answer to CPC members’ questions, Ms. Milkman explained that there are trails that 
connect to the Archibald property to the north that would be improved, noting 
opportunities for a parking lot at Old Post Road.  The property was appraised two years 
ago at $1.4M with an updated appraisal underway as a requirement for grant 
applications.  Ms. Milkman said DPW has made some progress with permitting for 
dredging however there is no timeline.  There was discussion regarding access for 
dredging the pond and the conservation restriction and easement for the town.  Potential 
uses for the property are being discussed.   
 
The motion of Katherine Garofoli was seconded by Lindsey Counsell to 
recommend Barnstable Land Trust’s Application for $600,000 to be taken first from 
the Open Space and Recreation CPA Fund and second from the Undesignated CPA 
Fund for acquisition of a conservation restriction on a 13-acre parcel addressed 
3640 Falmouth Road, Marstons Mills to the Town Council through the Town 
Manager for appropriation.      
Roll Call Vote: Tom Lee (yes), Deb Converse (yes), Terry Duenas (yes), Katherine 
Garofoli (yes), Steve Robichaud (yes), Farley Lewis (yes) and Lindsey Counsell 
(yes).  7 yes – 0 no.  Motion Carried. 
 

• An Application has been received from Town of Barnstable DPW requesting $406,282 
in Community Preservation Open Space and Recreation funds to revitalize and 
improve Cotuit Memorial Park located at 889 Main Street, Cotuit, map 035, parcel 
051.  The total estimated project cost is $520,434 with $114,152 in capital 
improvement funding to be provided.  The Cotuit Civic Association has requested the 
rejuvenation of this park that is a focal point for the village connecting the library, 
waterfront, playground, and post office. 
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Mr. Richard Ventrone, Senior Architect, DPW narrated a PowerPoint presentation and 
noted that ADA compliance is a large part of the project.  He explained that the Cotuit 
Memorial Park is a small-town park it has deteriorated over time.  The PowerPoint 
depicted a site plan of the existing and proposed improvements as well as a list of need 
improvements and photos depicted a site plan of the existing condition and proposed 
improvements, photos, as well as a list of needed improvements as follows: 

• Library parking and driveway encroach into the monument space. 

• Library stairs do not connect. 

• Flagpole has deteriorated 

• Walkways to the monuments do not meet ADA requirements 

• Walkways to monuments do not connect 

• Walkway to School Street do not meet ADA slope requirements 

• Trees along walkways are diseased. 

• Trees along walkways are lifting the asphalt. 

• Private playground on public property 
 

Mr. Ventrone noted that the site plan that was settled upon locates the monuments in a 
central place with a relationship with the flagpole and the same original concept and 
landscape only with a better connection to the walkways with ADA compliance. The 
asphalt walkway will be left in place, and pavers will be used to connect to the street with 
benches along the way.  The intention is to provide more focus to the monuments.   Mr. 
Ventrone noted that the project helps to preserve Barnstable’s character and meets the 
general and category specific criteria for eligibility for CPA funds saying that the project is 
consistent with the goals of 2025 Comprehensive Plan and has received endorsement 
by the Town Manager and Cotuit Civic Association.  He indicated that 22% of the cost of 
the project would be coming from the CIP fund.  A letter of support from the Civic 
Association was acknowledged.   

 
In answer to CPC member’s questions, he said that the walkways connect to ADA 
compliant sidewalks and that the use of brick pavers proposed allow for pervious 
surface.  Steven Robichaud said that he would like an opportunity to speak with Mark 
Milne before CPC approves the project saying that with six DPW projects CPC may need 
to prioritize and would like answers regarding the big financial picture.   CPC members 
agreed that they would like advice from the Director of Finance, Mark Milne and Mark 
Marinaccio, Town Architect DPW and voted to continue the Application to the next CPC 
meeting: 
 
The motion of Steve Robichaud was seconded by Katherine Garofoli to continue 
the DPW Cotuit Memorial Park CPC Application to the next meeting.      
Roll Call Vote: Tom Lee (yes), Deb Converse (yes), Terry Duenas (yes), Katherine 
Garofoli (yes), Steve Robichaud (yes), Farley Lewis (yes), and Lindsey Counsell 
(yes).  7 yes – 0 no.  Motion Carried. 

 

• An Application has been received from the Affordable Housing/Growth & 
Development Trust Fund Board requesting the transfer of a total of $2.5 Million 
Dollars in Community Preservation Community Housing and Undesignated funds 
to continue to prioritize strategies and actions to address the severe housing 
shortages that Cape Cod continues to experience.   
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Trust Administrator Jillian Douglass noted that CPA funds are the primary source of 
funding for the Affordable Housing Trust saying that CPA funds are sought periodically.  
 
Ms. Douglass narrated a PowerPoint presentation acknowledging the members of the 
Affordable Housing Growth and Development Trust Board. 
 
Update on Area Median Income:  
100% AMI for a household of four is $124,000 with a rent of $3,102.50/monthly. 
Ms. Douglass explained that the goal is for households not to expend more than 30% of 
their income on housing because when people start spending more than 30% of their 
income on housing, they are not having income for other household costs.   
She showed what the rents for each percentage: 80% AMI is considered moderate 
income $106,800 with an affordable monthly rent of $2,670 considered affordable; 50% 
AMI low income is $68,350 with rent $1,708/month considered affordable; Very low 
income 30% AMI $41,000 rent $1,025/monthly considered affordable.  Heat and utilities 
are included in the monthly rental housing costs.   
 
Ms. Douglass noted that demand for housing is outpacing supply and there is a lack of 
year-round affordable homes for rent or ownership.  Builders are producing new housing, 
but not affordable units.  Most local wages are still not sufficient to cover rents of over 
$1200 per month and are they spending more than 30% for housing.  Wait lists for deed-
restricted affordable units is between 3 to 10 years.  There are very few vacancies of 
year-round units with very low turnover and lower income earners and households are 
leaving or not coming to the cape 
 
She explained that when household costs rise, the income available for housing shrinks.  
Household wages and incomes are less than the costs of available housing.  The 
median wage in 2023 is $65,547 per year as an average of all wage earners which is 
below 80% AMI income.  Need to subsidize production of units that are deed-restricted 
for ongoing affordability.  Gaps between market rate units and affordable rate units 
continue to widen, indicating that greater subsidy amounts may be needed to incentivize 
the inclusion of deed-restricted units. 
 
Town Council had created a subcommittee to assess and recommend strategies for 
housing creation within the town.  The following was presented on May 15, 2025: 
 

• Submit home rule petition to create a transfer fee on high-value home sales, to 
secure an additional funding stream for affordable housing; 

• Use Town assets (including buildings and land) for affordable housing; 

• Prioritize housing staff and monitoring of subsidized housing inventory (SHI); 

• Create a regulatory structure for Short-term rentals (STRs) 
 
She noted there also was a recommendation for revisions to inclusionary zoning 
ordinance that CPC had pointed out. 
 
She said that the Affordable Housing Trust balance as of 12/31/2024 is $839,371 from 
prior CPA transfers which represents the potential to subsize about 6 affordable units 
depending upon the affordability proposed for the unit.  A list of projects that the Trust 
has in progress and completed was displayed.   
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Steve Robichaud said that the Inclusionary Ordinance needs updating and a program 
that helps 1st time home buyers should be considered by the Trust, noting that people 
who grew up in Barnstable cannot afford to live in their hometown.  
 
Steve noted the recommendation for a transfer fee and Laura Shufelt, housing member 
of the Housing Trust, explained that the proposed transfer fee is a percentage above a 
floor that is set by different communities under home rule petitions.  She gave the 
transfer fee example from Martha’s Vineyard of a $1.5M floor where an amount above 
that floor would be paid at a rate of 2% to the housing trust.         
 
Steve said that the regulatory structure for short-term rentals is a difficult subject to 
tackle but if a nominal fee could be added for the housing trust, every possible source of 
revenue would help.  He noted that if all the housing projects permitted and approved 
are built, there would be enough market rate housing, and the focus needs to be on 
affordable unit creation saying the 90/10% ratio of the current Inclusionary Ordinance 
creates too many market rate units and too few affordable units. 
 
There was CPC member discussion regarding Affordable Housing Trust projects that 
have been approved and in progress and Jillian confirmed that the two completed 
projects outside the Town of Barnstable were regional projects for specialized housing 
and that the rest of the projects are in the Town of Barnstable.   
 
Laura Shufelt, responded to Steve Robichaud’s previous comments saying that the 
Planning Department is looking into state funds to pay for an economic feasibility study 
that would indicate where the levels should be for amending the Inclusionary Ordinance.  
She said that the Trust has committed funds to a Housing Assistance Corporation project 
for 50 condos on North St and Stevens St that is for first time homebuyers. She said she 
hopes that the transfer fee moves forward and that most towns on the Cape and Islands 
dedicate a portion of their short-term rental income for affordable housing however, 
Barnstable does not and said that perhaps the town could be convinced to split this fee.   
Ms. Shufelt agreed that the town is getting saturated with market rate units saying that 
the market units with high rents are vacant.     
 
The motion of Deb Converse was seconded by Steve Robichaud to recommend to 
the Town Council through the Town Manager the Affordable Housing Growth and 
Development Trust Fund Board’s request to transfer $2.5M first from the 
Community Housing Fund and secondly from the CPA Undesignated fund.        
Roll Call Vote: Tom Lee (yes), Deb Converse (yes), Terry Duenas (yes), Katherine 
Garofoli (yes), Steve Robichaud (yes), Farley Lewis (yes), and Lindsey Counsell 
(yes).  7 yes – 0 no.  Motion Carried. 
 
Correspondence Received 
 None. 

 
Project Updates: 

• Smith’s Creek Conservation Restriction CPC Application was approved at the 
April 17, 2025, Town Council public hearing.  The closing will be scheduled. 

• The West Barnstable Railroad Depot Restoration CPC Application is scheduled 
for Town Council public hearing June 5, 2025. 
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• Cotuit Highground Conservation Restriction has been scheduled for Town Council 
public hearing June 5, 2025.   

• The Hyannis Armory Restoration CPC Application is scheduled for Town Council 
public hearing June 5, 2025. 

• Conservation Restrictions for the Harju and Prince Avenue properties have been 
requested to be placed on an upcoming Town Council agenda for approval.   

• The consultant has begun work on the required Form E associated with the Letter 
of Intent from South Congregational Church Burial Ground. MHC had determined 
an updated Form E is required to facilitate the completion of the draft preservation 
restriction from 2017.  Quotes for fencing have been received. 

• The consultant has begun work on the preservation restriction associated with the 
Letter of Intent from Oddfellows Lodge seeking CPA historic preservation funds to 
preserve the building. 

• A site visit to the Barnstable Historical Society Headquarters building took place 
on May 7, 2025.  Additional bids for the installation of HVAC will be obtained.  
Reallocation of the remaining grant funds will be required through action of the 
Town Council. 

 
Member Discussion: 

• CPC vote to pay $2,250 from the CPA Administrative Fund for payment of ½ of 
the fee for Anthony’s Cummaquid Inn property appraisal.   

o The motion of Farley Lewis was seconded by Katherine Garofoli use 
$2,250 in CPA Administrative Funds to pay ½ of the fee for Anthony’s 
Cummaquid Inn appraisal.        
Roll Call Vote: Tom Lee (yes), Deb Converse (yes), Terry Duenas (yes), 
Katherine Garofoli (yes), Steve Robichaud (yes), Farley Lewis (yes), 
and Lindsey Counsell (yes).  7 yes – 0 no.  Motion Carried. 

 

• Meeting format for July 21, 2025, Community Preservation Committee meeting.   
o It was decided that the meeting format would be remote for the July 21, 

2025 CPC meeting. 
o Mark Milne will be invited to attend. 

 

• CPC Annual Meeting date. 
o Discussion at the July 21, 2025, meeting regarding the focus of the annual 

CPC meeting to be scheduled for August or September.  
 

• In response to an inquiry from a CPC member, Councilor Kristin Terkelsen, CPC 
Liaison, noted that members have been nominated and appointed to both 
Recreation and Historic Commissions.  In interviews they expressed interest in 
serving on CPC and she suggested contacting the chairs of those committees for 
an update. 
 

• Council Terkelsen noted there have been discussions at Town Council as to how 
they will prioritize the recommendations of the ad hoc committees to either be 
brought forward as agenda items for vote or delegate for further research and 
detail.    

 
Public Comment: 
None 
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Adjournment: 
The motion of Tom Lee was seconded by Terry Duenas to adjourn the meeting.   
Roll Call Vote: Tom Lee (yes), Deb Converse (yes), Terry Duenas (yes), Katherine 
Garofoli (yes), Steve Robichaud (yes), Farley Lewis (yes), and Lindsey Counsell 
(yes).  7 yes – 0 no. Meeting adjourned at 7:24 p.m. 
 

Next CPC Regular Meeting Scheduled July 21, 2025, 5:30 p.m. 
 

List of documents/exhibits used by the Committee at the meeting: 
 

Exhibit 1 –CPC Regular Meeting Agenda, June 2, 2025. 
Exhibit 2 – Draft CPC Meeting Minutes – April 28, 2025  
Exhibit 3 – Letter of Intent – Barnstable Land Trust – Montiero CR 
Exhibit 4 – Letter of Intent – Barnstable Land Trust – West Barnstable Bog CR 
Exhibit 5 – Application – Barnstable Land Trust – Mill Pond, Marstons Mills CR 
Exhibit 6 – PowerPoint presentation – Barnstable Land Trust -Mill Pond Application 
Exhibit 7 - Application – DPW – Cotuit Memorial Park Revitalization/Improvements 
Exhibit 8 - PowerPoint Presentation – DPW – Cotuit Memorial Park Improvements 
Exhibit 9 – Application - Affordable Housing Growth & Development Trust Board Transfer 
Exhibit 10 – PowerPoint Presentation – Affordable Housing Trust Transfer 
 
Respectfully submitted, 
Ellen M. Swiniarski 
Community Preservation Coordinator 

Planning & Development Department 
 
Please Note:  The list of matters is reasonably anticipated by the Chair which may be discussed at the 
meeting. Not all items listed may be discussed, and other items not listed may also be brought up for 
discussion to the extent permitted by law.  It is possible that, if it votes so, the Committee may go into 
Executive Session for specified allowable reasons. The Committee may also act on items in an order other 
than they appear on this agenda.  

 
* Public files are available for viewing during normal business hours at the Community Preservation 

office located at 367 Main Street, Hyannis, MA 


