
INTRODUCTION 
 
 
Susan Raymond conducted Interviews with five STR Committee Chairpersons. who 
most often also are Town Planning Board Members, 
to gather their experiences and reflections on passing STR Regulations. 
 
 
These five towns had passed STR Regulations prior to December 2020.   
 
 

COPAKE, NEW YORK 
 
Conversation with Bob Haight, STR Subcommittee Chairman and Planning Board 
Member 
 
Copake learned things the hard way.  After the following incident, 
Copake passed STR regulations swiftly.   
 
A Developer purchased two homes side-by-side at a Lake Community in Copake 
with many other expensive homes.  One weekend a busload of West Point Cadets 
arrived and occupied both houses.  A loud weekend of partying ensued.  The 
neighbors were horrified and stormed the Town Hall that Monday demanding 
something be done to never have this happen again.  The Town notified the 
Developer that he did not have a permit to have such a large gathering.  The 
Developer applied for a Special Permit from the Planning Board and was denied.  
The Developer sued the Town for discrimination.  It went to court and the Judge 
ruled in the Developers favor on the grounds that his property rights gave him the 
right to do what he wanted on his property.  The Town also did not have STR 
regulations in their zoning code. 
 
 
Excerpt from COPAKE ZONING CODE  

 

§ 232-16.8. One-Family Dwelling. A. Up to two sleeping rooms in a one-family dwelling 

may be rented to transient lodgers, for compensation, as an accessory use, provided that 

the resident is in concurrent occupancy. B. A one-family dwelling, or a part thereof, may 

be used, offered, or made available for transient lodging, for compensation, for up to 

ninety-two (92) days in a calendar year as an accessory use. 

  
Bob Haight shared these comments about STRs in Copake: 
 
Bob believes things seem to be going fine.  There are no complaints from neighbors.  
STR owners have come forth and registered their properties and have allowed 



inspections to be done.  Copake only allows Owner Occuppied STRs that help keep a 
quiet community and minimize any violations.   
 
Bob felt that the most successful aspect of the code was that STR home owners were 
coming forth to register and understood the restrictions. 
Bob felt that these homeowners had invested a great deal of money upgrading their 
property for transient rental use and they, therefore, 
are very willing to follow the regulations. 
 
Bob did have concerns about Occupancy and knew that many STR owners were 
stretching the limit on the number of people allowed. 
He also was concerned about the stress on septic systems that might cause 
problems down the line. 
 
He did not know of any complaints.  The only way for a neighbor to voice their 
concern is to write a letter to the Town Board.  So far so good. 

 
HILLSDALE, NEW YORK 
 
Conversations with the Hillsdale STR Subcommittee Members: 
Barbara Barrantes, also Planning Board Member, Peter Cipowitz, then Supervisor, 
and Deborah Bowen, owner of Green River Inn, a B&B Hotel. 
 
The Hillsdale STR Subcommittee was staffed by a variety of folks from different 
political bases in an effort to balance the representation of the town.  The 
Committee held several public information sessions to hear the concerns of town 
residents.  These efforts resulted in a new STR Bylaw that was a compromise 
reflecting these citizens concerns. 
 
HILLSDALE - Local-Law-2-2019-Transient-Rentals-Draft-6-Clean-2.pdf 
 
Barbara Barrantes shared some of her concerns now that the law has been in effect 
a little over a year.  She felt the greatest success was having homeowners come forth 
and register their homes.  Hillsdale previously thought there were about 75 STRs 
but soon learned they have more than 119 STRs.   She was also pleased that 
everyone was signing up for inspections. 
 
Barbara did have some regrets.  She felt the law was not strict enough to prohibit 
developers from flipping houses into STR units.  She also knows that homeowners 
do not follow occupancy rules and overbook guests that will negatively affect septic 
systems.  She felt the Bylaw was a good start and could always be amended as needs 
change.  As an attorney, Barbara felt that the challenge for writing STR regulations is 
the fact that these are really all commercial businesses being treated as property 
rights issues.   
 



Covid 19 came this spring as the Hillsdale law went into effect. 
So it is not easy to judge how well it is working or not.  To be determined in 2021. 

 
HUDSON, NEW YORK 
 
Conversation with City Councilwoman, Rebecca Wolf 
 
The City of Hudson, New York just passed a Local Law regulating STR rental units 
that just might be a true precedent in zoning.   There are over 300 STR units in the 
City of Hudson, population around 6,000. 
The quality of life in Hudson was affected by rising real estate prices that prohibited 
local residents from purchasing homes and left neighborhoods with many empty 
houses until the weekend guests would arrive Friday and then leave Sunday 
afternoon. Affordable Housing was becoming more difficult to achieve.  The Mayor 
put a moratorium on STRs until a new bylaw could be passed.   
 
Rebecca Wolf, City Councilwoman and Housing Board Member, was the 
subcommittee chairwoman. She voiced a strong position that there was housing 
displacement that resulted in a cultural displacement that had already shifted the 
quality of life in Hudson.  She held several public Zoom meetings with STR 
homeowners to explain the new bylaw and held firm in her position that things 
were about to change.   
 
Rebecca changed many things with perhaps the most restrictive rule limiting a non-
Hudson resident to rent one unit for a maximum of 60 days a year and they must 
reside in the unit for at least 50 days a year.  She put in a Sunset Clause to allow all 
of these STR owners one year to abide these new regulations. During this one year 
Sunset Clause leniency, the amount of STRs may be reduced and the housing 
displacement may be more balanced.   
 
The most radical change was made by transferring the 4% Occupancy Tax Revenue 
to the City of Hudson from the previous recipient of the County Tourism Bureau.  
Now Hudson will financially benefit from STRs in their city. 
 
Rebecca is a stern model of determination against all odds.  When asked what would 
she have done differently, she replied, “I would have started earlier.” 
 
https://ecode360.com/HU0410/laws/LF1253106.pdf 

 

 
 

https://ecode360.com/HU0410/laws/LF1253106.pdf


 
LENOX, MA 
 
Conversation with Pam Kueber, STR Chairwoman and Planning Board Member.  
413-637-5500 x6     pkueber@gmail.com   
The Lenox Subcommittee took two years to pass their bylaw and during that time 
the Town held 6 public meetings covered by over 30 newspaper articles and several 
articles submitted by the STR Lobby.  The first meeting was a contentious meeting 
of STR owners “carrying Pitch Forks” as Pam declared. 
 
She now believes the most important aspect of this process is TO LISTEN to the 
public’s concerns and make compromises.  Also a balanced collection of concerned 
citizens joined their committee and that helped a lot to create a balanced bylaw that 
could accommodate all residents.  
 
The initial concern was the encroaching number of STRs that were depleting 
affordable housing in the town and making real estate prices skyrocket so that it 
was becoming too expensive for locals to purchase homes.   STRs were also creating 
the loss of neighborhoods and community as residential housing was turned into 
hotels.  The Quality of Life was noticeably changing.  She noted that one definition of 
Happiness is to live in a community were you could say hello to all your neighbors. 
 
Lenox did not use a survey.  Pam created extensive Questionnaires. 
 
Lenox did not use a Compliance Company Webinar and does not use Compliance 
Company now.  
 
During this two-year period, The State of Massachusetts passed an occupancy tax of 
12%.  The State keeps half of this revenue and Lenox receives the other half.  The 
current arrangement is to have AIRBnb collect the tax from their subscribers and 
send along to the State and Lenox. 
 
     -2- 
 
The Town Lawyer firmly believed that any transient rental in any residential home 
for ANY length of time, two days or 30 days, is a BUSINESS ENTITY.  He believed that 
all the STRs should be banned in Lenox.  He eventually compromised. 
 
The Code Enforcement Officer agreed with the attorney and felt that all inspections 
should use the same state laws as those given to Bed and Breakfast establishments 
or any hotel.  He did not compromise and Lenox does not require Inspections. 
 
The two-year process involved all parties fighting “over the numbers” like how 
many days for rentals or how much money for fees, etc. This went on forever.  The 



first draft was too strict, they learned to keep it simple and write affirmative 
language instead of prohibitive.   
 
Pam felt they made mistakes but it was more important to engage the community to 
tailor the bylaw to preserve what the town’s people value and want to preserve.  
The public meetings brought awareness to residents of the complexity of STRs and 
in the end the needs of this community. 
 
The final break through came when they all agreed on the use of a SPECIAL PERMIT.  
They found that many local residents did want to use their homes for possible 
rentals for a few weekends a year.  The Special Permit gives EVERYONE 75 days of 
rentals with the possibility of an additional 35 days with a ceiling of 110 days a year 
through a Special Permit application.  Neighbors must be notified and can voice 
their concerns.  After all the neighbors are the ones left with the problem of too 
many STRs.  The use of the word INTENSITY became a code for the ramping up of 
too many STRs in one area or too much transient activity that is detrimental to the 
neighborhood. The Planning Board would be more sympathetic to these issues.  And 
it depended on the location or site.  Obviously a home on ten acres up a private road 
would not negatively impact the neighborhood.   This Special Permit process 
seemed to please all sides of the issue. 
 
    -3- 
 
PAM recommended: 
 
Limit the amount of occupancy. 
No Weddings.  
No Signs. 
Registration Fee of $250 to help the town make money to compensate for the work 
involved in attending to this issue. 
 
A Residency requirement is a good idea.  Lenox had one but it was eliminated. 
 
She found many city dwellers having a double standard while living in Condos or 
Co-Ops that prohibit STRs yet renting their second homes as STRs without any 
thought of how it affects the quality of life in the rural community. 
 
AND FINALLY, she noted that why do you listen to any one who does not VOTE in 
your town.  Many STR owners or second homeowners do not participate in their 
community and VOTE for town board members on town issues.  So why would their 
complaints need to be catered to. 
 
I asked how were things going with enforcement now that the law is passed and in 
use for one year.   She thought things were good with no complaints due to the 
community involvement in structuring this  
Bylaw. 



 
She believed the biggest success was REGISTERING every STR in the Town so that 
they would understand the laws they should abide. 
 
NOTE:  The Governor of Massachusetts closed all STRs during Covid 19 restrictions. 
 
BYLAW:   
https://www.townoflenox.com/sites/g/files/vyhlif3341/f/news/short_term_rental
_bylaw_for_november_2019_town_meeting.pdf 

 

WOODSTOCK, New York 
 
Richard Heppner, STR Chairman and Planning Board Member 
 
Woodstock passed their STR regulation codes in 2019.  During that time Ulster 
County passed a 2% Occupancy Tax and engaged a compliance company (which one 
unknown at this time) to collect the taxes and enforce all of the county’s STR codes. 
 
The Woodstock Town Board started their process by holding several public 
information sessions that Heppner believes was very beneficial for community 
support and kept the process civilized and not confrontational.  He believes this 
groundwork was helpful. However, the result was a COMPROMISED code. 
 
Woodstock has 205 owner occupied STR rentals and 75 non-owner entire house 
rentals.  In the beginning, the Town Board created an application for permits to the 
Planning Board.  This created an overload of work as there were over 125 
applications.  Since that initial approach, The Town no longer uses this Special 
Permit application due to just too much work.   
 
The one Key to Success for Woodstock was writing in a Cap on STRs that enables the 
Town Board to limit applications and the number of STRs.  The original limit was set 
at 400 STR rentals but the Town is now reducing that down to 275.  Heppner 
believes that is the only successful enforcement that a Town can achieve.  Control 
the number of STRs. 
 
Woodstock did seek advice from Airbnb for awhile and found them to be difficult 
as they tried to represent both sides of the issue. They later dismissed Airbnb 
comments.  Although, it was Airbnb that suggested putting language in the 
regulations regarding a Cap on the number of rentals. 
 
The Ulster County data base searches tax records and compares them to the internet 
listings to find the listed STRs.  The application to register goes to the County and 
gives the applicant one year to register.  Woodstock believes their application needs 
revision to be more stream lined. The compliance company takes the registrations 

https://www.townoflenox.com/sites/g/files/vyhlif3341/f/news/short_term_rental_bylaw_for_november_2019_town_meeting.pdf
https://www.townoflenox.com/sites/g/files/vyhlif3341/f/news/short_term_rental_bylaw_for_november_2019_town_meeting.pdf


and monitors internet activity and collects the tax.  Violations are sent to the Town’s 
Building Inspector who enforces the violations. 
 
The Town hired a special person as Building Inspector to inspect all houses yearly 
and respond to all community complaints and enforce any violations.  The biggest 
complaint seems to be 1) non registering 2) noise and 3) trespassing and 4) 
fireworks and 5) garbage left too long outside that attracts bears and 6) occupancy 
violations. The Building Inspector must send out violations to non-registered homes 
and make calls to either owners or hosts informing them of these many other 
violations.   This Building Inspector is a new budget line item for the town. This 
person is the only way the Town can enforce any of their regulations. Heppner 
complained that enforcement by the County via the compliance company was weak.  
The Compliance company succeeds in registering and collecting taxes. But Heppner 
believes the issue is one of man power.  There are not enough hired representatives 
to oversee the volume of STRs in the entire County. 
 
Woodstock prohibits rentals in their flood plain.  It limits LLC names to only one 
entity.  Inspections are once a year.  Registration is $50 and inspections paid by 
home owners. 
 
 
Heppner Comments:  He called the experience of passing STR regulations a Wild 
Ride.  Although he recognizes that the public information sessions were helpful to 
create community awareness, he believes there were too many compromises.  He 
wishes it would have stayed with only Owner Occuppied Rentals.  He believes 
limiting rentals to one per mile is a good idea.  He likes the yearly inspections so the 
Town can stay in touch with the community and watch out for violations with some 
owners.  
 
Heppner believes it is vitally important to place Caps on the limit of rentals.  It is the 
only way to regulate.  The volume is just too much work for a small town.  The Town 
does not receive any of the tax income.  
 
Heppner laments the changes he has witnessed in his town.  They once had 3 
elementary schools and now have only one.  The Town is concerned there are no 
recruits for the Volunteer Fire Department and recognizes the Town may have to 
hire firemen in the future. And he laments there no longer are any volunteers for the 
Little League teams.  He has seen a direct shift in the quality of life in his community 
due to the increase in STRs. 
 
Town of Woodstock Local Law: 
 
https://static1.squarespace.com/static/5bd1e899da50d36cfc91e963/t/5e25dcd0d
cc09322ea1685bb/1579539664991/Woodstock+STR.pdf 

 

https://static1.squarespace.com/static/5bd1e899da50d36cfc91e963/t/5e25dcd0dcc09322ea1685bb/1579539664991/Woodstock+STR.pdf
https://static1.squarespace.com/static/5bd1e899da50d36cfc91e963/t/5e25dcd0dcc09322ea1685bb/1579539664991/Woodstock+STR.pdf

