RECEIVEDBY: &4 7
Dennis Town Cleri’s Office
Approved 3.19.2026 on March 20, 2026 at 1:42 p.m.
Zoning Bylaw Study Committee (ZBSC)
Town of Dennis
Meeting Minutes 2.19.2026

Present: G. Barber; C. Bechard; B. Clark; D. DiManno; J. Frazier; K. Kane
P. Foley (Town Planner); J. Plath (Select Board Liaison)

Zoom: Public

Absent: H. Kelley

Guests: Kate Byron; Al Fisk; Brian Hines

Meeting called to order by Chair Pro Tem Kate Kane at 4:00 PM

L Citizens’ Concerns — none
Il Committee Reorganization:
- Dorria nominated and Bill seconded Kate Kane as Chair; unanimous approval;
- Billnominated and Connie seconded Jan Frazier as Secretary/Clerk; unanimous approval;
. 4.9 Revised Draft — final review before public hearing
JAN: Questioned if there was time pressure to submit new 4.9 for Town Meeting
PAUL: Discussed reasons, i.e., it's a much-needed improvement to current version of 4.9, and is more
consistent with new state regulaﬁoﬁs.
- March 2, Public Hearing with Planning Board
Discussed/Reviewed line-by-line the Rev. 2.18.2026 Draft: SEE ﬂm FROM PAUL F‘O%.E‘f
- Significant clarifications, formatting, justification for doing this; changes in terminology;
name changes (for instance, DHCD changed to EOHLC)
- Reflects changes from Town Counsel review
- Still need Design Standards and Performance Standards
- Definitions - significant changes
- Restriction on percentages of SHI list Affordable, locally affordable, market-rate apt’s
- Restrictions on year-round rentals (i.e., no short-term rentals)
- Sizes, setbacks, wetlands:
ACTION ITEM - full committee: get feedback to Paul about buildings in ﬂood zones, etc.- possibly in
Standards section or Restrictions secnon
- Include restrictions in Flood Zones, environmentally sensitive areas, etc.
- Hotel/motel conversions
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BILL: Motion to recommend deleting 4.9.2.3.1 and anywhere else parking is mentioned this way,
because parking is a significant problem throughout town. If Planning Board (PB) doesn‘t want to do
that, it could be amended at Town Meeting. Connie seconded.

After continued discussion, the motion was amended and voted on as follows:

Bill: Motion (continued): Delete section 4.9.2.3.1 that gives the Planning Board the discretion to reduce
or suspend minimum requirements.# of parking spaces. The section would be deleted there and
anywhere else parking requirement are mentioned.

VOTE: Motion passed with one dissenting vote, from Kate.

PAUL: Confirmed that the current Iénguage gives the PB discretion. New language will reduce that so
the PB only has discretion on the SHI units.

DORRIA left meeting at 5:29 PM
FURTHER DISCUSSIONS:

- How to handle undeveloped parcels in already-developed neighborhoods, even if small (7,500
vs 10,000 sq. ft.); State affordable homes act significantly changes previous zoning (lot size,
bedrooms, etc., if housing is affordable

- MOTION: (Kate/Connie)No need to review this section at this point
Gary No; Connie, Bill, Jan, Kate yes.

- - JIMP.on Page 2 - line 62, Paul removed Barnstable County; Jim thinks it needs to be in there.
on Page 4: Line 183 — re: remaining units — change “houses” to just” market rate”

- JAN: “Year-round” definition should be on Page 4 —it’s now missing. Paul will replace.

- KATE B. Lines 179-183 - clarify if this is homes for sale, or rentals, or both.
- Lines 162-163 — 1,000 feet (in several places) is way too much. Remove or change to 500 feet?
Should be smaller. '

- BILL: re: 4.9.3.1, Line 160 — 167: concern.about items previously discussed, affordable housing
in all zoning districts.

- CONNIE: Line 160 - re: GC Il zones and allowing housing with children to be built nearby
hazards. Paul will check on this to see if there are current standards and will address this in the
to-be-created standards.
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Discussed next steps in process, Planning Board meeting, recommendations. Does the ZBSC actually
“recommend” to the PB?

Public hearing is March 2. Paul will recommend taking public comments and discussing it, then
continuing to March 16 and will incorporate the changes discussed at this meeting; ZBSC has been
working with Planner and not quite ready to make final recommendation.

Warrant closes on 17%, Next ZBSC meeting is March 19. ZBSC members are to submit ideas for
standards to Paul ASAP.

Paul will try to get new/clean version out by 2.26
V. Potential Future Priorities for ZBS Committee to Review (i.e. Seasonal Communities, other
issues per the Town Planner) — Not discussed
V. Approval of Minutes 10.30.25, 12.18.25, 1.8.26, 1.22.26 — unanimous approval.
Point of Order: CHANGE THE “SECOND” ON APPROVING 4 sets of MINUTES (should not be
Dorria)
VL. Next meeting date and agenda items

- Thursday, March 19, 4 PM. Agenda will be new/final version of 4.9 bylaw

Adjourned at 6:00 PM approx.
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4.9 PROVISIONS TO ENCOURAGE THE DEVELOPMENT OF AFFORDABLE HOUSING IN DENNIS

4.9.1. PURPOSE AND AUTHORITY.

The purpose of Section 4.9 is to further the goal of encouraging various lot sizes and housing types for
persons of various age and income levels in accordance with Massachusetts General Laws, Chapter 40A,
Section 9 which allows municipalities to adopt "incentive" ordinances for the creation of affordable year-
round housing, and furthermore for the purpose of:

a.) helping people who, because of rising land and material costs and housine prices, have
been unable to obtain suitable housing at an affordable price and,

b.) maintaining a stable economy by preventing out-migration of residents who provide
essential services.

¢.) providing an alternative option to residents that is more efficient and allows for more
local control than the Commonwealth controlled process commonly known as 40B.

For the purposes of creating Affordable Housinge under this byvlaw (4.9) there are several methods and Sub-
Sections with different requirements for creating new units. These include;

Affordable Housing Apartment(s) §4.9.4

Conversion of Hotel and Motels to Year-Round Affordable Housine (84.9.5):
Affordable Housing Complex (§4.9.6):

Municipally Sponsored Affordable Housing Projects (8§4.9.7).

Affordable Lots (§4.9.8): ,

D [ 9 [

The Planning Board is hereby designated the special permit granting authority (SPGA) for all Affordable
Housing Development and Affordable Housing Apartment applications under this by-law (§ 4.9), and shall
have the power to hear and decide applications for special permits as provided by this section. The
Planning Board may adopt regulations for carrying out its duties under this By-law. At least 25% of all
housing units created under Section 4.9 shall be vear-round. deed-restricted Affordable Housing units as
provided for under 4.9.42 (Affordable Housing Restriction and Regulatory Aoreement) and placed on the
Subsidized Housing Inventory (SHI) by the applicant. This includes all aspects required by the
Massachusetts Executive Office of Housing and Livable Communities (EOHLC) including the process to
select eligible tenants. All housing units. Affordable and market rate. created under Section 4.9 shall be
vear-round housing units. At least 25% of the total number of bedrooms within any Affordable Housing
Development shall be within said restricted housing units.

4.9.1.1 PROJECT APPROVAL REQUIREMENTS. The Applicant shall provide the Planning Board a
detailed narrative describine how the proposal meets the Project Approval Requirements below which the
Planning Board shall consider the-feHlewing-factors-in determining whether to approve or deny a special
permit under this By-law: :

a) whether the applicant has conformed to the design standards of this By-law and will deliver the
needed affordable units.: The Design standards the applicant shall consult for Affordable Housing
Apartments. and for all proiects where applicable. are those as described for Dennis Port in §8.10 —
§8.13 and for West Dennis'in §9.7.12 - §9.10. All applications under §4.9 shall detail how the
project is consistent with Massachusetts Sustainable Development Principles that promote
development that is compact. conserves land. protects historic resources. intecrates uses.
encourages reuse of existing sites. structures and infrastructure rather than new construction in
undeveloped areas. is pedestrian friendly. near jobs. transit and services. and compatible with the
community's character and vision.

b) whether the development, density increase or relaxation of zoning standards has a material,
detrimental effect on the character of the neighborhood or Town and is consistent with the
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51 performance standards of the Dennis Zoning By-laws and the Commonwealth of Massachusetts

52 Sustainable Development Principles as required by MGL Ch. 40B Guidelines VI.A.1 and whether
53 the proposal incorporates sustainable practices such as water conservation measures, energy

54 efficiency. environmental considerations. accessibilitv. etc. The ten (10) MA Sustainable

55 Development Principles are: Concentrate Development and Mix Uses: Advance Equity: Make

56 Efficient Decisions: Protect Land and Ecosystems: Use Natural Resources Wiselv: Expand -

57 Housing Opportunities: Provide Transportation Choice; Increase Job and Business Opportunities:
58 Promote Clean Energy: and Plan Regionally (See Application for further detail).

59 ¢)._whether the proposed development site plan is designed in its site allocation, proportions,

60 orientation, materials, landscaping and other features as to provide a stable and desirable character
61 complementary and integral with the site's natural features. AND

62 ¢)d) Whether the site is appropriate in terms of Flood Zones. Wetlands. Environmentally Sensitive

63 Areas. and that existing adjacent uses are not incompatible with residential habitation.

64

65 49.2 AFFORDABLE HOUSING RESTRICTIONS

66  4.9.2.1 As acondition to any special permit issued under Section 4.9, the applicant shall be required to

67 execute an affordable housing restriction (“Restriction”) in a form acceptable to the Planning

68 Board. The special permit ‘shall not be exercised until the applicant records the Restriction in

69 the Registry of Deeds and an attested copy of the recording is delivered to the Planning Board.

70 4.9.2.2 Atleast 25% of the housing units created under Section 4.9-2-Affordable-Heusing

71 Development) shall be subject to a Restriction and a Regulatory Agreement between the

72 developer and the Town_and approved by the Executive Office of Housing and Livable

73 Communities (EOHLC — formerlv DHCD).

74  4.9.2.3 The Restriction shall provide that units made available for ownership shall be made available at

75 a cost including mortgage interest, principal, taxes, insurance and common charges not

76 exceeding 30% of annual income for a household at or below 80% of Basnstable-Countythe

77 _A_r;;g Median Income (AMI), and shall be sold to households earning at or below 80% of the

78 Areg (Barnstable County) Median Income. The Restriction shall limit the re-sale price of any

79 ownership units, and shall bind all subsequent purchasers in perpetuity, consistent with

80 Executwe Ofﬂce of Housm0 and leab]e Commumtles EOHL(, \Massaehuseﬁs»@eﬁ&mﬂeﬂt—ef

81

82

83 Town’s subsidized housing inventory (SH ).

84  4.9.2.4 The restriction shall provide that the Affordable units made available for rental shall be rented

85 at a cost (including heat, but not other utilities) not to exceed 30% of the annual income of a

86 household earning 80% of the Bams@able@em%yArea median income, and shall be rented to

87 households earning at or below 80% of the AMI (Barnstable County )-edian-income.

88  4.9.2.5 An Affordable Housing Apartment created under subsection 4.9.3 shall be subject to a

89 Restriction, which shall provide that units made available for rental shall be rented at a cost

90 (including heat, but not other utilities) not to exceed 30% of the annual income of a household

91 earning 80% of the Area (Barnstable County) median income, and shall be rented to

92 households earning at or below 80% of the Barnstable-CountyArea median income.

93 4.9.2.6 Notwithstanding subsection 4.9.42.2 and 4.9.42.3, maximum rents and sale price shall be

94 governed by the Executive Office of Housing and Livable Communities (Formerly DHCD):s

95 regulations under Chapter 40B of the Massachusetts General Laws, and shall be set at levels

96 that will enable the Town to qualify the housing units created under this By-law towards the

97 Town’s subsidized housmg inventory (SHI). A Building Permit shall not be issued until the

98 Regulatory Agreement has been approved by EOHLC and the Town and sicned by the

99 applicant and recorded at the Registry of Deeds. A Certificate of Occupancy shall not be issued
100 to.any unit in a complex until the Affordable Restriction has been approved by the Town and
101 EOHLC and recorded at the Regisiry of Deeds by the applicant.
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49.2.8

49.2.9

493

In addition to requirements of Section 4.9.42 (Affordable Housing Restriction), it shall be a
condition upon every special permit issued under this By-law that the applicant shall comply
with any Massachusetts EOHLC regulations and guidelines for qualification of the restricted
Affordable housing units created under this By-law towards the Town’s subsidized housing
inventory (SHT), including but not limited to the form of the affordable housing restriction and
regulations concerning tenant selection and marketing, unit design standards, and income
eligibility standards. The Restriction shall further provide that the applicant shall cooperate
with the Town in good faith to qualify any restricted housing unit towards the Town’s
subsidized housing inventory.

In the event that a housing unit subject to a restriction created under this By-law becomes
vacant, the owner shall give written notice to the Dennis Planning Department. Dennis
Housing Authority and Dennis Affordable Housing Trust.

Current employees of the town of Dennis and residents of the town of Dennis shall have
preference over non-residents in the selection of tenants and buyers of housing units subject to
a restriction to the extent permitted by EQHLC regulations and state or federal laws.

DEFINITIONS

AFFORDABLE HOUSING APARTMENT: A housing unit created under the provisions of Sections
4.9:3:+-4:9-4-0r-4-9-5; available at a cost not exceeding 30% of annual income for a household at or
below 80% of Area Median Income (AMI). and shall be rented to households earning at or below
80% of the AMI and which is subject to an affordable housing restriction and Regulatory Agreement
pursuant to Section 4.9:42 and EOHLC requirements.

AFFORDABLE HOUSING BEVELOPMENTCOMPLEX: A tract of land of more than 2 1/2 acres
of upland (not including wetlands as defined by the Wetland Protection Act. M.G.L. ¢. 131. § 40)
containing units of residential housing, of which at least 25% are encumbered by affordable housmg
deed restrictions.

APARTMENT:— An apartiment is a self-contained housing unit that occupies only part of a building.
Apartments may be owner occupied or rented.

AREA MEDIAN INCOME (AMI): Means area median household income as defined by HUD
pursuant to section 3 of the 42 U.S.C. 1437 (the Housing Act of 1937). as amended. adjusted for
household size.

DWELLING UNIT: A single unit providing complete. independent livine facilities for one or more
persons. including permanent mowsmns for I1vmv sleepmu ealmu cookm“ and samtatlon as
required b\ state samtar\ code \ 2

EOHLC: Executive Office of Housing and Livable Communities (Formerly the Department of
housing and Community Development — DHCD) is the Massachusetts_state acency focused on
promoting affordable housing through regulations. fundine and overseeing programs such as Chapter
40B. affordable housing initiatives. emergency shelter systems and public housing.

ENVIROMENTALLY SENSITIVE AREA: Per Board of Health re: 16B Variance - Land area
within one hundred feet (100°) of marshland. tidal flats. coastal dunes, barrier beaches. coastal banks
or_beaches. surface water; or land area containing subsurface water which is six feet (6°) or less
below natural ground surface elevation; plant or animal habitats of threatened or endanvered species:
DEP Zone Il Water Recharge Areas: Designated Areas of Critical Plannine Concern.

LOCAL PREFERENCE LIST: A list of affordable housing eligible Emplovees of Local Businesses
and Municipal Employees such as teachers. health workers. bus drivers. janitors. firefighters. police
officers. librarians. town hall employees. etc.. current or past residents. and households with children
attending the local schools.
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4.9.4

4.9.4.1

4.9.4.2

4.9.4.3

4.9.4.4

4.9.4.5

PRINCIPAL RESIDENTIAL STRUCTURE: The structure on any given lot in which the primary
activity is residential use, which use is the principal use of the lot.

READY RENTER LIST: A waiting list of individuals and families who have been pre-screened and
pre-qualified for specific affordable or Income-restricted rental housing programs on Cape Cod by
Barnstable County or other entity approved by EOHLC to do so. This list is used by property owners
or administrators to fill vacancies in affordable housing units when thev become available.

REGULATORY AGREEMENT: The purpose of the Regulatory Acreement (Per MGL: Chapter 40B
Comprehensive Permit Projects Guidelines) is to memorialize the richts and responsibilities of the
parties. including the provisions that qualifv a Developer as a limited dividend entitv under ¢.40B. if
applicable. The Regulatory Acreement also provides for monitoring of the proiject throushout the
term of affordabilitv. |

SECURITY APARTMENT: A dwelline unit. of six hundred (600) square feet or less. including
separate kitchen facilities. and separate bath. located within a commercial structure.

SHORT TERM RENTAL: "Shoit-term rental”. an owner-occupied. tenant-occupied or non-owner
occupied property -includine. but not limited to. an apartment. house. cottage. condominium or a
furnished accommodation that is not a hotel, motel. lodeing house or bed and breakfast
establishment. where: (i) at least | room or unit is rented to an occupant or sub-occupant; and (ii) all
accommodations are reserved in advance: provided. however. that a private owner-occupied propertv
shall be considered a single unit if leased or rented as such, (Per MGL Chapter 64G).

YEAR-ROUND: Housing for occupancy by persons or families who occupy either rental or other
housing as their principal residence for not less than 10 months a vear (Per MGL Chapter 23B §32).

AFFORDABLE HOUSING APARTMENT(S)

The Planning Board may by special permit allow the creation of Affordable Housing Apartments in
residential-and-the following commercial zoning districts: General Commercial I. I and 1K
Limited Business: Dennis Port Villace Area A and B- and West Dennis Villaze. Marine and
Mixed-Use Districts.

Affordable Housing Apartments may also be created by converting an existing accessorv structure
on a commercial property, or space within a Principal Commercial Structure. to a dwelling unit.

r-this-bidawechall ba acooo o to-@itheran.axvictinog
TR YA st -Be-ae ee S5O y-to-etther-an CXABHRE

At least 25% of all housing units created under Section 4.9.4 shall be deed-restricted Affordable
Housing vear-round units ds provided for under 4.9.2 (Affordable Housine Restriction and
Regulatory Agreement) and placed on the Subsidized Housing Inventor (SHI) bv the applicant.
This includes all aspects required by EOHLC including the process to select eligible tenants, All
housing units, Affordable and market rate. created under Section 4.9 shall be vear-round housing
units. There shall be no Short-Term Rentals in any of the housing units created under § 4.9.

An Affordable Housing Apartment must have the following minimum areas :(Per 40B Guidelines
VI.B.4.(3) unless the applicant has been approved for a waiver from such size requirements by the
Executive Office of Housine and Livable Communities (EOHLC).

studio 250-square-feet
one-bedroom units 700 square feet
two-bedroom units 900 square feet
three- bedroom units ) 1,200 square feet
four-bedroom units 1,400 square feet

Special Permit Requirements for _Affordable'H(')usjgt;T Apartments.

4.9.45.1  The Planning Board shall have the discretion to reduce the off-street parking requirements

otherwise applicable under Section 3.1, where (1) the number of units to be restricted under
Section 4.9.4 exceeds 25%, and-(2) the applicant demonstrates in writi ng that-how the

Dennis ZONING BY-LAW _4.9 Affordable Housing_Rev 2026-03-10 Draft Page 4 of 9
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proposed parking is sufficient to address the parking needs of the proposed uses on the site, and
(3) the applicant demonstrates. with a plan or other means that the proposed reduction in
required parking does not impact the neighborhood in which it is located.

49.45.2 Fornew development (not conversions) with more than twenty (20) residential units or within
500 feet of an intersection the Cape Cod Commission has identified as a Top 50 Crash
Intersection (on Cape Cod). a traffic study prepared bv an approved encineering firm (chosen
by and reporting to the Planning Board but paid for by the applicant) shall be shall be provided
by the Applicant as part of the Special Permit review process.

4.9.4.5.3 A properly screened area must be provided for storage of trash and recyclable materials.
Outside storage areas or enclosures shall be kept clean and shall be large enough to
accommodate the storage of all garbage and refuse containers. Garbage and refuse containers,
dumpsters, and compactor systems shall be stored on or above a smooth surface of
nonabsorbent material such as concrete or asphalt.

4.9.4.5.4  Only those basements with natural at-grade walk-out capabilities may be created or converted
into living space and gwhich meet all Building, Health and Safetv Codes.

4.9.45.5  Garage parking stalls may be converted into living space only if the applicant can demonstrate
an efficient and cost-effective method for providing heat and other utilities to the unit to be
created and which meet all Building, Health and Safetv Codes.-

4.9.4.5.6  Formultiple unit projects. tFhe second unit created, and every fourth unit created there-after
shall be deed restricted as permanently affordable units per the applicable standards.in Section
4.9 and as required bv EOHLC-4-below. In no case shall less than twenty-five percent of the
units be affordable.

4.9.4.5.7  All units created shall be for year-round housing.

4:9-4-5:94.9.4.5.8 Commercial structures may be expanded by inereasing-the-foetprint-or-the
addition of a second story, where none exists, for the purposes of creating affordable housing
apartments. A structure proposed to include an affordable housing apartment may be expanded
by the granting of a Special Permit which is based upon a finding by the Planning Board that the
conditions present on the site are adequate to support the proposed use, protect the surrounding
neighborhood and meet the intended goals of providing affordable housing.

4-5-4-5-104.9.4.5.9 Commercial structures may be expanded by increasing the footprint for the

purposes of creating affordable housing apartments where the total site coverace of buildines
and impervious surfaces are and will remain less than 50% and based upon a findine bv the
Planning Board that the conditions present on the site are adequate to support the proposed use.
parking. traffic, septic. access. protect the surrounding neighborhood. are not in an
Environmentally Sensitive Area. and meet the intended voals of providing affordable housing.

4.9.5 CONVERSION OF HOTELS AND MOTELS TO AFFORDABLE HOUSING
APARTMENTS

4.9.5.1 Affordable Housing Apartments may be created by converting an existing accessory structure, or
space within a hotel or motel, into dwelling units. The following additional standards and
conditions shall govern special permits issued under this section;
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49.5.3

4.9.54

4.9.6
4.9.6.1

49.6.2

Units created through conversions shall not be less than 258-223 square feet not including areas not
intended for human habitation such as areas of the basement, attic or garage. In order to promote
the mixture of housing units, the following standards shall apply:

Planning Board may require up to 10% of the units in a Hotel/Motel conversion be two-bedroom
units, i.e. units with a minimum floor area of 900 sf or less with a waiver from EQHLC.

Hotel or motel structures may be expanded by nereasing-the-footprint-or-the addition of a second
story, where none exists, for the purposes of creating affordable housing apartments A hotel or
motel structure proposed to include an Affordable Housing Apartment may be expanded by the
granting of a-Special Permit which is based upon a finding by the Planning Board that the conditions
present on the site are adequate to support the proposed use, parking, traffic, septic. access, protect
the surrounding neighborhood and meet the intended goals of providing affordable housing,

Hotel or motel structures may be expanded by increasing the footprint for the purposes of creating
affordable housing apartments where the total site coverage of buildines and impervious surfaces
are and will remain less than 50%. A hotel or motel structure proposed to include an Affordable
Housing Apartment may be expanded by the eranting of a Special Permit which is based upon a
finding by the Planning Board that the conditions present on the site are adequate to support the
proposed use. parking, traffic. septic. access. protect the surrounding neighborhood. are not in an
Environmentally Sensitive Area, and meet the intended voals of providing affordable housino

AFFORDABLE HOUSING BEVELGPMENTSCOMPLEX:

Density increases shall be _a_IIOWed by special permit for Affordable Housing Developments as
governed by-Seetion4-9-2below, and any density increases shall be addressed in compliance with
Sections 4.9.1.1 (Project Approval Requirements) and-4-9-2-of the by-laws.

Intensity of Use

4.9.6.2.1 A minimum tract of two and one-half (2.1/2) acres of upland (not including wetlands as

defined by the Wetland Protection Act. M.G.L. ¢. 131. § 40) shall be required, subject to the
provisions of Section 2.3.3.7 regarding minimum upland areas. :

4.9.6.2.2  The Planning Board shall have discretion to reduce or suspend the minimum requirements

otherwise applicable under Section 2.3 (Intensity Regulations) , 3.1 (Off-Street Parking and
Loading Requirements) and 4.2 (Multiple Dwellings) for an Affordable Housing Complex
Development, provided that the Planning Board finds that the conditions present on the site are
adequate to support the proposed use, protect the surrounding neighborhood, the number of
units to be restricted under Section 4.9 exceeds 25%. the applicant demonstrates in writine how
the proposed parking is sufficient to address the parking needs of the proposed uses on the site.
the applicant demonstrates with a plan that the proposed reduction in required parking does not
impact the neighborhood in which it is located. and meets the intended goals of providing
affordable housing; and provided however that there must be:

4.9.6.2.3  atleast 10,000 square feet for each bedroom created in an Affordable Housing Development;
4.9.6.2.4 amaximum height of 35 feet-and-es-two-stories;

4.9.6.2.5 amaximum building coverage of 15%;

49.6.2.6 amaximum total site coverage of 50% includine buildings and impervious surfaces; and

49.6.2.7 A maximum of sixteen‘(16) dwelling units shall be allowed in any one building with a

minimum building separation of twenty feet.
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4.9.6.2.8 An Affordable Housing Complex Development shall not be located in a Zone 1 or Zone 2
Department of Environmental Protection (DEP) Wellhead Protection Area.

4.9.6.2.9  The Planning Board shall have the discretion to permit a density of greater than one bedroom
for every 10,000 square feet if the project is connected to the Water Resource Recovery
Facility (hereafter “sewer”) or can handle the proposed septic without variance from the health
regulations and based upon the recommendation of the Dennis Board of Health that the waste
water system recommended for the site meets all state and local environmental standards for
the protection of public health and water quality.

4.9.6.3 Special Permit Requirements for Affordable Housine Complex Developments (4.9.6):

4.9.6.3.1  The Planning Board shall may have the discretion to reduce the off-street parking requirements
otherwise applicable under Section 3.1 where (1) the number of units to be restricted under
Section 4.9.4 exceeds 25%, and (2) the applicant demonstrates in writine that-how the
proposed parking is sufficient to address the parking needs of the Affordable Housing
Development and (3) the applicant demonstrates with a plan that the proposed reduction in
required parking does not impact the neichborhood in which it is located.

4.9.6.3.2  The tract of land to be developed shall provide for front, rear and side setbacks of 20 feet,
which shall constitute vegetated buffers, except for where crossed by site driveways;

4.9.6.3.3  Where an applicant proposed to divide the tract of land that is the locus of a proposed
Affordable Housing Development, the minimum lot size shall be ten-thousand (10,000) square
feet. The Planning Board may, in its sole discretion, reduce the internal front and rear yard
setback requirements of Section 2.3.2, provided however, that said setbacks shall be no less
than ten (10) feet. The Affordable Housing Development must still comply with the setback
requirements of Section 4.9.2.3.4 as if the tract of land was not subdivided. -

4.9.6.3.4  The Affordable Housing Development must conform to all other requirements of the Zoning
By-law. In the event that a provision of Section 4.9.2 conflicts with another provision of the
By-law, the provisions of Section 4.9.2 shall control.

4.9.6.3.5  For multi-family buildings a properly screened area must be provided for storage of trash and
recyclable materials. Outside storage areas or enclosures shall be kept clean and shall be large
enough to accommodate the storage of all garbage and refuse containers. Garbage and refuse
containers, dumpsters, and compactor systems shall be stored on or above a smooth surface of
nonabsorbent material such as concrete or asphalt.

4.9.6.3.6  The second unit created, and every fourth unit created there-after shall be deed restricted as
permanently affordablé units, per the applicable standards in Section 4.9.4-2belesv. In no case
shall less than twenty-five percent of the units be affordable. All units created in an A ffordable
Housing Complex shall be for-deed-restricted year-round housing.

4.9.7 MUNICIPALLY SPONSORED AFFORDABLE HOUSING PROJECTS

4.9.7.1 GENERAL OBJECTIVES; This section is intended to allow the Dennis Board of Selectmen to act
as a sponsor for public or public/private joint venture affordable housing projects which:

encourages practical residential development in the reuse of existing structures;

promotes in-fill (development of vacant lots in an otherwise built-up area) residential development;
is compatible with the adjacent neighborhood; Ny

encourages development of economically priced housing and a variety of types of housing; and
fosters flexibility and creativity in the creation of affordable housing.

oo op

Based upon these provisions, a project for Special Permit submittal to the Dennis Planning Board may be

made upon a positive vote of the Dennis Board of Selectmen: 4:9-2-4-2 MODIEIED-PROCEDURES
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A municipally sponsored housing project may be allowed upon issuance of a special permit provided that
the Planning Board finds that the conditions present on the site are adequate to support the proposed use,
protect the surrounding neighborhood, and meet the intended goals of providing affordable housing, and
further meets the following requirements:

a. the minimum requirements of Sections 2.3 (Intensity Regulations). 3.1 (Off-Street Parkine and
Loading Requirements) for the affordable units. and 4.2 (Multiple Dwellings) shall not apply
provided however that there must be:

a maximum height of 35 feet and two stories;

a maximum building coverage of 15%;

a maximum total site coverage of 50%;

a minimum building separation of twenty feet; and
e. a determination that parking will be adequate in number and size to serve the proposed use.

b. For Municipally Sponsored Affordable Housing projects. the Minimum Area of the Tract to be
Developed under-Seetion4-9:-2:3-1-may be less than 2 ¥ acres;

c. the maximum density of the Tract to be Developed may be greater than one bedroom per 10,000 sf
of land area based upon a recommendation of the Dennis Board of Health that the waste water
system recommended for the site can handle the proposed septic without variance from the health
regulations and meets all state and local environmental standards for the protection of public health
and water quality;

d. The tract of land to be developed shall provide for front, rear and side setbacks of at least 20 feet,
which shall constitute vegetated buffers, except for where crossed by site driveways; and -

e. the minimum parking requirement may be less than 2 parking spaces per residential unit_in a
Municipally Sponsored Affordable Housing proiect. The Planning Board shall have the discretion
to reduce aH-ether-off-street parking requirements as otherwise applicable under Section 3.1 _if the
applicant demonstrates in writing how the proposed parking is sufficient to address the parking
needs of the proposed uses on the site and demonstrates. with a plan or other means. that the
proposed reduction in required parking does not impact the neighborhood. and based upon a
finding that the parking is sufficient to meet the needs of the proposed use of the property.

1

oo

4.9.7.2 The Planning Board shall be the Special Permit Granting Authority (SPGA ) for Municipallv
Sponsored Affordable Housing Projects after a formal vote from the Select Board.

4.9.7.3 All units created shall be deed restricted as permanently affordable units per the applicable
standards in Section 4.9.2 of this by-law unless othérwise noted in conformity with the following
requirements. In no case shall less than (50) fiftv percent of the units be affordable to households
earning less than 80% of the Area median income (AMI). An additional Twenty-five percent of
the units shall be affordable for people earning no more than 120% of the area’s median income.
All units created in a Municipally Sponsored Housing Project under Section 4.9 shall be for year-
round housing.

49.8 “AFFORDABLE” LOTS”

4.9.8.1 A single Lots/Parcel of record as of the June 17, 2003 which does not satisfy minimum lot size
requlrements and which are-is not protected as a nonconforming lots by law because they-areit is or has been
in common ownership with adjoining lots. AND is a lone undeveloped parcel in an existine developed
neighborhood (more than 25 developed contizuous parcels with houses) surrounded by similariv sized
parcels (within 20% of the area of the lot to be developed). may nevertheless be built upon for a vear-round.
deed-restricted Affordable Housing unit by Special Permit from the Planning Board. Additionally. a single-
family home on such a lot shall be made available at a cost including mortuace interest. priicipal. taxes.
insurance and common charges not exceeding 30% of annual income for a househoid at or below 80% of the
Area Median Income as provided for under 4.9.2 (Affordable Housine Restriction) and placed on the
Subsidized Housing Inventory (SHI) by the applicant. and under the following conditions:
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4.9.8.1.1 Eaeh-The lot contains at least +6;6607.500 square feet of land area with 50 feet of frontace and
satisfies other applicable Board of Health requirements. Except that no lot located
within a Zone II Water Recharge Area shall be built upon.
4.9.8.1.2 Eaeh-The lot has safe and adequate access to an_existing public way or a constructed and paved
private way-(not a paper road).
4.9.8.1.3 Eaeh-The lot is similar in nature, i.e. size and shape to the lots immediately adjacent to and across
the street from the lot to be separated.

4.9.8.1.4 Eaeh-The lot may not be used for a structure larger than three bedrooms, and there must be a
minimum of $;0902,500 square feet of land area for each bedroom- if the proiect is connected
to the Water Resource Recovery Facility (hereafier “sewer™) or can handle the nroposed
-septic without variance from the health regulations and based upon the recommendation of
the Dennis Board of Health that the waste water system recommended for the site meets all
state and local environmental standards for the protection of public health and waier quality.

4.9.8.1.5 The applicable front, side and rear setbacks shall be determined by establishing an average setback
based upon the principal structures on the lots immediately adjacent to and across the street
from the lot to be built upon as a separate lot.

4.9.8.1.6 For Affordable Houses built under this section of the bylaw. Lot Coverage of the Buildine shall not

exceed 12%: Floor Area Ratio shall not exceed 20%: and total site coverase (impervious
surfaces) shall not exceed 25%.

4.9.8.1.7 Where two or more existing undersized lots are held in common ownership this bvlaw shall not
apply;-ene-of-the-two- The lots shall be deed restricted as permanently affordable, per the
applicable standards in Section 4.9.4-2 of the Dennis Zoning Bylaw.

4.9.8.1.7 Lots proposed to be developed by this bviaw must first moduce an_existing condition plan
identifving topography. drainace. utilities. vegeiation and anv specimen trees that mav have

orown in the intervening vears. Setbacks and lot coveragce may be admsted to save spemmen
trees and i 1mJ_0ve drainage. Where- ha o h

4.9.8.1.8 This section shall not prevent a lot owner of such an existing undersized lot from building a house
on such lot.and from transferring the lot to an income eligible immediate family member
(sibling, parent or child) by gift or inheritance, provided that the Affordable Housing
#Restriction and Regulatory Agreement approved by EOHL.C required by this subsection is
properly recorded at the Re: rxstrv of Deeds prior to issuance of a bu1ld1ng permlt —prewéed

1 .
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RECEWVED BY:

Dennis Town Clarkls Office

Approved 3.19.2026 | on March 20, 2026
Zoning Bylaw Study Committee (ZBSC) at 1:42 p.m
Town of Dennis
DRAFT Meeting Minutes 2.19.2026

Present: G. Barber; C. Bechard; B. Clark; D. DiManno; J. Frazier; K. Kane

P. Foley (Town Planner); J. Plath (Select Board Liaison)
Zoom: Public
Absent: H. Kelley
Guests: Kate Byron; Al Fisk; Brian Hines

Meeting called to order by Chair Pro Tem Kate Kane at 4:00 PM

l. Citizens’ Concerns — none
il Committee Reorganization:
- Dorria nominated and Bill seconded Kate Kane as Chair; unanimous approval;
- Bill nominated and Connie seconded Jan Frazier as Secretary/Clerk; unanimous approval;
1. 4.9 Revised Draft — final review before public hearing
JAN: Questioned if there was time pressure to submit new 4.9 for Town Meeting
PAUL: Discussed reasons, i.e., it's a much-needed improvement to current version of 4.9, and is more
consistent with new state regulations.
- March 2, Public Hearing with Planning Board
Discussed/Reviewed line-by-line the Rev. 2.18.2026 Draft: SEE ATTACHED FROM PAUL FOLEY
- Significant clarifications, formatting, justification for doing this; changes in terminology;
name changes (for instance, DHCD changed to EOHLC)
- Reflects changes from Town Counsel review
- Still need Design Standards and Performance Standards
- Definitions — significant changes
- Restriction on percentages of SHI list Affordable, locally affordable, market-rate apt’s
- Restrictions on year-round rentals (i.e., no short-term rentals)
- Sizes, setbacks, wetlands:
ACTION ITEM - full committee: get feedback to Paul about buildings in flood zones, etc.- possibly in
Standards section or Restrictions section
- Include restrictions in Flood Zones, environmentally sensitive areas, etc.

- Hotel/motel conversions

ZBSC Minutes 2.19.2026 v.3 1



BILL: Motion to recommend deleting 4.9.2.3.1 and anywhere else parking is mentioned this way,
because parking is a significant problem throughout town. If Planning Board (PB) doesn‘t want to do
that, it could be amended at Town Meeting. Connie seconded.

After continued discussion, the motion was amended and voted on as follows:

Bill: Motion (continued): Delete section 4.9.2.3.1 that gives the Planning Board the discretion to reduce
or suspend minimum requirements.# of parking spaces. The section would be deleted there and
anywhere else parking requirement are mentioned.

VOTE: Motion passed with one dissenting vote, from Kate.

PAUL: Confirmed that the current language gives the PB discretion. New language will reduce that so
the PB only has discretion on the SHI units.

DORRIA left meeting at 5:29 PM
FURTHER DISCUSSIONS:

- How to handle undeveloped parcels in already-developed neighborhoods, even if small (7,500
vs 10,000 sq. ft.); State affordable homes act significantly changes previous zoning (lot size,
bedrooms, etc., if housing is affordable

- MOTION: (Kate/Connie)No need to review this section at this point
Gary No; Connie, Bill, Jan, Kate yes.

- JIMP. onPage 2 - line 62, Paul removed Barnstable County; Jim thinks it needs to be in there.
on Page 4: Line 183 —re: remaining units — change “houses” to just” market rate.”

- JAN: “Year-round” definition should be on Page 4 — it’s now missing. Paul will replace.

- KATE B. Lines 179-183 - clarify if this is homes for sale, or rentals, or both.
- Lines 162-163 - 1,000 feet (in several places) is way too much. Remove or change to 500 feet?
Should be smaller.

- BILL: re: 4.9.3.1, Line 160 — 167: concern about items previously discussed, affordable housing
in all zoning districts.

- CONNIE: Line 160 — re: GC Il zones and allowing housing with children to be built nearby
hazards. Paul will check on this to see if there are current standards and will address this in the
to-be-created standards.
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Discussed next steps in process, Planning Board meeting, recommendations. Does the ZBSC actually
“recommend” to the PB?

Public hearing is March 2. Paul will recommend taking public comments and discussing it, then
continuing to March 16 and will incorporate the changes discussed at this meeting; ZBSC has been
working with Planner and not quite ready to make final recommendation.

Warrant closes on 17%. Next ZBSC meeting is March 19. ZBSC members are to submit ideas for
standards to Paul ASAP.

Paul will try to get new/clean version out by 2.26
V. Potential Future Priorities for ZBS Committee to Review (i.e. Seasonal Communities, other
issues per the Town Planner) — Not discussed
V. Approval of Minutes 10.30.25, 12.18.25, 1.8.26, 1.22.26 — unanimous approval.
Point of Order: CHANGE THE “SECOND” ON APPROVING 4 sets of MINUTES (should not be
Dorria)
Vi. Next meeting date and agenda items

- Thursday, March 19, 4 PM. Agenda will be new/final version of 4.9 bylaw

Adjourned at 6:00 PM approx.
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