
September 19, 2024 

Zoning Board of Appeals 
Town of Dennis 
685 Route 134 
South Dennis, MA 02660 

Re:  1 Love Lane – Housing Assistance Corporation and HAC Love Lane LLC 
Planning Board Appeal of Issuance of Building Permit 

Dear Members of the Zoning Board of Appeals: 

The Building Permit issued to Housing Assistance Corporation (“HAC”) for the proposed 
Family Shelter Education Program at 1 Love Lane should be unconditionally affirmed. This 
letter is submitted by counsel to HAC and addresses the educational program planned for 1 Love 
Lane, why such program is entitled to protection under General Law chapter 40A, section 3, 
known as the “Dover Amendment,” why the building commissioner’s Dover determination was 
not timely challenged, and why conditions purportedly imposed by the Planning Board under a 
“Special Review” procedure are constitutionally and statutorily impermissible. While the 
conditions are impermissible, the letter will also try to address and allay some of the concerns 
that were reflected in the conditions. HAC, through its general counsel Robert Brennan, and its 
outside counsel Peter Freeman of the firm Moriarty, Bielan & Malloy, and Daniel Dain of Dain 
Torpy, will appear before this board at its publicly noticed hearing on September 23, 2024 to 
address any questions the board may have. HAC will also be filing a complaint against the 
Planning Board this week, alleging that its decision to impose conditions was impermissible. 

The appeal before this board was initiated by the Dennis Planning Board on August 21, 2024. 
That appeal asserted two grounds: 

1. The Building Commissioner’s determination that the project is an exempt use under the
Dover Amendment, M.G.L. c. 40A, s. 3 and only subject to Special Review under
Section 2.2.2 of the Town of Dennis Zoning Bylaws was erroneous; and

2. The Building Commissioner’s failure to include the conditions voted by the Planning
Board on 7/22/24 as part of the permit issued on 7/29/24 was improper.

Those conditions were never reduced to writing, shared with HAC, or filed with the Town Clerk, 
but based on the transcript from the July 22, 2024 Planning Board hearing, the purported 
conditions were: 

1. Lot owner shall apply for all required permits and will comply with the intent of the
Dennis Stormwater Bylaw, all requirements of the Dennis Conservation Commission,
and Board of Health, and any other permits that are required.
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2. Lot owner shall submit to the Planning Board a campus plan to improve the internal 
pedestrian circulation, recreational accommodations, and landscaping for review and 
approval of the Planning Board before residents occupy the building. 

3. An emergency access and response plan shall be reviewed and approve by the police and 
fire chiefs of Dennis and Harwich before residents occupy the building. 

4. The family shelter shall not generate new light, noise, litter, odor, or other sources of 
nuisance. Any new lighting shall be restricted to downward, shielded, motion sensitive 
security lighting that is dark sky compliant. 

5. Maximum number of residents shall be 177 regardless of age, or the applicant must file 
and receive a groundwater discharge permit from the Massachusetts Department of 
Environmental Protection. 

6. Maximum daily septic flow as calculated under Massachusetts Title 5 shall be less than 
10,000 gallons, or the applicant must file and receive a groundwater discharge permit 
from the Massachusetts Department of Environmental Protection, provided however the 
occupancy of the building may be allowed prior to the issuance of the groundwater 
discharge permit if allowed by the Department of Environmental Protection. 

7. Lot owner shall erect a six-foot high fence around the perimeter of the property. 
8. A joint meeting before residents occupy the building is required with Housing Assistance 

Corporation, and the Department of Public Works, Engineering, Conservation, Water, 
Building Health, School Department, police and fire department to be coordinated 
through the Planning Department.  

9. Lot owner shall provide a complete, updated stormwater management report. 
10. Lot owner shall be required to have 24-hour onsite security.  
11. Lot owner shall provide an updated traffic impact study including: 

a. The effect of pedestrian and traffic safety on Main Street Extension,  
b. Possible necessity for sidewalks on Main Street Extension, 
c. Effect on public transportation as discussed at previous meetings in relation to 

services such as DoorDash, Uber, etc., 
d. Additional traffic related to schools,  
e. And the dangerous intersection of Main Street Extension and Depot Street, 

possible improvements.   
12. Fencing shall be increased along Main Street Extension, including possible gating. 

These conditions were purportedly issued by the Planning Board via “Special Review,” 
applicable only to Dover-protected institutions under section 2.2.2 of the zoning bylaws. The 
bylaws define “Special Review” as “A review conducted by the Planning Board of proposed 
improvements, alterations or development of land or buildings by public or private organizations (i.e. 
religious and municipal) not subject to Site Plan Approval requirements of the By-Law.” The bylaws 
provide no standards for the Special Review, and no procedure for applying for the review. It does not 
take the form of a zoning entitlement such as a special permit, variance, or finding under section 6 for 
expansions of lawfully nonconforming uses or structures. And by its terms, is not site plan review.  
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These conditions, of course, relate to HAC’s proposed use of an existing nursing home facility at 
1 Love Lane in Dennis for its program of providing educational training for the unhoused 
population of HAC’s service community as they transition to housing. The program provides 
short-term housing to its residents ancillary to the primary education mission of teaching those in 
need life skills and how to secure and remain in long-term housing, a critical need on the Cape. 
Notably, the plans do not call for changes to the building itself. This matter relates only to the 
change, from nursing facility to the family shelter. Building height, setback, and floor area ratio 
are not changing. Rather, HAC plans a program of educational training that was described in a 
letter, with attachments, from HAC to the town Building Commissioner and Town Planner. The 
program is mandatory for all residents of the facility. The training focuses providing the 
participants with those skills necessary to securing and maintaining housing, and participating 
meaningfully in the community, including skills related to hygiene and parenting, housekeeping, 
financial literacy and management, housing search, and filling out forms (such as for housing 
and medical assistance). The program will comply with Massachusetts Department of Housing 
and Livable Communities mandates. The residents do not pay rent as the focus is on moving 
participants to permanent housing, and helping families become independent and productive 
members of society. More broadly, the goals for the program include: 

• Teaching residents to plan menus, shop for items, to determine the nutritional value of 
food and to cook as ability allows; sharing meals as a community is encouraged. 

• Teaching skills tailored to individual needs that will make them more job-ready by 
providing computer training, teaching them to access the internet to search for jobs, 
housing and support. They learn to fill out on-line job applications and other forms as 
well as send and receive e-mail. 

• Providing transportation to doctor appointments, support meetings, to and from work and 
wherever else necessary to help residents attain their goals and objectives. 

• Encouraging residents to deal with medical problems and obtain psychological 
counseling if required; and 

• Encouraging all participants to work in some capacity; if not a paying job, then they are 
shown ways to volunteer around the house or in the community. Working and 
accomplishing tasks is an important step in rebuilding self-worth. 

• Creating a welcoming and inclusive community setting. 

Providing support and encouragement that there is hope of a better future. Teaching basic life 
skills as described above. 
As with HAC’s current programs that will be relocated to Love Lane, all participants residing at 
the Love Lane property will be required to complete a Participation and License Agreement.  
Attached as Exhibit 1.  This Agreement obligates program participants to abide by the rules and 
regulations of the premises, and to abide by the Service Plan (also referred to as the Re-Housing 
Plan) for each participant household.  Each Service/Re-Housing plan specifies the curriculum 
that program participants are required to participate in each month.  An example of an 
individualized Service/Re-Housing Plan is attached as Exhibit 2.  As specified in the 
Participation and License Agreement: 
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[e]ach failure to abide by the provisions of the Service Plan shall be 
considered a violation of the rules and regulations . . . Failure to abide by 
the[] rules and regulations shall be cause for revocation of the[] 
Participation and License Agreement . . . [and] [i]f terminated, HAC will 
require that the Participant immediately vacate the premises together with 
all family members and remove all personal belongings. 

The rehousing and housing stabilization curriculum that HAC will continue at Love Lane 
includes an extensive “Ending Homelessness Course,” a “Housing Search Workshop,” and a 
course entitled “Money Matters.”  These program curriculum were submitted to the Town and 
Planning Board, and are attached below as Exhibit 4-C, Exhibit 4-E and Exhibit 7. 

In light of HAC’s program for its intended use at Love Lane, on August 29, 2023, the Building 
Commissioner issued a determination that HAC’s proposed program is a Dover Amendment-
protected use. See Exhibit 3. The determination indicated that HAC must obtain “Planning Board 
Special Review pursuant to Section 2.2.2 of the Town of Dennis Zoning Bylaws.” From there, 
HAC has now spent more than a year trying to work cooperatively with the town. Here is a 
summary of those efforts: 

1. Due to the fact that there are no provisions or explanations in the Zoning Bylaws or 
elsewhere as to the process or standards for such Special Review, Mr. Freeman spoke to 
Building Commissioner Fowler who indicated that HAC should request informal Staff 
Review followed by a meeting with the Planning Board. By letter to Mr. Fowler dated 
January 24, 2024, HAC requested the same. See copy included herewith as Exhibit 4. 

2. On or about February 26, 2024, HAC applied for a Building Permit for the interior 
renovations to the building (the only renovations being proposed). 

3. Subsequently, on February 8, 2024 and March 21, 2024, HAC attended informal Staff 
Review meetings with Town departments and staff. As part of this process, HAC 
provided the following documents. Among other things, HAC provided a Traffic Impact 
Analysis prepared by Jeffrey S. Dirk, P.E., PTOE, FITE of Vanasse & Associates, Inc. 
dated March 13, 2024 and a Memorandum on the septic system prepared by Kevin Klein, 
P.E. of Stantec dated February 15, 2024; see copies included herewith respectively as 
Exhibit 5 and Exhibit 6. 

4. On April 1, 2024, the Planning Board held a public meeting for Special Review where 
HAC presented its proposal.  The Board asked certain questions and raised certain 
concerns and continued the meeting until May 6, 2024; with the assent of HAC, the 
meeting was instead continued to and held on May 20, 2024. 

5. HAC submitted additional materials, including the materials listed above describing the 
Educational Program as well as a copy of the “Housing Search Workshop” and addressed 
concerns that had been raised via submissions dated April 24, 2024 and April 27, 2024. 
Respectively, Exhibit 7 and Exhibit 8. 

6. At the May 20, 2024 Planning Board meeting, HAC presented its materials and 
responses, and answered questions; and there was also public comment. 
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7. At the May 20, 2024 meeting, Town Attorney Amy Kwesell advised the Board 
unequivocally that the Family Shelter met the criteria under the relevant case law as an 
exempt educational use under the Dover Amendment; that it was not their role to review 
or decide on the educational use; rather, it was up to the Building Commissioner to 
decide; and that Mr. Fowler had made the positive determination on the question in 
consultation with Ms. Kwesell as town counsel (as described above). 

8. At the May 20, 2024 meeting, the Planning Board then closed public comment, and 
closed the Special Review. With regard to Section 2.2.2 of the Zoning Bylaw, the Board 
made no findings pursuant to the Special Review; they made no recommendations or 
conditions; they simply concluded the Special Review process. 

9. Separately at the May 20, 2024 meeting, the Board then voted to appeal the August 29, 
2024 determination on the educational use; to refer the matter to the Cape Cod 
Commission for potential review as a Development of Regional Impact and also, to 
obtain outside counsel separate from Town Counsel to represent them. The Cape Cod 
Commission subsequently voted to decline receipt of the Planning Board’s referral as the 
proposed use by HAC did not raise any concerns that would justify Commission review 
as a Development of Regional Impact. 

10. At a meeting held on July 22, 2024, without notice to HAC, the Planning Board discussed 
the Family Shelter again and voted to appeal the Building Permit even though it was not 
yet issued, and voted in favor of certain conditions to be imposed on the Family Shelter; 
but no written decision or document was filed with the Town Clerk or shared with HAC. 

11. On August 5, 2024, without notice to HAC, the Planning Board discussed the matter 
again but continued any action until August 19, 2024.  

12. On August 19, 2024, the Planning Board voted to appeal the issuance on July 29, 2024 of 
the Building Permit and voted in favor of additional conditions to be imposed; and again, 
there was no written decision or document filed with the Town Clerk. 

This brings us to the two issues before this Board: did the Building Commissioner properly find 
that HAC’s program is Dover-protected, and may the Board impose the conditions orally 
proposed by the Planning Board? The answer is that the Building Commissioner’s decision 
should not be disturbed and, as a Dover-protected use, HAC’s program cannot be conditioned as 
sought by the Planning Board.  

The Building Commissioner’s Dover determination should not be disturbed. 

Most fundamentally, this board should not be heard to challenge that determination, as the 
Commissioner’s August 29, 2023 determination – made more than one year ago – was not 
appealed. General Law chapter 40A, section 15 mandates appeals from zoning administrator 
decisions be taken within 30 days. The Planning Board here is a year late, and this board does 
not have jurisdiction at this stage to reconsider the Commissioner’s determination.  

But, that determination was also correct. The law on the scope of the Dover Amendment as 
applied to educational training programs that provide ancillary housing is laid out in great detail 
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in this week’s letter from the Attorney General to this board. Attached as Exhibit 9. The best test 
of this is by comparing HAC’s programs to those whose Dover-protected status has been 
recognized by the courts. Some of these cases are laid out in the Attorney General’s letter and 
will be familiar to Dennis town counsel: Brockton Coalition for Homeless v. Tonis (Mass. Super. 
Ct. Mar. 5, 2004), Stanley Street Treatment and Resources, Inc. v. City of Fall River (Mass. 
Super. Ct. Jan. 3, 2024), McLean Hospital Corp. v. Town of Lincoln, 483 Mass. 215 (2019); 
Fitchburg Housing Authority v. Board of Zoning Appeals of Fitchburg, 380 Mass. 869 (1980). 
There are others not cited in the letter, including Gardner-Athol Area Mental Health Ass’n, Inc. 
v. Zoning Bd. of Appeals of Gardner, 401 Mass. 12 (1987). What these cases all share is that 
when an organization’s mission is to provide residents with life skills and transition to permanent 
housing, the predominant use is considered educational, and protected by the Dover Amendment, 
even if the organization ancillarily provides housing for its program participants. The Building 
Commissioner’s finding was, therefore, the right one. 

The Building Commissioner’s Dover determination was also implicitly acknowledged and 
accepted when the Planning Board, without reservation, took jurisdiction over the proposed 
change of use, and attempted to apply “Special Review” under section 2.2.2 of the bylaw, 
applicable only to Dover-protected uses. The problem, however, is in the entirely discretionary 
nature of the review itself.  

The Special Review process fails as it is standardless, not recognized by the Zoning Act, and 
impermissibly endeavors to provide discretionary review of a Dover-protected use.  

Fundamental to our federal and state Constitutional right to due process, government may not 
exercise its powers without standards. Put another way, those who seek a recognition of their 
rights before governmental bodies, must be given standards in advance to try to meet. Exercises 
of such governmental power, without duly adopted standards, is invalid. So has held the 
Supreme Judicial Court in cases like Board of Appeals of Hanover v. Housing Appeals 
Committee, 363 Mass. 339, 363-64.  (1973), which observed that decisions rendered under 
statutes that provided no standards are necessarily “arbitrary and capricious,” and are 
unconstitutional under both the Fourteenth Amendment of the U.S. Constitution and article 10 of 
the Massachusetts Declaration of Rights (although in that case, the court held that the standards 
in chapter 40B are not unconstitutionally vague). See also Daddario v. Cape Cod Com'n, 56 
Mass. App. Ct. 764, 769-770 (2002). Similarly, the Supreme Judicial Court wrote in Caswell v. 
Licensing Com'n for Brockton, 387 Mass. 864, 873 (1983): 

Vague laws violate due process because individuals do not receive fair 
notice of the conduct proscribed by a statute, Papachristou v. 
Jacksonville, 405 U.S. 156, 162 (1972), and because vague laws that do 
not limit the exercise of discretion by officials engender the possibility of 
arbitrary and discriminatory enforcement. [Citing Grayned v. 
Rockford, 408 U.S. 104, 108–109 & n. 4 (1972)].  

Here, the bylaws provide no standards for “Special Review.” The exercise of power thereunder is 
necessarily arbitrary and capricious and a violation of due process.  

The special review procedure is also not authorized by General Law chapter 40A. The Zoning 
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Act authorizes very specific zoning entitlements that a property owner may seek, including 
permission to expand a lawfully pre-existing nonconforming use or structure (section 6), 
authorization to exceed use or dimensional restrictions (variances under section 9), and approval 
for certain regulated uses (special permits under section 10). The courts have held that 
municipalities may not otherwise regulate the use of land. See generally Britton v. Zoning Bd. of 
Appeals of Gloucester, 59 Mass. App. Ct. 68, 73 (2003); MacGibbon v. Bd. of Appeals of 
Duxbury, 356 Mass. 635, 639 (1970). The one exception recognized by the courts has been site 
plan review, which is outside the Zoning Act, but nevertheless has received court blessing 
because of its long-time use by municipalities (more than 50 years), recognized parameters, and 
limitations to aesthetics and environmental impacts. Osberg v. Planning Bd. of Sturbridge, 44 
Mass. App. Ct. 56, 57 (1997). Importantly, site plan review cannot be denied. 

But “Special Review” under section 2.2.2 is not site plan review. In fact, it is not anything. 
Neither the bylaws nor the town provide any guidance on how to actually apply for Special 
Review; there is no application. This is not in the form of a zoning entitlement or anything that 
looks like an application for a section 6 finding, variance, special permit, or site plan review. In 
fact, as described above, the Dennis Building Commissioner just suggested to HAC that it 
request a meeting with the Planning Board. And when the Planning Board purported to adopt 
conditions it wanted applied to HAC, it did not put them in writing and did not file them with the 
town clerk, as would be required if this were a legitimate zoning entitlement. In short, “Special 
Review” does not exist under the Zoning Act. It is impermissible as a matter of state law. 

It also may not be applied to a Dover-protected use. This is because while the Dover Amendment 
permits “reasonable regulations concerning bulk and height of structures and determining yard 
sizes, lot areas, setbacks, open space, parking and building coverage requirements” – these are 
regulations adopted in advance, through bylaws, which “Special Review” is not – discretionary 
review of Dover-protected uses is never allowed. Bible Speaks v. Board of Appeals of Lenox, 8 
Mass. App. Ct. 19, 33 (1979). As that court explained in ruling that municipalities may not apply 
discretionary review to Dover-protected uses:  

By reliance on the criteria spelled out in the informational statement, the 
board is essentially attempting to exercise planning board functions 
and pursuing its own notions of land use planning, and to the extent 
that those notions become inconsistent with the presence or expansion of 
educational institutions within the town, the board will be able to fashion 
restrictions that subordinate the educational use to the board's 
planning goals. Any such restrictions imposed under the authority of the 
by-law may well have the effect of nullifying, or seriously diminishing, 
the educational institution's entitlement to reasonable growth. The by-law 
also, as a practical matter, would enable the board to exercise its 
preferences as to what kind of educational or religious denominations it 
will welcome, the very kind of restrictive attitude which the Dover 
Amendment was intended to foreclose.  

Id. (emphasis added). See also Cartwright v. Town of Braintree, Land Court Misc. Case No. 
236228 (Dec. 16, 1997), at 10 (“To require case-by-case review of individual proposals under 
such circumstances would be to sanction the very type of ad hoc consideration of a protected use 
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that the Dover Amendment’s proscription against a special permit requirement is designed to 
prevent.”) (the case also held that municipalities may not subject Dover-protected uses to site 
plan review); Trustees of Boston College v. Shick, Land Court Misc. Case No. 121573 (Aug. 25, 
1987), at 25 (“I have also found and ruled that the plaintiff, as a non-profit educational 
institution, is not subject to the Ordinance’s provisions for site plan approval.”)  

Special Review simply does not withstand Dover Amendment scrutiny. It cannot be applied to 
HAC’s program here. And the conditions purportedly imposed cannot stand.  

Housing Assistance Corporation is providing desperately needed services to a part of the 
community that exists today, it has a 50-year history on Cape Cod, and will be a good citizen 
of Dennis. 

There are unhoused people in our community today, in Dennis and in the surrounding 
communities across Cape Cod. These people may not always be visible, but their situation is 
critical with today’s skyrocketing housing prices. HAC has been serving the rehousing and 
housing stabilization needs of this population since it was founded in 1974.  The need for the 
services is greater now than ever before. HAC also notes that it is not proposing building a new 
building, or introducing residents to a place that had not been previously occupied – the building 
already served as a nursing care facility. But HAC also recognizes that change can raise 
questions and therefore it wants to assure the members of this board and of the community that 
HAC will be a good steward of this program.  

Attached as Exhibit 10 is an August 19, 2024 letter to the Planning Board from HAC that 
endeavored to allay any concerns with the program. The letter details HAC’s long experience 
operating facilities such as the one planned for 1 Love Lane, and its dedication to serving the 
needs of people on Cape Cod. The letter states HAC’s intention to be proactive and responsive to 
the concerns of the community. Among the assurances the letter provides are that HAC will 
comply with all state and local permits, statutes, regulations, and bylaws; that its pedestrian 
circulation plan has been professionally prepared; that it will closely coordinate on public safety 
as necessary with local fire and police; that it will adhere to “dark sky” protocols and endeavor to 
avoid new light, noise, litter, odor, or other sources of nuisance; that it will adhere to applicable 
occupancy limits; that its anticipated wastewater flow will be below system capacity; and that it 
will provide fencing and 24-hour onsite staffing and security, in coordination with its security 
consultant Christopher Lanni of Secure Residential Services, LLC.  

HAC will be a good citizen of Dennis. But that status cannot be mandated through conditions 
proposed by the Planning Board to be imposed on a Dover-protected use.  
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Thank you for your thoughtful consideration of this matter. 

 

Submitted by, 

Housing Assistance Corporation, 

Through counsel: 

 

 /s/   
Robert L. Brennan 
Chief Legal Officer 
Housing Assistance Corporation 
 
 
 /s/   
Peter L. Freeman 
Moriarty, Bielan & Malloy, LLC 
 
 
 /s/   
Daniel P. Dain 
Dain, Torpy, Le Ray, Wiest & Garner, P.C. 
 



 
 
 
 
 
 

Exhibit 1 



PARTICIPATION AND LICENSE AGREEMENT 
 

 This Agreement is made on the _________day of____________ ___, ___ 
Between _________Housing Assistance Corp (HAC)____________ or 
The “Licensor”, and _______________________________ ______, the “Participant”. 

1. _________________________ has been determined eligible for the HAC Family 
Shelter Program by the Executive Office of Housing and Livable Communities. 

2. _________HAC____________________ agrees to allow the Participant to use, in 
conjunction with the HAC Family Shelter Program, the premises of known as: 

__________________ 
3. The following named individuals are occupying the unit only.  No other person 

shall stay overnight under any circumstance: 
 

______ _____________________________________________ 
____________________________________________________ 
______ ______________________________________________ 
___________________________________________________ 

       
4. HAC will not charge the Participant for the use of the premises. HAC operates 

under a contract with the Executive Office of Housing and Livable Communities 
that requires the Participant to actively participate in the shelter program. 

5. Participant agrees to abide by the rules and regulations of the shelter. Participant 
further agrees to abide by the rules and regulations of the premises, if any, which 
are attached as Exhibit A. The rules and regulations of the premises shall be 
considered to be part of rules and regulations. Failure to abide by these rules and 
regulations shall be cause for revocation of this Participation and License 
Agreement. This will be done in accordance with #8 below, and the Shelter 
Grievance and Appeal Procedure. 

6. Participant agrees to abide by the Service Plan specifically adapted for 
Participant. Each failure to abide by the provision of the Service Plan shall be 
considered a violation of the rules and regulations. 

7. HAC agrees to allow Participant to use the furniture and appliances located in the 
premises. Participant agrees to leave all furniture and appliances when Participant 
vacates the unit. Participant shall leave all furniture and appliances in the same 
condition as they are found at the beginning of this agreement, reasonable wear 
and tear expected. 

 
8. This Participation and License agreement may be revoked for any of the reasons 

stated in this Agreement, or if any of the following occur: 
 

a. HAC contract with the EOHLC has been terminated. 
b. HAC has received or given written notice that its lease with the property 

owner will be terminated. 
c. Participant’s temporary shelter benefits are terminated by EOHLC. 
d. A Participant, family member or their guest poses a danger to either 

himself or herself, other participant family members, other families within 



the residential complex, or staff, or seriously damages property, and this is 
documented in the case file. 

9. Immediately prior to vacating the premises, Participant shall: 
 

a. Clean all appliances and furniture. 
 
b. Clean all floors. 

 
c. Remove all personal possessions owned by Participant. 

 
d. Remove all trash from premises and common areas. 

 
e. Clean kitchen and bathroom. 

10. If terminated, HAC will require that the Participant immediately vacate the 
premises together with all family members and remove all personal belongings. It 
is the responsibility of the Participant to find alternative shelter.  HAC will 
provide as much assistance as possible to the Participant in this effort. 

11. This License agreement is not a lease or other tenancy agreement, and no interest 
or estate in the occupied premises shall be created on the part of the Participant.  
The Participant shall have no exclusive right to possession or control of any 
specific portion of the premises in which the specific premises are located. 

12. Severability.  In the event that any clause, provision or term of this agreement is 
held to be illegal, null or void, the remainder of the agreement shall continue in 
full force and effect. 

 
I have read the Program Participation and License Agreement and its 
attached exhibits.  I fully understand and agree to abide by this agreement.  I 
understand that violating these rules may result in termination from the 
Program. 
 
_________________   ____________________________________ 
Date     Participant Signature 
 
_________________   ____________________________________ 
Date     Licensor Staff Signature 



 
 
 
 
 
 

Exhibit 2  



To support your success, each adult in your family is required to spend 30 hours/week on the activities in this plan.

Look at last month’s plan. What did 
you accomplish? (*List any incomplete 
actions with a new completion date*). 

What actions will I take this month? 
(For next meeting, how will you report back on 
each action, what documents will you bring?)

What resources or referrals do I need?
(Include specific referral contacts)

Finding My New Home

Long Term Success:
Saving 30% of Net Income

How do you feel about your progress in finding your new home?

1 2 3 4 5

How do you feel about your progress in saving money?

1 2 3 4 5

Through this monthly form, you and your case manager (CM) or housing search worker (HSW) will 
create a personal, step by step plan for you to find and keep stable housing. 

Update my Housing Search Log and 
bring it to next month’s appointment

Do you need help because 
you do not read or speak 
English well? 

Re-Housing 
Plan (Monthly)

TransPerfect Code:Yes     No    
Name:

Month/Year:

Complete SRO and Apartment Search Housing 
Search workshops as part of the Ending 
Homelessness Course.
Complete role play with case manager to improve 
outreach to landlord and improve interpersonal 
skills.
Complete 10 Housing applications and review 
with case manager

Complete Day 1 Money Matters workshop as part 
of the Ending Homelessness Course. (4 hours)

After completing and reviewing budget exercise, 
meet 1:1 with housing counselor to review and 
develop realistic budget. 

Open a passbook savings account, with staff 
support if needed, and save 30% of net income 
monthly. 

X

REDACTED

Computer lab training 1:1 with case manger or at 
weekly Housing Search open office hours group. 

Review available local in person banking options. 



Look at last month’s plan. What did 
you accomplish? (*List any incomplete 
actions with a new completion date*). 

What actions will I take this month? 
(For next meeting how will you report back on 
each action, what documents will you bring?)

What resources and referrals do I need?
(Include specific referral contacts)

Meet weekly with my Case 
Worker 

(Include name/contact if case is reassigned to a 
new Case Worker)

Other Goals 

I will complete the actions I agreed to in this plan. I will complete additional tasks that I agree to in Weekly Meeting Task Sheets 

this month. I understand each person 18 and older must spend 30 hours per week on the activities in this plan to help find stable 

housing (unless I have another amount of time approved by staff for reasonable accommodation of a disability or good cause). 

I understand that the Re-Housing Plan is a work in progress and that I must work with staff to update it monthly. I understand that this 

work on my Re-Housing Plan is required to remain in shelter.

Participant Name: _________________________________ Signature: _______________________________________ Date: ________________________ 

CM Name: __________________________________________ Signature: _______________________________________ Date: ________________________ 

HSW Name: _________________________________________ Signature: _______________________________________  Date: ________________________ 

Date and Time of next Rehousing Plan meeting: __________________________________________________________________________________

Re-Housing 
Plan (Monthly)

Other Key Areas: In this section you will choose other areas to work on that are important to your 
success finding and keeping stable housing. Examples: Credit Repair, ESOL or other classes, Career 
Center, Childcare vouchers, CORI sealing/legal services.

Name: Month/Year:

Improve basic life skills to support housing
Complete Chapter 7: Cooking and Food 
Preparation workshops as part of Ending 
Homelessness Course.

Create weekly meal plan, corresponding grocery list 
and budget, review with Case Manager.

Implement weekly meal plan and review successes 
and challenges with Case Manger weekly. 

REDACTED

Secure employment to increase income Meet with Case Manager to review employment 
training opportunities.
Complete job interview role play with staff to 
develop appropriate interpersonal skills to 
support successful employment. 

MassHire referral

Food Pantry referral



Look at last month’s plan. What did 
you accomplish? (*List any incomplete 
actions with a new completion date*). 

What actions will I take this month? 
(For next meeting how will you report back on 
each action, what documents will you bring?)

What resources or referrals do I need?
(Include specific referral contacts)

Finding My New Home
• Completed: Submitted CHAMP

Application
• Did not complete: Reaching out to

aunt in TX >> This month: Will call
aunt on Thursday (2/22) and email
progress report.

• Complete the CHAMP application.
Follow-up: Bring confirmation email*

• Contact 7 landlords and complete a
minimum of 4 housing applications.
Follow-up: Bring the housing search log to
weekly check-in

• Landlord leads list – names/phone #s
• Employment Services- name/email

Long Term Success: 
Saving 30% of Net Income

• Completed:
• Brainstorming budget items
• Opened bank account

• Did not Complete: Creating budget
• This month:  Will send budget

by Friday (3/7)– will email for
help if needed

• Client will create budget using template
Follow-up: Bring completed template

• Client will reduce food/clothing expense
Follow-up: Share results from pantry visit

• Client will open passbook savings
account and begin weekly deposits in
the amount of X$ starting every Friday
this week.
Follow-up: Bring account info

• Budget template provided
• List of Food Pantries + clothing

resources provided
• Client chose a bank, no referral needed

Example Other Goal: 
Get CORI sealed/Work with legal 
services 

• Client will contact legal services to
complete an intake for CORI sealing
services.  Follow-up: Share progress

• Legal Services- name/phone #

Example Other Goal: 
Find a Job to Increase Income

• Meet with employment specialist to
complete intake  Follow-up: Bring any
documents given

• Employment Services- name/ phone # to
follow up.

Example Other Goal: 
Get Childcare 

• Call DTA to follow up with childcare
voucher eligibility.
Follow-up: Share about outcome, bring any
emails provided.

• DTA worker – name/phone # to follow
up on childcare voucher.

Re-Housing 
Plan (Monthly)

Examples: Use the examples below to help brainstorm ideas with your Case Manager or Housing Search 
Worker of how to meet your goals. These are only examples. Your plan will be unique to you. 

Name: Month/Year:

These are only examples. Your plan will be unique to you. 



 
 
 
 
 

Exhibit 3 



SUBMITTAL SUMMARY REPORT (ZP-022514-2023)
FOR TOWN OF DENNIS

PERMIT ADDRESS: 1 LOVE LANE

SD,

PARCEL: 168-9-0

APPLICATION DATE: 08/22/2023 SQUARE FEET: 0 DESCRIPTION: Dover Amendment Use

$0.00VALUATION:EXPIRATION DATE:

CONTACTS NAME COMPANY ADDRESS

Applicant Nancy MacPhee Freeman Law Group LLC 86 Willow Street

Yarmouthport, MA 02675

Peter L. Freeman Freeman Law Group LLC

Owner ONE LOVE LANE SOUTH DENNIS, LLC 45 BROADWAY

NEW YORK, NY 10006

SUBMITTAL STARTED DUE COMPLETE STATUS

Building Review v.1 08/24/2023 09/08/2023 08/29/2023 Approved

SUBMITTAL DETAILS

Building Review v.1

ITEM REVIEW NAME (DEPARTMENT) ASSIGNED TO DUE COMPLETE STATUS

Building (Building) Paul Fowler 09/08/2023 08/29/2023 Complete

Health (Health) Kristen Keller 09/08/2023 08/29/2023 Complete

Natural Resources (Conservation - DNR) Erin Burnham 09/08/2023 08/25/2023 Complete

Comments Not in conservation jurisdiction

Zoning (Building) Paul Fowler 08/24/2023 08/29/2023 Complete

Comments Conversion of an existing Health Care facility to a Family Shelter program and Educational use. The use is exempt and authorized 

after Planning Board Special Review pursuant to section 2.2.2 of the Town of Dennis Zoning Bylaws.

August 29, 2023 Page 1 of 1
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Ending Homeless 

  

ENDING HOMELESSNESS 
COURSE 

      

 

Abstract 
For households residing in HAC Family Shelter, this course will provide instruction and coaching 

in the basic skills needed to obtain and maintain permanent, stable housing. 



 

Contents 

 
 Course Syllabus 

 Chapter 1     Needed Documents 

 Chapter 2     Goals 

 Chapter 3     Income   

 Chapter 4     Money Matters 

 Chapter 5     Budgeting 

Chapter 6     Landlord/Tenant 

Chapter 7     Shopping/cooking 

Chapter 8     Health & Wellness 

Exit Plan 

 

*Handouts attached at back 

 

 

 

 

 

  



Ending Homelessness Course  
 

   

General information  

Description 
This course is designed to provide instruction and coaching in the basic skills needed to obtain and maintain 
permanent, stable housing. It is self-paced. 

Expectations and goals  
You will use this book as your guide and reference to all things related to housing. You will bring it with you 
to your regular meetings with your case manager. You will complete agreed upon assignments 
independently, between meetings and bring to next meeting to review.  

Course materials  

Required materials  
This Ending Homelessness Course binder 

pen 

handouts 

Course schedule  

Topic  Reading  Exercises  

Needed Documents Chapter 1 File necessary paperwork 

Goals Chapter 2 Handout 1 

Income Chapter 3 Handout 2 

Money Chapter 4 Handouts 3 

Budgeting Chapter 5 Handout 4 &                         5 

Landlord/Tenant  Chapter 6 Handout 6 & 7 

Shopping/cooking Chapter 7 Handouts 8 & 9 

Health & Wellness Chapter 8 Handout 10 

 

 

 

 



Chapter 1 

 
You must have a valid I.D., social security card and birth certificate when applying for 

most housing programs. Sometimes these can take time to order and receive. These should be 
ordered as soon as possible.  

A state ID can be obtained from the Massachusetts Registry of Motor Vehicles. You can 
go to the website: https://www.mass.gov/orgs/massachusetts-registry-of-motor-vehicles to 
start the process and make an appointment.  

A social security card can be obtained by going in person to the Social Security Office 
located at 100 Independence Dr, Unit 4, Hyannis, MA 02601 to apply for a copy. You may also 
request a copy online by creating and using your My Social Security Account.  

Birth certificates are obtained from the town hall of the city where you were born. For 
example, if you were born at Cape Cod Hospital, then your birth certificate is at Barnstable 
Town Hall. If you were born in another state or far away, your case manager can assist you 
with ordering a birth certificate online. 

 

 

   Document                                Date Order   Date Received 

☐ I.D.    
☐ Social Security Card   
☐ Birth Certificate   

 

 

 

 

 

 

 

 

Chapter 2 

https://www.mass.gov/orgs/massachusetts-registry-of-motor-vehicles


 
Finding and obtaining housing is our main objective and the focus of the work we will do 

with you as your Case Managers from HAC. The following pages will be used to assist you in 
identifying goals and tasks that you will need to accomplish to achieve your main goal of 
housing. This course is designed to be self-paced and reflect your needs and wants. Your case 
manager can support and guide you through the process, but ultimately the work and 
decisions are yours to make. Goals can be short or long term. You can have a mix of both. 
Handouts are in the back.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Chapter 3 

 
After identifying documentation, income will be the next important thing to work on to 

help you with your housing stability. Having a consistent income is crucial in retaining housing. 
Whether you need to apply for Social Security benefits, state benefits or are planning to go to 
work, establishing this goal early on should be on the top of your list.  

 

The fastest way to start the Social Security benefits application process is to call the 
local office and make an appointment.  

Hyannis office – 866-467-0440 

Falmouth office- 855-881-0212 

 

To apply for EAEDC from the state you would contact DTA in Hyannis or start the 
application online. They are located at: 

181 North St. 
Hyannis, MA 02601 
(508) 862-6600 
 
If your goal is to obtain employment, there is a job search log attached in the back. 

http://www.jtecmeanscapecodjobs.com/ may be able to help and is located at:  
 
88 North St. 
Hyannis, MA 02601 
(508) 790-0400 
 
 
 
 

 
 
 
 
 

http://www.jtecmeanscapecodjobs.com/


Chapter 4 
 
 

   Having a better understanding of your money habits and attitudes will help you to 
better understand where your money goes and how to better budget and save. This chapter 
focuses on figuring out your money attitude and ways to make it work for you. Complete the 
exercise and discuss it with your Case Manager. There is an additional bonus exercise attached 
in the back. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Chapter 5 
 
 

Having a realistic budget that works for you is a big part of successful housing. In this 
chapter we will look at your numbers. Where you are now and where you want to be. The key 
here is to live within your budget. But also, to recognize when real life does not add up to what 
you have put on paper. Budgets are meant to change and evolve over time. It is good to go 
over your budget at least twice a month to see where you are at and if you are on track. The 
following information will help you decide what you want your budget to look like. Budget 
sheets are provided in the back.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 



Chapter 6 
 
 
Being a good tenant and finding the right landlord can seem impossible, but this chapter 

will look at some important steps you can take to prepare you in your housing search and in 
your new role as a tenant.  

Information on background checks, letters of explanation and protecting yourself from 
scams are gone over. There are two handouts in the back. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



Chapter 7 
 
 

Shopping and cooking on a budget can be a challenge these days. In this chapter we will 
look at ways to save money at the grocery store and make our food money last longer. Also 
included will be some tips and tricks to find simple, healthy, and affordable recipes. Handouts 
are in the back.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



Chapter 8 
 
 

As you prepare for your new housing, making a commitment to take better care of 
yourself is an important step. If you have been unable to attend to your health and follow up 
with doctors, dentist, therapists, etc., this is the time to reengage and get back on track. Your 
Case Manager is there to help in this process. Whether you need help getting an appointment 
with your current provider or need a new one, this is the time to start.  

Attachments for this chapter include ideas for walking, simple exercises, and engaging 
with your community.  











































Handout 10



Handout 1



Handout 2



Handout 3



Handout 4



Handout 6



Handout 7



Handout 8



HanHandout 9



Welcome to
Money Matters 

 



Special Thanks to our Sponsor

 



Money Matters Workshop

Day 1



Ground Rules

• Confidentiality
• Create Safe Space for dreams & goals
• Share Ideas
• Open & Honest (about yourself)
• Non-judgmental



Workshop Agenda

Session one: 
Goals vs Dreams
Emotions & how much money is really worth to you
Why a Spending Plan Matters
Delayed Gratification
Wants vs Needs

Session Two:
 Financial Education Pathway
 Establishing an Emergency Fund
 Create a Spending Plan
 Understanding Credit



What brought you in today?



goals vs dreams ?



“S.M.A.R.T.” GOALS

• SPECIFIC

• MEASURABLE

• ATTAINABLE

• RELEVANT

• TIME BASED 



SPECIFIC
• What will I achieve?
• Who will this benefit?
• What specific thing will I accomplish?

• For example:  I want to travel versus I want to go to Paris in the Fall.



MEASURABLE
• How many?
• How will I know that it is done?
• How much?

• For Example:  I want to save money versus I want to save $15 a week for 6 months.



ACHIEVABLE
• Is this goal something I can actually do?
• Do I possess the tools or skills necessary to accomplish this?

• For Example:  I want to pay off  all my credit cards this year versus I will pay down 
20% of my outstanding credit card debt this year.



RELEVANT
• Is this something I really want?
• Is this the right time to do this?
• Why is this goal important now?

• Set goals that matter to you and reflect your values.



TIME BASED or TIME BOUND
• When will I reach this goal?
• Is the time frame reasonable?

• Goals that have a defined time frame and deadline allow you to track your 
progress.



Visioning                          Activity

dreams, hope, & motivation 



You 

support web 

Doctors / 
Therapist 

Work / Co-
Workers 

Special Programs 

Family / Friends 

Faith Base 
Organizations 

Schools 

Social Service 
Agency 



What is a ‘Habitude’?

Habits + Attitudes



Let’s talk about money… 

Money Habitude$





money habitude$

I save or invest a set 
amount of money each 

month.



money habitude$$

I will hide the fact that I am having 
money problems.

Even if I can’t afford it, I will spend 
money to keep up a good image.



money habitude$

I have money secrets about:

-how much I spend, or
-how much I owe, or
-how much I lose, or

-how much I give away



money habitude$$

I think most people can manage 
money better than I can. 



money habitude$

When things happen that I didn’t plan on 
(like my car breaks down 

or I get sick)!

I have extra money for these types of things. 



money habitude$$

I like to give gifts that come 
from a special store, 

have a brand name or look expensive



money habitude$

I spend on others but I don’t spend 
money on myself.



money habitude$

I like being up-to-date. 
That might mean I have things like:

-stylish clothes
-the latest phone

-a new car
-the newest gadgets



money habitude$

Sometimes I regret the way I’ve 
spent my money or the risk I’ve 

taken.



I feel I should pay the bill when 
I eat out with others. 

money habitude$



money habitude$

If I get money by surprise, it’s “extra.” I can spend it 
any way I want.

It might be a:
-tax refund

-bonus
-winnings

-a gift
-an inheritance



money habitude$

I think things will work out, so I don’t 
worry about money. 



money habitude$

I know the difference between what I need 
and what I want.



money habitude$$

I hate to wait for things. If I want 
something and I don’t have money, I will:

-get cash from the ATM, or 
-use a credit card, or

-get a quick loan



money habitude$

When I need money, I just ask my 
friends or family to help me.



money habitude$

I help others even when they do 
not ask.

I give them money or buy things 
for them.



money habitude$

I often wonder where my money 
went. It seems to just disappear!



money habitude$

I will buy things that cost less instead 
of getting what I really want.



money habitude$

I have to pay late fees because I do not 
pay my bills on time.



money habitude$

I owe money after the holidays 
because I spend a lot on gifts.



money habitude$

I rarely buy things unless I can pay 
them off right away.



money habitude$

I have a plan for how I spend and 
save my money



money habitude$

I have “fun” money to spend any 
way I want.

It may be to treat myself or take 
a risk.



money habitude$

I stop and think about my 
choices before I spend my 

money.



money habitude$

I think that when people have a lot of 
money, it corrupts them.



money habitude$

Once I have a plan, I stick to it.



money habitude$

I keep track of my money. I know:
-how much I have

-how much is coming in
-how much is going  out



money habitude$

When someone does something 
nice for me I feel I owe them.



money habitude$

It would feel strange to have more 
money or nicer things than my 

friends or family.



money habitude$

I like to get separate bills when I eat 
out with others. I only want to pay my 

fair share.



•      (Blue   

•       (Purple  

•       (Green  

•       Grey  

•       Yellow  

•       Red  

Add them up….



•      (Blue  Planning  

•       (Purple  Status

•       (Green  Giving 

•       Grey  Security 

•       Yellow  Carefree 

•       Red  Spontaneous 

discover who you are….



what do these cards mean? 
Types

• Planning

• Status

• Giving 

• Security

• Carefree

• Spontaneous

What Habitudes Reflect 
• Money helps you achieve your goals

• Money helps you present a positive image

• Money helps you feel good by giving to others

• Money helps you feel safe and secure 

• Money is not a priority at this point in your life

•  Money encourages you to enjoy the moment 



 Responsible, Accomplished / Maybe expected to help others 
  

 Present a strong first impression / May create a false image of having wealth

  
 Have strong values, live simply / May resent when giving is expected…

 Thrifty, Have a Budget / May sacrifice enjoyable activities because of the cost

 Optimistic that things will work out / Lose track of money or possessions
 

                Daring, Able to quickly respond to opportunity / May often owe money 

discover your advantages & challenges….



planning 

Advantages 
• Make intentional financial 

decisions based on values and 
desire long-term outcomes 

• Have money reserved to pay for 
the unexpected 

• Set and accomplish goals 
• Buy items you really want that 

will retain value 
• Have a sense of well-being and 

control  

Challenges 
• Feel pressured by others to spend 

money that you did not budget for 
• Expected to help others you did not 

budget for 
• Have difficulty responding to new 

opportunities 
• Be impatient when others do not 

meet your standards or have 
different values 

• Hide or withhold information from 
significant others to stay in control of 
the money  

Responsible, Accomplished, Driven, Conservative 



security 

• Have a budget, financial goals and 
savings 

• Shop wisely for value and sales 
• Protect money by being conservative 
• Savings now means more choices later 
• Take care of possessions so they last 
• Disciplined to make choices and delay 

gratification 
• Easily get to your money incase of 

emergency 

• Save so much there is no money for 
today’s wants and needs 

• Buy based on price when it isn't what you 
actually wanted and wont hold up over 
time

• Avoiding risk, so your money is safe but 
doesn’t grow. Or your job is secure but 
you cant go any higher

• Sacrifice participating in enjoyable 
activities or relationships because of the 
cost involved

• Your strict budget means you are unable 
to take advantage of unexpected sale 
opportunities   

•   

Thrifty, Prepared, Suspicious, Cheap 

Advantages Challenges 



status 

Advantages 
• Present a strong first impression Give 

expensive or unexpected gifts 
• Make generous donations 
• Attentive to what is important to others 
• Never burden others about money 

problems 
• Appreciated for generosity and helping 

others 
• Enjoy others returning favors and being 

generous 

Challenges 
• Create a false impression of having wealth 
• Feel constant stress to keep up with 

others 
• Does not save for the unexpected 
• Spend money unwisely to maintain 

appearances 
• Feel entitled to special treatment 
• Actions motivate by personal gain may be 

seen as suspicious and insincere; people 
may feel used 

• Keep money secrets because of the fear of 
losing friends or status

Generous, Impressive, Superficial, Insensitive 



spontaneous  

Advantages 
• Enjoy adventures and the unexpected 
• Able to quickly respond to opportunities 
• Get a lot of attention and recognition 
• Have many friends and acquaintances 

who will enjoy you when want to go 
places and or do things 

• Get things right away without waiting 
• Experience the thrill of taking risks 

Disadvantages
• Spend money even when you don’t have it 
• Go into debt to buy things you don’t need 
• Do not have reserves for the unexpected 
• Often owes money to friends and family 
• Feel powerless to control your spending 
• Keep money secrets from significant 

people in your life because you feel guilty 
or ashamed of your spending 

Daring, Fun loving, Open-minded, Impulsive, Unconcerned with 
consequences 



giving 

Advantages 
• Have strong values and convictions 
• Generously give to other people or causes 
• Live simply to reflect non-materialistic 

values 
• Act ethically and with integrity 
• Are needed. Others depend on you 
• Appreciated for being thoughtful 
• Admired for being able to anticipate 

others needs

Challenges 
• Disappointed if money or gifts are not 

appreciated 
• May have unrealistic expectations that 

others will repay your generosity 
• Use giving as a form of control to impose 

your personal values on others 
• Intolerant of people who have different 

lifestyles 
• Resent when giving is expected and 

assumed 
• Sacrifice your needs or future security for 

others 

Thoughtful, Charitable, Enabling, Martyr



carefree 

Advantages 
• Optimistic that everything will work out 
• Can respond quickly to new opportunities 
• Not distracted by money considerations or 

details 
• Easily share what you have with others 
• Do not feel pressured by others 

expectations 
• Adapt easily to new situations 

Challenges 
• Lack the skills & info to feel confident 
• Unable to support yourself if the person 

providing for you is unable to continue or 
chooses to stop 

• Feel trapped or obligated by being 
supported 

• Miss opportunities by avoiding 
commitments or missing deadlines 

• Lose track of money or possessions 
• Frustrated by how often things don’t work 

out as expected  

Easygoing, Flexible, Immature, Irresponsible



• Having a combination makes you more 
adaptable. 

• Having 2 or more dominant > Can create 
challenges; you may ‘flip-flop’ b/w habitudes. 

• Look for patterns to discover… 
What the people or situations that trigger a 
different Habitude.

combination of habitudes? 



What are your thoughts about your most 
dominant habitude? 

Think how did you get money as a child and how 
did you deal with it as a child? 

What messages did your parent(s) teach you 
about money?

money habitudes thinking points 



Money Habitudes thinking points

Who made the financial decisions in your 
household? 
Have there ever been money fights? How was 
this taken care of?  

• ASK YOURSELF – HOW IS MY COMBINATION 
WORKING FOR ME?????



Create & Maintain a Healthy Financial Lifestyle



Why Create a Spending Plan?

A spending plan will help you:
• Avoid temptations of spending 
• Take control of your money,
• Plan for your future with motivation, and control.
• Build assets!



Determining your income.
• What money is coming in.

What is all that about, really?

Determining your monthly expenses
• What money is going out.

  

Your Money, Your Goals



Types of Income Types of Expenses

Employment Fixed

Pensions/Social Security Discretionary

Disability Needs vs. Wants

Child Support

Income vs Expenses







Wants: Things 
you

desire but can 
live without 

Needs: 
Items that you
must have for
basic survival

Wants vs. Needs



• Delayed Gratification:
 The ability to go without short-term purchases in order 

to save money.  

• Immediate Gratification: 
 Fulfills short-term wants instead of long-term goals.  

  

gratification concepts 



Eat at a fast food restaurant on the way 
home from work. 

Shop weekly at a big food store for 
cheaper food and prepare healthy 
meals at home 

Cashing paycheck, and buying WANTS 
right away 

Depositing your paycheck in an interest 
bearing savings account at a bank, 
paying your NEEDS, bills first and saving 
money for your future or an emergency.

Charge some new clothes or shoes you 
want. 

Save money  until you can pay cash for 
clothing, and then look for sales or go to 
a second hand clothing store. 

Lease a new car now from the first 
dealer you go to. 

Save some money first for a big down 
payment, shop around for a low interest 
loan and car price, and save thousands 
of dollars. 

immediate vs. delayed gratification 



• Need: Something you can’t live without 
– Food, water, housing, basic clothing, etc… 

• Wants: Something you would like to have 
but isn’t absolutely necessary to have 
immediately. 
– Eating out, expensive clothing or shoes, 

gambling, cable, cell phones, hair or nails, etc… 

needs vs. wants….



How to Get Your Credit Report

National Credit Bureaus:
• www.annualcreditreport.com

– Experian
– Trans Union
– Equifax

Or call 877-322-8228

http://www.annualcreditreport.com/


Annualcreditreport.com 

https://www.annualcreditreport.com/index.action


SEE YOU on THURSDAY 
participation code:  CAP

Shannon Pyne
Community Educator

spyne@haconcapecod.org
508-771-5400 x267

mailto:harchibald@haconcapecod.org


WELCOME BACK!

NIGHT TWO 
 MONEY MATTERS



Special Thanks to our Sponsor

 



• Goals vs Dreams

• Our “Habitudes”

• Income & Expenses – Your Money, Your Goals Booklet

• Wants vs Needs

• How to Get Your Free Credit Report

Session One Review 



Session Two  Agenda
Day Two:

Financial Education Pathway
“S.M.A.R.T” goals
Establishing an Emergency Fund
Create a Spending Plan for Life
Understanding Credit 
Evaluations



Financial Education Pathway 

Set goal 

Track 
income & 
Analyze 

Expenses 

Make 
adjustments 

Create a 
workable 
spending 

Plan 

Align your 
behaviors 
with goal 

(where are you going) 



How much MONEY
will I SAVE?

$ _________.00

What is MY Goal?



“S.M.A.R.T.” GOALS

• SPECIFIC

• MEASURABLE

• ATTAINABLE

• RELEVANT

• TIME BASED 



When will I really start making 
these changes?

Date: ___ / ____ / 202_

When will I meet MY SMART goal?



You want to buy a computer to use 
for school next year or maybe for job 
hunting via indeed.com and want to 
create a resume.
You’d like to do this in 9 months. 
You discover that you can buy a 
computer for $400 at a discount 
electronics store in town. 

How to Save - Calculation!



Ask yourself:  
• How much do you have to save every 

month to buy it?
Answer:  $400 / 9 months = $44.44 / mo
• How much is it per week?
Answer:  $44.44 / 4 weeks = $11.11 / wk
• How much is it per day?
Answer:  $11.11 / 7 days = $1.59 /day

Financial Goals:  Calculating How to Save



Goal setting

• Identify the things that really matter 
to you

• Work toward a future that includes 
those things

• Track your progress
• Take pride in making life better for 

you and your family



How do you handle unexpected expenses???
Emergency fund

How much should you save?
o 3-6 months of living expenses…

   

Your plan is to cover common emergencies: 

1) car repairs; 

2) an emergency room visit; 

3) plane ticket to care for a sick family member.

First try $400, then $1000.  



Hopes, Wants, Dreams

• I want to save $500 for an 
emergency fund.

• I want to get out of credit 
card debt.

• I’d like a safe stable place 
to raise my children.

SMART Goals
• I will put $100 in a 

separate savings account 
for the next 5 months.

• I will pay down $1000 of 
my debt over the next 18 
months and not charge 
anymore  (let’s do the math)

• Short-term goal: I will save $1,400 for 
the first month’s rent in the next 6 
months so I can move by August.

• Long-term goal: I will save $3,000 for 
a down payment & purchase a                                                                                                  
home in four years.

Hopes, Wants, Dreams vs SMART Goals



Pop Quiz:
Difference between Gross & Net income?

Answer:
Gross Monthly Income:

Total earnings before taxes & deductions

Net Monthly Income:
Take-home pay (after taxes)

* Gross Income used for Mortgage Approval. Net Income used for Budgeting *

INCOME



Homework 



Income and Expense Review

- Fixed versus Discretionary
-   Wants versus Needs



Let’s Get Started!

Spending Plan



Spending Plan Steps

1. Determine your monthly income and 
expenses

2. Re-examine your Needs vs Wants

3. Let’s take a new perspective on money



A good target

50%
or less of take 

home pay

SPENDING PLAN

Essential 
SPENDING-  
Must Have



3-6
months of expenses

Enough to cover

Emergency 
Savings

5%
Take-home pay

Emergency 
Savings

SPENDING PLAN

15%
pre-tax income

Retirement 
SavingsEssential 

SAVINGS



Vacations
Entertainment

Dining Out
Clothing
Hobbies

30

Your Wants

SPENDING PLAN

30%



Income

$2,400

7%

Time to 
play the 

50/20/30 
game

Expenses

The Spending Plan for Life!

https://www.youtube.com/watch?v=rK6WLHNYjwM


Take-home pay

Essential spending

Essential savings

Discretionary income
“Wants”

$1,955

– $1,105

– $278

$772

Hypothetical examples are for illustrative purposes only.

Income:
$30,000 a year*Scott Pretax income:

$2,500 a month

*Tax rate: 15%

EXAMPLE

http://amandaparkins.com/wp-content/uploads/2017/11/50-20-30-Worksheet.xlsx
Or 
https://www.forbes.com/sites/trulia/2016/07/11/new-to-budgeting-why-you-should-try-the-
50-20-30-rule/#204f7f9e32e9

http://amandaparkins.com/wp-content/uploads/2017/11/50-20-30-Worksheet.xlsx
https://www.forbes.com/sites/trulia/2016/07/11/new-to-budgeting-why-you-should-try-the-50-20-30-rule/#204f7f9e32e9
https://www.forbes.com/sites/trulia/2016/07/11/new-to-budgeting-why-you-should-try-the-50-20-30-rule/#204f7f9e32e9


An Example of 50/20/30 

• $3500 Net Income or Take Home Pay
• $1750      for Essential Spending  (50%)
• $700        for Essential Savings      (20%)
• $1,050     for Wants                        (30%)



Bill calendar

• Get a total picture of your monthly 
bills

• Identify the weeks when you have 
the most money due

• Plan how to pay your bills on time 
and avoid late fees

• Remember when your bills are 
coming up



Planning Basics



• You’ve got your net income > take home pay
• You’ve got your bills & due date
• Gather the following:

• Bills Due Date (ALL) 
• Bill Pay Betty sheet 
• 50/20/30 or vertex 42 spreadsheet
• Calendar
• Computer - Calculator
• Pencil or Pen
• Folder (to separate bills)
• Aroma therapy!

Spending Plan Organization



Love & Money
Any couples?

How much are each of your responsible for?
o is it 50 / 50 …

   

Self test - 

1) Let’s get open & honest; 

2) Have a conversation in a neutral zone; 

3) Sometimes money is the real problem and 

sometimes it isn’t …



Money Management Basics

I have a Spending Plan,
now how do I execute it?



1. Household Checking Account (for shared expenses)

 2. Personal Checking Account (for personal expenses)

 3. Personal (&/or Joint) Savings Account
 or

an envelope system

How To Easily Pay your Expenses:

How to Manage Your Money



Google: 
“Vertex 42 

Household Budget 
Worksheet”

Tech Corner 



Create Budget Categories

Tech Corner 



Savings & Spending Plan Tips

Savings Tips:

• Pay yourself first
• Use payroll deductions
• Save windfall income – bonuses, 

income tax return
• Break a habit – save lunch money
• Direct deposit
• Exercise willpower
• Communicate with family 

members
• Be prepared to compromise
• Be creative and use incentives

Spending Plan Tips:

• Make a list of all expenses
• Review your essential spending
• Live by the 50-20-30 rule
• Track spending, use computer
• Write down goals
• Online banking
• Develop your own user-friendly 

system of documenting expenses



Group check in before 
moving on.



Understanding  Credit ! 

What does credit mean to you? 



How to Get Your Credit Report

National Credit Bureaus:
• www.annualcreditreport.com

– Experian
– Trans Union
– Equifax

Or call 877-322-8228

http://www.annualcreditreport.com/


When is Good Credit Important?

Buy A House! 
Rent an Apartment 
Establish Utilities
Get a Job (i.e. with your written consent & provide copy to you)

Obtain Home Insurance
 Lower Interest Rate



Types of Credit 



Credit Myths
• You need a perfect credit score to get credit.
• I have to carry a balance on my credit card to 

improve my score
• All credit scores are the same
• Closing multiple accounts will help my credit 

score
• Paying off a negative item on my report makes it 

disappear



Credit Myths (continued)

• When an account is charged off, I no longer 
owe the debt

• Co-signing has no real risks
• My income impacts my credit score
• I’m penalized for checking my credit score



“What does MY Credit Score
say about ME?”

Tells people how likely you are to repay Money.



How many Credit Scores
do we all have?



      Tri-merge Credit Report

  Mid-Score all that matters (for Mortgage Approval)

Three Credit Bureaus & 3 Scores



Want credit to work for you?

128

• New Your Money, Your Goals 
booklet for people who are 
working to improve or 
establish their credit

• Credit is the ability to borrow 
money and repay it later!

• This book helps: 
• Figure out where you 

stand
• Identify where to start
• Take steps to build and 

strengthen your credit 
history



Your Credit Score

• Credit Score (FICO) is influenced by:
– Payment history (35%)
– Outstanding debt (30%)
– Credit history (15%)
– Pursuit of new credit (10%)
– Types of credit (10%)



CREDIT UTILIZATION
“Amounts Owed”

• The amount of credit you’re using compared to the 
limit on your credit accounts is your “credit 
utilization rate.”

• You should keep your use of credit to no more than 
30 percent of your total credit limit on all of your 
credit cards combined.



CREDIT UTILIZATION

▪ For example:  If you have total available 
credit of $10,000, you should have a balance 
of  less than $3000.

▪ Remember:  “Amounts owed” is 30 percent 
of your FICO credit score.



CREDIT UTILIZATION

▪ Another example:

▪ If you have one credit card with $5000 credit 
limit with a $3500 balance, your credit 
utilization rate is:  $3500 divided by $5000 
which equals 70% credit utilization rate.



CREDIT UTILIZATION

▪ In order to calculate what your maximum 
amount owed should be,  multiple your 
credit limit by 30 percent

▪ $5000 x .30 (or 30%) = $1500

▪ Set a goal to lower your credit utilization to 
25% or less.



Other credit score factors: 

• 15%   Length of Credit history

• 10%   Pursuit of New Credit

• 10%  Types of Credit



Disputing errors

▪ Figure out who to contact about 
errors on your credit report

▪ Gather the information you need to 
dispute the error

▪ Get errors corrected so they don’t 
hurt you in the future



Step by Step
How to positively impact your credit profile

• Step 1 - Order a Credit Report 

• Step 2 - Is the Personal Information Accurate?

• Step 3 - Are the Trade Lines Accurate?

*Disclaimer: this is not intended to be legal advice and may not be used as legal 

advice.  While efforts have been made to ensure the accuracy and validity of the 
information as of today, each consumer situation is different as are the laws in each 
state.  All this material is not intended to be legal advice and should not be used to 
replace the advice  of an attorney.



Your credit profile

▪ Step 4 – Evaluate

▪ Step 5  - Focus on Derogatory Trade Lines



Your credit profile

• Step 6 – Debt Validation process for Accounts 
in Collection or Charge-offs

• Step 7 – Debt Negotiation and Settlement



Are your credit invisible?

• Some people are considered “unscoreable” 
because of an insufficient credit history 

Or

• Because of a stale credit file – no recent credit 
history



Ways to Build Your Credit History

• Open a checking or savings account
• Apply for a gas/grocery company credit card
• Apply for credit card – secured credit card
• Become a credit union member
• Apply for a loan with a co-signer
• Establish non-traditional credit



Contact your creditors

Negotiate a workout plan

Prepare a realistic budget

Negotiate a debt management plan 

Negotiate a discounted payoff

Control your spending

Meet with a Housing Assistance counselor 1:1 

Solutions to Credit Issues

Validate – Request validation of the debt



Financial CPR
• What are some actions you can take to 

protect yourself when things get tough? 
– Stay in control >>>Don’t panic 
– Continue to apply what you have learned
– Move fast, react quickly
– Be patient
– Educate yourself
– Ask for help
– Persistence



• Let’s go over this together ….

 

Exit Ticket! 



• How long does the consumer owe the money? 

• How long does information remain on a credit profile? 

• How long can the creditor pursue the consumer in the 
court system to force payment? 

Exit Ticket! 



Evaluations

Money Matters



Thank You & Congratulations!
Participation Code:  HAC

Contact info:  
Shannon Pyne 
spyne@HAConcapecod.org 
508-771-5400 Ext. 267

mailto:spyne@HAConcapecod.org




How long will negative items remain on 
your credit ? 

• Credit Inquires  2 years or less
  

   7 years or less Late payments 
     Collections 
     Judgments 
     Settlements 
     Foreclosures 
     Repossessions
     Released tax liens  
     Charge offs 

Chapter 7 Bankruptcy  10 Years or less  
Chapter 10 Bankruptcy 
California State Tax Lien 

   Indefinitely  Federal Student Loans in collections 
     Federal Tax Liens  

 BlueWaterCredit.com



How to get back to GOOD Credit….
• It takes time and patience to establish good 

credit. 
• Each person’s situation is different and lenders 

have a wide range of requirements. 
Begin with…….

Paying your EXSISTING bills on time 

Can you apply for a SMALL Loan from your current Bank or Credit Union ? 

Apply for a SECURE CREDIT card !!!!!! 



Secure Credit Cards 

• Are backed by money you deposit and keep in an account.

• If you don’t pay off your credit card bill, the money in your 
account will be used to cover the debit. 

• Even people with poor credit may be able to get a secured 
Visa or Master Card.  



1. Discover it® Secured Credit Card
$200 dep. / Rewards / No Ann. Fee / Score

2. Capital One Master Card
No Ann. Fee / Low deposit: $49, $99 or $200 / Credit Tracker

3. TD Bank
$500 dep.

4. Citi Secured MasterCard
$200 dep. / $25 Yr. Fee

5. Bank of America
$300 dep. / $39 Ann. Fee / $38 late Fee / quicker Secured Card

6. Farmington Bank
$500 dep. 

Suggested Secured Cards
Secure Credit Cards 



7. U.S Bank 
 $300 dep./$29 Ann. Fee / quicker Secured Card
8. First Progress Platinum Prestige MasterCard
 $300dep / $44 Yr. Fee
9. Wells Fargo
 $300 dep. / $25 Yr. fee
10. Open Sky Secured Visa
 NO CREDIT CHECK / $200 dep. / Yr. Fee $35
11. USAA Secured Card Platinum Visa & AMEX         
 (Military Personnel & Family/$250 dep.) 
12. Webster Bank ($300 dep. / $35 Annual fee)
13. Berkshire Bank ($300 deposit)

Suggested Secured Cards
Secure Credit Cards 



• Make sure card reports to 3 Credit Bureaus
• Look for a card with low fees  

– Annual fee $0 to $40 or so. Avoid cards that have an application  fee, monthly account 
maintenance fee, mandatory insurance policy or other add-on to get approved.

• Time to earn more credit than your initial deposit
– Typically 6 months - to - 1 year (with 100% on-time payments)

Secured Card Tips



• Make sure you have a grace period
– Grace period = time between the end of each billing cycle and the date your payment is due. 

During that period, you can pay for what you’ve charged without paying any interest. Almost all 
cards have a grace period, but it’s always worth double-checking. If you do have a grace period, 
it’s legally required to be at least three weeks long.

• Ignore Rewards – Focus on improving credit, not 
rewards.

Secured Card Tips



Why should I do this? 
• Show that you can pay handle credit responsibly. 

• Make ALL payments before the due date and pay the 
balance in FULL 

• After one year, apply for a regular UNSECURED card. 

Where are you going??



• The maximum amount you can charge is usually equal to 
the amount of your deposit.  However; you should treat 
it with the 30% rule….. 

• Secure cards ALWAYS have annual fees. 

Secure Credit Card FACTS

1

2

3

Use your card responsibly 

Build your credit 

Make your Security Deposit 



How to Get Your Credit Report

National Credit Bureaus:
• www.annualcreditreport.com

– Experian
– Trans Union
– Equifax

The Consumer Financial Protection Bureau (CFPB), a U.S. government 
agency which makes sure banks, lenders, and other financial companies 
treat you fairly suggests this source for credit reporting.

http://www.annualcreditreport.com/


Your Credit Report Includes:

• Your personal information
• History of payment of the last 7 years
• Child support, medical disputes, lawsuits, 

delinquencies, etc.
• Inquiries

Your credit report doesn’t include a score.



Your Credit Report Includes:

Types of Debt: 
• Installment and Revolving

• Car Loans

• Personal Loans

• Credit Cards

• Student Loans

• Public records information
• (bankruptcies, foreclosures, tax liens, etc.).



Your Credit Report Includes:

Common Credit Reporting Errors:
• Debt that is not yours

• A charge-off listed incorrectly

• Current account listed as past-due

• Balance already paid

• Math errors



Your Credit Score

• Credit Score (FICO) is influenced by:
– Payment history (35%)
– Outstanding debt (30%)
– Credit history (15%)
– Pursuit of new credit (10%)
– Types of credit (10%)



Non-traditional Credit

• Paid utility bills
• Landlord’s cancelled rent checks
• Letters of recommendation from 

companies detailing timely monthly 
payments



Credit Repair

Yourself (Negotiate with your Creditors)
vs.
Credit Repair Companies
vs.
Credit Correction Companies
vs.
Non-Profit Credit Counseling Agencies



Contact your creditors

Negotiate a workout plan

Prepare a realistic budget

Negotiate a debt management plan 

Negotiate a discounted payoff

Control your spending

Attend a Housing Assistance Corporation Financial Education Course

Solutions to Credit Problems



What is The “Lender” Looking For?



What kind of debt do you have?

 Car loan

 Personal loan

 Credit card

 Student loan

 Alimony, child support

I. Credit = Payment History



Budget & Savings Tips

Savings Tips:

• Pay yourself first
• Use payroll deductions
• Save windfall income – bonuses, income 

tax return
• Break a habit – save lunch money
• Direct deposit
• Exercise willpower
• Communicate with family members
• Be prepared to compromise
• Be creative and use incentives

Budget Tips:

• Make a list of all expenses
• Write down goals
• Track spending, use computer
• Review your spending
• Online banking
• Have CC to limit your balance
• Keep receipts
• Develop a user-friendly system of 

documenting expenses



How to Get Your Credit Report

National Credit Bureaus:
• www.annualcreditreport.com

– Experian
– Trans Union
– Equifax

Or call 877-322-8228

http://www.annualcreditreport.com/


Evaluations



Tech Corner



Last Week Recap…



PARTICIPATION AND LICENSE AGREEMENT 
 

 This Agreement is made on the _________day of____________ ___, ___ 
Between _________Housing Assistance Corp (HAC)____________ or 
The “Licensor”, and _______________________________ ______, the “Participant”. 

1. _________________________ has been determined eligible for the HAC Family 
Shelter Program by the Executive Office of Housing and Livable Communities. 

2. _________HAC____________________ agrees to allow the Participant to use, in 
conjunction with the HAC Family Shelter Program, the premises of known as: 

__________________ 
3. The following named individuals are occupying the unit only.  No other person 

shall stay overnight under any circumstance: 
 

______ _____________________________________________ 
____________________________________________________ 
______ ______________________________________________ 
___________________________________________________ 

       
4. HAC will not charge the Participant for the use of the premises. HAC operates 

under a contract with the Executive Office of Housing and Livable Communities 
that requires the Participant to actively participate in the shelter program. 

5. Participant agrees to abide by the rules and regulations of the shelter. Participant 
further agrees to abide by the rules and regulations of the premises, if any, which 
are attached as Exhibit A. The rules and regulations of the premises shall be 
considered to be part of rules and regulations. Failure to abide by these rules and 
regulations shall be cause for revocation of this Participation and License 
Agreement. This will be done in accordance with #8 below, and the Shelter 
Grievance and Appeal Procedure. 

6. Participant agrees to abide by the Service Plan specifically adapted for 
Participant. Each failure to abide by the provision of the Service Plan shall be 
considered a violation of the rules and regulations. 

7. HAC agrees to allow Participant to use the furniture and appliances located in the 
premises. Participant agrees to leave all furniture and appliances when Participant 
vacates the unit. Participant shall leave all furniture and appliances in the same 
condition as they are found at the beginning of this agreement, reasonable wear 
and tear expected. 

 
8. This Participation and License agreement may be revoked for any of the reasons 

stated in this Agreement, or if any of the following occur: 
 

a. HAC contract with the EOHLC has been terminated. 
b. HAC has received or given written notice that its lease with the property 

owner will be terminated. 
c. Participant’s temporary shelter benefits are terminated by EOHLC. 
d. A Participant, family member or their guest poses a danger to either 

himself or herself, other participant family members, other families within 



the residential complex, or staff, or seriously damages property, and this is 
documented in the case file. 

9. Immediately prior to vacating the premises, Participant shall: 
 

a. Clean all appliances and furniture. 
 
b. Clean all floors. 

 
c. Remove all personal possessions owned by Participant. 

 
d. Remove all trash from premises and common areas. 

 
e. Clean kitchen and bathroom. 

10. If terminated, HAC will require that the Participant immediately vacate the 
premises together with all family members and remove all personal belongings. It 
is the responsibility of the Participant to find alternative shelter.  HAC will 
provide as much assistance as possible to the Participant in this effort. 

11. This License agreement is not a lease or other tenancy agreement, and no interest 
or estate in the occupied premises shall be created on the part of the Participant.  
The Participant shall have no exclusive right to possession or control of any 
specific portion of the premises in which the specific premises are located. 

12. Severability.  In the event that any clause, provision or term of this agreement is 
held to be illegal, null or void, the remainder of the agreement shall continue in 
full force and effect. 

 
I have read the Program Participation and License Agreement and its 
attached exhibits.  I fully understand and agree to abide by this agreement.  I 
understand that violating these rules may result in termination from the 
Program. 
 
_________________   ____________________________________ 
Date     Participant Signature 
 
_________________   ____________________________________ 
Date     Licensor Staff Signature 













 
 
 
 
 
 

Exhibit 5 
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MEMORANDUM 
 
 

TO: Housing Assistance Corporation 
c/o Peter L. Freeman, Esquire 
Freeman Law Group LLC 
86 Willow Street 
Yarmouthport, MA  02675 

FROM: Mr. Jeffrey S. Dirk, P.E.*, PTOE, FITE 
Managing Partner 
Vanasse & Associates, Inc. 
35 New England Business Center Drive 
Suite 140 
Andover, MA  01810-1066 
(978) 269-6830 
jdirk@rdva.com 
*Professional Engineer in CT, MA, ME, NH, RI and VA 

 
DATE: 

 
March 13, 2024 

 
RE: 

 
9946 

 
SUBJECT: 

 
Transportation Impact Assessment 
Proposed Transitional Housing Center – 1 Love Lane 
Dennis, Massachusetts 

 
 
 
Vanasse & Associates, Inc. (VAI) has conducted a Transportation Impact Assessment (TIA) in order to 
determine the potential impacts on the transportation infrastructure associated with the proposed renovation 
of the former Eagle Pond Rehabilitation and Living Center located at 1 Love Lane in Dennis, 
Massachusetts, to accommodate a family transitional living center (hereafter referred to as the “Project”).  
This assessment: i) reviews the existing conditions context of the transportation infrastructure serving the 
Project site; ii) evaluates motor vehicle, pedestrian and bicyclist safety in the vicinity of the Project site; 
iii) qualitatively evaluates the potential impact of the Project on the transportation infrastructure; and 
iv) evaluates the parking requirements for the proposed use. 
 
Based on this assessment, we have concluded the following with respect to the Project: 
 

1. Using trip-generation statistics published by the Institute of Transportation Engineers (ITE)1, the 
Project is expected to generate approximately 100 vehicle trips on an average weekday (two-way, 
24-hour volume), with 10 vehicle trips expected during the weekday morning peak-hour and 
13 vehicle trips expected during the weekday evening peak-hour; 

2. In comparison to the former use (nursing home), the Project is expected to result in 336 fewer 
vehicle trips on an average weekday, with 18 fewer vehicle trips during the weekday morning peak-
hour and 34 fewer vehicle tips during the weekday evening peak-hour.  As such, the Project will be 
less impactful on the transportation infrastructure; 

3. No apparent safety deficiencies were noted with respect to the motor vehicle crash history along 
Love Lane or Main Street in the vicinity of the Project site based on a review of information 
available through the Massachusetts Department of Transportation (MassDOT); and 

4. The existing parking supply (110 parking spaces) is sufficient to accommodate the peak parking 
demands of the Project. 

 
1Trip Generation, 11th Edition; Institute of Transportation Engineers; Washington, DC; 2021. 

mailto:jdirk@rdva.com
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In consideration of the above, we have concluded that the Project can be accommodated within the confines 
of the existing transportation infrastructure with impacts that are similar to or reduced from those that were 
associated with the former nursing home. 
 
The following details our assessment of the Project. 
 
 
PROJECT DESCRIPTION 
 
The Project will entail the renovation of the former Eagle Pond Rehabilitation and Living Center located at 
1 Love Lane in Dennis, Massachusetts, to accommodate a family transitional living center.  The former 
nursing home was licensed for 142 beds.  When the renovations are complete, the family transitional living 
center will provide 79 bedrooms with communal support facilities, and will offer educational programs to 
teach independent living skills to residents of the center.  The Project site encompasses approximately 
5.47± acres of land that is bounded by Love Lane to the north; areas of open and wooded space to the south; 
Denwich Road to the east; and residential properties to the west.  The Project site currently contains a two-
story building with associated surface parking areas and appurtenances that will be renovated to 
accommodate the Project. 
 
 

 
Imagery ©2024 Google 

 
 
Access to the Project site will continue to be provided by way of the two existing driveways that intersect 
the south side of Love Lane approximately 120 feet and 285 feet west of Denwich Road, respectively, with 
the west driveway serving as the main access and the east driveway serving as a one-way exit driveway.  
Off-street parking will continue to be provided for 110 vehicles to accommodate parking for residents, 
visitors and staff.  
 
 
  

Dennis 

Project Site 

Harwich 
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EXISTING CONDITIONS CONTEXT 
 
In order to establish the existing conditions context of the Project with respect to the transportation 
infrastructure, a review of existing roadway geometrics; pedestrian and bicycle facilities; posted speed 
limits; and land use information was completed along Love Lane in the vicinity of the Project site.  The 
following provides a description of the transportation infrastructure serving the Project site. 
 
Roadway 
 
Love Lane 
 
Love Lane is a local access roadway that is under Town jurisdiction and traverses a general east-west 
direction parallel to (south of) Route 6 and terminates in a cul-de-sac type configuration approximately 
500 feet west of Denwich Road.  Love Lane becomes Main Street at the Harwich town line.  Love Lane 
provides a 22±-foot wide traveled-way (paved) that supports two-way traffic with no pavement markings 
provided.  A marked centerline and edgelines are provided along the Main Street at the Harwich town line.  
Sidewalks are not provided along Love Lane.  Illumination is provided intermittently by way of streetlights 
mounted on wood poles.  A speed limit is not provided along the roadway and, as such, the statutory speed 
limit pursuant to M.G.L. c. 90 § 17C is 25 miles per hour (mph).2  Land use along Love Lane consists of 
the Project site, residential and commercial properties, and areas of open and wooded space. 
 
Pedestrian and Bicycle Facilities 
 
A review of pedestrian and bicycle facilities within the study area was undertaken.  This review included 
identifying the location of sidewalks and pedestrian crossing locations in the vicinity of the Project site, as 
well as the location of existing bicycle facilities.  Sidewalks and formal bicycle facilities are not currently 
provided along Love Lane or Main Street, and neither roadway provides sufficient width on a continuous 
basis to support bicycle travel in a shared-traveled-way configuration.3 
 
Public Transportation 
 
Regularly scheduled public transportation services are provided within the Town of Dennis by the 
Cape Cod Regional Transit Authority (CCRTA), but are not accessible at the Project site.  To the south of 
the Project site, the CCRTA operates the H2O Hyannis-Orleans bus route, which provides service along 
Route 28 between the Hyannis Transportation Center and the Stop & Shop Supermarket in Orleans.  
The  CCRTA also provides a daily public demand response service called Dial-a-Ride Transportation 
(DART), which is a door-to-door, ride-by-appointment transportation service, and shared ride 
transportation for eligible persons who cannot use fixed-route transit all or some of the time due to a 
physical, cognitive, or mental disability in compliance with the ADA.   
 
 
  

 
2The statutory or “prima facie” speed is defined in M.G.L Chapter 90, Section 17, as the speed which would be deemed reasonable 

and proper to operate a motor vehicle.  On September 15, 2023, the Town of Dennis enacted a townwide statutory speed limit of 
25 mph on roadways located within a thickly settled district that are not subject to a special speed regulation (i.e., posted speed 
limit). 

3A minimum combined travel lane and paved shoulder width of 14-feet is required to support bicycle travel in a shared-traveled-
way condition. 
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MOTOR VEHICLE CRASH DATA 
 
A review of the MassDOT statewide High Crash Location List indicated that are no Highway Safety 
Improvement Program (HSIP) eligible high crash locations in the vicinity of the Project site.  The MassDOT 
High Crash Location mapping is attached. 
 
 
PROJECT-GENERATED TRAFFIC 
 
As proposed, the Project will entail the renovation of the former 142 bed rehabilitation and living center 
(nursing home) to accommodate a 79 bed family transitional living center.  In order to develop the traffic 
characteristics of the former nursing home and for the Project, trip generation statistics published by the 
Institute of Transportation Engineers (ITE)4 for similar land uses were used.  ITE Land Use Code (LUC) 
620, Nursing Home, was used to develop the trip-generation characteristics for the former nursing home 
and LUC 223, Affordable Housing – Special Needs, was used to establish the trip-generation characteristics 
of the Project.  The subcategory for LUC 223 includes the following definition under “Special Needs”: 
 

“sites designed for and occupied by residents with special needs, such as persons with 
physical and mental impairments, single mothers, recovering addicts and others living in 
a group setting.” 

 
Table 1 summarizes and compares the anticipated traffic characteristics of the Project to those of the former 
nursing home using the above methodology.  Note that the trip estimates for the Project have been adjusted 
(increased) to reflect the suburban environment in which the Project site is located and the absence of access 
to public transportation or the presence of sidewalks or formal bicycle accommodations along Love Lane. 
 
 

Table 1 
TRIP GENERATION SUMMARY 
 
 Vehicle Trips 

Time Period 

(A) 
Proposed 

Transitional 
Living Center 

(79 Beds)a 

(B) 
Former Assisted 
Living Facility 

(142 Beds)b 
(A – B) 

Difference 
Average Weekday: 100 436 -336 

Weekday Morning Peak-Hour: 10 28 -18 

Weekday Evening Peak-Hour: 13 47 -34 
aBased on ITE LUC 223, Affordable Housing – Special Needs.  The resulting trips were increased proportionately 
to account for the suburban setting in which the Project site is located (vs. a dense urban setting). 

bBased on ITE LUC 620, Nursing Home. 
 
 

 
4Institute of Transportation Engineers, op. cit. 1. 
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Project-Generated Traffic-Volume Summary 
 
As can be seen in Table 1, the Project is expected to generate approximately 100 vehicle trips on an average 
weekday (two-way, 24-hour volume, or 50 vehicles entering and 50 exiting), with 10 vehicle trips 
(7 vehicles entering and 3 exiting) expected during the weekday morning peak-hour and 13 vehicle trips 
(6 vehicles entering and 7 exiting) expected during the weekday evening peak-hour.  For context, the former 
nursing home (Column B) was estimated to have generated 436 vehicle trips on an average weekday, with 
28 vehicle trips generated during the weekday morning peak-hour and 47 vehicle trips generated during the 
weekday evening peak-hour.  Accordingly, the Project is expected to result in 336 fewer vehicle trips on an 
average weekday, with 18 fewer vehicle trips during the weekday morning peak-hour and 34 fewer vehicle 
tips during the weekday evening peak-hour. 
 
Based on the comparative analysis presented in Column C of Table 1, the Project is expected to result in 
an overall reduction in traffic when compared to the former nursing home and, as such, will be less 
impactful on the transportation infrastructure. 
 
 
PARKING 
 
A parking demand analysis was performed for the Project using data provided by the ITE5 for a similar 
land use (Affordable Housing – Special Needs).  The ITE parking data is based on observations that have 
been conducted existing land uses and includes predictive parking demand data that can be used as a guide 
to determine the adequacy of parking to support a specific land use or uses under study.  Table 2 summarizes 
the ITE peak parking demand data for a land use similar to the Project.  Similar to the trip-generation 
calculations for the Project, the ITE parking demand data is for a suburban location with limited or no 
access to public transportation services and represents an automobile centric environment.  In addition, the 
parking demand data includes the parking demands for staff and employees. 
 
 

Table 2 
PEAK PARKING DEMAND RATIOSa 
 

 Peak Parking Demand Ratio 
per Dwelling Unit 

Day of Week Mean 
85th 

Percentileb Maximum 
 

Weekday 
Saturday 
 

 
0.36 
0.39 

 

 
-- 
-- 
 

 
0.38 
0.43 

 
aITE LUC 150, Warehousing. 
bThe 85th percentile peak-parking demand is the parking demand at which 85 percent of the observed values fall 

below and 15 percent of the values are above. 
 
 
As can be seen in Table 2, the mean peak-parking demand was observed to be 0.36 parking spaces per 
dwelling unit on a weekday and 0.39 parking spaces per dwelling unit on a Saturday.  The maximum 
observed peak parking demand was observed to be 0.38 parking spaces per dwelling unit on a weekday and 
0.43 parking spaces per dwelling unit on a Saturday.  The 85th percentile peak parking demand was not 
provided due to the limited data set that was available. 

 
5Parking Generation, 6th Edition; Institute of Transportation Engineers; Washington, D.C.; October 2023. 
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Table 3 summarizes the calculated peak parking demands for the Project using the ITE parking demand 
ratios. 
 
 

Table 3 
CALCULATED PEAK PARKING DEMANDS 
 

 
Peak Parking Demand 

(No. of Parking Spaces)a 

Day of Week Mean 
85th 

Percentile Maximum 
 
Weekday 
Saturday 

 
29 
31 

 
-- 
-- 

 
31 
34 

    
aBased on 79 units. 

 
 
Based on the ITE parking demand data, the Project is predicted to have a peak parking demand of between 
29 and 31 parking spaces on a weekday, and between 31 and 34 parking spaces on a Saturday.  Given that 
110 parking spaces are provided at the Project site, more than sufficient parking will be available to 
accommodate the predicted parking demands of the Project, with reserve capacity for visitors and additional 
employees/staff that may be required for training, etc.  For reference, the maximum number of staff that 
will be on-site at any one time is expected to be 11 employees, with a total staff of 13 employees expected 
for the center that includes two (2) overnight security personnel in addition to the 11 daytime staff. 
 
 
SUMMARY 
 
VAI has conducted a detailed assessment of the potential impacts on the transportation infrastructure 
associated with the proposed renovation of the former Eagle Pond Rehabilitation and Living Center located 
at 1 Love Lane in Dennis, Massachusetts, to accommodate a family transitional living center.  This 
assessment has: i) reviewed the existing conditions context of the transportation infrastructure serving the 
Project site; ii) evaluated motor vehicle, pedestrian and bicyclist safety in the vicinity of the Project site; 
iii) qualitatively evaluated the potential impact of the Project on the transportation infrastructure; and 
evaluated the parking requirements for the proposed use. 
 
Based on this assessment, we have concluded the following with respect to the Project: 
 

1. Using trip-generation statistics published by the ITE6, the Project is expected to generate 
approximately 100 vehicle trips on an average weekday (two-way, 24-hour volume), with 10 
vehicle trips expected during the weekday morning peak-hour and 13 vehicle trips expected during 
the weekday evening peak-hour; 

2. In comparison to the former use (nursing home), the Project is expected to result in 336 fewer 
vehicle trips on an average weekday, with 18 fewer vehicle trips during the weekday morning peak-
hour and 34 fewer vehicle tips during the weekday evening peak-hour.  As such, the Project will be 
less impactful on the transportation infrastructure; 

 
6Institute of Transportation Engineers, op. cit. 1. 
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3. No apparent safety deficiencies were noted with respect to the motor vehicle crash history along 
Love Lane or Main Street in the vicinity of the Project site based on a review of information 
available through the Massachusetts Department of Transportation (MassDOT); and 

4. The existing parking supply (110 parking spaces) is sufficient to accommodate the peak parking 
demands of the Project. 

 
In consideration of the above, we have concluded that the Project can be accommodated within the confines 
of the existing transportation infrastructure with impacts that are similar to or reduced from those that were 
associated with the former nursing home. 
 
 
 
 
cc: File 
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capecodrta.org

   H2O Hyannis to Orleans           January 20 through June 21,   2024     MONDAY THROUGH SATURDAY

H2O On Request:
To schedule a pick-up from one of the following 
On Request locations, please call Cape Cod RTA 
Customer Service at 800.352.7155.

•	  Orleans District Court
•	  Nauset Middle & High School

•	 FLEX @ Harwich, Harwich Port and Orleans

•	 The Sandwich Line, Sealine, Barnstable 		
	 Villager and Hyannis Crosstown @  
	 Hyannis Transportation Center

•  Plymouth & Brockton and Peter Pan  
	 @ Hyannis Transportation Center

Connections:

•	 The H2O is the regularly scheduled service 
along Route 28 between Hyannis, Yarmouth, 
Dennis, Harwich, Chatham and Orleans.

LE
G

EN
D

	 *	 No service at these times on Saturdays 
		  or school vacations

	 **	 No service on weekdays

	 NS	 No service at this time.

		  Bus Shelter

	 	 Connections

		  FLEX Connection

nextbus 
Stop # Hyannis to Orleans AM PM
195 Theophilus F Smith Road - Cinema 6:07* -- 8:07** 9:07** -- -- 12:07 1:07** 2:07 3:07** -- -- -- 8:07

1 Hyannis Transportation Center 6:30* 7:30* 8:30 9:30 10:30 11:30 12:30 1:30 2:30 3:25 4:30 5:30 6:30 8:30
32 St Francis / St John Paul II -- -- -- -- -- -- -- -- -- 3:27* -- -- -- --
33 Sturgis Charter School Main St -- -- -- -- -- -- -- -- -- 3:29* -- -- -- --
35 Sturgis Charter School West Main St -- -- -- -- -- -- -- -- -- 3:31* -- -- -- --
37 Cape Cod Hospital 6:34* 7:34* 8:34 9:34 10:34 11:34 12:34 1:34 2:34 3:34 4:34 5:34 6:34 8:34
38 W. Yarmouth - Higgins Crowell Rd. 6:39* 7:39* 8:39 9:39 10:39 11:39 12:39 1:39 2:39 3:39 4:39 5:39 6:39 8:39

177 Yarmouth Commons 6:42* 7:42* 8:42 9:42 10:42 11:42 12:42 1:42 2:42 3:42 4:42 5:42 6:42 8:42
40 Stop & Shop - S. Yarmouth 6:45* 7:45* 8:45 9:45 10:45 11:45 12:45 1:45 2:45 3:45 4:45 5:45 6:45 8:45
41 Shaws - S. Yarmouth 6:47* 7:47* 8:47 9:47 10:47 11:47 12:47 1:47 2:47 3:47 4:47 5:47 6:47 8:47

153 Town Hall - Lawton Bus Shelter  6:48* 7:48* 8:48 9:48 10:48 11:48 12:48 1:48 2:48 3:48 4:48 5:48 6:48 8:48
42 S. Yarmouth - Main Street 6:50* 7:50* 8:50 9:50 10:50 11:50 12:50 1:50 2:50 3:50 4:50 5:50 6:50 8:50

151 Elder Services 6:55* 7:55* 8:55 9:55 10:55 11:55 12:55 1:55 2:55 3:55 4:55 5:55 6:55 8:55
43 S. Dennis - Patriot Square - Marshalls 6:59* 7:59* 8:59 9:59 10:59 11:59 12:59 1:59 2:59 3:59 4:59 5:59 6:59 8:59

151 Dennis Crossing   7:04* 8:04* 9:04 10:04 11:04 12:04 1:04 2:04 3:04 4:04 5:04 6:04 7:04 9:04
44 Dennisport - Municipal Parking Lot A  7:08* 8:08* 9:08 10:08 11:08 12:08 1:08 2:08 3:08 4:08 5:08 6:08 7:08 9:08
45 Star Market - Harwich 7:12* 8:12* 9:12 10:12 11:12 12:12 1:12 2:12 3:12 4:12 5:12 6:12 7:12 9:12
46 Harwich Port - Route 28 (COC) 7:15* 8:15* 9:15 10:15 11:15 12:15 1:15 2:15 3:15 4:15 5:15 6:15 7:15 9:15

180 Stone Horse Motel 7:18* 8:18* 9:18 10:18 11:18 12:18 1:18 2:18 3:18 4:18 5:18 6:18 7:18 9:18
47 S. Chatham - Morton Rd. 7:20* 8:20* 9:20 10:20 11:20 12:20 1:20 2:20 3:20 4:20 5:20 6:20 7:20 9:20
48 Anchorage - Crowell Rd. 7:28* 8:28* 9:28 10:28 11:28 12:28 1:28 2:28 3:28 4:28 5:28 6:28 7:28 9:28
49 Chatham - Veteran's Field Rd. 7:31* 8:31* 9:31 10:31 11:31 12:31 1:31 2:31 3:31 4:31 5:31 6:31 7:31 9:31

167 Broad Reach Healthcare 7:34* 8:34* 9:34 10:34 11:34 12:34 1:34 2:34 3:34 4:34 5:34 6:34 7:34 9:34
57 Stop & Shop East Harwich 7:41* 8:41* 9:41 10:41 11:41 12:41 1:41 2:41 3:41 4:41 5:41 6:41 7:41 9:41
58 Lighthouse Charter School 7:42* -- -- -- -- -- -- -- -- -- -- -- -- --

203 Sunny Pines - Brewster Housing Authority 7:47* 8:47* 9:47 10:47 11:47 12:47 1:47 2:47 3:47 4:47 5:47 6:47 7:47 9:47
50 S. Orleans - Route 39 7:49* 8:49* 9:49 10:49 11:49 12:49 1:49 2:49 3:49 4:49 5:49 6:49 7:49 9:49
52 Orleans - Main Street CVS  7:54* 8:54* 9:54 10:54 11:54 12:54 1:54 2:54 3:54 4:54 5:54 6:54 7:54 9:54
53 Skaket Corners 7:57* 8:57* 9:57 10:57 11:57 12:57 1:57 2:57 3:57 4:57 5:57 6:57 7:57 9:57
54 Old Colony Village 7:59* 8:59* 9:59 10:59 11:59 12:59 1:59 2:59 3:59 4:59 5:59 6:59 7:59 9:59
51 Land Ho 8:00* 9:00* 10:00 11:00 12:00 1:00 2:00 3:00 4:00 5:00 6:00 7:00 8:00 10:00
55 Stop & Shop - Orleans   8:02* 9:02* 10:02 11:02 12:02 1:02 2:02 3:02 4:02 5:02 6:02 7:02 8:02 10:02
43 Patriot Square Express - Weekday NS NS NS NS NS 1:22 NS 3:22 NS NS 6:22 NS 8:22 10:22
43 Patriot Square Express - Weekend NS NS NS NS NS NS 2:22 NS NS NS 6:22 NS 8:22 NS

STARTING MAY 24TH,

FRIDAY ONLY



capecodrta.org

   H2O Hyannis to Orleans           January 20 through June 21,   2024     MONDAY THROUGH SATURDAY

H2O On Request:
To schedule a pick-up from one of the following 
On Request locations, please call Cape Cod RTA 
Customer Service at 800.352.7155.

•	  Orleans District Court
•	  Nauset Middle & High School

•	 FLEX @ Harwich, Harwich Port and Orleans

•	 The Sandwich Line, Sealine, Barnstable 		
	 Villager and Hyannis Crosstown @  
	 Hyannis Transportation Center

•  Plymouth & Brockton and Peter Pan  
	 @ Hyannis Transportation Center

Connections:

•	 The H2O is the regularly scheduled service 
along Route 28 between Hyannis, Yarmouth, 
Dennis, Harwich, Chatham and Orleans.

LE
G

EN
D

	 *	 No service at these times on Saturdays 
		  or school vacations

	 **	 No service on weekdays

	 NS	 No service at this time.

		  Bus Shelter

	 	 Connections

		  FLEX Connection

nextbus 
Stop # Orleans to Hyannis AM PM
195 Theophilus F Smith Road - Cinema 5:07* 6:07* 7:07* 8:07** 9:07** -- -- -- 1:07* 2:07** 3:07* -- -- --
55 Stop & Shop - Orleans   5:30* 6:30* 7:30* 8:30 9:30 10:30 11:30 12:30 1:30 2:30 3:30 4:30 5:30 7:30
52 Orleans - Main Street CVS  -- 6:32* 7:32* 8:32 9:32 10:32 11:32 12:32 1:32 2:32 3:32 4:32 5:32 7:32
53 Skaket Corners -- 6:34* 7:34* 8:34 9:34 10:34 11:34 12:34 1:34 2:34 3:34 4:34 5:34 7:34
54 Old Colony Village -- 6:36* 7:36* 8:36 9:36 10:36 11:36 12:36 1:36 2:36 3:36 4:36 5:36 7:36
52 Orleans / Mobil Main St. 5:33* 6:38* 7:38* 8:38 9:38 10:38 11:38 12:38 1:38 2:38 3:38 4:38 5:38 7:38
50 S. Orleans - Route 39 5:39* 6:44* 7:44* 8:44 9:44 10:44 11:44 12:44 1:44 2:44 3:44 4:44 5:44 7:44

203 Sunny Pines - Brewster Housing Authority 5:42* 6:47* 7:47* 8:47 9:47 10:47 11:47 12:47 1:47 2:47 3:47 4:47 5:47 7:47
57 Stop & Shop East Harwich 5:47* 6:52* 7:52* 8:52 9:52 10:52 11:52 12:52 1:52 2:52 3:52 4:52 5:52 7:52
58 Lighthouse Charter School -- -- -- -- -- -- -- -- -- 2:54* -- -- -- --

167 Broad Reach Healthcare 5:55* 7:00* 8:00* 9:00 10:00 11:00 12:00 1:00 2:00 3:00 4:00 5:00 6:00 8:00
49 Chatham - Veteran's Field Rd. 5:59* 7:04* 8:04* 9:04 10:04 11:04 12:04 1:04 2:04 3:04 4:04 5:04 6:04 8:04
48 Anchorage - Crowell Rd. 6:02* -- 8:07* 9:07 10:07 11:07 12:07 1:07 2:07 3:07 4:07 5:07 6:07 8:07
47 S. Chatham - Morton Rd. 6:09* 7:07* 8:14* 9:14 10:14 11:14 12:14 1:14 2:14 3:14 4:14 5:14 6:14 8:14

180 Stone Horse Motel 6:11* 7:09* 8:16* 9:16 10:16 11:16 12:16 1:16 2:16 3:16 4:16 5:16 6:16 8:16
46 Harwich Port - Route 28 (COC) 6:13* 7:11* 8:18* 9:18 10:18 11:18 12:18 1:18 2:18 3:18 4:18 5:18 6:18 8:18
45 Star Market - Harwich -- -- 8:22* 9:22 10:22 11:22 12:22 1:22 2:22 3:22 4:22 5:22 6:22 8:22
44 Dennisport - Municipal Parking Lot A  6:17* 7:15* 8:26* 9:26 10:26 11:26 12:26 1:26 2:26 3:26 4:26 5:26 6:26 8:26

151 Elder Services -- 7:19* 8:30* 9:30 10:30 11:30 12:30 1:30 2:30 3:30 4:30 5:30 6:30 8:30
43 S. Dennis - Patriot Square - Marshalls -- 7:24* 8:35* 9:35 10:35 11:35 12:35 1:35 2:35 3:35 4:35 5:35 6:35 8:35

151 Dennis Crossing    -- 7:28* 8:39* 9:39 10:39 11:39 12:39 1:39 2:39 3:39 4:39 5:39 6:39 8:39
42 S. Yarmouth - Main Street 6:33* 7:31* 8:43* 9:43 10:43 11:43 12:43 1:43 2:43 3:43 4:43 5:43 6:43 8:43

153 Town Hall - Lawton Bus Shelter  6:37* 7:34* 8:46* 9:46 10:46 11:46 12:46 1:46 2:46 3:46 4:46 5:46 6:46 8:46
41 Shaws - S. Yarmouth -- -- 8:47* 9:47 10:47 11:47 12:47 1:47 2:47 3:47 4:47 5:47 6:47 8:47
40 Stop & Shop - S. Yarmouth -- -- 8:48* 9:48 10:48 11:48 12:48 1:48 2:48 3:48 4:48 5:48 6:48 8:48

177 Yarmouth Commons 6:40* 7:37* 8:50* 9:50 10:50 11:50 12:50 1:50 2:50 3:50 4:50 5:50 6:50 8:50
38 W. Yarmouth - Higgins Crowell Rd. 6:42* 7:39* 8:52* 9:52 10:52 11:52 12:52 1:52 2:52 3:52 4:52 5:52 6:52 8:52
37 Cape Cod Hospital 6:46* 7:43* 8:57* 9:57 10:57 11:57 12:57 1:57 2:57 3:57 4:57 5:57 6:57 8:57
32 St Francis / St John Paul II -- 7:49* -- -- -- -- -- -- -- -- -- -- -- --
33 Sturgis Charter School - Main St -- 7:55* -- -- -- -- -- -- -- -- -- -- -- --
35 Sturgis Charter School - West Main St -- 8:00* -- -- -- -- -- -- -- -- -- -- -- --
1 Hyannis Transportation Center 6:49* 8:10* 9:00* 10:00 11:00 12:00 1:00 2:00 3:00 4:00 5:00 6:00 7:00 9:00

43 Patriot Square Express - Weekday NS NS NS NS NS 12:20 NS 2:20 NS NS NS NS 7:20 9:20
43 Patriot Square Express - Weekend NS NS NS NS NS NS 1:20 2:20 3:20 NS NS NS 7:20 9:20
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Caution – Small Sample SizeData Plot and Equation

Use the mouse wheel to Zoom Out or Zoom In.
Hover the mouse pointer on data points to view X and T values.

DATA STATISTICS

Land Use:
Affordable Housing - Special Needs (223) Click for
Description and Data Plots

Independent Variable:
Residents

Time Period:
Weekday

Setting/Location:
Dense Multi-Use Urban

Trip Type:
Vehicle

Number of Studies:
3

Avg. Num. of Residents:
76

Average Rate:
0.79

Range of Rates:
0.65 - 1.67

Standard Deviation:
0.32

Fitted Curve Equation:
Not Given

R2:
****

Directional Distribution:
50% entering, 50% exiting

Calculated Trip Ends:
Average Rate: 62 (Total), 31 (Entry), 31 (Exit)
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223 - Affordable Housing

79

DATA SOURCE:

Trip Generation Manual, 11th Ed

SEARCH BY LAND USE CODE:

223   
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(200-299) Residential
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Special Needs
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Dense Multi-Use Urban
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Weekday
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Caution – Small Sample SizeData Plot and Equation

Use the mouse wheel to Zoom Out or Zoom In.
Hover the mouse pointer on data points to view X and T values.

DATA STATISTICS

Land Use:
Affordable Housing - Special Needs (223) Click for
Description and Data Plots

Independent Variable:
Residents

Time Period:
Weekday
AM Peak Hour of Generator

Setting/Location:
Dense Multi-Use Urban

Trip Type:
Vehicle

Number of Studies:
3

Avg. Num. of Residents:
76

Average Rate:
0.09

Range of Rates:
0.06 - 0.17

Standard Deviation:
0.04

Fitted Curve Equation:
Not Given

R2:
****

Directional Distribution:
70% entering, 30% exiting

Calculated Trip Ends:
Average Rate: 7 (Total), 5 (Entry), 2 (Exit)
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Caution – Small Sample SizeData Plot and Equation

Use the mouse wheel to Zoom Out or Zoom In.
Hover the mouse pointer on data points to view X and T values.

DATA STATISTICS
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Independent Variable:
Residents

Time Period:
Weekday
PM Peak Hour of Generator

Setting/Location:
Dense Multi-Use Urban

Trip Type:
Vehicle

Number of Studies:
3

Avg. Num. of Residents:
76

Average Rate:
0.09
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Standard Deviation:
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Fitted Curve Equation:
Not Given

R2:
****

Directional Distribution:
43% entering, 57% exiting

Calculated Trip Ends:
Average Rate: 7 (Total), 3 (Entry), 4 (Exit)
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Caution – Small Sample SizeData Plot and Equation

Use the mouse wheel to Zoom Out or Zoom In.
Hover the mouse pointer on data points to view X and T values.

DATA STATISTICS

Land Use:
Nursing Home (620) Click for Description and Data
Plots

Independent Variable:
Beds

Time Period:
Weekday

Setting/Location:
General Urban/Suburban

Trip Type:
Vehicle

Number of Studies:
3

Avg. Num. of Beds:
160

Average Rate:
3.06

Range of Rates:
2.60 - 3.25

Standard Deviation:
0.33

Fitted Curve Equation:
Not Given

R2:
****

Directional Distribution:
50% entering, 50% exiting

Calculated Trip Ends:
Average Rate: 435 (Total), 217 (Entry), 218 (Exit)

0 50 100 150 200 250 300

X = Number of Beds

0

200

400

600

800

1,000

T 
=

 T
ri
p 

En
ds

Reset Zoom  Restore

Study Site Average Rate

620 - Nursing Home

142

DATA SOURCE:

Trip Generation Manual, 11th Ed

SEARCH BY LAND USE CODE:

620   

LAND USE GROUP:

(600-699) Medical

LAND USE :

LAND USE SUBCATEGORY:

All Sites

SETTING/LOCATION:

General Urban/Suburban

INDEPENDENT VARIABLE (IV):

Beds

TIME PERIOD:

Weekday

TRIP TYPE:

Vehicle

ENTER IV VALUE TO CALCULATE TRIPS:

   Calculate

Query Filter

ITETripGen Web-based App

Graph Look Up

How to Use ITETripGen

TGM Desk Reference

TGM Appendices

Support Documents

Add Users

Comments

Add-ons to do more

Try OTISS Pro

VERSION: 6.0.2 (UPDATES)    |  DATA: 11TH EDITION |  TERMS AND CONDITIONS    |  PRIVACY    |  ITE MARKETPLACE © COPYRIGHT 2024 |  DEVELOPED IN COLLABORATION WITH TRANSOFT SOLUTIONS INC.

 Graph Look Up

 Sign out Jeffrey Dirk Help  ITETripGen Web-based App

javascript:void(0)
javascript:void(0)
https://itetripgen.org/Query
https://itetripgen.org/Support/ITESupport
https://itetripgen.org/Support/Chapters
https://itetripgen.org/Support/Appendices
https://itetripgen.org/Support/SupportingDocuments
https://www.ite.org/technical-resources/topics/trip-and-parking-generation/
https://itetripgen.org/Suggest
javascript:void(0)
javascript:void(0)
javascript:void(0)
javascript:void(0)
javascript:void(0)
https://www.ite.org/technical-resources/topics/trip-and-parking-generation/
http://www.ite.org/
http://www.ite.org/
http://www.transoftsolutions.com/
http://www.transoftsolutions.com/
javascript:void(0)
https://itetripgen.org/signout/index
javascript:void(0)
https://itetripgen.org/help/IWAHelp
https://itetripgen.org/Query


Data Plot and Equation

Use the mouse wheel to Zoom Out or Zoom In.
Hover the mouse pointer on data points to view X and T values.

DATA STATISTICS

Land Use:
Nursing Home (620) Click for Description and Data
Plots

Independent Variable:
Beds

Time Period:
Weekday
AM Peak Hour of Generator

Setting/Location:
General Urban/Suburban

Trip Type:
Vehicle

Number of Studies:
7

Avg. Num. of Beds:
176

Average Rate:
0.20

Range of Rates:
0.13 - 0.30

Standard Deviation:
0.07

Fitted Curve Equation:
Ln(T) = 0.95 Ln(X) - 1.42

R2:
0.85

Directional Distribution:
63% entering, 37% exiting

Calculated Trip Ends:
Average Rate: 28 (Total), 18 (Entry), 10 (Exit)
Fitted Curve: 27 (Total), 17 (Entry), 10 (Exit)
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Data Plot and Equation

Use the mouse wheel to Zoom Out or Zoom In.
Hover the mouse pointer on data points to view X and T values.

DATA STATISTICS

Land Use:
Nursing Home (620) Click for Description and Data
Plots

Independent Variable:
Beds

Time Period:
Weekday
PM Peak Hour of Generator

Setting/Location:
General Urban/Suburban

Trip Type:
Vehicle

Number of Studies:
8

Avg. Num. of Beds:
169

Average Rate:
0.33

Range of Rates:
0.17 - 0.51

Standard Deviation:
0.13

Fitted Curve Equation:
T = 0.37(X) - 6.92

R2:
0.62

Directional Distribution:
41% entering, 59% exiting

Calculated Trip Ends:
Average Rate: 47 (Total), 19 (Entry), 28 (Exit)
Fitted Curve: 46 (Total), 19 (Entry), 27 (Exit)
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Land Use: 223 Affordable Housing

Description
Affordable housing includes all multifamily housing that is rented at below market rate to 
households that include at least one employed member. Eligibility to live in affordable housing can 
be a function of limited household income and resident age.

Land Use Subcategory
Data are separated into three subcategories for this land use: (1) sites with income limitations for its 
tenants (denoted as income limits in the data plots), (2) sites with both minimum age thresholds and 
income limitations for its tenants (denoted as senior in the data plots), and (3) sites designed for and 
occupied by residents with special needs, such as persons with physical and mental impairments, 
recovering addicts, and others living in a group setting (denoted as special needs in the data plots).
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Time-of-Day Distribution for Parking Demand
The following table presents a Time-of-Day distribution of parking demand on a weekday in a general 
urban/suburban setting for the three land use subcategories: income limits (two study sites), senior 
(one study site), and special needs (two study sites).

Percent of Weekday Peak Parking Demand

Hour Beginning Income Limits Senior Special Needs

12:00–4:00 a.m. — — —

5:00 a.m. 100 74 86

6:00 a.m. 94 74 86

7:00 a.m. 85 70 93

8:00 a.m. 77 93 100

9:00 a.m. 73 100 93

10:00 a.m. 71 93 93

11:00 a.m. — 70 100

12:00 p.m. — 74 100

1:00 p.m. — 70 93

2:00 p.m. — 81 79

3:00 p.m. — 81 93

4:00 p.m. — 74 64

5:00 p.m. — 74 86

6:00 p.m. 79 67 79

7:00 p.m. 83 67 71

8:00 p.m. 90 70 71

9:00 p.m. 93 70 79

10:00 p.m. 97 74 93

11:00 p.m. — 74 93

Land Use Descriptions and Data Plots
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Additional Data
For the majority of study sites in this land use code, 100 percent of the dwelling units are considered 
affordable. For residential study sites that provide a mix of market value and affordable units, the 
study sites with at least 75 percent of the dwelling units designated as affordable are also included 
in this land use.

The average parking supply ratios for the study sites with parking supply information are shown in 
the table below.

Setting Land Use Subcategory
Parking Supply Per 

Dwelling Unit
Average Peak Parking 

Occupancy

Center City Core
Income Limits 0.32 (6 sites) 67%

Senior 0.11 (1 site) 100%

Dense Multi-Use 
Urban

Income Limits 0.74 (24 sites) 75%

Senior 0.69 (4 sites) 67%

General Urban/
Suburban

Income Limits 1.4 (26 sites) 75%

Senior 0.43 (3 sites) 90%

Special Needs 0.57 (2 sites) 68%

The sites were surveyed in the 1990s, the 2010s, and the 2020s in Alabama, California, Connecticut, 
District of Columbia, Maryland, Massachusetts, New Jersey, and Oregon.

Source Numbers
314, 514, 533, 535, 536, 537, 539, 541, 579, 582, 585, 586, 603, 611, 622
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Affordable Housing - Special Needs
(223)

Peak Period Parking Demand vs: Dwelling Units
On a: Weekday (Monday - Friday)

Setting/Location: General Urban/Suburban
Number of Studies: 2

Avg. Num. of Dwelling Units: 22

Peak Period Parking Demand per Dwelling Unit

Average Rate Range of Rates 33rd / 85th Percentile 95% Confidence
Interval

Standard Deviation
(Coeff. of Variation)

0.36 0.35 - 0.38 *** / *** *** *** ( *** )

Data Plot and Equation Caution – Small Sample Size
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Affordable Housing - Special Needs
(223)

Peak Period Parking Demand vs: Dwelling Units
On a: Saturday

Setting/Location: General Urban/Suburban
Number of Studies: 2

Avg. Num. of Dwelling Units: 22

Peak Period Parking Demand per Dwelling Unit

Average Rate Range of Rates 33rd / 85th Percentile 95% Confidence
Interval

Standard Deviation
(Coeff. of Variation)

0.39 0.35 - 0.43 *** / *** *** *** ( *** )

Data Plot and Equation Caution – Small Sample Size
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Exhibit 6 



  Memorandum 

  

Memorandum 
Dennis Housing Assistance Corp / 195150955 

 
Date: February 15, 23024 
 
To: Attorney Peter Freeman 
 
From: Kevin Klein, Stantec 
 
CC: Alisa Magnotta, CEO Housing Assistance Corp. 
 Keith Trott, Director of Housing Production & Maintenance 
 
Project: Dennis Housing Assistance Corp. – 1 Love Lane, Dennis, MA 
 
Subject: Wastewater Treatment and Disposal Summary 

 
 
The proposed Dennis Housing Assistance Corp., site located at 1 Love Lane, Dennis, Massachusetts 
currently has a BioClere / Amphidrome Plus treatment system with a design capacity of 21,300 gallons per 
day that was designed and constructed for the 142-bed Eagle Pond Rehabilitation and Living Center.  
Treated effluent is discharged to a subsurface leaching system consistent with the requirements of a Title 
5 Large System Permit issued by the Massachusetts Department of Environmental Protection and Disposal 
Works Permit #970169 issued by the Town of Dennis Board of Health. 
 
Title 5 Wastewater Design flows for Eagle Pond were calculated using the design criteria for a nursing 
home as follows: 
 
 142 beds x 150 gpd/bed     = 21,300 gallons per day 
 
The proposed Dennis Housing Assistance Corp family housing facility will have 79 bedrooms and a staff of 
13 people. Each bedroom will be designed for occupancy by up to 3 people (and an infant).  Design flows 
for the proposed site can be calculated using either 110 gpd per bedroom (Title 5 design criteria for a motel, 
hotel or boarding house) or a more conservative value of 55 gpd per person (ie. 165 gpd per bedroom).  An 
additional allowance (20 gpd per employee) should also be applied for the on-site staff.  Using either design 
criteria, the Title 5 Wastewater Design flows for the proposed housing will be less than those for the Eagle 
Pond Rehabilitation and Living Center: 
 
 79 bedrooms x 110 gpd per bedroom   =   8,690 gallons per day 
 13 employees x 20 gpd/person     =      260 gallons per day 
  Total Design Flow    =   8,950 gallons per day 
 
 79 bedrooms x 3 people/bedroom x 55 gpd/person = 13,035 gallons per day 
 13 employees x 20 gpd/person     =       260 gallons per day 
  Total Design Flow    = 13, 295 gallons per day 



February 15, 2024 

Memorandum, Wastewater Treatment and Disposal Summary 
Dennis Housing Assistance Corp. – 1 Love Lane, Dennis, MA  
Page 2 of 2  

 

 

The existing wastewater treatment and disposal facilities will continue to be used by the new Dennis 
Housing Assistance Corp residential facility.  The treatment and disposal system is currently operated and 
maintained by Weston & Sampson Services, Inc. Weston & Sampson Services, Inc has completed a 
preliminary assessment of the condition of the treatment system and has recommended some upgrades 
and additional spare parts that will soon be implemented. A more detailed Capacity Review and Change in 
Use Study will also be conducted by Weston & Sampson Services, Inc. This study will evaluate treatment 
system performance, document the condition of the equipment and identify potential maintenance 
requirements. A Title 5 Inspection will be included as part of the Study for submission to the Massachusetts 
Department of Environmental Protection and the Town of Dennis Board of Health. 



 
 
 
 
 
 

Exhibit 7 



86 Willow Street ■  Yarmouthport, MA 02675  ■ Phone (508) 362-4700 ■  Fax (508) 362-4701 

FREEMAN LAW GROUP LLC 
                        Attorneys at Law 

 

 

Peter L. Freeman                                                                                       Nancy J. MacPhee Legal Assistant 
pfreeman@freemanlawgroup.com                                                                                                           nmacphee@freemanlawgroup.com 
Tel (508) 362-4700 | | Mobile (781) 854-2430                                                                                                            Tel. (508) 362-4700 ext 3 
 

 
HAND DELIVERED 
April 24, 2024 
Paul Foley, Town Planner 
Town of Dennis 
685 Route 134 
South Dennis, MA 02660 
 

Re: 1 Love Lane – Housing Assistance Corporation 
      Special Review  by Planning Board for  
      Dover Amendment Exempt Property 
 
Dear Mr. Foley: 
 
 As you explained to me, several members of the Planning Board have had trouble viewing the 
Educational Documents that I submitted in connection with the above matter on their computers; and 
they have asked me to provide hard copies. Therefore, I am delivering herewith four (4) copies of the 
educational materials used in the Family Shelter Program.  The documents are: 

 
1. Ending Homelessness Course; 
2. Your Wheel of Life; 
3. Welcome to Money Matters; 
4. My New Money Goal; 
5. Housing Search Workship 
6. Re-housing Plan; and 
7. Participation and License Agreement. 

 
While we are happy to assist the Board members by providing these documents as a courtesy, I 

do want to remind  you and the Board that it has already been determined by the Town of Dennis 
Building Commissioner that our proposed Family Shelter is an educational exempt use under the 
Dover Amendment; and that under your Zoning Bylaw,  “Special Review” is “A review conducted by 
the Planning Board of proposed improvements, alterations or development of land or buildings by 
public or private organizations (i.e. religious and municipal) not subject to Site Plan Approval 
requirements of the By-Law.”1  Emphasis added.  By its own terms, Special Review does not include a  
1 The Zoning Bylaw Use Table in Section 2.2 calls for Special Review by the Planning Board for “Non-Profit Educational” uses, and as stated above, our 
Family Shelter has already been determined by the Building Commissioner to be such a use. 

 

 
 

mailto:pfreeman@freemanlawgroup.com
mailto:nmacphee@freemanlawgroup.com


  

 

 

review of the proposed use of land or buildings, and our proposal is not subject to Site Plan Approval 
requirements. 

As has been previously stated in our submissions and at the Planning Board meeting on April 
1, 2024, Housing Assistance Corporation and HAC Love Lane LLC reserve all of their rights under 
the Dover Amendment. 

Thank you. 

 
        
 

 
 
 
Very truly yours, 

 
 
       Peter L. Freeman 
 
 
 
 
 
 
 
 
 
 
cc: Alisa Magnotta, President and Chief Executive Director of Housing Assistance Corporation 
       

 

 

 

                           

 

    

 

   



Ending Homeless 

  

ENDING HOMELESSNESS 

COURSE 
      

 

Abstract 
For households residing in HAC Family Shelter, this course will provide instruction and coaching 

in the basic skills needed to obtain and maintain permanent, stable housing. 



 

Contents 

 

 Course Syllabus 

 Chapter 1     Needed Documents 

 Chapter 2     Goals 

 Chapter 3     Income   

 Chapter 4     Money Matters 

 Chapter 5     Budgeting 

Chapter 6     Landlord/Tenant 

Chapter 7     Shopping/cooking 

Chapter 8     Health & Wellness 

Exit Plan 

 

*Handouts attached at back 

 

 

 

 

 

  



Ending Homelessness Course  
 

   

General information  

Description 
This course is designed to provide instruction and coaching in the basic skills needed to obtain and maintain 
permanent, stable housing. It is self-paced. 

Expectations and goals  
You will use this book as your guide and reference to all things related to housing. You will bring it with you 
to your regular meetings with your case manager. You will complete agreed upon assignments 
independently, between meetings and bring to next meeting to review.  

Course materials  

Required materials  
This Ending Homelessness Course binder 

pen 

handouts 

Course schedule  

Topic  Reading  Exercises  

Needed Documents Chapter 1 File necessary paperwork 

Goals Chapter 2 Handout 1 

Income Chapter 3 Handout 2 

Money Chapter 4 Handouts 3 

Budgeting Chapter 5 Handout 4 &                         5 

Landlord/Tenant  Chapter 6 Handout 6 & 7 

Shopping/cooking Chapter 7 Handouts 8 & 9 

Health & Wellness Chapter 8 Handout 10 

 

 

 

 



Chapter 1 

 

You must have a valid I.D., social security card and birth certificate when applying for 

most housing programs. Sometimes these can take time to order and receive. These should be 

ordered as soon as possible.  

A state ID can be obtained from the Massachusetts Registry of Motor Vehicles. You can 

go to the website: https://www.mass.gov/orgs/massachusetts-registry-of-motor-vehicles to 

start the process and make an appointment.  

A social security card can be obtained by going in person to the Social Security Office 

located at 100 Independence Dr, Unit 4, Hyannis, MA 02601 to apply for a copy. You may also 

request a copy online by creating and using your My Social Security Account.  

Birth certificates are obtained from the town hall of the city where you were born. For 

example, if you were born at Cape Cod Hospital, then your birth certificate is at Barnstable 

Town Hall. If you were born in another state or far away, your case manager can assist you 

with ordering a birth certificate online. 

 

 

   Document                                Date Order   Date Received 

☐ I.D.    

☐ Social Security Card   

☐ Birth Certificate   

 

 

 

 

 

 

 

 

Chapter 2 

https://www.mass.gov/orgs/massachusetts-registry-of-motor-vehicles


 

Finding and obtaining housing is our main objective and the focus of the work we will do 

with you as your Case Managers from HAC. The following pages will be used to assist you in 

identifying goals and tasks that you will need to accomplish to achieve your main goal of 

housing. This course is designed to be self-paced and reflect your needs and wants. Your case 

manager can support and guide you through the process, but ultimately the work and 

decisions are yours to make. Goals can be short or long term. You can have a mix of both. 

Handouts are in the back.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Chapter 3 

 

After identifying documentation, income will be the next important thing to work on to 

help you with your housing stability. Having a consistent income is crucial in retaining housing. 

Whether you need to apply for Social Security benefits, state benefits or are planning to go to 

work, establishing this goal early on should be on the top of your list.  

 

The fastest way to start the Social Security benefits application process is to call the 

local office and make an appointment.  

Hyannis office – 866-467-0440 

Falmouth office- 855-881-0212 

 

To apply for EAEDC from the state you would contact DTA in Hyannis or start the 

application online. They are located at: 

181 North St. 

Hyannis, MA 02601 

(508) 862-6600 

 

If your goal is to obtain employment, there is a job search log attached in the back. 

http://www.jtecmeanscapecodjobs.com/ may be able to help and is located at:  

 

88 North St. 

Hyannis, MA 02601 

(508) 790-0400 

 

 

 

 

 

 

 

 

 

http://www.jtecmeanscapecodjobs.com/


Chapter 4 

 

 
   Having a better understanding of your money habits and attitudes will help you to 

better understand where your money goes and how to better budget and save. This chapter 

focuses on figuring out your money attitude and ways to make it work for you. Complete the 

exercise and discuss it with your Case Manager. There is an additional bonus exercise attached 

in the back. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Chapter 5 

 

 
Having a realistic budget that works for you is a big part of successful housing. In this 

chapter we will look at your numbers. Where you are now and where you want to be. The key 

here is to live within your budget. But also, to recognize when real life does not add up to what 

you have put on paper. Budgets are meant to change and evolve over time. It is good to go 

over your budget at least twice a month to see where you are at and if you are on track. The 

following information will help you decide what you want your budget to look like. Budget 

sheets are provided in the back.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Chapter 6 

 

 
Being a good tenant and finding the right landlord can seem impossible, but this chapter 

will look at some important steps you can take to prepare you in your housing search and in 

your new role as a tenant.  

Information on background checks, letters of explanation and protecting yourself from 

scams are gone over. There are two handouts in the back. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Chapter 7 

 

 
Shopping and cooking on a budget can be a challenge these days. In this chapter we will 

look at ways to save money at the grocery store and make our food money last longer. Also 

included will be some tips and tricks to find simple, healthy, and affordable recipes. Handouts 

are in the back.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Chapter 8 

 

 
As you prepare for your new housing, making a commitment to take better care of 

yourself is an important step. If you have been unable to attend to your health and follow up 

with doctors, dentist, therapists, etc., this is the time to reengage and get back on track. Your 

Case Manager is there to help in this process. Whether you need help getting an appointment 

with your current provider or need a new one, this is the time to start.  

Attachments for this chapter include ideas for walking, simple exercises, and engaging 

with your community.  











































Handout 10



Handout 1



Handout 2



Handout 3



Handout 4



Handout 6



Handout 7



Handout 8



HanHandout 9



Welcome to
Money Matters 

 



Special Thanks to our Sponsor

 



Money Matters Workshop

Day 1



Ground Rules

• Confidentiality

• Create Safe Space for dreams & goals

• Share Ideas

• Open & Honest (about yourself)

• Non-judgmental



Workshop Agenda

Session one: 
❑Goals vs Dreams
❑Emotions & how much money is really worth to you
❑Why a Spending Plan Matters
❑Delayed Gratification
❑Wants vs Needs

Session Two:
❑ Financial Education Pathway
❑ Establishing an Emergency Fund
❑ Create a Spending Plan
❑ Understanding Credit



What brought you in today?



goals vs dreams ?



“S.M.A.R.T.” GOALS

• SPECIFIC

• MEASURABLE

• ATTAINABLE

• RELEVANT

• TIME BASED 



SPECIFIC

• What will I achieve?

• Who will this benefit?

• What specific thing will I accomplish?

• For example:  I want to travel versus I want to go to Paris in the Fall.



MEASURABLE

• How many?

• How will I know that it is done?

• How much?

• For Example:  I want to save money versus I want to save $15 a week for 6 months.



ACHIEVABLE

• Is this goal something I can actually do?

• Do I possess the tools or skills necessary to accomplish this?

• For Example:  I want to pay off  all my credit cards this year versus I will pay down 
20% of my outstanding credit card debt this year.



RELEVANT

• Is this something I really want?

• Is this the right time to do this?

• Why is this goal important now?

• Set goals that matter to you and reflect your values.



TIME BASED or TIME BOUND

• When will I reach this goal?

• Is the time frame reasonable?

• Goals that have a defined time frame and deadline allow you to track your 
progress.



Visioning                          Activity

dreams, hope, & motivation 



You 

support web 

Doctors / 
Therapist 

Work / Co-
Workers 

Special Programs 

Family / Friends 

Faith Base 
Organizations 

Schools 

Social Service 
Agency 



What is a ‘Habitude’?

Habits + Attitudes



Let’s talk about money… 

Money Habitude$





money habitude$

I save or invest a set 
amount of money each 

month.



money habitude$$

I will hide the fact that I am having 
money problems.

Even if I can’t afford it, I will spend 
money to keep up a good image.



money habitude$

I have money secrets about:

-how much I spend, or
-how much I owe, or
-how much I lose, or

-how much I give away



money habitude$$

I think most people can manage 
money better than I can. 



money habitude$

When things happen that I didn’t plan on 
(like my car breaks down 

or I get sick)!

I have extra money for these types of things. 



money habitude$$

I like to give gifts that come 

from a special store, 

have a brand name or look expensive



money habitude$

I spend on others but I don’t spend 
money on myself.



money habitude$

I like being up-to-date. 
That might mean I have things like:

-stylish clothes
-the latest phone

-a new car
-the newest gadgets



money habitude$

Sometimes I regret the way I’ve 
spent my money or the risk I’ve 

taken.



I feel I should pay the bill when 
I eat out with others. 

money habitude$



money habitude$

If I get money by surprise, it’s “extra.” I can spend it 
any way I want.

It might be a:
-tax refund

-bonus
-winnings

-a gift
-an inheritance



money habitude$

I think things will work out, so I don’t 
worry about money. 



money habitude$

I know the difference between what I need 
and what I want.



money habitude$$

I hate to wait for things. If I want 
something and I don’t have money, I will:

-get cash from the ATM, or 
-use a credit card, or

-get a quick loan



money habitude$

When I need money, I just ask my 
friends or family to help me.



money habitude$

I help others even when they do 
not ask.

I give them money or buy things 
for them.



money habitude$

I often wonder where my money 
went. It seems to just disappear!



money habitude$

I will buy things that cost less instead 
of getting what I really want.



money habitude$

I have to pay late fees because I do not 
pay my bills on time.



money habitude$

I owe money after the holidays 
because I spend a lot on gifts.



money habitude$

I rarely buy things unless I can pay 
them off right away.



money habitude$

I have a plan for how I spend and 
save my money



money habitude$

I have “fun” money to spend any 
way I want.

It may be to treat myself or take 
a risk.



money habitude$

I stop and think about my 
choices before I spend my 

money.



money habitude$

I think that when people have a lot of 
money, it corrupts them.



money habitude$

Once I have a plan, I stick to it.



money habitude$

I keep track of my money. I know:
-how much I have

-how much is coming in
-how much is going  out



money habitude$

When someone does something 
nice for me I feel I owe them.



money habitude$

It would feel strange to have more 
money or nicer things than my 

friends or family.



money habitude$

I like to get separate bills when I eat 
out with others. I only want to pay my 

fair share.



•      (Blue   

•       (Purple  

•       (Green  

•       Grey  

•       Yellow  

•       Red  

Add them up….



•      (Blue  Planning  

•       (Purple  Status

•       (Green  Giving 

•       Grey  Security 

•       Yellow  Carefree 

•       Red  Spontaneous 

discover who you are….



what do these cards mean? 
Types

• Planning

• Status

• Giving 

• Security

• Carefree

• Spontaneous

What Habitudes Reflect 

• Money helps you achieve your goals

• Money helps you present a positive image

• Money helps you feel good by giving to others

• Money helps you feel safe and secure 

• Money is not a priority at this point in your life

•  Money encourages you to enjoy the moment 



 Responsible, Accomplished / Maybe expected to help others 
  

 Present a strong first impression / May create a false image of having wealth

  
 Have strong values, live simply / May resent when giving is expected…

 Thrifty, Have a Budget / May sacrifice enjoyable activities because of the cost

 Optimistic that things will work out / Lose track of money or possessions
 

                Daring, Able to quickly respond to opportunity / May often owe money 

discover your advantages & challenges….



planning 

Advantages 

• Make intentional financial 
decisions based on values and 
desire long-term outcomes 

• Have money reserved to pay for 
the unexpected 

• Set and accomplish goals 

• Buy items you really want that 
will retain value 

• Have a sense of well-being and 
control  

Challenges 

• Feel pressured by others to spend 
money that you did not budget for 

• Expected to help others you did not 
budget for 

• Have difficulty responding to new 
opportunities 

• Be impatient when others do not 
meet your standards or have 
different values 

• Hide or withhold information from 
significant others to stay in control of 
the money  

Responsible, Accomplished, Driven, Conservative 



security 

• Have a budget, financial goals and 
savings 

• Shop wisely for value and sales 

• Protect money by being conservative 

• Savings now means more choices later 

• Take care of possessions so they last 

• Disciplined to make choices and delay 
gratification 

• Easily get to your money incase of 
emergency 

• Save so much there is no money for 
today’s wants and needs 

• Buy based on price when it isn't what you 
actually wanted and wont hold up over 
time

• Avoiding risk, so your money is safe but 
doesn’t grow. Or your job is secure but 
you cant go any higher

• Sacrifice participating in enjoyable 
activities or relationships because of the 
cost involved

• Your strict budget means you are unable 
to take advantage of unexpected sale 
opportunities   

•   

Thrifty, Prepared, Suspicious, Cheap 

Advantages Challenges 



status 

Advantages 

• Present a strong first impression Give 
expensive or unexpected gifts 

• Make generous donations 

• Attentive to what is important to others 

• Never burden others about money 
problems 

• Appreciated for generosity and helping 
others 

• Enjoy others returning favors and being 
generous 

Challenges 
• Create a false impression of having wealth 

• Feel constant stress to keep up with 
others 

• Does not save for the unexpected 

• Spend money unwisely to maintain 
appearances 

• Feel entitled to special treatment 

• Actions motivate by personal gain may be 
seen as suspicious and insincere; people 
may feel used 

• Keep money secrets because of the fear of 
losing friends or status

Generous, Impressive, Superficial, Insensitive 



spontaneous  

Advantages 
• Enjoy adventures and the unexpected 

• Able to quickly respond to opportunities 

• Get a lot of attention and recognition 

• Have many friends and acquaintances 
who will enjoy you when want to go 
places and or do things 

• Get things right away without waiting 

• Experience the thrill of taking risks 

Disadvantages
• Spend money even when you don’t have it 

• Go into debt to buy things you don’t need 

• Do not have reserves for the unexpected 

• Often owes money to friends and family 

• Feel powerless to control your spending 

• Keep money secrets from significant 
people in your life because you feel guilty 
or ashamed of your spending 

Daring, Fun loving, Open-minded, Impulsive, Unconcerned with 
consequences 



giving 

Advantages 
• Have strong values and convictions 

• Generously give to other people or causes 

• Live simply to reflect non-materialistic 
values 

• Act ethically and with integrity 

• Are needed. Others depend on you 

• Appreciated for being thoughtful 

• Admired for being able to anticipate 
others needs

Challenges 
• Disappointed if money or gifts are not 

appreciated 

• May have unrealistic expectations that 
others will repay your generosity 

• Use giving as a form of control to impose 
your personal values on others 

• Intolerant of people who have different 
lifestyles 

• Resent when giving is expected and 
assumed 

• Sacrifice your needs or future security for 
others 

Thoughtful, Charitable, Enabling, Martyr



carefree 

Advantages 
• Optimistic that everything will work out 

• Can respond quickly to new opportunities 

• Not distracted by money considerations or 
details 

• Easily share what you have with others 

• Do not feel pressured by others 
expectations 

• Adapt easily to new situations 

Challenges 
• Lack the skills & info to feel confident 

• Unable to support yourself if the person 
providing for you is unable to continue or 
chooses to stop 

• Feel trapped or obligated by being 
supported 

• Miss opportunities by avoiding 
commitments or missing deadlines 

• Lose track of money or possessions 

• Frustrated by how often things don’t work 
out as expected  

Easygoing, Flexible, Immature, Irresponsible



• Having a combination makes you more 
adaptable. 

• Having 2 or more dominant > Can create 
challenges; you may ‘flip-flop’ b/w habitudes. 

• Look for patterns to discover… 

What the people or situations that trigger a 
different Habitude.

combination of habitudes? 



What are your thoughts about your most 
dominant habitude? 

Think how did you get money as a child and how 
did you deal with it as a child? 

What messages did your parent(s) teach you 
about money?

money habitudes thinking points 



Money Habitudes thinking points

Who made the financial decisions in your 
household? 

Have there ever been money fights? How was 
this taken care of?  

• ASK YOURSELF – HOW IS MY COMBINATION 
WORKING FOR ME?????



Create & Maintain a Healthy Financial Lifestyle



Why Create a Spending Plan?

A spending plan will help you:
• Avoid temptations of spending 
• Take control of your money,
• Plan for your future with motivation, and control.
• Build assets!



Determining your income.

• What money is coming in.

What is all that about, really?

Determining your monthly expenses

• What money is going out.
  

Your Money, Your Goals



Types of Income Types of Expenses

Employment Fixed

Pensions/Social Security Discretionary

Disability Needs vs. Wants

Child Support

Income vs Expenses







Wants: Things 
you

desire but can 
live without 

Needs: 

Items that you

must have for

basic survival

Wants vs. Needs



• Delayed Gratification:
 The ability to go without short-term purchases in order 

to save money.  

• Immediate Gratification: 
 Fulfills short-term wants instead of long-term goals.  

  

gratification concepts 



Eat at a fast food restaurant on the way 
home from work. 

Shop weekly at a big food store for 
cheaper food and prepare healthy 
meals at home 

Cashing paycheck, and buying WANTS 
right away 

Depositing your paycheck in an interest 
bearing savings account at a bank, 
paying your NEEDS, bills first and saving 
money for your future or an emergency.

Charge some new clothes or shoes you 
want. 

Save money  until you can pay cash for 
clothing, and then look for sales or go to 
a second hand clothing store. 

Lease a new car now from the first 
dealer you go to. 

Save some money first for a big down 
payment, shop around for a low interest 
loan and car price, and save thousands 
of dollars. 

immediate vs. delayed gratification 



• Need: Something you can’t live without 

– Food, water, housing, basic clothing, etc… 

• Wants: Something you would like to have 
but isn’t absolutely necessary to have 
immediately. 

– Eating out, expensive clothing or shoes, 
gambling, cable, cell phones, hair or nails, etc… 

needs vs. wants….



How to Get Your Credit Report

National Credit Bureaus:
• www.annualcreditreport.com

– Experian
– Trans Union
– Equifax

Or call 877-322-8228

http://www.annualcreditreport.com/


Annualcreditreport.com 

https://www.annualcreditreport.com/index.action


SEE YOU on THURSDAY 
participation code:  CAP

Shannon Pyne

Community Educator

spyne@haconcapecod.org

508-771-5400 x267

mailto:harchibald@haconcapecod.org


WELCOME BACK!

NIGHT TWO 
 MONEY MATTERS



Special Thanks to our Sponsor

 



• Goals vs Dreams

• Our “Habitudes”

• Income & Expenses – Your Money, Your Goals Booklet

• Wants vs Needs

• How to Get Your Free Credit Report

Session One Review 



Session Two  Agenda

Day Two:

❑Financial Education Pathway
❑“S.M.A.R.T” goals
❑Establishing an Emergency Fund
❑Create a Spending Plan for Life
❑Understanding Credit 
❑Evaluations



Financial Education Pathway 

Set goal 

Track 
income & 
Analyze 

Expenses 

Make 
adjustments 

Create a 
workable 
spending 

Plan 

Align your 
behaviors 
with goal 

(where are you going) 



How much MONEY

will I SAVE?

$ _________.00

What is MY Goal?



“S.M.A.R.T.” GOALS

• SPECIFIC

• MEASURABLE

• ATTAINABLE

• RELEVANT

• TIME BASED 



When will I really start making 
these changes?

Date: ___ / ____ / 202_

When will I meet MY SMART goal?



You want to buy a computer to use 
for school next year or maybe for job 
hunting via indeed.com and want to 
create a resume.
You’d like to do this in 9 months. 
You discover that you can buy a 
computer for $400 at a discount 
electronics store in town. 

How to Save - Calculation!



Ask yourself:  
• How much do you have to save every 

month to buy it?
Answer:  $400 / 9 months = $44.44 / mo
• How much is it per week?
Answer:  $44.44 / 4 weeks = $11.11 / wk
• How much is it per day?
Answer:  $11.11 / 7 days = $1.59 /day

Financial Goals:  Calculating How to Save



Goal setting

• Identify the things that really matter 
to you

• Work toward a future that includes 
those things

• Track your progress

• Take pride in making life better for 
you and your family



How do you handle unexpected expenses???
Emergency fund

How much should you save?

o 3-6 months of living expenses…
   

Your plan is to cover common emergencies: 

1) car repairs; 

2) an emergency room visit; 

3) plane ticket to care for a sick family member.

First try $400, then $1000.  



Hopes, Wants, Dreams

• I want to save $500 for an 
emergency fund.

• I want to get out of credit 
card debt.

• I’d like a safe stable place 
to raise my children.

SMART Goals

• I will put $100 in a 
separate savings account 
for the next 5 months.

• I will pay down $1000 of 
my debt over the next 18 
months and not charge 
anymore ☺ (let’s do the math)

• Short-term goal: I will save $1,400 for 
the first month’s rent in the next 6 
months so I can move by August.

• Long-term goal: I will save $3,000 for 
a down payment & purchase a                                                                                                  
home in four years.

Hopes, Wants, Dreams vs SMART Goals



Pop Quiz:
Difference between Gross & Net income?

Answer:

Gross Monthly Income:
Total earnings before taxes & deductions

Net Monthly Income:
Take-home pay (after taxes)

* Gross Income used for Mortgage Approval. Net Income used for Budgeting *

INCOME



Homework 



Income and Expense Review

- Fixed versus Discretionary

-   Wants versus Needs



Let’s Get Started!

Spending Plan



Spending Plan Steps

1. Determine your monthly income and 
expenses

2. Re-examine your Needs vs Wants

3. Let’s take a new perspective on money



A good target

50%
or less of take 

home pay

SPENDING PLAN

Essential 
SPENDING-  
Must Have



3-6
months of expenses

Enough to cover

Emergency 
Savings

5%
Take-home pay

Emergency 
Savings

SPENDING PLAN

15%
pre-tax income

Retirement 
SavingsEssential 

SAVINGS



Vacations
Entertainment

Dining Out
Clothing
Hobbies

30

Your Wants

SPENDING PLAN

30%



Income

$2,400

7%

Time to 
play the 

50/20/30 
game

Expenses

Image result for 50 30 20 rule

The Spending Plan for Life!

https://www.youtube.com/watch?v=rK6WLHNYjwM


Take-home pay

Essential spending

Essential savings

Discretionary income
“Wants”

$1,955

– $1,105

– $278

$772

Hypothetical examples are for illustrative purposes only.

Income:
$30,000 a year*Scott Pretax income:

$2,500 a month

*Tax rate: 15%

EXAMPLE

http://amandaparkins.com/wp-content/uploads/2017/11/50-20-30-Worksheet.xlsx
Or 
https://www.forbes.com/sites/trulia/2016/07/11/new-to-budgeting-why-you-should-try-the-
50-20-30-rule/#204f7f9e32e9

http://amandaparkins.com/wp-content/uploads/2017/11/50-20-30-Worksheet.xlsx
https://www.forbes.com/sites/trulia/2016/07/11/new-to-budgeting-why-you-should-try-the-50-20-30-rule/
https://www.forbes.com/sites/trulia/2016/07/11/new-to-budgeting-why-you-should-try-the-50-20-30-rule/


An Example of 50/20/30 

• $3500 Net Income or Take Home Pay

• $1750      for Essential Spending  (50%)

• $700        for Essential Savings      (20%)

• $1,050     for Wants                        (30%)



Bill calendar

• Get a total picture of your monthly 
bills

• Identify the weeks when you have 
the most money due

• Plan how to pay your bills on time 
and avoid late fees

• Remember when your bills are 
coming up



Planning Basics



• You’ve got your net income > take home pay

• You’ve got your bills & due date
• Gather the following:

• Bills Due Date (ALL) 

• Bill Pay Betty sheet 

• 50/20/30 or vertex 42 spreadsheet

• Calendar

• Computer - Calculator

• Pencil or Pen

• Folder (to separate bills)

• Aroma therapy!

Spending Plan Organization



Love & Money
Any couples?

How much are each of your responsible for?

o is it 50 / 50 …
   

Self test - 

1) Let’s get open & honest; 

2) Have a conversation in a neutral zone; 

3) Sometimes money is the real problem and 

sometimes it isn’t …



Money Management Basics

I have a Spending Plan,

now how do I execute it?



1. Household Checking Account (for shared expenses)

 2. Personal Checking Account (for personal expenses)

 3. Personal (&/or Joint) Savings Account
 or

an envelope system

How To Easily Pay your Expenses:

How to Manage Your Money



Google: 
“Vertex 42 

Household Budget 
Worksheet”

Tech Corner 



Create Budget Categories

Tech Corner 



Savings & Spending Plan Tips

Savings Tips:

• Pay yourself first
• Use payroll deductions
• Save windfall income – bonuses, 

income tax return
• Break a habit – save lunch money
• Direct deposit
• Exercise willpower
• Communicate with family 

members
• Be prepared to compromise
• Be creative and use incentives

Spending Plan Tips:

• Make a list of all expenses
• Review your essential spending
• Live by the 50-20-30 rule
• Track spending, use computer
• Write down goals
• Online banking
• Develop your own user-friendly 

system of documenting expenses



Group check in before 
moving on.



Understanding  Credit ! 

What does credit mean to you? 



How to Get Your Credit Report

National Credit Bureaus:
• www.annualcreditreport.com

– Experian
– Trans Union
– Equifax

Or call 877-322-8228

http://www.annualcreditreport.com/


When is Good Credit Important?

Buy A House! 

Rent an Apartment 

Establish Utilities

Get a Job (i.e. with your written consent & provide copy to you)

Obtain Home Insurance

 Lower Interest Rate



Types of Credit 



Credit Myths

• You need a perfect credit score to get credit.

• I have to carry a balance on my credit card to 
improve my score

• All credit scores are the same

• Closing multiple accounts will help my credit 
score

• Paying off a negative item on my report makes it 
disappear



Credit Myths (continued)

• When an account is charged off, I no longer 
owe the debt

• Co-signing has no real risks

• My income impacts my credit score

• I’m penalized for checking my credit score



“What does MY Credit Score

say about ME?”

Tells people how likely you are to repay Money.



How many Credit Scores
do we all have?



      Tri-merge Credit Report

  Mid-Score all that matters (for Mortgage Approval)

Three Credit Bureaus & 3 Scores



Want credit to work for you?

128

• New Your Money, Your Goals 
booklet for people who are 
working to improve or 
establish their credit

• Credit is the ability to borrow 
money and repay it later!

• This book helps: 
• Figure out where you 

stand
• Identify where to start
• Take steps to build and 

strengthen your credit 
history



Your Credit Score

• Credit Score (FICO) is influenced by:
– Payment history (35%)
– Outstanding debt (30%)
– Credit history (15%)
– Pursuit of new credit (10%)
– Types of credit (10%)



CREDIT UTILIZATION
“Amounts Owed”

• The amount of credit you’re using compared to the 
limit on your credit accounts is your “credit 
utilization rate.”

• You should keep your use of credit to no more than 
30 percent of your total credit limit on all of your 
credit cards combined.



CREDIT UTILIZATION

▪ For example:  If you have total available 

credit of $10,000, you should have a balance 

of  less than $3000.

▪ Remember:  “Amounts owed” is 30 percent 

of your FICO credit score.



CREDIT UTILIZATION

▪ Another example:

▪ If you have one credit card with $5000 credit 

limit with a $3500 balance, your credit 

utilization rate is:  $3500 divided by $5000 

which equals 70% credit utilization rate.



CREDIT UTILIZATION

▪ In order to calculate what your maximum 

amount owed should be,  multiple your 

credit limit by 30 percent

▪ $5000 x .30 (or 30%) = $1500

▪ Set a goal to lower your credit utilization to 

25% or less.



Other credit score factors: 

• 15%   Length of Credit history

• 10%   Pursuit of New Credit

• 10%  Types of Credit



Disputing errors

▪ Figure out who to contact about 

errors on your credit report

▪ Gather the information you need to 

dispute the error

▪ Get errors corrected so they don’t 

hurt you in the future



Step by Step
How to positively impact your credit profile

• Step 1 - Order a Credit Report 

• Step 2 - Is the Personal Information Accurate?

• Step 3 - Are the Trade Lines Accurate?

*Disclaimer: this is not intended to be legal advice and may not be used as legal 

advice.  While efforts have been made to ensure the accuracy and validity of the 
information as of today, each consumer situation is different as are the laws in each 
state.  All this material is not intended to be legal advice and should not be used to 
replace the advice  of an attorney.



Your credit profile

▪ Step 4 – Evaluate

▪ Step 5  - Focus on Derogatory Trade Lines



Your credit profile

• Step 6 – Debt Validation process for Accounts 
in Collection or Charge-offs

• Step 7 – Debt Negotiation and Settlement



Are your credit invisible?

• Some people are considered “unscoreable” 
because of an insufficient credit history 

Or

• Because of a stale credit file – no recent credit 
history



Ways to Build Your Credit History

• Open a checking or savings account

• Apply for a gas/grocery company credit card

• Apply for credit card – secured credit card

• Become a credit union member

• Apply for a loan with a co-signer

• Establish non-traditional credit



Contact your creditors

Negotiate a workout plan

Prepare a realistic budget

Negotiate a debt management plan 

Negotiate a discounted payoff

Control your spending

Meet with a Housing Assistance counselor 1:1 

Solutions to Credit Issues

Validate – Request validation of the debt



Financial CPR
• What are some actions you can take to 

protect yourself when things get tough? 

– Stay in control >>>Don’t panic 

– Continue to apply what you have learned

– Move fast, react quickly

– Be patient

– Educate yourself

– Ask for help

– Persistence



• Let’s go over this together ….

 

Exit Ticket! 



• How long does the consumer owe the money? 

• How long does information remain on a credit profile? 

• How long can the creditor pursue the consumer in the 
court system to force payment? 

Exit Ticket! 



Evaluations

Money Matters



Thank You & Congratulations!
Participation Code:  HAC

Contact info:  
Shannon Pyne 
spyne@HAConcapecod.org 
508-771-5400 Ext. 267

mailto:spyne@HAConcapecod.org




How long will negative items remain on 
your credit ? 

• Credit Inquires  2 years or less

  

   7 years or less Late payments 

     Collections 

     Judgments 

     Settlements 

     Foreclosures 

     Repossessions

     Released tax liens  

     Charge offs 

Chapter 7 Bankruptcy  10 Years or less  

Chapter 10 Bankruptcy 

California State Tax Lien 

   Indefinitely  Federal Student Loans in collections 

     Federal Tax Liens  

 BlueWaterCredit.com



How to get back to GOOD Credit….

• It takes time and patience to establish good 
credit. 

• Each person’s situation is different and lenders 
have a wide range of requirements. 

Begin with…….
Paying your EXSISTING bills on time 

Can you apply for a SMALL Loan from your current Bank or Credit Union ? 

Apply for a SECURE CREDIT card !!!!!! 



Secure Credit Cards 

• Are backed by money you deposit and keep in an account.

• If you don’t pay off your credit card bill, the money in your 
account will be used to cover the debit. 

• Even people with poor credit may be able to get a secured 
Visa or Master Card.  



1. Discover it® Secured Credit Card

$200 dep. / Rewards / No Ann. Fee / Score

2. Capital One Master Card

No Ann. Fee / Low deposit: $49, $99 or $200 / Credit Tracker

3. TD Bank

$500 dep.

4. Citi Secured MasterCard

$200 dep. / $25 Yr. Fee

5. Bank of America

$300 dep. / $39 Ann. Fee / $38 late Fee / quicker Secured Card

6. Farmington Bank

$500 dep. 

Suggested Secured Cards

Secure Credit Cards 



7. U.S Bank 

 $300 dep./$29 Ann. Fee / quicker Secured Card

8. First Progress Platinum Prestige MasterCard

 $300dep / $44 Yr. Fee

9. Wells Fargo

 $300 dep. / $25 Yr. fee

10. Open Sky Secured Visa

 NO CREDIT CHECK / $200 dep. / Yr. Fee $35

11. USAA Secured Card Platinum Visa & AMEX         

 (Military Personnel & Family/$250 dep.) 

12. Webster Bank ($300 dep. / $35 Annual fee)

13. Berkshire Bank ($300 deposit)

Suggested Secured Cards

Secure Credit Cards 



• Make sure card reports to 3 Credit Bureaus

• Look for a card with low fees  

– Annual fee $0 to $40 or so. Avoid cards that have an application  fee, monthly account 
maintenance fee, mandatory insurance policy or other add-on to get approved.

• Time to earn more credit than your initial deposit
– Typically 6 months - to - 1 year (with 100% on-time payments)

Secured Card Tips



• Make sure you have a grace period
– Grace period = time between the end of each billing cycle and the date your payment is due. 

During that period, you can pay for what you’ve charged without paying any interest. Almost all 
cards have a grace period, but it’s always worth double-checking. If you do have a grace period, 
it’s legally required to be at least three weeks long.

• Ignore Rewards – Focus on improving credit, not 
rewards.

Secured Card Tips



Why should I do this? 

• Show that you can pay handle credit responsibly. 

• Make ALL payments before the due date and pay the 
balance in FULL 

• After one year, apply for a regular UNSECURED card. 

Where are you going??



• The maximum amount you can charge is usually equal to 
the amount of your deposit.  However; you should treat 
it with the 30% rule….. 

• Secure cards ALWAYS have annual fees. 

Secure Credit Card FACTS

1

2

3

Use your card responsibly 

Build your credit 

Make your Security Deposit 



How to Get Your Credit Report

National Credit Bureaus:
• www.annualcreditreport.com

– Experian
– Trans Union
– Equifax

The Consumer Financial Protection Bureau (CFPB), a U.S. government 
agency which makes sure banks, lenders, and other financial companies 
treat you fairly suggests this source for credit reporting.

http://www.annualcreditreport.com/


Your Credit Report Includes:

• Your personal information

• History of payment of the last 7 years

• Child support, medical disputes, lawsuits, 
delinquencies, etc.

• Inquiries

Your credit report doesn’t include a score.



Your Credit Report Includes:

Types of Debt: 

• Installment and Revolving

• Car Loans

• Personal Loans

• Credit Cards

• Student Loans

• Public records information

• (bankruptcies, foreclosures, tax liens, etc.).



Your Credit Report Includes:

Common Credit Reporting Errors:
• Debt that is not yours

• A charge-off listed incorrectly

• Current account listed as past-due

• Balance already paid

• Math errors



Your Credit Score

• Credit Score (FICO) is influenced by:
– Payment history (35%)
– Outstanding debt (30%)
– Credit history (15%)
– Pursuit of new credit (10%)
– Types of credit (10%)



Non-traditional Credit

• Paid utility bills

• Landlord’s cancelled rent checks

• Letters of recommendation from 
companies detailing timely monthly 
payments



Credit Repair

Yourself (Negotiate with your Creditors)

vs.

Credit Repair Companies

vs.

Credit Correction Companies

vs.

Non-Profit Credit Counseling Agencies



Contact your creditors

Negotiate a workout plan

Prepare a realistic budget

Negotiate a debt management plan 

Negotiate a discounted payoff

Control your spending

Attend a Housing Assistance Corporation Financial Education Course

Solutions to Credit Problems



What is The “Lender” Looking For?



What kind of debt do you have?

▪ Car loan

▪ Personal loan

▪ Credit card

▪ Student loan

▪ Alimony, child support

I. Credit = Payment History



Budget & Savings Tips

Savings Tips:

• Pay yourself first
• Use payroll deductions
• Save windfall income – bonuses, income 

tax return
• Break a habit – save lunch money
• Direct deposit
• Exercise willpower
• Communicate with family members
• Be prepared to compromise
• Be creative and use incentives

Budget Tips:

• Make a list of all expenses
• Write down goals
• Track spending, use computer
• Review your spending
• Online banking
• Have CC to limit your balance
• Keep receipts
• Develop a user-friendly system of 

documenting expenses



How to Get Your Credit Report

National Credit Bureaus:
• www.annualcreditreport.com

– Experian
– Trans Union
– Equifax

Or call 877-322-8228

http://www.annualcreditreport.com/


Evaluations



Tech Corner



Last Week Recap…



HOUSING SEARCH WORKSHOP



AGENDA

Determine next steps

Single Room Occupancy (SRO)

Apartment Search

Rental Programs & Applications

▪ Subsidized and Affordable housing

▪ Overcoming barriers



Poll:
How
Savvy Do
You Feel?

EXPERT-

STATUS

Somewhat  
experienced

I have no idea  
what I’m doing!



LET’S DETERMINE 

What you need

Where to find it

Which application

Who to contact



CONGREGATE OPTIONS 
➢ Shared living space

➢Possibility of a Roommate and House Rules

➢ $425.00 +  - least expensive option

➢ Ideal for staying out of shelter 

✓ Champ Homes  508-771-0085

82 School St, Hyannis, MA 02601  

✓Homeless Not Hopeless  508-957-2334

119 Baxter Rd, Hyannis, MA 02601 

interviews every Wednesday morning; no 

appointment necessary



APARTMENT SEARCH

Suggested websites

www.capecod.craigslist.org ; 

www.hotpads.com ; 

www.apartments.com;

www.haconcapecod.org; 

www.whoi.edu/housing/housingListing.do   

(GOOGLE ‘WHOI list” click on WHOI community housing)

 Real Estate Agencies



• Be persistent!

• Be positive!

• Be proud of your efforts!



 Apply on-line at:

 https://publichousingapplication.ocd.state.ma.us
 Applicant can use, computer, tablet, smart phone

OR

➢ Applicant can complete CHAMP Paper Application and submit 
to any LHA

➢ Applicant will receive one unique identifying number

➢ Once submitted Applicant can update their application by 
logging-in to CHAMP and entering the information OR by 
submitting written updates to any LHA to be entered in CHAMP 

CHAMP
Common Housing Application for Massachusetts Public-Housing

https://publichousingapplication.ocd.state.ma.us/


CHAMP
Common Housing Application for Massachusetts Public-Housing

PROCESS CHANGES
• Applicant self-claims Priority and Preference

• Maximum of three (3) unit offers 
1st unit offer not accepted

Removed from that LHA list and is not eligible for same priority/preference 

if reapplies for 3 years
2nd unit offer not accepted
 Removed from that LHA list and is not eligible for same priority/preference 

 if reapplies for 3 years
3rd unit offer not accepted

Removed from ALL LHA lists where applied and is not eligible for same 

priority/preference if reapplies for 3 years



CHAMP
Common Housing Application for Massachusetts Public-Housing

Applicant Review
 Submit, Find/Claim, Update on-line or paper (computer, tablet, smart phone)

 Applicant can request help at ANY LHA

 Receive an Identification No.

 Application is in CHAMP forever

 Self claim Priority/Preference

 Choose Housing Selections

 Update on-line or paper – will update at all LHAs 

 View History/Status/Actions



APPLY FOR A RENTAL VOUCHER - SUMMARIZED

CHAMP-COMMON HOUSING APPLICATION FOR 

MASSACHUSETTS PUBLIC HOUSING

 Subsidized rental through a 
housing authority (tenant pays 
30% of income)

Over 200 Housing Authorities in MA

 Long Term option based on 
availability

 

 Valid mailing address

Preference Categories 

 Veteran (veterans with service connected disabilities, families of 
deceased veterans whose death was service connected; and other 
veterans)

 Local Resident (given in city or town where a person has a principal 
residence or a place of employment; a homeless applicant may select 
either their last place of principal residence or the place they are 
temporarily housed

Priority Categories
 Homeless due to Displacement by Natural Forces

 Homeless due to Displacement by Public Action (urban renewal)

 Homeless due to Displacement by Public Action(sanitary code violation)

 Homeless due to No Fault (Housing Situation Priority Policy, ( i.e. domestic 
violence, medical)

 AHVP Participant

 Transfer for Good Cause

 Standard Applicant

 
Helpful Hints

o Keep a log where this application was sent to!

o Every 90 days send a letter requesting where you are on their list.

o Update address as needed so you don’t fall off their list!



MRVP
MASSACHUSETTS RENTAL VOUCHER PROGRAM

Tenant Based MRVP

• Voucher is mobile, stays with 

tenant

• Tenant pays the difference 

between the value of the 

voucher and what the 

landlord charges for rent 

• Calculation based on tenant 

income, household size, and 

geography

• Waitlist depends on agency. 

Estimated 2+ years.

Project Based MRVP

• Owner rents a subsidized unit

• If tenant moves or is evicted 

he or she forfeits the voucher

• Tenant pays 30-40% of their 

adjusted gross income



AHVP
ALTERNATIVE HOUSING VOUCHER PROGRAM

➢ Mobile voucher for disabled individuals under the age of 60

➢ A tenant will pay either 25 or 30% of their net income to the 

landlord, depending on whether or not the utilities are included in 

the rent; and the state's local housing authority will pay the 

remainder.

➢ Waitlist depends on agency issuing voucher. Estimated 2+ years.



State Budget for Affordable Housing

* Not including earmarks

Program
Final              

FY20  Budget
FY19  Budget

Mass Rental Voucher Program $116,000,000† $100,000,000 

Alternative Housing Voucher 

Program
$8,000,000 $6,150,000 

Housing Consumer Ed.  Centers $3,750,000 $3,000,000 

RAFT $21,000,000*** $20,000,000 

HomeBASE $25,825,000 $32,000,000 

Foreclosure  Prevention $2,850,000 $1,550,000 

Tenancy  Preservation  Program $1,300,000 $1,300,000 

Home & Healthy  for Good $2,890,000 $2,390,000 

Unaccompanied  Homeless Youth $5,000,000 $3,300,000 

Provided by:  Eric Shupin, Director of Public Policy,  eshupin@chapa.org 

mailto:eshupin@chapa.org


SECTION 8 VOUCHER PROGRAM

Section 8 Housing Choice aka Mobile Voucher
➢ Tenant pays 30% of their income towards 

rent

➢ Voucher is mobile 

➢ Waitlist 7 years +

➢ Option to apply online
 http://www.section8listmass.org

 By completing the one application, the 
applicant is included on the Centralized 
Waiting List maintained by 
the Massachusetts Department of 
Housing and Community Development. 
& considered by ALL participating 
housing authorities. 

 Read the definitions of preferences to 
determine which apply to you.

Section 8 Project Based
➢ Most units cost 30% of tenants adjusted gross 

income

➢ Subsidy stays with the unit

➢ Can’t take it with you!

➢ Move out or evicted you’re paying market 
rent

➢ Waitlist varies between each housing 
location

http://www.section8listmass.org/
http://www.mass.gov/hed/economic/eohed/dhcd/
http://www.mass.gov/hed/economic/eohed/dhcd/


Quick Tips:  
Applying  
for  
Subsidized  
Housing

WAITLISTS OPEN/CLOSE ALL THE TIME

Reliable Mailing & Email Address

Make all changes in  
writing

Get a timestamp or  receipt to 
verify change  was submitted

Periodic Check-In Calls / letters
to ensure  waitlist position

MassAccess online search tool for  
standard & accessible units. DHCD  
website is also good starting point.



What Landlords Worry About What Landlords Use to Reduce  
These Risks:

Pay the rent on time

Treat the building with respect?  

Treat others with respect?

Avoid trouble with the police?

Credit History, Income, Employment,

Landlord References

Criminal History, Landlord References  

Criminal History, Landlord References

Criminal History, Landlord References

TENANT SCREENING BARRIERS



FOCUS ON STRENGTHS TOO!

• References

• Savings

• Bill payment plans

• Flexibility

• Using Network to find housing

• Working hard at housing search

• Doing a housing task for the first time

• Made changes from past behavior

At each appointment  
or call, find a  

positive and name it



LET’S TRY THESE OUT!Hi, my name is __ and I am calling about your ad on __ 
(website, newspaper or sign)for the unit on __.  Is that unit still 

available?

Yes No Thanks so much, bye.

What is your application process?

“Don’t have an application”

“Is there a time I can come see the unit?”

“We have an application”

“Is there an app fee?”

“Yes”“No”

“How much, what 

do you deny for?”

“Evictions/

Felonies”
“Case by case”



Housing Search Workshop
Q & A

EVALUATIONS

THANK YOU! 













PARTICIPATION AND LICENSE AGREEMENT 
 

 This Agreement is made on the _________day of____________ ___, ___ 
Between _________Housing Assistance Corp (HAC)____________ or 
The “Licensor”, and _______________________________ ______, the “Participant”. 

1. _________________________ has been determined eligible for the HAC Family 
Shelter Program by the Executive Office of Housing and Livable Communities. 

2. _________HAC____________________ agrees to allow the Participant to use, in 
conjunction with the HAC Family Shelter Program, the premises of known as: 

__________________ 
3. The following named individuals are occupying the unit only.  No other person 

shall stay overnight under any circumstance: 
 

______ _____________________________________________ 
____________________________________________________ 
______ ______________________________________________ 
___________________________________________________ 

       
4. HAC will not charge the Participant for the use of the premises. HAC operates 

under a contract with the Executive Office of Housing and Livable Communities 
that requires the Participant to actively participate in the shelter program. 

5. Participant agrees to abide by the rules and regulations of the shelter. Participant 
further agrees to abide by the rules and regulations of the premises, if any, which 
are attached as Exhibit A. The rules and regulations of the premises shall be 
considered to be part of rules and regulations. Failure to abide by these rules and 
regulations shall be cause for revocation of this Participation and License 
Agreement. This will be done in accordance with #8 below, and the Shelter 
Grievance and Appeal Procedure. 

6. Participant agrees to abide by the Service Plan specifically adapted for 
Participant. Each failure to abide by the provision of the Service Plan shall be 
considered a violation of the rules and regulations. 

7. HAC agrees to allow Participant to use the furniture and appliances located in the 
premises. Participant agrees to leave all furniture and appliances when Participant 
vacates the unit. Participant shall leave all furniture and appliances in the same 
condition as they are found at the beginning of this agreement, reasonable wear 
and tear expected. 

 
8. This Participation and License agreement may be revoked for any of the reasons 

stated in this Agreement, or if any of the following occur: 
 

a. HAC contract with the EOHLC has been terminated. 
b. HAC has received or given written notice that its lease with the property 

owner will be terminated. 
c. Participant’s temporary shelter benefits are terminated by EOHLC. 
d. A Participant, family member or their guest poses a danger to either 

himself or herself, other participant family members, other families within 



the residential complex, or staff, or seriously damages property, and this is 
documented in the case file. 

9. Immediately prior to vacating the premises, Participant shall: 
 

a. Clean all appliances and furniture. 
 
b. Clean all floors. 

 
c. Remove all personal possessions owned by Participant. 

 
d. Remove all trash from premises and common areas. 

 
e. Clean kitchen and bathroom. 

10. If terminated, HAC will require that the Participant immediately vacate the 
premises together with all family members and remove all personal belongings. It 
is the responsibility of the Participant to find alternative shelter.  HAC will 
provide as much assistance as possible to the Participant in this effort. 

11. This License agreement is not a lease or other tenancy agreement, and no interest 
or estate in the occupied premises shall be created on the part of the Participant.  
The Participant shall have no exclusive right to possession or control of any 
specific portion of the premises in which the specific premises are located. 

12. Severability.  In the event that any clause, provision or term of this agreement is 
held to be illegal, null or void, the remainder of the agreement shall continue in 
full force and effect. 

 
I have read the Program Participation and License Agreement and its 
attached exhibits.  I fully understand and agree to abide by this agreement.  I 
understand that violating these rules may result in termination from the 
Program. 
 
_________________   ____________________________________ 
Date     Participant Signature 
 
_________________   ____________________________________ 
Date     Licensor Staff Signature 



 
 
 
 
 
 

Exhibit 8 



86 Willow Street ■  Yarmouthport, MA 02675  ■ Phone (508) 362-4700 ■  Fax (508) 362-4701 

FREEMAN LAW GROUP LLC 
Attorneys at Law 

 
 

Peter L. Freeman                                                                                       Nancy J. MacPhee Legal Assistant 
pfreeman@freemanlawgroup.com                                                                                                           nmacphee@freemanlawgroup.com 
Tel (508) 362-4700 | | Mobile (781) 854-2430                                                                                                            Tel. (508) 362-4700 ext 3 
 

 
 
 
 
 
TO:  Dennis Planning Board  
FROM: Peter L. Freeman, Esq.  
RE:                  1 Love Lane - Housing Assistance Corporation/ HAC Love Lane LLC 
                         Family Shelter – Special Review 
DATE:             April 27, 2024 
 
This Memorandum on behalf of Housing Assistance Corporation and HAC Love Lane LLC is 
intended to respond to the questions and concerns raised by the Planning Board at the meeting on 
April 1, 2024. Also included are proposed conditions that we believe are responsive to those concerns.  
 
We make these responses and proposed conditions in the spirit of cooperation, while also respectfully 
noting the parameters of this review under the Dover Amendment.   
 
It has already been determined by the Town of Dennis Building Commissioner that our proposed 
Family Shelter and Educational Program is an exempt educational use under the Dover Amendment; 
and therefore, as stated in the Staff Review Memorandum dated March 28, 2024  your review is 
limited to the “land or structures” which are subject only to “reasonable regulations concerning the 
bulk and height of structures and determining yard sizes, lot area, setbacks, open space, parking & 
building coverage”.  
 
Again, we are continuing to provide additional information requested in the spirit  of fostering and 
continuing a collaborative working relationship with the Town. 
 
We are also enclosing herewith  a letter of support from the Chief of Police of the Town of Falmouth 
dated April 24, 2024 which states in part: 
 

“The Falmouth Police Department has worked closely with Housing Assistance  
over the past 20 plus years and Housing Assistance Staff are our priority partner when    
working with homeless households within our town. We trust in their expertise and experience 
to appropriately manage a program servicing homeless households. 

 
“Therefore, we wholeheartedly endorse this proposal and urge you to lend your  
 support to this vital initiative.” 

 
With regard to specific questions and concerns raised: 
 

mailto:pfreeman@freemanlawgroup.com
mailto:nmacphee@freemanlawgroup.com


  

 

1.  Seclusion of the site and safety.  We are now proposing to provide a fence around the entire 
perimeter of the site. In addition, there are approximately 10 exterior cameras covering the grounds 
of the property as well as approximately 21 interior cameras, and the video feeds are monitored by 
the on-site staff.  Further, for this project, we have hired a professional Security Consultant to 
analyze the building and site and to work with us to ensure we have embedded appropriate security 
measures. The Consultant is Secure Residential Services, LLC (Christoper R. Lanni, Manager). 

 
2. Outside accommodations for young mothers and children.  We have committed to providing a 

playground with equipment for children, a lawn play area, picnic tables, a basketball court, and 
gardens for families to cultivate and enjoy.  Except for the gardens, these  are shown on the plan 
prepared by Catalyst Architects dated April 1, 2024 which we submitted at the meeting on April 1, 
2024; another copy is enclosed herewith. We believe, based on our experience with our other sites 
on Cape Cod, that these will provide suitable recreational and outside activity areas, which coupled 
with the fence we are proposing, can be used in a safe and secure manner.  

 
3. Circulation.  For pedestrian circulation on the premises, there is a pathway from the rear exit of 

the building to the proposed lawn play area, picnic tables, and basketball court which does not 
require crossing of the rear parking lot (the path does cross over the rear driveway).   Likewise, 
from the front entrance of the building, the playground with equipment and the gazebo are 
accessed by simply crossing the front driveway, without crossing the front parking lot. Please also 
note that a good portion of the expansive asphalted rear parking lot is eliminated where the 
basketball court will be. 

 
We would also be amenable to some reasonable additional landscaping in the rear parking lot    to 
enhance pedestrian safety; and likewise, we would also be willing to look into adding bicycle racks 
in appropriate locations on the site.  

 
4. Septic System and limitation on occupants.  As stated in previous submissions, we submitted a 

memo on the septic system from Kevin Klein, P.E. The existing septic system is designed for a 
septic daily flow capacity of 21,000 gallons per day, which far exceeds the flow that will be 
generated from the Family Shelter, which under Massachusetts Title 5 is 8,690 gallons per day.  

 
In any event, the septic system is already permitted by the Massachusetts Department of 
Environmental Protection and the Dennis Board of Health; and any further requirements for 
permitting will be appropriately addressed with those entities.  While the septic system is beyond 
the purview of review under the Dover Amendment, as is a restriction on the number of occupants, 
we have included a Condition that properly addresses the septic system. 
 

5. Schools.  Our Family Shelter Program Director has met with the Dennis-Yarmouth School District 
Superintendent  and will continue to work with the School District as to the anticipated school 
needs of our Family Shelter. That is all that can be required. School impact is beyond the scope of 
the Dover Amendment.  

 
6. Traffic.  As put forth at the Staff Review meetings and the Planning Board meeting on April 1, 

2024, the proposed use will not create any traffic issues, whether for Dennis or Harwich, and the 
vehicle trips generated will be less than those from the prior nursing home use.  The Traffic Import 



  

 

Memorandum dated March 13, 2024 from Jeffrey Dirk of Vanasse & Associates, Inc. and his 
testimony at the April 1, 2024 more than adequately address this. 

 
Proposed Conditions 

 
1. The lot owners shall apply for all required permits and will comply with all permits that are 

required.    
2. An emergency access and response plan shall be reviewed by the Dennis Police and Fire 

Chiefs before residents occupy the building. 
3. The Family Shelter shall not generate new light, noise, litter, odor or other sources of nuisance. 

Any new lighting shall be restricted to downward-shielded motion sensitive security lighting 
that is “Dark-Sky” compliant.  

4. The maximum daily septic flow as calculated under Massachusetts Title 5 shall be less than 
10,000 gallons or the Applicant must file and receive a Ground Water Discharge Permit 
(GWDP) from the Massachusetts Department of Environmental Protection (DEP); provided, 
however, that occupancy of the building may be allowed prior to the issuance of a GWDP if 
allowed by DEP. 

5. The lot owners shall erect a 6’ high stockade fence around the perimeter of the property. 
6. A joint meeting before residents occupy the building is required with Housing Assistance 

Corporation and the Departments of Public Works, Engineering, Water, Building Health, 
Police and Fire Department to be coordinated through the Planning Board. 
 

Conclusion 

As has been previously stated in our submissions and at the Planning Board meeting on April 1, 2024, 
Housing Assistance Corporation and HAC Love Lane LLC reserve all of their rights under the Dover 
Amendment. 

Further, we again  reiterate to  the Planning Board that it has already been determined by the Town of 
Dennis Building Commissioner that our Family Shelter is an educational exempt use under the Dover 
Amendment.   

We respectfully ask that in addition to the parameters under the Dover Amendment,  the Board also 
take note that even under  the Dennis Zoning Bylaw,  “Special Review” is “A review conducted by the 
Planning Board of proposed improvements, alterations or development of land or buildings by public 
or private organizations (i.e. religious and municipal) not subject to Site Plan Approval requirements 
of the By-Law.”1  Emphasis added.  By its own terms, Special Review does not include a review of the 
proposed use of the land or buildings, and our proposal is not subject to Site Plan Approval 
requirements.  

We are simply asking that the Board treat this Special Review in a fashion consistent with prior 
Special Reviews. 

We look forward to meeting with you on May 6, 2024 at which time we believe  that you should move 
to inform the Building Commissioner that we have engaged in a robust Special Review process and 

 
 



  

 

that he should process the Building Permit Application for the modest interior building renovations 
and issue the Building Permit subject, of course, to the State Building Codes. 

 

 

 

 

1. The Zoning Bylaw Use Table in Section 2.2 calls for Special Review by the Planning Board for “Non-Profit 
Educational” uses, and as stated above, our Family Shelter has already been determined by the Building 
Commissioner to be such a use. 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



  

 

 

                           

 

    





 
 
 
 
 
 

Exhibit 9 



THE COMMONWEALTH OF MASSACHUSETTS 
OFFICE OF THE ATTORNEY GENERAL 

ONE ASHBURTON PLACE 
BOSTON, MASSACHUSETTS 02108 

 (617) 727-2200 
 www.mass.gov/ago 
 
     September 16, 2024 
 
Dennis Zoning Board of Appeals  
c/o KP Law, P.C.  
101 Arch Street, 12th Floor  
Boston, MA 02110  
By Electronic Mail (akwesell@k-plaw.com)   
  
 Re: Housing Assistance Corporation/One Love Lane 
 
Dear Members of the Dennis Zoning Board of Appeals:  
 

The Attorney General respectfully submits this letter to assist the Board in evaluating 
challenges to the conclusion of the Dennis Building Commissioner that the Housing Assistance 
Corporation’s proposed use of One Love Lane is a protected educational use within the meaning 
of G.L. c. 40A, § 3, known as the Dover Amendment. The Dover Amendment creates a wide 
umbrella of protection for educational uses of land, and in the view of the Attorney General, 
HAC’s proposal falls comfortably within its spread. Given “the interest which the public as a 
whole, represented by the Attorney General, has in keeping the zoning regulations of 
municipalities within lawful bounds and in not allowing them to become instruments of 
discrimination or oppression,” Attorney General v. Inhabitants of Town of Dover, 327 Mass. 601, 
606 (1951)—and because the project of supporting homeless parents who seek to build a 
stronger and more stable foundation for their young children is of utmost value to the 
Commonwealth—the Attorney General offers the analysis below to aid the Board in applying the 
Dover case law to HAC’s project.   
 

I. The Dover Amendment’s Protection of Educational Uses of Land  
 
The Dover Amendment precludes a town from adopting a zoning bylaw that “prohibit[s], 

regulate[s] or restrict[s] the use of land or structures for…educational purposes on land owned or 
leased by ...a nonprofit educational corporation.” G. L. c. 40A, § 3. However, the statute 
authorizes a municipality to adopt and apply “reasonable regulations” concerning the bulk and 
height of structures and determining yard sizes, lot area, setbacks, open space, parking and 
building coverage requirements. See Martin v. Corporation of the Presiding Bishop of the 
Church of Jesus Christ of Latter-day Saints, 434 Mass. 141, 147 (2001) (analyzing religious 
purposes); Trustees of Tufts College v. Medford, 415 Mass. 753, 757 (1993) (analyzing 
educational purposes). The provisions of Section 3 thus “strike a balance between preventing 
local discrimination against” a set of enumerated land uses while “honoring legitimate municipal 
concerns that typically find expression in local zoning laws.” Tufts Coll., 415 Mass. at 757.   
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The Dover Amendment is embedded in Section 3 of the Zoning Act, which covers 
“[s]ubjects that zoning may not regulate.” G.L. c. 40A, § 3. Section 3 limits municipalities’ 
power to restrict a range of uses—from childcare centers to wheelchair access ramps to solar 
energy—that the Legislature has deemed sufficiently important that they should be protected 
from uncertainties that can be introduced by local zoning rules and processes. The educational 
uses protected by the Dover Amendment are among these public priorities.  
  

Indeed, education—which Massachusetts defines broadly as “the process of developing 
and training the powers and capabilities of human beings,” and “preparing [them] for activity 
and usefulness in life,” even in settings that look nothing like traditional schools—is at the heart 
of the law. Fitchburg Housing Authority v. Board of Zoning Appeals of Fitchburg, 380 Mass. 
869, 875 (1980) (internal citations omitted). Section 3 was “originally enacted to prevent 
municipalities from restricting educational…uses of land.” Tracer Lane II Realty, LLC v. City of 
Waltham, 489 Mass. 775, 778-79 (2022) (citations omitted). While Section 3 has since been 
expanded, educational uses remain central and enjoy a greater level of protection than other, 
newer additions. Id. at 781 (contrasting the greater flexibility § 3 gives municipalities to restrict 
protected solar arrays).   
  

Under the case law interpreting Section 3, HAC qualifies as a nonprofit educational 
corporation that can benefit from the Dover Amendment’s educational-use protections. “The 
proper test in deciding whether a nonprofit corporation is an educational one is whether its 
articles of organization permit it to engage in educational activities, a question easily answered 
by a review of documents filed with the State.” Gardner-Athol Area Mental Health Association, 
Inc. v. Zoning Board of Appeals of Gardner, 401 Mass. 12, 15-16 (1987). That HAC may do 
other kinds of work is irrelevant: “There is nothing in G.L. c. 40A, § 3,…that requires that 
education be the dominant purpose or primary activity of a nonprofit corporation in order that it 
may qualify as a nonprofit educational corporation under § 3.” Id. at 15. HAC is a G.L. c. 180 
nonprofit whose Articles of Organization expressly authorize it to “receive and administer funds 
for educational and charitable purposes.” Under the governing case law, this is sufficient to 
qualify HAC as a nonprofit educational corporation for Dover Amendment purposes.   
    

II. Assessing Whether One Love Lane Will Be Used for “Educational Purposes”  
 

An educational nonprofit can claim Dover protection only if it proposes to use its land for 
“educational purposes.” Not only must the use have as its “bona fide goal something that can 
reasonably be described as ‘educationally significant,’” but education must be the “‘primary or 
dominant’ purpose for which the land or structures will be used.” Regis College v. Town of 
Weston, 462 Mass. 280, 285 (2012), quoting Whitinsville Retirement Society, Inc. v. Northbridge, 
394 Mass. 757, 760, 761 n.3 (1985).   

 
A. Helping families gain skills and learn to navigate systems to obtain and maintain 

housing is an educationally significant goal.  
 
The SJC has taken a “broad and comprehensive” view of what is “educationally 

significant” for Dover Amendment purposes for more than 120 years. McLean Hospital 
Corporation v. Town of Lincoln, 483 Mass. 215, 220 (2019), citing Regis Coll., 462 Mass. at 
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285. “Educationally significant” uses are not “limited only to those facilities closely analogous to 
traditional schools and colleges.” Id., quoting Regis Coll., 462 Mass. at 286. “Rather, the term 
‘educational’ encompasses that which is ‘the process of developing and training the powers and 
capabilities of human beings.’” McLean, 483 Mass. at 220, quoting Mount Hermon Boys' School 
v. Gill, 145 Mass. 139, 146 (1887). “Thus, the Dover Amendment embraces fully ‘the idea that 
education is the process of preparing persons for activity and usefulness in life.’” McLean at 220, 
quoting Fitchburg Hous. Auth., 380 Mass. at 874.   
 

HAC has submitted curricular and operational materials illustrating its educational goals 
and plans. Adult residents of its shelter will be required as a condition of occupancy to complete 
HAC’s “Ending Homelessness Course,” which is described in its materials in an 11-page 
document supported by 226 curriculum slides. The course is “designed to provide instruction and 
coaching in the basic skills needed to obtain and maintain permanent, stable housing” and 
includes modules on budgeting and financial literacy, navigating various government benefit 
systems, landlord-tenant law, and life skills such as self-care, cooking, and housekeeping. There 
is one-on-one guidance on the crucial topic of securing new housing, a form of experiential 
education that aims not only to solve an immediate housing problem but to serve as training for 
independent searches in the future. The curriculum is consistent with HAC’s stated 
organizational goals, which go beyond providing temporary shelter and target the cycle of 
poverty that trap families in homelessness. See Housing Assistance: Mission and Impact, 
https://haconcapecod.org/about/mission-impact/, last visited 9/16/24 (HAC aims “to elevate the 
Cape and Islands economy and community, empower residents of all ages and income levels, 
and address the root causes of our housing crisis.”)  
 

The SJC has consistently found such transitional life skills programming to be 
“educationally significant” for purposes of triggering Dover Amendment protections. In 
Fitchburg Housing Authority, the Court held that preparing formerly institutionalized residents 
“to live by themselves outside the institutional setting” through “instruction in the activities of 
daily living,” including money management and cooking, was “a significant educational goal,” 
and one that was “neither trivial nor unnecessary to these persons.” 380 Mass. 869, at 872, 875. 
In Gardner-Athol Area Mental Health Association, the Court found an educationally significant 
purpose where “residents would be taught daily living, as well as vocational skills, with the goal 
of preparing them for more independent living.” 401 Mass. at 14. In McLean, the SJC noted that 
a program “designed to instill fundamental life, social, and emotional skills in adolescent males” 
experiencing severe emotional dysregulation was “relatively undisputed” given the Court’s 
“long-standing jurisprudence” on the issue. 483 Mass. at 221. In light of these precedents, it 
seems evident that HAC’s proposed Ending Homelessness Course and its other stabilization 
training interventions, all of which target families’ ability to find and keep the housing they need 
to live independently, are “educationally significant” for Dover Amendment purposes.  

 
B. HAC’s claim that education is its “primary” or “dominant” purpose at One Love Lane 

is consistent with both the nature of its program and the case law interpreting the 
Dover Amendment.  

 
An organization working toward economic empowerment and mobility for Cape Cod 

families, HAC describes its goal at the One Love Lane property as helping families make a 
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successful transition to permanent housing, and its methodology for achieving this goal is, as 
discussed above, “educational” within the meaning of the Dover Amendment case law. Because 
HAC has a demonstrably educational goal and an education-based methodology for 
accomplishing it, its use of the site is predominantly educational and qualifies for Dover 
protection.   
 

That HAC will provide shelter to the homeless families who will participate in its 
housing stabilization courses is not disqualifying. Fitchburg Housing Authority, GAAMHA, and 
McLean all involved residential programs, and the SJC found the educational purposes of the 
programs be dominant in each. See also Regis College, 282, 292 (fact that older adults pay 
entrance fee of $700,000 to $1 million plus $4000 per month for year-round apartments not 
dispositive where they must accrue course credit at adjacent college and can use campus 
facilities). In fact, because the Dover Amendment applies broadly to “nontraditional” educational 
settings, see McLean at 225, fn. 5 (“[t]he use of land for nontraditional education…was 
anticipated by the drafters of the Dover Amendment”), mixed-use projects are not uncommon. In 
these circumstances, courts do not attempt to fully disentangle “educational” from “non-
educational” uses so that their significance can be measured and compared. As the Court noted in 
McLean , the lines between the two are often not so cleanly drawn, and attempting to extract 
other uses—in that case, the therapeutic benefits that participants in its program for young men 
with behavioral disabilities would gain from the education provided by the program—would 
improperly narrow the “broad and comprehensive” definition of “education.” McLean at 225 
(refusing to “attempt to sever that which is educational from that which is therapeutic”).  
 

The Supreme Judicial Court’s most recent Dover Amendment decision, Hume Lake 
Christian Camps, Inc. v. Planning Board of Monterey, 492 Mass. 188, 189 (2023), followed the 
same principle in extending Dover protections to the development of an RV park to host the 
participants, volunteers, and staff of an evangelical Christian organization’s recreational camps. 
Applying the same “primary or dominant purpose” test to the religious use clause of the Dover 
Amendment, the Court declined to require that every use of every building be “intrinsically 
religious.” Id. at 196. Instead, the Court focused on whether the availability of the RV camp 
made it possible to attract and serve camp attendees who would then enjoy the religious benefits 
of the camps, thus supporting the religious mission. Id. at 198-200. See also Stanley Street 
Treatment and Resources, Inc. v. City of Fall River, No. 2273CV00372, 2024 WL 493561, at *7 
(Mass. Super. Jan. 3, 2024) (residential detox program complemented by clinical stabilization 
and a medication assisted treatment program "can fairly be characterized as a specialized form of 
education with therapeutic aspects” and is thus Dover-protected); Brockton Coalition for the 
Homeless v. Tonis, No. CA 03-00226, 2004 WL 810296, at *2 (Mass. Super. Mar. 5, 2004) 
(Dover Amendment protects program like HAC’s: “the term shelter is somewhat misleading” 
given life skills programming, where applicant “has learned that temporary shelter alone would 
do little to help a homeless family become independent and to avoid chronic homelessness”); 
Congregation of Sisters of St. Joseph of Boston v. Town of Framingham, No. CA 194216, 1994 
WL 16193868, at *2 (Mass. Land Ct. March 31, 1994) (finding it “clear” that Dover Amendment 
protects housing for homeless families, single mothers, persons with AIDS and other physical 
disabilities…and persons recovering from addictive habits” who are required to enroll in one of 
the organization’s life skills courses).  
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As these cases illustrate, aspects of a project that more closely resemble something other 
than a school—like an RV park—may support a primary educational mission such that the 
overall project is Dover-protected. Just as the Dover-protected Hume Lake camp offered housing 
and recreational activities to “boost interest in the camp’s religious offerings” and to “cultivate 
an environment” in which religious goals would be easier to achieve, 492 Mass. at 202, HAC 
would likely find it difficult to effectively offer its educational services to homeless families who 
did not have a safe place to sleep at night. Even if HAC could find a way to provide services to 
these families without providing shelter, the lack of shelter would make the educational services 
much harder to effectively deliver. Disentangling the role that housing homeless families has in 
the project of training them to escape homelessness and avoid it in the future would be the kind 
of “rather futile exercise” the SJC cautioned against in McLean and would improperly impose a 
requirement that HAC’s project look like a traditional school. 483 Mass. at 225.  
 

It is important to note that the fact that the families who will participate in HAC’s 
educational programming at One Love Lane will do so as part of the EA shelter program does 
not change the analysis. The SJC considered and rejected this idea in McLean, holding that a 
determination of whether a use is predominantly educational “does not, and should not, turn on 
an assessment of the population it serves.” 483 Mass. at 222, 225 (“the type of student who is 
participating in the program...is precisely what…should not be the foundation of an analysis 
under the Dover Amendment”). Along the same lines, the delivery of educational programming 
by social service workers, rather than licensed schoolteachers, does not remove a program from 
the protections of the statute. See Fitchburg Hsg. Auth., 380 Mass. at 872.   
  

Finally, to the extent that opposition to the Building Commissioner’s Dover Amendment 
determination is based in doubts about the efficacy of HAC’s methods, these must be resolved in 
HAC’s favor. The Dover Amendment exists at least in part to ensure that charitable 
organizations can carry out their missions as they see fit, without judgment or interference from 
municipal land use regulators. As the SJC reiterated last year in Hume Lake, Dover reflects a 
decision by the Legislature “to foreclose the ‘local exercise of preferences as to what kind of 
educational and religious uses will be welcome.’” 492 Mass. at 194, quoting Newbury Junior 
College v. Brookline, 19 Mass. App. Ct. 197, 205 (1985). “The focus of [the] analysis,” 
therefore, “has never been on an organization's reason for choosing one means of pursuing its 
goals rather than another.” Id. at 200. So long as HAC has a bona fide, educationally significant 
goal as the primary or dominant purpose of its work at One Love Lane—and in the Attorney 
General’s view of the case law, it clearly does—then it is entitled to Dover Amendment 
protection.  
   
III.  The Proper Scope of Regulation of Dover-Protected Educational Use  

 
The Board has also been asked to order the Building Commissioner to issue an amended 

building permit with some or all of the conditions sought by the Planning Board. The following 
legal principles apply to the Board’s decision on that issue.   
 

The Town is not powerless in regulating an educational use protected by G.L. c. 40A, § 
3. The statute “authorizes a municipality to adopt and apply ‘reasonable regulations’ concerning 
bulk, dimensions, open space and parking, to land and structures for which an educational use is 
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proposed.” Trustees of Tufts College v. City of Medford, 415 Mass. 753, 757 (1993). “Local 
zoning requirements…which serve legitimate municipal purposes sought to be achieved by local 
zoning, such as promoting public health or safety, preserving the character of an adjacent 
neighborhood, or one of the other purposes sought to be achieved by local zoning…may be 
permissibly enforced, consistent with the Dover Amendment, against an educational use.” Id. at 
757-758. For example, in Radcliffe College v. Cambridge, 350 Mass. 613 (1966), the court 
refused to construe the Dover Amendment as precluding the application of off-street parking 
requirements contained in the Cambridge zoning ordinance to the College, ruling that the 
ordinance did not impede the reasonable use of the college's land for its educational purposes.  
 

The question of whether a local zoning requirement, as applied to a proposed educational 
use, is “reasonable,” will depend on the particular facts of each case. But it is clear that “a zoning 
requirement that results in something less than nullification of a proposed educational use may 
be unreasonable within the meaning of the Dover Amendment.” Trustees of Tufts Coll., 415 
Mass. at 757, citing Radcliffe Coll., 350 Mass. at 619 (holding that a parking requirement could 
be applied, but suggesting that future application might be unreasonable if the result would 
require the educational institution to provide more parking spaces “than could in reason be 
deemed necessary to take care of the cars brought to the [area] by the use made of it by the 
college”). Any consideration of conditions on the building permit should take these cautionary 
limits into account.  
 

The path from homelessness to housing stability is often very difficult. In the face of an 
affordability crisis affecting families across the state, housing can be extremely hard to find and 
keep. At One Love Lane, HAC has a plan to help homeless families secure and sustain housing 
by guiding them through the experience and equipping them with knowledge and skills they can 
deploy if they find themselves facing housing insecurity in the future. Every dollar that a 
homeless services organization like HAC spends fighting for its right to serve these families is a 
dollar it does not spend helping them. The people of the Commonwealth, whom the Attorney 
General represents, have a strong interest in seeing this and similar matters proceed to a 
resolution quickly and smoothly. With this letter, we hope to have offered the Board information 
and resources that will facilitate such a resolution.   

 
Thank you for your consideration.  

  
Very truly yours, 
 

Margaret J. Hurley  
Margaret J. Hurley 
Assistant Attorney General  
Senior Counsel for Housing and Municipal Law 
Office of Attorney General Andrea Joy 
Campbell 
10 Mechanic Street, Suite 301  
Worcester, MA 01608  
(508) 792-7600 

Esme Caramello 

Esme Caramello 
Assistant Attorney General  
Director, Housing Affordability Unit  
Office of Attorney General Andrea Joy 
Campbell 
One Ashburton Street, 20th Floor 
Boston, MA 02108 
(617) 727-2200 
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cc:  John Giorgio, Town Counsel  

Amy Kwesell, Town Counsel   
Peter Freeman, Counsel for Applicant Housing Assistance Corp.  
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255 Main Street, Hyannis, MA 02601 

21 High Street, Suite 301, North Andover, MA 01845 

WWW.SMOLAKVAUGHAN.COM 

August 19, 2024 
 
VIA ELECTRONIC MAIL 
 
Dennis Planning Board 
Dennis Town Hall  
685 Route 134 
Dennis, MA 02660 
 
Re:  1 Love Lane, Dennis, MA (the “Property”) 
 
Dear Planning Board Members: 
 
I am writing on behalf of my clients, Housing Assistance Corporation and HAC Love Lane 
LLC (together, “HAC”) in advance of the Dennis Planning Board’s scheduled meeting for 
August 19, 2024, for which One Love Lane appears on the agenda. 
 
Let us first express our appreciation for your service on the Planning Board and 
acknowledge that there exists confusion and misunderstanding on the part of many 
members of the public regarding HAC’s planned use of One Love Lane.  This unfortunately 
persists despite more than a year of consultation, communication and coordination with 
multiple Town staff and officials – including clear explanations of why HAC acquired the 
Property after it was brought to the attention of HAC’s leadership and Board of Directors 
by the real estate broker engaged by the former owner/operator.   
 
The commentary surrounding this project has, in turn, been conflated with concerns held 
by many members of the public regarding the United States immigration system and 
resulting burdens on the Commonwealth and Cape Cod.  HAC’s use of the Property to 
serve Cape Codders and concerns or objections to a broken immigration system are two 
separate and distinct issues.  However, in light of continued online social media dialog that 
has attracted the attention of many individuals purporting to be Dennis residents, we are 
compelled to address some fundamental misunderstandings and misrepresentations 
regarding HAC and its plans for the Property. 
 
First, for fifty years HAC has been integral to serving the community needs of the Cape 
and Islands by providing a range of services and programs that bridge the wide gap between 
homelessness and homeownership. Further, HAC’s Intended Use of the Property is for a 
consolidation of three existing and occupied shelter programs that have been in existence 
for more than thirty years in the towns’ of Bourne, Barnstable and Falmouth, and to 
enhance is existing services to the community through the reuse of those properties. While 
by the very nature of HAC’s services – educating, equipping and facilitating families to 
live independently and to secure more permanent housing throughout the region – it is 
impossible to definitively identify the clients likely to relocate to the new Love Lane 
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facility at any precise moment in time. Most likely, the individuals who will be residing at 
One Love Lane will be almost exclusively comprised of families who are currently being 
served at one of HAC’s three existing facilities in Bourne, Barnstable or Falmouth.   
 
Second, throughout its fifty years HAC has been primarily focused on serving the needs of 
Cape Codders.  These include veterans, mothers and children fleeing domestic violence, 
families rendered homeless as a result of month-to-month rental units being sold out from 
under them, and families who have come to experience homelessness as the result of 
uninsured medical expenses and other circumstances beyond their control.  HAC’s clients 
are Cape Codders and are the “neighbors” we recognize throughout our communities – 
including the Town of Dennis. 
 
Third, as reflected in the attached Submittal Summary Report, HAC’s “Conversion of an 
existing Health Care facility to a Family Shelter program and Educational use” was 
reviewed by Dennis Building Commissioner Paul Fowler and he conclusively declared 
“[t]he use is exempt and authorized after Planning Board Special Review pursuant to 
section 2.2.2 of the Town of Dennis Zoning Bylaws.” (Emphasis added).  This constitutes 
the “Dover Amendment Determination” – made appropriately by the Building 
Commissioner as the Town’s zoning enforcement officer under M.G.L. c. 40A – and has 
been erroneously and repeatedly represented, including to the Planning Board, as a 
determination that the use is “likely” exempt under the Dover Amendment.  The Building 
Commissioner’s determination was absolute, was not qualified in any way, and indeed 
serves as the only basis for the Planning Board to exercise any jurisdiction over HAC’s 
intended use of the Property.   
 
Fourth, Special Review under Section 2.2.2 of the Dennis Zoning Bylaw is intended solely 
for properties dedicated to a Non-Profit Educational use – which use, in turn, is defined 
under Section 5.B of the Bylaw as any “structure or use entitled to the educational 
exemption set forth in [the Dover Amendment.]”  By undertaking “Special Review” of 
HAC’s intended use, the Planning Board has already both explicitly and implicitly affirmed 
the Building Commissioner’s determination that the use is an exempt Dover Amendment 
use.   
 
Fifth, as a Dover Amendment use, the Planning Board’s review is statutorily limited 
pursuant to Chapter 40A, Section 3 to only “reasonable regulations concerning the bulk 
and height of structures and determining yard sizes, lot area, setbacks, open space, parking 
and building coverage requirements.”  While the Planning Board might be able to address 
areas outside of these narrow limits when undertaking “Special Permit” review of other 
projects as prescribed under the Dennis Zoning Bylaw, the Board’s review when exercising 
“Special Review” of a Dover Amendment use is much narrower and conditions outside of 
those specified areas are not allowed under state law.  
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HAC’s Proactive and Responsive Measures: 
 
By correspondence to Town Administrator Elizabeth Sullivan on August 15, 2024, HAC 
detailed the measures stated below that reflect both the organizations standard practices 
with respect to similar facilities and the specific measures – such as retaining a security 
consultant and the extension of a 6-foot stockade fence around the perimeter of the Property 
that HAC has incorporated in response to comments made over the course of the past six 
months during which the project has undergone informal staff review and formal Special 
Review.  Our intention in highlighting these measures for you is to provide both the 
Planning Board with an increased level of comfort regarding the “bulk and height of 
structures and determining yard sizes, lot area, setbacks, open space, parking and building 
coverage” limitations under the Dover Amendment by illustrating that areas outside of 
those bounds are nonetheless taken seriously and addressed by HAC.  These are restated 
below. 
 
Compliance with applicable laws or regulations: As an experienced developer and 
operator, HAC always complies with both the letter and intent of all applicable state and 
local permits, statutes, regulations and bylaws.  
 
Site Plan Design: Through its architect, HAC has optimized the external pedestrian 
circulation, recreational accommodations and landscaping at the Property for the benefit 
and enjoyment of its residents.  Professionally prepared plans were provided to the 
Planning Board during its Special Review.  
 
Public Safety: The safety and wellbeing of HAC’s residents is of chief concern for every 
property it maintains. HAC coordinates emergency access and response plans with first 
responders and works closely with police and fire on an ongoing basis. This working 
relationship was attested to by Falmouth Police Chief Jeffrey Lourie in his letter of support 
submitted to the Planning Board.   
 
Dark Skies: HAC adheres to “dark sky” protocols and consistent with its “good neighbor” 
policies, it does not generate or permit new light, noise, litter, odor, or other sources of 
nuisance.  
 
Occupancy Limits: It is HAC’s strict practice to observe occupancy limitations prescribed 
by the building commissioner and fire chief in each town where it maintains a facility 
pursuant to the Massachusetts Building Code and the Massachusetts Fire Prevention Code. 
Occupancy limits are established under those codes. The Property’s compliance with 
applicable wastewater provisions is not a State Building Code or Fire Prevention Code 
matter.   
 
Wastewater: With respect to wastewater, the existing system at the Property was designed 
for a flow of 21,300 gallons per day (gpd), as allowed under its existing Department of 
Environmental Protection (“DEP”) permit.  The projected flow associated with HAC’s 
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Intended Use of the Property is less than 10,000 gpd, in accordance with design flow 
calculations set out at310 CMR 15.203.  HAC’s wastewater consultant and legal counsel 
have confirmed with Samantha Berlo at DEP’s Southeast Regional Office that if the actual 
discharge at the property exceeds 10,000 gallons per day (as measured by the system flow 
meter) and/or for other reasons, then HAC will apply to DEP for a groundwater discharge 
permit.  
 
Fencing and Security:  HAC holds the safety and security of its residents to be of paramount 
importance for every property that it manages.  Safety features include fencing and 
maintenance of 24-hour onsite staffing and security, to ensure a safe and livable 
community. Specifically, as to Love Lane, HAC provided the Planning Board with an 
updated site plan depicting a six-foot perimeter fence to ensure both safety and privacy for 
its residents. Additionally, HAC has a certified residential security consultant, Christopher 
Lanni of Secure Residential Services LLC, who advises on the design and implementation 
of additional security measures for the safety and well-being of residents. 
 
Pre-occupancy Meetings:  HAC’s standard practice is to follow town protocols applicable 
to each of its properties. As you may be aware, HAC has already met with Town of Dennis 
department heads on two separate occasions.  Further, HAC will participate in all 
applicable meetings as ordinarily required by the Town in securing its certificate of 
occupancy. 
 
Stormwater:  HAC’s compliance with all applicable local and state permitting requirements 
includes the Dennis Stormwater Bylaw. 
 
Traffic:  HAC proactively completed trip generation calculations for the Property that were 
prepared by its own traffic engineer applying standard industry metrics. In connection with 
the Cape Cod Commission’s consideration of the Discretionary Referral made by the 
Planning Board, Commission staff also presented findings affirming that the change of use 
at the Property from a nursing home to shelter housing would result in a net decrease in 
vehicle trips to and from the Property.  This was made available to the Town Planning 
Department and is consistent with HAC’s traffic engineer’s calculations. 
 
The Need for Fidelity to Bylaws and State Law 
 
We recognize that service on any local board – but particularly the Planning Board – is a 
volunteer position that is too often under-appreciated.  Because this Board is often charged 
with ruling upon property rights of individuals and families for whom their real estate 
represents substantial family investment, this Board’s respect and adherence to the highest 
ethical standards and fidelity to both Town Bylaws and state law is particularly important.  
That is why, when it was called to our attention that two members of the Planning Board 
had neighboring property holdings that – at a minimum – would give the appearance of a 
potential conflict of interest to the public, we were compelled to call this to the Town’s 
attention.  Similarly, we were compelled to provide the Town with notice when presented 
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with a Deed and Declaration of Homestead recorded at the Barnstable County Registry of 
Deeds suggesting that the Planning Board Chair now considered Harwich to be his primary 
residence.  It is of paramount importance that all those who go before this Board, and the 
members of the public, have absolute confidence that the Board is acting impartially and 
in strict adherence of the law. 
 
Similarly, this Board is charged with faithfully administering the applicable provisions of 
the Dennis Bylaws (including the conduct of Special Review) and with adhering to 
Massachusetts General Laws (including the limitations on local review for Dover 
Amendment uses) even when Board members might not agree with state law or might 
desire greater authority under local bylaws.  For close to a year, HAC has followed the 
provisions of the Dennis Bylaw and the Massachusetts General Laws.  As such, both the 
Bylaws and state law secure for HAC the principled expectation that this Board will do the 
same.  This means adhering to the Conflicts of Interest Law, respecting the limitations of 
the Dover Amendment, and faithfully conducting Special Review within its limits and 
without the undue influence of public comments, concerns or criticisms directed at distinct 
and unrelated issues.  
 
Consistent with all of the above, we and the public trust you will act faithfully to your oath 
of office by: (1) denying any motion to challenge the Building Commissioner’s August 29, 
2023 Dover Amendment Determination; (2) denying any motion to challenge the Building 
Commissioner’s July 29, 2024 issuance of a Building Permit to HAC; and (3) refrain from 
adopting any conditions as part of the Board’s Special Review that are outside of the strict 
limits addressing “the bulk and height of structures and determining yard sizes, lot area, 
setbacks, open space, parking and building coverage requirements.” 
 
Thank you again for your attention and consideration. 
 
Sincerely, 
 
/s/ 

 
Robert L. Brennan, Jr. 
        
cc:  Town of Dennis Select Board 
 Paul Foley, Town Planner 

Alisa Magnotta, President and CEO, Housing Assistance Corporation  
       William Bogdanovich, Board of Directors Chair, Housing Assistance Corporation 
 Peter L. Freeman, Esq. 
 Stephanie A. Kiefer, Esq. 
 Margaret J. Hurley, Esq., Assistant Attorney General 
 Esme Caramello, Esq., Assistant Attorney General 
 Amy E. Kwesell, Esq.  
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