
Planning Board Agenda – March 2, 2026
1. ADMINISTRATIVE BUSINESS: Town Planner update 
2. PUBLIC HEARINGS:
• To see if the Town of Dennis will amend the Dennis Zoning By-
laws by Amending the following Sections: § 4.9 Provisions to
Encourage the Development of Affordable Housing in Dennis.
The purpose of the proposed amendments is twofold:
• First, to clarify and re-order the sub-sections, add headers,

descriptions and definitions, remove obsolete words,
correct changed names and clarify the different methods to
create affordable units.

• Second, some substantive changes are being considered to
provide new incentives to increase the creation of
affordable housing in appropriate locations in town near
services, transportation and sewer.

• The public hearing is to review draft proposed amendments
to § 4.9 and see if the Planning Board will recommend the
proposed changes to the Annual Town Meeting in May 2026.

1. CURRENT & LONG-RANGE PLANNING: 
1. Town Planner update. 

2. OTHER BUSINESS: Any other business that may properly 
come before the Board, not reasonably anticipated when 
posting 48 hours prior to this meeting.

3. NEXT MEETING: Scheduled for Monday March 16, 2026 



ATM ARTICLE TO REVISE §4.9 OF THE DENNIS ZONING BYLAW

• For the past five months the Zoning Bylaw Study Committee (ZBSC), the Planning Board 
(PB) and I have been meeting regularly and reviewing potential modifications to Dennis 
Zoning Bylaw §4.9 to Encourage Affordable Housing. 

• Earlier draft language was presented to the Dennis Affordable Housing Trust (DAHT) in 
January.  

• The purpose is twofold. 

1. Re-organization & Clarifications: Many of the proposed changes are simply re-
ordering the sub-sections, adding headers, removing obsolete words, correcting 
changed names and clarifying the different methods to create affordable units.

2. Substantive Changes: Several substantive changes are being considered.



• 2001 ATM (9/18/2001 Article 18)
• Town Created § 4.9 with A.H. Developments (2.5 acres +); A.H. APARTMENT plus A.H. apt. 

ACCESSORY to commercial and residential ; CONVERSION OF HOTELS & MOTELS.

• 2003 ATM (5/6/2003 Article 37)
• Added MUNICIPALLY SPONSORED projects.

• 2003 STM (6/17/2003 Article 6)
• Added AFFORDABLE LOTS Sub-section.

• 2005 STM (10/18/2005 Article 8)
• Amended AFFORDABLE LOTS Sub-section.

• 2010 ATM (5/10/2010 Article 36)
• Amended AFFORDABLE APARTMENTS Sub-section.

• 2022 STM (10/25/2022 Article 33)
• Deleted AFFORDABLE APARTMENTS ACCESSORY TO RESIDENTIAL Sub-section because Town created 

an ADU Bylaw.

HISTORY - ZONING BYLAW §4.9 TO ENCOURAGE AFFORDABLE HOUSING



4.9 projects in DP and WD



4.9 projects in DP and WD with Zoning



4.9 projects in DP



4.9 projects in DP with Zoning



4.9 projects in WD



4.9 projects in WD with Zoning



4.9 projects in SD



4.9 projects in SD with Zoning



4.9 projects in SD with Zoning



4.9 projects in SD with Zoning



§4.9 Re-Organization & Clarifications
• The re-organization moves (& re-numbers) some sub-sections to make more sense. 

• Bylaw still begins with PURPOSE and PROJECT APPROVAL REQUIREMENTS. 

• AFFORDABLE HOUSING RESTRTICTIONS has been moved up, followed by DEFINITIONS which have been added to.

• The PURPOSE includes an introduction to the various types of Affordable Housing enabled through Section 4.9: 

• Affordable Housing Apartment(s) (4.9.4) Note: Combined with A.H. Apartment Accessory to Commercial;

• Conversion of Hotel and Motels (4.9.5) to Year-Round Affordable Housing; 

• Affordable Housing Developments/ Complex (4.9.6); Changed to Affordable Housing Complex;

• Municipally Sponsored Affordable Housing Projects (4.9.7); and 

• Affordable Lots (4.9.8). Revised in response to “Affordable Homes Act”

• Names of sections where currently only the number is cited (E.g. §3.1, we add (Off-Street Parking Req.). 

• The proposal eliminates obsolete words, 

• Name change of DHCD to EOHLC. 

• Bylaw has always cited PERFORMANCE STANDARDS and DESIGN GUIDELINES in PROJECT APPROVAL 
REQUIREMENTS but has never created them. One goal of this Amendment is to create them but has not been yet. 

• DESIGN GUIDELINES: to be refined from DPVC (§7) and WDVZD (§8) Development Standards;

• PERFORMANCE STANDARDS: To include water conservation standards; energy efficiency; environmental; 
accessibility, etc. 



§4.9 PURPOSE AND

AUTHORITY – PAGE 1



§4.9 PROJECT APPROVAL REQUIREMENTS – PAGE 1
• Bylaw has always cited PERFORMANCE STANDARDS and DESIGN GUIDELINES in PROJECT 

APPROVAL REQUIREMENTS but has never created them. One goal of this Amendment is to create 
them but has not been yet. 

• DESIGN GUIDELINES: to be refined from DPVC (§7) and WDVZD (§8) Development Standards;
• PERFORMANCE STANDARDS: To include water conservation standards; energy efficiency; 

environmental; accessibility, etc. 



§4.9 AFFORDABLE HOUSING 
RESTRICTIONS – PAGE 2
Clarifications and adding conditions only.



§4.9 DEFINITIONS – PAGE 3-4
• Revised AH Apt, Made Dwelling Unit 

consistent w/ Ch. 5, Added EOHLC, 
Locally Affordable, Local Preference 
Unit, Ready Renter List, Regulatory 
Agreement, STR per MGL Ch 64G, SP 
Contract.



• In G-C I, II, III, Limited Business, 
DP Village Area A & B, and WD 
Village, Marine and M-U Districts.

• Additionally, properties on Route 
6A, Route 134, Setucket Road, 
Great Western Road, Upper 
County Road or Lower County 
Road (Urban Minor Arterial Roads) 
AND have been previously 
developed, can handle the 
proposed septic without variance 
from the health regulations, are 
not in Enviro Sensitive Area (ESA).

• Added converting Commercial  
space to A.H. Apts.

§4.9.4 AFFORDABLE HOUSING 
APARTMENT(S) - PAGE 4



• 4.9.4.3 - At least 25% of all housing units created under Section 4.9.4 shall be deed-restricted 
 Affordable Housing year-round units as provided for under 4.9.4 (Affordable 
 Housing Restriction) and placed on the Subsidized Housing Inventory (SHI) by the 
 applicant and go through the required Massachusetts Executive Office of Housing and Livable 

Communities (EOHLC) processes to house eligible tenants as required by EOHLC. All housing units 
created under this Sub-Section of 4.9 shall be deed-restricted year-round housing units. There shall 
be no Short-Term Rentals in any of the housing units created under § 4.9.4.3.

 (Note: Existing requirement from Purpose & Authority with added specifics)

• 4.9.4.4 - ALTERNATIVELY, if at least 25% of all housing units created under this Sub-Section (§ 4.9.4.4) are 
year-round, deed-restricted, SHI listed Affordable Housing units as provided for above AND an 
additional 50% of all housing units created are year-round housing units that are “locally 
affordable” but which need not go through the State mandated tenant selection and Regulatory 
Agreement process THEN the remaining 25% of the units may be unrestricted market rate units. 
Seasonal or Short-Term Rentals per Chapter 64G would be permissible in the up to 25% 

 unrestricted market rate units. In this case, rents for the 50% locally affordable units may not be 
higher than the current HUD Barnstable County rent limits for households at 60% AMI. 75% of the 
tenants in these “locally affordable” units shall be chosen from either the Ready Renter list or the 
Town of Dennis Local Preference list.  In order to ensure compliance with the Special Permit 
conditions in § 4.9.3.4, the owner/landlord shall record a permanent deed restriction on the units 
and a Special Permit Contract between the developer and the Town encapsulating the agreement 
and conditions on the property to recorded at the Registry of Deeds (similar to the State Regulatory 
Agreement) to be recorded at the Registry of Deeds before a Building Permit is issued.

• 4.9.4.5 - There shall be no Short-Term Rentals in the year-round SHI or locally affordable housing rental 
units.

§4.9.4 AFFORDABLE HOUSING APARTMENT(S) - PAGE 4



4.9.4.3 - They can either do what we have now; 25% SHI at 80% AMI and 100% Year-round.

OR

4.9.4.4 - They can do 25% SHI 
  PLUS 50% “locally affordable” 
  AND 25% unrestricted market rate including potentially some STR. 
 
  Total: 25% SHI, 50% “locally affordable” (75% Year-round), 25% unrestricted.

• The “locally affordable” rents are restricted to 60% AMI but they do not have to go 
through the EOHLC AFHMP tenant selection process for those units. But, the landlord does 
have to choose 75% of the tenants in the “locally affordable” units from either the Ready 
Renter List or an enhanced Local Preference List.  

• The 25% SHI units still have to go through EOHLC. 
• The 25% unrestricted units give the developer a chance to make money while the 50% 

locally affordable give us a chance to create more actually affordable units.

§4.9.4 AFFORDABLE HOUSING APARTMENT(S) - PAGE 4



§4.9.4.6 - 4.9.4.7.2  A. H. APARTMENT(S) - PAGE 5

• Allows smaller sized 
apartments with 
waiver from EOHLC.

• Only allows discretion 
to reduce parking on 
the deed-restricted 
affordable units.

• Requires traffic 
analysis for projects 
of 12 - 24 units.

• Requires traffic study 
for projects with more 
than 24 units.



§4.9.4.7.3 - 4.9.4.7.9 A. H. APARTMENT(S) - PAGE 5
• 4.9.4.7.4 - Clarify only 

basements with natural 
walk-out.

• 4.9.4.7.7 - Note 
Alternative

• 4.9.4.7.8 – Note Security 
Apt.s allowed in Ind. Dist

• Incorporated Accessory 
Apt.s into section.



§ 4.9.4.5.4 CONVERSION – EXPANSION OF HOTELS & COMM.- PAGE 6

• In 4.9.4.7.9 and in 4.9.5.4 both 
Commercial Structures and 
Conversions of Hotels/Motels may be 
expanded upwards with finding by PB.

• However, in 4.9.4.7.10 and in 4.9.5.3 
Commercial Structures & Conversions 
of Hotels/Motels can only expand the 
Footprint outwards if less than 50% 
Impervious Surface and a finding by PB 
re: parking, traffic, septic, access, 
protect the neighborhood, and are not 
in an ESA.



• Moved A.H. Development 
from beginning  of Section 4.9

• Renamed A.H. Complex
• Clarified minimum tract of 2.5 

acres not including wetlands.
• Clarified maximum site 

coverage includes both 
buildings and impervious 
surfaces.

• Shall not be located in Zone 2.

§4.9.6. A. H. DEVELOPMENT/COMPLEX - PAGE 6-7



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

• 4.9.6.3.1 – PB hall may have the discretion 
to reduce the off-street parking 
requirements otherwise applicable under 
Section 3.1 for the affordable units, 

§4.9.6. A. H. DEVELOPMENT/COMPLEX - PAGE 7



• Other than clarifications, adding name 
of sections to section number, 
removing obsolete words, other 
existing specifics the only changes are:

• Requires specific vote by Select Board 
that it is Municipally Sponsored before 
PB reviews; &

• Not allowed in DEP Zone 2 Wellhead 
Protection area.

§4.9.7. MUNICIPALLY SPONSORED A.H. PROJECTS- PAGE 8



• Note: The State “Affordable Homes Act” now allows 
development of 10,000 sf lots that were not 
“grandfathered”. Only restricts size of house and no STR.

• This Amendment allows a single lone undeveloped parcel 
in an existing developed neighborhood surrounded by 
similarly sized parcels to be built upon for a year-round, 
deed-restricted Affordable Housing residence.

• Existing bylaw allows for multiple contiguous undersized 
lots. This is just for a single undeveloped lot surrounded by 
a developed neighborhood for a small, affordable home.

• Clarifies that the lot must have safe and adequate access 
to an existing public way or a constructed and paved 
private way (not a paper road). 

• Reduces area required per bedroom from 5,000 sf to 2,500 
sf IF connected to the WRRF (sewer) or can handle the 
proposed septic without variance from the health 
regulations and based upon the recommendation of BoH 
site meets all state and local environmental standards.

• House size limited to 12% Lot Coverage, 20% FAR, 25% 
Impervious Coverage and deed-restricted affordable.

§4.9.8. AFFORDABLE LOTS - PAGE 9



4.9.5 “AFFORDABLE LOTS”

• The State “Affordable Homes Act” now allows development of 10,000 sf 
lots that were not “grandfathered” but only restricts the size of the house 
and no STR).

• This makes Dennis “Affordable Lots” section which already allowed 
development on 10,000 sf lots, if they were affordable, obsolete.

• Therefore, consider making single lot surrounded by existing neighborhood 
of similarly sized lots developable for one small Affordable home. 























Seasonal Communities – Designation requires ATM Vote
• Per Section 32 of Chapter 150 of the Acts of 2024, the “Affordable Homes Act”, the State created a special 

designation for Towns subject to seasonal variations called Seasonal Communities. 

• This is now law at MGL Chapter 23B Section 32: Year-round and attainable housing; seasonal community; 
advisory council; tiny houses; exemptions; waivers; promulgation of regulations

• The Town of Dennis is eligible to accept designation due to it being in Barnstable County and more than 35% of 
our housing stock is seasonal. 

• To become a designated a Seasonal Community, 
• The Town needs to officially accept the designation through a legislative vote, aka Town Meeting. 
• Once designated as a Seasonal Community the Town has 18-24 months to do two additional things: 

• 1) allow affordable housing on undersized lots, which the town already does through §4.9; and 
• 2) allow “Tiny Houses” (<400 sf). 

• This has made several towns hesitate because the language in the Acts of 2024 is so vague.
• My reading of MGL Chapter 23B Section 32 (e), (ii) is that if we create a reasonable district where 

affordable “tiny houses” could realistically be allowed, that would that satisfy the Seasonal 
Community requirement. The statute does not state that tiny houses have to be by-right.

• However, the Annual Report of the Seasonal Communities Advisory Committee (12/25) says they 
must be by-right. 

• No further guidance on what exactly “tiny houses” by-right means has not been forthcoming.
• It appears the Town can further regulate mobile homes. 
• I have reached out to the State for clarification & Information Session next Monday Feb. 2 at 3 pm.



Seasonal Communities “Benefits”
• Year-Round Occupancy Restrictions

• Communities may acquire deed restrictions that require certain homes to be used as year-round primary residences (10 months). 

• Year-Round Housing Trust Funds
• Towns may create a local or regional housing trust fund dedicated to producing and preserving year-round affordable or attainable 

housing. Trusts can receive money or property from a variety of sources & use it flexibly for housing purposes. Regional trusts.

• Housing Preference for Essential Workers & Housing for Artists
• Communities may adopt fair-housing-compliant preferences for local essential public employees, such as teachers, first 

responders, and public works staff. They may also support housing for artists… (No details on how this is different)

• Property Tax Exemption Adjustments
• Towns that use the state’s residential property tax exemption may increase it to as much as 50% (current max 35%) of the average 

assessed home value. Incentive to remain primary residences and cut rise in property values driven by 2nd home demand.

• Zoning Flexibility for Undersized Lots and Tiny Homes
• Seasonal communities must amend zoning to allow the development of undersized lots if they are used for year-round, attainable 

housing purposes. They also must allow by-right development of tiny houses, provided they are restricted for year-round occupancy 

and meet health and safety standards.

• Seasonal Communities Grant Program



MGL Chapter 23B Section 32 (e)
•  (e) For the purposes of this section, "tiny house'' shall mean a detached structure 

containing a dwelling unit containing 400 square feet or less in floor area, 
excluding lofts. A seasonal community shall: (i) adopt by-laws or zoning 
ordinances to permit undersized lots to be used for the creation of attainable 
year-round housing; provided, however, that the lot, at the time of recording or 
endorsement, shall be located in a zoning district that allows for single-family 
residential use; provided further, that any single-family residential structure 
constructed on said lot shall adhere to the municipality's floor area ratio by-laws 
and shall comply with all laws governing wastewater and sewer systems; and 
provided further, that any residential housing built upon undersized lots shall not 
be used as a seasonal home or short-term rental of less than 6 months and shall 
be used as year-round housing; and (ii) adopt by-laws to permit the construction 
of tiny houses provided that such tiny houses are designated for use as year-
round housing units and meet all requirements of the state building code and 
local building code. A movable tiny house shall be registered with the registry of 
motor vehicles, as applicable.



Seasonal Communities Grant Program
• Towns that accepted the designation prior to December 10, 2025 are eligible to access the $2,000,000 the 

Governor allocated for a seasonal communities grant program in FY2026. 

• The money is to be disbursed to those communities that have accepted their designation using a formula 
approach (population) to support related efforts around planning, housing, or infrastructure development. 

• A further $2,000,000 has been allocated for FY2027, which, if the Town were to accept the designation, it would 
presumably be eligible for. 

• Also, the designation will be looked upon positively when applying for other State grants. 



Upcoming Information Session - Monday Feb 2 @ 3

Seasonal Communities Cape Cod Info Session with Cape Cod Commission

Monday, February 2, 3-4PM via Zoom

• To provide municipal officials in municipalities which have been offered the Seasonal 
Communities designation, but have not yet accepted it, an overview of the designation, 
including its goals, how the requirements designations were made, the benefits the 
designation offers, and that come with it.



Draft Warrant Article

• "To see if the Town of Dennis will vote to accept the Seasonal 
Community Designation as provided for in General Laws Chapter 23B, 
Section 32(b); or to take any other action relative thereto"
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