Provincetown Community Housing Council
Remote Meeting Town Hall  260 Commercial Street

February 1, 2021

1:02 p.m.
Members Present: Kristin Hatch, Paul Richardson, Michael Litvin
Staff: Community Housing Specialist Michelle Jarusiewicz, Assistant Town Manager David
Gardner
NOTE: THIS IS A REMOTE PARTICIPATION MEETING
Pursuant to Governor Baker’s March 12, 2020 Order Suspending Certain Provisions of the
Open Meeting Law, the Governor’s March 23, 2020 Order imposing strict limitation on the
number of people that may gather in one place, and Chapter 53 of the Acts of 2020, this
meeting of the Provincetown Community Housing Council will be conducted via remote
participation to the greatest extent possible. Specific information and the general guidelines
for remote participation by members of the public and/or parties with a right and/or
requirement to attend this meeting can be found on the Provincetown website, at
https://www.provincetown-ma.gov/. For this meeting, members of the public who wish to
listen and participate in the meeting may do so in the following manner:
To participate in this meeting, dial (833) 579-7589.
When prompted, enter the following Conference ID number: 357 698 887 #
Quorum Roll Call:
Kristin Hatch, Chair
aye
Paul Richardson
aye
Michael Litvin
aye
Public Statements: none
Agenda item #2 CPA Applications:
Ms. Jarusiewicz described the 4 Housing CPA applications submitted by December 30th:
activity
Housing Office
Homeownership
Assistance
Affordable
Housing Trust
Fund
Cape Cod 5
development in
Orleans

submitted by
Housing Office
Housing Office

amount
$28,008
$100,000

Housing Office

$100,000

Pennrose

$100,000

comments
[25% CPA & 75% Town]
Forgivable loan up to $5,000 for eligible
owners for rehab/ code correction
Transfer of CPA housing funds for future
use
40B application for 62 rental units

Housing Office: $28,008 request for 25% of the Housing Office
The Town of Provincetown has had the creation and retention of affordable and community housing as a top goal
since 1997 and has aggressively pursued many housing strategies - making it the leader on Cape Cod in its efforts.
Provincetown currently has 9.71% deed-restricted units under the State’s C. 40B Subsidized Housing Inventory.
9.71% represents 206 units. The Town has an additional 58 restricted units that are not counted on the SHI for a
total of 264 restricted units. The Provincetown Community Housing Office, including the Housing Specialist, was
created under Article 9 at the April 2007 Annual Town Meeting with Community Preservation Funds for the provision
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of direct staff support for housing activities including support of the Community Housing Council. Traditionally, CPA
funds have been used for the Housing Office. In FY 2018 & FY 2019, half of the housing budget was folded into the
Town’s general budget for the creation of the Housing and Economic Development Office; and half continued
through CPA funds. For FY 2020 & FY 2021, the CPA share was reduced to 25% and 75% in the Town’s general
budget. This proposal continues that split with 25% under CPA and 75% under the Town with the health benefits
in the Town’s budget. Total budget is $104,031 with benefits in the Town’s benefit line item
Members discussed history and inquired if the Town was considering the full 100% in its
budget? David Gardner said that it is discussed every year, but currently there is a halfmillion deficit, and it is not clear that it could happen this year. Ms. Hatch asked maybe next
year? Mr. Gardner said that it had been one of David Panagore’s goals.
Paul Richardson MOVE that the Community Housing Council approve recommendation to
Annual Town Meeting to support $28,008 under CPA for the Housing Office; Michael Litvin
second; approved 3-0 by roll call vote:
Kristin Hatch, Chair
aye
Paul Richardson
aye
Michael Litvin
aye
Homeowner’s Assistance: $100,000 request to assist low/mod homeowner’s with critical
repairs: The Housing Office proposes a pilot program offering eligible year-round Provincetown property owners up
to $5,000 to address property repairs and/or assessments for such, through a forgivable interest free loan over tenyears. Priority will be given for emergency repairs, such as failed plumbing or heating. If the owner continues to live
in the home for more than 10 years, the loan is forgiven; if the owner sells or transfers the home in less than 10
years, the owner will be required to re-pay a pro-rated portion based upon the amount of time that the owner lived in
the home. This is modeled after the down-payment and closing assistance program. Many homes in Provincetown
are condominium form of ownership. All of the deed-restricted ownership units are condominiums. The primary
resource for low/moderate income home owners for property repairs is the regional MCDBG housing rehab program
that addresses eligible repairs. The problem is that this program is based upon single-family owner occupancy
[occasional will help with a rental] and is not available for condo ownership units. This program will provide a
resource to help maintain properties
Ms. Jarusiewicz described this new pilot program targeting condo-ownership units that could
help eligible property owner’s with rehab of a home through a forgivable loan such as under
the down payment assistance program. Owners of single family homes have the regional
housing rehabilitation program as potential assistance. Many homes in Provincetown are
condo-style. All of the deed restricted homes are condos and thus not able to access the
regional housing rehab program.
Ms. Hatch stated that this program was not in the Housing Playbook and she believes that
homeownership has responsibilities. Mr. Richardson asked how much is available in the CPA
fund? It is finite sum of money. Ms. Jarusiewicz did not know at this time and said that this is
a new idea for a new program. The housing rehab program is not available for condo style
ownership and all of the restricted units are condos. Mr. Gardner pointed out that it is the
decision of the Community Preservation Committee on how much money to recommend. The
CHC can vote to support or not. Ms. Hatch thought it was pre-mature and maybe we should
wait.
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Mr. Gardner pointed out that the CPC is a representative committee. The CHC has a rep so
the CHC should take a position on applications for housing and direct the CPC rep to vote
accordingly. Ms. Hatch stated that she would not support today; she needs more discussion.
Mr. Gardner pointed out that the CPA public hearing is a relevant date and the amount of
money could vary, often it is reduced. It is the committee’s prerogative to take a position. Ms.
Hatch asked if it could come from the Affordable Housing Trust Fund? Ms. Jarusiewicz stated
the program could, but not an individual request and it would be subject to lower income
eligibility. Ms. Hatch stated that it through her for a loop as it is not directly identified in the
Playbook and is a reaction to the issue at the Meadows. Mr. Richardson supports the idea in
concept but he is not sure of the process. Ms. Jarusiewicz explained that if $100,000 program
with $5,000 per home, it would support 20 homes. Ms. Jarusiewicz pointed out that in all the
housing planning documents including the Playbook, the overarching goal it to create and
maintain housing. This would support maintaining. Ms. Hatch said that it would have been
better if the discussion started in the Housing Council. She supports maintaining housing but
needs to think about it.
Affordable Housing Trust Fund: $100,000 request to transfer community housing funds from
CPA into the AHTF: The Town of Provincetown has had the creation and retention of affordable and community
housing as a top goal since 1997 and has aggressively pursued many housing strategies - making it a leader on
Cape Cod in its efforts. This proposal is to provide funds for various housing programs and strategies, both small
and large. The Provincetown Affordable Housing Trust Fund [AHTF] was created through special legislation Chapter 230 Acts of 2002 as one of the first tools that Provincetown voters adopted. Historically, the Affordable
Housing Trust Fund has been used for Housing Summits, emergency housing assistance, new development
[such as Stable Path], training and education, Path to Homeownership Scholarships, and rehabilitation projects
[such as Foley House, 33 & 35A Court Street, 40 Pearl Street]. The Community Housing Council is the
gatekeeper for access to the AHTF; grant agreements and housing restrictions are utilized as required. This is a
new strategy for Provincetown but is commonly used in other communities. Traditionally Provincetown CPA funds
have been project/activity specific approved by town meeting. Transferring funds to the AHTF provides for more
flexibility and speed as it does not need town meeting direct approval of the activity
Ms. Jarusiewicz explained that this is new request that replicates how some communities
handle their CPA Housing Funds. They transfer the funds into the Affordable Housing Trust
Fund, which can then be used for a variety of projects. The Community Housing Council is
the gatekeeper for the AHTF. Ms. Hatch highlighted the flexibility of this approach since you
don’t need to go to Town Meeting for approval of every project. Mr. Richardson asked what is
the new strategy? Ms. Hatch explained that other towns do this, but Provincetown has not.
We have brought individual programs or projects directly to town meeting. He asked if any
Trust funds have gone to Harbor Hill? Ms. Jarusiewicz said no, that Harbor Hill only has thin
slice of their income range that would be able to fall under the CPA maximum of 100% Area
Median Income. Ms. Hatch said that she supports this approach and that the CHC had
discussed it in the past. Mr. Richardson asked about the balance. Ms. Hatch said that there is
about $600,000 in the Trust Fund with about $70,000 coming from inclusionary zoning
payment-in-lieu.
CC 5 Rental Development: $100,000 request by Pennrose for 62 rental unit development in
Orleans:
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The 62 low/moderate/workforce housing rental units include a mix of 1-bedroom, 2-bedroom, and 3-bedroom
units. This 40B proposal is moving forward in the permitting and funding process. The total project budget is
$27,705,000 and includes the submission of requests for CPA funds from all the lower cape towns and the
traditional tax credit, HOME, and other subsidies. Pennrose is a national development company and recently
completed the comparable development at the Village at Nauset Green in Eastham.
Ms. Jarusiewicz summarized the proposal and stated that she supports. This is more and
more common as the state encourages regional efforts. The proposal is for a contribution to
the 62-rental unit 40B development in the works in Orleans. This is the same company that
did the Nauset Green development in Eastham of comparable size. Mr. Richardson asked if
there were CPA contributions to the Orleans project and what about local preference. Ms.
Jarusiewicz said that the Towns of Wellfleet and Orleans contributed to the Eastham
development and the state allowed their residents to be considered within the initial local
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preference selection. She does not know about this project as it is too soon. She believes
that they are requesting CPA funds from other Lower Cape Towns. Mr. Richardson stated
that he supports the concept, but not the dollar amount. Ms. Hatch said that if they are not
offering local preference she was not sure if she could support. There are many people that
want to live here and that $100,000 could be for a project in Provincetown. Mr. Litvin asked if
this would be loan or grant. Ms. Jarusiewicz said that it would be a grant with a deed
restriction through the MassDocs program that would cover all the subsidy programs.
Members discussed voting vs. waiting to vote. Ms. Hatch summarized the stances at this
point that could be relayed to the Community Preservation Committee. Members agreed to
move CPA to the next meeting.
Agenda item #3 Zoning Bylaw Amendment: discussion with Doug Dolezal
Members requested this item be placed on the agenda as a follow-up to public comments by
Mr. Dolezal at the last meeting. Below are the explanations for the proposals.
Article __. Zoning Bylaw Amendment: Growth Management By-Law. (Deletions shown
in strike-through and new text shown as underlined.) To see if the Town will vote to amend
the Provincetown Zoning Bylaws, Article 6 Growth Management By-Law as follows
Explanation of Article __: This amendment updates the Growth Management Bylaw based
on our adoption of the Inclusionary Housing and Incentive Bylaw. The Inclusionary Bylaw
has dramatically changed the way we apply Growth Management to multi-family housing
developments. It provides the Housing Council and Select Board greater flexibility in
allocating gallons for affordable and community housing projects. The gallons would be
allocated from within the appropriate categories based on need to ensure that there will be
gallons available.
Article __. Zoning Bylaw Amendment: Inclusionary and Incentive Zoning
Bylaw. (Deletions shown in strike-through and new text shown as underlined.) To see if the
Town will vote to amend the Provincetown Zoning Bylaws, Article 4 Special Regulations,
Section 4180 Inclusionary and Incentive Zoning Bylaw
Explanation of Article __: This article intends to cleanup, clarify and simplify the incredibly
complicated Inclusionary and Incentive Zoning Bylaw. Since its adoption in 2017, the
Inclusionary Bylaw has been applied on several occasions now, and each application
requires a great deal of town counsel input along with many staff hours trying to interpret and
apply the bylaw standards as well as its incentives. The intent was not to fundamentally
change the intent or the result of the bylaw, but rather to simplify the approach to assist
everyone in its implementation, including the housing developer, staff and Planning Board
members.
In summary, the changes include:
• Clarifying that all Inclusionary Projects must provide a minimum of 1/6th or 16.67%
inclusionary contribution whether it be through the provision of units in the overall
development or in the payment of an in-lieu fee to the housing fund.
• Simplifying the payment in-lieu process.
• Simplifying the density bonus by removing the complicated reference to incrementally
adding density units.
• Removing references to density bonus within the Res 1 District which is a single family
zone.
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• Clarifies the incentives available once the minimum 1/6 provision is met, including being
specific as to the types of dimensional relief available to the Planning Board.
• Clarifies the fee reduction bonus, allowing the building permit fees for all deed restricted
units to be waived.
• Clarifies the duplicity of approvals required for the determination of the income level of deed
restricted units. Article 6 states that the CHC determines affordability levels, but
inclusionary added the Planning Board the ability to make the same determination, allowing
for the opportunity for the two boards to be inconsistent or not agree.
Mr. Dolezal stated that inclusionary zoning [IZ] is very important niche sprinkled through the
community. It works very well in Boston. Two projects so far have produced units – Harbor
Hill and 30 Shank Painter, plus others have produced payment in-lieu. Need to educate to
grow Community Housing. Last year’s amendments are being considered by Planning Board
on 4/8/21 and could impact the success of affordable housing. Ms. Hatch said that if we are
able to get to consensus for everyone, we are able to be successful. Mr. Dolezal said that
there are 2 potential articles, one under IZ the other under Growth Management. Not clear if
either will move forward. This town meeting will be outside again and without visual aids. He
is not focused on growth management as gallons are growing and available.
Mr. Dolezal said that the recent IZ proposals could be less controversial with separate
jurisdictions and clarifying “in consultation.” Could be setting maximum number of units under
density bonuses; no cap, up to Planning Board. There is redundant language. Simplification
could be good thing. In his analysis, the existing bylaws could be an opportunity for more
affordable housing units.
Mr. Richardson said that was a lot to digest. Ms. Hatch stated from attending the Housing
peer Group meeting, all Towns up-Cape are interested in IZ. She knows it is not going to be
easy.
Mr. Gardner stated that the Planning Board makes decisions; that staff and Town Counsel
did draft the language. The Planning Board struggles like we all do to understand. The goal of
the IZ is to create units. We continue to look at it and ensure that the bylaw is understandable
and returns public benefits. Ms. Hatch asked if it possible to do baby steps? Mr. Gardner said
they are not committed to 2.5% density factor. Eventually, it is community character that
provides the reality. Members discussed density bonus language. Mr. Gardner said that
under the existing bylaw, there is potential for affordable units to dip below 1.67. He is happy
to consider removing proposed language and remove the density issue.
Mr. Dolezal said that he has met with both Mr. Gardner and Mr. Soule the Town Planner. One
challenge of round up/down, no one will build units. Mr. Richardson said that he should think
about the language that he recommends.
Ms. Hatch said that there are lot of things in the article; the sticking points are smaller.
Perhaps the sticking points could be withdrawn. She is grateful for the IZ; it is doing
something; costs us nothing to build some affordable housing. The roles of the Planning
Board and CHC are important. Mr. Dolezal concurs and supports some language changes.
Agenda #4 Updates:
Housing Authority: received $425,000 CPA grant for acquisition of 46 Harry Kemp Way for
expansion; closing happened on Nov. 2nd
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Ownership: 2 deed restricted 1-bedroom condo resales completed with 1 closing on Oct. 5th
and the other closing on Dec 18th. Another unit at 6 Sandy Hill Lane #11 [$226,044] is
currently being advertised for resale with open house held on January 9th and applications
due by February 18th. Expect the unit at 36 Nelson Ave to begin the sale process in February
for Spring offer.
VFW: Ms. Hatch questioned the status of both the VFW lot and the one across the street.
The issue overlaps the construction of the new police station and the fire department request.
What can the CHC do for affordable housing either at VFW or Jerome Smith lot? How can we
unite? She is appalled that police are still in the old funeral home; she would have voted for
the $12-million.

Agenda #5: Minutes:
Kristin Hatch MOVE to accept the minutes of 1/4/21, Paul Richardson second; approved 3-0.
Roll Call:
Kristin Hatch
aye
Paul Richardson
aye
Michael Litvin
aye
Ms. Hatch inquired about the status of past minutes including 12/12/19?
Meeting adjourned at 3:12 pm
Kristin Hatch
Paul Richardson
Michael Litvin

aye
aye
aye
Submitted by:
Michelle Jarusiewicz, Community Housing Specialist
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