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Town Manager Alex Morse
Town Manager’s Office
Town of Provincetown
260 Commercial St.
Provincetown, MA 02657
Re:

RFP for Housing Developer at 3 Jerome Smith Road, Provincetown

Dear Mr. Morse,
We are pleased to submit for your review the attached preliminary plans, qualifications, and financials related to the proposed
development of mixed-income and affordable housing at the 3 Jerome Smith Road property in Provincetown. We believe we
have put together a plan that will help the Town achieve its housing objectives in a way that is impactful, responsible, and
sensitive to the neighborhood that surrounds the site. Having recently completed a successful mixed-income development in
nearby Eastham, and with an ongoing affordable deal in Orleans moving forward, our Boston-based team is intimately familiar
with the Cape and its significant need for housing diversity.
Together with our project architect, Dimella Shaffer, we are proposing a preliminary plan of 64 rental apartment units, shared
common spaces, a roughly 1,750 square foot community building open for public use, a common roof deck, and thoughtfully
designed, sustainable landscaping. We believe that our approach reflects the Town’s goals, desires, and needs: to create
affordable and workforce housing, and to serve a range of individuals and families that will support local businesses and
contribute to the dynamism and vibrancy of Provincetown. The units, a mix of studios, 1-bedroom, and 3-bedroom apartments,
are offered across a series of differently sized townhome structures and a larger main building nearest to Jerome Smith Road.
When combined with a mix of affordability levels (including 30% AMI, 60% AMI, and “workforce” middle-income units), these
homes will create opportunities for young workers, families, and seniors hoping to age in place to remain in Provincetown. We
believe that housing diversity at this well-connected location is critical. Lower- and middle-income housing is badly needed in
locations with the strong access to jobs, amenities, and culture that Provincetown offers; the density of units will add spending
power that can support local businesses and attract new ones.
We are pleased to propose a development that will achieve rigorous Passive House sustainability standards. Pennrose has six
Passive House developments either completed or in process in the last six years, and would like to bring this innovative model to
Provincetown. Passive House developments minimize environmental impacts by maximizing the heating effects of the sun; roofs
are designed slanted in order to be solar PV-ready, and building modules are clustered in order to minimize exterior surfaces.
High levels of insulation, along with high-efficiency HVAC systems, result in building envelopes that lower energy costs for
tenants, and reduce energy-related pollution.
Our design team, led by Philippe Saad of Dimella Shaffer and David Warner of landscape architecture firm Warner Larson (both
Provincetown residents) have developed a site plan that taps into Provincetown’s community fabric. Townhome structures are
organized around a series of “outdoor rooms” along walking and biking paths, meant to reflect the context of Provincetown’s
famous alleyways and side streets. The variety of outdoor spaces, planted with native species, will encourage gathering and
create a neighborhood atmosphere, without feeling crowded. The front of the site, nearest Jerome Smith Road, will include a
standalone community building, which will host a full management office suite and a flexible community room, available to
both residents and the general public for meetings and events. “Floating” glass doors at the building’s rear will open onto a
landscaped space of its own, creating the possibility of indoor/outdoor events during warm weather months.
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Understanding the Town’s stated desire for a “high density” proposal, we felt the best way to provide a critical mass of units with
a realistic amount of parking was to assume the acquisition of the adjacent parcel, 55R Captain Bertie’s Way. While our design
proposal reflects this, our financing plan does not currently assume an acquisition price for this property. Similar to our ongoing
deal in Orleans, we would look to work with the Town on finding local CPA funds/bond proceeds to fund the acquisition. We are
happy to talk about this in further detail with the selection committee.
The property would be managed by our affiliated management entity, Pennrose Management Company (“PMC”). PMC has
decades of experience managing mixed-income and affordable housing across the country, and employs more than 400
individuals that serve residents in a way that aims to give them the highest possible quality of life. PMC serves as a reliable
provider of, and connector to, supportive services that help those residents that need them to live their best lives. This may be
by helping them access needed health care, linking them to job training opportunities, or simply providing daily interactions that
make residents feel a little more at home.
On all aspects of the development, we expect to partner with the Town and community stakeholders to ensure that provided
spaces – and all pieces of the finalized plans – reflect the local vision for the site and its role in providing homes for
Provincetown residents. At Pennrose we’re proud of our long track record of collaborative development success, fueled by a
wealth of institutional knowledge. We make strong commitments to the communities we develop in, working as a true partner
in transforming underutilized sites into drivers of economic development and housing stability for people that need it. Our
vision is long-term; Pennrose typically builds, leases, and operates its buildings, making us heavily invested in a community’s
sustainability, quality of life, and economic opportunity not just now, but for decades to come.
Pennrose’s New England team is very familiar with the intricacies of developing mixed-income housing in Massachusetts, and
has successfully delivered an array of these projects across the region. We are in the process of developing New England’s
first LGBTQ-friendly senior affordable housing community in Boston’s Hyde Park neighborhood, as well as mixed-income
developments nearer to Provincetown, in Wareham and Orleans. We are experts in pulling together creative funding strategies
that make our deals possible, including a strong record of success with competitive sources from Massachusetts’ Department of
Housing and Community Development (DHCD). We would be honored to put these skills to work to ensure that Provincetown gets
64 units of housing and community space at Jerome Smith Road that it can be proud of.
It would be Pennrose’s immense privilege to work with you and the community on this important project for Provincetown and
the entire Cape. As mentioned, Pennrose would oversee and manage the development through its Boston office. I will be the
primary contact throughout the development process. I have been involved in developing and financing mixed income rental
housing in Massachusetts for nearly 25 years. Supporting me in the Boston office will be Karmen Cheung, Rio Sacchetti, Rebecca
Schofield, and Ryan Kiracofe, whose combined experience bring another 25 years of affordable housing experience to this
development.
Please do not hesitate to contact me with any questions or for further information that you may need.
Respectfully submitted,

Charlie Adams
Regional Vice President, New England
Pennrose, LLC
50 Milk Street, 16th Floor
Boston, MA 02110
978.500.8038
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1. THE DEVELOPMENT TEAM

VILLAGE AT NAUSET GREEN, EASTHAM, MA

1. The Development Team
The proposal must include a description of the development
team, the individuals and organizations to be involved in
the development, including the project manager, and the
experience of these parties. The development team may
include, without limitation, the developer, property manager,
architect, contractor, engineers, consultants, lenders and
investors. Proposals must include: The name, address,
e-mail address, and telephone number of the proposer;
the name of any representative authorized to act on his/
her behalf, and the name, title and contact information for
the individual designated by the developer to receive all
correspondence from the Town and its agents.
Charlie Adams, Regional Vice President for Pennrose, LLC is
the primary contact for this endeavor. His contact information
is below:
Charlie Adams, Regional Vice President, Pennrose, LLC
50 Milk Street, 16th Floor | Boston, MA 02109
E: Cadams@pennrose.com | T: 978.500.8038
Timothy Henkel, Principal and Senior Vice President for
Pennrose, LLC is authorized to act on the firm’s behalf.
Resumes including primary responsibility for each individual
have been included on the following pages.
The names and primary responsibilities of each individual
on the development team.
Timothy I. Henkel, Principal-in-Charge
Charlie Adams, Project Executive
Rio Sacchetti, Project Developer
Karmen Cheung, Project Developer
Rebecca Schofield, Project Developer
Ryan Kiracofe, Project Associate Developer

Village at Nauset Green, Eastham, MA
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Village at Nauset Green, Eastham, MA
If the proposer is not an individual doing business under
their own name, a description of the firm and legal form
and status of the organization (e.g., whether a forprofit, not-for-profit, a general or limited partnership, a
corporation, LLC, LLP) and the jurisdictions in which it is
registered to do business. If the proposer is a non-profit
entity, please include a list of the organization’s Board of
Directors and areas of expertise they represent.
Pennrose, LLC is a real estate development firm that is
headquartered in Philadelphia, PA and has a regional office in
Boston, MA. Pennrose, LLC is registered to do business in the
state of Massachusetts.
The ownership structure of the entity to enter into the
Purchase and Sale Agreement and the Land Development
Agreement with the Town and its relationship to any
investors, lenders and guarantors of debt, if any.
The Project Owner and Borrower will be a newly formed
single purpose entity whose sole purpose will be to build,
own, and operate the project. The to-be-formed entity will be
either a limited liability company organized in Massachusetts
with a Pennrose affiliate controlled by Pennrose, LLC, as
a 0.01% owner and controlling Managing Member. The
Managing Member will be owned by principals of Pennrose.
A tax credit investor will be introduced into the partnership as
a 99.99% Investor Member. Pennrose LLC and the Manager
Member of the Borrower will act as Guarantors for the tax
credit investment and debt.
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Identification of all principals, partners, co-venturers or subdevelopers participating in the transaction, and the nature
and share of participants’ ownership in the project.
Pennrose, LLC will be the sole owner in this project. The
principals of Pennrose include Richard K. Barnhart, Chairman
and CEO; Mark H. Dambly, President; Timothy I. Henkel,
Principal and Senior Vice President; and Hunt PR Holdings,
Minority Partner.
Identification of the person designated to be the property
manager if the property developer will also be the property
manager. If this is not the case, state the legal and financial
relationship between the entities and describe the process
for securing property management services and criteria and
minimal qualifications it will use in selecting the property
management firm.
Pennrose Management Company (PMC) is the proposed
property manager for this project. PMC is the affiliate
property manager of Pennrose, LLC. Although there is
common ownership between the two firms, both firms
operate independently in regards to legal and financial
relationships.
Identification of the development team, such as architects,
engineers, landscape designers, contractor, and
development consultants. In addition, provide background
information, including firm qualifications and resumes for
principals and employees expected to be assigned to the
project.
Pennrose, LLC - Developer
Dimella Shaffer - Architect
Warner Larson - Landscape Architect
NEI General Contracting - General Contractor
Innova - Construction Administrator
Pennrose Management Company - Property Manager
Horsley Witten - Civil Engineer
Klein Hornig - Real Estate Attorney
Berman Indictor - Tax Attorney
Singer & Singer - Local Attorney

A summary of the developer’s and the development
team’s experience, both collectively and individually, with
similar projects. Particular attention should be given to
demonstrate experience with projects of a similar scale
and complexity, site conditions, permitting issues, design
and financing, as well as location. Proposers should
demonstrate the ability to perform as proposed and to
complete the project in a competent and timely manner,
including the ability to pursue and carry out design,
permitting, financing, construction, and marketing/unit
absorption.
Pennrose is a nationally recognized leader in the development
of mixed-income and affordable housing. With over 50
years of experience, Pennrose has worked with dozens of
communities, including Eastham and Orleans on Cape Cod,
to develop more than 17,200 housing units across more
than 265 properties. As an end-to-end owner, operator, and
developer, Pennrose offers a scale and simplicity that makes
it an ideal partner for communities seeking to provide diverse
housing options. Based in Philadelphia, Pennrose now has
regional offices in Atlanta, Baltimore, Cincinnati, New York
City, and in the last five years, an office in Boston. Pennrose’s
New England team is familiar with the intricacies of the
DHCD Low-Income Housing Tax Credit program, and has
successfully delivered an array of mixed-income and mixeduse projects in Massachusetts and Connecticut.
Pennrose’s vast experience includes multi-family
developments from high-rises to townhomes, self-contained
communities to scattered site developments across several
city blocks. We’ve developed in small towns with populations
of just a few thousand, and have ongoing projects in
Philadelphia, Boston, and New York City, and Atlanta, to name
just a few. Having recently completed the Village at Nauset
Green in Eastham, and received zoning and permitting
permissions for the upcoming Cape Cod Five mixed-income
housing deal in Orleans, we are well familiarized with the
Cape’s unique market, challenges, and needs. As stated
elsewhere in this proposal, as a national firm Pennrose
has the substantial financial capacity needed to provide
guarantees, predevelopment financing, and the stability that
ensures our projects get built in a timely manner.
For more information on the experience offered by
Pennrose, Dimella Shaffer, Horsley Witten, Warner Larson,
and other team members, please consult the submitted
qualifications.
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Pennrose, LLC
Developer

50 Milk Street, 16th Floor, Boston, MA 02109
Contact: Charlie Adams, Regional Vice President
Telephone: 857.415.4650
Pennrose, LLC is a premier multifamily development company with the necessary expertise to bring together all aspects of
development in a way that exemplifies quality while creating value in both the short and long term. Pennrose is a private fullservice real estate development firm, which has been active in real estate development, through principals or affiliates, for 50
years. During this time Pennrose has developed over 17,200 rental housing units. Pennrose has developed more than 4,500
units in the last five years alone, representing over $3.5 billion in total development costs. Pennrose’s portfolio includes more
than 265 distinct developments in seventeen states plus the District of Columbia and the U.S. Virgin Islands, the vast majority of
which Pennrose continues to own and manage. Pennrose offers extensive expertise in complex urban developments, including
mixed-use development for market-rate, workforce, and mixed-income communities. From new construction to historic
preservation, Pennrose maximizes value and provides outstanding quality. A comprehensive list of all past developments have
been included in this submission.
Pennrose’s custom approach and commitment to its residents, investors, owners and personnel distinguishes the firm from its
peers within the industry. Pennrose has achieved an outstanding reputation for excellence, in the quality of the residential units
produced and in the manner in which these are maintained. As an innovator in building design, Pennrose delivers lasting value
for its customers and for the multifamily housing market. No two developments in our portfolio are the same, each is unique to
the communities in which we work and catered to the needs and desires of community stakeholders.
Pennrose developments have won numerous awards for project design and community revitalization. These awards are a
testament to not only what Pennrose develops, but how the company approaches development. In all its projects, Pennrose
maintains a firm commitment to achieving financial, social and environmental sustainability. Pennrose has incorporated
Leadership in Energy and Environmental Design (LEED) into many projects, understanding that green & LEED developments
produce fundamentally better buildings and communities that are more comfortable, more efficient, more appealing, and
ultimately more affordable. Pennrose recently completed construction on two Passive House residences including – the first
multi-family affordable Passive House development in Connecticut by the Boston office. Pennrose continues to be on the
forefront of sustainable design for affordable and mixed-income housing, showing successful experiences in development and
obtaining financing for these design standards as well as other sources to facilitate energy efficient project development.

Meriden Commons I, Meriden, CT
3 Jerome Smith Road
Provincetown, MA
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Village at Nauset Green - Community Room

Village at Nauset Green - Kitchen

Our qualifications and capability are exemplified in that triple-bottom-line commitment, as well as in our track record in
partnering with City agencies and community groups to revitalize communities; our ability to coordinate the efforts of a diverse
team of experienced professionals through all phases of development; our experience in shepherding developments through
community processes; our experience with an array of financing methods, both public and private; and, the scores of projects
we have developed through close collaborations with community nonprofit groups. Pennrose’s unrivaled combination of
experience, reputation for quality, financial capacity, and commitment to developing successful, thriving communities position us
uniquely to successfully lead the development.
Pennrose is an expert in the implementation of projects involving successful partnerships and public engagement processes.
Pennrose has successfully collaborated with over 100 municipalities and even more local community organizations to develop
projects. Pennrose understands that these partners act as a gateway to the community and Pennrose has established a
successful record in partnering with cities and towns in the planning and implementation of its developments. The ultimate
success of the design process for the development will depend on the ability of the development team to effectively
communicate with and engage various community stakeholders, in an open and inclusive planning process. Pennrose is
committed to facilitating that process and possesses the experience to do so.
Pennrose employs a staff of seasoned, credentialed developers made up of licensed realtors, engineers and professionals
with advanced degrees in such areas as real estate, architecture, business administration, city planning and public policy. Its
developers have expertise in all facets of real estate development, including acquisition, finance, construction, management, and
maintenance. The experience, dedication, and stability of its employees, who focus specifically on real estate development have
been the key to the continued success of Pennrose.
Mixed Income Housing Experience
Pennrose has successfully completed over 265 affordable and mixed-income deals company-wide. The backbone of our work
is affordable, workforce, and mixed-income rental housing. Over the last ten years alone, we have completed 90 multi-family
deals. We have leveraged our breath of experience in raising private equity and public funds, to execute mixed-income projects
in what are sometimes considered unproven markets for market rate developments. Pennrose’s continued increase in business
in the face of escalating competition for limited resources is a testament to the quality of the Pennrose product and the manner
in which the team conducts its business. In fact, since 2010, Pennrose has raised over $530,000,000 in private tax credit
equity, accounting for almost half of total development costs for these developments. Historically, Pennrose has received the
highest rates in the industry for the sale of Low Income Housing Tax Credits. Pennrose also has strong banking relationships as
evidenced by its completion of over 17,200 affordable and market-rate residential rental and homeownership units in sixteen
states and the District of Columbia.
Pennrose is consistently ranked as one of the top affordable housing developers in the country and in 2012 was named the
number one affordable housing developer in the country. This record of performance has made Pennrose one of the larger,
and in some cases the largest, producer of Low Income Housing Tax Credits sold to Wells Fargo, Bank of America, TD Bank, JP
Morgan Chase, and a host of other National and Regional tax credit investors. The breath of this LIHTC experience has given
Pennrose in-depth knowledge of the program and of the regulatory framework for affordable housing developments.
In all of its developments, Pennrose demonstrated an ability to secure the necessary financing, including Low Income Housing
Tax Credits, state and local funds, and private mortgage financing to ensure the successful completion of the redevelopment
process. Virtually all of Pennrose’s developments feature strong resident and community involvement as well as the employment
in the planning and construction process.
3 Jerome Smith Road
Provincetown, MA
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TIMOTHY I. HENKEL

Principal and Senior Vice President, Pennrose
Education:
Experience:

Master of Business Administration, University of Rochester
Bachelor of Science, Civil Engineering, Bucknell University
21 years with the firm | 25 years in the industry

As a principal and member of the executive leadership team, Tim Henkel is responsible for all aspects of Pennrose’s national
development strategy. He oversees a team of regional vice presidents and has been instrumental in Pennrose’s continued growth
in key markets across the country. Tim began his career at Pennrose in 1999. He is an expert in all forms of public and private
real estate financing including affordable housing via Federal and State Low Income Housing Tax Credits (LIHTC), Federal and
State Historic Rehabilitation Tax Credits (HTC), mixed-income multifamily housing via tax-exempt bonds, and public housing
replacement leveraging federal HOPE VI grants. In addition, he has executed market rate and mixed income development using
various combinations of New Market Tax Credits (NMTC), Urban Transit HUB Tax Credits, and other State incentive programs.
Tim has overseen the growth of Pennrose’s development platform to include new construction, adaptive reuse and acquisition/
preservation projects. The combination of diversified housing products and expanded geography have established Pennrose as
an engaged leader in the delivery of housing opportunity and resident services in a diverse range of communities. Tim currently
serves on the board of the National Housing & Rehabilitation Association and NJ Apartment Association. He is an Alumni board
member of the William E. Simon School of Business and serves on the boards of Triple C Housing and Penn Reach, a nonprofit
dedicated to helping people with special needs find homes and services. Tim is a frequent panelist and speaker at regional real
estate development events.
RELEVANT EXPERIENCE
John C. Anderson Apartments, Philadelphia, PA
+ $20M | 56 units
Pennrose, LLC and the Dr. Magnus Hirschfeld Fund (dMa Fund) are proud partners on the development
of John C. Anderson Apartments, a 56-unit senior affordable, mixed-use development in the heart of Center City, Philadelphia. JCA represents an exceptional opportunity to provide a needed affordable LGBTQ
friendly senior housing (62+) resource in an affluent neighborhood.
William Barton Rogers School (The Pryde), Boston, MA
+ $33M | 74 Units | 100,000+ SF
Pennrose will reactivate the former school as a vibrant, welcoming, and inclusive space that will not
only house the seniors of Hyde Park but also celebrate the history of the school and neighborhood. The
historically redeveloped senior development will include 74 units available at a range of incomes, from
30% of AMI to 100% AMI. The Pryde will be the first LGBTQ-friendly development in New England.
John Arthur Flats, Cincinnati, OH
+ $12M | 57 Units
John Arthur Flats will be the first targeted LGBTQ friendly senior affordable housing development
in Cincinnati. The project is a 57-unit, 3-story new construction, 100% affordbale senior housing
development in the Northside neighborhood. The building will house seniors earning 30%, 50%, and 60%
of Area Median Income (AMI).
Haven Green, New York, NY
+ $56M | 121 Units
Haven Green is a 121 deeply affordable senior apartment rental building available to extremely low-,
very low-, and low-income seniors. Thirty-seven units will serve formerly homeless seniors. The LGBTQ
friendly building will contain utility rooms, an exercise room, bike storage, and community facility space on
the cellar floor and commercial and community space on the ground floor.
3 Jerome Smith Road
Provincetown, MA
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CHARLIE ADAMS

Regional Vice President, Pennrose
Education:
Experience:

Master of Science, Real Estate Development, Massachusetts Institute of Technology
Bachelor of Arts, Princeton School of Public and Int. Affairs, Princeton University
6 years with the firm | 24 years in the industry

As Regional Vice President, Charlie Adams is responsible for the execution and continued growth of Pennrose’s development
pipeline including all aspects of the real estate development process from initial conception through construction, to lease-up
and stabilized occupancy or sale within the New England area. Charlie brings more than 20 years of experience to Pennrose in
multifamily housing, including the origination, acquisition, financial analysis, underwriting, and syndication of Low Income Housing
Tax Credit developments. Charlie joined Pennrose in 2016 and has significant depth and diverse experience in the multifamily
industry with experience working for a housing authority, as a syndicator, and performing development responsibilities. Charlie
served as Town Meeting Member, chaired the Community Planning and Development Commission, and is currently on the board
of the Housing Authority in his hometown of Reading, MA. Charlie is also a member of the MassHousing Multi-Family Advisory
Committee.
RELEVANT EXPERIENCE
William Barton Rogers School (The Pryde), Boston, MA
+ $33M | 74 Units | 100,000+ SF
Pennrose will reactivate the former school as a vibrant, welcoming, and inclusive space that will not
only house the seniors of Hyde Park but also celebrate the history of the school and neighborhood. The
historically redeveloped senior development will include 74 units available at a range of incomes, from
30% of AMI to 100% AMI. The Pryde will be the first LGBTQ-friendly development in New England.
Meriden Commons Phase I and II, Meriden, CT
+ $48M | 151 Units | 200,000+ SF | Passive House (PH. II)
Pennrose completed the multi-phase redevelopment plan with the City of Meriden and the Meriden
Housing Authority to redevelop the 140 unit Mills Memorial public housing site. The site was the subject
of a Master Developer RFP, won by Pennrose and The Cloud Company in 2012. Meriden Commons is a
mixed-used, mixed-income community, revitalizing the downtown core.
Village at Park River Phase I, II, and III, Hartford, CT
+ $71M | 200 Units | 215,000+ SF | Passive House (PH. I - III)
Village at Park River will feature 420 new high-quality housing units when completed, including both rental
and homeownership opportunities. In partnership with the Housing Authority of the City of Hartford and
The Cloud Company, the project provides replacement of the City’s stock of affordable housing units, as
well as acts as a catalyst for reinvestment and commercialization in the Upper Albany Neighborhood.
Village at Nauset Green, Eastham, MA
+ $23M | 65 Units
Village at Nauset Green is a sixty-five (65) unit multifamily development located in Eastham, Massachusetts. The 11.2-acre development site was acquired by the Town of Eastham and designated for use as
affordable housing. The development was financed using a variety of sources including LIHTC’s and
DHCD.

3 Jerome Smith Road
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RIO SACCHETTI

Developer, Pennrose
Education:
Experience:

Master of Professional Studies, Real Estate, Georgetown University
Bachelor of Arts, College of the Holy Cross
3 years with the firm | 11 years in the industry

Rio Sacchetti joined Pennrose in 2018 as Developer in the Boston office. Mr. Sacchetti is responsible for managing the financing
and development of real estate projects, ensuring they are completed to scope, according to schedule, and within budget. A
seasoned project manager with 10 years’ experience in affordable and mixed income housing throughout New England, Mr.
Sacchetti brings expertise with state agency financing programs, historic rehabilitation tax credits (HTC), and the federal low
income housing tax credit (LIHTC) program. Mr. Sacchetti is responsible for project management of new affordable and mixedincome residential communities beginning with inception and through construction completion and lease-up.
RELEVANT EXPERIENCE
Village at Nauset Green, Eastham, MA
+ $23M | 65 Units
Village at Nauset Green is a sixty-five (65) unit multifamily development located in Eastham, Massachusetts. The 11.2-acre development site was acquired by the Town of Eastham and designated for use as
affordable housing. The development was financed using a variety of sources including LIHTC’s and
DHCD.
Village at Park River, Hartford, CT
+ $71M | 200 Units | 215,000+ SF | Passive House (PH. I - III)
Village at Park River will feature 420 new high-quality housing units when completed, including both rental
and homeownership opportunities. In partnership with the Housing Authority of the City of Hartford and
The Cloud Company, the project provides replacement of the City’s stock of affordable housing units, as
well as acts as a catalyst for reinvestment and commercialization in the Upper Albany Neighborhood.
Mary D. Stone and Julia Bancroft Schools, Auburn, MA
+ $40M | 115 Units
The Mary D. Stone School will be a 55-unit, senior, mixed-income, historic rehabilitation project in Auburn,
MA. Similarly, the Julia Bancroft School will be a 60-unit, senior, mixed-income, historic rehabilitation
project in Auburn, MA. Both projects were won through a competitive RFP process, one for each school,
driven by the town of Auburn in 2015. Both projects are under construction.
Littleton Drive, Wareham, MA
+ $34M | 93 Units
Pennrose was selected via a competitive RFP process in the town of Wareham, Massachusetts to
introduce affordable housing on an undeveloped, forested, publicly owned site. Pennrose has proposed a
49-unit, mixed-income non-age-restricted development with market, workforce, and affordable rents, plus
an additional 44 age-restricted units in a senior housing building.
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KARMEN CHEUNG

Developer, Pennrose
Education:
Experience:

Master of Science in Real Estate Development, Massachusetts Institute of Technology
Bachelor of Arts, Environmental Studies, Yale University
4 years with the firm | 4 years in the industry

Karmen Cheung joined Pennrose in July 2017 as an Associate Developer in the Boston office. Her responsibilities include
conducting preliminary due diligence on new business opportunities; preparing applications for federal, state, and local funding
sources; working with stakeholders throughout the development process; and managing projects to closing and through
construction. Prior to joining Pennrose, Ms. Cheung was pursing her Master in City Planning and Master of Science in Real Estate
Development at MIT. During graduate school, she interned with the Asian Community Development corporation in Boston and
worked to inventory and identify affordable housing within the organization’s service area.
RELEVANT EXPERIENCE
William Barton Rogers School (The Pryde), Boston, MA
+ $33M | 74 Units | 100,000+ SF
Pennrose will reactivate the former school as a vibrant, welcoming, and inclusive space that will not
only house the seniors of Hyde Park but also celebrate the history of the school and neighborhood. The
historically redeveloped senior development will include 74 units available at a range of incomes, from
30% of AMI to 100% AMI. The Pryde will be the first LGBTQ-friendly development in New England.
Meriden Commons Phase I and II, Meriden, CT
+ $48M | 151 Units | 200,000+ SF | Passive House (PH. II)
Pennrose completed the multi-phase redevelopment plan with the City of Meriden and the Meriden
Housing Authority to redevelop the 140 unit Mills Memorial public housing site. The site was the subject
of a Master Developer RFP, won by Pennrose and The Cloud Company in 2012. Meriden Commons is a
mixed-used, mixed-income community, revitalizing the downtown core.
Torrington Riverfront Redevelopment, Torrington, CT
+ $20.5M | 60 Units
The Torrington Riverfront Redevelopment will be a vibrant, pedestrian-friendly, mixed-use development
located in the downtown district of Torrington, CT. Previously home to the Torrington Manufacturing
Company, the two-acre brownfield site along the Naugatuck River has been used as a city-owned
parked lot for almost a decade.
Mary D. Stone and Julia Bancroft Schools, Auburn, MA
+ $40M | 115 Units
The Mary D. Stone School will be a 55-unit, senior, mixed-income, historic rehabilitation project in Auburn,
MA. Similarly, the Julia Bancroft School will be a 60-unit, senior, mixed-income, historic rehabilitation
project in Auburn, MA. Both projects were won through a competitive RFP process, one for each school,
driven by the town of Auburn in 2015. Both projects are under construction.
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REBECCA SCHOFIELD

Developer, Pennrose
Education:
Experience:

Master of Arts, Urban & Environmental Policy & Planning, Tufts University
Bachelor of Arts, Earth & Environmental Science, Wesleyan University
<1 year with the firm | 6 years in the industry

Rebecca Schofield joined Pennrose in March 2021 as a Developer on the New England team. Becca is responsible for managing
the financing and development of real estate projects, from acquisition and predevelopment through construction completion and
occupancy. Becca brings her experience in affordable housing development, utilizing local, state, and federal financing programs
to support the preservation existing housing and sustainable new construction for Pennrose.
RELEVANT EXPERIENCE
Matheson Apartments, Worcester, MA
+ 70 Units
Matheson Apartments is a historic rehabilitation of seventy affordable family units in six buildings
in Worcester’s Main South neighborhood. The project included all new windows, roofs, elevators,
common area and interior unit finishes, accessibility upgrades, landscaping, and the renovation and reprogramming of community space.
Finch Cambridge, Cambridge, MA
+ 98 Units
Finch Cambridge is a 98 unit new construction affordable housing development. It was financed through
Cambridge’s Affordable Housing Trust Fund and additional HOME and CDBG funds from the City, as
well as 4% LIHTCs and DHCD sources. Its location near Fresh Pond Reservoir and several cycling and
walking trails create a healthy environment for Cambridge families.
Auburn Court, Cambridge, MA
+ 86 Units
Auburn Court (Phase I) was initially developed in the 1990s as the mixed-income housing component of
the University Park redevelopment in Cambridge. 77 units in a combination of townhomes and midrise
buildings were renovated as part of a 2016 refinancing, supported by LIHTCs, DHCD, and the City of
Cambridge. This redevelopment also included the conversion of a former office space into a 1-bedroom
unit and the new construction of an eight unit LEED for Homes building on the Auburn Court site, adding
nine new affordable units to the property.

3 Jerome Smith Road
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RYAN KIRACOFE

Associate Developer, Pennrose
Education:
Experience:

Master of City Planning, Massachusetts Institute of Technology
Bachelor of Science, Finance, Boston College
1 year with the firm | 5 years in the industry

Ryan Kiracofe joined Pennrose in June of 2020. In his role as Associate Developer, Ryan’s responsibilities include coordination and
production of due diligence for real estate, financial, and tax credit applications for Pennrose developments. Ryan supports senior
development staff in all aspects of the development process, from predevelopment through stabilization. Prior to joining Pennrose,
Ryan was Senior Urban Planner at RKG Associates, an economic development and real estate consultancy in Boston, where he
led real estate financial modeling, economic development master plans, and revitalization strategies in cities across the US.
RELEVANT EXPERIENCE
Torrington Riverfront Redevelopment, Torrington, CT
+ $20.5M | 60 Units | 74,000 SF+
The Torrington Riverfront Redevelopment will be a vibrant, pedestrian-friendly, mixed-use development
located in the downtown district of Torrington, CT. Previously home to the Torrington Manufacturing
Company, the two-acre brownfield site along the Naugatuck River has been used as a city-owned parked
lot for almost a decade.
Village at Park River Phase I, II, and III, Hartford, CT
+ $71M | 200 Units | 215,000+ SF | Passive House (PH. I - III)
Village at Park River will feature 420 new high-quality housing units when completed, including both rental
and homeownership opportunities. In partnership with the Housing Authority of the City of Hartford and
The Cloud Company, the project provides replacement of the City’s stock of affordable housing units, as
well as acts as a catalyst for reinvestment and commercialization in the Upper Albany Neighborhood.
William Barton Rogers School (The Pryde), Boston, MA
+ $33M | 74 Units | 100,000+ SF
Pennrose will reactivate the former school as a vibrant, welcoming, and inclusive space that will not
only house the seniors of Hyde Park but also celebrate the history of the school and neighborhood. The
historically redeveloped senior development will include 74 units available at a range of incomes, from
30% of AMI to 100% AMI. The Pryde will be the first LGBTQ-friendly development in New England.
Littleton Drive, Wareham, MA
+ $34M | 93 Units
Pennrose was selected via a competitive RFP process in the town of Wareham, Massachusetts to
introduce affordable housing on an undeveloped, forested, publicly owned site. Pennrose has proposed a
49-unit, mixed-income non-age-restricted development with market, workforce, and affordable rents, plus
an additional 44 age-restricted units in a senior housing building.

3 Jerome Smith Road
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Pennrose Qualifications
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VILLAGE AT NAUSET GREEN
Eastham, MA

Total Development Cost
$23,000,000
Completion Date
Spring 2020
Units
65 units

DESCRIPTION
Village at Nauset Green, a 65-unit multifamily development
currently leasing units will be complete in May 2020. Located
in Eastham, Massachusetts the 11.2-acre development site
was acquired by the Town of Eastham and designated for
use as affordable housing. In June 2016, after a competitive
Request for Proposals process, Pennrose was selected as the
developer for the parcel. Since that time, Pennrose and our
development team have been working in conjunction with
the Town to develop a high quality affordable and workforce
housing project.
Of the 65 units in the community, 11 units serve extremely
low income individuals and families earning up to 30% of
the Area Median Income (AMI), and 39 serve low income
individuals and families earning up to 60% of AMI. The
remaining 15 units are Workforce units for individuals and
families up to 100% of AMI. The development contains 27
one bedroom units, 31 units, and 7 three-bedroom units.
From site plan to building typology and façade, the design
for Village at Nauset Green aims to evoke the local Cape Cod
style and create a small village feel for residents and the
community at large. The development utilizes a cluster-type
design centered around two common green spaces that
will offer both active and passive recreation opportunities
for people of all ages. The cluster development is sensitive
to the environment and creates a framework for neighbors
to interact with one another. The development consists of
eighteen mid-rise, wood frame buildings with steeped roofs,
reflecting the local neighborhood design. Utilizing the existing
topography, we mask the scale of the buildings and make
them appear as two-story structures. The whole development
is designed to meet LEED Silver standards.

3 Jerome Smith Road
Provincetown, MA

The property is managed by a Pennrose affiliate management
company, Pennrose Management Company (PMC). PMC
provides on-site management and maintenance, and also
supportive services geared towards both senior and family
populations. Pennrose will also partner with local supportive
service organizations to provide additional services for
seniors and families.
The development is financed using a variety of sources.
A total of $10 million in federal low-income housing tax
credits and $4.375 million in state tax credits was provided
by the Commonwealth of Massachusetts Department of
Housing and Community Development (DHCD). The federal
credits were purchased by JP Morgan Chase with Hunt
Capital as the syndicator. Dorfman Capital provided the MA
LIHTC equity. DHCD also provided $2.55 million through a
combination of HOME, Affordable Housing Trust, and Housing
Stabilization funds as well as 11 Project Based Vouchers,
including 3 from the Section 811 program. A $10.28 million
construction loan was provided by Bank of America and a
$4.4 million permanent first mortgage will be provided by
the Massachusetts Housing Partnership. Additional funding of
$1.45 million comes from the Town of Eastham Community
Preservation Committee, the Town’s Affordable Housing Trust
and Town general funds. MassHousing provided $1.5 million
from their Workforce Housing Program. The Towns of Wellfleet
and Orleans each provided $100,000 towards the project’s
financing.
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CAPE COD 5
Orleans, MA

Total Development Cost
$28,000,000
Units
62 Units

DESCRIPTION
Orleans Cape Cod Five consists of the re-use of a former
bank headquarters building, combined with a new
construction addition and two separate townhouse buildings,
as mixed-income housing. Together, the refurbishment and
new construction will provide 62 family rental units, including
52 affordable units and 10 workforce apartments. The
existing structure consists of an original 1978 building and
a 1990s addition. The building served as the headquarters
and operations center for the Cape Cod Five Cents Savings
Bank for the entirety of its existence; all staff had vacated
the building and were relocated to the bank’s newly-built
headquarters in Hyannis by the end of 2020.
The site, comprised of the 19 West Road and 10 Skaket
Corners parcels, is accessed via a landscaped boulevard
off West Road, which itself enjoys quick access to Routes
6 and 6-A, two of Cape Cod’s most critical connectors. The
property is abutted by a shopping center (which includes
a full-service grocery store, pharmacy, and bus stop), a
cluster condominium development, and Route 6 itself. The
existing structure and property are ideal candidates for the
development of mixed-income and affordable housing.

units, 60% AMI affordable units, and Workforce housing on
the site. All proposed units are rental units.
This initiative will seek funding from the Massachusetts
Department of Housing and Community Development’s
Low-Income Housing Tax Credit allocation, as well as HOME
funds, Affordable Housing Trust Funds, Housing Stabilization
Funds, and MassHousing Workforce funds. The project was
awarded funding from from Orleans’ Community Preservation
Committee, as well as smaller contributions from the CPCs
of neighboring communities on the Outer Cape including
Eastham and Provincetown.
The proposed site plan will include significant investments
in open space and landscaped amenities, including walking
paths, a playground, community garden, courtyard, and an
improved pedestrian connection to adjacent retail amenities.
Existing woodland buffers will be preserved and enhanced in
order to enhance privacy for residents and abutters.

In line with the Town of Orleans’ stated desire for the
development of affordable housing on the site, the proposed
development offers 62 rental housing units available to
households with a range of income levels. 54 of the units will
be housed in the 38,000 square foot existing structure with a
30,800 square foot attached addition. The 8 townhome units
will be in two smaller, separate structures on the opposite
side of the access drive. The development will include 78
parking spaces, a playground, and space for a community
garden, as well as indoor amenities like a fitness center and
club room. We anticipate the inclusion of 30% AMI affordable
3 Jerome Smith Road
Provincetown, MA
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LITTLETON DRIVE
Wareham, MA

Total Development Cost
$34,000,000
Units
93 Units

DESCRIPTION
Pennrose was selected via a competitive RFP process in the
town of Wareham, Massachusetts to introduce affordable
housing on an undeveloped, forested, publicly owned site
off Swifts Beach Road. Referred to as “Littleton Drive,”
the 16-acre property is owned by the town’s Wareham
Redevelopment Authority (WRA). The site was slated for
development as a subdivision of single-family homes in the
1970s, but the plan never came to pass. Where Google Maps
today identifies the subdivision’s streets as planned decades
ago, the site’s only cleared paths are a series of trails through
a mostly white pine forest. The WRA’s stated goals for
Littleton Drive are “the development of affordable, mixedincome, or age-restricted (senior) housing,” of which at least
20 percent of the units should be eligible for inclusion in the
state’s Subsidized Housing Inventory. The program would be
executed on a 99-year ground lease.

and sidewalks on Swifts Beach Road, and a commitment
to leaving 50% of the site untouched and 75% as open
space. Wareham residents will enjoy special preference for
70% of the development’s units in the first year (subject to
DHCD approval). By expanding the town’s inventory of rentrestricted and subsidized housing, this program alone will
raise the town’s affordable percentage from 7.7% to 8.6%,
well on its way to the state’s goal of 10%.

Pennrose has proposed a 49-unit, mixed-income nonage-restricted development with market, workforce, and
affordable rents, plus an additional 44 age-restricted
units in a senior housing building. The buildings would be
clustered around a central green and playground, as well as
a community “Clubhouse” building with shared gathering
spaces and a management office for a full-time property
manager. While the non-age-restricted units are open to
any qualifying applicant, the design program’s emphasis
on 1-bedroom units and accessibility may make the
development especially appealing to seniors.
The proposed program includes numerous additional
community benefits, including maintained and improved
walking trails throughout the site, a new bus stop shelter

3 Jerome Smith Road
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THE PRYDE (FORMER ROGERS SCHOOL, HYDE PARK)
Boston, MA

Total Development Cost
$37M (Projected)
Tenancy
Mixed Income, Senior
Community
Developer
Pennrose, LLC
Owner:
Pennrose, LLC / LGBTQ
Senior Housing, Inc.

DESCRIPTION
William Barton Rogers Middle School, formerly Hyde Park
High School, has been serving and educating the Hyde Park
community for over a century. Originally built in 1902 as a
high school, the building has been adapted and reconfigured
numerous times, with additions constructed in 1920 and again
in 1934, to better serve the needs of the Hyde Park community.
Today, while it is no longer able to serve as an educational
institution, it remains an anchor that can continue as a
monument to, and celebration of, the Hyde Park Community
as well as serve as safe, mixed-income, LGBTQ friendly senior
housing for Hyde Park and Boston residents. Pennrose will
reactivate the former public school as a vibrant, welcoming,
and inclusive space that will not only house the seniors of
Hyde Park but also celebrate the history of the former school
and the history of Hyde Park. The entirety of the building will
be preserved and adapted for this new use, which includes
preservation of the historic exterior facade as well as significant
interior architectural elements such as the frieze and stage
of the auditorium, mosaic tiles, gymnasium and more. Large
spaces are retained in the interior of the building for general
use by the community. Architect DiMella Shaffer’s design
includes preserving the auditorium, the gym, the cinema room,
and the front entrance and retains 10,000 sq. ft. of space
to be used by the public that will cater to residents and the
community. Community organizations can use the space for
meals, events, activities and can hold meetings, classes and
workshops there.
The Pryde will be New England’s first LGBTQ-friendly senior
housing development, with approximately 75 units available
at a range of incomes, from 30% of AMI to 100% AMI, so that
everyone has an opportunity to live here. Residents can enjoy all
of the public community spaces as well as additional amenities
in the residential section of the building. The main residential
entrance is on Harvard Avenue, recreating the historical portecochère that likely served as the primary entrance to the
3 Jerome Smith Road
Provincetown, MA

building in the early 1900s. The former administrative offices
to the left of the residential entrance will be converted into a
lobby area where residents can check their mail, grab some
coffee, or sit and chat with their neighbors. This common area
will have seating and tables that will allow for informal mingling
among residents. To the right of the residential entrance will be
the development’s management offices. Two main elevators
have been strategically located in the courtyard, near the two
knuckles of the building to reduce the distance that seniors will
need to walk to enter and exit the building from their unit. A
similar strategy is deployed for laundry rooms, locating two on
each floor in such a way to limit the distances seniors will have
to walk to do laundry. The auditorium on the second floor will
be preserved for resident gatherings, serving as the community
room for residents. Bathrooms will be added on either side of
the auditorium to improve the functionality of the space for
large events. Additionally, a small kitchen is planned for this
space for food events. Congregate meals could be organized
in the auditorium or in the gymnasium. On the fourth floor of
the residential wing, there currently exists a room with built-in
tiered seating which will be converted into a resident cinema
space capable of hosting movie nights.
The Courtyard, which is a central amenity to the development
plan will have controlled access but will be accessible to the
community and residents through the building itself or via the
side entrance on Everett Street on the side of the building.
This space will be kept available and open to the public, while
ensuring resident security and privacy.
The development will offer an array of residential services
targeted at helping residents successfully age in place and
being a positive contributor in the Hyde Park community. As an
LGBTQ-friendly senior development, tailored social gatherings
and cultural events will be offered, and all staff will be trained
to address the unique needs of the LGBTQ senior community.
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JOHN C. ANDERSON APARTMENTS
Philadelphia, PA

Total Development Cost
$19,600,000
Completion Date
November 2013
Units
56 units (Rental)

DESCRIPTION
Pennrose Properties, LLC and the Dr. Magnus Hirschfeld Fund
(dMH Fund) are proud partners on the development of John C.
Anderson Apartments, a 56-unit senior affordable, mixed-use
development in the heart of Center City, Philadelphia. John C.
Anderson Apartments represents an exceptional opportunity
to provide a needed affordable senior housing (62+) resource
in a neighborhood where seniors on fixed incomes often have
difficulty locating housing that fits their budgets.
This new building was developed at 249-257 S. 13th
Street, on the site of a maintenance garage owned by the
Redevelopment Authority of the City of Philadelphia. The
Redevelopment Authority agreed to sell the parcel to the
sponsor entity, Spruce Street Senior Residences LP, for $1.5
million less the cost of environmental remediation. The
apartment building is six (6) stories tall and includes indoor
and outdoor community space for the building residences
and 1,900 square feet of retail space, which is a coffee shop
operated by Square One.
This senior residence includes 56 one-bedroom units with a
living area, kitchen, dishwasher and central air conditioning.
All units are visitable/adaptable and six of the units are
reserved for those who require accessibility features. The
building meets all PHFA energy efficiency standards and
includes Photovoltaic (PV) panels, which generate more than
5% of the total energy consumed. Of the 56 units, six (6) are
reserved for households earning 20% or less of area median
income (AMI), twenty-three (23) are reserved for households
earning between 20% and 50% of AMI and twenty-seven (27)
are reserved for households earning between 50% and 60%
of AMI.
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John C. Anderson Apartments is located in what is commonly
referred to as the “Gayborhood”, as it was one of the first
areas in the city where Lesbians and Gays could establish
their community in an open and accepting environment.
Over time, this part of Center City has become trendy
and expensive, making it more and more difficult for lowincome seniors, living on a fixed income, to remain in the
neighborhood. There are very limited affordable housing
options for seniors in this neighborhood. This is especially
true for the LGBT community, which has historically faced
discrimination in senior housing.
One of the goals of John C. Anderson Apartments was to
create senior housing that is open and welcoming to lowincome LGBT seniors. While there is no specific preference
given to LGBT residents, the involvement of the dmh Fund
and the location in the heart of the “Gayborhood” makes John
C. Anderson Apartments a community open to LGBT seniors
and others who may not be welcome or feel welcome in other
senior communities.
The financing for John C. Anderson consisted of $2 Million
in City of Philadelphia HOME funds, $6 Million in RACP and
$11.5 Million in LIHTC Equity. The Total Project Cost was
$19.6 Million.
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JOHN ARTHUR FLATS
Cincinnati, OH

Completion Date
09/2022
Total Development Cost
$34,000,000
Units
57 Units

DESCRIPTION
John Arthur Flats is a 57-unit, 3-story new construction,
100% affordable senior housing development in the Northside
neighborhood of Cincinnati. It is the first designated LGBTQfriendly, senior affordable housing development in Cincinnati.
In partnership with Northsiders Engaged in Sustainable
Transformation (NEST), Pennrose will develop 57 new studio,
one-, and two-bedroom apartments priced at rents affordable
to households earning between 30% to 60% of the Area
Median Income (AMI).

Ohio Housing Finance Agency, a $1M award of HOME funding
from the City of Cincinnati, a $523,772 grant from the Federal
Home Loan Bank of Cincinnati’s Affordable Housing Program
and a loan from Fifth Third Bank.

The development’s name pays tribute to the late John
Montgomery Arthur, a Cincinnati native and husband of the
plaintiff in the Supreme Court case that legalized samesex marriage in the United States. The community room at
the new development will be named the “Maureen Wood
Community Room” to honor Maureen Wood who was a longtime Northsider who passed away in 2017. She was LGBTQ,
a neighborhood pioneer, owned Crazy Ladies Bookstore,
and was known for teaching home-repair and improvement
classes to single women and mothers.
Residents will have access to top-notch amenities, including
a fitness center, community space, outdoor terrace, on-site
laundry and parking. The development will also include
on-site supportive services provided by Council on Aging
of Southwestern Ohio, Pennrose Management Company
and Caracole, the Greater Cincinnati region’s nonprofit AIDS
Service Organization.
John Arthur Flats is financed with equity syndicated by CREA
from a 9% Low Income Housing Tax Credit award from the

3 Jerome Smith Road
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HAVEN GREEN
New York, NY

Completion Date
In Development
Units
123 units (Rental)

DESCRIPTION
Pennrose LLC, RiseBoro Community Partnership and Habitat
for Humanity New York City have been designated to build
Haven Green, a 123-unit affordable rental complex for senior
citizens, in Little Italy, Manhattan. Haven Green is a unique
senior housing development expected to consist of 123-unit
deeply affordable apartments. Haven Green will be affordable
to extremely low-, very low-, and low-income seniors with
thirty-seven apartments for seniors who have been homeless.
The housing will be enveloped by services for both the new
resident community and the community at large.

Haven Green will highlight over 8,000 square feet of publicly
accessible open space, available to the public via entrances at
Mott and Elizabeth Streets, with vibrant gardens, flexible space
for seating and relaxation, shaded and sunny areas, public art
and other amenities designed with the input of the community.
The design and programming for the open space will be
developed through a participatory design effort grounded
in community engagement to build active involvement and
stewardship.

The Haven Green development will include over 8,000 square
feet of publicly-accessible garden space designed and
programmed through a community engagement process,
community engagement opportunities, flexible community
activity space, as well as onsite and community services
provided by Riseboro Community Partnership and Habitat NYC,
The development will be LGBTQ-friendly, and include services
specific to elderly LGBTQ residents and neighbors, with SAGE
assisting the Developers in ensuring an LGBTQ-affirming
environment. The development will also include the new
headquarters for Habitat for Humanity New York City.
To ensure the sustainability of the development, Haven Green
will serve as a model energy-efficient building. The project will
be built to Passive House standards, reducing the building’s
utility expense and carbon emissions, keeping our city greener
and healthier. The building and the public open space will be
designed to manage and reuse stormwater through the use of
permeable surfaces covering the majority of the open space
and a rooftop rainwater harvesting system.
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MERIDEN COMMONS I & II
Meriden, CT

Total Development Cost
$50,000,000
Completion Date
September 2019
Units
151 units (Rental)
Green Features
Phase II - Passive House

DESCRIPTION
Meriden Commons is a multi-phase redevelopment project,
pursued in collaboration with the City of Meriden and the
Meriden Housing Authority, to redevelop Mills Memorial,
an existing 140-unit public housing site. The first phase
created a signature mid-rise building fronting the new 14acre flood control park in Downtown Meriden. This 4-story
elevator building contains 75 apartment units, a community
room, a fitness room, and 5,435-square-foot of divisible
retail area – all within 99,557 square feet of gross building
area. The second phase created an additional 76 units and
approximately 1,400 square feet of retail space, across three
buildings (one mid-rise and two townhouse buildings).
By reestablishing the street wall along both State and Mill
Streets, the Merideon Commons promotes street life and
pedestrian activity. The ground floor facade features floor
to ceiling windows, illuminating the building’s retail and
commercial spaces. The building’s use of brick and metal
panels both references the surrounding historic uses and
complements the modern aesthetic of the adjacent park
design. The wing directly fronting the City’s park is angled
back to maximize the views of residents.
The unit mix consists of a mix of one bedroom, two bedroom,
and three bedroom units. Since development has been
financed through the syndication of low income housing tax
credits (LIHTCs), 80% of the apartments will be incomerestricted for households with incomes at 60% or less of the
area median income (AMI). Of these affordable units, 16 will
be set aside as permanently supportive units, and 2 additional
units will be designated for qualifying veteran households.
The remaining 20% of apartments are unrestricted marketrate units. Each residential unit includes its own washer and
dryer, as well as dishwasher and central air conditioning. All
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residents will have access to the community room, fitness
center, an exterior tot-lot, and floor-by-floor storage facilities.
The building offers common areas and offices for resident
coordinators and supportive services providers that will
guarantee supportive housing and low income tenants have
access to the resources they need to succeed. These services
will be provided through the combined presence of an onsite
Resident Services Coordinator employed by the management
agent, and Columbus House, a CT-based supportive services
provider. For services that can’t be provided on site,
healthcare and counseling are available at the Adult Learning
Center and Health Center across the street from the building’s
entrance.
In addition to providing convenient access to services and
amenities in Meriden’s downtown, the development is located
just 900 feet from Meriden’s Amtrak Center, which offers
rapid transportation to nearby job hubs in New Haven and
Hartford. The new Meriden train station, a $21 million transit
project, transformed that station from a simple covered
platform to a true multi-modal transport center that brings
workers and visitors into the city center.
Meriden Commons II completed construction in September of
2019. Pennrose and the City of Meriden hope to build of this
extremely successful partnership with plans submitted for
market-rate development near the newly completed Meriden
Green.
Project Awards: Connecticut Building Congress Multi-Family
Residential/Mixed-Use (Large) First Place.
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VILLAGE AT PARK RIVER
Hartford, CT

Total Development Cost
$108,000,000 (Phase I-IV)
Completion Date
Fall 2020 - Phase I
Spring 2021 - Phase II
Spring 2022 - Phase III
Winter 2023 - Phase IV
Units
400 units
Green Features
Passive House (Ph. I - IV)
DESCRIPTION
Westbrook Village was an existing post-war state-financed
Moderate Rental Housing development, consisting of 80
buildings, housing 360 residential units. While Westbrook
supported and housed numerous families and residents of
the City of Hartford for nearly half a century, the buildings
and related systems of the aged affordable housing complex
had reached the end of their useful life, and were functionally
and physically obsolete. The extent of the outmoded nature of
the site directly contributed to development’s low occupancy
rate of 25%, with the remainder of units vacated, secured
and closed. As a result, Westbrook Village, like many others in
the State’s Moderate Rental Portfolio, was no longer able to
support itself financially, nor could it continue to serve the low
and moderate income community who so desperately need
access to affordable housing.
Pennrose, in partnership with the Housing Authority of the
City of Hartford and The Cloud Company and with strong
support from the City of Hartford (the “City”), have developed
a plan for the revitalization of Westbrook Village that provides
replacement of the City’s stock of affordable housing units,
as well as position the property to be as a catalyst for
reinvestment and commercialization in the Upper Albany
Neighborhood and its re-establishment as a premier, mixedincome, mixed-use residential and commercial gateway into
Hartford. This new development is named Village at Park
River.
The first phase will anchor the new residential district along
the development’s northern border and introduce a new
public system of gridded streets, complete with robust
landscaping, passive and active recreational amenities,
parking signage, and site lighting powered by roof mounted
photo-voltaic panels Upon completion, Village at Park River
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(Phase I) will boast 75 high-quality residential apartments
situated within 6 buildings constructed to meet rigorous
building standards, including Passive House. There will be a
variety of unit types ranging from one to three bedroom units.
Residents will have access to resident meeting spaces, a new
playground, and walking trails throughout the site.
It is the intent of the comprehensive renewal strategy
through the successful development of each phase to knit
Village at Park River back into the fabric of the surrounding
communities, and provide existing and future residents of
Village at Park River with high-quality housing choices.
Tailored to meet the diverse needs of the neighborhood,
the proposed residential development will provide 400
new high-quality housing units, including both rental
and homeownership opportunities. The site’s southern
border, bounded by Albany Ave, will host approximately 10
acres dedicated to mixed-use commercial and residential
development.
The project has master plan zoning in place, has received
funding from the State of Connecticut for a 75-unit Phase I
and a 60-unit Phase II and are in construction. Both Phase I
and II have received $6 million in FLEX funding from the State
Department of Housing.
Project Awards: Connecticut Building Congress, Merit Large Multi-Family/Mixed Use
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TORRINGTON RIVERFRONT REDEVELOPMENT
Torrington, CT

Total Development Cost
$20,500,000 (Projected)
Completion Date
Spring 2022 (Projected)
Units
60 units

DESCRIPTION
The City of Torrington is working with the development team
led by Pennrose in the revitalization of the former Torrington
Manufacturing Company (Torin) site. The site was originally
developed as a complex of connected buildings constructed
in the early 1900s that formed a main plant and two ancillary
outbuildings (a coalhouse and water pump house). Torin
operated a machine shop factory out of these buildings
from circa 1885 to 1973. Torin manufactured various metal
goods at the site included plated tacks, fan blades, battery
connectors, zinc electrodes, gas heaters, springs, coils,
blower wheels, and air rotors. Subsequent to Torin, other site
occupants included the Kembric Manufacturing Corporation,
a bottle redemption center, leased warehouse space for Nidec
Corporation, and a leased portion of the coalhouse to an
individual that performed small-scale machining operations.
In 2010 the onsite buildings were demolished and in 2018
a portion of the site was remediated and capped with an
asphalt parking lot. The City of Torrington has ownership of
the parcel.
Pennrose is proposing a mixed-use, mixed-income residential
development that will leverage upon the City’s existing efforts
to create a vibrant, pedestrian-friendly Downtown. Along the
ground floor we have activated the street with a small 1,200
square foot retail space and plaza that sits along the building
frontage closest to the City’s proposed Franklin Street plaza
improvements. The retail space will spill out on the street
with additional outdoor seating available for customers on
the retail plaza that connects to the Naugatuck Greenway
extension that will be constructed as a part of the proposed
development. Designed as a ten-foot wide paved multi-use
trail, the Naugatuck Greenway will be available for public use
and serve to further active this riverfront district.

3 Jerome Smith Road
Provincetown, MA

Tailored to meet the diverse needs of the neighborhood, the
proposed residential units will seek to serve artists, emptynesters, young-families, and others looking for affordable
housing options in downtown Torrington. Of the 60 total
units, there will be a mix of one to three bedroom units, and
will be available to households earning a range of incomes.
Approximately 75% of units will be reserved for households
with up to 60% AMI and the remaining 25% will be rented
at market rates. Resident amenities will include a roof top
deck, outdoor playground and seating areas, fitness center,
community lounge, bike storage, resident storage, and fulltime management and maintenance staff. The building will
be design to meet rigorous Passive House Standards and
Energy Star and utilize best practices for on-site stormwater
management and utilize roof-mounted solar photovoltaic
systems.
The development team is actively engaged with the City
of Torrington and other local and state agencies. In March
2020, Pennrose received a competitive 9% LIHTC application
from CHFA, as well as an application for DOH FLEX funds.
We expect to achieve financial closing and commence
construction in late 2020, with construction completion
occurring roughly 14 months thereafter.
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DIMELLA SHAFFER
Project Architect

24 Farnsworth Street, 4th Floor, Boston, MA
Contact: Philippe Saad, Principal
Telephone: 617.338.8400
FIRM OVERVIEW
Dimella Shaffer creates inspiring designs for academic, residential, science, workplace and senior living projects. They design
with the belief that buildings can positively influence our environment and the people who live in, work in, or experience them.
At the same time, we recognize that architecture is a business and a craft, and that success if ultimately achieved through the
right balance of both. Emphasizing a pragmatic approach, Dimella Shaffer focuses on teamwork, strong management, and
innovative thinking to ensure their design vision exceed each client’s needs, goals, and budget.
In this age of extremes, they believe “The Art of Balance” is even more critical in achieving the aspirational goals of their clients.
Given that major achievements like building projects are the result of team collaboration rather than individual success, the
ability to determine and communicate the appropriate balance of project factors is key in all of their work. Achieving this balance
is the goal of their process, it defines how they help their clients to make the world more beautiful, functional, and sustainable.
As innovators in the design of senior communities with more than 30-years of experience, they understand the evolving needs
of 21st century seniors who wish to live active, independent lives. In urban and rural settings, they design independent living,
assisted living, and supportive environments for seniors needing special care and long-term care. They engage with residents,
owners, staff and family members to design and celebrate innovative solutions and create homes for seniors to live with dignity
and joy.
DiMella Shaffer has completed numerous projects that utilize Low Income Housing Tax Credits (LIHTC). They understand the
necessary deliverables, deadlines, and processes.
EXPERIENCE WITH PENNROSE
DiMella Shaffer is in process of completing numerous projects with Pennrose:
• Mary D. Stone, Auburn, MA - The Mary D. Stone School will be a 55-unit, senior, mixed-income, historic rehabilitation
project in Auburn, MA. The project includes the historic building renovation, the demolition of later built wings and
construction of a new addition. This project is being completed with Pennrose.
• Julia Bancroft, Auburn, MA - The Julia Bancroft School will be a 60-unit, senior, mixed-income, historic rehabilitation
project in Auburn, MA. The site is a 3.3 acre rectangular parcel with an existing 37,000 square foot, 2-story historic
building. The redevelopment plan will renovate the original 1920s historic structure while demolishing the later addition and
replacing it with a new, 3-story structure.This project is being completed with Pennrose.
• William Barton Rogers, Boston, MA - William Barton Rogers Middle School, originally built in 1902, will remain to serve as
an anchor to the Hyde Park community as a safe, mixed-income, LGBTQ friendly senior housing for Boston Residents. This
project is being completed with Pennrose.

3 Jerome Smith Road
Provincetown, MA
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PHILIPPE SAAD, AIA, LEED AP

Principal, DiMella Shaffer
Education:
Experience:

Master of Architecture, Massachusetts Institute of Technology
Bachelor of Architecture, American University of Beirut
16 years with the firm | 16 years in the industry

Philippe Saad is an Associate Principal of the firm with over 15 years of architectural experience contributing to a wide variety of
projects focused on community design. He has worked on all phases of the architectural process including master planning, design
development, construction management, and construction administration. Both an advocate and proponent of quality community
housing, Philippe’s recent experience has focused on both affordable and senior housing throughout New England. Philippe is
frequently a speaker at LeadingAge, The Global Aging Network and involved in his local community as President of the Greater
Ashmont Main Street Association and serves as a member of the Boston Main Street Foundation Board.
RELEVANT EXPERIENCE
Mary D. Stone School Apartments, Auburn, MA
+ 56 Units
The Mary D. Stone School will be a 56-unit, senior, mixed-income, historic rehabilitation project in Auburn,
MA. Similarly, the Julia Bancroft School will be a 60-unit, senior, mixed-income, historic rehabilitation
project in Auburn, MA. Both projects were won through a competitive RFP process, one for each school,
driven by the town of Auburn in 2015.
The Pryde, Boston, MA
+ 74 Units
William Barton Rogers Middle School, originally built in 1902, will remain to serve as an anchor to the
Hyde Park community as a safe, mixed-income, LGBTQ friendly senior housing for Boston Residents.
The redeveloped senior housing development, will feature 74 units, from 30% of AMI to 100% AMI, while
providing public community spaces and amenities in the residential section of the building.
The Baldwin at Woodmont Commons, Londonderry, NH
+ 672,330 SF
Built on a Baldwin Apple Orchard, The Baldwin at Woodmont Commons is composed of six multi-story
buildings housing residential units, assisted living/memory care, and amenities such as a fitness center,
performance hall, salon, art gallery, restaurants, and library amongst others. The site allows for the design
to maximize views and daylight through large windows and balconies in all residential units.
Harmon Apartments, Dorchester, MA
+ 36 Units
First of its kind in Massachusetts, Harmon Apartments creates affordable and accessible rentals for
residents with degenerative neurological diseases in Boston. It is composed of 36 rental units, 30 of
which are designated as Low Income Housing Tax Credit (LIHTC) affordable housing units. Abutting busy
Dorchester avenue, the transit-oriented development adds needed density to the area.

3 Jerome Smith Road
Provincetown, MA
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SAPIR NG, AIA

Senior Designer, DiMella Shaffer
Education:
Experience:

Bachelor of Architecture, Wentworth Institute of Technology
4 years with the firm | 23 years in the industry

Sapir Ng is a passionate advocate of ideas-driven, human-centered, and data-informed design. He is currently a Senior Designer
with over 20 years of experience designing a vast array of buildings in the United States and overseas. Sapir has won several
design competitions including ShiftBoston Ideas Design Competition in 2009 and has spoken at TEDx Boston and IHAF’s Annual
Conference about ‘Exploring the Science Behind Ideas’ in 2012. Since joining DiMella Shaffer, Sapir has led the design efforts for
our housing and science projects.
RELEVANT EXPERIENCE
The Baldwin at Woodmont Commons, Londonderry, NH
+ 672,330 SF
Built on a Baldwin Apple Orchard, The Baldwin at Woodmont Commons is composed of six multi-story
buildings housing residential units, assisted living/memory care, and amenities such as a fitness center,
performance hall, salon, art gallery, restaurants, and library amongst others. The site allows for the design
to maximize views and daylight through large windows and balconies in all residential units.
Julia Bancroft School Apartments, Auburn, MA
+ 55 Units
The Julia Bancroft School will be a 55-unit, senior, mixed-income, historic rehabilitation project in Auburn,
MA. The site is a 3.3 acre rectangular parcel with an existing 37,000 square foot, 2-story historic building.
The redevelopment plan will renovate the original 1920s historic structure while demolishing the later
addition and replacing it with a new, 3-story structure.
Mary D. Stone School Apartments, Auburn, MA
+ 55 Units
The Mary D. Stone School will be a 55-unit, senior, mixed-income, historic rehabilitation project in Auburn,
MA. Similarly, the Julia Bancroft School will be a 60-unit, senior, mixed-income, historic rehabilitation
project in Auburn, MA. Both projects were won through a competitive RFP process, one for each school,
driven by the town of Auburn in 2015.
Grace Apartments, Boston, MA
+ 42 Units
DiMella Shaffer completed design for the Grace Apartments an affordable seniors housing development
located in East Boston. The Grace Apartments will feature 42 residential units for low-income seniors
within a new seven-story structure in Maverick Square. The project will feature one- and two-bedroom
units ranging from 496 to 722 square feet, with six of the units designated as handicap accessible.

3 Jerome Smith Road
Provincetown, MA
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ROB SHEARER

Associate, DiMella Shaffer
Education:
Experience:

Bachelor of Architecture, University of Tennessee
16 years with the firm | 24 years in the industry

Rob has over 20 years of design and construction management experience. His diverse portfolio ranges across numerous building
types including higher educationand residential life projects. He has extensive experience in programming and space planning for
numerous residential project types including senior living. He is well versed in a variety of technical and logistical design topics and
has experience providing direction and guidance as the projects enter the construction document and construction administration
phase.
RELEVANT EXPERIENCE
Mary D. Stone School Apartments, Auburn, MA
+ 55 Units
The Mary D. Stone School will be a 55-unit, senior, mixed-income, historic rehabilitation project in Auburn,
MA. Similarly, the Julia Bancroft School will be a 60-unit, senior, mixed-income, historic rehabilitation
project in Auburn, MA. Both projects were won through a competitive RFP process, one for each school,
driven by the town of Auburn in 2015.
Julia Bancroft School Apartments, Auburn, MA
+ 55 Units
The Julia Bancroft School will be a 55-unit, senior, mixed-income, historic rehabilitation project in Auburn,
MA. The site is a 3.3 acre rectangular parcel with an existing 37,000 square foot, 2-story historic building.
The redevelopment plan will renovate the original 1920s historic structure while demolishing the later
addition and replacing it with a new, 3-story structure.
Benfield Farms, Carlisle, MA
+ 26 Units
The developer sought to transform a 45-acre parcel of land that sits in a classic New England landscape
into an affordable senior community. The solution was a 2-story barn-like structure attached to a 3-story
central space, creating a combined character that is customary, appropriate, and in scale with the existing
architectural vernacular to the community.
Harmon Apartments, Dorchester, MA
+ 36 Units
First of its kind in Massachusetts, Harmon Apartments creates affordable and accessible rentals for
residents with degenerative neurological diseases in Boston. It is composed of 36 rental units, 30 of
which are designated as Low Income Housing Tax Credit (LIHTC) affordable housing units. Abutting busy
Dorchester avenue, the transit-oriented development adds needed density to the area.

3 Jerome Smith Road
Provincetown, MA
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Contact

Warner Larson Landscape Architects
130 West Broadway
www.warnerlarson.com
Warner Larson,
Inc.

Landscape Architect

130 West Broadway, Boston, MA 02127
Contact: David Warner, President
Telephone: 617.464.1440
FIRM OVERVIEW
Warner Larson, Inc. is an award-winning landscape architectural firm integrating comprehensive site design, engineering and
permitting services for academic institutions, multi-housing and residential projects, recreational and athletic facilities and
commercial developments.
Our mission is to understand each client’s objectives through open communication about the project program, budget and
schedule and deliver functional, innovative and sustainable solutions that exceed expectations. We are a financially stable
company that delivers a personal level of service on projects by leveraging our strong long-term relationships with architects,
engineers, and other like-minded consultants.
Founded in 1978, Warner Larson developed a solid reputation for high quality design solutions with personal attention to detail
under the leadership of Gary Larson for the firm’s first 25 years. In 2003, David Warner became a shareholder after having b een
with the company for six years and expanded the firm’s capabilities in parks, sports and higher education markets in both public
and private sectors. In 2014 Warner Larson opened a branch office in Richmond, Virginia to expand our operations to serve our
core markets in the Mid-Atlantic region.
We are committed to sustainable design as an overarching principle that guides all of our work and to create designs that are
economically, environmentally and socially sustainable.

3 Jerome Smith Road
Provincetown, MA
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David J. Warner ASLA
PRESIDENT
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DAVID J. WARNER, ASLA

President, Warner Larson Landscape Architects
Education:
Experience:

Bachelor of Landscape Architecture, Cornell University
Architecture and Design Studies, The University of Copenhagen
Associate Degree in Horticulture, The University of New Hampshire
24 years with the firm | 33 years in the industry
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design excell
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the character
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As president of Warner Larson Landscape Architects, David is committed to fostering solid client relationships through clear
EXPERIENCE
communication and proactive service to deliver value-driven design solutions. He directs each phase of our projects
and provides
Warner Larson, Inc., 1997-present
President, 2006-present
careful quality control of all deliverables. David is effective at building consensus with stakeholders during the often
public
Firms, 1988-1996
community process of feasibility studies and master planning. At the heart of David’s approach to each projectNew
is England
his dedication
to
Public and private site design and development
design excellence, environmental responsibility and personal service. David believes in giving thoughtful attention
to each client’s
EDUCATION
Cornell University
needs and the characteristics of their property and is committed to building and maintaining relationships that make
Bachelor of projects
Landscape Architecture, 1991
The University of Copenhagen
successful for everyone involved.
Architecture and Design Studies, 1990
The University of New Hampshire
Associate Degree in Horticulture, 1988

RELEVANT EXPERIENCE

Multi-Family Residential
Project Reference List

REGISTRATION
Massachusetts Registered Landscape Architect No. 1209
Rhode Island Registered Landscape Architect No. 614
Professional Memberships
American Society of Landscape Architects
Boston Society of Landscape Architects
New England Sports Turf Managers Association American Spor
Builders Association
North Shore Horticultural Society
Arnold Arboretum
Boston Preservation Alliance
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264 Mass Ave Apartments, Arlington, MA
+ 27 Units
With all of the parking below grade, this 27-unit residential condominium building is surrounded by a
generous common shaded patio space with plantings that provide four seasons of exciting change. The
garden setting distinguishes the beauty of this location for residents while complimenting the architectural
character created by John Cole, Architect.

www.warnerlarson.com

www.warnerlarson.com

Locke Village, Lexington, MA
+ 62 Units
With all of the parking below grade, this 27-unit residential condominium building is surrounded by a
generous common shaded patio space with plantings that provide four seasons of exciting change. The
garden setting distinguishes the beauty of this location for residents while complimenting the architectural
character created by John Cole, Architect.

www.warnerlarson.com

3 Jerome Smith Road
Provincetown, MA
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NEI General Contracting
General Contractor

27 Pacella Park Drive, Randolph, MA 02368
Contact: Joe Rettman, President
Telephone: 781.356.7666
FIRM OVERVIEW
NEI was founded in 1998 on the principles of integrity, experience and diligence. Honest, principled dedication to our clients and
our work is what both defines us and separates us from our competitors. Our clients come first; and our unmatched industry
experience influences NEI’s clear efficient path to success.
A successful project is not merely measured in dollars and calendar days. The most important measure of a project is how well
it delivers the Client’s mission at completion. We are partners with our clients in the process. Through open, collaborative communication we fully embrace and join in ownership of their mission. It becomes the guiding force that drives the constant and
earnest efforts we bring to each project.
Strong partnerships build lasting projects and relationships. Their commitment to their clients and the success of their projects
are demonstrated by the extent of repeat clients and direct referrals, which comprise the majority of our work.
NEI has completed over 17,000 units of housing with over $2 billion of construction costs.
CAPE COD AND SOUTHEASTERN MASSACHUSETTS EXPERIENCE
NEI has completed many successful projects in the Cape and Southeaster Massachusetts including residential developments,
senior living facilities, historic renovations, and moderate rehabilitations

3 Jerome Smith Road
Provincetown, MA
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JOE RETTMAN

President, NEI General Contracting
Education:
Experience:

Syracuse University
25 years with the firm | 26 years in the industry

As Managing Principal, Josef Rettman leads NEI with a commanding industry knowledge and tireless attention to detail. For over
25 years, he has been committed to consistent and unparalleled client satisfaction. Also a devoted supporter of his community,
Josef’s involvement with many local charities and organizations speak to his goal of not only providing a useful and revitalized
building, but a restored community presence as well. He serves on the board for several nonprofits including Affordable Housing
and Services Collaborative, Young Warriors, Jackson Square Recreation Center, and TND Connect.
RELEVANT EXPERIENCE
Village at Nauset Green, Eastham, MA
+ 65 Units
Village at Nauset Green is a sixty-five (65) unit multifamily development located in Eastham, Massachusetts. The 11.2-acre development site was acquired by the Town of Eastham and designated for use as
affordable housing. The development was financed using a variety of sources including LIHTC’s and
DHCD.
Provincetown Town Hall, Provincetown, MA
+ $4.8M
Built in 1885, the TownHall is the seat of Provincetown’s government. This comprehensive restoration
and renovation of the netire structure included structural and exterior repairs, restoration of the original
windows, energy efficiency upgrades, and building access improvements, all while preserving the
building’s critical historic fabric.
PROVINCETOWN TOWN HALL
LOCATION: Provincetown, MA | CLIENT: Town of
Provincetown | ARCHITECT: McGinley Kalsow & Associates, Inc.
CONTRACT VALUE: $4.1 Million
Built in 1885, the Town Hall is the seat of Provincetown’s government.
This comprehensive restoration and renovation of the entire
structure included structural and exterior repairs, restoration of the
original windows, energy efficiency upgrades, and building access
improvements, all while preserving the building’s critical historic
fabric.

Harbor Hill Complex, Provincetown, MA
+ $2.8M
Located within walking distance from Herring Cove Beach in Provincetown, this project involved the
renovation of four existing buildings plus the addition of two accessible units. Renovations included new
windows, doors, interior and exterior maintenance, as well as structural, site, and sewer improvements to
the complex.

harbor hill complex
LOCATION: Provincetown, MA | CLIENT: Town of Provincetown
ARCHITECT: LDA Architects & Interiors, LLP
CONTRACT VALUE: $2.8 Million
Located within walking distance from Herring Cove Beach in
Provincetown, this project involved the renovation of four existing
buildings plus the addition of two accessible units. Renovations
included new windows, doors, interior and exterior maintenance,
and structural and sewer improvements.

Maplewood at Brewster, Brewster, MA
+ $26.2M
This LEED certified new construction project is a 115,000 SF, two level, residential assisted living
development in scenic Cape Cod, Massachusetts. A combination of assisted living, memory care, and
respite care comprise the 132 units facility. Amenities include a casual bistro, formal dining room, and
indoor pool, as well as various lounges and common areas.

maplewood at brewster
LOCATION: Brewster, MA | CLIENT: Omega Healthcare Investors, Inc.
ARCHITECT: The Architectural Team | CONTRACT VALUE: $26.2 Million
This LEED certified new construction project is a 115,000 SF, two
level, residential assisted living development in scenic Cape Cod,
Massachusetts. A combination of assisted living, memory care,
and respite care comprise the 132 unit facility. Amenities include a
casual bistro, formal dining room, and indoor pool, as well as various
lounges and common areas.

3 Jerome Smith Road
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BENJAMIN COULEHAN

Director Of Preconstruction, NEI General Contracting
Education:
Experience:

Bachelor of Science, Architectural Engineering, Wentworth Institute of Technology
13 years with the firm | 27 years in the industry

As Director of Preconstruction, Benjamin’s primary focus is to ensure clear and comprehensive coordination between the design
team and the construction team during project development and prior to the start of construction Benjamin brings both a rich
architectural background and sustainable design sensibility to the construction process. Benjamin oversees NEI’s preconstrucion
team and provides assistance with project assessment, document coordination, detailed project scoping, and contract strategies.
RELEVANT EXPERIENCE
Olmsted Green 100, Mattapan, MA
+ $24M
An expansion of the Olmsted Green community, this 100 townhome project includes 1, 2, and 3-bedroom
units ranging from 700 - 1,100 SF. The property has walking paths which access the Audobon’s Boston
Nature center and Franklin Park. It also offers its residents a community hub with amenities including a
computer cafe, community great room, rec room, and outdoor patio space.
OLmsted Green 100

Project Team

LOCATION: Mattapan, MA | COMPLETION DATE: September 2020 |
CONTRACT VALUE: $24.8 Million

CLIENT: Lena New Boston LLC
CONTACT: Eric VVanDusen - 617-723-7760
ADDRESS: 53 State Street Ste. 500
Boston, MA 02109

An expansion of the Olmsted Green community, this 100
townhome project includes 1, 2, and 3-bedroom units ranging from
700 - 1,100 SF. The property has walking paths which access the
Audubon’s Boston Nature Center and Franklin Park. It also offers
its residents a community hub with amenities including a
computer café, community great room, recreation room, and
outdoor patio space with barbecues.

the clarion
LOCATION: Roxbury, MA | COMPLETION DATE: July 2019 |
CONTRACT VALUE: $13.5 Million

This four-story mixed-use, mixed-income building was constructed
on the site of the former Jermain Goffigan Park on the corner of
Quincy Street and Blue Hill Ave. The building includes 6,100 SF of
ground-floor retail, 39 residential units, and 32 parking spaces.
Residents have quick access to Downtown Boston via bus and the
nearby Upham's Corner Commuter Rail Station.

hattie kelton apartments
LOCATION: Jamaica Plain, MA | COMPLETION DATE: December 2019
CONTRACT VALUE: $13 Million

Hattie Kelton Apartments was designed to create affordable rental
options and bring life to a long-vacant parcel. Located a quartermile from the Jackson Square MBTA station, this 56,290 SF, fourstory residential building is comprised of 11 one-bedroom units, 22
two-bedroom units, and 14 three-bedroom units and commercial
space.

ARCHITECT: ICON Architecture
CONTACT: Nancy Ludwig - 617-451-3333
ADDRESS: 101 Summer Street
Boston, MA 02111

The Clarion, Roxbury, MA
+ $13M
This four-story mixed-use, mixed-income building was constructed on the site of the former Jermain
Goffigan Park on the corner of Quincy Street and Blue Hill Ave. The building includes 6,100 SF of groundfloor retail, 39 residential units, and 32 parking spaces. Residents have quick access to Downtown
Boston via bus and the nearby Upham’s Corner Commuter Rail Station.

Project Team
CLIENT: The Community Builders
CONTACT: Nathan Dalke - 617-695-9595
ADDRESS: 185 Dartmouth Street, Ste. 9
Boston, MA 02116
ARCHITECT: Stull and Lee, Inc.
CONTACT: Thomas Maistros - 617-426-0406
ADDRESS: 103 Terrace Street
Boston, MA 02120

Hattie Kelton Apartments, Jamaica Plain, MA
+ $13M
Hattie Kelton Apartments was designed to create affordable rental options and bring life to a long-vacant
parcel. Located a quarter-mile from the Jackson Square MBTA station, this 56,290 SF, four-story residential building is comprised of 11 one-bedroom units, 22 two-bedroom units, and 14 three-bedroom units
and commercial space.

Project Team
CLIENT: Jamaica Plain Development Corp.
CONTACT: Teronda Ellis - 617-522-2424
ADDRESS: 31 Germania Street #A
Jamaica Plain, MA 02130
ARCHITECT: Prellwitz Chilinski Associates
CONTACT: Alex Bushkoff - 617-547-8120
ADDRESS: 221 Hampshire Street
Cambridge, MA 02139

acadia
LOCATION: Chelsea, MA | COMPLETION DATE: April 2019 |
CONTRACT VALUE: $9.2 Million
Located on the site of the former French Naturalization Club on
Spencer Avenue in Chelsea, MA, Acadia is a 42,000 SF new affordable
housing development with 34 units. Just one block from Chelsea’s
four elementary schools, and one block from major bus lines on
Broadway, the building includes a community room, common
laundry, and on-site parking for all 34 homes.

Acadia, Chelsea, MA
+ $9M
Located on the site of the former French Naturalization Club on Spencer Avenue in Chelsea, MA, Acadia
is a 42,000 SF new affordable housing development with 34 units. Just one block from Chelsea’s four
elementary schools, and one block from major bus lines on Broadway, the building includes a community
room, common laundry, and on-site parking for all units.

Project Team
CLIENT: The Neighborhood Developers
CONTACT: Steve Laferriere - 617-545-8315
ADDRESS: 4 Gerrish Avenue
Chelsea, MA 02150
ARCHITECT: Utile, Inc.
CONTACT: Eric Boatright - 617-423-7200
ADDRESS: 115 Kingston Street
Boston, MA 02111
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Horsley Witten Group
Civil Engineer

90 Route 6A, Unit #1, Sandwich, MA 02563
Contact: Richard A. Claytor, Jr., PE, LEED, President
Telephone: 508.833.6600
Horsley Witten Group, Inc. (HW) is an interdisciplinary team of engineers, scientists, planners, and landscape designers
committed to providing our clients with sustainable solutions. The success of our practice is rooted in responsiveness,
innovation, and client relationships. Our dedicated staff of highly skilled professionals manages complex projects in New
England and beyond. For 30 years, the firm has excelled serving as a liaison between decision makers and the public,
translating technical subjects into understandable concepts. The ability to move across disciplines and communicate with
groups from all backgrounds sets us apart. HW’s award-winning projects address critical environmental challenges including
climate change, coastal resiliency, watershed health, and resource protection. Our services include site and community design,
green infrastructure implementation, public engagement, regulatory reform, data system development, resource assessment,
habitat restoration, and emergency preparedness. Our clients include the U.S. EPA, NOAA, and the U.S. Department of Justice
as well as more than 100 New England municipalities, several state agencies, tribal agencies, non-profit organizations, private
organizations, and multiple universities and colleges. HW is a New England-based corporation headquartered in Sandwich, MA
with regional offices in Boston, MA, Providence, RI, and Exeter, NH.
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RICHARD A. CLAYTOR, JR., PE, LEED

President, Horsley Witten Group, Inc.
Education:
Experience:

Bachelor of Science, Civil Engineering, Union College
19 years with the firm | 37 years in the industry

Rich Claytor has more than 37 years of practical experience in civil and environmental engineering with specific expertise in water
resources planning, design, implementation, research, education, and training. Rich has extensive experience and expertise
in stormwater management design, implementation, program assessment, policy and evaluation. Rich also is experienced in
watershed planning, training and education; water resources assessment, research, and permitting; water supply and wastewater
design; land use planning, site design and research; storm drainage, erosion/sediment control, and roadway design; and
construction administration.
RELEVANT EXPERIENCE
Village at Nauset Green, Eastham, MA
+ 65 Units
HW’s designers worked with the architects, Town Administrator, planning, engineering, and health and
safety departments to create a low impact design layout that is aesthetically pleasing, preserves open
space, provides high quality wastewater treatment and utilizes Green Infrastructure for stormwater
management. This development is accessible, functional, and focused on safety.
Lombard Farms Affordable Housing Development, West Barnstable, MA
+ 12 Units
HW and partners collaborated in the survey, planning, site design and permitting of the Lombard Farms
affordable housing development in West Barnstable, MA. Located on the west side of Meetinghouse
Way (Route 149), the property has been part of Barnstable history since 1754 when Parker Lombard left
it to the Town with the understanding that it would be used to benefit the poor.
Mashpee Commons, Mashpee, MA
+ 247 Units
Mashpee Commons is an award winning mixed-use, development, built in the style of a traditional New
England town center. HW has provided engineering and design services for the next phase of development - a pedestrian-oriented affordable housing neighborhood. The proposed development includes 41
buildings with 247 rental units and retail space on 11.3 acres.
Barstow Village, Hanover, MA
+ 66 Units
Barstow Village is a senior affordable housing project developed by EA Fish Associates and the
Archdiocese of Boston’s Planning Office for Urban Affairs. This LEED project consisted of a single threestory building with 66-rental units. Located on a 6.6- acre site on Legion Drive in Hanover, the 66 units
include 64 one-bedrooms and 2 two-bedrom apartments.
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JOSEPH HENDERSON, PE

Project Engineer, Horsley Witten Group, Inc.
Education:
Experience:

Bachelor of Science, Civil Engineering, University of Massachusetts, Dartmouth
20 years with the firm | 20 years in the industry

Joe Henderson has 20 years of experience performing engineering support in site development, wastewater treatment, water, and
stormwater projects. Joe is proficient in the following services: collecting and evaluating data from test pits; preparing design plans
using AutoCAD Land Development and Civil 3D version 2017; evaluating and designing stormwater management facilities using
HYDROCAD version 10.0; designing onsite wastewater collection, treatment, and disposal systems with and without advanced
wastewater treatment systems; cost estimating; working with clients; construction oversight; and performing site surveys.
RELEVANT EXPERIENCE
Village at Nauset Green, Eastham, MA
+ 65 Units
HW’s designers worked with the architects, Town Administrator, planning, engineering, and health and
safety departments to create a low impact design layout that is aesthetically pleasing, preserves open
space, provides high quality wastewater treatment and utilizes Green Infrastructure for stormwater
management. This development is accessible, functional, and focused on safety.
Lombard Farms Affordable Housing Development, West Barnstable, MA
+ 12 Units
HW and partners collaborated in the survey, planning, site design and permitting of the Lombard Farms
affordable housing development in West Barnstable, MA. Located on the west side of Meetinghouse
Way (Route 149), the property has been part of Barnstable history since 1754 when Parker Lombard left
it to the Town with the understanding that it would be used to benefit the poor.
Sachems Path, Nantucket, MA
+ 40 Single Family Homes
HW collaborated with the Housing Assistance Corporation of Cape Cod and the Nantucket Housing
Authority to provide planning, engineering, landscape design, state and local permitting and
construction administration services for a 40B affordable housing located in Nantucket. The Property is
a 9.12-acre undeveloped parcel, located at the southwestern corner of Surfside Rd and South Shore Dr.
Mashpee Commons, Mashpee, MA
+ 247 Units
Mashpee Commons is an award winning mixed-use, development, built in the style of a traditional New
England town center. HW has provided engineering and design services for the next phase of development - a pedestrian-oriented affordable housing neighborhood. The proposed development includes 41
buildings with 247 rental units and retail space on 11.3 acres.
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BRIAN KUCHAR, RLA, PE, LEED AP

Principal Landscape Architect/Civil Engineer, Horsley Witten Group, Inc.
Education:
Experience:

Bachelor of Landscape Architecture, University of Rhode Island
Bachelor of Science, Civil Engineering, Worcester Polytechnical Institute
13 years with the firm | 22 years in the industry

Brian has 22 years of experience in the combined fields of landscape architecture and civil engineering, with a focus on water
resource engineering (stormwater, wastewater, and drinking water). Brian’s passion for the preservation of the natural environment
provides the foundation for all his design work. He has collaborated with the EPA on the development a handbook for urban GI
and stormwater retrofits as part of the EPA’s Green Infrastructure Municipal Handbook Series. Brian has presented at numerous
training workshops and conferences and served as an adjunct professor in the Landscape Architecture Department at the
University of Rhode Island.
RELEVANT EXPERIENCE
Mashpee Commons, Mashpee, MA
+ 247 Units
Mashpee Commons is an award winning mixed-use, development, built in the style of a traditional
New England town center. HW has provided engineering and design services for the next phase of
development - a pedestrian-oriented affordable housing neighborhood. The proposed development
includes 41 buildings with 247 rental units and retail space on 11.3 acres.
Village at Nauset Green, Eastham, MA
+ 65 Units
HW’s designers worked with the architects, Town Administrator, planning, engineering, and health and
safety departments to create a low impact design layout that is aesthetically pleasing, preserves open
space, provides high quality wastewater treatment and utilizes Green Infrastructure for stormwater
management. This development is accessible, functional, and focused on safety.
Barstow Village, Hanover, MA
+ 66 Units
Barstow Village is a senior affordable housing project developed by EA Fish Associates and the
Archdiocese of Boston’s Planning Office for Urban Affairs. This LEED project consisted of a single threestory building with 66-rental units. Located on a 6.6- acre site on Legion Drive in Hanover, the 66 units
include 64 one-bedrooms and 2 two-bedrom apartments.
Lombard Farms Affordable Housing Development, West Barnstable, MA
+ 12 Units
HW and partners collaborated in the survey, planning, site design and permitting of the Lombard Farms
affordable housing development in West Barnstable, MA. Located on the west side of Meetinghouse
Way (Route 149), the property has been part of Barnstable history since 1754 when Parker Lombard left
it to the Town with the understanding that it would be used to benefit the poor.
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F.P. (TOM) LEE, PE

Principal Engineer, Horsley Witten Group, Inc.
Education:
Experience:

Master of Science, Environmental Engineering, Purdue University
Bachelor of Science, Civil Engineering, University of Massachusetts, Amherst
21 years with the firm | 40 years in the industry

Tom is a Principal Engineer, specializing in water and wastewater design and management systems, with 40 years of engineering
experience. His experience includes water and wastewater master plan studies, engineering designs, permit applications, capital
and operating budget preparations, construction oversight, contract administration, and project management. Tom is also
experienced with system startups for various water and wastewater projects, including water pumping stations, water treatment
plant upgrades, and wastewater treatment systems.
RELEVANT EXPERIENCE
Village at Nauset Green, Eastham, MA
+ 65 Units
HW’s designers worked with the architects, Town Administrator, planning, engineering, and health and
safety departments to create a low impact design layout that is aesthetically pleasing, preserves open
space, provides high quality wastewater treatment and utilizes Green Infrastructure for stormwater
management. This development is accessible, functional, and focused on safety.
Mashpee Commons, Mashpee, MA
+ 247 Units
Mashpee Commons is an award winning mixed-use, development, built in the style of a traditional
New England town center. HW has provided engineering and design services for the next phase of
development - a pedestrian-oriented affordable housing neighborhood. The proposed development
includes 41 buildings with 247 rental units and retail space on 11.3 acres.
Sachems Path, Nantucket, MA
+ 40 Single Family Homes
HW collaborated with the Housing Assistance Corporation of Cape Cod and the Nantucket Housing
Authority to provide planning, engineering, landscape design, state and local permitting and
construction administration services for a 40B affordable housing located in Nantucket. The Property is
a 9.12-acre undeveloped parcel, located at the southwestern corner of Surfside Rd and South Shore Dr.
Lombard Farms Affordable Housing Development, West Barnstable, MA
+ 12 Units
HW and partners collaborated in the survey, planning, site design and permitting of the Lombard Farms
affordable housing development in West Barnstable, MA. Located on the west side of Meetinghouse
Way (Route 149), the property has been part of Barnstable history since 1754 when Parker Lombard left
it to the Town with the understanding that it would be used to benefit the poor.
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DAN MACKENZIE, PLS

Senior Surveyor, Horsley Witten Group, Inc.
Education:
Experience:

Bachelor of Arts, English, Stonehill College
16 years with the firm | 26 years in the industry

Dan MacKenzie has 26 years of professional experience in land surveying, engineering and GIS. Dan’s extensive knowledge
of surveying and mapping allow him to compliment any type of project whether it planning, engineering design, permitting or
construction. Having worked in both the public and private sectors, Dan has directed the completion of boundary surveys,
subdivisions, Land Court, ALTA title insurance and easement plans, plans for permitting, topographic surveying for engineering
design and plan review. Dan is also well versed with AutoCAD, ArcMap, GPS Pathfinder, TDS Foresight to name a few surveying,
mapping and GIS software packages.
RELEVANT EXPERIENCE
Village at Nauset Green, Eastham, MA
+ 65 Units
HW’s designers worked with the architects, Town Administrator, planning, engineering, and health and
safety departments to create a low impact design layout that is aesthetically pleasing, preserves open
space, provides high quality wastewater treatment and utilizes Green Infrastructure for stormwater
management. This development is accessible, functional, and focused on safety.
Mashpee Commons, Mashpee, MA
+ 247 Units
Mashpee Commons is an award winning mixed-use, development, built in the style of a traditional
New England town center. HW has provided engineering and design services for the next phase of
development - a pedestrian-oriented affordable housing neighborhood. The proposed development
includes 41 buildings with 247 rental units and retail space on 11.3 acres.
Great Cove, Mashpee, MA
+ 10 Units
HW has collaborated with Housing Assistance Corporation and the Mashpee Housing Authority (MHA)
to develop ten additional affordable housing units next to the existing MHA owned Breezy Acres
development. HW’s services included surveying, site planning and engineering, landscape design,
permitting and construction administration services.
Lombard Farms Affordable Housing Development, West Barnstable, MA
+ 12 Units
HW and partners collaborated in the survey, planning, site design and permitting of the Lombard Farms
affordable housing development in West Barnstable, MA. Located on the west side of Meetinghouse
Way (Route 149), the property has been part of Barnstable history since 1754 when Parker Lombard left
it to the Town with the understanding that it would be used to benefit the poor.

3 Jerome Smith Road
Provincetown, MA

36

Innova Services Company & Innova Building Advisors
Construction Admin. & Energy Consultant
1548 S. 16th Street, Philadelphia, PA 19146
Contact: Benton Blackburn, Principal
Telephone: 215.336.0440

Innova’s mission is to preserve and create energy-efficient and affordable housing while contributing to the sustainable redevelopment of transitional neighborhoods. Innova has overseen the design and construction of affordable housing and mixed-use
developments valued at over $2.3 billion, with new projects totaling more than $200 million annually throughout the eastern United
States. Innova represents owners in the design and construction phase of new construction, historic rehabilitation projects and
large-scale capital improvements. Our construction professionals give special attention to moisture mitigation, energy efficiency,
mechanical systems integration, component durability, and long-term maintainability. Drawing on its property maintenance expertise, Innova can inform the design and construction process in a way that uniquely focuses attention on building sustainability and
maintainability as well as occupant safety and comfort.
Innova serves as the Owner’s Representative in the design and construction of affordable housing and mixed-use developments.
Its focus is to advance building practices that maximize resource efficiency, component durability, and systems maintainability.
Innova’s Project Management portfolio is comprised of more than 200 multifamily and mixed-use projects valued at more than
$2.2 billion - over 12,000 units in all - including large scale transit-oriented developments, new town centers and historic rehabilitations; from exurban green fields to New York City brown fields.
As Building Advisors, Innova is a certified Energy Star pattern, Passive Consultant, PHIUS+ Verifiers, and NGBS Green verifiers,
focused on the multifamily industry. Innova performs whole building modeling, energy audits and capital needs assessments;
enabling multifamily clients to devise smart approach to achieving very low energy buildings with improved durability and maintainability.
Innova’s core expertise is in understanding the needs of existing buildings. They are PCNA specialists and multi-family energy
auditors, providing comprehensive needs assessments, sleuthing elusive building failures, and devising cost -effective retrofit
strategies for increasing building efficiency, enhancing resident comfort and safety, and preserving affordable housing for the
long term.
Innova Services Company grew out of a division of Pennrose, and is the Construction Administrator of choice for Pennrose and
has completed over 100 projects for Pennrose.
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BENTON BLACKBURN

Principal, Innova Services Company
Education:
Experience:

Bachelor of Arts, Dartmouth College
17 years with the firm | 28 years in the industry

Benton Blackburn is a Principal of Innova and serves as Vice President of Operations. Ben has been with Innova since 2004, and
has led its efforts in owner’s representative services, general contracting, capital project management, and building diagnostic
services. He has personally overseen the successful completion of a wide variety of housing projects, including single family,
townhomes, historic rehabilitation, urban infill, high rise and student housing developments. In Innova’s capacity as General
Contractor, Ben has successfully led large-scale renovation projects, specializing in affordable multifamily housing including single
family, townhome, historic rehabilitation, urban infill, high rise, and student housing developments. Ben has also successfully led
large-scale renovation projects, specializing in affordable multifamily housing preservation projects with tenant in place. Ben has
been a construction professional since 1993. Prior to joining Innova, Ben served as Project Manager for Denver-based Shaw
Construction where hew as responsible for $100 million in construction projects per year.
RELEVANT EXPERIENCE
Village at Nauset Green, Eastham, MA
+ 65 Units
Village at Nauset Green is a sixty-five (65) unit multifamily development located in Eastham, Massachusetts. The 11.2-acre development site was acquired by the Town of Eastham and designated for use as
affordable housing. The development was financed using a variety of sources including LIHTC’s and
DHCD.
Village at Park River Phases I, II, and III, Hartford, CT
+ 200 Units | Passive House (PH I - III)
Village at Park River is a development that will feature 420 new high-quality housing units when
completed, including both rental and homeownership opportunities. In partnership with the City of
Hartford, the project provides replacement of the City’s stock of affordable housing units, as well as acts
as a catalyst for reinvestment and commercialization in the Upper Albany Neighborhood.
Meriden Commons Phase I and II, Meriden, CT
+ $48M | 151 Units | 200,000+ SF | Passive House (PH. II)
Pennrose completed the multi-phase redevelopment plan with the City of Meriden and the Meriden
Housing Authority to redevelop the 140 unit Mills Memorial public housing site. The site was the subject
of a Master Developer RFP, won by Pennrose and The Cloud Company in 2012. Meriden Commons is a
mixed-used, mixed-income community, revitalizing the downtown core.
Torrington Riverfront Redevelopment, Torrington, CT
+ $20.5M | 60 Units
The Torrington Riverfront Redevelopment will be a vibrant, pedestrian-friendly, mixed-use development
located in the downtown district of Torrington, CT. Previously home to the Torrington Manufacturing
Company, the two-acre brownfield site along the Naugatuck River has been used as a city-owned parked
lot for almost a decade.
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ADAM BLACKBURN

Vice President, Innova Building Advisors
Education:
Experience:

Bachelor of Arts, Amherst College
12 years with the firm | 12 years in the industry

Adam Blackburn heads Innova’s Innova Building Advisors consulting group. His area of expertise is consulting and energy
performance certification for developers, designers and builders of multi-family housing. Adam has provided Passive House
Verification and ENERGY STAR certification services for over 2,500 homes under both low-rise and high-rise standards. He has
leveraged nearly $2MM in energy efficiency incentives and rebates on behalf of affordable housing projects, and has overseen
energy efficiency upgrades and capital improvement projects totaling more than $10 million. Prior to joining Innova in 2009, Adam
specialized in integration project management, accruing more than ten years’ experience in coordinating engineering design and
hardware installation on large-scale technology infrastructure projects. Adam holds a B.A. from Amherst College, is a Certified
Passive House Consultant, PHIUS+ Passive House Rater, RESNET Certified Home Energy Rater, ENERGY STAR® for Multifamily
High Rise Consultant, and Enterprise Green Communities Consultant.
RELEVANT EXPERIENCE
Village at Nauset Green, Eastham, MA
+ 65 Units
Village at Nauset Green is a sixty-five (65) unit multifamily development located in Eastham,
Massachusetts. The 11.2-acre development site was acquired by the Town of Eastham and designated for
use as affordable housing. The development was financed using a variety of sources including LIHTC’s
and DHCD.
Village at Park River Phase I, II, and III, Hartford, CT
+ $71M | 200 Units | 215,000+ SF | Passive House (PH. I - III)
Village at Park River will feature 420 new high-quality housing units when completed, including both rental
and homeownership opportunities. In partnership with the Housing Authority of the City of Hartford and
The Cloud Company, the project provides replacement of the City’s stock of affordable housing units, as
well as acts as a catalyst for reinvestment and commercialization in the Upper Albany Neighborhood.
Residence at Roosevelt Park, Edison, NJ
+ 84 Units
Pennrose, along with Middlesex County redeveloped this former 150-bed polio hospital. Built in 1937,
this hospital was constructed as part of President Franklin D. Roosevelt’s New Deal. Today, this building
features 84 units of one- and two bedroom rental housing that serves seniors 62 and older. Situated on 11
acres adjacent to Roosevelt Park, the complex is accessible to nearby hospitals and healthcare facilities.
Meriden Commons Phase I and II, Meriden, CT
+ $48M | 151 Units | 200,000+ SF | Passive House (PH. II)
Pennrose completed the multi-phase redevelopment plan with the City of Meriden and the Meriden
Housing Authority to redevelop the 140 unit Mills Memorial public housing site. The site was the subject
of a Master Developer RFP, won by Pennrose and The Cloud Company in 2012. Meriden Commons is a
mixed-used, mixed-income community, revitalizing the downtown core.
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THOMAS HOWES

Division Manager, Innova Building Advisors
Education:
Experience:

Post Graduate Degree, Boston Architectural College
Bachelor of Arts, Economics, Harvard University
1 year with the firm | 37 years in the industry

Thomas Howes is an experienced construction and development professional specializing in development and delivery of multidisciplined projects. Tom has significant experience in infrastructure development, team engagement, and operational leadership.
He is a motivated and collaborative leader who brings extensive project experience to business development and strategic
and project planning, as well as a hands on approach to construction field processes. Tom’s skills and interests include high
performance building and technology, energy efficiency, and forward thinking approaches to construction and climate change
challenges. He is a licensed construction professional with architectural, structural and construction management background. Tom
sits on the board in Community Development Partnership Eastham, MA which is a regional non-profit housing advocate, developer
and economic development agency supporting housing and small businesses in 7 Cape towns.
RELEVANT EXPERIENCE
Village at Park River Phase I, II, and III, Hartford, CT
+ $71M | 200 Units | 215,000+ SF | Passive House (PH. I - III)
Village at Park River will feature 420 new high-quality housing units when completed, including both rental
and homeownership opportunities. In partnership with the Housing Authority of the City of Hartford and
The Cloud Company, the project provides replacement of the City’s stock of affordable housing units, as
well as acts as a catalyst for reinvestment and commercialization in the Upper Albany Neighborhood.
Village at Nauset Green, Eastham, MA
+ 65 Units
Village at Nauset Green is a sixty-five (65) unit multifamily development located in Eastham, Massachusetts. The 11.2-acre development site was acquired by the Town of Eastham and designated for use as
affordable housing. The development was financed using a variety of sources including LIHTC’s and
DHCD.
Melpet Farms Affordable Housing, Dennis, MA
+ 27 Units
Thomase Howes was the senior project manager for Net Zero Energy affordable housing project built for
national non-profit affordable housing developer. Responsible for preconstruction services through project
delivery. Melpet Farms was a Silver Award Winner 2017 Best in American Living. Thomas completed this
project with another firm.
Noquochoke Village Apartments, Westport, MA
+ 50 Units
Thomas Howes was the Project Executive for Noquochoke Village Apartments, a townhouse style
affordable rental apartment community developed by national non-profit affordable developer to meet rural
town rental program needs. The development costs for this project was $14 million. Thomas completed
this project while working at a previous firms.
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Law Office of Singer & Singer
Local Attorney

26 Upper County Road, Dennisport, MA 02639
Contact: Andrew L. Singer, Esq.
Telephone: 508.398.2221
The Law Office of Singer & Singer, LLC provides services for homeowners, local institutions, and businesses of all sizes - from
local and regional business owners to national Fortune 500 companies, to build, redevelop, and expand existing residential,
commercial, and nonprofit properties, including representation before the Cape Cod Commission as well as the Commonwealth
of Massachusetts – DEP (Department of Environmental Protection) wastewater issues, MEPA (Massachusetts Environmental
Policy Act Unit) environmental reviews, MESA (Massachusetts Endangered Species Act) rare plant and wildlife reviews, MHC
(Massachusetts Historical Commission) historic and archaeological reviews, and MHD (Massachusetts Highway Department)
curb cut permitting reviews.
Our Attorneys appear regularly before the following municipal and regional administrative bodies on behalf of our clients for both
development and redevelopment projects seeking special permits (for use and to extend or change pre-existing nonconforming
uses or structures), variances, site plan approvals, subdivision approvals, wetlands orders of conditions, septic permits and
comprehensive permits (for affordable housing), among other permits and approvals required to complete municipal and county
projects.
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ANDREW L. SINGER

Attorney, The Law Offices of Singer & Singer, LLC
Education:
Experience:

Juris Doctor, Georgetown University
Bachelor of Arts, Vassar College
24 years in the industry

Andrew L. Singer has been representing clients on Cape Cod since 1996. Originally born in Boston, Massachusetts, Andrew
was raised on Cape Cod and returned to live and practice on Cape Cod more than twenty-five years ago. A Phi Beta Kappa
and Honors graduate of Vassar College (B. A. in Asian Studies in 1988), Andrew studied at Beijing University from 1986 to 1987.
He was a teaching assistant and received his law degree from Georgetown University Law Center (J.D. 1994). He is admitted to
the Oregon State Bar (1994-Inactive) where he worked for the State Legislature and Secretary of State drafting legislation and
administrative rules. He is admitted to the Massachusetts State Bar (1996). Andrew is a member of the Barnstable County Bar
Association, Massachusetts Bar Association, Oregon State Bar Association, and Massachusetts Real Estate Bar Association
(REBA), and is a Sponsor Member of Massachusetts Continuing Legal Education, Inc. (MCLE). Andrew has qualified as an expert
witness and testified in two Eminent Domain/Land Damage cases in Barnstable Superior Court and participated as a panelist on
the Urban Land Institute’s MassDevelopment Technical Assistance Program regarding parking in downtown Hyannis (2013) and the
Home Builders & Remodelers Association of Cape Cod’s “At Home on Cape Cod: 2012 Housing Summit”.

MARIAN S. ROSE

Attorney, The Law Offices of Singer & Singer, LLC
Education:
Experience:

Juris Doctor, Georgetown University2021-1996
Bachelor of Arts, Vassar College
23 years in the industry

Marian Singer Rose (no relation) practiced law in both Atlanta, Georgia and New York City prior to moving with her family to the
Cape over ten years ago. Marian and her husband, Michael, live in Wellfleet and have raised their three wash-ashore children
on the Outer Cape. Marian graduated with a degree in History from Davidson College, studied political theory at St. Catherine’s
College at the University of Oxford, and graduated from the University of South Carolina School of Law where she was a
contributing member of the Law Review, an Editor of the South Carolina Environmental Law Journal, and a legal writing instructor.
She has been admitted to the Georgia, New York, and the Massachusetts State Bars. Marian is active in her support of the Nauset
School System, having secured a license to teach both finance and law at the high school level. She continues to volunteer as a
middle school mock trial adviser and with the Nauset High School Improvement Committee. She also volunteers with two local
nonprofits, Sustainable CAPE and the Health Ministry. She is an avid gardener, boogie boarder, and youth soccer supporter.

3 Jerome Smith Road
Provincetown, MA

42

Klein Hornig,LLP
Real Estate Attorney

101 Arch Street, Suite 1101, Boston, MA 02110
Contact: Dan Rosen, Attorney
Telephone: 617.224.0600
Klein Hornig LLP is one of the nation’s premier firms concentrating exclusively on affordable housing on community
development. The firm focuses exclusively on structuring, managing and closing affordable housing and community
development projects. The attorneys at Klein Hornig have worked extensively with a wide variety of affordable housing
programs and activities, including the low-income housing tax credit program, public housing and mixed-finance projects,
the Choice neighborhoods Imitative program, the Rental Assistance Demonstration (RAD) program, HOME and CDBG funding,
tax-exempt mortgage revenue bonds, 501(c)(3) bonds, FHA-insured loans, Mark to Market restructuring and Section 236 IRP
decoupling.
In addition to affordable housing, we are active in other community development activities, including commercial and mixed-use
development using creative financing vehicles such as the New Markets Tax Credit program, historic tax credits, and renewable
energy credits. We supplement our housing and community development practice with expertise in partnership and business
associations, condominiums and cooperatives, nonprofit organizations and real estate law.
Klein Hornig has 39 attorneys practicing locally and nationally out of offices in Washington, DC and Boston, Massachusetts.
Using sophisticated technologies for communications, legal research and knowledge management, attorneys in the two offices
can collaborate to provide the most efficient and effective legal services to our clients.
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DANIEL M. ROSEN

Principal, Klein Hornig, LLP
Education:
Experience:

Juris Doctor, Harvard Law School,
Bachelor of Arts, Yale University
30 years with the firm | 36 years in the industry

Dan Rosen focuses his practice on real estate, housing, and community development transactions. He has helped public, private,
nonprofit, and for-profit clients build, buy, preserve and finance thousands of housing units across the country. Dan specializes
in mixed-finance public housing development, Low-Income Housing Tax Credits, and HUD assistance programs. He has worked
with these and numerous other Federal, state, local and private funding sources to finance innovative, high-impact projects. Dan
was founding partner of Klein Hornig in 2002. He previously served as Associate General Counsel at the Community Builders,
Inc., a national nonprofit developer and began his career specializing in affordable housing at firms in Washington, DC and as an
associate at the firms of Hawkings, Delafield & Wood and Power, Goldstein, Frazer & Murphy LLP.
RELEVANT EXPERIENCE
Whittier Street Redevelopment, Boston, MA
+ 387 Units
Klein Hornig assisted Preservation of Affordable Housing (POAH) on the acquisition and construction
financing of Phase One of the Whittier Street Redevelopment, located in Boston, Massachusetts. Boston
Housing Authority first issued this RFP in 2013, with POAH and another KH client, Madison Park Development Corporation (MPDC) being named co-developers in 2013.
270 Huntington Avenue, Boston, MA
+ 75 Units
In June 2019, Klein Hornig closed the restructuring and refinance of 270 Huntington Avenue for Cushing
Housing Corporation. This development consists of 75 individual condominium units within a 90-unit
historic building across from Boston’s Symphony Hall. Financing included 4% LIHTC and bonds, Federal
and State historic tax credits, a construction loan from Eastern Bank and other sources.
West Newton Rutland Boston, MA
+ 146 Units
Klein Hornig assisted Preservation of Affordable Housing (POAH) on the acquisition and construction
financing of Phase One of the Whittier Street Redevelopment, located in Boston, Massachusetts. Boston
Housing Authority first issued this RFP in 2013, with POAH and another KH client, Madison Park Development Corporation (MPDC) being named co-developers in 2013.
West Newton Rutland Boston, MA
+ 146 Units
Klein Hornig represented Inquilinos Boricuas en Accion, Inc. (IBA) in connection with the acquisition and
redevelopment of West Newton Rutland apartments. IBA acquired this development from the Boston
Housing Authority and converted it from federal public housing to privately-owned affordable housing
pursuant to the Rental Assistance Demonstration (RAD) program.
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HENRY KORMAN

Partner, Klein Hornig, LLP | Legal
Education:
Experience:

Juris Doctor, University of Connecticut Law School
Bachelor of Arts, University of Massachusetts - Amherst
10 years with the firm | 27 years in the industry

Henry Korman, a Partner at Klein Hornig, has over 25 years of experience representing clients with affordable housing
development, civil rights, and a wide range of regulatory compliance matters. he has represented state agencies, municipalities,
for-profit and nonprofit developers, property managers, and asset managers in such diverse areas a compliance with the civil
rights and fair housing requirements of affordable housing programs, Article 80, Section 504 of the 1973 Rehabilitation Act, the
Americans with Disabilities Act, and the Fair Housing Act. Henry is an expert on admission and occupancy standards for public
assisted, and low-income housing tax credit housing, lead-based paint compliance, the Uniform Relocation Act and other laws.
He has helped clients prepare occupancy and regulatory documents ranging from relocation plans to admissions policies and has
helped clients assess regulatory compliance in their systems, forms, properties and portfolios.
RELEVANT EXPERIENCE
Burbank Apartments, Boston, MA
+ 52 Units
Burbank Gardens, a 52-unit preservation transaction in the Fenway neighborhood in Boston. The project
began in 2017 with an expedited purchase involving multiple sources of state and local bridge financing in
order to assure continued affordability of the property. After an initial April acquisition, it raced along to a
complex transaction.
Westminster Court, Roxbury, MA
+ 70 Units
Klein Hornig recently closed on the refinancing and syndication of Westminster Wilshire Apartments,
consisting of two LIHTC projects—the 70-unit Westminster Court Apartments project and the 29-unit
Wilshire Apartments project. The Wilshire Apartments project is also subject to a PBRA contract, and KH
also helped the client secure a low vacancy area PBV Section 8 subsidy.
Newcastle-Saranac, Boston, MA
+ 90 Units
This project is another preservation transaction located in Boston’s South End neighborhood. It involved
an expedited purchase and assumption of several state and federal rental subsidy contracts. In order
to facilitate the closing, the team was required to address complex environmental issues, and navigate
extended negotiations with third parties and the City of Boston.
Cleaves-Dimock-Bragdon, Roxbury, MA
+ 90 Units
Cleaves Dimock combined two separate affordable projects, one a 221(d)(4) and the other a section 236
with a Flexible Subsidy loan, into a single 4% LIHTC HUD risk share preservation project. This project
involved two transfer of physical assets approvals by HUD, two chapter 121A transfer approvals by the
BPDA, and agreements by both HUD and the BRA to combine the properties into a single development.
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JOSEPH S. LIEBER

Principal, Klein Hornig, LLP | Legal
Education:
Experience:

Juris Doctor, University of Michigan Law School
Bachelor of Arts, University of Michigan
16 years with the firm | 20 years in the industry

Joseph Lieber’s practice focuses on structuring and closing complex multi-phased financing transaction in connection with
affordable housing and other community development projects. He has deep experience working with Low-Income Housing Tax
Credits and New Market Tax Credits - including a number of projects in which these two types of tax credits have been used side
by side - as well as project utilizing a variety of Federal, state and local funding programs. Most of his work is on the developer’s
die of the table, but Joseph has also represented commercial lenders, municipalities and regional HOME consortia. His work
around the table has sharpened Joseph’s ability to recognize and address the key issues facing the various parties to an affordable
hosing or community development transaction.
RELEVANT EXPERIENCE
Genesis House, Brighton, MA
+ 209 Units
Klein Hornig represented 2Life Communities in connection with a comprehensive refinance and
rehabilitation of this property. On the permitting front, we helped the client secure zoning approvals and
updates the property’s Chapter 121A Urban Renewal decision. This allowed the client to add a third and
fourth story to part of the existing development.
125 Amory, Jamaica Plain, MA
+ 211 Units
Klein Hornig represents joint venture partners The Community Builders, Inc. (TCB), Urban Edge Housing
Corporation (UE) and Jamaica Plain Neighborhood Development Corporation (JPNDC) in connection with
the muliti-phased redevelopment of the historic site of a federal public housing development at 125 Amory
Street.
Artblock, Boston, MA
+ 55 Units
Klein Hornig represented New Atlantic Development Corporation in connection with the acquisition of
this site from the Boston Redevelopment Authority and the construction of 55 new units of housing and
associated commercial space including an arts resource center. KH helped structure the acquisition and
condominium documents and assisted the client with permitting and financing.
225 Centre Street, Boston, MA
+ 103 Units
We represented the joint venture of Mitchell Properties LLC and The Community Builders, Inc. in the
development of a project at 225 Centre Street in Boston’s Jackson Square with approximately 16,000
square feet of retail financed by NMTC, beneath a 103-unit rental project financed by Low-Income
Housing Tax Credits and other sources.
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Berman Indictor, LLP
Tax Attorney

30 N. 41st Street, Suite 450, Philadelphia, PA 19104
Contact: Steve Berman
Telephone: 215.825.9740
Berman Indictor LLP (BI) represents for-profit and non-profit developers, tax credit investors and guarantors, lenders and REITs,
as well as federal and state authorities involved in affordable/workforce housing initiatives.
For more than four decades, BI has delivered innovative legal strategies to address the issues surrounding low- and moderate-income housing, workforce housing and mixed-use projects. Their affordable/workforce housing experience is multifaceted
and unites the capabilities of lawyers from our Real Estate, Environmental, Corporate, Governmental Affairs, Litigation and Tax
Practices.
They offer advice to private and public sector clients as counsel on federal and state financing and subsidy matters, as well as
federal and state tax credit programs relevant to affordable/workforce housing developments. Their capabilities are complemented by the depth of our sophisticated transactional experience with structuring the acquisition, planning and development,
and disposition of single and multi-family property assets, as well as providing related counsel on ADA, accessibility, Fair Housing Act compliance, and environmental and zoning matters.
BI is well-suited to provide counsel on federal, state and local affordable/workforce housing initiatives and community development programs. We represent lenders and borrowers in connection with financing provided through various HUD and FHA
programs, including the negotiation, documentation and closing of transactions whereby a client has purchased multifamily
housing projects that are subject to HUD affordable housing restrictions such as Section 8 Housing Assistance Payments (HAP)
contracts or HUD Regulatory Agreements. In addition, we represent lenders in connection with loans made under the Fannie Mae
Delegated Underwriting and Servicing (DUS) program. They also have expertise on low-income housing tax credits and mixeduse financing projects involving local and state affordable housing grants and loans.

3 Jerome Smith Road
Provincetown, MA

47

STEVEN P. BERMAN

Principal, Berman Indictor, LLP
Education:
Experience:

Juris Doctor, Harvard Law School, 1983
Bachelor of Arts, Haverford College
30 years with the firm | 36 years in the industry

Steven Berman focuses his practice in the areas of Federal partnership and real estate taxation with a particular emphasis on lowincome housing tax credits, historic tax credits, and New Markets Tax Credits. Steven’s practice is focused on the representation of
both for-profit and non-profit real estate developers, tax credit equity investors and public housing authorities involved in real estate
transactions involving the use of one or more of these Federal income tax credits.
RELEVANT EXPERIENCE
Village at Nauset Green, Eastham, MA
+ 65 Units
Village at Nauset Green is a sixty-five (65) unit multifamily development located in Eastham, Massachusetts. The 11.2-acre development site was acquired by the Town of Eastham and designated for use as
affordable housing. The development was financed using a variety of sources including LIHTC’s and
DHCD.
Meriden Commons Phase I and II, Meriden, CT
+ 151 Units
Pennrose completed the multi-phase redevelopment plan with the City of Meriden and the Meriden
Housing Authority to redevelop the 140 unit Mills Memorial public housing site. The site was the subject
of a Master Developer RFP, won by Pennrose and The Cloud Company in 2012. Meriden Commons is a
mixed-used, mixed-income community, revitalizing the downtown core.
Mary D. Stone and Julia Bancroft Schools, Auburn, MA
+ 115 Units
The Mary D. Stone School will be a 55-unit, senior, mixed-income, historic rehabilitation project in Auburn,
MA. Similarly, the Julia Bancroft School will be a 60-unit, senior, mixed-income, historic rehabilitation
project in Auburn, MA. Both projects were won through a competitive RFP process, one for each school,
driven by the town of Auburn in 2015. Both projects are under construction.
Woodrow Wilson Commons, Long Branch, NJ
+ 173 units
Woodrow Wilson Commons is a 173-unit master-planned, mixed-income community built on the site
of an outdated, dilapidated public housing complex. The 173 units were built within 51 buildings using
a combination of townhomes, flats, and duplexes. The new development mimics the style, scale, and
character of the historic housing precedents in Long Branch.
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A list of all projects in progress or planned with details of
their current status.
The below table shows a list of projects currently in process for the Pennrose, LLC New England office. Pennrose’s development
headquarters is based out of Philadelphia, PA, with regional offices located in Atlanta, Baltimore, Boston, Chicago, Cincinnati,
Dallas and New York City. These regional offices are supported by development staff, with general oversight by Principals
and executives in the Philadelphia office. The New England regional office which will directly oversee this initiative under
the supervision of Regional Vice President, Charlie Adams, is currently staffed by 4 development professionals, Rio Sacchetti,
Karmen Cheung, Becca Schofield, and Ryan Kiracofe, in addition to Mr. Adams, and supported by an Administrative Assistant.
With this dedicated support and our current pipeline, the New England office is able to take on additional projects.

New England Pipeline
Status

Project Name

Location

Type

Stabilization TDC

Unit
Count

Lease-Up

Mary D. Stone

Auburn, MA

9% Multifamily
LIHTC, Senior

2/2022

$25,500,000

55 Units

Under
Construction

Westbrook Village III

Hartford, CT

9% Multifamily
LIHTC

12/2022

$22,700,000

65
Units

Under
Construction

Julia Bancroft

Auburn, MA

9% Multifamily
LIHTC, Senior

1/2023

$24,569,000

60 Units

Awarded –
Proceeding to
Close

Torrington Riverfront Torrington, CT

9% Multifamily
LIHTC

5/2023

$20,500,000

60
Units

Awarded –
Proceeding to
Close

Westbrook Village IV

Hartford, CT

9% Multifamily
LIHTC

7/2023

$21,300,000

60
Units

Awaiting
Former William
Funding Award Barton Rogers
School

Boston, MA

9% Multifamily
LIHTC, Senior,
LGBTQ

12/2023

$43,600,000

74 Units

Awaiting
Littleton Drive
Funding Award

Wareham, MA

9%/4% Hybrid
Multifamily LIHTC,
Senior & Family

2/2024

$40,700,000

93 Units

Awaiting
Frenchtown Road
Funding Award Senior*

East Greenwich,
RI

9% Multifamily
LIHTC, Senior

8/2023

$20,300,000

63 Units

Design &
Development
– LIHTC App
1/2022

Orleans, MA

9% Multifamily
LIHTC

2/2025

$27,200,000

62 Units

Orleans Cape Cod
Five

3 Jerome Smith Road
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Development Partner References

Jacqueline W. Beebe, Town Administrator
Town of Eastham
(508).240.5900 ext. 211
jbeebe@eastham-ma.gov
Village at Nauset Green

Tim Coons, City Manager
City of Meriden
(203).630.4123
tcoon@meridenct.gov
Meriden Commons I & II

Annette Sanderson, Executive Director

Village at Park River, Hartford, CT

Housing Authority of the City of Hartford
(860).723.8420
asanderson@hartfordhousing.org
Village at Park River I 0 IV

Financial References

Mayor Elinor Carbone
City of Torrington
(860).489.2228
elinor_carbone@torringtonct.org
Torrington Riverfront Redevelopment

Kelly Shay, Development Officer
Boston Department of Neighborhood Development
Kelly.shay@boston.gov
617.635.0287
Willam Barton Rogers School (The Pryde)

Julie Jacobson, Town Manager
Town of Auburn
(508).832.7720
jjacobson@town.auburn.ma.us
Julia Bancroft & Mary D. Stone

3 Jerome Smith Road
Provincetown, MA

Kimmel Cameron, Vice President
Hudson Housing Capital, LLC
Kimmel.cameron@hudsonhousing.com
703.639.0880
Multiple projects including Academy Place, Obery Court,
Wyman House

Michael M. Murray, SVP Acquisitions
City Real Estate Advisors (CREA)
MMurray@CityRealEstateAdvisors.com
617.892.6073
Multiple projects including Mary D. Stone and Apple
Street Senior.

Andrew J. Weil, Managing Director
Pillar Financial
Andrew.weil@pillarfinance.com
212.326.3126
Multiple projects including Pointe View at Aspen Hill,
Riviera, Orchard Ridge Ph. V
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Private Septic Experience
Horsley Witten has experience in wastewater planning, design, permitting and
construction oversight for systems ranging from cluster Innovative/Alternative
(I/A) designs to small wastewater treatment facilities requiring permitting
through MassDEP Groundwater Discharge Permit (GWDP) program. We have
experience with many of the current wastewater treatment technologies that
can provide treated effluent to meet local and state permitting requirements.
Examples include the 12,000 gpd private-wastewater treatment system
serving the Village at Nauset Green affordable housing development in
Eastham, MA and a 38,000 gpd phased wastewater treatment plant permitted
through the MassDEP GWDP program for the Canal Bluffs Affordable housing
development in Bourne, MA.
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Project Profile
Eastham, MA
Client Contact:
Charlie Adams
Regional Vice President
Pennrose Properties, LLC
857-415-4650
HW Contact:
Richard Claytor, P.E.
16079

Village at Nauset Green - Housing Development
HW worked with Pennrose Properties, LLC to create an affordable housing neighborhood
in Eastham. Our designers collaborated with the architects, the Town Administrator,
planning, engineering, and health and safety departments to create a low impact,
aesthetically pleasing design layout that preserves open space, provides high quality
on-site wastewater treatment, and utilizes Green Infrastructure for stormwater
management.
This development is accessible, functional, and focused on safety. The sixty-five-unit
complex resulted in a pedestrian-friendly neighborhood that features public gathering
areas, walking paths, open space, a community building, and connections to the Cape
Cod Rail Trail (a multi-model pedestrian pathway). HW completed all civil site design
components including road layout, grading, stormwater management, landscape
architecture and construction administration services, as well as all environmental
permitting and a Phase I Hazardous Materials Assessment. HW also conducted a
hydrogeologic evaluation to site and design the 12,000 GPD advanced wastewater
treatment system and obtained a Groundwater Discharge Permit from MassDEP.

Horsley Witten Group
HW focuses on providing sustainable environmental solutions. Learn more at horsleywitten.com
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Project Profile
Bourne, MA
Client Contact:
Julie Creamer
Preservation of Affordable
Housing
617-449-0869
HW Contact:
Brian Kuchar, PE, RLA
5074

Affordable Housing Development
Residences at Canal Bluffs
HW collaborated with the Housing Assistance Corporation and the Preservation of
Affordable Housing to provide survey, planning, site design, permitting, and construction
administration services for the Residences at Canal Bluffs affordable housing development.
These residences are located on 17 acres of dramatically sloped land and offer
prospective residents a broad mix of housing opportunities. Our stormwater management
design incorporates natural, green infrastructure such as vegetated bioretention areas,
and infiltration systems. The wastewater treatment system state-of-the-art design is
a denitrifying system necessary to accommodate the site's location within a Zone II
Wellhead Protection Area, and within the watershed to a coastal estuary.

Horsley Witten Group
HW focuses on providing sustainable environmental solutions. Learn more at horsleywitten.com

3 Jerome Smith Road
Provincetown, MA

53

Project Profile
Housing Assistance Corporation
Client Contact:
David M. Quinn
Asst. Director of Housing
Development
Housing Assistance Corp.
dquinn@haconcapecod.org
508-771-5400 x288
HW Contact:
Brian Kuchar, P.E., RLA
11002

Horsley Witten Group

Melpet Farm Affordable Housing Development
The Housing Assistance Corporation of Cape Cod hired HW to provide surveying,
planning, engineering, landscape design, and permitting/construction administration
services for a proposed affordable housing development on a 5.75-acre Town-owned
parcel in Dennis, Massachusetts. The site is the former location of apartment rental
units. In 2011, the Town of Dennis selected The Housing Assistance Corporation
to develop new affordable rental housing on the property. The project features the
construction of twenty-seven affordable housing units located in eight LEED buildings
clustered around a common open area. The site design incorporates natural Low Impact
Development practices such as reduction of impervious area, preservation of natural
features, vegetated swales, bioretention areas with native plantings, underground
recharge chambers, and a state-of-the-art advanced de-nitrifying wastewater system.
The landscape design emphasizes the use of low maintenance native plantings
and integrates the development into the surrounding environment. HW’s permitting
services included Planning Board, Board of Health, and National Pollutant Discharge
Elimination System (NPDES). The project architect, Brown Lindquist Fenuccio & Raber,
Architects, Inc. recently won a “Silver, Best in American Living” award from the National
Association of Home Builders for the category of Affordable Multi-Family.

HW focuses on providing sustainable environmental solutions. Learn more at horsleywitten.com
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Project Profile
Mashpee, MA
Client Contact
Kate Ferreira
Housing Development
Housing Assistance Corporation
508-778-7535 x 2
HW Contact
Brian Kuchar, RLA, PE, LEED AP
9076

Great Cove Affordable Housing

HW collaborated with Housing Assistance Corporation and the Mashpee Housing
Authority (MHA) to develop ten additional affordable housing units next to the existing
MHA owned Breezy Acres development. HW’s services included surveying, site planning
and engineering, landscape design, permitting and construction administration services.
The project site is located within a Zone II, nitrogen sensitive wellhead protection area
and is mapped as Priority Habitat of Rare Species and Estimated Habitat under the
Natural Heritage Endangered Species Program (NHESP). To minimize impacts, the site
design incorporates low-impact development techniques such as reduced impervious
cover, preservation of natural features, and bioretention areas combined with underground
recharge chambers for stormwater management. After an in-depth analysis of options,
the team chose off-site wastewater treatment. HW designed a sewerage lift station
to pump wastewater through a force main to the adjacent underutilized high school
wastewater treatment plant. The Town and the Department of Environmental Protection
approved a sewer extension permit. HW also obtained permits from the NHESP, Water
Department, and the National Pollutant Discharge Elimination System. Project completion
was in the spring of 2014.

Horsley Witten Group
HW focuses on providing sustainable environmental solutions. Learn more at horsleywitten.com
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Project Profile
Barstow Village, Hanover, MA
Client Contact:
Mr. Dana Angelo
EA Fish
781-380-1660
HW Contact:
Brian Kuchar
9056

Senior Affordable Housing Development
Barstow Village is a senior affordable housing project developed by EA Fish Associates
and the Archdiocese of Boston’s Planning Office for Urban Affairs. This Leadership in
Energy & Environmental Design (LEED) project consisted of a single three-story building
with 66-rental units. Located on a 6.6-acre site on Legion Drive in Hanover, the 66 units
include 64 one-bedroom apartments and 2 two-bedroom apartments. A 9,900-gallon per
day pressure dosed onsite wastewater disposal system services the property.
HW designed conceptual plans for review by local boards, and performed all aspects of the
civil/site design process plus low impact development site layout and green infrastructure
stormwater management practices. HW collaborated with the development team to
determine the cost of site development, due diligence studies, permitting, surveying, final
design, construction estimates, and construction administration. Mass Housing provided
the funding for the project.

Horsley Witten Group
HW focuses on providing sustainable environmental solutions. Learn more at horsleywitten.com
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2. DEVELOPMENT CONCEPT

CAPE COD 5, ORLEANS, MA

2. Development Concept
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Our proposed development, which we designed with
architects Dimella Shaffer, landscape architects Warner
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Pennrose is excited to propose a 64-unit, mixed-income
rental housing development for this important space. Our
proposal meets Provincetown’s acute need for new housing
with a variety of bedroom types and income levels, in a
manner that is consistent with the Town’s guidance and
desires as communicated in previous planning studies.
Pennrose fully supports Provincetown’s efforts to proactively
manage the flow of new housing, meeting its Subsidized
Housing Inventory (“SHI”) goals, and taking the initiative
to provide new affordable and workforce housing for its
residents.

3 Bed
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Our experience with Provincetown highlights it as a forwardthinking, future-oriented community rooted in a contextual
design, and a coastal small-town New England fabric. It
is a cultural capital, offering strong access to jobs and
recreation while remaining true to the charm and community
atmosphere that make it special to so many. The 3 Jerome
Smith Road lot represents a critical opportunity for the town
to allow more Provincetown and Outer Cape residents to
share in this special community. The addition of mixedincome, environmentally sustainable housing on the Jerome
Smith Road site will allow for residents in different life
stages, income levels, and family types to share in all that
Provincetown has to offer, while adding support and vitality
to the town’s businesses. Provincetown’s RFP for the site
has set the tone, by calling for this diversity on such a critical
parcel. Now, Provincetown deserves a development that will
deliver it, in an empowering, well-designed, and respectful
way.

STUDIOS : 18
1 BED UNITS : 39
3 BED UNITS : 7
TOTAL UNITS : 64
TOTAL PARKING : 50

Je

The proposal must include a detailed description of
the development concept for the property and its
improvements, including but not limited to:
• Number and size of units (square footage and number
of bedrooms) and affordability levels. Include narrative as
to why/how the mix of bedrooms, sizes and affordability
was determined to ensure project financial feasibility and
appropriateness for the marketplace.
• Preliminary site design.
• Discussion of the physical plan and architectural
character of the project and the various programmatic and
physical elements of the development, including energy
savings and green design elements of the buildings and site
design.
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SITE AERIAL

Larson, and civil engineers Horsley Witten, is designed to
complement its surroundings while also maximizing site
efficiency in order to produce an appropriate number of
new homes as requested in the RFP. The proposed site
plan and its massings are designed to control its impacts
on Provincetown’s overall character, while also creating a
memorable and beautifully designed series of internal and
external spaces.
The proposed development includes an expansion of the site
onto the for-sale neighboring property, 55R Captain Bertie’s
Way. We feel strongly that this is the best path forward in
order to meet the Town’s housing goals while providing
sufficient open space and parking so as to not leave the site
feeling cluttered or congested.
The proposal includes 64 units, shared common spaces,
a roughly 1,750 square foot community building open for
public use, a common roof deck, and thoughtfully designed
sustainable landscaping. The development will include 18
studio apartments in a single, three-story building nearest
to Jerome Smith Road, and 39 1-bedroom and 7 3-bedroom
units across a series of modular townhome-style structures
throughout the rest of the site. 45 of the building’s units
will be designated affordable to households earning 60%
or less of the Area Median Income (AMI), and 19 will be
reserved as “workforce” units, available to middle-income
households earning up to 120% of AMI. The proposed unit
mix and affordability tiers are intended to serve a range
of households, including smaller units ideal for young
professionals or older persons, and larger housing options
for families. At Pennrose we’re proud that high-quality
finishes are consistent throughout our projects; affordable
and workforce units will be indistinguishable and evenly
distributed throughout the property. The proposed design
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meets applicable DHCD thresholds, and 100% of the units
will count towards Provincetown’s SHI. The design will meet
or exceed all applicable accessibility codes, including Fair
Housing Accessibility Guidelines, ADA, and the Massachusetts
Architectural Access Board 521 CMR.
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The townhome structures – each home to either two or
three units - are organized along a series of programmed
open spaces, or “outdoor rooms,” along walking/biking
paths, meant to reflect the fabric of Provincetown’s famous
alleyways and side streets. Every unit, whether in the larger
studio building or in a townhome structure, will have its own
individual exterior entrance; those units on the townhomes’
upper floors will be accessed via a stairway and access deck
in front of each module. The residential units are designed
to allow flexibility and multigenerational living to occur over
time. One bedroom apartments have an added office on
the main floor to allow for the flexibility of working from
home, while the 3 bedroom apartments have a ground floor
bedroom and full bath to provide capability of aging in own’s
own home and with family.
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environmental impacts while also reducing energy costs
for residents. We are proud to propose this development at
Passive House standards. Buildings are oriented to maximize
the heating effects of the southern sun; roofs are slanted in
order to be solar PV-ready, and building modules clustered
to minimize exterior surfaces. The building envelope will
be designed to Passive House standards, with 10-12” of
insulation and a high ratio of wall to windows. The HVAC
systems will be high efficiency electric heat pumps sized
appropriately given the highly insulated envelope. Bathrooms
and kitchen exhausts will be connected to individual energy
recovery units to prevent heat loss while enhancing indoor air
quality.

SITE AERIAL

The proposed Community Building, a single-story structure
next to the studio building nearest to Jerome Smith Road,
will host a full management suite and flexible community
room – available both to residents and to the general public
for meetings and events. The building’s rear will open onto
a landscaped green of its own, creating the possibility of
indoor/outdoor events during warm weather months.
The larger, studio building is proposed as a three-story
structure that would host six studio units onVIEWeach
floor – 18
LOOKING FROM VILLAGE YARDS
units total. The provision of studios is in response to the
RFP’s request for a “large number” of studios and one-beds
based upon “Provincetown’s unique demographic.” Given that
these living spaces are smaller and may be ideal for young
professionals and local workers, we have included a number
of shared common spaces for socializing, working, or simply
spreading out. Each floor will have a common room of its
own, and we have proposed a roof deck that will look out
onto the site’s other greenspaces, with a view of the Pilgrim
Monument beyond. The building will be elevatored.
Pennrose and Dimella Shaffer are strongly committed to
sustainability and designing developments that minimize
3 Jerome Smith Road
Provincetown, MA

The site plan includes 50 parking spaces, a 0.8 space/
unit ratio. We feel this is an appropriate parking provision
based upon Provincetown’s strong pedestrian and bike
connections and public transportation access near the site.
Given the site’s constraints and the requested housing
density, we felt the property’s limited square footage was
better used as open greenspace than parking, but are open
to further conversations regarding this provision. We would
be interested in exploring the possibility of a shared parking
arrangement with the forthcoming police headquarters across
the street.
The proposed site design is reflective of Provincetown’s
character, with a series of programmable outdoor spaces
along a central pedestrian and bike walkway spine. These
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spaces can offer larger picnic grill areas, intimate lounge
gathering spaces, outdoor fitness and even a community
garden for residents. Native sustainable landscape will be
highlighted throughout the site landscape. Green stormwater
infrastructure principles ate applied throughout the site
incorporating bioretention areas, rain gardens and permeable
pavement where applicable.
The site plan’s drive aisles have been designed to maximize
access for the local fire department, ensuring that a fire truck
could reasonably access all units and turn around where
needed. With the inclusion of the 55R Captain Bertie’s Way
parcel, a secondary egress point is proposed to Captain
Bertie’s Way.

•

Sustainable Building Materials: We will strive to utilize
products made from recycled and reclaimed materials
and to utilize materials and products that are responsibly
harvested, as well as via rapidly renewable resources.

• Project financing – provide a sources and uses pro forma
(see comparative evaluation criteria), and describe previous
experience in securing such funding. Describe in detail
what, if any, local, state or federal subsidy money will be
sought to create affordability and the timeline for securing
those sources.

• Construction staging plan and discussion of construction
impacts as to how the project will be managed to limit
impact on neighbors and especially the school, in particular
with respect to noise and traffic during the construction
period.

Pennrose’s development approach begins with a deep understanding of a community’s needs and wants. Only then does
it turn to financing. The proposed development is rooted in
Provincetown’s mission of bringing mixed-income, affordable,
inclusive housing to one of the Outer Cape’s most important
locations. From this starting point, Pennrose’s expertise in
layering federal, state, and local subsidies with private financing help to create a complex but achievable capital stack.

Pennrose and its preferred General Contractor, NEI, will work
closely with the Town of Provincetown to coordinate the
logistics of work on site. If selected, NEI will complete an
engineering Construction Management Plan (CMP) designed
to efficiently and safely manage site logistics around and in/
out of the site. Additionally, a Stormwater Pollution Prevention
Plan (SWPPP) will also be in place for the duration of the
project. We will employ low-impact construction strategies
and management practices to reduce erosion and eliminate
construction phase stormwater runoff, as well as off-site
tracking of soils and construction debris.

Pennrose is a widely recognized industry leader in the
creative utilization of multiple sources of financing that make
deals feasible. With regularity, we combine as many as four
or more sources of investor equity, private loans and mortgage financing, and various federal, state, and local funding
programs. In the current equity environment, our ability to
leverage multiple sources of financing is even more critical to
the success of our developments. The strength of our financial relationships and the depth of our experience allow us to
tailor development financing to meet the needs of even the
most challenging initiatives.

•

Construction Waste Recycling: We are committed to
following a waste management plan that reduces nonhazardous construction and demolition waste through
recycling, salvaging, or diversion strategies. The project
will divert at least 25% of total construction waste from
landfill, and all cardboard and wood will be recycled.

•

Regional Building Materials: We will utilize regional
building materials that were extracted, processed, and
manufactured within 500 miles of Provincetown for
a minimum of 25% (based upon cost) of the building
materials’ value. All wood framing and concrete for
building foundations and slabs will be sourced from
within 500 miles of the project site.

With 50 years of expertise, Pennrose boasts strong institutional knowledge of working within the complex context of
financial markets for mixed-use, mixed-income housing. As
a successful national developer, Pennrose has the substantial
net worth, liquidity, and financial capacity needed to undertake numerous large developments simultaneously. Recognizing that financial capacity is tied to a developer’s ongoing
ability to secure new projects, Pennrose maintains a robust
pipeline of developments. In addition to a strong balance
sheet, Pennrose maintains a $20 million line of credit with a
major US lender, allowing us to operate multiple development
projects fluidly.
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Pennrose is proud of its strong relationships with banks that
can provide credit facility and funds to cover predevelopment expenses. Pennrose also has access to equity and debt
through national syndicators and lenders, including Hunt
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Capital Partners, Bank of America, Hudson Housing Capital,
Wells Fargo, Citibank, JP Morgan Chase, and others. Success
in efforts like this one hinge upon the ability to develop public
and private sector partnerships that can raise needed funds.
Pennrose has closed nearly 100 of these mixed-finance
transactions, delivering best-in-class results on all types of
deals.
Pennrose’s proposal for the 3 Jerome Smith Road development includes a realistic, achievable financing plan via:
Conventional First Mortgages and Construction Loans
Pennrose has excellent, long-standing relationships with
banks that can provide credit facility and debt products. A
construction loan would be paid off with the conventional
first mortgage at conversion. Financing assumptions in this
submission are based upon our strong experience in Massachusetts and on Cape Cod, as well as conversations with
multiple lenders.
Federal Low-Income Housing Tax Credits (LIHTC) Equity
Pennrose will apply for Federal and State LIHTCs via Massachusetts’ Department of Housing and Community Development (DHCD). Given the scale, quality, and strong location
of our proposal for Jerome Smith Road, we feel it should be
highly competitive for a tax credit award; our development
budget assumes the maximum $1,000,000 in Federal LIHTC
equity and $2,225,000 from the State.
Pennrose is consistently ranked by trade publications as one
of the top five mixed-income housing developers in the country. This standing translates into high levels of interest from
tax credit investors – dozens of firms, including TD Bank, JP
Morgan Chase, Wells Fargo, and others have been repeat
buyers of Pennrose-facilitated tax credit equity. After receiving
a tax credit allocation for the proposed deal, Pennrose will
conduct a competitive bidding process to sell the credits to
the highest bidder, thus maximizing the equity that can used
to fund the project.

MassHousing Workforce Housing Funds
Pennrose has successfully utilized Workforce Housing Funds
provided by MassHousing. The proposed budget assumes
$100,000 per workforce unit, defined as those for households
earning between 80% and 120% of AMI.
Provincetown and Outer Cape CPC Funds
Pennrose was honored and excited to receive funds from
Provincetown’s Community Preservation Committee for our
ongoing mixed-income housing deal in Orleans. Provincetown
and other Outer Cape communities have recognized that the
housing instability faced by many Cape Cod residents is a
regional problem, that will require a regional solution; multiple
towns contributed CPA funds to Pennrose’s now completed
deal in Eastham as well. While we would explore ways for
Provincetown CPA funds to be used at Jerome Smith Road
in a way that supports the CPC’s goals, we also would seek
funding from other towns’ CPCs as means of returning the
favor for the Provincetown CPC’s generosity in Orleans.
As mentioned in the Cover Letter, we have not assumed an
acquisition price for the 55R Captain Bertie’s Way parcel,
and would look to partner with the CPC or other local funding
source to offset a portion of the acquisition cost. We followed
this approach in Orleans in 2020 – the Orleans CPC bonded
for $2 million to assist with the development property’s acquisition price; over a 20 year term, the commitment equated to
about $110,000 per year. In addition to making the deal more
financially feasible, local funding commitments are looked
upon favorably by competitive state funding sources like
DHCD.
It is possible to reduce the figure asked of the Provincetown
CPA and increase the requested state resources – namely
additional State Low-Income Housing Tax Credits if the local
request isn’t feasible.

Massachusetts DHCD Sources: HOME Funds, Affordable
Housing Trust, Housing Stabilization Fund
In addition to LIHTCs, Massachusetts DHCD administers
a number of federal funding sources for affordable and
mixed-income housing, with which Pennrose has enjoyed tremendous success in recent years. Based upon DHCD’s most
recent Notice of Funding Availability (NOFA) and conversations
with DHCD staff, this development budget assumes roughly
$1 million each in HOME Funds, Housing Stabilization Funds,
and Affordable Housing Trust Fund proceeds.
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Name: 3 Jerome Smith Road
Location: Provincetown
FIRST YEAR STABILIZED INCOME AND EXPENSES
Residential
Unit Mix

Notes

Affordability

30% AMI

% Share
14%

Units
9

50% AMI

0%

0

Studio

18

28%

60% AMI

56%

36

1 bedroom

39

61%

Workforce 80% AMI

0%

0

2 bedroom

0

0%

Workforce 120% AMI

30%

19

Market

0%

0

3 bedroom

7

11%

Total Units

64

100%

BR Size
Studio - 30% AMI - PBV

Total

%

SF

$/SF

Gross Rent

UA

Net Rent

3

5%

475

2.55

1,210

99

$1,111

110% of FMR
Lower of 60% AMI Rent Limit or FMR; no utility allowance

95%

Studio - 30% AMI - MRVP

1

2%

475

2.15

1,021

0

$1,021

Studio - 60% AMI

9

14%

475

2.19

1,039

115

$924

Studio - 120% AMI

5

8%

475

3.05

1,450

115

$1,335

120% Limit = $1875

1BR - 30% AMI - PBV

4

6%

660

2.11

1,392

115

$1,277

110% of FMR

1BR - 60% AMI

24

38%

660

1.57

1,039

115

$924

1BR - Workforce 120% AMI

11

17%

660

2.65

1,750

115

$1,635

120% Limit = $2,008

3BR - 30% AMI - PBV

1

2%

1,250

1.84

2,298

184

$2,114

110% of FMR

3BR - 60% AMI

3

5%

1,250

1.15

1,440

184

$1,256

2,250

184

$2,066

3BR - Workforce 120% AMI

3

5%

1,250

1.80

Total Units

64

100%

43,040

2.04

Gross Residential Income

120% Limit = $2,785

$920,429

Other Income

100

per unit/year

$6,400

Less Vacancy and Bad debt

7%

vacancy allowance

-$64,430

$7,729

per unit

-$494,656

Matched Eastham, per Alexis

$464

per unit

-$29,696

Matched Eastham, per Alexis

Operating Expenses
Controllables
Insurance
Effective Residential Income

Pet Fees/Late Fees/Laundry Income

338,047

NET OPERATING INCOME (1st Stabilized Year)

338,047

FINANCING
Perm Loan Interest Rate
Perm Amortization
Construction Loan Rate
Debt Supported Per DSCR
Debt Supported per LTV
Cap Rate
Debt Supported per LTC
Monthly Debt Service

5.00%
30

Years

4.0%
1.18

4,447,168

90.0%

5,531,675

5.50%
80%

22,762,360
23,873
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DEVELOPMENT BUDGET
SOURCES
First Mortgage
Federal LIHTCs - DHCD (OneStop Application)

QCT?

Yes

State LIHTCs - DHCD (OneStop Application)
HOME/HSF/HTF - DHCD (OneStop Application)

Per Unit

Total

69,487

4,447,168

15.6%

%

143,736

9,199,080

32.3%

139,063

8,900,000

31.3%

2225000 in State LIHTC Annual Credits

46,875

3,000,000

10.5%

Each program provides up to $1 million per deal

Community Based Housing

11,719

750,000

2.6%

Workforce Funds - Masshousing

29,688

1,900,000

6.7%

0

0.0%

8,000,000

28.1%

Provincetown CPC Funds

-

Construction Loan
Construction Takeout

$0.92

$100,000 per unit - $3,000,000 is published max. per deal

(8,000,000)

Deferred Fee

4,011

GAP

0

Total Sources

256,701

0.9%

0

0.0%

2456706.29759878 paid fee

28,452,950

USES

444,577

$/Unit

Acquisition

100

Total Acquisition Costs

100

2

2

Site Work and Demolition

-

Structure and Improvements

19,820,288

GC General Requirements/OH&P/Permits
Total Hard Costs
Contingency

10.0%

Building Permit

-

-

19,820,288

309,692

1,982,029

Total Construction Costs

21,802,317
1.0%

309,692 INclude

0

30,969

340,661
0 included in hard costs

Architecture & Engineering

991,014

Environmental

150,000

2,344

75,000

1,172

Municipal Fees

100,000

1,563

Testing

125,000

1,953

Construction Management

170,000

2,656

Legal

250,000

3,906

Title & Recording

150,000

2,344

Accounting

50,000

781

Appraisal/ Market Study

50,000

781

200,000

3,125

Geo Tech & Survey

Insurance
Marketing
Financing Fees
Construction Loan Interest
Soft Cost Contingency

2.00%
27

50% <-- % outstanding

5.0%

Total Soft Costs
First Insurance Escrow

0

Lease-Up/Operating Reserve

6 months

Total Reserves
Developer Fee - Projected Paid Fee

9.54%

Developer Fee - Deferred Fee
Total Fees
Total Development Cost
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15,485

250,000

3,906

248,943

3,890

360,000

5,625

161,751

2,527

3,331,709

52,058

0

0

605,416

9,460

605,416

9,460

2,456,706

38,386

256,701

4,011

2,713,408

42,397

28,452,950

444,577
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Name: 3 Jerome Smith Road
Location: Provincetown
15 Year Operating Proforma

Year

1

2

3

232,172
543,290
144,966
920,429
6,400

236,816
$554,156
147,865
$938,837
$6,528

241,552
565,239
150,823
957,614
6,659

(64,430)
-

(65,719)
-

Gross Effective Income
Controllables
Insurance
Real Estate Taxes
Net Operating Income

862,399
(494,656)
(29,696)
338,047

Debt Service
DSCR
Cash Flow

Rental Income
Studios
1 Bedrooms
3 Bedrooms
Subtotal
Other Income
Vacancy
Residential
Commercial

#

1

2

3

4

5

6

7

8

9

10

11

246,383
576,544
153,839
976,766
6,792

251,311
588,075
156,916
996,302
6,928

256,337
599,837
160,054
1,016,228
7,066

261,464
611,833
163,255
1,036,552
7,207

266,693
624,070
166,520
1,057,283
7,352

272,027
636,551
169,851
1,078,429
7,499

277,468
649,282
173,248
1,099,998
7,649

283,017
662,268
176,713
1,121,998
7,802

288,677
675,513
180,247
1,144,438
7,958

294,451
689,024
183,852
1,167,326
8,117

300,340
702,804
187,529
1,190,673
8,279

306,347
716,860
191,280
1,214,486
8,445

(67,033)
-

(68,374)
-

(69,741)
-

(71,136)
-

(72,559)
-

(74,010)
-

(75,490)
-

(77,000)
-

(78,540)
-

(80,111)
-

(81,713)
-

(83,347)
-

(85,014)
-

879,647
(509,496)
(30,587)
339,564

897,240
(524,781)
(31,504)
340,955

915,184
(540,524)
(32,450)
342,211

933,488
(556,740)
(33,423)
343,325

952,158
(573,442)
(34,426)
344,290

971,201
(590,645)
(35,459)
345,097

990,625
(608,364)
(36,522)
345,738

1,010,438
(626,615)
(37,618)
346,204

1,030,646
(645,414)
(38,747)
346,486

1,051,259
(664,776)
(39,909)
346,574

1,072,284
(684,720)
(41,106)
346,459

1,093,730
(705,261)
(42,339)
346,130

1,115,605
(726,419)
(43,610)
345,576

1,137,917
(748,212)
(44,918)
344,787

1,160,675 1,183,889 1,207,566 1,231,718
(770,658) (793,778) (817,591) (842,119)
(44,918) (44,918) (44,918) (44,918)
345,099 345,193 345,058 344,681

$286,480
1.18

$286,480
1.19

$286,480
1.19

$286,480
1.19

$286,480
1.20

$286,480
1.20

$286,480
1.20

$286,480
1.21

$286,480
1.21

$286,480
1.21

$286,480
1.21

$286,480
1.21

$286,480
1.21

$286,480
1.21

$286,480
1.20

$286,480 $286,480 $286,480 $286,480
1.20
1.20
1.20
1.20

51,566

53,084

54,474

55,731

56,845

57,810

58,617

59,258

59,724

60,006

60,094

59,978

59,649

59,096

58,307
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12

13

14

15

312,473 318,723 325,097 331,599
731,197 745,821 760,738 775,952
195,105 199,007 202,987 207,047
1,238,776 1,263,551 1,288,823 1,314,599
8,614
8,786
8,962
9,141
(86,714)
-

58,619

(88,449)
-

58,713

(90,218)
-

58,577

(92,022)
-

58,201

65

Financial Letters of Support

3 Jerome Smith Road
Provincetown, MA

66

July 26, 2021
Town Manager’s Office
Town of Provincetown, MA
260 Commercial Street
Provincetown, MA 02657
RE: Letter of Support for Pennrose – RFP for 3 Jerome Smith Road Housing Development
To Whom It May Concern,
I would like to provide this letter of support for Pennrose in their submission to the Town of
Provincetown for the role of developer of the 3 Jerome Smith Road site as community rental housing.
Hudson Housing Capital was founded in 1998 as a low income housing tax credit syndicator. Since
inception, Hudson has syndicated more than $5 billion in tax credit equity. We continue to manage a
portfolio with superior performance measures and consistently raise $400-$600 million per year in tax
credit equity.
Hudson Housing Capital has partnered with Pennrose on roughly 30 developments across the nation.
Over the course of the past decade we have worked with Pennrose on a variety of deals with financing
sources that run the entire array of financing sources available for mixed-income developments.
Oftentimes these deals include a complex layering of federal and state tax credit equity, HOME, CDBG,
New Market Tax Credits, Tax increment Financing, Tax-Exempt bonds, Federal Home Loan Bank AHP
funds, private debt and other local sources of funds. We have no doubt that Pennrose is a strong
development entity with the capability to execute on its transactions.
We would be excited to work with Pennrose to explore a potential opportunity to invest in a deal in
Provincetown, MA. Thus far we have had a great working relationship with Pennrose and look forward to
continuing the partnership with them. Please do not hesitate to contact us, should you have any questions.
Sincerely,

W. Kimmel Cameron, Jr.
Vice President
Hudson Housing Capital LLC

3 Jerome Smith Road
Provincetown, MA
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21 Custom House Street
8th Floor
Boston, MA 02110
(617) 850-1000
Guilliaem Aertsen
Chairman
Joseph L. Flatley
President and CEO

July 28, 2021
Mr. Charlie Adams
Pennrose, LLC
50 Milk Street, 16th Floor
Boston, MA 02110
RE: Provincetown 3 Jerome Smith Road Proposal
Dear Mr. Adams,
Thank you for your interest in having MHIC, LLC provide permanent and/or construction financing for a
proposal of 64 mixed-income rental housing units at 3 Jerome Smith Road in Provincetown, MA. It is our
understanding based upon the information you have provided to us that the construction of this property
would result in the creation of approximately 19 workforce housing units, comprised of five studios, 11 1bedroom units, and three 3-bedroom units, and approximately 45 affordable units, comprised of 13
studios, 28 1-bedroom units, and four 3-bedroom units that will be affordable to those earning at or below
60% of AMI.
Based upon the information that we have received, the total development costs for this project will be
approximately $28 million. This letter indicates our interest to provide construction financing of up to $8
million and/or permanent financing of up to $4.5 million, subject to the completion of normal and
customary due diligence and the approval of our Board of Directors.
MHIC, LLC has been providing lending to LIHTC projects for over thirty years. We would be pleased to
continue to work with you on this important project for the Town of Provincetown. If you have any
questions, please do not hesitate to call me at 617.850.1040.
Sincerely,
Bruce Ehrlich
Senior Investment Officer
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3. CONCEPTUAL DESIGN DRAWINGS

VIEW LOOKING FROM VILLAGE YARDS

VIEW LOOKING FRO

3. Conceptual Design Drawings

Please see the following pages for the conceputal design drawings.
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4. MANAGEMENT PLAN

VIEW LOOKING AT COMMUNITY CENTER
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4. Management Plan
a. Description of the target market, unit pricing (sales
prices or rents) and the strategy for marketing and lottery
process).
The proposed unit mix for 3 Jerome Smith Road includes a
diverse range of unit types and bedroom counts, along with
several tiers of affordability. These include units restricted to
persons and households earning less than 30%, 60%, and
120% of the Barnstable County Area Median Income (AMI).
The 120% AMI units qualify as “workforce” units, aiming to
provide homes in the “missing middle” of the housing market.
Mixed-Income housing is an important part of building and
maintaining diverse, dynamic communities. Neighborhoods
that offer a wide array of housing types, sizes, and price
points are better able to support individuals and families from
different life stages, educational backgrounds, and walks of
life. Young professionals, small families, “empty nesters,” and
others may find particular value in affordable homes that are
in a walkable and culture-rich community like Provincetown,
where the expense of owning a private automobile may not
be a necessity for daily living. Providing diverse housing in
areas with safe walking, biking, or transit access to jobs,
groceries, schools, healthcare, and other amenities can be a
key driver of economic opportunity.
Marketing and lottery processes will be managed by Pennrose
Management Company, Pennrose’s affiliated management
entity, as described elsewhere in this proposal.

Income Limits - 2021, Barnstable County FMR
Size

30% AMI

60% AMI

120%AMI

Studios

$20,430

$40,860

$75,000

1 Bedroom

$21,885

$43,770

$80,340

3 Bedroom

$30,330

$60,660

$111,420

Source: Novogradac & Company, Effective 7/23/21
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Village at Nauset Green - Living Room
b. In addition, if the Proposer is including a property
manager as part of the team, all relevant information as
outlined under ‘The Development Team’, above, including
details of any projects where the Proposer and Manager
have previously worked together.
Upon stabilization, the development will be managed
by Pennrose Management Company (PMC), an affiliate
management company to Pennrose. Since its inception in
1981, PMC has earned a reputation as a leader in the field
of affordable and mixed-income housing management.
PMC’s singular approach to management, its commitment
to residents, investors, and personnel, and its multi-faceted
relationships with regulatory agencies sets PMC apart from
the majority of housing management providers. As a provider
of professional property management, consulting, and
auxiliary services to property owners, PMC administers over
$35 million in annual budgeted operations and maintains
a staff of approximately 400 employees. PMC manages
mixed-income housing, conventional market rate housing,
federally assisted housing including low-income housing tax
credit, Section 8, and Public Housing, as well as commercial
properties.
PMC’s management portfolio has seen a trend of dramatic
growth and great diversity, currently consisting of over
130 properties, with approximately 12,000 units, under
management in twelve states and the District of Columbia.
The majority of PMC-managed properties are located in
urban or downtown areas, and construction varies from
high-rises to townhomes, from self-contained communities
to scattered site developments across several city blocks.
PMC has expertise managing properties at all scales, with
current portfolio projects ranging from 16 to over 300 units.
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households to upwardly mobile urban professionals. Our aim
is to facilitate each individual resident’s ability to achieve
his or her goals and to sustain a self-sufficient, satisfying
lifestyle. We believe it is one matter to create places for
people to live and quite another to create an environment that
enriches the quality of their lives.
Our Core Values are:
Integrity – We act with honor, honesty and fairness. We hold
ourselves to the highest ethical standards
Collaboration – We support each other internally and
externally to achieve our collective goals.
Accountability – We are responsive and take responsible
action. We say what we mean, we do what we say.
The PMC portfolio includes a variety of community types,
from family to senior occupancy, student housing, and LGBTfriendly affordable housing. Because of our creative and
flexible approach coupled with the diversity of our portfolio,
this enables us to approach each new endeavor with the
assurance that Pennrose has the experienced staff and
state-of-the-art technology to achieve success in every new
business venture.
Pennrose believes that the key to our success and continued
growth is our employees. We seek to attract, employ and
retain highly motivated individuals who are committed to
excellence in service and who care about the residents of
their properties and the community at large. We believe that
the best way to accomplish this is to provide our staff with
the ingredients of success: well-designed facilities, up-to-the
minute technology, the support of supervisors and colleagues,
effective and on-going communication, training and
opportunities for professional advancement, and a progressive
compensation and benefit package including merit-based
increases and annual incentive bonuses.
We have developed a team-oriented approach whereby
site-based administrative and maintenance personnel
communicate and interact on a daily basis in order to address
a particular property’s specific needs.
We believe that our continued growth and recognized status
as a leading property management company are attributable
to this approach. In addition to the usual responsibilities of
a management agent, we believe our company is unique in
the area of human and social services. We select and then
train staff members who are sensitive to the emotional and
physical needs of the residents. The Pennrose portfolio serves
individuals and families from all walks of life, including single
parent families, students, seniors, from extremely low-income
3 Jerome Smith Road
Provincetown, MA

Results Oriented – We take great pride in achieving
exceptional outcomes.
Our major objectives as a professional property management
agent are to:
1. Employ sound business management and professional
property management practices which ensure the
preservation of the asset, optimal use of fiscal resources
and safe, efficient and ethical operation of each property
managed.
2. Coordinate the needs of residents along with those of our
public and private partners in order to develop resources that
will improve the quality of residents’/students’ lives.
3. Effect the meaningful involvement of residents in the
management of the property.
The types of properties that we manage are varied and
all-encompassing and include Section 8, tax credit,
Public Housing as well as conventional communities. For
this development, PMC would provide comprehensive
management services, which include, but are not limited to:
a) Comprehensive accounting and reporting functions
including maintaining detailed individual property records
for financial management and site-based budgetary
practices.
b) Recruitment, assignment, supervision and administration
of personnel policies for all site-based employees.
c) Marketing and leasing of units in accordance with preestablished resident selection criteria.
d) Collection of rents and enforcing compliance with
resident lease terms.
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e) Development, administration and monitoring of
comprehensive maintenance and repair programs that
address emergency, routine and preventive maintenance
work (refer to section V. Maintenance Philosophy
and Procedures for a more complete description of
maintenance related capabilities and services).
f)

Standardized purchasing and/or subcontracting
procedures for procurement of goods and services.

g) Regulatory compliance functions.
h) Coordination of supportive services.
i)

Insurance claim administration including worker’s
compensation, casualty and liability coverages.

Supportive Services
Pennrose is a socially-responsible company that has long
been committed to supportive services as an integral and
vital component of property management. In each of our
Pennrose-managed communities, our Supportive Service
Department builds collaborative relationships, partnering
with a broad spectrum of local service provider agencies. The
Supportive Service Department also focuses on identifying
needs, coordinating and linking our residents to appropriate
services, and assisting them in securing these services. We
feel that Supportive Services are an integral part of ensuring
successful residency for our clients. This team-centered
approach to offering comprehensive and consistent services
produces an environment that truly enhances the quality
or our resident’s lives and creates stronger, more vibrant
communities. Supportive Services Coordinators link residents
to community agencies or programs and provide information
and referrals that will help meet the resident’s needs and
empower the residents to be successful.
Led by Shannon Mowery, Vice President of Supportive
Services, Shannon started with Pennrose as a Supportive
Service Coordinator in 2002. In this role she coordinated
and facilitated supportive service activities and training
including health and wellness, human service needs, as well
as recreational activities. Since 2020, Shannon has served
as Vice President of Supportive Services where she oversees
all aspects of Supportive Services for Pennrose, including the
development of Supportive Service plans, delivery of services
at all propitiates, as well as coordinating any activities and
communications with company affiliates as they relate to
supportive services. Pennrose provides supportive services
for many reasons:
•

Happier, healthier residents means less complaints or
residents issues.
3 Jerome Smith Road
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•
•
•
•

Increased savings to the property’s bottom line, meaning
less evictions or turnovers means more money in the
property budget.
The property is more marketable because of the added
services.
Meeting and exceeding funding requirements.
It is the right thing to do. It increases the quality of life
for residents.

Marketing
Pennrose has a professionally staffed Marketing Department.
Among some of its responsibilities are the review of rent
comparability studies, design of media and print collateral
and implementing lease-up programs at new sites. The
Department also develops marketing plans for stabilized sites
to achieve maximum occupancy and assist the communities
in building their wait lists to ensure a continuous stream of
qualified applicants.
PMC would market the project according to a HUD-approved
Affirmative Fair Housing Marketing Plan. In addition:
1. A project sign will be placed on the site indicating where
to apply for occupancy.
2. Newspaper advertisements and community contact
letters will be utilized for ongoing outreach efforts to
attract minorities and persons with disabilities.
3. Prospective applicants will be referred to the Rental
Office where income and related information is placed on
preliminary application forms.
4. Residents and prospective residents are advised of
their right to request a reasonable accommodation if
any unusual adaptations, modifications or additions are
required in their living quarters while residing at the
Project. This is done in order to comply with Americans
with Disabilities Act and 504 regulations.
5. Any future marketing brochures or newspaper
advertisements used to fill vacancies will first be cleared
with HUD’s Office of Fair Housing and Equal Opportunity.
6. Prospective applicants/applications will be accepted
in accordance with the waitlist policy in the Resident
Selection Plan.
7. We will accommodate limited English proficiency in our
marketing efforts and Fair Housing Signage.
Residents will be selected based on a Resident Selection
Plan that would take into account any fair housing laws/
requirements, include procedures for local preferences,
and lay out the procedures for the lottery system. A sample
Management Plan and Resident Selection Plan from our
development on Cape Cod, Village at Nauset Green, is
included in this response.
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Pennrose Foundation
Founded in 2018, the Pennrose Foundation was established
to enhance Pennrose’s mission of transforming communities
by supporting charitable organizations and events that benefit
seniors and families, Wellness initiatives, and communities
surrounding Pennrose locations across the company’s
footprint. The mission of the Foundation is to improve the
lives of the people and communities served by Pennrose.
This year the Pennrose Foundation granted scholarships to
residents of Pennrose-managed affordable communities.
Originally planning to grant five scholarships, the Pennrose
Foundation was able to increase the scholarships to eight
due to a generous donation from the SunTrust Foundation.
Other works of the Foundation include purchasing supplies
that resulted in more than 2,000 peanut butter and jelly
sandwiches donated to food donation organizations in the
various geographies that Pennrose manages properties. In
the past, the Foundation also provided gifts to residents of
Pennrose senior properties during the holiday. We would
look for potential opportunities in Provincetown through this
development where the Pennrose Foundation could make an
impact.

Pennrose leads the lottery in Eastham, MA

c. Lottery for affordable units: To ensure a fair and equitable
selection process for the affordable units, a lottery shall
be conducted for all of the affordable units. Proposals
may include a lottery agent as part of the development
team. A marketing/lottery plan shall be required as part of
the approval of the units for inclusion on the Subsidized
Housing Inventory prior to issuance of a building permit. For
the proposal, the Proposer shall indicate any other lotteries
they have been involved in, their role and the outcomes.
PMC’s most recent local lotteries have taken place at the
Village at Nauset Green in Eastham, MA, and the Mary
D. Stone development in Auburn, MA. PMC has also led
successful lotteries in Connecticut, New York, and New Jersey
in recent years.
A lottery-selection process will be utilized for the initial
occupancy, with a 60-day minimum application period.
Marketing will be conducted in varied outreach mediums,
including advertising and Internet Listing Services. At least
one informational meeting will be held at an accessible
location, hosted on Facebook Live, or provided via a video
link that will be convenient for all prospective applicants to
educate potential applicants on the lottery process and the
development. The date, time and location will be published
online and in local print media. Applications will be available
at various public locations.

Pennrose Food Drive

Two residents received scholarships at Hope’s Crossing
3 Jerome Smith Road
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A local preference will be granted to municipal employees,
local employees and local residents to the greatest extent
allowed by DHCD and Fair Housing laws through both the
initial unit lottery and through the ongoing marketing plan.
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Prospective residents will also be able to call a designated
application line maintained and operated by Pennrose
Management Company. The addresses and phone numbers
for the project will be established prior to the start of the
application period. Reasonable accommodations will be
made to assist all interested persons with disabilities with the
application process. Verbal interpretation services will also
be available for Limited English Proficiency (LEP) households.
Applicants who meet the Property’s specific qualification
criteria will be included in the lottery; the application will
address the household’s:
• Income
• Assets
• Size and Composition
• Minority Status (optional disclosure by household)
• Residency Preference
• Need for Reasonable Accommodation or Accessible Unit
Once all required information has been received, and
preliminary eligibility has been determined, based on
the information provided on the application, Pennrose
Management Company will send a written response stating
the applicant’s registration number. No individual having a
financial interest in the project or their families can participate
in the lottery. Applicants are not required to pay a deposit or
any type of fee to enter the lottery or be placed on the waiting
list.
The lottery will be held in Provincetown at a location that
will be determined prior to the lottery process or hosted on
Facebook Live or posted as a video link. After the lottery has
taken place, all applicants will be contacted within 30 days
informing them of where their placement is on the lottery list
based on bedroom size. Pennrose Management Company
will retain a list of households who are not awarded a unit, in
the order that they were drawn. If any of the initial renters do
not rent a unit, the unit shall be offered to the highest ranked
appropriately sized household on that retained list.

Pennrose Resident and Supportive Service Coordinator

DHCD LIHTC selection criteria. We believe that the proposed
development should be highly competitive for a tax credit
award, based upon measures including the financial viability
of the project, the strength of the assembled development
team, an appropriate total development cost, incorporation
of sustainable development measures including Passive
House, a design with a focus on accessibility, a diverse unit
mix include large family units, and an appropriate scope of
construction.
e. Experience with project-based rental assistance, Section
8, 811, and/or MRVP if proposing such subsidies.
Our financing plan proposes the use of a number of projectbased Section 8 vouchers, and may contemplate the future
use of MRVP vouchers if appropriate. The inclusion of projectbased vouchers helps with the financial feasibility of providing
the DHCD-required number of Extremely Low Income (ELI)
30% AMI units. PMC, our proposed property manager, is
highly experienced in the management of units with Section
8 and other project-based vouchers; dozens of properties
in Pennrose’s portfolio have included the successful
implementation of project-based Section 8 vouchers.

d. Experience with Low Income Housing Tax Credits if
proposed as a funding source.
Pennrose is among the nation’s most experienced developers
of properties that utilize Low-Income Housing Tax Credits
(LIHTCs). We have done more than 100 LIHTC deals in more
than a dozen states; since opening our New England regional
office in 2016, we have received at least one competitive 9%
LIHTC award from the Massachusetts DHCD in each of the
last four years, including the most recent 2021 round. The
proposed unit mix for the 3 Jerome Smith Road property was
built to maximize the development’s competitiveness against
3 Jerome Smith Road
Provincetown, MA

75

Deal Name

City, State, ZIP Code

Total Number of Units

A. Harry Moore Phase 3

Jersey City, New Jersey 07306

60

A. Harry Moore Phase 4

Jersey City, New Jersey 07306

70

Academy Place Preservation

Trenton, New Jersey 08618

40

Albany RAD Rehab

Albany, Georgia 31705

279

Alexander Hamilton Phase 1

Paterson, New Jersey 07513

80

Alexander Hamilton Phase 2

Paterson, New Jersey 07513

50

Alexander Hamilton Phase 3

Paterson, New Jersey 07513

50

Allentown Center Square

Allentown, Pennsylvania 18101

63

Apollo Dye Phase 1

Paterson, New Jersey 07501

70

Apollo Dye Phase 2

Paterson, New Jersey 07501

63

Artisan’s Mill

Trenton, New Jersey 08618

31

Baldwin’s Run 1 (Family)

Camden, New Jersey 08105

78

Baldwin’s Run 8 (Family)

Camden, New Jersey 08105

73

Baldwin’s Run 9 (Senior)

Camden, New Jersey 08105
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Bensalem Veterans Residences

Bensalem, Pennsylvania 19020

40

Bernice Arms

Philadelphia, Pennsylvania 19143

46

Braddock Senior Housing

Braddock, Pennsylvania 15104

53

Brantwood II

Philadelphia, Pennsylvania 19104

16

Brentwood (The)

Philadelphia, Pennsylvania 19104

42

C. A. Smith Terrace

Pittsburgh, Pennsylvania 15219

37

Camp Kilmer A

Edison, New Jersey 08817

86

Camp Kilmer B

Edison, New Jersey 08817

86

Carl Miller Homes

Trenton, New Jersey 08609

204

Carrier Point I

Newport News, Virginia 23607

43

Carrier Point II

Newport News, Virginia 23607

38

Cedar Phase 1

Cleveland, Ohio

61

Cedar Phase 2

Cleveland, Ohio

50

Cedar Phase 3

Cleveland, Ohio 44115

75

Centerville Phase 12

Camden, New Jersey 08104

70

Centerville Phase 7

Camden, New Jersey 08104
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Chapel Green

Baltimore, Maryland 21205

63

Chateau (The)

Baltimore, Maryland 21217

47

Cherry Hill Senior [REO]

Baltimore, Maryland 21225

80

Church Street/H.E. Kapp

Flemington, New Jersey 08822

60

City View Landing Family

Newark, New Jersey 07103

58

City View Landing Senior

Newark, New Jersey 07103

48
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Deal Name

City, State, ZIP Code

Total Number of Units

Clairton Apartments

Clairton, Pennsylvania 15025

44

Cloisters Phase 3

Philadelphia, Pennsylvania 19104

50

College Hill Station

Cincinnati, Ohio 45224

171

Costello Building

Old Bridge Township, New Jersey 08857

61

Cottage Hill Place

Mobile, Alabama 36695

80

Crest Manor Preservation

Willow Grove, Pennsylvania 19090

46

Deanwood Hills

Washington, District of Columbia 20019

150

Delaware Terrace Phase 1

Easton, Pennsylvania 18042

56

Delaware Terrace Phase 2

Easton, Pennsylvania 18042

40

Diamond Street Initiative I

Philadelphia, Pennsylvania 19121

49

Diamond Street Initiative II

Philadelphia, Pennsylvania

46

Dover Affordable

Dover, New Jersey 07801

70

East Hanover Street

Trenton, New Jersey 08618

21

Eastampton Town Center

Mount Holly, New Jersey 08060

100

Eastern Woods Senior

Findlay, Ohio 45840

50

Fairview Village

Phoenixville, Pennsylvania 19460

36

Falls Ridge

Philadelphia, Pennsylvania 19129

135

Felton Lofts

Steelton, Pennsylvania 17113

83

French Creek Manor

Phoenixville, Pennsylvania 19460

70

Gateway Pointe I

Warner Robins, Georgia 31088

90

Gateway Pointe II

Warner Robins, Georgia 31098

90

Gateway Transit Village

New Brunswick, New Jersey 08901

150

Glenarden Phase I

Lanham, Maryland 20706

114

Glenbrook at Oxmoor

Birmingham, Alabama 35211

100

Hanover Shoe

Hanover, Pennsylvania 17331

70

Hanover Shoe Senior

Hanover, Pennsylvania 17331

24

HART Phase 1A

Allentown, Pennsylvania 18109

80

HART Phase 1B

Allentown, Pennsylvania 18109

79

HART Phase 2A

Allentown, Pennsylvania 18109

60

HART Phase 2B

Allentown, Pennsylvania 18109

50

Haven at South Atlanta

Atlanta, Georgia 30315

84

Herndon Square Senior (Phase I)

Atlanta, Georgia 30318

97

Hickman Expansion

West Chester, Pennsylvania 19380

60

Hope’s Crossing

Toms River, New Jersey 08755

125

J. F. Budd Building

Burlington, New Jersey 08016

36

Jefferis Square Preservation

Chester, Pennsylvania 19013

36
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Deal Name

City, State, ZIP Code

Total Number of Units

Jefferson Heights

New Britain, Connecticut 06053

70

Jefferson School

Pottstown, Pennsylvania 19464

46

Julia Bancroft

Auburn, Massachusetts 01501

60

Laurel Estates

Uniontown, Pennsylvania 15401

56

Liberty House

Phoenixville, Pennsylvania 19460

50

Liberty Place

Fort Lee, New Jersey 07024

60

Limerick Green

Royersford, Pennsylvania 19468

80

Livingston Manor

New Brunswick, New Jersey 08901

51

Lofts/Master Street

Philadelphia, Pennsylvania 19121

62

Maher Manor

Old Bridge Township, New Jersey 08857

100

Maple Shade Mews

Maple Shade Township, New Jersey 08052100

Maple Village (CIP)

Philadelphia, Pennsylvania 19144

70

Marlton Residences

Philadelphia, Pennsylvania 19104

25

Martin Luther King Phase 1

Philadelphia, Pennsylvania 19147

49

Martin Luther King Phase 3

Philadelphia, Pennsylvania 19147

45

Mary D. Stone

Auburn, Massachusetts 01501

55

McCallie Homes Phase 1

Chattanooga, Tennessee 37410

72

McCallie Homes Phase 2

Chattanooga, Tennessee 37410

101

McCallie Homes Phase 3

Chattanooga, Tennessee 37410

102

McCorristin Square

Hamilton Township, New Jersey 08610

70

Memphis Triangle Phase 1

Memphis, Tennessee 38126

84

Memphis Triangle Phase 2

Memphis, Tennessee 38126

106

Memphis Triangle Phase 3

Memphis, Tennessee 38126

105

Memphis Triangle Phase 4

Memphis, Tennessee 38126

67

Meriden Commons I

Meriden, Connecticut 06450

75

Metropolitan Inn

Burlington, New Jersey 08016

16

Monroe Meadows

Monroeville, Pennsylvania 15146

48

Montgomery Heights Phase 1

Newark, New Jersey 07103

80

Montgomery II

Newark, New Jersey 07102

154

Moravia Park

Baltimore, Maryland 21206

60

New Brunswick Performing Arts Center

New Brunswick, New Jersey 08901

207

Newtowne 20

Annapolis, Maryland 21401

78

North Hills Manor

Glenside, Pennsylvania 19038

50

North Hills Phase 1

Pittsburgh, Pennsylvania 15237

60

North Hills Phase 2

Ross Township, Pennsylvania 15237

37

Oaks at Camden

Chattanooga, Tennessee 37406

57
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Deal Name

City, State, ZIP Code

Total Number of Units

Oaks at Liberty

Baltimore, Maryland 21207

75

Obery Court Phase 1

Annapolis, Maryland 21401

50

Obery Court Phase 2

Annapolis, Maryland 21401

63

Obery Court Phase 3

Annapolis, Maryland 21401

61

Orchard Ridge Phase 1

Baltimore, Maryland 21213

100

Orchard Ridge Phase 2

Baltimore, Maryland 21213

72

Orchard Ridge Phase 3

Baltimore, Maryland 21213

77

Orchard Ridge Phase 4

Baltimore, Maryland 21213

64

Orchard Ridge Rental V

Baltimore, Maryland

65

Oxford Village

Oxford, Pennsylvania 19363

50

Patriot’s Cove

Barnegat Township, New Jersey 08005

46

Pearlye Building

Camden, New Jersey 08103

51

Pellettieri Homes

Trenton, New Jersey 08611

69

Penn Hills

Crum Lynne, Pennsylvania 19022

49

Pennsburg Commons

Pennsburg, Pennsylvania 18073

50

Plant 64

Winston-Salem, North Carolina 27101

243

Pointe View at Aspen Hill

Silver Spring, Maryland 20906

120

Providence Square

New Brunswick, New Jersey 08901

98

Providence Square Phase 2

New Brunswick, New Jersey 08901

53

Regent Terrace

Philadelphia, Pennsylvania 19143

80

Renaissance Row

Baltimore, Maryland 21215

84

Reservoir Hill

Baltimore, Maryland 21217

64

Residences at Glenarden Hills 2

Lanham, Maryland 20706

55

Residences at North Hill 2

Alexandria, Virginia 22306

75

Rittenhouse School

Norristown, Pennsylvania 19401

48

River Street Commons

Red Bank, New Jersey 07701

62

Riverside

Wilmington, Delaware 19802

74

Riviera

Baltimore, Maryland 21217

55

Roosevelt Hospital

Edison, New Jersey 08837

85

Sharswood Phase I

Philadelphia, Pennsylvania 19121

60

Sheldrake (The)

Philadelphia, Pennsylvania 19139

33

Spencer’s Place

Philadelphia, Pennsylvania 19104

22

Square at Merritt Mill

Salisbury, Maryland 21804

75

St. Luke’s Phase 1

Cleveland, Ohio 44104

72

St. Luke’s Phase 2

Cleveland, Ohio 44104

67

St. Stephen’s

Washington, District of Columbia 20019

71
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Deal Name

City, State, ZIP Code

Total Number of Units

State Street Crossing

York, Pennsylvania 17403

56

Steiner Redevelopment

Chattanooga, Tennessee 37406

48

Stone Grove Crossing

Salisbury, Maryland 21801

84

Stoneridge Villas Phase I

Madison, Alabama 35757

80

Stoneridge Villas Phase II

Huntsville, Alabama 35757

65

Studevan School

Sharon Hill, Pennsylvania 19079

36

The Residences at North Hill Bond 94

Alexandria, Virginia 22306

94

The Residences North Hill Bond 47

Alexandria, Virginia 22306

47

The Senior Residences at North Hill

Alexandria, Virginia 22306

63

Tullio Towers

Erie, Pennsylvania 16501

113

Universal Court

Philadelphia, Pennsylvania 19146

32

Upland Estates

Upland, Pennsylvania 19015

50

Uplands Phase 1

Baltimore, Maryland 21229

104

Vernon House

Philadelphia, Pennsylvania 19121

68

Village at Nauset Green

Eastham, Massachusetts 02642

65

Weinberg Commons

Cherry Hill, New Jersey 08003

80

Weinberg Commons Phase II

Cherry Hill, New Jersey 08003

80

West Turner Residences

Allentown, Pennsylvania 18102

61

Westbrook Village I

Hartford, Connecticut 06112

75

Westbrook Village II

Hartford, Connecticut 06112

60

Westbrook Village III

Hartford, Connecticut 06112

65

Widow’s Home

Pittsburgh, Pennsylvania 15212

24

William Way

Philadelphia, Pennsylvania 19107

56

Woodbridge Township

Avenel, New Jersey 07001

101

Wyman House (HABC RAD)

Baltimore, Maryland 21218

175

Wynne Senior Residences

Philadelphia, Pennsylvania 19131

51

Yates Village Phase 1

Schenectady, New York 12308

89
12,229 total units
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Sample Management Plan
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Village at Nauset Green

Pennrose Management Company
1301 N. 31st Street
Philadelphia, PA 19121
(267) 386-8600
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MANAGEMENT PLAN
Village at Nauset Green
PENNROSE MANAGEMENT COMPANY (the “Agent”), acting as agent for Villages at Nauset Green
LLP proposes the following Management Plan for “Nauset Green”, a 65-unit property for low income
families/ individuals/senior citizens located in Eastham, Massachusetts.

I.

The Project
A.

Unit Mix & Amenities Overview

B.

Definitions.

PL

E

The Project will consist of 65 residential units, with 50 being LIHTC Units and 15 being
WorkForce Units. Of the LIHTC Units, 11 will be PBV Units, including 8 Section 8 PBVs and 3 Section
811 PBVs and these 11 units will also be HOME units. 6units of these 11 units will be set aside for
individuals with disabilities. Of the 6 units set aside for individuals with disabilities, 4 will be set aside for
individuals who are mobility impaired and 2 will be set aside for individuals who are sensory impaired.
The Project will have a community building with a community room, playground and a picnic area as
well as onsite parking.

As used in this Management Plan:

SA
M

“Agent” means Pennrose Management Company.
“AHT Program” and “AHT Requirements” mean the Massachusetts DHCD Affordable
Housing Trust Fund Program and the requirements associated therewith.

“DHCD”: The Department of Housing and Community Development.
“LIHTC Program” and “LIHTC Requirements” mean the federal low-income housing tax
credit program and the requirements associated therewith. The LIHTC Requirements include,
without limitation, those set forth in the LIHTC Indenture and in Section 42 of the Internal
Revenue Code of 1986, as amended, and related regulations.
“LIHTC Indenture” means the Indenture of Restrictive Covenants for Low Income Housing
Tax Credits for the Project executed by the Owner and Pennsylvania Housing Finance Agency.
“LIHTC Units” means the 50 units that will be operated in accordance with the LIHTC
Requirements. The LIHTC Units include the 11 PBV Units.
“HOME Program” and “HOME Requirements” mean the Massachusetts DHCD HOME
Program and the requirements associated therewith.
“HSF Program” and “HSF Requirements” mean the Massachusetts DHCD Housing
Stabilization Fund and the requirements associated therewith.
“HUD” means the United States Department of Housing and Urban Development.
“Owner” means Pennrose Campbell Purcell Community Housing, LLP
2
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“PBV Program” and “PBV Requirements” mean the project-based voucher program
established by HUD pursuant to Section 8 of the U.S. Housing Act of 1937, and the requirements
associated therewith, including, without limitation, those described in the Housing Assistance
Payments contract with respect to the Project between the Authority and the Owner and in 24
CFR Parts 5 and 983.
“PBV Units” means the 11 units that will be operated in accordance with the PBV requirements.
The PBV Units are also LIHTC Units. This includes 3 Section 811 units.
“Project” means Campbell-Purcell, a 65-unit mixed finance housing development.
“Section 811 Program” and “Section 811 Requirements” mean the Section 811 PRA
Program that was authorized by The Frank Melville Supportive Housing Act of 2010.

Management Philosophy and Objectives
A.

Mission Statement

PL

II.

E

“Section 811 Units” means the 3 units that will be operated in accordance with the Section
811 and PBV requirements.

M

The Agent strives to provide the highest quality affordable housing with a superior level
of customer service in order to establish a sense of community and to promote a better quality of living
while achieving continued growth and preserving our tradition of excellence.
B.

Specifics Objectives

SA

The Agent's major objectives in the management of the Project are to:
Promote sound business management, thus insuring the project's financial success,
including prompt payment of all obligations and timely collection of all rents due.
Coordinate the involvement of local public and private agencies that can provide
residents with the resources necessary to achieve a more satisfying lifestyle.
Support the meaningful involvement of families in the social management of the
Project.

III.

Program Guidelines and Requirements
A.

Role and Responsibility of the Owner and Agent

As a general rule, the Owner shall direct the Agent on matters of policy and overall
procedure, while the Agent shall have direct responsibility for the day-to-day development operations as
follows:

3
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The Agent shall be responsible for marketing the Project in accordance with applicable
policies, procedures and requirements.
The Agent will follow procedures as outlined in the Agent's Personnel Policy attached
hereto as an Exhibit, in its day-to-day operation of the property.
The Agent shall attempt to achieve and maintain one hundred percent (100%)
occupancy by conducting an affirmative marketing program when necessary and
maintaining a waiting list of eligible applicants, as described in the Resident Selection
Plan attached hereto as an Exhibit.
The Agent shall be responsible for the overall physical condition of the grounds and
buildings and for developing and implementing a system for the timely
acknowledgment of complaints, including prompt action to correct deficiencies.
The Agent shall develop and implement a continuing program of social activities with
and for apartment residents.

E

All maintenance contracts, service contracts, insurance policies and claims settlements
shall be approved by the Owner.

PL

The Agent will maintain an accounting and financial reporting system acceptable to
the Owner. All records, files, ledgers and banking functions regarding the rental units
should be maintained at the site and accessible to the Owner and HUD during regular
business hours with reasonable notice.

Management Fee

SA

B.

M

The Owner and the Agent acknowledge that the development is new construction
subject to 24 CFR 8.22 (pertaining to accessible units) and will comply with such
requirements.

will include:

The management fee paid to the Agent will pay for overall management expertise and
Furnishing all necessary personnel for the supervision of development staff;
Budget preparation and analysis;
Hiring and training all on-site staff;
Executing and monitoring all service contracts;
Providing liaison with attorneys, government agencies, the Owner and project
accountants; and
Providing general overall supervision of the development

C.

Personnel Policy and Staffing Arrangements
All personnel - professional, maintenance and clerical - shall be hired without regard
to race, color, sex, age, religion, national origin, disability or familial status according
4
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to Title VII of the Civil Rights Act of 1964, Title VI of the Civil Rights Act of 1964,
Section 109 of Title I-Housing & Community Development Act of 1974, Age
Discrimination Act of 1975, as amended, Section 504 of the Rehabilitation Act of
1973, as amended, Title VIII of the Civil Rights Act of 1968, Executive Order 11063
and any other applicable Equal Opportunity requirements of federal, state and local
laws.
The Agent is committed to providing employment opportunities to residents of the
Project in the fields of property management and building maintenance. As part of the
Pennrose Resident Hiring Program, residents will be notified of job opportunities via
postings at the Job Center, which will be located where all residents may have access
to it. Residents will be informed of the details of the Resident Hiring Program at their
orientation meeting upon lease-up and through reminders in the monthly newsletter.

E

Successful applicants who meet all employment eligibility requirements will be
provided with on-the-job training and may also qualify for tuition assistance benefits
for continuing education in job-related subjects.

PL

The Agent shall employ a manager for the Project (the “Manager”). The Vice
President of Operations and Regional Property Manager of the Agent shall supervise
the activities of the Manager. The staff assigned to the Project shall be directly
responsible to the Manager.

a.

Manager/Supportive Services Coordinator (Full Time)

Maintenance Supervisor (Full Time)

SA

b.

M

Staff composition including annual salaries and organizational chart shall be as
required (Job descriptions attached as an Exhibit):
$64,312.00

$47,984.00

President

Vice President of
Operations

Director of
Supportive
Services

Regional Property
Manager
Manager

Services
Coordinator
[Staff]
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D.

Marketing Effort

The Agent shall market the Project according to the HUD-approved Affirmative Fair Housing
Marketing Plan, attached hereto as an Exhibit. In addition:
A project sign will be placed on the site indicating where to apply for occupancy.
Newspaper advertisements and community contact letters will be utilized for ongoing
outreach efforts to attract minorities and persons with disabilities.
Prospective applicants will be referred to the Rental Office where income and related
information is placed on preliminary application forms.

E

Residents and prospective residents are advised of their right to request a reasonable
accommodation if any unusual adaptations, modifications or additions are required in
their living quarters while residing at the Project. This is done in order to comply with
the Americans with Disabilities Act and 504 regulations.

PL

Any future marketing brochures or newspaper advertisements used to fill vacancies
will first be cleared with HUD's Office of Fair Housing and Equal Opportunity.
Prospective applicants/applications will be accepted in accordance with the waitlist
policy in the Resident Selection Plan.

E.

SA
M

We will accommodate limited English proficiency in our marketing efforts and Fair
Housing Signage.

Procedures for Determining Resident Eligibility

The Agent shall determine resident eligibility pursuant to the Resident Selection Plan for the
Project attached hereto as an Exhibit. For HOME tenants, Agent must use HUD’s “Technical Guide to
Determining Income and Allowances for the HOME Program.” Income will be calculated as defined in
24 CFR Part 5.
The Agent will ensure that the HOME and HSF Conflict of Interest Policy is followed as per the
HOME and HSF Program rider to the management agreement.
F.

Leasing

The Agent shall prepare and execute resident leases on behalf of the Owner. For all LIHTC
Units, including the PBV Units, the lease shall be in the form attached as an Exhibit. For the PBV Units,
the lease shall include the Tenancy Addendum for Section 8 Project-Based Voucher Program that is
included as an attachment to the lease for LIHTC Units.
G.

Rent Collection Policies and Procedures

The Agent shall make available to residents, in writing, a rent collection policy for the Project. This
policy shall also be posted in the rental office. The rent collection policy shall consist of the following
terms:
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Rent is due the first (1st) day of each month.
Rent will be considered late after the fifth (5th) day. A rental reminder notice shall be
placed under the applicable resident's door the afternoon of the fifth (5th) day of the
month. The Agent’s supportive services staff will receive a copy of this notice.
If the rent is not paid by the close of business on the fifth (5th) day of the month, a fee
equal to 5% of the monthly rent will be charged.
On the ninth day of each month a warning letter will be sent to delinquent residents
requesting that they make an appointment with the Manager within three (3) working
days of that date. The Agent’s supportive services staff will receive a copy of this note.
If no mutually acceptable agreement has been reached by the fifteenth (15th) day of
the month, written notice of intent to begin eviction proceedings shall be sent.

E

If no resolution occurs within 24 hours, a Notice to Quit and Deliver is sent to the
resident. Every effort shall be made to have the resident vacate the premises
voluntarily.

PL

If no results are obtained, appropriate court action will be commenced.
NOTE: A $20.00 service fee will be charged on the second time or any additional time a check is not
honored for payment.

Maintenance and Repair Program

SA

H.

M

Every effort will be made to assist those who are experiencing budget problems or temporary
unemployment difficulties by referring them to the supportive service component of the Project which
can work with them individually, setting up an agreed payment plan to carry them through difficult
times, or assisting them in finding housing more suitable to their present circumstances.

Preventive Maintenance. The Agent will develop a Preventive Maintenance Plan for
the Project upon completion of construction. A portion of a sample Preventive
Maintenance Plan is attached hereto as an Exhibit. Pursuant to the Preventative
Maintenance Plan, an itemized inventory will be taken of all building systems and
equipment, and recommended maintenance procedures will be entered into the Yardi
work order system as recurring work orders. When a preventive maintenance task
comes due, a work order will automatically be generated and assigned for completion.
These tasks will be identified as PM work orders in order to monitor that all required
or recommended maintenance has been completed on a timely basis.
Scheduled maintenance and repairs for mechanical equipment and appliances in each
apartment unit will be in accordance with manufacturers' recommendations and service
manuals. Maintenance records will be maintained on all equipment to ensure proper
service.
Inspection of grounds, buildings, and apartment units will be carried out at regular
intervals to identify any maintenance problems that can be attended to promptly, to
avoid serious problems at a future time.
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Prior to initial occupancy, the prospective resident and the Agent shall complete a
Dwelling Unit Inspection Report.
The Agent will conduct unit inspections no less than annually, but quarterly unit
inspections are standard. Unit inspections may be completed at any time with proper
notification.
When a resident gives a notice to vacate, a date for inspection of his or her unit will
be scheduled prior to move-out. At this time the Maintenance Superintendent and the
resident will inspect the unit, compare any damages or wear with information noted on
the move-in checklist and determine whether the resident must pay for repairs.
Prior to re-renting the unit, the Agent will take the same inspection check-list and make
all necessary repairs, have the unit repainted, and thoroughly clean and check all
equipment and appliances for proper operation.
Each resident shall be instructed on home care (i.e. stove, heaters, etc.) as needed.

PL

E

A comprehensive painting schedule will be set up for the development. All vacated
apartments will be painted prior to re-occupancy, according to need. Apartments
occupied continuously by the same resident will be painted every five to seven years
at the Project’s expense or sooner, if necessary, at the resident's expense.
Doors that receive heavy use shall be painted with a heavy-duty semi-gloss paint as
necessary. In addition, the Agent will ensure that interior and exterior surfaces of the
building are maintained in prime condition at all times.

M

Exterminating services shall be contracted monthly or at other intervals as necessary.
The Agent shall contract for trash removal services at required intervals.

SA

All requests for repairs shall be made by calling the Rental Office. An interactive
dialogue will allow residents to leave service requests any time of day, 7 days a week.
Callers will be prompted how to place their request as an emergency or regular
maintenance. A work order will be generated and transmitted to the site staff for action.
Normal service repairs will be conducted during regular business hours from 9:00 a.m.
to 5:00 p.m., Monday through Friday. In general, non-emergency repairs should be
completed within thirty (30) days after receipt of the work order.
Maintenance staff will handle all repairs. The Manager will consult with the Regional
Property Manager and/or Maintenance Superintendent for any major repair that cannot
be handled by on-site staff.
A staff person shall be on call twenty-four (24) hours a day, seven (7) days a week in
order to handle emergencies which are so serious in nature that they cannot wait to be
corrected during regular hours. Emergency repairs will be completed within twentyfour (24) hours after receipt of the request, or if such repair cannot be completed within
twenty-four (24) hours such repair shall begin within that time period and detailed
explanation shall be provided to the resident of the steps being taken and why the repair
could not be completed within twenty-four (24) hours.
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Any prospective maintenance costs to residents will be clearly posted in the Rental
Office. In general, residents will be expected to pay for all property willfully or
accidentally destroyed or damaged by them or their guests.
With the exception of petty cash items, equipment and supplies shall be ordered on a
purchase order and must receive the approval of the Manager.
I.

Accounting and Financial Management
The Agent shall maintain files on all residents, which will include applications, lease,
income, certifications and recertifications and any other data relating directly to the
resident.
Regular reports of finances and occupancy will be prepared monthly and annually, and
submitted to the Owner. All records, files, ledgers and banking functions regarding the
units should be maintained at the site and accessible to the Owner during regular
business hours with reasonable notice.

PL

E

The Agent shall, as a project expense, contract with a certified public accounting firm
at the end of each operating year for the purpose of having audited financial statements
prepared. These statements shall be submitted to the Owner. All records, files, ledgers
and banking functions regarding the units should be maintained at the site and
accessible to the Owner during regular business hours with reasonable notice.

Resident – Agent Relations

SA

J.

M

The Owner will receive the monthly accounting report by the 20th day of the following
month, unless some other schedule is desired. All records, files, ledgers and banking
functions regarding the units should be maintained at the site and accessible to the
Owner during regular business hours with reasonable notice.

General

Each new resident will be oriented to the development by the Manager in a private
meeting regarding the following areas:
•
•
•
•
•
•
•
•

Rights and responsibilities of the resident under the lease
Location and meeting schedule of civic and/or other resident groups
Tips and rules of development living
Services provided by the Agent
Hours of office operation
Maintenance and repair request procedures
Income recertification and dwelling unit inspection procedures
Instructions on operation of all appliances and equipment within the unit

Periodic meetings will be arranged as needed between a committee representing the
residents and management with regard to any and all complaints, problems, or
management procedures that could be corrected or improved by either party.
Grievance Procedures
9
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All resident grievances in the area of management services, maintenance services,
management policy, management personnel, and grievances concerning other
residents will receive prompt, efficient follow-up from the Agent.
Grievances that cannot be resolved on-site shall be made in writing to the Agent, and
a meeting between the aggrieved party and the Agent shall be called to resolve the
issue.
K.

Violence Against Women Act Requirements

The Violence Against Women Act of 1994, as amended (“VAWA”), provides certain protections to victims
or intended victims of domestic violence, and imposes certain requirements on operators of housing funded
by the federal government, including under the LIHTC, Public Housing, PBV and HOME Programs.

PL

E

Under VAWA, the Agent may not deny admission to any applicant on the basis that the applicant is or
has been a victim of domestic violence, dating violence, sexual assault or stalking, if the applicant
otherwise qualifies. Additionally, with respect to admitted residents, an actual or threatened incident of
domestic violence, dating violence, sexual assault or stalking may not be construed as a serious or
repeated violation of a lease, or as good cause for terminating a lease, with respect to the victim or
intended victim of such an incident. A lease may, however, be bifurcated so that a perpetrator may be
evicted from the household and the victim or intended victim may stay, if that result is appropriate. The
form[s] of lease for Project units will incorporate these terms.

M

Recent amendments to VAWA require HUD to develop a notice of rights of individuals under VAWA.
When this new notice form is available, the Agent must provide the notice in multiple languages to
residents or applicants in the following circumstances: when an application is denied; when an accepted
applicant is admitted into a unit; and along with any notification of eviction or notification of termination
of assistance.

L.

SA

For more information, see 42 USC §14043e-11 and, with respect to PBV Units, PIH 2006-42].
Eviction Procedures

With respect to the PBV Units, any termination of tenancy initiated by the Agency must
comply with all PBV Requirements, including 24 CFR 983.257 and those requirements described in
Chapter 8 of HUD Handbook 4350.3.
M.

Social Service Programs

The Agent has long been a vocal proponent of the need for meaningful supportive services
to facilitate a successful transition from poverty to self-sufficiency. The primary goal of the Agent is to
provide and manage quality affordable housing for low-income families and individuals. The Agent has
been successful in achieving that goal, in part because of its early recognition that supportive services must
be combined with quality housing to assure continued stability both in households and communities. At
our properties, we link residents to programs and services that will enable them to improve their quality of
life. Desired outcomes include the enhancement of self-esteem, self-sufficiency, and self-empowerment,
both as individuals and as a community, and success in school and post-secondary education and
employment for children growing up in the neighborhood. Furthermore, in the affordable housing industry
supportive services has become a valuable asset management tool. Effective service coordination will help
alleviate the challenges that are most common to federally assisted housing communities such as: high
10
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turnovers, rental delinquencies, property damages and vandalism, vacancy losses, and evictions. By
working proactively in implementing service standards, we will prevent many of the aforementioned
situations. From a business perspective having a service-enriched housing community makes good
sense — it creates greater resident retention; fewer lease violations and reduced maintenance costs.
This helps to stabilize the community and thereby, improves the overall property management through
enhanced resident relations and stronger fiscal operations.
The Agent is dedicated to the provision of supportive services that assist residents
in addressing their needs. However, each community is different as are the service needs of the
residents. Therefore, supportive services are to be implemented in close coordination and
communication with the residents to ensure that the services, programs and activities provided meet
their needs and desires. To ensure a degree of uniformity across all properties managed by the Agent,
it is the Agent’s goal to offer a basic set of services to all communities. Therefore, Minimum
Resident Services Standards for our family properties have been developed, as follows:
Minimum Resident Services Standard for Family Communities

•
•

•
•
•

E

PL

•
•

M

•
•

Establish effective communications through monthly newsletter and
regular meetings
Organize and support a Residents' Association
Coordinate after school programs either on-site or identify other options
in the community, such as churches, public schools, YMCA's or Boys &
Girls Clubs.
Provide access to summer camping & day camp programs (on and off-site)
Coordinate access to affordable and reliable transportation services with
public and private entities. Identify public bus lines and based upon ridership, see if transportation routes can be extended to accommodate
residents.
Coordinate access to youth recreational activities such as, arts and crafts,
scouting programs and sporting activities (on and off-site)
Working with local law enforcement and fire department help to create
Community Safety Programs, to include: crime prevention programs,
personal safety and fire prevention. In addition, each site is to have an
evacuation plan in place in the event of an emergency or fire.
Identify community-based service provider agencies to create adult
activity programs appropriate to parents needs such as life skills training,
educational and socialization opportunities.
Provide access to financial assistance programs, i.e. energy assistance
programs and budget counseling, for example.
Complete a needs assessment every other year to determine desired and
needed supportive services.

SA

•

The Agent’s philosophy is to utilize the existing services available through public, private
and community-based agencies and organizations, bringing services on-site to the maximum extent
possible. This will be accomplished by the Agent as the primary service provider, through the
development of a site specific Supportive Services Plan and the hiring of an on-site Resident
Services Coordinator to provide services. The cost of the service program and coordinator salary
will be funded through project operations. The Manager and Service Coordinator will work closely
together to assure delivery of services to all residents. An outline of the Supportive Services Plan
is attached hereto as an Exhibit.
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To augment the supportive service program, management will assist in planning and
directing social programming activities until a resident group can be formed and encouraged to
develop social programs of their own. The Agent will make every effort to assist the Resident
Association on an ongoing basis by providing advice and informal assistance, staff time and
materials, and assistance in obtaining meeting space.
N.

Energy Conservation
This development will promote energy efficiency and conservation, operational
savings and sustainable building practices as agreed to in the tax credit application for
the Project. This includes the installation of Energy Star® appliances and mechanical
systems as well as the utilization of “green building” practices in all phases of the
design and construction. The Agent will maintain such appliances and systems to meet
the design standards at all times. As appliances and systems require repair, replacement
or retrofit, Management will continue to use only those materials that meet the Energy
Star® or “Green Label” standard.

E

To conserve water, landscape plantings will be drought-tolerant and will not require
irrigation.

M

PL

All maintenance staff will be trained on all materials, systems and equipment used in
the construction, explaining the “green building” components and amenities, how they
benefit the property and how to properly maintain them. At the initial training by the
contractor, a video will be made of the entire training. Together with the maintenance
and operations manual provided by the contractor, a copy will be retained on site in
good order in a safe location. All future maintenance staff will receive training using
the video and manual.

SA

At lease-signing, all residents will be provided with a Green Building Guide and
orientation, explaining the Green Building components and amenities and how they
benefit from them.
At lease-signing, all residents will receive instruction on the care and use of all
appliances within the residence to prolong appliance life and maximize energy
conservation. Periodic reminders will also be provided via the monthly newsletter,
resident meetings or periodic home care seminars.
Residents will be required, as a Lease obligation, to report leaking faucets immediately,
to prevent water waste.
In keeping with current environmental guidelines with respect to lighting, bulbs of the
minimum wattage necessary to provide adequate lighting will be installed in all public
and outdoor areas of buildings. Compact fluorescent light bulbs and specially shielded
fixtures, that direct light downward may be used to maximize the amount of
illumination while conserving electricity.
Water heaters will not be set at a temperature higher than is necessary to accommodate
resident's needs.

12

128,204v5

3 Jerome Smith Road
Provincetown, MA

94

O.

Security

The Agent will participate in programs in support of the eradication of drugs, crime and
vandalism while helping to provide linkages to the community and fostering stability of the resident
population. Relationships and partnerships will be established between the management company, resident
population, existing community based organizations and local law enforcement agencies. Programs may
include, but are not limited to:

P.

E

•
•
•

development of Resident Association;
non-profit incorporation of resident council and proposal writing;
development of site-based Town Watch and participation in community Watch;
safety awareness training;
employment opportunities for residents in security, maintenance and management;
incentives for resident volunteerism;
Periodic site reviews of lighting, green space and areas of criminal activities;
emphasis at resident orientations and signing of lease addenda for Drug Free
Housing;
establishment of “checkpoints” for district police;
participation in DARE program for youth; and
grant application to Weed and Seed Programs.

Resident Handbook

PL

•
•
•
•
•
•
•
•

Q.

Pet Policy

M

The Agent has developed a handbook to serve as a resource for residents of the Project. The
Resident Handbook is attached hereto as an Exhibit.

SA

The Pet Ownership Policies and Procedures and all other pet addenda for the Project are attached to
the tenant leases as applicable found in Exhibits hereto.
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Sample Tenant Selection Plan
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Exhibit “B”

Tenant Selection and Affirmative Fair Housing Marketing
Plan

Sa
m
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e

Campbell-Purcell
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Project Information
Project Name
Project Contact Name
Address
City, State, Zip
Phone
Fax
TTY/TDD/Audio Relay

Campbell-Purcell
Jennifer Hayward
4300 US-6
Eastham, MA 02642
267-386-8600
267-386-8650
711 National Voice Relay

The Purpose of the Resident Selection Plan

pl

e

This Resident Selection Plan has been produced by Pennrose Management Company (the “Agent”), the
property management agent for Campbell-Purcell (the “Project”), owned by Brackett Road Housing,
LLC (the “Owner”). The Resident Selection Plan helps to ensure that applicants to the Project are
selected for occupancy in accordance with established management policies and the requirements of the
federal low-income housing tax credit program and the project-based voucher program. Please contact
the management office if you need help understanding this document.

Sa
m

This document is an exhibit to, and should be read in conjunction with, the Management Plan produced
by the Agent for the Project. Capitalized terms that are used but not defined in this Resident Selection
Plan shall have the meaning given to them in the Management Plan.

Smoke Free Housing

Smoking is prohibited in any area of the property, both private and common, whether enclosed or
outdoors. This policy applies to all owners, applicants, residents, guests, and servicepersons. “Smoking”
shall include the inhaling, exhaling, burning, or carrying of any lighted cigarette, e-cigarette, cigar, pipe,
other tobacco products, marijuana including medical marijuana, herbal smoking products “Legal Weed”
or products known as “bath salts” or illegal substance.

Pets

The Owner/Agent has established a Pet Policy for this property. Pet Policies and Procedures and all pet
addenda are listed as an exhibit to the lease documents. Assistance animals, companion animals, service
animals and therapy animals are not considered pets. If an applicant wishes to request an
assistance/companion/service/therapy animal, please review the process to request a reasonable
accommodation in Appendix A. Please keep in mind that the following criteria must be met in order for
the Owner/Agent to approve such an accommodation:

•

The applicant or resident must meet the DOJ/HUD’s definition of person with disabilities
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Assistance Definition

The property is operating under the guidelines established for the HUD Section 8, the Low Income
Housing Tax Credit Program (LIHTC) plus DHCD and local subsidies, including HOME, HSF and AHT
as well as MHFA Workforce Program. Requirements for these programs are described in the Tax Credit
Regulatory Agreement, Massdocs Affordable Housing Restriction and MassHousing Workforce Use
Restriction and Regulatory Agreement. Therefore, applicants must meet the criteria for one or more
programs, depending on the apartment applied for within the project, in order to qualify.

Subsidy

Housing Vouchers

pl

e

Eleven (11) residents at this property are offered subsidized rent. This means the rent that a household
pays is based upon the household income. The rent paid by residents may vary. Subsidized rents are
made available through participation in the HUD Section 8 and Section 811 programs. Exhibits E-1, E-2
and E-3 to this plan support the Section 811 application & eligibility process. Exhibit I to this plan
supports the Section 8 application & eligibility process.
Owner/Agent may not admit an applicant with a HUD housing voucher to a unit with Section 8 assistance
unless the applicant agrees to give up the voucher prior to occupancy.

m

•
•
•

The animal must be necessary to afford a person with a disability an equal opportunity to use and enjoy
a dwelling
The disability and need must be verified unless previously known or obvious
The animal must not pose a threat to other residents, the property staff, applicants or vendors
The resident must agree to abide by the assistance animals rules (available for review upon request)

Policies to Comply with Section 504 of the Rehabilitation Act of 1973
and the Fair Housing Act Amendments of 1988 and Title VI of the Civil
Rights Act of 1964

Sa

•

The Agent is committed to the letter and spirit of U.S. policy for the achievement of equal housing
opportunity throughout the country. We encourage and support an affirmative advertising and marketing
program in which there are no barriers to obtaining housing because of race, color, religion, sex,
handicap, familial status, national origin, sexual orientation or gender identity. Specifically, the Agent
complies with the federal laws described in this Section.

Fair Housing

The Fair Housing Act prohibits discrimination in housing and housing related transactions based on race,
color, religion, sex, national origin, disability, and familial status.

Title VI of the Civil Rights Act of 1964

The Owner/Agent complies with Title VI of the Civil Rights Act of 1964 which prohibits discrimination
based on race, color, or national origin in any program or activity receiving federal financial assistance
from HUD.
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Section 504 of the Rehabilitation Act of 1973

The Owner/Agent complies with Section 504 of the Rehabilitation Act of 1973 which prohibits
discrimination, based on the presence of a disability in all programs or activities operated by recipients of
federal financial assistance. Although Section 504 often overlaps with the disability discrimination
prohibitions included in the Fair Housing Act, it differs in that it also imposes broader affirmative
obligations on the Owner/Agent to make their programs, as a whole, accessible to persons with
disabilities.

Coordinating Efforts to Comply with Section 504 Requirements

The Owner/Agent has designated a person to address questions or requests regarding the specific needs of
residents and applicants with disabilities. This person is referred to as the Section 504 Coordinator.

Kathi Garrone
1301 N. 31st Street Philadelphia, PA 19121
267-386-8600
711 Voice Relay

e

Name of Section 504 Coordinator:
Address:
Phone Number:
TDD/TTY Number:

Requests for Reasonable Accommodation or Modification

m
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In accordance with the Fair Housing Act and Section 504 of the Rehabilitation Act, the Owner/Agent will
make reasonable accommodations or modifications for individuals with disabilities (applicants or
residents) unless these modifications would change the fundamental nature of the housing program or
result in undue financial and administrative burden. Please see Appendix A for additional information.

Compliance with Requirements Outlined in the Violence Against Women Act

Sa

Violence Against Women Act: HUD Notice #06-42 pertains to The Violence Against Women Act of 2005
(VAWA) which prohibits owners from denying admission to any person simply because she/he has been a
victim of domestic violence, or stalking. Domestic violence, dating violence, or stalking is not good cause
for evicting the victim of that violence. Under VAWA an owner can only evict an individual based on the
domestic violence against his/her if it can prove there is an “actual and eminent threat” to other tenants or
staff if s/he is not evicted.
The Violence Against Women and Justice Department Reauthorization Act of 2005 and amendments of
2013 protects tenants and family members of tenants who are victims of domestic violence, dating violence,
or stalking from being evicted or terminated from housing assistance based on acts of such violence against
them. These provisions apply both to public housing agencies administering public housing and Section 8
programs and to owners renting to families under Section 8 and other affordable housing programs.
In general, the law provides in part that criminal activity directly relating to domestic violence, dating
violence, or stalking, engaged in by a member of a tenant’s household or any guest or other person under
the tenant’s control, shall not be cause for termination of assistance, tenancy, or occupancy rights if the
tenant or an immediate member of the tenant’s family is the victim or threatened victim of that abuse. The
law also provides that an incident or incidents of actual or threatened domestic violence, dating violence,
or stalking will not be construed as serious or repeated violations of the lease by the victim or threatened
victim of that violence and will not be “good cause” for termination of the assistance, tenancy, or occupancy
rights of a victim of such violence.

3 Jerome Smith Road
Provincetown, MA

100

Availability of Assistance for Persons with Limited English Proficiency

Executive Order 13166, "Improving Access to Services for Persons with Limited English Proficiency
(LEP)" requires the Owner/Agent to develop and implement a system to provide housing assistance so
persons of LEP can have meaningful access. The Owner/Agent will provide for such meaningful access
consistent with, and without unduly burdening the fundamental mission of the property. The
Owner/Agent will work to ensure that people who apply for and/or qualify for housing assistance are
provided meaningful access to HUD’s housing assistance program.

Protections provided based on Sexual Orientation, Gender Identity or Marital Status

Overview of Application Process

pl

Procedures for Taking Applications

e

The Final Rule - Equal Access to Housing in HUD Programs – Regardless of Sexual Orientation or
Gender Identity was published in 2012. The Owner/Agent will comply with the requirements established
in the Final Rule which ensures that HUD's core housing programs are open to all eligible persons
regardless of sexual orientation, gender identity or marital status.

Sa
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The Agent will accept and process applications for all units, in accordance with LIHTC, PBV, HOME,
HSF, AHT, MHFA Workforce, CPA and other funding source Requirements. The Agent will make a
reasonable accommodation to assist in the application process if the applicant or any member of the
applicant household is disabled.

Application Period

The application period should be at least 60 days. To ensure the fairness of the application process,
applicants must not be required to deliver application materials and instead must be permitted to mail
them or submit by alternative means such as fax or e-mail.
The LIHTC, PBV and Workforce units will be filled using a Lottery as required by DHCD.

Prior to the Lottery

The following will occur prior to the Lottery:

AFHMP Ads will be published 2 times prior to the Lottery and will include instructions on how to obtain
a pre-application. The first ad will be placed in March 2019 (60 days prior to the lottery) and the second
in April 2019 (30 days prior to the lottery) advising of a lottery to be held in May 2019.
One or more Informational Meetings for potential applicants will be held to educate them about the
community, the lottery process and timelines surrounding the lottery process, application completion,
etc... The first informational meeting will be held in April 2019 (in concurrence with the first AFHMP
ad). Subsequent meetings will be held as necessary, and it is likely that a second meeting would be held
in conjunction with the second AFHMP ad, 30 days prior to the Lottery.
Pre-Applications will be accepted for a minimum of 60 days, but will be extended as needed, to ensure
that there are enough applicants who meet the eligibility criteria for each of the unit size and income tier
for the development.
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*The full application and interview process will begin immediately following the lottery with all eligible
applicants catalogued into their lottery selection slot.

Lottery Procedure

The lottery will be held in May 2019 (approximately 60 days from the publishing of the first AFHMP ad).
Because building delivery will be staggered over 5 months for initial occupancy, we will be processing
applications for apartments in the order in which the buildings become available for occupancy.
Once all required information has been received, qualified applicants will be assigned a registration
number. Only applicants who meet the applicable eligibility requirements will be entered into the
lottery.

pl
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Ballots with the registration number for applicant households will be placed in all lottery pools for which
they qualify. The ballots will be randomly drawn and listed in the order drawn, by pool. This project has
units with different numbers of bedrooms, so units will then be awarded (largest units first) by proceeding
down the list to the first household on the list that is of appropriate size for the largest unit available
according to the appropriate-unit-size criteria established for the lottery. Once all larger units have been
assigned to appropriately sized households in this manner, the lottery administrator will return to the top
of the list and select appropriately sized households for smaller units. This process will continue until all
available units have been assigned to appropriately sized applicant households.
The lottery will be held at a public, wheelchair accessible location.

Deposits/Fees

m

Successful lottery participants will not be required to pay any fee or deposit to hold a unit pending
construction completion nor will applicants be required to pay any form of fee or deposit to be placed on
a wait list.

Accessible Units/Units with Adaptive Features; Reasonable Accommodations
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The project includes units that are fully accessible, units that have adaptive features (also commonly
referred to as “adaptable” units), for occupancy by persons with mobility impairments or hearing, vision
or other sensory impairments, first preference (regardless of applicant pool) for those units shall be given
to persons with disabilities who need such units, including single person households, in conformity with
state and federal civil rights laws. This preference applies to fully accessible units, which include 5% of
the total units which are to be wheelchair accessible and 2% which are to be communications accessible.
Fulfilling the obligation for a providing a first preference, as described above, does not limit an owner’s
fair housing obligations with respect to persons with disabilities. When a person with a disability is the
next eligible applicant and the development contains available units with adaptive features, the applicant
must be made aware of such availability and of the owner’s obligation to adapt the unit as needed.
Upon request, the Agent will provide interested parties with a copy of the application package.
The person who is indicated as the head-of-household must execute and sign all documents that are
included in the application package. Before completing or executing any forms, additional copies should
be made for all adult household members and in some cases for minors who will live in the unit.
All adult applicants must complete the application package as instructed.
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Applicants must provide a government issued photo ID - used for verifying the identity of all applicants to accompany applications. In some cases, and when appropriate, this ID may also be used to verify age
and citizen/non-citizen eligibility status. If the applicant is not able to visit the site, alternative means of
verifying identity, such as Skype, may be utilized.
Applicants must provide a birth certificate or other documentation that can be used to verify age,
citizen/non-citizen eligibility status and relationship to other household members.
All applications can be submitted on the Project site at the property management office. The Agent will
accept applications via mail. The Agent will also accept the application in an equally effective format, as
a reasonable accommodation, if there is the presence of a disability.
All documents in the application package must be completed in full, signed and dated in order to be
accepted. Applicants will not be added to the waiting list until all application forms have been properly
completed and signed as appropriate. Incomplete application packages will be returned.

Live-in Aide Procedure

e

Applicants should notify management office staff if the household plans to include a live-in aide. The
live-in aide is not required to complete the same application forms but must complete the Live-in Aide
Questionnaire and screening and other O/A verifications that are required.

Sa
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Consent to Verification

pl

The live-in aide has no rights to the unit and will be required to relinquish possession of the unit within a
reasonable time as stipulated by the Agent. The live-in aide will be required to sign an acknowledgement
the live-in aide has no right of residency or occupancy if the resident moves out for any reason including
death.
All adult members of an applicant household must sign consent forms and, as necessary, verification
documents, so that the Agent can verify eligibility and screening criteria, relating to income and other
factors (e.g., disability status). Consent and verification forms protect the rights and privacy of residents
and applicants by allowing them to have control over any information collected about them. Each
household member age 18 and older and each household head and spouse regardless of age must sign the
resident release and consent form regardless of whether they report income.
If the applicant or any adult member of the applicant’s household does not sign and submit the consent
forms, the Agent must reject the application.

Preliminary Determination of Applicant Eligibility

Following the lottery, upon receipt of a complete application package, the Agent will then review the
application for program eligibility. Eligibility standards are discussed in detail in Section V below. All
information needed to determine applicant eligibility shall be obtained and verified pursuant to the
verification procedures described in Section VII below.
During the ongoing operation of the property, the Agent will also make a preliminary eligibility
determination before adding a household to a waiting list or initiating final eligibility tasks. The Agent
will review the application to ensure that there are no obvious factors that would make the applicant
ineligible. If a preliminary eligibility review indicates that a household is eligible for tenancy, but units of
appropriate size are not available, the Agent will place the household on a waiting list for the property as
described in Section VI below,
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Final Determination of Eligibility

When a unit becomes available, all eligibility criteria will be reviewed before a final eligibility
determination is made. Additionally, all adult members of an applicant household (and, if appropriate,
minors) will be subject to certain screening, as described in Section VIII below, based on landlord/rental
history, credit history and criminal history. If the screening process determines that the family meets the
Agent’s standards for admission, a final determination is made that the applicant is eligible.

Eligibility Requirements

Based on federal regulations, the Owner/Agent may admit only eligible applicants. In the selection of
applicants for admission, eligibility criteria have been established in accordance with HUD and LIHTC
guidelines.
The following eligibility standards will be applied in accordance with HUD and LIHTC requirements.

Property Eligibility Definition

e

Household/Resident Type

Income Limits

pl

This is a Section 8 and Low-Income Housing Tax Credit family property and is designed to provide
housing to all households who meet the eligibility and screening requirements.

m

Income limits vary by household size. The Owner/Agent will provide applicants a copy of the income
limits for the property area upon request. In addition, applicants can review the income limits by
accessing the following web site. http://www.huduser.org/datasets/il.html
HUD requires that property managers incorporate the most recently published income limits when
determining eligibility. Income limits are updated annually (usually around December).

Sa

Income Eligibility and Set-Aside Requirements

Occupancy at Campbell Purcell must be consistent with the income eligibility guidelines and supportive
housing and veteran household set-aside requirements of the LIHTC program set forth in the owner’s tax
credit application to DHCD and the ELIHC (the “Tax Credit Requirements”) and the program
requirements of MassHousing’s Workforce Program (See Addendum F-2). The specific requirements are
as follows:
1) 50 units shall be for households having annual incomes at or below 60% of the area median
income (adjusted by family size)
2) 11 of the 50 units shall be for households having annual incomes at or below 30% of the area
median income (adjusted by family size). Eight (8) of these 11 units will be for Section 8 tenants
and three (3) of these 11 units will be for Section 811 tenants.
3) 15 units shall be set aside for households meeting the criteria defined as Workforce Housing.
4) 3% of all subsidized units will be set aside for residents referred by the Department of Mental
Health (DMH) and/or the Department of Developmental Services (DDS). Each of the forgoing is
referred to as an “Occupancy Category”. An Occupancy Category that is represented by fewer
than the prescribed number of units in that Occupancy Category as aforesaid shall be referred to
as an “underrepresented” Occupancy Category; an Occupancy Category already represented by
the full number of units therein shall be referred to as an “overrepresented” Occupancy Category.
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Area Median Income is determined periodically by the US department of Housing and Urban
Development and is adjusted by family size.

Privacy Policy
It is the policy of the Owner/Agent to guard the privacy of individuals conferred by the Federal Privacy
Act of 1974 and to ensure the protection of such individuals' records maintained by the Owner/Agent.
Neither the property owner nor its agents shall disclose any personal information contained in its records
to any person or agency, other than HUD, its Contract Administrators or other federal/state entity or
investor auditing entities, unless the individual about whom information is requested gives written
consent to such disclosure.

e

This Privacy Policy in no way limits the Owner/Agent's ability to collect such information to determine
eligibility, compute rent, or determine an applicant's suitability for tenancy.

Income Tiering
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The LIHTC Waiting List shall organize the non-subsidized LIHTC Units according to the tiers identified
in the chart below, which sets forth the target distribution of the LIHTC Units. This target distribution is
derived from the LIHTC Indenture and other applicable LIHTC Requirements as well as any more
stringent requirements imposed by the HOME and PBV Program. Note that this chart covers all LIHTC
Units, including the HOME Units and the PBV Units.
Income Tiering

Bdrms
1
1
1
1
2
2
2
3
3

TOTALS

Units
3
2
20
2
3
15
13
3af
4

Unit Type
Section 811
PBV
LIHTC
Market/WF
PBV
LIHTC
Market/WF
PBV
LIHTC

Target AMI
30%
30%
60%
90%
30%
60%
90%
30%
60%

65

PBV Units

Applicants for the PBV Units that are subsequently determined to be ineligible shall not be placed on a
waiting list.

Accessible Units – General Policy

Within the Waiting List, units that have been made accessible in accordance with the Universal Federal
Accessibility Standards will be offered to applicant households with disabled members first. In some
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cases, the Agent may implement marketing effort to ensure that disabled households occupy accessible
units. An accessible unit will be offered as follows:
1) Units with communication accessible features will be offered to households with a
verified need for communication accessible units first
2) Units with mobility accessible features will be offered to households with a verified need
for mobility accessible units first
When an applicant requests an accessible unit or a unit preference, the Owner/Agent will conduct
inquiries to:
1) Verify that the applicant is qualified for the unit, which is only available to persons with a
disability or to persons with a particular type of disability

e

2) Verify that the applicant needs the features of the unit as an accommodation to his or her
disability

pl

3) Verify that the applicant is qualified to receive a priority on the waiting list available to
persons with a disability or to persons with a particular type of disability

m

In the case where the members of the household who required the special features of the accessible unit
no longer reside in the unit, and where the lease permits, the Agent will require the remaining members
of the household to move to a unit without accessibility features when such a unit of the appropriate size
becomes available.

Sa

If there is no household on the waiting list that has requested an accessible unit, the unit will then be
offered to the next applicant household on the waiting list. Before the applicant can accept that
accessible unit, all adult members of the applicant household must sign an agreement that includes a
requirement to move, at the household’s expense, to the first available non-accessible unit that meets the
household’s occupancy requirements as described in this plan.
The resident household will not be required to move if:
1) No unit that meets the household’s occupancy requirements is available
2) There is no applicant household on the waiting list requesting an accessible unit
The Agent will not skip over a household that has reached the top of the waiting list and has indicated a
need for certain unit features because of a disability. The household will be given the opportunity to
benefit from the program and decide for itself, in compliance with the Fair Housing Act and Section 504,
whether a unit meets the needs of the disabled household member. The household may accept the unit
and request some modification to the unit as a reasonable accommodation.

Detailed Priorities

When a unit is available, that unit will be offered in the following order, subject to unit-type eligibility,
regulatory requirements and the income tiering preferences described above:
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Accessible units will be offered in the following order:
1) The next household on the waiting list that currently resides on the property and needs a
different accessible unit based on a change in household size or composition
2) The next household on the waiting list that currently resides on the property in an
accessible unit that needs a different accessible unit based on a verified medical need
3) The next household on the waiting list that currently resides on the property and needs a
different unit based on a verified need for an accessible unit
4) The next household on the waiting list that currently resides in the community that
includes an adult household member requesting a separate unit and that includes a
member that needs the features of that accessible unit.

e

5) The next applicant household on the waiting list that does not currently reside in the
community that requires the features of an accessible unit
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6) The next household on the waiting list that currently resides in the community that
includes an adult household member requesting a separate unit when no residents or
applicants require the features of an accessible unit
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7) The next applicant household on the waiting list that does not currently reside in the
community when no residents or applicants require the features of an accessible unit
Non-accessible units will be offered in the following order:

Sa

1) The next household on the waiting list that currently resides on the property and needs a
different size unit based on a change in household size and/or composition

2) The next household on the waiting list that currently resides on the property and needs a
different unit based on a verified medical need for a different unit
3) The next household on the waiting list that currently resides on the property that no
longer requires the accessibility features of the unit in which they currently living

4) The next household on the waiting list that currently resides in the community that
includes an adult household member requesting a separate unit
5) The next applicant household on the waiting list that does not currently reside in the
community

Preferences

There is no local preference for the PBV units. Additional preferences for the PBV units are listed in
Appendix I.
For the LIHTC Units
1) 65% of the units in the project have a preference for the residents of the town of Eastham.
2) 10% of the units in the project have a preference for the residents of Cape Cod.
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LIHTC Program Eligibility – applicable to all LIHTC Units

Based on federal regulations, the Agent may admit only eligible applicants. In the selection of applicants
for admission, eligibility criteria have been established in accordance with LIHTC guidelines.
The following eligibility standards will be applied in accordance with LIHTC Requirements:
1)

The household’s annual income must not exceed program income limits at movein. Specifically, pursuant to the LIHTC Indenture, all units must be occupied by
households earning at or below 60% of AMI, and at least 40% of the units must
be occupied by households earning at or below 60% of AMI.

2)

The household size must be appropriate for the available apartments.

3)

All information reported by the household is subject to verification.

HOME and HSF Program Requirements

pl

Workforce Program Requirements

e

For HOME and HSF tenants, Agent must use HUD’s “Technical Guide to Determining Income
and Allowances for the HOME Program.” Incomes will be calculated as defined in 24 CFR Part
5.
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Agent must use HUD Handbook 4350.3 REV-1 (Occupancy Requirements of Subsidized
Multifamily Housing Programs) in completing income certifications and determining eligibility
for Workforce Housing units. Also see addendum F-2.

PBV Program Requirements

The project will maintain a site based waiting list for Project-Based Section 8 (PBS8) pursuant to the
requirements of 24 CFR 983. For units covered by a Housing Assistance Program (HAP) contract for
Campbell Purcell, all referrals from the property will be sent to The Housing Assistance Corporation
(HAC).
The project will establish and conduct as part of its process to determine eligibility for the PBS8 Program
the following:

1) Obtain a completed form HUD 9886 and form HUD 9886a from all adult household
members that will permit the project to conduct the income and eligibility verification
process for PBS8 and which will allow the project to share the information that generates the
form HUD 50058 with HAC.
2) Determine Eligible Immigrant Status and prorate any rental assistance to the household as
appropriate. Eligible Immigrant status is not a Section 42 requirement.
3) Verify income, assets, deductions and exclusions. This process will access the EIV system.
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5. IMPLEMENTATION PLAN AND TIMETABLE

LITTLETON DRIVE, WAREHAM, MA

5. Implementation Plan and Timetable

The proposed development should be completed within 3
years of the execution of the Land Development Agreement.
Extensions may be granted at the discretion of the Select
Board. The proposal must include a description of how the
development concept will be implemented, including, but
not limited to:
• Detailed development schedule for all elements of the
plan including key milestones, financing benchmarks,
zoning approvals and compliance, and projected
completion/occupancy timeframes.
• Outline of the required land use, environmental,
operation, and other governmental or regulatory
approvals, including zoning, development and
environmental permits. The proposer should provide a
schedule for securing approvals as part of the proposal.
The Proposer should note what zoning variances,
special permits or modifications, if any, are required as
part of the development plan.
A detailed development schedule has been included on the
following page.
Consistent with the language in the RFP, we anticipate that
our proposal for 3 Jerome Smith Road would be permitted
via the M.G.L. Chapter 40B process. The following provisions
of the zoning bylaw would require special permits from the
Planning Board; if selected, our local zoning attorney, Andrew
Singer of Singer & Singer, LLC would conduct a full zoning
and permitting review. We believe that the proposed site
plan is in line with the Town’s goals as stated in the RFP, as
well as the spirit of the Res3 district in which it sits, which
is to provide “for high-density residential development in the
downtown and other appropriate areas.”
•
•
•

Permitted Principal Uses: Multi-Family Dwelling, Four
Units or More – Special Permit from Planning Board
Parking Requirements: 1 space/dwelling unit for studios
and 1-beds; 1.5 spaces/unit for 3-beds; proposed plan
does not comply
Dimensional Schedule
• Max Number of Stories: 2.5 permitted; 3 stories
proposed in main studio building
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Development Schedule

Year 1

Year 2

Year 3

Year 4

Provincetown 3 Jerome Smith Road Potential Development Schedule
Months
1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 25 26 27 28 29 30 31 32 33 34 35 36 37 38 39 40 41 42 43 44 45
Designation as Developer
Negotiation of Developer Agreement
MDA
Preparation of Site Plan/Development Plans
Schematic Design
Building Permit Review
Development of Construction Documents/Pricing
Development of Construction Drawings/Pricing
Submission of Funding Application to DHCD
Secure Funding from DHCD
Financial Closing
Closing
Construction
Demolition & Construction (18 months)
Lease‐up/Full Stabilization
Lease‐Up (6 months)
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6. PRICE PROPOSAL

MERIDEN COMMONS, MERIDEN, CT

6. Price Proposal

This proposal includes a nominal acquisition cost for the
3 Jerome Smith Road parcel of $100. This is consistent
with the majority of mixed-income and affordable housing
developments on municipally-owned properties; competitive
funding sources like the Massachusetts DHCD tend to favor
those projects where costs are driven primarily by housing
“bricks and mortar” as opposed to acquisition cost.
As discussed elsewhere within this proposal, we have
designed a plan that includes the adjacent, for sale property
at 55R Captain Bertie’s Way. We have not included an
acquisition cost for this parcel in the financing plan submitted,
instead hoping to explore financing options with the Town
to offset at least a portion of this additional cost. We would
be happy to talk about this process in further detail with the
Town and selection committee.
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TOWN OF PROVINCETOWN
REQUEST FOR PROPOSALS (RFP)
Sale of Property at 3 Jerome Smith Road, Provincetown
ATTACHMENT H
PRICE PROPOSAL FORM
PRICE
Please write your proposal offer:
One Hundred Dollars
Print/Type your proposal amount above in written form
$100.00
Print/Type your proposal amount above in number form
Note: Both the written form and the number form should indicate the same total amount. If
there is a conflict between the written form and the number form amounts, the written
form will control.
Pennrose, LLC
Name of proposer
Timothy I. Henkel
Name of person signing proposal
______________________________________________________________________________
Signature of person signing proposal
07.28.2021
Date
Principal and Senior Vice President
______________________________________________________________________________
Title

50 Milk Street, 16th Floor, Boston, MA 02109
______________________________________________________________________________
Address
(Note: This form must be included in the proposal submission)
52
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