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Dear Mr. Morse,
With the disappointing termination of our negotiations with the owners of 55 Captain Bertie’s Way, we
hereby resubmit our proposal, showing the same scheme but without the 55 Captain Bertie’s parcel. The
enclosed resubmission includes the same information and assumptions as the original submission with
the only change being the loss of one building and the subsequent reduction from 57 apartment units to
47 apartments.
We thank you again for the opportunity to share with you our proposal for developing new, high-quality,
mixed-income housing at the 3 Jerome Smith Road site. We appreciate the goals laid out in the RFP,
including providing much-needed affordable housing for a variety of household types at a range of
incomes, balancing density on the site with the need to blend in with the surrounding residential
neighborhood, and offering high-quality, sustainable design that limits the project’s environmental impact.
We believe our proposal achieves these goals – ones we share – and takes full advantage of the unique
opportunities this site presents for Provincetown to meet its urgent need for affordable housing.
We propose to develop 47 units of mixed-income housing on the 3 Jerome Smith Road site. Some 90%
of these units will be permanently restricted as affordable housing targeting households earning at or less
than 80% of Area Median Income, at several different tiers (30%, 60%, and 80% AMI), with a handful of
market-rate units. The new community will be comprised of several 2- to 2.5-story buildings, carefully
designed and landscaped with respect for abutting properties. Our team includes DBVW Architects, the
same firm we worked with to develop our 50-unit Province Landing community only a quarter of a mile
away. Our team also includes the Eastham-based Community Development Partnership as a local
partner, and Fuss & O’Neill as engineer and landscape designer. We look forward to further discussions
with the Town and the community as we work to refine our proposal together.
The Community Builders (TCB) is a mission-driven real estate developer, owner and manager with a
portfolio of more than 13,000 quality affordable and mixed-income apartments in 14 states and the District
of Columbia. We match our investment in housing construction with long-term investment in the
communities where we work, through quality property management and resident services programming
via our Community Life program. We aim to use stable housing as a platform that our residents can build
on to connect with local resources – helping families to achieve greater economic opportunity and seniors
to live independently and with dignity in their homes. We have a proven track record of working in
partnership with local municipalities and organizations to complete thriving projects that endure over the
long term.
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In the following pages, we aim to demonstrate how our qualifications and experience makes us the best
fit to work with the Town in developing this site. Specifically:
• We lead with our mission, which is to build and sustain strong communities where residents can
thrive. We are experienced at partnering with cities and towns, community-based organizations,
and others who care about building communities, not just developing real estate.
• We combine our mission focus with the capacity of a sophisticated, national real estate
firm. Our experience across project types and locations enables us to seek out and secure the
funding needed to develop high-quality housing. We have an excellent track record in
Massachusetts of securing allocations of Low Income Housing Tax Credits (LIHTC) and other
gap financing.
• We are pioneers in integrating housing and support services, working closely with residents
to achieve real impact, tracking key metrics to measure progress. Through our Community Life
program, we currently engage over 5,500 families and seniors in 42 communities.
• We bring local expertise. We have been developing in Massachusetts for over 50 years – it is
where we started and where we continue to have the deepest experience. We have developed
and currently own/manage over 4,300 units of housing in Massachusetts, 340 of which are in the
Cape and Islands. Over a dozen of these projects have been “friendly 40Bs,” and many have
used LIHTC financing. We have a large and experienced New England team that oversees and
coordinates our work here.
• We are good partners. We are intentional about partnering with public entities and missiondriven organizations, combining the different strengths and qualities that each brings to create
strong communities that thrive over the long term.
• Finally, we are already in Provincetown. Having developed our 50-unit Province Landing
project in 2012, we have been in Provincetown for nearly a decade and are familiar with the
community’s housing market, needs and residents. With Province Landing located only a quarter
of a mile away from 3 Jerome Smith Road, at 90 Shank Painter Road, we are excited to explore
opportunities for shared use of amenities between the two sites, as well as shared staffing models
that can increase our efficiency and effectiveness.
TCB is well-versed in the full range of housing financing tools available which can be layered together to
support the goals of this project. Our property management staff has extensive experience implementing
and conforming with the requirements of LIHTC and other programs. We are similarly familiar with a wide
variety of operating subsidy programs to serve a range of housing types and household incomes and our
deep experience with the state’s Community Based Housing program for persons with disabilities equips
us to implement this program effectively. Finally, TCB has a long history of working effectively with state
housing agencies, including DHCD and MassHousing here in Massachusetts, as well as local towns and
housing authorities.
We are eager to collaborate with the Town of Provincetown on this exciting and important project. Our
approach to the project, including proposed fee and payment terms, is detailed in the attached proposal.
We believe that your vision is aligned with ours: a world with vibrant, safe and inclusive neighborhoods
in which all people live in healthy homes with equitable access to resources and opportunities to pursue
their dreams.
We thank you in advance for your consideration and look forward to further conversations with you.
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ATTACHMENTS
Note: Attachments include only updated materials. Information on development team members, the
letters of interests, the TCB property management department overview, and the signed RFP forms
have not change and are therefore omitted from this resubmission.
1. Conceptual Design Drawings
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1.

DEVELOPMENT TEAM

THE COMMUNITY BUILDERS, INC. (TCB) – Developer & Property
Manager
Company Profile
Overview. The Community Builders’ mission is to
build and sustain strong communities where all
people can thrive. Over nearly six decades, we have
helped to create thriving neighborhoods, building or
preserving a total of more than 31,000 affordable
and mixed-income rental homes and 430,000
square feet of neighborhood-serving commercial
space. We match our investment in bricks and
mortar with long-term investment in the communities
where we work, through quality property
management and focused resident services via our
pioneering Community Life program. The stable
housing we provide serves as a platform for our
residents to build on to connect with local resources
and opportunities, helping seniors to live with dignity
in their homes and helping families to achieve
greater economic opportunity.
People. Our staff of 500+ includes some of the most talented professionals in the industry, seasoned
professionals with expertise across a range of disciplines – housing and commercial development, property
management, resident services, design review and construction management, finance, asset management,
and real estate law. Our offices in Boston, New York City, Chicago, Columbus, and Washington, DC serve
as regional hubs for our work across 14 states throughout the Northeast, Mid-Atlantic and Midwest. We bring
a national perspective to each project, supplemented by our staff’s local knowledge and experience. Our
people are what make TCB stand out: from distinguished thought leaders on our board of directors, to
experienced innovators on our leadership team, to skilled practitioners across departments, the people at
TCB work together every day to build successful communities where families can thrive and achieve their
dreams.
Recognition. TCB’s work has been honored with multiple awards over the years, including but not limited to
the Urban Land Institute Vision Award, Affordable Housing Finance’s Readers’ Choice Award, National
Association of Home Builders Best in American Living Award, Novogradac Journal of Tax Credits
Development of Distinction, and Affordable Housing Tax Credit Coalition Charles L. Edson Award.

Leadership
A 501(c)3 nonprofit, TCB is led by an experienced and diverse Board of Directors, President/CEO, and
leadership team. Bart Mitchell, TCB’s President and CEO, has served in his current role since 2012 (his
résumé is attached). TCB’s board members bring deep expertise and experience across a range of
disciplines, including every aspect of residential and commercial real estate as well as public policy, health,
human services, finance, and community organizing. A majority of board members are persons of color and
nearly half are women. TCB’s Board member affiliations and key areas of expertise are as follows:
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Name
Brian Fallon, Chair
Audra Bohannon
Andrew Clark

Affiliation
TDC Development Group, President
Korn Ferry, Senior Partner
Marcum Accountants & Advisors,
Director

Key areas of expertise
Real estate development
Business consulting
Accounting

Carol Galante

UC Berkeley, Professor; former
President of BRIDGE Housing Corp
JPMorgan Chase, VP Nonprofit
Engagement
John M. Corcoran & Co, President
4Sight Health, CEO
Powell Mandjes Associates, Principal

Affordable housing policy and
practice
Philanthropy, public relations

Mintz Levin, Member
JPMorgan Capital Corporation, retired
MDRC, Principal Research Fellow

Corporate law, corporate finance
Affordable housing finance
Social policy & economic mobility
research
Affordable housing, economic
development
Government relations, healthcare,
housing, youth, violence prevention
Real estate development & finance

Rita German
Richard High
Dave Johnson
Robin Powell
Mandjes
Louis Mercedes
Patrick Nash
James Riccio
Amy Shectman

2Life Communities, CEO

Jeffrey Sanchez

Rasky Partners, Senior Advisor; former
chair of MA House Ways & Means
Enterprise Community Partners,
Director of Capital Solutions
Silverstein Properties, VP
Pediatrician; former VP with Stewards
of Affordable Housing for the Future

Monica WarrenJones
Malcolm Williams
Kamillah Wood, MD

Real estate development
Health care, investment banking
Fundraising, strategy development

Construction management
Intersection between health and
housing

Highlighted Areas of Expertise
TCB brings particular expertise in the following areas of relevance to this project:
•

Financial capacity, experience and reputation. For decades, TCB has built a reputation for our
ability to create innovative, layered financing packages, securing and deploying nearly every form of
public financing available, both traditional and unusual, for affordable housing development. We have
arranged for a total of nearly $4 billion of debt and equity for our projects over our 50+-year history,
including Low Income Housing Tax Credits (LIHTC), bond financing, New Markets Tax Credits, linkage
fees, Tax Increment Financing, long-term tax abatements, HOME, CDBG and Community
Preservation Funds. In Massachusetts, TCB has a strong track record of securing early round funding
for both state and federal LIHTC and other funding from MassHousing, the Department of Housing
and Community Development (DHCD) and the Federal Home Loan Bank of Boston.

•

Dedication to design excellence. Our team is committed to building to the highest quality and design
standards. We take care to develop buildings that fit within each unique neighborhood and community.
This work is supported through our in-house construction management team who oversee design
review, contract management, and construction administration. TCB’s Design and Construction staff
also provide owner’s rep services throughout the course of a project. This additional level of expertise
results in better cost estimates, cost containment, and design decisions that benefit our projects
financially both during construction and once complete.

•

Community-driven process. We have experience partnering with communities to develop and
implement projects that best meet the needs of all community stakeholders, including local public
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officials, residents, local nonprofits and businesses, neighbors, and other constituents. We complete
projects on time and on budget.
•

Sustainability. TCB incorporates sustainable development principles into all of our projects. As a
corporate standard, all of our properties must meet Energy Star certification standards or better, and
many have been certified under the Enterprise Green Communities and U.S. Green Building Council’s
LEED rating systems. We explore strategies including Passive House design (TCB has done several
such projects, including a 53-unit Passive House multifamily currently in development in Northampton,
MA), low-carbon design and construction, and renewable energy options like solar photovoltaic panels
and geothermal systems.

•

High-quality property and asset management. TCB is accredited by the Institute of Real Estate
Management, a designation awarded to those firms nationwide that fulfill strict requirements in the
areas of experience, integrity, insurance and fiscal stability. We manage our properties with long-term
goals in mind, providing exceptional physical, fiscal and social oversight. Our properties outperform
industry standards in key areas, including resident occupancy, rent collection and bad debt. Staff from
our 330-person Property Management department work to create a strong sense of community at
each property and to integrate the property and its residents fully into the surrounding neighborhood.

•

Community Life. We go beyond sound bricks-and-mortar management to connect our residents to
social services and supports that enable them to achieve their dreams by making concrete progress
in key areas of their lives, including education, employment, financial stability and health. TCB seeks
out effective local organizations to partner with in making recreational, educational and social services
programs available to our residents. Community Life (CL) is our evidence-informed, data-driven
approach to ensure each resident is positioned to achieve their goals. Our CL staff works in close
coordination with our property management staff. In recognition of our robust resident services
programming, TCB has been named a Certified Organization for Resident Engagement and Services
(CORES) by Stewards of Affordable Housing for the Future.

TCB’s Project Team
Staff. Each TCB development is assigned a project team that includes members from our development, legal,
construction, finance and asset management departments. Additional accounting, compliance, and special
initiatives staff are available to assist on an as-needed basis. Our teams at the regional and local level
oversee the day-to-day aspects of project management and operations with the support of TCB’s other
organizational departments.
We expect that the team members listed below, all of whom are based in TCB’s Boston office, will have
primary responsibility for moving the 3 Jerome Smith Road project forward through the development phase
and on into ongoing property management. Their résumés are included in the attachments.
Staff Member
Andy
Waxman

Title
Regional Vice President for
Real Estate Development, New
England

Lindsey Gael

Senior Real Estate
Development Project Manager

Role / Primary Responsibilities
Provides leadership and guidance to all of
the New England teams in Massachusetts
and Connecticut. Principal TCB contact
person for this project.
Shepherds projects from inception to
completion (including securing and
closing financing, overseeing design
process, assisting in construction
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Katie Bosse

Development Project Associate

Ivey Bueno

Director of Design &
Construction Services, New
England

Nathan Dalke

Senior Design & Construction
Manager

Anne Vinick

Community Life Director for the
Northeast

Ilene Rock

Property Management Portfolio Operations Director

Chris Colbert

Property Management –
Portfolio Maintenance Manager

oversight and lease-up, etc.). Key day-today project contact.
Assists the project team with day-to-day
development operations throughout the
development process.
Provides construction insight during the
design phase and management support
for the work done by the general
contractor.
Provides Owner’s Rep services during
design development, contracting, and
construction phases of project. Works
closely with development staff from
predevelopment through construction
completion.
Oversees the development of TCB’s
Community Life program. Provides
support for initial community
assessments, community engagement,
and program development for resident
services and partnership development.
Provides property management and
operational guidance to projects. Reviews
operating assumptions and participates in
design development phase. Oversees
lease-up and ongoing management of the
property.
Provides oversight and expertise on
property maintenance: provides guidance
during design development and oversees
ongoing maintenance of property.

Communication. Andy Waxman, TCB’s Regional Vice President for Real Estate Development in New
England, will serve as TCB’s primary contact person for the 3 Jerome Smith Road project, and will be TCB’s
designated individual to receive all correspondence from the Town and its agents. His contact information is
on the cover page of this submission.

Proposed Ownership Structure
TCB will form a single-purpose entity – most likely a limited liability company (LLC) – to enter into the Purchase
and Sale Agreement and the Land Development Agreement with the Town. While TCB expects to bring tax
credit equity investors into the LLC at the appropriate time, as well as to assume other forms of project
financing as detailed further on in this proposal, this will not take place before TCB and the Town enter into
the Purchase and Sale Agreement, which the Town notes in the RFP that they intend to do within 60 days of
selecting a developer.
TCB will be the sole developer participating in the transaction, without other partners, co-venturers, or subdevelopers.
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Property Management Experience
Deeply invested in the long-term success of our developments, TCB serves as property manager for the
majority of properties we develop, and will do so here. Further detail is included in the Management Plan
section, below, on the specifics proposed for 3 Jerome Smith Road (e.g., target market, marketing strategy,
lottery process). TCB’s property management experience is extensive, as detailed below (note that a more
detailed description of TCB’s property management department and its work is included in the attachments).
Overview. TCB delivers excellent property
management across our portfolio, with
investment in strong local teams supported by
experienced central-office staff. We manage
our properties with long-term goals in mind,
providing exceptional physical, fiscal and
social oversight. Keeping resident experience
as our core focus, we work to create a strong
sense of community at our developments and
to ensure that our residents are well-connected
with the surrounding neighborhood and its
people, businesses and organizations. We
emphasize not only sound “bricks and mortar”
management to ensure the financial viability of
our properties but also high-quality social services for our residents through our Community Life programs.
TCB is an Accredited Management Organization, a designation the Institute of Real Estate Management
awards to firms that fulfill strict requirements for experience, integrity, insurance and fiscal stability. Our
portfolio is ranked in the National Affordable Housing Management Association’s Top 100.
Portfolio. TCB currently owns and/or manages a portfolio of over 13,000 rental homes, located across the
Northeast, Mid-Atlantic and Midwest. At all our developments, members of our 330-person Property
Management staff work to create a strong sense of community and to fully integrate the development and its
residents into the surrounding neighborhood. Of these, we directly manage 9,200 (the rest are owned by TCB
and managed by third-parties.) Our portfolio is diverse: roughly 80% are family rental apartments and 20%
are apartments for seniors or persons with disabilities; some 75% are urban and 25% are suburban/rural.
Most of the properties we manage have been financed with a complex mix of funding sources and subsidies.
Our portfolio also includes 430,000 square feet of commercial space.
Community Life & Resident Services. We believe that a thriving
community is one where residents embrace empowerment and selfdetermination in achieving what they define as success. To that end, TCB
delivers a targeted and coordinated array of resident services at many of our
properties, through our Community Life initiatives. Different communities
have different levels of Community Life involvement but at a baseline, all
communities have access to the expertise that an in-house Community Life
department brings.
Community Life forges partnerships with effective local organizations near
our developments to bring recreational, educational and social services
programming to our residents. We also invest strategically in local
businesses and amenities. Integrating our property management and
Community Life efforts, we focus on helping residents to achieve outcomes in several areas – early education,
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youth development, community engagement, workforce development, and asset building. Our approach is
resident-centered, evidence-based, and outcome-driven.
Asset Management & Compliance. We build communities that are sustainable over the long-term,
physically and economically. Our asset management team works to ensure that our properties produce the
maximum long-term value to TCB, our investors, and the communities we work in. The complex financing
structures and regulatory requirements inherent in affordable housing obligate owners to understand the
needs of multiple funders and ensure that properties comply with a range of requirements at all times. TCB’s
dedicated asset management team proactively tracks operating performance and financial indicators on an
ongoing basis, manages risk, and evaluates strategic opportunities for refinancing or restructuring. TCB
provides asset management services for each of the 155 properties we own or manage.

Experience with Similar Projects
TCB brings deep experience in a range of areas that are
particularly applicable to the 3 Jerome Smith Road project,
having successfully completed projects with similar
elements – projects of similar scale and complexity, site
conditions, permitting, design, financing, and location.
Specifically, TCB has developed numerous projects that
involve LIHTC financing, new construction, family housing,
collaboration
with
municipalities,
suburban/rural
Massachusetts location (including several projects on the
Cape and Islands), sustainability features, tenant selection
via lottery and local preference, etc. In addition, TCB has
an impressive track record in negotiating Comprehensive
Permits under M.G.L. Ch. 40B. We have completed
successful 40B applications in more than a dozen
Massachusetts communities, in each case reviewed and
approved with local support under “friendly 40B” processes.
Several projects that include elements such as those noted above are briefly described below. Pull sheets for
these highlighted projects, as well as several others, including images and additional details are included in
the attachments. Further information about TCB’s recent work can be found at www.tcbimpactreport.org.

PROVINCE LANDING (Provincetown, MA): 50 units of mixed-income, family rental housing

Timeframe: Project initiated in 2009, construction start spring
2011, completion summer 2012
TDC: $15M (sources include LIHTC, DHCD, Affordable
Housing Trust, Community Based Housing, HOME, MHP, and
HUD NSP2)
Team: DBVW (architect), Williams Building Company
(contractor)
Key personnel: Michael Lozano (TCB); Doug Brown and
Karissa Kuhns (DBVW)
Status: Complete and fully occupied
Project Overview: The Town of Provincetown selected TCB in
2009 to create new rental housing on a vacant 2.57-acre Town-owned site, helping the Town to address its
dire shortage of affordable housing. The project was permitted as a 40B. The mixed-income community
houses families earning as little as 30% of AMI up to 80% of AMI. Three units are set aside for families with
special needs; TCB partnered with a Cape-based nonprofit, Homelessness Prevention Council, to provide
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additional supportive services. The development consists of six newly-constructed, Cape Cod style buildings
connected by private walkways, and offers one-, two-, and three-bedroom apartments, as well as 2,500
square feet of community space. The sustainable, Energy-Star certified project was built to LEED Silver
standards. Province Landing is just a few minutes’ walk from 3 Jerome Smith Road, and TCB’s experience
with the project has informed our approach to the Jerome Smith Road site.

NOQUOCHOKE VILLAGE (Westport, MA): 50 units of mixed-income, family rental housing

Timeframe: Project initiated in 2012, construction
start fall 2017, completion spring 2019
TDC: $17.9M (sources include LIHTC, DHCD,
MassHousing, Town of Westport)
Team: DBVW (architect), Delphi Construction
(contractor)
Key Personnel: Lydia Scott and Nathan Dalke (TCB);
Doug Brown and Karissa Kuhns (DBVW)
Status: Complete and fully occupied
Project Overview: TCB worked with the Town of
Westport and the Westport Affordable Housing Trust
to bring much-needed new affordable housing to a
town that had only 224 affordable housing units (4%
of its stock). The thoughtfully-designed 50-unit development reflects the architecture of a traditional New
England village, and includes a playground, community center, and management office. The development
utilizes only 7 of 30 available acres, with the remaining land contributed back to the Westport Land
Conservation Trust. Sustainable features include Energy Star Tier II design and low-impact septic. All but 5
of the units at the development are targeted at households earning less than 60% of AMI, with 10 units for
those earning less than 30% of AMI (8 of them supported by Project Based Vouchers).

MORGAN WOODS (Edgartown, MA): 60 units of mixed-income, family rental housing

Timeframe: Project initiated in 2004, construction start
summer 2006, completion spring 2007
TDC: $16M (sources include MassHousing, DHCD, LIHTC,
the Life Initiative, Wainwright Bank, Town of Edgartown)
Team: Winslow Architects (architect), Williams Building
Company (contractor)
Key Personnel: Bev Gallo (TCB)
Status: Complete and fully occupied
Project Overview: Morgan Woods is one of 8 workforce
housing developments that TCB has developed over the
years to add badly-needed affordable housing in high-cost
communities. Twenty-four of the 60 units are targeted at
households earning between 60-140% of AMI, with the rest targeted at families earning less than 60% of AMI.
In 2004, the Town of Edgartown selected TCB as developer of the 12-acre site, assembled and donated by
the Town, and restricted via a 99-year ground lease. The project was permitted as a 40B, with active
participation by the Town and local stakeholders, including the Wampanoag Tribe of Gay Head Aquinnah. To
address the high cost of construction on the Vineyard, modular construction was used to build the 21
structures, which were developed as three clusters of housing arranged around landscaped common areas.
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The site has thrived, and remains the largest affordable housing development on the Vineyard. The project
won several awards in 2007-8, from the Urban Land Institute and the Affordable Housing Finance Magazine.

VILLAGE HILL (NORTHAMPTON, MA): 138 units of mixed-income, family rental housing

Timeframe: TCB has partnered for 20+ years on various
phases of redevelopment at this site, a former state hospital.
The current 53-unit phase, North Commons, began
construction at the end of 2020 and is slated for completion at
the end of 2021.
TDC: TDC for current phase, North Commons, is $45M
(sources include MassHousing, DHCD, DMH, City of
Northampton, LIHTC)
Team: Team for current phase includes Davis Square
Architects (architect), Saloomey Construction (contractor)
Key Personnel: Rachana Crowley, Ivey Bueno, Nathan Dalke
(TCB)
Status: Prior phases completed and fully occupied. Current
phase in construction.
Project Overview: TCB has partnered over a more than 20-year period with the Commonwealth of
Massachusetts, the City of Northampton, MassDevelopment, and community stakeholders to redevelop the
126-acre former Northampton State Hospital site. The mixed-income, mixed-use campus has involved
renovation of historic dormitory buildings as well as new construction. Phase I included 33 units of highly
energy-efficient housing in two renovated brick buildings, which garnered the 2007 Pioneer Valley Smart
Growth Award for Mixed Use. The second phase included 40 units within new townhouse buildings, with
rooftop solar providing a portion of the electricity. After a third 12-unit phase, the latest phase is North
Commons – a 53-unit, highly energy-efficient Passive House building, now in construction.

AO FLATS AT FOREST HILLS (BOSTON, MA): 78 units of mixed-income, family rental
housing

Timeframe: Project initiated in 2016, construction start in
early 2018, completion spring 2020
TDC: $38M (sources include MassHousing, LIHTC, City of
Boston, Solar Credit)
Team: The Architectural Team (architect), Bilt-Rite
Construction (contractor)
Key Personnel: Andy Waxman, Ivey Bueno, Nathan Dalke
(TCB)
Status: Complete and fully-occupied
Project Overview: AO Flats, built on a vacant site formerly
owned by the MBTA, brings together a number of
noteworthy features. It has an ideal location – near the
Forest Hills bus and subway node, it offers convenient
access to public transit as well as Harvard University’s beautiful Arnold Arboretum, just steps away. The highly
energy-efficient building meets LEED Platinum standards, with rooftop solar and highly-efficient
heating/cooling and appliances, and includes amenities such as a roof deck, fitness center, community rooms,
and ground-floor retail. The development includes 8 units for formerly homeless families earning up to 30%
of AMI, 32 units for households earning up to 60% of AMI, and 38 workforce units for those earning up to
120% of AMI. Despite a lease-up period that overlapped with the worst of COVID, TCB was able to attract

13

tenants with minimal delays. The project is receiving an award from Multi-Family Executive Magazine in 2021
and is a finalist for the prestigious Urban Land Institute Jack Kemp Award (decisions to be made in coming
months).
Several additional projects with comparable elements are detailed in the attachments, including:
•

Lake Street Terrace (Chatham, MA): 47 units of family rental housing, and three homeownership
units developed by Habitat for Humanity. The Town of Chatham selected TCB in 2003 to develop a 7acre site for affordable housing, with the project proceeding as a “friendly 40B.” All units serve families
earning less than 80% of AMI; a 70% local preference was used in initial lease-up. The energy-efficient
multifamily buildings replicate the scale of surrounding single-family homes.

•

Osprey Lane Apartments (Sandwich, MA): 36 units of family rental housing. The Town of Sandwich
selected TCB in 2000 to develop a 10-acre site. The project proceeded as a “friendly 40B,” with the
Town donating the site, waiving all fees, and extending Town services to the site free of charge. All
units serve households earning less than 60% of AMI.

•

Lincoln Woods (Lincoln, MA): 125 units of mixed-income, family rental housing. Several years ago,
this large mixed-income housing complex in a wealthy Boston suburb, originally built in the 1970s
through the state’s 13A program, was facing the expiration of its subsidies. TCB structured a
preservation transaction, preserving the site’s affordability and carrying out needed renovations,
including new kitchens and baths, HVAC upgrades, wastewater treatment plant upgrades, new
community spaces, and the installation of a 200-kilowatt solar array. The property provides welldesigned housing for lower-income families in a high-opportunity area.

•

The Clarion (Boston, MA): 39 units of mixed-income, family rental housing. The City of Boston
selected TCB several years ago to develop eight long-vacant lots in the Grove Hall section of the city’s
Roxbury neighborhood, part of a larger effort to reinvest in this once-bustling area. In addition to 39
apartments, the building includes 5,750 square feet of commercial space, the new home of Future
Chefs, a youth development nonprofit that helps teens develop culinary as well as essential life skills.
The building leased up smoothly despite COVID. It is designed to LEED Gold standards.

References
Jessica Boatright
City of Boston, Department of Neighborhood Development (DND)
Deputy Director, Neighborhood Housing Development Division
Jessica.boatwright@boston.gov
617-635-0100
TCB has worked in close partnership with Jessica and the City of Boston on various recent projects,
including AO Flats in Boston’s Jamaica Plain neighborhood, and The Clarion in Boston’s Roxbury
neighborhood. Both projects are described in more detail in the Experience with Similar Projects section of
this proposal, above. Pull sheets for both projects are included in the attachments.
Gregory Watson
MassHousing, Multifamily Lending Team
Origination Manager
gwatson@masshousing.com
617-854-1880
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Many of TCB’s Massachusetts projects involve MassHousing financing. We worked closely with Gregory on
the recent development of AO Flats, as well as on Noquochoke, Morgan Woods, Village Hill, Lincoln
Woods, detailed above as well as in the attachments, as well as many more.
Leonardi Aray
Westport Affordable Housing Trust Fund
Housing Specialist
leonardi@larayarchitects.com
617-270-3912
Leonardi is the Principal of Leonardi Aray Architects and serves as a consultant to the Town of Westport’s
Affordable Housing Trust. Leonardi consulted for the Town to provide guidance and coordination on the
Noquochoke Village project (detailed above and in the attachments). TCB worked closely with the Town to
complete construction and provide much-needed affordable housing to the region.
Wayne Feiden, FAICP
Director of Planning & Sustainability
City of Northampton
wfeiden@northamptonma.gov
(413) 587-1265
TCB worked closely with Wayne in our development of a new mixed-use community (Village Hill) at the
former Northampton State Hospital. Details on Village Hill are provided above and in the attachments.
A supplementary list of projects and contacts for all TCB’s projects in the Northeast region completed within
the last 10 years is included in the attachments.

Development Pipeline
TCB maintains an active pipeline of projects in various phases of development, into which the 3 Jerome Smith
Road project fits well, with an initial closing and construction start likely to take place in 2024. We have ample
staff capacity to give this project the attention it needs: our development department includes a staff of 49,
with 14 of them based in our New England offices. We have a strong track record of securing competitivelyallocated DHCD funds for multiple projects at a time. For example, in 2020, three TCB projects received
competitive state funding – 250 Centre Street and 3368 Washington Street in Boston, and North Commons
in Northampton.
We should note that we are also responding to the Town of Wellfleet’s RFP for its Lawrence Road site. We
have the capacity to undertake both projects, should TCB be selected as developer for both. It could prove
advantageous to share certain staff resources across the two projects – not only could this approach open up
certain staffing efficiencies, but it would allow us to make the most of certain staff’s knowledge of the Cape.
Shown below is TCB’s pipeline of upcoming projects within the New England area. (Note that our national
pipeline is of course larger, with a total of 49 projects with 4,075 units in the planning process, and 15 projects
with 1,803 units in construction.)
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Project Name

Project Phase

City/State

Units

Projected
Closing &
Construction
Start

250 Centre Street
Housing LLC

Closing

Boston, MA

110

Q3 2021

Kensington II
Recapitalization

Pre-Development

New Haven,
CT

35

Q3 2021

Washington Pine LLC

Pre-Development

Boston, MA

202

Q3 2021

New Kensington II
Phase B

Pre-Development

New Haven,
CT

96

Q4 2021

Plumley Plus
Redevelopment

Pre-Development

Worcester,
MA

539

Q4 2021

Mildred Hailey Phase 1A Pre-Development

Boston, MA

100

Q3 2022

Mildred Hailey Phase 1B Pre-Development

Boston, MA

123

Q3 2022

Northside Terraces

Pre-Development

Torrington,
CT

92

Q1 2023

Felician Campus Phase
1

Planning

Enfield, CT

50

Q2 2023

Sever Street Phase 2

Pre-Development

Worcester,
MA

50

Q2 2023

Amory New Phase 2

Planning

Boston, MA

143

Q4 2023

Amory New
Construction Building A

Pre-Development

Jamaica
Plain, MA

145

Q1 2024

Marriner Mill

Pre-Development

Lawrence,
MA

140

Q3 2024

Two of TCB’s New England projects are currently in construction: the renovation of 211 apartments at Amory
Street in Boston, MA (expected completion in Q3 2021), and the construction of 53 apartments in the North
Commons at Village Hill project in Northampton, MA (expected completion in Q4 2021).
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The projects shown below are further down in the pipeline or are in the master planning process:
Amory Master Planning

Planning

Boston, MA

Amory Warehouse

Prospecting

Boston, MA

Felician Campus Master Planning

Non-RE Owning

Enfield, CT

St. John’s Episcopal Holbrook

Pre-Development

Holbrook, MA

Mildred Hailey Apartments (additional)

Planning

Jamaica Plain, MA

OTHER DEVELOPMENT TEAM MEMBERS
We have selected DBVW Architects (architectural design) and Fuss & O’Neill (civil engineering and landscape
design) to join us on the development team for 3 Jerome Smith Road. If we are selected as developer for this
site, we will work quickly to identify the other members of the development team, including legal, financing
partners, and general contractor. TCB has strong relationships with many firms in each of these areas and
would quickly assemble an experienced team with a successful track record of working together on projects
similar to this one.
Résumés, pull sheets for selected projects, and additional information on the firms noted below are included
in the attachments.

Durkee Brown Viveiros Werenfels (DBVW) Architects – Architectural Design
www.dbvw.com

Principal: Doug Brown, AIA. Co-founder of DBVW in 1994.
Staff Architect: Karissa Kuhns, AIA, LEED AP. With DBVW since 2006. DBVW is an award-winning, fullservice architecture firm based in Providence, RI. Founded in 1994, the firm has a long history of designing
buildings that enrich the urban fabric and respect the natural environment. DBVW has designed numerous
projects in Massachusetts, Rhode Island and Connecticut, including many attractive, neighborhoodappropriate
affordable
housing
developments. Notably, DBVW’s
Doug Brown and Karissa Kuhns
have worked previously with TCB on
several projects, including both
Province Landing
(2012) and
Noquochoke Village (2018), both
described earlier in this proposal as
well as in attached pull sheets.
Province Landing was a 2013 rural
finalist for the Affordable Housing
Finance Reader’s Choice award.
DBVW has also designed other
projects on the Cape, including the
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Harwich Port Health Center, the Wellfleet Health Services Center, and the John and Marjorie McGraw Medical
Complex in Osterville.

Fuss & O’Neill – Civil Engineering & Landscape Design
www.fando.com

Principal: Ted DeSantos, PE, PTOE. Senior VP and Community Development Business Line Leader
Staff Engineer: Kevin McGarry, PE, MCPPO. Project Manager based in Quincy, MA office
Fuss & O’Neill is a full-service engineering firm with a depth of staff and experience to complete any project
– from initial design to final construction. Established in 1924, the 300+ person firm has 9 regional offices
throughout all 6 New England states. Fuss & O’Neill’s professional staff maintains licenses and certifications
across a wide range of engineering, planning, landscape architecture, design build, scientific, and
manufacturing disciplines. The firm is currently working with TCB on an affordable housing project in Enfield,
CT and has worked on numerous other affordable housing developments, providing a range of services
including site design, civil engineering, environmental, landscape design, and permitting assistance. Fuss &
O’Neill is currently working with the Town of Wellfleet on the Herring River Restoration Program, the largest
ecological restoration project ever undertaken in New England, with almost $40M planned for a range of
infrastructure investments to restore two square miles of historic salt marsh. Another relevant Fuss & O’Neill
project is the Mill at Hop Brook, a mixed-use development in Simsbury, CT that included low impact
development techniques. The project won an Implementation Award from the CT Chapter of the American
Planning Association, as well as a Home Builders and Remodelers Association of CT award in five categories.

Legal
TCB’s in-house legal team has the experience and capacity to provide legal services for this project. Our legal
team has experience working on the Cape as well as on numerous 40B projects. Should it appear to be
beneficial to bring on additional legal support and expertise, we would explore engaging an external attorney
with a strong presence on the Cape to assist with providing additional review and guidance on the 40B
permitting process. TCB has relationships with a number of experienced and qualified attorneys on the Cape
that could be engaged later in the process if needed.

Contractor
We will identify the general contractor for the project when we are further along in the process. We have
worked effectively with many contractors, including several small GCs based in Cape Cod and the Islands.
Two such contractors that we have worked with before who could potentially be good matches for the project
are Delphi Construction (the contractor on Noquochoke Village and Lincoln Woods) or Williams Building
Company (the contractor on Province Landing and Morgan Woods). These are only two of several possible
options – we will take time to reach out to and vet a number of contractors in order to find the best firm for the
job.

Tax Credit Investor
We have relationships with many LIHTC syndicators and investors; these include national and regional banks
such as TD Bank, Bank of America and Citizens Bank, and syndicators such as Boston Capital (now Boston
Financial Investment Management) and RBC Capital Markets. Our typical process is to solicit multiple bids
for tax credit equity further on in the development process in order to negotiate the best package based on
deal specifics. RBC has provided a preliminary LOI based on the current proposal assumptions, attached.
Note LOI and budget numbers may not align exactly due to slightly different underwriting assumptions.
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TCB is skilled at utilizing tax credit programs for maximum benefit, employing a range of structuring
techniques to maximize equity value in LIHTC and other equity transactions: innovative approaches to bridge
financing, careful timing of capital contributions, utilization of secondary debt with accrued interest, and project
phasing. By thoughtful valuation of both tax losses and tax credits and careful planning for each project’s cash
flow needs, TCB consistently surpasses industry standards for leveraging resources, typically leveraging $23 in private funding for each $1 of direct public subsidy. In addition, TCB has successfully utilized “income
averaging,” a relatively new LIHTC tool that allows projects to benefit from targeting a broader range of
incomes than previously allowable. This tool allows projects to attract households with moderate incomes,
while maximizing project resources.

Lenders
Construction Lender. TCB has a proven track record of completing construction projects within acceptable
bounds of budget and schedule and has strong relationships with construction lenders with whom we do
repeat business. Chase Bank has provided an LOI, attached. Note LOI and budget numbers may not align
exactly due to slightly different underwriting assumptions. The final construction lender would be selected
after solicitation from multiple banks in order to get the best rates. TCB would prioritize outreach to Cape
banks, if there is interest, along with other banks we have worked with in the past such as Eastern Bank,
Citizens, Key Bank, and TD Bank.
Permanent Lender. Because we are proposing a significant number of workforce units, we propose to use
MassHousing as the permanent lender, since MassHousing provides funding for workforce housing targeting
households between 60-120% AMI in eligible projects where MassHousing permanent financing is also
utilized. We used this structure in TCB’s AO Flats project, which included both a MassHousing Workforce
Housing Loan and a MassHousing Permanent Loan. An LOI from MassHousing is attached.

Local Partnerships

TCB and The Lower Cape Cod Community Development Corporation, dba the Community Development
Partnership (CDP) are in exploratory conversations about a possible partnership on the 3 Jerome Smith Road
project. CDP and TCB share a common mission and the organizations bring complementary expertise that
would serve this project and the Provincetown community well. CDP offers a wide range of services, including
but not limited to affordable housing development, renewable energy assistance programs, and advocacy
that would strengthen the project.
TCB also plans to continue its existing relationship with Homeless Prevention Council (HPC) for resident
services, as discussed in more detail later. TCB is also exploring new connections with Outer Cape Health
Services to possibly provide enhanced health and wraparound services at TCB’s Cape properties, also
discussed later.

OTHER DEVELOPMENT TEAM INFORMATION
Development Team Structure and Communications
Should TCB be selected as the developer for the 3 Jerome Smith Road project, TCB’s Senior Project Manager
for the project, Lindsey Gael, will assume responsibility for maintaining lines of communication between the
Town and TCB, and coordinating TCB’s team, including other TCB staff and development team partners. The
team will be supported by members of TCB’s senior leadership team, including Patricia Belden, Executive
Vice President of Real Estate Development, and Bart Mitchell, President/CEO. Bios for TCB staff members
are included in the attachments.
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Administrative Issues
Past Legal/Administrative Issues. TCB has been in business for nearly 60 years and from time to time has
been a defendant in personal injury lawsuits in our capacity as property manager, employment discrimination
lawsuits in our capacity as an employer, and contractor/vendor disputes in our capacity as a developer, most
of which have been or are covered by liability insurance or were not material to TCB’s business or financial
condition. To the best of our knowledge, no pending, past, or threatened lawsuit or administrative action will
have any impact on TCB’s capacity or ability to successfully complete this project.
Taxes. The Community Builders confirms that no local, state or federal taxes are due and outstanding for
TCB or any other member of the development team.

2.

DEVELOPMENT CONCEPT

Introduction
TCB and our design partners
have crafted our proposed
development concept based on
a close review of the goals and
guidelines
of
the
RFP,
discussions with local industry
professionals, and analysis of
local
demographics
and
housing
market
trends,
supplemented by TCB’s own
experience developing and
operating the nearby Province
Landing site, only a few
minutes’ walk away. Our
proposed development concept is outlined below. We want to emphasize that we see this proposal as a
starting point for further discussion – our team is interested in hearing feedback and working collaboratively
with the Town and other stakeholders to reach a final development concept that fulfills the key objectives and
most effectively harmonizes the various different desired project elements.

Provincetown’s Affordable Housing Needs
The RFP (including the UMass Dartmouth report, “Understanding the Housing Needs and Challenges Facing
Provincetown, Massachusetts”) makes clear that, like many other communities on the Cape, Provincetown
faces several intertwined housing challenges: a seasonal economy with housing needs that change over the
course of the year; an increasingly lucrative short-term rental market that results in affordable housing being
removed from the year-round supply; high home prices; an aging population; and increasing competition for
housing between year-round residents (including municipal employees and service-sector workers), seasonal
visitors, and workers in the tourist economy. As a result, Provincetown faces a dire shortage of affordable
housing across the board, and needs to build long-term affordable housing particularly targeted to families
and individuals who work locally and can’t afford current home prices or rents, and also for the growing senior
population, allowing them to age in place.
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Provincetown stands out for having already put in place a range of progressive policies to encourage the
development of more affordable housing. The community engagement process that was conducted in 2019
and summarized in this RFP clearly shows that residents understand the acute need for additional high-quality
affordable rental housing that can serve a range of income levels from workforce/moderate to lower-income
households and a variety of household types and ages including families with children and persons with
disabilities.
The TCB team proposes to build a rental housing community that will serve low-income and working
households and retain families and young people, while at the same time incorporating Universal Design
features that meet the needs of seniors, allowing them to remain in their units while they age.

Proposed Unit Mix
The proposal we lay out here includes a total of 47 units that seek to maximize the number of households
that can be served while respecting the quiet, residential nature of the abutting properties.
Unit Sizes. Our proposed mix of units by size is as shown in the following chart. (Of these, 3 units would be
fully wheelchair-accessible, 2 units would be accessible to the hearing- or visually impaired.)
Apartment Type
Studio
1-Bedroom
2-Bedroom
3-Bedroom
TOTAL

Average
Size (SF)
527
606
932
1,070

Unit

Unit Count
12
22
8
5
47

Percentage
Type
26%
47%
17%
11%
100%

by

This mix, including a considerable number of studio and 1-BR apartments, is based on several factors:
• Our experience at our nearby property, Province Landing, as well as our other properties on the Cape
and Islands, has been that studios and 1-BRs are in the greatest demand, meeting the needs of both
single-person households as well as other household configurations such as households with one parent
and one child who can’t afford a 2-BR unit.
• Research outlined in the “Understanding the Housing Needs and Challenges Facing Provincetown,
Massachusetts” report along with further analysis of demographic and market trends supports our
experience that studios and 1-BRs are and will continue to be in high demand into the future.
• The average household size in Provincetown is 1.7 (ACS 2019 5-year), and thus, providing approximately
three-quarters of the units as studios and 1-BRs seems appropriate.
• The unit mix shown in the community engagement summary’s final proposed schemes was around 7080% studios and 1-BRs, and the remaining 20-30% 2- and 3-BRs, similar to what we are proposing.
• Smaller units are a good fit both for the considerable number of single-person, working-class households
who struggle to find affordable housing, as well as aging seniors.
• Even though the majority of units are proposed as studios and 1-BRs, we do still propose larger units for
larger households who need them. We also propose to meet the DHCD goal of at least 10% of units as
3-BR or larger.
• The proposed square footages are roughly the same as those at our Province Landing project, where
turnover is extremely low, suggesting that these unit sizes are meeting the community’s needs.
Affordability. We are proposing nearly all of the units as affordable to households earning at or below 80%
AMI and these units will be affordable in perpetuity. We should note that doing so will bring Provincetown’s
overall percentage of affordable units up over 10%, thus protecting the Town from developers who might wish
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to pursue an unfriendly 40B in the future. According to DHCD’s current Subsidized Housing Inventory (SHI),
9.7% of Provincetown’s units are affordable (206 units out of 2,122 year-round units). Assuming that the net
addition of new units in coming years continues on pace with years past (the Town has averaged 34 net new
units a year from 2010-2017), and without counting any other affordable housing that may be developed, our
proposal will bring the percentage of affordable units over 10%.
Our proposed mix of units by income tier is as shown below.
Income Tiers

Unit Count

30% AMI- LIHTC
30% AMI – Community Based Housing*
60% AMI - LIHTC
Workforce/Moderate Income – 80% AMI
Market Rate
TOTAL

4
3
25
12
3
47

Percentage by Income eligibility
Type
for 1-BR
9%
$21,885
6%
$21,885
53%
$43,770
26%
$58,360
6%
NA
100%

*Community Based Housing (CBH) is a program that provides funding for affordable housing for persons with
disabilities (applicants must have a certificate from the MA Rehab Commission certifying disability).
Our proposed mix of income tiers aims to balance a number of factors: (1) the stated goals of the RFP
(inclusion of some units for persons with disabilities, some units at market-rate, some workforce units, etc.),
(2) stated priorities in DHCD’s Qualified Allocation Plan that will affect the competitiveness and eligibility of
an application for public funds (at least 13% of units for extremely low-income households at 30% of AMI or
less), and (3) the housing needs of the community.
The LIHTC income levels are established by HUD based on Barnstable County incomes, but the workforce
units could be set at different points in the 80-120% AMI range (a full market study will ultimately help
determine exactly what income the workforce units should be set at). It is also possible to establish workforce
units at two different tiers—e.g., both 80% and 90% AMI tier units, or 80% and 100% AMI units, for example.
Should market study and further analysis show that two tiers would be helpful in allowing us to serve more
households, we can pursue this option. We estimate that all or at least the majority of workforce units should
be at or near the 80% level, because Provincetown’s median income is in fact significantly lower than County
incomes: according to the 2019 Census ACS, the Town’s median household income for year-round full-time
employed residents is $59,000, only some 80% of the County’s AMI.
The proposed rent structure would allow a household earning median Provincetown income to be eligible for
and afford a workforce unit. Other examples: a two-income household where both earners make median
income could afford a market-rate 3-BR unit; a firefighter with no secondary income making $43,000 could
afford a 60% AMI LIHTC 1-BR unit, or a schoolteacher making $54,000 could comfortably afford a workforce
studio unit on a single income. Very low-income households will have access to project-based vouchers to
assist them with rent payment. And providing a handful of market-rate units will provide flexibility to house
local households who might be just over-income, and yet priced out of the available housing market. We
should note that if the Town and community prefer to convert the market rate units to workforce units, we can
do so, or alternately if there is interest in providing more market rate units, we can adjust accordingly.
The attached floor plans in the conceptual design attachments show how units are laid out across buildings.
Typical unit plans are also attached, demonstrating typical size and configuration of units.
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Preliminary Site Design, Physical Plan & Architectural Character
Our team closely studied the design and comments emerging from the community engagement process and
sought to develop a design proposal that responded to the full range of goals and concerns. A full set of
drawings is included in the attachments.
Site Design. As shown in the below plan, main access into and out of the site is provided off of Jerome Smith
Road via a loop road The proposed development consists of three new Energy Star-certified buildings of
varying size, built in a similar style and configuration to TCB’s nearby Province Landing community. The new
cluster development complements the dense fabric of Provincetown by maintaining the street edge along
Jerome Smith Road and is designed to reflect traditional Cape Cod style architecture. The buildings reduce
in height and density towards the back of the site to respect the adjacent residential neighborhood. Building
1, nearest to neighboring homes, will be 2 stories in height, and Buildings 2 and 3 will be 3stories, with units
in gables and dormers. We are proposing three buildings rather than the six to eight small buildings of different
types and sizes shown in the community engagement process document. We believe our proposed scheme
most effectively balances the multiple stated design goals – including providing ample buffering between the
site and neighboring properties, keeping parking and hardscape from becoming an over-prominent site
feature, and blending in well with the surrounding neighborhood. Our proposed site circulation allows for a 6foot buffer on the outer side of the drive lanes, along the abutter property lines, wide enough for planting
screening and buffering landscaping along the edges, such as certain tree species and other tall plantings.
As shown on the attached site plan, areas are available for snow storage in the winter, and thoughtful
landscaping, as described below, will provide many benefits throughout the year. The site will be equipped
with outdoor lighting that will enhance site safety while also meeting the standards for “dark sky” lighting,
minimizing disturbances to neighbors and the night sky.

Parking and Circulation. At 1.3 acres, the site is tight, particularly given the desire to build a significant
number of affordable units, while preserving as much green space and buffering landscaping as possible.
Thus, we propose to provide 27 parking spaces (3 of them ADA-accessible) – representing 24 resident
parking spaces at a 1:2 ratio between parking spots and units – plus 3 spaces for visitors and staff. This
parking ratio is in line with local zoning guidance for affordable developments. We believe that this number of
spots should be sufficient – our nearby Province Landing project was built with a 1:1 parking ratio, but only
28 of the 50 households own a car, and parking there is more than sufficient. Furthermore, our proposal for
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3 Jerome Smith Road has a higher percentage of studio and 1-BR units than Province Landing and as such
we expect a lower car ownership ratio overall. Finally, municipal parking nearby offers some capacity to
absorb any overflow (though with plans for the new police station, across the street, we assume many of
these spots will be spoken for in the future). Our intent is to continue to work with the Town to refine our
proposal for parking as needed to ensure that it meets the community’s needs.
Other Transportation. With the site’s proximity to town and many amenities, our experience at Province
Landing is that walking and biking are frequent modes of transport. We will provide bike parking for residents
as well as for visitors—covered bike parking will be provided for residents within the covered shed areas on
the sides of the buildings, and bike racks will be located at the front of the site and throughout for visitors.
Public transportation by bus is also available a 6-minute walk away, with hourly service between Harwich and
Provincetown (with reservations, the bus can provide flex service up to ¾ mile off its route for people who
can’t easily get to a bus stop).
Building Design and Amenities.
The building exteriors are proposed
as a mix of shingle and clapboard,
as shown in the elevations, with
exterior
stairs
and
open
breezeways
connecting
units.
Additional detailing of overhangs,
porches, and further roofline
articulation can follow in future
discussions with the Town – the
current design remains conceptual
and high-level in relation to these
details. Some semi-private exterior
patios are proposed at the rear of
Building 1which will provide seating
and grilling areas for residents to
enjoy. Building 3 – fronting Jerome Smith Road – will include a property management suite that looks out on
the site as well as a laundry room. The laundry room opens out onto a terrace where people can sit while
waiting for laundry, as well as a landscaped area where children can play. Additional storage for maintenance
and cleaning supplies will be located within a side storage space at a rear building. Other features and
amenities include the following:
• Trash/recycling: Outdoor trash and recycling receptacles are provided within enclosed sheds on the
ends of each building (Province Landing uses the same trash/recycling enclosure system and it works
well.)
• Universal design and accessibility: All units are proposed to meet universal design standards to
accommodate different mobility needs and a range of household types. A total of three units will be
fully handicapped-accessible, two units will be accessible for the hearing and vision impaired, and all
first-floor units will be adaptable.
• Durability: Durable materials will be used, such as prefinished cement-fiber siding and cedar shingles
compatible with Cape Cod style architecture. TCB requires that interior and exterior elements meet a
rigorous standard of durability for the benefit of both residents and TCB property management.
• Sound attenuation: We have learned that adequate soundproofing and sound attenuation between
units is critical and propose flooring and insulation that provides more than adequate soundproofing.
• Storage for residents: Additional storage for residents beyond what is available within their units could
be accommodated by building a basement underneath a portion of one of the buildings. This comes
at a cost, however, and may need further analysis and discussion with the Town and community.
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•

Province Landing shared amenities: Residents of 3 Jerome Smith Road will have shared access to
the Province Landing community room which provides a kitchen, computer lab, and fitness area and
residents will also have shared use of the private dog park. More details are provided below.

Green Design. A key goal of the
proposed concept is to implement
strategic,
effective
energy
efficiency measures that meet
broader sustainability goals and
keep utility costs down for
residents as well as for TCB. While
Passive House standards will not
be appropriate for this site, given
gabled roofs and the desire to keep
the buildings’ scale and style in
harmony
with
surrounding
properties, we can still achieve
many of these standards at a more
affordable
price
point.
The
buildings will at minimum meet
LEED Silver standards. In addition,
the development will include the following energy efficiency and sustainable development building practices:
• Roof-top solar: Rooftop solar is proposed on all three buildings on the South, East, and West
exposures. It is estimated that approximately 5,780 square feet of solar panels can be accommodated
on site. Locations of proposed panels are shown in attached elevations and a sample elevation image
above.
• Electric vehicles: We will run conduit to allow EV charging stations to be easily added throughout the
site in the future, as EV usage grows and technology improves. Should there be sufficient demand for
EV charging stations upon completion of construction, stations can be installed at that point. Parking
spaces are sized to accommodate EV charging.
• Energy efficiency:
o The new construction will comply with National Grid RNC Tier II and Energy Star requirements.
o Exterior wall framing will utilize “Advanced Framing System” and dense packed cellulose
insulation for increased thermal performance and reduced material usage.
o Energy-efficient low E windows, insulated doors and attic hatches will be provided.
o Energy Star-qualified appliances and LED light fixtures will be provided.
o High-efficiency mechanical systems with programmable thermostats will be installed.
o Water-efficient toilets, showerheads, and kitchen and bathroom faucets will be installed.
o As noted, the development will be designed to be LEED Silver certifiable at minimum.
• Healthy materials and equipment:
o Low or no-VOC paints, primers, adhesives and sealants will be used, because of their benefits
to both the environment and tenant health.
o Flooring materials with recycled content with low or no-VOC adhesives will be chosen.
o Ventilation will be provided by kitchen exhaust fans above the range ducted to the exterior wall
and bathroom exhaust fans, as well as energy recovery units.
• Low impact development/green stormwater treatment: as detailed in the following sections,
sustainable stormwater treatment and landscaping is proposed throughout the site.
Utilities, Resiliency, Stormwater. We are assuming that there is adequate water, sewer, and electric service
to the property, as noted in the RFP and confirmed at the site visit. All utilities serving the buildings and
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features on site will be located underground. We understand that due to the site’s topography, a lift/pump
station will need to be installed to service the building, the cost of which we have included in the development
budget. We also understand that the Town Police Station will be relocating to the site across the street and
that the Town is interested in having the pump station serve both sites. We are open to this idea and happy
to discuss an appropriate way to share the cost.
Our design includes appropriate climate-resiliency measures, based on analysis of the projections for
increased precipitation and extreme heat the site may experience, according to the Massachusetts Climate
Change Clearinghouse (Resilient MA) and the associated Commonwealth Resilient MA Action Team Design
Guidelines. Our design minimizes paving and maximizes tree coverage and shading at the site to help mitigate
the impact of more frequent and intense heat waves, and we will ensure that the buildings and their
mechanical systems are designed to handle additional cooling days. In conformance with building resiliency
best practices, no HVAC or other mechanical equipment will be located below grade, to protect against service
interruption during heavy precipitation/flooding events. Sea level rise and coastal storm surge are not
expected to directly impact this site, since it is at a high enough elevation and far enough away from the
coastline.
We will implement low-impact development and other green infrastructure techniques to control stormwater
for the project. The design will also take into account increased rainfall amounts based on Massachusetts
Climate Change Clearinghouse (resilient MA) estimates. It is our intent to treat all stormwater on-site. If this
is determined to be infeasible due to unforeseen existing conditions (e.g., unfavorable soil conditions, existing
storm drain elevations, etc.), stormwater will be treated to the maximum extent possible in accordance with
the Massachusetts Stormwater Standards. The proposed design will attempt to maximize the use of natural
above grade stormwater treatment (i.e., rain gardens) as this is a low-impact and sustainable method of
managing stormwater.
Landscaping and Art. There are
mature trees on the site, including
several specimen trees along Jerome
Smith Road which are proposed to be
integrated into the parklet. Our team
will prioritize maintaining existing
mature trees as well as existing
buffering vegetation at the parcel
lines. Existing trees and vegetation
that are lost will be replaced as
possible in new locations, and all new
plantings will be native species and
drought-resistant.
(See attached
landscaping plan). A rainwater
garden/bioswale parklet is proposed
at the front of the site which will help
increase permeable area on the site.
Above image provides examples of rainwater garden for front parklet, natural
boulders features as proposed in the common green space behind the front
We should note that this area is within
building, and native plantings to be incorporated in landscaping throughout.
a right of way, so development of the
proposed parklet will be subject to Town approval. As noted earlier, outdoor areas are designed with seating
or other features to enhance the planting landscape and invite residents to spend time outside. In addition,
given the number of talented artists in Provincetown, our team wants to capture the creative spirit and local
talent of the area. We propose to collaborate with a local artist to create a unique property sign or sculpture
in the front parklet. We plan to reach out to the Cape School of Art, Truro Center for the Arts at Castle Hill,
and Fine Arts Work Center to discuss potential collaboration.
26

Connection with Province Landing. A unique advantage TCB has over other prospective developers is our
ability to share amenities with our nearby Province Landing community, allowing us to use the Jerome Smith
Road site much more efficiently. Province Landing has an extra office space, and both its fitness room and
community room are large enough to serve both properties. Our Province Landing management team reports
that the parking spaces next to the management room/community room essentially always have vacancies,
so residents from the new Jerome Smith Road development could easily walk, bike, or drive to use the
amenities at Province Landing. Cooking
classes and other events have been held
at the community room at Province
Landing -- these could serve both
properties going forward. Province
Landing has a small computer lab which
could also be made available to Jerome
Smith Road residents, though we will
explore providing 1-2 computers at
Jerome Smith Road for resident use in
the small community management suite
there.
In order to enhance residents’ ability to
share amenities at the Province Landing
site, our team would like to explore creating better pedestrian and bike connections between the Province
Landing and Jerome Smith Road sites and in the neighborhood more generally. We would be interested in
working with the Town to pursue a Complete Streets or other grant to bring better walking and biking
infrastructure to this area, and additional crosswalks as needed. Additional connections will be especially
relevant with the police station to be relocated across the street as well.

Construction Staging
On all our projects, TCB utilizes construction mitigation best practices to minimize disturbance during the
construction period. These measures include but are not limited to: adhering to the relevant local ordinances,
monitoring and managing noise and dust, installing secure construction fencing and fence wrap to improve
aesthetics, utilizing police detail or other measures to direct traffic when necessary, establishing agreements
with the contractor to keep a clean and safe site, and thoughtfully scheduling major material deliveries. Most
importantly we prioritize keeping open lines of communications with abutters and the community most directly
affected by the construction. Due to the relatively small parcel size and presence of residential abutters we
will work closely with the chosen contractor to outline a careful phasing of work that most effectively utilizes
the space available. We also hope to engage the Town in discussions about whether a portion of the
municipal lot across the street could be leased for construction staging and storage once construction starts.
We know that construction can be a matter of concern for the community—both immediate neighbors and the
wider community—and we commit to doing all that we can to mitigate any disturbance and inconvenience.

Project Financing and Operating Budget
TCB estimates that the project described in this proposal can be completed for a total development cost of
approximately $19.3M, or about $410,607 per unit. The proposed project budget is based on our extensive
development experience in Massachusetts, including our experience with construction in Provincetown and
elsewhere on the Cape.
TCB has access to various resources for predevelopment expenses: through the Capital Magnet Fund (CMF),
TCB has access to $5.25M, of which this project is eligible for up to $750K, and New Hope Community Capital
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(NHCC) has a $30M+ revolving predevelopment fund, of which this project is eligible for up to $1.75M. In
addition, this project is also eligible for interim financing from CEDAC. Our assumptions about project
financing are outlined below, followed by detailed budgets and other financial information.
SOURCES & USES PRO FORMA
Sources. Due to our longstanding relationships with lenders and investors, and our large development
volume, TCB is able to negotiate good terms—both in terms of interest rate and tax credit pricing. In addition,
TCB’s strong standing with DHCD and other State housing agencies gives us an advantage in seeking limited
and highly competitive State resources. Our proposal assumes the following sources:
Construction and Permanent Loans: As described in the Development Team section, we will reach out to
various lenders for a construction loan, selecting the one that can provide us with the best terms. TCB has
strong relationships with numerous lenders. MassHousing will be our source of permanent financing. Letters
of interest are included in the attachments.
Low Income Housing Tax Credits (LIHTC): We will apply for 9% LIHTC, both Federal and State. Our proposed
budget and program are in conformance with DHCD’s rules and standards as laid out in the State’s Qualified
Allocation Plan (QAP) which governs the program. We assume a $1M annual Federal LIHTC allocation and
a $700K annual State LIHTC allocation. While the project’s total eligible basis is higher than these values,
these are the highest amounts the project is eligible for, due to the competitiveness of these resources.
MassHousing Workforce Funds: MassHousing provides soft funding of $100,000 per eligible workforce unit.
Our proposal calls for 12 workforce units, resulting in $1.2M from this source.
Community Based Housing Program (CBH): Our proposal assumes three units for persons with disabilities,
funded through the state’s CBH program. The maximum CBH award is $750,000 of capital funding per project,
which is what we assume.
Additional DHCD Resources: We will pursue additional DHCD resources including Affordable Housing Trust
Fund (AHTF), Housing Trust Fund (HTF), Housing Stabilization Fund (HSF), HOME, Accessible Affordable
Housing Grant (AAHG), and others. We are currently showing approximately $42,700 per unit in total DHCD
resources (including CEDAC funds), well below DHCD’s maximum soft subsidy.
Local Sources: DHCD likes to see a significant contribution of local funds in order to leverage limited State
resources. We believe that providing 47 affordable units in Provincetown will be seen not only as a local
priority but also a regional priority. As such, we are assuming:
• $250,000 in Barnstable County HOME funding: Our research suggests this amount is commonly given
to projects of similar or smaller size;
• $250,000 in Community Preservation Act (CPA) funding, comprised of contributions at both the local
(Provincetown) and regional level.
• $250,000 from Provincetown’s AHTF: Discussions and research suggests this is a doable ask,
especially in light of our planned acquisition of the Captain Bertie’s Way parcel and provision of
additional units.
The local commitments noted above are projections, and of course subject to availability of these resources
and satisfactory discussions with these parties.
While we recognize the Town’s interest in preserving local funds for other future affordable housing
developments and priorities, we believe that the 3 Jerome Smith Road site offers the Town a very rare
opportunity to significantly increase its supply of affordable housing. We should note that our cost
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assumptions are conservative, and should cost savings be realized, our local ask could decrease. We will
continue discussions with the Town as we work collaboratively to refine the project’s scope and cost.
Uses/Costs.
•

Hard Costs: The costs shown in our proposed development budget are based on projects recently
completed and our past experiences building on the Cape. We are assuming that the development site is
“shovel-ready,” as the VFW building will be demolished by the Town and the site is flat with little removal
required. We used conservative estimates for construction reflecting a possible continuation of supply
chain issues as well as our experience of higher construction costs on the Cape due to the additional
construction costs to build in a maritime and weather-exposed climate and the use of local general
contractors of medium size. Doug and Karissa from DBVW bring their direct experience and lessons
learned from Province Landing which will greatly benefit the project and allow us to keep costs efficient.

•

Acquisition: As stated in the attached price proposal form, we propose to pay the Town a nominal fee of
$100 for the 3 Jerome Smith Road site, an offer price we believe is appropriate given the critical public
benefits that this project will provide.

•

Developer Fee: TCB proposes a developer fee of approximately 9.6% of total development cost, typical
for affordable housing developments of this size.

OPERATING BUDGET
Our proposed operating budget is based on actual operating expenses at Province Landing and our other
Cape properties. One key advantage TCB brings is property management efficiency, with our Province
Landing community so nearby. Our operating budget assumes shared staff with Province Landing such that
both properties have staff on-site throughout the workday and 24-hour emergency service available. Province
Landing enjoys real estate tax relief, and we assume the new site will receive this benefit as well. Based on
these assumptions and our analysis of other comparable properties, we estimate total operating expenses of
$8,500 per unit per year.
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SOURCES & USES BUDGET
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10 YEAR OPERATING BUDGET
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3. CONCEPTUAL DESIGN DRAWINGS
The proposed 3 Jerome Smith Road new cluster development is designed to reflect the traditional Cape Cod
style architecture and existing character of the neighborhood. The images shown below represent the team’s
initial proposal for a design that balances the many goals for the site, neighborhood, and wider community.
These drawings are conceptual and meant to serve as a jumping off point for further conversation with the
Town and community about how to make the most of the opportunities this site presents. A larger drawing
set of 11x17s including a site plan, landscaping plan, color renderings, floor plans, and elevations are
attached.
A place to call home. Located at the corner of Shank Painter and Jerome Smith roads, the development will
be a peaceful residential community that brings clean, high-quality housing to the currently vacant site.
Greenery and landscaping with native plants will be a defining feature. The new community will provide a
tranquil home for Provincetowners and others from neighboring towns who are currently unable to find an
affordable home in the community.
The development’s “front door” and street frontage design complements the dense fabric of Provincetown by
maintaining the street edge along Jerome Smith Road. A rainwater garden parklet at the front will have lush
native plantings to capture and process rainwater, add more greenery to the neighborhood, and provide some
natural and attractive buffering to the site.

Figure 1. Main entrance to the site at Jerome Smith Road

The Cape Cod style buildings are assembled as a cluster development. The proposed design calls for a
mixture of shingle cladding and alternating warm but neutral colors of clapboard siding to add texture and
depth to the site. Additional detailing of overhangs, porches, and further roofline articulation can follow in
future discussions with the Town – the current design remains conceptual and high-level in relation to these
details.
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The buildings reduce in height and density towards the back of the site to respect the adjacent residential
neighborhood. Buildings 1 nearest neighboring homes will be 2 stories in height, and Buildings 2 and 3 will
be 3 stories, with units in gables and dormers.

Figure 2. Image of Buildings 2 (2.5 stories) and Building 1 (2 stories). Different building heights provide visual variation and reduced
density in areas where abutting properties are nearest or most visually impacted.

The building fronting Jerome Smith Road will include a property management suite that looks out on the site
as well as a laundry room. The laundry room opens out onto a terrace where residents can sit while waiting
for laundry, as well as an area for children to play.

Figure 3. Terraced common space in between Building 2 and 3 toward the entrance of the site provide a central gathering area.
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The proposed building exteriors are a mix of shingle and clapboard, with exterior stairs and open breezeways
connecting units. The open breezeways break up the massing and provide protected exterior access into
units. Enclosed sheds on the sides of the buildings provide covered bicycle storage and trash/recycling
storage. Rooftop solar is proposed on all three buildings on the South, East, and West exposures. It is
estimated that approximately 5,780 square feet of solar panels can be accommodated on appropriate rooftops
on site.

Figure 5. Elevation drawing of Building 1 showing the proposed rooftop solar and mix of shingle and clapboard façade treatment.

Knowing that residents of Provincetown have multimodal commutes, the site circulation is designed to
accommodate drivers, bikers, and pedestrians. Narrow one-way driveways, bump outs on sidewalks, and
parallel parking are traffic calming design measures and tend to be safer.

Figure 2 One way site circulation and parallel parking along Building 2.
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4.

MANAGEMENT PLAN

Overview and Experience
TCB has a strong track record of success managing communities very similar to the one we are proposing
for the 3 Jerome Smith Road site. For example, we have managed our nearby Province Landing community
since 2012 – it is 100% occupied, with only one or two apartment turnovers each year which is an
exceptionally low level of turnover for a building its size. In fact, so few people move out each year that we
are still working from the original 2012 waitlist, which people have elected to remain on for all these years.
TCB will provide on-site management and 24-hour maintenance service at the 3 Jerome Smith Road property.
With a total of some 100 apartments between the Province Landing and 3 Jerome Smith Road sites, we will
be able to provide property management services more efficiently than if we were only managing one of the
sites, and can ensure a quick response to any resident issues that arise.
Our overall property management experience is described earlier, in the Development Team section of this
proposal. Further detail about TCB’s property management approach and operations for all our properties is
included in the attachments. We should note that TCB currently manages 53 properties in Massachusetts,
most of which involve LIHTC as a project subsidy, as well as project-based operating subsidies, including
Section 8, MRVP and 811. TCB property management staff are very familiar with all of these subsidies, and
the compliance and reporting issues that each one brings.

Market and Marketing
As described in the earlier Development Concept section of this proposal, we propose a mix of income tiers
including units targeting 30% of AMI, 60% of AMI, workforce units at 80% of AMI, and a small number of
market-rate units. We expect strong demand for each of these tiers, based on our experience at Province
Landing. We are utilizing the same architect that designed Province Landing -- DBVW -- and expect these
new units to be similar in size, bedroom mix, quality, and overall desirability. As noted, we are still working
from the original waitlist at Province Landing.
Our proposed rent schedule and applicable income level are shown in the chart below:
Affordability Tier
60%
60%
60%
60%

AMI
AMI
AMI
AMI

Operating Subsidy /
Program
LIHTC
LIHTC
LIHTC
LIHTC

30%
30%
30%
30%

AMI*
AMI*
AMI*
AMI*

LIHTC
LIHTC
LIHTC
LIHTC

Moderate - 80% AMI
Moderate - 80% AMI
Moderate - 80% AMI

Unit
Count
7
13
3
2

Bedroom
Size
0
1
2
3

Proposed
Rent
$
1,021
$
1,094
$
1,312
$
1,516

/ MRVP
/ MRVP
/ MRVP
/ MRVP

2
2
2
1

0
1
2
3

$
$
$
$

1,021
1,094
1,312
1,516

MH Workforce
MH Workforce
MH Workforce

3
6
2

0
1
2

$
$
$

1,080
1,350
1,750
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Moderate - 80% AMI

MH Workforce

1

3

$

2,022

Market
Market
Market
Market

N/A
N/A
N/A
N/A

0
1
1
1

0
1
2
3

$
$
$
$

1,200
1,500
2,000
2,500

* Note: 60% AMI rent listed in above chart is before Utility Allowance netted out.
* Note: Contract rent for 30% AMI is the same as 60% AMI rent because 30% AMI units will be paired with a projectbased rental subsidy voucher which covers the difference between 30% of a tenant’s income and the listed contract rent.
Regulations require that 30% AMI units have landlord-paid utilities and thus Utility Allowance is not netted out.

We currently propose workforce units to be targeted at the 80% AMI level, because Provincetown’s median
income is lower than the County median income, approximately 80% of the County AMI. Thus, the proposed
rent structure would allow a household at the Town’s median income to afford a workforce unit. Once a full
market study has been completed, however, we may propose adjustments to the workforce and market rents.
TCB has an in-house marketing specialist that assists our team with advertising and marketing. This specialist
works closely with our in-house compliance team as well as property management staff, all of whom have
experience leasing up LIHTC units and working within the constraints of the MRVP, Section 8, and other
operating subsidy programs and their unique requirements for lease-up.
Our marketing strategy will include broad outreach to Town employees, tourists, retail businesses, arts-related
businesses and maritime-related companies. TCB believes this approach will help ensure that incomequalified households who might otherwise be unable to stay in Provincetown year-round – those forced to
leave or to commute from other communities – are aware of the rental opportunities at this site.

Lottery and Local Preference
TCB has extensive experience with housing lotteries and we have the in-house expertise needed to
administer the lottery that will be required for all affordable units. Our in-house compliance team is well-versed
in Fair Housing laws and requirements as well as local preference requirements. We propose to request the
maximum allowable local preference -- 70% of affordable units -- pending review by DHCD to confirm that
this preference is appropriate.
In the last two years, TCB has overseen four lotteries in Massachusetts for new units following the lottery
requirements of MassHousing for workforce units, DHCD, and/or the City of Boston. These lotteries included
between 200 and 3,000 applicant households. All four of these properties are now fully leased.
In addition to having extensive experience with compliance and lease-up of LIHTC units across the state and
nation, our property management team has specific experience of leasing and compliance concerns that are
unique to Provincetown and the other Cape communities where we own and manage property. In particular
we are accustomed to navigating the complexities that come with income certifying and determining eligibility
of residents with seasonal employment and or H1/J1 special visas.
Our property management staff are required to complete a Fair Housing training as part of their initial onboarding and then each year thereafter. The course is provided through an on-line platform that is regularly
maintained and updated by a national provider to meet current industry standards and requirements. TCB
does not discriminate in any aspect of tenant selection or ongoing occupancy on any basis prohibited by local,
state, or federal law – e.g., race, color, religion, sex, national origin, genetic information, ancestry, sexual
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orientation, gender identity, age, familial status, children, marital status, veteran status or membership in the
armed services, the receiving of public assistance, or physical or mental disability. Each of our communities
has a property-specific Language Assistance Plan to help ensure equal access to individuals with limited
English proficiency. Further, we adhere to requirements for providing Reasonable Accommodation and
Violence Against Women Act protections.
TCB uses property management software to complete applicant and tenant certifications, to monitor
compliance and as the basis of investor and state agency reporting. TCB site staff are well versed in the
leasing and affordable program certification process. All applicant files completed for occupancy are reviewed
by TCB’s Compliance team for approval prior to occupancy. During the lease-up of a new property, TCB also
engages a third-party consultant to review and approve these files to further ensure initial program eligibility
and compliance.
If TCB is selected as developer, we would be delighted to host a community open house at Province Landing
so that members of the community can see our work and the level of design quality and can meet and talk
with our management team and some of our existing residents.

Resident Services
In all the communities where we own and manage property, TCB forms partnerships with local organizations
and service providers that can assist our residents. (Our Community Life program is described in the
Development Team section of this proposal, as well as in the attachments.) At Province Landing, for example,
we work closely with the Homeless Prevention Council (HPC). HPC meets with residents who may be facing
challenges that threaten their tenancy, such as difficulties paying their rent, assisting them in addressing
issues and accessing resources available to help. Our property management team works collaboratively with
residents to work out rent payment plans if they are struggling – a particular concern in communities like
Provincetown with seasonal fluctuations in employment. Our team along with HPC and other local partners
help to connect residents with resources like Residential Assistance for Families in Transition (RAFT) that
can assist them with financial challenges. We propose a continued partnership with HPC at the 3 Jerome
Smith Road property.
We are interested in exploring additional partnerships in the community – for example, with Outer Cape Health
Services. OCHS offers many invaluable benefits to the community, including, through their Community
Navigator program, free assistance to any client, regardless of health insurance status, to address unmet
medical, behavioral health, or human service needs. Having seen how the COVID-19 pandemic highlighted
the essential connection between health and housing, we would like to explore further ways that we can
connect our residents to health services through OCHS and other local organizations.
Given the number of units TCB would have in Provincetown if we are designated developer for this site –
nearly 100 at Province Landing and 3 Jerome Smith Road – we may be able to hire a part- or full-time
Community Life person to provide services at the two sites. This would be further explored in the future.

37

5.

IMPLEMENTATION PLAN AND TIMELINE

Development Schedule
The RFP states that a Purchase and Sale Agreement is to be executed within 60 days of developer selection,
which we agree is an achievable deadline. The RFP further states that the Town intends for the property to
be conveyed subject to a Land Development Agreement (LDA) that is to be recorded at the closing, and that
the project should be completed within 3 years of execution of the LDA (with any extensions to be granted at
the discretion of the Select Board). Assuming the LDA is executed not long before its recording at the initial
closing and construction start, this proposed timeline is very achievable. We expect that getting from
construction start to full project completion will take approximately 1 ½ - 2 years. The financing structure
proposed here assumes 9% LIHTC financing, which typically has an annual round of applications around
January of each year. Design and permitting for this project will likely not be far enough along to be eligible
for the January 2022 round, so the application would go forward in the 2023 application round with awards
made in Q3 of 2023. This would mean that closing and construction could start Q1 of 2024 at the earliest,
given the time needed to complete the closing process with State funders. DHCD occasionally hosts additional
rental funding rounds in a given year, and if that occurs, we would certainly take advantage of the opportunity
to close and get into construction sooner.
Given these assumptions, the schedule outlined below details a timeline that we believe to be reasonable
and achievable, with full lease-up by the end of 2025. This schedule anticipates that we move directly into
design and permitting upon selection. Our team is ready to hit the ground running and we will make every
effort to complete the project as quickly as possible. We have many advantages that will allow us to proceed
quickly -- a large staff, strong reputation with affordable housing funders at the state level (and thus greater
chances of winning an award in the first round), and a possible partnership with CDP could provide additional
on-the-ground capacity and staff on the Cape. Our goal will be to complete the project as quickly as possible
while still taking the time necessary to ensure proper community input and the best possible design, quality,
and pricing.
Our proposed estimated timeline follows.
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Estimated Development Schedule
25
20 5
Q4 0 2
2 5
Q3 0 2
2 5
Q2 0 2
2 4
Q1 0 2
2 4
Q4 0 2
2 4
Q3 0 2
2 4
Q2 0 2
2 3
Q1 0 2
2 3
Q4 0 2
2 3
Q3 0 2
2 3
Q2 0 2
2 2
Q1 0 2
2 2
Q4 0 2
2 2
Q3 0 2
2 2
Q2 0 2
2 1
Q1 0 2
2 1
Q5 0 2
2 1
Q4 0 2
2
Q3

Developer Selection
PSA executed
Refining Design with Town and Community
Advancing to Schematic Design
Construction Drawings to Permit Set
Permitting 40B - Project Eligibility Application
40B Comp permit submission to Provincetown ZBA
Provincetown ZBA process (public hearing to final decision)
Permitting 40B - Final Approval

LIHTC funding application - 1st round
Funding award (assumes 1st round award)
Building Permit Approvals & Issuance
Initial Closing & Construction Start
Construction Completion
Lease-up
100% Occupancy

Permitting and Approvals
While our proposed design could likely be permitted through a Special Permit process under Provincetown’s
zoning regulations, thanks to the Town’s progressive affordable housing flexibility and density bonuses, we
propose permitting the project through 40B (as a “friendly 40B”). Our proposal seeks the minimum necessary
zoning relief, but the comprehensive permit process will allow us the flexibility needed to achieve the design
and mission goals outlined by the Town in the RFP. Under 40B, rather than going sequentially to the Planning
Board, Zoning Board, etc., we will be able to go for all needed approvals in a single hearing. This will allow
us to move forward with permitting as quickly as possible, beneficial to the Town as well as TCB. As noted
earlier, once the project is granted a comprehensive permit, then DHCD will consider Provincetown to be over
the 10% Subsidized Housing Inventory threshold and thus no longer at risk of exposure to an unfriendly 40B
proposal. Furthermore, with Provincetown’s dire shortage of affordable housing, it is important for the new
units to come on-line as quickly as possible.
As noted earlier, TCB has extensive experience with “friendly 40B” projects and our approach is always to
work collaboratively with municipalities. Our team will listen carefully to any and all concerns raised and work
to address them. We will sit down and meet with relevant departments, including fire, police, water, and
conservation, to solicit comments and understand any requests or concerns. The comprehensive permit
process will allow us a coordinated approach to the Site Plan Review, curb cut application, Growth
Management Permit, Public Way permit review, etc.

39

The Town may want to consider applying for free 40B technical assistance from the Massachusetts Housing
Partnership (MHP). Through MHP’s 40B TA program, towns can apply to get matched with a consultant at no
cost to the town. The 40B consultant will support the town’s Zoning Board of Appeals through the
comprehensive permit process and guide the ZBA on roles and responsibilities.
At this preliminary point in our site analysis, we believe that only a fairly short list of special permits and zoning
relief apply, as follows:
•
•
•
•

Historic approvals – N/A
Flood zone approvals – N/A
Conservation Commission – TBD. There are no wetland resources within 100 feet of site, so likely
N/A.
Zoning relief for proposed project will be pursued through 40B comprehensive permitting process
o Proposed parking, , set-backs, minimum lot area, and required green space (30% minimum)
are all in conformance with current zoning and as allowable with Special Permit per the
affordable housing zoning incentives
o Other Town department approvals including fire, public works, etc. will completed in
coordination with the comprehensive permit review

We will continue to refine this list through discussion with the Town and further detailed analysis of the site.
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6.

PRICE PROPOSAL

Following the guidance in the RFP, we propose to maximize the affordability of the project, and thus are
proposing to acquire the 3 Jerome Smith Road site for a nominal amount, $100. Our price proposal is included
in the attachments.
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ATTACHMENTS
Note: Attachments include only updated materials from original submission. Information on
development team members, the letters of interests, the TCB property management department
overview, and the signed RFP forms have not change and are omitted from this resubmission.
1.Conceptual Design Drawings
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