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Engage With Us

Join the Vevox session to answer live poll
questions and participate in the Q&A

Scan the QR code on your agenda 



Where do you live?

QUESTION



CEO, Housing Assistance
Alisa Magnotta



Do you currently own, rent or
live with family/friends?

QUESTION



Coordinate
with Cape Cod

Commission

Support State
Initiatives

Facilitate
Regional

Effort

Train
Advocates &

Decision
Makers

Convene
Working

Groups

Engage
Community



Housing
Assistance

Fact-Based Approach



Spring Town Meeting
Season a Success for

Housing Efforts!

$17M+ 
in funds for

housing

Thanks to your hard work, you helped pass:

22
zoning
bylaws

35
housing-related
warrant articles

$1.5M
in childcare

funding



Thank you to our
municipal leaders



Habitat for Humanity 
Duffy Health Center 
Community
Development
Partnership 
Homeless Prevention
Council 

Catholic Charities 
Cape Cod Commission 
Martha’s Vineyard
Commission
Island Housing Trust
MV Housing Action
Task Force 



Housing Champions

Working groups in Dennis, Harwich,
Falmouth, Mashpee, Yarmouth

Ann
Schiffenhaus

Speaking up for Housing!



Housing Champions

Cheri
Armstrong

Miranda
Vogt

Meaghan MacKeil-Marcantonio Asia Graves

Michael
Mecenas



Ryan Castle
Leslie Sandberg

Housing
Assistance

Alisa Magnotta
Marissa Cyr
Jen Cullum

Paul Niedzwiecki
Lauren Barker

Chris Flanagan Rob Brennan

HPCC Team



What do you hope to get
out of today’s summit?

QUESTION



Funding

Year-Round
Housing

Land Use

Housing
Choice





Regional Housing Updates



CEO, Cape Cod
Chamber of Commerce 

Paul Niedzwiecki



Executive Director, 
Cape Cod Commission

Kristy Senatori









































Counsel, Smolak & Vaughan LLP
Rob Brennan



The “Perfect Storm”

A Recent Study

Innovation

Summer Allstars

Housing &
Climate Update



The 
‘Perfect Storm’

Dire housing crisis
facing the region,
Commonwealth,
and country



The 
‘Perfect Storm’

Built
environment’s
contributions to
greenhouse gas
emissions



The 
‘Perfect Storm’

Increased
frequency and
severity of
climate events

2022: 15 individual
“Billion Dollar”

weather & climate
disasters

2017: 17 named storms,
including Hurricanes Harvey 

Irma, and Maria (over $300
billion in damage)

2021: 20 individual
“Billion Dollar”

weather & climate
disasters, including 

Hurricane Ida ($152
billion+ in damage)

 



Net Zero
Climate resilient
Affordable

A Tall Order

The need for
housing that is:



Starting in 2023: 3 Energy Code Options
This straw proposal includes an update to
the stretch code alongside the new
specialized stretch option for municipalities

Base Code
(10th Edition of MA
Building Code)

New buildings in
towns/cities that have not
adopted a stretch code
52 communities
BBRS update effective
2023

Stretch Code (Update)

New buildings in
towns/cities that adopted,
incl. all green
communities
299 communities
DOER update effective
2023

Specialized Opt-In
(New Code Update)

New buildings in
towns/cities that
choose to adopt into this
code
Available for adoption
Dec. 2022



Specialized Stretch Code
(Net Zero) – Residential



What is HERS?

HERS 51 = Avg. in MA  in 2020
87% of new homes used HERS in 2020
HERS ratings qualify for MassSave
incentives and Federal tax credits

Home Energy Rating System, used in MA
energy code since IECC 2006 edition



Measure the Costs of Moving to the
NetZero Code

Quantify Potential Adverse Impacts to
Housing Affordability if Costs Aren’t
Offset

Identify Public Policy Initiatives to
Offset Increased Costs and Avoid
Adverse Impacts to Affordability



Up to $23,000 in additional material and labor costs for the
average single-family Home

Additional 2.4% for constriction of multi-family

Increased costs are required to be paid “out of pocket”
because energy savings are not typically factored into
finance underwriting 

Increased Costs of
Building to NetZero



If not offset, increased costs of building to NetZero could
push home price out of reach for as many as 33,000
additional Massachusetts families

Greatest proportional impacts would be felt by low and
moderate income renters ($20K - $90K annual income), and
prospective buyers with incomes between $80K and $190K.

Impacts on Housing
Affordability 



Zoning and Landuse Reforms
Densities in Activity Centers
Small-lot single family

GreenBank Financing and Underwriting Changes

“One Stop” access to Financial Incentives

 Workforce Training to Build NetZero

Support Innovation to Reduce Costs of Building NetZero

Public Policy Initiatives to Advance Both 
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The Concept

Net Zero
Climate Resilient
Affordable

Establish a housing & climate
incubator on Cape Cod for
entrepreneurs and startup
companies focusing on materials,
technologies, products and housing
models, to make housing: Will expedite implementing

solutions
Will fuel economic development
Will leverage existing resources
and recent investments

Developing solutions on Cape Cod
to the local, regional and global
challenges at the intersection of
Housing AND Climate:



Coalition Support for the MassHCIC

Home Builders & Remodelers
Association of Massachusetts
Cape Cod Climate Change
Collaborative
Cape Light Compact
Cape Cod Community College
Housing Assistance Corporation
Community Development
Partnership
Association to Preserve Cape Cod
Town of Barnstable

Cape Cod Commission
Cape Cod Chamber of Commerce
OpenCape
MassHire Cape & Islands
Workforce Board
Cape Cod Five
Cape Cod Regional Technical
High School
MIT Sustainable Urbanization
Laboratory
Mintz Levin



The Housing and Climate
Challenge Where Innovation
is Needed:

Housing Forms and Production
Net Zero Construction and Renovations
Building for Climate Resilience
Workforce Training for Net Zero & Resilience
Equitable Financial Models to Make Net Zero,
Climate Resilient Housing Accessible to All 



Summer Allstars on Cape Cod



Housing & Climate Summer Allstars

College and Graduate Students
studying Housing or Climate-
related fields 
Coming to Cape Cod for the
Summer
Staying with Host Families
Working Part-time on a Town-
directed Housing, Climate or
Housing & Climate Project
Working Part-time on their own
proposed research

Recruits
Host a Housing & Climate Allstar for
8 weeks
Towns: Fund a Part-time Internship
Research Position
Funding: Donate online at
MassHCIC.org to be an individual or
corporate sponsor sponsor. All
donations are tax-deductible and
processed by our fiscal agent - the
Cape Cod Climate Change
Collaborative. 

How You Can Help



Housing & Climate Summer Allstars



Robert L. Brennan, Jr., Esq.
   255 Main Street, Suite A, Hyannis

Direct: 978.965.5885 | Cell: 617.233.4897
    rbrennan@smolakvaughan.com

SmolakVaughan.com 

Thank you!

mailto:rbrennan@smolakvaughan.com
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2fwww.smolakvaughan.com%2f&c=E,1,50ZDHr-0w_OE4E82l72seYwmNrLp6kg_CINDm-euWFRAtvzzDdWN0HjZmosx-FIz8VxKVTFfKALOoF6JAU3cOgJ_JvLGdRk_inyX4V4MeFzxe-RhlLq56VoDnZQ,&typo=1


State Housing Updates



State Senator,
Cape & Islands District 

Julian Cyr



Massachusetts Secretary of
Housing & Livable Communities 

Edward Augustus



Navigating Short-Term
Rentals & Local Strategies to

Create Housing



Alisa Magnotta
Moderator

Panelists
Alex Morse
Leslie Sandberg
Tucker Holland
David Iverson
Brooke Mohr



Do you think restricting short-term
rentals is a solution to the housing crisis? 

QUESTION



Public Process
How Nantucket arrived at the proposed
Short-Term Rental warrant articles

2021 Citizen’s Warrant Article to limit
STR’s in zoning by-law rejected

2022 Citizen’s Warrant Article and
Planning Board Warrant Articles both
referred by ATM to Planning board and
Select Board to create a work group,
General Bylaw requiring registration
through the Board of Health passed

Fall 2022 - Workgroup formed

2023 ATM Citizen Warrant Article
to limit STRs in zoning by-law
rejected

November 7, 2023, Special Town
Meeting to consider articles that
came from the workgroup



This bylaw is enacted pursuant to
the Town’s Home Rule Authority
and the authority set forth in
General Laws c. 64G, § 14 and is
intended to: 

§ 123-1. Purpose and Intent. 



1 Provide for an orderly process for identifying, registering, and regulating
Short-Term Rentals within the Town so as to insure that such short-term
rentals do not create or cause any nuisance conditions within the Town

Protect the time-honored tradition of home rentals on Nantucket and preserve
economic opportunities through Short-Term Rentals for persons to keep their
homes, now and into the future, so they may afford to live either full-time or
part-time on Nantucket

2

3
Avoid adverse impacts on the local economy stemming from a loss of
existing Short Term Rental revenue, including rooms excise tax revenue,
and visitor spending

Purpose and Intent



4 Prohibit additional corporate
ownership and discourage
investment-only ownership of
residential properties for the
exclusive purpose of operating
them as Short-Term Rentals rather
than housing for either full-time or
part-time residences

5

6 7Limit the conversion of residential
units to Short-Term Rentals. which
has had the deleterious effect of
removing residential units from
the available year-round rental
housing stock

Reduce the neighborhood churn
caused by numerous turnovers of
occupancy of Short-Term Rentals
in residential neighborhoods

Provide a regulatory structure that
reduces the threat of litigation
challenging Short-Term Rental use
by full-time and part-time
residents -round rental housing
stock



Article 1 - General ByLaw 
The Proposed Articles

Limit of a total of 4 changes of occupancy during
July & August
No corporate ownership of STRs (other legal entities
that tie to “natural persons” are permitted)
Limit of one STR per person
All dwellings on a property must be rented together



Protections for existing
property owners

The above restrictions do not apply to properties that had a Certificate of
Occupancy as of 11/7/2023
Protected properties are limited to 9 changes of occupancy in July and August
9 rentals protection is lost upon the sale or transfer unless other than by
inheritance or bequest
Hosted stays and cottage colonies are exempt

Other Restrictions
No STRs in dead-restricted housing units (Affordable/Workforce)
Special limits on Apartments



Provincetown STR Efforts &
Housing Development

Short-Term Rentals 
in Provincetown
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STR Background and Impetus for Study
Short-term seasonal vacation rentals have been common practice in Provincetown for
decades

Short-term rental listing platforms like AirBNB or VRBO it made it easier for residents
(both full and part-time) to list their homes as STRs

Research suggests Provincetown had as many as 1,286 STRs in 2019

Feeling among a significant portion of people in town that STRs are a large
contributing factor to our current housing crisis/lack of year-round housing options

At 2023 Annual Town Meeting, Citizen Petitions were brought to place a Town-wide cap
on STRs, create a cap-and-trade program for STR certificates, and/or prohibit corporation
ownership of STRs
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UMass STR Study
In the Fall of 2022, The Town asked the UMass Donahue Institute to
complete a study examining current practices nationwide around
short-term rental regulations and, identify what lessons these
regulations may offer Provincetown, especially regarding
increasing the availability and attainability of year-round housing.



UMass Key Findings
Homebuyers are not buying homes
in Provincetown solely to use as
short-term rentals

The primary use of housing in
Provincetown is for vacation homes

Provincetown’s year-round
population grew by 25% in 2020

Between 2019 and 2022, the
number of STRs dropped by 260
units

Home price growth in
Provincetown is outpacing income
growth

The COVID-era population growth
was accompanied by a 55% increase
in housing prices from July 2019 to
July 2023



UMass Key Findings
Provincetown's housing market is
influenced by wealthier cities in the
Northeast. Locally employed residents
are competing with buyers from New
York City, Boston, Cambridge, and
Washington, D.C. for a limited supply
of housing

Homeowners can earn more money
renting short-term compared to long-
term while retaining use of the home
for their own personal use

The predicted impact of any STR
regulation on the affordability of
housing in Provincetown is likely
small

Findings suggest that targeting
workforce housing through
continued building and providing
incentives where useful is likely
the most direct path to increasing
the accessibility of such housing



STR Articles for 2023 Special Town Meeting

Article 11 – creates a General Bylaw by defining short-term rentals  and
establishing regulations. It also bans corporations from operating STRs. It does
allow all S-Corps, LLCs and Trust that are tied to a ‘natural person’ to operate
as STR. 

Article 12 – if Article 11 passes, this would amend the General Bylaw to allow
no more than two short-term rental certificates per individual. 

There were two Articles on the warrant at the October 23, 2023 STM: 

It is important to note that current operators of STRs are grandfathered in as these regulations are for STRs
going forward.  Homeowners can earn more money renting short-term compared to long-term while retaining
use of the home for their own personal use.



 Nantucket Housing Strategies



Provincetown Town-Led
Housing Development



Housing Development on Town Land
Affordable Housing - TCB Project at 3 Jerome Smith for 65 units: will break
ground in Spring 2024. The town invested $3 million into the project and worked
with developers to acquire adjacent private property to expand project. 

Year-Round Rental Property - 26 Shank Painter (current Police Station): 2023
Special Town Meeting authorized the Select Board to transfer town land which
will be used to develop a 40 year-round deed restricted rental unit project once
new police station is finished. 

Affordable Housing – 288A Bradford: the Town purchased 288A Bradford Street
for both open space and affordable housing after the 2022 ATM approved the
sale. Up to 15 units could be developed.



Housing Development on Town Land
Seasonal Workforce Housing – Firehouse #2:  the upper floor of the former
firehouse is getting converted into seasonal dormitory-style housing for
seasonal town workers.

Affordable Housing - Maushope Expansion: Development consultant
under contract, Provincetown Housing Authority awaiting results of the
feasibility study, working with sewer team to get hooked up to the system. 

Acquisition of Private Property: At the 2023 Special Town Meeting, the
town purchased three adjacent lots for $2.03 million for future development
of 48 to 60 community housing units. 



Provincetown’s Year-Round Market Rate
Housing Trust (YRRHT)

The YRRHT was a home rule petition that passed the legislature in 2016. This
Trust allows Provincetown to use town funds and private funding to pay for
the cost of market rate housing. The focus is to help people find housing who
make between 80% and 200% AMI. 

The statute also allows Provincetown to change the definition of what is
market rate if it so chooses. Town leaders worked with State to established both
the initial limits of 80 – 200% AMI and the right of the Town to alter it. 

This Trust can help with building or acquiring housing for the “missing middle” 



Harbor Hill 
(YRMRRT Property)

1 studio
4 one-bedrooms
22 two-bedrooms
1 three-bedroom

28 units of market-rate housing

Provincetown residents earning
between 80% and 200% AMI

Rents range from $1200-2700/month 



Year-Round Deed Restriction Legislation

Those who make over 80% of AMI in our workforce ($60,900), known as “the missing
middle,” make too much to qualify for affordable housing.

The “missing middle” includes many in the professional services, healthcare workers, first
responders, small business owners, municipal employees, regional and state government
employees, and members of the hospitality industry. 

Year-round deed restrictions could help the “missing middle” find stable housing by
creating a year-round housing inventory.

The Towns of Nantucket, Provincetown and the Martha’s Vineyard Commission got
together and created language for a year-round deed restriction legislative proposal. 

What about those in the workforce making over 80% AMI?



Year-Round Deed Restriction Legislation
This legislation was sponsored by State Senator Cyr and State Representative Sarah Peake.

SD 1040 adds a year-round housing occupancy restriction category to M.G.L. Chapter 184,
which outlines restrictions that run with the use of the land such as conservation,
agriculture preservation and affordable housing restrictions. 

SD1040 would codify in state law the ability for “governmental entities” to purchase year-
round housing occupancy deed restrictions without AMI restrictions. 

It is a basic, straightforward legislative proposal that gives towns the ability to create their
own year-round deed housing occupancy restriction program and it is voluntary. 



Provincetown Home Rule Petition for
Year-Round Deed Restrictions

A Home Rule Petition passed at 2023 Town Meeting allowing
Provincetown to create a year-round deed restriction program that will
promote year-round housing occupancy. 

This program allows the Town to purchase deed restrictions from
homeowners and developers to permanently limit the occupancy of a
given unit via a year-round housing occupancy restriction for rental or
ownership housing. This would be a voluntary program.

The program would be implemented by the Year-Round Market Rate
Housing Trust. 



Q&A
Submit Your Questions

on Vevox 



Unlocking the Potential of
Form-Based Code



Eric Steinhilber
Moderator

Panelists
Matthew Levesque
Elizabeth Jenkins



Town of Barnstable

Economic center of Cape Cod
Manager/Town Council
AAA Credit Rating w/Stable Outlook
$54M Capital Plan
$231M Operating Budget



Hyannis Growth
Incentive Zone (GIZ)

Direct new investment into areas with
infrastructure and concentrated
community activity and away from
open spaces and areas with critical
natural resource value

Established long-term planning and
revitalization goals for Downtown
Hyannis: it is a sustained, long-term,
iterative commitment to Downtown



Housing & Economic Development

Set the table

Invest in infrastructure
and public spaces

Support local businesses
& emerging economic
sectors



Purpose & Objective

Promote mixed use and multi-family housing
development in the Downtown Hyannis area 

Protect historic and maritime character

 Improve urban fabric of downtown Hyannis in a
manner consistent with traditional development
patterns



Downtown Hyannis

Revitalization through housing:
new residents support local
businesses and institutions 

Streamlined permitting process is
an incentive for property owners
to invest in redevelopment &
infill opportunities 



Community Resilience by Design (2018)



Infill
Underutilized Lots

There are several locations where
parking lots on the street create "missing
teeth" in the urban fabric

While parking serves an important need
for the area, in some cases it may not be
the highest and best use,  or could be
made more efficient 



Redevelop
Underutilized Properties

New buildings can reinforce
historic patterns and enhance the
pedestrian experience 

New spaces add amenities and
create a neighborhood within the
neighborhood 



Retrofit 
Existing Structures

“Top of Shop” housing

Converting underutilized
buildings (formerly office) into
housing 



Downtown Zoning Ordinance Rewrite 

Downtown Main Street
Downtown Village

Form-Based Districts (2)

Downtown Neighborhood
Downtown Hospital
Hyannis Harbor
Transportation Center
Highway Commercial

“Hybrid” Zoning Districts (5)



Downtown
Hyannis Zoning:
A Collaborative Effort 

Dan Bartman
Zoning & Policy Development 



What Does the
Proposed Zoning Do?

Supports Increased Housing Production 

Predictable Form + Enhanced Character 

Greens the Urban Environment 

Emphasizes Place over Parking 



Challenges to
Housing Production

DU/Acre
BR/Acre
Floor Area Ratio
Parking

Small residential lots around 4,000 SF
Large commercial lots upwards of
70,000 SF

Outdated zoning standards create
unintended outcomes and do not align
with housing goals

All ratio-based zoning metrics
problematic due to variable lots:

Hyannis GIZ: wide range of lot sizes



Downtown Main Street – Building Massing



Predictable Form +
Enhanced Character
Building Standards



Predictable Form +
Enhanced Character
Building Standards



Predictable Form +
Enhanced Character
Building Standards



Predictable Form +
Enhanced Character
Building Standards



Predictable Form +
Enhanced Character
Building Standards



Predictable Form +
Enhanced Character

Building Standards:
Upper Story Step Back



Predictable Form +
Enhanced Character

Building Components



Predictable Form +
Enhanced Character

Cross Gable



Predictable Form +
Enhanced Character

Dormers



Predictable Form +
Enhanced Character

Balconies



Predictable Form +
Enhanced Character

Balconies



Predictable Form +
Enhanced Character

Bay or Oriel Window



Predictable Form +
Enhanced Character

Frontage Types



Predictable Form +
Enhanced Character

Frontage Types



Existing



Potential



Existing



Potential



Greens the Urban
Environment

Enhanced
Landscape
Requirements



Greens the Urban
Environment

Enhanced
Landscape
Requirements



Emphasizes Place
Over Parking

Minimum parking
standards

Incorporates
provisions to reduce
parking requirements
for shared-uses



Unified Design and Historic District Guidelines





















Housing & Economic Development

Set the table

Invest in infrastructure
and public spaces

Support local businesses
& emerging economic
sectors







Elizabeth Jenkins, AICP

elizabeth.jenkins@town.barnstable.ma.us

Director of Planning &
Development Town of Barnstable

townofbarnstable.us/planninganddevelopment
BusinessBarnstable.com



Q&A
Submit Your Questions

on Vevox 



CEO, Cape Cod & Islands
Association of REALTORS®

Ryan Castle



Messaging to Respond to
NIMBY-ISM

HOW TO MESSAGE HOUSING TO WIN
AT TOWN MEETING







 How long have you lived on
Cape Cod or the Islands?

QUESTION





Do you think Cape Cod or the
Islands is going generally in the

right direction or is on the
wrong track?

QUESTION







Of these choices, what is the
most important issue to address?

QUESTION









HISTORICAL &
TYPICAL
HOUSING
ARGUMENTS

Promotes more walkable
communities, more foot traffic,
and fewer cars

With transportation and
wastewater infrastructure will
allow us to protect more land
further out of town

Building housing in village centers:



It’s about the people, not
the solutions.

FOCUS ON WHO
HOUSING IS FOR



Existing affordable housing
programs are too restrictive
and do not help the people

who need it.

FOCUS ON WHO
HOUSING IS FOR



Families with good-paying,
full-time jobs can not afford

to live on Cape Cod.

FOCUS ON WHO
HOUSING IS FOR



We have worked to protect the
place that is Cape Cod, but now
we need to protect the people of

Cape Cod.

FOCUS ON WHO
HOUSING IS FOR



Born & Raised on
Cape Cod

Moved to Cape Cape
in last 10 years

Women under 50
and all 35-49 year
olds 

WHO ARE OUR
NEXT HOUSING
CHAMPIONS?



HOW WILL YOU BECOME
A HOUSING CHAMPION

NEXT YEAR?



Goals for the Year Ahead



Do you feel we are making
progress in addressing the

housing crisis?

QUESTION



Goals
Support State Legislation 

Town Working Groups  

Housing Advocate Trainings 

DEI Initiative – Amplify POC, Health Ministries

Advancing Policy Toolkit

Municipal Leader Trainings 



Funding

Year-Round
Housing

Land Use

Housing
Choice



Find a member of the HPCC team and share how
you want to get involved

Discuss at your tables what you learned today
and your goals for the year ahead 

Take the Survey in Vevox and let us know how
you want to get involved with HPCC

Enjoy Lunch & Networking



Encourages local action by Cape Cod
residents in support of year-round
housing that is affordable for the people
that make our communities work.

Join the
coalition
today.

A coalition of




