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Community Housing Resource, Inc. 

Cloverleaf Truro Rental Housing  
 

 

Project Applicant:   Community Housing Resource, Inc. Box 1015, Provincetown, MA 02657 

Site Address:    22 Highland Road, Truro MA 

    Parcel #36-238-0 

Project Name:   Cloverleaf Truro Rental Housing 

Subsidizing Agency:   Department of Housing and Community Development 

Funding Program:  Low Income Housing Tax Credits (LIHTC)  

Contacts:    Edward “Ted” Malone, 508-487-2426 x 1, tedmalone@chrgroup.net  

Application Date:  November 6, 2019 

Fee Enclosed:   __________ 

 

 

Introduction and Summary: 

 

Community Housing Resource, Inc (CHR) is submitting this application for the Cloverleaf Truro 

Rental Housing (the “Cloverleaf”) development pursuant to G.L. c. 40B, §§20-23.  The Cloverleaf is 

a proposed development of 40 rental units on 3.91 acres of land at 22 Highland Road, North Truro 

(the “site”). An apartment building provides 15 units; a stepped multi-unit structure provides 7 

units, and the remaining 18 units (two- and three-bedroom layouts) are in a variety of smaller 

two-family townhomes. The neighborhood is served by a one-way double loop road that joins a 

two-way access road that intersects Highland Road. The units will serve households with a variety 

of incomes, from very-low, low, and moderate (“workforce housing”) to market rate. All unit 

affordability will be restricted either in perpetuity or the longest period under applicable laws. 

Market Rate units will be unrestricted. 

 

The sponsor is Community Housing Resource, Inc. And the owner will be a to-be-formed Limited 

Dividend organization, as required to be eligible to submit this application to the Truro Zoning Board of 

Appeals (the “Board”)pursuant to G.L. c. 40B and 760 CMR 56.04(1) tentatively to be named ‘CHR 

Cloverleaf LLC’ (the “Applicant”). 

The project is fundable by MA Department of Housing and Community Development, through the Low 

Income Tax Credit program, and which has rendered it eligible to submit this 40B application. 

Also, as required to be eligible to submit this application to the Board, the Applicant has site control 

through a Land Development Option Agreement with the Town of Truro which provides for a Land Lease 

for an initial period of 99 years. 
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Address of Site and Site Description:  

The property is located at 22 Highland Road, at the north east corner of the intersection of Highland 

Road and Highway 6, Assessor Map/Parcel 36-238-0. It is located in the Residential Zoning District. 

 

The property is a 3.91 acre parcel of land in the Town of Truro, Barnstable County described in a Release 

Deed recorded with the Barnstable County Registry of Deeds at Book 30796 Page 289, and shown as 

“Parcel 1” on a plan entitled “Plan of Land in Truro Massachusetts,” dated September 6, 2017, prepared 

by VHB, Inc., and recorded with the Barnstable County Registry of Deeds at Plan Book 672, Page 31. 

 

The property was formerly part of the State Highway Route 6 road-layout, owned by the Massachusetts 

Department of Transportation. The Massachusetts Department of Transportation conveyed the land to 

the Town of Truro, with a deed restriction providing the property be used for affordable housing 

purposes. Town Meeting voters overwhelmingly authorized the disposition of this property for 

affordable housing purposes. Community Housing Resource, Inc. (CHR) responded to the Request for 

Proposals for Affordable Housing Developer issued by the Town of Truro and was selected as the 

developer in a competitive process. 

 

The site is currently vacant. It is bordered on the north by a private residence, immediately on the south 

by Highland Road, on the west and south by State Highway Route 6, on the east mostly by land owned 

by the National Seashore, and on the southeast by a private residence. There are nine properties listed 

as 300 foot abutters (eight individual owners and the National Seashore), and there are five single family 

homes within 300 feet.  

 

See Exhibit A, Truro Zoning Board of Appeals Application which includes the Certified Abutters List. 

 

The site does not have municipal sewer. The site currently does not have municipal water, however, the 

Town of Truro has completed engineering for construction of a water line extension so that the site will 

be serviced by municipal water. A MassWorks Infrastructure Grant Application has been submitted by 

the Town to fund the Water Main Extension to and through the site; the decision on the grant 

application is pending. 

 

See Locus Maps and Photographs, Exhibit B 

 

Architectural Design:  

 

Most of the housing proposed is sited around an oval loop roadway and landscaped common. The 

housing types around the landscaped common area are mostly two-unit townhouse structures each on 

two levels plus partial basements. Another two (2) two-unit townhouse structures are also located at 

the rear of the site. At the front of the site there is a seven (7) unit structure that steps with the grade 

providing each of the dwellings with a separate entrance.  Twenty-two (22) of these twenty-five (25) 

units will be “visitable” by individuals with mobility impairments. 

 



 
Cloverleaf Truro Rental Housing Comprehensive Permit Application | November 2019  3 

 
 

Towards the rear of the site there is a fifteen-unit apartment building that is primarily single bedroom 

apartments. Shared laundry areas for the residents of the building are included on each level. This 

building also includes a fully accessible community room, (which can be programmed in many ways for 

residents of the neighborhood) an on-site management / maintenance office, as well as storage lockers 

for residents. The inclusion of the apartment building responds to the local needs for smaller units for 

individuals or couples who desire single level living. The architectural design of the apartment building 

is composed of five sections of varied setbacks, sidewall materials and roof configurations, set into a 

slope at the rear of the site; these architectural treatments serve to reduce the massing of this structure 

with the appearance of just two stories from the new roadway. The building will be served by an elevator; 

therefore, all fifteen (15) units in this building will be visitable. Two units will be fully ADA compliant. 

 

See Illustrated Site Plan, Exhibit C 

See Tabulations of Building Types and Units. Exhibit D 

 

The architectural style of the buildings is a variation on the Cape Cod vernacular with hip, gable and 

shed roof styles. The building will be sided with either cedar shingles or clapboard. The roof structures 

will allow for solar panels. 

 

See Architectural Floor Plans and Elevations, Exhibit E 

 Cloverleaf Buildings 1-3, 5-7, 8-10, 9-11, 12-14, 13-15, and 16-18 

 Cloverleaf Building 2-4-6 

 Cloverleaf Buildings 17-19 and 20-22 

 Cloverleaf Building 21 

 

The site will be landscaped to integrate with the pitch pine and oak trees that exist throughout the site 

and surrounding areas. Although development of the parcel will require significant alteration of the 

grade, contours, and existing vegetation, these changes have been carefully considered with an eye 

towards appropriate transitions to the natural existing grades on the adjacent parcels. Significant buffer 

areas are provided to adjacent single-family residential parcels. Native species will be used to 

revegetate disturbed areas and salvaged ground cover plants and “duff layer” will be recycled to re-

establish cut slopes and naturalize disturbed areas. 

 

A landscape planting plan has been developed to demonstrate the use of native plant species to 

reestablish a naturalized landscape. No lawn areas are proposed however, seed of native grass species 

will further the objective of re-establishing a naturalized landscape.   

 

See Landscape and Planting Plan Exhibit F 

 

Site Engineering and Utilities:  

 

The Cloverleaf site at 22 Highland Road (the “site”) is a moderately sloping terrain rising from a 24’ 

elevation at Highland Road to a high point of 63’ elevation approximately 300 feet back into the site. 

The terrain then slopes down again towards the rear of the site that has a low point at 32-foot 
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elevation. The slope of the site presents challenges from two perspectives, road design and septic 

design, which were both carefully considered before we began to look at architectural design. In terms 

of road design, the objective was to achieve a maximum of 10% grade which according to MA DOT 

roadway guidance is appropriate for this kind of larger development. It is also a slope that is 

acceptable to guidance of fire officials. To achieve a 10% grade from the Highland Road, it was 

determined that entering from the west edge of the lot Highland Road frontage (closest to State 

Highway 6) at 24 feet elevation and traversing the slope with a soft switchback reaching the 53’ 

elevation over approximately 300 linear feet of roadway would make the most sense. 

 

In terms of septic design, the development includes 70 bedrooms which requires a sizable Title 5 septic 

system. Since Title 5 leach fields have strict limits on depth of coverage, relatively flat terrain is 

required. It became clear to us that siting a sizable leach field would require some adjustments to the 

topography. That evolved into reducing the high point of the site to create a plateau at 51’ to 54’ 

elevation, an adjustment that would respect the existing grades off-site on surrounding properties. 

Siting of the leach field on this plateau then began to inform the rest of the roadway design 

 

Roadway design must include adequate turning radii for fire equipment to maneuver on the site since 

there is only one entry and exit to the site. Rather than installing a large paved turning area of the cul-

de-sac sort, instead we have designed a single direction double oval roadway with the required 

turning radii creating a landscaped common within the upper oval roadway and above the septic leach 

field. Parking is accessed in small clusters of pull-in spaces off the roadway instead of grouped 

together in larger lots, a design preferred by the Town. A total of 80 spaces are provided, including 

adequate visitor parking of 18 spaces.  

 

Site drainage for paved areas will be handled by a series of solid catch basins and subsurface leaching 

gallys.  All roof runoff will be handled through gutters, downspouts and drywells, which will be separate 

from the site drainage for paved areas. The site drainage is designed for a 50-year storm and will be 

handled within the site. 

 

See Site Plan – 40B Permit Set 11.1.2009, Exhibit G 

See Sewage and Drainage Site Plan – 40B Permit Set 11.1.2019, Exhibit H 

See Sewage Details – 40B Permit Set 11.1.2019, Exhibit I 

See Site Details – 40B Permit Set 11.1.2019, Exhibit J 

See Tabulation of Site Coverage and Parking, Exhibit K 

 

Other Site: Environmental, Endangered Species and Historical and Archeological Resources 

 

Environmental: Based on research, interviews and site inspection, by J.M. O’Reilly & Associates, Inc. the 

22 Highland Road property is considered a “Low Risk” site as it does not currently appear to generate a 

responsibility for Release Notification and/or Remedial Response liability in accordance with G.L. c. 21E 

and the Massachusetts Contingency Plan, 310 CMR 40.0000 et seq.  

 

See 21e Phase 1 Environmental Site Assessment, July 29, 2019, Exhibit L 
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The site is mapped as Massachusetts Natural Heritage Estimated and Priority Habitat (Priority Habitat 

945 and Estimated Habitat 756). The Massachusetts Natural Heritage and Endangered Species 

Program database indicates that two state listed rare species have been found in the vicinity of 

the site, the Eastern Spadefoot Toad (scaphiopus holbrookii) and the Eastern Box Turtle 

(terrapene carolina).   

 

MA NHESP has determined that the project “will occur within the actual habitat of the Eastern Box 

Turtle”, and therefore “must be conditioned in order to avoid a prohibited take” including a Turtle 

Protection Plan (a mitigation protocol for construction to be developed by a qualified biologist) and a 

Compliance Report following completion of work at the  site.  CHR has engaged Gordon Peabody of Safe 

Harbor to develop the plan in accordance with MNHESP requirements.  

See NHESP Determination; Exhibit M. 

 

CHR filed a Project Notification Form (PNF) with the Massachusetts Historical Commission (MHC) for the 

Cloverleaf development on August 30, 2019. On September 30, 2019 MHC issued a determination that 

ed that “this project is unlikely to affect significant historic or archaeological resources”.  

See MHC Filing and Decision; Exhibit N.  

 

Housing Need:  

 

There is a severe shortage of affordable homes in Truro. The state goal is that 10% of year-round homes 

be counted as affordable and included on the Department of Housing and Community Development 

Subsidized Housing Inventory (SHI). Truro has only 26 units, that is, 2.3%.  

See Subsidized Housing Inventory; Exhibit O. 

 

The Town of Truro has created a Housing Production Plan and the Truro Housing Authority has 

undertaken a Housing Needs Assessment that together document the need.  Most who know Truro 

know there is a most definitely a housing crisis, and don’t need additional reports to confirm this.  

 

Housing Affordability/Unit Mix/Subsidy Program:  

 

The Cloverleaf Rental Housing Development will include units targeted to a variety of income 

levels: Extremely Low, Very Low, Low, Moderate, Median and Market. The mix of unit sizes 

includes 45% one-bedroom units, 35% two-bedroom units, and 20% three-bedroom units. This mix 

is in response to input from the Town of Truro. The Town and local housing advocates studied 

need via multiple community forums and an in-depth Housing Needs Assessment, and, presented 

a set of housing priorities to the Select Board. The housing program for the Cloverleaf property 

was based on these priorities, adopted by the Select Board, and included as part of the Request for 

Proposal seeking the Affordable Housing Developer. In addition, need for various unit sizes will be 

reviewed in the Market Study. 

 

The Cloverleaf Truro Rental Housing Development is proposed under the Low-Income Housing 

Tax Credit (LIHTC) program. Twenty (21) of forty (40) units will be income restricted for low 
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income households below 60% of the Area Median Income (AMI) and an additional six (6) units 

will be income restricted for moderate income households below 80% of AMI. Together 

these twenty-seven (27) low-and-moderate income units represent 67.5% of the units 

qualifying under the 40B Statute as low-and-moderate income housing, far in excess of the 

minimum 25% affordability threshold included in the statute. An additional six (6) units will 

be income-restricted up to 110% of AMI and seven (7) units will be unrestricted “market 

rate” rental units.  

 

See Tabulation of Units by Income Level, Exhibit P 

See Affordable Rental Rates, Exhibit Q 

  

Affirmative Fair Housing Marketing and Lottery / Local Preference  

 

Marketing and Lottery for the affordable units will be performed according to DHCD guidelines.  

See Draft Affirmative Fair Housing Marketing Plan, Exhibit R 

 

The developer will work in collaboration with the Town of Truro to request that DHCD approve the 

maximum local preference allowable by law. If approved, this preference would be for up to 70% of the 

restricted units at initial lease-up. DHCD guidelines define local preference as: 

 

(1) Current residents: A household in which one or more members is living in the city or town at 

the time of application. Documentation of residency should be provided, such as rent receipts, 

utility bills, street listing or voter registration listing.  

 

(2) Municipal Employees: Employees of the municipality, such as teachers, janitors, firefighters, 

police officers, librarians, or town hall employees.  

 

(3) Employees of Local Businesses: Employees of businesses located in the municipality.  

 

(4) Households with children attending the locality’s schools. 

 

Developer Experience 

 

Community Housing Resource, Inc. (CHR) is an experienced local affordable housing developer. CHR was 

formed in 1996 as a private company whose mission is to provide affordable housing opportunities for 

year-round residents of Lower Cape Cod, developing and managing rental and ownership housing 

properties in Provincetown, Truro, and Wellfleet. CHR has created 156 year-round homes,  61 art studio 

workspaces, and 11 commercial spaces.   CHR is in the process of developing and/or constructing an 

additional 14 year-round homes.  Upon completion of these developments, CHR will have created 170 

homes, of which 75% are affordable.  CHR is the largest provider (public, private, non-profit, or 

government entity) of affordable housing on the Outer Cape. 
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CHR is owned and managed by Edward “Ted” Malone, who has been active in the affordable housing 

field for forty years.  Ted’s undergraduate education was in planning with a degree in Urban Studies / 

Environmental Design from the University of Connecticut.  Over the years he has also pursued graduate 

study in Housing, Community Development and Architecture. 

 

A year-round resident of Provincetown since 1991, Ted has been involved in affordable housing issues 

on Lower Cape Cod for over 25 years and began housing development consulting here in 1993.   

 

Other Development Team members include  

 

Architect: 

Jessica Snare 

Spring Hill Design 

21 Dartmouth Street 

Sommerville, MA 02145 

www.springhilldesign.com 

 

Engineer: 

John O’Reilly 

J.M. O’Reilly & Associates 

1573 Main Street/Route 6A 

Brewster, MA 02631 

www.jmoreillyassoc.com 

 

General Contractor/Builder: 

Tim Williams 

Williams Building Company 

196 Old Townhouse Road 

West Yarmouth, MA 02673 

www.williamsbuildingco.com 

 

Zoning & Land Use Counsel 

Attorney Peter L. Freeman  

Freeman Law Group 

86 Willow Street 

Yarmouthport, MA 02675 
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MASSACHUSETTS GENERAL LAW CHAPTER 40B 

 

760 CMR 56.01: Background and Purpose: 

The Comprehensive Permit Statute, St. 1969, c. 774, now codified at M.G.L. c. 40B, §§ 20 through 23, was 

adopted by the legislature to address the shortage of low and moderate income housing in 

Massachusetts and to reduce regulatory barriers that impede the development of such housing. Under 

M.G.L. c. 40B, §§ 20 through 23, the developer of a project that includes a sufficient level of subsidized 

low and moderate income housing units may apply for a Comprehensive Permit from the local zoning 

board of appeals . . . 

 

Under M.G.L. Chapter 40B, when there is a substantial need for low and moderate income housing in a 

community, the statute essentially creates a state mandate to local cities and towns to allow the 

construction of low and moderate income housing that requires relief from otherwise applicable local 

requirements and regulations, including but not limited to zoning by-laws, subdivision rules and 

regulations, and local regulations that exceed state requirements under the Wetland Protection Act and 

Title 5. A Zoning Board of Appeals can insist on full compliance with local requirements and regulations 

only if they are, in the words of the statute, “consistent with local needs”. Local requirements and 

regulations will be considered “consistent with local needs” if they are reasonable, taking into account 

the “regional need for low and moderate income housing considered with the number of low income 

persons in the city or town affected and the need to protect the health or safety of the occupants of the 

proposed housing or of the city or town, to promote better site and building design in relation to the 

surroundings, or to preserve open space”. 

The statute goes on, in §20, to define certain minimal thresholds of low or moderate income housing 

that, if not attained in a city or town, could cause the local rules and regulations to automatically be 

treated as not consistent with local needs unless the Town can prove that the planning, health, and 

safety concerns outweigh the regional housing need. The Town of Truro falls short of the minima: the 

percentage required in terms of number of units is 10%; Truro has 2.3% (25 units, based on 

Massachusetts Department of Housing and Community Development (DHCD) 40B Subsidized Housing 

Inventory, September 14, 2017. Therefore, the mandate created by the statute to create affordable 

housing does apply to Truro. In fact, when the statutory minima are not met, there is a legal 

presumption of substantial regional housing need that outweighs local concerns. 760 CMR 31.07 (1) (e).

  

760 CMR 56.03 Methods to Measure Progress Toward Local Affordable Housing Goals 

 

760 CMR 56.03(1)(a): Truro has not met the Computation of Statutory Minima. The Department of 

Housing and Community Development, Chapter 40B Subsidized Housing Inventory (SHI) as of September 

14, 2017. As shown, Truro, at 2.3%, has not met the 10% goal set forth in MGL Chapter 40B. There is no 

claim that Truro has met either of the Land Area Minima as listed in 760 CMR 56.03(3). 
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760 CMR 56.03(1)(b):  Truro is not listed on the Department of Housing and Community Development 

web site as a “Certified Community” under an approved Housing Production Plan., Revised September 

24, 2019.  

 

760 CMR 56.03(1)(c):  There is no claim that Truro has made recent progress towards the Statutory 

Minima in accordance with 760 CMR 56.03(5). 

 

760 CMR 56.03(1)(d):  The Development, at 40 units, is not a “large project” as defined in the 

Regulations. 

 

760 CMR 56.03(1)(e):  The Development is not a “related application, previously received”, as defined in 

the Regulations. 

 

ELIGIBILITY AND STATUS 

The Applicant meets the jurisdictional requirements of 760 CMR 56.04(1) to be eligible to submit this 

application to the Board, based on the following: 

a)  Limited Dividend Organization 

The Applicant, Edward “Ted” Malone and Community Housing Resource, Inc. (CHR) have agreed in 

writing to provisions to limit profit and return on investment from this development as required by the 

applicable subsidizing agency; and, the to-be-formed, single-purpose entity that will be created and 

controlled by Edward Malone, that will own and develop the property, tentatively named CHR Cloverleaf 

LLC, will be a Massachusetts limited liability company organized under MGL c. 156C, with provisions 

limiting its profit and return on investment as required by the applicable subsidizing agency.  

b)  Control of the Land 

The Town of Truro presently owns the property and has entered into a Land Development Option 

Agreement with the sponsor Community Housing Resource, Inc. dated September 24, 2019. Said 

Agreement contemplates a 99 year ground lease. Thus the Applicant has control of the land, as required 

by 760 CMR 56.04 (1) (c).   

c)  Project Eligibility 

The Applicant intends to use the Low Income Housing Tax Credit program, administered by DHCD as the 

eligible subsidy program. The applicant submitted its request to DHCD for Project Eligibility on 

September 5, 2019, and updated on October 15, 2019. DHCD provided 30-day notice for comment to 

the Town of Truro on October 16, 2019 of the Project Eligibility Request. The applicant anticipates a 

project eligibility letter (PEL) from DHCD, to be dated November 18, 2019, that confirms the project’s 

eligibility that will be provided to the Town on or before the opening of the hearing. Therefore, the 

Applicant will fulfill the requirement of 760 CMR 56.04(1)(b), which states: “The project shall be 
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fundable by a subsidizing agency under a Low and Moderate Income Subsidy Program”. See Project 

Eligibility Letter, Exhibit S 

 

WAIVERS 

 
Although not required under Chapter 40B to follow the normally applicable review procedures or 

substantive provisions of a local bylaws and regulations, the applicant nevertheless, without waiving 

rights to relief from local bylaws and regulations under 40B, provides the following analysis of the 

proposed development’s substantial conformance with local regulations: 

 

Conformance with Truro Environmental Protection Regulations 

 

The location of the development parcel is not in the jurisdiction of the MA Department of Environmental 

Protection or Truro Conservation Commission as it is outside the boundaries of any resource area or 

buffer zone. 

 

Conformance with Truro Zoning Bylaws: 

 

The development as proposed is in conformance with the Truro Zoning Bylaws Area and Height 

Regulations with the exception of minimum sideyard setback, building height and number of stories: 

 

Section 50 Area and Height Regulations:  

 Dimensional Requirements –  Required  Provided 

Minimum Lot Size:  33,750 sq. ft.  170,320 sq. ft.  

Minimum Lot Frontage:  150 feet  209.61 feet                

Minimum Frontyard Setback 25 feet   112 feet               

Minimum Sideyard Setback 25 feet   see chart for buildings requiring waivers** 

Minimum Backyard Setback 25 feet   42 feet provided             

Maximum Building Height 2 stories; 30 feet see chart for buildings requiring waivers**                                                         

Section Parking Requirements –  

      Residential (2 spaces/unit) 80 required; 80 are provided. 

 

 

CONFORMANCE WITH APPLICABLE MASSACHUSETTS REGULATIONS 

 

Title 5 Regulations 310 CMR 15.000 et seq. 

The Subsurface Sewage Disposal System proposed for the development is designed in conformance with 

Title 5 and requires no variances.  
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Wetland Protection Act, G.L. c. 131, §40 and 310 CMR 10.00 et seq. 

 

The location of the development parcel is not in the jurisdiction of the MA Department of Environmental 

Protection or Truro Conservation Commission as it is outside the boundaries of any resource area or 

buffer zone. 

 

REQUESTED RELIEF FROM LOCAL BY-LAWS, RULES AND REGULATIONS 

 

Relief from Truro Zoning Bylaws as follows: 

 

Section 30 Use Regulations 

Only single-family residential use is permitted in the Residential District; therefore, relief is requested to 

allow multi-family and two-family residential use. 

Permitted Accessory Use in Residential District does not include: On-site Management Office, 

Community Room or Storage, therefore relief is requested to allow such use as part of the multi-family 

building. 

Section 40 Special Regulations 

Special Regulations of this section are generally not applicable, except Section 40.6 Growth 

Management. This section limits residential building permits issued within any calendar year to 40, and 

further limits the total number to any one applicant to 4. Section 40.6.C.1 does provide for exemptions 

for “construction of affordable housing units provided such housing units have deed restrictions to 

ensure they remain affordable for the maximum period permitted under Massachusetts Law” however 

the definition of “Affordable Housing” in the bylaws refers only to housing certified as affordable by the 

Truro Housing Authority. The definitions in the Zoning Bylaw also defines “Affordable Households” as 

households earning no more than 80% of the AMI as determined by DHCD. These definitions are 

potentially contradictory with the mixed income nature of this rental housing development. Therefore, 

relief from this Growth Management section is requested to exempt all rental units in the development 

including the units that have deed restrictions up to 110% AMI and the unrestricted Market Rate units, 

so that building permits can be issued at once. 
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Section 50 Area and Height Regulations:  

 Dimensional Requirements – –  Required  Provided 

Minimum Sideyard Setback 25 feet   see chart for buildings requiring waivers** 

Maximum Building Height 2 stories; 30 feet see chart for buildings requiring waivers**    

Relief 

Required 

Building # 

Minimum Sideyard Setback 

– 25 feet Required 

Maximum Building 

Height (definition of 

building height to ridge 

above existing grade) – 

30 feet maximum 

number of stories –  

two story maximum 

2-4-6 conforming at 27.6’ conforming at 29’ 6”  **waiver required at three stories; 

definition of basement may result in 

determination that the west side 

foundation exposure of the staggered 

structure might classify this basement as 

a third story; relief required. 

 9-11 ** waiver required at 24’ to 

foundation excl. egress porch 

conforming at 22’6” conforming at two stories 

13-15 **waiver required at 14.8’ to 

foundation excl. egress porch 

conforming at 24’6” conforming at two stories 

  8-10,       

12-14,       

16-18 

**waiver required at 20’ to 

foundation excl. egress porch 

conforming at 26’     

conforming at 25’3” 

conforming at 27’3” 

conforming at two stories         

conforming at two stories        

conforming at two stories 

17-19 **waiver required at 14.6’ to 

foundation excl. egress porch 

**waiver required at 36’11” 

due to fill placed at rear of 

site above existing grade; 

appears 24’8” at roadway  

**waiver required at three stories; 

definition of basement in terms of 

foundation exposure on more than one 

side will classify this basement as a third 

story; relief required 

20-22 conforming at 51.5’ **waiver required at 31’11” 

due to fill placed at rear of 

site above existing grade; 

appears 24’8” at roadway 

**waiver required at three stories; 

definition of basement in terms of 

foundation exposure on more than one 

side will classify this basement as a third 

story; relief required 

21 conforming at 61’ west side 

and 40’ east side 

**waiver required at 41’5”; 

definition of building height 

above existing grade; visible 

height from road is 30’3” as 

compared to smaller 

structures at 26’6” 

**waiver required at three stories; 

definition of basement in terms of 

foundation exposure on more than one 

side will classify this basement as a third 

story; relief required 
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Section 70 Site Plan Review:  

Applicant is presenting a site plan, landscape planting plan and site lighting plan that incorporates many 

Site Plan Review requirements. Applicant seeks relief from the requirements of Site Plan Review 

procedures and requirements; and, to allow the Comprehensive Permit to be issued in lieu thereof.    

Rules and Regulations Governing the Subdivision of Land, Truro Massachusetts:  

 

The proposed development is not a subdivision of land and the Rules and Regulations Governing the 

Subdivision of Land do not apply. 

                    

Curb Cut Permit Procedure:  

 

The Applicant requests that the Comprehensive Permit substitute for Curb Cut Permit from the Town of 

Truro. MA DOT Curb cut Permit is being sought by Truro DPW. 

 

Relief from Truro Board of Health Local Regulations 

 

Relief from specific requirements of Article 14 of the Truro Board of Health regulations in excess of MA 

DEP Title 5 regulations is requested.  

 

The Truro Board of Heath regulation requiring 10,000 square feet of land per 110 gallons per day (gpd) 

would require total acreage of 17.8 acres to support the Title 5 flow from the Cloverleaf Rental Housing 

development. This could only be achieved through the inclusion of the acreage of the entire MA DOT 

layout of the Route 6 Highland Road Cloverleaf interchange, approximately 15.6 acres in addition to the 

3.91 acre parcel that was separated as surplus land and transferred to the Town of Truro. Although this 

land remains under MA DOT ownership, not the Town of Truro, it is “buildable upland” that will not be 

developed and therefore can contribute to the aggregate nitrogen loading land area. Similarly, the 

abutting land of the Cape Cod National Seashore will not be developed and could also be considered as 

contributing to the aggregate nitrogen loading analysis. Since there is no easement or ownership of the 

MA DOT or Cape Cod National Seashore abutting land, this aggregate loading analysis is illustrative only 

to demonstrate the particular characteristic of this Cloverleaf parcel as it abuts substantial publicly 

owned undeveloped land. The alternative of denitrification Alternative / Innovative septic technology 

would be an excessive cost that would burden the housing development budget as an upfront cost as 

well as ongoing annual system maintenance / monitoring expenses. Also, since the intent of bylaw is in 

part to protect private wells, it is noteworthy that the mapped ground water flow indicates an eastward 

flow from the proposed Title 5 Septic System leach field away from wells on the abutting properties.  

 

Also, it should be restated here that the site will be serve by municipal water extension through the site 

and the Title 5 System proposed is conforming under MA DEP Title 5 regulations.    
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The Applicant seeks relief from the Truro General Bylaws and Other Regulations, as follows: 

 

Relief is requested from any other zoning bylaw, general bylaw or regulations or procedures that may be 

identified in the review process if full compliance is not physically or economically feasible.  

 

Relief is requested from the applicability of such other sections of the Zoning By-law, the Subdivision 

Control Regulations, or of such other local rules and regulations that would otherwise be deemed 

applicable to this development. 

 

Relief is requested from requirements, if any, to post a bond, cash, Letter of Credit, or impose Planning 

Board Covenants, related to site development. 

 

Relief is requested from any requirements for paying fees for any regulatory review or for any permits 

related to the development of this project, including but not limited to fees for building permits and 

septic system installation permits;  

 

The Applicant requests that the Comprehensive Permit be issued in lieu of all the aforementioned 

permits, inclusively.  

 

See Requested Waivers reiterated, Exhibit T 
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Conclusion 

 

This is an application pursuant to G.L. c. 40B, § 21 for a Comprehensive Permit to construct forty (40) 

residential dwellings in eleven (11) buildings, on a vacant, 3.91 acre (170,320 sf) parcel of land.  

This Cloverleaf Truro Rental Housing development has come together with considerable community 

input and in close communication with the Truro Select Board  and the Truro Housing Authority. 

 

The Truro Housing Authority worked with a grant from the Massachusetts Housing Partnership (MHP) on 

site feasibility and engineering. Town Administration worked with a grant from MassHousing under the 

Planning for Housing Production program to develop plans for the water line extension as well as site 

surveying and other services. 

 

The Truro Select Board endorsed the housing program (project size, unit mix and affordability 

guidelines) as part of the process to issue a Request for Proposals (RFP) and select a developer. 

 

The Select Board convened a Cloverleaf Oversight Group comprised of Susan Areson, Kevin Grunwald, 

Robert Weinstein, Mark Wisotzky and Paul Wisotzky and staffed by Rae Ann Palmer, Town Manager, 

and Leedara Zola, Affordable Housing Consultant. This group has met regularly since the selection of 

Community Housing Resource, Inc as the developer and has worked closely with the developer on site 

design and architectural approach.  

 

On June 5, 2019, a meeting was held with Town of Truro Departments Heads including Police 

Department, Fire Department, Building Department, Health Department, Conservation Department and 

Department of Public Works to obtain their input at an early stage of the site development process to 

address any concerns with the preliminary designs for the Cloverleaf development. 

 

There was a public information session on May 16, 2019 to present the draft concept plans, with over 

100 in attendance.  

 

The MA Department of Housing and Community Development will issue a Project Eligibility Letter under 

an eligible Subsidy Program satisfying these criteria for standing under MGL Chapter 40B. 

 

We respectfully request approval of the Cloverleaf Truro Rental Housing development application as 

submitted.  
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EXHIBIT D 

TABULATION OF BUILDINGS AND UNITS 

  



 

  

 Average Sq Ft # Bathrooms  # of Units 

1 Bedroom  

(low income) 
664 1 

 

10 

1 Bedroom  

(moderate 

income) 

664 1 8 

1 Bedroom  

(market rate) 
 0 0 

1 Bedroom Total:  18 units 

2 Bedroom  

(low income) 
1003 1.5 

 

9 

2 Bedroom  

(moderate 

income) 

1003 1.5 2 

2 Bedroom  

(market rate) 
1003-1204 1 or 2 3 

2 Bedroom Total:  14 units 

3 Bedroom  

(low income) 
1263 2 

 

2 

3 Bedroom  

(moderate 

income) 

1263 2 2 

3 Bedroom  

(market rate) 
1263-1660 2 4 

3 Bedroom Total:  8 units  

TOTAL 40 RENTAL UNITS 



 

 

Building Type # of Buildings Total # Units Bedrooms/Baths 

Apartment Building 

Building # 21 

 

1 

 

15 

 

2 - Two Bedroom / One Bathroom  

13 – One Bedroom / One Bathroom  

Two Family 

Townhouse Type A 

Building #1/3 

 Building #9/11 

 Building #12/14 

3 6 

 

6 - Two Bedroom / Two Bathrooms  

 

Two Family 

Townhouse Type B  

Building #5/7       

Building #8/10 

Building #13/15 

Building #16/18 

4 8 
4 – Two Bedroom / 1.5 Bathrooms 

4 - Three Bedroom / 1.5 Bathrooms  

Two Family 

Townhouse Type C  

Building #17/19 

Building #20/22 

2 4 4- Three Bedroom / 2 Bathrooms 

Multi-Family  

Building #2/4/6 

1 7 
2 – Two Bedroom / 2 Bathrooms 

5 – One-Bedroom / 1 Bathroom 

TOTALS 11 Buildings 40 Units 

18 – One Bedroom 

14 – Two Bedroom 

8 – Three Bedroom 
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EXHIBIT K 

TABULATION OF SITE COVERAGE and PARKING 

 

 

  

 Sq ft % 

Building Coverage incl. landing / porch areas 22,569 13.25% 

Parking and Pavement 43,210 25.37% 

Open Areas 111,555 61.38% 

Total 170,320 100% 

Parking Spaces:  80 spaces total 

Parking Spaces per Unit:  2                         Parking Spaces per Bedroom:   1.14 

One-bedroom units assigned 1 space; Two + bedroom units assigned 2 spaces 

Visitor Spaces (Spaces not assigned to a Unit):  18 











 
 
September 25, 2019 
 
Community Housing Resource, Inc 
PO Box 1015 
Provincetown MA 02657 
 
 
RE:         Applicant:  Community Housing Resource, Inc 

Project Location: 22 Highland Road, Truro 
Project Description: Forty two (42) unit housing development 
NHESP File No.: 18-37452 
  

Dear Applicant: 
 
The Natural Heritage & Endangered Species Program of the Massachusetts Division of Fisheries & 
Wildlife (the “Division”) received the MESA Project Review Checklist, plans (dated 8/5/19, revised 
9/20/19) and other required materials for review pursuant to the Massachusetts Endangered Species 
Act (MESA) (MGL c.131A) and its implementing regulations (321 CMR 10.00). 
 
The MESA is administered by the Division, and prohibits the Take of state-listed species.   The Take of 
state-listed species is defined as “in reference to animals…harm…kill…disrupt the nesting, breeding, 
feeding or migratory activity…and in reference to plants…collect, pick, kill, transplant, cut or 
process…Disruption of nesting, breeding, feeding, or migratory activity may result from, but is not 
limited to, the modification, degradation, or destruction of Habitat” of state-listed species (321 CMR 
10.02).    
 
The Division has determined that this Project, as currently proposed, will occur within the actual habitat 
of the Eastern Box Turtle (Terrapene carolina), a species state-listed as Special Concern. This species and 
their habitats are protected in accordance with the MESA.  
 
Based on the information provided and the information contained in our database, the Division finds 
that a portion of this project, as currently proposed, must be conditioned in order to avoid a prohibited 
Take of state-listed species (321 CMR 10.18(2)(a)).  To avoid a prohibited Take of state-listed species, the 
following conditions must be met: 
 

1. Turtle Protection Plan: Prior to the start of Work, the Applicant shall submit an Eastern Box 
Turtle Protection Plan to the Division for review and written approval.  Said plan shall detail 
procedures for protecting state-listed turtles during construction, and be prepared and 
implemented by a qualified biologist pre-approved by the Division. Please note that any 
searches for state-listed turtles associated with the Turtle Protection Plan must occur during the 
turtle active season (April 15 – October 15), unless otherwise approved by the Division. The 
Division is available for consultation on the development of the plan and for information 
regarding qualified biologists.   

 



NHESP No. 18-37452, Page 2 
 

2. Compliance Report: Within thirty (30) days of completion of Work the Applicant shall submit a 
brief written report including photographs showing previous and final conditions. 
 

3. Wetlands Protection Act: Upon filing for any Order of Conditions or renewal, extension, 
amendment, or certification of compliance of any Orders of Conditions associated with this site 
pursuant to the MA Wetlands Protection Act, the Applicant shall similarly file with the Division 
pursuant to 310 CMR 10.59. 

 
Provided the above-noted conditions are fully implemented and there are no changes to the project 
plans, this project will not result in a Take of state-listed species.  We note that all work is subject to the 
anti-segmentation provisions (321 CMR 10.16) of the MESA.  This determination is a final decision of the 
Division of Fisheries and Wildlife pursuant to 321 CMR 10.18.  Any changes to the proposed project or 
any additional work beyond that shown on the site plans may require an additional filing with the 
Division pursuant to the MESA.  This project may be subject to further review if no physical work is 
commenced within five years from the date of issuance of this determination, or if there is a change to 
the project. 
 
Please note that this determination addresses only the matter of state-listed species and their habitats. 
If you have any questions regarding this letter please contact Misty-Anne Marold, Senior Endangered 
Species Review Biologist, at (508) 389-6356. 
 
Sincerely,  

 
Everose Schlüter, Ph.D. 
Assistant Director 
 
cc: John M. O'Reilly, J. M. O'Reilly & Associates, Inc 
 Town of Truro 
 Truro Conservation Commission 
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EXHIBIT P 

TABULATION OF AFFORDABILITY LEVELS 

 

 

Income Level 
1 

Bedroom 

2 

Bedroom 

3 

Bedroom 

Total 

Units 

     

Extremely Low Income / below 30% AMI 2 2  4 

Low Income / below 60% AMI 8 7 2 17 

Moderate, Middle and Median / 61% to 

110% AMI 

8 2 2 12 

Market Rate  3 4 7 

  Total Units  18 14 8 40 

 

  



EXHIBIT  Q
PROPOSED RENT LEVELS



















 
 

EXHIBIT T 

REQUESTED WAIVERS 

 

 

REQUESTED RELIEF FROM LOCAL BY-LAWS, RULES AND REGULATIONS 

 

Relief from Truro Zoning Bylaws as follows: 

 

Section 30 Use Regulations 

Only single-family residential use is permitted in the Residential District; therefore, relief is requested to 

allow multi-family and two-family residential use. 

Permitted Accessory Use in Residential District does not include: On-site Management Office, 

Community Room or Storage, therefore relief is requested to allow such use as part of the multi-family 

building. 

Section 40 Special Regulations 

Special Regulations of this section are generally not applicable, except Section 40.6 Growth 

Management. This section limits residential building permits issued within any calendar year to 40, and 

further limits the total number to any one applicant to 4. Section 40.6.C.1 does provide for exemptions 

for “construction of affordable housing units provided such housing units have deed restrictions to 

ensure they remain affordable for the maximum period permitted under Massachusetts Law” however 

the definition of “Affordable Housing” in the bylaws refers only to housing certified as affordable by the 

Truro Housing Authority. The definitions in the Zoning Bylaw also defines “Affordable Households” as 

households earning no more than 80% of the AMI as determined by DHCD. These definitions are 

potentially contradictory with the mixed income nature of this rental housing development. Therefore, 

relief from this Growth Management section is requested to exempt all rental units in the development 

including the units that have deed restrictions up to 110% AMI and the unrestricted Market Rate units, 

so that building permits can be issued at once. 
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Section 50 Area and Height Regulations:  

 Dimensional Requirements – –  Required  Provided 

Minimum Sideyard Setback 25 feet   see chart for buildings requiring waivers** 

Maximum Building Height 2 stories; 30 feet see chart for buildings requiring waivers**    

Relief 

Required 

Building # 

Minimum Sideyard Setback  Maximum Building 

Height (definition of 

building height to ridge 

above existing grade)  

number of stories 

2-4-6 conforming at 27.6’ conforming at 29’ 6”  **waiver required at three stories; 

definition of basement may result in 

determination that the west side 

foundation exposure of the staggered 

structure might classify this basement as 

a third story; relief required. 

 9-11 ** waiver required at 24’ to 

foundation excl. egress porch 

conforming at 22’6” conforming at two stories 

13-15 **waiver required at 14.8’ to 

foundation excl. egress porch 

conforming at 24’6” conforming at two stories 

  8-10,       

12-14,       

16-18 

**waiver required at 20’ to 

foundation excl. egress porch 

conforming at 26’     

conforming at 25’3” 

conforming at 27’3” 

conforming at two stories         

conforming at two stories        

conforming at two stories 

17-19 **waiver required at 14.6’ to 

foundation excl. egress porch 

**waiver required at 36’11” 

due to fill placed at rear of 

site above existing grade; 

appears 24’8” at roadway  

**waiver required at three stories; 

definition of basement in terms of 

foundation exposure on more than one 

side will classify this basement as a third 

story; relief required 

20-22 conforming at 51.5’ **waiver required at 31’11” 

due to fill placed at rear of 

site above existing grade; 

appears 24’8” at roadway 

**waiver required at three stories; 

definition of basement in terms of 

foundation exposure on more than one 

side will classify this basement as a third 

story; relief required 

21 conforming at 61’ west side 

and 40’ east side 

**waiver required at 41’5”; 

definition of building height 

above existing grade; visible 

height from road is 30’3” as 

compared to smaller 

structures at 26’6” 

**waiver required at three stories; 

definition of basement in terms of 

foundation exposure on more than one 

side will classify this basement as a third 

story; relief required 
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Section 70 Site Plan Review:  

Applicant is presenting a site plan, landscape planting plan and site lighting plan that incorporates many 

Site Plan Review requirements. Applicant seeks relief from the requirements of Site Plan Review 

procedures and requirements; and, to allow the Comprehensive Permit to be issued in lieu thereof.    

Rules and Regulations Governing the Subdivision of Land, Truro Massachusetts:  

 

The proposed development is not a subdivision of land and the Rules and Regulations Governing the 

Subdivision of Land do not apply. 

                    

Curb Cut Permit Procedure:  

 

The Applicant requests that the Comprehensive Permit substitute for Curb Cut Permit from the Town of 

Truro. MA DOT Curb cut Permit is being sought by Truro DPW. 

 

Relief from Truro Board of Health Local Regulations 

 

Relief from specific requirements of Article 14 of the Truro Board of Health regulations in excess of MA 

DEP Title 5 regulations is requested.  

 

The Truro Board of Heath regulation requiring 10,000 square feet of land per 110 gallons per day (gpd) 

would require total acreage of 17.8 acres to support the Title 5 flow from the Cloverleaf Rental Housing 

development. This could only be achieved through the inclusion of the acreage of the entire MA DOT 

layout of the Route 6 Highland Road Cloverleaf interchange, approximately 15.6 acres in addition to the 

3.91 acre parcel that was separated as surplus land and transferred to the Town of Truro. Although this 

land remains under MA DOT ownership, not the Town of Truro, it is “buildable upland” that will not be 

developed and therefore can contribute to the aggregate nitrogen loading land area. Similarly, the 

abutting land of the Cape Cod National Seashore will not be developed and could also be considered as 

contributing to the aggregate nitrogen loading analysis. Since there is no easement or ownership of the 

MA DOT or Cape Cod National Seashore abutting land, this aggregate loading analysis is illustrative only 

to demonstrate the particular characteristic of this Cloverleaf parcel as it abuts substantial publicly owned 

undeveloped land. The alternative of denitrification Alternative / Innovative septic technology would be 

an excessive cost that would burden the housing development budget as an upfront cost as well as 

ongoing annual system maintenance / monitoring expenses. Also, since the intent of bylaw is in part to 

protect private wells, it is noteworthy that the mapped ground water flow indicates an eastward flow 

from the proposed Title 5 Septic System leach field away from wells on the abutting properties.  

 

Also, it should be restated here that the site will be serve by municipal water extension through the site 

and the Title 5 System proposed is conforming under MA DEP Title 5 regulations.    
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The Applicant seeks relief from the Truro General Bylaws and Other Regulations, as follows: 

 

Relief is requested from any other zoning bylaw, general bylaw or regulations or procedures that may be 

identified in the review process if full compliance is not physically or economically feasible.  

 

Relief is requested from the applicability of such other sections of the Zoning By-law, the Subdivision 

Control Regulations, or of such other local rules and regulations that would otherwise be deemed 

applicable to this development. 

 

Relief is requested from requirements, if any, to post a bond, cash, Letter of Credit, or impose Planning 

Board Covenants, related to site development. 

 

Relief is requested from any requirements for paying fees for any regulatory review or for any permits 

related to the development of this project, including but not limited to fees for building permits and 

septic system installation permits;  

 

The Applicant requests that the Comprehensive Permit be issued in lieu of all the aforementioned 

permits, inclusively.  
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