Provincetown Community Housing Council
Caucus Hall, Town Hall  260 Commercial Street

AUGUST 23, 2021

4:08 p.m.
Members Present: Austin Miller, Kevin Moss
Members remote: Paul Richardson, Kristin Hatch, Michael Litvin, Fran Coco
Staff: Community Housing Specialist Michelle Jarusiewicz [in-person], Town Manager Alex
Morse [in-person], Assistant Town Manager David Gardner [remote]
Pursuant to Chapter 20 of the Acts of 2021, this meeting will be conducted in person and as a courtesy via remote means,
in accordance with applicable law. Please note that while an option for remote attendance and/or participation is being
provided as a courtesy to the public, the meeting/hearing will not be suspended or terminated if technological problems
interrupt the virtual broadcast, unless otherwise required by law.

Joining the Meeting:
Microsoft Teams: Join on your computer or mobile app. Click here to join the meeting
Phone: Or call in (audio only) (833) 579-7589 Phone Conference ID: 831 889 396 #
To Participate during public comment:
 Teams: Raise hand to be called on to speak.
 Phone: Speak name clearly to be called on to speak.

Please do not speak again until acknowledged by Chair or meeting moderator.




Keep your phone muted at all times when not talking (*6 to mute & unmute your phone)
Do not use speakerphone, Bluetooth devises (speakers or headphones)
Mute all background noises, including PTV, television or computer and use only phone audio.

Agenda 1: Public Statements: none
Agenda 2: Annual Housing Goals: Town Manager Alex Morse stated that the Select Board had
officially adopted the annual goals and that he would forward the final goals. He noted that Austin
Miller would represent the CHC and Cass Benson would represent the Year Round Market Rate Rental
Trust on the VFW development Proposal Review Team which would have seven members.
Member discussion included why create a new housing stabilization fund when there are already 2
existing funds? The Town Manager stated that it is still to be determined. He noted that it is unknown
if there will be a fall special town meeting. There are some possible petitioned articles regarding
housing. Mr. Moss stated that the best way is for us all to work together, communicate, and share
info. Ms. Hatch was curious about how the stabilization funds would work; for years we have taken
more of bottom up approach, and this looks reversed now. Who suggested it? The Town Manager
indicated that a Select Board member suggested it. Mr. Miller said that it was initially brought up as
concern for stabilization and structure, but how much will it tie us down? It takes time to create and
time to allocate. Mr. Richardson suggested that it is not clear of the purpose served but creates more
bureaucracy. Ms. Hatch inquired about discussion with Finance Director of $100,000 up to 100% AMI
being transferred to Affordable Housing Trust Fund? The Town Manager explained that the Finance
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Director had been at a Year Round Trust Meeting and had explained. He thought it would be a great
idea for a meeting for all 3 committees to discuss. Mr. Richardson thought that the goals should
include the Affordable Housing Trust Fund and the Community Housing Council by name. Ms. Coco
suggested that maybe we can find land but prices are out of site. What about a regional approach?
Truro and Wellfleet have land and we all are losing our workforce. Ms. Jarusiewicz indicated that
there are ongoing conversations, but it is a struggle. Most communities want the housing for their
residents. The Town Manager suggested that perhaps with more state incentives it would be more
appealing. Ms. Hatch stated that she participated in a CDP meeting for the Lower Cape and that was
part of the discussion. Provincetown approved $20,000 for the CC5 development in Orleans and had
previously contributed to another development for autistic adults. Mr. Miller said that the $20,000
was controversial at town meeting even though it was a very small token amount to the
development; some people thought it should be retained for Provincetown.
4:50 pm Town Manager leaves for Select Board meeting.
Ms. Jarusiewicz summarized the NOTES below previously distributed about CPA process and potential
applications. The bottom line is the potential combined CPA Community Housing funds plus other funds
might be about $800,000 per year. It is very limited, the Town, including the CHC, must set priorities.
With a gap of $300,000 to $400,000, a buy‐down program could only do 1 or 2 units a year and leave
little funds for anything else. It also does not include funds for development at the VFW site or
Maushope. Several of the VFW proposals indicate that they would apply for CPA and AHTF funds.
Mr. Gardner commented in response to potential changes to the inclusionary zoning [IZ] bylaw. Town
meeting approved the existing IZ bylaw; it was a multi‐year negotiated process. 1 unit for 6 is cost
effective; perhaps the in‐lieu fee can be looked at to reflect the actual gap. Ms. Hatch asked when we
could re‐address IZ? Mr. Gardner stated that the Planning Board began to create a sub‐committee in
the spring to look at the issue. The original volunteers are no longer available.
Ms. Hatch reminded the CHC that units had been created in other ways such as the 3 at the Grace
Gouveia and the 9 at Seashore Point; both on Town land. Mr. Gardner agreed there is potential to
reserve a unit in a development like the Grace Gouveia building.
5:01 pm Ms. Hatch leaves for Housing Authority meeting.
Mr. Miller asked if the in‐lieu calculation could be pegged on pricing index of previous year’s sales?
Mr. Gardner stated that the formula is calculated each year. The affordability gap is described in the
bylaw. If change the percentages, maybe can change the numbers.
FY2022 Draft Town-Wide Goals [excerpts from Select Board agendas]
1. Housing: Support and incentivize the development of decent, safe year-round housing for
low and middle-income households, and support the development of housing for seasonal
and year-round worker housing. Pursue housing policies and programs that support job
creation and the year-round economy.
Objectives:
a. Support community and affordable housing development at 3 Jerome Smith Road
(former VFW site).
b. Support the Housing Authority’s expansion efforts.
c. Address housing insecurity in Provincetown.
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d. Support the proposed Barracks project and other workforce housing proposals.
e. Revisit inclusionary and incentive bylaw updates to increase affordable housing.
f. Take an inventory of all Town-owned properties and public facilities to assess the
possibility of developing housing on vacant land or converting existing spaces into
seasonal and year-round community housing.
g. Prioritize town infrastructure to support increased density to meet our housing goals.
h. Expand Accessory Dwelling Units to seasonal occupancy to help meet workforce
housing goals with infill development.
FY2022 Draft Town Manager Goals & Internal Goals
1. Support and promote Housing Development
a. Review/align regulations to incentivize housing and not inhibit growth.
b. Identify developer for VFW and consider purchasing adjacent property to increase density and
scope of project.
c. Explore ways for the Town to support the Maushope expansion.
d. Do inventory of town-owned properties and facilities to explore housing development
opportunities.
e. Explore creative solutions to seasonal worker housing crisis in advance of the 2022 season.
Memo To: Select Board
From: Alex B. Morse, Town Manager
Date: June 24, 2021
Re: Town Goals/Select Board Goals and Town Manager Goals, and review of Departmental Goals
for FY22, 23 and 24
Over the past several years, the Town has made tremendous strides in its strategic planning
efforts, with the Housing Playbook, UMass Dartmouth Housing Needs Analysis, Camoin Housing
Strategies Plan, Coastal Resilience/Infrastructure Vulnerability Assessment, Hazard Mitigation
Plan, Municipal Vulnerability Preparedness Plan, and Camoin Community Development Action
Plan all now in place. Other plans, such as the Open Space and Recreation Plan and our Local
Comprehensive Plans are currently being updated. Keeping all of those in mind, we are resuming
the Select Board’s annual goal setting process in order to thoughtfully coordinate all of these
initiatives, better integrate our collective efforts across the organization, and clearly identify
consensus priority goals. Included in this packet are a number of suggested town-wide goals, with
objectives, as well as goals related but specific to the Town Manager and internal operations, as
well as intradepartmental goals.
The process began with the solicitation of goals from all Department Heads and other staff
regarding what they see as key areas of concern, need, and opportunity for the Board and/or
other Town entities to consider over the next three years. This input is primarily focused on
operational goals, but also includes projects/initiatives that have policy implications. I have
aggregated all of the submissions from Department Heads, and to help expedite this process, I
have extracted several as priorities for town-wide goals and have included draft town-wide goals
for your review. I have also included the submissions from each department head so that you can
see the breadth and depth of our internal goals.
The proposed town-wide goals is a summary document for the Board’s consideration for adoption.
Once formally adopted, the FY22 goals would be distributed to Department Heads and Town
boards/committees. It could also be posted on the homepage of the Town’s website and to social
media accounts.

FY2022 Draft Town-Wide Goals
1.Housing: Support and incentivize the development of decent, safe year-round housing for
low and middle-income households, and support the development of housing for seasonal
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and year-round worker housing. Pursue housing policies and programs that support job
creation and the year-round economy.
Objectives:
a. Support community and affordable housing development at 3 Jerome Smith Road (former
VFW site).
b. Support the Housing Authority’s expansion efforts at Maushope and encourage higher
number of new units in project.
c. Address housing insecurity in Provincetown
1.Create a Buy Down Program for those seeking to purchase market rate condos to make the
unit affordable.
2.Renew the down payment assistance program with a higher qualifying amount.
3.PurchasedeedrestrictionsusingCPAfundstosecuremulti-familyunitsasrentals.
4.Improve public awareness of Town programs which support housing security for existing
residents.
d. Support the proposed Barracks project and other workforce housing proposals.
e. Capture new short-term rental revenue collected in FY21 and FY22 for housing by
transferring funds into a newly created Housing Stabilization Fund/Housing Crisis Fund.
f. Consider increasing the percentage of the year-round residential tax exemption
g. Revisit inclusionary and incentive bylaw updates to increase affordable housing.
h. Work alongside business community to assess seasonal housing needs and collaborate on
solutions for Summer 2022 and beyond.
i. Take an inventory of all Town-owned properties and public facilities to assess the possibility
of developing housing on vacant land or converting existing spaces into seasonal and yearround community housing.

Agenda 3: VFW/3 Jerome Smith Housing Development Update: The Town received three proposals
on 7/29/21 – from Commonwealth Community Developers, Pennrose, and The Community Builders
[TCB]. Review pending Town Manager establishing the Review Team. Austin Miller will represent the
CHC and Cass Benson will represent the Year Round Market Rate Rental Trust per the Town
Manager’s statement earlier on the VFW development Proposal Review Team which would have
seven members. There is summary of the proposals for VFW site and the Wellfleet proposals in the
Provincetown Independent.
Agenda 4: Community Preservation Act [CPA] Potential Housing Applications:
Ms. Jarusiewicz summarized the CPA process as described below. Mr. Miller ran numbers as well
resulting in affordability gap in excess of $300,000 per unit. If other funds were used and could go
higher than 100% AMI, perhaps could function like Wellfleet with $175,000. Otherwise, the numbers
don’t work. Mr. Richardson suggested hat alternative mechanisms such as in‐lieu fees might net
greater than 100% AMI. The AHTF only goes to 80% AMI.
Mr. Richardson stated that he has said at least twice that the CHC should double the request of
$100,000 from CPA to the Affordable Housing Trust Fund [AHTF]. Ms. Jarusiewicz stated that yes, he
had, but there has not been a vote by the CHC. Mr. Richardson said that the application should
include a rationale for the request and that the CHC should set goals for the AHTF. Ms. Jarusiewicz
stated that the last application did not, but stated that the AHTF had been used for a variety of
activities and would continue to do so. Mr. Miller agreed and stated that the Buy‐Down program is
difficult because of the funding gap but supports expanding the funds for the Down Payment
Program. Ms. Coco stated that she needed to leave to attend the Housing Authority meeting but was
leaning to more generic and not limiting funds.
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Austin Miller MOVE that the CHC explore submitting a $200,000 CPA application for purposes such as
Down Payment & Closing Cost program and other programs under CHC; Fran Coco second; approved
5‐0.
Austin Miller aye
Michael Litvin
aye
Fran Coco
aye
Kevin Moss aye
Paul Richardson
aye
5:29 pm Fran Coco leaves for Housing Authority meeting.
The Community Preservation Act (the “CPA” MGL C.44B) was enacted by state legislators
allowing any town in the Commonwealth to adopt a property tax surcharge of up to 3%, the
revenues from which, along with any matching state funds, could be directed to open space
and recreation, community housing, and historic preservation. The Town of Provincetown
adopted the CPA at its May 4, 2004 Annual Town Election as well as a bylaw designating that
80% of the CPA revenues is directed to community housing. On November 3, 2008, Special Town
Meeting revised the bylaw to reflect the standard of the Commonwealth and to allow for
greater flexibility. The revision allotted 10% for each category ‐‐ community housing, historic
preservation, and open space/recreation ‐‐ with 70% remaining undesignated and available for
any category. Once again at the April 7, 2014, annual town meeting, the Town amended the
split to reflect the priority for community housing to 60% of the CPA revenues for community
housing, 10% each for historic preservation and open space/recreation, and 20% remaining
undesignated and available for any category.
The application cycle typically has applications due by the end of December after the
Community Preservation Committee [CPC] initiates it. They are reviewed, the CPC conducts a
public hearing, and makes recommendations that go to Town Meeting. Town Meeting approves
[or not.] Any entity can submit an application.
As previously discussed, potential CPA Housing applications may include:
 Transfer of housing funds to the Affordable Housing Trust Fund for future allocation by
CHC; $100,000 approved at 2021 ATM. AHTF current balance $774,343 with the
$100,000.
 Buy‐Down Program, a pilot program in 2019 with CPA funds for $175,000 allowed 1
household to purchase a market rate home.
 Down Payment & Closing Costs expansion, current program provides up to $10,000 in
assistance with an available balance of $35,047
 Development support for VFW site and Housing Authority expansion [this could range
into the millions].

Under CPA, the maximum income eligibility for programs is up to CPA 100% AMI [actual dollar
amounts change every year]:

Income limits FY 2021
Barnstable County median income
$89,300

CHC 8/23/21

Page 5

House-hold
Size

65%
Income
Limit
Moderate

80%
Income
Limit
Moderate

80%
Income
Limit
Moderate

100%
Income
Limit
Median

CPA

HUD

CPA

1

$44,265

$50,008

$54,450

$62,510

2

$50,538

$57,152

$62,200

$71,440

3

$56,875

$64,296

$70,000

$80,370

4

$63,180

$71,440

$77,750

$89,300

As we look into community housing programs and funding sources, I thought this might be of
interest as we approach possible funding for a buy‐down or for deed‐restriction purchases or
other activities.
The attached table shows 22 market rate units/homes currently for sale or recently sold at the
lower end of sales [range of $350,000‐$650,000]; that is, it does not include 1 bedroom units
for sale at $899,000 +/‐. This is not necessarily the complete list and certainly does not include
any single family homes as they are way beyond reach with over $1‐million price tags.
 The average sale price for a 1‐bedroom $573,793
 The average sale price for a 2‐bedroom $505,571
 The average sale price for ALL $551,132
 Note there is only 1 unit under $400,000
Using the current community housing unit for sale at 30 Shank Painter [$215,000] [which is
priced with eligibility up to 100% AMI, the maximum for anything funded under CPA] with the
side‐by‐side comparable market rate unit at $635,000 – almost triple the price with a gap of
$420,000.
So, for a buy‐down program, to fill that gap, we easily would need $300,000 + per unit;
perhaps $400,000 per unit.
I am not familiar with the purchase of deed‐restrictions, but I would imagine that would be a
comparable number. Also note below, in the inclusionary zoning calculations, that the
affordability gap is $319,889.
Keep in mind, that last year’s maximum total CPA funds for ALL CPA categories [community
housing, historic preservation, open space/rec] for new activities was $400,000 [total]. The
CPC determines the cap and what activities move to town meeting. While there is some
flexibility as we look at receipts, this is not an enormous pot of money. I anticipate new
receipts for this cycle to be about $800,000 [the housing set‐aside portion would then be
$480,000] and while there are some funds in hand, all previously approved projects and debt
service must be paid for first leaving little wiggle room.
Other potential revenue streams, yet to be determined, include the additional room‐tax
receipts from short ‐term rentals estimated at $416,000 if calculated at 13%. Marijuana tax
receipts are also a potential source.
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In summary, there are very limited funds and great need. Note that new ownership
community housing units are being created under our inclusionary zoning [IZ] bylaw at no cost
to the Town with one currently on the market as mentioned above and 2 in the pipeline for
the upcoming year. IZ payment in‐lieu fees, which are currently deposited into the Affordable
Housing Trust Fund. Resale of existing deed‐restricted units are another homeownership
opportunity with price and eligibility determined by the dee restriction.
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Agenda 5: Provincetown’s Homeowner’s Assistance Pilot Program:
Members discussed draft Provincetown’s Homeowner’s Assistance Application Packet. New
program is CPA funded. Ms. Jarusiewicz stated looking for CHC comments and input. Mr.
Miller suggested to keep in mind Mass Save program; can get subsidies, rebates, etc. Mr.
Moss asked what happens within 10 year window. Ms. Jarusiewicz stated that if sold or
transferred, the owner will need to re-pay pro-rated share. Mr. Richardson suggested this be
placed on next agenda.
The Housing Office presents a pilot program offering eligible year-round Provincetown property
owners up to $5,000 to address property repairs and/or assessments for such, through a
forgivable interest free loan over ten-years. Priority will be given for emergency repairs, such as
failed plumbing or heating. If the owner continues to live in the home for more than 10 years,
the loan is forgiven; if the owner sells or transfers the home in less than 10 years, the owner
will be required to re-pay a pro-rated portion based upon the amount of time that the owner
lived in the home.
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Potential Timeline:
Submit ad by
Ad appears
Application available
Applications due by
Review
Lottery if needed

Option 1
9/1/21
9/9 & 9/16/21
9/9/21
10/12/21
2 weeks
Week of 11/1/21

Option 2
9/15/21
9/23 & 9/30/21
9/23/21
10/25/21
2 weeks
Week of 11/15/21

Agenda 6: Community Housing Programs & Resources Outreach:
Members provided some edits for the draft Homeowner’s flyer & Housing Resources flyer with page
1 focus on community housing units & developments; page 2 on other programs and resources
Agenda 7: Housing Updates:

The Year Round Market Rate Rental Housing Trust approved issuing the Request for Proposals
for Property Management for Harbor Hill on 8/3/21 with proposals due by 9/30/21. The current
contract with the CDP expires on 12/12/21.

3 Jerome Smith/VFW Housing Development: The Town received three proposals on 7/29/21 –
from Commonwealth Community Developers, Pennrose, and The Community Builders [TCB]. Review
pending Town Manager establishing the Review Team.

Ownership Units: 30 Shank Painter Rd. Unit #102, one‐bedroom inclusionary zoning unit
$215,000, is now available with open house 9/11/21 and applications due by 9/27/21. Note that
comparable unit side‐by‐side is marketed for $635,000 indicating how large the gap is ‐ $420,000 ‐
from affordable to market rate.

Community Housing Resource [CHR] has received approval from the Department of Housing &
Community Development to change their management agent to Community Development
Partnership which includes all the CHR units in Provincetown at 32 Conwell, 40A Nelson Ave, 83
Shank Painter, and Stable Path.

The Year Round Market Rate Rental Housing Trust is exploring various options for future
revenue including allocations from short‐term rental tax and marijuana taxes and fees. The Trust has
met with community members to discuss potential articles and other ways to boost rental housing.
The Trust voted on 7/20/21 to request meetings with the Town Manager on annual goals and began
that conversation on 8/3/21. They also voted to request joint meetings with the CHC and Select
Board
Agenda 8: OTHER:
30 Shank Painter Rd #102 Unit for sale applications will be due 9/27/21
Agenda 9: Austin Miller MOVE to adopt the 7/19/21 minutes; Kevin Moss second; approved 3‐0‐1
Austin Miller aye
Michael Litvin
aye
Kevin Moss aye
Paul Richardson
abstain
Agenda 10: next meeting: Monday, September 20, 2021 at 4pm
Members discussed joint meeting with Year Round Market Rate Trust since they had the meeting
with the Town Manager, it is the next step. Ms. Jarusiewicz said that the Trust typically meets
Tuesdays at 6pm. She will float dates with both committees. Mr. Miller said that the Trust heard a
presentation of the proposed potential TM articles and that the Trust might consider supporting. It
would be a worthwhile discussion.
Adjourned at 5:56 pm.
Minutes submitted by Housing Specialist Michelle Jarusiewicz
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