
  Meeting Agenda 
The Provincetown Board of Selectmen will hold a public meeting on Monday, 
March 14, 2016, at 6:00 p.m. in Judge Welsh Room, Town Hall,  260 Commercial Street, 
Provincetown, MA 02657. 
 
Consent Agenda – Approval without objection required for the following items: 

A. Parade Permit Application submitted by Donald Murphy and Susan Avellar, 
Provincetown, MA, on behalf of the Provincetown Portuguese Festival, to hold a 
Parade on Saturday, June 25, 2016, starting at 3 p.m. to 5:30 p.m. 

B. Parade Permit Application submitted by Donald Murphy and Susan Avellar, 
Provincetown, MA, on behalf of the Provincetown Portuguese Festival, to hold the 
Blessing of the Fleet on Sunday, June 26, 2016, starting at 12 noon to1:00 p.m. 

C. Treasurer’s Transfer – Library Trust Fund (Flores Fund), to pay 629 Ingram Library 
Services for books/videos, in the amount of $1,853.96. 

D. Approve placement of a dedication plaque on a sixteen-foot bench, in front of Town 
Hall, in recognition of all the work Barbara Rushmore accomplished during her tenure 
as chair and committee member of the Beautification Committee. 

E. Letter from Richard Delaney, President of the Provincetown Center for Coastal 
Studies regarding a change to the dates for Coastal Studies’ use of the VFW Hall.  

1.  Public Hearings - Votes may be taken on the following items: 
A. Joint Public Hearing with the Harbor Committee - Discussion and approval of Harbor 

Fees and Regulations submitted by the Harbor Committee.  
B. Economic Development Permit 16-01 – 199 Commercial Street Unit 9 & 10 – Café 

Heaven by Alan Cullinane (applicant), o.b.o. Scott Norman Realty Trust and Louis 
Morin (property owners), to increase the assigned Title 5 flow to the property by 
990 gallons per day to increase the number of full service restaurant seats (35 
gpd) from 32 to 60 (980 gpd minus existing credits for a total of 956 gpd). 

C. Discussion and approval of Shellfish license applications, renewals, and 
aquaculture regulation changes submitted by Shellfish Constable Stephen 
Wisbauer.  

2. Public Statements – Three (3) minutes maximum. Selectmen do not respond to Public 
 Statements. 

3. Selectmen’s Statements – Initial comments from the Selectmen.  Discussion dependent- 
 votes may be taken. 

4.   Joint meeting / Presentations - Votes may be taken on the following items: 
A. Joint Meeting with the Economic Development Committee – EDC to present slate of 

people selected to receive Micro Grants (<$500), for approval by the Board of 
Selectmen. 

 

5.   Appointments - Votes may be taken on the following items: 

Board of Selectmen 
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A. Approve the appointment of Mark Boucher, as a Regular member of the 
Beautification Committee, with a term to expire on December 31, 2017. 

6.   Requests - Votes may be taken on the following items:  
A. Update from the Seashore Advisory Council regarding the New Beach/Herring Cove 

– Cape Cod National Seashore Representative Mary-Jo Avellar. 
B. Review and discussion of the Housing Playbook – Michelle Jarusiewicz. 
C. Discussion on changes to signage reflecting “Gender Neutral” restrooms - Dr. Elise 

Cozzi. 
D. Discussion by the Board on the upcoming meeting scheduled with Representative 

Sarah K. Peake and Speaker Robert DeLeo on Wednesday, March 30, 2016, at 
11:00 a.m., at the State House, regarding the Room Occupancy Tax Legislation. 

7.   Town Manager / Assistant Town Manager - Votes may be taken on the following items: 
A. Six months Performance Evaluation of Town Manager David Panagore. 
B. Town Manager’s Report – Administrative Updates. 

i. Updates on Community Compact, regionalization, and broadband. 
C. Recommendations on the Articles for the April 2016 Town Meeting Warrant. 
D. Insert Ballot Questions for the May 2016 Annual Town Election. 
E. Update and discussion of the Winslow Farm and VFW properties. 
F. Others – Other matters that may legally come before the Board not reasonably 

anticipated by the Chair 48 hours before the meeting. Votes may be taken.  

8.   Minutes – Approve minutes of previous meetings.  Votes may be taken. 

9.  Closing Statements/Administrative Updates - Closing comments from the Selectmen.          
Discussion dependent; motions may be made; votes may be taken. 
A. Thank you letter to Christine Sylvia who resigned from the Beautification Committee 

on February 17, 2016. 
B. Thank you letter to Barbara Rushmore for organizing a group of citizens to travel to 

Beacon Hill to advocate on legislation before the General Court. 

Motion by the Board of Selectmen to vote to go into Executive Session pursuant to MGL 
c30A, Section 21(a), Clause 3 for the purpose of:  

Clause 3 - To discuss strategy with respect to collective bargaining or litigation if an open 
meeting may have a detrimental effect on the bargaining or litigating position of the public body 
and the chair so declares.  (Update on Clam Dredging Lawsuit). Votes may be taken. 

Clause 3 - To discuss strategy with respect to collective bargaining or litigation if an open 
meeting may have a detrimental effect on the bargaining or litigating position of the public body 
and the chair so declares.  (Tax Title Updates). Votes may be taken. 

Clause 3 - To discuss strategy with respect to collective bargaining or litigation if an open 
meeting may have a detrimental effect on the bargaining or litigating position of the public body 
and the chair so declares.  (Update on 227R Commercial Street). Votes may be taken. 

 

Posted by the Assistant Town Clerk:  www.provincetown-ma.gov, 3/10/16 4:25 pm dv 



  

Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016 

CONSENT AGENDA 
Approval required for the following items: 
 Requested by:  BOS Chair Tom Donegan                 Action Sought: Approval 

Proposed Motion(s) 

MOVE that the Board of Selectmen vote to approve items listed on the consent 
agenda as submitted. 
 

Consent Agenda – Approval without objection required for the following items: 
A. Parade Permit Application submitted by Donald Murphy and Susan Avellar, 

Provincetown, MA, on behalf of the Provincetown Portuguese Festival, to hold a 
Parade on Saturday, June 25, 2016, starting at 3 p.m. to 5:30 p.m. 

B. Parade Permit Application submitted by Donald Murphy and Susan Avellar, 
Provincetown, MA, on behalf of the Provincetown Portuguese Festival, to hold the 
Blessing of the Fleet on Sunday, June 26, 2016, starting at 12 noon to1:00 p.m. 

C. Treasurer’s Transfer – Library Trust Fund (Flores Fund), to pay 629 Ingram Library 
Services for books/videos, in the amount of $1,853.96. 

D. Approve placement of a Dedication Plaque on a sixteen-foot bench in front of Town 
Hall, in recognition of all the work Barbara Rushmore accomplished during her tenure 
as chair and committee member of the Beautification Committee. 

E. Letter from Richard Delaney, President of the Provincetown Center for Coastal 
Studies regarding a change to the dates for Coastal Studies’ use of the VFW Hall. 

 

Additional Information 

See attached documents. 

Board Action 

Motion Second Yea Nay Abstain Disposition 
      

 
 
 

00 



Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016 

PARADE PERMIT REQUEST 
Portuguese Culture 
Requested by: Donald Murphy, Susan Avellar, and Lillian DeSouza              Action Sought: Approval  

Proposed Motion(s) 

MOVE that the Board of Selectmen vote to approve the Parade Application Permit 
submitted by Donald Murphy and Susan Avellar, P.O. Box 559, Provincetown, MA, on 
behalf of the Provincetown Portuguese Festival to hold a Display of Portuguese 
Culture with Music and Dancing on Saturday, June 25, 2015, starting at 3:00 p.m. to 
5:00 p.m. 
 

 

 

 

 

Additional Information 

See attached application.  Route will begin at the Harbor Hotel (Snail Road) and travel west 
on Commercial Street to Franklin where it terminates at the top of Franklin and Bradford. 
 

Board Action   

Motion Second Yea Nay Abstain Disposition 

      

 
 
 ________________________________________________________________________ 
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Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016 

PARADE PERMIT REQUEST 
Portuguese Blessing of the Fleet 
Requested by: Donald Murphy, Susan Avellar, and Lillian DeSouza              Action Sought: Approval  

Proposed Motion(s) 

MOVE that the Board of Selectmen vote to approve the Parade Application Permit 
submitted by Donald Murphy and Susan Avellar, P.O. Box 559, Provincetown, MA, on 
behalf of the Provincetown Portuguese Festival, to hold the Portuguese Blessing of 
the Fleet on Sunday, June 26, 2016, starting at approximately 12 noon to 1:00 p.m. 
 
 

 

 

Additional Information 

See attached application.  Route will begin at St. Peter’s Church on Prince Street south to 
Bradford Street east to Ryder Street south to Commercial Street East to Lopes Square 
south to the end of MacMillan Pier. 
 

Board Action   

Motion Second Yea Nay Abstain Disposition 

      

 
 
 ________________________________________________________________________ 
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Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016 

TREASURER’S TRANSFERS 
LIBRARY TRUST FUND – Flores Fund  

 Requested by:  Dan Hoort, Finance Director                                        Action Sought: Approval 

Proposed Motion(s) 

MOVE that the Board of Selectmen vote, as Commissioners of the Library Trust Fund 
– Flores Fund (#1626), pursuant to MGL C44 § 53A, to approve the use of the funds in 
the Library Trust Fund – Flores Fund (#1626) to pay $1,853.96 for the attached invoice 
from Ingram Library Services.   
 

 

 

Additional Information 

This Motion will allow the Town Treasurer to transfer money from the Library Trust Fund – 
Flores Fund (#1626) to pay for the books and videos from Ingram Library Services.  The 
Flores Trust Fund will have a balance of $16,918.41 in the expendable account after this 
invoice is paid.   
 
 
 
 

Board Action 

Motion Second Yea Nay Abstain Disposition 
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              TOWN OF PROVINCETOWN 
 
 

REQUEST OF TRANSFER OF FUNDS 
 
 
Date: March 14, 2016 
   
To: Provincetown Treasurer 
 
From: Board of Selectmen 
  

As Commissioners of the Library Trust Fund – Flores Fund (#1626), 
permission is hereby granted to you, the Treasurer of the Town of 
Provincetown, to approve the use of the Library Trust Fund – Flores Fund 
(#1626), for the payment of the $1,853.96 to Ingram Library Services. 
 
 
 

 
 

 
The Honorable Board of Selectmen: 

 
 
 

 
_______________________________             _____________________________ 
Thomas N. Donegan, Chair           Erik Yingling, Vice Chair 

 
 
 

_______________________________              _____________________________          
Cheryl Andrews, Selectman    Robert Anthony, Selectman 
       
             
_______________________________                       
Raphael Richter, Selectman 

































































  

Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016 

DEDICATION PLAQUE – BARBARA RUSHMORE 
Approval to be placed on Bench in front of Town Hall 
 Requested by:  Beautification Committee                  Action Sought: Approval 

Proposed Motion(s) 

Move that the Board of Selectmen vote to approve the attachment of a Dedication 
Plaque on a sixteen-foot bench in front of Town Hall, in recognition of all the work 
Barbara Rushmore accomplished during her tenure as chair and committee 
member of the Beautification Committee. 

 
 
 
 
 
 

Additional Information 

 
 

The plaque will read, “In Recognition of Barbara Rushmore’s Commitment to Beautifying 
Provincetown – 2015.” 
 

 
 

Board Action 

Motion Second Yea Nay Abstain Disposition 
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Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016 

CENTER FOR COASTAL STUDIES 
Letter from Richard Delaney re: Change of Dates for Use of VFW Hall 

 Requested by:  Town Manager David Panagore                            Action Sought: Discussion 

Proposed Motion(s) 

Discussion dependent – votes may be taken. 
 
 
 
 
 
 
 
 
 
 

Additional Information 

 
 
See attached letters. 
 
 

Board Action 

Motion Second Yea Nay Abstain Disposition 
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Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016 

HARBOR REGULATIONS PUBLIC HEARING 
Follow-up on Mooring Rates and Harbor Recommendations 
Requested by: Board of Selectmen            Action Sought: Discussion/Approval 

Proposed Motion(s) 

 
Move that the Board of Selectmen vote to approve the Harbor Regulations [as 
presented] [as revised]. 
 
 
 
 

Additional Information 

At your joint meeting with Harbor Committee on November 9, 2015, the committee 
recommended a requirement for insurance on vessels in Provincetown Harbor, changes to 
Appendix B for late fees, kayak racks fees and a modification of the notification process for 
boats that have been picked up and stored by the Town. The Selectmen also asked for a 
report of moorings around the region and a recommendation for mooring fee rate increases.  
 
The proposed insurance regulation was reviewed by Town Counsel February 2014 in 
advance of a Harbor Committee public hearing. The Harbor Regulations require the Board 
of Selectmen hold a public hearing for changes to Chapter 2 and 3 of the Harbor 
Regulations.  
 
 
 

Board Action 

Motion Second In favor Opposed Disposition 
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Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016 
 

PUBLIC HEARING - ECONOMIC DEVELOPMENT PERMIT 
199 Commercial Street, Unit 9 &10   

 

Requested by: Alan Cullinane, Applicant                             Action Sought:  Approval 

Proposed Motion(s) 

Move that the Board of Selectmen vote to approve Economic Development Permit 16-01 
for 199 Commercial Street, Unit 9&10, by Alan Cullinane, applicant on behalf of Louis 
Morin and Scott Norman Realty Trust, property owners, based on findings that the 
proposed use is consistent with the criteria set forth in Selectmen’s Policy 2009-02-09, 
specifically: 

• Support year-round incomes and/or 
• Support an extended employment season and/or 
• Create or enhance employment opportunities, and 
• Help to diversify Provincetown’s economic base, and 

 
subject to the attached permit with conditions [as submitted]  [as revised].  

 

Additional Information 

This EDP request is to increase the assigned Title 5 flow to the property by 956 gallons per day 
to increase the number of restaurant seats (35 gpd per seat) from 32 to 60 (1096 gpd minus 
existing credits of 140 for a total of 956 gpd).   See attached “DRAFT” Economic Development 
Permit, along with supporting information including the EDP application and floor plan of the 
business. 
 

Board Action 

Motion Second In favor Opposed Disposition 
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Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016 

PUBLIC HEARING  
Shellfish License Applications, Renewals and Aquaculture Regulations Changes 

Requested by: Shellfish Constable, Stephen Wisbauer         Action Sought: Discussion/Approval 

Proposed Motion(s) 

The Provincetown Shellfish Committee recommends the following: 

Move that the Board of Selectmen vote to approve the shellfish license applications of 1) Daniel 
Degruttola, 2) Nathaniel Mayo, 3) Michael Chute, 4) Robert Hazard, 5) Alfred Famiglietti, James 
Staniscia, Theodore Cormay, and 6) Loretta Santos; to be assigned acre(s) as described in each 
individual application. These acres are located in the area east of the west end breakwater and lie close 
to the fall off to deeper water. Final issuance of town licenses is contingent on State and Federal 
approval and shall be for two (2) years as per Town regulations. 

Move that the Board of Selectmen vote to renew the existing licenses for 1) Francis John Santos, 2) 
Laurie Santos, 3) Randy Rovatti, 4) Anthony Paccione, 5) David Flattrery/Bethany Tasha in the 
Aquaculture Development Area (ADA). These licenses expire in April of 2016 and the renewal shall be 
for five (5) years as per Town regulations. The above license holders have shown activity toward 
production. Not all licenses within the ADA are being recommended for renewal. Those not being 
recommended have been notified. 

Move that the Board of Selectmen vote to approve the amendments to the regulations for aquaculture 
licenses as submitted. The substance of these changes is as follows: 

• A License holder with sites within the ADA shall post a $10,000 compliance bond naming the 
Town of Provincetown beneficiary. (This is a change from a $200 bond and is the same cost to 
licenses holder) 

• A License holder with sites within the ADA shall comply with specific sub tidal regulations 
issued by the MA Department of Marine Fisheries. 

• All Grant holders shall pay to the town all fees, maintain a compliance bond in full force (if 
within the ADA), have an annual propagation permit from DMF and file a yearly activity 
report. If these requirements are not met the Board of Selectmen may hold a hearing as to 
ascertain the facts of non- compliance and determine if the license shall be revoked. 

Additional Information 

See attached shellfish aquaculture grant applications, aquaculture licenses, regulation changes and supporting 
information from Shellfish Constable Stephen Wisbauer. 
Board Action 

Motion Second In favor Opposed Disposition 
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Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016 

PUBLIC STATEMENTS 
  Requested by:  Board of Selectmen                                      Action Sought:  Open    

Proposed Motion(s) 

 Three (3) minutes maximum.  Selectmen do not respond during Public Statements. 

 

 

 

 

 

 

 

 

Additional Information 

 
 
 
 
 
 
 

Board Action  

Motion Second Yea Nay Abstain Disposition 
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Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016   

SELECTMEN’S STATEMENTS  
 Requested by:  Town Manager David Panagore                Action Sought:  Discussion 

Proposed Motion(s)  

  Motions may be made and votes may be taken. 

Raphael Richter 

Erik Yingling 

Cheryl Andrews 

Robert Anthony 

Tom Donegan 

       

Additional Information 

 
 
 

Board Action   

Motion Second Yea Nay Abstain Disposition 
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Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016   

JOINT MEETING WITH ECONOMIC DEVELOPMENT COMMITTEE 
Approval of Micro Grants (<$500) to be Awarded 
 Requested by:  EDC Chairman Steven Latasa-Nicks                      Action Sought:  Discussion/Approval 

Proposed Motion(s)  

   

Move that the Board of Selectmen vote to approve the slate of Micro Grants 
presented by the Economic Development Committee and award the amounts 
requested on the application, not to exceed more than $500 per grant [as presented] 
[as revised]. 
 

 

 

       

Additional Information 

 
See attached list. 

 
 

Board Action   

Motion Second Yea Nay Abstain Disposition 
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Provincetown Economic Development Committee 
Micro Grant Slate – March 2016 

(In no particular order) 
 
 

Applicant: Tracy Kachtick-Anders 
Purpose: Purchase grow light system for a business that sells seedlings 

at the Provincetown Farmers Market. 
Expected Results: Allow a local small business to expand; provide more non-GMO 

food options to local residents. 
EDC Observations: This application was strong because it helps a small business 

expand sales; the applicant provided information on how these 
funds help the business with work in the off season and how 
these funds support balancing both work and family life. 

 
 
Applicant: HōmBucha 
Purpose: Help with business start-up costs specifically website 

development, trademark filing and online marketing. 
Expected Results: Help a rapidly expanding local business with critical start-up 

costs that will increase their presence and protect their 
intellectual property.  

EDC Observations: This application was well thought out; it provided good 
background on how a local business could compete with a 
national brand already moving into our market and help the 
community keep local dollars local. 

 
 
Applicant: Far Land Provisions 
Purpose: Pay for a local designer to redesign how customers-facing 

space is used in the local market.  Far Land is also putting 
funds into this project and the grant will cover approximately 
one quarter of the project costs. 

Expected Results: Improve Far Land’s ability to serve customers. 
EDC Observations: This grant helps a local business employ other local businesses.   

We appreciated that the grant money was being sought to 
support a local small business and that the applicant would 
fund other project-related activities themselves.  

 
 
Applicant: Tina Camino 
Purpose: Help a start-up create Provincetown photo “chatbooks” to be 

sold in other local businesses. 
Expected Results: Foster artistic pursuits in a way to both create new economic 

activity and promote Provincetown. 



EDC Observations: This application was strong because it meets our goal of 
supporting arts as an economic driver.  The grant will go 
directly to produce art that can be sold but will also have a 
positive impact on businesses across town that elect to carry 
the Provincetown-branded books. 

 
 
Applicant: Late Night at the Underground 
Purpose: Provide equipment for a new late night talk show. 
Expected Results: Provide more year round activity in a setting that helps the 

cast, crew and other employees increase their year-round 
income. 

EDC Observations: The year-round nature of this application is appealing.  The 
more activity we can create in the “off season” the more people 
will stay in and come to Town.  This grant also focuses on arts 
and the bohemian spirit which many in our community would 
like to encourage and preserve.   

 



  

Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016    

BOARD OF SELECTMEN APPOINTMENT 
 
Requested by:  Town Clerk Doug Johnstone                Action Sought:  Approval 

Proposed Motion(s) 

Move that the Board of Selectmen vote to approve Mark Boucher be 
appointed as a Regular member to the Beautification Committee with 
a term to expire on December 31, 2017. 
 

 

 

 

 

Additional Information 

 
 
See attached application. 
 
 

Board Action  

Motion Second Yea Nay Abstain Disposition 
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Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016 

NEW BEACH – HERRING COVE  
Update from the Seashore Advisory Council 
Requested by: CCNS Representative Mary-Jo Avellar          Action Sought: Discussion 

Proposed Motion(s) 

Discussion dependent – votes may be taken. 
 
 
 
 
 
 
 
 
 
   

Additional Information 

 

 

 

Board Action 

Motion Second Yea Nay Abstain Disposition 
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Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016 

PROVINCETOWN HOUSING PLAYBOOK  
Discussion 
Requested by: Town Manager David Panagore            Action Sought: Discussion 

Proposed Motion(s) 

Move that the Board of Selectmen vote to authorize the Town Manager to meet with 
other town Boards and Committees, as deemed appropriate, and bring back an 
updated draft to the Board. 
 
 
 
 
 
 
  

Additional Information 

 
 
See attached Provincetown Housing Playbook for discussion, consideration, review, and 
scheduling of a public hearing on same.  

 

Board Action 

Motion Second Yea Nay Abstain Disposition 
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Housing Playbook  DRAFT 031116 Page 1 
 

  
 
 
 
 
 
 
 
 
 

 
EXECUTIVE SUMMARY 
 
The Problem  
Since 1997, the Town of Provincetown has been actively tackling the 
need for stable housing for the people that live and work here. Given 
the increase in home prices over the last twenty years, housing is 
priced outside the reach of the majority of residents, with a median 
income hovering around $56,000 and the median price of a single 
family home reaching above $750,000, there are housing needs at all 
local income levels.  
 
The needs are great and cross the spectrum of incomes. Lack of stable 
housing has a severe impact on our community character and our 
future viability. We have witnessed the outmigration of many of our 
year-round residents and families which has led to the closing of our 
high school and loss of our year-round population by 14% from 2000 to 
2010.  
 
As we struggle to maintain and grow our local economy, it is 
imperative that we concurrently strengthen the housing options. 
Without housing, there are no workers; without workers there is no 
economy. Because our economy is primarily tourist-based, seasonal 
worker housing is also a problem. Without a diverse population, there 
is no Provincetown as we know and love. Provincetown’s needs go 
beyond the traditional categories of affordable housing and reach up 
into the middle income brackets.  Much of our workforce is positioned 
above the conventional affordable income limits, thereby excluding 
them from the otherwise available state and federal subsidy programs. 
As a result, the middle class segment of our workforce, along with the 
lower income segment, is being and has been squeezed out of Town. 
Over the last five years, there has been a 13.3% decline in the average 
number of employed residents, while the average number of local jobs 
stayed the same. This almost certainly means that an increasing 

    
Provincetown  
Housing Playbook 
draft 3/11/16 
 

PURPOSE:    

“The motivation to 
undertake the following 
Housing Actions comes 
out of a deep-felt desire 
to sustain Provincetown 
as a thriving year-round 
community that provides 
safe, secure and 
affordable housing for 
year-round and seasonal 
residents who work in 
town, for businesses 
looking for the stable 
population and housing 
base needed to expand 
the community’s year 
round economy, for 
families hoping to raise 
their children here, and 
for seniors hoping to stay 
in the community as they 
age.” 

John Ryan, Housing Action 
Plan 
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number of workers are commuting to Provincetown from other communities on the Cape. This 
problem starts local, becomes regional, and without a long term consistent and persistent 
program, will permanently alter, and potentially eliminate as we know it, community life on the 
Outer Cape.  
 
We have identified three categories of housing need that must be addressed effectively in 
order for Provincetown to support and expand its economy and retain a 
viable year-round population:  Affordable, Community and Seasonal. 
Because the housing need problem extends across all levels of 
affordability and seasonality, no single project, or type of project, will 
be able to meet all the housing needs of the community. The Town 
needs to take a comprehensive approach, including multiple smaller 
projects which collectively can begin to address the need. 
  
The Consequences 
In simplest terms, if the status quo continues and the loss of viable 
housing options for all income levels is left unchecked, the year round 
community will continue to shrink and potentially even eventually effectively disappear. With a 
shrinking local population, the Town will feel not only a community impact, but a financial one 
as well. The cost of converting from a volunteer to a fully paid fire department is just one 
example, while businesses will need to factor in the cost of importing their workforce each day.  
The identity and local culture that lies at the heart of the way of life in Provincetown, its 
economy, and even tourism will be fundamentally altered. The unique characteristics of 
Provincetown’s restricted land base, its low-wage seasonal economy, and the attractiveness of 
its housing for seasonal use, are steadily eroding the Town’s capacity to sustain itself on a year-
round basis.  
 
The Goal 
To implement a consistent, robust and aggressive housing program that builds on the efforts 
outlined in the Community Housing Action Plan, expanding it to include three categories of 
housing:  1) Affordable Housing, 2) Community Housing and 3) Seasonal Workforce Housing. 
 
This Housing Playbook begins our work on a more comprehensive approach. It’s a roadmap that 
builds upon the existing data and the work (238 units so far) that has already been 
accomplished.  It establishes a one stop reference for all the programs, efforts and financial 
sources and tools currently available.  It takes into consideration new opportunities, public and 
private properties and new initiatives identified since the 2014 Housing Summit.  
 
Organizationally, this Playbook is divided into three main sections (1) Affordable Housing, (2) 
Community Housing and (3) Seasonal Worker Housing. In each section we attempt to 
comprehensively cover the topic for Provincetown. We then identify the current real estate 
opportunities. Finally, we lay out recommended action steps. 
 

Provincetown lost 
500 households 
from 2000 to 
2010!  
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With significant support from the Provincetown community, the Town has developed an 
expansive toolbox that addresses some of the housing needs in the community. While the 
various programs and approaches described in this Housing Playbook will continue to allow the 
Town to work toward protecting the vitality and sustainability of the community, the Town 
must remain flexible in adopting new tools and seizing new opportunities as they arise. 
  
While the Town continues to promote housing for all incomes and all household sizes in order 
to encourage and retain families and our year round workforce, the highest demand has 
consistently been for one-bedroom units for single person households. This is reflected in the 
January 2016 applications received for Stable Path, where 58 of 104 (56%) applications 
submitted were from single person households, although there were only 5 one-
bedroom/efficiency units available out of a total of 23 units. Currently, 70 of 91 (77%) of the 
households on the waitlist at Province Landing are for one-bedroom affordable units.   
 
As reflected in the chart below, of the 238 deed restricted units we have, 225 of those are 
Affordable Housing units and only 13 have been Community Housing units.  As housing prices 
have steadily risen, outstripping the ability of anyone on a median income to secure housing, 
this has steadily pushed the need for housing at below market prices up into higher income 
levels. The production of Community Housing can respond to this need and will require a 
focused effort on par with our affordable housing production, while recognizing that as of today 
the overwhelming number of programs and financial tools available are for Affordable rather 
than Community Housing.  
 

Existing Deed Restricted Units 
 40B SHI Non-40B SHI Total 

Affordable  Community  Affordable  Community   
Rentals 170 5 9 0 184 

    
Ownership 35 0 11 8 54 

    
Totals: 205                         5                          20                           8 238 
 
 
The Requirements 
While there are many operational, legislative and financial actions that need to be taken, it is 
important to keep in mind, we need three things that are necessary in order to build and 
accelerate our program: (1) land, (2) money and (3) willing development partners. 
 
Regarding the first requirement, the Real Estate Opportunities Section looks at some of the 
limited pool of currently potential development sites, both public and private.   On the second 
requirement, each section of this Playbook lays out the available financing and financial 
incentives currently available, while in the action steps, the call for identifying new sources and 
retargeting existing sources is and must be a priority.  On the third, in order to cultivate the 
Town’s relationships with developers, financers and other partners, we need to improve our 
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collaboration and expand the services the Town can offer, so that we handle more of the public 
process and bureaucracy surrounding the development of below market units in our Housing 
Office, which otherwise has been an impediment.   
 
It is fully anticipated that all of these potential activities will be regularly evaluated and 
assessed to ensure they meet our future needs and the available resources. Principal among 
these activities is the establishment of more precise data and analysis-backed target numbers 
for the production of affordable and community housing units, while recognizing that each 
housing category needs more units than we are currently producing. This Playbook is a resource 
and a common baseline for a productive on-going community conversation. This Playbook lays 
out what we have, and identifies what we do not, our gaps in information, finance and effort.  
While we are building on existing efforts, we all recognize that they have not been enough to 
truly change direction. We recognize it has taken decades for Provincetown’s housing market to 
get where it is, and it will take a concerted effort to change the direction.  
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Goal:  to create between 190 to 240 units of affordable housing over the next ten years (as 
indicated in the recent Housing Needs Assessment) to provide for our lower wage workers, 
seniors, artists, those on a fixed income, and other vulnerable populations who would likely 
be served by affordable housing.  
 
DEFINITION:  
Extremely Low Income Affordable Housing:  Housing that is available for rental at a cost 
(including utility allowances) not exceeding 30% of annual income for a household at or below 
50% of Area Median Income in Barnstable County; or, available for ownership at a cost 
(including mortgage interest, principal, taxes, insurance and common charges if any, but 
excluding utilities) not exceeding 30% of annual income for a household at or below 50% of AMI 
in Barnstable County; AMI as defined by HUD or the appropriate subsidizing entity; updated 
annually; varies with household size. 
 
Low Income Affordable Housing: Housing that is available for rental at a cost (including utility 
allowances) not exceeding 30% of annual income for a household at or below 65% of the Area 
Median Income in Barnstable County; or, available for ownership at a cost (including mortgage 
interest, principal, taxes, insurance and common charges if any, but excluding utilities) not 
exceeding 30% of annual income for a household at or below 65% of AMI in Barnstable County; 
AMI as defined by HUD or the appropriate subsidizing entity; updated annually; varies with 
household size. 
 
Moderate Income Affordable Housing: Housing that is available for rental at a cost (including 
utility allowances) not exceeding 30% of annual income for a household at or below 80% of the 
Area median Income in Barnstable County; or, available for ownership at a cost (including 
mortgage interest, principal, taxes, insurance and common charges if any, but excluding 
utilities) not exceeding 30% of annual income for a household at or below 80% of AMI in 
Barnstable County; AMI as defined by HUD or the appropriate subsidizing entity; updated 
annually; varies with household size. 
 
See Attachment C for current income levels for various household sizes. 
 
PRODUCTION: 
Rental: 179 deed-restricted rental units have been developed, including 170 rental units listed 
on the Town of Provincetown’s 40B Subsidized Housing Inventory (SHI); all 179 are extremely 
low to moderate income housing units (30% AMI – 80% AMI) 
Ownership: 46 deed-restricted ownership units have been developed including 35 ownership 
units listed on the 40B SHI; these 46 units are low to moderate housing units (60% - 80% AMI) 
 

AFFORDABLE HOUSING: 
Year-round Extremely Low/Low/Moderate Income 
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FUNDING AVAILABLE: 
Many state and federal programs, including state and federal affordable housing tax credits, are 
available for housing developments below 80% AMI. All funding sources are very competitive 
and typically target specific income levels and unit types. 
 
Town CPA funding is available for housing for those earning up to 100% AMI. 
 
 
EXISTING TOOLS: 
Development: 
 Province Landing: Land acquisition with CPA funds  [$1,000,000]; long-term land lease 

created 50 new low and moderate income rental units; initial occupancy 2012 
 Seashore Point: CPA funds [$900,000] & Land contributed with long-term land lease 

created complex that includes nursing home, rehab facilities, senior ownership housing, 
and 9 senior moderate income rentals; initial occupancy 2011 

 CPA supported developments at:  
o 83 Shank Painter [15 low/moderate rental units] [$150,000]; initial occupancy 

2012 
o Sandy Hill Lane [12 moderate/median ownership units] [$732,000]; initial 

occupancy 2008 
o Stable Path [23 low/moderate/median rental units][540,000]; initial occupancy 

projected June 2016  
 Grace Gouveia Building: town-owned property sold at reduced price to subsidize the 

creation of 3 moderate income rental units [$345,000]; initial occupancy January 2016 
 
Zoning: 
 Growth Management: set-aside of building permits for affordable housing in whole or in 

part as well as economic development permits which can be used for workforce 
housing; provides incentive for affordable and community housing development due to 
limited allocations in other lower priority categories.  

 Affordable Housing Bylaw:  This bylaw allows the creation of affordable accessory units 
in all zoning districts, and includes an amnesty clause for illegal apartments that are 
made affordable, provided there is an affordability deed restriction that limits rental 
rates and resale prices for a minimum of 20 years. 

 Change of Use Conversions:   This bylaw establishes special permit requirements for 
changes of use from non-residential to residential use and to minimize adverse impacts 
on the community from such development by requiring that 20% of new residential 
units created be affordable when 5 or more dwelling units are created. This bylaw is 
intended to create additional affordable housing opportunities for Provincetown 
residents and to assist the Town in creating units eligible for inclusion in its Subsidized 
Housing Inventory.  
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Financing: 
 60% of CPA funds for housing:  April 2014 Town Meeting approved increasing the 

dedicated CPA affordable housing allocation from 10% to 60%. CPA funds can support 
housing for up to 100% AMI. 

 Affordable Housing Trust Fund [AHTF]: 10% from Land bank, 25% of Tax Title takings, 
and other sources. The AHTF can be used to create and support affordable housing, 
both rental and ownership, up to 80% AMI. To date, the AHTF has been used for both 
Housing Summits and Action Plans [2006/07 & 2013/14], emergency housing assistance 
to prevent homelessness, housing development, housing rehabilitation, appraisals, 
outreach, homebuyer workshops, and homebuyer workshop scholarships. 

 Donation checkbox on tax bills: the October 2014 Special Town Meeting approved 
inserting a donation checkbox on tax bills which was approved by Gov. Deval Patrick and 
implemented in 2015. Over $1,000 has been donated to date; proceeds are deposited 
into the AHTF. 

 Affordable Housing Revolving Account: for income & expenses related to resale of deed-
restricted units: annually approved by town meeting to accommodate resale expenses 
for ownership units 

 Traditional state and federal subsidies and funding sources: support the creation of 
housing for those earning up to 80% Area Median Income [AMI]. 

 
Financial Incentives: 
 Tax Exemption Program for property owners that rent year-round to tenants.  On 

12/8/14, the BOS approved eligibility up to 80% [from 60%] under the current Property 
Tax Exemption program [Chapter 408 of the Acts of 2002] to allow for eligibility up to 
80% AMI [Area Median Income] in a manner that reflects the need across a range of 
eligible incomes. 

 Provision of certain Town services:  on 6/27/11 the BOS adopted a policy that Town 
services shall be provided, if feasible based on site design and providing adequate 
clearances, by the Department of Public Works, based on a written agreement and 
waiver, for affordable and community housing projects in which a minimum of 50% of 
the project’s units are either affordable or community housing units. Services may 
include trash pick-up, plowing, and street-sweeping. 

 Building permit fees: on 6/27/11 the BOS adopted a policy that Town building permit 
fees shall be waived for affordable and community housing projects in which a minimum 
of 50% of the project’s units are either affordable or community housing units provided 
that the applicant has first executed an affordable housing restriction document 
approved as to form by Town Counsel and executed by the Board of Selectmen.  The 
amount of the fee waiver will be equal to the percentage of units restricted. 

 
Programs: 
 Host Homebuyer Workshop series in Provincetown: the Community Housing Council 

[CHC] sponsored its first homebuyer workshop in Dec. 2015 as part of its Pathway to 
Homeownership with the intention of holding annual workshops. 
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 Homebuyer Workshop Scholarships: the CHC authorized 
scholarships to reimburse participants for completion of a 
homebuyer workshop as part of its Pathway to 
Homeownership. 

 HomeShare program through HOW: Helping Our Women 
[HOW] has received 2 grants to promote a strategy from the 
Housing Action Plan to promote and coordinate home sharing. 
Many people have homes with available bedrooms where a home share could provide a 
place to live for the home-seeker and some financial benefit and/or companionship to 
the home provider. 

 Self Sufficiency Local Voucher Program: With CPA funds, The Provincetown Self 
Sufficiency Local Voucher Program aims to allow a family to have affordable, year-round 
housing while participating in a program which will educate and/or enable them to 
become self-sufficient within a three (3) year period. The Provincetown Self Sufficiency 
Local Voucher Program specifically targets households that will benefit from short-term 
assistance as a stepping stone to self-sufficiency. 

 Little Fix Program: With CPA funds, The Little Fix will send teams of volunteers to assist 
homeowners & renters with clean-up, landscaping, and small home repair projects 
targeting seniors, disabled, and veterans. The goal is to provide small home and 
landscaping improvements, largely through a volunteer base, to enhance the safety, 
comfort, and quality of life for seniors, veterans, and the disabled.  The residents will be 
selected based on income, repair needs, and our ability to meet the request.   

 
Collaboration: 
 Housing Authority:  The Provincetown Housing Authority is a public agency with the 

primary mission to develop safe and affordable housing for low income households and 
operates various rental housing units for families, elderly, and people with disabilities. 
Some Town support has been provided with the AHTF for rehab of family housing. The 
Housing Authority is developing a plan to expand the number of available units at 
Maushope over the next 10 years. CPA funds are being requested for planning and to 
study the feasibility. 

 Homeless Prevention Council: The HPC works to prevent homelessness before it 
happens in the eight towns of the Lower and Outer Cape (Chatham, Harwich, Brewster, 
Orleans, Eastham, Wellfleet, Truro, and Provincetown). They provide professional case 
management, which includes counseling, advocacy and referral services to appropriate 
resources. The Town provides emergency housing assistance funds through annual 
allocation through a human service grant and additional AHTF support. 

 Regional Housing Rehab Program: Through MCDBG funds, up to $35,000 as a forgivable 
loan may be available for qualified residents through a Mass. CDBG grant to address 
safety, energy, and code issues for eligible homes. Lead community Town of Truro; 
administered by the Community Development Partnership [CDP]. 

 Community Development Partnership [CDP]: formerly known as the Lower Cape Cod 
Community Development Corporation, is a community based non-profit organization 
created in 1992 by community leaders and activists who believed the eight towns of the 

http://www.provincetown-ma.gov/index.aspx?NID=137
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Lower Cape needed an organization focused on affordable housing and economic 
development issues unique to the area. The CDP manages numerous rental locations in 
Provincetown and on the Lower Cape and provides other resources with regard to 
housing. 

 Seashore Point, 100 Alden Street:  Seashore Point, a not for profit full-service residential 
community managed by Deaconess Abundant Life Communities, offers housing along 
with a continuum of services and amenities including ownership opportunities and some 
rental opportunities for eligible seniors.  

 
Staff support: 
 Community Housing Office with full-time Housing Specialist: Community Housing Office 

funded through CPA Works with all entities to develop, create, and maintain housing 
including the CDP, CHR, TCB, on marketing, outreach, & lotteries. 

 Resale of ownership units: in accordance with deed restrictions, the Town may conduct 
resale process for eligible purchaser when the owner intends to sell a deed-restricted 
unit [7 in 2015 generating approx. $24,200 in resale fees]. 

 
Planning Documents: 
 2006 Housing Action Plan & Needs Assessment by John Ryan/Development Cycles 
 2013/2014 Housing Action Plan & Needs Assessment by John Ryan/Development Cycles 
 2000 Local Comprehensive Plan, currently in the process of being updated 

 
 
OPPORTUNITIES: 
 VFW site 
 Fire Station #2, second floor 
 Winslow Farm property 
 Coastal Acres Campground 
 VMCC building and site 
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Goal:  To create an adequate supply of community housing units over the next ten years in 
order to stabilize the year-round workforce and reduce the number of median and middle 
income wage earners moving out of Provincetown.  
 
 
DEFINITION: 
Median income: Housing that is available for rental at a cost (including utility allowances) not 
exceeding 30% of annual income for a household at or below 120% of the Area Median Income 
in Barnstable County; or, available for ownership at a cost (including mortgage interest, 
principal, taxes, insurance and common charges if any, but excluding utilities) not exceeding 
30% of annual income for a household at or below 120% of AMI in Barnstable County; AMI as 
defined by HUD or the appropriate subsidizing entity including CPA; updated annually; varies 
with household size. 

Middle income: Housing that is available for rental at a cost (including utility allowances) not 
exceeding 30% of annual income for a household at or below 160% of the Area Median Income 
in Barnstable County; or, available for ownership at a cost (including mortgage interest, 
principal, taxes, insurance and common charges if any, but excluding utilities) not exceeding 
30% of annual income for a household at or below 160% of AMI in Barnstable County; AMI as 
defined by HUD or the appropriate subsidizing entity; updated annually; varies with household 
size. 

PRODUCTION: 
Rental: 5 deed-restricted rental units have been developed, all of which are median income, 
specifically for those households earning 80-100% of AMI. 
 
Ownership: 8 deed-restricted ownership units have been developed at median income level 
(80-100%). 
 
FUNDING AVAILABLE: 
While no state or federal affordable housing tax credits are available for housing above 80% 
AMI, Town CPA funding is available for housing for those earning up to 100% AMI. 
 
The 2015 Spring Town Meeting voted to propose a Year-Round Rental Housing Trust, which 
would serve to purchase or develop rental units, and/or secure rental deed restrictions to serve 
those earning above 100% AMI. The YRHT is currently pending before the State legislature.  
 

COMMUNITY HOUSING: 
Year-round Median/Middle income 
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While neither funding nor programs exist for community housing above 100% AMI that is for 
ownership rather than rental, over time as the rental program matures the Town may likely 
need and desire such a fund or program. 
 
Provincetown Year-Round Rental Housing Trust 
 
The proposed Provincetown Year-Round Rental Housing Trust (YRHT) addresses Community 
Housing for year-round rentals for those that do not qualify for the traditional affordable 
housing, but yet are unable to find housing in Provincetown.  The goal of the YRHT is to provide 
workforce housing to those who may work in Provincetown, but are unable to live here.   
  
Examples of those who do not qualify for traditional affordable housing and are unable to 
secure housing include, but are not limited to [these are examples of Town employees for 
discussion purposes, but the YRHT is not limited to Town employees]:  

• Police Patrol Officer, salary range $56,774 to $65,791 
• Police Records Clerk, salary range $52,938 to $61,323 
• Town Clerk, salary range $65,267 to $81,180 
• Treasurer and Collector, salary range $60,705 to $75,494 
• Public Works Foreman, salary range $47,860 to $58,214 
• School Teacher, salary range $62,000 to $75,000 

 
Note that eligibility is a function of total household income and the current limits for various 
income levels are below. These numbers are reset annually. 
 
While the YRHT may and most likely will purchase properties in fee, it will important to 
investigate the best ways to stretch the limited dollars to maximize the number of units it can 
help make available at rental rates the local market can afford.  One method may be by helping 
to fund public-private partnerships where the YRHT purchases deed restrictions on properties 
ensuring that those properties will be guaranteed for year-round community housing.  The 
incentive to the private sector must be sufficient to provide them a reason to rent year-round 
at a rate that is affordable to our residents/workforce instead of renting to weekly seasonal 
visitors to our Town. 
 
Mortgage qualifications often state that any household should spend no more than 30% of their 
gross income on all housing expenses (rent and utilities).  Based on these parameters, the 
following is considered appropriate housing costs for a total household income tied to this 
salary:  
      Annual Housing Costs        Monthly Housing Costs  
Police Officer       $17,032 to $19,737        $1,419 to $1,645 
Police Records Clerk      $15,881 to $18,397        $1,323 to $1,533 
Town Clerk       $19,580 to $24,354        $1,632 to $2,030 
Treasurer and Collector      $18,212 to $22,648        $1,518 to $1,887 
Public Works Foreman        $14,358 to $17,464        $1,197 to $1,455 
School Teacher                     $18,600 to $22,500        $1,550 to $1,875 
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Due to the desirability of Provincetown as a vacation destination, the potential income from a 
weekly rental to transient visitors over the ten to twelve week high season greatly exceeds the 
potential income from a year-round rental.  Additionally, second home owners would not be 
able to enjoy their properties themselves part time if they were renting to someone year-
round. Because of these factors, year-round housing is in short supply or unavailable for the 
Provincetown workforce.  The YRHT will allow the Town to purchase deed restrictions on 
certain properties guaranteeing their availability to the year-round workforce.  In certain 
circumstances the Town may purchase a property outright through the YRHT if the finances 
make economic sense. 
 

Income limits FY 2015 
   Barnstable County median income $80,300 

 

House-
hold 
 Size 

100% Income Limit 
Median 

CPA 
120% Income Limit  

CPA 

150% Income 
Limit Middle 

CPA 

160% Income 
Limit Middle 

CPA 

180% 
Income Limit 

Middle 
CPA 

1 $56,210 $67,452 $84,315 $89,936 $101,178 

2 $64,240 $77,088 $96,360 $102,784 $115,632 

3 $72,270 $86,724 $108,405 $115,632 $130,086 

4 $80,300 $96,360 $120,450 $128,480 $144,540 

5 $86,724 $104,069 $130,086 $138,758 $156,103 

6 $93,148 $111,778 $139,722 $149,037 $167,666 

7 $99,572 $119,486 $149,358 $159,315 $179,230 

8 $105,996 $127,195 $158,994 $169,594 $190,793 

Note:  Source of information is HUD Barnstable County FY 2015 Income Limits. This document is for 
reference only. Actual limits are determined by the specific funding source. 100% AMI is a CPA figure;  
120%, 150%, 160%, 180% are extrapolated using the 100% CPA number as a base. Income is the total 
of all gross income for all household members. Income limits are updated annually.  
 

 
EXISTING TOOLS 
Zoning: 
 Growth Management: set-aside of building permits for affordable housing in whole or in 

part as well as economic development permits which can be used for workforce 
housing; provides incentive for mixed-income development including affordable and 
community housing units due to limited allocations in other lower priority categories.  

 Accessory units:  allowed in Res1 & Res2 districts - One accessory dwelling unit may be 
allowed in the Res1 Zoning District, for a total of two dwelling units per lot, and in Res2 
Zoning District for a total of three dwelling units, only if the following criteria are met: 
the accessory dwelling unit is for year-round rental only; it is limited in size to 600 
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square feet if it is a free-standing dwelling unit or 40% of the 
gross floor area if it is located within the principal residence. 

 
Financing: 
 $1-million for proposed Year-round Rental Housing Trust 

approved by April 2015 Town Meeting in support of the 
proposed Year-round Rental Housing Trust; pending with the 
legislature. 

 60% of CPA funds for housing – April 2014 Town Meeting approved increasing the 
dedicated CPA affordable housing allocation from 10% to 60%. CPA funds can support 
housing for up to 100% AMI. 

 Traditional state and federal subsidies and funding sources:  are not available for these 
income levels. 

 
Financial Incentives: 
 Provision of certain Town services:  on 6/27/11 the BOS adopted a policy that Town 

services shall be provided, if feasible based on site design and providing adequate 
clearances, by the Department of Public Works, based on a written agreement and 
waiver, for affordable and community housing projects in which a minimum of 50% of 
the project’s units are either affordable or community housing units. Services may 
include trash pick-up, plowing, and street-sweeping. 

 Building permit fees: on 6/27/11 the BOS adopted a policy that Town building permit 
fees shall be waived for affordable and community housing projects in which a minimum 
of 50% of the project’s units are either affordable or community housing units provided 
that the applicant has first executed an affordable housing restriction document 
approved as to form by Town Counsel and executed by the Board of Selectmen.  The 
amount of the fee waiver will be equal to the percentage of units restricted. 

 
Programs: 
 Host Homebuyer Workshop series in Provincetown: the Community Housing Council 

[CHC] sponsored its first homebuyer workshop in Dec. 2015 as part of its Pathway to 
Homeownership with the intention of holding annual workshops. 

 Homebuyer Workshop Scholarships: the CHC authorized scholarships to reimburse 
participants for completion of a homebuyer workshop as part of its Pathway to 
Homeownership. 

 HomeShare program through HOW: Helping Our Women [HOW] has received 2 grants 
to promote a strategy from the Housing Action Plan to promote and coordinate home 
sharing. Many people have homes with available bedrooms where a home share could 
provide a place to live for the home-seeker and some financial benefit and/or 
companionship to the home provider. 
   

Collaboration: 
 Homeless Prevention Council: The HPC works to prevent homelessness before it 

happens in the eight towns of the Lower and Outer Cape (Chatham, Harwich, Brewster, 
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Orleans, Eastham, Wellfleet, Truro, and Provincetown). They provide professional case 
management, which includes counseling, advocacy and referral services to appropriate 
resources. The Town provides emergency housing assistance funds through annual 
allocation through a human service grant and additional AHTF support. 

 Seashore Point, 100 Alden Street:  Seashore Point, a not for profit full-service residential 
community managed by Deaconess Abundant Life Communities, offers housing along 
with a continuum of services and amenities including ownership opportunities and some 
rental opportunities for eligible seniors.  
 

Staff support: 
 Community Housing Office with full-time Housing Specialist: Community Housing Office 

funded through CPA Works with all entities to develop, create, and maintain housing 
including the CDP, CHR, TCB, on marketing, outreach, & lotteries. 

 
Planning: 
 2006 Housing Action Plan & Needs Assessment by John Ryan/Development Cycles 
 2013/2014 Housing Action Plan & Needs Assessment by John Ryan/Development Cycles 
 2000 Local Comprehensive Plan, currently in the process of being updated 

 
 
OPPORTUNITIES: 
 VFW site 
 Former Community Center, 46 Bradford St 
 Fire Station #2, second floor 
 Winslow Farm property, 44-48 Winslow Street 
 Coastal Acres Campground 
 VMCC building and site 
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GOAL: 
To identify and develop seasonal rental housing sufficient to accommodate our seasonal 
workforce in order to sustain our tourist economy 
 
 
Along with fewer rental units being available both year-round and seasonally there is increased 
pressure to provide housing for seasonal workers. Increasingly, local businesses struggle to find 
staff for their establishments with the limited housing options. Some businesses are able to 
provide housing, but smaller businesses and start-up businesses increasingly struggle. 
Representing just a portion of the summer workforce, the Town brings in about 500 workers on 
student J1-visas and at least that many if not double on H2B visas. The surge of conversion to 
weekly rentals has reduced availability and increased the cost of seasonal rentals forcing 
workers into cramped quarters and further away from town; many workers rely completely on 
public transportation. Placement agencies and the State Department are concerned about lack 
of housing and may reduce the number of approved visas. Losing this critical labor force will 
have severe operational impacts on the business community and our economy. 
 
DEFINITION: 
Seasonal Workforce Housing:  workforce rental housing that is available for the entire 
“summer” season [generally 6 months, May through October] at an appropriate rental rate for 
workers that do not live in Provincetown year-round and including those on work visas [J1, 
H2B]; not weekly or monthly rentals. 
 
PRODUCTION: 
Deed-restricted: NONE 
 
INFORMATION: 
With the housing crisis worsening over the past two decades, Provincetown faces greater pressure 
to provide housing for its seasonal workers. Most property owners strive for top rental dollars, 
which is often achieved renting by the week during the peak season. Most seasonal workers do 
not make enough money at their summer job to support those rents. Sometimes lack of any 
reasonable housing leads to overcrowding. While often identified as a need, the public policy 
perspective (at least in Massachusetts) has been that housing for seasonal employees in areas like 
ours is a cost of doing business and is therefore a business owner’s expense that should not be 
subsidized from public tax money. There are no funds available for the creation of this type of 
housing beside local tax dollars or private funds. That being said, there are a few communities that 
address some of the issue with dormitory housing, usually for municipal employees such as seasonal 
police, fire and rescue personnel. We have looked at options in the past including the numerous 

SEASONAL WORKFORCE RENTAL HOUSING: 
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unutilized houses within the CCNS as potential sites. Strategies used 
elsewhere include dormitory style housing, houseboats, zoning 
changes to allow for greater density, accessory apartments, and 
allowing multi-unit housing. 
 
TOOLS 
 Economic Development Permits: use the incentives of this 

permit to help the private sector efforts  
 
FINANCE: 
 Traditional subsidies are NOT available for seasonal housing. 
 
OPPORTUNITIES: 
 Fire Station #2, second floor 
 Former Community Center, 46 Bradford Street 
 Coastal Acres Campground 
 Regional approach with Truro and Wellfleet 
 
 
 
 
 
  

 
Provincetown Seasonal 
Workforce Survey 
January 2015 
On-line Survey Monkey  
 
47 Respondents: 

Retail   14 
Restaurants  10 
Service   8 
Hotels/Motels  18 
 

# workers: 0 1-
4 

5-
9 

10-
20 

20+ 

Year-round 11 21 9 2 3 
Seasonal 5 17 6 10 9 

 
Seasonal 
Workers: 

Average 
Number 

Total Number 

Local 7 260 
J1 6 161 
H2B 5 108 
Other 5 112 
 

Provide housing?   
Yes: 5 Some: 14       No: 28 
What type of assistance? 
 Employer owned:    14 
 Shared rental:  2 
 Motel:   2 
 Employee finds own: 14 
 

Other assistance?  
Yes: 10  No: 34 
What type? 
 Financial   2 
 Search 15 
 
 
Does lack of available housing impact 
your… 
Labor supply:  Yes: 37     No: 8  
Open early/late season:  Yes: 17     No: 21 
Number of hours/days open:  
   Yes: 14    No: 22 
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The unique characteristics of Provincetown’s restricted land base, its low-wage seasonal economy, and 
the attractiveness of its housing for seasonal use, are steadily eroding the town’s capacity to sustain 
itself on a year-round basis. The 2014 Housing Action Plan called for a minimum of 200 new units by 
2025.  
 
While the Town continues to promote housing for all incomes and all household sizes in order to 
encourage and retain families and our year round workforce, the highest demand has consistently been 
for one-bedroom units for single person households. This is reflected in the January 2016 applications 
received for Stable Path, where 58 of 104 (56%) applications submitted were from single person 
households, although there were only 5 one-bedroom/efficiency units available out of a total of 23 
units. Currently, 70 of 91 (77%) of the households on the waitlist at Province Landing are for one-
bedroom units.  
 
TOWN-OWNED PROPERTIES: 
Community Center at 46 Bradford Street: 
 Option 1) Town underwrites and develops as seasonal housing for town staff 

Option 2) Town underwrites sale as deed-restricted condo as affordable or community 
year-round rental housing 

 Option 3) Town offers in exchange for acquisition and development of Winslow Farms. 
 
Fire Station #2: 
 Option 1) Town develops and utilizes as seasonal housing for town staff. 

Option 2) Town sells as deed-restricted condo for use as affordable or community 
housing rental unit. 

 
VFW: 

Option 1) Town develops police station on Jerome Smith and offers remainder of site for 
development as site for mixed-income year-round rental housing.  

 Option 2) Town offers site for development as mixed-income year-round rental housing  
Option 3) Town acquires Winslow Farms, providing secondary egress enhancing 
development opportunities for Options 1 and 2.  

 
PRIVATE PROPERTIES: 
Housing Authority:  
 Support the Housing Authority’s $60,000 CPA request for planning expansion;  
 Collaborate with Housing Authority to plan expansion for approximately 40 units over 

10 years 
 

REAL ESTATE OPPORTUNITIES: 
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Coastal Acres:  
 Collaborate with owners to maintain campsite as resource for both seasonal worker 

housing and visitor resource 
 Collaborate with owners to consider the development of year-round rental & ownership 

opportunities at a variety of income levels 
 
Winslow Farm: 
 Pursue potential acquisition to enhance development opportunities of a combined 

Winslow Farm/VFW site. 
 
KEY DEVELOPMENT CONSIDERATIONS:  
 There are significant regulatory, procurement, additional costs [30%], and staff 

considerations associated with the Town undertaking development itself; 
 Projects under 40 units are less financially attractive to developers; and 
 Projects under 20 units are not eligible for most sources of State funding, making it 

undesirable for developers. This was the case for the former community center at 46 
Bradford Street, which received no proposals in response to an RFP for the re-
development, which was anticipated to be in the range of 10 to 15 units of mixed 
income, year-round rentals including market rate units. 

  
  



Housing Playbook  DRAFT 031116 Page 19 
 

 
 
 
Legislative: 
ACTION ITEM: Review the impact and operation of the existing set of growth management 
related by-laws, in order to make recommendation, if needed, to improve the alignment of 
goals and outcomes. [LCP] 
 
ACTION ITEM: Amend the zoning by-laws to expand the Middle Income definition for eligibility 
up to 180% AMI to help provide for Community Housing; this may be addressed within the 
proposed inclusionary by-law proposed amendment. 
 
ACTION ITEM: Zoning changes to encourage use of any residential property as a year-round 
rental [HAP 3.3]  
 
ACTION ITEM: Enact a Condo Conversion by-law [HAP 4.2] [LCP]  
 
ACTION ITEM: Enact an Inclusionary Zoning By-law, part of on going evaluation of zoning By-
laws to encourage the development of Affordable and Community Housing. [HAP] [LCP]  
 
ACTION ITEM: Dedicate revenue from room tax revenue or real estate transfer tax 
to Affordable and Community Housing [HAP 7.2]  
 
ACTION ITEM:  Through zoning and other regulatory efforts, promote dormitory development 
for Seasonal Housing as appropriate. 
 
 
Finance: 
ACTION ITEM: Dedicate revenue for Affordable and Community Housing [HAP 7.2] 
 Allocate a portion of the expanded transient occupancy rooms tax – requires State 

approval of pending Special Act   
 Allocate a portion of the real estate transfer tax – requires State approval of pending 

Special Act   
 Re-appropriate the 3% Land Bank tax for housing when it expires in 2020 

 
ACTION ITEM: Create a community-based organization to fundraise for Affordable and 
Community Housing [HAP 7.3] 
 

ACTION ITEMS:  
[HAP= Housing Action Plan]  [LCP=2000 Local Comprehensive Plan]  
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ACTION ITEM:  Maximize the use of our CPA funds (less restrictive) towards Affordable and 
Community Housing by incorporating  administrative costs (Housing Specialist) into the Town 
Operating Budget (more restrictive).   
 
Development: 
ACTION ITEM: Expand Housing Authority housing opportunities, including Maushope, 
for Affordable Housing. [HAP 2.1] [LCP] 
 
ACTION ITEM: Support the Housing Authority’s planning efforts and CPA funding request to 
further pursue expansion in FY 2017.  
 
ACTION ITEM: Achieve full occupancy at Stable Path [HAP 2.2] 
 
ACTION ITEM: Develop housing on the second floor of Fire Station #2. [LCP] 
 
ACTION ITEM: For Seasonal Worker Housing, consider alternatives such as houseboats, cruise 
ships, portable trailers, including the benefits and drawbacks and what efforts could be made to 
reduce any detrimental impacts  
 
ACTION ITEM: For Seasonal Worker Housing, work on an Outer Cape, regional approach with 
the Towns of Truro and Wellfleet  [LCP] 
 
ACTION ITEM: Investigate a partnership with Habitat for Humanity for Affordable Housing [HAP 
2.3]  
 
ACTION ITEM:   Complete the sewer treatment plant expansion study as part of the on-going 
effort to analyze  proper limitations (e.g. Growth Management By-law) and potential  
impediments  to housing production.  

 
 

Community Planning: 
ACTION ITEM:  Establish the community vision for housing through the Local Comprehensive 
Plan. [HAP 3.7] [LCP] 
 
ACTION ITEM:  Undertake in conjunction with MassDevelopment, an Urban Land Institute 
Technical Advisory Panel in early June 2015, to (1) identify additional tools to create housing 
opportunities, (2) provide technical assistance with establishing and operating the Year-Round 
Rental Housing Trust and (3) evaluate current real estate opportunities for Affordable and 
Community Housing. [HAP] 
 
ACTION ITEM:  Refine housing production targets in each category founded upon the 
community vision and based upon a demographic model. Consider analyzing and developing 
the required municipal service capacities required at those target levels.  
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ACTION ITEM:  Complete the full build out analysis required for the Local Comprehensive Plan 
process currently underway.  
 
ACTION ITEM: Undertake a demographic analysis of the current regional economy in its 
overlapping housing, job and economic aspects with other Outer Cape towns in conjunction 
with the Cape Cod Commission and the Public Policy Center at UMass Dartmouth. [LCP] 
 
ACTION ITEM:  Investigate, foster and as opportunities arise potentially partner with the 
business community for the development of Seasonal Housing. [HAP 2.5] 
 
ACTION ITEM: Engage realtors to discuss ways to create affordable and community housing 
from condo conversions [HAP 4.4]  
 
ACTION ITEM: Create entity to connect owners & renters and address issues. [HAP 6.1]  
 
ACTION ITEM: Expand and further open the dialogue with second homeowners. [HAP] 
 
 
OPERATIONS: 
ACTION ITEM:  Develop and regularly update a Housing Playbook, as part of the ongoing effort 
to communicate regarding housing activities. [HAP] [LCP] 
 
ACTION ITEM:  By January 1, 2017, operationally and physically locate the Town Housing 
Specialist within the Community Development Department  
 
ACTION ITEM: Investigate how the Provincetown Community Housing Office can provide marketing 
and outreach services to the developer of Community Housing in Provincetown for the sale of the 
designated community housing units. One of the unique challenges of providing units at below 
market rates when working with small developments has been the complexity and bureaucracy of 
complying with the legally required process to market and sell these units; finding someone who will 
handle the sale of this unit has been difficult.  

ACTION ITEM: Zoning & Planning Boards prioritize year-round Affordable and Community 
Housing in granting special permits and site plan approvals. [HAP 4.3] 
 
 
YEAR-ROUND RENTAL HOUSING TRUST:  
ACTION ITEMS 

Once approved by the legislature, the Trust’s first steps should include the following: 
 Establish membership, procedures, & policies to implement the development of year-

round rentals 
 Obtain technical assistance;  
 Network with active Municipal Housing Trusts elsewhere in Massachusetts  
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 Consult with non-profit and for-profit developers located or working on the Cape or 
South Shore to explore ways the trust fund can be used to support mixed-income 
housing developments 

 Consult with housing finance programs about possibilities for leveraging non-local 
dollars with CPA and other resources;  

 Establish on-going funding priorities;  
 Develop a business plan for the trust fund;  
 Set one-year and five-year goals and an action plan; and  
 Begin with a relatively low-risk, simple project, ideally by partnering with an experienced 

organization.  
 
The Town will need to determine, if and how it wants to provide further funding for the Trust, 
including but not limited to direct appropriation, fund raising, real estate transfer tax, 
inclusionary housing fees among others.  Regarding the use of CPA funds, while a common 
tactic is the transfer of some portion directly to the trust, according to CPA guidelines can only 
be used to provide eligibility up to 100% AMI. The Trust may also be used to account for and 
report other revenues and expenditures, such as housing development grants received from 
state or federal sources. 
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ATTACHMENT A 

Provincetown Actions  
As of March 2016 

 
Development: 
 Province Landing: Land acquisition with CPA funds; long-term land 

lease created 50 new rental units 
 Seashore Point: CPA funds & Land contributed with long-term land 

lease created complex that includes nursing home, rehab facilities, 
senior ownership housing, and 9 senior rentals 

 CPA supported developments at  
 83 Shank Painter [15 rental units];  
 Sandy Hill Lane [12 ownership units];  
 Stable Path [23 rental units]  
 Grace Gouveia Building: sold at reduced price to create 3 rental units 
 
Programs: 
 Host Homebuyer Workshop series in Provincetown [Dec. 2015] 
 Homebuyer Workshop Scholarships 
 HomeShare program through HOW 
 Self Sufficiency Local Voucher Program 
 Little Fix Program 
 
Collaboration: 
 Homeless Prevention Council: emergency housing assistance through human service grant and 

additional AHTF support 
 Housing Authority: supported with AHTF for rehab of family housing  
 Regional Housing Rehab Program through MCDBG funds 
 Work with all entities including CDP, CHR, TCB, on marketing, outreach, & lotteries. 
 
Staff Support: 
 CPA funded Housing Office with full-time Housing Specialist 
 Town conducts resale process for eligible purchaser in accordance with deed restriction  [7 in 2015 

generating approx. $24,200 in resale fees] 
 
Planning: 
 2006 Housing Action Plan & Needs Assessment by John Ryan/Development Cycles 
 2013/2014 Housing Action Plan & Needs Assessment by John Ryan/Development Cycles 
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ATTACHMENT B 
Definitions under Provincetown Zoning By-Laws as of March 2016 

 
Affordable Housing Dwelling units subject to affordable housing restrictions based on the Barnstable 
County median income as is periodically defined by United States Department of Housing and Urban 
Development adjusted for household size, as further defined below. 
(a) Low Income Community Housing. Dwelling units, subject to an affordable housing restriction, for a 
term of perpetuity or the longest period allowed by law, that limits rental rates, limits eligibility for 
occupancy and purchase, and provides a right of first refusal to the Town of Provincetown. Low Income 
Community Housing units shall be available for rental at a cost (including utility allowances) not 
exceeding 30% of annual income for a household at or below 50% of the Barnstable County median 
income; or, available for ownership at a cost (including mortgage interest, principal, taxes, insurance and 
common charges if any, but excluding utilities) not exceeding 30% of annual income for a household at or 
below 50% of the Barnstable County median income. Occupancy shall be limited to households whose 
income is at or below 65% of Barnstable County median income. 
(b) Moderate Income Community Housing. Dwelling units, subject to an affordable housing restriction, 
for a term of perpetuity or the longest period allowed by law, that limits rental rates and resale prices, 
limits eligibility for occupancy and purchase, and provides a right of first refusal to the Town of 
Provincetown. Moderate Income Community Housing units shall be available for rental at a cost 
(including utility allowances) not exceeding 30% of annual income for a household at or below 65% of 
the Barnstable County median income; or, available for ownership at a cost (including mortgage interest, 
principal, taxes, insurance and common charges if any, but excluding utilities) not exceeding 30% of 
annual income for a household at or below 65% of the Barnstable County median income. Eligibility for 
occupancy shall be limited to households whose income is at or below 80% of Barnstable County median 
income. 
 
Community Housing: Dwelling units subject to community housing restrictions based on the 
Barnstable County median income as is periodically defined by United States Department of Housing and 
Urban Development adjusted for household size, as further defined below. 
a) Median Income Community Housing. Dwelling units, subject to a housing restriction, for a term of 
perpetuity or the longest period allowed by law, that limits rental rates and resale prices, limits eligibility 
for occupancy or purchase, and provides a right of first refusal to the Town of Provincetown. Median 
Income Community Housing dwelling units shall be available for rental at a cost (including utility 
allowances) not exceeding 30% of annual income for a household at or below 80% of the Barnstable 
County median income; or, available for ownership at a cost (including mortgage interest, principal, 
taxes, insurance and common charges if any, but excluding utilities) not exceeding 30% of annual income 
for a household at or below 80% of the Barnstable County median income. Eligibility for occupancy shall 
be limited to households whose income is at or below 100% of Barnstable County median income.” 
b) Middle Income Community Housing. Dwelling units, subject to a housing restriction, for a term of 
perpetuity or the longest period allowed by law, that limits rental rates and resale prices, limits eligibility 
for occupancy or purchase, and provides a right of first refusal to the Town of Provincetown. Middle 
income community housing dwelling units shall be available for rental at a cost (including utility 
allowances) not exceeding 30% of annual income for a household at or below 120% of the Barnstable 
County median income; or, available for ownership at a cost (including mortgage interest, principal, 
taxes, insurance and common charges if any, but excluding utilities) not exceeding 30% of annual income 
for a household at or below 120% of the Barnstable County median income. Eligibility for occupancy 
shall be limited to households whose income is at or below 150% of Barnstable County median income. 
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ATTACHMENT C 

Household Area Median Income Levels 
 

 

Income limits FY 2015 rev 020416 

Barnstable County median income $80,300 
 
 

HH 
 Size 

 30% Income 
Limit 

Extremely 
Low 

50% 
Income 

Limit 
Low 

60% 
Income 

Limit 
Moderate 

 MHP 

65% 
Income 

Limit 
Moderate 

80% 
Income 
Limit 

Moderate 
HUD 

100% 
Income 

Limit 
Median 

CPA 

120% 
Income 

Limit  
CPA 

150% 
Income 

Limit 
Middle 
CPA 

180% 
Income Limit 

Middle 
CPA 

1 $18,400 $30,650 $36,780 $38,313 $46,100 $56,210 $67,452 $84,315 
$101,178 

2 $21,000 $35,000 $42,000 $43,750 $52,650 $64,240 $77,088 $96,360 
$115,632 

3 $23,650 $39,400 $47,280 $49,250 $59,250 $72,270 $86,724 $108,405 
$130,086 

4 $26,250 $43,750 $52,500 $54,688 $65,800 $80,300 $96,360 $120,450 
$144,540 

5 $28,410 $47,250 $56,700 $59,063 $71,100 $86,724 $104,069 $130,086 
$156,103 

6 $32,570 $50,750 $60,900 $63,438 $76,350 $93,148 $111,778 $139,722 
$167,666 

7 $36,730 $54,250 $65,100 $67,813 $81,600 $99,572 $119,486 $149,358 
$179,230 

8 $40,890 $57,750 $69,300 $72,188 $86,900 $105,996 $127,195 $158,994 
$190,793 

          NOTE: 
Numbers in BOLD Source of information is HUD Barnstable County FY 2015  Income Limits  
This document is for reference only. Actual limits are determined by the specific funding source. 
100% AMI is CPA  figure; 120%, 150%, 160%, 180% are extrapolated using the 100% CPA number as 
a base 
Note that income is the total of all gross income for all household members. 
Income limits are updated annually. 

 
 
  



Housing Playbook  DRAFT 031116 Page 26 
 

ATTACHMENT D 
Excerpts: Housing Action Plan by John J. Ryan Development Cycles, 2014 

TARGETS 
When faced with a large and difficult challenge like this, it is important to aim for real and 

positive change that can be measured year-to-year.  With that in mind, the proposed actions 
are intended to help meet two numeric targets:  

• We set a target of doubling the number of Affordable and Community Housing units 
from 200 to 400 by 2025 (see Appendix B);  

• Each year from 2014 to 2025, our target is to add more units of Affordable and 
Community Housing than the number of housing units lost to condominium 
conversion  

• We set a short-term target of achieving a 10 percent level of the state’s Subsidized 
Housing Inventory by 2017. 

  This will require a broad array of micro- and larger scale, as well as both short-term and 
permanent additions to the town’s Affordable and Community Housing stock. The nature and 
severity of the Affordable and Community Housing need demands flexibility of approach to 
meet the scale of these targets. 
 
 Fig. II.3 Renters Households, by Household Type 

Provincetown, 2000-2011 
 
 
 
 
 
 
 
 
 
 
 
 

Fig. II.4 Model of Non-Elderly Renter Households, by Percentage of AMI Provincetown, 
2006-2013 

 
 2006 HHs 

% of 
Renters 2013 HHs 

% of 
Renters   

Less than 50% of AMI 186 27.5% 196 31.0%   
50-79% of AMI 169 25.0% 174 27.5%   
80-99% of AMI 118 17.5% 106 16.7%   
100-120% of AMI 51 7.5% 42 6.6%   
More than 120% of AMI 152 22.5% 115 18.2%   
Total 676 100.0% 633 100.0%   

SOURCE: Development Cycles, 8/06, 12/13 

 
 

Provincetown 
2000    

Provincetown 
2010   

Change 
2000-2010 

Live Alone 520 510 -10 
Married Couple Family 110 92 -18 
Single Parent Family 64 50 -14 
Other 157 130 -27 
Total 851 782 -69 
SOURCE: U.S. Census 2000, STF-3, H73, 2010 QT-H2. 
2007-2011 ACS B25011 adjusted  
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Fig. II.5  Renters Paying 35 Percent or More of Income for Housing  
By Age of Householder, Provincetown 2000-2011 

 2000 
% (Within 

Age Cohort) 2012 
% (Within 

Age Cohort) 
Under 35 Years Old 41 40% 40 62% 
35-64 Years Old 239 40% 340 60% 
65 and Over 66 44% 83 56% 

Total 346 41% 463 59% 
SOURCE: U.S. Census 2000, STF-3, H96, 2011 
ACS B25072 adjusted to match 2010 US Census 
totals for renter households. 
   

 4. Summary: Workforce Rental Housing  
It was the consultant’s view in 2006 that Provincetown had a critical shortage of 

affordable year-round rental housing. Despite the addition of two new affordable rental 
developments on Shank Painter Road, Provincetown’s need for community’s workforce rental 
housing has only deepened since 2006. The continued loss of multi-family rental units to 
condominium conversion has significantly outpaced the production of new rental units. The 
concentration of renters paying more than 35% of their income for rent has gone from 44% in 
2000 to 59% in 2010. The community has fewer renter households; fewer employed residents, 
both winter and summer; and a greater concentration of renters who earn less than 80% of Area 
Median Income. Waiting lists dwarf the number of available units, even when only local 
residents are considered. Since 2006, the trend toward single person occupancy has continued 
and perhaps as a result, the cost of a one-bedroom apartment has outpaced the growth in 
wages. Until the number of new units annually outpaces the number of units lost to conversion, 
it is hard to see how this situation improves. 

The Table below represents the consultant’s estimate of the change in the number of 
rental housing units needed to address the rental housing shortage in Provincetown. In the 
consultant’s view, there is a greater need for units to serve renters earning less than 50% of 
AMI; a slightly reduced need for renters earning greater than 50% of AMI. The focus of this need 
continues to center on one-bedroom units.  

The needed year-round rental housing continues to embrace a range of bedroom sizes 
and income levels. Given the demographics, waiting list, and survey information reviewed, the 
consultant recommends that roughly 50 percent of the housing should serve those very low 
income workers earning less than 50 percent of the AMI; 25 percent should serve those “low-
mod” residents earning between 50-79 percent of AMI; another 20 percent is needed for 
moderate income renters earning between 80-99 percent of AMI; and 5 percent is needed to 
serve those between 100 and 120 percent of AMI. 

 Fig. II.10  
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Changes in 
Workforce Rental 
Housing Need  
Provincetown 2006-2013
  

SOURCE: Development Cycles, 
2006 & 2013 

  

Income Limit 2006 Total 2013 Total 

Change 
2006-2013 

<50% of AMI 80-100 85-110 
+5 

50-79% of AMI 50-65 45-60 -5 

80-99% of AMI 50-60 45-55 -5 

100-120% of AMI 20-25 20-25 0 

Total 200-250 190-240 -10 
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ATTACHMENT E 
Provincetown Year-round Rental Trust Calculation Example 

 
Example of Property Deed Restrictions: 
Property A - a four unit building in need of rehabilitation. 
Purchase Price    $650,000 
Rehabilitation Costs $300,000 

Total  $950,000 
YRHT Grant  $400,000 ($100,000 cost per unit to Town) 
Down Payment  $  65,000 
Mortgage  $485,000 
Monthly Rent  $    1,500 
 
Assumptions: 
 5% Mortgage Rate over 30 years 
 3% Annual Growth in Property Value 

2% Annual Rent Increase 
 3% Annual Property Tax Growth 
 2% Annual Growth in Insurance, Utilities and Maintenance 

 
Year 1 Expenses (excluding mortgage): 
 $10,000 Maintenance 
 $  7,125 Insurance 
 $  9,600 Utilities 
 $  7,410 Property Taxes 

 
The property is cash flow positive in the 3rd year 
Equity in Property: 

• $101,167 after Year 1, a return of $36,167 (55.64%) on the $65,000 down payment/investment. 
• $165,833 after year 2, a return of $100,833 (155.1%) on the $65,000 down 

payment/investment. 
• $365,067 after year 5, a return of $300,067 (461.6%) on the $65,000 down 

payment/investment.  
The example described above is a sample of how a public-private trust might work.  It is suggested that 
the Town issue an RFP for YRHT projects.  The market will determine the feasibility of projects and the 
size of the grant required. 
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ATTACHMENT G 
FY 2016 Residential Parcels by $150,000 Valuation Increments 

 

 
 
 
 
 
 
 
 
 
 
 
 
 

Assessed 
Value 

Total 
Parcels 

Total Value by 
Strata 

Mixed-
Use 

Single- 
Family 

Condo 2-
Family 

3-
Family 

 Multi- 
Dwelling 

4-8 
Unit 

More 
than 
8 
Unit 

1-$150,000 124  $  14,774,500  0 7 116 0 0 1 0 0 
$150,001-
$300,000 624  $ 153,875,400  1 10 612 0 0 1 0 0 

$300,001-
$450,000 875  $  29,592,800  7 77 779 8 1 2 1 0 

$450,001-
$600,000 710  $ 371,917,700  15 187 438 50 7 11 2 0 

$600,001-
$750,000 480  $  322,474,700  23 192 175 44 12 27 7 0 

$750,001-
$900,000 290  $  237,553,700  31 108 55 35 15 25 20 1 

$900,001-
$1,0500,000 191  $  184,965,200  28 77 30 25 8 9 13 1 

$1,050,001-
$1,200,000 118  $ 131,630,200  18 56 13 16 2 10 1 2 

$1,200,001-
$1,350,000 76  $  95,998,100  18 32 8 7 2 5 6 0 

$1,350,001-
$1,500,000 39  $ 55,429,400  15 18 0 3 0 2 1 0 

Over 
$1,500,001 169  $ 348,247,700  34 84 6 20 6 11 5 3 

           

TOTALS 3696  $ 
2,246,459,400  

190 848 2232 208 53 104 56 7 



  

  

Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016 

CHANGE OF RESTROOM SIGNAGE  
Discussion & Recommendation(s) 
Requested by: Dr. Elise Cozzi             Action Sought: Discussion 

Proposed Motion(s) 

Discussion dependent – votes may be taken. 
 
 
 
 
 
 
 
 
 
 
   

Additional Information 

 

See attached memo. 

 

Board Action 

Motion Second Yea Nay Abstain Disposition 

      

 

6C 











  

  

Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016 

ROOM OCCUPANCY TAX LEGISLATION 
Upcoming Meeting Scheduled with Representative Sarah Peake & Speaker DeLeo 

Requested by: Chairman Thomas N. Donegan                       Action Sought: Discussion  

Proposed Motion(s) 

Discussion Dependent.  Votes may be taken. 
 
 
 
 
 
 
 
 
 
 
   

Additional Information 

There has been a meeting scheduled with Representative Sarah K. Peake and Speaker 
Robert A. DeLeo for Wednesday, March 30, 2016, at 11:00 a.m., at the State House, 
Room 356, regarding the room occupancy tax legislation. 

 

Board Action 

Motion Second Yea Nay Abstain Disposition 

      

 

6D 





  

Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016   

SIX MONTH PERFORMANCE EVALUATION 
Town Manager David Panagore  
Requested by:  Board of Selectmen           Action Sought: Establish Evaluations   

Proposed Motion(s) 

Move that the Board of Selectmen vote to establish Town Manager David 

Panagore’s six month performance appraisal score as _______________. 

 

 

 

 

 

 

 

 

Additional Information 

 
Copies of the appraisal forms have been previously distributed to members and compiled by 
the Chairman, and are part of the employees’ personnel record. 
 
 

Board Action  

Motion Second Yea Nay Abstain Disposition 

      

 

 ________________________________________________________________________ 

7A 
  



  

Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016   

TOWN MANAGER’S REPORT  
Administrative Updates 
Requested by:  Town Manager David Panagore                           Action Sought:  Discussion 

Proposed Motion(s)  

   

Discussion dependent – votes may be taken. 

 

 

 

 

       

Additional Information 

 
 
Updates on Community Compact, Regionalization and Broadband. 
 

 
 

Board Action   

Motion Second Yea Nay Abstain Disposition 

      

 

__________________________________________________________________________ 
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Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016  

APRIL 4, 2016, ANNUAL & SPECIAL TOWN MEETING 
Adoption of Board of Selectmen's Recommendations on Articles 
Requested by: Town Manager David Panagore                                                   Action Sought: Procedural 

Proposed Motion(s) 

MOVE that the Board of Selectmen vote [to recommend / not to recommend / to 
reserve recommendation on] Article __.  
 

 

 

 

 

Additional Information 

 
A tally sheet for recording the recommendations of the Board of Selectmen is attached. 
Charter §2-3-11 provides that "Prior to a vote on an article submitted by a town board, the 
town board shall state the numbers of its members in favor of and opposed to the article, 
and its chairman, or his designee, shall explain the view of the majority to the meeting."  
 
 

Board Action 

Motion Second Yea Nay Abstain Disposition 

      

 

 ________________________________________________________________________ 
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APRIL 4, 2016 TOWN MEETING – BOARD OF SELECTMEN RECOMMENDATIONS March 14, 2016 – PAGE 1 
 

LEGEND:  R  = RECOMMEND; NR  = NOT RECOMMEND; RR  = RESERVE RECOMMENDATION; IP  = INDEFINITELY POSTPONE; X  = NO RECOMMENDATION 
 

APRIL 4, 2016 ANNUAL AND SPECIAL TOWN MEETINGS 

   Board of Selectmen 
Article Motion  (R, NR, RR, IP, etc.) Motion by: Second: Y N A 
STM-1     FY 2016 Budget Adjustments.      

STM-2 FY 2016 Budget Adjustments to Fund 27th Pay Period.      

STM-3 Transfer of Funds to Provincetown Television.      

STM-4 National Marine Sanctuary Visitor Center in Provincetown.      

STM-5 Parking Kiosk Upgrade.      

STM-6 Provincetown 400 Executive Director.      

STM-7 Acquisition of 48 Winslow Street.      

STM-8 Rescind Unused Borrowing Authority.      

STM-9 Water Enterprise Capital Improvement Project.      

STM-10 MacMillan Pier Capital Improvement Project - Repairs to Boston Boat Gangways.      

STM-11 MacMillan Pier Capital Improvement Project - Replace Outboard Motors.      

STM-12 MacMillan Pier Emergency Capital Improvements.      

       

ATM-1    To Hear Town Reports.      

ATM-2 Cape Cod Greenhead Fly Control District Assessment.      

ATM-3 Amendments to Personnel Bylaw/Classification and Compensation Plan.      

ATM-4 Expenditures from the Tourism Fund.      

ATM-5 FY 2017 Human Services Grant Program.      

ATM-6 Creation of Year-Round Market Rate Rental Housing Trust – A Home Rule Petition.      

ATM-7 Room Occupancy Tax: A Home Rule Petition.      
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LEGEND:  R  = RECOMMEND; NR  = NOT RECOMMEND; RR  = RESERVE RECOMMENDATION; IP  = INDEFINITELY POSTPONE; X  = NO RECOMMENDATION 
 

   Board of Selectmen 
Article Motion  (R, NR, RR, IP, etc.) Motion by: Second: Y N A 
ATM-8 0.5% Real Estate Transfer Fee: A Home Rule Petition.      

ATM-9 Expanding Residential Property Exemption – A Home Rule Petition.      

ATM-10 FY 2017 Operating Budget.      

ATM-11 FY 2017 Cape Cod Regional Technical High School Assessment.      

ATM-12 FY 2017 Enterprise Funds.      

ATM-13 Fireworks Celebration.      

ATM-14 General Bylaw Amendment: Stipend for Selectmen.      

ATM-15 General Bylaw Amendment: Non-Criminal Disposition of Pier Corporation Regulations.      

ATM-16 FY 2017 Revolving Accounts.      

ATM-17 Community Preservation Budget for FY 2017.      

ATM-18 FY 2017 Capital Improvements Program.      

ATM-19 Alter Layout of Harry Kemp Way and Authorize Conveyance of the Discontinued Portion-34A Pearl Street.      

ATM-20 Hire a Lobbyist for the Town.      

ATM-21 Adoption of Property Known as Pilgrim’s First Landing Park.      

ATM-22 Adoption of Provincetown Noise Bylaw 2016.      

ATM-23 General Bylaw Amendment: Chapter 15. Local Historic District Regulations 15-11-12. Siding.      

ATM-24 General Bylaw Amendment: Chapter 15. Local Historic District Regulations – 15-9. Solar Exclusions.      

ATM-25 General Bylaw Amendment: Chapter 11. Building Regulations – Demolition Delay Bylaw.      

ATM-26 General Bylaw Amendment: Chapter 16 – Condo Conversion Bylaw.      

ATM-27 Zoning Bylaw Amendment – Article 2 Section 2440.      

ATM-28 Zoning Bylaw Amendment – Article 2 Section 2440.      
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LEGEND:  R  = RECOMMEND; NR  = NOT RECOMMEND; RR  = RESERVE RECOMMENDATION; IP  = INDEFINITELY POSTPONE; X  = NO RECOMMENDATION 
 

   Board of Selectmen 
Article Motion  (R, NR, RR, IP, etc.) Motion by: Second: Y N A 
ATM-29 Zoning Bylaw Amendment: Article 2 Section 2440.      

ATM-30 Zoning Bylaw Amendment – Article 6, Growth Management.      

ATM-31 Zoning Bylaw Amendment – Article 1 Definitions.      

ATM-32 Zoning Bylaw Amendment – Article 4 Section 4810 Inclusionary Housing Bylaw.      

ATM-33 Funding for Year-Round Rental  Housing      

ATM-34 
Resolution: Prohibit Poisoning of Wildlife in the Cape Cod National Seashore. Designate Cruelty 
Free Zone for all Animals in Provincetown. 

     

 

 



  

 
Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016     

INSERT BALLOT QUESTION(S)  
Annual Town Election May 3, 2016 
 Requested by:  Town Manager David Panagore                                         Action Sought:  Discussion/Direction  

Proposed Motion(s) 

 
 

Move that the Board of Selectmen vote, pursuant to MGL C.59, §21C(g), to insert the 
attached ballot question(s) onto the May 3, 2016, Annual Town Election, as 
presented by the Town Manager. 
 
 
 
 
 
 
 
 
 
 

Additional Information 

 
 
 
See attached Ballot Question(s). 
 
 
 
 

Board Action   

Motion Second Yea Nay Abstain Disposition 

      

 

 __________________________________________________________________________ 
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2016 
 

BALLOT  
 

Annual Town Election –  
Tuesday, May 3, 2016 

 
 
 
1.  Charter Commission Ballot Question previously approved. 
 
2.  Shall the Town of Provincetown be allowed to exempt from the provisions of 
proposition two and one-half, so called, the amounts required to pay for the 
bonds issued in order to pay cost of making capital improvements to MacMillan 
Pier, including the payment of all related costs of planning and design services 
and all other costs incidental and related thereto?  
 
 
3.  Shall the Town of Provincetown be allowed to assess an additional $500,000 
in real estate and personal property taxes for the purpose of creating year-round 
rental housing in the Town, for the fiscal year beginning July first, two thousand 
and sixteen? 
 
 
 
 
 



  

Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016   

WINSLOW FARM & VFW PROPERTIES 
Update and Discussion  
Requested by:  Town Manager David Panagore        Action Sought:  Discussion  

Proposed Motion(s) 

Discussion Dependent – votes may be taken. 

 

 

 

 

 

 

 

 

Additional Information 

 
 
 
 
 
 
 

Board Action  

Motion Second Yea Nay Abstain Disposition 

      

 

 ________________________________________________________________________ 
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Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016   

OTHER  
Requested by:  Town Manager David Panagore        Action Sought:  Discussion  

Proposed Motion(s) 

Discussion Dependent – votes may be taken. 

 

 

 

 

 

 

 

 

Additional Information 

 
 
 
 
 
 
 

Board Action  

Motion Second Yea Nay Abstain Disposition 

      

 

 ________________________________________________________________________ 
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Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016   

MINUTES OF BOARD OF SELECTMEN’S MEETINGS 
 Requested by:   BOS Secretary                       Action Sought:  Approval 

Proposed Motion(s) 

 
Move that the Board of Selectmen approve the minutes of: 
 
January 25, 2016 (Special)  [  ] as printed   [  ] with changes so noted 

March 4, 2016 (Special)   [  ] as printed   [  ] with changes so noted 
 
 
 
 
 
 
 
 

Additional Information 

 
 
See attached minutes. 
 
 
 

Board Action 

Motion Second Yea Nay Abstain Disposition 

      

 

 
  ____________________________________________________________________________ 
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Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016   

CLOSING SELECTMEN’S STATEMENTS 

Administrative Updates 
 Requested by:  Town Manager David Panagore                Action Sought:  Discussion 

Proposed Motion(s)  

  Motions may be made and votes may be taken. 

Robert Anthony 

Raphael Richter 

Erik Yingling 

Cheryl Andrews 

Tom Donegan  
      

Additional Information 

A. Thank you letter to Christine Sylvia who resigned from the Beautification Committee on 
February 17, 2016. 

B. Thank you letter to Barbara Rushmore for organizing a group of citizens to travel to 
Beacon Hill to advocate on legislation before the General Court. 

 
 

Board Action   

Motion Second Yea Nay Abstain Disposition 

      

 

__________________________________________________________________________ 
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Provincetown Board of Selectmen 
AGENDA ACTION REQUEST 

Monday, March 14, 2016  

EXECUTIVE SESSION MOTION  
MGL c30A, Sec. 21(a), Clause 3     

Requested by: Town Manager David Panagore                           Action Sought:  Discussion 

Proposed Motion(s) 

MOVE that the Board of Selectmen vote to go into Executive Session pursuant to 
MGL c30A, Section 21(a), Clause 3 for the purpose of:  

Clause 3 - To discuss strategy with respect to collective bargaining or litigation if an open 
meeting may have a detrimental effect on the bargaining or litigating position of the public 
body and the chair so declares.  (Update on Clam Dredging Lawsuit). Votes may be taken. 

Clause 3 - To discuss strategy with respect to collective bargaining or litigation if an open 
meeting may have a detrimental effect on the bargaining or litigating position of the public 
body and the chair so declares.  (Tax Title Updates). Votes may be taken. 

Clause 3 - To discuss strategy with respect to collective bargaining or litigation if an open 
meeting may have a detrimental effect on the bargaining or litigating position of the public 
body and the chair so declares.  (Update on 227R Commercial Street). Votes may be 
taken. 

and not to convene in open session thereafter. 

 
Roll Call Vote:   
Tom Donegan: 
Erik Yingling: 
Cheryl Andrews: 
Raphael Richter: 
Robert Anthony: 
 

Additional Information 

 
Board Action  

Motion Second Yea Nay Abstain Disposition 
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