Meeting Agenda

The Provincetown Select Board will hold a special meeting on Monday, March
9, 2020, at 5 pm in Judge Welsh Room, Town Hall, 260 Commercial Street,
Provincetown, MA 02657.

1. Public Hearing (Votes May Be Taken)

a. Joint Public Hearing with Finance Committee: Proposed FY2021
Operating Budget — to hear comments from the public.

2. Joint Meeting with Finance Committee and Year Round Market Rate Rental Housing
Trust (Votes May Be Taken)

a. Discuss Year Round Market Rate Rental Housing’s Articles for April 6,
2020 Special and Annual Town Meeting.

Posted by the Assistant Town Clerk www.provincetown-ma.gov, 03/05/2020, 9:20 am AR




JOINT PUBLIC HEARING with FINANCE COMMITTEE
FY 2021 Budget pursuant to Provinc_etdwn Charter 6-4(g)

Requested by: Sclect Board Action Sought: Discussion

Proposed Motion(s)

General Discussion of Proposed FY 2021 Operating Budget. Votes may be taken.

Additional Information

Per Section 6-4-g of the Provincetown Charter: “The Select Board and the Finance Committee
shall jointly hold one or more public hearing on the proposed Budget not later than twenty-
on (21) days prior to the Annual Town Meeting at which it is to be submitted for adoption.
190.” ' ' : , '

Town of Provincetown FY 2021 Budget Summary documents are attached.

Motion Second Yea |Nay |Abstain Disposition




Town of Provincetown

Public Hearing

Select Board
Finance Committee
Proposed FY 2021 Operating Budget

fn accordance with §6-4-g of the Provincetown Charter, the Select Board and the Finance
Committee will hold a Joint Public Hearing on Monday, March 9, 2020, at 5 p.m. in the
Judge Weish Hearing Room, Town Hall, 260 Commercial Street, Provincetown, MA, to hear
comments from the public on the Town’s proposed Fiscal Year 2021 operating budget.

Copies of the budget are available for inspection in the offices of the Town Manager or
Board of Selectmen at Town Hall, 260 Commercial Street, Provmcetown MA, or on the
town’s website at www.provincetown-ma.gov.

The public is encouraged to submit any comments in writing by Tuesday, March 3, 2020,
to the Select Board, Provincetown Town Hall, 260 Commercial Street, Provincetown, MA,
02657, by emall to selectmen@provincetown-ma.goy, or in person at the hearing.

David Abramson
Chair, Select Board

Mark Hatch
Chair, Finance Commiftee

Posted: Town Hall, http:/Avww.provincetown-ma.gov, 01/14/2020 3:30 pm AR
Published: Provincetown Banner: February 20, and February 27, 2020
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), Provincetown Select Board _
2 AGENDA ACTION REQUEST 2

Monday, March 9, 2020 5 pm

JOINT MEETING |
Year Round Market Rate Rental Housing Trust & FINCOM

Requested by: Seclect Board Chair David Abramson Action Sought: Diséussion

Proposed Motion(s)

Move that the Select Board direct the Town Manager to provide a motion for the April
6!, 2020 Annual Town Meeting that raises and appropriates Harbor Hills debt
services within the General Fund.

Additional Information

This meeting between the three Boards is in preparation for April 8, 2020 Annual and
Special Town Meeting Articles the Year Round Market Rate Rental House Trust has placed
on the Warrant.

Board Action

Motion Second Yea |Nay | Abstain Disposition




TOWN MANAGER

Memo

To: Select Board

From: Robin L. Craver, Town Mana;?fﬁ3

Date: March 9, 2020

Re: Harbor Hill - Financing Recommendation for FY20 and FY 21

At the initial February 2017 Special Town Meeting vote to approve purchasing Harbor Hill for $10.7 million, it
was correctly predicted the housing project would not be self-sufficient by rents alone. An investment by the
Town via a designated revenue stream was identified as a necessity for the project’s success. To date, no
independent revenue source beyond rents has been identified nor allocated to the Trust. In 2019, a Special Town
Meeting had to be called to allocate an additional $492,000 to pay the Town’s debt service obligation. It is time
to consider actions to stabilize the project financially while other options are reviewed. To be a viable project,
Harbor Hill residents and potential applicants must have confidence that their housing is stable. The Trust needs
time to analyze a full cycle of operations to truly know annual obligations since many onetime expenditures have
dominated spending. Also, a reliable capital study must be completed to fully know the true costs of the project,

During 2015 and 2016, Town Meeting approved submission of special legislation to create a Year Round Market
Rate Rental Housing Trust and appropriated $1.5 million start-up funds for the Trust,

In 2017, voters approved a debt exclusion in the amount of $10.7 million to purchase and renovate Harbor Hill, a

. former timeshare resort at auction, with 26 rental units. Normally, such an approval contemplates debt being
appropriated in the general fund but because of the earlier appropriation of $1.5 million available, the Town
agreed to use those funds before returning to the Town. In the meantime, a dedicated source was discussed at
Town Meeting such as the rooms’ tax. An RFP for an architectural firm was issued which received only one
proposal.

In 2018, legal challenges and court proceedings delayed purchase, but funds were borrowed as there was concern
regarding increased interest rates, Thus, to lock in a minimal rate, the whole $10.7 mil authorization was
borrowed rather than borrowing in increments as needed. Generally, projects are completed before permanently
borrowing the full amount. This is important to understand that the Town’s been paying the debt for two years,
long before any rents were collected. It’s worth noting that earlier predictions had the project fully up and
running within 6 months, ' '

Construction delays due to bidding added to this perfect storm. The bidding process for construction was
performed twice because construction costs exceeded estimates, The Trust seed money was used to supplement-
property improvements and pay debt. The construction contingency was recommended at 10% which was
industry standard but only 5% was carried. This is critical to understanding how the seed money was used and
why the Town and Trust returned to the voters in 2019 and 2020 for additional funds. The good news was the
Town received a $250,000 grant awarded for 2 new accessible units bringing total units to 28 (51 bedrooms).




In January 2019, CDP Property Management began, and through a grant, new mini-split systems for heat and
AC were installed through Cape Light Compact at no cost to the Town [est. value $340,000]. First tenants moved
in May 2019,

Early estimates predicted the project to be fully rented and operational within 6 months, namely in 2016, To date,
the contractor, NEI, has substantially completed the renovation work and has vacated the property. Certificates of
occupancy are pending for the last two buildings. Of the 28 units at Harbor Hill, eight are occupied, nine more
have signed leases and four other applications are pending. This represents 75% of the total units. Additionally,
there are other interested parties who have not yet submitted applications.

The target market are households that are not eligible for traditional affordable housing with median incomes
from 80% to 200% Area Median Income. Features include: Large unit size, laundry in every unit, efficient
heating and cooling, parking available. Presently, rents range from: ADA units: $1000 - $1200; 1 Bedrooms;
$1450 - $1550; 2 Bedrooms: $1650 - $2100, It should be noted that the purchase price, construction and legal
costs to the Town are $416.00 per square foot, whereas much smaller condos selling today in Provincetown are
being sold $600 per sfto over $800 per sf. Not only has this project been successful in containing costs and
timeline; when counting bedrooms, it is equivalent to 51 one-bedroom condos,

The trust contracted with the Community Development Partnership (CDP) to manage the property and the rental
operations. Due to the increased construction costs, some of the development work at Harbor Hill has been
performed by CDP causing high one costs associated with the management company. Expenditures paid to CDP
- and estimated future payments to CDP are summarized below:

Fees Paid To CDP FY20 (Actual & Est) Budget FY21
Management Fees ' 139,500.00 ' 145,800.00
Operating Costs 43,000.00 50,500.00
One Time Rent Up/Dev 82,000.00 44.300.00
Totals 264,500.00 ' 240,600.00

Monthly revenue’s projected at approximately $50K at full occupancy for a total of about $600K per year. The
annual debt service is about $594,000. The Trust is working with the Finance Department and the CDP on a
revised budget for FY 20 and a budget for FY 21 and has engaged a Capital Needs Consultant pro-bono to begin
long term capital planning.

In FY19, the Town voted to transfer $492,000 to the Housing Trust for debt service and a 5% construction
contingency which was surpassed due to unanticipated, but necessary, change orders. Because of these additional
costs the Housing Trust is asking for $100,000 at the STM to complete construction during FY20. The debt
service payment due in June 2020 has been encumbered and will be paid.

Predictions for FY21 are Harbor Hill net rental income of $260,000, capital costs of $150,000 and non-rental
trust expenditures (legal, insurance bonds, meeting recordings and condo conversion) of $35,000 which nets
$75,000. Debt service related to the acquisition and renovation of the Harbor Hill property for FY21 is $595,000.
This bonding authorization was voted as a debt exclusion which means it can be raised and appropriated in the



general fund in ahy year, The amount to be raised and appropriated can change each year for any portion of the
debt service the Town chooses to pay within the general fund.

The ATM article proposes to have the full $595,000 raised and appropriated for FY21 and requires the Trust to
transfer any remaining funds in excess of $100,000 back to the general fund at year end. This would include any
funds the Trust receives from private donors or investors up to the amount of the annual debt service.

Tax impact average cost to taxpayers is $141.49. We are recommending that you not carmark marijuana nor
- rooms tax and allow them to backfill critical other Town needs such as coastal resiliency, police station and other
affordable housing.

If this article fails and the Trust does not have funds available to pay the entire debt service amount, the Town is
still obligated to pay this debt service from the general fund and raise it on the tax recap which will reduce
available free cash and possibly damage our credit when bonding new projects.

An earlier administration presentation informed you of several options which could still be considered today such
as what we are recommending. This would allow you to work on operating expenses after revenue and expenses
normalize as well as consider, down the road, divesting in valuable units o create a cushion for bond payment
for upcoming years, and/or creating public-private partnerships. We believe the two warrant articles and pending
motions, as presented, will create stability for the project as well as protect the Town’s considerable investment
in the Harbor Hill property while giving the Town time to review options for restructuring debt. '

The Year Round Trust discussed this recommendation at its last meeting and voted to recommend the Select
Board and Finance Committee support the recommendation for funding FY20 and FY21.

Harbor Hill is about community.
It is about providing homes where none can be found.
It is about keeping the lights on in the winter.
It is about viability.

Attachments:

Housing Trust Financial Status Report

FY19 Consolidated Income Statement

Harbor Hill Acquisition and Improvements to Date (includes price per square foot)
Unit Bedrooms/Baths by building with rent

Estimated Annual Operating Budget

Warrant and Motions for STM and ATM

® & & & & @



Housing Trust Status
March 6, 2020

CASH ON HAND

Cash 8411 Housing Trust 698,217.94
Cash 8412 HH Rental Activity (150,702.10)
Cash 4018 Acquisition 36,377.83

Total Cash 583,893.67

EXPENDITURES
Estimated FY20
FY20 Paid by FY20 EXP
Expenditures Trust to Date Remaining

NEI Contract 2,674,286.00
NEI PCCO#1 20,133.59
NEI PCCO #2 66,544.31
NEI Change Orders PENDING 34,350.10
NEI PCCO #3 25,938.86
NEI PCCO #4 30,862.14
NEI Change Orders PENDING 47,145.50
NEl paid to Date {2,530,191.56}
Legal 5,000.00 5,736.75 -
LDA (architect) 39,563.00 23,878.38 15,684.62
PTV $1,950 1,200.00
Horsley Whitten $1,800
Water ' "3,000.00 4,948.88 5,000.00
Eversource 7,200.00 12,466.38 5,000.00
Insurance 45,000.00 44,498.16 -
Betterment 15,000.00 12,532.14 -
FY20 Debt Service 594,000.00 204,403.13 389,596.87

Total Remaining Expenditures 785,550.43

EST REVENUE

Net Cash Deficit {201,656.76)

ADA Grant Pend.ing 250,000.00 134,712.00 115,288.00

Net Rental Income per CDP FY20 Revised Budget (33,433.00)

Potential Investment Needed

(119,801.76)

RENTAL ACTIVITY

FY20 Net Rental Income to Date 1-31-20

FY20 CDP Property Development Costs 1-31-20

YTD Deficit

45,442.20
(94,273.60)

(48,831.40)

* The CDP prediction of rent is based on current signed leases

224,974.50
8.4%
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Harbor Hill Acquisition &
Improvements to Date
CDP Build Out {One time)
NEI Remaining

LDA Remaining

CDP Remaining (One time)
Total Costs

SQ FT All Units
Price per SQ FT

UNIT
Unit 5a
unit 4-1
unit 4-2
unit 4-3
unit 4-4
unit 4-5

unit 5-21
unit 5-22
unit 5-23
unit 5-24
unit 5-25
unit 5-26
unit 6-6
" unit 6-7
unit 6-8
unit 6-9
unit 6-10
unit 6-11
unit 7-12
unit 7-13
unit 7-14
unit 7-15
unit 7-16
unit7-17
unit7-18
unit 7-19
unit 7-20
unit 7-20A

11,290,334.17
25,333.13
75,525.61
17,934.62
56,400.00

11,465,527.53

27,455.00
417.61
SQFT COST per UNIT Monthly Rent Annual Rent

405 169,132.71 1,225.00 14,700.00
1,027 428,887.15 1,650.00 19,800.00
1,000 417,611.64 1,900.00 22,800.00
1,021 426,381.48 1,650.00 19,800.00
947 395,478.22 1,900.00 22,800.00
1,204 502,804.41 2,100.00 25,200.00
661 276,041.29 1,550.00 18,600.00
1,087 453,943.85 2,000.00 24,000.00
1,138 475,242.04 1,850.00 23,400.00
1,980 826,871.04 2,700.00 32,400.00
682 284,811.14 1,450.00 17,400.00
1,029 429,722.38 2,000.00 24,000.00
961 401,324.78 1,550.00 18,600.00
1,048 437,657.00 2,000.00 24,000.00
1,095 457,284.74 1,950.00 23,400.00
937 3291,302.11 2,700.00 32,400.00
1,048 437,657.00 1,450.00 17,400.00
961 401,324.78 2,000.00 24,000.00
932 389,214.05 1,500.00 22,800.00
1,042 435,151.33 1,650.00 19,800.00
905 377,938.53 1,900.00 22,800.00
1,052 439,327.44 1,650.00 19,800.00
877 366,245.41 1,900.00 22,800.00
970 405,083.29 1,650.00 19,800.00
906 378,356.14 1,900.00 22,800.00

. 765 319,472.90 1,450.00 17,400.00
1,034 431,810.43 1,950.00 23,400.00
741 309,450.22 1,200.00 14,400.00
11,465,527.53 50,875.00 610,500.00




. #ofunits unitmix Beds  baths sq it Rent
TITTT TR e r S Rt D ice sq
Unitsa e h 4o 125 4 32
T R e P R T 150 & 161
g . e e Loo0 o0
unit4-3 2.5 1021, 1650 1.62
unit4-4 2 947 1900 § 201
unit4-5 25 1204 2100 1.74
b | it

tax 1D 05-3-038-4 |

W A W

3HHRd#5 6128&3 11
unit 5-21
unit 5-22
unit 5-23
unit 5-24
unit 5-25
unit 5-26
sub totals
tax ID 05-3-038

1 661 1550
2 1087 2000
1138 - 1950
3.5 1980 2700
1 682 1450
2 1029 2000

2.34
1.84
1.71
1.36
2.13
1.94
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4HHRdBidg#6 62beds 12,
e e s S
unit6-7
unit 6-8
unit6-9
e
unit6-11
sub totals

%1 1550
1048 2000
1095 1950
- 937 2700
- 1048 1450
91 2000

1.61
1.91
1.78
2.88
1.38
2.08

NINI N NN N
RRL.STRS ST ST ST ST
L 4 Wy U U U

tax D 05-3-038 _
37 Brad Stext#7 = 1012 [
e S
R St
unit 7-14

unit 7-15

unit 7-16
unit7-17-
unit7-18

‘unit 7-19
unit720
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932, 1900
1042. 1650,
ot S

S P S e
o B
970; 1650,
gos 1900
R 4D
1034, 1950

2.04
1.58
2.10
1.57
2.17
1.70
2.10
1.90
1.88
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STM

Special Town Meeting — Monday, April 6, 2020 9

Article 9. Funding for Year-Round Rental Housing. To see if the Town will vote fo raise
and appropriate, borrow, or fransfer from available funds, a sum of money for the purpose of
supplementing capital and operating expenses for the Provincetown Year-Round Market Rate
Rental Housing Trust for Fiscal Year 2020; or to take any other action relative thereto.
[Requested by the Select Board and the Provincetown Year-Round
Market Rate Rental Housing Trust]

MOTION: o
| move that the Town vote to transfer $100,000 from Free Cash to the Year-
Round Rental Housing Trust.

Signature
VOTES | |Yes |[No | Abs |Reportby:
: Motion e e . .
YRMRR Housing Trust Recommends g {
Select Board Recommends .
Finance Committee Recommends i None

-Requires a Majority Vote

SCRIPT:

This motion appropriates additional funding to the Year Round Market Rate
Rental Housing Trust from Free Cash. The vote at the June 24, 2019 special
town meeting included a 5% construction contingency which was surpassed due
to unanticipated, but necessary, change orders.

The Trust has certificates of occupancy in three of the four buildings and it has
leased tenants in all three buildings with applications for vacant units being
received weekly. The Trust has obtained a grant from the State for the two
accessible one-bedroom units to the property which are now complete and
occupied. '

These supplemental funds will ensure that the Trust can cover the
construction contract for the remainder of the project and cover ail operating
expenses through June 30, 2020.




ATM

Annual Town Meeting — Monday, April 6, 2020 9

Article 9. Funding for Year-Round Rental Housing. To see if the Town will vote to raise
and appropriate, borrow, or fransfer from available funds, a sum of money to increase the
general fund debt service budget line item to pay FY21 debt service payments of the general
obligation bond authorized at February 6, 2017 STM for the acquisition and improvements of
the Harbor Hill property by the Provincetown Year-Round Market Rate Rental Housing Trust;
or to take any other action relative thereto.

MOTION:

| move that the Town vote to raise and appropriate the sum of $594,557 to
increase the FY21 debt service budget of the general fund and further to transfer
from the Provincetown Year-Round Market Rate Rental Housing Trust {o the
General Fund any amount remaining at the end of the fiscal year that exceeds
$100,000 which is to be retained as a capital reserve.

Signature -
WOTES . ool 00 0 |Yes |No | Abs - [Reportby: =
Motion i el 0 | Robin Craver
YRMRR Housing Trust Recommends 8 0 b
Select Board Recommends {3
Finance Committee Recommends Mone

Requires a Majority Vote

SCRIPT: _ -
Explanation of Article 9: This article asks Town Meeting to approve funding the Housing
Trust’s obligated debt service for the acquisition and renovation of Harbor Hill. The debt
service was voted as excluded debt which means it can be paid from the general fund and
included in the operating budget at any time.. To date the Housing Trust’s available funds of
$1,500,000 has been depleted by financing of Harbor Hill renovations and related debt service.
The early depletion of the Trust's seed money is due, in part, to increased construction costs
and a low construction contingency (5%). As disclosed when the acquisition and debt service
was approved at the February 2017 Town Meeting, rental income was not expected to cover
both operating expenditures and debt service obligations. Since no other revenue has been
allocated to the Trust, this appropriation transfer is necessary to sustain the project. It is
anticipated that Harbor Hill rental income will cover operating expenditures, while the voted
debt override will fund the debt service. To the extent that the Housing Trust available funds
exceed $100,000 at the end of the year, that excess would be transferred to the general fund.
This would include any funds the Trust receives from private donors or investors up to the
amount of the annual debt service. If this article fails and the Trust does not have funds
available to pay the entire debt service amount, the Town is still obligated to pay this debt
service from the general fund and raise it on the tax recap which will reduce available free
cash and possibly damage our credit when bonding new projects.



	00 Agenda
	1
	2

