Provincetown Year‐Round Rental Housing Trust Board of Trustees
Minutes: October 11, 2017
Judge Welsh Room, Town Hall, 260 Commercial Street, Provincetown
Joint Meeting with Board of Selectmen & Finance Committee
6:00 p.m.
YRRT Members Present: Kevin Mooney, Rob Anderson, Tom Donegan, Chris Andrews
Staff: Community Housing Specialist Michelle Jarusiewicz, Town Manager David Panagore, Assistant Town
Manager David Gardner
7:05 Called to Order
Harbor Hill Update:
Rob Anderson related that a milestone has been reached - that 80% of the ratifications from the time share
owners had been obtained just today. Closing is anticipated to be sometime in January to March. The Town
Manager indicated that he has contacted the Land Court Department and the Baker Administration to expedite
the process of reviewing over 1200 documents.
Rob continued discussing financials – from the beginning the Trust had identified a funding gap between
receipts and expenses and the need to identify funding sources. They continue to look at alternative funding
sources to ensure long-term success for Harbor Hill. At Special Town Meeting strategies that were presented
included the Trust covering the gap for a time, finding new sources such as the “airbnb” tax, marijuana tax,
selling all or a portion of the units, and stretching the rent amounts.
Kevin Mooney said that at the time of the Special Town Meeting, the gap was about $160,000 per year. The
Town agreed to the bonding for the acquisition knowing that. The good news is that the actual acquisition is
about $8.1 million, not $9.1. It looks good. The legal fees have exceeded the forecasted amount and that has
been adjusted. There are a couple of rent dashboards. The Trust could reduce the rents or ensure long-term
viability of the Trust and the project, could stretch the rents, which means stretching the targeted income levels
through the 200% Area Median Income and the associated rents. Or, there could be other sources of funding,
the “airbnb” tax, marijuana tax, selling all or a portion of the units have been suggested. We understand that
the Town has its challenges. They have done a pro-forma with current projections that have a $0 gap but
involves some divesting. If we want to deliver 26 or more units, we need additional revenue stream. The Trust
is seeking first consideration for the options mentioned.
Rob continued the update. A Request for Proposals [RFP] has been issued for Architectural/Engineering
services which are due tomorrow. A Property Management RFP is underway as well.
Kevin discussed the income qualifying numbers and rents; that is, the Area Median Income [AMI] numbers
based on HUD AMI for Barnstable County; these are the guardrails. MHP is trying to get Provincetown specific
numbers. The Trust will be having a Harbor Hill Update for the community on October 25th at the School
Auditorium seeking community input. The pro-forma is still fluid. Trust members did a walk-through and took
notes on each unit. The Trust has taken a conservative approach on the pro-forma which includes reserves
and a sinking fund for a rainy day.
Rob Anderson continued with some of the ongoing policy discussions that are drafts including:
 Year-round definition: residency in Provincetown minus 6 weeks per year
 Roommates: since there are few 1-bedroom units; they are encouraging roommates and appropriate
household size
 Income eligibility: HUD numbers target a more-traditional household where the income eligibility amount
reflects a second breadwinner that may work part-time and the increase is small. While considering that the
two household members such as 2 teachers, 2 police officers, etc. may both work full-time, they may be over
income. The Trust is considering adjusting the AMI to allow for eligibility.
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Workforce Housing: it is traditional in Provincetown to rent out an extra room to a seasonal worker without
consideration of income. As presented at town meeting, the tenant may sub-let out to one individual for up to
120 days and registered with the management company. No weekly rentals. No airbnb rentals.
Rental units will be smoke free but an outside area will be designated for smoking.
Pets will be allowed but there may be restrictions on size or breeds and insurance requirements.
Firewood: all units have fireplaces; no storage of firewood will be allowed.
Parking: the Trust is considering an opt-in for a fee parking
Reconfiguring spaces: the Trust is considering, after consulting with the Architect, to potentially add some
units such as converting a 2-bedroom into 2 1-bedroom units with 1 ADA accessible; perhaps the office area
can be converted into an accessible unit as well.
Hot tubs to be removed
Furniture & wares: every unit is fully furnished including dishes, toasters… there are also extra ones in
storage. The Trust is considering offering them to the tenants first and then having a yard sale as the school
did.

The Trust is also working with Town Counsel about what easements exist or are needed with regard to the
private building that is connected and how the property will be delivered to the Trust [individual condos, each
building is a condo….].
Cheryl Andrews/BOS Chair: Thank you. This is exciting. The Board of Selectmen [BOS] would like to see them
more often. We all want this to succeed. Task staff to look at all options for subsidies for sustainability.
Mark Hatch/Finance Committee Chair: Thanks for the report. He always viewed the project with some gap
which would need to be filled plus the need and ability to move forward.
Tom Donegan/YRRT & BOS: There is high number of 2-bedrooms. Bulk buys save money. A gap at this level
will have a gap moving forward.
Mark Hatch/FinCom: should also look at developable land.
Louise Vendon/BOS: looking at HUD Household eligibility incomes and rent numbers; HUD includes utilities in
their numbers. She is very supportive of the project. Is there a demand study? Are there any numbers of who
can afford these? The Town Manager pointed to the UMass Dartmouth study. The Housing Specialist pointed
to the high interest in the 2 ownership units for sale at middle income levels at Winslow Farms. Ms. Vendon
asked about rent to own?
Tom Donegan stated that it is a challenge. The Household must qualify for a mortgage and seasonal incomes
can be a challenge. There could be pre-negotiated price option. But there are risks for both parties.
Cheryl Andrews/BOS stated that they fought for rental housing; need rental opportunities. Defining year-round
resident – 6 weeks seems too short, some visit family for 2 months. Be creative as you can. Growth limits are
set by septic system.
Tom Donegan: Trust is looking at HUD numbers especially for household of 2. The combined income for
household of 2 workers could go over HUD 200% Area Median Income which is contrary to the intent; still
considering the options. The Trust will need a Public Hearing for regulations.
Cheryl Andrews asked if they have a model that could change?
The Town Manager indicated that the language allows modification.
Cheryl Andrews said that transparency is most important; set up measurables that are transparent and
defendable.
TOM Donegan indicated that the Trust wants symmetry with the Town’s population. There is a lot to think
about and vet.
Adjourned 8:05 pm

Minutes by: Community Housing Specialist Michelle Jarusiewicz
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