Provincetown Year‐Round Rental Housing Trust Board of Trustees
Minutes: November 17, 2020
Virtual Meeting Town Hall, 260 Commercial Street, Provincetown
6:02 p.m.
YRRT Members Present: Nathan Butera, Doug Cliggott, Kevin Mooney, Louise Venden, Cass Benson
Staff: Community Housing Specialist Michelle Jarusiewicz, Finance Director Josee Cardinal Young
CDP: Rob Doane

MODERATOR [Michelle Jarusiewicz]:
The NOVEMBER 17, 2020, meeting of the Provincetown Year Round Market Rate Housing Trust is
about to be convened. As a precautionary measure to reduce the spread of coronavirus, all Town
buildings are closed to the public; therefore, this meeting will be held by remote participation. My
name is Michelle Jarusiewicz, I am the Town’s Housing Specialist, and will be moderating
participation. I will begin by taking a roll call for quorum.
Provincetown Year Round Market Rate Housing Trust:
Nathan Butera, Chair
Here
Doug Cliggott
Here
Kevin Mooney
Here
Louise Venden
Here
Cassandra Benson
Here
The chair of the Board will now call the meeting to order and I will then explain how remote
participation works before proceeding.
CHAIR [Nathan Butera]:
[calls the meeting to order at 6:02 pm] I will now ask the moderator to explain how remote
participation works.
MODERATOR:
Pursuant to Governor Baker’s March 12, 2020, Order Suspending Certain Provisions of the Open
Meeting Law, the Governor’s March 23, 2020, Order imposing strict limitations on the number of
people that may gather in one place, and Chapter 53 of the Acts of 2020, this meeting of the
Provincetown Year Round Market Rate Housing Trust is being conducted via remote participation.
No in‐person attendance of members of the public will be permitted, but every effort will be made
to ensure that the public can adequately access and participate in the proceedings. Participation is
only available through telephone where members of the public will be allowed to speak during the
public comment portion of the hearing by dialing (833) 579‐7589. When prompted, enter the
conference ID: 742 563 355 #. Please do not speak until the chair asks for public comments or
questions and keep your phone muted at all times. Use *6 to mute or unmute your phone. Clearly
state your name each and every time prior to speaking and remember to mute your phone when not
talking. We will post a record of this meeting on Provincetown’s website as soon as possible.
All votes must be roll call votes. After a motion is made and there is a second, the Chair will ask for a
roll call vote.
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All motions, decisions, documents, and letters should be verbally referenced for the record.
If it appears the meeting cannot or should not proceed, then the moderator will recommend that the
Chair request to continue the hearing to a later date and time. I will now hand the meeting back to
the Chair.
CHAIR: Please clearly state your name each time prior to speaking. At the completion of each agenda item,
ask “At this time I did not hear any request for additional comment, if you wish to speak, please check that
your phone is not muted using *6 and this is the final time I will ask if there is anyone who wishes to speak
on the matter at hand.”
Agenda #1 Public Comments: NONE
Agenda #2 Harbor Hill Update: with Rob Doane, CDP Property Manager
Leasing: 28 units are occupied and remain at 100% full occupancy!
CDP Property Maintenance:
o
o

o

o

Unit 12 ‐ makeready completed 11/11 for 11/13 move‐in
Landscaping
 General cleanup and mulching to begin 11/16
 Irrigation
 Well is fine
 Electrical is needed, timers, approx. $2,000
 Island and entrance approx. $1,000
 Bulbs and tree to be planted on island and entrance
 Dead trees to be removed by town
Fire Alarms
 Quote coming from CCA
 Venting quotes still coming in approx. $500 ‐ $1,000 per unit
Windows
 All units inspected on 11/6
 3 windows on order, 6 additional windows needed
 Windows generally in poor condition with rusty hinges on lower corner

Doug Cliggott inquired about the venting quotes and if the venting was primary cause of the false alarms from
cooking? Rob Doane responded that it was two‐fold. Building #5 was not the same as it was done separately
and the sensors were not as sensitive. The quote replaces sensors in other buildings and some of the vents.
Some vents are placed differently due to configuration of the apartment and more difficult to replace. Only
one contractor has returned a quote so far. Expect to begin with the units with most frequent alarms.
Agenda #3 Financial Update: tabled until Finance Director joins meeting
Agenda #4 41 Bradford Street Ext Improvements: with Trustees/Owners Bob Newell, John Gaitenby, &
Carolyn Westmark. The proposed work is exterior includes replacing siding, trim, windows, doors, rebuilding
stairs, and roof deck. All balconies will have steel cables. All work remains within the footprint. There has been
a lot of deferred maintenance and the work in long overdue. The project requires Planning Board and Zoning
Board approvals since it is a pre‐existing non‐conforming structure.
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Ms. Westmark inquired about the change to the existing easements as discussed last year. Ms. Jarusiewicz
indicated that all such matters are awaiting the removal of the properties from Land Court, which has also
been ongoing since last year. John asked if the language could be worked out so that it would be ready to go?
Members agreed that the language should be done while waiting.
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Nathan Butera MOVE to support the proposed improvements at 41 Bradford Street Extension and to send a
letter of support; Louise Venden second; approved 5‐0.
Nathan Butera, Chair
yes
Doug Cliggott
yes
Kevin Mooney
yes
Louise Venden
yes
Cassandra Benson
yes
Agenda item #5 Harbor Hill Financial Analysis with Bev Gallo
See report
The Trust engaged Bev Gallo of Peregrine Urban Initiative to conduct a financial assessment of Harbor Hill. The
assessment seeks to identify and quantify any financial gaps and assess the availability of or potential for
equity or subsidy opportunities. In 2017, the Town approved $10.7 million for acquisition and renovation of
Harbor Hill. The Town also approved $492,000 in 2019 and $594,000 in 2020 to cover initial deficits and
covering the debt service on the bonds while the property rented‐up and stabilized. In March 2020, Dr. Nutt‐
Powell conducted a Capital Needs Assessment pro‐bono producing two options to address the ongoing capital
needs. One was to borrow the entire amount [$1.6 million] and do all the repairs up front; the other was to
phase overtime at about $150,000 per year. The financial analysis focused on key variables of income and
expenses including debt service and operating costs. Pro‐formas were modeled including under current rents,
at 110% AMI, at 125% AMI, and at 146% AMI; keeping in mind the Trust’s mission to provide community
housing to middle‐income year‐round residents and the current rent freeze due to COVID. The long‐term goals
of the Trust is to provide stable housing for year‐round middle income residents, to have physical stabilization
of the Harbor Hill asset, to have financial stabilization to reduce ongoing financial support by the Town, and to
identify viable funding options.
Options for consideration:
 find an investment partner in return for economic benefits or
 find a “social investor” who will seek non‐economic returns and reduce the economic returns
 both would require the creation of new LLC and transfer of property
Find development partner – entity would redevelop property in return for economic interest. In order to
maintain affordable rents they would likely seek public subsidies, which require tenants in 30% ‐ 60% AMI
range and would be regulated with long‐term restrictions ‐ the typical traditional affordable housing. This
would not support the mission of the Trust, which targets middle‐income tenants per the special legislation.
Taking on additional debt for the Capital Needs Assessment would require Town Meeting approval as
municipal entities cannot borrow as is typically done by private developers. Thus returning to ongoing need
for annual funding source.
Operating costs were examined including all costs associated with management and maintenance. Currently
these are higher than normal due to initial rent‐up and ongoing physical stabilization pf the property. There is
an expectation that these costs will level out and decrease as the property stabilizes. Comparable properties in
eastern Massachusetts range between $7,000 ‐ $10,000 per unit per year [PUPY]. Harbor Hill currently is at
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$7,087 PUPY with comparable estimate at about $10,000. Note that there are higher costs for everything in
Provincetown given its limited vendors and distance from others.
Current rents range from about $1,000 ‐ $1,450 for 1‐bedroom, $1,650 ‐ $2,000 for 2‐bedroom, and $2,700 for
3‐bedroom. Rent increases are on hold due to COVID. Using the state and federal standard of 30% of income
for housing costs and household size of 1.5 people for 1 bedroom, 2.5 people for 2 bedroom, and 3.5 for 3
bedroom, these rents represent households earning between 55% and 112% of Area Median Income [AMI].
Note that Provincetown has a high number of single person households and rents are not adjusted for actual
household size.

1‐BR
2‐BR
3‐BR

Current rents
$1,000‐$1,450
$1,650‐$2,000
$2,700

110% AMI
$1,885
$2,393
$2,657

125% AMI
$2,103
$2,719
$3,375

146% AMI
$2,410
$3,176
$3,878

Financial options include seeking additional debt through borrowing through town meeting or through a
lender. This may be difficult and still requires rent and operating adjustments and may still require Town
support, increasing rents long‐term public subsidy, or leveraging the asset value.
Members discussed the various options including taking on additional debt, the probable need to maintain
current rents longer due to COVID, operating costs to increase in near term and then level out. The next step
should be further discussion about where the rents should be and then further examination of the capital
improvements in the assessment. Mr. Mooney said that he needs time to digest information and pointed out
that the Trust started with higher rents tied to a range of various income levels. They got feedback and people
declining at the time both before and during renovation project and rents were adjusted to lower amounts.
We could try again but now COVID. He recalled that the former Town Manager Robin Craver had
recommended moving the debt service into the Town’s budget permanently in support of a Town asset. This
should be considered. Ms. Venden said that it is important to consider, but what amount of additional money
would we want? She is concerned about the condition of the property. Ms. Venden commented about the
property management costs in comparison to MassHousing’s numbers. Perhaps some costs can be shifted.
Ms. Gallo suggested that we consider the rents, consider the services too, look at the $150,000 per year again.
Ms. Benson stated that we can’t really increase the rents right now, we need to be credible. Perhaps we could
add units? Or sell units?
Ms. Venden stated that the real problem is that we paid too much. We need to make a commitment to make
up the difference.
The Chair said that this would all be future agenda discussions.
Agenda item #3 Financial Update
Update with Finance Director Josee Cardinal Young. Ms. Young said that there were no unusual changes.
Members discussed property management payments and how they are billed. The CDP bills for direct costs
and hourly for staff.
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Agenda #6: Insurance Settlement:
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Louise Venden MOVE to authorize acceptance of insurance settlement as presented; Cass Benson second;
approved 5‐0.
Nathan Butera, Chair
yes
Doug Cliggott
yes
Kevin Mooney
yes
Louise Venden
yes
Cassandra Benson
yes
Agenda #7: Invoices: KP Law $166.50 [#128138] and Bev Gallo $5950
Louise Venden MOVE to authorize payment of KP Law invoice for $166.50 and Bev Gallo for $5950 as
presented; Kevin Mooney second; approved 5‐0
Nathan Butera, Chair
yes
Doug Cliggott
yes
Kevin Mooney
yes
Louise Venden
yes
Cassandra Benson
yes
Agenda #8: Minutes: none
Agenda #9: Other
Kevin Mooney stated, “As you may be aware, my 3 year term concludes at the end of this calendar year. At
that time, I will be stepping down from the Trust. My ability to devote the requisite time and attention is not
the same as it was entering 2020 and I feel it is only right for the Board to have someone who can bring new
energy and insights to the team.
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Serving on this Board has been one of the most rewarding things I've done in my life. What we have
accomplished together over four years has been extraordinary and has made a positive impact on so many
lives. It has been a privilege to work with each one of you and you can count on me to be a vocal supporter of
the Trust and the Harbor Hill project going forward. Thank you.”
Nathan Butera and other members expressed appreciation for all of his time and work.
Agenda #10: Future Meetings:
Members agreed to Tuesday, December 8th at 6:00 pm

Nathan Butera MOVE to adjourn at 7:15 pm; Doug Cliggott second; approved 5‐0
Nathan Butera, Chair
yes
Doug Cliggott
yes
Kevin Mooney
yes
Louise Venden
yes
Cassandra Benson
yes

Minutes drafted by:
Community Housing Specialist Michelle Jarusiewicz

Minutes 111720

Page 10

