Provincetown Year‐Round Rental Housing Trust Board of Trustees
Minutes: February 24, 2020
Joint Meeting with Select Board
Caucus Hall, Town Hall, 260 Commercial Street, Provincetown
6:44 p.m.
YRRT Members Present: Nathan Butera, Doug Cliggott, Louise Venden, & Kevin Mooney
Staff: Community Housing Specialist Michelle Jarusiewicz
PTV Taping Select Board meeting
Joint Meeting with Select Board:
Chair Nathan Butera presented to Select Board:
“The Trust’s Mission was “ established to create and preserve year‐round rental units in the town of Provincetown
including, but not limited to, market rate units, for the benefit of residents of the town.” The 2016 housing playbook
described three categories of housing that needs to be addressed‐affordable, community (market rate) and workforce.
All three categories are important and must be addressed. We are here today to talk about the second one, community
or market rate housing. Unlike affordable housing, there were no state tools or legislation that addressed the need for
market rate or workforce housing. In identifying these facets of our housing crisis, the state passed special legislation to
create the trust. The legislation does not limit the trust to market rate or workforce housing, but these categories were
clearly a driving impetus.
The initial vision of the trust was to identify and purchase single units in town that could be maintained as market rate
rentals. As we all know, when Harbor Hill became available, the Trust Board, Select Board and many Town residents felt
it was an opportunity to make a big dent in addressing the market rate rental crisis.
It may seem to many that harbor hill has taken a long time to come together. The project has been confronted with legal
setbacks, procurement contracting setbacks, and other obstacles. But to put it in a simple perspective, within 3 years of
2017’s special town meeting vote there are now 8 units occupied, 6 more leases signed, and 2 other applications have
been approved and pending resident decision. That represents 16 of the 28 total units in the project. The average annual
income of lease holders is $60,000, which is the income level Harbor Hill was targeted to serve.
The expectation is that all remaining units will be ready for occupancy during March & April of 2020. Over twenty‐one
applications have been requested and distributed in January and February so far this year, so it appears that demand for
the 12 remaining units is robust. So, to recap, it has been almost 3 years since that February 2017 vote. Acquisition of the
property took place in September 2018. And the first units came on line in the summer of 2019. Compared to the typical
housing development cycle of ten years, this is remarkable.
I was not a founding member of the trust. I came aboard after the trust acquired harbor hill. Like many others, I voted for
the purchase of harbor hill, but like many others, I thought the trust was self‐sustaining. It wasn’t until my first meeting
that I learned Harbor Hill required a subsidy and that subsidy was always a part of the equation for Harbor Hill. Looking
back at the presentation, the Trust anticipated and spoke to the gap and need for additional funding. To address this, the
Finance Committee had proposed and Town Meeting had agreed to fund $1.5 mil. for 5 years worth of start‐up costs
until the Trust could identify other sources of revenue, of which the short‐term rental rooms tax and marijuana tax were
proposed as possible sources. I know that because I had this misconception about the extent of ongoing Town subsidies,
many others had it and many probably still do. I know this kind of confusion creates public mistrust. The Trust Board is
working to regain that trust. To that end, all of our meetings are now videotaped.
The past year our priority has been getting the renovation project completed, getting people into the property and
starting a stream of rental income. The majority of our energy and focus has been on these tasks. At the same time, we
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made sure to preserve the value of the property by pursuing forms of ownership that will allow the town to sell buildings
and/or units quickly and efficiently if it must come to that. The Trust has also proposed using a portion of the Short Term
Rental Tax to fund the project shortfalls.
We are proud that people are now living on Harbor Hill and the entire property will be ready for tenants before the end
of the fiscal year. But now that we are almost on the other side of that hump, we are faced with a continued budget
shortfall until a sustainable, annual funding source is put in place for the trust. At this point we do not have a long term
answer as to how the amount of Town subsidy that will be required over the next 5 years, but we are working with the
Finance Director to come up with a Special Town Meeting Article that will provide us with funding through the remainder
of FY20 for the anticipated operating budget short‐fall for Harbor Hill and to make a modest contribution to a
maintenance reserve. At Annual Town Meeting we will propose an Article to fund Harbor Hill through FY21. Anticipated
rental income and total debt service will both be roughly $600,000 in fiscal 2021. Rental revenue, once stabilized will
cover annual debt service, but not operating expenses like maintenance, repairs, landscaping, property management and
lease up costs.
Moving beyond FY21, we will need to identify a sustaining subsidy. We have reached out to a Mr. Thomas Nutt‐Powell,
an expert in capital needs assessment who has generously agreed to perform a capital needs assessment of Harbor Hill
pro bono. We need to know what we are looking at 5, 10, 15 years down the road; so we can come before the town and
ask for something that is sustainable and do it with confidence.
The Trust is unique. It was specially created for Provincetown’s acute housing crisis. There are no models, no templates,
no examples from which we can draw to guide us forward. We are the model. There’s no way to know all the facts and
potential consequences in advance. We can only prepare so much. We can only look at something from so many angles.
But at a certain point, we’re only really going to find out what we need to know by taking action.
As the economist George Gilder put it:
“It is the leap, not the look, that generates the crucial information; the leap through time and space, beyond the swarm
of observable fact that opens up the vista of discovery.”
As we take this leap to solve our housing crisis, we are also learning how to get better at solving it. As we continue to
work to make this project successful and sustainable we also get the benefit of learning how to do it again. How to do it
even better, faster, and more efficiently.”
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Following discussion by both members of the Trust and the Select Board, the Select Board approved co‐sponsoring both
articles for the special and annual town meeting including funds for the debt service for Harbor Hill and additional funds
for operations and capital expenses.

MOVE that the Select Board vote to co‐sponsor funding request articles in the April 2020 Special Town
Meeting and the 2020 Annual Town Meeting in support of year round community housing units at
Harbor Hill and in support of the Annual Town‐wide goal to develop and manage year round housing at
Harbor Hill. Motion: Lise King Seconded: Robert Anthony Vote: 4‐0‐0
ATM Article 13. Funding for Year-Round Rental Housing. To see if the Town will vote to raise and
appropriate, borrow, or transfer 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.
[Requested by the Select Board and the Provincetown Year-Round
Market Rate Rental Housing Trust]
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Explanation of Article 13: 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 constructions
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. 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.
STM Article 12. Funding for Year-Round Rental Housing. To see if the Town will vote to raise and
appropriate, borrow, or transfer 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]

Explanation of Article 12: This motion appropriates additional funding to the Year Round Market Rate
Rental Housing Trust from Free Cash. The June subsidy 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. Trust has obtained a grant from the State
for the two accessible one-bedroom units to the property which are now complete and occupied.

Adjourned 7:13 pm

Minutes drafted by:
Community Housing Specialist Michelle Jarusiewicz
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