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Report Organization 
This Housing Production Plan is organized in six chapters as follows: 

 Chapter 1 provides an introduction and serves as an executive summary.  
 Chapter 2 describes the Town’s five-year housing goals, strategies, and action plan as identified through 

the planning process associated with development of this plan.  
 Chapter 3 provides a demographic profile of the community’s residents.  
 Chapter 4 provides an analysis of local housing conditions.  
 Chapter 5 describes local development constraints and limitations.  
 Chapter 6 describes local and regional capacity and resources to create and preserve affordable and 

mixed-income housing in the community.  
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CHAPTER 1: INTRODUCTION 
Plan’s Purpose 
A Housing Production Plan (HPP) establishes a strategic five-year plan for production of affordable and mixed-
income housing that is based upon a comprehensive housing needs assessment and an analysis of development 
constraints. Although this plan is also a state-recognized planning tool, that is not the primary reason that 
Wellfleet created this plan.  

The Town’s priority, through this plan’s implementation, is to address its local housing needs in a way 
that best supports the Wellfleet community, including providing year-round housing that is affordable 
to its residents. This encompasses families with children, young adults, and older adults, as well as 
housing for the year-round and seasonal workforce, upon which the local and regional economy relies.  

State Recognized Planning Tool 
The HPP is a state-recognized planning tool that, under certain circumstances, permits the community to 
influence the location, type, and pace of affordable housing development. This HPP has been prepared in 
accordance with the Massachusetts Department of Housing and Community Development (DHCD) 
requirements and describes how the community plans to create and preserve affordable and mixed-income 
housing. 

Under Massachusetts General Laws Chapter 40B Section 20-23 (C.40B), the Commonwealth’s goal is for all 
Massachusetts municipalities to have ten percent of total year-round housing units affordable to low/moderate 
income households or affordable housing on at least 1.5 percent of total land area.  

Certification of the HPP 
If a community has a DHCD approved HPP and is granted certification of compliance with the plan by DHCD, a 
decision by the Zoning Board of Appeals (ZBA) relative to a comprehensive permit application for affordable 
housing will be deemed “consistent with local needs” under MGL Chapter 40B. “Consistent with local needs” 
means the ZBA’s decision will be upheld by the Housing Appeals Committee.  If Wellfleet has approved at least 
eight dwelling units that count on the state’s Subsidized Housing Inventory (SHI), the Town will achieve a “safe 
harbor” provision for one year, or for two years if the Town approves 16 dwelling units that count on the SHI. 1   

Wellfleet’s Subsidized Housing Inventory 
As of November 2022, 40 units in Wellfleet were included on the Subsidize Housing Inventory (SHI), which is 
2.58 percent of Town’s total year-round housing units (1,550 according to the 2010 Census). Wellfleet would 
need to add 115 more units to the SHI to reach the ten percent affordability target (a total of 155 units) but the 
Town may need to create more—or less—units to reach the ten percent affordability threshold depending on 
whether the Town’s total year-round housing units increases or decreases with the 2020 Census update and 
DHCD’s biennial update to the SHI.2  

Community Overview 
Wellfleet is an historic seaside village on the Outer Cape that is known for its beaches, kettle ponds, and oysters. 
The Town is about 20.5 square miles and is bounded by the Atlantic Ocean, Town of Truro, Cape Cod Bay, and 
the Town of Eastham. About 61 percent of Wellfleet is part of The Cape Cod National Seashore, under the 

 
1 Massachusetts Department of Housing and Community Development. “G.L. c.40B Comprehensive Permit Projects Subsidized Housing 
Inventory,” December 2014. 
https://archives.lib.state.ma.us/bitstream/handle/2452/630231/ocn980304129.pdf?sequence=1&isAllowed=y.  

2 According the 2020 Census, the total number of housing units in Wellfleet decreased from 4,305 in 2010 to 4,263 in 2020 and the 
vacant units also decreased from 2,939 to 2,464, while occupied units increased from 1,366 to 1,799. This indicates that year-round units 
have increased despite a decline in overall units. This could be accounted for by a trend of seasonal owners converting to year-round 
during the pandemic. The Town will know the total year-round housing unit count for certain when the full 2020 census is released in May 
2023.  
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administration of the National Park Service. Wellfleet has a town meeting form of government and is one of the 
fifteen towns comprising Barnstable County. 

Planning Process 
The Town and a project working group are made up of members from the Local Housing Partnership, Affordable 
Housing Trust, and the Housing Authority, as well as the Director of Community Services at the Adult Community 
Center. and the Assistant Town Administrator are working collaboratively to spearhead this planning process.   

Focus Groups 
The working group organized four focus group sessions, facilitated by the consultant, to identify housing issues 
and opportunities to consider as part of this plan. Twenty-four people participated, including representatives 
from local boards and commissions, business owners, realtors, regional organizations, and other residents. Some 
key takeaways gleaned from participants during these discussions include the need to increase affordable and 
year-round housing options, septic and water issues are a significant constraint, seasonal homes create 
constrained year-round housing supply, businesses are tremendously impacted by the housing shortage, and a 
lack of funding and inconsistent leadership were seen as issues. As housing in Wellfleet is an evolving topic, some 
of the sentiments raising and included in the summary no longer reflect the conditions of Wellfleet, see chapters 
three through six for verified information. 

Increasing Affordable and Year-Round Housing  
The participants communicated that there is a desire and support to increase affordable housing options in the 
area. They suggested strategies such as leveraging the recent purchase of Maurice’s Campground and changing 
zoning laws (to allow for smaller and mixed-use housing) and creating a municipal housing team to tackle this 
issue. The housing team would ideally communicate the importance and need of more affordable housing to the 
area and effectively get more funding opportunities through grants. 

Participants also cited the local Cumberland Farms, Wellfleet Marketplace, and the C2 zoning district as 
examples of sites and areas that could be utilized for mixed-use housing development. Other ideas for new 
housing were converting cottage colonies to year-round housing3 and creating a community land bank.  

Septic and Water Issues 
One major challenge that was mentioned was wastewater since Wellfleet has no public sewer. Building 
wastewater treatment infrastructure is needed to encourage growth and more housing options, such as the 
improvements at 95 Lawrence Road. Building a public wastewater treatment infrastructure, especially in the 
central business district, was seen as high priority which could be supported with funding from the new Cape Cod 
Water Protection Fund, which is funded by the short-term rental tax. 

Seasonal Homes & the Local Economy 
Many of the participants acknowledge both the detriment and advantage of seasonal homes on the local 
economy. On the one hand it is critical to the local seasonal economy. On the other hand, the pressures for year-
round residents to find year-round housing that they can afford stunt community vibrancy and create hardships 
for businesses who can’t find enough workers to sustain their businesses. It was suggested that short-term rental 
restrictions be implemented and to increase incentives, such as tax incentives, for property owners to rent year-
round. 

To harvest shellfish commercially, which is Wellfleet’s single largest industry, you must reside in Wellfleet, but 
candidates are still facing the issue of housing not accommodating for gear and expensive housing options. 
Another challenge for those employed in Wellfleet is the lack of reliable public transit, which makes commuting 
difficult for those that live in neighboring towns. 

 
3 This idea was raised by members of the Wellfleet community during October 2022 focus groups. Wellfleet has voted to allow cottage 
colony associations to choose to allow year-round condos. 
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Lack of funding and Inconsistent Leadership 
Many participants expressed they didn’t feel there was adequate leadership from the local government, especially 
the Planning Board, however the Select Board has shown a great deal of leadership. Participants also cited the 
need for more funding.  As a result of these insufficiencies, change is minimal and slow. Other participants 
mentioned the need for more local advocacy as well as maintaining an accurate inventory of affordable units. 

Community Survey 
The Wellfleet Housing Production Plan Working Group launched a survey between October and November 
2022 to solicit community members' perspectives and gain a better understanding of their experiences 
navigating housing in Wellfleet as well as hear their direct observations of the housing needs and opportunities 
within the Town. The survey received 658 submissions from Wellfleet community members, please see the 
Appendix for a full survey summary including a breakdown on survey participants' demographic information as 
well as raw data. Wellfleet community members shared the biggest housing opportunities in Town were 
purchasing land for housing (i.e., Maurice's Campground and 95 Lawrence), tax-incentives to promote the Town's 
housing priorities, converting cottage colonies into year-round housing, and diversifying the housing stock 
through the inclusion of tiny homes, mobile homes, and mixed-use housing. Respondents felt the most pressing 
challenges were lack of affordable year-round ownership and rental housing opportunities, housing for workers 
and young families, lack of the available units on the market and developable land, and the impact of short-term 
rentals and seasonal/second homes on the market. 

Community Forum 
The Town of Wellfleet and JM Goldson hosted a virtual community forum on December 8, 2022 which was 
attended by 34 Wellfleet community members. Please see the Appendix for a full forum summary as well as a 
breakdown of who attended. This forum included a presentation of JM Goldson's eight key preliminary findings: 

1. Wellfleet's housing growth is not keeping pace with the year-round population growth. 
2. Wellfleet's population is growing older. 
3. Housing costs are well-beyond the reach of year-round households. 
4. There is little diversity of housing choices making it harder to live and thrive in all life stages. 
5. There is a need for smaller housing units. 
6. Short-term rentals and seasonal homes strain year-round housing stock. 
7. Development sites are limited. 
8. Planning infrastructure upgrades promote opportunities for development. 

Generally, attendees agreed that the findings presented confirmed what they suspected and were unsurprised. 
Creative housing solutions offered by attendees included a quote on seasonal housing, reaching for more than 
ten percent affordable housing stock to meet local demands, adopting zoning amendments to allow for more 
diverse housing stock including ADUs and tiny houses, and more. 

Summary of Housing Needs4 

Overall, Wellfleet’s primary housing need is a more diverse housing stock that offers more choice, 
including year-round market-rate rental homes; affordable year-round rental and ownership homes; 
multi-family homes particularly with smaller studio and one-bedroom units; and housing options for 
seasonal workers.  

Wellfleet’s year-round population has grown but its number of total housing units has declined. The 29.7 percent 
increase over the 2010 population is likely partially attributable to part-time residents choosing to live in 
Wellfleet year-round during the pandemic. Wellfleet has 4,264 total housing units per the 2020 decennial census, 
a decrease of 41 units since the 2010 decennial census count of 4,305 units. This is a decrease of just under one 

 
4 See subsequent chapters for more information. 
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percent of the total housing stock. About 66 percent of Wellfleet’s total housing stock are estimated to be 
seasonal based on the American Community Survey (ACS) 2020 5-year estimates.5   

The year-round housing supply is critically constrained, pushing up housing prices and rents, making it nearly 
impossible for low/moderate income (LMI) households, including families, seniors, and employees of local 
businesses to find adequate and affordable housing in Wellfleet. Low/moderate income households are those 
making at or less than 80 percent of the Area Median Income. 

Wellfleet has primarily permitted new single-family houses in the past decade (about 211 single family houses 
and 14 units in 3-4 family buildings between 2010 and 2020).6 There is very little housing diversity in the 
community – only nine percent of the total housing stock are alternatives to single-family and about 77 percent of 
the total housing is owner-occupied. About 66 percent of the total housing stock is estimated to be for seasonal 
use. 

There is a mismatch of the size of existing units compared to the size of households. About 73 percent of the year-
round households in Wellfleet are two-person households (44 percent) or one-person (29 percent). However, 
studios, one-bedroom, and two-bedroom units only comprise 41 percent of the total housing stock, indicating a 
need for smaller units.  

The limited supply of year-round housing puts tremendous pressure on prices. While interest rates rose 
significantly in the past year, so did sales prices. The Massachusetts Association of Realtors reported the median 
sales price of a single-family home in Wellfleet was $940K and $525k for a condominium in 2022. These prices 
are well out of reach for a typical year-round resident of Wellfleet. A year-round household earning the median 
income for Wellfleet of $82,990 can afford to purchase a home of up to about $264,000. 

The total LMI owner households that are estimated to be cost burdened (paying more than 30 percent of their 
income towards housing costs) is 310 households or about 29 percent of all year-round owners in Wellfleet. The 
total LMI renter households that are estimated to be cost burdened is 89 or about 43 percent of all year-round 
renters in Wellfleet.  

The cost burden levels indicate a need for 217 affordable ownership units and 62 affordable rental 
units to meet current estimated local needs using a 30 percent benchmark.7 The most critical need for 
affordable units, especially small studio and one-bedroom units, is for Extremely Low Income (ELI) 
households. There are about 140 ELI households that are severally cost burdened, paying over half 
their income for housing costs. 

The affordability analysis also indicates that Wellfleet could benefit from more affordable homeownership 
opportunities for 200 percent AMI, which would be an income of about $231,200 for a four-person household 
per the FY2022 AMI of $115,600.   

The analysis indicates a need for affordable housing from ELI households up to 200 percent AMI in 
addition to unrestricted year-round market-rate rental housing.  

About 635 workers are estimated to commute to Wellfleet, while about 251 workers live in Wellfleet. Of the 
commuters, about 36 percent (or 319 people) are estimated to commute between ten and 24 miles to get to work 
in Wellfleet and about 174 commute more than 25 miles. These data do not detail this population by seasonal or 
year-round workers. This analysis does not include data on the seasonal workforce.  

 
5 Note, this report also cites the 2020 Census count of 4,264 total housing units. However, the Census has not released the 2020 count for 
seasonal units as of the time of this writing. That is why this section cites estimates from the most recent ACS instead.   

6 Note that this does not represent net new housing units. Many of these units may likely be the result of demolishing existing units.   

7 A 30 percent benchmark can help determine a rough estimate of affordable units needed to meet needs, meaning 30 percent of the total 
housing cost burdened LMI population is subtracted from the total to estimate need so that no more than 30 percent of total LMI 
households are paying more than 30 percent of their income for housing costs. Source: MHP Housing Needs Assessment Workbook.   
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There is clearly also a need for seasonal workforce housing, based on anecdotal information, however 
the magnitude of this need would require further study. 

Wellfleet is challenged to create a mix of housing options that meet local needs with limited buildable land due to 
environmental and infrastructure constraints as well as zoning barriers. With no public sewer infrastructure, 
which is the Town’s most significant barrier to addressing the housing crisis, zoning and local initiative solutions 
will be limited. 
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CHAPTER 2: HOUSING GOALS AND 
STRATEGIES 
A Housing Production Plan can help communities shape the 
location and type of future housing development and address 
housing needs. This plan emphasizes increasing Wellfleet’s 
year-round market rate and affordable housing options to 
meet local and regional needs.  

The housing goals and strategies detailed in this report are 
based on the demographic and housing analysis findings 
incorporated herein, as well as observations and preferences 
of community participants gathered through various 
engagement methods. The housing goals and strategies are 
intended to provide guidance for local housing policies and 
initiatives but do not bind future actions or decisions of local 
officials or Town Meeting. 

Five-Year Housing Goals 
The goals of this plan are consistent with the Comprehensive Permit Regulations (760 CMR 56) as required by 
DHCD for Housing Production Plans.  

1. Encourage the preservation and creation of a diverse housing stock that offers housing choices, 
especially:  

a. Conversion of existing homes and cottages to year-round homes 
b. Year-round market-rate rental homes, including Accessory Dwelling Units 
c. Affordable year-round rental and ownership homes 
d. Accessible, service-enriched, and intergenerational housing  
e. Multi-family homes, particularly with smaller studio and one-bedroom units 
f. Housing options for Wellfleet’s year-round workforce, including the shellfishing community and 

employees of local businesses and the Town 
2. Support production of 59 SHI-eligible units that are planned, permitted, or otherwise pending at the time 

of this writing, including Paine Hollow, Old Kings Highway, Lawrence Road/Juniper Hill, Freeman Ave.8  
3. Actively plan and prepare for future housing production at other appropriate sites, especially the Town-

owned Maurice’s Campground site.  
4. Strive to increase the percentage of homes included on the state’s Subsidized Housing Inventory by at 

least 16 units on average per year to incrementally work towards achieving the state’s goal under chapter 
40B that 10 percent of Wellfleet’s year-round housing units are included on its subsidized housing 
inventory.9  

5. Allocate local resources and utilize regulatory tools to create and preserve affordable year-round housing 
options for households with incomes ranging from at or below 30 percent AMI to 200 percent AMI, with 
the greatest priority for the lowest-income households.  

 
8 For details on the 59 units, see the Pipeline section in Chapter 4: Housing Conditions.  
9 Note at the time of this writing (February 2023), Wellfleet has 40 units included on the SHI. To reach the state’s 10 percent goal, Wellfleet would need to 
add 115 more units to the SHI. The incremental goal of at least 16 units on average per year, which is equivalent to 1 percent of the 2010 count of year-
round housing units (the threshold for two-year certification). This would total 80 units over five years. Note, also that the Town is working to obtain SHI 
listing for several units created through the Town’s buy down program.  

Types of Goals Required by DHCD for Housing 
Production Plans  

(760 CMR 56) 

a) A mix of types of housing, consistent with local 
and regional needs and feasible within the 
housing market in which they will be situated, 
including rental, homeownership, and other 
occupancy arrangements, if any, for families, 
individuals, persons with special needs, and the 
elderly 

b) A numerical goal for annual housing production, 
pursuant to which there is an increase in the 
municipality’s number of SHI-eligible housing 
units by at least 0.50 percent of its total units 
during every calendar year included in the HPP 
until the overall percentage exceeds the 
statutory minimum. 
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6. As a secondary priority, support local and regional efforts to provide housing solutions for seasonal town 
employees and local businesses, such as dormitory style, single-room occupancy, or congregate housing. 

7. Continue reinforcing and leveraging Wellfleet’s local capacity to implement housing initiatives through 
increased dedicated housing funds and regional collaboration.  

STRATEGIES 
Achieving the community’s five-year goals will require 
various regulatory, programmatic, and policy strategies. This 
section includes descriptions of local regulatory strategies, 
local initiatives, and strategies that deal with implementation 
capacity, education, and outreach. The intent of these 
strategies is not to suggest that the Town will implement 
them over five years but to offer multiple ways that the 
community can work to achieve its goals.  

Many of these strategies are contingent on factors beyond 
the municipalities control, including market opportunities, 
infrastructure systems capacity, and funding availability. All 
strategies will require local approvals in accordance with all 
applicable laws and regulations.  

The strategies are organized into three categories and are in 
no specific order: 

A. Planning, Policies, and Zoning Strategies 

B. Local Initiatives and Programmatic Strategies  

C. Capacity, Education, and Coordination 

A. PLANNING, POLICIES, AND ZONING  
The Town’s authority to update zoning regulations can have 
powerful effects to encourage private responses to address local housing needs with minimal local expenditure. 
The following strategies incorporate recommendations for both local planning initiatives and zoning 
amendments.  

Strategy 1 

Adopt Inclusionary Zoning provisions to encourage affordable housing units in market-rate developments 
through incentives. 

Inclusionary Zoning (IZ) requires or encourages developers to set aside a percentage of housing units on-site or 
off-site that are affordable for low- and moderate-income residents, pay into a fund for the purposes of affordable 
housing, or offer property to the Town or a housing trust for the purposes of creating affordable housing. 
Massachusetts has examples of Inclusionary Zoning (IZ) that are allowed by-right and others that are allowed by 
special permit and structured as more Incentive Zoning (typically with some form of density bonus as an incentive 
to create affordable units). Understanding local and regional market conditions will be important in designing an 
effective IZ bylaw. Determining which approval structure (by-right, special permit, or a combination) is best to 
foster the community’s goals will need consideration.  

“There are relatively few mandatory IZ programs in Massachusetts, but this is changing. Most 
communities use the special permit process authorized by Section 9 of the Zoning Act to relax zoning 
requirements in exchange for providing a certain number of affordable housing units in residential 
development. In general, mandatory programs generate far more affordable units. Voluntary programs 
generate the most units when they either offer substantial subsidies to developers or function as 

Types of Strategies Required by DHCD for 
Housing Production Plans  

(760 CMR 56) 

a) The identification of zoning districts or 
geographic areas in which the municipality 
proposes to modify current regulations for the 
purposes of creating SHI Eligible Housing 
developments to meet its housing production 
goal 

b) The identification of specific sites for which 
the municipality will encourage the filing of 
Comprehensive Permit applications 

c) Characteristics of proposed residential or 
mixed-use developments that would be 
preferred by the municipality (examples might 
include cluster developments, adaptive re-use, 
transit-oriented housing, mixed-use 
development, inclusionary housing, etc.) 

d) Municipally owned parcels for which the 
municipality commits to issue requests for 
proposals to develop SHI Eligible Housing; 
and/or  

e) Participation in regional collaborations 
addressing housing development. 
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mandatory programs where discretionary permits are denied without a robust affordable housing 
component included in the project.” MAPC and RHSO, Inclusionary Zoning + Payment in Lieu of Units Analysis, page 11 

The resource provided below under “more information” may be helpful in learning how other communities have 
structured their IZ bylaws. 

Depending on market conditions and the specifics of IZ provisions, IZ can be effective and predictable in 
increasing affordable housing stock without requiring significant local funding outlays. IZ provisions are not one-
size-fits-all. Many variations of IZ have been adopted throughout the Commonwealth with varying degrees of 
success. It is important to craft IZ that is customized to local and regional market realities to ensure its success. 

Note it would be prudent that the Town adopts an IZ bylaw before expanding sewer infrastructure to ensure that 
unlocked development potential results in producing affordable units.  

More information: Metropolitan Area Planning Council (MAPC) and Regional Housing Services Office (RHSO) 
Inclusionary Zoning + Payment in Lieu of Units Analysis.    

Strategy 2 

Consider zoning amendments that provide more flexibility to key dimensional limitations, such as frontage 
requirements and height maximums, to encourage the creation of housing options, including year-round homes, 
multi-family housing, duplexes, and ADUs. 

Even when uses are allowed per zoning provisions, the dimensional requirements associated with those uses can 
often effectively prohibit or limit the feasibility of developing the use. This often includes height, building 
coverage, frontage, and lot size requirements.  

By-Right Multi-family: Wellfleet’s zoning bylaw allows multi-family housing by special permit from the Zoning 
Board of Appeals (ZBA) in the Commercial district alone and does not appear to allow duplexes other than 
through conversion of existing single-family home meeting certain requirements, including meeting the zoning 
district’s minimum lot size. In the C district, this analysis found that 216 parcels in Wellfleet’s C district would 
meet the minimum lot size requirement of 40,000 s.f. Note that per the zoning provisions for multi-family 
housing, an additional 8,000 s.f. is required for each unit above the 40,000 s.f. minimum lot. These lots range from 
40,075 s.f. to 3,530,102 s.f. Note this analysis is limited as it did not include an identification of buildable land or 
factor in environmental constraints. However, there appear to be opportunities for multi-family development in 
the C district. The special permit requirement can present a barrier to development.  

Consider a by-right path for multi-family homes in the C district, perhaps with a density bonus by special permit, 
and expanding where multi-family homes are allowed to include the Central District (or a subarea of this district). 
In the Central District, these provisions could include the conversion of larger single-family houses to multi-
family, as appropriate.  

Increase Height Maximum: Across all zoning districts, Wellfleet limits the maximum height of buildings to two 
stories or 28 feet. This limitation can be a barrier to encouraging year-round affordable, mixed-income, and 
market-rate housing options, especially when coupled with the maximum building coverage requirements (which 
range from 15 percent to 25 percent of a lot, depending on the zoning district). Consider increasing height 
maximums to three stories in certain locations and/or under specific conditions as appropriate and reducing the 
building coverage requirements.  

Reduce Lot Size Minimums: About 40.5 percent of Wellfleet’s total existing residential properties (2,037 
properties) do not meet the minimum lot size requirements. This limits the opportunities to convert existing 
properties to duplexes since the lot must comply with the minimum lot size requirements. Consider reducing lot 
size requirements for year-round units, possibly with enhanced septic system requirements.   

Reduce Frontage Minimum: Additionally, 18.6 percent of Wellfleet’s existing residential properties (935 
properties) do not comply with the zoning bylaws’ frontage requirements. Consider decreasing frontage 
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requirements to align with the frontage of existing properties in the district, subdistrict, or neighborhood. 
Alternatively, such an amendment could be crafted to require that the frontage meet the average frontage of 
existing lots in each specified area or within a certain distance of the subject property to reflect the existing 
development patterns better.  
Strategy 3 

Consider zoning amendments to allow the construction of new year-round duplexes by right in certain areas or 
districts.  
Wellfleet’s existing zoning bylaw allows the conversion of dwelling units into “two or more” units, with some 
limitations on unit size and external appearance for lots that comply with the minimum lot size requirements. 
Consider zoning amendments to allow duplexes by right for the provision of year-round units. Such an 
amendment could require similar design considerations as required for conversions (namely, that the duplex has 
an external appearance of a single-family house).  
Strategy 4 

Amend zoning to allow for dormitory or employee housing to provide the ability to create housing for seasonal 
workers. 
Wellfleet’s existing zoning bylaw does not appear to allow dormitory or employee housing. This use is not 
included in the definitions nor in the table of uses. Dormitory or employee housing, as defined in Provincetown’s 
Zoning Bylaws, means “a building used as living quarters for a group of unrelated individuals with common kitchen 
and living facilities on a seasonal or year-round basis, but must be for more than one month, and may be related to 
employment, educational, or cultural purposes.” Consider allowing dormitory or employee housing as a permitted 
or special permit use in certain districts or areas of Wellfleet or as a floating district. A floating district is “a zoning 
district that delineates conditions which must be met before that zoning district can be approved for an existing 
piece of land.”10   

  

 
10 American Planning Association, Property Topics and Concepts: Flexible Zoning Techniques - Floating Zones. 
https://www.planning.org/divisions/planningandlaw/propertytopics.htm#:~:text=Basics%20%E2%80%94%20A%20floating%20zone%20
is,amendment%20in%20the%20zoning%20ordinance.  
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Strategy 5 

Consider allowing manufactured homes (i.e., trailer homes/mobile homes) as a permitted use.  
Wellfleet’s existing zoning bylaws use regulations (Section 
5.3) list trailer homes/mobile homes (i.e., sometimes known 
as manufactured homes) as an excluded or prohibited use in 
all zoning districts. However, Wellfleet has two existing 
manufactured home communities (Massasoit Hills in South 
Wellfleet and Harborside Village). According to the 2020 
five-year American Community Survey (ACS) estimates, 
Wellfleet has 208 manufactured/mobile home units, which 
are about 4.5 percent of the Town’s housing stock.  

These communities can operate like co-op complexes with 
shared facilities (i.e., laundry, recreations, water, septic, 
rubbish removal) and, while not officially affordable housing 
that can be listed on the SHI, can provide financially 
attainable year-round ownership housing options for lower 
and moderate-income households. Manufactured home 
communities can be age-restricted or intergenerational, and 
ownership can be structured as co-ops (where residents 
share ownership of the property).  

Consider zoning amendments to allow manufactured home 
communities as a permitted or special permit use to reduce 
barriers to expanding manufactured housing opportunities 
and to create clear, consistent site planning and dimensional 
regulations.  

More information:  

 Lam, Zachary, et al. Journal of the American Planning Association: Why Do Planners Overlook Manufactured 
Housing and Resident-Owned Communities as Sources of Affordable Housing and Climate Transformation? 21 
June 2022.  

Strategy 6 

Explore regulations for short-term rental standards and limitations and encourage compliance with the required 
short-term rental registration. 
Short-term rentals, which can enable residents to earn income from their properties, can also inherently impact 
the availability of year-round housing in a community. Balancing these interests can be difficult.  

The Massachusetts legislature adopted a law in 2018 to regulate and tax short-term rentals in the state to help 
raise funds to address the impacts of short-term rentals. The law extends the room occupancy tax to all short-
term rentals (properties rented for a period of 31 days or less). A local excise is collected for the Cape Cod and 
Islands Water Protection Fund on the Cape and Islands. Localities may adopt a local excise and a Community 
Impact Fee. Wellfleet collects both the local excise and Community Impact Fee. The Department of Revenue 
released short-term rental regulations in 2019.  

Some communities in Massachusetts are exploring ways to regulate short-term rentals further. For example, the 
Town of Great Barrington, MA, adopted short-term rental regulations in May 2022 to help deter commercial 
interests from buying housing to use primarily as short-term rental businesses. The regulations allow unlimited 
days for short-term renting if the owner lives on the premises and a 150-day limit if the owner is not on the 

Manufactured home means a structure, 
transportable in one or more sections, which is 
built on a permanent chassis and designed to be 
used with or without a permanent foundation 
when connected to the required utilities. The term 
“manufactured home” does not include a 
“recreational vehicle”. 

Modular home means a structure which is: (i) 
transportable in one or more sections; (ii) designed 
to be used as a dwelling when connected to the 
required utilities, and includes plumbing, heating, 
air conditioning and electrical systems with the 
home; and (iii) certified by its manufacturers as 
being constructed in accordance with a nationally 
recognized building code; and (iv) designed to be 
permanently installed at its final destination on an 
approved foundation constructed in compliance 
with a nationally recognized building code.  

The term "modular home" does not include 
manufactured housing as defined by the National 
Manufactured Housing Construction and Safety 
Standards Act of 1974. 

Source: Law Insider 
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premises. In addition, the bylaw allows an owner to have only one short-term rental unit in the Town and forbids 
corporations from owning rentals (but allows LLCs).  

Explore best practices and consider adopting a short-term rental bylaw that regulates and provides reasonable 
limitations to short-term rentals. Also, explore ways to encourage or enforce compliance with the required short-
term rental registration, such as limiting beach parking stickers.  

More information: 

 Binzer, Ulrik (Granicus), A Practical Guide to Effectively Regulating Short-Term Rentals on the Local 
Government Level.   (Note – Granicus is a private company that provides short-term rental compliance 
monitoring and enforcement for local governments.)  

 KP Law, eUpdate: Supreme Judicial Court Decides Use of Single-Family Home for Short-Term Rentals Not 
Permissible Under Local Zoning Law. July 8, 2021.  

Strategy 7 

Consider zoning amendments to allow tiny home villages and/or tiny homes as stand-alone primary structures in 
addition to accessory dwelling units. 

Tiny homes are stand-alone dwelling units that are less than 
400 s.f. Appendix Q of the International Building Code has 
been adopted in Massachusetts, effective January 1, 2020. 
This provides for building safety standards for tiny homes. 
However, local zoning provisions must also align with the 
requirements for tiny homes.  

Some communities regulate tiny homes under the umbrella 
of detached accessory dwelling units, while others allow 
them as stand-alone primary structures and/or as tiny 
home villages. Some of the detached accessory dwelling 
unit regulations are not technically tiny homes as they may 
be larger than 400 s.f. Only one Massachusetts community 
(Nantucket, MA) currently allows tiny homes as the primary 
dwelling unit on a lot. 

Planned clusters of tiny homes are called tiny home villages 
or communities. Tiny home villages can be developed at 
various prices, including affordable and efficient housing 
opportunities for extremely low-income households and 
people who are at risk or have experienced homelessness. 
There are examples of this type of tiny home village in 
various places, including those provided below from 
Worcester, MA (planned), Madison, WIS, and Wilmington, 
NC.  

More information: 

Individual Tiny Home Regulations 

 Nantucket Zoning Bylaw 
 Monterey, MA (detached ADU) 

 
 
 

 

Tiny Home Villages 
 Worcester Tiny House Village 
 NPR: Tiny homes, big dreams: How some activists 

are reimagining shelter for the homeless 
 Next City: Tiny House ‘Villages’ for People 

Experiencing Homelessness Spreading Across the 
Country

Illustration of the proposed Worcester, MA Tiny House Village by 
Civico, a design and development company. Source: 
https://www.civicodevelopment.com/tinyhousevillage 
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Strategy 8 

Amend zoning to allow congregate housing and other shared living environments explicitly.  
Historically, shared living was common in American communities and provided a way for people to support each 
other with various needs ranging from childcare to shared cooking to communal meals. Shared living models that 
utilize the existing housing stock, particularly larger single-family houses, can include house-sharing and 
congregate living.  

House Sharing 
House sharing is as straightforward as it sounds – sharing a house typically with non-family members (i.e., 
roommates). In these private arrangements, a set-up may include a group of people who share a larger single-
family home where each person has their own bedroom and share the kitchen, living room, and other common 
areas. House sharing can revolve around a group of the same age or generation who provide companionship and 
cost efficiency or can revolve around an intergenerational group where younger group members help to care for 
older members (such as with house chores, shopping, and transportation).  

There are various matching services for house sharing, including HouseMatch.org, a Massachusetts-based, 
nonprofit roommate matching service that was designed by social workers, housing advocates, and homelessness 
prevention specialists to help vulnerable people, including low-income families, the elderly, and individuals with 
disabilities.  

More information: AARP, Have a Spare Room? 10/25/19.   

Congregate Housing 
Congregate housing is a specific type of shared living environment designed to integrate the housing and services 
needs of seniors and disabled individuals. Congregate housing aims to increase self-sufficiency by providing 
supportive services in a residential setting. Some types of congregate housing are often converted single-family 
homes. Congregate housing will often house up to 16 people. In addition, congregate housing sometimes provides 
small kitchen facilities in each private unit and shared common facilities, which may constitute multi-family 
housing under the current bylaw’s use regulations and thus be prohibited in certain districts.  

More information: The MA Executive Office of Elder Affairs provides more information about congregate 
housing in Massachusetts.  

Zoning Considerations for Shared Housing 
Wellfleet’s zoning bylaw does not appear explicitly permit congregate housing (a.k.a. group homes), which can be 
an important housing choice to accommodate later life stages for an older population and provide supportive 
housing for individuals with disabilities.  

In addition, the Wellfleet Zoning Bylaws’ definition of “family” raises concerns for shared living environments in 
that it limits a family to “not more than five unrelated persons occupying a dwelling unit and living, sleeping, 
cooking, and eating on the same premises as a single housekeeping unit.” Fair housing is the right to choose 
housing free from unlawful discrimination and is protected by the federal fair housing laws and the 
Massachusetts Antidiscrimination Law. A definition of family may be discriminatory when it excludes group 
homes for persons with disabilities or if group homes are allowed only by special permit.  

It is important to note that despite the lack of zoning provisions for congregate housing or group homes, the 
Dover Amendment exempts educational uses from local zoning, and programs and services that provide support, 
training, and skill-building for persons with disabilities have been found to be educational in nature. Many 
congregate living and group home facilities provide such services to residents and would qualify as educational in 
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nature. In addition, federal laws prohibit municipalities from discriminating against persons with disabilities 
through their land use and zoning policies.11  

Consider zoning bylaw amendments to ensure consistency with these laws and explicitly permit congregate and 
shared housing in all districts that allow residential use.  

Strategy 9 

Encourage conversion of existing cottage communities to year-round housing by reducing the minimum size 
requirements. 

Cottage communities have historically provided primarily seasonal housing in Wellfleet. Still, there are 
opportunities for some of these cottages to be converted for use as year-round housing with winterization 
upgrades. In 2022, Wellfleet Town Meeting approved an article allowing year-round use of cottages previously 
restricted to year-round use. About 150 units in existing cottage colonies are not in the National Seashore Park 
district.  

The current zoning requirement is 550 s.f. minimum for cottages. Consider reducing the minimum to 250 s.f. 

B. LOCAL INITIATIVES AND PROGRAMS  
Local initiative and programmatic strategies refer to recommendations that the Town can undertake to foster the 
creation of more housing options, especially affordable housing. These initiatives are not regulatory in nature - 
they deal with the allocation of Town resources, including staff time, funding, and property.  

Strategy 10 

Create a property master plan for the Maurice's Campground property, consider regulatory mechanisms and 
infrastructure investments to support the master plan, and issue an RFP to select a developer to implement the 
master plan.  

Maurice’s Campground site at 80 State Highway is a 21.5 acres property purchased by the Town for $6.5 million. 
The Town’s intent for this site is to develop year-round rental and/or ownership housing for households at a 
range of incomes and possibly seasonal workforce housing. The property is currently zoned as Residential 2, 
which permits single-family with a minimum lot size of 40,000 s.f. and does not permit multi-family housing. It is 
likely that a 40B Comprehensive Permit would be a viable regulatory path to develop affordable and mixed-
income housing on this site, or the Town could rezone the property instead. Significant infrastructure 
improvements will likely also be needed to support future development. The Town should consider supporting 
the implementation of the pending property master plan by securing funding for the required infrastructure 
improvements, such as wastewater treatment, drinking water, and other utility needs.  

Offering low/no-cost land for development to developers with a track record of context-sensitive affordable 
housing developments can provide a significant subsidy to help make an affordable housing development feasible. 
Based on the outcomes of the pending master plan, consider offering a portion or portions of the Maurice’s 
property for the development of affordable and mixed-income homes.  

To implement this strategy, the Town would issue a Request for Proposals (RFP) for the disposition of all or 
portions of the property (per MGL c.30B municipal property disposition requirements) that describes the Town’s 
preferred development based on the outcome of the master plan. The Town may sell the property outright or 
retain ownership and lease it to a developer through a long-term ground lease. With a ground lease arrangement, 
the developer builds, owns, and manages the building, but the Town can establish certain criteria for the project 
that become restrictions and provisions in the ground lease. This ownership structure allows the Town to create 
housing without having to administer the construction or management of the housing itself and provides strong 
assurances for the long-term affordability of the units.  

 
11 Federal laws referenced here include Section 504 of the Rehabilitation Act of 1973, the Fair Housing Amendments Act of 1988, and the 
American with Disabilities Act of 1990.  
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Note the Town has agreed to operate the campground for a period of six years, subject to feasible regulatory 
compliance. In this six-year time frame, it will be important to prepare for development with the creation of the 
property master plan, infrastructure improvements, zoning amendments/ permitting, and developer selection 
(not necessarily in this order).  

In addition, throughout these planning and preparation stages, the Town should consider interim uses for the site, 
such as utilizing the existing cottages for affordable year-round housing options.  

Strategy 11 

Work to fund public sewer infrastructure for the Central District to support the production of more diverse 
housing options, including affordable and mixed-used housing options. 

Wastewater in Wellfleet is handled by on-site septic systems (except for the upcoming development and 
surrounding institutional uses near the Lawrence Road/Juniper Hill housing development. Wellfleet Center, 
where the greatest housing density exists, is the only known water quality problem area with respect to nitrate. 
With a median lot size of 1/3 of an acre and almost urban density, water pollution potential is notably higher in the 
Center. A sewer and wastewater treatment system has been considered for years for the central district of 
Wellfleet. Wellfleet is a member town of the Cape Cod and Island Water Protection Fund (CCIWPF), which helps 
towns pay for wastewater infrastructure and water quality remediation projects.  

Strategy 12 

Work to fund and assist property owners outside the Central District to upgrade to enhanced alternative and 
innovative septic systems. 

Four bedrooms would require almost one acre with a conventional septic system to meet nitrogen load 
requirements. With high land costs and little available developable land, this requirement impedes development. 
Work with the Board of Health to consider wastewater solutions such as enhanced innovative and alternative 
(EIA) systems and work to provide financial support for property owners to install these upgraded systems.  

Strategy 13 

Continue to fund and implement the Wellfleet Housing Buy Down Program to create affordable homeownership 
units by subsidizing existing market-rate homes. 

The Wellfleet Housing Buy Down Program is a program for low-to-moderate-income homebuyers. The program 
provides up to $175,000 in subsidy towards purchasing a Wellfleet home, lowering the price, and making the 
home affordable. WHA has been running a Buy Down Program since 2010 and has successfully assisted eight 
moderate-income families in purchasing affordable homes. Wellfleet targets the program to buyers earning at or 
below 80% of the Area Median Income and is planning to have these units qualify for inclusion in the Subsidized 
Housing Inventory as Local Action Units. 

Strategy 14 

Consider establishing a new local program to acquire deed restrictions to convert existing market-rate homes to 
affordable homes based on the Vail InDEED model. 

While this strategy would not create affordable homes that count on the SHI, it is a method to preserve the 
existing housing stock as year-round affordable rental and ownership housing and assist existing Wellfleet 
homeowners. The Vail, Colorado program (Vail InDEED) requires that tenants and owners of these deed-
restricted units must be used as the individual’s primary residence, and they must work a minimum of 30 hours 
per week in the county. The Vail program has no income cap and does not impose an appreciation cap or restrict 
sales prices. The restriction is focused on ensuring that the units are the principal residence of a worker who is 
employed in the Town or county.   

More information: Vail InDEED Program FAQ 
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Strategy 15 

Acquire vacant and/or underutilized properties, cottage communities, and condominiums to create affordable 
year-round housing and convert existing developed properties to affordable, mixed-income, and/or Town 
employee housing, including tax-foreclosed properties or other Town-owned properties. 

The Trust, like a Community Land Bank, has the authority to acquire and dispose of real property through sale or 
lease to create and preserve housing for low- and moderate-income households. The Trust can acquire private 
property and receive property by gift or transfer (including the Town transfer of property to the Trust). There are 
several opportunities to consider regarding this strategy: tax-foreclosed property, Town-owned property, and 
acquisition of private property (such as cottages or condominiums). Below is provided more description of 
opportunities involving tax-foreclosed properties and Town-owned properties in the NPS. 

Tax-Foreclosed Properties: The Trust, working closely with the Treasurer, should continue to actively maintain 
and regularly vet a current list and map of tax-foreclosed properties that may have the potential for 
affordable/mixed-income housing, including the conversion of existing homes to affordable homes. Pass a 
resolution through the Select Board to repurpose tax-foreclosed property to create affordable or mixed-income 
housing through new construction, redevelopment, and reuse of existing buildings. This option may not be 
appropriate for all Town-owned parcels but should be considered as an opportunity in evaluating the future 
development of municipal sites. Although according to local officials, Wellfleet has not had tax-foreclosed 
properties in several years, there have been tax title properties that could provide such opportunities. 

Town-Owned Properties in the National Seashore Park: Town-owned properties located in the National 
Seashore Park (NSP) may have potential for the creation of housing options. According to Town officials, the 
Town owns substantial amounts of property (260.4 acres on 145 parcels) within the NSP. The NSP allows 
development for municipal uses. Explore the definition of municipal use to see if it allows housing, including 
affordable housing, in any circumstance and consider the legal limitations regarding municipal use to determine if 
Town employee housing, for example, would comply with this definition. Another idea that was raised during the 
community engagement process is the possibility of a land swap of an existing Town-owned parcel with the NSP 
for a property at the edge of the NSP boundary and associated modification to the boundary to exclude said 
property.  

Strategy 16 

Consider acquiring manufactured housing (a.k.a. mobile homes) to create emergency housing opportunities for 
low- or moderate-income households. 

The Trust could consider acquiring manufactured housing at one of the existing mobile home communities to 
create emergency housing for low or moderate-income households.  

Strategy 17 

Actively work with condo and cottage colony associations to amend deed restrictions restricting seasonal units. 

Despite the zoning amendment that allows cottages to be used for year-round housing, according to Town 
officials, there are still legal obstacles within property covenants that restrict some properties to be seasonal only. 
Cottage colony associations typically can amend their master deeds. Through the Wellfleet Affordable Housing 
Trust or other local housing boards, the Town could consider actively working with cottage colony associations to 
promote such amendments to enable the year-round use of cottages.  
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C. CAPACITY, EDUCATION, AND COORDINATION  

The following strategies are recommendations for expanding local capacity to implement housing initiatives, 
promote education, and coordinate housing initiatives with other local or regional entities. 

Strategy 18 

Hire a town planner and housing coordinator to staff the Planning Board and work to support the adoption of 
zoning amendments to support the creation and preservation of affordable, mixed-income, and other housing 
options that address Wellfleet’s housing needs and align with this HPP.   

According to local officials, Wellfleet is the only Cape town with neither a planner nor a housing coordinator. 
Wellfleet's Assistant Town Administrator has been serving as a town planner but with the benefit of professionals 
specializing in community planning and housing, the Town would amplify its ability to make progress on its key 
social, environmental, and economic goals. Professionals with this expertise would provide existing boards with 
technical assistance to facilitate zoning and housing initiatives and zoning amendments, development review, as 
well as long-range planning and community engagement. This could be one position that covers both land use 
planning and housing, or it could be two separate positions, either full-time or part-time, provided through 
consulting services and/or shared services with another town in the region. Note, at the time of this writing, the 
Town was in the process of considering funding for a new Housing/Community Preservation Committee 
Specialist position.  
Strategy 19 

Actively work to provide additional funding to the Wellfleet Affordable Housing Trust to fund local affordable 
housing initiatives that create year-round affordable housing. 

Municipal Affordable Housing Trusts, per MGL c.44 s.55C, the state’s Municipal Affordable Housing Trust Law, 
may generate revenue through a variety of funding mechanisms, including the Community Preservation Act 
(CPA) funds, Inclusionary Zoning in-lieu payments, negotiated developer payments, short-term rental tax, other 
taxes, general funds, sale of tax foreclosed properties, bonding CPA or general funds, private donations, among 
other sources. To provide additional funding to the Wellfleet Affordable Housing Trust to further local housing 
initiatives and help to support the implementation of this HPP, consider the following:  

1. Apply for CPA funds to fund acquisitions of property to create affordable housing (including through the 
reuse of existing developed properties and conversion of existing market-rate homes to affordable homes 

2. If state legislation enables, adopt a real estate transfer tax, and allocate revenue to the Trust.  
3. Secure additional funding from the short-term rental tax as appropriate. 
4. Secure funding from the local marijuana tax (set at three percent as of 7/1/2018).12  

  

 
12 MA Department of Revenue: Data Analytics and Resources Bureau – Meals and Recreational Marijuana Taxes, data current as of 
3/13/2023. https://dlsgateway.dor.state.ma.us/reports/rdPage.aspx?rdReport=LocalOptions.Local_Options_Tax&tblLocalOptionsTax-
PageNr=7&rdDataCache=3987720199&rdShowModes=&rdSort=tblLocalOptionsTax%7eCUR_MEAL_TAX%7eNumber%7e%7e&rdNe
wPageNr=True1&rdRequestForwarding=Form  
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Strategy 20 

Continue and expand community outreach efforts to provide information about local and regional affordable 
housing needs and resources to assist with housing needs.  

 
Wellfleet, through local housing boards, has been actively 
promoting outreach efforts to further the dissemination of 
information and resources pertaining to affordable housing 
needs and available assistance. Continue working with 
Community Development Partners (CDP) to develop and initiate 
local and regional outreach and housing projects. Continue 
working locally on housing needs awareness and fund-raising 
activities such as the Housing Angels Housing Story Slam, 
Housing Angels Summer Concert, art gallery events, and others. 
Continue occasional mailings, such as a recent letter suggesting 
homeowners looking to sell their property might consider selling 
to a local, year-round family at less than market price. Continue 
tax bill inserts requesting donations.   
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Action Plan 
The matrix below provides a specific assignment of the responsible entity, supporting entity, and timeframe to 
implement each housing strategy. 

# Housing Strategies 

FY
20

24
 

FY
20

25
 

FY
20

26
 

FY
20

27
 

FY
20

28
 

Lead  
Entity 

Supporting  
Entities 

1 
Adopt Inclusionary Zoning provisions to 
encourage affordable housing units in market-
rate developments through incentives. 

X     Select Board 
Housing 

Partnership 
Planning Board 

2 

Consider zoning amendments that provide more 
flexibility to key dimensional limitations, such as 
frontage requirements and height maximums, to 
encourage the creation of housing options, 
including year-round homes, multi-family 
housing, duplexes, and ADUs. 

 X X   Select Board 
Housing 

Partnership 
Planning Board 

3 
Consider zoning amendments to allow the 
construction of new year-round duplexes by 
right in certain areas or districts. 

X     Select Board 
Housing 

Partnership 
Planning Board 

4 
Amend zoning to allow for dormitory or 
employee housing to provide the ability to 
create housing for seasonal workers. 

  X X  Select Board 
Housing 

Partnership 
Planning Board 

5 
Consider allowing manufactured homes (i.e., 
trailer homes/mobile homes) as a permitted use. 

  X X  Select Board 
Housing 

Partnership 
Planning Board 

6 

Explore regulations for short-term rental 
standards and limitations and encourage 
compliance with the required short-term rental 
registration. 

X X    Select Board 
Housing 

Partnership  

7 

Consider zoning amendments to allow tiny 
home villages and/or tiny homes as stand-alone 
primary structures in addition to accessory 
dwelling units. 

   X X Select Board 
Housing 

Partnership 
Planning Board 

8 
Amend zoning to allow congregate housing and 
other shared living environments explicitly. 

X     Select Board 
Housing 

Partnership 
Planning Board 

9 
Encourage conversion of existing cottage 
communities to year-round housing by reducing 
the minimum size requirements 

X X    Select Board 
Housing 

Partnership 
Planning Board 

10 

Create a property master plan for the Maurice's 
Campground property, consider regulatory 
mechanisms and infrastructure investments to 
support the master plan, and issue an RFP to 
select a developer to implement the master plan. 

X X X X X Select Board 
Maurice's 

Planning 
Committee  

11 

Work to fund public sewer infrastructure for the 
Central District to support the production of 
more diverse housing options, including 
affordable and mixed-used housing options. 

X X X X X Select Board 
Health/ 

Conservation 
Dept. 

12 

Work to fund and assist property owners 
outside the Central District to upgrade to 
enhanced alternative and innovative septic 
systems. 

  X X X Select Board 
Health/ 

Conservation 
Dept. 



 

Wellfleet Housing Production Plan — March 21, 2023 23 

13 

Continue to fund and implement the Wellfleet 
Housing Buy Down Program to create 
affordable homeownership units by subsidizing 
existing market-rate homes. 

X X X X X 
Housing 

Authority 
Housing 

Partnership 

14 

Consider establishing a new local program to 
acquire deed restrictions to convert existing 
market-rate homes to affordable homes based 
on the Vail InDEED model. 

   X X Housing Trust 

Housing 
Authority 

Housing 
Partnership 

15 

Acquire vacant and/or underutilized properties, 
cottage communities, and condominiums to 
create affordable year-round housing and 
convert existing developed properties to 
affordable, mixed-income, and/or Town 
employee housing, including tax-foreclosed 
properties or other Town-owned properties. 

  X X X Housing Trust 

Select Board 
Town 

Treasurer 
Housing 

Authority 
Housing 

Partnership 

16 

Consider acquiring manufactured housing (a.k.a. 
mobile homes) to create emergency housing 
opportunities for low- or moderate-income 
households. 

   X X Housing Trust 

Housing 
Authority 

Housing 
Partnership 

17 
Actively work with condo and cottage colony 
associations to amend deed restrictions 
restricting seasonal units. 

X X    
Housing 

Partnership 
Housing 

Authority 

18 

Hire a town planner and housing coordinator to 
staff the Planning Board and work to support 
the adoption of zoning amendments to support 
the creation and preservation of affordable, 
mixed-income, and other housing options that 
address Wellfleet’s housing needs and align with 
this HPP.   

X X    Select Board 
Town 

Administrator 

19 

Actively work to provide additional funding to 
the Wellfleet Affordable Housing Trust to fund 
local affordable housing initiatives that create 
year-round affordable housing. 

X X X X X Housing Trust 

Community 
Preservation 

Committee 
Select Board 

Town 
Administrator 

20 

Continue and expand community outreach 
efforts to provide information about local and 
regional affordable housing needs and resources 
to assist with housing needs. 

X X X X X 
Housing 

Authority 
Housing 

Partnership 
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CHAPTER 3: DEMOGRAPHIC PROFILE 
An analysis of local demographic data and housing stock reveals key characteristics and trends in Wellfleet that 
help explain housing needs and demand. The characteristics of a Town’s residents — such as their life stage, 
wealth, race and ethnicity, and household size — are closely linked to the characteristics of a Town’s housing 
stock. To understand the wider context of Wellfleet’s housing needs, we compare the demographics of Wellfleet 
to Barnstable County and Massachusetts, as well as to surrounding communities: Brewster, Eastham, Orleans, 
Provincetown, and Truro.  

Population 

Wellfleet’s total year-round population is 3,566 per the 2020 U.S. Census. Wellfleet saw growth of 
29.7 percent between 2010 and 2020.    

In the same period, the County population grew about 6.1 percent and the state about 7.4 percent. The 
population growth in Wellfleet outpaces predictions significantly. In fact, predictions indicated decline. Both Mass 
DOT and the UMASS Donahue Institute predicted that Wellfleet’s population would continue to shrink after 
2010. However, this data was released in 2018, prior to the COVID-19 pandemic which affected people’s 
housing choices including part-time residents deciding to become year-round residents in Cape Cod 
communities. It is not known how much of Wellfleet’s population growth is attributable to this trend. Updated 
population projections are needed that adequately account for current trends. Projecting future housing need is 
limited due to outdated projections.  

 

Age of Population 

About 39 percent of Wellfleet’s estimated year-round population is ages 35 to 64, with the median 
age being 57.2 years old, This is somewhat higher than the County (53.7 years old) and significantly 
higher than the state (39.6 years old).  

Older adults, those 65 years and older, are the second largest age bracket in Wellfleet at about 34 percent of the 
population which is slightly higher proportionally than the County at 30 percent and significantly higher than the 
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state at 17 percent. Those aged 17 and younger comprised 13 percent of the Town, which is slightly lower than 
the County at 15 percent and the state at 20 percent. About 13 percent of Wellfleet’s residents fall between 18 
and 34 years of age, which is lower than the County at 16 percent but lower than the state at 24 percent.  

 

The proportion of the population that is aged 65 years or older increased about seven percentage points from 27 
to 34 percent of Wellfleet’s population from 2010 to 2020. Those aged 35 to 64 decreased about eight 
percentage points. The remaining two age brackets (0-17 and 18-34) stayed the same, both of which comprised 
13 percent in 2010 and continued to comprise 13 percent in 2020. 

Wellfleet’s population is growing older, with all changes in age demographic stemming from those 
within the 35-64 age bracket aging out and moving into the 65+ age bracket between 2010 and 
2020. 

 

According to population projections from the UMass Donahue Institute, Wellfleet’s population is predicted to 
become increasingly older by 2030, and then the overall age demographics are expected to plateau. However, as 
noted above, these projections are outdated and may not adequately reflect current population age trends.  
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The UMass Donahue Institute projects that the proportion of older adults will continue to increase, 
reaching a high of 46 percent of the overall population by 2030. 

 

 

Racial Composition of the Population 

While Wellfleet has seen significant growth in people who identify as Black, Indigenous, and People of 
Color (BIPOC), increasing from 115 people in 2010 to 332 people in 2020 (indicating 189 percent 
growth). However, the community remains predominantly White at 90.7 percent.  

Although this growth outpaced both the County and state trends whose BIPOC communities have increased at 
46 percent and 86 percent, respectively, BIPOC residents still represent a small share of the Town’s population. 
Statewide, about 32 percent of the population identifies as BIPOC and about 15 percent of the County. Between 
2010 and 2020, the percentage of the White population dropped from 95.8 percent to 90.7 percent . Wellfleet’s 
non-white population is largely comprised of those identifying as Two or More Races (3.8 percent) and Non-
White Hispanic or Latinx (2.2 percent).  

Foreign-Born Population and Language 

In 2020, an estimated six percent of Wellfleet’s population were born outside of the United States. 
This is slightly less than the proportion of foreign-born population in the County (eight percent) and 
significantly less than the state (16 percent). 

Of this population in Wellfleet, 71 percent were born in Latin American countries, mainly Brazil (38.6 percent) 
and Jamaica (31.9 percent). Wellfleet’s European share is 6.8 percent of the total foreign-born population. 
Wellfleet also has an Asian share of 5.3 percent.  In Wellfleet, 86.8 percent of residents speak English at home, 
which is lower than the County (90.6 percent) but higher than the state (76.1 percent). Other Indo-European 
languages is the next highest percentage at 8.9 percent, likely Brazilian Portuguese, and Jamaican Patois, given 
the characteristics of Wellfleet’s foreign-born population. 
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Disability 
The U.S. Census Bureau defines a disability as a long-
lasting physical, mental, or emotional condition. 
Residents with one or more disabilities are more 
vulnerable to housing challenges in communities 
where there is a shortage of affordable, physically 
accessible housing, or housing with supportive 
services tailored to individual needs.  

The 2020 ACS estimates that about nine percent of 
Wellfleet’s non-institutionalized residents have one 
or more disabilities, and 17 percent of those 65 
years have one or more disabilities. These statistics 
are lower than the County, 13 and 25 percent 
respectively. These statistics are also lower than the 
state, 12 and 31 percent respectively.  

Households 
Household Composition 
The number and type of households within a 
community, along with household spending power, 
correlate to the housing unit demand, each household resides in one housing unit, regardless of the number of 
household members.  

ACS estimates suggest Wellfleet had 1,524 total households in 2020, 12 percent more than in 2010 
(1,366 households). This growth outpaces the County and state at less than one percent and four 
percent respectively.   

Roughly 65 percent of households in Wellfleet are 
family households, which is slightly higher than 
County and state levels at 62 and 63 percent 
respectively, Family households can be broken 
down further to describe families with children, 
those without children, and households comprised 
of other family members.  

In Wellfleet families with children account for 
about 26 percent (or 262 households) of the total 
family households in 2020.  

 

This is a decrease in the overall share of families with children from 2010 (31 percent) but is an 
absolute increase of 43 households with children from about 219 in 2010.  

Note that the number of households with children does not necessarily correlate with the change in number of 
total children in Wellfleet because this data does not account for the number of children in each household.  

  

Hearing Difficulty 
Deaf or having serious difficulty hearing  
Vision Difficulty  
Blind or having serious difficulty seeing, even when wearing 
glasses  
Cognitive Difficulty 
Because of a physical, mental, or emotional problem, having 
difficulty remembering, concentrating, or making decisions 
Ambulatory Difficulty 
Having serious difficulty walking or climbing stairs  
Self-care Difficulty 
Having difficulty bathing or dressing 
Independent living difficulty 
Because of a physical, mental, or emotional problem, having 
difficulty doing errands alone such as visiting a doctor’s office 
or shopping. 

Source: U.S. Census Bureau 

Household 
A household includes all the persons who occupy a housing 
unit as their usual place of residence. A household includes the 
related family members and all the unrelated people. 

Family Household 
A family household is a household maintained by a 
householder and one or more people related by birth, 
marriage, or adoption. 

Non-family Household 
A nonfamily household consists of a householder living alone 
or where the householder shares the home exclusively with 
people to whom they are not related. 
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Household Size 
The average household size in Wellfleet increased from an estimated 2.01 persons per household (pph) to 2.39 
pph in 2020. This runs counter to the trend in the County, which had a slightly decreasing household size from 
2.21 in 2010 to 2.20 in 2020. Statewide the household size increased slightly from 2.48 to 2.50 in this period. The 
average household size in Wellfleet is larger than the County average and smaller than the state. 

 The average household size for those who own their home is estimated to be 2.22 pph as compared to those who 
rent which is higher at 2.96 pph. This is atypical. In the County and state the average renter household size is 
smaller than owner households. In the County, the average owner household is 2.23 pph and renter household is 
2.06 pph. In the state, the average owner household is 2.68 pph and renter household is 2.21 pph. The reasons 
that Wellfleet renter household size is so much larger are not clear. Note, however there are larger margins of 
error in smaller geographies such as Wellfleet, and the renter population is small, which limits the sample size 
even further so these data may not fully reflect trends in Wellfleet. 

Despite the increased average household size, most of the households in Wellfleet (44 percent) are 
two-person households. Single-person households comprise about 29 percent of total households.  

Economic Characteristics 
Wellfleet Residents – Labor Force 
The 2020 ACS survey estimates 1,588 residents are in the Wellfleet labor force with 17 being unemployed. This 
represents a 1.5 percent unemployment rate. A decade ago, per the 2010 ACS survey estimates, Wellfleet’s labor 
force was 1,831 people with 91 unemployed (3.3 percent).  

Since 2010, Wellfleet’s estimated labor force has declined by 243 people (or about 13 percent).  

As of July 2022, the Massachusetts Department of Economic Research reported Wellfleet's total labor force to 
be 1,727 with a 2.5 percent unemployment rate, slightly lower than the Cape and Islands average of 3.2 
percent.13 The state unemployment for period is three and a half percent. The Cape and Islands unemployment 
rate peaked at 22.9 percent in April 2022 (11.7 percent when adjusted for seasonal economy). While this is peak 
is consistent with every Massachusetts region, Cape Cod and the Islands' peak unemployment rate was more 
than four percent of the next closest region.14  

Jobs in Wellfleet and Workforce Inflows/Outflows 
The largest share of jobs in Wellfleet, 47 percent, are in management, business, science, and arts occupations 
which is on trend with County and state breakdowns. The prominent industries at 27.7 percent in Wellfleet is 
Education, Health Care, and Social Assistance. According to local sources, 299 individuals, or 8.3 percent of the 
population in 2020, work in the shellfishing industry. 

The average salary for people employed in management occupations in Barnstable County is $102,690; for 
education, kindergarten through secondary; the average salary is $103,510, and for medical and health service 
managers the average salary is $106,320. For those employed in farming, fishing, and forestry occupations in 
Barnstable County, however, the average salary was just $42,000.15 

About 635 workers are employed in Wellfleet and live outside of Wellfleet. About 832 workers live in Wellfleet 
and commute to work outside of Town. And about 251 workers live in Wellfleet. This analysis includes all jobs 
including seasonal jobs as estimated in 2019, pre-pandemic. Updated estimates are not currently available. . 
These data do not detail this population by seasonal or year-round workers.  

 
13 Massachusetts Department of Economic Research, Massachusetts Regional Labor Market Information City/Town Map. (23 August 
2022). Massachusetts Regional Labor Market Information | Tableau Public 

14 Massachusetts Department of Economic Research, Massachusetts Regional Labor Market Information Unemployment Rates. (23 
August 2022). Massachusetts Regional Labor Market Information | Tableau Public 

15 Source: U. S. Bureau of Labor Statistics, Occupational Employment and Wage Statistics for Barnstable County Metro Area, May 2020, 
https://www.bls.gov/oes/2020/may/oes_70900.htm   
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ABOUT 635 PEOPLE TRAVEL TO WELLFLEET TO WORK, 2019 
Source: U.S. Census LEHD, On the Map 2019 

 

  

ABOUT 55.6 PERCENT (OR 493 PEOPLE) OF THE LOCAL WORKFORCE TRAVEL  
10 OR MORE MILES TO GET TO WORK IN WELLFLEET, 2019 

Source: U.S. Census LEHD, On the Map 2019 
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MOST JOBS IN WELLFLEET ARE CONCENTRATED IN THE VILLAGE CENTER AREA, 2019 
Source: U.S. Census LEHD, On the Map 2019 

Household Income 

In Wellfleet, an estimated 40 percent (630) of year-round households have low/moderate income. This 
includes ten percent with extremely low income (below 30 percent AMI), 15 percent very low income 
(between 30 and 50 percent AMI), and 15 percent moderate income (between 50 and 80 percent 
AMI). 

The estimated median household income in the Town of Wellfleet was $82,990 in 2020, which is $13,610 less 
than the HUD Area Median Income (AMI) for Barnstable County ($96,600). Between 2000 and 2020, Wellfleet 
median household income rose 21 percent (adjusted for inflation). Between 2010 and 2020, Wellfleet median 
household income rose five percent.  Households whose total income is 80 percent or less of the AMI are 
considered low- or moderate-income.  
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It is important to note that median household income combines both family and non-family households as well as 
owner-occupied and renter-occupied households. Family households as well as owner-occupied households often 
have higher median household incomes. Wellfleet’s 2020 estimated median renter household income was 
$44,783, while estimated median owner household income was $73,125.  

Wellfleet’s 2020 estimated median family income is $104,366, which was the highest of the comparison 
communities, except for Orleans ($107,708). Truro’s estimated median family income was $74,886; 
Provincetown $89,875; Eastham $93,861; and Brewster $102,333.  
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Income and Age  
The 2020 ACS estimates that about 58 year-round households headed by an older adult (age 65 years and over) 
in Wellfleet are spending more than 35 percent of their income on rent.  And about 99 households headed by 
older adults are spending over 35 percent of their income on ownership housing costs. In addition, about 66 
owner households headed by an older adult are spending between 30 and 35 percent of their income on housing 
costs. Older adult headed households appear to be more cost burdened than any other age cohort as an absolute 
number.  However, note that there are an estimated 14 owner households with a householder of 25 to 34 years 
and all of them are estimated to spend more than 35 percent of their income on housing costs. 

This suggests a need for year-round affordable rental and ownership options for households headed by 
older adults as well as younger adults.   
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CHAPTER 4: HOUSING CONDITIONS 
The following section examines Wellfleet’s current housing supply and how it has changed over time. 
Understanding housing type, size, age, tenure, vacancy, and recent development will contribute to an 
understanding of current needs and demand in the community and thereby help inform future housing 
production planning. 

Housing Supply and Trends 

Wellfleet has 4,264 total housing units per the 2020 decennial census, a decrease of 41 units since the 
2010 decennial census count of 4,305 units. This is a decrease of just under one percent of the total 
housing stock.  

Year-Round and Seasonal Units 
About 66 percent (or 3,068) of Wellfleet’s total housing stock (4,645 units) are estimated to be seasonal based on 
the ACS 2020 5-year estimates.16 Per the 2019 5-year ACS estimates, Wellfleet’s “other vacant” or seasonal 
units were 3,103 or 65 percent of total housing stock (4,701). The 2020 estimate shows 56 less units. Note these 
estimates are subject to margins of error which can be significant in small geographies such as Wellfleet so these 
figures should not be considered a count of units in the same way the decennial census is. 

Massachusetts hosts a registry of lodging operators in accordance with M.G.L c. 23A Section 68 and 400 CMR 
4.00. All operators of short-term rental or traditional lodging properties that are not exempt from state and local 
room occupancy excise and local fees are legally required to register with the Department of Revenue. This 
registry lists 1,015 short-term rental units in Wellfleet.17 

Housing Production 
Wellfleet’s housing production has focused on creating new single-family houses. Between 2010 and 2020 
Wellfleet permitted 225 total new units, about 94 percent of which were in single-family houses.18 The 14 units in 
3-4 family structures are deed restricted affordable units on Paine Hollow Road and Gull Pond Road (permitted in 
2012 and 2013, respectively). Note that this does not represent net new housing units. It is likely many of these 
units’ involved demolition of existing housing. 

Wellfleet Building Permits by Housing Type, 2010-2020 
Source: Massachusetts Data Center, US Census Building Permits Survey 

Year 1 Family Units 2 Family Units 3-4 Family Units 5+ Family Units Total 
2010 14 0 0 0 14 
2011 8 0 0 0 8 
2012 17 0 8 0 25 
2013 16 0 6 0 22 
2014 22 0 0 0 22 
2015 20 0 0 0 20 
2016 26 0 0 0 26 
2017 12 0 0 0 12 
2018 14 0 0 0 14 
2019 14 0 0 0 14 
2020 24 0 0 0 24 
Total 211 0 14 0 225 

 
16 Note, this report also cites the 2020 Census count of 4,264 total housing units. However, the Census has not released the 2020 count 
for seasonal units as of the time of this writing. That is why this section cites estimates from the most recent ACS instead.   

17 Massachusetts Department of Revenue, Registry of Lodging Operators: https://www.mass.gov/info-details/public-registry-of-lodging-
operators 
18 Massachusetts Data Center, US Census Building Permits Survey.  
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Type and Age 
Per the 2020 five-year ACS estimates, 88.9 percent of housing units in Wellfleet were detached single-family 
homes. While this is slightly higher than the County estimate of 87 percent single-unit, it is much higher than the 
state at 57 percent. Subsequently, Wellfleet Town and Barnstable County have much lower percentages of multi-
unit housing options than the state. Only three percent of housing units in Wellfleet are duplexes, and one 
percent are in buildings of three to nine units. For many of the neighboring communities, the percentage of single-
family units and multi-family is like Wellfleet, with Provincetown as an outlier where 51 percent is multifamily 
housing.  

 

Manufactured Homes/Mobile Homes 
Wellfleet has two existing manufactured home communities. These types of communities can provide financially 
attainable home ownership options for lower and moderate-income households. According to the 2020 five-year 
ACS estimates, Wellfleet has 208 manufactured/mobile home units which is about 4.5 percent of the Town’s 
housing stock.  

Age of Housing 
Massachusetts communities often have a higher percentage of older housing stock as our towns and cities were 
incorporated during early colonization periods; that said, homes in Wellfleet are relatively newer than state 
averages with only 32 percent of homes being built before 1960 as compared to 49 percent statewide. 
Barnstable County has a lower percentage than Wellfleet at 26 percent homes built before 1960.  

Vacancy  
One way to measure supply and demand of housing is through the vacancy rates. A low vacancy rate indicates 
that demand exceeds supply, placing upward pressure on housing prices. According to the 2022 Greater Boston 
Housing Report Card, research benchmarks assume a vacancy rate of about 5.5 to six percent in a healthy market 
for rental units and 1.5 to two percent for ownership units.  

The 2020 ACS estimates, adjusted to discount estimated vacant for seasonal/recreational use, that Wellfleet 
currently has nearly a six percent vacancy rate for year-round rental units and near three percent vacancy rate 
for year-round homeownership, indicating a healthy market for rental and a bit high vacancy for ownership. Note, 
however, that these vacancy observations do not align with community perspectives about availability of year-
round rental and ownership units. In geographies with small populations, such as Wellfleet, margins of error for 
these estimates are high, and therefore may not be accurate.  
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The chart below shows total vacancy rates as reported by the U.S. Census Bureau through the American 
Community Survey and 2020 Census as well as adjusted to discount estimated vacancies for 
seasonal/recreational use (Year-Round Vacant). 

 

Tenure 
About 77 percent of housing units in Wellfleet are owner-occupied, matching the County percentage. This figure 
is much higher than the state which is 63 percent owner-occupied.  

 

Rental units in Wellfleet exist across all housing types, with a little more than half of all rental units being in single-
unit structures (52 percent detached, three percent attached).  
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Housing Stock by Number of Bedrooms 
About 11 percent of housing units in Wellfleet are studio or one-bedroom units, 30 percent are two-bedroom, 40 
percent are three-bedroom, and 19 percent are four or more bedrooms.  

One and two-person households make up 73 percent of the total year-round households however, 
one- and two-bedroom units make up only 41 percent of the overall housing stock. There is a 
mismatch between number of people living in a housing unit and the number of bedrooms in the unit. 

 

  

Although smaller households can live in, and may even prefer, units with more bedrooms, this mismatch exhibits a 
need for more smaller housing options for residents in smaller households as an often less expensive housing 
option to rent or buy, with lower heating/cooling and maintenance costs.  

This mismatch between household size and number of bedrooms suggests a need for smaller units, 
including studios and one-bedroom options in Wellfleet.  

Housing Market 
Housing costs within a community reflect numerous factors, including supply and demand. A constrained supply 
pushes sales prices and rents up. Mortgage interest rates play a significant role in ownership affordability as well. 
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In early November 2022, the rate for a 30-year fixed-rate mortgage was 6.95 percent, whereas just about a year 
ago rates were as low as 2.98 percent.19 This increase has a significant effect on the housing market. 

While interest rates rose significantly, so did sales prices. The median sales price for a single-family house in 2022 
was $940,00020 and for a condominium was $395,75021. It's worth noting that Wellfleet has very few year-round 
condominium properties and these sales were likely for seasonal use. 

 

A report of all single-family homes sold in Wellfleet between January 1, 2022 and November 3, 2022 
corroborated this median, finding that the median sale price of a single-family home for the first 11 months of 
2022 was $925,000.22 

 
The 2020 ACS estimated that the median gross rent for a year-round rental unit in 2020 was $1,298, roughly a 
nine percent increase from 2019 and 29 percent increase from 2010. While ACS data regarding rents give us an 
overall picture of the rental market, there is a large margin of error given the small sample size and self-reporting 

 
19 Freddie Mac. Accessed November 6, 2022; 2021 rate cited was for November 10, 2021. 

20 Based on 61 closed sales; reported by Massachusetts Association of Realtors  
21 Based on 14 closes sales; reported by Massachusetts Association of Realtors  

22 Analysis completed by John Grieb, December 2022. 
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nature of the survey. Additionally, this information represents units that were leased any time prior to the survey 
response, and so may not paint an accurate picture of the current market.  

 

Housing Affordability 
Households Eligible For Housing Assistance 
One measure of affordable housing needs is the number of households that may be eligible for housing assistance 
based on estimated household income. Federal and state programs use Area Median Income (AMI), along with 
household size to identify qualification status. The table below shows the U.S. Department of Housing and Urban 
Development (HUD) 2022 income limits for extremely low (below 30 percent AMI), very low (30-50 percent 
AMI), and low income (50-80 percent AMI) households by household size for the Wellfleet Town Metropolitan 
Statistical Area (MSA).   

HUD FY2022 Affordable Housing Income Limits 
Wellfleet Town, MA MSA 

Income Category 
Household Size 

1 2 3 4 5 6 7 8 
Extremely Low Income  
(<= 30 percent AMI) 

$22,850 $26,100 $29,350 $32,600 $35,250 $37,850 $41,910 $46,630 

Very Low Income  
(>30 and <=50 percent AMI) 

$38,050 $43,500 $48,950 $54,350 $58,700 $63,050 $67,400 $71,750 

Low Income  
(>50 and <= 80 percent 
AMI) 

$60,900 $69,600 $78,300 $86,950 $93,950 $100,900 $107,850 $114,800 
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Housing Cost Burden 
Evaluating household ability to pay housing costs compared to 
their reported gross household income is one method to 
determine how affordable housing is in a certain community. 
The U.S. Department of Housing and Development (HUD) 
sets specific guidelines for which households qualify as cost-
burdened, defined at right. Rental property owners and banks 
enforce these standards and will generally not sign a lease or 
qualify someone for a mortgage if they will be putting more 
than 30 percent of their gross income towards housing costs. 

A total of 495 households (31 percent) in Wellfleet are 
cost-burdened, with 82 percent of cost burdened 
households being owner-occupied and 18 percent being 
renter-occupied.23  

The rates of cost burden by housing tenure are comparable to 
the total share of renters and owner households (23 percent and 77 percent respectively). About 63 percent of all 
LMI households, or those earning less than 80 percent of the AMI, are cost burdened. Proportionally, renter 
households are more likely to be cost burden in Wellfleet. 

The lowest-income households in Wellfleet bear the highest degree of cost burden, with about 140 
extremely low-income households spending more than 50 percent of their income on housing costs. 

Wellfleet's households are less likely to be cost-burdened than Barnstable County or Massachusetts households. 
In the county, 34 percent of households are cost-burdened and 66 percent of LMI households are cost-burdened. 
Statewide, 33 percent of households are cost-burdened and 65 percent of LMI households are cost-burdened. 

 

Note: HUD CHAS data is released a few years behind ACS data. Therefore, the data shown in the above chart is 
from the 2014-2018 ACS. This is the most recent data available on cost burden at the time of this writing 
(November 2022). 

 
23 Note that these cost burden data account for household income as a percent of housing costs, but do not account for household assets. 
These data limitations should be recognized when considering housing policy implications.  
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Cost Burdened 
A household is considered cost burdened if 
they are spending more than 30 percent of 
their income on housing costs. 
Moderately Cost Burdened 
A household is considered moderately cost 
burdened if they are spending between 30 
and 50 percent of their income on housing 
costs. 
Severely Cost Burdened 
A household is considered severely cost 
burdened if they are spending more than 50 
percent of their income on housing costs. 
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LMI Owner Cost Burden 

The total LMI owner households that are estimated to be cost burdened is 310 households or about 22 
percent of all year-round owners in Wellfleet.  

About 115 (88 percent) owner households with extremely low income or below 30 percent of the AMI (ELI) are 
paying more than 50 percent of their income towards housing costs. This is considered severely cost burdened. 
About 45 (27 percent) owner households with very low income or >=30 and <=50 percent AMI (VLI) and 45 (26 
percent) households with moderate income or >50 and <=80 percent AMI (MI) are severely cost burdened.  

LMI Renter Cost Burden 

The total LMI renter households that are estimated to be cost burdened is 89 or about 43 percent of all 
year-round renters in Wellfleet. 

About 25 (71 percent) ELI renter households are severely cost burdened. About 40 (62 percent) VLI renter 
households and no MI renter households are severely cost burdened. 

Affordability Gap 

With the extremely high median single-family sales price of $940,000 and condo price of $525,000 in 
2022, there is a large gap between what households in Wellfleet and the Wellfleet workforce can 
afford to buy and the costs purchasing a home.  

A Wellfleet household earning the 2020 median household income of $82,990 would be able to afford a 
maximum sales price of $264,300. An LMI household earning 80 percent AMI would be about to afford a sales 
price of no more than $199,510. There are no homes on the market at either of these prices – neither single 
family nor condos.24  

To afford the 2022 median single-family sales price, a household would need an income of about $295,126 or 
about 356 percent AMI. And to afford the 2022 median condominium sales prices, a household would need an 
income of about $168,331 or 203 percent AMI.  

This indicates that Wellfleet could benefit from more affordable homeownership opportunities for 200 
percent AMI, which would be an income of about $231,200 for a 4-person household per the FY2022 
AMI of $115,600.  

Rental 
There is an affordability gap of about $178 between what a median renter household can afford each month and 
the estimated median gross rent in Wellfleet of $1,298. A household with the median renter income of $44,783, 
could afford a monthly rent of $1,120. Wellfleet’s median renter household income, which is less than 80 percent 
AMI for a one-person household ($60,900), is comparable to a VLI 2-person household ($43,500). These 
households can largely afford the market rate rents. The more significant problem for VLI and LMI renter 
households is availability of year-round rental homes.  

However, the situation is different and significantly more severe for ELI households, which could not afford the 
market rate rents if they were able to find a year-round rental at all. A one-person ELI household could afford to 
pay rent of only $571/month; $653/month for a two-person ELI household; and $815/month for a four-person 
ELI household.  

A snapshot search in November 2022 on Apartmentguide.com revealed no year-round rental units 
available at any price range. This analysis indicates a need for year-round market rate rental units and 
units affordable to households at or below 30 percent AMI.  

 
24 These calculations are based on a variety of factors including the current interest rate for a 30-year fixed mortgage of 6.95 (plus 0.25 
percent, as recommended by DHCD’s standard affordability calculator), Wellfleet’s tax rate, and a ten percent down payment.   
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Cape Cod Commission Housing Market Analysis25 
In 2017, the Cape Cod Commission hired Crane Associates, Inc. and Economic and Policy Resources, Inc. to 
conduct a housing market analysis. Once component of this study was to determine the affordability gap for each 
Cape community. Estimates suggest Wellfleet will need 342 units at 50 percent median household income (MHI), 
514 units at 80 percent MHI, 668 units at 100 percent MHI, and 795 units at 120 percent MHI. 

Current MGL chapter 40B Subsidized Housing Inventory 
General Information 
Under M.G.L. Chapter 40B, the state sets a goal for all municipalities to have a minimum of ten percent of their 
year-round housing stock reserved as affordable housing. Affordable housing units are units that are developed 
or operated by a public or private entity and are bound by affordability restrictions for eligible households earning 
at or below 80 percent of the AMI. In addition, all marketing and placement efforts follow Affirmative Fair 
Housing marketing guidelines per the Massachusetts Department of Housing and Community Development 
(DHCD).26  

Units that meet these requirements, if approved by DHCD, are included on the state’s Subsidized Housing 
Inventory (SHI). Chapter 40B allows developers of LMI and mixed-income housing to seek a comprehensive 
permit from the local Zoning Board of Appeals to streamline the local approval process and request waivers from 
local zoning, other local regulations, and from the Cape Cod Commission Enabling Regulations, Regional Policy 
Plan, and Technical Bullets for review of proposals containing 30 or more residential units.  

A municipalities percentage on the SHI fluctuates with new development of both affordable and market-rate 
housing. The percentage is determined by dividing the number of affordable units by the total number of year-
round housing units according to the most recent decennial Census. As the denominator increases, or if 
affordable units are lost, more affordable units must be produced to reach, maintain, or exceed the ten percent 
threshold. DHCD is still basing the SHI percentages on the 2010 US Census count of year-round housing units 
because the 2020 Census has not yet been fully released at the time of this writing in November 2022.  

Wellfleet’s SHI & Expiring Affordability 
As of November 2022, Wellfleet has 40 housing units listed on the SHI, 19 of which are rental and 19 ownership 
units. This is 2.58 percent of the 2010 year-round housing stock.  The rental units are not in perpetuity. One unit 
that appears to have been created through a housing rehabilitation loan program (administered through Lower 
Cape Cod Community Development Corporation) is set to expire in 2023. The others, Wellfleet Apartments on 
Fred Bell Way and Gull Pond Apartments on Gull Pond Road set to expire in 2041 and 2116 respectively.  

Pipeline 
There are five affordable and mixed-income housing developments in the pipeline, initiated by the Town on Town-
owned property. There are 59 affordable units in the pipeline, not including Maurice’s Campground (the 
development yield is not yet known for this property). At the Maurice’s Campground site, the Town anticipates 
that a 40B Comprehensive permit may be the best regulatory mechanism, however this will be a subject for 
consideration as part of the upcoming property master plan.  

Of these 59 units, 54 will be affordable rental and five affordable ownership units. 

  

 
25 Economic and Policy Resources, Inc. “Cape Cod Housing Market Analysis.” Cape Cod Commission. Cape Cod Commission, 2017. 
https://www.capecodcommission.org/our-work/housing-market-analysis/. 
26 See appendices for the full affirmative fair housing market guidelines 



 

Wellfleet Housing Production Plan — March 21, 2023 42 

1. Project: Paine Hollow Rentals 
 120 Paine Hollow Road, Parcel ID 29-300-0 
 Town owned land given to Housing Authority per Town Meeting vote. 
 8 rental units, all affordable at up to 80 percent AMI 
 Received ZBA approval 
 Developer Ted Malone applying for funding under Community Scale Rental Initiative  
 Also received Wellfleet CPA funding 

2. Project: Old Kings Highway Home Ownership 
 2254 Old Kings Highway 
 Town owned land given to Housing Authority per Town Meeting vote 
 Habitat for Humanity Developer 
 4 ownership homes; all affordable; 60 -80 percent AMI 
 ZBA approval 
 Abutters filed appeal, but court just voted in Habitat’s favor; 30-day appeal period ends on Nov. 13, 

2022 

3. 95 Lawrence Road, now called: Juniper Hill 
 Town owned land 
 46 rentals 
 8 units at 30 – 50 percent AMI (LIHTC)  
 27 units at 50 – 60 percent AMI (LIHTC)  
 11 units at 60 – 80 percent AMI (Market Rate)  
 ZBA approval 
 Developer POAH/CDP applying for funding 

4. Project: 90 Freeman Ave. 
 Town land given to Housing Authority per Town Meeting Vote 
 RFP about to be issued for one ownership home affordable up to 80 percent AMI 

5. Project: Maurice’s Campground 
 80 State Highway, Wellfleet 
 21.5 acres being purchased by Town for $6.5million 
 Intent is to develop rental and or ownership housing from below 30 to 120 percent AMI
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CHAPTER 5: DEVELOPMENT CONSTRAINTS 

There are many factors that influence the feasibility of housing production, from physical limitations to 
regulations that shape development and land use. This chapter reviews environmental constraints, infrastructure 
constraints, and regulatory barriers. Many of the environmental challenges which Wellfleet faces are a direct 
result of its development pattern and lack of water and sewer infrastructure to support development and reduce 
environmental impacts.  

Environmental Constraints 
With surface water quality worsening from decades of wastewater treatment and septic systems contributing 
nutrients to water bodies on Cape Cod including the Cape’s freshwater ponds, marine estuaries, and public 
drinking water, development to meet housing needs must be carefully planned and have adequate infrastructure 
to minimize negative impacts on water quality and other environmental features including habitat resources, 
climate resilience, and scenic resources. The following descriptions are largely based on, in some cases directly 
excerpted from, the 2005 Open Space and Recreation Plan (OSRP).  

Protected Open Space and Habitat 

According to the Natural Heritage and Endangered Species Program BioMap2, about 63 percent, or 
8,476 acres, of Wellfleet is protected open space including about 8,303 acres of Core Habitat and 
8,086 acres of Critical Natural Landscapes.  

 

Soils & Land Characteristics 
Soils are mapped based on properties such as natural permeability, texture, slope, and other features which can 
be interpreted to determine the limitations of a particular kind of soil for a specific purpose. Major factors limiting 
growth in the Town of Wellfleet, as in other Cape towns, are the limitations of on-site septic systems and 
contamination of the fragile water supply.  
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Soils with wetness problems (muck, peat, and saturated sands) account for about 1,560 acres, or 24 percent of 
Town land (not including land in the National Seashore). About 345 acres (five percent) is classified as urban land 
or developed with structures over more than 75 percent of the surface area. Steeply sloped land (surface slope 
over 15 to 35 percent) or surface slope so steep that construction is impractical, amounts to about 1,050 acres 
(16 percent). The remaining land, about 3,445 acres or 55 percent, consists of sand deposits. 

 

Importantly, although these remaining 3,445 acres comprise soils that would be classified as appropriate for 
septic leaching under Title V, extremely high permeability allows effluent (especially nitrates) to percolate freely 
and potentially affect groundwater supplies. In addition, soils and slopes which are currently unsuitable for 
construction, may be suitable in the future with engineering improvements. The use of composting and other 
alternative waste treatment systems can help to reduce the impacts of residential development even further but 
may also allow development on soils which were formerly unsuitable for leaching areas. 

Water Resources  
Groundwater  
In 1982 the U.S. Environmental Protection Agency (EPA) designated all of Barnstable County as a Sole Source 
Aquifer in recognition of the region’s complete reliance on groundwater as its potable water supply. Wellfleet 
draws its water from two lenses, the Chequessett (shared with Truro) and the Nauset lens (shared with Eastham 
and Orleans). These lenses provide water for all of Wellfleet.  

In 1992 the Lower Cape Water Management Task Force was formed. It consisted of representatives from the 
towns of Eastham, Wellfleet, Truro, Provincetown, the Cape Cod National Seashore, and the Cape Cod 
Commission. Its aim was to look at water resource issues on the lower Cape, using hydrogeological (the study of 
groundwater), rather than political, boundaries as the parameters for decision making. They looked at the four 
groundwater lenses of the lower Cape: Chequesset, Nauset, Pamet, and Pilgrim.  

In Wellfleet, where most of the drinking water is supplied by private wells (with the exception of 
Wellfleet Center), water protection is a very local issue, related directly to the land use in the 
immediate vicinity of each well as much as it is to the larger recharge area.  

Wellfleet Center, where the greatest housing density exists, is the only known water quality problem area, with 
respect to nitrate. With a median lot size of 1/3 of an acre and almost urban density, water pollution potential is 
notably higher in the Center. A sewer and wastewater treatment system has been considered for years for the 
central district of Wellfleet.  

24%

5%

17%

54%

WELLFLEET LAND CHARACTERISTICS (EXCLUDING CCNSS)
Source: OSRP
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Sand Deposits
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Wellfleet, because of its small median lot size (one-third of an acre) has several parcels which are designated as 
Nitrogen Sensitive Lots; that is, both private well water supply and septic systems are located on the same lot. In 
these cases, the State’s revised Title V septic regulations require the use of alternative denitrification technology 
(A/I — alternative/innovative systems) when a system fails and needs replacement or improvements.  

Freshwater Ponds & Lakes  
The Town’s primary freshwater resources are its 13 kettle ponds, totaling over 284 acres of surface area. These 
ponds are all located within the National Seashore boundaries, with five having public access managed by the 
Town of Wellfleet. The kettle ponds of the Cape Cod National Seashore are a unique and fragile resource with 
ecological, aesthetic, and recreational value. These ponds, dependent solely on the fluctuation in the aquifer’s 
water table for their own surface level, often expose a wide shore during the summer when the water table is low.  

These exposed shorelines comprise the unique habitat called “coastal plain pond shores,” which harbor rare and 
endangered plants, such as Plymouth gentian and long-beaked bald rush, and rare animals, such as the comet 
darner and New England bluet (damselflies).  

For several years, the National Park Service has conducted and coordinated monitoring and research programs 
on the kettle ponds to investigate the status of pond water quality. These and other studies indicated there are 
several areas of concern for pond water quality.  

The top two most pressing concerns for Wellfleet’s freshwater kettle ponds are excess nutrient addition 
resulting in cultural eutrophication (human induced addition of nutrients more than their natural 
quantity and rate of availability) due to shoreline development and recreational use of the ponds and 
sediment addition from shoreline erosion.  

Seven of the ponds are greater than ten acres in size, which classifies them as Great Ponds of the Commonwealth. 
The public owns Great Ponds and is entitled to access, while other ponds can be owned privately by surrounding 
landowners and public access can be prohibited.  

Wetlands  
Wellfleet’s vegetated wetlands are extensive, extending in all directions from the waters of Wellfleet Harbor. The 
Harbor’s many inlets, bays and islands represent one of the largest estuarine systems on the Cape. It is protected 
from the onslaught of direct ocean waves by the peninsula of Great Island and Jeremy Point. This is the origin of 
the herring run and the recipient of water flowing from inland freshwater tributaries.  

As with Wellfleet’s ponds, freshwater wetlands are dependent on groundwater discharge rather than surface 
water runoff. Wellfleet’s wetlands are at low elevations, close to the water table and the sand and gravel soils 
readily transmit groundwater through wetlands.  

Both salt marshes and freshwater wetlands play an important role in filtering out contaminants, 
especially nitrogen before groundwater discharges into the Harbor. The Town’s fringing salt marshes 
also buffer storm surges, thereby protecting coastal structures.  

Atlantic White Cedar Swamps 
There is one wetland area in Wellfleet that is dominated by Atlantic White Cedar located in the Cape Cod 
National Seashore near Marconi Station/Beach. This is the archetypical site for this habitat in the entire Park and 
the most well-known cedar swamp on Cape Cod. Cedar swamps are highly acidic and are uncommon throughout 
the Cape. Regionally, cedar swamps were once much more extensive before the trees were harvested for shingles 
and fence posts in earlier centuries or swamps were converted to cranberrying. Of the 6,000 acres of cedar 
swamp thought to exist at the time of the Pilgrim’s landing on Cape Cod, only 135 acres persist today.  

The significance of Wellfleet’s cedar swamps for both wildlife habitat and education argues for 
continued efforts to insure their protection. Cedar swamps are sensitive to water table drawdown, e.g., 
through nearby municipal groundwater withdrawal. 
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Vernal Pools 
According to MassGIS data, there are 20 potential vernal pools in Wellfleet.  Vernal pools were officially 
recognized as critical habitat in 1987 when the Massachusetts General Court amended the Wetlands Protection 
Act to include their protection. These small temporary ponds are crucial breeding grounds for woodland 
amphibians, such as Eastern spadefoot toads and salamanders. Spotted salamanders are the most common 
amphibian found in Wellfleet’s vernal pools. Roads and other developed areas bifurcate habitat and inhibit the 
successful migration from winter burrows to vernal pools, which provide breeding habitat and are essential to the 
survival of these species.  

These habitats are highly susceptible to acidification and to the effects of groundwater withdrawal.  

Saltwater Bodies  
Wellfleet’s landscape character and 44 miles of saltwater shorefront are a primary focus of informal outdoor 
activities and form the background for the Town’s seasonal economy. Primary among these are shell-fishing 
(commercial and recreational), recreational fin-fishing, boating, boardsailing, surfing, swimming, and walking. 
These activities are spread throughout the Town’s marine areas including the beaches of the Atlantic Ocean and 
Cape Cod Bay.  

Tidal Flats 
Wellfleet has broad expanses of estuarine flats, which are portions of the beds of salt ponds or estuaries exposed 
at low tide. They are particularly productive for shellfish. There are also large expanses of marine flats of the type 
found in open coastal areas, primarily along Cape Cod Bay. Both types of flats are an important recreational 
resource in the Town. The firm, hard footing of the flats is popular for activities including shell-fishing, walking and 
kite flying.  

Threats to the flats include overuse by pedestrians and off-road vehicle (ORV) compaction. Oil and gas 
leaks are another potential hazard with no effective means of monitoring except through strict vehicle 
checks.  

Streams and Water Courses 
Wellfleet has three notable tidal riparian corridors (wetlands adjacent to rivers and streams): Herring River, 
Blackfish Creek, and Fresh Brook. Each courses east to west through the bottom of old glacial outwash channels, 
providing freshwater inputs to Wellfleet’s portion of Cape Cod Bay. Protection of their headwaters will help to 
insure their continued health. Although both rivers are diked off by Route 6, culverts help to maintain normal 
waterflow and only the highest tides reach this far east. Surface waters of the Herring River suffer from 
summertime oxygen depletions and perennial acidity and toxic metals, all caused by diking, drainage, and the lack 
of tidal flushing.  

Surface Water Quality   
Most of Wellfleet’s waters are generally of high quality, though problem spots exist. The following category 
classifications are according to the Massachusetts Department of Environmental Protection Integrated List of 
Waters. Note: TMDL stands for Total Maximum Daily Load, which is a calculation of the maximum amount of a 
pollutant that a waterbody can accept and still meet the state's Water Quality Standards for public health and 
healthy ecosystems. 

Category 3: Waterbodies that are not assessed for any of their individual designated uses for the 2018/20 listing 
cycle are listed in Category 3. 

 Blackfish Creek 
 Fresh Brook 
 Gull Pond 
 Hatches Creek 
 Herring Pond 
 Kinnacum Pond 
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 Spectacle Pond 

Category 4A: Waterbodies are listed in Category 4a if all pollutants contributing to their impairment are 
addressed by one or more EPA-approved TMDLs. 

 Duck Pond 
 Dyer Pond 
 Great Pond 
 Long Pond 
 Wellfleet Harbor 

Category 5: Waterbodies remain in Category 5 until TMDLs are completed for all pollutants 

 Herring River 

Floodplains  
Wellfleet participates in the Federal Flood Insurance Program, which requires that new shorefront development 
meet engineering standards for flood proofing but does not prohibit development. Flood velocity zones, or V-
zones, are land areas where storm surge or direct wave action occurs. All of Wellfleet’s westward facing barrier 
beaches, as well as the entire Atlantic side is within a velocity zone. The bays at the mouth of Blackfish Creek and 
Fresh Brook are also within V-zones. 

Landward of the velocity zones are other flood-prone areas, A-Zones, in which standing water can be expected 
during 100-year storm events. B-zones are between the limits of the 100-year flood and 500-year flood; or 
certain areas subject to the 100-year flooding with average depths less than one foot or where contributing 
drainage area is less than one square mile or areas protected from the base flood. These areas consist mostly of 
salt marshes and shorefront uplands. 

In the coming decades, flooding and erosion will be increasingly exacerbated due to global warming. 
This phenomenon is predicted to cause current rates of sea-level rise to increase as the polar ice caps 
melt, and seawater undergoes thermal expansion.  
Accelerated sea-level rise could result in the loss of large amounts of open space in Wellfleet in the 
coming decades, particularly in low-lying wetlands and shoreline uplands.  

The first areas to be submerged will basically coincide with the 100-year floodplain, lands which are currently 
important open space for the Town. Sea level rise will also mean an increase in the frequency and severity of 
damaging storms.  
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UP TO 20.64-INCH SEA LEVEL RISE ESTIMATED BY 2050 

Caption Source: Wood Hold Sea Level Rise Forecast (2016 baseline) at sealevelrise.org.  
Map source: Cape Cod Commission showing one-foot sea level rise 

Infrastructure 
Wastewater 
Wellfleet properties are not currently served by public sewer. Properties rely on decentralized wastewater 
treatment (individual septic systems) per Title V to treat wastewater. An estimation provided by Wellfleet Health 
Agent to the Provincetown Independent indicated that Wellfleet has 3,148 septic system records for the Town’s 
3,856 developed lots. The 708 developed lots without septic system records are likely they have cesspools.27 

Title V Septic Systems & I/A Systems 
Title V septic systems are one of the simpler designs for wastewater treatment consisting of a septic tank and 
leach field. Title V septic systems have limitations and do not provide adequate treatment for nitrogen waste. 
Nitrate goes to the groundwater and can go toward a well or waterbody causing eutrophication, which is harmful 
to aquatic life as well as human health. Innovative alternative systems take the nitrate and hastens it through the 
nitrogen cycle to get it up to nitrogen gas. This is how I/A systems remove nitrogen to prevent pollution of wells 
and water bodies.28 

Cesspools 
Cesspools pollute water at a significantly higher level than Title V septic systems by leaching exponentially 
greater amounts of nitrogen into the ground. In 2021, neighboring Town of Truro banned all cesspools, which 
must be removed by the last day of 2023. According to the Provincetown Independent article, cited above, 
Wellfleet may consider a similar ban on cesspools. 

 
27 Lyons, Thomas and Benson, Paul, A Dive Into Cesspools on the Outer Cape, The Provincetown Independent, May 25, 2022: 
https://provincetownindependent.org/featured/2022/05/25/a-dive-into-cesspools-on-the-outer-cape/  

28 Barnstable Clean Water Coalition video: https://youtu.be/zDggET_UGOg  
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Seeking Funding for Wastewater Treatment Plant  
However, the Town is planning a centralized wastewater treatment plant to service a permitted housing 
development on Lawrence Road and the three adjacent municipal buildings, including a school, the Police 
Department building, and Fire Department building, as well as several residential homes in the neighborhood. 

Utilizing a grant provided by the Cape Cod Commission On-Site Engineering evaluated wastewater options for 
the site. This evaluation considered three options:  1) an innovative and alternative septic system for the housing 
project alone, 2) a wastewater treatment plant to service the housing development and the three adjacent 
municipal buildings, and 3) a larger wastewater treatment plant to service the housing development, the 
municipal buildings, and several residential homes in the neighborhood.  The results of the evaluation indicated 
that Option Three would provide the most significant nitrogen reduction benefit to Duck Creek and would 
provide a cost-effective solution.  

Based upon the assessment of the nitrogen reduction cost per kilogram of nitrogen removed of the various 
options considered, the Town determine that Option Three — creating a decentralized sewer district, which will 
serve the affordable housing at 95 Lawrence Road, the adjacent municipal parcels and the surrounding private 
residential parcels, was preferred.  As such, bidders for the development of the 95 Lawrence Road Affordable 
Housing Project had to agree to enter into a cost sharing arrangement with the Town that allows for the 
development of the site while providing capital resources necessary to assist the Town with constructing the 
decentralized sewer district infrastructure.   

The proposed sewer district will be completed in two phases.  Phase I will include the design and permitting of the 
full tertiary level wastewater treatment facility (WWTF) and effluent disposal system and construction of the 
wastewater infrastructure necessary to collect and treat the sewage generated from the proposed affordable 
housing project and the adjacent elementary school, fire station and police headquarters.  Phase II, which is not 
part of the housing development project, will include the expansion of the treatment system components to their 
full design capacity and construction of the surrounding sewage collection system, which will then allow for the 
connection of nearby private residential properties into the sewer district. 

Public Water & Wells 

Wellfleet provides public water to properties in the central part of Town, as shown on the map below. 
The remainder of the Town relies on individual private wells for drinking water.  

Wellfleet municipal water comes from two well fields located in Wellfleet. The Coles Neck Well Field, off Gristmill 
Way is composed of three deep wells that draw water from a sub-surface aquifer. This water source is located on 
10.91 protected acres of undeveloped land that abuts the Cape Cod National Seashore and the Wellfleet Woods 
subdivision. The new Boy Scout Camp Well Field is located off Old County Road. It is comprised of two 10-inch-
deep gravel pack wells. Water is then pumped to a 500,000-gallon water storage tank on Lawrence Road and 
delivered via 4”, 8” and 12” water mains. As of the Wellfleet Report on Water Quality from 2020, a new water 
transmission main was being considered from Coles Neck Wellfield to improve the water infrastructure and 
provide redundancy to the system. In addition, the Town was considering improvements to the existing 
Supervisory Control and Data Acquisition (SCADA) system to comply with MassDEP regulation and overall 
system operations.  

In August 2020 Wellfleet applied to MassWorks, seeking funding for the installation of a new 8” water main from 
the Coles Neck well field on Gristmill Way. The purpose of the new main was to improve hydraulic flow from the 
well field and provide redundancy for the system in advance of construction of a 46-unit affordable housing 
project on Lawrence Road. The new water main would also expand water service to additional customers on 
Route 6 and Briar Lane. Massachusetts subsequently awarded the Town $2.5 million of the $3.8 million 
requested. 



 

Wellfleet Housing Production Plan — March 21, 2023 50 

 

Stormwater 
Stormwater runoff results from rainfall and snow melt and represents the single largest source responsible for 
water quality impairments in the Commonwealth’s rivers, lakes, ponds, and marine waters.  New and existing 
development typically adds impervious surfaces and, if not properly managed, may alter natural drainage 
features, increase peak discharge rates and volumes, reduce recharge to wetlands and streams, and increase the 
discharge of pollutants to wetlands and water bodies.29  

Nitrogen reductions can be achieved through the implementation of stormwater retrofit projects. A current 
stormwater project is under study by the Massachusetts Department of Transportation (MADOT) at the 
intersection of Route 6 and Main Street. Discussions are underway with MADOT to evaluate the possibilities to 
enhance this project and its water quality benefits.  

Construction started in 2021 and as of November 2022 the project is nearing completion with final work 
involving upgrades at the well field.  The water main will be operational in early 2023. 

Schools 
Wellfleet’s public-school enrollment peaked in the mid-90s, with total enrollment over 400 students. Since then, 
school enrollment has declined relatively steadily. Public school enrollment was at 285 students in 2020. Fifty 
percent of the students are enrolled in Academic Regional Schools.  

 
29 Massachusetts Stormwater Handbook, Volume 1, 2008. https://www.mass.gov/guides/massachusetts-stormwater-handbook-and-
stormwater-standards#-stormwater-handbook-volume-1- . 
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Transportation 
Wellfleet is largely reliant on private automobile use for transportation. However, the Cape Cod Regional Transit 
Authority (CCRTA) serves Wellfleet on the Flex bus route. According to the CCRTA website, the Flex picks up 
and drops off passengers at designated stops and flexes off its route up to ¾ of a mile to serve people who have 
difficulty getting to a regular bus stop. Reservations are required for the off-route stops. The Flex travels from 
Route 28 in Harwich, Over Queen Anne to Route 137, to Brewster on Route 6A, down Route 6 through Wellfleet 
and Truro, then Shore Rd to Provincetown. Per the September 6 through Janunary 20, 2023 schedule, the 
scheduled stops include Maurice’s Market eight times 
throughout the day. This bus stop is at the Maurice's 
Campground site, which the Town is in the process of 
acquiring for affordable mixed-income development. 
Other stops in Wellfleet include Marconi Beach, 
Blackfish Variety, Wellfleet Dunkin Donuts, and 
Wellfleet Center.  

The 25-mile Cape Cod Rail Trail connects six Cape 
towns from the southern portion of Wellfleet, with a 
trailhead on LeCount Hollow Road, to South Dennis.   
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Regulatory Considerations 
Zoning 
Wellfleet has six primary zoning districts and one overlay district: Residential 1, Residential 2, Central District, 
Commercial, Commercial 2, National Seashore Park, and the Main Street Overlay District. 

Purpose of the Districts 

 Residential 1 (R1): to provide moderate density residential unserved by public utilities 
 Residential 2 (R2): to provide for variety and choice in residential environments and compatible 

employment opportunities 
 Central District (CD): to provide concurrent development of residential and non-residential uses 
 Commercial (C): to provide for small and moderate-scale business development on Route 6, preserve 

ocean views, minimize visibility of parked cars, and avoid creating hazards or congestion; many residential 
uses are permitted within the C District with affordable dwelling development, affordable undersized 
lots, and multi-family dwellings requiring special permits. Campers, cluster residential development, and 
conversion of dwelling units are prohibited. 

 Commercial 2 (C2): to provide small and moderate-scale businesses on Route 6 including low-intensity 
light industrial and enhanced service trade use; many residential uses are permitted within the C2 District 
with affordable dwelling development and affordable undersized lots requiring special permits. Campers, 
cluster residential development, conversion of dwelling units, and multi-family dwellings are prohibited. 

 National Seashore Park (NSP): to provide residential and commercial uses that do not conflict with the 
National Seashore Park regulations 
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Dimensional Requirements 
Minimum lot size requirements range from 20,000 in CD; 30,000 in R1 and C2; 40,000 in R2 and C; and three 
acres in NSP.  

Maximum building coverage ranges from 15 percent in the CD, R1, R2, and C2 districts to 25 percent in the C 
district. Maximum building coverage requirements in the NSP district are stricter and vary by lot size, ranging 
from five percent to 7.4 percent. The NSP district also has maximum gross floor area requirements that also vary 
by lot size and range from 1,050 to 3,000 s.f. 

Maximum height across all districts is two stories or 28 feet. 

Existing Neighborhood Development Patterns 

Wellfleet’s zoning bylaw dimensional requirements are not fully representative of actual land uses in 
many residential areas of the community. The minimum lot area and frontage of many parcels exceeds 
the lot sizes as built. These neighborhoods likely predate current zoning requirements, creating 
excessive pre-existing nonconforming lots and barriers to developing infill housing on these lots that 
are similar in size to the existing built environment. 

According to this author’s analysis based on the MassGIS parcel database, about 40.5 percent of Wellfleet’s total 
existing residential properties (2,037 properties) do not meet the minimum lot size requirements. In addition, 
18.6 percent of Wellfleet’s existing residential properties (935 properties) do not comply with the zoning bylaws’ 
frontage requirements. In total, about 59 percent (2,972 properties) of Wellfleet’s total parcels are noncompliant 
for either lot size, lot frontage, or both (12 percent).  

 

The map on the following page shows the location of parcels that are non-compliant with these dimensional 
requirements.   
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Residential Uses 
Single-Family Housing 
Single-family housing is permitted in in all districts.  

Accessory Dwelling Units (ADUs)30 
During the 2021 Annual Town Meeting, Wellfleet voted to amend the Zoning Bylaw to approve accessory 
dwelling units in all six zones, through special permit in the National Seashore District and by right in the 
remaining five districts. Both attached and detached ADUs are allowed on a single lot so long as the space 
consists of a minimum of 200 square feet of Livable Floor Area and does not exceed 1,200 square feet. ADUs and 
their connecting primary dwelling must hold the same ownership with either unit being leased for a minimum of 
one year for residential purposes. This amendment also includes provisions for a property tax exemption for 
property owners that lease at an affordable rate. 

Affordable Dwelling Development  
At the Special Town Meeting in September 2022, the Town approved a zoning bylaw amendment to amend the 
existing “Provisions to Encourage the Development of Affordable Dwellings in Wellfleet” section to amend and 
clarify the section, which allows year-round affordable dwellings by special permit from the Planning Board. The 
zoning provisions allow the Planning Board to increase density and relax dimensional standards including lot area, 
setback, and frontage requirements. To qualify as an affordable dwelling development, at least 25 percent of the 
total units must be affordable units.  

Affordable Flexible Residential Design 
The purpose of this section is to provide a residential development zoning provision with flexible dimensional 
regulations to encourage efficient site layout that minimizes land consumption and creates opportunities for 
diversified and affordable year-round housing. The provisions require that at least 30 percent of the Base 
Allowable Density is composed of Affordable Dwelling Units and buildings are clustered together with 
allowance for reduced lot sizes and frontage with at least 60,000 square feet. minimum land area of 
contiguous upland. 

The land not included in the building lots is preserved as Open Space.  The Base Allowable Density is not to 
exceed that which would be permitted under a conventional subdivision that complies with the Wellfleet 
Zoning By-laws. The affordable units must be restricted to LMI households (households earning 80 percent 
or less of the AMI).  

AFRD may be proposed in the NSP, CD, R1, R2, C, and C2 zoning districts except that any AFRD 
development in the NSP must comply with the Act of Congress of August 7, 1961 which provided for the 
establishment of the Cape Cod National Seashore and the regulations. The provisions require a special 
permit by the Planning Board.  

The Planning Board may grant a density bonus in exchange for the provision of deed restricted affordable 
housing or lot(s). For each Affordable Dwelling Unit provided under this section, one additional dwelling unit 
may be permitted. The allowable dwelling units may be developed as single-family or multiple family dwelling 
units.  

Affordable Lots and Affordable Undersized Lots31 
To increase permanently affordable dwellings, Wellfleet adopted a zoning amendment during the Special Town 
Meeting in September 2022 allowing affordable dwellings to be built on lots in any zoning district (aside from the 
National Park District) that do not meet the minimum lot size. Affordability must be deed restricted for ownership 
or rental households earning at or below 80 percent of the area median income. This amendment allows for one 

 
30 WELLFLEET, MASS., ZONING BYLAW ch. 235, § 235-6.21 (2021). 

31 WELLFLEET, MASS., ZONING BYLAW ch. 235, § 235-6.27 (2022). 
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single-family unit given that certain criteria are met including a minimum of 20 feet of frontage on an approved 
way and a minimum setback of 15 feet. 

Conversion of Dwelling Unit 
No dwelling unit shall be converted into two or more units unless each resulting unit consists of a minimum 
of 600 square feet of livable floor area; the external appearance of the structure is not changed; the front, 
side, and rear yard requirements of the district in which located are met; and the lot area is not less per 
dwelling than the lot requirement of the district in which located. 

Cluster Residential 
The Planning Board is the designated special permit granting authority for all cluster residential developments 
and shall have the power to hear and decide applications for special permits as provided by section 6.6.1  

Objective - to allow intensive use of land while at the same time maintaining existing character; preserve open 
space for conservation and recreation; introduce variety and choice into residential development; meet housing 
needs; and facilitate economical and efficient provision of public services. 

A cluster development shall encompass at least 15 acres of contiguous land. The maximum number of 
dwelling units per cluster development shall equal the total upland area (minus land for road construction) 
divided by the minimum lot size in that district; if the development includes land in more than one district, 
the largest lot size shall be used to calculate the number of units allowed. Open space shall be preserved for 
recreation or conservation and shall include not less than 25 percent of the upland within the cluster 
development. 

 

Cottage Colony 
In 2022, Wellfleet Town Meeting approved an article to allow year-round use of cottages previously 
restricted to seasonal use. According to Town officials, there are about 150 units in existing cottage colonies 
that are not in the NSP district. The zoning change does not apply to properties in the NSP district. 

No cottage colony shall be constructed upon an area consisting of less than 40,000 square feet, and there 
shall be a minimum of 4,000 square feet for each unit with no part of one unit being located closer than 25 
feet to another. The front, side, and rear yard requirements of the district in which located shall be complied 
with. 

Development of Significant Impact 
Applicants for Special Permits for uses so controlled and which involve required parking for ten or more cars 
or involve more than 4,000 square feet floor area of new construction or for any adult entertainment use 
regulated herein under section 6.20 or uses in the Main Street Overlay District herein under sections 9.2-
9.5. Allowable uses within the Main Street Overlay District include conversions of dwelling units, arcades, 
inns, indoor restaurants, private guesthouses, public guesthouses, and nursing homes. 

Manufactured Housing (A.K.A. Trailer Home/Mobile Home) 
Manufactured housing is a prohibited use in Wellfleet’s existing zoning bylaws.  
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Multifamily Housing 
Multifamily housing is allowed by special permit from the ZBA in the C district alone. The first unit of a 
multiple family dwelling or of an apartment building shall require a minimum land area equal to the lot 
requirements of the district in which located Each additional unit will require 8,000 square feet of land area. 
As mentioned previously, all buildings in Wellfleet are subject to a maximum height of two stories or 28 feet.  

Between the special permit requirement, the minimum lot area, the maximum height, and lack of 
public sewer, there are significant barriers to building multifamily housing in Wellfleet. 

Local Stormwater Bylaw & Floodplain Bylaw 
In addition to Town administration of the Massachusetts Wetlands Protection Act, the Town simultaneously 
administers two local environmental protection by-laws:  

 Stormwater By-law - no surface water can be directed towards a water body. Natural drainage is 
permitted but no constructed drainage systems are allowed.  

 Floodplain By-law - further restricts building in the floodplain. 

Water Protection Overlay District 
Wellfleet’s water protection overlay district establishes protective radii between 100-200 feet around wells on 
Nitrogen sensitive lots. The size of the radius depends upon environmental factors and usage. Placement of septic 
within these zones is discouraged. Alternative septic systems are often employed when lot characteristics 
prohibit full Title V systems. 

Local Historic Districts 
Wellfleet does not have any Local Historic Districts. The strongest form of protection for historic resources is a 
local historic district created through a local bylaw or ordinance per MGL C. 40C. However, Wellfleet has four 
districts listed on the National Register of Historic Places (NRHP): Wellfleet Center, Atwood-Higgins, Hinckley’s 
Corner, and Paine Hollow Road South. While National Register listing does not have the same level of protection, 
it offers protection from public actions and provides tax incentives to private property owners for certain income-
producing properties. There are also 13 properties that are individually listed on the NRHP.  

 
Inv. No. Property Name Street Town Year 

WLF.916 Smith, Samuel Tavern Site  Wellfleet  
WLF.534 Hatch, Ruth and Robert Jr. House 309 Bound Brook Way Wellfleet 1961 
WLF.552 Tisza, Vera and Laszlo House 2 Deer Trl Wellfleet 1960 
WLF.537 Kuhn, Samuel L. and Minette House 420 Griffins Island Rd Wellfleet 1960 
WLF.309 Newcomb, John House Gull Pond Rd Wellfleet R 1785 
WLF.306 Rowell House 595 Gull Pond Rd Wellfleet C 1731 
WLF.551 Kugel, Peter House 188 Long Pond Rd Wellfleet 1970 
WLF.396 Pond Hill School 65 Old Paine Hollow Rd Wellfleet 1857 
WLF.341 Saunders - Paine House 260 Paine Hollow Rd Wellfleet C 1830 
WLF.342 Townsend, Dr. James House and Office 290 Paine Hollow Rd Wellfleet C 1804 
WLF.328 Ahearn House - Curran, David House 450 Pamet Point Rd Wellfleet C 1817 
WLF.535 Weidlinger, Paul and Madeleine House 54 Valley Rd Wellfleet 1954 
WLF.550 Sirna, Anthony and Allison Studio 60 Way #4 Wellfleet 1960 
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CHAPTER 6: IMPLEMENTATION CAPACITY AND 
RESOURCES 

This section describes Wellfleet's capacity and resources for implementation of affordable housing initiatives 
including local and regional housing organizations and funds. The Town of Wellfleet has several organizations 
focusing on supporting community housing, including local government entities and non-profit organizations, as 
well as regional agencies that facilitate housing initiatives. 

Local Capacity and Resources  
Wellfleet Housing32 
Wellfleet Housing in a collaboration between three local housing groups that work together to create, sustain, 
and promote affordable housing year-round in Wellfleet. As suggested in the Town's 2021 Annual Report, the 
Housing Authority administers housing programs, the Local Housing Partnership handles education, outreach 
and legislation, and the Affordable Housing Trust acts as the "housing bank" and property acquisition agency.33 

While housing efforts have traditionally been focused on households whose incomes fall at or below 80 percent 
of the area median income, Wellfleet Housing has expanded to create housing that is attainable for those who fall 
above eligibility thresholds but still cannot afford Wellfleet Housing. 

Wellfleet Housing Authority34 
The Wellfleet Housing Authority develops and offers programs to assist people in acquiring and retaining secure 
affordable housing through programs such as Rental Assistance, Downpayment and Closing Cost Assistance, a 
Buy Down Program, and an information phone line.  

Wellfleet Housing Buy-Down Program 
The Wellfleet Housing Buy Down Program is a program for low-to-moderate-income homebuyers. The program 
provides up to $175,000 in subsidy towards purchasing a Wellfleet home, lowering the price, and making the 
home affordable. With this subsidy, a low-to-moderate income homebuyer will be able to affordably purchase a 
lower-end, market-rate Wellfleet home.  In exchange for the subsidy, the home will be forever affordable, 
meaning that when you go to sell it, there will be restrictions on the amount you can sell it for. 

WHA has been running a Buy Down Program since 2010 and has successfully assisted eight moderate-income 
families in purchasing affordable homes. Wellfleet targets the program to buyers earning at or below 80 percent 
of the Area Median Income and is planning to have these units qualify for inclusion in the Subsidized Housing 
Inventory as Local Action Units.  Funding for the most recent round includes $175,000 to support one new 
purchase. 

Wellfleet Local Housing Partnership35 
The Local Housing Partnership is an appointed Town Committee with the goals of increasing the Town's 
involvement in housing, fundraising, and promoting community awareness of housing needs.  

The Partnership’s task shall include but not be limited to: 

1. Evaluation of properties that might serve housing, using established criteria. 

 
32 Wellfleet Housing. “About Us - Who Is Working on Wellfleet’s Needs.” Accessed February 15, 2023. 
https://www.wellfleethousing.org/about-us.  
33 “Annual Town Reports | Wellfleet MA.” Accessed February 15, 2023. https://www.wellfleet-ma.gov/reports-documents/pages/annual-
town-reports. 
34 Housing Authority | Wellfleet MA.” Accessed February 15, 2023. https://www.wellfleet-ma.gov/housing-authority. 

35 “Local Housing Partnership | Wellfleet MA.” Accessed February 15, 2023. https://www.wellfleet-ma.gov/local-housing-partnership.  
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2. Recommendation of such properties in a timely manner to the Housing Authority and the Board of 
Selectmen. 

3. Drafting and submitting an action plan to the Town and to the Department of Housing and Community 
Development for approval.  Keeping it current with State requirements. 

4. Outreach.  Organize community participation and education.  Promote and publicize events and needs. 

5. Assess the impact of local bylaws and regulations on Affordable Housing and bring such assessment to 
the attention of local boards and committees. 

6. Draft bylaws and regulations to promote housing opportunities in harmony with local environmental 
conditions. 

7. Assessment of local housing needs including a Town-wide survey and other surveys as needed. 

8. Investigate with the Cape Cod National Seashore for possible land swaps, use of Park owned housing 
stock, etc. 

9. Look for grants and other sources of funding for affordable housing. 

Wellfleet Affordable Housing Trust36 
The Wellfleet Affordable Housing Trust was established in 2021 to provide for the creation, preservation, and 
support of affordable housing in Town for the benefit of low- and moderate-income households and for the 
funding and support of community housing. The Trust is made up of five to seven trustees serving two-year 
terms; one trustee must be a member of the Select Board. The Trust may receive property or financial gifts, 
including exaction fees or in-lieu fees associated with the zoning bylaw, which must be used to further promote 
the Town's community housing priorities. The Trust was established with $54,632 from the Community 
Preservation Fund's housing reserve and $445,386 from the Town's FY2022 revenue. 

Community Preservation Act 
Wellfleet adopted the Community Preservation Act in 2005 at a three percent surcharge. The mission of the 
Community Preservation Committee is to study the Town's needs in collaboration with various Town boards, 
institutions, organizations, and citizens and solicits and evaluates proposals for the use of CPA funds. Following 
the grant application period, the CPC recommends projects which it feels will best achieve the Town's open 
space, historical preservation, community housing, and recreation goals to Town Meeting.  

Wellfleet CPA's total revenue since adoption in 2005 through FY2022 is $11.6 million including $7,7 
million from the local surcharge and $3.8 million state distribution. 

The Community Preservation Committee has spent $6.2 million on Community Housing needs through the 
creation of 40 new units and support of 87 existing units through — though not limited to — land acquisition, 
rental assistance, buy down programs, and technical assistance. 

Wellfleet Senior Citizen Tax Work-Off Program 
This program offers older adults in Wellfleet (aged 60 or older) with limited financial resources ($40,951 single 
maximum income FY23; $54,551 married maximum income FY23) the opportunity to participate in a property 
tax relief program to a maximum of $1500.00 per year (per household) in return for volunteer service to the 
Town. Credit for work is earned at the state minimum wage and applied directly to the volunteer's real estate tax 
bill.  

 
36 “Affordable Housing Trust | Wellfleet MA.” Accessed February 15, 2023. https://www.wellfleet-ma.gov/home/affordable-housing-trust-
2. 
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Regional Capacity and Resources  
Cape Cod Commission  
The Cape Cod Commission supports the 15 towns of Barnstable County, regional and sub-regional housing 
agencies, and other partners seeking to improve the availability and diversity of housing affordable in the 
community. This role includes the development of information to support local decision making, including 
presentations; coordination with state and other regional agencies; meeting facilitation; zoning analysis and 
support; and specific project development upon request of the community. The Commission also supports the 
advancement of regional efforts to create affordable housing and support housing where appropriate by drafting 
model zoning (such as the model bylaw for Accessory Dwelling Units (ADUs), the facilitation of the Regional 
Housing Market Analysis, and drafting a framework for Form-Based Code. Previously, Commission staff 
maintained the HOME Consortium, a block grant program designed to create affordable housing for low-income 
households. This program is now managed by Barnstable County.  

District Local Technical Assistance (DLTA) Program 
The Cape Cod Commission received state funding to help municipalities with sustainable development and to 
encourage communities to form partnerships to achieve planning and development goals consistent with state 
and regional priorities. Wellfleet has worked with the Cape Cod Commission on five DLTA programs including 
"Increasing Availability of Affordable Housing" in 2016 and "Planning for Affordable Housing" in 2017. 

Community Development Partnership  
The Community Development Partnership builds a diverse year-round community of people who can afford to 
live, work, and thrive on Cape Cod. The Community Development Partnership promotes, develops, and manages 
affordable housing, nurtures the launch and growth of small businesses, and facilitates collaboration with 
business, non-profit, and government partners. While the Community Development Partnership focuses its 
efforts on the Lower Cape, they provide opportunities across Cape Cod. In Wellfleet specifically, CDP manages 
12 rental units on Fred Bell Way. 

Barnstable County Home Consortium  
The Barnstable County HOME Consortium is comprised of the 15 communities on Cape Cod and was formed to 
be a Participating Jurisdiction to receive and disburse federal HOME funds, which are federal formula grant 
funds provided to state and local governments exclusively for the creation and preservation of affordable housing 
for low-income households. The Program Year 2022 allocation from HUD is $450,000 plus $170,000 in 
repurposed program income. 

HOME Funds 
The Barnstable County HOME Consortium includes all municipalities in Barnstable County and provides federal 
HOME Program funding to support the financing of a wide variety of housing activities. These funds are available 
to all towns participating in the Consortium, including Wellfleet, and are administered by the Barnstable County 
Human Services Department. The rental Housing Production expected goals of the 2020-2024 Strategic Plan is 
88 HOME affordable rental units across Barnstable County.  

Housing Assistance Corporation  
Housing Assistance Corporation (HAC), headquartered in Hyannis, was founded in 1974 to provide rental 
vouchers to year-round workers on Cape Cod and has since expanded to assist more than 175,000 low- and 
middle-income households on the Cape, Nantucket, and Martha’s Vineyard. HAC remains one of the largest 
developers of affordable housing in the region. HAC remains one of the largest developers of affordable housing 
in the region. HAC serves more than 5,000 households each year in three main areas: homeless prevention, 
housing stabilization, and empowerment.  

Following the start of the COVID-19 Pandemic (March 23, 2020) through September 2, 2022 HAC 
awarded $80,983 to Wellfleet residents, $16,600 of which was awarded in Summer 2022 alone. 
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Habitat For Humanity Of Cape Cod  
Habitat for Humanity is an ecumenical, non-profit Christian ministry dedicated to building simple, decent homes 
in partnership with families in need. The organization has grown over the past two decades into one of the largest 
private homebuilders in the world. The organization has a Cape affiliate that has been able to build over 155 new 
homes across 15 towns on the Cape since 1988, including in Barnstable, most recently Marstons Mills (Dickinson 
Drive) in 2018 (4 homes).  

Wellfleet currently has four Habitat for Humanity Homes and plans for four additional homes. 

Barnstable County Human Services   
The mission of the Barnstable County Department of Human Services is to plan, develop, and implement 
programs which enhance the overall delivery of human services in Barnstable County, to promote the health and 
social well-being of County residents through regional efforts designed to improve coordination and efficiency of 
human services, and designed to strengthen the fabric of community care available to all.  They coordinate 
regional work on homelessness and administer grant funded program of regional impact.  

This County Department has recently taken over administration and oversight of the HOME Program funds on 
behalf of the Barnstable County HOME Consortium. Funds are available to any of the 15 Cape Cod Towns for a 
variety of affordable housing programs, on a competitive basis.  They are currently working on a community 
engagement plan for the HOME American Rescue Plan (HOME-ARP) program.   
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APPENDICES  
FOCUS GROUP AND INTERVIEW SUMMARIES 
Prepared by JM Goldson LLC November 11, 2022 

Summary 
The following focus groups took place on October 27, 2022. The consultant team from JM Goldson conducted 
four focus groups with Wellfleet residents, employees, and other parties with an interest in housing in the town, 
engaging with a total of 24 people. The consultant also conducted four interviews with representatives from the 
Select Board, the Community Development Partnership, a local business owner, and the Shellfish Constable.  

Each of the focus groups were held in person either at Wellfleet Adult Community Center or the Wellfleet Public 
Library. Participants identified strengths and opportunities to leverage as well as challenges or issues to 
recognize/overcome regarding housing. The raw notes from each focus group are displayed in the subsequent 
pages. The focus group summaries are not labeled and are in no particular order, so as to anonymize the results 
and participants involved.  

Key Takeaways  
Some key takeaways gleaned from participants during these discussions include the need to increase affordable 
and year-round housing options, septic and water issues are a significant constraint, seasonal homes create 
constrained year-round housing supply, businesses are tremendously impacted by the housing shortage, and a 
lack of funding and inconsistent leadership were seen as issues. 

Increasing Affordable and Year-Round Housing  
The participants communicated that there is a desire and support to increase affordable housing options in the 
area. They suggested strategies such as leveraging the recent purchase of Maurice's Campground, changing 
zoning laws (to allow for smaller and mixed-use), and creating an organized housing team to tackle this issue. The 
housing team would ideally communicate the importance and need of more affordable housing to the area and 
effectively get more funding opportunities through grants. 

Participants also cited the local Cumberland Farms, Wellfleet Market Place, and the C2 zoning district as 
examples of sites and areas that could be utilized for housing development. Other Ideas for new housing were 
converting cottage colonies to year-round housing and creating a community land bank.  

Septic and Water Issues 
One major challenge that was mentioned was wastewater since Wellfleet has no public sewer. Building sewer 
infrastructure is needed to encourage growth and more housing options. Building a public sewer system was seen 
as high priority which could be supported with funding from the new Cape Cod Water Protection Fund, which is 
funded by the short-term rental tax. 

Seasonal Homes & the Local Economy 
Many of the participants acknowledge both the detriment and advantage of seasonal homes on the local 
economy. On the one hand, it is critical to the local seasonal economy. On the other hand, the pressures for year-
round residents to find year-round housing that they can afford stunt community vibrancy and create hardships 
for businesses who can’t find enough workers to sustain their businesses. It was suggested that short-term rental 
restrictions be implemented and to increase incentives, such as tax incentives, for property owners to rent year-
round. 

To have a commercial fishing license, you must reside in Wellfleet, but candidates are still facing the issue of 
housing not accommodating for gear and expensive housing options. Another challenge is the lack of reliable 
public transit makes commuting difficult for those that live in neighboring towns. 
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Lack of funding and Inconsistent Leadership 
Many participants expressed that they didn’t feel there was adequate leadership from the local government, 
especially the Planning board; however, the Select Board has shown a great deal of leadership. Participants also 
cited the need for more funding.  As a result of these insufficiencies, change is minimal and slow. Other 
participants mentioned the need for more local advocacy and maintaining an accurate inventory of affordable 
units. 

Focus Group 1 
The following table is a transcription of the feedback recorded on the board above during the focus group. 

Opportunities or Strengths to Leverage Challenges or Issues to Recognize/Overcome 
Naturally occurring affordable housing  

Balancing wanting housing and 80% protected land Explore ideas for programs for housing stabilization 

Seasonality; empty homes in off season Regional solutions; working with other cape communities 

Housing for working people Opportunity to bring on housing/planning team 

Housing for summer employees Goodwill, people want to address housing needs 

Abutter opposition Want for diverse housing stock 

Sustain Wellfleet population Short-term rental tax 

People with vouchers cannot find rentals, lose vouchers  

Difficulty attracting new employees; can’t find housing Wellfleet has had a 25% population increase since covid 

Strong volunteers Many grant funding opportunities 

ADU passed town meeting Support for new HR person 

Local knowledge base Communicate benefits of affordable housing 

Positive response to Maurice's & Juniper Hill  
Interest from Wampanoag tribe to have more 
representation on lower cape 

 

Zoning/constraints to building  

Downsizing Zoning reform 

Available, buildable land Senior housing near downtown 

Housing for young people and young families Buy-down program 

Need to create economic diversity Nonresident taxpayers support for maurices 

Zero vacancies Zoning for smaller lot sizes 

Clarity on septic for Maurice's C1 zoning, allows for mixed-use 
Concern of raising taxes to accomplish; need to understand 
financial impact 

Affordable housing trust 

Funding for affordable housing Natural/open spaces 

Need housing for people at all stages of life  

Cost of new personnel  

Infrastructure  

Septic/water  

Clarity on septic for Maurice's  

Water in, water out  

Senior housing  

Limited year-round housing opportunities; limits 
business/school 

Wastewater expansion for juniper hill, also covering first 
responders 
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Focus Group 2 
The following table is a transcription of the feedback recorded on the board above during the focus group. 

Opportunities or Strengths to Leverage Challenges or Issues to Recognize/Overcome 

Town housing personnel 
Truro looking at duplex by right; with 12-month rental 
requirement for one 

Teachers are commuting from south shore to work; unable 
to find DEI staff; no new talent 

Need for more year-round rentals in town 

Town support for Maurice's Senior housing (& supportive services) 

Title 5: bedroom requirements 
38% of Nauset teachers graduated from Nauset because 
they inherited their homes, housing unaffordability 

People still want single-family homes Mixed-use housing 
Workforce is shrinking; unable to find housing Sustain Wellfleet residents (youth & young adults) 
No composting toilets allowed Accelerate sewering to enable construction 
Housing on top of Wellfleet Marketplace mixed-use Building code does not allow for tiny houses 
Workforce housing (summer) Need for diverse housing stock & density 

Increasing minimum lot sizes, unaffordable large homes 
Incentivize second homeowners to build adu-types for 
year-round caretakers 

Conversations about smaller lot sizes/houses ongoing Sewer/wastewater capacity 
Bringing manufactured building to Wellfleet to create 
building materials year-round 

No code enforcement; under the radar housing, poor living 
conditions 

Model ADUs with standardized design to reduce cost for 
homeowners 

Deed restricted affordable rentals do not allow families to 
build wealth 

Mixture of rental and ownership Empty homes in the off season 
Model ADUs with standardized design to reduce cost for 
homeowners 

Zoning bylaw that prohibits all but one condo unit to be 
year-round ownership: remaining deed restrictions 

Housing programs to fund safe, living up to code ADUs 
Classic cape housing with multi-family housing types for 
families 

Opportunity for zoning reform Centralized living models (co-living) 

Mixture of rental and ownership 
Deed restricted affordable housing ownership 
opportunities 

Conversations about smaller lot sizes/houses ongoing Do not want higher density 
Increasing minimum lot sizes, unaffordable large homes Funding for projects 

Second story of Cumberland farms is empty 
Town communications about programs have incorrect 
information about affordable ADUs 

 Nimbyism 

 
Community awareness and willingness to support housing 
initiatives 

 Intergenerational housing options 
 Tiny houses; small houses on small lots 
 Sea-level rise (esp. Harborside village mobile home park) 

 
Working with condos to change deeds to allow for year-
round use 

 Subsidies for funding 
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Focus Group 3 
The following table is a transcription of the feedback recorded on the board above during the focus group. 

Opportunities or Strengths to Leverage Challenges or Issues to Recognize/Overcome 
Marijuana tax - could we also allocate some of this 
funding? More logical for water infrastructure 

Need more money form AH initiatives. Short-term rental 
tax. 

Affordable homeownership 
The only town that offers a voucher for childcare beyond 
the preschool years is Chatham - this doesn't work for 
working families 

we need discretionary funds to address our local needs 
like for shell fisherman and seasonal workforce housing 

Local funding sources: people donated private funds 
significantly 

Free cash going into trust - but still working on free cash 
audit/certification 

We don't have as much resources as others - we may 
have more if our taxes are higher 

Angel investors on Martha’s Vineyard - harness this 
concept 

Lack public financial resource 

Community Impact Fee and Short-term rental   Tax for 
affordable housing 

Typical affordable rental is not conducive to people who 
support themselves through the shell fishing economy - 
can't have gear there 

People that need the housing apply and they are over 30 
but under 60 or over 60 and under 80 - hard to qualify 

People leave year-round home and live in campgrounds 
while they rent out their house for the summer - they rely 
on this income 

We have among the 10th lowest taxes in the state 
Should understand level of short-term rental income that 
is used as necessary for income you need to live so they 
are year-round or more for incremental income 

Partnership capacity - lot of organizations as well as 
funding opportunities 

Neighbors - all about supporting housing but not in their 
neighborhood 

Need project -based units that are one-bedroom or 
studio to house nonelderly disabled and seniors 
especially at 30% AMI (not 2-3 bed) 

Septic is a huge issue on the Outer Cape - especially 
Wellfleet & Truro 

 Infrastructure costs to do development is huge 

 Need more municipal resources 

 
There is no money for senior housing, and we have no 
senior housing 

 
Also need affordable rentals - depends on spectrum of 
income 

 
We need more year-round rentals - doesn't even need to 
be affordable 

 Need housing to keep our young people here 

 Need creative ways to raise money that is less restrictive 

 
Shell fisherman are self-employed - if they are paying in 
cash - it is hard to file income - LIHTC need to show 
income 

 No money for seasonal workforce housing 

 
Once child is above 2nd grade, there is no afterschool 
program; Childcare is a huge component of affordability 
of housing 

 
AH guidelines have no reality to what is happening on the 
street 

 More recreation options for families - tied to low taxes 

 
Need young people before family formation and young 
families 

 Lack of available land suitable for production 

Leadership  
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Especially the SB and chair and way CDP work together - 
high level of coordination that don't see in other towns 

Leadership in Wellfleet is a lay leadership - we are 
woefully inadequate in professional leadership 

Community is in a place to support housing - they are 
passionate and when we come to them, they support 

 

Turned a page - SB and town administration - pandemic 
helped people really see the issues that have been here 

 

Strong intention from leadership to support housing 
production 

 

Maurice's Campground  

Seasonal workforce housing 
Maurice's is a longer time frame - need to find 
opportunities to fill needs now and not wait 7+ years 

Should address documented housing needs not be open 
to just community preferences 

 

Hopeful that b/c the town now owns Maurice's 
Campground - could build something conducive to shell 
fishing (and storage - stack cages, etc.) 

 

Tiny houses or other options for young people before kids  

Lions share should be for housing  
Want someplace for shell fishing community to have 
yards or other storage 

 

Affordable rentals  
Would like to see people who are in desperate need of 
housing - historically when try to fill 2 bed units looking 
for up Cape or off Cape. 

 

Zoning  
We have no senior housing - seniors can never get a local 
preference on those units. We don't have units for them 

 

Today MF only allowed in slim route 6 location - since 
then have town water come into central district Lard's 
Road (near school and out to Wellfleet Health Center 

 

Removing constraints to build housing  
The PB leadership is out of step with town and an 
obstruction to making progress on housing issues.  PB 
leadership and some members don't seem interested in 
affordable housing 

 

Density should be dictated by whatever  
fits within the constraints on a particular site 

 

PB should take leadership role in what zoning changes 
would make things easier to meet affordable housing 
goals i.e.) Provisions for multifamily housing 

 

Today MF only allowed in slim route 6 location - since 
then have town water come into central district Lard's 
Road (near school and out to Wellfleet Health Center) 

 

We aren't getting more land on private parcels that are 
zoned as SF want more like duplex 

 

Multifamily by right with density (duplexes as a good 
start) 

 

Restrict Short-Term Rentals  

Maybe keep in certain areas? It already exists so how do 
you scale that back? What is a palatable approach? 

Airbnb’s are mostly incremental income for people - 
smaller majority need the money to support the year-
round living 

Can we change the economics of the situation It has a huge cost to this town and people are freeloading 

Harder to take back something that people already have  
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New units going forward should be restricting them to 
year-round 

 

 
Focus Group 4  
The following table is a transcription of the feedback recorded on the board above during the focus group. 

Opportunities or Strengths to Leverage Challenges or Issues to Recognize/Overcome 

 Plenty of land but some trying to build encampments - 
limited due to climate - lack of available land 

Sally's Way is a beautiful job - long term residents; stable 
path is good - Ted Malone does a good job 

Lack of housing stock and apartments for rent 

New housing should have access to jobs, shops, 
transportation 

Nimbys - Old King's Highway Habitat - 3-4 units - tried 
and some indications decision will be soon 

Town owns significant piece of land near the senior 
center - in the seashore - town should push feds - we have 
a desperate need for housing, and we should build on this 
land 

Issue that we have no senior housing at all - need places 
that we can walk places and with convenient access 

Bunk beds - near Truro/P-town line - they pay 
$630/month summertime - there are 6 people there - like 
a hostile 

Cost of buying home and building home and converting 
seasonal to year-round 

Important to be well designed - Fred Bell - cheaper 
materials, falling apartment, not maintained - temporary 
place where you come out of homeless shelter and live for 
a time 

Payne Hollow settled; 95 Lawrence road has had good 
support from abutters - nearing end of appeal period (20 
days)) 

The dormitory style housing proposal in Ptown is in court 
- the NIMBY'S don't want it 

Nickerson has a limitation on how long can camp out 

Housing Authority wants to engage & people understand 
Takes so long to get things done that the enthusiasm 
might wane 

Gratifying to see support this year 
Understanding our needs which are for small family 
apartments or houses 

Finally widespread recognition that this is a problem 
Planning Board seems to be difficult to engage in this and 
has been an impediment in thinking of any progressive 
zoning - they seem very protective of single-family model 

Land and structures - reusing/repurposing the 
cottages/cabins 

Things don't move because not enough people to pay 
attention 

Willingness of community and nonprofits like churches to 
help with finances and food (e.g., welcoming migrants) 

Haven't had a robust planning function for a long time - 
closest we came is prior TA who served planning role too 

Boards focused on housing:  Trust, Housing Authority 
Housing Partnership 

Town does not have sufficient administrative support to 
effectively run town gov't 

Breadth and depth of community support - surprised me 
how much support there has been on recent housing 
issues 

Federal and state funding - with them understanding out 
density issues (limited by lack of sewer and water 

Leadership support - the SB uniformly supportive and 
taken the lead - committed ARPA funds to the housing 
trust and proposed zoning amendments 

Short-term rental - these small apartments can become 
this 

Must come from the town - potential campground as 
example 

Town does not have sufficient administrative support to 
effectively run town gov't 

Just finished exercise about roles for the different 
housing entities in Town: 1) Trust=banker 2) Authority = 
program manager 3) Partnership = advocacy & education 

How can we find sufficient resources - we have a limited 
financial capacity 

Water commissioners - synergy of money available for 
wastewater treatment plants - easier to tap when tied to 
affordable housing 

Covid seems to be detrimental to transparency - we have 
all these federal funds but don't know what is happening 
with them 

Make small apartments more available and attractive to 
owners 

People object to town water and sewer b/c they don't 
want to look like Ptown - but the downtowns we love and 
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want to visit, and preserve have much greater density 
than we are building now 

Two members of the CPC are on the housing trust along 
with housing authority and partnership representation 

For years we relied on implicit density limitations of lack 
of infrastructure as a planning tool to manage growth 

Tax incentive for ADU and can't use for short-term rental 
only year-round 

What happens to seniors who want to stay in town but 
want something smaller - there is no senior housing here 
and no smaller options 

 
You could do municipal staff housing on the site behind 
the senior center - town owns this. If town built and 
managed could do it 

Zoning  

Allow duplexes and rentals over garages 
Low-income only ADU is a problem and would limit a 
buyer. But you can take the oven out and it's no longer a 
unit. 

Looking for ways to make duplexes easier to create.  
We had an ADU bylaw that had a tax abatement program 
and admin duties of town was to track affordability and 
income eligibly - there was some abuse and not enough - 
they changed to ADU bylaw and must be rented year-
round 

 

Change our zoning to allow duplexes and greater density 
- but the title V limitations will always come up with these 
ideas 

 

Water and Sewer  
Has town water; not sewer Lack of potable water has been a tool to manage growth 
Need some other way of dealing with water and 
wastewater such as changing state standards - right now 
you are limited under state law in terms of what you are 
going to be able to do 

Problems with leaching from septic systems 

Want town water and town sewer - this will be needed to 
address housing issues and the state will force us to deal 
with that one way or the other 

Town's failure to address water and wastewater in 
comprehensive way and this limits zoning and density 
solutions (lack of planning) 

Density in Ptown - they have town water and town sewer  

Maurice’s Campground  
To have a commercial shell fishing license you must reside 
in Wellfleet - many have no place to go and could lose 
ability to make their livelihood - make more money that 
would qualify 

Long time to wait to begin development here. 

Seasonal employee housing needed too (some of this 
resp. should fall on employer) 

 

More efficient in terms of dollars (like Maurice's and 
Lawrence) - better than buy-down program - one unit at a 
time solution 

 

Mix of year-round rental and purchase opportunities - 
small, starter housing like tiny houses 

 

Town seasonal worker housing  
New housing should create a community at the 
campground 

 

Seasonal employee housing should be a component - our 
economy relies on this 

 

Nauset Green in Eastham - good model for campground - 
they have bus stop- made a community - groceries and 
mail and community center with open space 

 

Want infrastructure, efficient, small rental apartments  
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WELLFLEET COMMUNITY SURVEY SUMMARY 
Prepared by JM Goldson LLC December 2022 

 

 

 

 

 

 

 

 

 

 

 

OVERVIEW 
The Wellfleet Housing Production Plan Working Group launch a survey between October and November 2022 to solicit 
community members’ perspectives and gain a better understanding of their experiences navigating housing in Wellfleet as 
well as hear their direct observations of the housing needs and opportunities within the Town. This survey was not 
intended to be a statistically significant poll, rather serve as a method for reaching more community members than may 
traditionally be heard at a public forum. The survey was active for one and one-half months and received 658 
submissions.  
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KEY FINDINGS 
   

The three most supported housing 
types were: 

1. Single-Family Homes 
2. Cottage style (Small homes 

in a cluster often with shared 
green space 

3. Supportive housing (housing 
that includes services) 

 

 
 
 
 
 
 
 
 
 
 
 
 
 

When asked if they would 
consider building an accessory 
dwelling unit on their property: 
 27 percent said 

maybe/unsure 
 25 percent said yes in a 

detached structure 
 10 percent said yes for 

relatives only 
 Nine percent said yes in an 

attached structure 

Survey respondents feel Wellfleet 
is the most welcoming to: 

1. LGBTQ+ individuals 
2. Older Adults (65+) 
3. Families with young children 

 
 
 

Survey respondents feel the most 
pressing challenges are: 

1. Lack of affordable year-
round ownership and rental 
housing 

2. Housing for workers and 
young families 

3. Lack of available units on the 
market and developable land 

4. Impact of short-term rentals 
and seasonal/second homes 

 

Survey respondents feel the 
biggest opportunities are: 

1. Purchasing land for housing 
(i.e., Maurice’s Campground 
and 95 Lawrence) 

2. Tax incentives to promote 
Wellfleet’s housing priorities 

3. Converting cottage colonies 
into year-round housing 

4. Diversifying the housing stock 
(e.g., tiny homes, mobile 
homes, mixed-use) 

 
  

When asked, 70 percent of 
homeowners and 41 

percent of renters 
indicated they would not be 

able to afford the current 
average housing costs in 
Wellfleet ($1,298/month 

for renters, $923,750 
median single-family sales 

price) 
 

Survey respondents were 
most likely to hold a 

bachelor’s degree or higher 
and be retired. 

Survey respondents were 
most likely to identify as 

women, white, and aged 55 
or older 

Wellfleet residents showed 
a slight preference for 
remaining in Town (87 

percent importance) over 
their current home (81 

percent) when considering 
aging in place 
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WHO TOOK THIS SURVEY? 
The following information summarizes the overall trends of the Wellfleet survey respondents and compares them 
to the overall population of Wellfleet. Survey participants were asked to share different pieces of their identity 
through a series of questions, each of which included a ‘Prefer not to answer’ option. Representation is 
determined by those who chose to disclose. See appendix for full breakdown. 

Age 
Most survey respondents were aged 
55-84 (78 percent) with those being 
aged 65-74 being the most 
represented group (35 percent of all 
responses). It’s important to note 
that almost one-quarter of 
Wellfleet’s population (21 percent) is 
under 24 years old though 
comprised less than two percent of 
survey takers, suggesting youth 
voices were underrepresented by 
this survey. 

 
Gender 
Just over 60 percent of survey respondents identified as 
women, with men being underrepresented, making up only 
32 percent of respondents despite being a little under 
half of the town’s population. Four survey respondents 
identified as non-binary or gender non-conforming and 
five percent of respondents opted not to answer this 
question. 

Race  
Most of the Wellfleet population (84 percent) identifies as white, which was accurately reflected by survey 
participants. Those identifying as two or more races were underrepresented in this survey by ten percentage 
points compare to the Town population. All other racial identities were well represented (within two percentage 
points) compared to their portion of total Town population.  

Income 
At 25 percent, the highest percentage of 
participants selected ‘Prefer not to answer’ 
when asked about their household income. 
The second most identified income was 
those making between $100,000 and 
$149,999 per year at 17 percent of survey 
respondents but was still under 
representative of the total Wellfleet 
population in that income range *26 
percent). Every income range below 
$150,000 was underrepresented in this 
survey. 

SIX OUT OF TEN SURVEY RESPONDENTS WERE WOMEN 

0.00%

10.00%

20.00%

30.00%

40.00%

<18 18-24 25-34 35-44 45-54 55-64 65-74 75-84 85+ Prefer
not to

answer

AGE REPRESENTATION

Survey Town Population

0.00%

10.00%

20.00%

30.00%

$0-
$49k

$50k-
$99k

$100k-
$149k

$150k-
$199k

$200k+ Prefer not
to answer

INCOME REPRESENTATION

Survey Town Population
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Educational Attainment & Employment Status 

 
  

80 percent of survey 
respondents had earned a 

bachelor’s degree or higher 

31 percent of survey 
respondents were employed 

full time 

50 percent of survey 
respondents were retired 

 
Affiliation & Residency 
Most survey respondents (59 percent) 
were full time Wellfleet residents, with 
another 27 percent being part-time or 
seasonal residents. Similarly, 27 percent 
indicated they have family or friends living 
in Wellfleet. When asked where in 
Wellfleet their home is, 59 percent of 
respondents said they live in North 
Wellfleet, 40 percent live in South 
Wellfleet, and about one percent split their 
time between North and South residences.  

Tenure 
Homeowners were overrepresented making up 88 percent of survey respondents but 77 percent of the Town 
population. Subsequently, renters were underrepresented at eight percent of respondents but 23 percent of the 
Town population. 

Property Type 
Survey respondents were most likely to live in single-family households (73 percent year-round. Ten percent in 
the “off season”, and 20 percent in the summer season)37 which is less than the Town’s population (89 percent). 
All other housing types comprised less than five percent of survey responses with between zero and 12 
responses. Most notably, 12 respondents (2.5 percent) live in duplexes, triplexes, or quadplexes and an additional 
12 respondents (2.5 percent) live in Accessory Dwelling Units. 

Household Makeup 
About 60 percent of respondents live in a household with just one other person and 17 percent live alone. When 
asked who lives in their household, 60 percent of respondents indicated at least one older adult (aged 65 and 
older) lives in their home, this is consistent with the age demographics of survey takers. Comparatively, only ten 
percent of survey takers indicated they have a child under the age of 18 in living in their household.  

 
37 Note: These numbers do not add up to 100 percent. Survey respondents who live in different property types throughout the year (e.g., a 
single-family home during the off season and a duplex during the summer season) checked both property types. See appendix for full 
breakdown. 

AFFILIATION Full Time Resident

Part Time Resident

Work in Wellfleet

Own a business in Wellfleet

Own property in Wellfleet

Have friends or family in Wellfleet

Interested in living in Wellfleet

Grew up in Wellfleet

Other
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SURVEY TOPICS 
Questions for this survey were populated based on the answer to previous questions. People were directed to 
answer questions based on their experiences. 

Housing Affordability 
Renters indicated more difficulty making monthly housing payments than homeowners. Exactly half of renters 
indicated difficulty at least one month in the last two years as compared to the 7.5 percent of homeowners. This 
may, in part, be due to the recent rise in rent costs and that 42 percent of homeowners had already paid their 
mortgage off. When asked, three-fourths of renters indicated their rent had increased in the last two years, with 
increases between $100 and $299 per month and less than $100 per month being the most frequent (19 percent 
and 17 percent, respectively). 

 

Despite most homeowners being more easily able to make monthly payments than renters, homeowners were 
less likely to be able to afford the current median sales price of a single-family home ($923,750, Massachusetts 
Association of Realtors, YTD August 2022) than renters who would be able to afford the median gross rent 

HOUSEHOLD SIZE

1 Person 2 People 3 People 4 People 5+ People

HOUSEHOLD COMPOSITION

Dependent <18 Dependent 18+

Independent Adult 18-64 Older Adult 65+
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IN THE LAST TWO YEARS, HOW OFTEN HAVE YOU STRUGGLED TO AFFORD YOUR
MONTHLY HOUSING COSTS?

Renters Homeowners
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($1,298, American Community Survey 2020)38. Given the documented rise in rents in the last two years, this is 
indicative that renters were more easily able to afford pre-Pandemic rental costs in Wellfleet. 

When asked, 70 percent of homeowners and 41 percent of renters indicated they would not be able to afford the 
average housing costs in Wellfleet. 

 

Housing Conditions 
Survey respondents were given a series of statements regarding the current conditions of their homes and asked 
to mark each with, “Strongly Agree”, “Somewhat Agree”, “Somewhat Disagree”, “Strongly Disagree”, or “N/A (Not 
Applicable”. 

Wellfleet residents are largely satisfied with the current conditions of their homes, most agreeing that their homes 
are not energy efficient (31 percent) and that their homes need renovations (31 percent)  

 

 
38 2020 American Community Survey data was the most recent rental data available at the time this survey was launched in October 2022. 
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Other comments about housing conditions offered by survey respondents included reports of recent repairs, 
delayed maintenance due to the cost of repairs, notes about the red tape involved in needing to seek 
Conservation Commission and Historical Society approval to make changes, and a slew of comments of Wellfleet 
residents with solar and those whose homes are too older to support solar or cannot afford the installation. 

Age in Place 
When asked how important it would be to stay in Wellfleet and their current home as they age, Wellfleet residents 
showed a slight preference for the Town (87 percent importance) over their current home (81 percent) 

 

Respondents were also asked to consider what their future housing needs may be as they age. They were 
presented with nine options and asked to mark them “Extremely Important”, “Important”, “Not Important”, or “No 
opinion/Not applicable”. 

 

Participants were also offered an ‘Other’ option on this question and asked to specify, the most common theme 
was access to healthcare in Wellfleet, including transportation to existing health care facilities, the need for more 
local access, or home-health aid considerations. Other comments suggested interest in downsizing, disinterest in 
providing services, and folks noting they are not yet at a life stage in which they are considering these needs yet. 
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Housing Types 

 

ADUs 
A common solution to housing needs is to create accessory dwelling units (ADUs) on single-family lots to increase 
housing stock. These apartments are often smaller and therefore can be rented out at a more affordable rate. 

 

Roughly 27 percent of residents indicated that they may be interested in creating an ADU or were unsure citing 
barriers such as property size not being large enough, septic system strain, disinterest in being a landlord, living in 
deed-restricted housing, and building costs preventing them from moving forward.   
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Adult Children & Dependents 
Roughly ten percent of respondent households have an adult child or dependent living in their home. Of these 43 
respondents, 33 (61 percent) indicated their adult child(ren) or dependent(s) would consider seeking housing in 
Wellfleet. When asked what is currently preventing their adult child(ren) or dependent(s) from living in Wellfleet, 
76 percent shared that high housing costs are a barrier and 33 percent selected ‘Lack of desired housing options’.  

Non-Full Time Residents 
There were 94 survey respondents (14 percent) who indicated their primary residence is not in Wellfleet. Of 
these, 48 percent listed their primary residence as another Cape Cod town, 30 percent live out of state, ten 
percent live off-cape but still in Massachusetts, and five percent listed Wellfleet despite not previously identifying 
as a Wellfleet resident. 

When asked “What keeps you from living in Wellfleet full-time?” this subsect of participants indicated high 
housing costs, being happy in their current place, and lack of desired housing options, as the top three reasons. 
Additionally, 30 percent of non-residents selected ‘Other’ and offered additional reasons including, but not 
limited to, the lack of year-round housing options, waiting for their children to finish school where they are, 
criticism of Wellfleet government/services, echoing options they selected, and folks who either are actively 
planning their move to Wellfleet or recently left the community. 

Inclusivity 
Survey respondents were asked how welcoming they thought Wellfleet was to 16 different groups of people, with 
the choices “Welcoming”, “Somewhat welcoming”, “Not welcoming”, and “I don’t know”.  

 

LGBTQ+ individuals, older adults (65+), and families with young children were among the most welcomed groups 
in Wellfleet while residents who use a rental voucher, long-term renters, and low-income residents and workers 
were perceived as the least welcomed in town. 
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Respondents were offered the opportunity to explain their answers where a strong contrast between folks 
sharing the town is too welcoming to tourists, short-term renters, and second homeowners and folks commenting 
that tourism, short-term rentals, and second homeowners were causes of Wellfleet’s housing crisis was present. 
Others noted that the high cost of housing makes Wellfleet inherently unwelcoming to different identities who, 
for one reason or another, are unable to live in Town year-round. Lastly, there were some comments suggesting 
Wellfleet is generally a welcoming place though respondents were not too familiar with how people of specific 
identities were treated. 

Challenges 
When asked “What do you think are the most pressing housing challenges in Wellfleet, even if you have not 
personally experienced them?”, survey respondents offered different ideas, the most popular of which were lack 
of affordable year-round ownership and rental housing, the need for workforce housing and housing for young 
families, the general lack of available housing units on the market, the lack of developable land given local 
environmental constraints, and the impact of short-term rentals and seasonal/second homes on the local housing 
market (particularly those that sit vacant during the majority of the year). Please see the appendix for the 
complete list of responses to this question.  

Opportunities  
When asked, “What are the biggest opportunities for housing in Wellfleet?” The most common responses 
included support for ongoing affordable housing projects like Maurice’s Campground and 95 Lawrence, 
suggestions for incentivizing accessory-dwelling units, converting cottage colonies into year-round housing and 
support for cottage/cluster housing, tiny home zoning amendments, continued purchase of land for housing, the 
need for local priority in new housing, limiting or disincentivizing short-term rentals and investment property 
sales, diversifying the housing stock (particularly to increase mixed-use and mobile home options), and leveraging 
taxes to build/expand housing programs (e.g., buy-down program, ADU conversion costs). 

Lingering Thoughts 
To conclude the survey, participants were asked “Is there anything else you’d like to share about housing in 
Wellfleet that you do not believe was covered in this survey?”. Here, participants shared additional ideas for 
solutions as well as challenges they have observed. Sentiments included the need for more public education on 
housing systems, interest in higher quality, low-cost housing that matches Wellfleet’s aesthetic, calls for both 
amending zoning to support housing and preserving existing zoning, and seeking water/sewer expansion to 
promote housing viability. 
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COMMUNITY FORUM SUMMARY 
Prepared by JM Goldson LLC December 2022 

OVERVIEW 
On December 8, 2022, JM Goldson and the Town of Wellfleet hosted a Community Forum on the Wellfleet 
Housing Production Plan process. This virtual forum focused on sharing preliminary findings from the Housing 
Needs Assessment, interviews and focus groups, as well as hearing perspectives about housing needs, concerns, 
and opportunities, and sharing how participants can continue to participate in the process. Wellfleet community 
members were invited to register for a Zoom webinar which was comprised of a presentation by Jenn Goldson, 
AICP and Elana Zabar, M.Ed. interspersed with several polling activities for participants, as well as opportunities 
for participants to speak about their experiences and views. A recording of this presentation can be found at: 
https://us02web.zoom.us/rec/share/xr8SnAH2c7DoT-GWc4a12rgIopszr2NmFAEufTxr2VB0A2uVTrq-
ZpnJgnceHO2q.1M2-JcLJv4vpzwmb?startTime=1670544052000  

KEY FINDINGS 
 Thirty-four participants attended this forum. Attendees were mostly likely to be full-time Wellfleet 

homeowners, aged 65 and older. 
 Common themes of concern from participants included housing for the seasonal and year-round 

workforce as well as retaining young people and young families. 
PARTICIPANTS 
There was a total of 34 participants who attended this forum with an additional 36 community members who had 
registered for the webinar but did not attend. The majority of attendees were full-time Wellfleet residents (47 
percent), homeowners (89 percent), and aged 65 or older (59 percent). Participants were most likely to live in 
households were one or more people (including themselves) was at least 65 years old, which is consistent with the 
age demographics of participants. A complete breakdown of participant demographics is available in the appendix. 

 

FORUM MATERIALS 
This forum consisted of a presentation (slides available in the appendix) as well as a folder of reference materials 
attendees could view virtually. The Dropbox folder can be accessed at 
https://www.dropbox.com/sh/whn0u13jglj894s/AAB-SDF9fR-f2GWHS_lUiJ-3a?dl=0. Forum materials included: 

 Wellfleet’s 2017 Housing Needs Assessment and Action Plan — Former housing plan included for ease of 
reference 

 What is a Housing Production Plan? Quick Facts — JM Goldson fact sheet on Housing Production Plans 
 Housing Production Plan Acronyms & Key Definitions — List of key terms and acronyms commonly used 

in Housing Production Plans and when talking about housing systems 
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 Poll Everywhere Instructions — Reference guide for accessing the Poll Everywhere platform 
 DHCD Housing Production Plan Guidelines — A more detailed account of what the key elements in a 

Housing Production Plan are and why they are important, produced by the Department of Housing and 
Community Development (DHCD). 

 DHCD Housing Production Plan FAQs — A document of frequently asked questions regarding Housing 
Production Plans, produced by DHCD. 

PRESENTATION SUMMARY 
This forum began with introductions of the project team, including the Wellfleet Housing Production Plan 
Working Group and JM Goldson consultants. Following introductions, Jenn Goldson began her presentation by 
outlining the forum’s agenda and purpose as well as giving a brief overview of the expected timeline and 
deliverables for Wellfleet’s Housing Production planning process. 

The presentation slideshow as well as full transcriptions of Poll Everywhere activities and Zoom Chat can be 
found in the appendix. A full summary of presentation content is available in the following sections. 

Sources 
JM Goldson uses the most recent American Community Survey (ACS) and Census data available at the time a 
project begins. For small communities like Wellfleet, ACS and Census data are contextualized using local data 
sources such as the Cape Cod Commission, Housing Assistance Corporation, and the focus group and interview 
results. 

The Subsidized Housing Inventory and Affordable Housing 
The Subsidized Housing Inventory (SHI) is a list of all year-round housing units meeting specific affordability 
requirements within a community. The SHI is hosted by DHCD, the agency who is also tasked with determining 
community compliancy with the state of Massachusetts’ ten percent affordable housing goal in which ten percent 
of a community’s housing stock is listed on the SHI. It is worth noting that if a rental development meets the 
minimum affordable housing requirements, every unit within that development will count toward the SHI, not just 
those with affordability restrictions. 

SHI listed housing must be: 

 Affordable so that income-eligible households are not spending more than 30 percent of their gross 
income on housing costs 

 Subsidized by a state agency 
 Restricted to households earning 80 percent of less of the Area Median Income 
 Deed-restricted for a minimum of 30 years 
 Fairly and affirmatively marketed with a DHCD-approved marketing plan 

“A”ffordable housing includes certain income restrictions as defined by DHCD. DHCD calculated the Area 
Median Income (AMI) based on Metropolitan Statistical Areas (MSA). Wellfleet is a part of the Barnstable Town, 
MA MSA. In 2022, the AMI for Barnstable Town, MA MSA was $115,600.39 Income restrictions to reside in 
Affordable housing are determined by household size and fall into three different categories: 1) Extremely Low 
Income (making less than or equal to 30 percent of the AMI), 2) Very Low Income (making Between 31 and 50 
percent of the AMI), and 3) Low Income (making between 51 and 80 percent of the AMI). 

 
39 Note: When Wellfleet’s project began, the most recent Census and American Community Surveys available were conducted in 2020. JM Goldson uses 
the 2020 AMI and income limits in all statistical analysis when comparing 2020 ACS and Census data. The 2020 AMI for Barnstable Town, MA MSA was 
$96,600. 
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Currently, there are no towns in Barnstable County that have reached the state’s ten percent goal. Wellfleet 
currently has 40 units (2.58 percent of its 2010 housing stock) listed on the SHI.40 The lack of Affordable housing 
has contributed to 31 percent of total Wellfleet households being cost-burdened, with 14 percent being 
moderately cost burdened — spending between 30 and 50 percent of their gross income on housing costs — and 
18 percent being severely cost burdened — spending more than 50 percent of their gross income on housing 
costs. Cost-burdenship in Wellfleet doubles for those in Low- and Moderate-Income households (making less 
than 80 percent of the AMI), reaching 63 percent for this population. 

 

Preliminary Findings 
Preliminary research revealed eight key findings: 

WELLFLEET’S HOUSING GROWTH IS NOT KEEPING PAGE WITH THE YEAR-ROUND POPULATION 
GROWTH 
Between 2010 and 2020, Wellfleet’s population grew 30 percent while the number of year-round housing units 
decreased by one percent. It is likely that much of this population growth was a result of part-time and second 
homeowners transitioning to year-round residents during the COVID-19 pandemic. The U.S. Census counts 
people at their primary residence, in which they live and sleep most of the time. 

 
40 Complete 2020 Census data, accurate housing unit counts will not be available until May 2023. At which point, DHCD will update the SHI listings to 
reflect percentage of 2020 housing. Until then, all Massachusetts communities are evaluated based on 2010 housing counts. In 2010, Wellfleet has 1,430 
year-round housing units. 
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WELLFLEET’S POPULATION IS GROWING OLDER 
Between 2010 and 2020, Wellfleet’s age distribution shifted. While older adults (65+) and young adults (20-34) 
only grew one percent, those aged 19 and younger increased six percent. This growth most impacted the adult 
(35-64) population which shrunk nine percent. In the next two decades, MassDOT and UMass Donahue Institute 
predict the young adult population will half itself as residents continue to age. Predictions suggest the older adult 
population will make up the bulk of Wellfleet residents by 2030. These predictions are supported by the decline in 
school enrollment and labor force seen between 2010 and 2020 (11 percent and 13 percent, respectively).  

 

HOUSING COSTS ARE WELL-BEYOND THE REACH OF YEAR-ROUND HOUSEHOLDS 
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Between January and November 2022, 57 single-family homes were sold in Wellfleet, 20 of which were sold for 
between $600,000 and $899,999 another 20 of which were sold for between $900,000 and $1,200,000. The 
median sales price for a single-family home in this time period was $925,000 while the average was 
$1,011,208.77. These costs are much higher than Wellfleet residents, at any income level can afford. The Cape 
Cod Commission Housing Market Analysis (2017) suggests the following affordable home prices for different 
income brackets in 2025: 

 50 percent AMI — $67,951 
 80 percent AMI — $119,330 
 100 percent AMI — $154,106 
 120 percent AMI — $189,302 

In their analysis, they anticipated the median house price in Wellfleet would be $405,000. The image on the right 
of the slide below shows a visual contract of what Wellfleet households can afford (light pink circles), the CCC 
Housing Market Analysis median house price (brown line), and the $925,000 median house price seen in 
Wellfleet 2022 (blue line). 

Using the existing cost burden levels, estimates suggest a need for 217 additional affordable ownership units and 
62 additional affordable rental units to accommodate local need. The most critical need is for Extremely Low-
Income households, given that 85 percent of Extremely Low Income (ELI) households — those making less than or 
equal to 30 percent of the AMI — are severely cost burdened.  

 

THERE IS LITTLE DIVERSITY OF HOUSING CHOICES MAKING IT HARDER TO LIVE AND THRIVE IN ALL 
LIFE STAGES 
In 2020, 89 percent of year-round Wellfleet housing units were detached, single-family houses. Between 2010 
and 2020, Wellfleet permitted 225 new housing units, 211 of which (83 percent) were single-family. These types 
of houses are often the most expensive housing typology and restrict young adults, young families, low- and 
moderate-income households, and older adults from securing housing. A variety of housing options presents 
more opportunities for homeownership and tenancy. It is also worth noting that the second most population 
building type for Wellfleet homes is Mobile Homes, RVs, and Boat Homes (4.5 percent). 
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THERE IS A NEED FOR SMALLER HOUSING UNITS 
Wellfleet’s housing stock does not match its household size. The average household size in Wellfleet (2020) was 
two people, with 73 percent of households being comprised of one- or two-people (person living alone or with 
one other). In contrast, just 41 percent of the housing stock is studios, one- or two-bedrooms. While people are 
free to live in any sized home they choose, these stats suggest Wellfleet residents are over housed. 

 

SHORT-TERM RENTALS AND SEASONAL HOMES STRAIN YEAR-ROUND HOUSING STOCK 
The 2020 ACS estimates that only 34 percent of Wellfleet’s housing stock is used year-round. Similarly, the ACS 
suggests that of all 2,909 vacant units in Wellfleet, 97 percent are seasonal, recreational, or occasional use 
housing units, estimating that there was a total of 2,825 vacant season units in 2020.  
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Measuring the impact of short-term rentals on a community is exceptionally challenging given that not all units 
are registered. That said, there are 994 short-term rentals registered on the Massachusetts Public Registry of 
Lodging Operators. These units, which likely are an underrepresentation of the true number, make up 23 percent 
of Wellfleet’s 2020 total housing units.  

 

DEVELOPMENT SITES ARE LIMITED 
Roughly 63 percent of Wellfleet is protected open space, including 8,303 acres of Core Habitat and 8,086 acres 
of Critical Natural Landscapes. This lack of developable land in combination with the Town’s lack of public sewer 
infrastructure leave very few opportunities for new housing development of any kind.  

 

PLANNED INFRASTRUCTURE UPGRADES PROMOTE OPPORTUNITIES FOR DEVELOPMENT 
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Wellfleet has developed a Wastewater Plan to accompany new housing units at the 95 Lawrence (“Juniper Hill”) 
project site. This system will service the proposed housing development as well as the neighboring municipal 
facilities. Expanded wastewater capacity offers new opportunities for housing in locations that previously did not 
make sense. 

 

Summary of Community Engagement Opportunities 
On October 27, 2022, the JM Goldson team visited Wellfleet for a Community Tour and to host four focus 
groups with up to seven local housing experts per group. The JM Goldson team also hosted four interviews with 
representatives from the Select Board, Community Development Partnership, a local business owner, and the 
Shellfish Constable. These groups discussed opportunities for housing in Wellfleet as well as challenges the 
community would need to overcome. The main takeaways from these engagement opportunities included: 

 Community support for recent housing initiatives — acknowledging that the Wellfleet community at large 
has supported a variety of housing projects and is actively seeking/supporting a solution 

 Navigating the challenge seasonal homes presents without disrupting the local economy 
 Wellfleet’s desire for a municipal housing employee — someone who specifically works for the Town to 

further housing priorities 
 Overcoming Wellfleet’s septic limitations 

The presentation also included a brief summary of the Community Survey results. A total of 658 Wellfleet 
community members took the survey, which comes out to just under 20 percent of Wellfleet’s total population. It 
was shared that the JM Goldson team was just beginning to analyze the data from this survey but was able to 
offer some high-level results, including: 

 Wellfleet community members are feeling the weight of the housing crisis 
 Wellfleet residents showed a slight preference for staying in Wellfleet as compared to staying in their 

current home as they age in place 
 About 25 percent of Wellfleet single-family homeowners would be willing to create and rent an ADU on 

their property without any restrictions 
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Q&A PERIOD 
Just prior to the Q&A period, participants were invited to reflect on the information in the presentation and share 
what aspects of the preliminary findings confirmed what they already knew or suspects and what aspects 
surprised them, or they may question. Attendees also had the opportunity to suggest additional data the project 
team should utilize in this process and offer creative ideas/solutions for housing strategies. Responses to these 
questions are available in the appendix under Poll Everywhere Activities. 

During the Q&A period, only one audience member asked to speak. Helen-Miranda Wilson unmuted and offered, 
“Hi unfortunately I was one of the people who worked on the ADU bylaw, and unfortunately to address what the 
person said about having number of bedrooms managed by one septic system. The DEP does not allow that. If you 
have two dwelling units on a lot, you either have to have a sequential system or you have to have two separate 
systems in terms of tanks. Thank you. It's too bad but it’s pretty rigid. Thank you.” 

There were no questions asked during this period. The presentation finished with concluding marks from Harry 
Terkanian. 

POLL EVERYWHERE ACTIVITIES, ZOOM Q&A AND CHAT, POWERPOINT 
Below are the full screen shots of the PowerPoint presentation slides and screenshots and transcriptions of 
responses to all polling questions as well as a transcript of the Zoom Q&A feature and Chat. 

Poll Everywhere Activities 
What is your connection to Wellfleet? Check all that apply.  

 

Response Count 
Full-Time Wellfleet Resident 15 

Part-Time Wellfleet Resident 6 

Employed in Wellfleet 2 

Wellfleet Business Owner 2 

Represent a local/regional 
organization or service 
provider 

6 

Other 1 

If you are a Wellfleet resident (part-time or full-time), what is your housing status? 

 

Response Count 
I own my home 16* 
I rent my home 1* 
I am a dependent and do not 
pay for housing 1 

I am currently 
unhoused/experiencing 
housing instability 

0 

Other 0 

I am not a Wellfleet resident 1 
*Following this presentation, an attendee contacted the JM Goldson team to indicate they had accidentally identified themselves as a homeowner instead of a renter. 
These numbers were changed to reflect the true attendance at this forum. Screenshot was not amended. 
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What is your age? 

 

Response Count 
17 years old or 
younger 0 

18-25 years 2 
25-34 0 
35-44 1 
45-54 2 
55-64 4 
65-74 5 
75-84 8 
85+ 0 

Who lives in your home? Check all that apply. 

 

Response Count 
One or more children/ 
dependents 17 or younger 2 

One or more children/ 
dependents aged 18+ 5 

One or more independent 
adults aged 18-64 9 

One or more independent 
adults aged 65+ 

15 

What aspects of the findings confirmed what you already knew/suspected? 
The live polling activity for this question did not work, participants were encouraged to share their responses in 
chat. Chats sent to everyone are available in the record (below). Any chat sent to the Hosts & Panelists is not 
recorded by Zoom for privacy purposes. Responses to this question included: 

 High costs of housing 
 Number of seasonal rentals 
 Aging population 
 Other participants shared the bulk of information presented confirmed their prior understanding of 

housing in Wellfleet 
What aspects of the findings surprised you or do you question? 

The live polling activity for this question did work though participants were encouraged to continue utilizing the 
chat if they preferred. Chats sent to everyone are available in the record (below). Any chat sent solely to the 
Hosts & Panelists is not recorded by Zoom for privacy purposes. Responses from the Poll Everywhere platform 
and Zoom chat included: 

 3/10 households >30% but 6/10 >60% does not make sense; clarify 
 How do we reach younger population? 
 Unfortunate 
 Nothing 
 Projected decreased in young adults is dramatic 
 994 STRs 
 The population breakdown by age was a big different from my prior understanding 
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 No surprises 
 The number of small households <2per 
 We seriously need housing both affordable and market rate 
 High population growth 
 Impact on our schools is an issue 
 Is the rise in our population really due to the Pandemic? 
 Surprised that the rent burden isn’t higher than it was 
 I knew the town was aging but the high numbers of 75+ surprised me 
 There wasn’t anything in the presentation that I hadn’t already suspected, high population growth came 

from folks running from congested areas 
 Time will tell us if the bump in population during the pandemic is permanent 

What other information would you like to see the project team consider? 
The live polling activity for this question did not work, participants were encouraged to share their responses in 
chat. Chats sent to everyone are available in the record (below). Any chat sent to the Hosts & Panelists is not 
recorded by Zoom for privacy purposes. Responses to this question included: 

 More info from seasonal workers and family with young children 
 The needs of employers regarding full time employment 
 Specifics on seasonal worker housing needs and current data on their hsg 
 We have been noticing the=at recent sales are to corporations or companies, I suspect they are 

speculating ... Scare ... a c ompany offered a neighbor cash above sales price 

What creative ideas do you have for solutions that you’d like to see be considered in this planning effort? 
The live polling activity for this question did work though participants were encouraged to continue utilizing the 
chat if they preferred. Chats sent to everyone are available in the record (below). Any chat sent solely to the 
Hosts & Panelists is not recorded by Zoom for privacy purposes. Responses from the Poll Everywhere platform 
and Zoom chat included: 

 Quota on seasonal housing 
 Town buy housing stock at any price and deed restrict to year round residency 
 I suspect we need to go beyond the 10 percent affordable to meet the town’s needs 
 Transfer tax 
 It would be great if some variances were allowed if a homeowner is willing to pay for and build an 

accessory dwelling unit. I have an ADU ready to go but was told that I cannot build it due to the upland’s 
lot size 

 New changes in the state building code for tiny houses 
 The town should buy properties houses and land for sale as is being done in other places nationally 
 Where can we be to collect info from seasonal workforce and young families so we go to them? 
 Businesses buying housing for workers driving up prices? 
 Rigorous up to date archiving of all affordable units reaching back in time to keep those units affordable 
 What strategies are other towns using to combat short-term rental usage? 
 More diverse housing stock through zoning 
 Town should allow shared septic for ADUs as within bedroom size 

Zoom Chat 
00:03:17 Delcy Fox: Affordable housing 

00:03:49 Jenn Goldson, JM Goldson: Thank you for sharing your answers to the question on the screen! Please 
continue to share them in the chat 

00:03:58 Jenn Goldson, JM Goldson: We will get started in just a couple of minutes! 
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00:04:52 Karen Kaminski: respectable, affordale housing for working families on the Outer Cape. 

00:08:57 Karen Kaminski: Jenn..we cant hear you. 

00:15:53 Delcy Fox: survey 

00:16:04 Bonnie Shepard: survey 

00:16:10 Karen Kaminski: survey 

00:17:11 Elana Zabar (she/hers), JM Goldson: https://www.dropbox.com/sh/whn0u13jglj894s/AAB-SDF9fR-
f2GWHS_lUiJ-3a?dl=0 

00:17:30 Manny Smith: survey.  Manny and Liz Smith 

00:26:11 Karen Kaminski: can you explain to folks what a 40B is 

00:27:38 Elana Zabar (she/hers), JM Goldson: https://pollev.com/jenng 

00:29:58 Bonnie Shepard: Planning Board 

00:33:37 Karen Kaminski: cant get in 

00:34:40 Bonnie Shepard: Please put up qr code again, lost the page on my phone 

00:34:43 Deborah DeWan: I am not seeing postings in the chat after dropbox. is there another function to 
active? 

00:35:45 Elana Zabar (she/hers), JM Goldson: The Poll Everywhere website is https://pollev.com/jenng, when 
we return for more polling questions, please feel free to use the chat as well! 

00:40:07 Bonnie Shepard: does nopt work wants my username 

00:40:48 Elana Zabar (she/hers), JM Goldson: Please feel free to enter your name or a nickname if you'd like 
when we return to the polling activities 

01:00:20 Elana Zabar (she/hers), JM Goldson: What aspects of the findings confirm what you already 
knew/suspected? 

01:00:31 Harry Terkanian: The bulk of the results confirm my prior understanding. 

01:01:06 Elana Zabar (she/hers), JM Goldson: What aspects of the findings surprised you or do you question? 

01:01:10 Elana Zabar (she/hers), JM Goldson: https://pollev.com/jenng 

01:02:57 Harry Terkanian: Time will tell us if the bump in population during the pandemic is permanent. 

01:03:26 Elana Zabar (she/hers), JM Goldson: What other information would you like to see this project team 
consider? 

01:04:30 Emily Achtenberg: Specifics on seasonal worker housing needs and current data on their hsg 

01:04:39 Bonnie Shepard: We have been noticing the=at recent sales are to corporations or companies, I suspect 
they are speculating...  Scary.... a c ompany offered a neighbor cash above sales price 

01:06:22 Emily Achtenberg: Businesses buying housing for workers driving up prices? 

01:07:51 Harry Terkanian: We are continuing to work on firming up the number of seasonal employees who 
have stayed at Murices.  Current best guess is that there are about 70 people who work seasonally on the Outer Cape. 

01:10:38 Elana Zabar (she/hers), JM Goldson: If you would like to speak, please locate the "Raise Hand" button 
at the bottom of your screen. 
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01:11:11 alan feigenberg: much thanks.  i have learned a lot from your presentation. 

Zoom Q&A 
Asker Name Question Answer 

Olga Kahn What is LMI? 

LMI = Low- and Moderate- Income 
Households. Households that are making 
below 80% of the Area Median Income 
($96,600/year) 

Olga Kahn 
not municipal housing for employees, but 
a Town Housing Specialist employee 

Thank you for the clarification! 

Olga Kahn 
how do you consider mobile homes in the 
inventory? 

Our data comes from the American 
Community Survey (most recent data set is 
2020). Mobile homes are their own category 
with RV and boat homes! Roughly 4.5% of 
2020 housing stock (~208 units) 

David Garrison 

When does the Town expect to receive 
the updated SHI data from DCHD based 
upon the 2020 census?  What is the size 
of the current shortfall from the 10% 
target?  Do you expect the updated SHI 
to be higher? 

Hi David, the US Census Bureau expected to 
have full 2020 data set available by May 
2023. DHCD has not released a timeline for 
their updated SHI list at this point but will not 
likely release before the completion of this 
plan. 

PowerPoint Presentation 
PowerPoint Presentation slides begin on next page. 

 



Thank you for attending! The program will begin in a few minutes. 

When you think about housing issues in 
Wellfleet, what is at the heart of the matter 

for you?

Share your thoughts in the chat!
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• Elaine McIlroy — Housing Authority & Affordable 
Housing Trust

• Suzanne Grout Thomas — Council on Aging, 
Director

• Rebecca Roughley — Assistant Town 
Administrator

• Sharon Rule-Agger — Local Housing Partnership 
& Affordable Housing Trust

• Harry Terkanian — Affordable Housing Trust



p :  6 1 7 - 2 2 1 - 4 0 3 3 w :  J M G O L D S O N . C O M

• Jenn Goldson, AICP — Founder and Director at JM 
Goldson

• Elana Zabar, M.Ed. — Community Planner I & Engagement 
Specialist

Our specialties:
: Housing plans and housing trusts

: over 60 housing plans and needs assessments 
including 37 HPPs in the past six years

: Comprehensive master plans
: Community preservation plans
: GIS/spatial analysis and data visualization

Honored as principal author of 3 MHP Guidebooks



• Share preliminary findings from the housing needs assessment, focus groups, 
interviews, and community survey

• Hear YOUR perspectives about housing needs, concerns, and opportunities

• Discuss next steps in the HPP process
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1. 2017 Wellfleet Housing Needs Assessment and Action 
Plan

2. What is a Housing Production Plan? Quick Facts

3. Housing Production Plan Key Definitions & Acronyms

4. Poll Everywhere Instructions

5. DHCD Housing Production Plan Guidelines

6. DHCD Housing Production Plan FAQs

All forum materials are linked in chat and accessible through 
the QR code at right. Please let us know if you need additional 

support accessing these materials. 

New to QR codes?

Open your phone’s rear-facing camera 
and hold it up to the above image! Click 

on the button that pops up to be 
directed to the website!



p :  6 1 7 - 2 2 1 - 4 0 3 3 w :  J M G O L D S O N . C O M

Polling & Open Questions - Go to : PollEV.com/jennG. 

Chat (to share your thoughts to the panelists at any time)

Open Q&A (if you have a question you’d like answered)

Facilitated dialogue where you can raise your hand (physically 
or virtually) to speak



Wellfleet Housing Production Plan Update 
Project Timeline

Aug 25: Working group Kickoff

Host 5 Interviews

Sept 28: Meeting #1 – Project 
Kick Off (remote) and review 
draft survey

Launch and promote survey 
and forum

Oct 27: Community driving 
tour & hold 4 focus groups (in-
person)

Nov 14: Meeting #2 – review 
draft chapters (remote) and 
prepare for forum

Nov 23: Survey closes (EOD)

Dec 8: Community Forum

Jan 3: Meeting #3 – review 
forum resuls and outline of 
ideas for goals and strategies 
(remote)

Feb 13: Meeting #4 – review 
draft HPP (remote)

Release HPP for public review 
two weeks prior to joint PB & 
SB meeting

Mar 6: Present draft HPP to 
joint PB & SB (remote)

PB & SB to vote to approve the 
plan

Submit to DHCD for approval

http://www.jmgoldson.com

WE ARE 
HERE

http://www.jmgoldson.com/
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Analysis

: Comprehensive housing needs assessment

: Development constraints analysis

: Implementation capacity summary

Vision, Goals, & Strategies

: Community priorities and recommendations

Action Plan

: Implementation Timeline



1. Gain clarity on local housing needs to help 
guide local resource allocations and land use 
decisions

2. Path to move forward with action items each 
year

3. Unity of community vision & enhanced 
coordination

4. Safe harbor with increment production 
allows more local control over type and 
locations of development

NOTE — An HPP’s recommendations are in no way 
binding
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Pollev.com/jennG

22333

jennG
[your response]

GO TO:
POLLEV.COM/JENNG

QR CODE WEB VOTING TEXT VOTING
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Population: 3,566

Median Age: 54.2 years

Average Household Size: 2 people

Wellfleet Median Household Income: 
$82,990

Race: 95.8 percent white alone

Employment: 49.7 percent in the labor 
force

15%

41%

2%

7%

12%

16%

7%

Source: US Census (T58, T59, PCT18)/ACS (A10008, A10009, A10025)

Married Couple With
Children

Married Couple Without
Children

Single-Parent with
Children

Other Family

Householder under 65
Living Alone

Householder 65+ Living
Alone

Roommates or Other
Non-Family
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Local sources are extremely important, 
especially for such a small community!

We use Census and American Community 
Survey data and contextualize the data using 
other local sources:

: Cape Cod Commission data

: Housing Assistance Corporation on Cape 
Cod

: Focus groups and interviews
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A list 

: Includes all “Affordable” housing units that 
the state counts towards its 10 % goal set 
C.40B

Note: rental developments meeting the 
minimum affordable housing requirement can 
include all units (including the market rate units)
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Wellfleet is currently at 2.58 percent with 40 
units listed

• Provincetown: 9.7 percent with 206 units 
listed

• Eastham: 4.5 percent with 119 units listed

• Truro: 2.29 percent with 25 units listed

Gull Pond Road Apartments —6 SHI Units 

Currently, no towns in Barnstable County have 
reached 10% on the SHI
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To be considered “Affordable” to be listed on the SHI, the housing must be:

: Affordable so that income-eligible 
households don’t spend more than 30% of 
their gross income on housing costs

: Subsidized by a State Agency

: Restricted to households earning 80% AMI 
or less with a long-term restriction of at 
least 30 years

: Fairly and affirmatively marketed with a 
DHCD-approved marketing plan
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14% of Wellfleet households (~215 
households) are moderately cost 

burdened

18% of Wellfleet households (~280 households) 
are severely cost burdened
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0%

5%

10%

15%

20%

25%

30%

35%

40%

45%

50%

1990 2000 2010 2020

Sources: US Census (T1, T72, T55, T68), ACS (A00001, A10001)

Population Growth Housing Unit Growth

30%

-1%

Between 2010 & 2020

However, much of this population growth may 
be a result of part-time residents converting 
to year-round residents, a trend seen in the 
Pandemic.
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Between 2010 & 2020

8%
14% 13% 13%

11%

12%
6% 7%

48%
39%

35% 35%

33% 34%

46% 45%

0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

100%

2010 Population 2020 Population 2030 Projection 2040 Projection

Source: ACS (S0101) & UMass Donohue Institute

0-19 20-34 35-64 65+

-11%

-13%
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1.75%

8.77%

35.09%

35.09%

5.26%

10.53%

3.51%

1-300k

301k-600k

601k-900k

901k-1200k

1201k-1500k

1501k-1800k

1801k - 2100k

2101k +

Cape Cod Housing Market Analysis, Cape Cod Commission (EPR 2017)

2022 Median Single-Family 

Home Sales Price

John Grieb Analysis (2022)
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89%

Source: ACS (B25024)

1 Unit Detached

1 Unit Attached

2 Units

3-4 Units

5-9 Units

10-19 Units

20-49 Units

50+ units

Mobile Home, RV, Boat, Etc



p :  6 1 7 - 2 2 1 - 4 0 3 3 w :  J M G O L D S O N . C O M

1 person
29%

2 people
44%

3 people
10%

4+ people
17%

Sources: ACS (B25041)

Studio/1 
bedroom

11%

2 
bedrooms

30%

3 
bedrooms

40%

4+ 
bedrooms

19%

Source: ACS (B25041)
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66%

Source: ACS

Year-Round Homes

Seasonal Homes
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• More than half of Wellfleet is 
protected open space 

• There is very limited 
wastewater treatment 
infrastructure
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1. Wellfleet’s housing growth is not keeping pace with the year-round 
population growth

2. Wellfleet’s population is growing older

3. Housing costs are well-beyond the reach of year-round households

4. There is little diversity of housing choice making it harder to live and thrive 
in all life stages

5. There is a need for smaller housing units

6. Short-term rentals and seasonal homes strain year-round housing stock

7. Development sites are limited

8. Planned infrastructure upgrades promote opportunities for development
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Community support for recent housing initiatives

• Maurice’s Campground

• Zoning Changes to support smaller units

Seasonal Homes & the Local Economy

• Shellfishing industry

• Support for incentivizing year-round tenancy

Wellfleet’s desire for a municipal housing employee

Overcoming Wellfleet’s septic limitations
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