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State of the Harbor

The 22nd annual State of Wellfleet Harbor Conference is happening,
in person, on November 2nd, 9:00a.m. to 12:00p.m. at WHAT, 2257
State Highway Route 6. Co-sponsored by Friends of Herring River,
Mass Audubon, the Town of Wellfleet, Wellfleet Conservation Trust,
and the Center for Coastal Studies, it is the best way to find out about
the “research and monitoring projects” taking place and to get your
guestions answered. According to the flyer, the topics will include:
“eelgrass restoration, avian influence and climate effects on saltmarsh
habitat.” Pre-registration is requested but not necessary, see
https://herringriver.org/events/state-of-wellfleet-harbor-conference-
22nd-annuall.

Wastewater

Slowly, and sometimes surely, the town is finally moving toward
having a wastewater plan in place. The town’s proposed plan is being
reviewed by the state’s Department of Environmental Protection. With
arguments over what is the purview of the town’s health board (makes
regulations) and the Selectboard (planning and financing) for months
now, things are finally being sorted out.
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The Health Board promulgated
regulations that “trigger” the need
for an upgrade last January. Some
of those regulations put
homeowners trying to buy or
improve their properties in a serious
financial squeeze. There has been
much concern raised over this in
multiple meetings. Changes in the
regulations may come soon. Several health board members resigned
as did the health agent, and there are now three new members now
but still no health agent. The next Health Board meeting is
Wednesday, October 8th. Check the town website calendar for the
zoom link and the town media link for the video after the meeting.

The central issues on the wastewater project are: 1) what kind of
septic upgrades will be required for the parts of the town that will not
be sewered; 2) what will be the boundaries for the sewers; and 3) how
will the costs for installation, upkeep, and monitoring be shared
equitably?

At a joint meeting of the Selectboard and health board in early
September, there was a presentation by Russ Kleekamp of the
Environmental Design and Research firm the town had hired. For the
first time, the public and the boards were given some updated
numbers on how much different systems (two types of upgraded
septic systems that deal with nitrogen) might cost each home. The
numbers for the septic systems ranged from $51,500 (maintenance
$3,600 for the first year) and for the fancier one $82,500
(maintenance $3,200 for the first year). Kleekamp did not provide
comparative numbers for the sewers because we don’t have them
yet. As the Provincetown Independent reported on September 11th,
the consultant concluded: “my first recommendation for the town is to
get the number for the full sewer system and use that to come up with
this comparative analysis.”

The town is still examining how extensive the sewer system will be
and how its efficiency, hook up, and maintenance costs measure up
against the septic upgrades. There is some movement to make it
possible to put it a Title V septic system that allows for upgrading
later. There is also a proposal coming up at town meeting to make
sure the town sets up a utility system that allows the entire tax base to
pay for these changes, whether septic or sewer, rather than laying
many of the costs on individual homeowners. However, since the
Selectboard did not endorse this proposal because of some of its
vagueness, its future is in doubt. It will likely be withdrawn at town
meeting. Financing the whole thing is key and the Selectboard is very
aware of this.



There will be much more discussion about this in the coming months.
Keep looking at the town website for dates of the hybrid meetings of
the health and selectboards or read details in the Provincetown
Independent as this develops. We will also try and keep you informed
about meetings and information.

Residential Tax Exemption or RTE

Those of us who live in Boston or Cambridge know that there is a
residential tax exemption (RTE) that decreases the property taxes for
full time residents, also referred to in the law as domiciled
homeowners. It is a revenue neutral arrangement that gives tax
breaks to full time residents based on lowering their assessed value
by X amount of dollars (based on a set percentage of the average
residential property assessment) but raises the taxes for non-resident
taxpayers to make up the lost revenue.

Last year, Wellfleet raised the RTE to 32.5% of median assessed
value for domiciled homeowners. Under the state’s seasonal
community’s designation, the percentage can go as high as

50%. This year, Eastham introduced a RTE for the first time and set it
at 3%. Truro and Provincetown did not change theirs, and it is set at
35%.

WSRA has been keeping abreast of these discussions and examining
the use of the RTE, and its costs to all of us. The tax rate and RTE
will be set at the October 28th selectboard meeting. Given the large
tax increases we suspect the cost of the wastewater improvements
will necessitate, we are keeping an eye on what the rate will be. The
town is aware that 60-70% of the properties are owned by seasonal
residents upon whom an additional tax burden would fall. When it was
a smaller percentage, it was mostly just the cost of a couple of lobster
dinners or several dozen oysters. However, as the percentage goes
up, then the costs will be for many of us, “real money” as the phrase
goes.

Town Meeting October 22nd 6pm, Wellfleet Elementary School

The fall meeting is held in the Wellfleet Elementary School at 6 pm,
with no Zoom possible. If you want to go, remember seasonal
residents are welcome but must sit separately, cannot have voting
cards, and can speak only with permission from town moderator
Danny Silverman. This year’s fall meeting looks to be much smaller
than the spring meeting, and previous fall meetings. There is no big
override to vote upon. The warrant is available

at https://www.wellfleet-



https://www.wellfleet-ma.gov/sites/g/files/vyhlif16026/f/news/october_22_2025_town_meeting_warrant_-_09-24-2025_1-45_pm_kp_.pdf

ma.gov/sites/g/files/vyhlif16026/f/news/oct
ober_22 2025 town_meeting_warrant_-
_09-24-2025_1-45_pm_Kkp_.pdf,

The key issues are agreeing to allow the
town to transfer $25,000 from available
funds for Pondwater Quality Monitoring,
setting up a wage and classification
program for town employees covered by a
collective bargaining agreement, an
easement for the Lieutenant Island Road
work between Route 6 and Catboat Road,
and some property donation and a
separate acquisition and land exchange for
the Herring River Restoration Project Land Exchange. Related to the
RTE (residential tax exemption), there is item that will allow full time
renters who are domiciled in Wellfleet to get the exemption too. The
item mentions the RTE going up to 35% or what the General Court will
allow, but it does not set the RTE at this percentage. As noted above,
that is set at the October 28th Selectboard meeting. The petition on a
utility, as described in the wastewater section above, will most
probably be withdrawn. And finally, there is a request for an act to
prohibit the application of fertilizer, except for commercial agriculture
or residential use of organic fertilizer. This is part of the effort to
reduce the amount of nitrogen and phosphorous that gets into our
waters.

“Gimme Shelter” - some Reasons to be Hopeful

—

Thirty years ago, Wellfleet's elementary school had an
enrollment of 200 students. Today only 82 children attend: a 59
percent decline.

This statistic illustrates why so many Wellfleetians say the town
Is “being hollowed out.” During that same period the retirement of
the Baby Boom generation has conspired with skyrocketing
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housing prices to cause the Cape’s prime working-age
population of 25- to 54-year-olds to plummet. The problem is
especially pronounced in Wellfleet and the rest of the Outer
Cape.

Insufficient numbers of housing units and their high cost explain
why you may be frustrated finding tradespeople to repair your
home or been disappointed when your favorite restaurant is
short-staffed. This is also the backstory behind the decline in
Wellfleet’'s elementary school enroliment: Young adults entering
the workforce and settling down to form families cannot afford to
live here.

Affordable housing is one of Wellfleet's most persistent problems
for year-round residents. The essential workforce we, as
seasonal residents, depend upon — store clerks, librarians, and
fire department EMTs, among others — earn too little to find a
home within reasonable commuting distance. Housing prices are
simply too high.

There are, however, some promising signs that the town is on
the path of easing its housing crisis.

The Residences at Lawrence Hill, the 46-unit development
under construction across from the elementary school is
scheduled to open in March. When it is completed, the number of
affordable homes in Wellfleet will be doubled.

Still these are too few units to meet the need. Its completion,
however, provides tangible evidence of the effort to address the
town’s housing crisis.

Maurice’s Campground. Several years ago, the town
purchased the 21.5 acres campground across Route 6 from the
Wellfleet Cinemas with the goal of developing a neighborhood
with a variety of affordable and workforce housing options.

The Selectboard has accepted the master plan for redeveloping
the site. The town is likely to select a developer for Maurice’s
sometime next year. It is hoped that construction can start in
approximately three years.

2254 0Old Kings Highway. Since 2013, Habitat for Humanity has
sought to build 4 single family homes on land Wellfleet
purchased in 2008 near the intersection of Old Kings Highway
and Old Long Pond Road. You might ask, “What's taken so
long?” Sadly, the short answer is a familiar story. Abutter lawsuits
delayed construction until last year when homes for four low-
income families broke ground.



While most affordable housing is rental, Habitat's model enables
low-income families to qualify for a mortgage and become
homeowners. While Habitat brings donations and volunteers to
lower construction costs, the new owners also earn “sweat
equity” in the form of 250 to 500 hours of their own labor on the
construction site. The homes will be ready for occupancy in a few
months.

Seasonal Residents are Contributing Money to
Ease Wellfleet’s Housing Crunch

Building housing affordable to young workers and their families is
complicated by three factors:

Land: Developable land is scarce and costly. After all, the
National Seashore occupies approximately 60% of Wellfleet’s
land area and most of the balance is already subdivided into lots
for market-rate housing. The Lawrence Hill project (see
accompanying article) was made possible because it sits on
undeveloped town-owned land under the water tower.

By purchasing Maurice’s Campground when it came on the
market several years ago, the town scarfed up one of the few
significant developable properties left in town.

Restrictive Zoning: Most of the non-conservation land in
Wellfleet is already zoned and used for market rate housing. The
town has responded by permitting cluster housing for the
Residences at Lawrence Hill. It is anticipated that it will rezone
the campground as well to make it possible to construct more
affordable housing.

Money: Constructing housing is expensive. While both the state
and federal governments provide subsidies to developers of
affordable housing, in high-cost areas like ours, these public
sources are woefully insufficient. It is up to municipalities and
generous residents to close the financing gap.

Members of the Wellfleet Seasonal Residents Association are helping
close this financing gap. And we can and should do more to alleviate
the housing crisis. After all, we have inadvertently contributed to the
high cost of the town’s real estate market.

To assemble a pool of capital that can be used to close the financing
gap on affordable housing developments, Wellfleet residents voted in
2019 to form a municipal Affordable Housing Trust. Its role is to
aggregate funds from a variety of sources to fill the financing gaps
that prevent the construction of homes for the local workforce. For
example, the Trust provided $850,000 to the developers of the



Residences at Lawrence Hill to complete $30 million financing that
enabled the project to move forward.

One important source of funds is donations seasonal residents make.
Last year 61% of donors to the Trust were seasonal residents. Those
donors accounted for 48% of the private contributions to the Trust. So
far this year seasonal residents make up 74% of the Trust’s donors,
accounting for 37% of the funds flowing into the Trust.

The statistics for 2025, however, are about to change dramatically
because of one of our member’s generosity.

Last year Susan Spear, a physician and Wellfleet summer resident,
passed away after a decade-long battle with metastatic breast cancer.
Around Wellfleet, Susan was a volunteer on multiple nonprofit boards.
But she devoted most of her energy to mitigating the housing crisis for
year-round residents as a member of the Wellfleet's Housing
Partnership.

At a Preservation Hall event this summer to celebrate Susan’s
contributions to the town, her husband, Ron Janis, fulfilled one of her
dying wishes with a $100,000 contribution to the Affordable Housing
Trust. Half of the family’s generous contribution went directly into the
Trust’s account. The $50,000 balance is being offered as a dollar-for-
dollar match to leverage additional donations.

If you would like to pitch-in, send a check payable to the “Wellfleet
Affordable Housing Trust” and mail it to:

Wellfleet Affordable Housing Trust
Wellfleet Town Hall
300 Main Street
Wellfleet, MA 02667

Susan Spear

Wellfleet Food Pantry Updates

Marcia Sexton, Wellfleet Food Pantry



It has been a wonderful summer and we’re sorry to see some of you
packing up to head back home. As you do, please consider donating
any type of food and supplies to the Wellfleet Food Pantry. Any kind of
dry goods, frozen food, cleaning supplies, and paper products are
welcomed. There are drop off bins at the food pantry at 2282 Rt. 6 at
the temporary trailer in the parking lot of Our Lady of Lourdes Church,
Cape Cod Five, Seamen’s Bank, Wellfleet Library, Wellfleet
Marketplace, Adult Community Center, and the transfer station.
Please call the food pantry at 508-349-3036 if you have questions or
would like donations picked up. Thank you for helping those in need in
our community.

As authorized by a unanimous vote at Town Meeting last fall, the town
issued a competitive Request for Proposals (RFP) for the lease of
land near the ACC last spring. Our proposal has been accepted, and
we and the town are close to signing a 99-year lease for the pantry on
the land.

Anticipating the signing of the lease, and with the town’s approval, we
have begun the process of designing our new home. The first steps
are to complete a site survey documenting existing conditions,
followed by a site planning process during which we will also begin to
design our new building. The work will be put out for bid next

year. We hope to begin construction next summer, and to move in by
the end of next year.

Thanks to all of you who have supported us and continue to do so as
we create our new home.

Stay Connected and Informed

Summer may be over, but you can take Wellfleet with you and enjoy it
year-round!

Since 2019 the Outer Cape has enjoyed its own homegrown, locally
owned, and award-winning weekly newspaper: The Provincetown
Independent.



The Indie, as it is affectionately known, is a newspaper with a
purpose. It is incorporated as a public benefit corporation. Unlike a
typical for-profit business, PBC'’s are legally obligated to generate
community benefits. Each year the Indie files a report to the state on
its social impact. In short, it must temper its pursuit of profits to
generate community benefits.

The Gannett Company (formerly GateHouse Media), owned by the
private-equity giant Fortress Investment Group, has gobbled up most
of Cape Cod’s newspapers, leaving them with little or no staff and no
serious local reporting.

The Indie’s mission is to rebuild local journalism. Or, as Ed Miller, the
paper’s editor puts it: “to nurture in a new generation of reporters the
skills of fact-finding, asking tough questions, verifying truth, and
exposing deception.”

Unlike its competitors, The Indie has a fully staffed newsroom with
reporters filling each issue with in-depth stories. And its approach is
working. The Indie’s paid circulation is growing at the expense of its
weekly competitors — The Cape Codder and The Provincetown
Banner. In fact, The Independent readership is five times larger

than The Cape Codder’s and ten times larger than The Banner’s.

It also has a nonprofit affiliate, the Local Journalism Project that
supports the next generation of reporters.

Help to rebuild the free press and at the same time, do yourself a
favor: stay connected to Wellfleet throughout the year by subscribing
to The Indie. For $99 you receive both the print and digital version
of The Indie.

When you return to the Cape next summer, log-in to your account at
the paper’s website and substitute your Wellfleet address for your
home address. The next issue will show up in your Wellfleet mailbox
each Thursday.

THANK YOU!

If you have already renewed your membership in WSRA,
THANK YOU! Note that members can have the
' O newsletter sent to 2 email addresses!

If possible, when you pay use the WSRA website:
(https:/iwellfleetsra.org/) Thank you!
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