
Truro Housing Authority Minutes: April 10, 2024 at 5:00 pm -- In-Person Meeting at Truro
Town Hall in the Historic Meeting Room.

Committee Members attending: Kevin Grunwald, Chair; Betty Gallo, Vice Chair; Mara
Glatzel, member. Members Paul Wisotzky and Melissa Wheeler were absent.

I. Roll Call

II. Vote to Approve the Minutes of the Meeting of March 14, 2024 meeting. Mara misspelled
Kevin’s name on the third page at the top. Betty made a motion to approve minutes as
amended. Kevin seconded the motion. Minutes from March 14, 2024 were passed unanimously
by a roll call vote.

III. Public Comment. None.

IV. Outreach and Update on the Speaker Series Around Housing.

THA is continuing to work on spreading the word about the upcoming speaker series.
Discussion included additional locations for outreach, including the post office, community
center, food bank, and Truro Community Kitchen.

Library to share the event from their own social media channels.

Mara to send the graph to TCS for their weekly update, and reach out to Katie Riconda about
sharing the forum in whatever way is possible through Town social media channels.

V. Update on the Rental Assistance Program. (Quarterly report attached to agenda.) Betty
presented.

During the last quarter, the rental assistance program grew from 8 participants to 12
participants. All participants are involved in social services that Homeless Prevention provides.
THA is very pleased at this growth.

THA discussed additional venues for getting the word out about the program through asking
people (members included) to share on their personal social media pages. Mara will post the
newest flyer to her Facebook page this week.

VI. Discussion of Advocacy and Possible Vote on Town Meetings Articles (Special and
Annual Town Meeting) Including Articles Related to: Walsh Property Committee
Recommendations; Housing Trust Fund (CPC Funds); Local Comprehensive Plan;
Duplex Article; and Affordable housing on Undersized Lots, and Purchase of the Truro
Motor Inn.



The Housing Authority voted to support all these articles at the previous meeting except for the
article to Purchase of the Truro Motor Inn for Affordable Housing.

THA members to speak at town meeting in support of the following articles are:

- Walsh property (Betty)
- CPC funding request (Betty)
- LCPC (Mara)
- Duplex (Mara)
- Affordable Housing on Undersized Lots (Mara)

Kevin made a motion for THA to support the warrant article on the purchase of the Truro Motor
Inn. Mara seconded the motion. Motion passed unanimously by a roll call vote.

Kevin to speak on the Truro Motor Inn article at Annual Town Meeting.

VII. Vote to Adjourn. Betty made a motion to adjourn. Mara seconded the motion. Motion to
adjourn passed with a unanimous vote.

Meeting was adjourned at 6:23.

Next Meeting: Thursday, May 9 at 5 pm at the Truro Public Library.

Respectfully submitted,

Mara Glatzel, Secretary



Minutes of Special Truro Housing Authority Meeting on May 21, 2024 
 
Kevin Grunwald called the meeting to order. 
 
Present: 
Kevin Grunwald, Chair 
Melissa Wheeler 
Betty Gallo 
 
There was no public comment. 
 
After a discussion about the Select Board’s proposal for a new Municipal Housing Trust, 
Kevin Grunwald made a motion to strongly oppose the proposal contained in the May 14, 
2024 packet for the Select Board regarding the formation of a Municipal Housing Trust. 
Betty Gallo seconded that proposal. 
 
The motion passed on a unanimous vote. 
 
 There was agreement that Betty Gallo would appear at the next meeting of the Select 
Board to inform the Select Board of this motion and request that the Truro Housing 
Authority be able to conduct additional research on Municipal Housing Trusts and provide 
opportunities for public impute on the issue. 
 
Betty Gallo moved to adjourn. Melissa Wheeler seconded that motion. The motion passed 
on a unanimous vote. 
 
 
 



MUNICIPAL TRUSTS IN TOWNS ON THE OUTER AND LOWER CAPE 
 
Every Town, except Truro and Provincetown, on the Outer and Lower Cape, have a 
Housing Trust most have been created to implement the State Municipal Housing 
Trust Statute (Part 1, Article 44, section 55C). Provincetown has a Community 
Housing Council which oversee their Trust Fund. The MGL Municipal Housing 
Trust statute is pasted at the end of this document. 
 
All of the Trusts and the Council are appointed by their Select Board. 
 
All the Trusts have one Select Board Member that serves on the Board of the Trust 
or Board of their Housing Council. (Required by the MA. Law) 
 
Trusts’ powers are spelled out in their by-laws or creation documents. The MA law 
includes a list of possible powers a town can grant to Trust Boards. Some but not 
all include all the powers listed in the Municipal statue. (See: Section on the 
Powers of the Lower and Outer Cape Towns’ Municipal Trust Funds) 
 
Two Trusts have the Town Managers serving on their Trust Boards, of one of 
which serves in an ex-officio capacity. (There has been some confusion around the 
requirement that Town Managers must serve on Trust Boards. There is a 
requirement for Trust Boards of certain Cities and Towns to appoint Town 
Managers as Chair of the Trust Board. But the statute also states. “Nothing in this 
subsection shall prevent a board of selectmen from appointing a town 
manager or town administrator as a member or chair of the board with or 
without the power to vote”. The other Cape towns have interpreted that to mean 
their Select Board does not have to appoint the Town Manager to the Trust Board 
but may appoint the Town Manager as a member or Chair of the Trust Board with 
or without the power to vote. 
 
All Board Members can serve no more than 2 years. (Included in the MA Law) 
 
Membership of Lower and Outer Cape Towns’ Municipal Trusts 
 
PROVINCETOWN 
 
Provincetown has a Community Housing Council. It oversees the Provincetown 
Housing office, performs all the tasks of the Provincetown Local Housing 
Partnership and administers the Affordable Housing Trust Fund. Their Trust is 
governed by Chapter 2 of the Acts of 2020 instead of the Municipal Trust Statute. 



 
Their membership includes 7 members, one is a member of the Select Board. One 
is a representative of the Housing Authority, and the rest are appointed by the 
Select Board. 
 
WELLFLEET 
 
Wellfleet’s Municipal Housing Trust Fund has 5-7 members including one Select 
Board member. They have comprehensive operating procedures that they hired a 
consultant to help them draft. The Select Board appoints the Trust Board and their 
article states “To the extent possible, the Select Board shall appoint as Trustees 
individuals with a background or interest in affordable housing and specifically 
those with financial, legal or development expertise or expertise on housing 
preservation.” 
 
EASTHAM 
 
Eastham Municipal Housing Trust Board has 5 members, one who is a member of 
their Select Board. They have by-laws that include a detailed list of principles. 
They also have a list of eligible activities and under each activity is the note “CPA 
funds must be used only for those purposes specified in CPA allowable activities.” 
 
ORLEAN 
 
Orleans allows for a Municipal Housing Trust Board of 5-9 members with one of 
the members is a member of the Select Board. They presently have a 9-member 
Board. They have a comprehensive charge which includes Their Purpose, Board of 
Trustees, Powers of the Board of Trustees. 
 
BREWSTER 
 
Brewster has a 7 member Board of Trustees appointed by the Select Board. One 
member is a member of the Select Board, one is a member of the Brewster 
Housing Partnership, one member of the Community Presentation Committee, one 
is a member of the Planning Board, two residents at-large and the Town 
Administrator, or a staff member or resident selected by the Town Administrator as 
the Administrator’s designee. They have an extensive by-law that includes 
Purpose, Board of Trustees, Meeting of the Trustees, Powers of the Board, Acts of 
the Trustees, Status of the Trustees, Custodian of the Funds, Funds Paid to the 
Trustees, Taxes, etc. 



 
HARWICH 
 
Harwich has a five-member Board, one member is the Town Administrator who is 
serving in an ex-officio capacity (The by-law says the Town Administrator or his 
designee shall serve as a Trustee without the ex-officio designation yet the list of 
the members indicates he is serving in an ex-officio capacity), one member of the 
Select Board and three Trustees appointed by the Select Board. They have a by-law 
detailing the Appointments, Purpose, Duty and Responsibilities  
 
 
POWERS OF LOWER AND OUTER CAPE TRUST FUNDS 
 
The state statue which establishes the rules for the Municipal Housing Trusts 
(MGL Part 1, Title VII, Chapter 44, Section 55C) lays out a lists of powers that can 
be provided to the Trusts. The Statute lays out 16 such powers. The first power 
listed in the statute is: The power to accept and receive real property, personal 
property or money by gift, grant, contribution , devise or transfer from any person, 
firm, corporation or other property tendered to the trust in connection with any 
ordinance or by-law or any general law or any other source including moneys from 
Chapter 44B (Community Preservation Funds-the statue notes that funds from 
CPC shall be used exclusively for community housing and shall remain subject to 
all the rules, regulations and limitations of that chapter.) The some of the other 
powers include (2) the ability to purchase and retain real or personal property 
including investments that yield a high rate of income or no income; (3)to sell, 
lease, exchange transfer or convey any personal, mixed or real property at public 
auction……… The whole statute related to Municipal Housing Trusts is attached. 
 
Some Lower and Outer Cape Towns lists all the powers provided by Section 55C 
and assign them to their Community Housing Trusts including Wellfleet, Eastham 
and Brewster. Orleans lists all the powers outlined in the statute but some of those 
powers require the approval of the Select Board.  
 
Harwich appears to restrict the purpose of their Trust to the preservation and 
creation of affordable housing in the Town of Harwich for the benefit of low and 
moderate income households as defined by DHCD and to acquire by gift, purchase  
or other, real estate and personal property, both tangible and intangible, of every 
sort and description and to use and/or dispose of such property both real and 
personal, in such matter as the Trustees deems appropriate.  
 



Provincetown Community Housing Council oversees their Housing Trust. Their 
website says the Affordable Housing Trust Fund (AHTF) can be used to support 
and create year-round, affordable housing and programs (rental and ownership) up 
to 80% AMI. Revenue into this fund is supported by Inclusionary Zoning In-Leiu 
Fees, community donations, and local tax box options. The AHTF is also eligible 
recipient of the Housing Fund, supported by Room Occupancy Tax, distributed at 
the discretion of the Select Board. CPA funds have been transferred in to AHTF in 
previous years. 
 

Se ction 55C: Munic ipal Affordab le  Housing  Trust Fund 
[Subsection (a ) effective for a ll funds held  in trust under Cha pter 44B on or a fter November 7, 2016. 
See 2016, 218, Sec. 246.]  

Se ction 55C. (a) Notwithstand ing  se ction 53 or any othe r ge ne ral or spe cial law to the  contrary, a  
c ity or town that acce pts  this  se ction m ay e stab lish a  trust to be  known as  the  Municipal 
Affordab le  Housing  Trust Fund , in this  se ction calle d  the  trust. The  purpose  of the  trust is  to 
p rovide  for the  cre ation and  pre se rvation of affordab le  housing  in m unicipalitie s  for the  be ne fit 
of low and  m ode rate  incom e  house holds and  for the  fund ing  of com m unity housing , as  de fine d  
in and  in accordance  with the  p rovis ions of chapte r 44B. Acce ptance  shall be  by m ajority vote  of 
the  m unicipal le g is la tive  body unde r se ction 4 of chap te r 4.  

(b ) The re  shall be  a  board  of truste e s, in this  se ction calle d  the  board , which shall include  no le ss  
than 5 truste e s , includ ing the  chie f e xe cutive  office r, as  de fine d  by se ction 7 of chap te r 4, of the  
c ity or town, but whe re  the  chie f e xe cutive  office r is  a  m ulti-m e m be r body, that body shall 
de signate  a  m inim um  of 1 of its  m e m be rs  to se rve  on the  board . Truste e s  shall be  appointe d  in a  
c ity by the  m ayor or by the  c ity m anage r in a  Plan D or Plan E m unicipality, sub je ct in e ithe r case , 
to confirm ation by the  c ity council, and  in a  town by the  board  of se le ctm e n, shall se rve  for a  
te rm  not to e xce e d  2 ye ars , and  are  de signate d  as pub lic  age nts  for purpose s  of the  constitution 
of the  com m onwe alth. Nothing  in this  subse ction shall p re ve nt a  board  of se le ctm e n from  
appointing  the  town m anage r or town adm inistrator as  a  m e m be r or chair of the  board , with or 
without the  powe r to vote .  

(c) The  powe rs  of the  board , all of which shall be  carrie d  on in furthe rance  of the  purpose s  se t 
forth in this  act, shall include  the  following  powe rs , but a  c ity or town m ay, by ord inance  or by-
law, om it or m od ify any of the se  powe rs  and  m ay grant to the  board  add itional powe rs  
consiste nt with this  se ction:—  

[Cla use (1) of subsection (c) effective for a ll funds held  in trust under Cha pter 44B on or a fter 
November 7, 2016. See 2016, 218, Sec. 246.]  

(1) to acce pt and  re ce ive  re al p rope rty, pe rsonal p rope rty or m one y, by g ift, g rant, contribution, 
de vise  or transfe r from  any pe rson, firm , corporation or othe r pub lic  or p rivate  e ntity, includ ing  
but not lim ite d  to m one y, g rants  of funds or othe r p rope rty te nde re d  to the  trust in conne ction 
with any ord inance  or by-law or any ge ne ral or spe cial law or any othe r source , includ ing  m one y 
from  chapte r 44B; p rovide d , howe ve r, that any such m one y re ce ive d  from  chap te r 44B shall be  
use d  e xclusive ly for com m unity housing  and  shall re m ain sub je ct to a ll the  rule s , re gulations 
and  lim itations of that chap te r whe n e xpe nde d  by the  trust, and  such funds shall be  accounte d  
for se parate ly by the  trust; and  provide d  furthe r, that at the  e nd  of e ach fiscal ye ar, the  trust shall 
e nsure  that a ll e xpe nd iture s  of funds re ce ive d  from  said  chap te r 44B are  re porte d  to the  



com m unity p re se rvation com m itte e  of the  c ity or town for inclusion in the  com m unity 
p re se rvation initiative s  re port, form  CP–3, to the  de partm e nt of re ve nue ;  

(2) to purchase  and  re ta in re al or pe rsonal p rope rty, includ ing  without re stric tion inve stm e nts  
that yie ld  a  high rate  of incom e  or no incom e ;  

(3) to se ll, le ase , e xchange , transfe r or conve y any pe rsonal, m ixe d , or re al prope rty at pub lic  
auction or by private  contract for such conside ration and  on such te rm s as  to cre d it or othe rwise , 
and  to m ake  such contracts  and  e nte r into such unde rtaking  re lative  to trust p rope rty as  the  
board  de e m s advisab le  notwithstand ing  the  le ngth of any such le ase  or contract;  

[Cla use (4) of subsection (c) effective for a ll funds held  in trust under Cha pter 44B on or a fter 
November 7, 2016. See 2016, 218, Sec. 246.]  

(4) to e xe cute , acknowle dge  and  de live r de e ds, ass ignm e nts , transfe rs , p le dge s, le ase s , 
cove nants , contracts , p rom issory note s, re le ase s , g rant agre e m e nts  and  othe r instrum e nts  
se ale d  or unse ale d , ne ce ssary, p rope r or incide nt to any transaction in which the  board  e ngage s 
for the  accom plishm e nt of the  purpose s  of the  trust;  

(5) to e m ploy advisors  and  age nts , such as  accountants, appraise rs  and  lawye rs  as  the  board  
de e m s ne ce ssary;  

(6) to pay re asonable  com pe nsation and  e xpe nse s  to a ll advisors  and  age nts  and  to apportion 
such com pe nsation be twe e n incom e  and  principal as  the  board  de e m s advisab le ;  

(7) to apportion re ce ipts  and  charge s be twe e n incom e s and  principal as  the  board  de e m s 
advisab le , to am ortize  p re m ium s and  e stab lish s inking  funds for such purpose , and  to cre ate  
re se rve s for de pre ciation de p le tion or othe rwise ;  

(8) to partic ipate  in any re organization, re cap ita lization, m e rge r or s im ilar transactions; and  to 
g ive  p roxie s  or powe rs  of a ttorne y with or without powe r of substitution to vote  any se curitie s  or 
ce rtificate s  of inte re st; and  to conse nt to any contract, le ase , m ortgage , purchase  or sa le  of 
p rope rty, by or be twe e n any corporation and  any othe r corporation or pe rson;  

(9) to de posit any se curity with any prote ctive  re organization com m itte e , and  to de le gate  to 
such com m itte e  such powe rs  and  authority with re lation the re to as  the  board  m ay de e m  prope r 
and  to pay, out of trust p rope rty, such portion of e xpe nse s  and  com pe nsation of such 
com m itte e  as  the  board  m ay de e m  ne ce ssary and  appropriate ;  

(10) to carry p rope rty for accounting  purpose s  othe r than acquis ition date  value s;  

(11) to borrow m one y on such te rm s and  cond itions and  from  such source s  as  the  board  de e m s 
advisab le , to m ortgage  and  p le dge  trust asse ts  as colla te ral;  

(12) to m ake  d istributions or d ivis ions of p rincipal in kind ;  

(13) to com prise , attribute , de fe nd , e nforce , re le ase , se ttle  or othe rwise  ad just c la im s in favor or 
against the  trust, includ ing  cla im s for taxe s, and  to acce p t any prope rty, e ithe r in tota l or partia l 
satisfaction of any inde bte dne ss  or othe r ob ligation, and  subje ct to the  p rovis ions of this  act, to 
continue  to hold  the  sam e  for such pe riod  of tim e  as  the  board  m ay de e m  appropriate ;  

(14) to m anage  or im prove  re al p rope rty; and  to abandon any prope rty which the  board  
de te rm ine d  not to be  worth re ta ining ;  

(15) to hold  a ll or part of the  trust p rope rty uninve ste d  for such purpose s  and  for such tim e  as  the  
board  m ay de e m  appropria te ; and   

(16) to e xte nd  the  tim e  for paym e nt of any ob ligation to the  trust.  



(d ) Notwithstand ing  any ge ne ral or spe cial law to the  contrary, all m one ys paid  to the  trust in 
accordance  with any zoning  ord inance  or by-law, e xaction fe e , or p rivate  contributions shall be  
paid  d ire ctly into the  trust and  ne e d  not be  appropria te d  or acce pte d  and  approve d  into the  
trust. Ge ne ral re ve nue s appropria te d  into the  trust be com e  trust p rope rty and  to be  e xpe nde d  
the se  funds ne e d  not be  furthe r appropria te d . All m one ys re m aining  in the  trust at the  e nd  of 
any fiscal ye ar, whe the r or not e xpe nde d  by the  board  within 1 ye ar of the  date  the y we re  
appropriate d  into the  trust, re m ain trust p rope rty.  

(e ) The  trust is  a  pub lic  e m ploye r and  the  m e m be rs  of the  board  are  pub lic e m ploye e s for 
purpose s  of chapte r 258.  

(f) The  trust shall be  de e m e d  a  m unicipal age ncy and  the  truste e s  spe cial m unicipal e m ploye e s, 
for purpose s  of chapte r 268A.  

(g ) The  trust is  e xe m pt from  chap te rs  59 and  62, and  from  any othe r p rovis ions conce rning  
paym e nt of taxe s base d  upon or m e asure d  by prope rty or incom e  im pose d  by the  
com m onwe alth or any political subd ivis ion the re of.  

(h) The  books and  re cords of the  trust shall be  aud ite d  annually by an inde pe nde nt aud itor in 
accordance  with acce p te d  accounting  practice s .  

(i) The  trust is  a  gove rnm e ntal body for purpose s  of se ctions 23A, 23B and  23C of chap te r 39.  

(j) The  trust is  a  board  of the  c ity or town for purpose s  of chap te r 30B and  se ction 15A of chap te r 
40 ; but agre e m e nts  and  conve yance s be twe e n the  trust and  age ncie s , boards, com m issions, 
authoritie s , de partm e nts  and  public  instrum e ntalitie s  of the  c ity or town shall be  e xe m pt from  
said  chap te r 30B. 

 
Prepared 6/7/2024 
betty@bettygallo.com 
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