
Economic Development Committee 

Agenda 
Remote Meeting 

Thursday, August 11, 2022 - 9:30 am 
www.truro-ma.gov 

Please join the meeting from your computer, tablet, or smartphone: 

https ://meet.goto.com/264485037 

You can also dial in using your phone: 

United States (Toll Free): 1-866-899-4679 
United States: +1 (571) 317-3116 

Access Code: 264-485-037# 

Open Meeting 
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� v�o 
Minutes: 

♦ Assignment of Today's Minutes
♦ Approval of Minutes: None
♦ Outstanding Minutes: May 12, 2022, June 2, 2022, July 14, 2022

Review Committee Charge, Goals and Objectives 

Review Revised Outline of the Strategy Plan (Carole Ridley) 

Truro Cultural District 

Housing Authority Update 

Committee Member Reports 

Next Meeting Dates: Discussion 

Adjourn 
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Truro Economic Development Strategy Outline 
 
Executive Summary 
[This will be a 1-2 page summary of the strategy] 
 
I. Economic Development Vision  
[This section will articulate the purpose of the strategy and guiding principles] 
 
• Advance quality of life for Truro residents, employees and visitors 
 
• Foster an environment in which a variety of local businesses can 

succeed/thrive/grow/flourish  
 
• Respect and celebrate Truro’s natural resources, culture and history  
 
• Leverage Truro’s economic resilience and community connections 
 
II.  Achieving the Vision through Strategies and Actions 
[These are the focus areas where strategies and actions will provide substance to 
the vision.] 
 
1. Affordable Housing (see attached template section) 
 
2. Business/Sector Development 

• Promote a sustainable business environment in Truro  
o Streamline permitting 
o Engage businesses in policy discussions and decisions that will affect 

the business environment 
• Support business sectors that generate a living wage 
• Support legacy businesses transition to the next generation of ownership and 

operations 
• Promote access to goods and services needed by local businesses 
• Help businesses support and retain employees (training, professional 

development, child care, transportation initiatives) 
• Explore the economic development potential of establishing a Truro Cultural 

District 
 
3. Environment 

• Promote business activity that is respectful of and compatible with Truro’s 
natural resources and environment 

• Promote measures to help businesses be more energy efficient and climate 
resilient 

 
4. Built Environment & Infrastructure 

• Infrastructure (Internet access, transportation, etc.) 
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• Promote adequate opportunities for business operations through 
commercial districts and home-based regulations 

 
5. National Issues 
[This optional section would note important topics that have an impact on economic 
activity but will be difficult for Truro alone to influence] 
• Visa program 
• Health care cost/availability 
 
III.  Implementation and Assessment 
[This section will address how the strategy plan will be implemented and 
monitored.] 
 
• Consider creation of an economic development administrative structure that 

would have ongoing capacity to implement the strategy recommendations and 
respond to new opportunities over time. 

 
IV. Sources and Acknowledgements 



DRAFT 081022 

 

Affordable Housing 
 

Most housing units in Truro are second homes. Truro has a total of 3,001 housing units, a 

reduction of 76 units (-2.5%) from 2010–20.1 More than half, 58.35%, of Truro’s housing units 

are vacant. A 342-unit drop in vacant units (-16.34%) from 2010-20202 may be an indication that 

more second homeowners are choosing to live in the Truro home year-round.3 The Town 

Administration estimates that 60%-80% of housing units in Truro are second homes and of 

those, approximately 600 are used for short-term rentals.4  

 

Over time, more second homeowners may choose to make Truro their year-round home. A 

survey of second homeowners sponsored by the Cape Cod Commission found that “personal use 

of second homes appears to have increased both in terms of days of occupancy and self-reported 

use of second homes.” The pandemic has influenced the use of second homes. Forty-three 

percent of Outer Cape respondents said they spent more time on Cape than previous years and 

11% said they allowed friends and acquaintances to use their Cape Cod house for extended 

periods of time. 5 

 

As shown in Figure x., data on the increased use of some Truro town services may also indicate 

that more people are using Truro as their year round home. 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

Figure x. Trends in Use of Select Town Services 

 
1 2020 Census compiled by Cape Cod Commission 
2 2020 Census compiled by Cape Cod Commission 
3 Schaefer, Chloe, Cape Cod Commission, personal communication, April 14, 2022. Second homes are counted by 

the Census in the category of vacant units. 
4 Based on Assessor’s computation of percentage of second home personal property bills versus habitable parcels, 

2021 
5 Donahue Institute, University of Massachusetts, Cape Cod Second Homeowners Survey-2021, December 2021 

(Updated February 2022) 
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Due to high housing costs relative to earnings, and a tight housing market, Truro is 

experiencing a shortage of affordable housing.  2015 housing data generated by the Cape Cod 

Commission showed that Truro households earning between 50% and 120% of median income 

faced a significant housing affordability gap (Table 3). 6 This housing affordability gap would 

likely have widened with recent increases in median home price. According to the Cape Cod and 

Islands Board of Realtors, the median home sales price in Truro rose 12.5% 2020-21, from 

$632,500 to $711,250. 

 

Table 3. Affordable Housing Prices for Households Earning  

50-120% of Median Income 

% Median Household 

Income 

Median Household 

Income ($) 

Affordable House Price (% of median 

home value) 

50 29,879 102,835 (21%) 

80 47,086 176,683 (37%) 

100 59,758 226,449 (47%) 

120 71,709 276,644 (58%) 

Source: Cape Cod Regional Housing Market Analysis, 2017 

 

Only 2.29% of Truro’s year-round housing units are deed restricted affordable and counted in the 

Subsidized Housing Inventory (SHI) maintained by the Massachusetts Department of Housing 

and Community Development for the purposes of the MGL Chapter 40B, the Comprehensive 

Permit Law. 7  Communities with an SHI above 10% are afforded greater control over potential 

MGL Ch 40B housing development proposals, which are allowed to supersede local zoning.  

 

The shortage of affordable housing is impacting the local economy. The significant shortage 

of affordable housing needed to attract and retain employees is perceived by local businesses as 

by far the most pressing issue facing businesses. 

 

One long time Truro business owner noted, “there is no sense in talking about economic 

development if the Town does not tackle the housing issue.” He is not able to hire and retain 

enough employees due to lack of housing, and does not feel the Town is doing enough to address 

this issue. 

 

The implications of the housing shortage for local businesses are multi-faceted. Businesses can’t 

grow without employees and numerous businesses described how they are unable to attract or 

retain employees due to the lack of affordable housing. Commuting from mid or upper Cape is 

not sustainable for most people taking the jobs. The shortage of employees has caused many 

 
6 Economic Policy Resources and Crane Associates, Inc., Cape Cod Regional Housing Market Analysis, 2017, 

https://www.capecodcommission.org/our-work/housing-market-analysis/ 
7 MA Department of Housing and Community Development Ch40B Subsidized Housing Inventory, Biennial Update 
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businesses to reduce hours of operation, take on less work, reduce services offered, and forgo 

innovations that would lead to growth, income, jobs and spending in the local economy.   

 

With less help than needed available, business owners are unable to scale-up operations. One 

participant said he could double his business if he had the employees. In some cases the shortage 

of employees is causing owners to take on more work themselves, leading to burnout and the 

tendency to reduce hours.  

 

As businesses cut back, other businesses lose important support services.  One contractor noted 

that he purchases coffee and lunch for his crew, but at certain times “you can’t even buy a cup of 

coffee in Town.” Rather than spend more of his day traveling back and forth to other towns for 

these services, he will be inclined to take work out of town where you can buy coffee and lunch. 

 

Many businesses are finding it increasingly difficult to retain long-term employees to “learn the 

ropes” and take on more responsibilities and, potentially, take over the business. As a result, 

many businesses expressed a concern that there would be no one to continue their business once 

they retire.  

 

Some participants lamented that many people fail to understand that the ultimate effect of these 

changes will be to diminish the quality of life in Truro.  Fewer businesses and restaurants will be 

open, fewer tradespeople will be available, fewer support services such as medical care will be 

conveniently located.  It was noted that town Fire Department positions are going unfilled due to 

the inability to attract employees to work in Truro where there are too few affordable housing 

options.  

 

“If the housing problem is not addressed, soon there may not be restaurants, tradespeople and 

other services that residents depend on,” said one participant. The implications include fewer 

young adults and young families in Truro, and a less economically and age diverse community. 

“There used to be five little league teams just in Truro,” said one participant, “and now there is 

only one shared with other towns.”   

 

Businesses in Aspen, Colorado and other seasonal mountain communities are facing pressures 

similar to Truro.  A “new wave of inhabitants in Aspen and other ski towns … outcompete local 

workers for housing,” said the Mountain Migration Report. “This hurts the ability for local 

businesses to find, keep, and attract employees, lowering the level and quality of services they 

can provide to residents and visitors alike.”8 

 

The link between affordable housing and a healthy economy is well recognized.  

 
8 Depleted workforce, housing plague Aspen as ski season looms  
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According to a study by the Housing Policy Institute, multiple surveys demonstrate that housing 

can affect the ability of employers to attract and retain workers:  “In surveys, many 

representatives of the business community report that a lack of affordable housing makes it more 

difficult to recruit and retain employees. Surveys also indicate that the business community 

recognizes the importance of affordable housing when making location decisions, and 

demographic trends suggest that given the alternative, mobile individuals will abandon areas 

with the highest housing costs for opportunity-rich regions with lower housing costs.”9 

 

In addition to helping to attract and sustain a local labor force, the study identifies other 

linkages between affordable housing and economic development. “The development of 

affordable housing increases spending and employment in the surrounding economy, acts as an 

important source of revenue for local governments, and reduces the likelihood of foreclosure and 

its associated costs.” In case studies cited, the development of affordable housing resulted in 

direct construction related jobs and spending, and also increased consumer demand from new 

inhabitants. 

[Suggestions for discussion and further development] 

 

Affordable Housing Strategies & Actions  

Support the efforts of the Truro Housing Authority, local housing and community development 

non-profit organizations, property owners and developers and others to increase the supply of 

affordable housing for year-round residents and seasonal employees.  

 

[Use a format similar to Bourne EDS (see attached) to indicate priority, time frame, 

outcome, action lead for each strategy/action] 

 

Education and Collaboration 

Evaluate, understand and educate the community about the relationship between a healthy 

community and vibrant economy and the adequate supply of affordable housing. 

 

Increase public education and information available to help Truro residents and employees of 

Truro businesses learn about available housing opportunities and resources (real estate tax 

exemptions, income qualified programs available through local agencies and organizations.) 

 

Policy  

Evaluate the effectiveness of the Town of Truro real estate tax exemption for year round 

residents and encourage participation. 

 

Evaluate the potential use of a deed restriction program for year-round housing. 

 

Evaluate the use of the ADU bylaw and recommend measures to increase its use. 

 

 
9 Role of affordable housing Wardrip, Williams, hauge 
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Cap the number of short-term rentals allowable in town.10 

 

Identify and evaluate potential local incentives to increase the number of ADUs. 

 

Evaluate the use of an inclusionary housing bylaw to create a fund to support affordable housing. 

 

Land Use and the Built Environment 

Evaluate the potential for establishing a mixed use zoning designation to encourage creation of 

affordable rental housing and commercial space.  

 

Support the evaluation of affordable housing as part of the Walsh Property master plan process. 

 

 

 

 

 
10 Placer County CA: A newly instituted policy caps short-term rentals at 3,900 units, said 

McNally, and a person on-staff now oversees the ordinance full-time. To prevent hotels, motels, 

or apartment buildings from being bought and turned into short-term rentals, McNally said the 

ordinance also limits one short-term rental per property. 
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