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The Cloverleaf Development:  

Separating Expectations from Economic Realities 

By 2027, the Truro Cloverleaf housing project is scheduled to open for occupancy. There is 

no dispute that Outer Cape communities face a housing affordability crunch, or that 

workforce housing remains a regional priority. But as public funding and long-term Town 

commitments are finalized, it's worth separating the goodwill around the project from the 

specific numbers behind it. 

The bottom line: Cloverleaf will deliver 39 needed affordable homes. It will not pay for 

itself, and it was never designed to. Truro taxpayers are committing several million dollars in 

direct subsidy, and the return will come in the form of housing outcomes, not tax revenue. 

Framing it as anything else sets up residents for disappointment when the bills and the balance 

sheet don't match the pitch. 

Project Composition & Target Income Levels 
Cloverleaf will include 43 total residential units: 39 income-restricted affordable units and 4 

market-rate units, spread across 22 one-bedroom, 17 two-bedroom, and 4 three-bedroom 

apartments. 

The 39 affordable units are targeted across three Area Median Income (AMI) tiers: 

AMI Tier Units 

30% AMI or less 6 

60–80% AMI or less 29 

80–100% AMI or less 4 

Total affordable 39 

What Truro Taxpayers Are Contributing 
To bring the project to fruition, the Town of Truro has committed roughly $2.1 million in 

local taxpayer funds through Community Preservation Act (CPA) surcharges and the 

Affordable Housing Trust. That figure reflects an additional $200,000 that the Select Board 

approved from the Trust in August 2024, after the project unexpectedly lost $2.2 million in 

Cape Light Compact utility incentive funding earlier that summer (Provincetown 

Independent, Dec. 25, 2024). Note: https://www.truro-

ma.gov/DocumentCenter/View/3524/Housing-Initiatives-Update---July-2026 says the contribution 

was $1.8 million. 

The $2.1 million is spread across the full 43 units, which is about $48,800 per unit. Spread 

only across the 39 affordable units, the contribution is roughly $53,800 per unit. 

https://provincetownindependent.org/news/2024/12/25/rescued-by-rescue-plan/
https://provincetownindependent.org/news/2024/12/25/rescued-by-rescue-plan/
https://www.truro-ma.gov/DocumentCenter/View/3524/Housing-Initiatives-Update---July-2026
https://www.truro-ma.gov/DocumentCenter/View/3524/Housing-Initiatives-Update---July-2026
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Separately, the Town has proposed master-leasing 2 market-rate units for 15 years at $2,750 

per month per unit ($66,000 annually), a total lease obligation of $990,000 over the term. 

If that lease is finalized, it would bring Truro's total direct local taxpayer commitment to 

roughly $3.09 million—about $79,200 per affordable unit. 

Expense Category Total Outlay 
per Unit  

(All 43) 

per Unit  

(39 Affordable) 

Upfront CPA / Trust Grant ~$2.100,000 ~$48,800 ~$53,800 

15-Yr Master Lease (proposed) $990,000 ~$23,000 ~$25,400 

Combined ~$3,090,000 ~$71,900 ~$79,200 

"Cloverleaf Will Be a Revenue Generator for the Town"—Not Quite 
This is the claim residents are most likely to have heard, and it doesn't hold up under scrutiny 

of how Massachusetts taxes subsidized housing. 

Because Cloverleaf is a public-private partnership built on Town-owned land for a public 

purpose, it's largely shielded from standard property tax assessment: 

• Land tax value: $0. The 3.9-acre parcel remains Town-owned, and Town-owned land 

is tax-exempt under Massachusetts law. 

• Suppressed building assessment (~$1.5M–$2.1M). Massachusetts assessors value 

income-restricted rental housing using an income-capitalization approach rather than 

market comparables—capped rents mean a capped assessed value, working out to 

roughly $35,000–$50,000 per unit. 

• Negligible standard tax yield (~$9,200–$13,000/year). At Truro's FY2026 

residential rate of $6.17 per $1,000, that suppressed assessment generates only about 

$11,000 a year in traditional property tax. 

• Likely actual revenue: a PILOT agreement (~$57,000–$114,000/year). Rather than 

standard taxes, the Town will likely negotiate a Payment in Lieu of Taxes (PILOT)—

typically 5% to 10% of gross rents collected, on an estimated gross rent roll of about 

$1.14 million annually. 

In 2027, we will have a better picture of the assessed value and tax revenue. 

How long would it take to recoup the Town's $2 million? 

Treating the upfront ~$2.1M grant as an investment rather than a subsidy is instructive, 

because the "return" is thin no matter which revenue path plays out: 

• Standard assessed taxes (~$11,000/yr): about 191 years to recover the subsidy. 

• 5% PILOT (~$57,100/yr): about 37 years to recover. 

• 10% PILOT (~$114,200/yr): about 18 years to recover. 
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Even in the best case, this isn't a project that pays Truro back in any conventional financial 

sense. It's a subsidy, and it should be evaluated as one. 

Asymmetric Costs: Who Pays, Who Benefits 
Truro doesn't have a major commercial base, so Cloverleaf residents will do most of their 

household spending in Provincetown and Wellfleet. That creates a lopsided cost-benefit split: 

Truro absorbs 100% of the municipal service costs (police, fire, EMS, road maintenance) 

generated by the new residents, while neighboring towns capture the local-option sales tax, 

meals tax, and commercial property tax revenue that spending produces. 

Workforce Housing: A Recruitment Tool with Real Exposure 
To help address the Outer Cape's housing shortage, the Town of Truro is considering a 15-

year master lease for two workforce units at Cloverleaf, committing $66,000 annually 

($990,000 over the term). The Town wouldn't act as a day-to-day landlord—a third-party 

management company would handle maintenance, rent collection, and upkeep, with the Town 

serving as program administrator. Occupancy would be tied to municipal employment 

through sublease contingency clauses, with a standard 30-to-60-day grace period to reallocate 

a unit if an employee leaves Town service. 

Used well, this gives Truro a real edge in recruiting essential personnel without the capital 

cost of building Town-owned housing outright. But it also locks in long-term exposure: a 15-

year fixed obligation shifts vacancy and market risk onto taxpayers, who would be on the 

hook for rent even during an extended hiring gap. Before finalizing any contract, the Town 

should insist on: 

• Secondary subleasing rights for vacant periods 

• Clear performance off-ramps 

• Indemnification against tenant-caused damage or legal disputes 

The Bottom Line 
Cloverleaf addresses a need for 39 affordable homes on the Outer Cape, and it should be 

evaluated strictly on those terms—as a high-cost local subsidy toward a regional housing 

need, not as a tax revenue generator. Conflating social benefits with financial returns creates 

an inevitable credibility gap with taxpayers.  

True financial sustainability requires regional cooperation and building where utility 

infrastructure already exists, protecting both our tax dollars and our shared aquifer. This is 

something the Town should consider for Walsh. 

 
— Michael Forgione 
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