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BACKGROUND

It is June, which means the shoulder season in Nan-
tucket ended a month ago and hospitality business-
es have already started to staff up for the summer. 
It also means that for many Nantucket residents – 
from teachers to postal workers, nurses, and town 
employees – the seasonal “shuffle” begins again. 
From June to September, year-round renters often 
have no choice but to move in order to make way for 
vacationers who spend as much as $7,000 per week 
to rent a private cottage. 

The demand for housing in Nantucket for the sum-
mer comes not only from wealthy tourists, but also 
seasonal workers. By July, the number of people 
working in Nantucket will be twice as high as in 
January, with five-fold growth occurring in accom-
modations and food service employment.1 Those 
flocking to Nantucket for seasonal jobs run the gam-
ut from immigrants shuttling between winter and 
summer resorts to college students, artists, and oth-
ers hoping to escape the mainland for a few months. 
Although some of the larger hospitality businesses 
on Nantucket offer dormitory housing to their sum-
mer employees, the number of beds does not begin 
to accommodate the number of workers who need a 
place to stay.   

Housing is the most coveted real estate in Nantucket. 
The monthly rents for year-round homes and apart-
ments in Nantucket match or exceed what landlords 
charge in Greater Boston. In fact, Nantucket is the 
state’s most expensive county, with a rental housing 
wage of $28.79 (Figure 1.1). Since the actual hourly 
wage in Nantucket is far less than $28.79, households 
with lower incomes would have to work longer hours 
to pay for their housing, as shown in Figure 1.2. 

1	  Executive Office of Labor and Workforce Development, 
ES-202 Employment and Wages, Nantucket, Massachusetts, 2015 
Annual Report. 

Moreover, for-sale housing prices place Nantucket 
on par with Boston’s exclusive west suburbs. While 
Nantucket wages do run high relative to the state 
as a whole, they do not really compensate for the 
even-higher cost of housing – as evidenced by the 
high incidence housing cost burden among year-
round residents. Unlike Boston, Cambridge, and 
Worcester and the smaller urban centers that dot 
the Commonwealth’s rivers, there are no suburbs 
or outlying towns that can shoulder some of the re-
gional need for affordably priced housing. Nantucket 
is an island situated thirty miles out at sea. There is 
no “next town over” with more housing options. As a 

1. INTRODUCTION

Housing is the most coveted real 
estate in Nantucket. The monthly 
rents for year-round homes and 
apartments in Nantucket match or 
exceed what landlords charge in 
Greater Boston. In fact, Nantucket 
is the state’s most expensive 
county.

$17.75 
$24.25 

$28.79 
$36.63 $39.46 

$0.00

$10.00

$20.00

$30.00

$40.00

$50.00

0 BR 1 BR 2 BR 3 BR 4 BR

HO
U

RL
Y 

HO
U

SI
N

G 
W

AG
E

HOUSING SIZE (NUMBER OF BEDROOMS)

Figure 1.1
HOW MUCH MUST RENTERS EARN IN 

ORDER TO AFFORD FAIR MARKET 
RENTS?

Massachusetts Nantucket



CHAPTER 1 / INTRODUC TION

2

result, stories abound of residents leaving Nantucket 
because they have lost housing, people turning down 
jobs because they cannot find housing, and over-
crowded housing conditions as lower-income fami-
lies try to double up in order to avoid homelessness.   

WHAT HAS NANTUCKET DONE TO 
PROVIDE AFFORDABLE HOUSING?

While very high housing costs often act as a magnet 
for Chapter 40B comprehensive permits, this has not 
really been the case on Nantucket. In fact, Nantucket 
has a relatively small Subsidized Housing Inventory 
(SHI): 121 affordable units, or 2.5 percent of the town’s 
year-round housing stock.2 Creating affordable hous-
ing in Nantucket is very difficult – far more difficult 
than in most mainland communities. Just about all of 
the affordable housing that does exist in Nantucket 
came about because of some type of local initiative. 
For example:

�� Sachem’s Path. A mixed-income housing de-
velopment known as Sachem’s Path would not 
have happened without land donated by the 
Nantucket Housing Authority (NHA), public 
funds from several sources (including the Town), 
a mission-based developer, Housing Assistance 
Corporation of Cape Cod (HAC), and a “friend-
ly” comprehensive permit. When completed, Sa-
chem’s Path will offer forty homeownership units 
for households with incomes at 80 percent, 100 
percent, and 150 percent of the Nantucket Coun-
ty Area Median Income (AMI). Ten of these units 
will be for moderate-income homebuyers (with 
incomes at or below 80 percent AMI), which 
means they will qualify for the SHI, including 
three constructed by Habitat for Humanity. 

Sachem’s Path is also a model for energy efficiency 
that other affordable housing developments can 
follow. All Sachem's Path homes went through 
the Mass Save New Construction Program.  An 
average unit exceeded the Tier II savings require-
ment, reaching 41 percent higher efficiency than 
the Reference Home. One hundred percent LED 
bulbs, increased insulation, and very energy ef-
ficient heatpump water heaters and air source 

2	  The 121 affordable units on Nantucket’s SHI do not 
include any of the ten moderate-income units at Sachem’s Path. 
When the project is finished, Nantucket’s revised SHI will consist 
of 131 affordable units or 2.7 percent of the town’s year-round 
housing – assuming the affordable housing restriction for Academy 
Hill is extended beyond December 2016. 

heat pumps were installed and incentivized in 
this project.

�� Nantucket Housing Needs Covenant Program. 
Nantucket’s zoning, the NHA’s leadership, and 
Executive Order 418 gave birth to the Nantucket 
Housing Needs Covenant Program, which helps 
income-eligible families purchase their first 
home. In all of the residential districts, Nantuck-
et allows up to two dwelling units per lot as long 
as both units remain in one ownership. A resi-
dent who no longer needs or wants responsibility 
for a second dwelling unit can sell it, but the unit 
must be sold for a price affordable at 150 percent 
AMI and must remain affordable over time under 
a recorded covenant. Administered by Housing 
Nantucket, the Covenant Program has helped 
sixty-one year-round residents become home-
owners. Though not eligible for the SHI, units in 
the Covenant Program help Nantucket address 
the affordable housing needs of many employed 
residents, thereby supporting the health of the 
island’s economy.  

�� Funding. Nantucket has adopted the Communi-
ty Preservation Act (CPA), established an Afford-
able Housing Trust under G.L. c. 44, § 5C, and 

Nantucket offficials and community leaders, following 
testimony at a hearing on H. 4317 in June. 
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most recently appropriated $1 million from Town 
funds to help the Trust create affordable hous-
ing in Nantucket. At the same town meeting that 
approved $1 million for the Affordable Housing 
Trust, residents voted to file a home rule peti-
tion with the legislature to institute a real estate 
transfer fee that would help Nantucket create a 
permanent source of revenue for affordable hous-
ing. The legislation exempts the first $2 million 
of the sale price of any individual real property 
transfer, so many routine sales of existing homes 
would not be subject to the fee. Nantucket’s 
home rule petition is currently before the legis-
lature (H. 4317) along with a similar request from 
Provincetown. Despite opposition from the real 
estate industry, the House Committee on Mu-
nicipalities and Regional Government favorably 
reported the bill in late June 2016 and referred it 
to the House Committee on Steering, Policy, and 
Scheduling. 

�� Fairgrounds Road. The Town acquired land at 
6 Fairgrounds Road for the specific purpose of 
creating new affordable housing. Discussions are 
currently underway about the disposition pro-
cess for the Fairgrounds Road property: number 
of units, affordability targets, SHI eligibility, and 
so forth. The Town hopes to make many of the 
units available to municipal and school depart-
ment employees. 

�� Richmond Great Point Development. In No-
vember 2015, Nantucket Town Meeting over-
whelmingly supported a proposed zoning change 
to allow construction of 325 housing units on a 
32-acre mid-island site. The zoning provides for 
single-family dwellings at nine units per acre and 
apartments up to twenty-three units per acre. 
While this development also has Project Eligibil-
ity (PE) approval from MassHousing and could 
proceed with the comprehensive permit process, 
the Town partnered with Richmond to pursue 
the zoning change so Nantucket would have 
more local control.3 As of July 2016, Richmond 
has applied for a special permit to construct 225 
rental units (Meadows II) and 50 homeownership 
units (“Sandpiper Place”). In each component, 25 
percent of the units will be affordable to house-
holds with incomes at or below 80 percent AMI. 

3	  See Appendix B for a complete list of housing-related 
land use regulations adopted since the 2009 master plan. 

�� Rental Housing. Nantucket has other types of 
housing assistance for individuals and families 
with lower incomes, such as 31 public housing 
units at Miacomet Village owned and managed 
by the NHA, and a rental housing assistance pro-
gram managed by Nantucket’s Interfaith Coun-
cil. These and other initiatives are described later 
in this report. Nevertheless, the force of Nan-
tucket’s housing market and shrinking supply of 
developable land have simply overpowered the 
noble efforts of housing advocates and the Town.

WHY HAVE A HOUSING PRODUCTION 
PLAN?

The primary reason for any town to create an afford-
able housing plan is to set goals and choose strategies 
that will give a community’s affordable housing ef-
forts focus and direction. In Massachusetts – because 
communities have to comply with Chapter 40B – 
there are added reasons for developing a housing 
plan. The Department of Housing and Community 
Development (DHCD), which administers Chapter 
40B, offers some incentives to communities that 
adopt a Housing Production Plan and implement it 
by creating new low- and moderate-income hous-
ing.  Accordingly, the purpose of this plan is to help 
Nantucket create more affordable housing on a grad-
ual but steady basis until the Town reaches the 10 
percent minimum under Chapter 40B, consistent 
with the state’s housing plan regulations at 760 CMR 
56.03(4).

There are other reasons that Nantucket needs to de-
velop and implement a Housing Production Plan at 
this time. Notably: 

I'm still looking for any and all 
possible leads on housing. It could be 
but not limited to... A couch, floor, 
bed or bedroom and for any time 
periods examples a day, two days, a 
week or season and year-round ...
Nantucket Seasonal & Year-Round Rentals 
Group, Facebook
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�� Public Education. Nantucket needs more (and 
more effective) public education about afford-
able housing. Nantucket’s affordable housing 
crisis has been obvious to community leaders for 
a very long time, and many groups have tried to 
find, promote, and implement solutions. Howev-
er, people have different ideas about what the is-
land’s priorities should be, and not everyone un-
derstands the relationship between Nantucket’s 
housing shortage and economic development. 

�� Capacity Building. The Affordable Housing 
Trust has a critical role to play in affordable 
housing leadership, finance, and development. 
Like other housing trusts in Massachusetts, 
Nantucket’s needs an action plan to guide its ac-
tivities, but it also needs training, professional 
staff support, and an administrative plan for the 
trust fund: funding and strategy goals, program 
design(s), grant and loan standards and decision 
criteria, and procedures. As a governmental body, 
the Affordable Housing Trust may be called upon 
at any time to be accountable for the investment 
decisions it makes to create affordable housing. 
Written procedures and standards will help the 
Trust answer to the public, increase its credibili-
ty with other funding sources, and address basic 
questions from the Town’s auditors. 

�� Responsibilities of Local Government. Nan-
tucket has an Affordable Housing Trust, but the 
Trust alone cannot address Nantucket’s afford-
able housing needs. The Board of Selectmen, 
Planning Board, Zoning Board of Appeals, Plan-

ning and Land Use Services (PLUS) Department, 
Board of Health, Building Inspector, Community 
Preservation Committee (CPC), Historic District 
Commission (HDC), Nantucket Housing Au-
thority, and others have responsibilities, too. All 
of these entities need to understand how their 
actions either exacerbate the island’s housing 
problems or contribute to solutions, and they 
need to work together.   

The need for greater cooperation and a shared 
commitment to solving Nantucket’s housing cri-
sis is not limited to producing affordable hous-
ing that “counts” on the Chapter 40B SHI. The 
issues in Nantucket are far more complicated 
than whether the Town meets the 10 percent 
statutory minimum. Nantucket has a housing 
crisis because there is a shortage of housing at all 
market levels – especially rental housing – and 
not enough variety in the housing stock that cur-
rently exists. Groups like the Affordable Hous-
ing Trust, the CPC, and the Housing Authority 
have a particular mission to provide affordable 
housing for low- or moderate-income people, 
and they will continue to need land and finan-
cial resources to carry out their charge. However, 
increasing the supply of year-round and seasonal 
workforce rental and ownership housing with-
out price restrictions requires both leadership 
and a sustained commitment of support from 
the Planning Board, Board of Selectmen, and 
other policy-making bodies in the town. Steps 
the Town takes to increase housing supply and 
housing diversity will help to create more choices 
and thereby make access to housing in Nantuck-
et more achievable for the island’s workforce.

�� Fair Housing. Nantucket’s economy depends 
heavily on hospitality and tourism. Industries 
like accommodations and food service, recre-
ation, retail, and others act as a driving force 
in Nantucket’s employment base, providing as 
much as 50 percent of all local employment but 
only 36 percent of local wages. The prevalence of 
lower-wage jobs in Nantucket plays a significant 
role in the racial and ethnic make-up of the is-
land’s resident population. Since monthly rents 
far exceed what lower-wage workers can afford 
on their own, many of Nantucket’s minority and 
foreign-born residents live in shared quarters in 
some mid-island neighborhoods. In these loca-
tions, single-family and two-family homes have 

The average home price in 1995 
was approximately $300,000 
on Nantucket. Compare that to 
today where the average price is 
$1,938,000 as of March 2016 – a 
whopping increase of 546 percent. 
According to the Bureau of Labor 
and Statistics, CPI has increased 
during the same period by only 57 
percent.
-Ken Beaugrand
Testimony, H. 4317
June 14,2016
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essentially been converted to congregate resi-
dences where the tenants pay rent on a per-room 
basis. The result is geographic concentration of 
minorities and low-income people in over-oc-
cupied, substandard housing. While these con-
ditions did not happen “by design,” there are 
unique ways that populations protected under 
the federal Fair Housing Act have been affected 
by Nantucket’s housing shortage. 

�� Expertise in Affordable Housing Develop-
ment. Nantucket has several non-profit, com-
munity-based organizations with an interest in 
affordable housing, but it does not have a com-
munity-based housing developer. Housing Nan-
tucket administers affordable housing assistance 
programs and is recognized as a community lead-
er in affordable housing education and advoca-
cy. The Community Foundation for Nantucket, 
ReMain Nantucket, the Nantucket Rental Assis-
tance Program (Nantucket Interfaith Council), 
and others provide leadership, funding, and ad-
vocacy, and these are all important for building 
a base of support for affordable housing at all 
market levels. However, the absence of a quali-
fied, knowledgeable non-profit housing devel-
oper limits Nantucket’s capacity to create, mon-
itor, and preserve affordable units. In a matter of 
weeks, the Affordable Housing Trust will have a 
large fund to administer, but the benefits of that 

fund may be curtailed by the lack of non-profit 
development capacity. 

�� Land Supply. Nantucket is a nationally recog-
nized leader in land conservation. Residents are 
justifiably proud of the success of organizations 
like the Nantucket Conservation Foundation, 
Nantucket Islands Land Bank, the Massachu-
setts Audubon Society, the ‘Sconset Trust, and 
others. Through their collective efforts, about 
half of Nantucket’s land area is protected in per-
petuity from development. Nantucket’s success 
with land conservation creates a challenge for af-
fordable housing development, first because the 
supply is severely constrained and second, the 
available supply is very expensive. Nantucket has 
pursued creative ways to “make land” through 
upzoning initiatives, but other measures are 
needed, such as an inventory and prioritization 
of Town-owned, unrestricted property that can 
be used for housing. There also must be closer 
collaboration between Town government, af-
fordable housing proponents, and the Nantuck-
et Islands Land Bank to meet island-wide needs 
for conservation, economic prosperity, and so-
cial fairness. In support of addressing common 
needs, the Land Bank Commission has adopted 
a policy to guide “cooperative acquisitions” with 
affordable housing organizations.4 

NOTES ON CENSUS DATA AND 
DEMOGRAPHIC MAPS

This plan incorporates data from a wide variety of 
sources, including Housing Nantucket, the Town of 
Nantucket, the Community Foundation of Nantuck-
et, previous plans and studies for the Town and other 
organizations, state agencies such as MassGIS and 
the Department of Housing and Community Devel-
opment (DHCD), and various federal agencies, in-
cluding the Bureau of the Census. Since ``the Cen-
sus’’ actually encompasses many different surveys 
and programs, we have combined information from 
multiple datasets. 

�� The Decennial Census of Population and Hous-
ing. The decennial census is the official source 
for determining a community’s year-round pop-
ulation and year-round housing stock. Statistics 
from Census 2010, Census 2000, and in some 

4	  “Nantucket Islands Land Bank Affordable Housing Poli-
cy,” adopted by Land Bank Commission on November 10, 2015. 

The need for greater 
cooperation and a shared 
commitment to solving 
Nantucket’s housing crisis is not 
limited to producing affordable 
housing that “counts” on the 
Chapter 40B SHI. Nantucket 
has a housing crisis because 
there is a shortage of housing 
at all market levels – especially 
rental housing – and not enough 
variety in the housing stock that 
currently exists. 
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cases earlier census tables appear throughout 
this report. However, the decennial census does 
not provide socioeconomic characteristics that 
are critical for a housing study, e.g., household 
income or poverty, or housing characteristics 
such as housing age, prices, and sizes. For these 
statistics, planners must turn to the American 
Community Survey (ACS).

�� The American Community Survey (ACS). The 
ACS is a fairly new program of the Census Bu-
reau and it is critical for any housing analysis. It 
provides estimates from a small survey sample, 
but the Census Bureau conducts a new survey 
each month and the results are aggregated to 
provide a similar, “rolling” dataset on a wide va-
riety of topics.  For small towns like Nantucket, 
ACS estimates are reported as five-year rolling 
tabulations. The most recent ACS five-year data-
set covers the period 2010-2014. It is important 
to note that ACS data are estimates, not actual 
counts. As a result, it can be challenging to com-
pare ACS with the decennial census. 

�� HUD Comprehensive Housing Affordability 
Strategy (CHAS) Data. Created through a com-
bined effort of the U.S. Department of Housing 
and Urban Development (HUD) and the U.S. 
Census Bureau, this dataset represents a “special 
tabulation” of the American Community Survey 
(ACS) data to provide information on HUD-spe-
cific income categories and housing data used 
for Consolidated Planning at the local level.  
According to the HUD guidance, “these special 
tabulation data provide counts of the numbers 
of households that fit certain combinations of 
HUD-specified criteria such as housing needs, 
HUD-defined income limits (primarily 30, 50, 
and 80 percent of median income) and house-
hold types of particular interest to planners and 
policy-makers.”  The most recent CHAS Data are 
based on ACS estimates for 2008-2012. 
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INTRODUCTION

Nantucket is home to approximately 10,856 year-
round residents.1 Its population and household char-
acteristics differ from those of the state as a whole, 
though in fairly predictable ways given Nantucket’s 
island environment and seasonal resort economy. 
On one level, Nantucket has qualities in common 
with some communities on Cape Cod and Martha’s 
Vineyard: extraordinarily high housing values, high 
household wealth, and an economy that depends 
heavily on coastal tourism. On another level, Nan-
tucket is quite different. Its population is compar-
atively young and diverse, and Nantucket is more 
remote. While communities like Chatham and Fal-
mouth have become havens for retirees, Nantucket 
has gained both older and young residents, as can be 
seen in the island’s school enrollment trends. In ad-
dition, Nantucket is actually multiple jurisdictions in 
a single geography: a town, a county, and a regional 
planning commission, which is very unusual. 

Due to the prevalence of unbuildable land and pro-
tected open space on Nantucket, the island is a re-
markably low-density community with about 226 
people per square mile (sq. mi.): roughly one-fourth 
of the population density per sq. mi. for the Com-
monwealth. Nantucket is a national model for open 
space protection, due in large part to the Nantucket 
Islands Land Bank and the special legislation that 
created it in 1983. Over time, the Nantucket Land 
Bank and other conservation groups have success-
fully acquired and taken steps to protect about half 
of Nantucket’s land. With Nantucket’s golf courses 
and other recreation facilities added to the mix, over 
60 percent of the island is undevelopable. The exten-
sive open space and recreation network that exists 
on Nantucket today has had an indelible impact on 
1	  U.S. Census Bureau, State & County Quick Facts 2014. 
Some residents believe the Census Bureau undercounts the total 
year-round population. 

housing values, first because open space is a valuable 
residential amenity and second, very little of the is-
land’s land supply is available for housing growth. 
According to a report by the Nantucket Planning De-
partment in 2009, 32 percent of the island is substan-
tially built out under existing zoning, leaving about 8 
percent potentially available for new development.2 
Together, Nantucket’s open space and fairly restric-
tive zoning constrain the land supply and in turn, the 
housing supply. 

Nantucket’s expensive homes, limited range of hous-
ing, small employment base, and abundance of pro-
tected land help to explain its extremes: affluence on 
one hand, and seasonal workers with very low-pay-
ing jobs on the other hand. Furthermore, there is an 
undeniable shortage of price-appropriate housing 
for people with year-round, living-wage employ-
ment: the professional, technical, administrative, 
education, and health care employees of public- and 
private-sector establishments. Nantucket is a very 
expensive place to live, and there are not that many 
jobs in the pay ranges required to afford Nantucket’s 
high housing costs. The island’s beauty conveys an 
image of Nantucket that masks the hardships many 

2	  Nantucket Housing Production Plan (2009), 12. 

2. HOUSING NEEDS ANALYSIS

Over time, the Nantucket Land 
Bank and other conservation 
groups have successfully acquired 
and taken steps to protect about 
half of Nantucket’s land. With 
Nantucket’s golf courses and 
other recreation facilities added 
to the mix, over 60 percent of the 
island is undevelopable. 
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households contend with in order to live and work 
there. In addition, Nantucket has pockets of poverty, 
racial and ethnic minorities, and foreign-born popu-
lations in two of its five federal census tracts. Over-
crowded housing conditions and substandard if not 
illegal units exacerbate these problems. For seasonal 
and year-round workers without living-wage jobs, 
Nantucket’s housing barriers are even more compli-
cated and difficult to address. 

POPULATION TRENDS

Many Nantucket residents might find it hard to imag-
ine their town in 1980, when the population (5,087) 
was only half the number reported in Census 2010 
(10,172). It makes sense that in 1983, a decade after 
adopting its first zoning bylaw, Nantucket completed 
a growth management plan and took further steps 
to reduce the island’s development potential.3 With 
special legislation, Nantucket created the Land Bank 
Commission and instituted a funding mechanism 
to pay for acquiring open space. During the 1970s, 
Nantucket’s population had jumped 35 percent after 
several decades of relatively little change, and new 
homes were under construction at the rate of over 
one hundred per year. What had been a fairly small 
population difference between Nantucket and all of 
Martha’s Vineyard during the Great Depression had 
gradually increased (Figure 2.1). This, together with 
unprecedented growth occurring throughout much 
of Cape Cod, formed the backdrop for actions taken 

3	  Nantucket Planning & Economic Development Commission 
(NP&EDC), Comprehensive Growth Management Plan, Vol. I, Goals 
and Objectives for Balanced Growth (1983). 

on Nantucket to protect the town’s land and water 
resources and its historic resources as well. Astute 
leaders at the time could foresee that as household 
formation rates and housing demand accelerated in 
the 1980s, Nantucket stood to absorb a considerable 
amount of new housing growth, perhaps more than 
it had the capacity to serve. Nantucket instituted 
rate-of-development controls and an annual cap on 
building permits in order to manage the impact of 
new growth on infrastructure and services.4 

More recently, Nantucket’s total year-round popu-
lation increased from 9,520 to 10,172 between 2000 
and 2010, or 6.8 percent, surpassing all other Mas-
sachusetts counties except Dukes County, where the 
population rose by over 10 percent. According to the 
American Community Survey (ACS), Nantucket’s 
population grew another 6.7 percent between 2010 
and 2014: more than double the statewide growth 
rate. The Census Bureau’s most recent population 
estimate for Nantucket is 10,856 (July 2014). Nan-
tucket is currently classified as one of the 100 fastest 
growing counties in the nation, based on 2013-2014 
one-year growth estimates.5 

Nantucket has gained population faster than the 
UMass Donohue Institute (UMDI) predicted when 
it developed 25-year population projections in 2010. 
According to those projections (Figure 2.2), Nantuck-
et’s 2035 population will be approximately 12,004, in-

4	  N.B. These provisions lapsed in 2001. 

5	  U.S. Census Bureau, Population Division, “Resident Pop-
ulation Estimates for the 100 Fastest Growing U.S. Counties with 
10,000 or More Population in 2013: July 1, 2013 to July 1, 2014 
- United States – County.” March 2015.
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cluding significant growth in the school-
age and young adult age cohorts – unlike 
the state as a whole – and a 56 percent in-
crease in seniors (65 and over). Nantuck-
et also stands to lose ground in terms of 
working-age population 35 and over be-
tween now and 2035.6

Nantucket has some unique character-
istics in terms of the age make-up of its 
year-round residents. Measured by me-
dian population age, Nantucket is not 
much different from the state: 39.4 years 
on Nantucket and 39.1 years statewide. 
However, there tend to be pockets of 
older and younger people in settlement 
patterns that coincide, in part, with oth-
er population characteristics such as race 
and income. For example, families with children un-
der 18 make up a relatively large share of the popula-
tion in Nantucket’s Airport/Mid-Island and Surfside 
neighborhoods. In these areas, the median age drops 
to 35.2, and school-age children account for at least 
one-fourth of the total population; seniors, almost 10 
percent.7 

Race, Ethnicity, and Culture
Nantucket has more racial and cultural diversity 
than the state as a whole. This can be seen both in 
federal census data and demographic profiles of the 
Nantucket Public Schools. The Massachusetts De-
partment of Elementary and Secondary Education 
(DESE) reports comparative socioeconomic data for 

6	  UMass Donohue Institute (UMDI), Population Projections 
for Massachusetts Municipalities, prepared for the Massachusetts 
Secretary of State, March 2015. 

7	  U.S. Census Bureau, Census 2010, DP-1. 

all of the state’s public school districts. According 
to the agency’s website, 12 percent of Nantucket’s 
school students are African American and 24 percent 
are Hispanic compared with 9 percent and 18 percent 
(respectively) for all of Massachusetts.8  Minorities 
comprise approximately 19.5 percent of the popula-
tion town-wide and 16.8 percent of the population in 
Massachusetts.

Racial and ethnic population characteristics matter, 
first for social equity reasons and second, because 
much tougher regulations under the federal Fair 
Housing Act (FFHA), a 1968 civil rights law, will be re-
leased in 2015. The FFHA prohibits housing discrim-
ination against people on the basis of race or color, 
religion, sex, national origin, familial status (families 
with children under 18), or disability. Among other 
requirements, the new regulations will obligate lo-

8	  Massachusetts Department of Elementary and Second-
ary Education (DESE), School Profiles: Nantucket Public Schools. 
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Table 2.1. Population Projections by Age Group, Percent Change 2015-2035: Cape & Islands

Age Nantucket Dukes Barnstable State Age Nantucket Dukes Barnstable State

0-4 44.3% 5.5% -9.6% -0.2% 50-54 -24.0% 6.3% -36.0% -8.7%

5-9 10.2% -9.6% -14.2% -0.1% 55-59 -7.0% -6.9% -39.1% -10.9%

10-14 15.9% -7.4% -12.9% -1.1% 60-64 4.9% -28.7% -30.6% -0.7%

15-19 18.2% 10.8% -20.6% -1.5% 65-69 23.3% -10.0% -17.2% 19.3%

20-24 32.3% 12.3% -26.8% -7.7% 70-74 52.2% 47.9% 15.0% 68.0%

25-29 86.1% -20.3% -18.4% -7.2% 75-79 86.0% 139.3% 44.0% 102.6%

30-34 18.2% -22.7% -17.6% -2.1% 80-84 103.8% 161.7% 39.5% 88.7%

35-39 -19.1% -3.6% -11.4% 7.0% 85+ 59.0% 76.7% 18.4% 45.8%

40-44 -26.4% 6.6% -9.0% 14.1% Total 12.5% 6.7% -12.7% 7.8%

45-49 -37.5% 2.3% -23.3% 3.7% Change 1,337 1,162 -27,399 526,878
UMDI, Population Projections for Massachusetts Municipalities: Age and Sex (March 2015); and RKG Associates.
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cal governments to affirmatively further fair housing 
and eliminate policies and practices that have the ef-
fect (however unintended) of housing discrimination 
against groups the FFHA is designed to protect (“pro-
tected classes”). Eventually, enforcement and compli-
ance will be linked to most federal funding programs 
– not only programs that provide funds for housing. 

Although Nantucket is home to many minorities, 
community-wide race statistics mask the fact that 
Nantucket’s minority population is largely housed 
in one area (Map 2.1). Ninety percent of Nantucket’s 
minority residents live in Airport/Mid-Island/Surf-
side neighborhoods and south of Town. For example, 
Nantucket’s most densely populated census tract, 
9502 (Miacomet/Mid-Island/Cisco), houses 48 per-
cent of the entire town-wide population but 69 per-
cent of the African American population and 63 per-
cent of the Hispanic population (Figure 2.3).  From a 
fair housing perspective, differences such as these are 
known as minority concentration areas. Promoting 
higher-density housing in areas close to goods and 
services makes good planning and land use sense. 
However, when people have no choice but to live 
in certain parts of a community, local officials and 
housing advocates need to work closely with minori-
ty neighborhoods to provide more housing choices. 

The percentage of foreign-born residents on Nan-
tucket (16.6 percent) is larger than that of the state (15 
percent). Most of Nantucket’s foreign-born popula-
tion hails from countries such as the Dominican Re-
public and Jamaica in the Caribbean or from Central 
American countries such as Mexico or El Salvador.9 

9	  American Community Survey (ACS) 2009-2013 Five-
Year Estimates, B05006, B16007.

In many cases, they come to Nantucket for work in 
the hospitality, food service, and recreation sectors, 
all of which depend on unskilled labor and provide a 
major source of jobs for immigrants throughout the 
U.S. Nantucket’s immigrant groups tend to concen-
trate in the Mid-Island area, as suggested in Table 2.2. 
Over one-fourth of the population in census tract 
9504 includes people from other countries, and these 
neighborhoods also house a majority of Nantucket’s 
Spanish- and Portuguese-speaking residents (Map 
2.2).10 An unusually large percentage of children in 
the Nantucket Public Schools speak a language other 
than English at home. 

Whether native or foreign-born, Nantucket’s cur-
rent population includes a much larger percentage 
of people with out-of-state origins than the state as 
a whole (Table 2.3). Less than half of Nantucket’s res-
idents are originally from Massachusetts, but of the 
population born out of state, one-fourth moved to 
10	  ACS 2009-2013, B16007.
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Nantucket from elsewhere in New England or anoth-
er part of the Northeast. The numbers are fairly small 
because Nantucket’s population is small, but the per-
centages of Nantucket residents coming from other 
parts of the U.S. are noteworthy. 

Labor Force
Compared with Massachusetts overall, Nantuck-
et has a larger percentage of the population in the 
labor force, and in some parts of town the labor 
force participation rate is very high. Seventy-six 
percent of Nantucket’s 16-and-over population is in 
the labor force (Table 2.4), and for the most part they 
are also employed – at least seasonally. Unemploy-
ment on Nantucket can range from a low of 2 per-
cent in July to a high of 15 percent in January,11 but 
when seasonally adjusted, unemployment 

11	  Executive Office of Labor and Workforce Development 
(EOLWD), Labor Force and Unemployment Data (2010-2014). 

does not appear to be a major problem for the island’s 
year-round residents – many of whom are self-em-
ployed. Approximately 6 percent of Nantucket’s labor 
force works in a home occupation at least part of the 
work week, and this statistic run as high as 13 per-
cent in downtown neighborhoods. By contrast, just 2 
percent of the workers in Mid-Island neighborhoods 
have home occupations, probably because so many 
have hospitality and food service jobs that require 
commuting to an employer establishment. 

Nantucket has a reasonably well educated popu-
lation. Its labor force matches the state for work-
ing-age population percent with a college degree or 
more (42.6 percent). Island-wide, Nantucket’s popu-
lation without a high school diploma is less than the 
state’s, but many workers living in Mid-Island neigh-
borhoods have limited education levels: nearly on 
par with the state for percent without a high school 

Table 2.2. Foreign-Born Population by Citizenship and Origin (Estimated; 2013)

Location Estimated 
Population

Foreign-Born Foreign-Born 
Percent

Not 
Naturalized 

Citizen

Percent Foreign-
Born from Latin 

America

Massachusetts 6,605,058 991,708 15.0% 49.5% 35.5%

Nantucket (Town) 10,224 1,694 16.6% 59.5% 66.5%

Census Tract 9501 1,650 124 7.5% 83.9% 34.7%

Census Tract 9502 4,481 878 19.6% 68.1% 70.2%

Census Tract 9503.07 340 7 2.1% 71.4% 0.0%

Census Tract 9504 2,402 620 25.8% 45.6% 70.6%

Census Tract 9505 1,351 65 4.8% 27.7% 46.2%

ACS 2009-2013, B05002, B05006, and RKG Associates.
Census Tract Legend: 9501: Town; 9502: Miacomet/Mid-Island/Cisco; 9503.07: Madaket/Dionis/Clif; 9504: Airport/Mid-
Island/Surfside; 9505: Polpis/Sconset/Tom Nevers

Table 2.3. Current Population by Place of Birth (Estimated; 2013)

Native, Born Out of State

Location Est. 
Population

Born in 
Massachusetts

Northeast Midwest South West Abroad Foreign-
Born

Massachusetts 6,605,058 62.8% 11.8% 2.6% 3.3% 1.9% 2.5% 15.0%

Nantucket (Town) 10,224 46.0% 23.6% 4.3% 5.3% 2.6% 1.8% 16.6%

Census Tract 9501 1,650 43.1% 28.2% 5.6% 10.2% 1.6% 3.7% 7.5%

Census Tract 9502 4,481 50.6% 17.1% 3.3% 4.5% 2.9% 2.0% 19.6%

Census Tract 9503.07 340 49.4% 34.1% 2.9% 5.6% 1.8% 4.1% 2.1%

Census Tract 9504 2,402 41.8% 23.2% 2.4% 2.8% 3.7% 0.3% 25.8%

Census Tract 9505 1,351 40.6% 37.5% 9.3% 6.1% 1.1% 0.6% 4.8%

ACS 2009-2013, B05002, and RKG Associates.
Census Tract Legend: 9501: Town; 9502: Miacomet/Mid-Island/Cisco; 9503.07: Madaket/Dionis/Clif; 9504: Airport/Mid-Island/
Surfside; 9505: Polpis/Sconset/Tom Nevers
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diploma. Education levels, wages, and poverty tend 
to go hand-in-hand. 

WORKING ON NANTUCKET
The Executive Office of Labor and Workforce Devel-
opment (EOLWD) reports that Nantucket has about 
920 employer establishments with a combined to-
tal of 3,900 payroll jobs with an average weekly wage 
of $963.12 The employment base is quite small for a 
community with 4,400 year-round housing units. 
A sustainable local economy typically has about 1.5 
jobs per housing unit: enough jobs to give residents 
meaningful opportunities to work locally. The jobs-
to-housing ratio on Nantucket is only 0.89, so it is 
no surprise that Nantucket also has many “non-em-
ployer” establishments, too: people who work for 
themselves as sole proprietors, either full-time or as 
a part-time supplement to a payroll job. Evidence of 
reliance on self-employment income can be seen in 
census statistics for sources of household income. For 
example, 11 percent of the state’s households derive 
some income from self-employment, but 27 percent 
of Nantucket’s households have self-employment 
income and in some neighborhoods, it is as high as 
33 percent.13 Together, the number of self-employed 
people and the employers that provide jobs for others 
form the base of over 3,000 firms doing business on 
Nantucket.14 

12	  EOLWD, Employment and Wages Report, ES-202: Nan-
tucket, 2009-2013.

13	  ACS 2009-2013 Five-Year Estimates, B19053.

14	  County Business Patterns, 2012. 

The size and composition of Nantucket’s economy 
present some important challenges for developing a 
housing strategy for any income group. 

The employment base fluctuates seasonally. The 
seasonal changes on Nantucket are substantial. At 
the peak season for visitors in August, local employ-
ers have 2.3 jobs on payroll for every one job that still 
remains in February, when employment reaches its 
lowest point in the year. These changes mirror fluc-
tuations in the unemployment rate. Nantucket es-
sentially achieves full employment in the summer, 
when the unemployment rate drops to well below 
2 percent, but by February it has one of the highest 
unemployment rates in Massachusetts (about 13 per-
cent).15 

The employment base has a narrow range of 
strengths. Arguably, the arts and recreation and ac-
commodations and food service sectors perform well 
during the summer and into the shoulder season, 
but they generally provide low-wage jobs. Workers in 
these industries earn better pay on Nantucket than in 
other parts of the state – roughly 1.4 times the aver-
age weekly wage for similar jobs elsewhere – so many 
of them may be able to pay rents of $900 to $1,100 
over the summer. Once the hospitality industry con-
tracts after Columbus Day, this is no longer the case. 

Year-round jobs such as health care and profes-
sional services pay decent wages, but Nantucket 
does not have a large base of professional employ-
ment. The Town of Nantucket, the public schools, 
and the Nantucket Cottage Hospital are relatively 

15	  Executive Office of Labor and Workforce Development, 
Local Area Unemployment Statistics (2007-2014). 

Table 2.4. Labor Force and Education Levels (Estimated; 2013)

Population 16 and Over Educational Attainment

Location Total 
(Estimated)

In Labor 
Force

Population 
16-64 

(Estimated)

Less 
than high 

school

High school 
graduate

Some 
college

Bachelor’s 
degree or 

higher

Massachusetts 5,371,252 67.7% 3,576,934 8.4% 23.6% 25.3% 42.6%

Nantucket (Town) 8,245 76.3% 6,164 4.4% 24.9% 28.1% 42.6%

Census Tract 9501 1,421 63.1% 778 5.0% 21.6% 23.0% 50.4%

Census Tract 9502 3,468 81.7% 2,800 7.1% 29.0% 27.4% 36.5%

Census Tract 9503.07 280 66.4% 212 0.0% 14.2% 17.0% 68.9%

Census Tract 9504 1,901 85.1% 1,666 0.5% 27.8% 27.7% 44.0%

Census Tract 9505 1,175 64.1% 708 3.1% 8.9% 40.7% 47.3%

ACS 2009-2013, B23025, B23006, and RKG Associates.
Census Tract Legend: 9501: Town; 9502: Miacomet/Mid-Island/Cisco; 9503.07: Madaket/Dionis/Clif; 9504: Airport/Mid-Island/
Surfside; 9505: Polpis/Sconset/Tom Nevers
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large employers with professional and semi-profes-
sional workers, and clearly there are small establish-
ments with higher-paying jobs, too. In many cases, 
however, the industries with higher-wage employ-
ment on Nantucket have low location quotients.16 
Relative to the larger regional economy – Cape Cod 
and the Islands – health care and professional ser-
vices make up a small share of Nantucket’s employ-
ment base, as evidenced by location quotients sub-
stantially below 1.00 (Fig. 2.4).  

Measured by their share of local jobs, Nantucket’s 
strongest industries are the construction trades, 
transportation services, real estate and leasing, sup-
port services (e.g., housecleaning, waste manage-
ment, or security services), arts and recreation, and 
accommodations and food services (the hospitality 
industry). All of these industries are vulnerable to 
seasonal change, however. Most industries that offer 
high-wage employment, such as information, finance 
and insurance, real estate and leasing, professional 
services, health care, and public administration, do 
not provide many jobs on Nantucket. 

Despite Nantucket’s generally favorable pay scales for 
municipal employees, the Town has lost at least four 
employees and at least three applicants turned down 

16	  A location quotient is the ratio of an industry’s share of 
local employment to that industry’s share of employment in a larger 
reference economy, in this case the Cape & Islands Workforce In-
vestment Area. It is a fairly simple tool for identifying strengths and 
weaknesses in the local economy. A ratio > 1.10 generally signals 
an industry that is strong in the local market.

municipal job offers because they could not find af-
fordably priced housing.17 

Earnings
Since the vast majority of Nantucket residents work 
on the island, either for themselves or as a wage or 
salary worker for some other establishment, report-
ed income from employment sheds further light on 
wages paid by Nantucket businesses. For most in-
dustries, there is a wage differential that recognizes 
the higher cost to live and work on Nantucket, yet in 

17	  Amanda Johnson, Town of Nantucket Human Resources 
Department, March 10, 2015.

Measured by their share of local 
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industries are the construction 
trades, transportation services, 
real estate and leasing, support 
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services), arts and recreation, and 
accommodations and food services 
(the hospitality industry). All of 
these industries are vulnerable to 
seasonal change.
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relation to Nantucket’s extraordinarily 
high housing costs, the wage difference 
does not seem that significant. For ex-
ample, Table 2.5 shows that the me-
dian annual earnings of a year-round 
service worker in Massachusetts is 
$33,365, but on Nantucket, it is $41,981, 
for a local wage ratio of 1.26. The Nan-
tucket service worker with income at 
the median wage can affoRd to spend 
$1,050 per month for rent and basic 
utilities. However, Nantucket’s median 
gross rent is $1,443,18 which represents 
a housing cost differential of 1.46. It is 
little wonder that Nantucket workers 
on the lower end of the wage spectrum 
often share housing units in an effort to 
make ends meet. Indeed, a recent sur-
vey of 204 public and private employers in Nantucker 
indicates that some 26 percent of their workers earn 
wages that fall far below the minimum required to 
afford Nantucket rents (Fig. 2.4-1). 

HOUSEHOLD TRENDS

Households – more than population per se – drive 
demand for housing, so a housing strategy for any 
community must account for market area household 
formation trends and household characteristics. The 
size and composition of a community’s households, 
the age of its householders, and the resources they 
have to purchase or rent housing all have an indelible 
impact on demand. Nantucket’s household trends are 
also affected by demand from the seasonal housing 

18	  ACS 2009-2013 Five-Year Estimates, B25064.

market. Over the past decade, Nantucket attracted 
considerable household growth. As of Census 2010, 
Nantucket had about 4,200 year-round households, 
representing a 14.3 percent increase between 2000 
and 2010. However, the Census Bureau estimates 
that since 2010, Nantucket has lost about 160 house-
holds as it gained over 400 seasonal housing units, 
mainly due to conversions of year-round housing.19 

Nantucket’s year-round homes are predominant-
ly owner-occupied.20 Its householders tend to be 
younger than their counterparts statewide, and un-
like many towns on the Cape and around Boston, 
Nantucket has many young renters. In addition, 
while Nantucket is still a white, non-Hispanic town, 
it has many minority families. Most of Nantucket’s 

19	  Census 2000, 2010, H1, H5; ACS 2009-2013 Five-Year 
Estimates, B25003, B25004. 

20	  Census 2010, H4.

Table 2.5. Median Annual Earnings: Selected Occupations and Industries (Estimated; 2013)

Occupations Industries

Median 
Earnings

Mgt. Svcs. Construction Retail Finance, 
Real 

Estate

Education Hospitality

Massachusetts 54,594 73,085 33,365 43,916 24,064 56,907 40,967 16,663

Nantucket (Town) 51,869 73,339 41,981 50,323 38,281 56,023 41,605 25,023

Census Tract 9501 55,263 61,520 37,750 63,750 25,625 61,875 45,556 14,000

Census Tract 9502 51,110 66,848 43,750 45,865 44,632 33,203 28,750 25,510

Census Tract 9503.07 81,806 81,111 - 102,188 - 81,818 26,161 56,563

Census Tract 9504 45,962 85,625 41,596 46,250 43,542 42,993 61,750 38,472

Census Tract 9505 52,179 73,750 68,417 - 25,083 11,000 75,724 39,375

Source: ACS 2009-2013 B24021, B24031, and RKG Associates. 
Census Tract Legend: 9501: Town; 9502: Miacomet/Mid-Island/Cisco; 9503.07: Madaket/Dionis/Clif; 9504: Airport/Mid-Island/
Surfside; 9505: Polpis/Sconset/Tom Nevers
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African American and 
Hispanic households 
live in Mid-Island neigh-
borhoods, which is also 
where most of the rental 
housing on Nantucket 
can be found. 

Just about everyone liv-
ing year-round on Nan-
tucket is part of a house-
hold. (Some people lived 
in shared or group quar-
ters, e.g., the seniors 
at Our Island Home.) 
Nantucket’s households 
are primarily families, 
which can also be said 
for most communities, 
but Nantucket has a 
larger percentage of non-family households than 
the state as a whole. “Non-family” is a federal cen-
sus term that includes single people living alone and 
households of two or more unrelated people. Most 
non-family households are one-person households, 
whether measured nationally, in Massachusetts, or 
on Nantucket. In Massachusetts, for example, sin-
gle people living alone represent 80 percent of all 
non-family households. However, the percentage of 
one-person households is smaller on Nantucket: 75 
percent, and it is much smaller in some neighbor-
hoods where the percentage of one-person non-fam-
ily households drops as low as 64 percent (Table 2.6). 

In the Airport/Mid-Island/Surfside area, Nantuck-
et has a relatively large number of households with 
unrelated people living together in the same house. 

This matters for a housing study because a larg-
er-than-average number of unrelated people in 
shared housing often signals the presence of hous-
ing problems: lack of affordability, lack of suitable 
housing for a community’s household types, crowd-
ed housing units, code violations, off-street parking 
conflicts, and others. Not surprisingly, the presence 
of households with both related and unrelated peo-
ple has an impact on household sizes and the types of 
housing a community may need. While Nantucket’s 
homeowner households are somewhat smaller than 
their counterparts statewide, the opposite is true for 
renters. On Nantucket, the average-size household 
for renter-occupied housing ranges from 2.35 to 2.60, 
compared with 2.18 people per household for the 
state as a whole.21 

21	  Census 2010, H12.

Table 2.6. Household Types (Estimated; 2013)

American Community Survey (ACS) Estimates

Location Total 
Households

Families 
(Related People)

Single Parent 
Families

Non-Family 
Households

Single People % 
Non-Families

Massachusetts 2,530,147 1,607,082 26.1% 923,065 79.5%

Nantucket (Town) 4,069 2,462 21.5% 1,607 75.5%

Census Tract 9501 690 356 29.8% 334 89.8%

Census Tract 9502 1,657 1,093 26.7% 564 75.0%

Census Tract 9503.07 156 100 0.0% 56 78.6%

Census Tract 9504 951 500 9.4% 451 64.3%

Census Tract 9505 615 413 20.3% 202 77.7%

Source: ACS 2009-2013 B1101, and RKG Associates. 
Census Tract Legend: 9501: Town; 9502: Miacomet/Mid-Island/Cisco; 9503.07: Madaket/Dionis/Clif; 9504: Airport/Mid-
Island/Surfside; 9505: Polpis/Sconset/Tom Nevers
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Incomes 
Massachusetts ranks fifth in the nation for medi-
an household income, which means that overall, 
its resident households enjoy a comparatively high 
standard of living. Nantucket is one of the wealthi-
est communities in the state, so its households tend 
to be fairly well-off. For example, households with 
incomes below $25,000 comprise 12 percent of all 
year-round households on Nantucket, but 20 percent 
throughout the Commonwealth. Approximately 27 
percent of Nantucket households and 22 percent of 
the state’s households have incomes over $125,000. 
Still, Nantucket’s household wealth is not evenly dis-
tributed throughout the island. As shown in Figure 
2.5, the percentage of upper-income households on 
the west side of the island is larger than any other 
area. By contrast, moderate-income households tend 
to be most prevalent in Mid-Island neighborhoods 
and along the south side of Nantucket. 

Household wealth on Nantucket is unevenly distrib-
uted by race and ethnicity, too, but the differences 
are more difficult to quantify.  First, when the num-
ber of people in a population sample is very small, 
the Census Bureau does not publish income statis-
tics. As a result, there are no race and income esti-
mates for some parts of Nantucket. Second, the Cen-
sus Bureau reports household income as the sum of 
income of all people 18 and over in the household, 
regardless of familial status. Accordingly, household 
income for a group of unrelated people occupying a 
single housing unit is the sum of their individual in-
comes. Poverty indicators shed more light on income 
differences on Nantucket because poverty is reported 
for households, families, and individuals. For exam-
ple, 14 percent of Nantucket’s year-round population 

has incomes below poverty, but the corresponding 
statistics for African American residents is almost 
20 percent, and for Hispanic or Latino residents, 
30 percent.22 Hispanic or Latino households in the 
Mid-Island area have the lowest median income of 
any group on Nantucket: $26,939.23

As in most communities, the economic position of 
families in Nantucket is generally better than that of 
all households (including families and nonfamilies). 
This is true for a few reasons: first, family households 
tend to be younger, so they are more likely to be in 
the labor force, and second, married-couple families 
in particular (which still make up the majority of fam-
ilies with children) often have more than one wage 
earner. The situation for single-parent families is 
quite different. Among the working-age population, 
single-parent families and one-person households 
have fairly low incomes – low relative to the cost of 
Nantucket’s market-rate housing and even relative 
to price-controlled housing such as units available 
through the Housing Needs Covenant Program. 

HOUSING CHARACTERISTICS

It is harder to confirm the number of housing units 
in a community than many people realize. To the 
general public, a housing unit is a single-family home 
or two-family home, an accessory apartment, an 
apartment in a multi-family building or a townhouse 
condominium: “A room or enclosed floor space used, 
or to be used, as a habitable unit for one family or 
household, with facilities for sleeping, cooking and 
sanitation” - that is, a dwelling unit as defined in 

22	  ACS 2009-2013 Five-Year Estimates, B06012, B17001I.

23	  ACS 2009-2013 Five-Year Estimates, B19031I.

Table 2.7. Median Income: Families with Children by Family Type and Working-Age One-Person Households

Families with Dependent Children Ages 15-64

Median Family 
Income

Married Couples Single Parents Men Living 
Alone

Women Living 
Alone

Massachusetts $84,900 $113,187 $28,116 $43,901 $40,542

Nantucket (Town) $92,500 $106,667 $53,505 $51,280 $46,947

Census Tract 9501 $101,042 $106,591 $60,784 $76,953 $53,500

Census Tract 9502 $86,769 $95,917 $44,022 $37,869 $46,108

Census Tract 9503.07 $122,500 $61,875 - - -

Census Tract 9504 $110,288 $114,750 $55,000 $55,096 $51,583

Census Tract 9505 $81,989 $88,641 $21,406 - $48,906

Source: ACS 2009-2013, B19215, B19216, and RKG Associates, Inc. 
Census Tract Legend: 9501: Town; 9502: Miacomet/Mid-Island/Cisco; 9503.07: Madaket/Dionis/Clif; 9504: Airport/Mid-
Island/Surfside; 9505: Polpis/Sconset/Tom Nevers
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Nantucket’s zoning bylaw. However, the of-
ficial housing count reported by the Census 
Bureau every ten years is a little different. Un-
der the Census Bureau’s broad definitions of 
“housing,” rooms in boarding houses and re-
tirement homes may qualify as housing units. 
The federal definition also includes structures 
or portions thereof that are not classified (or 
regulated) as housing under the State Build-
ing Code, e.g., mobile homes, recreational 
vehicles, and boats, and rooms or groups of 
rooms without separate cooking or sanita-
tion facilities. For purposes of this housing 
plan, “housing unit” means what most peo-
ple generally think of as housing, i.e., it does 
not include recreational vehicles. It could in-
clude some types of shared quarters, such as 
single-room occupancy (SRO) units, but not 
employer-owned dormitory housing or elder 
care facilities such as Our Island Home. 

Nantucket has absorbed a higher rate of hous-
ing growth than most parts of the state. Be-
tween 2000 and 2010, Nantucket’s housing invento-
ry increased by 2,408 units, or 26.1 percent. However, 
seasonal housing increased 30 percent, from 5,170 
units in 2000 to 6,722 units in 2010, outpacing total 
housing growth – that is, demand for seasonal hous-
ing on Nantucket appeared to be reducing the supply 
of year-round housing. More recent estimates from 
the American Community Survey place seasonal 
housing on Nantucket at 7,137 units, i.e., an increase 
of about 400 units since 2010. Moreover, the ACS es-

timates that the total number of year-round occupied 
units has fallen to 4,069 (from 4,229 in 2010) while 

the number of year-round owner-occupied units has 
increased to 2,667 units (from 2,475 in 2010).24 Most 
of the drop in year-round units has occurred among 
rental units. Together, these trends seem to provide 
some support for the perceptions of Nantucket res-
idents who say that year-round rental options have 
decreased significantly. They say that today, rent-
al vacancies are often filled by word-of-mouth and 
other informal means because anyone advertising an 
apartment for rent will likely receive hundreds of re-
quests. 

24	  Census 2010, Census 2000, H1, H3, H4; and ACS 2009-
2013 Five-Year Estimates, B25003.

Table 2.8. Housing Types (Estimated; 2013)

Location Total Housing 
Units

1-Family 
Detached

Townhouse Duplex Multi-
Family 

3-9 Units

Multi-
Family 10+ 

Units

RV, 
Boats

Massachusetts 2,808,549 52.3% 5.1% 10.3% 17.0% 14.5% 0.9%

Nantucket (Town) 11,650 85.0% 3.4% 6.3% 3.6% 0.6% 1.2%

Census Tract 9501 2,989 89.7% 0.7% 5.6% 2.4% 0.5% 1.2%

Census Tract 9502 3,114 73.9% 7.4% 10.7% 5.7% 0.4% 1.9%

Census Tract 9503.07 1,191 89.8% 4.1% 1.1% 1.8% 0.0% 3.3%

Census Tract 9504 1,640 78.7% 3.5% 11.2% 6.5% 0.0% 0.0%

Census Tract 9505 2,716 94.3% 1.3% 1.3% 1.3% 1.5% 0.4%

Source: ACS Five-Year Estimates 2009-2013, B25024. 
Note: Census 2010 reported Nantucket’s actual housing count as 11,618 units. 
Census Tract Legend: 9501: Town; 9502: Miacomet/Mid-Island/Cisco; 9503.07: Madaket/Dionis/Clif; 9504: Airport/Mid-
Island/Surfside; 9505: Polpis/Sconset/Tom Nevers
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EXISTING 
INVENTORY

One of Nantucket’s great-
est housing challenges in-
volves its limited range of 
housing choices and price 
points, which in turn re-
flect the town’s land use 
regulations and infra-
structure (notably a lim-
ited sewer service area), 
and market expectations. 
The overwhelming ma-
jority of housing units on 
Nantucket are detached 
single-family homes. This 
makes sense given the 
town’s historic development patterns, but it is not 
a very efficient use of land or an economical way to 
create affordably priced units. Mixed residential uses 
exist in the more densely settled areas of Nantuck-
et, notably downtown and the Mid-Island neighbor-
hoods. These settings include two-family homes or 
row houses, some multifamily dwellings, and some-
times apartments above commercial space as well, 
and it is in the Mid-Island neighborhoods that over 
80 percent of Nantucket’s year-round renters live.25 
In many parts of Nantucket there are privately owned 
residential lots with two detached single-family 
homes, i.e., a principal dwelling and a cottage, with 
both units under common ownership unless one is 
conveyed subject to an affordable housing restric-
tion (Nantucket Housing Needs Covenant). Table 2.8 
summarizes Nantucket’s housing inventory by unit 
types.

Housing Age and Size 
Compared with the state as a whole, Nantucket has 
fairly new housing units. This may come as a surprise 
to some Nantucket residents or visitors, especially 
since Nantucket’s iconic downtown has such an en-
viable collection of well-preserved historic residenc-
es. However, Nantucket has grown so much since the 
1970s (Figure 2.6) that all of its late-twentieth cen-
tury homes have a dramatic impact on the island’s 
housing age profile. Today, the median year built for 

25	  ACS 2009-2013 Five-Year Estimates, B25032. 

all housing on Nantucket (year-round and seasonal) 
is 1983, compared with 1958 for the state.26 

Nantucket’s owner-occupied housing is similar in 
size and basic amenities to owner-occupied units 
throughout Massachusetts. The most significant dif-
ferences can be found in and around the downtown 
area, where there are many large historic houses that 
tend to dominate the housing inventory. Overall, 
however, the majority of owner-occupied homes in 
Massachusetts and Nantucket are three- or four-bed-
room dwellings with cooking and plumbing facili-
ties, basic utilities, and reasonable space for vehicle 
parking. While renter-occupied units elsewhere in 
the state are comprised primarily of one- or two-bed-
room apartments, Nantucket’s rental units tend to 
be a little larger, and this is due to the composition 
of Nantucket’s rental stock: many single-family and 
two-family homes as opposed to multi-family apart-
ment developments. 

Residential Construction
Data from the UMass Donohue Institute (UMDI) in-
dicate that between 2005 and 2013, Nantucket issued 
building permits for 975 new homes, nearly all de-
tached single-family dwellings. It is little wonder that 
Nantucket housing sale prices are so high. In 2013, 
the most recent year for which annual data have been 
released, the average construction cost reported for 
new units, excluding the land cost, was $770,225.27 

26	  ACS 2009-2013 Five-Year Estimates, B25035.

27	  N.B. Local governments (including Nantucket) report 
new residential permits and average construction cost per unit on 
a monthly basis to the federal government. UMDI simply summa-
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Though less than the average reported in 2012, an av-
erage reported construction cost of over $770,225 is 
very high – higher than the average reported in Bos-
ton’s affluent west suburbs. Figure 2.7 shows that the 
average construction cost per unit increased sharply 
in 2010, and while it has fluctuated since then, there 
appears to be an emerging pattern of rising costs per 
unit.  For the portion of 2014 that is available from 
the Town, the average cost is up slightly: $782,000.28 

In addition to new home construction permits, Nan-
tucket issues almost twice the number of permits for 
renovation and alteration projects that increase the 
value of local homes. Some of the new single-family 
units are actually replacements for demolished older 
residences, too. In the first four months of 2014, for 
example, Nantucket issued eleven residential demo-
lition permits (excluding sheds).29

OCCUPANCY, TENURE, AND 
HOUSEHOLD SIZE

Most year-round residents of Nantucket and the 
state as a whole own the house they live in, yet in 
many ways Nantucket’s housing tenure statistics dif-
fer from those of the Commonwealth. Unlike Mas-
sachusetts as a whole, where the homeownership 

rizes the locally generated data. In RKG’s experience the federal 
numbers are largely accurate for new single-family homes, but new 
multifamily units tend to be under-reported.   

28	  Town of Nantucket, Building Department, April 2015. 

29	  Ibid.

rate has incrementally increased over time,30 Nan-
tucket has experienced fluctuating owner-occupan-
cy conditions, from 63 percent in 2000 to 58 percent 
in 2010 and most recently, an estimated 66 percent 
in 2013. Overall, Nantucket has more owner-occu-
pant newcomers on one hand and more long-term 
renters on the other hand, but these differences do 
not apply town-wide. The neighborhoods with the 
largest shares of long-time homeowners lie along 
the island’s north side, and long-time renters, in the 
downtown area.31  Also, non-family households and 
single-parent families headed by women are primar-
ily homeowners in Nantucket, but statewide they are 
primarily renters. Similarly, single-parent families 
headed by men are primarily renters on Nantucket 
but homeowners elsewhere in Massachusetts.32 Fig-
ure 2.8 reports tenure by household type for the town 
and its five census tracts. 

Comparing ACS estimates with decennial census data 
can produce some distortions because the former is 
based on a comprehensive, monthly population sur-
vey and the latter, a point-in-time actual count. Nev-
ertheless, trends that corroborate informal accounts 
from Nantucket residents can be gleaned from these 
sources. Since 2010, for example, the average rent-
er household size has gradually increased, and the 

30	  U.S. Census Bureau, Current Population Survey/Housing 
Vacancy Survey (CPS/HVS), Housing Vacancies and Homeowner-
ship, Annual 2014 and Historical Tables.

31	  ACS 2009-2013 Five-Year Estimates, B25039. 

32	  ACS 2009-2013 Five-Year Estimates, B11012.
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shift in the average statistic stems primarily from 
growth among large renter households, i.e., house-
holds with more than four people. Seventy percent of 
the island’s large renter households live in Mid-Island 
neighborhoods near the airport, where a majority of 
Nantucket’s African American, Hispanic or Latino, 
and lower-income households reside.33  

INCOME, TENURE, AND HOUSING 
COSTS

Under a long-standing federal guideline, housing 
costs are considered affordable when they do not ex-
ceed 30 percent of a household’s monthly gross in-

33	  Census 2010, H16 and HCT1; ACS Five-Year Estimates 
2009-2013, B25009, DP03; HUD, Low- or Moderate-Income (LMI) 
Areas by Census Block Group, ACS 2007-2011.  

come.34 Nantucket’s local housing programs adopt 
the same definition of housing affordability to de-
termine how much a household can afford to spend 
per month on housing. These amounts are shown in 
Table 2.9, along with area median income estimates 
by household size, along with the HUD Fair Market 
Rent (the maximum monthly rent for housing occu-
pied by tenants with federal rental assistance). 

Owner-Occupied Housing 
For many Nantucket homeowners, the cost of hous-
ing consumes a large share of their household in-
come. Their income may be much higher than that 
of renters, but the purchase price of for-sale housing 
is also very high. In 2014, for example, Nantucket’s 
median single-family sale price was $1,225,000 – up 
almost 20 percent over 2013.35  

As indicated in Figure 2.9, Nantucket’s median 
homeowner household income is $97,985, with a 
census tract-level range from a low of $80,417 to a 

34	  M. Schwartz and E. Wilson, “Who Can Afford to Live 
in a Home? A Look at Data from the 2006 American Community 
Survey” Working Paper, U.S. Census Bureau. The conventional 
public policy indicator of housing affordability in the United States 
is the percent of income spent on housing. Housing expenditures 
that exceed 30 percent of household income have historically 
been viewed as an indicator of a housing affordability problem. 
The conventional 30 percent of household income that a house-
hold can devote to housing costs before the household is said to 
be burdened evolves from the United States National Housing Act 
of 1937, although the original standard was not 30 percent. In 
1940, it was 20 percent and in 1969, Congress increased it to 25 
percent. The 30 percent standard that applies today was estab-
lished in 1981. See also, “Housing Affordability: Myth or Reality?,“  
Wharton Real Estate Center Working Paper, Wharton Real Estate 
Center, University of Pennsylvania, 1992.

35	  The Warren Group, Town Stats Database. 

Table 2.9. Estimated Maximum Affordable Housing Cost by Household Type and Income (2015)

Maximum Affordable Housing Cost HUD

Household Size 2015 AMI Unit Type 60% AMI 100% AMI 150% AMI Fair Mkt. Rent

Single Person  $69,813 studio or 1 BR  $1,047  $1,745  $2,618 $935

Two Person  $79,750 1 or 2 BR  $1,196  $1,994  $2,991 $1,161

Three Person  $89,750 2 or 3 BR  $1,346  $2,244  $3,366 $1,571

Four Person  $99,688 2, 3, or 4 BR  $1,495  $2,492  $3,738 $2,205

Five Person  $107,688 3 or 4 BR  $1,615  $ 2,692  $4,038 $2,213

Source: Housing Nantucket, 2015; HUD, Schedule B, Final 2015 FMRs for Existing Housing, Eff. 10/1/2014.
Note: (1) Housing Nantucket’s 60% income limits are close to those established by the federal government for the Low-
Income Housing Tax Credits (LIHTC) Program. 
(2) HUD Fair Market Rent is a payment standard for housing authorities that administer Section 8 assistance; it is not 
an affordable rent per se.  HUD’s goal for the FMR is that it should be “high enough to permit a selection of units and 
neighborhoods and low enough to serve as many low-income families as possible.”
(3) HUD Fair Market Rents do not precisely correspond with household size. For example, the FMR for a three-bedroom 
unit is $2,205 regardless of whether the household includes three, four, or five people. 

Nantucket’s median homeowner 
household income is $97,985.The 
median monthly housing cost for 
owner-occupied housing with a 
mortgage payment in Nantucket 
is $3,026: a figure technically 
affordable to a household with 
income of $121,040, or about 35 
percent of Nantucket’s existing 
homeowners. 
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high of $110,804.36 The median monthly housing 
cost for owner-occupied housing with a mortgage 
payment in Nantucket is $3,026,37 a figure technically 
affordable to a household with income of $121,040, 
or about 35 percent of Nantucket’s existing home-
owners. In Massachusetts overall, approximately 34 
percent of all homeowners spend more than 30 per-
cent of their monthly income on a mortgage pay-
ment, taxes, and insurance – the basic components 
of homeowner housing costs. As such, these home-
owners fit the federal definition of housing cost bur-
den.38 Significantly, Table 2.10 reports that over half 

36	  ACS 2009-2013 Five-Year Estimates, B25119.

37	  ACS 2009-2013 Five-Year Estimates, B25008. 

38	  N.B. California has the highest percent of mortgaged 
homeowners with housing burden of any state in the U.S, followed 
by Hawaii, Nevada, Florida, New Jersey, Rhode Island, and 
Massachusetts, although burden for all of these states is similar to 
California. 

o f 

Nantucket’s year-round homeowners are housing 
cost burdened and nearly 30 percent are severely 
cost burdened, which means their housing costs ex-
ceed 50 percent of their monthly gross income.39 

It is possible that some of Nantucket’s housing cost 
burdened homeowners have chosen to “buy up” to 
larger, amenity-laden homes instead of purchasing 
a more modest and affordable unit. However, avail-
able data indicate that this is not really the case. 
HUD’s Comprehensive Housing Affordability Strat-
egy (CHAS) Data show that most technically afford-
able units are occupied by higher-income households 
and that at any given time, there is only a handful 
of vacant, modestly priced homes on the market.40 
The high cost of housing for Nantucket homeowners 
39	  ACS 2009-2013 Five-Year Estimates, B25092. 

40	  CHAS Data, Tables 15A, 17A. 
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Table 2.10. Comparison Homeowner Housing Values and Monthly Housing Cost Estimates*

Location Median 
Housing Cost

Lower Value 
Home

Median Value 
Home

Upper Value 
Home

Housing Cost 
Burden

Severe 
Cost 

Burden

Massachusetts $1,705 $230,500 $330,100 $464,900 34.4% 13.6%

Nantucket $2,365 $651,800 $929,700 1,000,000+ 53.0% 29.9%

Census Tract 9501 $1,851 $786,900 $1,000,000+ 1,000,000+ 42.0% 23.5%

Census Tract 9502 $2,739 $581,100 $832,000 1,000,000+ 54.5% 28.6%

Census Tract 9503.07 $1,583 $475,000 $890,600 1,000,000+ 35.5% 28.0%

Census Tract 9504 $2,771 $632,000 $891,300 1,000,000+ 63.9% 37.4%

Census Tract 9505 $1,948 $777,100 $1,000,000+ 1,000,000+ 53.3% 31.1%

Source: ACS 2009-2013 Five-Year Estimates, and RKG Associates. 
Notes: (1) The Census Bureau does not report specific housing values over $1 million; (2) Homeowner housing cost burden 
includes homeowners both with and without a mortgage.  
Census Tract Legend: 9501: Town; 9502: Miacomet/Mid-Island/Cisco; 9503.07: Madaket/Dionis/Clif; 9504: Airport/Mid-
Island/Surfside; 9505: Polpis/Sconset/Tom Nevers



CHAPTER 2 / HOUSING NEEDS ANALYSIS

22

is particularly challenging for low-
er-income residents. According to 
a special tabulation of census data 
published by HUD, housing cost 
burden affects 78 percent of Nan-
tucket homeowners with incomes 
between 50 and 80 percent AMI and 
68 percent of homeowners with in-
comes between 80 and 100 percent 
AMI.  Nantucket’s homeownership 
affordability problems have little 
to do with ambitious homebuyers 
and everything to do with a severe 
shortage of appropriately priced 
supply.

Renter-Occupied Housing
Nantucket’s median renter house-
hold income is $60,104, but the 
census tract median ranges widely 
from a low of $30,625 to a high of 
$83,512 (Figure 2.9).41 The high-
er-end income is deceptive because 
it includes income from all sources 
for everyone in the household over 
15 years, including relatives and 
nonrelatives.42 This is significant 
for a census tract like 9504 (Airport/
Mid-Island/Surfside), where many 
households include non-relatives 
who share housing costs in order to 
make ends meet.  

Rents on Nantucket are much 
higher than throughout Massachusetts and in some 
cases, higher than market rents in the Greater Bos-
ton area. Town-wide, an estimated 41 percent of all 
renters are housing cost burdened, paying more than 
30 percent of their monthly gross income for rent 
and basic utilities. Nantucket’s unaffordably housed 
renters are concentrated in the Town area and the 
island’s west end, where the percentages of rent-
al housing cost burden exceed the state average (50 
percent). Local sources say these statistics are skewed 
due to the very small number of rental units in Nan-
tucket’s Town neighborhoods. This may be true, but 
since Nantucket’s supply of year-round rental units is 
so deficient, it would be a mistake to think that hous-

41	  ACS 2009-2013 Five-Year Estimates, B25119.

42	  U.S. Census Bureau, American Community Survey and 
Puerto Rico Community Survey 2013 Subject Definitions, 82. 

ing cost burdened renters simply choose to live in an 
expensive area. 

Unlike conditions statewide, most of Nantucket’s 
housing cost burdened renters are working-age 
people – especially young people under 34 years – 
not senior citizens. The author estimates that the 
percentage of renters with housing cost burdens is 
considerably higher than the Census Bureau’s data 
suggest, based on informal interviews and anecdot-
al information obtained during site visits in January 
and February 2015. Furthermore, what the Census 
Bureau reports as affordably housed renters masks 
an underlying problem for many of Nantucket’s low-
er-income wage earners: housing units over-occu-
pied by unrelated people who pool their resources in 
order to find housing they can afford.  
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Asking Rents. In the past few years, over half of all 
vacant rental units on Nantucket came with asking 
rents of $1,500 or more, and less than 7 percent with 
asking rents below $1,000.43 The ACS reports an av-
erage of 248 units offered for rent at any given time, 
including both year-round and seasonal units and 
private and public housing. These are contract rents 
(what the landlord will charge), not gross rents (con-
tract rent plus basic utilities), though some rental 
units include utilities that tenants do not have to pay 
out of pocket. Figure 2.11 displays the distribution 
of asking rents for the island as a whole and the five 
census tracts based on monthly surveys conducted 
by the Census Bureau between 2009 and 2013. 

Renters informally interviewed for Housing Nan-
tucket’s Workforce Housing Needs Study (2015) said 
the Census Bureau’s data underestimate actual mar-
ket conditions on Nantucket and stop short of cap-
turing the more compelling problems: lack of supply 
on one hand, and an existing supply that includes 
many units with code violations on the other hand. 
The perceptions of local renters are largely borne 
out through social media, where people looking for 
apartments often go, hoping for a more efficient 
source of information than word-of-mouth referrals.

Utility Costs and Housing Affordability
Energy is imported to Nantucket under special en-
gineering and logistical circumstances that result in 

43	  ACS 2009-2013 Five-Year Estimates, B25061. Re-
cent issues of The Inquirer and Mirror have included ads for some 
summer and winter rentals, but the only year-round rentals have 
been furnished rooms in a private residence, a partially furnished 
one-bedroom apartment in Madaket for $2,000/month, and a 
four-bedroom home without a published asking rent.

premium costs for liquid fuels and electricity. As a 
result, Nantucket residents consistently pay some of 
the highest energy prices in the U.S. 

Liquid fuels, namely propane and petroleum prod-
ucts, present a logistical challenge to Nantucket 
since no pipelines exist from the mainland. Oil and 
gasoline are supplied to Nantucket via barges, which 
offload to a tank farm in the downtown area for stor-
age and distribution to facilities around the island. 
Propane reaches the island via tanker trucks that 
the Steamship Authority transports to the island. 
Due to the hazardous nature of the cargo, voyages 
made with a propane truck aboard cannot transport 
any other vehicles or passengers. This results in an 
exceptionally high rate for heating oil and propane, 
which is used in lieu of residential natural gas on 
Nantucket. In addition, National Grid customers on 
Nantucket all pay an extra 15 percent “cable facility 
surcharge” on their monthly electric bills to pay for 
the two undersea cables that currently deliver power 
to the island from the Cape Cod electric grid.  

Low- and Moderate-Income Residents
According to the HUD, about 38 percent of Nantuck-
et’s year-round households have low or moderate in-
comes as that term is used in most housing programs 
(Map 2.3).44 Some people may find this surprising 
because Nantucket also has year-round household 
wealth and a seasonal population that is extraordi-
narily wealthy, but it is not uncommon for resort 
communities to have more low- or moderate-income 
residents than is readily apparent. HUD estimates 
44	  HUD, Comprehensive Housing Affordability Strategy 
(CHAS) Data, retrieved from HUD/PDR. 

Table 2.11. Comparison Rent Estimates

Median 
Gross Rent

Lower 
Contract 

Rent

Median 
Contract 

Rent

Upper 
Contract 

Rent

Housing Cost 
Burden

Severe Cost 
Burden

Massachusetts $1,069 $614 $936 $1,320 50.3% 25.8%

Nantucket (Town) $1,564 $900 $1,443 $1,858 40.8% 17.4%

Census Tract 9501 $1,320 $1,080 $1,228 $1,418 68.5% 33.3%

Census Tract 9502 $1,700 $821 $1,543 $2,000+ 46.7% 17.9%

Census Tract 9503.07 - - - - 66.7% 0.0%

Census Tract 9504 $1,581 $1,086 $1,420 $1,733 24.3% 16.4%

Census Tract 9505 $1,200 $388 $1,200 $1,750 42.7% 9.8%

Source: ACS 2009-2013 Five-Year Estimates.
Notes: The Census Bureau does not report gross and contract rent estimates for Tract 9503.07 because the number of 
rental units is so small. 
Census Tract Legend: 9501: Town; 9502: Miacomet/Mid-Island/Cisco; 9503.07: Madaket/Dionis/Clif; 9504: Airport/Mid-
Island/Surfside; 9505: Polpis/Sconset/Tom Nevers



CHAPTER 2 / HOUSING NEEDS ANALYSIS

24

that 30 percent of Nantucket’s homeowners and 49 
percent of its renters have incomes below 80 percent 
AMI. HUD’s estimates shed even more light on the 
households most affected by Nantucket’s very high 
housing costs, however. As illustrated in Figure 2.10, 
the highest incidence of housing cost burden occurs 
among the island’s lowest wage earners: working-age 
people with incomes at or below 50 percent AMI. 
Housing cost burden affects anywhere from 74 to 86 
percent of the residents in this lower-income group. 
In current dollars, this means a household of four 
with income under $49,890 – or more accurately, a 
household of two with income under $39,900.45 For 
the single people and very small families that make 
up most of the households with incomes below 50 
percent AMI, the maximum affordable rent, includ-
ing utilities, is $998 (and usually much less). Nan-
tucket does not have an adequate supply of affordably 
priced rentals for its working poor: people whose in-
comes are too low for programs like the Nantucket 
Housing Needs Covenant Program and even most 
Chapter 40B rental units. 

45	  HUD, 2015 Income Limits, release date March 9, 2015. 

PRICE-RESTRICTED HOUSING

Most communities have some modestly priced hous-
ing: small, older single-family homes that are less 
valuable than new homes, multi-family condomini-
ums, or apartments that can be leased for relatively 
low monthly rents. This type of affordable housing 
often stays affordable as long as the market will al-
low. As Nantucket is well aware, market demand for 
luxury vacation homes can place tremendous pres-
sure on these units, resulting in major renovations or 
demolition/reconstruction that effectively reduces 
the community’s supply of affordable housing. 

Under a Massachusetts law that went into effect in 
1969, however, all communities are supposed to have 
housing that is affordable to low-income households 
and remains affordable to them even when home 
values appreciate under robust market conditions. 
These units remain affordable because their resale 
prices and rents are governed by a deed restriction 
that lasts for many years, if not in perpetuity. Both 
types of affordable housing meet a variety of housing 
needs and both are important. The crucial difference 
is that the market determines the price of unrestrict-
ed affordable units while a recorded legal instrument 
determines the price of deed restricted units. There 
are other differences, too. For example, any house-

Table 2.12. Nantucket’s Chapter 40B Inventory (2016) 

Development Location Housing 
Type

SHI Units Restriction 
Expires

Subsidizing Agency

Miacomet Village I 3 Manta Drive Rental 10 Perpetual DHCD

Miacomet Village I 3 Manta Drive Rental 12 Perpetual DHCD

Miacomet Village II Norquarta Drive Rental 19 5/1/2047 FHLBB, RHS

Housing Authority Benjamin Drive Rental 5 Perpetual HUD

Academy Hill School Westminster St. Rental 27 12/1/2016 MassHousing, HUD

Landmark House 144 Orange St. Rental 18 2015* HUD 202, RHS

Landmark House II Orange St. Rental 8 2041 FHLBB, HUD

DMH Group Homes Confidential Rental 5 N/A DMH

Norquarta Drive Norquarta Drive Rental 2 Perpetual DHCD

Dartmouth Street Dartmouth Street Rental 2 Perpetual Town of Nantucket

Norwood Street Norwood Street Rental 1 Perpetual Town of Nantucket

Irving Street Irving Street Rental 1 Perpetual Town of Nantucket

Clarendon Street Clarendon Street Rental 1 Perpetual Town of Nantucket

Abrem Quary 2-4-6-8 Folger Ave Own 7 Perpetual FHLBB

Beach Plum Village 15-19 Rugged Rd; 6-8 Scotts Way Own 3 Perpetual MassHousing

Sources: DHCD, Housing Nantucket 
*Use restriction extended; new term has not been verified.
Note: Sachem's Path is not currently listed on Nantucket's SHI, probably because building permits were not issued within 
one year of the comprehensive permit.  The Town will need to submit copies of the building permits and certificates of 
occupancy to DHCD, at which time the units will be added to the SHI. 
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hold - regardless of income - may purchase or rent 
an unrestricted affordable unit, but only a low- or 
moderate-income household is eligible to purchase 
or rent a deed restricted unit. 

CHAPTER 40B

When less than 10 percent of a community’s housing 
consists of deed restricted affordable units, M.G.L. c. 
40B, Sections 20-23 (“Chapter 40B”) authorizes the 
Zoning Board of Appeals to grant a comprehensive 
permit to qualified affordable housing developers. 
The 10 percent minimum is based on the total num-
ber of year-round housing units reported in the 
most recent decennial census; for Nantucket, this 
currently means that 490 units out of 4,896 must 
be affordable for low- and moderate-income house-
holds (Census 2010). A comprehensive permit is a 
type of unified permit: a single permit that replaces 
the approvals otherwise required from separate city 
or town permitting authorities. Sachem’s Path is an 
example of a Chapter 40B comprehensive permit de-
velopment. 

Chapter 40B supersedes zoning and other local reg-
ulations that make it too expensive to build low- and 
moderate-income housing. By consolidating the ap-
proval powers of multiple town boards, the state leg-
islature hoped to provide more low-income housing 
options in suburbs and small towns. Under Chapter 
40B, the Zoning Board of Appeals may approve, con-
ditionally approve, or deny a comprehensive permit, 
but in communities that do not meet the 10 percent 
minimum, developers may appeal to the state Hous-
ing Appeals Committee (HAC). Although compre-
hensive permits may still be granted after a town 
achieves the 10 percent minimum, the HAC no lon-
ger has authority to overturn a local board’s decision. 

DHCD maintains the Chapter 40B Subsidized Hous-
ing Inventory (SHI), the list determines whether a 
community meets the 10 percent minimum. The 
SHI is also used to track expiring use restrictions, i.e., 
when non-perpetual affordable housing deed restric-
tions will lapse. As shown in Table 2.12, Nantucket’s 
SHI currently includes 125 affordable units, or 2.6 
percent of the island’s year-round housing unts. The 
125-unit affordable housing inventory represents a 
25-unit gain between 2000 and 2010: a fraction of 
the island’s total housing growth of 2,400 units in the 
same period. Moreover, the affordable housing re-
striction for eighteen SHI units at Landmark House 

(HUD 202) was scheduled to expire last year, but it 
was reportedly extended. The restriction controlling 
twelve of the twenty-seven units at the Academy Hill 
School – also reserved for seniors - will expire near 
the end of 2016. 

AFFORDABLE HOUSING PROVIDERS

DHCD does not “count” all of Nantucket’s deed-re-
stricted housing on the SHI. In most cases this is 
because Nantucket’s affordable units tend to be re-
stricted for households with higher incomes than 
the state defines as low or moderate income. There 
are also developments with an approved comprehen-
sive permit and partially under construction, but the 
SHI-eligible units have not been built or simply have 
not been added to the state’s list. The following local 
initiatives to create affordable housing are either in-
eligible or not ready for listing in the SHI.

Non-Profit Organizations
�� Housing Nantucket. Twenty-four out of thir-

ty-one rental units and fifty-six covenant homes 
for year-round residents with incomes up to 150 
percent AMI.

�� Habitat for Humanity. Six homeownership units 
and one currently under construction, one is at 
Sachem’s Path and two more are planned. 

�� Nantucket Housing Authority/Housing Assis-
tance Corporation of Cape Cod. Sachem’s Path, 
a 36-unit homeownership development under 
construction on land owned by the Nantuck-
et Housing Authority, will eventually generate 
eight SHI-eligible units. (The remaining twen-
ty-eight units will be “Nantucket affordable,” i.e., 
for households with incomes between 100 and 
150 percent AMI.) The Town has made a consid-
erable investment in Sachem’s Path with Com-
munity Preservation Act (CPA) funds. 

�� Nantucket Education Trust (NET). Several years 
ago, the NET created twelve employer-assisted 
housing for teachers on Cow Pond Lane near 
the school complex. The project is not actually 
occupied by many teachers, but the units ex-
ist and they are available to the general public 
when there is not enough interest from school 
department employees. In 2015, the Cow Pond 
Lane units provide housing for four school de-
partment workers, three town employees, and 
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five other Nantucket households unrelated to the 
schools.46  

Town of Nantucket
�� Town: One year-round dwelling at 38 Westches-

ter Street, used as entry housing for department 
heads.

�� Department of Public Works. Four year-round 
units for employees at the Surfside Wastewa-
ter Treatment Facility (one one-bedroom unit, 
one two-bedroom unit, and two three-bedroom 
units).47 

�� Airport: One year-round dwelling unit with six 
to eight beds. 

�� Nantucket Police Department. Seasonal hous-
ing at LORAN Station for summer reserve offi-
cers and community service officers; forty-two 
beds, including eight for female employees; and 
seasonal housing for lifeguards, including 47 
Okorwaw Avenue (ten beds), 109 Washington 
Street Ext. (four beds), and 39 Washington Street 
(twelve beds). 

Employer-Assisted Housing 
�� There is no comprehensive inventory of employ-

er-owned housing on Nantucket and no orga-
nization focusing exclusively on developing and 
managing employer-owned housing. Several pri-
vate employers are known to provide short-term 
or seasonal housing for their workers. 

�� One of the island’s largest employers, Nantuck-
et Island Resorts, Inc., maintains 210 beds for 
seasonal employees of its five hotels and marina. 
Most of the beds are actually reserved for experi-
enced hospitality workers returning to Nantuck-
et for the summer season. Nantucket Island Re-
sorts employs about 400 people at peak season, 
so the dormitory beds accommodate just a little 
over half of its seasonal workers.48 The compa-
ny also employs fifty-five to fifty-six year-round 
workers, all of whom depend on other privately 
owned housing on Nantucket. 

46	  Caitlin Waddington, Nantucket Community School, by 
email, March 18, 2015. 

47	  Kara Buzanoski, Nantucket DPW Director, by email, 
March 18, 2015. 

48	  Nantucket Island Resorts, interview, January 19, 2015. 

�� Something Natural, a popular sandwich and 
specialty foods shop owned by Selectman Matt 
Fee, which provides housing for approximately 
twenty-four of its fifty seasonal employees.49 

�� The Nantucket Cottage Hospital owns twen-
ty-six workforce housing units (combined total 
of 58 bedrooms) and leases nine additional units 
(24 bedrooms). 

�� The U.S. Coast Guard owns ten three-bedroom 
units at Gouin Village and at LORAN Station, 
eight three-bedroom and two four-bedroom 
units. 

Other entities such as Stop & Shop are known to rent 
units to house their workers as well, but the number 
of units is unknown.

Rental Assistance Program
Nantucket’s Interfaith Council provides tempo-
rary financial assistance to help year-round renters 
with housing emergencies due to family illness, loss 
of work, or other unforeseen conditions, or to help 
them move from substandard units to safe, decent, 
year-round housing. Since there are no shelter facil-
ities for the homeless on Nantucket, the Rental As-
sistance Program plays a critical role in helping to 
prevent homelessness with a flexible “stop-gap” sub-
sidy. To qualify for help, renters must have lived on 
Nantucket for at least two years, have some source 
of employment, and live in legal (code-compliant) 
housing. Many applicants live in illegal units, so they 
can receive help only if they move to better housing. 
In a given year, the Rental Assistance Program helps 
sixty to seventy households with an overall program 
budget of approximately $150,000.

While the Town, non-profit organizations, and lo-
cal employers have taken steps to provide affordable 
housing, the existing level of effort and the existing 
approaches are not enough. The present inventory 
of deed-restricted units does not begin to meet Nan-
tucket’s needs for affordably priced units at all mar-
ket levels, from households with very low incomes to 
those earning somewhat more than the maximum 
for the Nantucket Housing Needs Covenant Pro-
gram. There are about 500 renter households with 
incomes in a range that might qualify for a covenant 
homeownership unit (generally 80-150 percent AMI), 
but the program currently includes just fifty-six 

49	  Matt Fee, interview, January 18, 2015. 
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units, most of which were created from convey-
ances that occurred on the eve of the last recession 
(pre-December 2007). A unit-by-unit approach like 
that of the covenant program makes sense for growth 
management and housing preservation reasons, but 
it is not an efficient way to create housing for peo-
ple who need it. Short of significantly increasing its 
housing supply, Nantucket will not be able to address 
the needs of any of the groups that need housing 
priced appropriately for their means: low-income, 
moderate-income, year-round workers, or seniors. 
The existing supply is inadequate, and as numerous 
past studies and reports show, the supply has been 
inadequate for a very long time.
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3. HOUSING GOALS
Nantucket’s affordable housing goals are production 
targets that have been set based on best available in-
formation. There could be considerable fluctuation 
from year to year, but ultimately the purpose of this 
plan is to increase Nantucket’s Subsidized Hous-
ing Inventory (SHI) by at least 120 new SHI-eligible 
housing units between 2016 and 2020. 

PRINCIPLES

1.	 Affordable and mixed-income housing devel-
opments should be located in areas where the 
Town’s planning, zoning, and infrastructure sup-
port higher intensity of use. (See Map 3.1)

2.	 Developers should be encouraged to produce 
new affordable housing through the Town’s 
standard regulatory procedures or cooperative-
ly planned comprehensive permits. The Town 
should continue to work with private developers 
to improve their proposals, acculturate them to 
community interests in Nantucket, encourage 
greater energy-conservation and use of renew-
able energy, and increase affordability above and 

beyond the required 25 percent for a comprehen-
sive permit. 

3.	 Recognize local government’s responsibility for 
fair and affordable housing in Nantucket, and 
lead by example. 

4.	 Whenever possible, the supply of affordable hous-
ing should be increased through redevelopment 
of disturbed sites, adaptive reuse of non-residen-
tial structures, or conversion of existing residen-
tial properties to multiple dwellings.

5.	 The Town should provide regular, predictable 
funding for creating and preserving affordable 
housing and empower the Affordable Housing 
Trust to perform the functions it is authorized to 
perform by state law.  

6.	 For developments on its own land, the Town 
should maximize the number of affordable hous-
ing units; create affordability at multiple levels, 
from incomes below 50 percent AMI up to 150 
percent AMI; and take steps to ensure that all 
units are energy efficient, with renewable energy 
included in the design of Town-sponsored proj-
ects to the maximum extent possible.

7.	 Subsidies should be made available to rental de-
velopments in exchange for deeply affordable 
units for households with incomes below 50 
percent AMI. These subsidies could be provided 
by the Affordable Housing Trust or Community 
Preservation Committee (or both), or through 
some type of partnership with non-profit com-
munity organizations. 

8.	 To promote neighborhood compatibility of 
density and building forms that differ from sur-
rounding properties, the Town should provide 
design guidance to developers and homebuild-
ers. Models and specifications pre-approved by 

Developers should work 
within the Town's standard 
permitting procedures or 
pursue cooperatively planned 
comprehensive permits. 
Nantucket has demonstrated 
its ability to work with housing 
developers when developers are 
willing to work with the Town. 
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the Historic District Commission and others 
should be available for a variety of building forms 
and contexts.

9.	 Wherever possible, the Town should establish 
partnerships for affordable housing and encour-
age others to do the same.    

QUALITATIVE GOALS

�� Increase the variety of mixed-income housing 
choices in Nantucket, particularly in commercial 
centers and higher-density districts, to support 
Nantucket’s economy and accommodate house-
hold growth. 

�� Create permanently affordable rental housing for 
low- and very-low-income households in order 
to reduce the incidence of over-occupied, sub-
standard housing.

�� Work with Nantucket’s large employers to in-
crease the supply of employer-assisted housing, 
both for seasonal and year-round workers. 

�� Educate the community about Nantucket’s af-
fordable housing needs. 

�� Preserve the Town’s existing affordable housing 
through monitoring and enforcement of afford-
able housing deed restrictions. 

�� Plan affordable housing to incorporate sustain-
able building practices and to support Nantuck-
et’s summer peak load reduction programs.

�� Encourage greater energy-conservation and 
use of renewable energy in residential develop-
ment and redevelopment projects, including but 
not limited to the production of new affordable 
housing. 

QUANTITATIVE GOALS: 2016-2020

NEED: INDIVIDUALS AND FAMILIES WITH 
INCOMES BETWEEN 51-80 PERCENT AMI

�� SHI-Eligible Production Targets: 

�� 10 homeownership units

�� 70 year-round rental units

�� 10 single-room occupancy (SRO) units

Potential Tools: Town-owned land, LIHTC, federal 
Affordable Housing Trust Fund, Nantucket Afford-
able Housing Trust, CPA, Chapter 40B

NEED: HOUSEHOLDS WITH INCOMES 
BETWEEN 31-50 PERCENT AMI

�� SHI-Eligible Production Targets: 20 year-round 
rental units

Potential Tools: Town-owned land, LIHTC, Section 
8 PBA, Nantucket Affordable Housing Trust, CPA, 
Chapter 40B

NEED: SPECIAL NEEDS POPULATIONS

�� SHI-Eligible Production Targets: 

�� 10 group home units (beds)

�� 8-10 congregate units for very-low-income se-
niors

Tools: Town-owned land, Nantucket Affordable 
Housing Trust, CPA, DMR/DMH, Nantucket Hous-
ing Authority

NEED: HOUSEHOLDS WITH INCOMES 
BETWEEN 81-120 PERCENT AMI

�� Production Targets: 

�� 5 homeownership units

�� 5 year-round rental units

Potential Tools: Town-owned land, Nantucket Af-
fordable Housing Trust, Town funding (CPA for eligi-
ble units), Zoning

NEED: HOUSEHOLDS WITH INCOMES 
BETWEEN 121-150 PERCENT AMI

�� Production Targets: 

�� 20 homeownership units

�� 10 rental units

Potential Tools: Town funding, Zoning, Nantucket 
Housing Needs Covenant Program
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DHCD encourages cities and towns to prepare, 
adopt, and implement a Housing Production Plan 
that demonstrates an annual increase in Chapter 
40B units equal to or greater than 0.50% of the com-
munity’s year-round housing units. By systematically 
increasing its low- and moderate-income housing 
inventory, Nantucket will have more flexibility in the 
future to decide when, where, and how much afford-
able housing should be built and if necessary, to deny 
unwanted Chapter 40B comprehensive permits. 

As noted elsewhere in this plan, however, Nantuck-
et’s housing needs go well beyond addressing the 
mandate of Chapter 40B. There is a fundamental lack 
of housing supply in Nantucket. Unless the island’s 
leadership takes steps to address both overall supply 
and the variety of housing types available to people 
who live and work here, creating more SHI-Eligible 
units alone will not solve Nantucket’s housing prob-
lems. Removing regulatory barriers to housing pro-
duction in areas that can support growth, working 
with the island’s larger employers to encourage de-
velopment of employer-assisted housing for seasonal 
and year-round workers, and investing resources in 
public education about Nantucket’s varied housing 
needs will all be critical components of a successful, 
comprehensive housing strategy. Nantucket’s eco-
nomic health and social well-being will depend on 
reducing pressures on the year-round housing mar-
ket by increasing supply and having enough housing 
for people of all ages and incomes.

To qualify for the flexibility that a DHCD-approved 
Housing Production Plan offers, Nantucket will 
need to create (through the issuance of permits and 
approvals) at least twenty-four new low- or moder-
ate-income housing units (or an amount equal to 
or greater than the 0.50 percent production goal) in 
a given calendar year and obtain certification from 
DHCD that the Housing Production Plan standard 
had been met. These are SHI-eligible units, and 

they can be created on a stand-alone basis or within 
mixed-income developments. 

The Town needs to consider ways to increase its 
affordable housing education, advocacy, and de-
velopment capacity when implementing this plan. 
Nantucket has decided to fund a part-time housing 
coordinator in Fiscal Year (FY) 2017, and this will 
help to build some administrative capacity within 
town government. In addition, there needs to be 
leadership training and education for the Board of 
Selectmen, Community Preservation Committee, 
and Affordable Housing Trust.

APPROPRIATE LOCATIONS FOR 
HIGHER-DENSITY HOUSING

Strategy: Affordable Housing on Town-
Owned Land / Fairgrounds Road
Principle: For developments on its own land, the 
Town should maximize the number of affordable 
housing units; create affordability at multiple lev-
els, from incomes below 50 percent AMI up to 150 
percent AMI; and take steps to ensure that all units 
are energy efficient, with renewable energy includ-
ed in the design of Town-sponsored projects to the 
maximum extent possible. 

In 2012, the Town acquired property on Fairgrounds 
Road for construction of affordable housing, main-

4. IMPLEMENTATION STRATEGIES

Nantucket needs to create at 
least twenty-four new low- or 
moderate-income housing 
units per year.
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ly for town employees. To date, the project has been 
stalled for a variety of reasons, including differenc-
es of opinion about wHat kind of housing should be 
built on the site and for whom, what the Town’s role 
should be, and whether the Town can restrict some 
of the units for occupancy by municipal employees. 

There are scores of examples of affordable housing 
on town-owned land in Massachusetts. It is probably 
one of the easiest strategies for increasing the supply 
of affordable units in any city or town. The Massa-
chusetts Housing Partnership maintains an invento-
ry of land disposition Requests for Proposals (RFP). 
1In Nantucket’s case, the best approach will be one 
that provides a variety of unit types and is designed 
to accommodate both year-round and seasonal mu-
nicipal workers. While SHI-eligible housing units 
have to be made available through an affirmative fair 
housing marketing plan, Nantucket could consid-
er negotiating with the designated developer to set 
aside some of the market-rate units for rent by Town 
employees (with subsidies or rent guarantees provid-
ed by the Town, as necessary). 

In addition, the Town should lead by example and 
ensure that units constructed at Fairgrounds Road 
are highly energy efficient, integrating renewable 
energy if possible. Incentives are available for solar 
hot water systems.  Perhaps funding can be found for 
solar PV as well.

Strategy: the Moderate- and High-
Density Zoning Districts
Principle: Affordable and mixed-income housing 
developments should be located in areas where the 
Town’s planning, zoning, and infrastructure support 
higher intensity of use. 

1	 See Appendix F, "Disposition of Municipal Property for 
Affordable Housing."

Years ago, Nantucket made a conscious decision to 
zone areas for concentrated residential and commer-
cial development and let most of the island evolve in 
a low-density land use pattern. In areas where the 
Town provides for concentrated development, Nan-
tucket has fairly permissive zoning regulations with 
fewer barriers than one often finds in suburbs and 
small towns on the mainland. For example, apart-
ments are allowed by right in commercial buildings 
in the commercial districts, and town meeting re-
cently agreed to allow up to three units per lot “by 
right” in several residential zones. 

In November 2015, town meeting approved innova-
tive zoning for “bonus lots” and a significant densi-
ty bonus for affordable housing as long as at least 25 
percent of a project’s housing units would be eligible 
for the SHI. Nantucket also allows accessory apart-
ments and two “as of right” dwelling units on a lot in 
all residential districts, which is almost unheard of in 
many small towns. 

Nantucket has gradually revised its zoning bylaw 
to reflect the policies of the 2009 Master Plan. The 
overall planning framework in Nantucket divides the 
town into “Town” and “Country” zones, or areas des-
ignated for higher- and lower-density development, 
as shown on Map 3.1. Nantucket’s existing Chapter 
40B developments – Sachem’s Path, Beach Plum Vil-
lage, and Abram Quary – are all located within areas 
the Town has zoned for growth. The Town’s zoning 
framework makes sense, first because it responds to 
organic development patterns that pre-date zoning 
and second, the areas allocated to higher-intensity 
use tend to be sewered as well. Several times since 
2009, Town Meeting has rezoned land by moving it 
into one of the “Town” districts or liberalizing the 
rules that govern development in the “Town” dis-
tricts (see Appendix C). As with the Richmond Group 
in 2015, Nantucket should continue to pursue “up-
zoning” opportunities in areas that are consistent 
with the 2009 Master Plan and have adequate means 
of wastewater disposal. 

Upzoning should be designed to increase the supply 
both of price-restricted and unrestricted housing in 
order to provide choices at a variety of price points 
and meet the needs of many income groups. Like 
most towns in Massachusetts, Nantucket can use 
Chapter 40B if it needs to in order to create afford-
able and mixed-income developments. However, it 
can only use its own zoning power to increase the di-

In Nantucket, apartments are 
allowed by right in commercial 
buildings in the commercial 
districts, and town meeting 
recently agreed to allow up to 
three units per lot “by right” in 
several residential zones. 
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versity and supply of market-rate housing, and Nan-
tucket desperately needs to provide for both. 

In addition, the Mass Save New Construction Pro-
gram provides incentives for new residential con-
struction to be more energy efficient than what the 
base energy building code requires. Nantucket could 
further support energy efficiency in new construc-
tion by offering incentives through zoning, such as 
density bonuses, when new housing units will meet 
Energy Star or LEED certification. 

Strategy: Options for Regulatory 
Reform
Principle: Developers should be encouraged to pro-
duce new affordable housing through the Town’s 
standard regulatory procedures or cooperatively 
planned comprehensive permits.

Nantucket has taken steps to increase the housing 
supply in ways that should produce modestly priced 
housing even if not deed restricted, e.g., the multi-
family overlay district, the recently enacted tertiary 
unit program, and relaxation of requirements for ac-
cessory apartments. The Town could also consider 
some options that have been pursued in other com-
munities.

INCLUSIONARY ZONING 

Nantucket could work with for-profit and non-profit 
developers to design an inclusionary housing bylaw 
that would apply throughout town or within selected 
areas of any high- or moderate-density zoning dis-
trict. Inclusionary zoning is a bylaw that requires or 
provides incentives for developers to create afford-
able housing as a part of market-rate developments, 
either by including affordable housing in the devel-
opment, building it off-site, or contributing land or 
money to a housing trust fund in lieu of construc-
tion.  In Massachusetts, it was pioneered successfully 
in three communities – Brookline, Cambridge, and 
Newton – and has gradually spread to suburban ar-
eas, but with mixed results. 

Due to Nantucket’s very high land costs and seem-
ingly relentless market interest in seasonal homes, 
inclusionary zoning will never provide a “cure-all” 
for the island’s workforce housing needs. By the same 
token, Nantucket has the basic ingredients found 
in most inclusionary zoning programs in the U.S.: 

strong housing demand and high housing costs that 
can provide an internal subsidy. 

Nantucket currently gives the Planning Board spe-
cial permit authority to require inclusionary housing 
units in major commercial developments. Consider-
ation should be given to imposing an actual require-
ment in commercial, multifamily, or higher-density 
districts and giving the Planning Board authority to 
waive the requirement in exchange for a reasonable 
alternative, e.g., a cash contribution to the Town’s af-
fordable housing trust fund.

INFILL LOTS

Study the potential to create small affordable units 
on nonconforming lots that are otherwise unbuild-
able. The units may require some form of subsidy, 
but making additional land available could support 
production of scattered-site units by mission-based 
organizations like Habitat for Humanity or Housing 
Nantucket. 

Strategy: Chapter 40B
Principles: 

Developers should be encouraged to produce new 
affordable housing through the Town’s standard 
regulatory procedures or cooperatively planned 
comprehensive permits; 

Continue to work with private developers to im-
prove their proposals, acculturate them to commu-
nity interests in Nantucket, and increase affordabil-
ity above and beyond the required 25 percent for a 
comprehensive permit; and 

Provide regular, predictable funding for creating 
and preserving affordable housing

Nantucket could make better use of Chapter 40B as a 
vehicle for creating affordable housing. Toward that 
end, the Town should continue to actively pursue 
partnerships with non-profit and for-profit devel-
opers that have collaborated with cities and towns 
on so-called “friendly” Chapter 40B developments. 
Nantucket could also provide financial support to 
friendly Chapter 40B developments (as was done for 
Sachem’s Path). Having a mortgage interest in proj-
ects gives the Town even more control than the com-
prehensive permit or deed restriction. Investing in 
well thought-out rental projects should be a priority 
for the use of local funds, first for the added control 
it brings and second, because anything Nantuck-
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et can do to build partnerships with non-profit and 
for-profit entities will help to increase the Town’s ca-
pacity and know-how. 

Examples of potential funding mechanisms for 
homeownership could include purchase price buy-
downs from 80 percent AMI to lower income groups 
or market-rate units to 150 or 120 percent AMI. Un-
like downpayment assistance, a purchase price buy-
down subsidizes the difference between an asking 
price and a price that is actually affordable to a low, 
moderate, or middle-income homebuyer.

Strategy: Historic District Commission
Principle: To promote neighborhood compatibil-
ity of density and building forms that differ from 
surrounding properties, the Town should provide 
design guidance to developers and homebuilders. 
Models (prototypes) and specifications pre-ap-
proved by the Historic District Commission and 
others should be available for a variety of building 
forms and contexts.

Like many communities, Nantucket prefers to cre-
ate affordable housing through its own planning 
and permitting systems, i.e., without Chapter 40B 
comprehensive permits where possible. A handful 
of Massachusetts towns have produced many afford-
able units – sometimes more than the 10 percent 
statutory minimum – without ever having to use the 
comprehensive permit process. To succeed in doing 
so, the Town needs ways to work with the Historic 
District Commission (HDC) to reduce development 
costs for projects with affordable units. 

The Town should consider retaining a preservation 
architect to work with the Planning and Land Use 
Services (PLUS) Department and the HDC to de-
velop prototypes for a variety of building forms and 
settings as well as design and construction speci-
fications to be used for review of affordable and 
mixed-income housing proposals. Specific guidance 
for affordable housing projects could be created as 
a special supplement to the Commission’s existing 
publication, “Building with Nantucket in Mind.” 
Projects that simply adopt the Town’s prototypes and 
specifications could be made eligible for an expedited 
review process, thereby reducing the need for costly 
plan revisions, hearing extensions, and so forth. This 
may require amendments to the HDC bylaw and ad-
ministrative regulations. 

Strategy: Orientation of New Housing
Principle: Developers should be encouraged to pro-
duce new affordable housing through the Town’s 
standard regulatory procedures or cooperatively 
planned comprehensive permits. The Town should 
continue to work with private developers to im-
prove their proposals, acculturate them to com-
munity interests in Nantucket, encourage greater 
energy-conservation and use of renewable energy, 
and increase affordability above and beyond the re-
quired 25 percent for a comprehensive permit.

Nantucket should encourage builders to orient new 
homes to take advantage of passive heating and cool-
ing. Historically homes were designed and sited to 
allow the greatest amount of sun to heat the home in 
the winter. To shade the home in the summer, porch-
es, awnings, and plantings were used. Zoning and 
subdivision regulations can encourage new homes 
to be sited to take maximum advantage of the winter 
sun for heating, by positioning a building’s longest 
plane no more than 30 degrees off the east/west axis 
to the greatest extent possible. This also provides the 
homeowner with the option of utilizing a solar pho-
tovoltaic and/or solar hot water heating systems on 
the roof of the home.

Strategy: Mass Save New Construction 
Program
Principle: Developers should be encouraged to pro-
duce new affordable housing through the Town’s 
standard regulatory procedures or cooperatively 
planned comprehensive permits. The Town should 
continue to work with private developers to im-
prove their proposals, acculturate them to com-
munity interests in Nantucket, encourage greater 
energy-conservation and use of renewable energy, 
and increase affordability above and beyond the re-
quired 25 percent for a comprehensive permit.

The Town needs ways to 
work with the Historic District 
Commission (HDC) to reduce 
development costs for projects 
with affordable units. 
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The Mass Save New Construction Program pro-
vides incentives for new residential construction to 
be more energy efficient than what the base energy 
building code requires. Nantucket could further sup-
port energy efficiency in new construction by offer-
ing incentives through zoning, such as a density bo-
nus, when new housing units will meet Energy Star 
or LEED certification.

LOCAL RESOURCES FOR AFFORDABLE 
HOUSING 

Strategy: Transfer Fee, Local 
Appropriations
Principle: The Town should provide regular, predict-

able funding for creating and preserving affordable 
housing and empower the Affordable Housing Trust 
to perform the functions it is authorized to perform 
by state law.

Affordable housing production will not happen with-
out predictable, adequate funding for acquisition, 
pre-development, development, management, and 
monitoring. Although Nantucket recently received 
a comprehensive permit application for a project 
many people do not like, the overall track record 
for Chapter 40B in Nantucket has been remarkably 
weak. Housing development in Nantucket is distort-
ed by the seasonal market, so even though housing 
sale prices are very high, Nantucket does not attract 
many Chapter 40B developers. Like other vacation 
and resort areas around the country, Nantucket has 
to be pro-active and initiate affordable and mixed-in-
come housing development. 

Without local intervention, the island’s affordable 
housing needs are unlikely to be met. In order to 
work effectively, Nantucket needs to put significant 
resources into housing production just as it has com-
mitted significant resources to open space protection 
for well over thirty years. If the legislature fails to ap-
prove the proposed transfer fee for Nantucket, the 
Town will need to pursue other options, e.g., annu-
al appropriations of local revenue (as town meeting 
did this year), more aggressive commitments of CPA 
funds, or payments from developers under an inclu-
sionary zoning bylaw.

In addition, the Town needs to revisit limitations it 
has placed on the Affordable Housing Trust’s author-
ity to manage and invest the resources it has at its 
disposal. A key reason for creating a housing trust is 
to facilitate affordable housing development and “de-
politicize” decisions about the use of local resources 
to meet housing needs. (See also, Capacity for devel-
opment, education, and advocacy below.)

Strategy: CPA funds for affordable 
housing
Principle: The Town should provide regular, predict-
able funding for creating and preserving affordable 
housing and empower the Affordable Housing Trust 
to perform the functions it is authorized to perform 
by state law.

The Community Preservation Committee (CPC) 
currently makes CPA funds available for affordable 
housing on a project-by-project basis. The Afford-
able Housing Trust has to submit a funding applica-
tion and potentially compete with other applicants, 
and ultimately each CPC-backed proposal requires 
approval from Town Meeting. However, Nantuck-
et could institute a different model. The CPC could 
propose to appropriate each year’s CPA affordable 
housing funds for use by the Affordable Housing 
Trust and allow the Trust to do its job: to create and 
preserve affordable housing, and to do so efficient-
ly. This approach would go a long way toward sup-
porting an annual housing budget for the Affordable 
Housing Trust and building the Trust’s capacity to 
create affordable units. As the Community Preserva-
tion Coalition explains: 

The CPA law states specifically in Section 5(f) that 
“A city or town may appropriate money in any year 
from the Community Preservation Fund to an af-

Nantucket needs to put significant 
resources into housing production 
just as it has committed significant 
resources to open space protection 
for well over thirty years. If 
the legislature fails to approve 
the proposed transfer fee for 
Nantucket, the Town will need to 
pursue other options.
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fordable housing trust fund.” Such trusts can have 
the power to purchase, sell, lease, manage, and im-
prove real property for the purpose of creating and 
preserving affordable housing. At least 11 communi-
ties have appropriated CPA funds to an affordable 
housing trust. 

CPA funds can be appropriated to both affordable 
housing trusts . . . as long as any ultimate expendi-
ture of those funds is for CPA-eligible uses. There-
fore, it is recommended that CPA appropriations to 
these trust funds be tracked separately from monies 
generated from other sources to ensure proper ac-
countability of CPA funds.  

If the concern is accountability, the CPC could use 
a system of grant agreements to provide blocks of 
funding to the Affordable Housing Trust, e.g., a block 
of funding to develop group homes, leaving it to the 
Trust to work with group home non-profits to secure 
sites for special needs housing. However, to require 
the Affordable Housing Trust to apply to the CPC for 
funding essentially defeats the purpose of having a 
housing trust. BOS needs to get on board. 

Strategy: Town-Owned Land Study
Principle: Maximize the affordable housing benefits 
of developing Town-owned land.

Compared with organizations like the Nantucket 
Land Bank Commission, the Town of Nantucket is a 
relatively small landowner. The Town should consid-
er creating an asset management plan that includes 
policies for identifying surplus property and dispos-
ing of it for various purposes, including for public 
benefits like affordable housing. A planning study 
could be conducted to confirm the Town’s existing 
inventory, identify potential future needs for prop-
erty to serve municipal and other public purposes, 
and create a policy with decision criteria for dispo-
sition by bid (highest price), for public benefits (price 
is irrelevant), or for unique conditions such as land 
swaps.  

Strategy: Tax Incentives
Principles: 

Whenever possible, the supply of affordable hous-
ing should be increased through redevelopment of 
disturbed sites, adaptive reuse of non-residential 
structures, or conversion of existing residential 
properties to multiple dwellings.

Subsidies should be made available to rental devel-
opments in exchange for deeply affordable units for 
households with incomes below 50 percent AMI.

There is growing interest in Massachusetts (and 
beyond) in using local government tax policy as a 
mechanism for creating affordable housing. While 
there are very few models available, a few cities have 
established tax incentive programs and recently, the 
Town of Amherst secured passage of a home rule 
petition with broad powers to allow special incen-
tives and tax increment financing agreements (TIF) 
for production of affordable units. (See Appendix G.) 
Nantucket should consider the potential instituting 
a similar approach and target it to encourage sus-
tainable projects that can be difficult to carry out, 
e.g., redevelopment/reuse projects or intensifica-
tion of existing uses, or to encourage development 
of employer-assisted housing.  Another option is to 
provide property tax exemptions to owners who rent 
units to low- or moderate-income households, simi-
lar to a program that has existed in Provincetown for 
several years. (See Appendix H.)  

Strategy: Energy Efficiency and Housing 
Affordability
Principle: Wherever possible, the Town should es-
tablish partnerships for affordable housing and en-
courage others to do the same.    

In 2012, the Town of Nantucket founded an Energy 
Office, which provides information on free energy 
audits through the Mass Save program and other op-
portunities for local residents and businesses to save 
energy and energy related costs. The Town should 
promote partnerships with its Energy Office wherev-
er possible to provide assistance and information on 
decreasing energy usage and costs. Several opportu-
nities could be pursued. For example:

�� The Energy Office could be involved in the de-
velopment of a home repair small grant program 
and the First-time Homebuyer Program, which 
should provide all applicants with information 
on energy conservation tips and free energy au-
dits.

�� With funds from the Town, the Affordable Hous-
ing Trust could support a home repair grant pro-
gram. The program could provide technical as-
sistance from the Energy Office and make small 
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grants available to eligible homeowners for need-
ed repairs, including energy efficiency upgrades 
or renewable energy systems.

FAIR HOUSING AND AFFORDABLE 
HOUSING

Strategy: Reducing the potential for 
disparate impact on protected classes
Principle: Recognize local government’s responsi-
bility for fair and affordable housing in Nantucket, 
and lead by example 

All communities need to pay attention to fair hous-
ing concerns, in part because of HUD’s new Affirma-
tive Furthering Fair Housing regulations and espe-
cially because of the “disparate impact” case, Texas 
Housing and Community Development v. Inclusive 
Communities Project, Inc. Nantucket should develop 
and adopt affirmative fair housing policies to guide 
the use of Town-owned resources (land, buildings, 
or funding) in order to ensure non-discrimination 
against groups protected under the federal Fair 
Housing Act, e.g., families with children and people 
with disabilities. The Town could embrace a policy 
similar to that recently adopted by state (providing 
for a minimum percentage of three-bedroom units 
in any given development), or consider other policies 
such as making it a priority to fund group homes and 
“safe houses” for people recovering from addiction. 
Similarly, the Town could explore options for devel-
oping a subsidized assisted living residence to help 
low-income seniors who need some assistance with 
medications, meals, and housekeeping but do not 
need the advanced (and costly) level of care provided 
by nursing homes. 

CAPACITY FOR DEVELOPMENT, 
EDUCATION, AND ADVOCACY

Strategy: Leadership from the Top
Principle: Recognize local government’s responsi-
bility for fair and affordable housing in Nantucket, 
and lead by example.

The Zoning Board of Appeals (ZBA) has exclusive 
authority to approve or deny Chapter 40B compre-
hensive permits. Chapter 40B was enacted in 1969 
at a time when throughout the state, the ZBA was 

only town board that could grant special permits and 
variances, so it made sense to give ZBAs authority 
for comprehensive permits as well. However, in 1969 
local governments did not play any role in creating 
affordable housing except through their own hous-
ing authorities or redevelopment authorities. The 
notion that municipalities might provide funding 
to create low- or moderate-income housing or work 
as partners with affordable housing developers was 
barely on the horizon at the end of the 1960s, other 
than in a handful of progressive towns like Lincoln, 
Massachusetts. 

Since 1969, the roles and responsibilities of cities and 
towns have changed considerably. Many functions 
that seem ordinary or essential today did not exist in 
1969, e.g., a Council on Aging, a Youth Commission 
or Human Services Department, or a municipally op-
erated visitor services office. The Nantucket Historic 
District Commission was not created until 1970, and 
while Nantucket had a Conservation Commission as 
early as 1963, the authority of conservation commis-
sions has changed considerably since then. In recent 
years, numerous Massachusetts towns have created a 
part-time or full-time Housing Coordinator position 
to help people who need affordable housing and to 
monitor compliance with affordable housing restric-
tions, but no community anticipated that one day it 
would be playing an activist role in affordable hous-
ing. At best, communities knew in 1969 that the leg-
islature had imposed more permitting responsibili-
ties on them and in many cases, they resented their 
new-found powers. 

By the mid-1980s, it had become clear that local 
governments had to mobilize for affordable hous-
ing development and not simply wait for the arrival 
of comprehensive permit applications. Over time, 
other municipal officials have taken on new duties 
and learned the value of collaboration for affordable 
housing. The economic development and social con-
sequences of failing to have adequate affordable hous-
ing have become clear to most communities, and it is 
obvious that many groups in Nantucket understand 
this as well. Indeed, many Nantucket residents seem 
to understand because without broad public knowl-
edge of the town’s housing crisis, it would have been 
difficult to secure passage of Article 82. Still, it is not 
clear that a culture of support for affordable housing 
has been institutionalized within Nantucket’s town 
government. The delayed disposition of the Fair-
grounds Road property, constraints placed on the 
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Affordable Housing Trust’s powers and duties, the 
absence of a professionally staffed Housing Office 
despite the existence of a widely recognized housing 
crisis, and the unpredictability of funding for afford-
able housing all point to the challenges of moving 
Nantucket forward with a comprehensive approach 
to affordable housing. 

TRAINING AND EDUCATION RESOURCES

The Board of Selectmen can help by providing lead-
ership and support for meeting the island’s housing 
needs. For example, the Board recently made hous-
ing on Nantucket a core issue to be addressed in a 
strategic plan for the Town, and they have also sup-
ported the Affordable Housing Trust’s efforts to com-
plete this Housing Production Plan. The Board could 
also play an instrumental role in building consensus 
among groups that need to work together to increase 
the supply of affordable housing in Nantucket. On a 
going-forward basis, the Town should pursue afford-
able and fair housing training resources for the Board 
of Selectmen and other policy-level bodies such as 
the Planning Board. The following non-profit advo-
cacy and education organizations provide affordable 
housing training and technical assistance for local 
officials: 

�� Enterprise Community Partners

�� Local Initiatives Support Corporation

�� Massachusetts Housing Partnership

LOCAL INITIATIVES: REQUEST FOR 
EXPRESSIONS OF INTEREST

An activity that could be taken on by the Board of 
Selectmen involves recruiting affordable housing 
developers to partner with the Town. Following the 
lead of communities like Newton and Shrewsbury, 
Nantucket could issue a “Request for Expressions 
of Interest” (also known as RFI) to solicit proposals 
from for-profit and non-profit developers that want 
to create affordable units. Through the RFI process, 
Nantucket could identify the “most desired” compo-
nents of an affordable housing proposal and invite 
developers and property owners to submit ideas. Of 
course, the RFI has to be grounded in reality or it will 
not work, but if done properly, the RFI can be an ef-
fective tool for engaging developers to work with the 
Town. Developing the RFI should be led by the Se-
lectmen in consultation with the Planning Board and 
Affordable Housing Trust. 

COMPREHENSIVE PERMIT GUIDELINES

Some communities have had success with develop-
ing comprehensive permit guidelines. Unlike com-
prehensive permit rules and regulations adopted by 
the Board of Appeals, project guidelines are policy 
based. Developing project guidelines should be led, 
ideally, by the Planning Board or a joint Planning 
Board-Board of Selectmen effort, as was the case in 
the Town of Acton. Through guidelines, the Town 
can identify the criteria Nantucket wants affordable 
and mixed-income housing developments to meet; 
for conforming proposals, the Board of Selectmen 
could expedite the process of providing Project Eligi-
bility comments to MassHousing or MHP. 

Although guidelines cannot tie the hands of the ZBA 
during the comprehensive permit process, the pres-
ence of guidelines can be very helpful to the ZBA in 
its review of development applications. Anything that 
can be done to streamline the permitting process un-
der Chapter 40B could be seen as very attractive to 
developers. Moreover, if guidelines compliance was 
made one of the rating criteria the Affordable Hous-
ing Trust uses to evaluate funding requests, the Town 
would have an extra incentive to offer to prospective 
developers.  

Strategy: Development Partnerships
Principle: Wherever possible, the Town should es-
tablish partnerships for affordable housing and en-
courage others to do the same. 

Existing efforts to work with the Land Bank and oth-
ers to collaborate, wherever possible, to address mu-
tual needs should be continued and expanded. There 
are many examples of housing-open space alliances 
in Massachusetts, most notably the Town of Lincoln, 
a nationally recognized leader in forging partner-
ships between land conservation and development. 
In addition, Nantucket should encourage a working 
partnership between Housing Nantucket (for exam-
ple) and an experienced non-profit or for-profit de-
veloper with a track record for “friendly” mixed-in-
come housing developments in other communities. 
Some examples of potential non-profit partners in-
clude Neighborhood of Affordable Housing (NOAH) 
or The Community Builders in Boston, Housing 
Assistance Corporation of Cape Cod in Hyannis, or 
MetroWest Collaborative Development in Newton. 
Nantucket needs local, experienced development ca-
pacity to create SHI-eligible housing. It is a critical 
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missing piece in the affordable housing “toolbox” and 
essential for the success of local housing initiatives. 
The entity for doing so could be Housing Nantuck-
et or a community development organization that is 
formed specifically for this purpose. 

Strategy: Affordable Housing Trust
Principle: Provide regular, predictable funding for 
creating and preserving affordable housing and em-
power the Affordable Housing Trust to perform the 
functions it is authorized to perform by state law

In order to carry out the strategies included in this 
Housing Production Plan, it will be important for 
Nantucket to build its capacity to promote and car-
ry out affordable housing development and monitor 
and enforce affordable housing deed restrictions. 
Having capacity includes gaining access to greater 
resources – both financial and technical – as well as 
building local political support, developing partner-
ships with public and private developers and lenders, 
and creating and augmenting local organizations and 
systems that will support new housing production. 
This Housing Production Plan incorporates an orga-
nizational structure for implementing the strategies 
and continued oversight of housing policy and ini-
tiatives in Nantucket. The Affordable Housing Trust 
should have a leading role in many of these strategies. 

STATUTORY PURPOSE AND POWERS 

At the 2009 Annual Town Meeting, Nantucket voted 
unanimously to accept G.L. c. 44, §55C and establish 
the Nantucket Affordable Housing Trust (Trust). Per 
G.L. c. 44, §55C, the statutory purpose of the Trust is 
“. . . to provide for the creation and preservation of 
affordable housing in municipalities for the benefit 
of low- and moderate-income households.” The stat-
ute also includes sixteen specific powers granted to 
the Board of Trustees (Board) that require no further 
action or authorization from other municipal bodies 
(including Town Meeting and Board of Selectmen). 
The key powers are briefly summarized as follows:

�� Accept and receive real property, personal prop-
erty, or money, by gift, grant, or contribution in-
cluding money, grants, and Community Preser-
vation Act funds.

�� Purchase and retain real or personal property, in-
cluding investments. 

�� Sell, lease, convey, etc. any personal, mixed, or 
real property at public auction or by private con-
tract.

�� Execute deeds, assignments, transfers, etc., relat-
ed to any transaction of the board for the accom-
plishment of the purposes of the Trust.

�� Employ advisors and agents, such as accountants, 
appraisers, and lawyers.

�� Borrow money and mortgage and pledge trust 
assets as collateral. 

�� Manage or improve real property.

�� Abandon any property the Board deems appro-
priate.

TRUST’S MISSION

The Trust’s mission is “to provide for the creation 
and preservation of affordable housing in the Town 
of Nantucket, preferably in perpetuity, as a general 
policy, but subject to exceptions where it is practica-
ble and reasonable to do so, for the benefit of year-
round low and moderate income households who 
would otherwise have difficulty financial or other-
wise, locating housing on Nantucket.” 

SOURCE AND USES OF TRUST FUNDS 

The Trust has generated revenue from two awards of 
Community Preservation Act Funds. The first award 
was in 2010 for $525,789 for the “creation of afford-
able housing in numerous ways.” The second award 
was in 2012 for $160,000 for the construction of two 
dwelling units at 7 Surfside Road. 

In 2010, the Trust funded the property acquisition 
at 7 Surfside Road, which was developed with a sin-
gle-story one-bedroom dwelling unit. The Board vet-
ted a variety of plans including increasing density of 
the site with multiple units and ultimately decided to 
issue a Request for Proposals (RFP) in 2014 for the ac-
quisition and continued management of the site for 
affordable housing purposes. The Board awarded the 
property to Housing Nantucket, a private, non-prof-
it organization, for $1. Originally Housing Nantuck-
et proposed to create four units on the site, but the 
project has changed and it now consists of only two 
units. There may be an opportunity to create three 
additional units at 7 Surfside Road under current 
zoning if the Housing Trust can attract another part-
ner. 
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ELIGIBLE USES OF TRUST FUNDS & LEGAL 
CONSIDERATIONS

Uses of Trust funds must comply with the statuto-
ry purpose of the Trust – the creation and preserva-
tion of affordable housing for the benefit of low- and 
moderate-income households.  The following briefly 
summarizes eligible activities for creation and pres-
ervation – for a more detailed description and ex-
amples, please refer to the Massachusetts Housing 
Partnership’s Municipal Affordable Housing Trust Op-
erations Manual (MHP Manual).   

Creation. Activities to create, or produce, affordable 
housing include the following:

�� New construction of affordable housing

�� Rehabilitation of existing buildings to convert to 
affordable housing (could include conversion of 
surplus town buildings, such as surplus schools 
or libraries, or privately-owned buildings, such as 
former churches)

�� Purchase of existing market rate residential 
units, rehabilitation if necessary for health and 
safety purposes, and resell as affordable housing

�� Establish homebuyer assistance program to con-
vert market rate units to affordable units

Preservation. Preservation of affordable units refers 
to initiatives to perpetuate existing affordable units 
in light of restrictions that would otherwise expire. 
Preservation is sometimes also described as physi-
cally preserving the condition of existing affordable 
units, however it is unclear if this is the intent of 
the statute. Note that CPA funds cannot be used for 
rehabilitation until the property was previously ac-
quired or created using CPA funds.

Low- and Moderate-Income. Since the Trust statute 
does define the term “low- and moderate-income,” 
the MHP Manual advises Boards to use their judg-
ment and consult other definitions commonly used 
in state and federal programs. It may be wise to con-
sult with municipal counsel if the Board choses to 
a definition that is not commonly used in state and 
federal program. It is unclear, for example, if the 
income limits that apply to the Nantucket housing 
needs covenants, which is defined as “middle income” 
at less than 150 percent of Nantucket county median 
household income, would be eligible for Trust funds. 

COMMUNITY PRESERVATION ACT AND THE 

TRUST

As it currently stands, the Board is viewed as a can-
didate to apply for CPA funds. In the past, the Board 
applied and received CPA funds twice (2010 and 
2014). These funds were primarily used in relation 
to the 7 Surfside Road property acquisition and pro-
posed development project. However, there are three 
primary models for CPA allocations to housing trusts 
in Massachusetts:

Model #1: Trust as housing arm of the CPC. CPA 
funds allocated for housing are included in annual 
budget to the Housing Trust. No annual applica-
tion is necessary. CPC and Trust membership may 
overlap, which can increase regular communication 
and collaboration. This model has an expectation of 
standard designated percentage allocation of CPA 
funds to the Trust annually, which would consist of 
all intended CPA housing funds. Housing applicants 
would apply solely to the Trust.

Model #2: Hybrid. Standard Percentage Alloca-
tion and Ability for Additional Allocations. Trust 
budgeted to receive a standard % and applies for ad-
ditional funding on as-need basis based on anticipat-
ed project or programs. CPC and Trust membership 
may or may not overlap in this model. Somerville is 
an example of this model where there CPC and Trust 
membership does not overlap but the Trust receives 
a percentage (roughly 45%) of CPA funds and Trust 
may request additional allocations, as needed. 

Model #3. The Housing Trust submits an applica-
tion to the CPC for CPA funds based on a specif-
ic project or program or an annual Trust budget 
that includes general Trust-initiatives anticipated. 
This model is most typical in smaller communities 
where housing activity is low. Developers can apply 
separately to the CPC and the Trust for local hous-
ing funds (with possibly little or no coordination be-
tween the CPC and Trust in reviewing the separate 
applications). The trust cannot rely on CPA funds as 
a consistent revenue stream, which creates uncer-
tainty year-to-year.

TRUST CAPACITY

Staffing Support. The Trust has administrative sup-
port from the one of the Administrative Specialists 
in the Town’s Planning and Land Use Services De-
partment. In addition, the Director of Planning pro-
vides professional support on an as-needed basis. 
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The part-time Housing Coordinator also serves on 
the Housing Trust. 

SCOPE OF WORK AND APPROACH

The consultant team worked with the Board to con-
duct a two-part prioritization process to gather the 
Board members’ opinions about where the Trust is 
succeeding or failing, and what direction it should 
take in the future to achieve the Trust’s mission. 

BOARD SURVEY IN DECEMBER 2015

The first part, conducted in December 2015, was a 
survey consisting of two parts. The first question, 
“How well have these Trust-funded initiatives ad-
dressed local housing needs?”, asked respondents to 
consider how the Trust’s use of funds has support-
ed local housing efforts. The second question asked, 
“How important is it for that the Trust continue to 
pursue these initiatives?”. 

 Past initiatives the Board ranked highest for address-
ing local housing needs:

1.	 Development of housing at 7 Surfside Road

2.	 Acquire real property for new housing

3.	 Create in-law apartments with affordability re-
strictions

4.	 Matching funds under the Housing Innovations 
Fund (HIF) 

Initiatives the Board indicated as most important to 
pursue:

1.	 Acquire real property for new housing

2.	 Rehab public/private property to convert to af-
fordable units (mixed income)

3.	 Develop multi-family housing at Fairgrounds 
Road site

4.	 Homebuyer program

5.	 Preserve expiring use properties

6.	 Convert non-residential properties to affordable 
housing

BOARD DISCUSSION EXERCISE IN FEBRUARY 
2016

Board members at the February 19, 2016 Trust meet-
ing participated in a discussion exercise that tied into 
the consultants’ presentation tips to work on things 
that matter, support good projects, and clarifying the 
trust’s role in relation to other housing entities. 

First the Board discussed the six priority initiatives 
identified through the survey in December and an-
swered the following questions:

�� What opportunities, barriers, and compromises 
might be presented through each of these initia-
tives? 

�� If you could only focus on three of these initia-
tives, which three might be most effective to ad-
dress local housing needs? 

�� The Board also discussed the following ques-
tions:

�� What criteria should the trust consider when se-
lecting initiatives to fund?  

�� How could the trust be best positioned to ad-
vance effectiveness of local housing initiatives 
and avoid redundancies? Put another way, how 
the trust can either fill an unmet need or rein-
force/expand the work already being done by 
others?

The results of the Board’s discussions indicated sup-
port to prioritize funding for projects that create 
units to count on the state’s Subsidized Housing In-
ventory through the following priority initiatives:

Town housing efforts should be coordinated to reduce redundancies and 
increase the efficiency and effectiveness of local initiatives. The CPC and 
the Trust are two arms of the same body – the Town of Nantucket – and 
all municipal efforts to address local affordable housing needs should be 
integrated and coordinated to achieve the best results. 
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�� Continue to advocate for development at 4 Fair-
grounds Road and utilize Trust funds to support 
the development, if needed.

�� Foster projects on private land that do not re-
quire property acquisition, such as buy-down of 
units in private development projects. 

�� Establish a homebuyer program to convert exist-
ing market-rate houses to affordable houses.  

STRATEGIC ASSETS

The Trust has great potential to be an effective advo-
cate for local affordable housing initiatives and make 
measurable gains in the production of affordable 
housing.

�� Revived Board of Trustees with new membership 
with deep roots in the Nantucket community 
and highly relevant skills and experience 

�� Town staffing support including clerical staff and 
the planning director

�� The island’s housing needs are well documented

�� Available funding sources include the CPA and 
other Town funds

STRATEGIC CHALLENGES

The Trust also faces significant challenges to effec-
tively advocate for local affordable housing initiatives 
and make measurable gains in the production of af-
fordable housing. 

�� The Trust has limited capacity - lacking dedicat-
ed professional planning staff and a consistent 
revenue stream.

�� The extensive affordability gap and extent of 
housing needs on Nantucket presents signifi-
cant challenge for all entities working to achieve 
housing affordability on the island.

ACTIONS TO BUILD THE NAHT’S CAPACITY

Based on the Board’s analysis of its strategic chal-
lenges and assets through this process and the key 
findings of the housing needs assessment:

�� Review the Trust’s mission and create a strate-
gic action plan. The Board could benefit from 
creating a strategic action plan that engages Town 
officials and the broader community in helping 
the Board review its mission, identify goals and 
priority initiatives, and refine understanding of 

its role. A strategic action plan can organize and 
guide the Board’s efforts to best achieve priority 
initiatives and would include an implementation 
plan and a multi-year budget.

�� Focus Trust funds to address documented 
housing needs. When formulating a strategic 
action plan, it will be important to base the plan 
on documented housing needs. As is well docu-
mented in this Housing Production Plan (which 
is based on the 2015 Workforce Housing Needs 
Assessment), Nantucket’s most critical hous-
ing needs are for rental units affordable for very 
low-income households (at or below 50 percent 
AMI) and year-round rental units at all market 
levels. Low-income and middle-income home-
owners need assistance with homeownership 
costs, too. 

�� Clarify and strengthen the role of the Board of 
Trustees. Especially with regard to its role with 
the CPC, the Board should work to clarify its role 
within the Town. Town housing efforts should 
be coordinated to reduce redundancies and in-
crease the efficiency and effectiveness of local 
initiatives. The CPC and the Trust are two arms 
of the same body – the Town of Nantucket – and 
all municipal efforts to address local affordable 
housing needs should be integrated and coordi-
nated to achieve the best results. The Board and 
CPC should work together to determine an ap-
propriate approach for allocation of CPA funds 
to the Trust – as explained above, there are three 
primary models that other communities have ad-
opted that can help to guide discussions. Devel-
oping a strategic action plan can help foster such 
discussion and consideration.

SOURCES OF FUNDS & FINANCIAL 
SUSTAINABILITY. 

The Trust would benefit from a regular and reliable 
source of revenue. Unless the legislature approves 
Nantucket’s home rule petition or the Town agrees 
to provide annual allocations of local revenue, the 
most likely and readily-available source for housing 
is Nantucket’s CPA funds. The CPC and Trust should 
work together to reexamine the apportionment of 
funds committed to affordable housing initiatives 
under the Community Preservation Act. Nantucket 
Town Meeting has also voted to pursue special legis-
lation for a “housing bank,” similar to the Nantucket 
Land Bank, so the Town can collect a transfer fee on 
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property sales over $2 million. Furthermore, Town 
Meeting supported a capital request for $1 million for 
affordable housing activities, also to be administered 
by the NAHT.

In addition to ensuring a regular and reliable source 
of revenue, the Board should consider allocating its 
funds as an interest-free repayable loan or shared-eq-
uity agreement to strengthen long-term financial 
sustainability of the trust. Such repayable loans could 
be used for short-term financing for acquisition or 
development soft costs or longer term gap financing, 
which can help leverage state, federal, and private 
money. A shared-equity agreement is an arrange-
ment that allows the Trust to share profit in a project 
if above a stated-threshold. For example, the Groton 
Affordable Housing Trust contributed $400,000 to a 
development of affordable housing and executed an 
Investor Agreement that entitles the trust to receive 
33.3 percent of any project profit. 

Each funding source has restrictions and require-
ments for uses of funds. Certain programs and proj-
ects may not be eligible under all funding programs. 
Also, the Board must account for its use of funds 
by original funding source and must be prepared to 
demonstrate that the funds were used in compliance 
with the requirements of each funding source.

BOARD TRAINING 

A housing trust, as a municipal body, is subject to 
procurement, designer selection, and public con-
struction laws as well as the state and federal fair 
housing laws, state’s Open Meeting Law, Conflict of 
Interest Law. The Board should have a high degree 
of familiarity with these various laws to ensure com-
pliance and understanding of various nuances of the 
laws. For example, regarding the state’s procurement 
laws, G.L. c.30B regulate real property disposition, 
lease, or acquisition, however CPA-funded acquisi-
tions (not dispositions) are exempt from c.30B s.16 
provisions. The Board member could benefit from 
training either by bringing in expert guest speakers 
to Board meetings and/or sending members to the 
various trainings offered regularly throughout the 
state such as those offered by the Citizen Planner 
Training Collaborative, MA Department of Hous-
ing and Community Development, Massachusetts 
Housing Partnership, Massachusetts Association of 
Planning Directors, and the like.

STRATEGIC MANAGEMENT

The Board’s regular meetings will naturally be mostly 
focused on immediate responsibilities and achieving 
next steps on current initiatives. Strategic planning 
and management requires dedicated time where 
achievement of longer-term goals and objectives can 
receive regular attention. Toward this aim, the Board 
should will hold biannual strategic planning meet-
ings per year, where the majority of the agenda is 
devoted to evaluating progress toward meeting Trust 
goals and developing implementation plans to stay 
on track.    

STRIVE FOR AN EARLY SUCCESS

The Board has recently been reconstituted with many 
new members. To help build momentum, it will be 
important for Board to strive for an early success as 
a way to demonstrate its effectiveness in furthering 
local affordable housing initiatives. If such a first suc-
cess could be tied directly to the Board’s efforts rather 
than an ongoing project, this may bolster the Board’s 
demonstration of effectiveness. 

If the Board adopts this strategic approach, it would 
continue to advocate for development at 4 Fair-
grounds Road and possibly utilize some Trust funds 
to support its development, if needed, but would fo-
cus its energy on an initiative that it can spearhead 
directly. Two possible initiatives that Board members 
prioritized in its recent work with the planning con-
sultants for this Housing Production Plan may pres-
ent possibilities for an early success:

�� Foster projects on private land that do not re-
quire property acquisition, such as buy-down of 
units in private development projects. For ex-
ample, allocate trust funds to lower the price of 
units that are proposed to be affordable to house-
holds at 70-80 percent AMI to a price affordable 
to households below 50 percent AMI. 

�� Establish a homebuyer program to convert exist-
ing market-rate houses to affordable houses.  

Note that each of these ideas may pose issues that 
could hamper success: 1) Buying down units in private 
development projects substantially relies on timing 
of the opportunity as well as receptiveness from the 
developer and 2) A homebuyer program is likely to be 
cost-prohibitive given the Nantucket’s housing pric-
es. However, there are active comprehensive permit 
applications before the Zoning Board of Appeals and 
it is possible that buying down proposed affordable 
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units in a pending proposal may pose an opportunity 
for the Board’s immediate consideration. The Board 
should give serious consideration of these and possi-
bly alternative/additional initiatives to undertake as 
part of a five-year strategic action plan.  

ESTABLISH FUNDING THRESHOLDS AND 
UNDERWRITING CRITERIA

To lay a foundation for the Trust to become an es-
sential resource for addressing the need for afford-
able housing on Nantucket, the Board should adopt 
funding thresholds and underwriting criteria to en-
sure that its limited resources are utilized in the most 
effective manner possible. 

Funding Thresholds. The purpose of funding 
thresholds is to guide the Board’s evaluation of po-
tential initiatives to fund and help in its delibera-
tions. Note, the following thresholds roughly follow 
the state’s Affordable Housing Trust Fund thresholds 
in concept, but these have been tailored to local cir-
cumstances and housing needs.

Consistency with Nantucket’s Community Devel-
opment and Preservation Goals, e.g., Nantucket 
Master Plan, Housing Production Plan, Workforce 
Housing Study, and other relevant community plans 
and policies. 

Consistency with Fair Housing. Allocation of Trust 
funds will be limited to initiatives that affirmatively 
encourage equity, promote housing choice, enhance 
mobility, and promote greater opportunity. 

Term of Affordability. Strive to produce affordable 
housing with an affordability term for as long as 
possible under the law and given the realities of the 
nature of projects/initiatives.  For example, a home-
ownership project that utilizes the state’s Universal 
Deed Rider would be affordable in perpetuity, where-
as a buy-down of rental units in a private develop-
ment project is likely to have a fixed term for a speci-
fied number of years (for example, 30 years).  

Targeted Affordability. Consider targeting the use 
of Trust funds to address Nantucket’s most critical 
housing needs – namely, production of rental units 
affordable to households at or below 50% AMI. 

Financial Feasibility. Each Trust funded initiative 
should be evaluated with respect to financial feasibil-
ity, however consider flexibility to allow for the Trust 
funds to be used as the first dollars in on a case-by-

case basis when demonstration of local support is 
beneficial at early stages of a project. 

Leveraging Trust Funds. Although, the Trust funds 
may sometimes be used as first dollars, it is critical 
to prioritize funding for initiatives that demonstrate 
substantial leveraging of trust funds with other pub-
lic and/or private funds to ensure Trust funds have 
maximum impact to address Nantucket’s housing 
needs. 

Regeneration of Trust Funds. Give preference to 
funding structures that will help to regenerate Trust 
funds to ensure long-term viability of the trust and 
expand its financial capacity to have maximum im-
pact. Such mechanisms to consider include short-
term loans, longer-term gap financing loans, and 
shared-equity agreements.

UNDERWRITING CRITERIA

The Board should adopt underwriting criteria for 
trust-funded development initiatives to ensure the 
Board appropriately fulfills its fiduciary responsibil-
ity as trustees of the trust. Standard underwriting 
criteria includes: maximum award amounts, approv-
al of permits and any other government approvals, 
award terms, maximum developer and contractor 
profits and overhead, etc.  

ADVOCACY ROLE 

In addition to fostering initiatives to create or pre-
serve affordable housing, the Board should advocate 
for creation and preservation of affordable housing 
on Nantucket and inform town official, residents, 
business owners, and the general public about the 
need for affordable housing and its community ben-
efits. This could include advocacy and support for the 
Town’s potential project on the Fairgrounds Road 
property as well as other projects and initiatives that 
meet local affordable housing needs.  
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APPENDIX
APPENDIX A: GLOSSARY

Affirmative Fair Housing Marketing Plan (AFHMP). A plan that meets the fair housing and non-discrimination 
requirements of the Department of Housing and Community Development (DHCD) for marketing affordable 
housing units. The plan typically provides for a lottery and outreach to populations protected under the federal 
Fair Housing Act of 1968, as amended. The plan must be designed to prevent housing discrimination on the 
basis of race, creed, color, national origin, sex, age, disability, familial status, sexual orientation, gender identity, 
or any other legally protected class under state or federal law.
Affordable Housing. As used in this report, “affordable housing” is synonymous with low- or moderate-

income housing, i.e., housing available to households earning no more than 80 percent of area median 
income at a cost that does not exceed 30 percent of their monthly gross income.

Affordable Housing Restriction.  A contract, mortgage agreement, deed restriction or other legal instrument, 
acceptable in form and substance to the Town, that effectively restricts occupancy of an affordable 
housing unit to a qualified purchaser or renter, and which provides for administration, monitoring, and 
enforcement of the restriction during the term of affordability. An affordable housing restriction runs 
with the land in perpetuity or for the maximum period allowed by law. It should be entered into and 
made enforceable under the provisions of G.L. c. 184, §§ 31-33 or other equivalent state law.

Affordable Housing Trust. The mechanism used to account for and report revenues and expenditures for 
affordable housing, including but not limited to Community Preservation Act (CPA) receipts and other 
affordable housing funding sources. 

Area Median Income (AMI). The median family income, adjusted for household size, within a given 
metropolitan or non-metropolitan area, updated annually by HUD and used to determine eligibility 
for most housing assistance programs. For Nantucket, AMI is based on the Nantucket County Median 
Income. 

Article 82. A home rule petition approved by Nantucket Town Meeting in 2016 to collect a transfer fee on real 
estate transactions and dedicate the revenue to affordable housing development. 

Chapter 40A. G.L. c. 40A, the state Zoning Act. The current version of the Zoning Act was adopted in 1975 
(1975 Mass. Acts 808).   

Chapter 40B. G.L. c. 40B, § 20-23 (1969 Mass. Acts 774), the state law administered locally by the Board of 
Appeals in order to create affordable housing. It provides eligible developers with a unified permitting 
process that subsumes all permits normally issued by multiple town boards. Chapter 40B establishes a 
basic presumption at least 10 percent of the housing in each city and town should be affordable to low- 
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or moderate-income households. In communities below the 10 percent statutory minimum, affordable 
housing developers aggrieved by a decision of the Board of Appeals can appeal to the state Housing 
Appeals Committee, which in turn has authority to uphold or reverse the Board’s decision. 

Chapter 40R. G.L. c. 40R (2004 Mass. Acts 149, s. 92), a state law that provides for overlay districts with variable 
densities for residential development and multi-family housing by right (subject to site plan review). At 
least 25 percent of the units in a Chapter 40R district have to be affordable to low- or moderate-income 
people. 

Chapter 44B. G.L. c. 44B (2000 Mass. Acts 267), the Community Preservation Act, allows communities to 
establish a Community Preservation Fund for open space, historic preservation, and community housing 
by imposing a surcharge of up to 3 percent on local property tax bills. The state provides matching funds 
(or a partial match) from the Community Preservation Trust Fund, generated from Registry of Deeds 
fees.

Comprehensive Permit. The unified permit authorized by Chapter 40B for affordable housing development. 

Community Development Block Grant (CDBG). Under the Housing and Community Development Act of 
1974, as amended (42 U.S.C. 5300 et seq.), the U.S. Department of Housing and Urban Development 
(HUD) makes funds available each year for large cities (“entitlement communities”) and each of the fifty 
states (the Small Cities or “non-entitlement” program). CDBG can be used to support a variety of housing 
and community development activities provided they meet one of three “national objectives” established 
by Congress. Housing activities are usually designed to meet the national objective of providing benefits 
to low- or moderate-income people. Funds may be used for housing rehabilitation, redevelopment of 
existing properties for residential purposes (in some cases), making site improvements to publicly owned 
land in order to support the construction of new housing, interest rate and mortgage principal subsidies, 
and downpayment and closing cost assistance. As a “non-entitlement community,” Nantucket has received 
CDBG funds in the past from DHCD and can only do so again by submitting a competitive application 
in the future. It could be an advantageous mechanism for code enforcement. The state program is guided 
by a five-year Consolidated Plan and One-Year Action Plans required by HUD.    

Community Housing. As defined under Chapter 44B, “community housing” includes housing affordable and 
available to (a) households with incomes at or below 80 percent AMI and (b) between 81 percent and 100 
percent AMI.  

Community Preservation Act. Chapter 44B. G.L. c. 44B (2000 Mass. Acts 267) allows communities to establish 
a Community Preservation Fund for open space, historic preservation, and community housing by 
imposing a surcharge of up to 3 percent on local property tax bills. The state provides matching funds (or 
a partial match) from the Community Preservation Trust Fund, generated from Registry of Deeds fees.

Comprehensive Permit. The unified permit authorized by Chapter 40B for affordable housing development. 

Department of Housing and Community Development (DHCD). The state’s lead housing agency, originally 
known as the Department of Community Affairs (DCA). DHCD oversees state-funded public housing and 
administers rental assistance programs, the state allocation of CDBG and HOME funds, various state-
funded affordable housing development programs, and the Community Services Block Grant (CSBG) 
Program. DHCD also oversees the administration of Chapter 40B.

Extremely Low Income. See Very Low Income. 
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Fair Housing Act (Federal). Established under Title VII of the 1968 Civil Rights Act, the federal Fair Housing 
Act prohibits discrimination in the sale, rental, and financing of dwellings, and in other housing-related 
transactions, based on race, color, national origin, religion, sex, familial status (including children under 
the age of 18 living with parents or legal custodians, pregnant women, and people securing custody of 
children under the age of 18), sexual orientation, gender identity, and disability. 

Fair Housing Law, Massachusetts. G.L. c. 151B (1946), the state Fair Housing Act prohibits housing 
discrimination on the basis of race, color religious creed, national origin, sex, sexual orientation, age, 
children, ancestry, marital status, veteran history, public assistance recipiency, or physical or mental 
disability.

Fair Market Rent (FMR). A mechanism used by HUD to control costs in the Section 8 rental assistance 
program. HUD sets FMRs annually for metropolitan and non-metropolitan housing market areas. The 
FMR is the 40th percentile of gross rents for typical, non-substandard rental units occupied by recent 
movers in a local housing market. (See 24 CFR 888.) 

Family. Under the Federal Fair Housing Act (FFHA), family includes any of the following: 

(1) A single person, who may be an elderly person, displaced person, disabled person, near-elderly 
person, or any other single person; or

(2) A group of persons residing together, and such group includes, but is not limited to:

(a) A family with or without children (a child who is temporarily away from the home because of 
placement in foster care is considered a member of the family);

(b) An elderly family;

(c) A near-elderly family;

(d) A disabled family;

(e) A displaced family; and

(f) The remaining members of a tenant family.

Gross Rent. Gross rent is the sum of the rent paid to the owner plus any utility costs incurred by the tenant. 
Utilities include electricity, gas, water and sewer, and trash removal services but not telephone service. If 
the owner pays for all utilities, then gross rent equals the rent paid to the owner.

Group Home. A type of congregate housing for people with disabilities; usually a single-family home. 

Household. One or more people forming a single housekeeping unit and occupying the same housing unit. 
(See definition of FAMILY)

Housing Appeals Committee (HAC). A five-member body that adjudicates disputes under Chapter 40B. 
Three members are appointed by the Director of DHCD, one of whom must be a DHCD employee. 
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The governor appoints the other two members, one of whom must be a city councilor and the other, a 
selectman. 

Housing Authority. Authorized under G.L. 121B, a public agency that develops and operates rental housing 
for very-low and low-income households. 

Housing Cost, Monthly. For homeowners, monthly housing cost is the sum of principal and interest payments, 
property taxes, and insurance, and where applicable, homeowners association or condominium fees. For 
renters, monthly housing cost includes rent and basic utilities (oil/gas, electricity). 

HUD. See U.S. Department of Housing and Urban Development. 

Inclusionary Zoning. A zoning ordinance or bylaw that encourages or requires developers to build affordable 
housing in their developments or provide a comparable public benefit, such as providing affordable units 
in other locations (“off-site units”) or paying fees in lieu of units to an affordable housing trust fund.

Infill Development. Construction on vacant lots or underutilized land in established neighborhoods and 
commercial centers. 

Jobs-to-Housing Ratio. An indicator of the adequacy of employment and housing in a given community or 
area.

Labor Force. The civilian non-institutionalized population 16 years and over, either employed or looking for 
work. 

Labor Force Participation Rate. The percentage of the civilian non-institutionalized population 16 years and 
over that is in the labor force. 

Local Initiative Program (LIP). A program administered by DHCD that encourages communities to create 
Chapter 40B-eligible housing without a comprehensive permit, e.g., through inclusionary zoning, purchase 
price buydowns, a Chapter 40R overlay district, and so forth. LIP grew out of recommendations from the 
Special Commission Relative to the Implementation of Low or Moderate Income Housing Provisions in 
1989. The Commission prepared a comprehensive assessment of Chapter 40B and recommended new, 
more flexible ways to create affordable housing without dependence on financial subsidies. 

Low Income. As used in this report, low income means a household income at or below 50 percent of AMI. It 
includes the household income subset known as very low income. 

Massachusetts Housing Partnership (MHP). A public non-profit affordable housing organization established 
by the legislature in 1985. MHP provides technical assistance to cities and towns, permanent financing for 
rental housing, and mortgage assistance for first-time homebuyers.

MassHousing. The quasi-public state agency that provides financing for affordable housing.

Mixed-Income Development. A residential development that includes market-rate and affordable housing.
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Mixed-Use Development. A development with more than one use on a single lot. The uses may be contained 
within a single building (“vertical mixed use”) or divided among two or more buildings (“horizontal mixed 
use”). 

Moderate Income. As used in this report, moderate income means a household income between 51 and 80 
percent of AMI. 

Overlay District. A zoning district that covers all or portions of basic use districts and imposes additional 
(more restrictive) requirements or offers additional (less restrictive) opportunities for the use of land.

Regulatory Agreement. An affordable housing restriction, recorded with the Registry of Deeds or the Land 
Court, outlining the developer’s responsibilities and rights 

Section 8. A HUD-administered rental assistance program that subsidizes “mobile” certificates and vouchers 
to help very-low and low-income households pay for private housing. Tenants pay 30 percent (sometimes 
as high as 40 percent) of their income for rent and basic utilities, and the Section 8 subsidy pays the 
balance of the rent. Section 8 also can be used as a subsidy for eligible rental developments, known as 
Section 8 Project-Based Vouchers (PBV), which are not “mobile” because they are attached to specific 
units.

Shared Equity Homeownership. Owner-occupied affordable housing units that remain affordable over time 
due to a deed restriction that controls resale prices, thereby retaining the benefits of the initial subsidy 
for future moderate-income homebuyers. 

Single Room Occupancy (SRO). A building that includes single rooms for occupancy by individuals and 
usually includes common cooking and bathroom facilities shared by the occupants.

Subsidized Housing Inventory (SHI). A list of housing units that “count” toward a community’s 10 percent 
statutory minimum under Chapter 40B.

SHI-Eligible Unit. A housing unit that DHCD finds eligible for the Subsidized Housing Inventory because its 
affordability is secured by a long-term use restriction and the unit is made available to low- or moderate-
income households through an approved affirmative marketing plan.

Subsidy. Financial or other assistance to make housing affordable to low- or moderate-income people. 

Typical, Non-substandard Rental Units. A term that defines the types of rental units that HUD includes and 
excludes in establishing the FMR for each housing market area. The term excludes: public housing units, 
rental units built in the last two years, rental units with housing quality problems, seasonal rentals, and 
rental units on ten or more acres.

U.S. Department of Housing and Urban Development (HUD). The lead federal agency for financing affordable 
housing development and administering the Fair Housing Act. 

Very Low Income. As used in this report, very low income is a household income at or below 30 percent 
of AMI. In some housing programs, a household with income at or below 30 percent of AMI is called 
extremely low income. 
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Workforce. People who work or who are available for work, either in a defined geographic area or a specific 
industry.

Workforce Housing. There is no single industry standard that defines “workforce housing.” HUD defines 
it as housing affordable to households earning between 80 and 120 percent of AMI. The Urban Land 
Institute has traditionally used the term “workforce housing” to describe units affordable to households 
with incomes between 60 and 100 percent AMI. Nantucket has adopted a broad range of incomes for 
the term “workforce housing,” from 60 to 150 percent AMI. In general, workforce housing is housing for 
people who work in a community and the pricing methodology should account for wages paid by local 
employers. 
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APPENDIX B. AFFORDABLE HOUSING TIMELINE: NANTUCKET

(Original from Nantucket Antheneum, 2015; Revised and Updated for HPP, 2016).

•	 October 9, 1948 – Veterans’ Housing Authority (VHA) appointed

o	 Elected: Charles P. Flanagan, John L. Hardy, Frank L. Hardy, Leroy A. Pease

•	 February 12, 1949 – VHA officially active

o	 Open call for veteran applications; 42 received

•	 April 30, 1949 – VHA program under “rental-purchase” plan (MGL Ch. 372)

o	 Tenants may purchase houses after five years of inhabitance

September 30, 1950 – VHA housing project complete; open for public inspection

o	 9 units on Orange Street

•	 December 8, 1956 – VHA announces liquidation of all 9 houses

•	 February 15, 1958 – VHA final report released

o	 8 homes purchased by original tenants; 1 sold to public bidder

o	 Program officially dissolved

•	 March 17, 1969 – First Nantucket Housing Authority vote at annual town election

o	 Elected: Charles R. Morris, Francis W. Pease, George E. Pinault, John K. Wilson

•	 July 10, 1969 – Nantucket Housing Authority public meeting on elderly housing proposal

•	 August 23, 1969 – Massachusetts enacts the Comprehensive Permit Act (Chapter 40B)

•	 February 19, 1970 – Elderly housing project cancelled due to lack of qualified applicants

•	 November 3, 1971 – Nantucket Development Corporation (NDC) formed

o	 Announces plans for elderly and low-income housing

o	 President: Kenneth W. Holgate

•	 November 18, 1971 – NDC housing project meeting

o	 125-unit Tashama Farm development for elderly/low-income residents

o	 To be funded through Massachusetts Housing Finance Agency

•	 April 12, 1977 – Nantucket Housing Authority abolished at town meeting

o	 Article 28 by a vote of 153-61

•	 December 5, 1983 – New Housing Authority approved by vote at Town Meeting

•	 February 21, 1985 – Housing Authority to receive $570,000 grant

o	 Part of the Massachusetts Comprehensive Housing Act of 1983
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•	 July 1985 – Applications accepted for new Academy Hill elderly housing development

o	 28 total units, 12 affordable elderly housing apartments

•	 August 1, 1985 – Town land transferred to Housing Authority

o	 19.9 acres to be developed for elderly and family housing,

o	 Miacomet Village

o	 15 acres at the former Navy Base in Tom Nevers, to be used by six lottery applicants 
as a part of self-help housing program

•	 March 1986 – Landmark House elderly housing center opens to residents

o	 Developed by Nantucket Community Services on Old Island Home property

o	 Subsidized by the Farmers Home Administration (FmHA, terminated in 2006)

•	 October 25, 1986 – Nantucket Housing Needs Conference

•	 July 23, 1987 – Nantucket Planning Commission approves new Housing Partnership

o	 Members from the Planning Board, Housing Authority, Historic District Commis-
sion, and Nantucket Commission Services

•	 December 23, 1987 – Native American burying ground found on Miacomet Village building site

•	 April 15, 1989 – Miacomet Village project dedication ceremony

•	 August 8, 1996 – Ground breaking for additional 19 units behind Miacomet Village location

•	 April 9, 2001 – Nantucket adopts Community Preservation Act (CPA)

o	 Voluntary state legislation establishing a local community preservation fund; monies 
raised by a 3% property tax

o	 62% approval at annual Town Meeting

•	 May 25, 2004 – Groundbreaking Ceremony for Nantucket Public Schools’ new teacher housing 
project

o	 12 affordable units on Cow Pond Lane

	Managed by the Nantucket Education Trust Fund (Nantucket Housing Office assumes 
responsibility in 2007)

•	 September 2, 2004 – Interfaith Council begins emergency rental assistance program

•	 February 2007 – Lottery conducted for five of ten affordable homeownership units at Beach Plum 
Village

•	 August 2007 – Abrem Quary affordable 40B housing project complete

o	 28 units; originally proposed in 2001
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•	 April 23, 2009 – Nantucket named most expensive county for rentals

o	 National Low Income Housing Coalition study

•	 April 25, 2013 – “Quiet Crises”; rental housing shortage peaks

o	 Seasonal and year-round rental shortage

o	 Fair-market rental rates exceed those of Manhattan according to Department of 
Housing and Urban Development (HUD) statistics

•	 April 30, 2015 – Housing Nantucket produces Workforce Housing Needs Assessment

•	 June 2015 – Sachem’s Path Phase I affordable 40B housing project lottery

o	 Two-phase, 36-unit development for first-time homeowners

o	 Project originally proposed in December 2011

•	 November 9, 2015 – Nantucket Town Meeting approves zoning amendments to provide addition-
al density in exchange for an affordable housing requirement in the CN and R5 districts. These 
changes were made so that Richmond Great Point Development could pursue a mixed-income, 
mixed residential use development off Old South Road. 

•	 April 2015 – Completion of Sachem’s Path Phase I development.
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APPENDIX C. MASTER PLAN IMPLEMENTATION: HOUSING AND LAND USE, 
2009 – PRESENT

Compiled by Leslie Snell, Nantucket Planning and Land Use Services Department

June 6, 2016

2009 ATM Amendments

•	 Article 26 – adoption of the Master Plan, which is a ten-year document containing, among other 
things, a section on housing.

•	 Article 27 – inserted an allowance for up to four apartments within a commercial building by-right 
in the CDT, CMI, and CN zoning districts.

•	 Articles 32, 33, 34, 35, 36 – removed residential areas from a commercial zoning district (RC-2) and 
placed them in a residential district (R-5) that allows detached dwelling units or duplexes.

•	 Article 41 – removed properties from the RC-2 district and placed them in the CN district, which 
allows apartments as approved in Article 27.  The previous district allowed a maximum of two 
dwelling units per lot.

2009 STM Amendments

•	 Articles 10 and 15 – reduced the minimum age to live in an Assisted Living Community from 65 to 55 
and excludes affordable housing, in addition to employee housing, from the total number of units 
allowed.

2010 ATM Amendments – nothing applicable

2011 ATM Amendments

•	 Article 48 – removed a soon to be vacant from a commercial district (RC-2) and placed it in a resi-
dential district allowing detached dwelling units or duplexes (R-5).  Placed a portion of that same 
land in the CN district, which allows up to four apartments per lot by-right in addition to light 
commercial use. The previous district allowed a maximum of two dwelling units per lot.

•	 Article 57 – reduced the density of an existing residential area from essentially quarter acre zoning 
to eighth acre zoning.  Provides potential for redevelopment of lots in that area for what would 
likely be year-round housing.

•	 Article 63 – expanded Bylaw provisions for secondary lots.

2012 ATM Amendments

•	 Article 37 – expanded the CDT district, which allows up to four apartments per lot by-right in addi-
tion to commercial use. The previous district allowed a maximum of two dwelling units per lot.

•	 Articles 41, 42, 43, 44 – removed residential areas from a commercial zoning district (RC-2) and 
placed them in a residential district (R-5) that allows detached dwelling units or duplexes.

•	 Article 46 – expanded the CN district, which allows up to four apartments per lot by-right in addi-
tion to commercial use.  The previous district allowed a maximum of two dwelling units per lot.
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2013 STM Amendments – nothing applicable

2013 ATM Amendments

•	 Article 30 – expanded the apartment allowance to include the CTEC and CI districts.

2014 ATM Amendments

•	 Article 38 – expanded the CDT district, which allows up to four apartments per lot by-right in addi-
tion to commercial use. The previous district allowed a maximum of two dwelling units per lot.

•	 Article 42 – expanded the CN district, which allows up to four apartments per lot by-right in addi-
tion to commercial use.  The previous district allowed a maximum of two dwelling units per lot.

•	 Article 45 – expanded the CN and CTEC districts, which allow up to four apartments per lot by-
right in addition to commercial use.  The previous district allowed a maximum of two dwelling 
units per lot.

•	 Article 50 – reduced density from half acre to quarter acre in a re-developing residential area.

•	 Article 51 – combination of reducing density (R-20 to R-5) and removing commercial use potential 
(RC-2 to R-5) to rezone an area to a high density residential district allowing detached dwelling units 
or duplexes (R-5).

•	 Article 63 – expanded Bylaw provisions for secondary lots.

•	 Article 66 – revised apartment definition to be more flexible about the location of the apartments 
within a commercial structure.

•	 Article 67 – inserted a new use “apartment building” allowing up to six dwelling units with a total of 
no more than eight bedrooms in the CN and VN districts by special permit.

2015 ATM Amendments

•	 Article 45 – removed residential areas from a commercial zoning district (RC) and placed them in a 
residential district (ROH).

•	 Article 61 – removed certain accessory dwelling restrictions in an effort to encourage more accesso-
ry units.

•	 Article 62 – inserted an allowance for a third dwelling unit on residential properties in the following 
zoning districts: R-5, R-10, R-20, R-40, LUG-1, LUG-2, and LUG-3.

2015 STM Amendments

•	 Article 1 – reduced density from half acre to eighth acre (R-20 to R-5), two acres to less than a quar-
ter acre (LUG-2 to CN), and two acres to eighth acre (LUG-2 to R-5) in a residential area to provide 
for the redevelopment of existing vacant lots.

•	 Article 2 – inserted workforce homeownership housing bonus lots and workforce rental communi-
ty bylaw provisions that allow substantial increased density.  Workforce homeownership housing 
bonus lots must be eligible for approval as Local Action Units must restrict at least 25% of the units 
to households earning at or below 80% of the AMI.  Workforce rental community must also restrict 
at least 25% of the dwelling units to households earning at or below 80% of AMI.
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2016 ATM Amendments

•	 Article 34 – removed properties in the mid-island area from the RC district (identified to the be 
phased out in the 2009 Master Plan) and placed them in the CMI district, which allows up to four 
apartments on a lot by-right in a district that formerly only allowed two dwelling units per lot.  CMI 
also allows apartment buildings – up to six dwelling units – by special permit.

•	 Article 35 – removed properties in the mid-island area from the RC-2 district (identified to the be 
phased out in the 2009 Master Plan) and placed them in the CMI district, which allows up to four 
apartments on a lot by-right in a district that formerly only allowed two dwelling units per lot.  CMI 
also allows apartment buildings – up to six dwelling units – by special permit. 

•	 Article 36 – inserted allowance for apartment buildings in the CMI district at a density of one dwell-
ing unit for each 1,250 square feet of lot area.

•	 Article 39 – removed properties from a commercial zoning district (RC-2) and placed them in a 
combination of a residential district (R-5) that allows detached dwelling units or duplexes and a 
commercial district (CN) that allows commercial uses, apartments, and apartment buildings.  RC-2 
density allowed two dwelling units per lot.  CN allows up to six, depending on lot size.

•	 Article 48 – reduced density in a year-round residential neighborhood from two acres to one acre.  
Will allow subdivision potential on some lots.

•	 Article 51 – expanded Bylaw provisions for tertiary dwellings.

•	 Article 52 – inserted a new use “tiny house unit” to be allowed in the same zoning districts as a ter-
tiary dwelling.  Essentially the same as a tertiary dwelling.

•	 Article 54 – expanded Bylaw provisions for secondary lots.

•	 Article 55 – removed income and asset restrictions for family members to qualify for the covenant 
program.
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APPENDIX D. “SAFE HARBOR” STATUS THROUGH HOUSING PLAN 
CERTIFICATION

In 2002, the Massachusetts Department of Housing and Community Development (DHCD) created an in-
centive for cities and towns to take an active role in increasing the supply of affordable housing. By developing 
a plan that met DHCD’s requirements under the Planned Production program, communities could become 
eligible to deny a comprehensive permit for twelve (or possibly twenty-four) months if they implemented 
their housing plan by meeting a minimum annual low-income housing production target. The Planned Pro-
duction program was overhauled in 2008, at which time the planning component became known as the 
Housing Production Plan. Nantucket obtained Housing Production Plan approval in 2009, but the plan ex-
pired in 2014. 

To qualify for the flexibility that a DHCD-approved Housing Production Plan offers, Nantucket would need 
to create (through the issuance of permits and approvals) at least twenty-four new low- or moderate-income 
housing units (or an amount equal to or greater than the 0.50 percent production goal) in a given calendar 
year and obtain certification from DHCD that the Housing Production Plan standard had been met.  Units 
eligible for the Subsidized Housing Inventory (SHI) will be counted for the purpose of certification in accor-
dance with 760 CMR 56.03(2).

(2) Subsidized Housing Inventory.

(a) The Department shall maintain the SHI to measure a municipality’s stock of SHI Eligible Housing. 
The SHI is not limited to housing units developed through issuance of a Comprehensive Permit; it 
may also include SHI Eligible Housing units developed under

G.L. Chapters 40A, 40R, and other statutes, regulations, and programs, so long as such units are sub-
ject to a Use Restriction and an Affirmative Fair Marketing Plan, and they satisfy the requirements of 
guidelines issued by the Department.

(b) Units shall be eligible to be counted on the SHI at the earliest of the following:

1. For units that require a Comprehensive Permit under M.G.L. c. 40B, § 20 through 23, or a 
zoning approval under M.G.L. c. 40A or completion of plan review under M.G.L. c. 40R, the 
date when:

a. the permit or approval is filed with the municipal clerk, notwithstanding any ap-
peal by a party other than the Board, but subject to the time limit for counting such 
units set forth at 760 CMR 56.03(2)(c); or

b. on the date when the last appeal by the Board is fully resolved;

2. When the building permit for the unit is issued;

3. When the occupancy permit for the unit is issued; or

4. When the unit is occupied by an Income Eligible Household and all the conditions of 760 
CMR 56.03(2)(b) have been met (if no Comprehensive Permit, zoning approval, building per-
mit, or occupancy permit is required.)

Requests for certification may be submitted at any time. DHCD will determine whether Nantucket complies 
within 30 days of receipt of the Town’s request. If DHCD finds that Nantucket complies with the Housing 
Production Plan, the certification will be deemed effective on the date upon which Nantucket achieved its 
numerical target for the calendar year, in accordance with the rules for counting units on the SHI under 760 
CMR 56.03(2).  The certification will remain in effect for one year from its effective date. If DHCD finds that 
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Nantucket has increased its number of SHI Eligible Housing units in a calendar year by at least 1 percent of 
its total housing units, the certification will remain in effect for two years from its effective date.

The certification process would allow Nantucket’s Board of Appeals to deny a comprehensive permit for 
twelve months (or twenty-four months, as applicable), or continue to approve projects based on merit. How-
ever, if the Board decides to deny a comprehensive permit or impose conditions during the Housing Plan 
certification period, it must do so according to the following procedures. 760 CMR 56.05(3) and 56.03(8)

�� Within fifteen days of opening the public hearing on a comprehensive permit application, the Board has 
to provide written notice to the applicant, with a copy to DHCD, that denying the permit or imposing 
conditions or requirements would be consistent with local needs, the grounds that it believes has been 
met (e.g., a Housing Plan certification is in effect), and the factual basis for that position, including sup-
portive documentation. 

�� If the Applicant wishes to challenge the Board’s assertion, it must do so by providing written notice to 
DHCD, with a copy to the Board, within fifteen days of receiving the Board’s notice, and include support-
ive documentation. 

�� DHCD will review the materials provided by the Board and the applicant and issue a decision within 
thirty days. The Board has the burden of proving that a denial or approval with conditions would be con-
sistent with local needs, but any failure of DHCD to issue a timely decision constitutes a determination 
in favor of the Town. 

�� While this process is underway, it tolls the requirement to complete the public hearing and final action 
within 180 days.



61

NANTUCKE T HOUSING PRODUC TION PLAN 2016

APPENDIX E. AFFIRMATIVE FAIR HOUSING MARKETING PLAN REQUIREMENTS 

Affirmative Fair Housing Marketing and Resident Selection Plan (AFHMP) 

Key Review Points

City/Town:            							       Reviewer:            	

Project Name:            						      Date of Review:          

Address:          

RENTAL  		  OWNERSHIP  		 BOTH  

Note: The checklist below is intended to assist with AFHMP review but does not replace the requirements 
of the DHCD AFHMP guidelines, available at http://www.mass.gov/hed/docs/dhcd/hd/fair/afhmp.pdf  (see 
also section III of the DHCD Comprehensive Permit Guidelines at http://www.mass.gov/hed/docs/dhcd/
legal/comprehensivepermitguidelines.pdf ). The AFHMP guidelines must be consulted in their entirety.

developer/contractor information:

Are the developer staff and contractor qualifications consistent with the Guidelines?  YES     NO  

Did developer/contractor representative(s) certify that the AFHMP is consistent with the Guidelines?  

YES    O  

Marketing:

Will the application period run for at least 60 days?       YES  	  NO  

Will advertisements be placed in local and regional newspapers?    YES    NO  

If YES, which newspapers:          

Will advertisements be placed in newspapers that serve minority groups and other protected classes?  YES    
NO  

If YES, which newspapers:          

Will advertisements run at least two times over a 60-day period?  YES    NO  

Are sample ads included?   YES    NO  

Is marketing comparable in local, regional and minority newspapers:  YES    NO  

If NO, explain:          

Are outreach notices to be sent to local fair housing commissions?   YES    NO  

To other local/regional religious institutions, housing authorities, social service agencies, nonprofits, etc? 

YES    NO  

If YES, where:          
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Is the outreach appropriate to the type of housing proposed (e.g., marketing to senior centers for elderly 
housing )?  

YES    NO    Explain:            

Are applications made available at public, wheelchair accessible locations including one that has some night 
hours?  

 YES    NO  

Does the advertisement and other marketing include a telephone number, including a TTY/TTD phone 
number, to call to request an application via mail?   YES    NO  

Does the advertisement and other marketing indicate that applications may be submitted by mail, fax or 
e-mail?  

YES    NO  

Does marketing include non-English publications?    YES    NO  

If YES, which languages:          

What s the basis for determining the languages? Explain:           Will available Metro Boston Area affordable 
units be reported to Metrolist?  YES    NO  

Will available affordable and available accessible units be listed with MassAccess (CHAPA’s Housing Registry)? 

YES    NO  

Will available affordable ownership units be listed with MassAccess?  YES    NO       

Will available affordable ownership units be listed with MAHA’s lottery website?   YES  	  NO       

Are air Housing logo and slogan included in all marketing materials?  YES    NO  

Do applicant materials include a statement of the housing provider’s obligation to not discriminate in the 
selection of applicants?  YES    NO  

Do applicant materials state that persons with disabilities may request reasonable accommodations in rules, 
policies, practices or services or reasonable modifications in the housing?  YES    NO  

Do informational materials provide notice of free language assistance to applicants, translated or to be trans-
lated into the languages of LEP populations anticipated to apply?  YES    NO  

Does marketing refrain from describing characteristics of desirable applicants/residents (e.g., “for four per-
sons only”, “active lifestyle community,” “empty nesters”)?  YES    NO  

If NO, explain:          

Does marketing convey unlawful preferences or limitations (e.g., only white models)?  YES    NO  

If YES, explain:          

Does marketing include reference to local residency preferences?  YES    NO    [NOTE:  not permitted]

Does marketing indicate resident selection by lottery or other random selection procedure? YES   NO 



63

NANTUCKE T HOUSING PRODUC TION PLAN 2016

Resident Selection:

Are copies of a sample application and information packets for potential applicants included and acceptable? 

YES   NO 

Are info sessions scheduled to allow for maximum opportunity to attend (i.e., evenings, weekends, accessible 
location)?  YES    NO  

Are the eligibility criteria consistent with the Guidelines?  YES    NO  

Is resident selection based on a lottery?  YES    NO  

If NO, is it based on a fair and equitable procedure (i.e., not “first come, first served”) approved by the subsi-
dizing agency?  YES    NO    Explain:                 

If a lottery to be utilized, will the lottery be held at a public, wheelchair accessible location?  YES    NO  

Are the lottery procedures consistent with the Guidelines? YES    NO  

Is the community choosing to implement a local selection preference?  YES    NO  

If YES, is the need for the local preference demonstrated consistent with the Guidelines?  YES    NO  

Explain:              

[NOTE: 70% local preference is maximum permitted but percentage must be justified based on documented 
local need]

Doe the demonstrated need correspond to the housing type and eligibility criteria of the project? (e.g., wait 
list at another rental development used to demonstrate need is for apartments to be rented at similar rents 
and for residents at similar income levels)  YES    NO     Explain:          

Are all the proposed preference types consistent with the Guidelines?   YES    NO  

Are the geographic boundaries of the local preference area smaller than the municipal boundaries? YES    NO  

[NOTE:  not permitted]

Does the AFHMP include efforts to address potential discriminatory effects of a local selection preference 
(e.g., will minority applicants be moved into the local selection pool to ensure it reflects the racial/ethnic bal-
ance of the region and/or other efforts consistent with the Guidelines)?  YES    NO    Explain:          

Is the working preference the only local preference?  YES    NO   

If YES, are persons with disabilities and/or 62 years of age or older that live in the community given the ben-
efit of the preference?  YES    NO  

Are there durational requirements for living or working in the community?  YES    NO    [NOTE:  Not per-
mitted]

Are local preference units subject to different or more beneficial terms (e.g., reduced prices) than other afford-
able units?  YES    NO    

If YES, explain:          

Are household size restrictions and preferences consistent with the Guidelines?  YES    NO  

Does the AFHMP provide persons with disabilities in need of accessible units first preference for such units? 
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YES    NO  

Does the AFHMP address adaptable units consistent with the Guidelines?  YES    NO  

Does the AFHMP provide for criminal background checks consistent with the Guidelines (e.g., not imposed 
prior to the lottery and consistent with DHCD model CORI policy)?  YES    NO  

Does the AFHMP require any deposits or fees to be paid?  YES    NO  

If YES, are they consistent with the Guidelines?  YES    NO   

Wait Lists

After the lottery, are households that are not awarded a unit placed on a wait list in the order that they were 
drawn from the general pool?  YES    NO  

For rental projects, is the procedure for ordering new applicants upon re-opening of the wait list based upon a 
random selection procedure after a minimum application period of no less than 10 business days?  YES    NO  

If NO, explain:         

Is there a procedure for wait lists that do not close, and does it address persons with disabilities consistent 
with the Guidelines?  YES    NO    Explain:          

Does the ongoing affirmative and general marketing/outreach materials provide explicit notice of the avail-
ability of reasonable accommodations in the application process and a corresponding telephone number?  
YES    NO    

For ownership projects, does the AFHMP include a method for ensuring continued compliance w/ the Guide-
lines upon resale?  YES    NO  

Overall Comments
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APPENDIX F. DISPOSITION OF 
MUNICIPAL PROPERTY FOR 
AFFORDABLE HOUSING

As Nantucket already knows, local governments can 
create affordable housing by making town-owned 
land available for eligible projects. Properties dis-
posed of for affordable housing can include underuti-
lized public facilities, municipally owned land, or 
vacant, abandoned, and tax-delinquent private prop-
erties acquired through purchase or tax foreclosure. 
Land bank programs can strategically acquire and 
preserve multiple properties for affordable housing 
development. Land banking is one of the functions a 
municipal affordable housing trust can perform. 

Following the procedures for real property disposi-
tion under G.L. c. 30B, § 16, a city or town may sell 
surplus property and prioritize the development of 
affordable housing. As a rule, municipalities are re-
stricted from giving property to private individuals 
or offering it for less than fair market value. However, 
they can convey surplus property for less than mar-
ket value if the property would be used for a public 
benefit purpose. Alternately, for publicly owned land 
in neighborhoods with increasing market demand or 
recent public investment, jurisdictions can sell land 
at market price to affordable housing developers be-
fore increases in value are realized in the price of the 
land. 

Chapter 30B intends to serve two primary policy ob-
jectives: open, fair, competitive bidding and obtain-
ing the best value for communities and other public 
agencies that are subject to the law. For these reasons, 
just about every procurement conducted by cities and 
towns involves some type of bid or proposal process 
that allows any interested party the opportunity to 
compete. Most towns today have enough experience 
with purchasing services and supplies that the re-
quirements for those types of procurements are fairly 
well understood. However, the Chapter 30B require-
ments for acquiring or selling real property are differ-
ent. Since the value of the Fairgrounds Road property 
obviously exceeds $35,000 (current threshold under 
Chapter 30B), the Town will have to issue a Request 
for Proposals (RFP) to convey the land through a fair 
and open procurement process. Nantucket may want 
to request RFP assistance from the Massachusetts 
Housing Partnership (MHP), which has considerable 

experience with town property dispositions for af-
fordable housing. 

Below is a summary of the Chapter 30B procedures 
Nantucket will need to account for in disposing of 
the Fairgrounds Road property or other land that 
may be available for affordable housing development. 
The Town may have other steps it needs to take be-
fore it embarks on the disposition process, e.g., how 
much housing and what types of housing, how much 
of the housing can be limited for use as employer-as-
sisted housing, how many units should be restricted 
for use as low- or moderate-income housing, wheth-
er the Town intends to provide any financing for the 
project (e.g., through the affordable housing trust), 
and so forth. It may also be in the Town’s interest to 
work with other large employers on Nantucket by 
setting aside some of the market-rate units for those 
organizations to lease for year-round or temporary 
employee use, thereby essentially guaranteeing some 
of the rental income. These decisions, or at least a 
framework for making them, should be settled be-
fore the procurement process begins. 

In addition, the Town may want to determine how 
much interest exists among developers and what 
their expectations might be. This could be done 
through an informal “Request for Expressions of In-
terest” (RFI) prior to initiating the Chapter 30B pro-
curement process. It is important to note that the RFI 
process cannot be used to pre-qualify or pre-screen 
developers for purposes of creating a shortlist for the 
eventual RFP. For real property dispositions, Chapter 
30B requires communities to make the RFP available 
to any interested party who requests it. Neverthe-
less, an advantage of the RFI is that it could help the 
Town understand what is feasible, what developers 
might be concerned about, and how to design a lease 
procurement if the Town wants to offer the land for 
long-term lease instead of offering it for sale. 

Real Property Disposition for Public Pur-
poses 

First Steps
�� Declare the property “surplus” and available for 

acquisition and development of mixed-income 
housing and employee housing. (A public deter-
mination made by the Board of Selectmen and 
documented in the record is fine.)
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�� Determine the market value of the property. This 
can be in the form of an opinion by the Town as-
sessor (a formal appraisal is not required, though 
many towns commission one). The opinion or 
appraisal needs to be kept in the records of the 
real property disposition, as the Town’s auditors 
will most likely ask to review it. 

�� For public benefit dispositions that will result in 
a purchase price below market value, the Town 
must explain why in a notice published in the 
Central Register. There is a form for this purpose 
on the Central Register website. 

Rule for Award
Selecting a buyer for surplus municipal property can 
be as simple as taking the highest-price offer, but 
when the end result is a project to promote public 
purposes, the selection process is more complicated. 
For affordable housing dispositions, the Town will 
need to decide how it plans to choose the best pro-
posal, which means the developer selection process 
will be based primarily on qualitative criteria. 

The RFP that will eventually be issued can state a 
fixed sale price and thereby remove price consider-
ations from the selection process. Still, some com-
munities set a below-market minimum sale price and 
give themselves the flexibility to consider price along 
with other qualitative factors. One problem with 
that approach is that if meeting all of the Town’s ex-
pectations for the project involves a very high cost, a 
low minimum sale price can be enough to make the 
project infeasible and discourage good developers. A 
second problem that sometimes occurs with public 
benefit dispositions is that if a very desirable devel-
opment proposal provides for a much lower purchase 
price than other proposals received, the developer se-
lection process can become unduly complicated, with 
reviewers disputing the how far the Town should go 
to aim for quality over price. So, the rule for award is 
a critical decision that needs to be made before much 
time is spent on drafting the RFP. 

Proposal Evaluation Criteria
The key to any public land disposition for affordable 
housing lies with the evaluation criteria. There are 
three groups of criteria that need to be created for 
the RFP: criteria for determining whether a proposer 
is responsive and responsible, for comparing propos-

als based on their merits, and for evaluating price – if 
price will even be considered.  

�� Responsive and responsible criteria involve 
considerations such as: is the proposal complete? 
Is the proposer willing to accept the Town’s terms 
and conditions for sale of the property? 

�� Comparative criteria involve the non-price con-
siderations that will allow the Town to identify 
the best proposals overall. Some examples of 
common non-price considerations include: 

•• Developer’s capacity, evidenced by the num-
ber of similar projects completed by the pro-
poser within some specified period of time 
(e.g., five years); experience and qualifica-
tions of the development principals; prior 
working relationships involving members of 
the development team; and highly favorable 
references.

•• Financial capacity, evidenced by prior expe-
rience financing mixed-income housing de-
velopments of similar scale and complexity; 
ability to provide equity contribution, and 
ability to secure financing for the proposed 
project as demonstrated by letter(s) from 
prospective lender(s).

•• Experience and qualifications of the design 
team for the type of project submitted by the 
proposer, including past collaborations by 
the proposed design team. 

•• Experience and qualifications of the general 
contractor (the firm as a whole, the princi-
pals, and senior management), evidenced by 
a track record of completing projects on time 
and within budget at a quality commensu-
rate with the client’s expectations.

•• Desirability of proposed building and site 
design, including attention to the Historic 
District Commission’s design preferences 
and design principles identified in the RFP (if 
any).

•• Sustainability, including proposed green 
building techniques and materials to be used 
in site design, building construction, and 
building operations. 

•• Project schedule, with preference for a short-
er and achievable development schedule over 
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a longer development schedule or a short but 
impractical development schedule, with jus-
tification via a basic market analysis for what-
ever the proposed schedule may be. (Note: 
some communities commission a market 
study and provide it to prospective develop-
ers – who may elect to obtain their own study 
or pay for a peer review or “second opinion” 
of the town’s study.)

•• Feasibility of the proposed project, based on 
an analysis of the development budget, the 
developer’s demonstrated ability to resolve 
permitting issues as they may arise, the likely 
acceptability of the proposed designs by reg-
ulators and lenders, the likelihood of obtain-
ing proposed financing for predevelopment 
costs, construction and soft costs as esti-
mated, and the reasonableness of the budget 
overall. (Note: communities usually hire an 
independent consultant to review the finan-
cials submitted by proposers.)

•• Purchase price (if price will be one of the rat-
ing factors). 

These criteria can be rated according to a simple 
scheme, e.g., “best,” “acceptable,” or “unacceptable,” 
or some other system as long as the RFP is clear about 
what the rating method will be. If some criteria will 
carry more weight than others, the RFP should say 
so. 

Writing the RFP
There is a basic structure to all real property disposi-
tion RFPs and some unique components that should 
be included in the RFP for a public benefit disposi-
tion. Although it may be tempting to start writing 
the RFP right away, it rarely makes sense until the 
“basics” described above have been settled:

�� What kind of development is the Town looking 
for?

�� How many units, or what is the acceptable mini-
mum-maximum range?

�� What are the most important outcomes?

�� Does purchase (or lease) price matter?

�� How will the Town evaluate the proposer’s devel-
opment team? What information will the Town 
need in order to evaluate the team?

�� What design information will the Town need in 
order to reach some conclusions about the quality 
of the developer’s proposal? A preliminary plan? 
Elevation drawings? Material specifications?

�� How will the Town determine that proposers are 
competent and able to do the project? 

�� What information does the Town need in order 
to determine if a proposed project is feasible?

Once these questions are answered, the RFP is not 
difficult to prepare. Disposition RFPs typically in-
clude the following information and in the order 
shown below.

�� Introduction

•• Statement of Authority (the legal basis upon 
which the Town can offer the property for 
sale or lease)

•• Definitions of words and phrases used in the 
RFP

•• Proposal deadline and summary-level sub-
mission instructions

•• Date/time of property tour and pre-bid brief-
ing (if the Town chooses to offer one)

•• Purchase price (which be stated as a mini-
mum or in the case of a public purposes dis-
position, a below-market fixed price)

•• Miscellaneous provisions, e.g., how long bid 
proposals must remain valid, how proposal 
discrepancies will be resolved, and the rules 
governing withdrawal or modification of a 
submitted proposal.

•• General conditions that will apply during the 
procurement process

•• Instructions for communicating with the 
Town during the bid period

�� Property Description

•• Ownership

•• Location
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•• Zoning

•• Existing conditions description

•• Utilities

•• Required easements (if any)

•• Current use

•• Surrounding land uses

•• Site constraints

•• Environmental concerns (if any)

�� Development Objectives

Here is where the Town should describe what is 
wants to accomplish with development of the 
Fairgrounds Road property. It will be important 
to reflect these objectives in the proposal eval-
uation criteria and the proposal submission re-
quirements.

�� Project Schedule Requirements

The Town needs to specify any particular sched-
uling conditions that the selected developer has 
to meet. Common examples of project schedule 
requirements include the period within which 
the selected developer will have to enter into a 
disposition agreement with the Town and pro-
vide a deposit; how long the developer will have 
to enter into a Development Agreement with the 
Town; the anticipated completion date for the 
project, barring unforeseen market conditions; 
and how breaches of the agreement will be re-
solved. 

�� Minimum Terms and Conditions

Here is where the Town needs to describe the 
terms and conditions the selected developer will 
be required to meet as a condition of the dispo-
sition agreement and the eventual Development 
Agreement. Common conditions include mat-
ters such as:

•• Clarifying the developer’s responsibility for 
all costs associated with obtaining permits 
and approvals and costs associated with con-
structing and operating the project; 

•• Clarifying the developer’s due diligence ob-
ligations; 

•• Indemnification and “hold harmless” re-
quirements protecting the Town from claims 
associated with the condition of the property 
or operation of the project;

•• Limitations on assigning or subleasing the 
property to any other entity;

•• Identification of any use restrictions that will 
be imposed on the property in order to pro-
tect the affordable housing units or achieve 
other objectives of the project;

•• How and when the acquisition price must be 
paid. 

Any terms and conditions the Town will even-
tually want Town Counsel to incorporate in a 
purchase and sale agreement should be dis-
closed in the RFP. 

�� Proposal Instructions

In this section, the Town needs to identify the re-
quired proposal components and number of pro-
posal copies required, describe what a responsive 
and responsible proposal must have, and indi-
cate whether the proposal must follow a partic-
ular order. Some communities require proposals 
to adhere to a certain format; others simply re-
quire that proposals contain all of the specified 
information and leave it to proposers to package 
their proposals as they see fit. In any case, here 
are common submission requirements for dispo-
sition RFPs. 

•• Proposal Form

•• Price Summary Form 

•• Comparable Experience 

•• Proposer’s Qualifications Statement: a sum-
mary of the Developer’s organization and 
experience; identification and resumes of all 
principals; roles of principals; identification 
of parties/entities who will have an equity in-
terest in the project; a list of references for 
at least three recently completed projects; a 
financial statement; and a disclosure of any 
pending litigation, liens, foreclosures, bank-
ruptcies, or other actions that would interfere 
with construction or permanent financing or 
delay the timely progress of the project. 
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•• Architect’s & Engineer’s Profile, including 
references

•• General Contractor’s Profile, including refer-
ences and a list of subcontractors

•• Technical Proposal: a narrative description of 
the project that fully summarizes the project, 
including: the use(s), approximate allocation 
of space for each type of use, tenure type, a 
conceptual site plan, typical layout for each 
unit type, unit amenities and finishes includ-
ing preliminary specifications, overall project 
(including common area) amenities, Energy 
Star and/or LEED‐eligible components, and 
other planned improvements to the Prop-
erty. The proposal should identify expected 
sources of financing and any actions/support 
needed from the Town for such. 

•• Proposed Project Schedule

•• Financial Qualifications 

•• Preliminary Pro Forma 

•• Certificate of Non‐Collusion 

•• Disclosure of Beneficial Interest as required 
by M.G.L. c.7, Section 40J*

•• Certification as to Payment of Taxes*

•• Corporate Resolution, if a Corporation 

*These certifications need to be updated prior to 
closing.

�� Proposal Review Criteria and Evaluation Process

In this section of the RFP, the Town needs to describe 
how the proposal review process will be conducted 
and explain how the review criteria will be rated. (See 
“Proposal Evaluation Criteria” above.) A comparison 
criteria rating scheme such as best/acceptable/unac-
ceptable is fairly simple to use. Another option is the 
rating and ranking system that Chapter 30B requires 
for RFPs to purchase contracts for services of $35,000 
or more (highly advantageous/advantageous/not ad-
vantageous/unacceptable). 

�� Exhibits

•• Locus map

•• Assessor’s map

•• Property deed

•• Survey plan (if available)

•• Easements required (if any)

•• Sample affordable housing restriction

•• Zoning summary or permitting chart

Distributing the RFP
The RFP for real property disposition must be adver-
tised for two successive weeks in a newspaper with 
local circulation and, since the site exceeds 2,500 
sq. ft, the RFP must be advertised in the Common-
wealth’s Central Register, too. To maximize the ef-
fectiveness of the proposal solicitation process, the 
Town may also advertise in newspapers with re-
gional circulation, send the RFP to industry groups 
(such as Urban Land Institute or the Massachusetts 
Homebuilders Association) or affordable housing or-
ganizations such as Citizens Housing and Planning 
Association (CHAPA), or directly prospective devel-
opers. Throughout the proposal period, the Town 
must maintain a record of developers and others who 
received the RFP, and anyone who requests the RFP 
must be provided a complete copy. If the Town needs 
to issue an addendum before the proposal deadline, 
the record of original recipients will ensure that ev-
eryone with an interest in the site is properly noti-
fied.

Receiving & Reviewing Proposals
Every proposal received by the deadline must be 
opened and publicly announced on the date and time 
and in the location specified in the RFP for submis-
sion of proposals. Unlike RFPs for purchasing goods 
and services, where the proposal is divided into two 
parts (technical and price), the proposal for real prop-
erty disposition must be submitted as a single pack-
age and its entirety becomes public information as 
soon as it is read into the record. (This differs from 
the procurement system the Town is most likely 
familiar with, where the technical proposal is con-
fidential until reviewers have finished evaluating it 
and the price proposal is opened and considered later 
in the review process.)

Not surprisingly, the review process must be gov-
erned by the evaluation criteria stated in the RFP. 
Proposers who fall short of the “responsive” and “re-
sponsible” requirements can be eliminated before 
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reviewers initiate the more time-consuming process 
of applying the comparative criteria (the criteria used 
to evaluate a proposal based on its merits). All of the 
reviews should be done in writing so there will be a 
clear record of the decision process. The proposal 
with the highest rating as a result of the review pro-
cess should be selected as the designated developer. 
However, if for any reason the Town is unhappy with 
the proposals it receives, the procurement can be 
canceled as long as the cancellation occurs before the 
Town has entered into an agreement with any of the 
developers. 

After choosing the developer for the project, the 
Town will need to file a notice with the Central Reg-
ister, identifying the selected developer and explain-
ing why the sale price for the land is less than market 
value. In addition, the developer is required by law 
to file a notice of beneficial interest with the Divi-
sion of Capital Asset Management and Maintenance 
(DCAMM). 
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APPENDIX G. TOWN OF AMHERST: TAX INCENTIVE LEGISLATION FOR 
AFFORDABLE HOUSING

CHAPTER 148 OF THE ACTS OF 2015: AN ACT PROVIDING AFFORDABLE HOUSING PROPERTY 
TAX INCENTIVES IN THE TOWN OF AMHERST

SECTION 1. For the purposes of this act, “Low or moderate income housing”, shall mean housing for indi-
viduals or families with incomes at or below 95 per cent of area median income. Area median income shall be 
calculated by the United States Department of Housing and Urban Development, or any successor agency, 
and shall be adjusted for family size.

SECTION 2.  Notwithstanding any general or special law to the contrary, the select board of the town of 
Amherst may enter into agreements for special tax assessments for properties that include low or moderate 
income affordable housing consistent with the terms of this act.

SECTION 3.  For a residential or mixed use development with 10 or more dwelling units in which at least 10 
per cent of the units are low or moderate income housing and subject to an affordable housing restriction as 
defined in section 31 of chapter 184 of the General Laws, the increase in assessed value resulting from such 
development shall be phased in increments over a period of up to 10 years to the full assessed value of the 
property; provided, however, that the maximum property tax incentive shall be based on the difference in 
net operating income for such development with affordable units and the net operating income without 
such affordable units. Determination of eligibility shall be made as of July 1 of each year for the fiscal year 
beginning on July 1.
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APPENDIX H. TOWN OF PROVINCETOWN: TAX EXEMPTIONS FOR 
AFFORDABLE HOUSING

CHAPTER 408 OF THE ACTS OF 2002: AN ACT RELATIVE TO PROPERTY TAX EXEMPTIONS FOR 
RENTAL PROPERTIES IN THE TOWN OF PROVINCETOWN USED AS AFFORDABLE HOUSING

SECTION 1. Notwithstanding any general or special law to the contrary, residential real estate in the town of 
Provincetown which is rented to and occupied by a person of low income, at a rental amount not exceeding 
the standards of the United States Department of Housing and Urban Development for low income persons, 
shall be exempt from taxation under chapter 59 of the General Laws.

SECTION 2. The exemption shall be equal to the tax otherwise due on the parcel based on the full and fair 
assessed value, multiplied by the square footage of the housing units rented to and occupied by a person 
or family of low income, divided by the total square footage of a structure located on the parcel. For rental 
housing, assessment of such property, if by an income approach to value, shall assume fair market rent for all 
units. To be eligible for exemption, the housing unit shall be leased to a low income person at rents for the 
entire fiscal year for which the exemption is sought.

SECTION 3. The date of determination as to the qualifying factors required by this act shall be July 1 of each 
year for the fiscal year beginning on such July 1.

SECTION 4. This act shall be submitted to the voters of the town at the next annual or special town election, 
in the form of the following question which shall be placed upon the official ballot to be used at that election: 
“Shall an act passed by the general court in the year 2002 entitled, ‘An Act relative to property tax exemptions 
for rental properties in the town of Provincetown used as affordable housing’, be accepted?” If a majority of 
the votes cast in answer to that question is in the affirmative, then sections 1, 2 and 3 of this act shall there-
upon take effect, but not otherwise.

SECTION 5. Section 4 of this act shall take effect upon its passage.

Approved December 19, 2002.




