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Executive Summary 

The Problem 

Located along the Eastern Maine coastline, Mount Desert Island (MDI) is comprised of four towns: Bar Harbor, 

Mount Desert, Southwest Harbor, and Tremont. Home to scenic Acadia National Park, MDI is a popular visitor 

destination, drawing visitors from around the world. The Island’s natural beauty has led to its popularity as a 

location for a large and growing number of seasonal residences, second homes, and short-term vacation rentals. 

While tourism has long been a mainstay of the Island’s economy, this increase in seasonal homes continues to put 

upward pressure on MDI’s housing prices. As the Island’s lower-cost housing stock dwindles, many year-round 

workers have been priced out of the housing market and are forced to commute from off-Island locations. 

Meanwhile, long-time Island residents, especially seniors, find it increasingly difficult to afford to remain on the 

Island. 

The Response 

In response, Island Housing Trust (IHT) and its partners engaged Camoin Associates and The Musson Group to 

conduct a Housing Needs Analysis and Assessment. The purpose of this Assessment is to: 

✓ understand and quantify the housing affordability challenge;

✓ envision how the Island’s high quality of life could change in light of a shrinking year-round housing stock

and rising housing costs;

✓ and provide tools and strategies for addressing the issue.

The process for completing the Assessment included 5 major components: research and data analysis, interviews 

with stakeholders, an employer survey, identification of potential tools and strategies, and public engagement. The 

process was overseen and guided by the Island Housing Trust Committee, which provided input and feedback 

through a series of meetings. 

It should be stressed that the purpose of this Assessment is to quantify MDI’s housing situation today, 

understand the future of the Island if current trends continue, and provide a menu of options for working 

toward various housing goals. The Assessment is not meant to prescribe what IHT and its partners should do, 

but instead explore what they can do. Equipped with this Assessment, IHT will be able to work with MDI’s 

various stakeholders to set a course of action that aligns with the desires of the Island community. 

The State of Housing Affordability on Mount Desert Island – Key Findings 

A comprehensive understanding of the state of housing affordability on MDI is critical before policies can be put in 

place to address challenges. Key findings from the Assessment are presented below: 

 Homeownership affordability is a challenge. Median incomes in the four MDI communities ranged from

about $46,000 in Tremont and Southwest Harbor to $53,000 in Bar Harbor and $70,000 in Mount Desert.

Meanwhile, the income needed to afford a median-price home in the towns on MDI ranged from $70,000 in

Tremont to nearly $100,000 in Bar Harbor and Mount Desert. Over 78% of MDI households were unable to

afford the median home in their respective towns, and over 84% of homes sold on the Island in 2017 were

unattainable to median-income households.

When comparing data from 2016 and 2000, the impacts of rising home values on affordability are clear.

Since 2000, the median home values for MDI towns more than doubled, while incomes rose between 31%

and 65%, depending on the town.

 The year-round housing stock is shrinking, while the number of seasonal housing units grows. In 2016

the seasonal population on MDI was around 7,000. This represents an increase of about 900 people in the 5

years between 2011 and 2016. During that same time, the number of seasonal units increased by 272, while



Camoin Associates  |  Island Housing Trust Housing Needs Analysis and Assessment 2 

the number of year round units decreased by 111. About 36% of housing units on MDI and 34% of units in 

Hancock County are seasonal units. This is roughly double the share of seasonal units in Maine (17%) and 

dramatically above the national share (4%). 

 The population is aging. Limited options for affordable year-round housing mean fewer young families,

declining public school enrollment, and accelerated aging of the Island’s population. The largest year-round

age groups on MDI in 2016 were in the 50 to 70 range, skewing older than Maine and the US. At the same

time, the Island has a notably small concentration of young adults of home-buying age, particularly 25- to

29-year-olds.

MDI also has a relatively small school-age population, and school enrollment in the Mount Desert Island 

Regional School System has declined by 2% over the last 5 years. Considering only the Island’s on-Island 

schools, enrollment has fallen by 7%. 

 A rise in short-term vacation rentals continues to constrict the supply of year-round rental housing,

putting upward pressure on housing costs. Over the three years between April 2015 and April 2018, the

number of Airbnb listings on MDI grew from 11 to 111, a tenfold increase. Over the last year, the average

nightly rate for an “entire place” listing on Airbnb was about $145, reaching $175 during peak times.

Oftentimes a homeowner can obtain a higher profit from short-term vacation rentals than from renting to a

local resident. This creates an incentive to rent to vacationers over year-round residents, thereby limiting the

supply of year-round rental options. While Airbnb listings account for a small number of MDI’s housing

stock, sustained growth in Airbnb and other short-term vacation rentals could increasingly impact housing

affordability on the Island.

 Housing affordability challenges make it difficult for employers to attract and retain workers. Over

half (54%) of MDI workers commute onto the Island for work. About 78% of respondents to the employer

survey conducted for this analysis agreed or strongly agreed that finding affordable housing is a major

challenge for their employees, and 60% agreed or strongly agreed that the lack of affordable housing

options negatively impacted their business.

This commuter dynamic can impact traffic, the environment, and overall community culture.

Understanding and Meeting Current and Future Housing Demand 

Projections from the State of Maine State Economist anticipate that the year-round population of the Island will 

remain essentially flat through 2034. These projections expect the population to peak at 10,844 residents in 2024, 

before beginning a slight decline. By 2034, the year-round population on MDI will be roughly what it is today. 

While the overall population will remain relatively constant, the age composition of the population is expected to 

change significantly. MDI’s senior population is expected to rise from 24% to 30% by 2029. This represents a net 

increase of over 500 seniors in the next 10 years. The 64-and-under population is projected to fall by a similar 

amount. Growth in households is being driven by the upper income brackets, and most of these upper-income 

households are seniors. This population shift will have economic and social implications for the Island, as a greater 

share of the population enters retirement and the workforce shrinks. 

Despite the very modest growth in the Island’s year-round population (both recent past and projected), the increase 

in seasonal residents, workers, and visitors continues to contribute to a housing crunch. The number of building 

permits issued has far exceeded the number of new year-round households, indicating that the bulk of new housing 

construction has accommodated seasonal residents and/or workers. 

Assuming no policy intervention to change current trends over the next five years, the Island is expected to see an 

increase of just 20 year-round households. At the same time, it is likely that building permits will continue to be 

issued at a similar rate as has been the case over the last five years, at about 60 per year, or 300 by 2023. 
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Considering the current cost of land and construction, the sales prices and rents associated with these new homes 

will be out of reach for most of the Island’s year-round workers, and they will be bought by seasonal residents. 

Meanwhile, the working population of the Island will continue to shrink as they are increasingly priced out of 

the housing market. 

Our assessment of current and projected demographic and housing trends shows that there is significant demand 

for new affordable year-round housing units on MDI: 

 Workforce Housing: Currently, a large share of MDI’s year-round workers commute from off-Island, 54%

according to commuting data from the Census. Interviews with real estate brokers revealed that many of

these families would like to live on MDI but ultimately seek housing in other less expensive locations. These

commuters are the logical target market for new affordable housing units. Supposing a very conservative 5-

10% of commuters would choose to live on MDI if they could afford it, this would mean demand for about

125 to 300 workforce housing units affordable to households earning between $35,000 and $65,000

annually.

The types of housing appropriate for this group would include both for-sale and rental options. Multifamily

units can typically be offered at lower price points, so condominiums, townhouses, and apartments would

be suitable for achieving the goal of a more affordable housing stock. Single-family homes, both rental and

for-sale, continue to be most in-demand on MDI, as this type of housing has always dominated the Island’s

housing stock. New affordable for-sale single-family communities would likely be absorbed quickly in the

market if they can be offered.

 Senior Housing: By 2023 there will be nearly 2,000 senior households on the Island, with 200 new senior

households expected to be added as a result of both the aging of the existing population and in-migration

of new residents. Over half (52%) of these senior households will have incomes below $50,000. Providing

affordable housing options for this group would offer them the ability to remain in their home communities.

Over the next half decade, the Island could easily absorb 100-200 below-market-rate senior units, including

both independent- and assisted-living units that would allow seniors the opportunity to downsize and live

with fewer housing maintenance obligations, while still remaining on the Island.

Constraints to the Supply of Affordable Housing Development 

There are several constraints to consider in development of affordable housing options on MDI. These challenges 

are in part due prevailing land use policies, but also include issues such as availability of land, environmental 

considerations, land and construction costs, lifestyle choices, and neighborhood sentiment. 

Strategies and Tools to Consider 

This Assessment presents a framework for affordable housing strategies to be further considered by the Island 

Housing Trust and the MDI communities. We use the word “framework” as multiple strategies are likely needed, 

which can be integrated to begin to impact the different market challenges for the targeted population segments 

that the Island’s communities choose to address. There are three important elements that are the basis of the 

strategy framework. They are: 

✓ First, there are three key demographic groups that IHT and its partners may choose to target: existing year-

round residents, year-round workers, and seasonal workers. Strategies for ensuring housing affordability will

vary across these groups. IHT should continue to facilitate further input and discussion with citizens and

municipalities which populations/market segments are a policy priority.

✓ Second, no matter which market segment IHT and its partners choose to target, solutions will need to

address the cost of development on the Island. Due to high demand, and therefore, relatively high land

costs, this must include policies to reduce the cost of land. The private market has not and likely will not
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take care of housing issues without partnerships to reduce development costs, so housing units (both rental 

and for-sale units) can be delivered at various levels of affordability. 

✓ Third, success will require partnerships between IHT and other stakeholders or entities with complementary

interests. This might include the Island’s four municipalities, landowners, developers, other affordable

housing organizations, the State, and other communities within the region.

The more detailed strategies contained in this Assessment can be divided into two broad goals—(1) reducing 

development costs and (2) increasing housing supply—both of which will lead to greater housing affordability for 

MDI residents and workers. These goals and strategies are summarized as follows: 

1. Reduce the Cost of Development

1.1. Seek Donations of Land for Workforce Housing Development

1.2. Implement Affordable Housing Tax Increment Financing (TIF) (See Appendix D for detailed information

on how TIF can be used to create affordable housing.) 

1.3. Change Zoning to Allow for Greater Density 

1.4. Invest in Infrastructure 

2. Increase Supply of Year-Round Housing Units

2.1. Partner with Affordable Housing Developers

2.2. Create Housing for Short-Term Seasonal Workers

2.3. Limit Short-Term Vacation Rentals

3. Tie Strategies to an Island-wide Plan

4. Communicate and Engage with Stakeholders, Residents, Businesses, and

Employees

IHT has developed several strategies to ensure that year-round housing is available for MDI’s median-income 

workers. It also plays an active role in advocating for affordable housing on MDI. IHT should continue in this 

capacity to work with the four municipalities and others to undertake these recommendations.  
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Introduction 
Located along the Eastern Maine coastline, Mount Desert Island (MDI) is comprised of four towns: Bar Harbor, 

Mount Desert, Southwest Harbor, and Tremont. Home to scenic Acadia National Park, MDI is a popular visitor 

destination, drawing visitors from around the world. The Island’s natural beauty has led to its popularity as a 

location for a large and growing number of seasonal residences and second homes. While tourism has long been a 

mainstay of the Island’s economy, this increase in seasonal homes continues to put upward pressure on MDI’s 

housing prices. As the Island’s lower-cost housing stock dwindles, many year-round workers have been priced out of 

the housing market and are forced to commute from off-Island locations. Meanwhile, long-time Island residents, 

especially seniors, find it increasingly difficult to afford to remain on the Island. 

In response, Island Housing Trust (IHT) has engaged Camoin Associates to conduct a Housing Needs Analysis and 

Assessment. The purpose of this Assessment is to understand and quantify the housing affordability challenge, 

envision how the Island’s high quality of life could change in light of a shrinking year-round housing stock and rising 

housing costs, and provide tools and strategies for addressing the issue. 

Work Completed 

The process for completing the Assessment included 5 major components: research and data analysis, interviews 

with stakeholders, an employer survey, development of tools and strategies, and public engagement. 

1. Research and Data Analysis – Camoin Associates gathered and analyzed demographic, socioeconomic,

and housing data from a variety of public and proprietary sources. See Appendix A for the detailed data

analysis and Appendix C for a list of sources consulted.

2. Interviews with Stakeholders – To better understand MDI’s housing challenges, Camoin Associates

conducted several stakeholder interviews that included local employers, Town departments, the school

district, and local real estate brokers.

3. Employer Survey – A survey was distributed to MDI’s employers to solicit feedback on how housing

impacts the local workforce availability. See Appendix C for complete survey results.

4. Tools and Strategies – We researched and assessed tools and strategies that could be applied to achieve

various housing goals.

5. Public Engagement – We conducted a public workshop to understand needs, present preliminary findings,

and solicit public feedback. This workshop was held on June 21, 2018, at Mount Desert Island High School.

The process was overseen and guided by the Island Housing Trust Committee, which provided input and feedback 

through a series of meetings. 

It should be stressed that the purpose of this Assessment is to quantify MDI’s housing situation today, understand 

the future of the Island if it continues on its current trajectory, and provide a menu of options for working toward 

various housing goals. The Assessment is not meant to prescribe what IHT and its partners should do, but instead 

describe what they can do. Armed with this Assessment, IHT will be able to work with MDI’s various stakeholders to 

set a course of action that aligns with the desires of the Island community. 

Why Address Affordable Housing? 
Affordable housing is important to the economic vitality of communities. Affordable homes support the local 

workforce so they can live close to their jobs. Shorter commutes allow workers to spend more time with their 

families while the community benefits from reduction in traffic congestion, air pollution, and expenditures on roads. 

In revitalizing communities, the construction of affordable homes can also help to stimulate economic growth. A 

healthy mix of housing options, including market-rate and affordable, for-sale and rental, single-family and multi-

family, targeted to households across the age spectrum, ensures opportunities for all individuals to improve their 

economic situation and contribute to their communities. 
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Offering affordable housing options on Mount Desert Island would have numerous benefits for the Island’s 

communities. One of the most important benefits of affordable year-round housing is that it supports the vitality of 

the Island’s towns and the sustainability of neighborhoods. Moreover, a housing stock that the Island’s employees 

can afford supports businesses by making it easier to access and retain workers. It also benefits the community’s 

seniors, allowing them to continue to live on MDI as they age. Allowing people to live close to where they work 

supports community culture and volunteerism, encouraging people to become invested in the community. It also 

ensures that a steady flow of younger residents will put down 

roots on the Island and enroll students in its schools, join 

volunteer organizations, and support community groups. 

Existing Conditions 
Key findings from the data are summarized in this section. 

Detailed tables and analysis can be found in Appendix A.   

Population in seasonal communities is challenging to measure 

due to differences in the definition of “seasonal” and 

limitations in how data is collected. The IHT Housing Study 

Committee defines a year-round resident as someone who 

resides on MDI for at least 6 months per year and whose 

vehicle and voter registration is on MDI. IHT defines a 

seasonal resident as someone residing on the Island for 1–6 

months per year, while a visitor/tourist is someone on the 

Island for less than one month at a time. 

This report quantifies the year-round and seasonal population 

and housing stock based on the best data available; however, 

the data may not align with the IHT definition of “seasonal.” It 

is important to note that the number of seasonal housing 

units on the Island is likely undercounted based on the IHT 

definition, since all units occupied for at least 2 months are 

not considered to be seasonal. See inset at right for more 

information on who counts as a resident. 

Demographics 

As of 2016, the year-round population of Mount Desert Island 

stands at about 10,800, compared to an estimated seasonal 

population of about 7,000. The Island’s year-round population 

increased by about 200 residents, or 1.8%, between 2011 and 

2016, while the seasonal population grew by nearly 900, over 

14%. 

Between 2011 and 2016, the number of year-round occupied 

housing units on the Island decreased by 111 (-2.3%), while 

272 seasonal units were added (+9%). 

Who Counts as a Resident? 

Whether a person living on MDI should count as 

a year-round resident or a seasonal resident 

depends on whom you ask. Here is how two key 

government data sources used for this report 

count permanent and seasonal populations. 

US Census / Census Population Estimates Program 

 Census distributed decennially to every 
housing unit in the nation on April 1st

 Attempts to count people at their “usual 
residence,” the housing unit where they 
live and sleep “most of the time”

 Snowbirds and second-home owners are 
counted where they live for the greatest 
portion of the year

 People living away at college or in the 
Armed Forces are counted at their 
college/station

 Population Estimates Program updates 
decennial Census counts as of July 1st of 
each year 

American Community Survey 

 Ongoing sample survey with interviews 
occurring throughout the year

 Estimates the number of occupied and 
vacant housing units

 A housing unit is considered “vacant” if 
unoccupied at the time of interview or 
occupied by persons staying in the unit 
for less than 2 months.

 “Seasonal” housing units are considered 
a subset of “vacant” units. Vacant units 
are considered seasonal if they are

“intended for use only in certain seasons. 
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Table 1: Change in Population and Housing Units 

The largest (year-round) age groups on MDI in 2016 were in the 50 to 70 range, skewing older than Maine and the 

US. The Island has a relatively small school-age population compared to Hancock County, Maine, and the US, but 

has a higher share of 20-to-24-year-olds due to the presence of the College of the Atlantic. The Island also has a 

notably small concentration of young adults of home-buying age, particularly 25- to 29-year-olds. 

2011 2016 Change % Change

Year-Round Population        10,654        10,848 194 1.8%

Seasonal Population* 6,102 6,970 869 14.2%

Year-Round Housing Units 4,917 4,806 (111) -2.3%

Seasonal Housing Units 2,816 3,088 272 9.7%

Change in Population and Housing Units

Source: Census Population Estimates, ACS 2016 5-yr estimates, Camoin Associates

*Estimated assuming same household size as year-round units.

2011 2016 Change % Change

Year-Round Population        10,654        10,848 194 1.8%

Seasonal Population* 6,102 6,970 869 14.2%

Year-Round Housing Units 4,917 4,806 (111) -2.3%

Seasonal Housing Units** 2,816 3,088 272 9.7%

Change in Population and Housing Units

Source: Census Population Estimates, ACS 2016 5-yr estimates, Camoin Associates

*Estimated assuming same household size as year-round units.

**Seasonal housing units are counted based on the American Community Survey definition.

A housing unit is considered seasonal if it is (1) unoccupied at the time of interview or

occupied by persons staying in the unit for less than 2 months; and (2) intended for use

only in certain seasons.
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Figure 1: Age Distribution, 2016 

Enrollment in the Mount Desert Island Regional School System has remained basically flat over the last 5 years. 

Between October 2013 and October 2017, district-wide enrollment declined by 2%, or about 27 students. The 

district encompasses the four MDI towns, as well as some off-island communities. Overall declines were driven by 

on-Island students. 

Median incomes for year-round households on the Island vary by town of residence. Mount Desert has a 

substantially higher median of about $67,000, compared to medians of $55,000 in Southwest Harbor, $50,000 in 

Tremont, and $49,000 in Bar Harbor. The median household income for Hancock County as a whole is approximately 

$50,000, compared to $51,000 in Maine and $55,000 nationally. 

Jobs and Commuting 

There are about 9,000 jobs on Mount Desert Island, representing 32% of all jobs in Hancock County. MDI saw job 

growth of about 3% (about 230 jobs) in the last five years, with growth projections through 2022 projected to slow 

to 1%, or about 120 new jobs. Average earnings per job are about $43,000. The largest industries on the Island by 

number of jobs are Accommodation and Food Services and Professional, Scientific, and Technical Services, with 

about 1,500 jobs each.1 

In 2015, there were 2,460 people who were both employed on the Island and living on the Island. About one third 

(34%) of MDI residents commute off the Island for work, while over half (54%) of MDI workers commute onto the 

Island for work. Among the one-third of employed MDI residents commuting off-Island, the most common work 

destinations are Ellsworth, Bangor, and Trenton. Of the workers at MDI businesses who are not Island residents, 

Ellsworth is by far the most common place of residence, home to 11% of MDI workers overall, followed by Hancock 

(home to about 5% of workers).2 

1 Census OnTheMap 
2 Census OnTheMap 
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According to data provided by The Jackson Laboratory, a major employer on the Island, 66% of its 1,400 employees 

commute in from off-Island. Only 41 of the 95 full-time employees at the Acadia National Park (or 43%) live on MDI. 

About half of workers employed by the towns of Bar Harbor, Mount Desert, and Southwest Harbor, excluding 

firefighters, commute from off-Island, at 51%, 55%, and 46%, respectively.3 A majority of firefighters in Bar Harbor 

and Mount Desert, 79% and 93%, respectively, live on-Island. Most Northeast Harbor Ambulance employees also 

live on-Island, 84%, as well as most Town of Tremont employees, 86% 

Housing Stock 

MDI had a total of about 8,500 housing units in 2016, accounting for about 21% of units in Hancock County. This 

share has remained consistent since 2011, meaning that the pace of housing construction on MDI roughly mirrors 

that of off-Island locations in the county. The Island added about 350 units on net over this period.  

According to ACS, about 36% of housing units on MDI and 34% of units in Hancock County are seasonal units. This 

is roughly double the share of seasonal units in Maine (17%) and dramatically above the national share (4%). Of MDI 

units that are occupied year-round, about two thirds (65%) are owner-occupied and one third (35%) are renter-

occupied. This split is similar to the US as whole, while Hancock County and Maine tend to have a higher share of 

owner-occupied units (about three quarters). 

The Town of Mount Desert has a considerably higher share of year-round units that are owner-occupied compared 

to the other towns (79% compared to 65% for the Island overall), as well as the highest share of seasonal units 

(more than half, 53%). 

Figure 2: Seasonal Units by Town, 2016 

Short-Term Rental Market Trends 

Short-term vacation rentals, such as those listed through platforms like Airbnb and VRBO, impact the local housing 

market in that they make it easy for homeowners to rent their homes to vacationers, who are typically willing to pay 

higher rents than local residents. A housing unit that once housed a year-round local resident may be converted to 

a seasonal short-term rental, removing that unit from the rental housing stock and thus constricting the supply of 

rental housing and putting upward pressure on housing costs. Short-term rental listings for an entire housing unit 

have the greatest impact on housing affordability, but even listings for a room within an owner-occupied home 

affects the housing supply. A homeowner that may have otherwise been inclined to rent out a room to a local 

3 Excludes Mount Desert Island Regional School System employees. 
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resident can command a higher price from visitors. At the same time, short-term rentals provide an opportunity for 

locals to supplement their incomes by renting out their homes during peak season while they live in their camps or 

elsewhere. This extra income opportunity was stressed as important during stakeholder interviews. 

According to data from AirDNA, over the three years between April 2015 and April 2018, the number of Airbnb 

listings on MDI grew from 11 to 111, a tenfold increase. Of those, about 3 out of 4 were “entire place” listings, 

meaning that the entire housing unit was for rent. The rest were for private or shared rooms within an occupied 

housing unit. In April 2018, of the 1,437 available nights listed for “entire place” listings, 753 were booked, an 

occupancy rate of 52%. Over the most recent data year (April 2017–April 2018), the average nightly rate for an 

“entire place” listing was about $145, reaching $175 during peak times.4 See Appendix A for additional detailed data 

on short-term rental listings on MDI. 

Figure 3: Available Short-Term Rental Listings by Type 

Source: AirDNA 

Whole-dwelling rentals in particular have the effect of driving up the cost of housing for year-round renters, 

removing seasonal housing stock, and making rental housing difficult to find. Oftentimes a homeowner can obtain a 

higher profit from short-term vacation rentals than from renting to a local resident. For example, at a typical rate of 

$1,000 per month for a 2-bedroom apartment, a landlord would earn $12,000 annually in income from renting out 

an apartment year-round. Alternatively, the landlord could list the unit as a vacation rental and charge $175 per 

night during peak season. After 10 weeks (i.e. 70 nights), the rental income generated would surpass the annual 

4 Note that this data only tracks Airbnb listings and is not a comprehensive view of all short-term rentals on the Island. However, 

it provides an indication that the number of short-terms rentals is increasing significantly. 
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income from the year-round rental. This creates an incentive to rent to vacationers over year-round residents, 

thereby limiting the supply of year-round rental options. 

Figure 4: Income Comparison from Short-Term vs. Year-Round Rental 

Housing Affordability 

According to data from MaineHousing, the median income for Hancock County in 2017 was approximately $49,000. 

Median incomes in the four MDI communities ranged from about $46,000 in Tremont and Southwest Harbor to 

$53,000 in Bar Harbor and $70,000 in Mount Desert. 

Meanwhile, the income needed to afford a median-price home in the towns on MDI ranged from $70,000 in 

Tremont to nearly $100,000 in Bar Harbor and Mount Desert. For comparison, the income threshold required to 

purchase the median home in Hancock County as a whole was $57,000.5 

Table 2: Homeownership Affordability, 2017 

Data from MaineHousing shows that over 78% of MDI households were unable to afford the median home in their 

respective towns, and over 84% of homes sold on the Island in 2017 were unattainable to median-income 

households.  

5 Note that the affordability benchmark used by MaineHousing is stricter than that used by other sources. MaineHousing 

considers a home to be affordable if a household can cover mortgage payments, taxes, and insurance using no more than 28% of 

gross income. Other sources use a threshold as high as 30% or 33% and may not include taxes and insurance. The methodology 

used can have a significant impact on the magnitude of the issue is presented.  

Median Income

Income Needed 

to Afford Median 

Home Price

Index*
Median Home 

Price

Bar Harbor  $  52,647  $  96,808         0.54  $  355,875 

Mount Desert  $  69,760  $  96,099         0.73  $  370,000 

Southwest Harbor  $  46,175  $  92,818         0.50  $  329,250 

Tremont  $  46,100  $  70,628         0.65  $  262,000 

Hancock County  $  48,838  $  57,415         0.85  $  210,000 

Homeownership Affordability, 2017

Source: MaineHousing - 2017 Housing Facts and Affordability Index for Hancock County

*The Homeownership Affordability Index is the ratio of Home Price Affordable at Median Income

to Median Home Price. An index of less than 1 means the area is generally unaffordable - i.e., a

household earning area median income could not cover the payment on a median priced home

(30 year mortgage, taxes and insurance) using no more than 28% of gross income.
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Table 3: Measures of Homeownership Attainability, 2017 

When comparing data on home values from 2000 and 2016, the impacts of rising home values on affordability are 

clear. Since 2000, the median home values for MDI towns more than doubled, while incomes rose between 31% and 

65%, depending on the town. 

Table 4: Home Value vs. Household Income, 2000-2016 

Data on 2016 home sales on MDI is consistent with ACS data on home values. The median sale prices for homes 

sold in 2016 in each town were generally in line with the 2016 median home value for each town. The median 2016 

home value and the median 2016 home sale price were within +/-$50,000 of each other for all four towns. 

Table 5: 2016 Home Sales 

Households Unable 

to Afford Median 

Home

Unattainable Homes 

as a Percentage of 

Homes Sold

Bar Harbor 80.2% 95.2%

Mount Desert 69.4% 69.7%

Southwest Harbor 84.4% 85.2%

Tremont 77.3% 78.1%

Mount Desert Island 78.4% 84.4%

Hancock County 57.4% 57.1%

Measures of Homeownership Attainability, 2017

Source: MaineHousing - 2017 Housing Facts and Affordability Index for 

Hancock County

2000 2016 % Change 2000 2016 % Change

Bar Harbor  $ 143,100  $ 320,300 124%  $  37,481  $  49,227 31%

Mount Desert  $ 189,300  $ 413,500 118%  $  41,321  $  67,155 63%

Southwest Harbor  $ 121,600  $ 284,000 134%  $  36,555  $  54,716 50%

Tremont  $ 123,400  $ 257,500 109%  $  36,750  $  49,773 35%

Hancock County  $ 108,600  $ 199,800 84%  $  35,811  $  50,037 40%

Source: Census, ACS

Median Home Value Median Household Income

Home Value vs. Household Income, 2000-2016

Number of 

Sales

Median Sale 

Price

Bar Harbor 64 $315,000

Mount Desert 27 $399,000

Southwest Harbor 30 $241,950

Tremont 23 $300,000

MDI 144 $337,500

2016 Home Sales

Source: L.S. Robinson Co., Island Housing Trust
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According to available data from ACS, rental units on the Island vary in affordability from town to town when 

comparing median rents and median income for renter households. It should be noted, however, that the limited 

sample size of rental households makes rental data less robust. Additionally, an important caveat, is that included in 

this data are income-limited units such as Section 8 and public housing. As shown in Table 7, island-wide, these 

units make up 15% of all rentals and therefore are likely to bring down the median rental rate significantly. While 

precise rental data is difficult to come by, it is clear that the limited availability of market-rate rental units on the 

Island presents considerable challenges for households inclined to rent. 

Table 6: Rental Affordability 

Table 7: 2016 MDI Income-Limited Rental Units 

Employer Survey Findings 
An online Mount Desert Island Workforce and Housing Survey was sent to local business owners to better 

understand the challenges and opportunities around housing as they relate to local workforce availability. All 

owners of businesses located on the Island were invited to participate in this survey. Results of the survey are 

summarized below and presented in detail in Appendix B. A copy of the survey can be found at the end of the 

appendix. 

Renter 

Household 

Median 

Income

Income 

Needed to 

Afford 

Median Rent

Index*
Median 

Rent

Bar Harbor  $  28,359  $  35,680        0.79  $  892 

Mount Desert  $  57,731  $  37,160        1.55  $  929 

Southwest Harbor  $  44,464  $  29,040        1.53  $  726 

Tremont  $  19,833  $  31,920        0.62  $  798 

Hancock County  $  25,610  $  31,520        0.81  $  788 

Source: Census ACS

Rental Affordability, 2016

*Measures the ratio of Rent Affordable at Median Income to Median Rent. An

index of less than 1 means the area is generally unaffordable - i.e., a household

earning area median income could not cover rent and utility payments using no

more than 30% of gross income.

Year-Round 

Renter Units

Income-Limited 

Units (Section 8 & 

Public Housing)

Income Limited as 

a Pct. of Year-

Round Rentals

Bar Harbor 941 138 14.7%

Mount Desert 192 18 9.4%

Southwest Harbor 332 71 21.4%

Tremont 195 26 13.3%

Total 1,660 253 15.2%

2016 MDI Income-Limited Rental Units

Source: MDI Housing Authority; ACS
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 The survey garnered 78 responses from fairly diverse sample of businesses, ranging from sole proprietors 

up to businesses with well over 100 employees. Visitor-oriented businesses, such as hotel, restaurants, retail 

stores, and other tourism businesses accounted for just over half of responses (53%). A majority of 

respondents (63%) had business locations solely in Bar Harbor; no other town accounted for more than 11% 

of responses. 

 The split between seasonal and non-seasonal respondents was practically even, with “seasonal” defined as 

any business for which average employment fluctuated by more than 20% between the lowest quarter and 

highest quarter of employment during 2017. Almost all respondents operated their business during the 

months of May through October, while January and February were the least common months of operation 

with about 64% of respondents operating during these months. 

 For the average respondent, just over half (53%) of the business’s employees permanently resided on 

Mount Desert Island, another 29% lived elsewhere in Eastern Maine, 12% lived elsewhere in the US, and 5% 

had permanent residency outside of the US. Smaller businesses tended to have a higher share of Island 

residents as employees. Seasonal and non-seasonal businesses had a similar share of Island residents as 

employees (58% versus 52%). Seasonal businesses had comparatively more foreign workers, while non-

seasonal businesses had more workers residing off-Island, and presumably commuting in. 

 Respondents on average gave a neutral rating when asked how difficult it is to attract and retain employees, 

with a median rating of 3.18 on a scale of 1 (not difficult) to 5 (very difficult). The median rating did not vary 

significantly by business size or seasonality, though the distribution of ratings was wide and dependent on 

the individual business. 

 Though employee attraction and retention were given an average score in terms of difficulty, on average 

businesses said they would hire 3.9 additional employees if labor were more readily available. Seasonal 

employees said they would hire 1.8 more employees, while non-seasonal businesses said they would hire 

6.2 more employees. Across the 78 respondents, 278 additional employees would have been hired if labor 

was more available. 

 Respondents collectively plan to hire 202 new employees over the next year, 506 employees within the next 

five years, and 748 new employees over the next 10 years. 

 When asked how difficult it is for workers to find adequate housing, the average response was 3.87 on a 

scale of 1 (not difficult) to 5 (very difficult), with 68% of respondents responding either 4 or 5. When asked 

specifically about finding adequate housing on MDI, the average response was 4.33, with 82% of 

respondents answering 4 or 5. “Very difficult” (5) was by far the most common response, accounting for 

66% of respondents. Seasonal businesses tended to view housing for employees as a greater challenge than 

non-seasonal businesses. 

 About 42% of respondents provide housing for some of their employees, either for rent or as part of 

compensation. The median number of units provided was 5, though collectively over 650 units were 

provided, most of which by a few large hospitality-industry employers. 

 About 78% of respondents agreed or strongly agreed that finding affordable housing is a major challenge 

for their employees, and 60% agreed or strongly agreed that the lack of affordable housing options 

negatively impacted their business. Responses varied depending on the hiring needs of individual 

businesses. In general, access to transportation was viewed as a less significant challenge than access to 

housing.  
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 According to survey respondents, the most needed housing types on the Island are single-family rentals, 

townhome rentals, and short-term seasonal worker housing. Only four respondents felt that the currently 

available housing stock meets the needs of their employees. 

Themes from Stakeholder Interviews 
Interviews with stakeholders and public meeting comments generally agreed that affordable housing opportunities 

are important for MDI.    

For the Towns, school district, and other employers, the number of employees living on MDI versus those living off 

Island is fairly consistent with the survey results – typically less than 50%.   

For Municipalities, those employees living on MDI tend to be long-time employees. Town employees tend to be 

lower paid but with better benefits. 

In terms of hiring, employers who were interviewed said that living off or on MDI was not a major factor in finding 

candidates for year-round job openings. For service and construction businesses the issue is more related to the 

labor pool. The School District tends to be an attractive location for teachers due to available resources and pay in 

comparison to other districts in Maine.  

Housing for seasonal employees does become an issue for hiring.    

Locally there is a recognition that the short-term rental market is both a tool for some homeowners to add income 

and also an issue for the year-round housing market.  However, there is not a lot of tracking or regulation of these 

uses. 

Housing Demand Analysis 

Future Population Change 

Projections from the State of Maine State Economist anticipate that the year-round population of the Island will 

remain essentially flat through 2034. These projections expect the population to peak at 10,844 residents in 2024, 

before beginning a slight decline. By 2034, the year-round population on MDI will be roughly what it is today. 

Hancock County as a whole and Maine will experience more significant declines over the next two decades.  

While the overall population will remain relatively constant, the age composition of the population is expected to 

change significantly. Currently 65+ residents make up about 24% of the Island’s population, up from 19% in 2010, 

and roughly consistent with Hancock County as whole. Applying projections for the County to the Island,6 MDI’s 

senior population is expected to rise to 30% by 2029. This represents a net increase of over 500 seniors in the next 

10 years. The 64-and-under population is projected to fall by a similar amount. 

                                                      

6 Population projects by age cohort are not available below the county level. 
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Figure 5: Projected Year-Round Population, 2009-2034, MDI 

 

This population shift will have economic and social implications for the Island, as a greater share of the population 

enters retirement and the workforce shrinks. Looking specifically at households, data from Esri shows that between 

2018 and 2023, MDI is expected to add a total of just 21 households on net. Considerable gains in the number of 

senior households (over 200), will be almost entirely cancelled out by losses in younger and middle-aged 

households. The only non-senior age cohort expected to grow is the 35-44 group, which is projected to expand by 

nearly 50 households. 

Figure 6: Households by Age Cohort, 2018-2023, MDI 

 

Examining projected change in households by age and income, it is apparent that growth in households is being 

driven by the upper income brackets, and that most of these upper-income households are seniors. The number of 
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working-age (under 65) households on MDI is projected to decrease across all income brackets below $100,000. 

Only higher-income working-age households are expected to grow in the next five years. 

Figure 7: Change in Households by Age and Income, 2018-2023, MDI 

 

While the effects of an aging population are being felt well beyond MDI in Maine and the US as whole, the shrinking 

lower-to-middle-income population on the Island can be largely attributed to the cost of housing. If housing costs 

continue on a similar trajectory, the working-age population will continue to fall and the aging of MDI’s population 

will accelerate. Also notable is that senior households are expected to increase across all income brackets. These 

seniors will need affordable places to live that will allow them to remain on the Island. 

Despite the very modest growth in the Island’s year-round population (both recent past and projected), the increase 

in seasonal residents, workers, and visitors continues to contribute to a housing crunch. Between 2010 and 2018, the 

number of year-round households increased by about 90, or 11 per year.7 Meanwhile, the number of residential 

building permits issued by the Island’s four municipalities was about 480, an average of 60 per year.8 Of those, 90% 

were for single-family homes. (See Table 8.) Even after considering that some of these permits replaced existing 

obsolete housing, the number of permits has far exceeded the number of new year-round households, indicating 

that the bulk of new housing construction has accommodated seasonal residents and/or workers. 

                                                      

7 Esri Business Analyst Online 
8 Includes all new housing units authorized by building permits. Excludes permits for additions, renovations, etc.  
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Table 8: Residential Building Permits Issued, MDI, 2010-2017 

 

Assuming no policy intervention to change current trends, over the next five years the Island is expected to see an 

increase of just 20 year-round households. At the same time, it is likely that building permits will continue to be 

issued at a similar rate, at about 60 per year, or 300 by 2023. Considering the current cost of land and construction, 

the sales prices and rents associated with these new homes will be out of reach for most of the Island’s year-round 

workers, and they will be bought by seasonal residents. Meanwhile, the working population of the Island will 

continue to shrink as they are increasingly priced out of the housing market. 

Populations to Address 

The appropriate approach for addressing Mount Desert Island’s housing challenges depends on the target 

populations that IHT and its partners wish to assist. There are three key demographic groups that may be targeted: 

existing year-round residents, year-round workers, and seasonal workers. Strategies for ensuring housing 

affordability will vary across these groups. 

Total, 2010-17 Annual Average

Total Units 482 60

Bar Harbor 248 31

Mount Desert 111 14

Southwest Harbor 63 8

Tremont 60 8

Single-Family Units 436 55

Bar Harbor 209 26

Mount Desert 109 14

Southwest Harbor 60 8

Tremont 58 7

Multi-Family Units 46 6

Bar Harbor 39 5

Mount Desert 2 0

Southwest Harbor 3 0

Tremont 2 0

Source: US HUD

Residential Building Permits Issued, 2010-2017
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Figure 8: Populations to Address 

 

Existing Year-Round Residents 

While newer residents tend to be high income, long-time residents with moderate incomes were able to purchase 

homes on MDI when they were more affordable or inherit housing or land from a family member. Much of the 

Island’s existing population is aging, and the future housing needs of the senior population should be considered. 

Seniors are seeking alternatives to the single-family home to continue living independently. Multifamily units allow 

the independence seniors desire without the added maintenance efforts that a single-family house requires. 

Multifamily units also are more likely to offer a single-story living space which is ideal for aging individuals who may 

have mobility limitations. The single-family detached, owner-occupied homes that dominate the Island’s housing 

stock may not be appropriate for seniors who wish to downsize and live in homes with fewer maintenance 

obligations. 

By 2023 there will be nearly 2,000 senior households on the Island, with 200 new senior households expected to be 

added. Over half (52%) of these senior households will have incomes below $50,000. Providing affordable housing 

options for this group would offer them the ability to remain in their home communities. Over the next half decade, 

the Island could easily absorb 100-200 below-market-rate senior units, including both independent- and assisted-

living units. 

Providing more senior housing would open up existing, typically older and more affordable, housing units currently 

occupied by seniors to the working-age population. MDI has a young adult population below the county and state 

average, which is driven in part by the lack of affordable housing options, both rental and for-sale units. Young 

adults who grew up on MDI may wish to remain in the community but are forced to seek housing and start families 

elsewhere. Without new younger households putting down roots on MDI, the Island’s median age will continue to 

rise.  

Year-Round Workers 

Currently, a large share of MDI’s year-round workers commute from off-Island, 54% according to commuting data 

from the Census. Interviews with real estate brokers revealed that many of these families would like to live on MDI 

but ultimately seek housing in other less expensive locations. These commuters are the logical target market for new 

affordable housing units. The number of year-round in-commuters is estimated at between 2,500 and 3,000 by 

Year-Round Residents

• Senior citizens, many 

retired, who want to "age 

in place"

• Middle-income long-

time residents who 

purchased homes when 

they were more 

affordable and want to 

stay on MDI

• Young adults who want 

to stay in the community 

where they grew up

Year-Round Workers

• People who work on MDI 

but live elsewhere

• Tend to be younger, 

middle-income, including 

young families seeking 

first home

• Employed by Towns, 

School District, service 

industries, construction, 

landscaping, etc.

Seasonal Workers

• Work in service industries 

during peak season

• Modest incomes

• Seek affordable, short-

term rental housing
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various sources.9 Certainly this does not mean that all of these workers would be interested in living on MDI if 

housing was offered at an affordable price point. Many of these workers would still commute in from off-Island for 

various reasons—another member of the household may work in an opposite direction, a desire to be close to 

family members, ties to their existing community, etc. However, for a subset of this group, their ideal place of 

residence is MDI. This number is difficult to estimate and would have to be tested in the market, but supposing a 

very conservative 5-10% of commuters would mean a target market of about 125 to 300 households. 

The appropriate price points will depend on the household income levels that the Island wishes to attract. The 

median income for Hancock County outside of MDI is approximately $52,000, and the average annual earnings per 

job on MDI is about $43,000. Therefore, a reasonable target income bracket for capturing middle-income workers is 

in the $35,000 to $65,000 range. Affordable home prices for this income group are between approximately $150,000 

and $350,000. Affordable rents would be between approximately $800 and $1,600. 

The types of housing appropriate for this group would include both for-sale and rental options. Multifamily units 

can typically be offered at lower price points, so condominiums, townhouses, and apartments would be suitable for 

achieving the goal of a more affordable housing stock. The results of the employer survey indicated there was a 

need for multifamily-style development to house year-round workers. 

Based on the employer survey and stakeholder interviews, however, single-family homes, both rental and for-sale, 

continue to be most in-demand on MDI, as this type of housing has always dominated the Island’s housing stock. 

Affordable for-sale single-family communities, such as IHT’s Ripples Hill development in Somesville, have proved 

popular, and new developments of a similar style—both for-sale and rental—would likely be absorbed quickly. 

While housing a greater share of the region’s workforce on MDI will have positive economic and social impacts for 

the Island, it is important to note that Hancock County and much of Maine are also projected to lose population, 

and especially working-age population. Beyond attracting residents from elsewhere in the region, new affordable 

housing will increase the attractiveness of the Island to prospective employees of MDI’s higher-profile companies 

and organizations, drawing a critical workforce to the Island from well beyond Maine’s borders. 

Seasonal Workers 

Interviews with local business owners revealed a need for housing for workers employed at the Island’s seasonal 

hospitality-oriented businesses, including hotels and restaurants. These workers typically seek affordable, short-term 

housing accommodations. Some businesses provide housing onsite for seasonal workers (about 42% of the 

employer survey respondents so indicated), while in other cases, seasonal workers live in lower-cost communities 

and commute onto the Island. The lack of affordable housing on the Island limits the available workforce for 

seasonal businesses and constrains economic growth within the community. According to the results of the 

employer survey, the average seasonal business would hire 1.8 additional workers if labor were more readily 

available. 

Additionally, conversion of year-round housing units to seasonal working housing further constrains the supply of 

year-round housing stock and contributes to rising housing costs. Strategies for providing seasonal worker housing 

might be considered to address this challenge. This may include allowing for working dormitories in more areas 

around the Island and encouraging more seasonal employers to provide accommodations for their workers.   

 

                                                      

9 Census OnTheMap; EMSI 
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Constraints Analysis 
There are several constraints to consider in the development of affordable housing options on MDI. These 

challenges are in part due prevailing land use policies, but also include issues such as availability of land; 

environmental, land and construction costs; lifestyle choices; and neighborhood sentiment. 

Land Use Policies. Land use policies can result in greater development costs and lead to lack of interest by 

developers depending how they are applied. In general, regulations across MDI do not appear to be overly 

restrictive. However, there are some areas where policy could act as a constraint to developing affordable housing 

or seasonal worker housing options. While required dimensional standards in most towns reflect higher densities in 

the village areas there are some locations where lot size and setback requirements do not allow for added density 

which could assist with housing demand. This could be in the form of “in-law” style units, smaller lots, or less 

restrictive setbacks. The regulatory structure needed to permit housing for seasonal workers such as dormitories is 

often not in place. Some communities have provisions in land use ordinances allowing for density bonuses for 

workforce housing development but those policies have not been applied by developers due to added development 

restrictions that are also required. Many towns do not regulate or track seasonal or weekly rentals.  

Land and Construction Costs. The cost of land and construction is a substantial part of the lack of affordable 

housing. Land costs on MDI are often much higher than those in communities off the island. Construction costs also 

tend to be higher on MDI. These costs are influenced by national trends in material costs as well as local trends for 

labor costs and availability.  

Land Availability and Environmental Constraints. MDI is approximately 108 square miles, a large percentage of 

which is protected from development or constrained by environmental resources such as wetlands. While there 

appear to be several larger undeveloped blocks throughout MDI these areas might be less desirable for multiple 

reasons including proximity to services or lack of municipal water and sewer. The availability of sites for 

development in village areas can be constrained by the need to assemble smaller parcels into larger development 

sites.  

Lifestyle choices. The size of the typical single-family house and associated amenities (e.g. number of bedrooms, 

number of bathrooms, etc.) has increased over time. These factors have contributed to an increased cost in housing 

and provide a constraint to reselling homes at an affordable rate. 

Neighborhood Sentiment. As in many locations, there can be a resistance to the kind of changes that can occur 

when additional housing is added. While there is general agreement that housing should be available to all income 

levels, there can be resistance to specific proposals, particularly rental housing, based on poor process and 

communication.   

School Capacity. The capacity of schools to handle added growth without investing in new infrastructure could be a 

constraint in the future if development is not coordinated with the school system. While the growth of the school-

age population on MDI in general has been stagnant or even declining over the past 5 years, there is at least one 

school on MDI – Tremont – which has seen increases leading to capacity questions at this relatively small facility.  

Strategies and Tools to Consider  
The following is a framework for strategies to be further considered. We use the word “framework” as multiple 

strategies are likely needed, which can be integrated to begin to impact the different market challenges for the 

targeted population segments the Island community chooses to address. This framework combined with this 

analysis is meant to help the board, vet, prioritize, set, and communicate final strategies and actions working with 

stakeholders There are three important elements that are at the basis of the strategy framework. They are: 
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✓ First, as indicated previously, there are three key demographic groups that IHT and its partners may choose 

to target: existing year-round residents, year-round workers, and seasonal workers. Strategies for ensuring 

housing affordability will vary across these groups. Island Housing Trust and partners should   facilitate 

further input and discussion with MDI’s communities and businesses to priorities for housing strategies and 

target populations.  

 

✓ Second, no matter which market segment IHT and its partners choose to target, solutions will need to the 

address cost of development on the Island. Due to high demand, and therefore, relatively high land costs, 

this must include policies to reduce the cost of land. The private market has not and likely will not take care 

of housing issues without partnerships to reduce development costs, so housing units (both rental and for-

sale units) can be delivered at various levels of affordability. 

 

✓ Third, success will require partnerships between IHT and other stakeholders or entities with complementary 

interests. This might include the Island’s four municipalities, landowners, developers, other affordable 

housing organizations, the State, and other communities within the region.  

Utilizing this framework, the following are more detailed strategies for consideration by IHT and its partners. IHT has 

already developed several effective tools to create year-round housing opportunities and plays an active role in 

advocating for and convening partners to promote affordable housing on MDI. IHT should continue in this capacity 

to work with the four municipalities and other entities to undertake these recommendations. The strategies can be 

divided into two broad goals—reducing development costs and increasing the year-round housing supply—both of 

which will lead to greater housing affordability for MDI residents and workers. 

1. Reduce the Cost of Development 

1.1. Continue to Seek Donations of Land– Municipalities, non-profits, or individuals may wish to provide land 

at little or no cost for the creation of a specified housing development plan to ensure affordability. IHT is 

already engaged in these efforts. 

1.2. Implement Affordable Housing Tax Increment Financing (TIF) – TIF is a program through Maine State 

Housing that allows municipalities to dedicate future property tax revenues from affordable housing 

development to be used to help developers (including non-profit housing agencies and organizations) pay 

for the costs of development including land acquisition, site and infrastructure costs, and management 

costs.10 TIF would be applied to areas designated for affordable housing development. If the housing being 

developed is rental housing, then communities can also utilize the TIF program through the Maine 

Department of Economic and Community Development, DECD.11 In both cases, whether through Maine 

State Housing or Maine DECD, TIF has proven to be an effective public private partnership tool for helping 

finance and provide workforce housing.  Further details on the TIF program are included in Appendix D. 

1.3. Change Zoning to Allow for Greater Density – This would include new or revised policies such as 

clustering or density bonuses to increase development potential of a given site relative to land costs. This 

allows a prospective developer to develop enough units on a parcel to justify the cost of land. Higher 

density zoning makes sense in areas on the Island where there are already clusters of development and 

where infrastructure capacity exists, such as in or near village centers. Provisions might differentiate 

between open space subdivisions and workforce housing subdivisions, allowing for fewer open space 

offsets in the case of workforce housing. 

                                                      

10 http://www.mainehousing.org/programs-services/housing-development/developmentdetails/affordable-housing-tax-

increment-financing 
11 https://www.maine.gov/decd/start-grow/tax-incentives/tax_increment_financing.shtml 
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1.4. Invest in Infrastructure – Where feasible, municipalities can extend the infrastructure needed to support a 

higher level of housing development, sharing this cost burden with, or shifting it off, developers. 

2. Increase Supply of Year-Round Housing Units

2.1. Partner with Affordable Housing Developers – This can be accomplished through issuance of a request

for qualifications or proposals in which a Town(s) with technical assistance and guidance from the Island 

Housing Trust provides clarity on objectives and policies it is willing to use to achieve them and then 

solicits development plans through an open process. Resulting partnerships, if proposals are brought to 

fruition, would likely include a combination of tools to create affordability including land-use policies to 

allow density, land contributions, or tax increment financing. This can include other non-profit 

development entities such as Habitat for Humanity. 

2.2. Create Housing for Short-Term Seasonal Workers – Conversions of year-round units to seasonal worker 

housing constrains the housing supply for year-round residents and workers. We recommend IHT and/or 

partners work with the Towns to research and enact policies that allow employers to build worker 

dormitories, or otherwise accommodate workers on-site, or capping the number of unrelated individuals 

that may live together in a housing unit to prevent further conversions. A licensing process for “boarding 

house” type development could be considered to regulate seasonal worker housing more closely. 

2.3. Limit Short-Term Vacation Rentals – The spike in short-term rentals (STRs) on MDI has removed housing 

from the year-round inventory and contributes to increased housing prices. Short-term rentals can be 

regulated in many ways, and communities across the nation have been experimenting with different 

policies. These policies often distinguish between “entire unit” rentals and room rentals, and may include: 

o Require licensing of STRs

o Require that STR owners are Island residents

o Cap the number of STRs allowed on the Island

o Allow only an owner’s primary residence to be used as an STR

o Limit the number of STRs allowed per owner or total income received from STRs

o Enforce more stringent building code regulations for STRs

o Tax STRs similarly to hotels and use funds to support housing affordability initiatives

3. Tie Strategies to Planning – An island-wide plan is needed in order to prioritize where affordable housing can 

and should be added. Once these locations (areas and/or parcels) are identified, the above strategies can be 

leveraged to achieve affordable housing development.

4. Communicate and Engage with Stakeholders, Residents, Businesses, and Employees – Make the results of 
this assessment readily available, conduct information and engagement sessions, produce easy to understand 
communication materials, state the problem, create understanding of issues and strategies.  

In all cases to be sure that the Island is addressing affordable housing over the long term for the target populations 

it chooses to address, the policies or programs implemented must contain methods for: 

(1) ensuring units remain affordable regardless of turnover in owners or renters; and

(2) ensuring existing residents or workers have an opportunity to access the housing in addition to interested

new residents
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Example Strategies from Other Communities  
The following includes a list of actions that various housing nonprofits are doing to increase the amount of 

affordable housing in their community, along with links to more information. This list aims to provide Island Housing 

Trust with a menu of viable options. Research was geared towards those communities in tourist-based economies 

with a large proportion of second home ownership.  

 Encourage second home owners rent year-round (Cape Cod, MA). With the increase in popularity 

among online short-term rental sites like Airbnb, the Housing Assistance Corporation created a program on 

Cape Cod to incentivize year-round rentals. The program provides a $1,000 signing bonus to home owners 

and provides assistance with property management and leasing. 

https://www.capecodtimes.com/news/20181023/housing-report-cape-on-precipice 

http://www.haconcapecod.org/  

 Modify houses to include multiple units (Santa Cruz, CA). Once securing ownership of the house, 

consider modifying it to include multiple units. This could include garage apartments, basement flats, stand-

alone backyard cottages, and living units attached to the main house. This not only serves more people but 

also lowers the cost per unit. These houses could be managed by IHT or undergo a co-ownership model 

and be self-managed. Encourage zoning (or a loosening of current zoning) and a streamlined permitting 

process which will facilitate this type of redevelopment.   

https://www.islandpacket.com/news/business/article154110399.html 

http://www.cityofsantacruz.com/government/city-departments/planning-and-community-

development/programs/accessory-dwelling-unit-development-program 

 Start a Covenant program (Nantucket, MA). A Covenant program allows property owners to have two 

dwellings of separate ownership on the same lot, as seen on Nantucket Island. The primary dwelling is a 

market rate unit, while the secondary unit (the Covenant unit) abides by income, occupancy, and re-selling 

restrictions. While the local municipality’s housing authority signs the covenants, the affordable housing 

nonprofit, Housing Nantucket, can issue fines under circumstances of noncompliance. They, in addition, 

administer the program.  

https://www.housingnantucket.org/wp-content/uploads/2018/09/Final_NHNC-2018.pdf  

https://www.housingnantucket.org/covenant-homes/  

 Create a legacy program or otherwise encourage land and house donations (Various). Solicit MDI 

residents, particularly seasonal residents, to donate their house or land at time of death or when no longer 

needed. This may provide a tax benefit to the homeowner; this and other benefits should be communicated 

with the potential donor.  

https://www.housingnantucket.org/house-recycling/ 

http://www.nashuahabitat.org/donate/land-needed/  

https://www.habitatpeoria.org/donate-land/  

 Assist with the homebuying process (Various). Work with local banks to establish mortgage education 

and loan programs that makes the homebuying process easier and more affordable. Many models exist and 

include paying for private mortgage insurance (PMI), providing mandatory education on budgeting and 

saving for a home, and/or reducing or waiving lawyer fees or inspection fees (by working with a local 

provider). In some communities, the municipality has acted as lead and, by receiving federal funding such as 

https://www.capecodtimes.com/news/20181023/housing-report-cape-on-precipice
http://www.haconcapecod.org/
https://www.islandpacket.com/news/business/article154110399.html
http://www.cityofsantacruz.com/government/city-departments/planning-and-community-development/programs/accessory-dwelling-unit-development-program
http://www.cityofsantacruz.com/government/city-departments/planning-and-community-development/programs/accessory-dwelling-unit-development-program
https://www.housingnantucket.org/wp-content/uploads/2018/09/Final_NHNC-2018.pdf
https://www.housingnantucket.org/covenant-homes/
https://www.housingnantucket.org/house-recycling/
http://www.nashuahabitat.org/donate/land-needed/
https://www.habitatpeoria.org/donate-land/
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CDBG grants, are able to help banks offer low interests loans to qualifying individuals. These programs 

could be geared toward first time home buyers, those who work on MDI work elsewhere, or any other 

criteria established by IHT. 

https://www.sefcu.com/MortgageMatch/ 

https://www.gfnational.com/Personal/First-TimeHomebuyer  

https://www.darenc.com/home/showdocument?id=1237  

 Use a land-trust model to encourage home ownership (Wilmington, NC). IHT would purchase the 

underlying land, leaving the buyer responsible for purchasing the building structures and improvements 

made. This significantly reduces the cost to the homeowner. As the land holder, IHT would have the right to 

purchase any structures built on the property. These typically involve a 99-year lease on the underlying land. 

https://www.darenc.com/home/showdocument?id=1237 

https://www.foreverplaces.org/what-we-do/  

 Ensure continuous revenue with rental housing (Jackson Hole, WY). The Jackson Hole Community Trust 

is working to create affordable rental units which will create a regular stream of income to the nonprofit, 

which can then be invested in new affordable housing initiatives. 

https://www.housingtrustjh.org/donors/the-case-for-affordable-rentals  

 Build local support through a Workforce Housing Partnership (Martha’s Vineyard, MA). The Island 

Housing Trust serving Martha’s Vineyard created the Workforce Housing Partnership which solicits local 

businesses to support affordable housing through in-kind and financial support. Supporters know that by 

providing affordable housing options, it means more potential availability of future employees, and a 

reduced commute for current employees. Specifically, the Partnership created an advertising campaign to 

raise awareness of the affordable housing issue. Also called Employer Assisted Housing (EAH).  

http://www.ihtmv.org/donate/workforce-housing-partnership/  

https://www.fels.upenn.edu/recap/posts/1570  

Important elements among all actions: 

 Ensure the home stays in affordable ownership in perpetuity. Have a reselling requirement that (for 

example) sells to a certain AMI, allow price ceilings for homes sold, and/or to workers on MDI who travel 

over 1 hour or 50 miles to work.  

 Maintain current partnerships and form new ones with housing professionals including plumbers, 

electricians, HVAC professionals, carpenters, etc. These professionals can be solicited to 1) educate 

homeowners on the upkeep of their home; 2) provide reduced service fees for home maintenance; 3) assist 

in the renovating of houses for new homeownership; and/or 4) provide inspection services when IHT 

considers purchasing a home.  

 Create guidelines for new homeowners where they commit to educating others (other homeowners, 

decision makers, or the MDI community). This will not only create a network of success among all IHT 

homeowners, but also be advantageous in marketing the program.  

 Ensure the new homeowner adheres to standards which will create a positive aesthetic in the community. 

This includes regular landscaping and home exterior maintenance.  

 Support the affordable housing municipal actions on MDI and work to garner public support, specifically for 

a revenue fund that draws off developer fees, hotel occupancy tax, or other to assist with affordable housing 

continuously.   

https://www.sefcu.com/MortgageMatch/
https://www.gfnational.com/Personal/First-TimeHomebuyer
https://www.darenc.com/home/showdocument?id=1237
https://www.darenc.com/home/showdocument?id=1237
https://www.foreverplaces.org/what-we-do/
https://www.housingtrustjh.org/donors/the-case-for-affordable-rentals
http://www.ihtmv.org/donate/workforce-housing-partnership/
https://www.fels.upenn.edu/recap/posts/1570
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Appendix A: Detailed Data Analysis  
To set the stage for housing market research, further data analysis, and eventual strategy recommendations, Camoin 

Associates gathered preliminary data on demographic change and the housing stock on Mount Desert Island 

(referred to hereafter as “the Island” or “MDI”). As applicable, data was collected for the Island as a whole, its four 

constituent towns (Bar Harbor, Mount Desert, Southwest Harbor, and Tremont), Hancock County, Maine and the US. 

This data will frame our understanding as we delve deeper into housing issues on the Island. 

Demographics 

Population 

Mount Desert Island experienced population growth of about 400 permanent residents, or 4%, between 2000 and 

2016, a rate consistent with Hancock County (5%) and Maine (4%), but well below the US growth rate of 15%. 

Growth on MDI was driven by the Town of Bar Harbor, which added 560 permanent residents and tempered 

population losses in the towns of Southwest Harbor (-188 residents) and Mount Desert (-34 residents). Tremont 

added 68 residents over this period.  

Table 9: Historic Population Growth, Year-Round Population 

Table 10 below outlines projected population growth as estimated by the State of Maine Department of 

Administrative and Financial Services. The State projects that both Mount Desert and Southwest Harbor will 

continue to see (year-round) population decline through 2034. Bar Harbor is projected to see marginal growth, 

while Tremont shows the highest projected growth rate, at 3%. Overall, the year-round population on MDI is 

projected to remain flat at nearly 11,000 residents, while the county and state populations are also projected to 

decline. 

Population 2000 2011 2016
2000-2016 # 

Change

2000-2016 

% Change

Town of Bar Harbor 4,834 5,253 5,394 560 12%

Town of Mount Desert 2,113 2,059 2,079 (34)  (2%)

Town of Southwest Harbor 1,966 1,766 1,778 (188)  (10%)

Town of Tremont 1,529 1,576 1,597 68 4%

Mount Desert Island 10,442 10,654 10,848 406 4%

Hancock County 51,967 54,530 54,519 2,552 5%

Maine  1,277,072 1,328,231 1,331,479 54,407 4%

United States  281,421,906 311,663,358 323,127,513 41,705,607 15%

Source: US Census Population Estimates

Historic Population Growth
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Table 10: Projected Population Growth, Year-Round Population 

   

  

Population 2014 2019 2024 2029 2034

Total Projected 

# Change 

(2014-2034)

Total Projected 

% Change 

(2014-2034)

Town of Bar Harbor          5,315          5,370         5,400         5,397         5,364                   49 0.9%

Town of Mount Desert          2,069          2,067         2,058         2,036         2,004 (65)  (3%)

Town of Southwest Harbor          1,772          1,764         1,748         1,722         1,688 (84)  (5%)

Town of Tremont          1,594          1,621         1,638         1,645         1,642                   48 3.0%

Mount Desert Island 10,750 10,822 10,844 10,800 10,698 (52)  (0%)

Hancock County         54,738         54,675        54,354        53,700        52,770 (1,968)  (4%)

Maine    1,330,256    1,332,944   1,330,903   1,322,023   1,305,910 (24,346)  (2%)

Projected Population Growth

Source: State of Maine Department of Administrative and Financial Services, State Economist
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Figure 9 offers a visual comparison of population growth within the four towns over the 2000 to 2034 period. Bar 

Harbor has the most significant upward trend historically, and a much larger population generally than the other 

three towns on the Island. While Mount Desert and Southwest Harbor have slight downward trends, Tremont shows 

slight upward trend over this period. 

Figure 9: Population Growth Trends, Year-Round Population 
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Age 

Median ages on the Island are above that of the state and nation. On the Island, Mount Desert has the highest 

median age, at 54.9, followed by Tremont, at 51.9. Bar Harbor and Southwest Harbor are slightly younger, with 

median ages of 45.3 and 46.5, respectively. Median age has increased significantly in Tremont in just five years, from 

43 to nearly 52. Bar Harbor is the only town to see a decline in median age between 2011 and 2016, from 46.2 to 

45.3. 

Table 11: Median Age Comparison 

 

The graph below compares the age distribution of Mount Desert Island to Hancock County, Maine, and the US. The 

largest age groups in 2016 were in the 50 to 70 range. The Island lacks population concentration in the school-age 

cohorts between 0 and 14 compared to the other geographies, but has a higher share of 20-to-24-year-olds due to 

the presence of College of the Atlantic. The Island also has a notably small concentration of 25-34-year-olds, which 

is often comprised of homebuyers. The Island shows more population in all cohorts above the age of 45, relative to 

the state and nation. 

Figure 10: Age Distribution Comparison, 2016 

 

Median Age 2000 2011 2016

 Town of Bar Harbor        41.7        46.2        45.3 

 Town of Mount Desert        43.5        47.7        54.9 

 Town of Southwest Harbor        43.0        45.4        46.5 

 Town of Tremont        41.2        43.0        51.9 

 Hancock County        41.0        45.7        47.9 

 Maine        38.7        42.4        44.0 

 United States        35.4        37.0        37.7 

Median Age Comparison

Source: ACS 5-year Estimates, 2000 Census
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The table below compares the age distribution by town. Mount Desert and Tremont have a higher concentration of 

seniors compared to Bar Harbor and Southwest Harbor. 

Table 12: Age Distribution, 2016 

 

Income 

As demonstrated in Table 13, income growth on the Island has varied among the four towns. While Southwest 

Harbor saw increases of 56% in median household income over the 2000 to 2016 period, Bar Harbor saw more 

meager growth of 19%, which falls short of the county, state, and national growth rates. The Town of Tremont has 

the lowest median income of the comparison geographies, and Mount Desert showed the highest income. Note 

that these figures apply to the year-round population only, and do not reflect the incomes of seasonal residents. 

Table 13: Median Household Income 

 

  

Age 

Group
Town of Bar Harbor

Town of Mount 

Desert

Town of 

Southwest Harbor
Town of Tremont Hancock County Maine United States

0 - 4 3.7% 1.9% 3.4% 2.6% 4.4% 4.9% 6.2%

5 - 9 3.5% 4.4% 5.2% 3.6% 4.8% 5.5% 6.4%

10 - 14 5.0% 3.5% 3.6% 6.7% 5.2% 5.5% 6.5%

15 - 19 6.4% 6.6% 6.4% 2.7% 5.3% 6.2% 6.7%

20 - 24 9.9% 3.6% 8.3% 5.4% 5.3% 5.9% 7.1%

25 - 29 2.7% 1.8% 5.8% 3.8% 5.3% 5.9% 6.9%

30 - 34 4.8% 5.0% 5.0% 4.8% 5.0% 5.7% 6.7%

35 - 39 6.6% 2.3% 3.4% 3.6% 5.4% 5.4% 6.3%

40 - 44 6.5% 6.6% 6.3% 3.0% 5.6% 6.3% 6.4%

45 - 49 5.6% 4.8% 7.1% 10.0% 6.8% 7.0% 6.6%

50 - 54 10.0% 9.7% 9.0% 9.4% 8.0% 8.0% 7.0%

55 - 59 8.8% 9.9% 7.7% 8.1% 8.9% 8.2% 6.7%

60 - 64 10.8% 9.1% 6.0% 12.7% 8.6% 7.3% 5.9%

65 - 69 4.3% 11.0% 5.3% 12.8% 8.0% 6.2% 4.8%

70 - 74 3.6% 7.2% 6.2% 3.6% 4.8% 4.3% 3.5%

75 - 79 2.6% 6.4% 3.4% 2.5% 3.4% 3.1% 2.5%

80 - 84 2.5% 2.4% 2.8% 3.4% 2.4% 2.3% 1.8%

85+ 2.7% 3.6% 5.1% 1.2% 2.8% 2.3% 1.9%

Population by Age Distribution, 2016

Source: ACS 2016 5-Year Estimates

2000 2011 2016
2000 - 2016 

# Change

2000 - 2016 

% Change

Town of Bar Harbor  $ 37,481  $ 61,250  $ 49,227  $     11,746 19%

Town of Mount Desert  $ 41,321  $ 57,012  $ 67,155  $     25,834 45%

Town of Southwest Harbor  $ 36,555  $ 32,639  $ 54,716  $     18,161 56%

Town of Tremont  $ 36,750  $ 36,756  $ 49,773  $     13,023 35%

Hancock County  $ 35,811  $ 47,421  $ 50,037  $     14,226 30%

Maine  $ 37,240  $ 47,898  $ 50,826  $     13,586 28%

United States  $ 41,994  $ 52,762  $ 55,322  $     13,328 25%

Median Household Income

Source: ACS 5-Year Estimates
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The table below shows a breakdown of number of households by income cohort in the four towns as compared to 

the county, state, and nation. Bar Harbor, Southwest Harbor, and Tremont show significant portions of the 

population making less than $25,000 in income. All geographies are most concentrated in the $35,000 to $75,000 

income cohorts. The Town of Mount Desert shows a considerably higher concentration of households earning more 

than $100,000. 

Table 14: Households by Income, 2016 

 

School Enrollment 

The following table presents historic enrollment figures for the Island’s four elementary schools (Conners Emerson, 

Mount Desert, Pemetic, and Tremont), compared to enrollment in off-island schools within the MDI Regional School 

System. Enrollment in MDI’s elementary schools has ebbed and flowed throughout the previous five years; however, 

overall, 2017 enrollment was 5% less than 2013 enrollment. Total enrollment in Conners Emerson, Mount Desert, 

Pemetic, and Tremont fell below 800 students in 2017. Other in-district elementary schools (which include Ashley 

Bryan, Swan’s Island, Trenton, and Frenchboro) saw combined enrollment between 170 and 180 over the 2013 to 

2017 period. 

Table 15: K-8 Enrollment by School, 2013-2017 

 

  

Town of Bar 

Harbor

Town of 

Mount 

Desert

Town of 

Southwest 

Harbor

Town of 

Tremont

Hancock 

County
Maine

United 

States

<$15,000 14.5% 4.5% 12.7% 10.9% 14.0% 12.8% 12.1%

$15,000 - $24,999 13.9% 7.0% 6.2% 15.5% 11.7% 11.2% 10.3%

$25,000 - $34,999 8.1% 7.0% 9.8% 5.1% 10.5% 11.2% 9.9%

$35,000 - $49,999 14.5% 11.2% 16.1% 18.9% 13.7% 14.0% 13.2%

$50,000 - $74,999 17.5% 24.5% 23.3% 17.0% 20.1% 19.2% 17.8%

$75,000 - $99,999 11.6% 15.0% 10.9% 13.5% 12.5% 12.7% 12.2%

$100,000 - $149,999 14.6% 16.7% 14.2% 13.7% 10.9% 12.0% 13.5%

$150,000 + 5.3% 14.0% 6.7% 5.4% 6.6% 6.9% 11.1%

Households by Income - 2016

Source: ACS 2012-2016 5-Year Estimates

Oct. 2013 Oct. 2014 Oct. 2015 Oct. 2016 Oct. 2017
2013-2017 

# Change

2013-2017 

% Change

Conners Emerson School 389 375 366 375 354 (35)  (9%)

Mount Desert Elementary School 184 190 196 181 181 (3)  (2%)

Pemetic Elementary School 152 145 142 150 136 (16)  (11%)

Tremont Consolidated School 109 115 113 127 125 16 15%

On-Island Enrollment 834 825 817 833 796 (38)  (5%)

Off-Island MDI Regional School 

System Enrollment*
177 173 179 172 171 (6)  (3%)

Source: Mount Desert Island Regional School System

K-8 Enrollment, MDI Schools, 2013-2017

*Includes enrollment from Mount Desert Island Regional School System schools that are in-district, but not located on Mount Desert Island. These 

schools include Ashley Bryan Elementary, Swan's Island Elementary, Trenton Elementary, and Frenchboro Elementary.
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The following table shows enrollment in Mount Desert Island High School based on elementary school assignment. 

Mount Desert Island High School students mostly originate from the Island (roughly 72% of students in 2017). Over 

the 2013 to 2017 period, enrollment from off-Island students has increased by 50 students, while enrollment from 

on-Island students has declined by 45 students. 

Table 16: High School Enrollment by School, 2013-2017 

  

The table below shows the number of students enrolled in Mount Desert Island schools by grade, as well as total K-

12 enrollment on the Island compared to total K-12 enrollment within the entire school district. MDI students have 

tended to comprise the vast majority of students in the district, consistently making up 80% to 82% of the district’s 

total enrollment. However, this percentage fell in 2017, as MDI students made up 78% of district students. Since 

2013, enrollment has declined across almost all grade levels on the Island. 

Table 17: Enrollment by Grade, Island Students, 2013-2017 

  

  

Oct. 2013 Oct. 2014 Oct. 2015 Oct. 2016 Oct. 2017
2013-2017 

# Change

2013-2017 

% Change

MDIHS Enrollment Attributed to 

on-Island Elementary Schools
436 409 397 407 391 (45)  (10%)

MDIHS Enrollment Attributed to 

off-Island Elementary Schools
102 114 129 127 152 50 49%

MDIHS Total Enrollment 538 523 526 534 543 5 1%

High School Enrollment, 2013-2017

Source: Mount Desert Island Regional School System

Oct. 2013 Oct. 2014 Oct. 2015 Oct. 2016 Oct. 2017
2013-2017 

# Change

2013-2017 

% Change

Kindergarten 83 85 86 89 74 (9)  (11%)

Grade 1 88 83 78 95 85 (3)  (3%)

Grade 2 91 88 83 73 86 (5)  (5%)

Grade 3 92 91 88 85 74 (18)  (20%)

Grade 4 100 94 95 95 83 (17)  (17%)

Grade 5 98 91 92 98 97 (1)  (1%)

Grade 6 91 100 97 99 98 7 8%

Grade 7 102 95 101 98 99 (3)  (3%)

Grade 8 89 98 97 101 100 11 12%

Grade 9 119 94 93 101 107 (12)  (10%)

Grade 10 104 117 100 95 99 (5)  (5%)

Grade 11 100 102 113 100 96 (4)  (4%)

Grade 12 113 96 91 111 89 (24)  (21%)

K-12 Enrollment, Island Students      1,270      1,234      1,214      1,240      1,187 (83)  (7%)

Total K-12 Enrollment      1,549      1,521      1,522      1,539      1,522 (27)  (2%)

Source: Mount Desert Island Regional School System

Enrollment by Grade, 2013-2017
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Jobs and Commuting 

Commute Patterns 

The table below shows the breakdown of commuting trends over time for MDI residents and workers. In 2015, there 

were 2,460 people who were both employed on the Island and living on the Island. About one third (34%) of MDI 

residents commute off the Island for work, while over half (54%) of MDI workers commute onto the Island for 

work.12 

Table 18: Commuting Trends, Mount Desert Island 

 

Table 19: Commute Trends by Town, 2015 

 

                                                      

12 Source: Census OnTheMap. Data covers all workers employed during the first and second quarters of the reference year and provides a 

snapshot of all jobs held on April 1st. As a result, the majority of jobs captured are non-seasonal.  

2005 2010 2015

Employed and Living on the Island      2,253      2,213      2,460 

Workers Commuting onto the Island      2,668      2,752      2,843 

Residents Commuting off of the Island      1,002      1,078      1,283 

Percent of Workers In-Commuting 54% 55% 54%

Percent of Residents Out-Commuting 31% 33% 34%

Commute Trends

Source: US Census OnTheMap

Bar Harbor
Mount 

Desert

Southwest 

Harbor
Tremont

Employed and Living in Town          1,178             186             170               85 

Workers Commuting into Town          2,534             456             564             130 

Residents Commuting out of Town             821             556             364             383 

Percent of Workers In-Commuting 68% 71% 77% 60%

Percent of Residents Out-Commuting 41% 75% 68% 82%

Commute Trends by Town, 2015

Source: US Census OnTheMap
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Figure 11: Commute Inflow/Outflow, Mount Desert Island, 2015 

 

The following tables provide a breakdown of where these commuters live and work more specifically. Among the 

one-third of employed MDI residents commuting off-Island, the most common work destinations are Ellsworth, 

Bangor, and Trenton. Of the workers at MDI businesses who are not Island residents, Ellsworth is by far the most 

common place of residence, home to 11% of MDI workers overall, followed by Hancock (about 5%). 

 

  

Count Share

Bar Harbor Town 1,636 43.7%

Southwest Harbor Town 354 9.5%

Mount Desert Town 338 9.0%

Ellsworth City 233 6.2%

Tremont Town 132 3.5%

Bangor City 92 2.5%

Trenton Town 82 2.2%

Portland City 51 1.4%

Augusta City 40 1.1%

Hancock Town 31 0.8%

All Other Locations 754 20.1%

On-Island Total 2,460 66%

Off-Island Total 1,283 34%

Where Island Residents Work

Places Where Residents Work
2015

Source: OntheMap

Count Share

Bar Harbor Town 1,356 25.6%

Ellsworth City 586 11.1%

Mount Desert Town 507 9.6%

Southwest Harbor Town 322 6.1%

Tremont Town 275 5.2%

Hancock Town 262 4.9%

Trenton Town 178 3.4%

Lamoine Town 167 3.1%

Franklin Town 104 2.0%

Sullivan Town 93 1.8%

All Other Locations 1,453 27.4%

On-Island Total 2,460 47%

Off-Island Total 2,843 54%

Where Island Workers Live

Places Where Workers Live
2015

Source: OntheMap

Table 21: Where Island Workers Live Table 20: Where Island Residents Work 
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The pie charts below represent distance traveled for residents commuting out as well as workers commuting in. 

Most residents commute less than 10 miles to work, while 14% commute more than 50 miles. Half of MDI’s workers 

commute from less than 10 miles away to reach their jobs. Residents tend to have more short commutes (less than 

10 miles) as well as more “super-commutes” (more than 50 miles), relative to workers. 

Figure 12: Commute Distance 
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As shown in Figure 13, about 58% of MDI residents drive themselves to work, 14% carpool, and 13% walk. A 

significant number of MDI residents work from home, at 11%. MDI has a relatively low percentage of residents 

driving themselves to work compared to the state, as 78% of workers throughout the state drive alone to work. 

About 10% of Maine workers carpool, 5% work from home, and 4% walk.  

Figure 13: Means of Transportation to Work, MDI 

 

Table 22: Place of Residence Data for Selected Employers 

 

 

Employees % of Total
Average 

Age

On-Island 21 79.0%          46.6 

Off-Island 7 21.0%          37.3 

Total 28 100.0%          44.3 

Town of Bar Harbor Firefighters by Residence

Source: Town of Bar Harbor
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Employees % of Total

On-Island 22 55.0%

Off-Island 18 45.0%

Total 40 100.0%

Town of Mount Desert Employees by Residence

Source: Town of Mount Desert

Employees % of Total

On-Island 14 93.3%

Off-Island 1 6.7%

Total 15 100.0%

Town of Mount Desert On-Call Firefighters

Source: Town of Mount Desert

Employees % of Total

On-Island 12 46.2%

Off-Island 14 53.8%

Total 26 100.0%

Town of Southwest Harbor Employees by Residence

Source: Town of Southwest Harbor

Employees % of Total

On-Island 6 85.7%

Off-Island 1 14.3%

Total 7 100.0%

Town of Tremont Employees by Residence

Source: Town of Tremont

Employees % of Total Average Age

On-Island 30 84.0%              43.8 

Off-Island 7 16.0%              35.9 

Total 37 100.0%              42.3 

Northeast Harbor Ambulance Employees by Residence

Source: NEH Ambulance
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Employees % of Total

04609 Bar Harbor 324 23%

04612 Bernard 13 1%

04653 Bass Harbor 12 1%

04644 Hulls Cove 4 0%

04660 Mount Desert 53 4%

04662 Northeast Harbor 10 1%

04665 Otter Creek 1 0%

04672 Salisbury Cove 4 0%

04674 Seal Cove 12 1%

04675 Seal Harbor 16 1%

04679 Southwest Harbor 40 3%

489 34%

           933 66%

         1,422 100%

Zip Code

Off-Island Zip Codes

Jackson Lab Employees by Zip Code

Source: JAX HR

All on-Island Zip Codes

Total
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Economic Base 

There are about 9,000 jobs on Mount Desert Island, representing 32% of all jobs in Hancock County. Mount Desert 

Island saw job growth of about 3% (about 230 jobs) in the last five years, with growth projections through 2022 

projected to slow to 1%, or about 120 new jobs. Average earnings per job are low compared to the national 

average, but are slightly above county average earnings. The largest sectors13 on the Island by number of jobs are 

Accommodation and Food Services and Professional, Scientific, and Technical Services, with about 1,500 jobs each. 

Table 23: All 2-Digit Industries – Mount Desert Island 

 

                                                      

13 2-digit NAICS level. The North American Industry Classification System (NAICS) is the standard used by Federal statistical agencies in classifying 

business establishments for the purpose of collecting, analyzing, and publishing statistical data related to the U.S. business economy. The 2-digit 

level is the broadest classification level, and 6-digit is the most specific. 

 NAICS 

(2-digit) 
 Description 

 2012 

Jobs 

 2017 

Jobs 

 2022 

Jobs 

 2012 - 

2017 

Change 

 2012 - 

2017 % 

Change 

 2017 - 

2022 

Change 

 2017 - 

2022 % 

Change 

 Avg. 

Earnings 

Per Job 

(2017) 

 2017 

Location 

Quotient

* 

11 Crop and Animal Production 317 299 303  (18)  (6%) 4 1% $32,396 2.77 

21
Mining, Quarrying, and Oil and Gas 

Extraction
0 0 0 0 0% 0 0% $0 0.00 

22 Utilities 0 0 0 0 0% 0 0% $0 0.00 

23 Construction 722 705 675  (17)  (2%)  (30)  (4%) $39,486 1.44 

31 Manufacturing 260 275 295 15 6% 20 7% $35,356 0.39 

42 Wholesale Trade 56 85 101 29 52% 16 19% $43,933 0.25 

44 Retail Trade 681 668 651  (13)  (2%)  (17)  (3%) $30,902 0.72 

48 Transportation and Warehousing 148 176 200          28 19% 24 14% $33,759 0.56 

51 Information 52 53 52 1 2%  (1)  (2%) $42,468 0.32 

52 Finance and Insurance 169 171 165 2 1%  (6)  (4%) $77,397 0.49 

53 Real Estate and Rental and Leasing 116 123 125 7 6% 2 2% $34,632 0.82 

54
Professional, Scientific, and Technical 

Services
1,510 1,556 1,561 46 3% 5 0% $69,916 2.71 

55
Management of Companies and 

Enterprises
77 58 48  (19)  (25%)  (10)  (17%) $66,004 0.46 

56
Administrative and Support and Waste 

Management and Remediation Services
265 285 310 20 8% 25 9% $27,086 0.51 

61 Educational Services 373 390 414 17 5% 24 6% $29,101 1.69 

62 Health Care and Social Assistance 792 746 757  (46)  (6%) 11 1% $52,536 0.66 

71 Arts, Entertainment, and Recreation 246 287 303 41 17% 16 6% $36,754 1.86 

72 Accommodation and Food Services 1,437 1,486 1,492 49 3% 6 0% $27,570 1.93 

81
Other Services (except Public 

Administration)
694 801 864 107 15% 63 8% $27,590 1.87 

90 Government 819 798 765  (21)  (3%)  (33)  (4%) $49,487 0.58 

99 Unclassified Industry 0 0 0 0 0% 0 0% $0 0.01 

Total 8,733 8,962 9,082 229 3% 120 1% $42,546

Mount Desert Island, All Industries

Source: EMSI

*A location quotient (LQ) measures the concentration of an industry w ithin a local economy relative to that industry's concentration in the national economy. An LQ 

above 1 means that a given industry accounts for a greater share of jobs in the local economy than it does in the nation as a w hole. In other w ords, that industry 

is more concentrated in the local economy than in the national economy. An LQ below  1 means the industry is less concentrated in the local economy than in the 

national economy.
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Hancock County as a whole experienced slower job growth relative the MDI over the 2012-2017 period, at 1%. 

Projected job growth throughout the county is on par with that of the Island. Largest employing industries within 

the county are Retail Trade, Health Care and Social Assistance, Accommodation and Food Services, and Government, 

each employing over 3,000 workers. 

Table 24: All 2-Digit Industries – Hancock County 

 

  

 NAICS 

(2-digit) 
 Description 

 2012 

Jobs 

 2017 

Jobs 

 2022 

Jobs 

 2012 - 

2017 

Change 

 2012 - 

2017 % 

Change 

 2017 - 

2022 

Change 

 2017 - 

2022 % 

Change 

 Avg. 

Earnings 

Per Job 

(2017) 

 2017 

Location 

Quotient* 

11 Crop and Animal Production 1,440 1,368 1,385  (72)  (5%) 17 1% $32,814 4.06 

21
Mining, Quarrying, and Oil and Gas 

Extraction
<10 <10 <10 Insf. Data Insf. Data Insf. Data Insf. Data Insf. Data 0.08 

22 Utilities 49 60 67 11 22% 7 12% $94,385 0.61 

23 Construction 2,645 2,593 2,502  (52)  (2%)  (91)  (4%) $39,384 1.69 

31 Manufacturing 1,672 1,177 1,069  (495)  (30%)  (108)  (9%) $47,048 0.53 

42 Wholesale Trade 426 527 613 101 24% 86 16% $46,252 0.50 

44 Retail Trade 3,786 3,611 3,488  (175)  (5%)  (123)  (3%) $33,793 1.25 

48 Transportation and Warehousing 489 528 560          39 8% 32 6% $40,588 0.54 

51 Information 311 324 332 13 4% 8 2% $50,956 0.62 

52 Finance and Insurance 529 555 552 26 5%  (3)  (1%) $73,440 0.51 

53 Real Estate and Rental and Leasing 338 373 380 35 10% 7 2% $36,234 0.80 

54
Professional, Scientific, and Technical 

Services
2,005 2,104 2,136 99 5% 32 2% $64,277 1.17 

55
Management of Companies and 

Enterprises
77 60 50  (17)  (22%)  (10)  (17%) $67,229 0.15 

56
Administrative and Support and Waste 

Management and Remediation Services
886 981 1,070 95 11% 89 9% $25,294 0.56 

61 Educational Services 584 663 720 79 14% 57 9% $29,281 0.92 

62 Health Care and Social Assistance 3,368 3,343 3,411  (25)  (1%) 68 2% $54,996 0.94 

71 Arts, Entertainment, and Recreation 598 666 681 68 11% 15 2% $32,176 1.38 

72 Accommodation and Food Services 3,151 3,341 3,334 190 6%  (7)  (0%) $26,639 1.39 

81
Other Services (except Public 

Administration)
1,998 2,205 2,340 207 10% 135 6% $28,250 1.64 

90 Government 3,467 3,554 3,556 87 3% 2 0% $50,801 0.83 

99 Unclassified Industry 0 <10 <10 Insf. Data Insf. Data Insf. Data Insf. Data Insf. Data 0.01 

Total 27,824 28,040 28,256 216 1% 216 1% $41,644

Hancock County, All Industries

Source: EMSI

*A location quotient (LQ) measures the concentration of an industry w ithin a local economy relative to that industry's concentration in the national economy. An LQ above 1 

means that a given industry accounts for a greater share of jobs in the local economy than it does in the nation as a w hole. In other w ords, that industry is more concentrated 

in the local economy than in the national economy. An LQ below  1 means the industry is less concentrated in the local economy than in the national economy.



 

 

  Camoin Associates  |  Island Housing Trust Housing Needs Analysis and Assessment 41 

Table 25 shows the top 10 sub-industries14 on the Island by 2017 job figures. Scientific R&D Services was the top 

industry of employment for 2017, with nearly 1,400 jobs, driven by the presence of The Jackson Laboratory. Earnings 

for this industry are high at an average of $72,700. Travel Accommodation follows, employing over 800 in 2017. 

Education and Healthcare related industries also make the top 10, as well as Fishing and Construction. 

Table 25: Top 10 4-Digit Industries – Mount Desert Island 

 

 

Of the job figures discussed above, 1,350 workers are self-employed on the Island, representing about 15% of total 

jobs. This is slightly less than the percentage of jobs comprised of self-employed workers in the county, at 18%, but 

more than the state and nation, at 9% and 6%, respectively. 

Table 26: Self-Employed Workers 

 

  

                                                      

14 4-digit NAICS level 

 NAICS 

(4-digit) 
 Description 

 2012 

Jobs 

 2017 

Jobs 

 2022 

Jobs 

 2012 - 

2017 

Change 

 2012 - 

2017 % 

Change 

 2017 - 

2022 

Change 

 2017 - 

2022 % 

Change 

 Avg. 

Earnings 

Per Job 

(2017) 

 2017 

Location 

Quotient* 

5417 Scientific Research and Development Services 1,331 1,387 1,393 56 4% 6 0% $72,703      36.65 

7211 Traveler Accommodation 815 810 803  (5)  (1%)  (7)  (1%) $29,728        7.58 

7225 Restaurants and Other Eating Places 485 544 544 59 12% 0 0% $25,259        0.92 

9036 Education and Hospitals (Local Government) 447 446 434  (1)  (0%)  (12)  (3%) $51,988        0.93 

6113 Colleges, Universities, and Professional Schools 322 308 321  (14)  (4%) 13 4% $29,337        2.81 

6221 General Medical and Surgical Hospitals 300 300 295 0 0%  (5)  (2%) $73,573        1.15 

1141 Fishing 270 253 260  (17)  (6%) 7 3% $32,160    145.63 

2361 Residential Building Construction 217 239 242          22 10%            3 1% $36,807        3.62 

8141 Private Households 192 207 220 15 8% 13 6% $24,019        4.13 

7139 Other Amusement and Recreation Industries 180 196 201 16 9% 5 3% $41,385        2.50 

Mount Desert Island, Top 10 Industries by 2017 Jobs

Source: EMSI

*A location quotient (LQ) measures the concentration of an industry w ithin a local economy relative to that industry's concentration in the national economy. An LQ above 1 means that a 

given industry accounts for a greater share of jobs in the local economy than it does in the nation as a w hole. In other w ords, that industry is more concentrated in the local economy than 

in the national economy. An LQ below  1 means the industry is less concentrated in the local economy than in the national economy.

2017 Self-Employed Jobs % of Total Jobs

Mount Desert Island                              1,350 15%

Hancock County                              4,923 18%

Maine                            65,157 9%

United States                      10,353,161 6%

Self-Employed Workers

Source: EMSI
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Employment 

Labor force participation varied across towns in 2016 between 

56.5% in Mount Desert and 68.5% in Southwest Harbor, while the 

county, state, and nation fall in the middle of this range. A high 

labor force participation rate typically indicates that a high 

proportion of a residents are of working age. 15 Bar Harbor 

displayed the highest unemployment rate by far, at 9.2%, above 

that of the county, state, and nation. Mount Desert and Tremont 

show drastically lower unemployment rates, at 2.8% and 2.1%, 

respectively.16  

                                                      

15 The US Census Bureau defines the Labor Force Participation Rate as the proportion of the total 16 years old and over population that is in the 

labor force. The labor force includes all people classified in the civilian labor force, plus members of the US Armed Forces. The civilian labor force 

consists of people classified as employed or unemployed. Unemployed is defined as (1) neither “at work” nor “with a job but not at work” during 

the reference week, and (2) were actively looking for work during the last 3 weeks, and (3) were available to accept a job. 
16 The US Census Bureau defines the Unemployment Rate as the number of unemployed people as a percentage of the civilian labor force. See 

footnote 3 for definition of unemployed. 

Region

Labor Force 

Participation 

Rate

Unemployment 

Rate

Town of Bar Harbor 68.5% 9.2%

Town of Mount Desert 56.5% 2.8%

Town of Southwest Harbor 68.6% 5.4%

Town of Tremont 66.7% 2.1%

Hancock County 61.6% 6.4%

Maine 63.2% 6.0%

United States 63.5% 7.4%

Source: 2012-2016 ACS Estimates

Note: Only includes the population 16 years and over

Economic Indicators, 2016 Estimates

Table 27: Economic Indicators, 2016 
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Housing Stock 

The following table provides a detailed look at occupancy and vacancy trends on MDI, and in the county, state, and 

nation between 2011 and 2016. MDI had a total of about 8,500 of housing units in 2016, accounting for about 21% 

of units in Hancock County. This share has remained consistent since 2011, meaning that the pace of housing 

construction on MDI roughly mirrors that of off-Island locations in the county. The Island added about 350 units on 

net over this period.  

According to ACS, about 36% of housing units on MDI and 34% of units in Hancock County are seasonal units. This 

is roughly double the share of seasonal units in Maine (17%) and dramatically above the national share (4%).17 Of 

MDI units that are occupied year-round, about two thirds (65%) are owner-occupied and one third (35%) are renter-

occupied. This split is similar to the US as whole, though Hancock County and Maine tend to have a higher share of 

owner-occupied units (about three quarters).  

Table 28: Occupancy Trends Comparison 

 

The table shows the same data by MDI town. The Town of Mount Desert has a considerably higher share of year-

round units that are owner-occupied compared to the other towns (79% compared to 65% for the Island overall), as 

well as the highest share of seasonal units (more than half of its housing stock, 53%). Tremont added the most 

seasonal units between 2011 and 2016, while Bar Harbor was the only town to show a decrease. 

Table 29: Occupancy Trends Comparison, MDI Towns 

 

                                                      

17 Seasonal housing units are counted based on the American Community Survey definition. A housing unit is considered 

seasonal if it is (1) unoccupied at the time of interview or occupied by persons staying in the unit for less than 2 months; and (2) 

intended for use only in certain seasons. 

2011 2016 2011 2016 2011 2016 2011 2016

Total Housing Units 8,165 8,519 39,842 40,469 718,914 727,127 131,034,946 134,054,899 

Year-Round Occupied 4,917 4,806 23,649 23,748 551,601 551,109 114,761,359 117,716,237 

Owner 66% 65% 75% 74% 73% 73% 66% 64%

Renter 34% 35% 25% 26% 27% 29% 34% 36%

Seasonal Use (#) 2,816 3,088         13,433         13,745       117,757       124,523       4,885,710       5,368,085 

Seasonal Use (%) 34% 36% 34% 34% 16% 17% 4% 4%

Otherwise Vacant              432              625           2,760           2,976         49,556         51,495     11,387,877     10,970,577 

Otherwise Vacant (%) 5% 7% 7% 7% 7% 7% 9% 8%

Source: ACS 2011, 2016 5-year estimates

United StatesHancock County Maine

Occupancy Trends Comparison

Mount Desert Island

2011 2016 2011 2016 2011 2016 2011 2016

Total Housing Units 3,342 3,506 2,099 2,185 1,439 1,514 1,285 1,314 

Year-Round Occupied 2,240 2,413 960 912 888 851 829 630 

Owner 61% 61% 77% 79% 68% 61% 66% 69%

Renter 39% 39% 24% 21% 32% 39% 34% 31%

Seasonal Use (#)              937              830           1,027           1,158              460              545              392              555 

Seasonal Use (%) 28% 24% 49% 53% 32% 36% 31% 42%

Otherwise Vacant (#)              165              263              112              115                91              118                64              129 

Otherwise Vacant (%) 5% 8% 5% 5% 6% 8% 5% 10%

Source: ACS 2011, 2016 5-year estimates

Town of Southwest Harbor Town of TremontTown of Bar Harbor Town of Mount Desert

Occupancy Trends Comparison
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Figure 14: Renter- vs. Owner-Occupied Year-Round Units, 2016 
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Figure 15 depicts the distribution of the Island’s housing stock by town for four housing unit categories: total units, 

year-round owner units, year-round rental units, and seasonal units. Bar Harbor accounts for the most units overall, 

making up 41% of all housing units. Bar Harbor also has the highest share of year-round owner-occupied units 

(46%) and renter-occupied units (57%). Mount Desert has a disproportionately large share of the Island’s seasonal 

units, at 38%, while it accounts for only 26% of total housing units on the Island. 

Figure 15: Breakdown of Housing Units by Town, MDI, 2016 
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Over a third (36%) of MDI’s housing stock is seasonal. Of the four towns, the Town of Mount Desert has the highest 

proportion of seasonal units (53%), with over half of the town’s housing units being used seasonally. Bar Harbor has 

the highest proportion of year-round units; only 24% of units are seasonal. 

Figure 16: Seasonal Housing Stock, 2016 
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Island housing consists of mostly single-family detached homes; however, there have been marginal increases in the 

percentage of multi-unit structures in recent years. More specifically, there have been significant additions of two-

unit homes since 2011. The majority of county homes has also consistently been single-family detached structures, 

and offers even less variety among multifamily housing options compared to Island communities. 

Table 30: Housing Units by Structure, MDI Towns 

 

Note: The “Mobile Home” category includes manufactured homes.  

Table 31: Housing Units by Structure, Island, County, State, and Nation 

 

# % # % # % # % # % # % # % # %

1, Detached  2,455 73% 2,274 65%  1,830 87% 1,997 91%  1,097 76% 1,126 74% 992 77% 1,103 84%

1, Attached       52 2% 72 2%       19 1% 44 2%       24 2% 19 1% 24 2% 12 1%

2 Units     100 3% 489 14%     107 5% 53 2%       89 6% 79 5% 58 5% 55 4%

3 to 4     239 7% 288 8%       58 3% 14 1%       -   0% 69 5% 50 4% 18 1%

5 to 9     156 5% 71 2%        9 0% 29 1%       16 1% 20 1% 49 4% 45 3%

10 to 19       12 0% 0 0%       34 2% 6 0%       18 1% 39 3% 0 0% 0 0%

20 to 49       70 2% 85 2%       -   0% 9 0%       39 3% 65 4% 0 0% 0 0%

50 or more     118 4% 96 3%       -   0% 0 0%       -   0% 6 0% 0 0% 0 0%

Mobile Home     140 4% 131 4%       42 2% 33 2%     156 11% 91 6% 112 9% 81 6%

Boat, RV, Van, etc.       -   0% 0 0%       -   0% 0 0%       -   0% 0 0% 0 0% 0 0%

Total  3,342 100% 3,506 100%  2,099 100% 2,185 100%  1,439 100% 1,514 100% 1,285 100% 1,314 100%

2011 2016

Source: ACS 2011, 2016 5-year estimates

Structure Type

Town of Bar Harbor Town of Mount Desert

2011 20162011 2016

Housing Units by Structure

Town of Southwest Harbor

2011 2016

Town of Tremont

2011 2016 2011 2016 2011 2016

# % # % % % % % % %

1, Detached    6,374 78% 6,500 76% 82% 81% 70% 70% 62% 62%

1, Attached      119 1% 147 2% 1% 1% 2% 2% 6% 6%

2 Units      354 4% 676 8% 2% 4% 5% 5% 4% 4%

3 to 4      347 4% 389 5% 2% 3% 5% 6% 4% 4%

5 to 9      230 3% 165 2% 1% 1% 4% 4% 5% 5%

10 to 19        64 1% 45 1% 1% 0% 2% 2% 5% 4%

20 to 49      109 1% 159 2% 1% 1% 2% 2% 4% 4%

50 or more      118 1% 102 1% 1% 0% 1% 1% 5% 5%

Mobile Home      450 6% 336 4% 9% 9% 9% 9% 7% 6%

Boat, RV, Van, etc.         -   0% 0 0% 0% 0% 0% 0% 0% 0%

Total    8,165 100% 8,519 100% 100% 100% 100% 100% 100% 100%

Housing Units by Structure

Source: ACS 2011, 2016 5-year estimates

United StatesMaineMount Desert Island

2011 2016

Hancock County

Structure Type
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Table 32: Housing Units by Year Structure Built, 2016 

 

Table 32 shows the distribution of housing by year built. Note that homes built 2014 and later are undercounted, as 

this data is current as of 2016. Overall, the housing stock on the Island is quite old, with over a quarter of homes 

being built prior to 1940. Tremont shows the youngest housing stock, with a median year built of 1982. Over 55% of 

Tremont homes were built after 1980. Bar Harbor, Mount Desert, and Southwest Harbor have older median years 

built, at 1974, 1965, and 1971, respectively, which are all older than that of the county, with a median year built of 

1978. 

  

Year
Town of Bar 

Harbor

Town of 

Mount Desert

Town of 

Southwest 

Harbor

Town of 

Tremont

Hancock 

County

Built 2014 or later 0.0% 0.3% 0.0% 0.8% 0.1%

Built 2010 to 2013 0.0% 0.8% 0.3% 0.7% 1.1%

Built 2000 to 2009 16.3% 15.1% 7.5% 15.2% 16.9%

Built 1990 to 1999 18.3% 10.0% 12.8% 15.1% 15.8%

Built 1980 to 1989 9.4% 12.6% 16.4% 23.4% 13.7%

Built 1970 to 1979 10.2% 8.9% 14.8% 13.9% 13.2%

Built 1960 to 1969 5.8% 4.2% 7.3% 6.1% 6.0%

Built 1950 to 1959 7.4% 4.2% 4.7% 3.8% 5.4%

Built 1940 to 1949 5.4% 6.8% 4.6% 1.0% 3.5%

Built 1939 or earlier 27.0% 37.0% 31.6% 20.1% 24.3%

Median Year Structure Built 1974 1965 1971 1982 1978

Housing Units by Year Structure Built, 2016

Source: ACS 2016 5-year estimates
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Short-Term Rental Market Trends 

This section discusses trends in the short-term rental market on the Island, specific to AirBnB data provided by 

AirDNA. Figure 17 and Figure 18 on the following page show the trajectories of both available AirBnB listings and 

booked listings over the period of October 2014 through April 2018 across the Island. AirBnB offerings took some 

time to accumulate across the Island, as there were just nine to twelve available listings between October 2014 and 

July 2015. Following this period, there was a drastic increase in listings; by April 2018, MDI had 111 available listings 

on AirBnB. These figures include “Entire Place,” “Private Room,” and “Shared Room” options. Listings were most 

commonly comprised of Entire Place listings. 

Booked listings follow a similar trend to available listings over this time period, with a sharp upward trend following 

March of 2016. Note that “booked listing” refers to a dwelling that has rented for at least one night during the given 

month. Both available listings and booked listings reached their maximums in August of 2017, when 78 of 116 

available listings were booked at least once within the month.  
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Figure 17: Available Listings by Type, MDI, Oct '14 - Apr '18 

 

Figure 18: Booked Listings by Type, MDI, Oct '14 - Apr '18 
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Figure 19 below shows occupancy rates for AirBnB offerings on MDI from October 2014 through April 2018. The 

trendline for occupancy has generally risen over this time period, despite the sharp increase in total listings. Not 

surprisingly, occupancy is lowest during the winter months, and greater during summer months. The most recent 

occupancy rate, collected for April 2018, was 52.4%. AirBnB also collects occupancy data for “hotel comparable 

listings,” which consist of one-bedroom and studio Entire Place rentals. This trendline is shown in orange, below. 

Occupancy rates of hotel comparable listings tend to be slightly above those of occupancy rates for all AirBnB 

listings. 

Figure 19: Occupancy Rate, "Entire Place," MDI, Oct '14 - Apr '18 
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The chart below compares total available listing nights to booked listing nights by month. The initial spike in total 

available listings caused the gap between available listing nights and booked listing nights to grow; however, this 

gap subsequently ebbs and flows based on the season. The largest disparity between available nights and booked 

nights occurred in December of 2017, when 948 of 1,589 available listing nights were not booked.  

Figure 20: Listing Nights, "Entire Place," MDI, Oct '14 - Apr '18 
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The Average Daily Rate (ADR) is defined as average income per occupied room. AirBnB provides this information for 

all Entire Place listings, as well as hotel comparables, as described above. ADR for Entire Place bookings generally 

falls above that of hotel comparables, with a large spike in Entire Place ADR between December 2015 and February 

2016. 

Figure 21: Average Daily Rate (ADR) Comparison, MDI, Oct '14 - Apr '18 
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Appendix B: Employer Survey Analysis   
An online Mount Desert Island Workforce and Housing Survey was sent to local business owners to better 

understand the challenges and opportunities around housing as they relate to local workforce availability. All 

owners of businesses located on the Island were invited to participate in this survey. Results of the survey are 

summarized below. A copy of the survey can be found at the end of this appendix. 

Characteristics of Business Survey Respondents 

Respondents were asked to select the establishment type that most closely describes their business from a list of 

options. If their business type was not listed, they were asked to enter “Other” and describe the establishment type 

for their business. Respondents were diverse in business type. Of the preselected options, Hotel, bed and breakfast, 

or other accommodation was the most prominent industry type among respondents, accounting for 22% of all 

responses. Ten respondents selected Other tourism or recreation business, which represented 13% of the sample. 

Restaurant or bar, Retail stores and Financial services comprised 10%, 8%, and 6%, respectively. Healthcare 

represented 1% of the total share with one business. Twenty-nine respondents, or 37%, entered establishment types 

that did not align with the aforementioned industry types and were therefore counted as Other. Examples of “Other” 

businesses include arts organizations, construction, real estate, scientific research labs, among others. Two 

respondents did not provide an industry type, accounting for 3% as No Response. 

Figure 22: Respondent Industry Type 
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Respondents were asked to specify their business’s location. Choices consisted of the four towns on the Island 

(Tremont, Southwest Harbor, Mount Desert, and Bar Harbor) and “Other town not on the Island.” Respondents had 

the ability to choose multiple answers if they have more than one business location. About 62% of respondents had 

businesses located solely within the Town of Bar Harbor, while 11% were solely in Mount Desert, 8% in Southwest 

Harbor, and 4% in Tremont. Fourteen percent (14%) of respondents had businesses with locations in multiple towns. 

One respondent is within a town that is not located on MDI. 

Figure 23: Respondent Business Location 
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Business size was determined based on average number of employees throughout the year. Businesses with 1–2 

employees comprised 9% of the respondents. Businesses with 3–5 employees represented 20%. Businesses with 6–

20 workers comprised 35%, businesses with 21-50 employees made up 14%, and businesses with 51 or more 

employees made up 14%. An additional 8% did not specify business employment figures and are therefore 

“unclassified.” The chart below shows the makeup of respondents by business size. 

Figure 24: Respondent Business Size 
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Of the 78 respondents to the survey, 45% (35 respondents) were classified as non-seasonal businesses, meaning 

their average employment did not fluctuate by more than 20% from their lowest quarter of employment to their 

highest quarter of employment. Conversely, 47% of businesses (37 respondents) were classified as seasonal, 

meaning their average employment from their highest quarter of employment was more than 20% higher than their 

lowest quarter of employment. The remaining 8% (6 respondents) did not specify quarterly employment figures and 

are therefore “unclassified.” 

Figure 25: Respondent Business Seasonality 
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Respondents were asked to indicate the months of the year in which their business operated in 2017. All 

respondents operated their businesses within June, July, and September. The fewest businesses were in operation in 

January and February, when only 50 of 78 businesses were open. 

Figure 26: Respondent Months of Operation 

 

The table below outlines all survey respondents by seasonality and business size. Businesses with 21-50 and 6-20 

employees contain a mix of both seasonal and non-seasonal businesses, while businesses with 5 or fewer employees 

are strictly seasonal and businesses with more than 50 employees are strictly non-seasonal. 

Table 33: Breakdown of Survey Respondents 

  

Seasonal Non-seasonal Unclassified Total

1-2 7 - - 7

3-5 16 - - 16

6-20 11 16 - 27

21-50 3 8 - 11

51+ - 11 - 11

Unclassified - - 6 6

Total 37 35 6 78

Breakdown of Survey Respondents
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Survey Analysis 

Q: Considering all workers employed by your company on MDI in 2017, approximately what percentage of 

employees worked 30 or more hours per week?  

For survey respondents, employment on MDI is concentrated in full-time positions. However, looking closer at 

businesses by number of employees, it is clear that smaller companies tend to have more part-time positions, while 

larger companies field mostly full-time positions. Out of all businesses, more than half have 75% or more full-time 

employees. More than 40% of businesses with 1–2 employees have less than 25% full-time employees, while all 

businesses with more than 50 employees show that at least 50% of their employees are full-time. Not surprisingly, 

seasonal businessses tended to have more part-time workers than non-seasonal businesses. The charts below show 

the breakdown of full-time versus part-time employment by respondent business size and seasonality. 

Figure 27: Employee Full-Time/Part-Time Status – All Businesses 
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Figure 28: Employee Full-Time/Part-Time Status – By Business Size 
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Figure 29: Employee Full-Time/Part-Time Status – By Business Seasonality 
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Q: What was the average gross monthly wage of your employees in 2017? Include tips. 

Average gross monthly wages varied between business size and seasonality. Overall, 34% of all businesses reported 

average gross monthly wage of $2,000 to $2,999. Of all businesses, 25% reported wages between $1,000 and $1,999 

and another 25% paid average wages of $3,000 to $3,999. Few reported wages below $1,000 or above $6,000. 

About 71% of businesses with 1–2 employees reported an average gross monthly wage of $1,000 to $1,999. 

Businesses with between 3 and 20 employees showed diversity in their wages, while 55% of businesses with 21 to 50 

employees reported average wages of $2,000 to $2,999, and 55% of businesses with over 50 employees had 

average earnings of $3,000 to $3,999. Seasonal businesses show concentration in wages between $1,000 and $3,000 

monthly, comprising over 70% of respondents. In contrast, non-seasonal businesses are most concentrated in wage 

cohorts between $2,000 and $4,000, indicating that monthly wages are higher for non-seasonal businesses, on 

average.  

Figure 30: Average Gross Monthly Wages of Employees – All Businesses 
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Figure 31: Average Gross Monthly Wages of Employees - By Business Size 

 

Figure 32: Average Gross Monthly Wages of Employees - By Business Seasonality 
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Q: The next series of questions ask about your MDI employees' permanent residence. Please answer to the 

best of your knowledge, and provide your best guess if not known. Values should sum to 100 percent. 

Considering all workers employed by your company at MDI locations in 2017, estimate the percentage of 

employees who are permanent residents of: 

• A community on MDI (Bar Harbor, Mount Desert, Southwest Harbor, or Tremont) 

• Other communities in the Eastern Maine region (Hancock, Penobscot, Waldo, or Washington 

counties) 

• Outside the Eastern Maine region, but within the US 

• Outside the US 

Overall, about 54% of respondent employees are residents of a community on the Island, 29% are residents of other 

communities within the Eastern Maine region, 12% are residents of communities outside the region, but within the 

US, and 5% are residents outside the United States. Businesses with 3-5 employees held the highest concentration 

of employees residing on the Island. Seasonal businesses have a slightly higher percentage of MDI residents (58%) 

compared to non-seasonal businesses (52%). Seasonal businesses also have a higher percentage of residents from 

other countries at 8%, compared to 1% for non-seasonal businesses.  

Figure 33: Employee Residency - All Businesses 
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Figure 34: Employee Residency – By Business Size 

 

Figure 35: Employee Permanent Residence - By Seasonality 

 



 

 

  Camoin Associates  |  Island Housing Trust Housing Needs Analysis and Assessment 66 

Q: On a scale of 1 (not at all difficult) to 5 (very difficult), how difficult is it for you to attract and retain 

employees? 

Overall, 17% of businesses found it is very difficult to attract and retain employees, while 12% found it to be not at 

all difficult. The average response to this question was 3.2. Responses to this question did not seem to correlate with 

business size. Each business size cohort contained a variety of responses. Companies with 3-5 employees were more 

likely to find it very difficult to attract and retain employees, while businesses with over 50 employees had no 

responses in the “very difficult” category. About 24% of seasonal businesses found it very difficult to attract and 

retain employees compared to 8% of non-seasonal businesses. However, non-seasonal businesses had many 

responses at the 4 level, indicating difficulty attracting and retaining employees. 

Figure 36: Difficulty Attracting and Retaining Employees – All Businesses 

 

Figure 37: Difficulty Attracting and Retaining Employees - By Business Size – Average Score 
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Figure 38: Difficulty Attracting and Retaining Employees - By Business Seasonality 
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Q: In 2017, how many ADDITIONAL workers would you have hired on MDI if labor was more readily 

available? 

The average number of additional workers that would be hired if they were available increases with increasing 

business size. The average number of workers that would be hired is 3.9 across all businesses. Businesses with 1–2 

employees would hire no additional workers on average, whereas businesses with 51 or more employees would hire 

an average of 15.2 additional workers. There is a greater demand for additional workers among non-seasonal 

businesses compared to seasonal businesses, with non-seasonal businesses wanting to hire 6.2 additional workers 

on average, compared to 1.8 on average for seasonal businesses.  

Figure 39: Average Number of Additional Workers that Would be Hired if Available – By Business Size 
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Figure 40: Average Number of Additional Workers that Would be Hired if Available - By Business Seasonality 

 

Collectively, the businesses that responded to the survey have a demand for an additional 278 workers. Seasonal 

businesses demand 67 additional workers and non-seasonal businesses demand 211 additional workers. In terms of 

business size, the largest demand is among businesses with 51 or more employees, demanding 152 additional 

employees.  
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Figure 41: Total Number of Additional Workers that Would be Hired if Available - By Business Size 

 

Figure 42: Total Number of Additional Workers that Would be Hired if Available - By Business Seasonality 
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Q: How many workers do you plan to add to your MDI business locations over the next year; 5 years; 10 

years? 

On average for all respondents, businesses plan on adding 2.8 employees within the next year, 7.4 within 5 years, 

and 11.3 within 10 years. Intuitively, the number of employees businesses plan to add increases by business size, 

with the exception of businesses with 21-50 employees, who plan to add more employees over the coming years 

than business with over 50 employees. Non-seasonal business plan to add more employees than seasonal 

businesses within the year, within 5 years, and within 10 years. 

Figure 43: Average of How Many Workers Businesses Plan to Add to MDI Locations - All Businesses 
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Figure 44: Average of How Many Workers Businesses Plan to Add to MDI Locations - By Business Size 

 

Figure 45: Average of How Many Workers Businesses Plan to Add to MDI Locations - By Seasonality 
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In summation, the survey respondents have a demand for an additional 748 workers over the next 10 years, 506 in 

the next 5 years, and 202 workers within the next year. Seasonal businesses demand 249 additional workers over 10 

years and non-seasonal businesses demand 499 additional workers. In terms of business size, the largest demand is 

among businesses with 21-50 employees, demanding 330 additional employees over the next 10 years.  

Figure 46: Total Number of Workers Businesses Plan to Add to MDI Locations - By Business Size 

 

Figure 47: Total Number of Workers Businesses Plan to Add to MDI Locations - By Seasonality 
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Q: To the best of your knowledge, how difficult is it for your workers to find adequate housing (on Mount 

Desert Island or elsewhere)? Answer on a scale of 1 (not at all difficult) to 5 (very difficult). 

Businesses were asked to respond to this series of questions specifically with respect to their business locations on 

MDI. The average score for this question for all businesses was 3.87. Of all businesses, 43% said their workers find it 

very difficult (rating of 5) and another 25% find it somewhat difficult (rating of 4). Only 16% of businesses answered 

1 or 2. Businesses with 21-50 employees had the highest percentage of businesses, at 64%, stating that workers find 

it very difficult to find adequate housing on the Island or elsewhere. Businesses with 3–5 employees ranked the 

highest in terms of finding it not difficult for workers to find adequate housing at 31%. However, many cohorts show 

zero responses of “not difficult.” Seasonal businesses were significantly more likely to find it very difficult for workers 

to find adequate housing, at 51%, compared to non-seasonal businesses, at 29%. 

Figure 48: Difficulty Finding Housing – All Businesses 

 

Figure 49: Difficulty Finding Housing - By Business Size 
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Figure 50: Difficulty Finding Housing - By Business Seasonality 

 

Q: To the best of your knowledge, how difficult is it for your workers to find adequate housing specifically 

on Mount Desert Island (Bar Harbor, Mount Desert, Southwest Harbor, or Tremont)? Answer on a scale of 1 

(not at all difficult) to 5 (very difficult). 

Specifically regarding housing on the Island, 66% of all businesses find it very difficult for workers to find adequate 

housing. The average score for this question was 4.33. Businesses with 21-50 employees were the most likely to find 

it difficult to find adequate housing on the Island, at 91%. Virtually no respondents answered, “not difficult at all.” A 

higher percentage of seasonal businesses found it difficult to find adequate housing on the Island compared to 

non-seasonal businesses, at 70% compared to 60%. 
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Figure 51: Difficulty Finding Housing on MDI - All Businesses 

 

Figure 52: Difficulty Finding Housing on MDI - By Business Size 
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Figure 53: Difficulty Finding Housing on MDI - By Business Seasonality 
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Q: Do you provide housing for any of your employees, either for rent or as part of compensation? 

About 42% of all respondents provide housing for their employees in some form, while 58% do not provide 

housing. Most employers that are providing housing are larger businesses; 82% of businesses with 21-50 employees 

provide housing, while 73% of businesses with over 50 employees provide housing. Very few small businesses 

provide housing to their workers. Whether or not businesses provide housing does not seem to be dependent on 

seasonality, as 57% of seasonal businesses provide housing and 54% of non-seasonal businesses provide housing. 

Thirty-one respondents indicated that they do provide housing. The median number of units provided by these 

businesses was 5. The total number of units was 666, with a few large hospitality-industry employers accounting for 

the majority of these units. 

Figure 54: Businesses Providing Housing for Employees - All Businesses 

 

Figure 55: Businesses Providing Housing for Employees - By Business Size 
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Figure 56: Businesses Providing Housing for Employees - By Seasonality 
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Q: On a scale of 1 (strongly disagree) to 5 (strongly agree), indicate the degree to which you agree or 

disagree with the following statement: Finding adequate housing that is affordable is a major challenge for 

my employees. 

About 61% of all respondents indicated that they strongly agree with this statement, regardless of business size or 

seasonality. The average response for this question was 4.18. Across all business sizes, between 55% and 65% 

strongly agree that finding adequate and affordable housing is a major challenge for their employees. The 

percentage of seasonal businesses that strongly agreed with this statement was higher than non-seasonal 

businesses at 68%, compared to 51%.  

Figure 57: Adequate Affordable Housing for Employees - All Businesses 

 



 

 

  Camoin Associates  |  Island Housing Trust Housing Needs Analysis and Assessment 81 

Figure 58: Adequate Affordable Housing for Employees - By Business Size 

 

Figure 59: Adequate Affordable Housing for Employees - By Business Seasonality 
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Q: On a scale of 1 (strongly disagree) to 5 (strongly agree), indicate the degree to which you agree or 

disagree with the following statement: Access to transportation is a major challenge for my employees. 

Respondents were asked to assess if access to transportation is a major challenge for employees. Responses tended 

to be diverse for this question. Overall, 18% of all businesses strongly disagreed that access to transportation is a 

challenge; however, the same percentage strongly agreed that transportation is an issue. The largest concentration 

of responses fell in the middle, as 25% responded with 3. Looking closely at responses by business size, answers to 

this question were still diverse. Businesses with 1–2 employees were the most likely to strongly agree that access to 

transportation is a major challenge for employees, at 29%, while businesses with 6–20 employees were the most 

likely to strongly disagree, at 19%. Non-seasonal businesses seem less concerned with transportation offerings than 

seasonal businesses. About 24% of seasonal businesses strongly agree that transportation is a challenge, while 9% 

of non-seasonal businesses strongly agree. 

Figure 60: Access to Transportation for Employees - All Businesses 
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Figure 61: Access to Transportation for Employees - By Business Size 

 

Figure 62: Access to Transportation for Employees - By Business Seasonality 
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Q: On a scale of 1 (strongly disagree) to 5 (strongly agree), indicate the degree to which you agree or 

disagree with the following statement: The lack of affordable housing options on Mount Desert Island 

negatively impacts my business. 

The majority of respondents (44%) indicated that they strongly agree that the lack of affordable housing negatively 

impacts their business. About 9% indicated that they strongly disagree with the above statement. The average 

response for this question was 2.92. Comparing by business size, businesses with 3-5 and 21-50 employees had the 

highest percentage that strongly agreed with the statement, at 50% and 55%, respectively. No businesses with 1-2 

employees strongly disagreed, though this cohort had the smallest percentage of businesses that strongly agreed 

that affordable housing is a challenge. Seasonal businesses had a higher percentage that strongly agreed that lack 

of affordable housing options negatively impacts their business, at 51%, compared to 34% for non-seasonal 

businesses. However, seasonal businesses also show a higher percentage of respondents indicating that they 

strongly disagree that lack of affordable housing has a negative impact. 

Figure 63: Impacts of Lack of Affordable Housing - All Businesses 
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Figure 64: Impacts of Lack of Affordable Housing - By Business Size 

Figure 65: Impacts of Lack of Affordable Housing - By Business Seasonality 
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Average responses for the three agree/disagree questions discussed above, which assess impacts of lack of 

affordable housing and access to transportation, were examined to determine trend among business size and 

seasonality. The figures below illustrate the average response for 3 agree/disagree questions. On average, responses 

did not skew in any direction based on business size. Average responses were also fairly consistent across 

seasonality, except for question 2 regarding transportation, where seasonal businesses tended to agree that 

transportation is a challenge more than non-seasonal businesses. 

Figure 66: Average Response for Agree/Disagree Questions - All Businesses 
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Figure 67: Average Response for Agree/Disagree Questions - By Business Size 

 

Figure 68: Average Response for Agree/Disagree Questions - By Business Seasonality 
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Q: Select the types of housing that are needed on Mount Desert Island to better accommodate your 

employees. Check all that apply: Single-Family, Rental; Single-Family, Owner-Occupied; Townhouses, Rental; 

Multi-Family Apartments; Rental; Multi-Family, Owner-Occupied; and Short-Term Seasonal Worker Housing. 

Respondents could also select: Housing that is currently available adequately meets that needs of my 

employees. 

Respondents to this question were able to select multiple answers. Thus, the chart below tabulates the number of 

times each housing type appeared in an answer. Answers will outnumber the number of respondents. The most 

desired housing type by respondents is Single-Family, rental units, at 47 responses, closely followed by Short-term 

seasonal worker housing, at 42 responses. Townhouses, rental received 36 responses, while Single-Family, owner-

occupied received 28. Only four businesses selected “Housing that is currently available adequately meets the needs 

of my employees.” 

Figure 69: Type of Housing Desired by Businesses - All Businesses 

Q: Please provide any comments you have on the topic of housing as it relates to workforce issues on Mount 

Desert Island. 

This question allowed for free response on the topic of housing on MDI. Many respondents opted to provide 

additional commentary on their responses to the rest of the survey. A few common themes ran throughout these 

comments. First, many pointed specifically to need for seasonal workforce housing on the Island that reflects the 

nature of wages for the seasonal workforce. In addition, multiple respondents mentioned the need for housing 

specific to working young adults and/or students, particularly rental options. It was noted that short-term rentals 

such as Airbnb and HomeAway limited the supply of short-term workforce housing further. Many indicated the need 

for taking measures to ensure that housing options are consistent with income levels for these populations. 
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Appendix C: Data Sources 

American Community Survey (ACS), U.S. Census 

The American Community Survey (ACS) is an ongoing statistical survey by the U.S. Census Bureau that gathers 

demographic and socioeconomic information on age, sex, race, family and relationships, income and benefits, health 

insurance, education, veteran status, disabilities, commute patterns, and other topics. The survey is mandatory to fill 

out, but the survey is only sent to a small sample of the population on a rotating basis. The survey is crucial to major 

planning decisions, like vital services and infrastructure investments, made by municipalities and cities. The 

questions on the ACS are different than those asked on the decennial census and provide ongoing demographic 

updates of the nation down to the block group level. For more information on the ACS, visit 

http://www.census.gov/programs-surveys/acs/ 

Economic Modeling Specialists International (EMSI) 

To analyze the industrial makeup of a study area, industry data organized by the North American Industrial 

Classification System (NAICS) is assessed. Camoin Associates subscribes to Economic Modeling Specialists Intl. 

(EMSI), a proprietary data provider that aggregates economic data from approximately 90 sources. EMSI industry 

data, in our experience, is more complete than most or perhaps all local data sources (for more information on 

EMSI, please see www.economicmodeling.com). This is because local data sources typically miss significant 

employment counts by industry because data on sole proprietorships and contractual employment (i.e. 1099 

contractor positions) is not included and because certain employment counts are suppressed from BLS/BEA figures 

for confidentiality reasons when too few establishments exist within a single NAICS code.  

Esri Business Analyst Online (BAO) 

ESRI is the leading provider of location-driven market insights. It combines demographic, lifestyle, and spending 

data with map-based analytics to provide market intelligence for strategic decision-making. ESRI uses proprietary 

statistical models and data from the U.S. Census Bureau, the U.S. Postal Service, and various other sources to present 

current conditions and project future trends. Esri data are used by developers to maximize their portfolio, retailers to 

understand growth opportunities, and by economic developers to attract business that fit their community. For 

more information, visit www.esri.com.  

Local Area Unemployment Statistics (LAUS), U.S. Bureau of Labor Statistics (BLS) 

The Local Area Unemployment Statistics (LAUS) program estimates total employment and unemployment for 

approximately 7,500 geographic areas on a monthly basis, from the national level down to the city and town level. 

LAUS data is developed through U.S. Bureau of Labor Statistics (BLS) by combining data from the Current 

Population Survey (CPS), Current Employment Statistics (CES) survey, and state unemployment (UI) systems. More 

information on LAUS can be found here: http://www.bls.gov/lau/lauov.htm  

OnTheMap, U.S. Census 

OnTheMap is a tool developed through the U.S. Census Longitudinal Employer-Household Dynamics (LEHD) 

program that helps to visualize Local Employment Dynamics (LED) data about where workers are employed and 

where they live. There are also visual mapping capabilities for data on age, earnings, industry distributions, race, 

ethnicity, educational attainment, and sex. The OnTheMap tool can be found here, along with links to 

documentation: http://onthemap.ces.census.gov/.  

http://www.census.gov/programs-surveys/acs/
http://www.economicmodeling.com/
http://www.esri.com/
http://www.bls.gov/lau/lauov.htm
http://onthemap.ces.census.gov/


Camoin Associates  |  Island Housing Trust Housing Needs Analysis and Assessment 90 

Appendix D: TIF for Affordable Housing 

What is Tax Increment Financing (TIF) and how is it used in Maine? 

TIF is a financing method used to catalyze community and economic development including affordable and 

workforce housing. It allows future new property tax revenues (incremental revenues) from development project to 

be dedicated and utilized to support the project and related development. TIF can be utilized to support public and 

private development costs. 

In Maine TIF is a program/tool planned for, adopted, and implemented by municipalities; however, it is enabled by 

State statute. In addition to local adoption by the local legislative body TIF requires State review and approval by the 

appropriate State agencies for compliance with the intent of the State legislation and rules. 

The State enables municipalities to utilize TIFs to achieve the goals of: 

 New employment opportunities

 Improving and broadening the tax base

 Improving the general economy of the State

To reach these goals municipalities can use TIFs for improving districts (single or multiple parcels) within their 

boundaries for the following kinds of development: 

 Industrial and/or Commercial

 Transit-oriented

 Arts

 Residential (in support of commercial development or affordable housing)

 Downtown

Property Value & Fiscal Formulas – An Added Benefit for TIF Use for Maine Communities 

Property valuation impacts the dollar amount that municipalities: 

 Receive in state aid for education;

 Receive in municipal revenue sharing; and

 Pay in county taxes

Formulas for these three items are based on the premise that the higher the property valuation, the wealthier the 

community, and therefore, the less it should receive from the State and the more it should pay to the County. 

Consequently, an increase in property valuation results in: 

 Less state aid for education

 Less municipal revenue sharing

 More county taxes paid

TIF allows municipalities to "shelter" increases in valuation resulting from new development from State valuation for 

up to 30 years. This allows municipalities to avoid losses due to state and county fiscal formulas. Depending on the 

municipality, sheltering of valuation through TIF can result in an average savings of between 40% and 50%.   
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However, revenues from "sheltered" valuation under the TIF program cannot be used for General Fund purposes 

and must be used for specified purposes related to the project. These are determined at the time the TIF agreement 

is developed and approved by the municipality.  

Tax Increment Process and Financing Model 

The municipality determines the percentage of new valuation, and therefore associated revenues, to shelter within a 

TIF (up to 100%). What is not sheltered accrues to the General Fund. Sheltered revenues can be used to support 

municipal expenditures in support of or made necessary by development, and/or can be used to “incentivize” a 

private investment by a business and/or developer. This is achieved through a Credit Enhancement Agreement. The 

municipality determines the percentage to be shared with the private business/developer and can be any amount 

between 0% and 100% of all TIF revenues. 

TIFs Can Be Used for Housing 

There are two ways TIFs can be used for housing in Maine: 

 As part of an Economic Development TIF 

 As part of an Affordable Housing TIF 

Economic Development TIF 

These are reviewed and Approved by Maine DECD.18 To be eligible at least 25%, by area, of the real property within 

a development district must meet at least one of the following criteria: 

 Be a blighted area; 

 Be in need of rehabilitation, redevelopment, or conservation work, including a fisheries and wildlife or 

marine resources project; or 

 Be suitable for commercial or arts district uses. 

The total area of a single development district may not exceed 2% of the total acreage of the municipality or 

plantation. The total area of all development districts may not exceed 5% of the total acreage of the municipality or 

plantation. 

Additionally, if the development includes housing, it must be for rental housing. For-sale housing, including 

condominiums, are not allowed under economic development TIFs. 

Affordable Housing TIF 

These are authorized by State Statute as a public purpose for the development of affordable, livable housing and 

the containment of the costs of unplanned growth in Maine municipalities. An affordable housing TIF allows a 

municipality to develop a program to provide impetus for affordable housing development within a district of the 

municipality, as provided in the comprehensive plan adopted by the legislative body of the municipality. 

Unlike other TIFs, this is not an economic development program administered by the Maine Department of 

Economic and Community Development (DECD). It is administered by The Maine State Housing Authority (MSHA) 

and applications by municipalities must be made to and approved by MSHA.19 

Affordable housing as defined for use in TIFs includes the following conditions: 

                                                      

18 https://www.maine.gov/decd/start-grow/tax-incentives/tax_increment_financing.shtml 
19 https://www.mainehousing.org/programs-services/housing-development/developmentdetails/affordable-housing-tax-

increment-financing 
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 A decent, safe and sanitary dwelling, apartment or other living accommodation for a household whose

income does not exceed 120% of the median income for the area as defined by the United States

Department of Housing and Urban Development.

 Includes permanent structures such as single-family homes (which can be stick-built or modular),

apartments, condominiums, and permanently attached mobile homes on owned or leased land. Affordable

housing does not include facilities such as shelters, nursing homes, convalescent homes, hospitals,

residential treatment facilities, correctional facilities, student dormitories, or unattached mobile homes,

regardless of income level.

 Must show that the development meets an identified community housing need. The affordable housing

development program must provide a mechanism to ensure the ongoing affordability for a period of at

least 10 years for single-family, owner-occupied units and 30 years for rental units.

 Must be primarily a residential development on which at least 33% of the dwelling units are affordable

housing and that may be designed to be compact and walkable and to include internal open space, other

common open space and one or more small-scale nonresidential uses of service to the residents of the

development.

 At least 25%, by area, of the real property within an affordable housing development district must be

suitable for residential use; and be a blighted area or in need of rehabilitation or redevelopment.

 The total area of a single development district may not exceed 2% of the total acreage of the municipality

or plantation. The total area of all development districts may not exceed 5% of the total acreage of the

municipality or plantation.

 The original assessed value of a proposed affordable housing development district plus the original

assessed value of all existing affordable housing development districts within the municipality may not

exceed 5% of the total value of taxable property within the municipality

 The affordable housing development program must include plans for the proposed operation of the

affordable housing development district after the planned improvements are completed.

Eligible uses of TIF revenues for affordable housing TIFs include: 

 Facilities used predominantly for recreational purposes, including, but not limited to, recreation centers,

athletic fields and swimming pools;

 Child care, including finance costs and construction, staffing, training, certification and accreditation costs

related to child care located in the affordable housing development district;

 Case management and support services;

 Operating costs, including but not limited to property management and administration, utilities, routine

repairs and maintenance, insurance, real estate taxes, and funding of a project’s capital reserve account;

 Public safety improvements made necessary by the establishment of the district;

 Funding to mitigate any adverse impact of the district upon the municipality and its constituents. This

funding may be used for funding public kindergarten to grade 12 costs and public facilities and

improvements; and

 Establishment of permanent housing development revolving loan funds or investment funds
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TIF Bottom Line 

TIF can both support economic development and be a fiscal benefit. If the municipality wishes to support 

economic and community development (including housing) as a matter of policy, TIF offers an opportunity to 

significantly reduce revenue losses due to state and county fiscal formulas. It should be stressed that: 

 Revenues must be used for specified allowable uses and NOT General Fund Purposes

 Revenues can be shared between municipal uses and/or incentive to developer/business

 A TIF can be structured so that even with an incentive to a developer/business, the municipality is better off

fiscally than if it were not to provide TIF, due to formula impacts.
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Camoin Associates, Inc. 

120 West Avenue, Suite 303 

Saratoga Springs, NY 12866 

518.899.2608 

www.camoinassociates.com 

@camoinassociate 

Island Housing Trust
P.O. Box 851
Mount Desert, Maine 04660
207-244-8011
www.islandhousingtrust.org

Island Housing Trust promotes viable, year-round island communities by 
advancing permanent workforce housing on Mount Desert Island, Maine.
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