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I.! INTRODUCTION 

This Community Investment Plan (CIP) outlines a comprehensive strategy to address pressing housing needs on Martha’s Vineyard. Its 
structured approach presents actionable steps aimed at increasing affordable housing opportunities, fostering community engagement, and 
building collaborative partnerships. Each section is designed to detail specific initiatives, measurable milestones, and financial strategies that 
will guide the Island Housing Trust and its stakeholders in achieving long-term, sustainable outcomes for the entire community. 

The Island Housing Trust (IHT) is a state certified non-profit Community Development Corporation (CDC) whose mission is to create, promote, 
and sustain permanently affordable housing solutions on the Island of Martha’s Vineyard (“the Island” or “the Vineyard”).  As a developer 
and steward of ownership and rental housing, we help bridge the gap between the Island’s high property values and what low and moderate-
income Island families can afford.  We believe that by creating sustainable and long-term affordable homes, and stewarding them for future 
generations, we will help build a more vital, diverse, and resilient Island economy and community. 

With this updated CIP, we aim to strengthen our community, and to empower our organization to create and sustain stable, quality, affordable 
homes for low- and moderate-income households and workforce housing Island residents. 

SECTION 1 - COMMUNITY SERVED 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Island Housing Trust (IHT) serves the six towns of Martha’s Vineyard—Aquinnah, Chilmark, Edgartown, Oak Bluffs, Tisbury, and West 
Tisbury—a year-round community of 20,543 (ACS 2022) that swells to 94,650 each summer, supported by 3,000–5,000 seasonal workers.  
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Operating  
• Tax Credits – Raise $750,000 annually from 2026-2028 annually in working capital from Massachusetts residents, businesses and 

foundations, along with out-of-state summer residents who can benefit from CITC. 
• Summer Benefit Campaign – Raise $1,000,000 annually from 2026-2028 from a 200-person summer event and fundraising activities 
• Annual Year-end Appeal - Organize annual year-end campaign from 2026-2028 to raise $1,000,000 annually 
• Ground Lease Fees – $50 per property/month, $42,650 annually.  
• Project Overhead & Development Fees – fee of 5-10% of construction costs, of up to $533,000 annually depending upon annual project 

development activity 
 

OPERATING 2026 2027 & 2028 
Sources   
  Donations $1,850,000 $3,811,000 
  Fee & Other Revenues   $    481,000 $    990,860 
     Total Sources $2,331,000 $4,801,860 
Uses   
 Payroll & Benefits $1,761,000 $3,627,660 
 Communications $   104,000 $   214,240 
 Office $     98,500 $   202,910 
 Professional Services $   229,000 $   471,740 
     Total Uses $2,192,500 $4,516,550 

 
Project Funding & Financing  
• Ask Events & Major Donor Acquisition – organize and implement a series of fundraising events and one-on-one meetings to engage major 

donors to raise $1.3 million in private donations annually via our Leadership Circle, whose members make a minimum pledge of $100,000 
over four years. 

• Affirmative Investments Partnership – Continue our partnership with woman-owned developer Affirmative Investments to develop rental 
projects utilizing $27.3 million in Low Income Housing Tax Credits and $17.3 million in state funding. 

• Community Preservation Act - Make annual grant applications for project funding to municipal Community Preservation Committees and 
Affordable Housing Trust Funds to raise $1-3 million annually depending on project and funding availability. 

• State rental and homeownership funding rounds – apply for state rental and homeownership housing funding when available to raise $7.5 
million from DHCD, MassHousing, and FHLB Boston. 

• Donor Management – Updating donor database and wealth research platforms to organize, track, and manage donors and investors 
• Additional public and related sources - continue to pursue use of other state and nonprofit resources through conversations with CEDAC, 

MHIC, Boston Community Capital, Federal Home Loan Bank, MHP, USDA, NeighborWorks America and others. 
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Social Impact Investing - Since the launch of our Island Housing Trust Make It Happen Fund in 2017, IHT has raised $13 million in low-interest 
(1%) short-term bridge financing to purchase and construct 83 homes and raised $3.9 million in lower interest (2.5%) longer-term permanent 
MV Future Financing to construct 19 rentals and purchase IHT’s office and employee housing.  Over the next three years, the IHT will continue 
to build on the success by raise $3.3 million in short-term and permanent low interest financing from private and public investors and as much 
as $2.9 million in MV Future Financing as needed for permanent financing of rental properties. 

 
SECTION 9 - HISTORY, TRACK RECORD AND SUSTAINABLE DEVELOPMENT 
 

The Island Housing Trust (IHT) is well positioned to finance and implement the proposed activities outlined in our updated Community 
Investment Plan (CIP). Over the past twenty years, we have steadily expanded our capacity and strengthened support for our work on 
Martha’s Vineyard. To date, we have completed 166 units of affordable housing—79 ownership units and 87 rental units—and currently have 
142 additional units in the development pipeline, including 18 ownership units and 124 rentals.  See attached IHT Development Summary 
2025-2025. These homes serve low- and moderate-income households and are developed using sustainable practices as described below. 
 

With increasing community awareness of the affordable housing need on Martha’s Vineyard and success of our work we have successfully 
increased our donor base from 842 donors in 2021 to 875 donors in 2024. We have maintained strong staff and board leadership and 
significantly expanded our staff in the past six years. Chief Executive Officer, Philippe Jordi brings 30 years of experience in community 
development on Martha’s Vineyard, first as the senior planner for the Wampanoag Tribe of Gay Head (Aquinnah) then as the executive 

PROJECT FUNDING & FINANCING  2026 2027 & 2028 
Sources   
  Public grants    $36,094,718 $17,257,419 
  IHT Donations/Equity $  4,247,073 $  1,615,194 
  Mortgage Financing & House Sales $13,153,370 $  8,395,771 
     Total Sources $52,995,161 $27,268,384 
Uses   
 Hard Costs $42,396,129 $21,814,707 
 Soft Costs $  7,949,271 $   4,090,258 
 P&O $   2,649,758 $   1,363,419 
     Total Uses $52,995,161 $27,268,384 
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director of the Dukes County Regional Housing Authority, and now as the CEO for the past twenty years. Here is a focused highlight of five 
members of our staff of ten: Teri Bernert, Director of Real Estate, brings 27 years’ experience in the field of nonprofit and real estate 
development for affordable, workforce and mixed income projects; Jennifer Lincoln, Operations Director, brings 17 year of experience in 
business management and administration; Ellen Biskis, Controller brings experience as a certified public accountant for both private and 
public entities; Don Boyd; Chief Advancement Officer, brings 25+ years of Major Gifts Fundraising and Advancement Management expertise; 
Elissa Turnbull, Communications Director, has worked with Island non-profits and local government on a variety of projects that include 
housing equity and food security and lives in an IHT-built house with her two young daughters in Vineyard Haven. 

Board Chair, Pam Craven an Edgartown resident, is a retired Chief Administrative Officer and General Counsel of Avaya specializing in business 
services and technology. An example of the Board’s expertise is Board Director James Hanrahan whose background as a retired lawyer who 
practiced for 44 years specializing in land use planning, nonprofit corporations and a wide variety of affordable housing projects is well suited.  
 
A major component of our development work is building eco-friendly houses that blend into surrounding neighborhoods, designed with high 
performance energy efficient building standards including a home energy rating (HERS) of 40 or less (i.e., large R-value insulation in walls, roof, 
and foundations, water conserving fixtures or features, high efficiency air source heat pumps, heat recovery ventilation systems adequate to 
provide constant fresh air, triple-glazed energy efficient windows, and Energy Star qualified lighting). Given the high costs of energy on the 
Island, this level of energy efficiency and durable building materials have made our houses very affordable to maintain over the long run. We 
have also designed our developments using conservation-based affordable housing principles that cluster housing both to protect land and 
increase efficiency. Local designers have worked closely with us to design attractive and durable homes that fit the local landscape and are on 
or near local bus routes.  Working with local engineers KleanTu, over the last four years we have installed five of their NitROE enhanced 
denitrification septic systems to reduce the impact of nitrogen on our watersheds, averaging a 90% improvement of traditional Title V systems. 

 
Our CIP is consistent with the Commonwealth’s Sustainable Development Principles in many ways, including: expanding housing opportunities 
for low and moderate-income working Island families and individuals that are compatible with the community’s character and vision; 
developing and operating mixed use and clustered developments; ensuring the interest of future Island residents through creating and 
sustaining permanently affordable housing; developing conservation-based affordable housing development that balances the need for 
development with land conservation; creating high performance buildings that are energy efficient and truly affordable not only to purchase 
but also to own and maintain; and locating homes and neighborhoods so that they are accessible to existing public transportation. All of this is 
done in partnership and collaboration with local municipalities and Island-wide planning and non-profit organizations.  
 
We look forward to meeting the needs of our Island community through implementation of our updated CIP.  
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COMMUNITY INVESTMENT PLAN (CIP) 2026-2028 
 

ATTACHMENTS 
 

 



 
 

 
Adopted March 2024 

 
MISSION  
The Island Housing Trust creates and stewards permanently affordable homes to support a diverse and 
sustainable community on the island of Martha’s Vineyard. 
 
VISION 2025 
Helping to end housing insecurity on Martha’s Vineyard by creating at least 150 ownership and rental 
homes by the end of 2025 for year-round island residents and their families in collaboration with our 
public and private partners. 
 
VALUES: OUR PEOPLE 
We believe that our staff and Board should represent the communities that we serve and will continue 
to assess the demographic make-up of our community and organization.  We seek Board and 
Committee members to achieve these goals and recruit tenants, residents and community members 
and encourage their participation in discussions and decisions. We are committed to equal 
employment opportunity and providing a work environment that is free of unlawful discrimination.  
We will implement policies and provide training to ensure that IHT programs, services and decision-
making processes are inclusive and equitable.  
 
VALUES:  ISLAND SUSTAINABILITY 
We are good neighbors.  We renovate and build quality homes that are affordable in perpetuity, 
energy efficient, easy to maintain and will last for generations. Our homes are both models of 
sustainability and environmentally responsible.  We are sensitive to the challenges of our unique Island 
ecosystems. 
 
VALUES:  SOCIAL RESPONSIBILITY 
We are housing advocates who believe that safe and stable housing is a fundamental human right and 
know that the homes we build have a positive social impact on our community. Our work enables our 
year-round residents to stay on Island to build a healthy balanced life for themselves and their families 
which, in turn, keeps their economic resources on Island. Our organization fosters an inclusive 
environment for our residents, staff, board members, and volunteers.  
 
VALUES:  ECONOMIC VIABILITY 
We operate a financially sustainable organization that stewards and maintains our homes in 
perpetuity. To accomplish our mission, we raise millions of dollars from public grants and private 
donations. We provide local jobs, purchase materials from local suppliers, and pay property taxes to 
support our Island economy. We know that we are stronger together and we create flexible, 
collaborative partnerships with: Town and State governments, community and non-profit 
organizations, private developers, Island businesses, and friends and neighbors who share our 
commitment to our diverse, vibrant, year-round community. 
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1. Breakdown of units of housing developed by IHT as developer, or consultant, by unit type 

and bedroom count. Broken down by single family, duplex, multifamily and 
condominium.  

 

• Ownership (2 & 3 BR) 
o 58 single family  
o 16 duplexes/32 units 
o 76 ownership units completed (23 affordable & 53 workforce) 
o 14 ownership units in development pipeline (3 affordable & 11 workforce) 

  

• Rental (1, 2 & 3 BR) 
o 190 multi-family units  
o 24 Single Resident Occupancy units 
o 90 rental units completed (81 affordable & 9 workforce) 
o 124 rental units in development pipeline (106 affordable & 18 workforce) 

  
Affordable = 80% of AMI (low/moderate income) 
Workforce = Above 80% of AMI (moderate/middle income) 
  

 
2. Breakdown of units owned, managed, or sold by IHT 

 
Rental units Owned by IHT 

o 73 rental units completed (69 affordable & 4 workforce) 
o 124 rental units in development pipeline (106 affordable & 18 workforce) 

• Rentals Units Managed by IHT or partners 

o 16 rental units managed by IHT 
o 27 rental units managed by The Community Builders (“TCB”) 
o 30 rental units managed by Dukes County Regional Housing Authority (“RHA”) 
o 15 third party managed/owned rental units (Harbor Homes-12 affordable, VTA-1 

workforce, Accessory Dwelling Unit property -1 affordable, South Mountain 
Company – 1 workforce) 
 

• Ownership Units Sold 
 

o 76 ownership units completed and sold (23 affordable & 53 workforce) 
o 14 ownership units in development pipeline (3 affordable & 11 workforce) 

  
3. Number of units under ground lease vs ownership. 

 

• 72 ownership units with IHT ground leases 
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4. Number and nature of deed restrictions we hold. 
 

• 4 ownership covenants 
  
5. Breakdown of loans we have taken from the Make It Happen Fund(“MIHF”). 

• MIHF - 41 loans (16 Projects) totaling $13M over 7.5 years from 10 investors using a 
total of $5.1M MIHF lines of credit 

• MIHF - 16 projects financed a total of $13M from 10 investors using a total of $5.1M in 
MIHF lines of credit over 7.5 years 

• Martha’s Vineyard Future Fund (“MVFF”) – 4 properties financed totaling $3.9M from 
15 investors over last 6.5 years. Rentals Owned 

  
6. Breakdown of individuals and families we have served by AMI income. Measured at the 

initial lease or sale date. 
 

• 32 households @ 30% AMI (10%) 

• 27 households @ 50% AMI (9%) 

• 73 households @ 60% AMI (24%) 

• 81 households @ 80% AMI (27%) 

• 46 households @ 100% AMI (15%) 

• 23 households @ 120% AMI (8%) 

• 16 households @ 140% AMI (5%) 

• 7  households w/ Yr.-Round Occupancy Restriction (2%) 
  
7. Summary of State Funding Support  

 

• IHT has secured a total of $72.42M in State funding over the past five years to support 
creation of 156 rental units on 9 properties in 5 island towns. For every $1 donated to 
IHT we have been able to raise $11 in state funding.  
 

• Supported Projects 

• Tackenash Knoll, Oak Bluffs (60 rental units) - $39.2M 

• Meshacket Commons, Edgartown (36 rental units) - $22.9M 

• Bellevue Veteran’s Community, Oak Bluffs (12 rental units) - $2.6M 

• 401 State Road, West Tisbury (8 rental units) - $500K 

• Perlman House, Tisbury (7 rental units) - $1.2M 

• 16 Old Court House, West Tisbury (2 rental units) - $100K 

• Carl Widdiss Way, Aquinnah (4 rental units) - $500K 

• Kuehn’s Way, Tisbury (20 rentals) - $4.22M 
 
 


