
How Converting Seasonal Properties 
to Year-Round Rentals Can Help 
Solve Cape Cod’s Housing Crisis
Shifting Market Trends, Local Incentives, and the 
Tools that Make Being a Year-Round Landlord Work

The Housing System is Out of Balance
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For generations, Cape Cod has embraced the ebb and flow of seasonal life 
because summer is a big part of the region’s identity. However, more and more 
of its homes today sit empty for long stretches of the year or change hands 
quickly through short-term rental bookings, while many of the people who keep 
the region’s economy humming find themselves priced out of the market and 
struggling to find a place to live.

The reality is sobering. More than a third of all housing units in Barnstable 
County are set aside for seasonal or occasional use.1 

The housing crisis has intensified in recent years as year-round rentals dwindled, 
the percentage of short-term rentals and second-home ownership increased, and 
the inventory of new homes tightened. Housing prices have also skyrocketed. 
According to the Cape Cod Commission, a household now needs to earn at least 
$210,000 annually to afford a median-priced home on the Cape.2 Year-round 
residents who have lived in the region for decades are now required to compete 
for what little year-round housing remains.

https://www.mass.gov/info-details/cape-cod-housing-snapshot


While this seasonal housing trend did not start with platforms like Airbnb 
and Vrbo, the rapid growth of short-term rentals and the influx of seasonal 
homeowners have reshaped the market. One in 10 homes on the Cape are listed 
on the short-term rental registry and are actively being rented short-term.3 The 
pandemic also played a significant role in this trend as remote workers who 
moved to the Cape purchased homes and took many houses out of the available 
long-term rental inventory.

The pressure that the housing crisis is putting on our local economy is 
unsustainable and is affecting a wide breadth of the Cape’s community services, 
including schools, small businesses, and the health care system. The current 
environment is simply not functioning for working people or for older adults 
who are increasingly being forced to live in their cars.4

The Cape’s existing yet underutilized housing inventory represents one of the 
most immediate and cost-effective opportunities to change the cycle and expand 
access to year-round housing without waiting for new development, which is 
costly and time-intensive.
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The Benefits of Year-Round Rentals

What’s the Real Value of Year-Round Rentals?

It is hard to overstate the value of accessible year-round housing. For a family, 
it can mean an end to the constant cycle of moving, gaining back hours each 
day that were once lost to a long commute, and having the flexibility to be more 
present in their children’s lives.

At the regional level, each new year-round lease contributes to a healthier local 
economy. It makes it easier for towns to staff essential services and for small 
businesses to keep consistent hours. When workers can live within or closer 
to the communities where they are employed, it reduces pressure on public 
infrastructure and supports smoother day-to-day operations in places like 
grocery stores, pharmacies, and restaurants.

The Benefits to Property Owners
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There are tremendous benefits for property owners to consider long-term rentals. 
Year-round renters provide property owners with a steady income, without 
the high turnover and constant cleaning and wear and tear that comes with 
managing short-term bookings. Less oversight is often also required when the 
tenants are familiar with the property.

Property owners might hesitate to rent year-round because of the perceived 
revenue gap between renting seasonally and committing to an annual lease. 
Revenues from year-round rentals can often meet – or even exceed – seasonal 
revenues, especially for properties that are located outside of prime vacation 
areas, close to schools and workplaces, and are moderate in size and well suited 
for year-round living. Long-term rentals can be especially attractive to second 
homeowners who are community-minded and ultimately plan to retire locally, 
families who have inherited properties, and owners who have tried short-term 
rentals but found them difficult to manage or less profitable than expected.

Recent market shifts have reinforced the strength of long-term rentals as there 
are signs that the market is shifting back to pre-pandemic levels. During the 2025 
season, nearly 4,000 properties on the Cape and Islands were listed as rentals 
through the online platform “WeNeedaVacation” and, by April 2025, 32% of 
homeowners lowered their rates for 2025.5 Visitors are, once again, booking 
short-term rentals closer to their travel dates,6 which adds uncertainty to the 
seasonal rental market compared to the more predictable nature of year-round 
rentals. These changes could create opportunities to better address the housing 
crisis.

Year-Round Rentals

	n Steady, predictable monthly income

	n Lower turnover and management need

	n Greater revenue potential for non-luxury/
non-waterfront properties

	n Tenant covers majority of expenses 
including utilities, landscaping, trash, and 
snow removal

	n Less wear and tear on property

	n Benefits local workforce and community 
stability

Short-Term Rentals

	n Owner bears most costs: utilities, property 
management, turnover, and booking fees

	n Requires frequent oversight and guest 
coordination

	n Higher potential permit fees and turnover 
rates

	n More frequent vacancies

	n Potential neighborhood concerns  
(noise, frequent guest turnover)

“We don’t have an inventory problem —  
we have a use problem.”

– Housing Assistance CEO Alisa Magnotta
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Why Invest in the Market?
When housing is stable, everything else has a stronger foundation. That is 
why housing advocates and municipal leaders are searching for ways to bring 
seasonal and short-term homes back into year-round use. In recent years, 
incentive programs have helped demonstrate property owners’ openness to 
renting their properties year-round. With the right mix of incentives, we can 
begin to shift the market back to a more sustainable system.

To support that shift, the Rent 365 program created by Housing Assistance and 
the Lease to Locals program available in Provincetown are making year-round 
rentals more viable by offering eligible property owners cash incentives to rent 
their houses for the full year. Recently, the Towns of Orleans and Eastham have 
also partnered together to launch a Lease to Locals program.

Rent 365

Now in its third phase and funded by the License Plate Fund managed by 
Barnstable County and the Barnstable County Economic Development Council, 
Housing Assistance’s Rent 365 program offers participating property owners 
incentive payments ranging between $4,000 and $6,000, depending on the size 
of the unit, to convert their homes into year-round rentals. A $10,000 incentive 
is also available for property owners who build an Accessory Dwelling Unit 
(or ADU, a second, smaller home on their property). To encourage longer-term 
participation, homeowners who stay in the program beyond the first year receive 
a renewal bonus.

In total, Rent 365 has already converted 40 homes into year-round rentals since 
the pilot program launched in 2018. The pilot was funded by Housing Assistance 
and the second funding round was supported by Cape Associates Inc., a local 
custom home builder and remodeling company.

Lease to Locals in Provincetown

With new housing developments in progress, Provincetown launched a 
similar incentive program, Lease to Locals, in April 2024 to help ease residents’ 
immediate housing pressures. Funded by a portion of the local lodging 
tax revenue generated by the town and placed into a special housing fund, 
Provincetown offers local property owners one-time incentive payments ranging 
from $6,000 to $20,000 for signing a 12-month lease with a qualified tenant(s). 
These incentives are designed to bridge the financial gap between short-term and 
long-term rentals.

After a successful pilot year of the program, which converted 33 homes and 
housed 53 people, Provincetown continued the program for a second year and 
has converted an additional 15 properties housing another 19 tenants since April 
2025.

“Our town Administration, Select Board and housing 
committees saw this program as a great solution to 
provide residents with much needed year-round 
housing. It motivated us to quickly launch it.”

– Provincetown Select Board Member Leslie Sandberg
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Supporting Policies
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The Rent 365 and Lease to Locals programs have demonstrated that property 
owners of all kinds are interested in this model. Some participants have 
transitioned from short-term rental platforms or from other seasonal and 
monthly arrangements. Others have offered to rent their primary residences, 
vacant properties, or newly purchased homes.

Cape Cod is in immediate need of housing and these incentive programs offer a 
faster path to relief than the large-scale developments and zoning reform efforts 
that are still in the pipeline. While each program outlines specific eligibility 
criteria, their flexible year-to-year design makes it easier for property owners to 
participate in the program and seek year-long leases.

Massachusetts’ new Seasonal Communities designation7 is also expected to 
change the housing playing field. When Cape Cod towns adopt the legislation, 
they gain access to additional tools to support and sustain long-term rentals, 
including the ability to increase the residential tax exemption for property 
owners who rent to long-term tenants.

Making Renting Year-Round Accessible
For many homeowners, the idea of becoming a year-round landlord can 
feel unfamiliar and raise questions surrounding lease agreements, tenant 
relationships, and day-to-day responsibilities. In partnership with the Cape 
Cod & Islands Association of REALTORS®, Housing Assistance is lowering the 
barriers by offering an introduction to what year-round leasing entails, what 
supports are available, and how to set up a successful rental arrangement.

Q&A with Cape Cod Chamber of Commerce CEO and 
Housing Assistance Board Member Paul Niedzwiecki

8	 Cape Cod Commission. “Draft 2025 Regional Policy Plan.” June 2025. https://www.
capecodcommission.org/resource-library/file/?url=/dept/commission/team/
Website_Resources/Draft%202025%20Regional%20Policy%20Plan.pdf (p. 7).

What is the business community doing to address the region’s housing 
crunch?

Employers are adapting, but the solutions are not sustainable for the 
Cape. Health care systems are relying more on traveling nurses because 
permanent staff cannot find housing. Some hotels have even been 
converted to increase housing.

How do you view incentive programs like Rent 365 and Lease to Locals in 
the broader effort to address the Cape’s housing shortage?

These programs can offer a practical entry point to addressing the 
housing crisis. Their reach has been modest so far, but that is to be 
expected with the economic calculus of renting on the Cape. They give 
homeowners who want a concrete avenue to be part of the solution a path 
forward. Expanding these housing options will enable communities to 
actively participate in solutions. Accessory Dwelling Units are another 
viable option, especially if we can bring down construction costs.

Are there certain areas of the Cape where you think these efforts are most 
likely to succeed?

The Mid-Cape stands out because nearly 40% of the Cape’s year-
round population live in Barnstable, Yarmouth, and Dennis.8 Denser 
neighborhoods with ranch-style housing and areas that have slightly 
lower home prices than other areas could be a good environment to 
expand these programs.

What role could the Seasonal Communities designation play in expanding 
these programs?

It’s a promising initiative, especially if it’s paired with state-level 
incentives. If towns that adopt it could get priority for grants or some 
form of reimbursement for putting money into rental conversion 
programs, that would create a real benefit for towns, property owners, 
and renters. Some towns are already using local funds for things like child 
care reimbursements, so it’s not a stretch to imagine them supporting 
housing initiatives with similar tools.

The following towns have adopted the 
Seasonal Communities designation:

	F Chatham

	F Eastham

	F Orleans

	F Provincetown

	F Truro

	F Wellfleet
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If you are interested in learning more about 
Rent 365 or are looking for ways to support 

future housing solutions, please contact us at 
hac@haconcapecod.org or 508-771-5400.

Where Do We Go from Here?
By Alisa Magnotta

. . . it was still common for 
homeowners to rent out their homes 
during the vacation months. Even I 
used to rent out my home during the 
summer and camp in my mother-in-
law’s backyard. The seasonal rhythm 
was part of life here, but the current 
environment is unlike anything I have 
ever experienced.

The housing challenges we face on 
the Cape are not unique, but they 
have taken on a particular shape. 
We are watching our community 
slowly eroding before our eyes. As 
more homes are used solely as short-
term rentals or seasonal getaways, 
the people who make our towns run 
and thrive are being pushed onto the 
margins. It is bad enough that so many 
workers must commute for hours 
across the bridges every day to hold 
onto their jobs. We will continue to see 
locals leave our community altogether 
because they simply cannot make it 
work for themselves anymore.

If we continue on this path, Cape Cod, 
similar to Nantucket and Martha’s 
Vineyard, will be a place where 
predominantly wealthy individuals 
can afford to live.

At the same time, we are seeing early 
signs that the housing market is 

softening as more properties are 
coming on the market and some of the 
overheated pricing that surged during 
the pandemic is beginning to stabilize. 
If we are indeed approaching a plateau 
with home prices, we must seize the 
moment by not only continuing to 
build more housing, but by continuing 
to ramp up incremental programs that 
can attack the housing deficit in the 
near-term.

While we cannot change the entire 
housing landscape overnight, we can 
influence the direction in which it is 
heading. We launched the Rent 365 
program because our entire housing 
stock has a role to play in the long-
term health of our region. We all have 
a responsibility to not look away as 
this problem becomes even more 
unmanageable.

We need to be forward-thinking 
and anticipate the economic and 
demographic patterns that will 
continue to influence those who can 
and cannot afford to live here. We 
have an opportunity to move forward 
with intention. Cape Cod can still be 
a place where people of all incomes 
and backgrounds live, work, and raise 
their families. The decisions we make 
today will shape the future of our 
communities.

When my family moved to the Cape 20 years ago...


	_Int_pNap4Ima

