Edgartown Planning Board - Meeting Minutes

Tuesday, September 16, 2025, 4:30 PM

The Edgartown Planning Board scheduled a meeting for Tuesday, September 16, 2025, 4:30 PM.

Attendees participated either by video conference, or in person, in accordance with Section 20 of Chapter 20
of the Acts of 2021, as extended. All supporting materials were provided to the members of this body and
made available on a publicly accessible internet website. Members of the public were able to access the site,
using the instructions included in the Meeting Agenda. The public was encouraged to follow along using the
posted agenda. Deviations from the agenda, if any, were noted.

CALL TO ORDER

The meeting was called to order at 4:30pm with roll call including: David Ignacio, Robbie Robinson, Taylor
Pierce, Julia Livingston, and Mike McCourt, others as noted. Brae Eddleston, Planning Board Assistant also
present.

SCHEDULED BUSINESS

4:30 PM — Public Hearing - Special Permit Modification — 52-26.1 — The Winnetu

Applicant seeking to modify a Special Permit to align with and incorporate the new Edgartown Zoning
Bylaw, R-60 Section 2.1B, paragraph 11 so that the resort is allowed to offer up to five of its annual
outdoor commercial events with amplified sound and to make alterations to its clambakes

Applicant Present: Mark Snider, Island Holdings, LLC

Presentation / Facts
e Mr. Snider spoke of the R-60 Section 2.1B, paragraph 11 vote that passed unanimously for five
amplified outdoor events

e Mr. Snider noted Board of Health approval of septic capacity for events

e Mr. Snider noted that the outdoor events will be moved into the restaurant/hotel at 9pm, then will
wrap at 10:30pm, which has been permitted

e Mr. Snider noted the clambakes are permitted currently to allow for 2x/week in the Spring and Fall,
and 1x/week in the Summer, he is requesting that the clambakes be increased to 2x/week in the
Summer, and to increase capacity from 105 to 200 people, both from the hotel guests and the public

e Ms. Livingston questioned if the intention of the modification to the Special Permit is for 2
clambakes/week in the summer, and the 5 amplified events in the Spring and Fall, Mr. Snider
confirmed and stated that the restaurant is primarily closed during the clambakes, Ms. Livingston
asked about the Board of Health seat changes in the restaurant during events, Mr. Snider confirmed,
stating that, if the clambakes have 200 seat capacity, then the restaurant changes to 59 people, and if
the clambakes have 225 people, then the restaurant could have 48 people

e Mr. Ignacio asked if the clambake is an extension of the restaurant, Mr. Snider stated the clambakes
are restricted to only hotel guests currently. Mr. Ignacio asked if the clambakes were considered
events, Mr. Snider said that the clambakes are not considered events

e Mr. Snider stated that the clambakes are in lieu of the restaurant, and that the Winnetu follows all
Board of Health capacities whether there is a clambake, event, or restaurant seating

e Mr. Ignacio asked what Mr. Snider was proposing through the application, Mr. Snider stated that he is
requesting the 5 outdoor events that passed at town meeting for the Spring and Fall, and to increase
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the capacity of the clambakes from 105 people to 200 twice a week during the summer

Mr. Ignacio clarified if the clambakes were events, Mr. Snider stated that they are not considered
events, Ms. Livingston made a clarification that the clambakes are events, they just do not have
amplified sound

Ms. Livingston asked what the total number of events, including clambakes, would be, Mr. Snider
stated that the total numbers with events and clambakes could be 28 (the same number that the 2015
Special Permit states)

Mr. McCourt opened for public comment

Robert Gagle asked if a clambake is considered an outside event by the Zoning Bylaws, Mr. Snider
stated it is not because it is not an amplified event, Mr. Gagle stated that then the number of events
would be 33, Ms. Livingston noted that the 5 outdoor amplified events would be encompassed in the
currently permitted 28, Mr. Snider confirmed

Marlene Bonowski requested that indoor events be counted, and that there are only 5 outdoor events
allowed in the Bylaw, Ms. Livingston explained that the Special Permit allows for 28 outdoor
unamplified events, and that Mr. Snider is requesting 5 of those be amplified events following the
new Bylaw

Mr. Gagle asked if the Bylaw can be superseded by the Special Permit
Sindy Steinberg asked about what items are considered events
Margo Cox mentioned additional outdoor pool events and the MVY weekly event

Mr. Snider stated that the hotel is allowed to have unlimited indoor events, the 28 permitted are only
for the outdoor events on the lawn, the poolside grille is not considered an event. Ms. Cox mentioned
the sound from those events includes amplified music on occasion.

John Guadagno asked for clarification on the application request, Mr. McCourt answered that the
request is for 5 amplified events, Mr. Guadagno stated that 5 of the 28 permitted events would be
amplified, Mr. Snider confirmed, and added that the clambakes would increase from once a week to
twice in the summer months, Mr. Guadagno clarified the application further.

Mr. Snider confirmed that the 28 events would be total, including the 5 amplified events
Ms. Bonowski read from the Special Permit and asked for clarification on the requests

Pavel Perlov stated his concern for the change from 105 guests to 400 (with 200 guests twice per
week) and traffic along Dunes Road

Mr. Gagle presented documents to the Planning Board that showed the event changes throughout the
years from his understanding, and noted that any noise over 10 decibels is actionable

Mr. Guadagno asked if the Board considered the MV events to be outdoor events, Mr. Snider stated
that the MVY event is not amplified and is held in the poolside grille therefore are not considered the
same

Ms. Cox stated her concerns about noise from the poolside grille and the weddings
Ms. Steinberg stated her concerns about noise from the tennis courts and indoor weddings

Mr. McCourt noted a need to continue due to timing

It was MOVED by Robinson SECONDED by Pierce
To continue to October 7, 2025
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VOTED:
LIVINGSTON: YES ROBINSON: YES;
IGNACIO: YES PIERCE: YES
MCCOURT: YES
5,0, 0 (5:22 PM)

5:22 PM — PUBLIC HEARING — Special Permit (BII District) — 20A-82, 83, 84 — 238 242 LLC

Applicant seeking to construct 15 apartment units throughout 3 buildings (Building 1 - eight 1-bedroom
units, Building 2 - three 2-bedroom units, Building 3 - four 1-bedroom units)
Applicant Present: Geoghan E. Coogan

Presentation / Facts

Mr. Coogan asked if the Planning Board would like a full presentation, or a shortened version before
sending the application to the Martha’s Vineyard Commission, Mr. McCourt requested an
abbreviated version

Peter Gearhart (Sullivan & Associates architect) presented the Site Plan for the proposed 15
apartments to be located behind the Dairy Queen

Mr. McCourt noted that traffic concerns in this area are important to think about, noting that the MVVC
will request a traffic study

Mr. Gearhart noted, the one way driveways with the two already established curb cuts to aid the
traffic concerns

Mr. McCourt asked if these were year-round apartments, Mr. Gearhart confirmed

Mr. Pierce asked about the qualifications of the proposed workforce housing wording, Mr. Gearhart
and Mr. Coogan stated that there would be a year-round deed restriction and no short-term rentals,
and this is not imposed by any Zoning Bylaw

Michael Klein asked if there were enough emergency vehicle access space if every parking space was
full. Mr. Gearhart noted that the minimal spacing was met, and the applicants would be speaking with
the Fire Department about their vehicle access needs

Marcus Smith asked about the location of the buildings on the lot and removal of trees. Mr. Gearhart
noted that the trees would be saved as much as they could, and that all the setbacks are met within the
parcel. Mr. Coogan offered to reach out to Mr. Smith about the landscape discussion and saving the
trees

Melissa Vincent asked if there was any affordable aspect to the project, Mr. Coogan noted there is no
affordability component, but the apartments would all be year-round, deed restricted, with a condition
for no short-term rentals. Ms. Vincent clarified that the total number of bedrooms would be 24, from
both existing and new buildings, Mr. Coogan confirmed

It was MOVED by Livingston SECONDED by Pierce

To refer the application to the Martha’s Vineyard Commission under Section 4.1 as a DRI Referral,
and continue to November 18, 2025
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VOTED:

LIVINGSTON: YES ROBINSON: YES;
IGNACIO: YES PIERCE: YES
MCCOURT: YES

5,0, 0 (5:34 PM)

5:35 PM — PUBLIC HEARING - Form C (37-47,47.1, 47.2, 47.3, 47.4) Katama Meadows Subdivision

Applicant seeking to create a subdivision plan consisting of 14 Town lots, 12 missing middle lots, 26 market
rate lots, roads, and open space
Applicant Present: Doug Hoehn, SBH, Robb Moriarty

Presentation / Facts

Mr. Hoehn stated that this is a brand new application from the previous versions

Mr. Moriarty noted his letter requesting recusal that was presented to Ms. Livingston earlier that day.
Ms. Livingston stated that she was not going to participate.

Mr. Hoehn presented the Site Plan for the property, noting the 54+ acres and its location between
Meshacket Road and Meeting House Way. Mr. Hoehn noted the three types of lots: 14 “town lots”
with a 30ft way on 3 % acres, averaging 7,000sqft per lot, 12 “missing middle” lots, averaging
10,000sqft per lot, served by a loop road, and 26 market rate lots, averaging 32,000sqft per lot, served
by the same loop road

Mr. Hoehn noted wastewater approval for the bedrooms, town lots and missing middle lots limited to
4 bedrooms each, and the market rate lots limited to 5 bedrooms each

Mr. Hoehn noted the Natural Heritage priority habitat for moth habitats, therefore 5 acres need to be
protected for moths, which he expects will be approved by Natural Heritage once the application is
approved by the MVC and Planning Board.

Mr. Hoehn noted the paved portions of the roadways, the proposed name of the loop road, Katama
Meadows Way, and the entrances to the clusters

Mr. Hoehn noted the cluster subdivision regulations allow waivers for frontage and setbacks for the
smaller town and missing middle lots

Mr. Hoehn stated there are not many topography changes that will change grade because the road is
slightly sloping as it currently stands

Mr. Hoehn stated that all items that will be submitted to the Martha’s Vineyard Commission will
simultaneously be submitted to the Planning Board

Mr. Moriarty spoke about the conditions for the town lots and missing middle lots for affordability in
perpetuity, noting the town lots will be capped at 140%, with the Edgartown Affordable Housing
Committee conducting a lottery, and the missing middle lots will be sold in a seperate lottery through
a committee

Mr. Moriarty noted that there is currently an appeals settlement with Martha’s Vineyard Commission
for the house sizes on the market rate lots

Mr. Hoehn noted there will be no ADUs or guest houses permitted, but the market rate lots can have a
detached bedroom above a garage that would come out of the bedroom count

Mr. Pierce asked about wiggle room on the $295,000 price for the missing middle lots

It was MOVED by Pierce SECONDED by Robinson
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To refer the application to the Martha’s Vineyard Commission under Section 4.1 as a DRI Referral,
and to continue to December 2, 2025

VOTED:
LIVINGSTON: ABSTAIN ROBINSON: YES;
IGNACIO: YES PIERCE: YES

MCCOURT: YES
5,0, 0 (5:55 PM)

5:55 PM — Community Preservation Committee

Applicant is seeking a Letter of Support from the Planning Board for window replacement
Applicant Present: Hollis McLaughlin, Procurement Manager, Town of Edgartown

Presentation / Facts
e Mr. McLaughlin asked for a Letter of Support to replace the storm windows at Town Hall

e Mr. Pierce asked if window trim and paint would be included, Mr. McLaughlin stated the exterior
work would be completed this Fall

e Mr. Pierce asked about the architect fee, Mr. McLaughlin stated that the fee covers full bid
documents, bid reviews, Historic District approval, and the work completed

o Mr. Pierce asked for number of hours tied to the architect fee, Mr. McLaughlin stated that the total
number would be determined once bid documents are received, and will most likely be lower than the
$30,000 requested

It was MOVED by Livingston SECONDED by Ignacio

To sign submitted Letter of Support for the Community Preservation Committee Fund request

VOTED:
LIVINGSTON: YES ROBINSON: YES;
IGNACIO: YES PIERCE: YES

MCCOURT: YES
5,0, 0 (5:59 PM)

6:00 PM — Edgartown Master Plan & Implementation Committee

Applicant is showcasing the final formatted Edgartown Master Plan, and requesting Implementation
Committee applications open
Applicant Present: Juliet Mulinare

Presentation / Facts
e Ms. Mulinare presented the final draft of the Edgartown Master Plan, enhanced and formatted by
Alex Elvin

e Ms. Mulinare noted Implementation Committee to take the goals, objectives and actions from the
Master Plan into implementation, advertising for 3-4 weeks

e Ms. Mulinare noted that she spoke with the Town Accountant and there is $25,000 left in the account
for the Implementation Committee to utilize

o Ms. Eddleston presented the Implementation Committee application that was created
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e Mr. Ignacio noted interest in having a diverse group of individuals to be on the Implementation
Committee, Ms. Eddleston stated the application will be available on the Town website, in legal ads,
and through word of mouth, Ms. Livingston suggested that Planning Board members should engage
Edgartown residents to apply

e Ms. Livingston asked if there was money available for printing booklets, Ms. Mulinare noted that she
is speaking to the Martha’s Vineyard Commission about printing possibilities

e Mr. McCourt noted importance of having implementation committee members committed to
Edgartown

It was MOVED by Livingston SECONDED by Pierce

To approve the Implementation Committee application as submitted, and to advertise in the Vineyard
Gazette for 4 weeks, beginning on September 19

VOTED:
LIVINGSTON: YES ROBINSON: YES;
IGNACIO: YES PIERCE: YES

MCCOURT: YES
5,0, 0 (6:08 PM)

6:08 PM — (Cont. Sept 2, 2025) Site Plan Review — (46-16.35) — 5 Plains Head Lane

Applicant seeking to build a garage with storage space above, with bath attached to rear to serve as pool
bath
Applicant: David Garvin, DT Garvin Construction

Presentation / Facts

e Ms. Eddleston spoke on the continuation request from the previous meeting needing a curb cut
application, however the road is private therefore the Planning Board would not have purview over
the curb cuts

It was MOVED by Livingston SECONDED by Pierce

To approve the Site Plan Review as presented

VOTED:
LIVINGSTON: YES ROBINSON: YES;
IGNACIO: YES PIERCE: YES

MCCOURT: YES
5,0, 0 (6:13 PM)

6:14 PM — Curb Cut —44-12.11 — 43 Slough Cove Road

Applicant seeking to relocate current curb cut, and add a secondary curb cut for garage/ADU
Applicant Present: Nelson Giannakopoulos, Sullivan & Associates Architects

Presentation / Facts
e Mr. Giannakopoulos spoke on the relocation for safety and visibility, and the second curb cut to be
implemented to service the ADU/guest house that is proposed

e Mr. McCourt requested to view the Site Photos and Site Plans
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Ms. Livingston noted curb cuts on the opposite side of the road. Mr. Giannakopoulos presented the
Site Plan with the proposed locations.

Allan deBettencourt (Highway Superintendent) noted the newly proposed second curb cut would
have low obstruction because of minimal vegetation, the relocation curb cut visibility has heavy
obstruction because of vegetation

Ms. Livingston asked if there were any worries about the driveways on the opposite side of the road,
Mr. deBettencourt said the road is wide enough

Mr. McCourt asked if there was any concern about heavy vegetation, Mr. deBettencourt said it would
have to be cleared for visibility, but the proposed curb cuts would be safe

It was MOVED by Pierce SECONDED by Robinson

To approve the new Site Plan with relocation of northern driveway, and proposed southern driveway,
with old driveway to be terminated

VOTED:
LIVINGSTON: YES ROBINSON: YES;
IGNACIO: YES PIERCE: YES

MCCOURT: YES
5,0, 0 (6:21 PM)

6:21 PM — Form F Covenant — Jernegan Pond Development

Applicant seeking approval of proposed Form F Covenant
Applicant Present: Robert McCarron

Presentation / Facts

Mr. McCarron presented the Form F Covenant for the project previously approved by the Planning
Board, noting that the two lots that already have buildings on them are not subject to the Form F
Covenant

Ms. Livingston asked why the approvals by the Planning Board was noted, but not from the MVC,
Mr. McCarron said that the Form F is related directly to the Towns approvals, and the MVC
conditions are encompassed through the Towns decision

Mr. McCarron noted the plans to continue forward once the first sale of land is finalized, and road
improvements to start as soon as the sale is final, and the first 9 of the 10 lots are awarded

Mr. Robinson asked how many people applied for the lots, Mr. McCarron stated over fifty

Mr. McCarron noted the inclusion of the Exhibit A Decision for Zoning Inspector, which was
included in the MVC decision, but not thoroughly included in the Special Permit decision

Mr. McCarron noted that there will be no ADUs/guest houses

Ms. Livingston asked about short term rentals, Mr. McCarron noted there will be no short term rentals
by the MV C decision

Ms. Livingston asked about off road parking, Mr. McCarron stated there will be two parking spaces
per lot

Ms. Livingston asked about the market rate lots having a guest house, Mr. McCarron stated that they
would be able to if they applied to Zoning

Ms. Livingston asked about the 2-bedroom vs 3-bedroom options, Mr. McCarron stated that those
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bedroom counts no longer exist due to the wastewater connection and all of the community lots will
be 3-bedroom

e Mr. Pierce asked about the price of the lots at $275,000, Mr. McCarron corrected that they were
$225,000

It was MOVED by Pierce SECONDED by Livingston

To approve and sign the Form F Covenant as presented and the Exhibit A to be added to Decision

VOTED:
LIVINGSTON: YES ROBINSON: YES;
IGNACIO: YES PIERCE: YES

MCCOURT: YES
5,0, 0 (6:34 PM)
6:35 PM — Minutes for Approval
It was MOVED by Livingston SECONDED by Robinson
To approve the Meeting Minutes as submitted for August 19, 2025 and September 2, 2025

VOTED:
LIVINGSTON: YES ROBINSON: YES;
IGNACIO: YES PIERCE: YES

MCCOURT: YES
5,0, 0 (6:35 PM)
ADJOURN
It was MOVED by Pierce, SECONDED by Ignacio
To adjourn

VOTED: 5, 0, 0. (6:36 PM)
Respectfully submitted,

Brae Eddleston

Approval voted by Planning Board on October 7, 2025
Certified by Brae Eddleston, Planning Board Assistant
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