Edgartown Planning Board - Meeting Minutes

Tuesday, October 7, 2025, 4:30 PM

The Edgartown Planning Board scheduled a meeting for Tuesday, October 7, 2025, 4:30 PM.

Attendees participated in person at the Edgartown Town Hall in the Select Board room, and by video
conference, 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 meeting, 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: Taylor Pierce, Julia Livingston, Robbie Robinson, David Ignacio,
and Mike McCourt, others as noted. Brae Eddleston, Planning Board Assistant also present.

SCHEDULED BUSINESS

4:31 PM — ANR — (28-240) — MV Estates

Applicant is seeking a property line adjustment
Applicant present: Doug Hoehn, SBH

Presentation / Facts
e Mr. Hoehn presented the Site Plan to “square off” the parcels, with one of the lots becoming
unbuildable but expected to be added to the adjacent parcel owned by Meeting House Way LLC

e Ms. Livingston asked how much frontage would remain on Meshacket Road, Mr. Hoehn answered 56
feet

e Mr. McCourt asked for the purpose of doing this. Mr. Hoehn noted this would be an adjustment for a
future development.

e Kiristy Rose (citizen) asked about what would happen to the ancient way. Mr. Hoehn noted that it
would remain, and is not a designated Special Way.

It was MOVED by Livingston SECONDED by Ignacio

To approve application as an Approval Not Required

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

MCCOURT: YES
5,0, 0 (4:36 PM)

4:36 PM — Public Hearing - Special Permit (Surface Water District — Pier) (Cont. July 15, 2025, August 5, 2025,
September 2, 2025) (30-8) — 12 Manaca Hill Rd

Applicant is seeking minor revisions to an already existing licensed wood dock
Applicant present: Doug Hoehn, SBH
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Presentation / Facts
e Mr. Hoehn presented a GIS of the pier location and a Site Plan for alterations

e Mr. Hoehn noted approvals from the Marine Advisory Committee and the Conservation Commission
e Mr. Hoehn noted there will not be any extension further into the water

It was MOVED by Ignacio SECONDED by Livingston

To approve application as presented with Standard Pier Conditions

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

MCCOURT: YES
5,0, 0 (4:42 PM)

4:42 PM - Site Plan Review (Ground Mounted Solar) — 45-159.43 — 315 Katama Road

Applicant seeking to install 14.4kW Ground Mounted solar array measuring 68x15’
Applicant present: Owen Maloney, Coastal Solar & Doug Hoehn, SBH

Presentation / Facts
e Mr. Hoehn presented the Site Plan with the proposed Solar Array location, noting that the array is
located just outside of the Coastal District, and the ConCom line is 100’ from the inland limit of the
FEMA 100 year storm limit

e Mr. Maloney noted the easement location, stating the array is outside of that
e Mr. Pierce asked about the updated Site Plans, Mr. Hoehn noted the updates due to sizing of array

e Ms. Livingston asked about what goes into the ground, Mr. Maloney stated that the posts are 1 % inch
pipes that will be 4’ into the ground. There will be 6 posts on either side of the array, and the height
will be 2° from grade, at a 40 degree angle, so the highest point is approximately 8.

e Ms. Livingston stated she understood that the Site Plan Review Committee had all been notified of
the application, Ms. Eddleston confirmed

It was MOVED by Livingston SECONDED by Pierce

To approve application as presented, with findings of no negative impact on public safety, scenic,
natural or historic resources, or welfare of the residents of the Town of Edgartown

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

MCCOURT: YES
5,0, 0 (4:48 PM)

4:48 PM — De Minimis Determination — 35-33.3 — 22 Leland’s Path

Applicant proposing minor changes to area around previously approved pool
Applicant present: Doug Hoehn, SBH & Sasha Robinson-White, RW Designs

Presentation / Facts
e Mr. Hoehn noted that the homeowners wanted slight changes, Mr. Robinson-White noted that the
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bylaw change which enacted the 10,000sgft house size limit had altered the plans slightly, therefore
creating an open-air cabana opposed to a two-story pool house which was originally proposed

Mr. Robinson-White also noted the pool size is now smaller than originally proposed

Mr. Hoehn noted the original application had been before the Planning Board because it is within the
Inland Zone of the Coastal District

Mr. Ignacio asked what the changes were that are being presented today, Mr. Robinson-White stated
that the pool had shrunk in size, and the pool house shifted to an open-air concept, the retaining walls
were altered slightly and the patio was changed marginally

Ms. Livingston asked if this updated application has all structures under the 10,000sgft, Mr.
Robinson-White confirmed

It was MOVED by Livingston SECONDED by Robinson

To approve application as presented

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

MCCOURT: YES
5,0, 0 (4:53 PM)

4:53 PM — Curb Cut — 34-238 — 294 Chappaquiddick Road

Applicant seeking to create driveway access for the new Edgartown Affordable Housing development
Applicant present: Edgartown Affordable Housing Committee & Allan deBettencourt, Highway
Superintendent

Presentation / Facts

Mr. deBettencourt presented a Site Photo with a 16 curb cut, with 2’ shoulders, going back about 30’
for access to the site

Mr. McCourt asked whether traffic flow and obstructions will be clear, Mr. deBettencourt confirmed

Ms. Livingston asked if this was the only access to the road for this site, Shanette Deleon, Affordable
Housing Committee Manager confirmed, Mr. deBettencourt confirmed

Ms. Livingston asked if this connects to the other driveway, Mr. deBettencourt confirmed

Ms. Livingston asked if there was an arrangement for access for the neighboring lot, Mr.
deBettencourt stated he did not believe there was, Ms. Deleon stated that this will be the only access
for the 294 Chappaquiddick Road homes, Ms. Deleon continued that the neighbors can use the shared
access

Ms. Livingston asked if there was anything in writing to confirm. Ms. Deleon said it was a verbal
discussion

Ms. Deleon stated that this access is not a part of the shared access. Ms. Livingston stated her concern
that there should be an agreement in writing.

Ms. Kristy Rose (citizen) stated that this is the only access available because any other location would
move into Conservation land

Ms. Deleon stated that the new access will not being shared with the neighbor, Ms. Rose stated that
the road does not belong to the neighbor.
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It was MOVED by Livingston SECONDED by Robinson

To approve the application in accordance with Zoning Bylaw section 5.2.A.3 based of the fact that the
access point is as far as practicable from any other access point because of the conservation land

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

MCCOURT: YES
5,0, 0 (5:03 PM)

5:04 PM - PUBLIC HEARING (Cont from July 19, 2025, August 19, 2025) — Special Permit — Coastal District — 9
Lenssen Way (13-22)

Applicant is seeking a special permit to exceed the Gross Floor Area Limit by 337 SF, owner would like to
construct a 149 SF pool cabana/pavilion. A 10,188 SF principal dwelling, permitted prior to adoption of this
section of the bylaw is currently under construction.

Applicant present: Reid G. Silva, VLS&E

Presentation / Facts

o Mr. Silva presented the elevations for the proposed pool cabana and gave some history regarding this
particular application. Mr. Silva noted the pool and retaining wall have been constructed

e Ms. Eddleston read the email submitted and approved by Town Counsel based on Reade Milne’s
interpretation of the 9 Lenssen Way application

e Ms. Livingston stated that because of the unique timing of construction of the home being underway
when the bylaw was changed, she was in favor of approval

It was MOVED by Livingston SECONDED by Ignacio

To approve application considering the house was under construction when the 10,000sqgft bylaw was
put into place, with Standard Conditions

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

MCCOURT: YES
5,0, 0 (5:11 PM)

5:11 PM - PUBLIC HEARING (CONTINUED FROM August 19, 2025, July 15, 2025, June 17, 2025, APRIL 1, 2025,
MAY 20, 2025) SP (CAPE POGUE DCPC) (CONT’D FROM DEC 17, 2024, FEB 18, 2025, ET SEQ.) —23
POUCHA RD EXT AND 10 LIGHTHOUSE ROAD - THE TRUSTEES OF RESERVATIONS

Applicant is seeking a special permit for permanent structures located in the Cape Poge district of Critical
Planning Concern. The structures included in this application include the Wasque gatehouse, the Cape
Poge gatehouse, the Cape Poge Swimming Beach boardwalk and the portable restroom screening fence at
the Cape Poge gatehouse.

Applicant present: Darci Schofield, Trustees of the Reservations

Presentation / Facts

e Ms. Schofield updated the Planning Board, saying that there are now draft amended Orders of
Conditions and a draft Memorandum of Understanding to be discussed with the Conservation
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Commission

e Mr. McCourt noted that moving forward, complaints will be filed with the Building Inspector and the
Conservation Commission as needed

e Ms. Livingston requested that until the Order of Conditions and the MOU are finalized, the Planning
Board should continue this application

o Ms. Eddleston addressed Kara Shemeth (Conservation Commission Agent) regarding the next steps
for the finalizing of the continuation date

e Mr. Pierce noted that regardless of the MOU or the Order of Conditions, the application is for only
the 4 structures

It was MOVED by Robinson SECONDED by Ignacio

To continue application to November 18, 2025

VOTED:
LIVINGSTON: YES ROBINSON: YES;
IGNACIO: YES PIERCE: NO RESPONSE

MCCOURT: YES
4,0,1(5:19 PM)
After the motion occurred, a public comment was allowed
e Mark Osler (citizen) noted that there is a lack of ownership by the Trustees of parcel 32-2, land east

of the Dike where the boardwalk is located, and lack of detailed plans for each structure. Mr. Osler
asked for all application details and plans to be included in the public record

e Ms. Schofield noted that parcel 32-2 is partially owned by the Trustees. Ms. Schofield asked for
clarity on any outstanding items, Ms. Shemeth noted only that the plan for kayaks is one thing
outstanding, Ms. Schofield noted that the Trustees have not yet decided whether to proceed with
kayaks.

5:26 PM — Public Hearing - Special Permit Modification — 52-26.1 — The Winnetu

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

Applicant present: Mark Snider, Island Holdings, LLC

Presentation / Facts

e Mr. Snider stated that after the September 16 meeting, the Special Permit modification request has been
altered to withdraw the request for changes to the clambakes, and the request for 5 of the 28 already
approved outdoor events to have amplified music, has been changed so that these events would be before
July 1 and after August 31, with up to 225 guests allowed at the 5 amplified events. The guest count in the
restaurant will be limited to 48 seats only during those 5 events, amplified music and speeches will end at
9:00pm, all PA speakers will be positioned towards the front of the hotel, Winnetu staff will remain on
site during the entirety of events, and guests of those events will be invited into the hotel at 9:00pm to
continue their celebrations until 10:30pm, which is presently allowed in the Special Permit. If guests
choose to remain outside, they can convert to a silent disco.

e Mr. Snider continued that there will be no porta-potties, all components of the events (food
service/preperation areas, music performances, dining areas, and tents) will be located on the West side of
the front lawn. Mr. Snider stated that where possible, screening will be provided for parking, sources of
noise, or light.
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e Mr. McCourt asked if the Board had any questions. Ms. Livingston asked if all guests attending the
events will be invited. Mr. Snider confirmed.

e Sharon Guadagno (abutter) spoke on the history of her interactions with the Winnetu property, noting that
the Winnetu existed before the zoning had changed in Edgartown and that, before the 2002 Special
Permit, there were weddings that were noisy and disturbed the neighborhood. Ms. Guadagno continued
that the neighbors have supported the other events, including Possible Dreams and Jaws. Ms. Guadagno
felt that the Town voted for residences to have the amplified events rather than a commercial space
having amplified events. Ms. Guadagno noted additional disturbances from traffic, noise from indoor
events, and noise from tennis courts have been accepted by the neighbors, but that she felt that was
enough.

e John Guadagno (abutter) echoed the sentiment that the voters did not expect the new bylaw to be
available for commercial space, but rather only for residential properties

e Peter Brown (lawyer representing 10 abutters) stated that his clients oppose the application, noting the
history of the appeals and litigation that the Winnetu had gone through. Mr. Brown noted the 2002
Special Permit was the compromise from both parties.

e Mr. Brown presented a slideshow noting that there was a modification change. He showcased that the
protections of the neighbors would be eliminated from the new request including, “no amplified music,
175 guest count max, restaurant closing if events”. Mr. Brown continued stating that the 2002, 2015, and
2023 Special Permits all contained language not allowing amplified music.

e Mr. Brown stated that the bylaw does not include commercial properties. Mr. Brown continued stating
that the bylaw is for 5 events, outside of the Special Permit that the Winnetu currently has.

e Mr. Brown noted that he included a letter stating that this Special Permit modification is a mandatory
referral to the Martha’s Vineyard Commission, stating under 3.1F, 3.1J, and 3.1H from the DRI
Checklist, that it was a mandatory referral

o Jamy Madeja (lawyer for Dr. Gagel and Ms. Cox) stated that her clients will suffer injury different and
special due to the location of events and amplified sound

e Ms. Madeja stated in 2007 the septic system had been overwhelmed and it resulted in poor odor, and the
request from the Winnetu for the amplified events will create a public health concern

e Mr. Snider stated that in 2007 a pipe had broken, and it was remedied, and that since that point, there have
been no complaints from odor. Mr. Snider noted that The Winnetu is in compliance with the Board of
Health limits for all events

e Mr. Robinson asked to view the Board of Health letter provided by Agent Brice Boutot. Ms. Eddleston
read the letter aloud. Mr. Robinson noted that the Winnetu is within compliance of the Board of Health
with the proposal Mr. Snider has put forward. Ms. Madeja stated that the Winnetu is at capacity.

e Ms. Madeja stated that the Edgartown Master Plan would be violated if this application went through, and
that she agreed with Mr. Brown for a mandatory referral to the MV C stating that it is a change in intensity
of use of the following: vehicular traffic, parking requirements, lot coverage percentage, hours of
operation, and wastewater flow

o Ms. Madeja continued that the intention for passing the bylaw was not for commercial use, only for
residential

e Robert Gagel (abutter) spoke stating that the 2002 Special Permit moved all the events from the east to
the west side of the lawn, and now with the proposed location of the events remaining on the west side, an
estimated 200ft from his home, he would be directly affected by the noise from events

o Dr. Gagel also noted that per the current Special Permit, there is supposed to be a vegetation barrier kept
up by the Winnetu to block from noise. Dr. Gagel noted that Mattakesett Way will become a commercial
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road if the Special Permit modification passes.

Dr. Gagel noted that the unpermitted events (particularly ones next to the pool) have grown in the past
few years, in addition to outdoor weddings that are already currently happening

Mr. McCourt addressed the Board members asking if they are in favor of continuing this application, Ms.
Livingston suggested that the Planning Board submit a request to the MVC to determine if this is a DRI

Mr. Snider noted that the only requested change to the current Special Permit is to include amplified
music at 5 of the outdoor events, therefore he did not see why the need to go to the MVC, Ms. Livingston
stated that is for the MV C to decide

Ms. Guadagno asked about how to change the bylaw. Ms. Livingston told her she could collect signatures
and propose a bylaw change.

Mr. Snider stated that there is no increase in traffic, and that only the 5 events to be amplified is requested

Mr. Ignacio noted that the Planning Board needs time to process all of the changes to the initial request
and the only vote would be to send to the MVC

Ms. Eddleston stated that the discretionary referral would satisfy that option, Mr. Ignacio agreed, Mr.
Brown rebutted that it was a mandatory referral. Ms. Eddleston further explained that the MVC can make
the decision as a discretionary referral

Mr. McCourt asked for more time on the application. Ms. Eddleston suggested December 2 for the
discretionary referral to reach the Commission and for them to make a determination.

Mr. Pierce asked whether, under this new bylaw, any resident who is looking to do the same thing would
have to get referred to the MVVC, Ms. Eddleston stated no. Members from the public discussed how it
would apply to a resident making the request.

Mr. Brown stated that the existing Special Permit is “grandfathered” and now incorporating additional
bylaw is not under the same legality

Joseph Sieber (member of the public) stated that the intent of the bylaw was for residential properties, Mr.
Sieber referred to the Vose property which had started the new bylaw

Mr. Sieber mentioned the need to define minimization
Mr. Sieber mentioned how noise travels throughout Katama
Mr. Sieber noted his interpretation of the DRI referrals to the MVC

Mr. Brown and Ms. Madeja asked about the referral process, Ms. Eddleston explained the process

It was MOVED by Livingston SECONDED by Robinson

To refer to the Martha’s Vineyard Commission as a Discretionary Referral and to continue to
December 2, 2025

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

MCCOURT: YES
5,0, 0 (6:50 PM)

5:10 PM — Minutes for Approval

It was MOVED by Livingston SECONDED by Robinson

To approved the minutes as written for September 16 and September 22, 2025
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VOTED:

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

5,0, 0 (6:50 PM)

ADJOURN
It was MOVED by Livingston, SECONDED by Pierce

To adjourn.
VOTED: 5, 0, 0. (6:51 PM)
Respectfully submitted,

Brae Eddleston

Approval voted by Planning Board on October 21, 2025
Certified by Brae Eddleston, Planning Board Assistant
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