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The Martha's Vineyard Commission (the MVC or the Commission) held a Special
Meeting on Thursday, November 1, 2001, at 6:30 p.m. in the cafeteria of the Martha's

Vineyard Regional High School, Edgartown-Vineyard Haven Road, Oak Bluffs, Mass.

At 6:36 p.m., a quorum being present, James Vercruysse - a Commission member at
large from Aquinnah as well as the Chairman of the Commission - called the Special

Meeting to order. [Commission members present at the gavel were: J. Athearn; J. Best;

C. Brown; M. Cini; M. Donaroma; D. Flynn; J. Greene; T. Israel; J.P. Kelley; CM.

Oglesby; K. Rusczyk; L. Sibley; R. Toole; J. Vercruysse; K. Warner; A. Woodruff; and R.

Zeltzer. Ms. Ottens-Sargent arrived at 7:11 p.m.]

Presentation: Energy Management, Inc. Wind Facility.

West Tisbury Selectmen's Appointee Kate Wamer spoke briefly about a proposal by
Energy Management, Inc. to construct a wind facility in Horseshoe Shoals, about five

miles off Cape Cod, eight miles from Edgartown and 12 miles from Nantucket. The
facility, she explained, would produce 420 megawatts, enough power for about 200,000

homes with an average annual use of 6,000 kilowatts.

Energy Management, Inc. had asked Ms. Wamer to find out if the Commission would be

willing to sponsor a presentation for the public about the proposed facility. "There's no
obligation on our part," she said. "If we like the presentation, we can send in [a letter of]

support. That's it." She added that the presentation would take a half hour, followed by

up to an hour of questions.

To give the Commission members a perspective on what the production of power for
about 200,000 home amounted to, Ms. Wamer pointed out that there were 180,000

consumers in the Cape Light Compact, which included all of the Cape and the Vineyard.

The Commission members voiced a unanimous Yes in response to Ms. Wamer's request.

The time was 6:39 p.m.
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Continued Public Hearing, Session Three: Down Island Golf Club (DRI #543)

Chairman Vercruysse handed the gavel to Richard J. Toole, a Commission member at

large from Oak Bluffs, Chairman of the Land Use Planning Committee (LUPC) and the
Hearing Officer that evening. Mr. Toole read into the record the Notice of Continued

Public Hearing for the Down Island Golf Club Application (DRI #543). [See the Full
Commission Meeting File of November 1, 2001 (the meeting file) for a copy of said
notice.]

Mr. Toole noted that the sign-up system for speakers used at the preceding session would

no longer be used. He then reiterated the ground rules that he had set down for the
second session of the Hearing on October IS, with one addendum: that the Applicant's

team (as well the public) was to address testimony to all Commission members and not to

individuals. [See pages 3-4 of the Full Commission Meeting Minutes of October 18,
2001 for the ground rules.]

Mr. Toole added that a fourth Hearing session was planned for this Application and that
this had been set tentatively for December 6. Lastly, Mr. Toole provided the order of
testimony.

Applicant's Presentation.

A. Robert Mone with Answers to Some Questions from the Previous Session.

Robert Mone, an agent for the Applicant, addressed some questions that had been

asked in the Hearing session of Thursday, October 18. Regarding the Island Pond Fund
and the possible use of its funds for consulting service fees, Mr. M.one reported that

provision for this had been added to the fund's bylaws. In addition, the Friends of
Sengekontacket and the Edgartown Board of Health were now included in the board's
composition, he said.

Addressing the question of why the figure of $10 million had been chosen for the
environmental impairment insurance policy, Mr. Mone offered two reasons: the

Martha's Vineyard Shellfish Group had suggested that number; and the receipts from
Edgartown, Tisbury and Oak Bluffs for shellfish landings from all water bodies for the
year 2000 came to $ 1.3 million. "So we feel that this ten-mUUon-dollar policy should be
a adequate amount of funds to cover any catastrophic event, he explained.

A question had also been raised about whether the nitrogen-loading figures from the

Webb's Campground would be included in the loading total from the golf course,
since the Town was expected to take over and operate a 30-site campground. Those
numbers had been added fo the loading figures, Mr. Mone said, and they were
specifically cited in the proposed campground lease.
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Mr. Mone related that he did not as yet have an answer to the query about projections for

the amount of electrical use on the property but that the team was working with NSTAR
on an analysis of possible use. Regarding the height of the clubhouse, he continued, the
Applicant had submitted a document containing the heights of the structures planned for
the site. [See the meeting file for a copy.] The maximum height of any building, he said,
would be 32 feet, with the lobby area rising to 26 feet 6 inches, the dining area to 28 feet
8 inches, and the locker and administration areas to 32 feet. In addition, a tower was

proposed whose height had not yet been determined, he noted.

Mr. Mone deferred to Charles J. Natale, Senior Vice President of Environmental
Science Services, Inc*, in addressing the question of whether the soil through which the

water would travel from the turf to the groundwater might have some characteristic that

would cause the water to flow in an unexpected direction.

As far as the presence ofhydraulic-restrictive layers was concerned, said Mr. Natale, he

had reviewed the soil logs for half a dozen monitoring well locations. "There are no

restrictive layers," Mr. Natale reported. "It was essentially sand, sand and more sand, in

fact, clean sand, which means that there are no really restrictive layers or sediment types
that would tend to deflect or redirect the groundwater flow in other directions that we
were not expecting.

B, Charles Passios on Course Design and Integrated Turf Management Plan,

Charles Passios, the golf course operations consultant, addressed the issue of the

course's design, which had been conceived by Rees-Jones, whose finn was known for its

environmentally sensitive designs. Mr. Passios provided some details on his background,

including the fact that when pursuing his education, his focus had been on the
environmental aspects of golf design, and that this in turn had been parlayed into an

expertise on wildlife management and groundwafer studies. With regard to the latter, Mr.
Passios related, he had received an award for a groundwater study done for a course on

Cape Cod.

Mr. Passios explained that although the original plan for the course had used the shape of
the land as it was, in acquiring additional acreage, the designer had been able to move a

few features of the course out of some of the more sensitive areas of the site. The biggest

issues in this regard had been the trails and the archaeo logically significant sites, he said.
The course, he continued, had the classic woodland design, the underlying principle of
which was to try to fit the course into the land forms that already existed. Obviously, he

added, there would be minor earth-moving.

Because the land had naturally smooth-mnning hummocks and rises, Mr. Passios said,

Rees-Jones had been able to design the fairway layout and key positioning with a
minimum of land reshaping required. The largest excavations, he went on, would be the
pond areas, and the materials resulting thereby would be used to re-sculpt some of the

land features on the course.



Martha^s Vineywd Commission

Special Meeting of November 7, 2001: Page 4

The Integrated Turf Management Plan took into account everything that would occur on

the course, encompassing all stages of its development as well as ongoing management
for the long term, Mr. Passios noted. This included documentation of the property, both

pre-development and post-development. He emphasized that in executing holistic turf
management, record-keeping would be key. In addition, detail and development

safeguards were planned for, as well as measures for resource management and habitat.

Mr. Passios then went through the construction phases. Surveyors would come in and
plan the road bases and setbacks. The clubhouse zone would be cleared out and would

become the staging area. All the centerlines of the greens and fairways would be staked,
and from that point those centerlines would be cleared. The surveyors would then flag

and string-lme the areas of protection, such as buffer zones and protected trails. All the

development zones would be clearly marked, so it would be safe to go in and start the

clearing.

Mr. Passios explained how string lines would be pulled off the centerlines of the fairways
and greens of each hole. (He use a Power Point slide to show the different types of areas
within each hole.) He emphasized that when trees were removed, all the soil would be

shaken off the stumps so as to conserve as much of the original soil as possible. After
clearing, erosion control- measures, like silt fences and hay bales, would be taken, and all
drainage systems would be protected during the construction process.

Next, said Mr. Passios, would be water source development, such as wells and ponds, all
of which would be lined. Said ponds could act as sources of irrigation water as well as

collectors of drainage and surface runoff, he noted, adding that pond construction would

be followed by land shaping, the lining of the greens and the grass-growing stage.

Mr. Passios went over a slide showing the different types of ground cover that had been

chosen to minimize the total amount of managed turf on the site. Fairways would be

covered with Colonial bent grass, creeping bent grass and fescue blends, and the greens
would have bent grass. The primary rough would have fescue and a blue grass blend; the

secondary rough would have hard fescue, sheep fescue, little bluestem and other native

grasses; and the tees would have bent grass.

Mr. Passios explained that blending the grass species helped to take advantage of the
strengths of each one; in addition, different varieties of the same species would be used.

He pointed to and described the different areas of transition, from the tees to the wooded
edges, with the last providing good wildlife habitat. Regarding the irrigation plan, he
emphasized that the water would be thrown only onto the managed turf surfaces and not,

say, into the wooded areas.

The integrated turf management plan would be a holistic approach, starting with
focusing on the soil, Mr. Passios related. In addition, the golf course would be organic,

which would be a challenge, he said, with special attention paid to the balancing of
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nutrients. "There's no question there^s a tradeoff," he observed. "When you can't control

some stress situations by the use of pesticides, then you find other ways to do this." [Ms.

Ottens-Sargent arrived at this point, 7:11 p.m.j

Mr. Passios described how scouts would be out on the grounds every day to look for
areas that needed attention, then would report back to the integrated turf management

plan monitors, who in turn would analyze the situation and decide what steps, if any,
needed to be taken. Mowing heights, for instance, might have to be adjusted. Thus, Mr.
Passios stressed, records would have to be detailed and extensive, and acceptable

thresholds of damage would have to be established. "There's no question that one of the

activities of this golf course is going to be turf replacement on a regular basis," he

remarked.

In the original plan, Mr. Passios noted, one of the pesticides the Applicant had proposed
had contained carcinogens; all synthetic pesticides had now been eliminated from the
plan. "We are 100 percent organic/' he declared, adding that the fertilizing program
would also be "orgamcally driven." He cautioned, though, that the plans the Applicant

had submitted might not be what would actually happen. "It would probably be less,
maybe a little more/ he said. It may not be those materials but a different brand of
organic management based on the conditions at that time."

C. Ron Abrams on Resource Management and Habitat.

Ron Abrams, a consulting ecologist, began by stating. Please be aware that we don t

finish our job when the course is built. We stay with it for some time thereafter. So the
things I m going to say reflect experience of planning, construction and watching what
happens to the natural resources after the project is opened and used by members of the
public."

Mr. Abrams firm had become involved in the proposal two years before, he related,

when they had generated an expected species list, had visited the site to characterize the
habitat and had consulted with local experts. He had found the campground habitat to be
"a reflection of the disturbance that had happened over the years, and in the development
of the campground, they actually preserved a lot of old trees. So that turned out to be

some of the mature forest on the site."

Mv. Abrams had also identified "a very large tract of oak-pine forest, some pitch pine

dominated, some oak-dominated. The majority of the site is that type." In addition, on
the campground he had found some open field and broken, patchy habitat, again

characterized by different vegetation and physical characteristics."

The species lists that he had generated in 1999, Mr. Abrams continued, had been based
on some field observations and the collection of information from records. When he had

returned to the site in 2000, he said, and had done an intensive breeding bird survey using
U.S. Fish and Wildlife field methods (where the birds were actually counted), we
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received significant technical assistance from a local expert, Vemon Laux, and the report

we submitted this year, 2001, reflects the revised species lists that we derived based on
quantitative data.

Only four species had turned out to be particularly widespread and common, Mr. Abrams

went on - crows, robins, black-capped chickadees and eastern wood peewees. The

mourning dove and gray-crested flycatcher were "abundant, but not spread throughout

the site, he said.

The breeding bird survey results showed that "the bird abundance was somewhat low and
diversity was somewhat suppressed, remarked Mr. Abrams, but not so much so that it

made me thinlc that this doesn't represent the typical northeastern cosmopolitan bird
community. And it s commensurate with the type of habitat, particularly a site that's
dominated by something of a natural monocuifure, the oak-pine woods being of relatively

low vegetative diversity.

Mr. Abrams reported that he had found the greatest avian activity in tlie vicinity of the
campground and the open field. "Habitats that were broken presented edges for these
species and provided more physical diversity, he explained, and of course being close
to the Lagoon provided a water resource nearby." Mr. Abrams and his team had

expected to see some other species, which, ironically, they had not observed, namely the
American redstart and the scarlet tanager.

Mr. Abrams noted that the species list he had submitted for the Draft Environmental
Impact Report (DEIR) had actually been quite conservative. Even so, he said, his

quantitative analysis had found fewer species than had been on the original list. The goal
of the original golf course plan, he explained, had been to identify potentially sensitive
species and habitats to enable the golf course design to preserve habitat patches of
greatest significance. "And fortuitously, of course, the large patch of oak-pine was in the

middle of the site that is not part of the development., .," he added.

The project had also set out, Mr. Abrams related, to provide new habitats, and in so

doing, diversify the geographic and ecological opportunities for wildlife to use the site.
We did have to acknowledge that the plan would have, at least to some extent, an

adverse impact on disturb ance-sensitive bird species/ he said, namely, the eastern wood

peewee, tlie wood thrush, the hermit thrush and the red-eyed vireo.

The analysis had found five peewee, one wood thrush, four hermit thrush and two red-

eyed vireo on the site, Mr. Abrams reported, emphasizing that the site was not pristine,
isolated and otherwise representative of old interior forest. "In fact, on the Island it's the

State Forest that provides this refuge and source for most of your disturbance-sensitive

species/ he noted, and that s a very large habitat. It s located relatively close to this
site."
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From his point of view, remarked Mr. Abrams, the redesigned golf course was an
improvement, since it provided more space, more leeway and more opportunity to

provide for habitat preservation. "And that's exactly what's come out of this," he said.

With about a 30 percent increase in area, the portion of the site that represented the

greatest diversity of habit could now be left alone, he went on, elaborating, "So we were
able to connect the western section, where the campground woods are, with that central

patch that's to be preserved, and that connection runs straight through to the Lagoon."

What was more, Mr. Abrams pointed out, the habitat that was to be created on the other

end of the site would hook up with the other areas to become a genuine wildlife corridor
passing completely through the site, essentially allowing for animals that were going to
move from the waters at the eastern side over to the Lagoon on the west.

Mr. Abrams recounted how his firm had been involved in two large ecologically sensitive
golf projects in New York State. "In both of those cases, the environmental compliance

rate is 100 percent clean, he stated. Both sites were now, in effect, wildlife preserves,

and in fact, he stressed, at the Saratoga site the firm had created habitat to the degree that
minlc had extended their range onto the site.

Mr. Abrams concluded, I know that it's not something people want to hear or want to

believe. But the fact is, golf course habitat, properly managed, can enhance wildlife
diversity ... and that's what we think is going to happen here .. with the addition of the
wetlands and the ponds."

D. John Mullin on the Project's Fiscal Impact.

Next, John MuIIin of IVtuUin Associates Incorporated took the Commission members

through the fiscal impact analysis. Said analysis concerned the possible impacts of a
residential versus nonresidential development of the site. What this meant, he explained,

was that the taxes and the costs the site would generate in either situation were compared

in a "snapshot at a moment in time, the assumption being that the project was up and

running at this moment with the current tax structure and the current costs.

Mr. Mullin listed some of the assumptions he had made for the study. First, he said, the
assessed value of the golf course was assumed to be $29,250,000, the market value of the

clubhouse was considered to be $5,700,000, and the tax payment agreement promised a
minimum of $200,000 of tax income annually.

For the residential model, Mr. MuUin continued, the market value of each home was

assmned to be $350,000. "This is a median figure for the Island, he said. "We initially
started off with an average figure which was held in such deep disbelief ~ which we
checked with the State Department of Revenue is the average - and we took the median

value, and $350,000 comes very close to it.
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Mr. Mullin went on that he then took the number of homes to be placed on the site - 91 -
and took the school-age-children multiplier of 1.47 children per three-to-five-bedroom

housing unit in New England. We use what's called the Listokin-Burchell System," he

explained. "We took it because it's court-tested. Everybody can come out and use a

different figure. At the end of the day, if we have to stand up in court, the figure we can

use in New England for three-to-five-unit houses is a figure of 1.47 kids per house.

Mr. Mullin went over the details of a slide that charted the difference in tax income and
cost projections between the golf course and the residential uses. The housing

alternative, he said, resulted in a loss of around $600,000; with the golf course there
would be a profit to the Town of roughly $247,328.

The next graph showed the three types of revenues: direct tax revenue; indirect revenues

from fees; and State school aid, which in Oak Bluffs was approximately $2,000 per pupil.
On the residential side, the revenues would total $763,972.28, Mr. MuUin pointed out,

while the estimated direct and indirect revenues for the golf course were quite low
$167,200, "But the big difference in those revenues that you see is that the golf course
does not directly impact upon the school revenues, he said.

As for the costs, Mr. Mullin went on, the service costs for the residential development

would total $208,658.77. This included police, fire, library, snow removal and so forth ~

everything but schools. He reported that the total school cost per year was estimated at
$1,162,862.61. On the other hand, the total cost for services for the golf course would

come to $26,980.61 annually, with a net fiscal impact of $220,347.57. The residential
development would result in a net loss of $607,549.10. Mr. Mullm went through the
figures once more.

"Now, we can go through all the numbers and we can play with them and say the kid
figure isn't there, but what we have done in effect is taken a court-tested method," Mr.

Mullin declared. "We can stand up and say these numbers are fair and they work."

E. James Ward on the Tax Agreement with the Town of Oak Bluffs.

James Ward, a partner at Nutter, McClennen & Fish and attorney for the project,

were there that evening to explain how the Applicant had come up witli the figure of
$200,000 for payment to the Town of Oak Bluffs in lieu of taxes. In Massachusetts, he
said, the law stated that one could not enter into a contract with respect to taxes, and

therefore everyone paid taxes at a set rate.

What he had done, Mr. Ward continued, was to come up with a way for the golf course to

be taxed at the same rate as the Farm Neck Golf Club (currently amounting to $30,000
per year), with the balance ~ $170,000 - coming from the fax agreement. Mr. Ward

explained that if the Town were to present the Applicant with a tax bill of, say, $300,000,
then no funds would be forthcoming from the tax agreement, since the maximum to be

paid from the agreement would be $200,000.
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F. Ronald Mechur on the Affordable Housing Agreemenf/Other Social Benefits.

Ronald H. Mechur, an Oak Bluffs appraiser, planner and consultant who was acting
as the Applicant's agent, noted that he was filling in for Herb Putnam, who had taken
ill. Mr. Mechur explained that the affordable housing contribution plan was two-fold: the
housing contributions of the club; and other monetary and social offers.

The housing offer, Mr. Mechur continued, consisted of five pieces. The first was a

contribution based upon the Conmiission's affordable housing policy formula, calculated

to be $60,500. Secondly, Mr. Putnam had been negotiating for many weeks with the
Dukes County Regional Housing Authority to set up a foundation to contribute $25,000 a
year in perpetuity for a non-administrative stipend, to be adjusted every three years
according to the Consumer Price Index. In addition, Mr. Mechur said, the club would

buy two lots for affordable housing to be deeded to an Island non-profit housing
organization of the Regional Housing Authority's choosing.

Mr. Mechur moved on to the third piece of the plan: a commitment to provide a 40-foot

right of way easement for access to the landlocked 24-acre Town parcel at the center of
the golf course site, said parcel to provide affordable housing for the community. If the

parcel were to be sold off for conservation purposes, he noted, the proceeds would be

used for the acquisition for in-Town affordable housing.

The fourth aspect of the affordable housing plan, Mr. Mechur related, was a grant that
had already been made to Island Elderly Housing, the Applicant's having deeded a one-
acre parcel to that agency in May 2001. Said parcel would contain 10 senior-assisted
rental living units. The last part of the plan, he said, would be the club's commitment to

hold an affordable housing tournament, expected to raise $50,000 to $100,000 each year.

Mr. Mechur continued that among tlie other social causes to which the Applicant would

contribute were: the Martha's Vineyard Aquatic Center, with a one-time $25,000

contribution to the building fund; the Town of Oak Bluffs Library Fund, with a one-time
$25,000 contribution to the building fund; a one-time contribution of $5,000 to the Oak
Bluffs Trails and Byways Committee for a study of byways and historical destination
points; the construction of a bicycle drop-off area; and $5,000 to Island Elderly Housing
for an alternative transportation system.

In addition, said Mr. Mechur, the Applicant was committed to holding four golf
tournaments each year, the proceeds of which would go toward conservation, education,
medical costs and, as he had already mentioned, to affordable housing.

Moreover, Mr. Mechur reported, Mr. Mone had put together an agreement with the

Martha's Vineyard Arena for an easement to allow access for employee and service

traffic from the Edgartown-Vineyard Haven Road. The club had akeady submitted a
down payment of $10,000 for the easement, Mr. Mechur related, with $140,000 more
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committed, in addition to a $1 million contribution ($50,000 a year over 20 years) that
would make certain that the arena would have longevity in the community as well as a

building plan in place.

The final social contribution, concluded Mr. Mechur, would be the Caddie Scholarship
Program for the vocational and higher education need of Island high school students.

Staff Report: William Wilcox on Nitrogen-Loading Figures and Turf Management.

William Wilcox, the Commission's Water Resources Planner, referred the members

to the Staff Report entitled Down Island Golf, W. Wilcox, June 2001 - Revised October
2001, hereinafter referred to as WUcox Staff Report II. [See the meeting file for a copy.]

Mr. Wilcox began by addressing a question that had arisen m the Hearing session of
October 18, namely, whether impermeable or hydraulic-restrictive layers could be

present on the site. Having gone through the soil logs, he reported, "I found very little

indication in those logs of impervious layers. Cobble layers had been mentioned in
quite a few spots, he continued, and he had thought that perhaps these could be similar to
the cemented cobble layers found in Goodale's pit. "But there was no mention of that,"

he stated. There was no mention of any brightly colored orange-stamed sand that is

typical of those layers [cemented cobble]."

Mr. Wilcox noted that soil samples had been taken at infrequent intervals from maybe as
much as 50 feet intervals and that these were pretty much 90 to 95 percent sand. So
there's no impermeability indicated there."

Turning to Wilcox Staff Report II, Mr. Wilcox observed that the proposal was for 68 acres
of managed turf, down from the figure of 74.2 acres in the previous Application. In
addition, 20.4 acres of access corridors had been indicated in the earlier proposal, he

went on, while it was not clear to him whether this held true for the later one.

If one included 26.4 acres of secondary roughs (which as largely native grasses had not
been counted by the Applicant as managed turf), Mr. Wilcox said, the grasses were

distributed as follows; 31.2 acres in the Lagoon Pond watershed; 24.8 acres in the middle
area (no watershed); and 38.2 acres in the Sengekontacket Pond watershed.

Mr. Wilcox moved on to a table that appeared on page 2 of Wilcox Staff Report II,
showing the acreage for each watershed and the nitrogen applied from the third
year onward for each watershed, broken down by the different turf types. So, for

instance, in the Lagoon watershed the plan was for the 1.6 acres of tees to be treated with
285 pounds of nitrogen fertilizer annually; the central zone contained 0.6 acres of tees,

with 118 pounds of nitrogen being applied; and the Sengekontacket watershed had 1.6
acres of tees, with 291 pounds of nitrogen fertilizer applied.
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So, continued Mr. Wilcox, the totals for applied nitrogen fertilizer for each of the zones

each year would be as follows: 3,729 pounds for the Lagoon Pond watershed; 2,752
pounds for the central zone; and 4,016 pounds for the Sengekontacket Pond watershed.

The Water Resources Planner then referred the members to another chart on page 2

containing the fertilizer nitrogen-application-rate figures. For each type of ground cover,

he said, the concentration would start out in year one being a little higher and then would
be reduced as the grass matured. For instance, he noted, the secondary rough fertiiization
would be reduced to zero after establishment.

Mr. Wilcox turned to the issue of what is and what is not organic, which he
characterized as "a tough nut." "Terms like 'organically driven' or 'organically derived^

can be a little confasing, he remarked, so I think it s really important if and when we
get to conditions that are related to organic practices, they have to be really clear. .."

Providing an example, Mr. Wilcox pointed out that one of the products listed in the
Applicant's table of pesticides was Conserve SC, a spinosad [pronounced SPBSTE-ah-sid]
made with a couple of substances derived from bacteria fermentation. But when one

looked at the label, it turned out to be 12 percent spinosad and 88 percent inert. And it s
not clear what the inert product is, he said. He added that he had poked around on the
Internet to see if he could locate more information, but had not been successful.

Mr. Wilcox contmued: It could be an oil of some sort, which conceivably, depending on

your definition, could be considered organic. Oils are used to smother scale insects and

aphids on plant materials all the time." Besides turf, spinosad was listed as appropriate
for fmit trees and vegetables. However, he stressed, it was not included on any lists of

organic products for application on organic edible plants. He had also checked the
Organic Materials Review Institute (OMRI) list "and just didn't see it there.

So, Mr. Wilcox concluded, although it appeared that Conserve SC was derived from an

organic process, it was not clear whether it could be defined as stdctly organic.

The same kind of issue, Mr. Wilcox went on, extended to the fertilization program. He

referred the Commission members to the last paragraph on page 2 of Wilcox Staff Report
II, where he had listed the products the Applicant proposed to use. This was "a mix of
products that were clearly organic, some that it s hard to tell and some that probably are

not organic, he said. "and once again, it depends on how strict you are with your
definition of organic products.

Mr. Wilcox then provided his own views on nitrogen. I should point out that my own
take on nitrogen is that nitrogen- basically is nitrogen. It's taken up into the plants, pretty

much regardless of the source, as inorganic forms, and the real issues that are associated

with any fertilizers ... on one hand relate to the rapidity with which the nitrogen becomes
soluble, which is usually slow in organic materials. And the issue then extends to how

much is applied and how much irrigation follows to wash it through the soil. When
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people talk about the use of organic materials and the production they get from their
vegetable gardens, a lot of that, I believe, extends into soil tilth improvement and

application ofmicro-nutrients, tbmgs other than nitrogen..."

Mr. Wilcox then addressed a question about irrigation that had come up after he had
prepared the Staff Notes. The Applicant was asking for a maximum daily withdrawal of
470,000 gallons. In his own calculations, he noted, he had come up with a need for

around 264,000 gallons a day at an application rate of 1 inch of water per day over 68
acres. "I'm not quite sure why the excess amount is being called for and being

requested," he remarked.

Mx. Wilcox continued, noting that in previous go-rounds the Applicant had talked about
using the pond as a sort of reservoir, so the pump could run at lower rates and they
could stockpile water. It appears to me, he said, and this is a little bit of speculation, I

don't know, that the ponds aren't going to be used in that way, and the water's going to

be drawn out of the ground and run through the irrigation system and applied to the turf.
I'd like to have that one clarified.

Based upon the December 1999 submission, Mr. Wilcox estimated that between 10 and
12 percent of the fertilizer would be applied through the sprinkler system.
"Fertilizer rates are generally pretty low compared to what you'd put on your lawn at any
one time," he observed. "After you get through the start-up period, it's about a third of

[the rate] you d put on a lawn at any one application.

The greens would be underlined, Mr. Wilcox went on, and they would outlet into a

grass swale, as discussed in the October 18 session. "That presents a second opportunity

for grasses to take on nitrogen to reduce the loading from the greens, he pointed out.

Stormwater nmoff would be generated, he said, from any impervious surfaces - roof

water, parking lot water, roadways and so forth. In previous go-rounds with the

Applicant, he added, they had discussed trying to infiltrate that as much as possible into
grassy swales, thus taking a little more nitrogen out of the rainfall and stonnwater.

Erosion and sedhnentation were "not a big deal," remarked Mr. Wilcox. Most of the

drainage on site was internal, and the soils were Carver loamy coarse sand, which were

not highly erodible soils. And I don't see sediment transport off site as a major
concern, he said.

Mr. Wilcox referred to page 4 of Wilcox Staff Report II, where he had listed some
questions ueediug clarificatiou by the Applicant and/or further Commission
discussion. As far as he knew, he said, the practice range had not been included with the
68 acres of managed turf, and he believed said range was part of the developed area. I'd
like to understand a little bit more about how that area's going to be treated," he noted. I

know it's going to receive the treated wastewater as a nitrogen source, but I wonder if it's

going to be fertilized with fertilizer products that are going to be used on the course.
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Mr. Wilcox remarked that he was confused about the handling of the Martha s Vineyard
Arena wastewater. The December 1999 Application had indicated that the capacity of
the golf course's on-site treatment facility would be 25,000 gallons per day, he reported,

and nearly all of this would be required to meeting the Down Island Golf Club's flows.
"So I imagine the wastewater treatment facility is going to be increased in size," he

conjectured.

In addition, Mr. Wilcox pointed out. Exhibit 21 in the black binder showed there would
still be some nitrogen loading from the Arena into the Sengekontacket Pond watershed.
"And I'm not sure whether that is the result of the treatment and irrigation program only

working during certain times of the year ..." he commented.

Turning to the subject of water resource monitoring, Mr. Wilcox added to his report of
October 18 that he thought it was important to introduce randomness into the process of
monitoring the lysimeters. For instance, he said, more lysimeters should be set on the

course than would be checked regularly so that groundskeepers would not know which

ones would be tested during any particular period. "That will keep everybody honest," he
remarked.

Moreover, the lysimeter sampling should be conducted by a third party like an
independent consultant, Mr. Wilcox advised, and the sampling schedule should primarily
be a hit-and-run sort of surprise process. It was particularly important, he continued, to

get a good Quality Assurance Plan for monitoring, sample handling and analysis prior to
the course start-up.

Mr. Wilcox turned to the nitrogen loading that could be expected from a residential
development on the site. Under the Open Space Community portion of the Oak Bluffs
Zoning Bylaw, 91 lots could be built on a 273-acre parcel, he said. He had approached
the residential scenario in two ways. If the houses were occupied year-round (where one
could expect 2.33 persons per the census), each house would generate 48 gallons of

wastewater per person per day, resulting in the nitrogen loading from the site of 1,255.7
pound of nitrogen each year.

Reflecting the current housing breakdown in Oak Bluffs, Mr. Wilcox had worked on
other calculations assuming 41.6 percent year-round houses (38 units) and 58.4 percent

seasonal (53 units). (His other assumptions are stated in the third paragraph under
Quick Comparison with a Housing Alternative on page 5 of Wilcox Staff Report IL)

Mr. Wilcox then referred the members to a chart at the bottom of page 5, which showed

the following. As the result of the nitrogen offset program that would accompany the

golf course, the Applicant was predicting a nitrogen load reduction of 2,320 for Lagoon
Pond watershed, while Mr. WUcox expected a reduction of 659 pounds, using worst-

case-scenario assumptions.
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In addition, Mr. Wilcox predicted the year-round housing would generate 771 additional
pounds of nitrogen per year, while a mix of year-round and seasonal housing would

produce an additional 516 pounds in the Lagoon Pond watershed. If denitrification
systems were installed, he said, some of those numbers might be lower by as much as 30

to 40 percent.

In the Sengekontacket Pond watershed, the Applicant was predicting a net nitrogen offset
of 259 pounds if the golf course was developed, while Mr. Wilcox, again using worst-

case-scenario assumptions, expected an addition of 710 pounds. According to his

calculations, year-round housing would add about 619 pounds annually, and a mix of

year-round and seasonal housing would generate an additional 448 pounds of nitrogen

per year.

The Commission Members Ask William Wilcox for Clarification on his Report.

Kenneth N. Rusczyk, the Oak Bluffs Selectmen s Appointee, wanted to know if Mr.

Wilcox had included the nitrogen loading from lawns when he had calculated the
loading for a 91-house development. I included 5,000 square feet of turf, which would
be a 50-by-lOO-foot lawn, in each house," replied Mr. Wilcox, "fertilized at half the

recommended rate, which may or may not happen. You know, it's hard to predict what

people do." He added that he had looked at the Farm Pond watershed, which he believed
offered a valid comparison.

Referring to the chart at the bottom of page 5 of Wilcox Staff Report II, Tisbury
Commission member at large John Best said he wished to see on that chart the figures

for the additional nitrogen to the watershed if the golf course were developed and
the offset program were not in place. He noted that a housing development could also

have an offset program.

Mr. Wilcox answered that the Applicant's figure for the Lagoon Pond watershed with a
golf course but without the offsets was an additional 622 pounds of nitrogen each year.

His own stretched figure was an additional 1,410 pounds under the same conditions.

For the Sengekontacket Pond watershed, the Applicant's figure was for an additional 411
pounds, while his "stretched-out" figure was an additional 1,109 pounds.

Staff Report by DRI Coordinator Jennifer Rand.

The Commission's DRE Coordinator, Jennifer Rand, pointed out something about the
habitat study that Mr. Abrams had failed to mention, namely, that the Applicant was
proposing a one-to-one mitigation for strands of pitch pine affected by course

construction. However, she said, the Applicant had never made clear where that was to

happen.
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Also relative to the habitat question was the suggestion by a member of the Applicant's
team for a multi-stepped mitigation program to monitor avian, moth and mammal

species, which had not been mentioned in her Staff Report, she said.

Thirdly, continued Ms. Rand, Mr. Abrams had made mention of the central Town

parcel as part of a proposed wildlife corridor. I just think it s important to remember,
they don't own that," she said. "So just bear that in mind. That is not an addition to their

property. Because it's in green [on the site plan], it's somewhat confusing. But that's not

their property, so that's not area they're preserving. They don t have control over it.

Ms. Rand then stated that she had been somewhat confused about the Applicant's

planned payment agreement in lieu of taxes. But having had more than one

conversation with the Applicant via telephone, she did understand now that ultimately a
payment of no less than $200,000 m some fashion or other would be made to the Town of
Oak Bluffs.

The Applicant's affordable housing offer had changed somewhat since her original
Staff Report, continued Ms. Rand. One new element was a $25,000 annual contribution

in perpetuity to the Dukes County Regional Housing Authority, as well as two parcels.
Where those parcels would be was unclear, she noted. In terms of whether the

Applicant's affordable housing offer met the Commission's policy, she said, this was
difficult to assess, lacking much in the way of precedents for a golf course. If one were

to consider the developed land, buildings and so forth, she explained, then, yes, the offer

did appear to meet what would generally be expected of an Applicant.

Regarding the fiscal impact assessment, Ms. Rand reiterated what she had stated in her
Staff Report: Although year-round houses would cost the Town more than a

recreational facility, she cautioned the Commission members to keep in mind that this
was an academic discussion. "Because would it be 91 year-round houses? I doubt it,"

she declared. Would 91 houses come before the Commission? Yes... But the bottom

line in terms of their fiscal impact is true. Certainly year-round housing is more

expensive than golf.

Commissioner Questions for Jennifer Rand on Her Report.

Chairman Vercmysse wanted to know if any conditions had been placed on the

Applicant s offer of an annual $25,000 contribution in perpetuity to the Dukes
County Regional Housing Authority. Non-administradve, answered Ms. Rand, in

other words, housing programs of a sort."

Jane A. Greene, the Chilmark Selectmen's Appointee, said that she thought that when the

Applicant had made his additional offers, he had cut out the Oak Bluffs Discriminatory
Fund and Endowment. Ms. Rand pointed out that with the new offers the Betterment
Fund would no longer be funded separately but would be supported by tournaments.
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However, remarked Ms. Rand, in view of what Mr. Mechur had said about the four

specific areas to be addressed by tournament funds [page 9J, she was somewhat

confased. Although it was possible that the funds raised by the tournaments would go to
the Betterment Fund, she said, she would have to check this with the Applicant if that
would be the case.

Ms. Greene stated that she would like to see the Applicant extend that offer beyond Oak
Bluffs. "Edgartown and Vineyard Haven will also be impacted by this golf course," she
said.

Commission Member Questions for the Applicant.

Daniel Flynn, the County Commission representative, had a question for Mr. Mullin on

his fiscal impact assessment. "You mentioned a New England factor, said Mr. FIynn.
Does that New England factor take into account the difference between seasonal

and year-round housing, or is that just year-round housing?" he asked.

Mr. Mxiilin answered, "The Listokin-BurcheII mefhod is based upon a comprehensive

study of all communities across New England. So in that amount are communities that

have seasonal housing. He explained that this was an average and that it would not pick

up a fact like, "There is one child for every three houses in Oak Bluffs." However, they
had taken into account that there was seasonal housing in the court-tested formula, he

said.

Mr. FIynn wanted to know if the 1.47-children-per-unit figure that Mr. Mullin had quoted
accounted for 91 year-round houses. He commented that although he could assume that a

residential development would generate more costs for the Town than a golf course, "the

figure is so out of range, I was just wondering if you could quantify it."

Mr. Mullin replied, "It's a staggering figure, and I would agree with the previous speaker,

who said that in fact do I think all 91 units would have 1.47 kids. The answer is no.
Furthermore, I know that all over the world, the higher the price of a housing unit, the
less kids. Do I feel that all these houses are going to be $350,000? The answer is no. Do
I feel that some may even be worth a million? The answer is yes. Do I feel that some are
going to be lower? The answer is yes."

Mr. Mullin continued: "All I can do, though, is stand in front of you and say, as if I was
in court. Based on the data I have, this is what I can tell you. Someplace in this range

you are going to have some costs.' And you know better than I do in terms of whether or

not there are more kids coming on this Island, and I understand you've got . .. four new
schools. He mentioned once more that these figures would hold up in court.

The answer then is that you are satisfied that the number you used takes into account

that there are seasonal properties in New England? wondered Mr. Flyrm. "Yes,
responded Mr. MulUn, "it is included..."
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Joseph P. Kelley, a Governor s Appointee, reminded Mr. Mullm that he had made

reference to revenue coming back in to the Town from the State. Had anybody looked at

the revenue shortfalls in the State? he inquired. Could Mr. Mullin tell him how that
would affect each of these individual Towns or Oak Bluffs in particular? "The school aid
comes to about two thousand dollars per kid," answered Mr. Mulhn. If the State was

going to be having a cut, he said, then education might be an area they might look at and
of course this would cut down on the amount of revenue to the Town.

Tisbury Selectmen's Appointee Tristan Israel pointed out that Mr. Mullin was not in fact
in court. He asked Mr. Mullin to confirm that he would not expect, then, for all 91 units

to be year-round. "Based on trends on the Island, I would say yes/ Mr. Mullin replied.

Responding to another question from Mr. Israel, Mr. Mullin explained, "I used the

proportional evaluation model which in effect says that everything is going to stay level,
as you go up. At some point, for example, if I have a hundred houses with a hundred

kids and that may tip you to a new school? That s not in the formula.

Mr. Israel wanted to know what then the tipping factor, in fact, was. "[Commission]
Staff would know what that tipping factor is," answered Mr. Mullin. "We used the model

that everybody else uses. Small towns across New England use this. However, if one

wanted to know where the tipping factor lay, he said, that person would have to call the
police chief, the school superintendent and so forth fo find out at what increase in

population they would need a new cruiser or a new school, for instance.

Mr. Best inquired if the new access from the Edgartown-Vineyard Haven Road
would be through the existing layout of the arena or if it would be a new road. Ms.

Rand told him that this would be covered in the session of November 15.

Mr. Best also wanted to know if m calculating the offsets from the nitrogen mitigation
program the Applicant was going to take into consideration the fact that the Tisbury
Marketplace area would eventually be sewered. "I believe Bill [Wilcox] took that out
of his calculations when he gave you his summation, replied Mr. Mone.

Ms. Wamer requested that Mr. Mechur clarify what he had said about the 24-acre Town
parcel's possible being sold, with the resident homesite lots to be located elsewhere.

Mr. Mechur explained that when the land had first been acquired by the Town, the
understanding was that once the exact location of the parcel had been established, it
would be sold. Otherwise, he said, the Town would have had to provide significant
infrastructure, like roads, to and on the site.

So the idea, continued Mr. Mechur, had been to sell the property to fund smaller lots
closer to the center of Town. "At that tune zoning was an acre and a half," he pointed
out. "Now it's three acres. So it seemed the most practical solution at the time was [for]

the Town [to] sell the property and then buy 10,000-square-foot lots closer to Town."



Martha fs Vineyard Commission

Special Meeting of November ly 2001: Page 18

What the Applicant had proposed to do, said Mr. Mechur, was to provide an access road

to the parcel, thus affording the Town an opportunity to do a small Chapter 40B cluster.
He pointed on the site plan to where that cluster might be located so as not to disturb the
wildlife habitat. He added that the Applicant had offered to bid on the parcel and that this
was still a possibility.

Ms. Wamer observed that the wildlife corridor referred to by Mr. Abrams would not then

be a certainty until the Applicant knew exactly what the Town intended to do with the
parcel. Mr. Mechur pointed out that if the Town were to build houses in the parcel, the

Commission's conservation objectives would not be being met because of additional

nitrogen loading. With a Chapter 40B cluster arrangement in the right part of the parcel,
though, the idea of a wildlife corridor could still become a reality.

The question of where the two lots being donated to the Dukes County Regional Housing
Authority would be located had also come up, Mr: Mechur went on. He said that he

himself would prefer to put those two lots in with the suggested cluster housing on the
Town parcel, near the caretaker's quarters. Again, the effect of those houses on the

nitrogen load generated by the site would have to be addressed, he concluded.

Linda Sibley, a West Tisbury Commission member at large, asked if she could submit her
questions in writing to the Applicant. M.S. Rand advised her to give those questions to

her. "Would we all be able to do that?" wondered Mr. Flynn. Ms. Rand answered yes.

Mr. Israel referred to the fact that 15 species of birds that had been on the Applicant's
earlier report had not appeared on the later one. In the earlier report, he said, he recalled

that there had been several species that were expected to disappear from the site with the
development of the golf course. Were those species still expected to leave the site? he
wanted to blow. Secondly, Mr. Israel inquired whether the on-site collection ponds

would be good or bad for the avian life. Thirdly, he asked how the nitrogen loading
and the chemicals used on the course would affect that birds that would be passing
through the wildlife corridor.

Addressing Mr. Israel's first question, Mr. Abrams explained that the Applicants team

had not stated that the four avian species would disappear. "What we did was
acknowledge the potential for an impact on species that are disturbance-sensitive. I
discussed that earlier," said Mr. Abrams.

Mr. Abrams continued; "And many of those birds on the list that we submitted ~ the
eastern peewee, the wood thrush, the hermit thrush and the red-eyed vireo - those are

species that we have seen on site that are disturbance-sensitive, and there's a chance ~ we
saw very few of them - there's a chance that some of them would choose to leave the
site. We acknowledged that in both rounds of documents."
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Responding to Mr. Israel's second question, Mr. Abrams related that the wildlife corridor
would connect the two manmade ponds on the eastern side of the site to Lagoon Pond, on

the western side. Regarding the effect of the manmade ponds and of nitrogen and
chemical applications on the birds, Mr. Abrams invited the Commission members to

correspond with the New York State Department of Environmental Conservation and the
Army Corps of Engineers about the thriving wildlife and clean environmental records of
the two golf courses in New York State that he had referred to earlier. [See page 7.] He
spoke briefly about the monitoring programs and runoff handling on those courses.

Mr. Abrams reminded the members that tending to 68 acres of managed turf was a big

job" and that the course superintendent and the owners would not want to spend any

more money applying materials to the turf than they had to. "The purpose of the
Integrated Turf Management Plan is to optimize the use of applications, minimize the
excess, stressed Mr. Abrams.

Mr, Toole asked for testimony from Public Officials. There was none. He then called for

testimony from members of the public.

Testimony from Members of the Public.

Craig Whifaker described liimself as a Vineyard homeovmer for 29 years and aa
architect, planner and designer as well as a professor of planning at New York

University. He first commented that typically when he worked on a suburban plat, he
put aside 25 percent of the site for roads and so forth. So, he said, 91 times 0.75 would
provide a more useful calculation for the number of houses that could be built on the site.

Ms. Rand explained that a percentage had not been taken out because the cluster bylaw in

Oak Bluffs indicated that one should take the actual acreage and divide that by lot size to
determine how many units would be allowed.

Mr. Whitaker continued that what he taught about was patterns. "And I can tell you with

some certainty where you're headed, he declared. "You re headed in a direction, and

you're going to become a different community.

In his course on suburban and rural development, Mr. Whitaker said, he had looked at

resort areas around the United States, including Palm Springs, Hilton Head, Nantucket,
Palm Beach, Telluride and Aspen. With the exception of Palm Beach, which had been
largely created in the 1920s as a social destination, all the other communities were ones
that had a destination feature which drew people to that particular locale, he pointed out;

on Nantucket and Hilton Head that feature was golf.

Mr. Whitaker then spoke of the number of parallels he saw between the development of

Hilton Head and the direction the Vineyard was taking. There were a number of
differences, like topography, politics and locale, that were different, he said, "but there

are some striking similarities."
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On the 1950s, Mr. Whitaker went on, the majority of those who lived on Hilton Head
were descendants of slaves, and there were some subsistence farms but mostly wooded
land. Now, he noted, Hilton Head had nine separate golf clubs, with most of those

having more than one course, and its population was currently "very top-heavy with

people of a considerable amount of income."

Affordable homes that had been built for laborers during the construction period, Mr.
Whitaker went on, had now been torn down or were selling for as much as $400,000.

The population ofHilfon Head was almost entirely white, and the service personnel now
came almost exclusively from off-island, resulting in severe traffic problems on the

bridge over to the island. The upside, said Mr. Whitaker, was that Hilton Head had
become a locale for golf.

Mr. Whitaker pointed out that years ago there had been no demand for golf on Hilton
Head. "It's sort of a 'If you build it, they will come' kind of mentality," he said. So

much was golf now part of the fabric of Hilton Head, he noted, that the course at Sea
Pines had become a stop on the PGA tour,

"It is clear to me," remarked Mr. Whitaker, "that I can't argue that this golf course is

going to be the straw that's going to break any camel's back, ... but I can tell you with

some assurety that you are headed towards, in my judgment at increasing speed, toward

( the Hilton Head model of a community. And this, he said, would be a community
without a diversity of economic and ethnic background and not the sort of community
that had historically been on Martha's Vineyard.

Tim Dobel, a former Chairman and member of the Oak Bluffs School Committee,
spoke of the impact of more residential development on not only his Town but on all
Towns, since those children would eventually attend the regional high school. He related
how at his coffee shop some of his customers had told him tliat he was wasting his time
speaking to the Commission in support of the golf course project, contending that the
members had already made up their minds.

Although he was not accusing the Commission of that, Mr. Dobel noted, the perception

was there that the MVC was not listening. He believed, he said, that the petition for Oak
Bluffs to withdraw from the Commission was symptomatic of that perception, which
although not universal, was widespread.

Mr. Dobel spoke of the "sweat equity" he had put in over 10 years to get the new

elementary school built, which was already over capacity. "It's really expensive to

educate kids, he observed, especially in the way we've come to expect they be
educated on Martha's Vineyard. He remarked that he had found Mr. Mullin's fiscal

impact figures to be very, very scary, adding that he did think those figure were a little
high. However, he said, he lived in a residential development just down the road, and
certainly there were many children living there.



M^artha's Vineyard Commission

Special Meeting of November 7, 2001: Page 21

Having been deeply involved in the funding of education, Mr. Dobel then described the
battle, especially in Oak Bluffs of coming up with money for schools. People have to
dig deep m my Town to educate kids," he noted.

Mr. Dobel turned to the three possible uses for the property in question; golf,
conservation and housing. "I think conservation is a wonderful thing," he commented,

"and you know, by God, if it's going to wind up conservation land, I wish it would

happen and happen now . .. because I think this whole thing is playing Russian roulette

with the Town of Oak Bluffs, because if 90 houses or. God forbid, 450 houses or
anywhere in between end up in that place, it's going to have a major, major impact," he

declared.

Mr. Dobel expressed his concern that if 40 to 50 more children were put into the Town's
elementary school system, the next step would be Oak Bluffs petitioning the other Towns
to join in building a regional middle school. Leaving out the Martha's Vineyard Charter
School, for which he had no figures, the numbers for the regional high school and the
Oak Bluffs Elementary School were going up, he said, while those for the other Town
schools were decreasing. "You know what that tells me?" he asked. "It tells me if and

when - and if we put a lot of houses up, it will be when - Oak Bluffs has to deal with
those kids, they're [Oak Bluffs is] going to be on their own.

Mr. Dobel also mentioned that currently the State was looking at where to cut millions of
dollars from the budget. "A lot of it is going to come right out of local aid," he said.
"There's no place else to take it.

Mr. Dobel emphasized that he had no vested interest in the Down Island Golf Club; he
was already a member of Farm Neck and so was not intending to join the proposed
facility. However, he explained, he was trying to take the viewpoint of what would be
best for the Town, particularly its education system. "The economic benefits to the Town

of Oak Bluffs [from the golf club] are substantial," he stressed. "Whatever the
developer's motives are, I don t care. I really don t care.

After reiterating many of his arguments in favor of Down Island Golf Club, Mr. Dobel
stated, "I hope your ears are open, and I know a lot of you spoke strongly and publicly
about the last go-around. I hope you're coming with new eyes and new ears to this

proposal) because it'll be a shame if you don't, because I really believe it^s good for my

Town.

Speaking on behalf of the Lagoon Pond Association, Deborah Pigeon of Oak Bluffs,
the Association's Secretary, referred to a letter the group liad sent during the summer

reiterating the view that the LPA remained opposed to the development of the Southern
Woodlands in any way. [See Item No. 039 of the Chron-In File for June 200L] For
several years, she continued, the Association had been paying for water testing in the

Lagoon, and the report that had come out of that study had been submitted for the record.
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The author of said report, said Ms. Pigeon, had made six key points, which were: 1) limit
and control development; 2) preserve open space; 3) implement nitrogen removal within
the DCPC/watershed; 4) monitor surface and groundwater regularly; 5) control runoff
and nutrient points sources; and 6) improve circulation and flushing, We really stand
behind preserving the open space," she remarked.

Linda Marinelli of Oak Bluffs commented, "Certainly we in the Town of Oak Bluffs . ..
are always looking for additional money. However, I for one consider these monies that

are being offered to the Town of Oak Bluffs as legal bribery. And I can't in good
conscience sell my Town for a price, for any price. It's not for sale." She spoke about

what she characterized as the ambiguity of the Applicant's offer in lieu of taxes.

In addition, continued Ms. MarinelU, our member who sits on this Commission has
made it quite clear how he feels about this proposal. Lastly, she emphasized, all the

monies being offered to the Town should not receive any sort of consideration as far as

giving up what we can never replace for the price of the almighty dollar."

Claus Broschait of West Tisbury made the point that a year ago he would probably
have spoken against the Down Island Golf Club development. That was because, he said,

he had gotten most of his information from the newspapers and the friends he associated
with. "Basically, it was all filtered information, he remarked.

Having sat m on the current series of Hearing sessions, Mr. Broschait went on, "frankly,

I've been actually quite impressed." All of the issues that he had had concerns about -

the environmental issues, the abutters issues - seemed to have been addressed in the new

Application, he said. "My feeling is, this is a project that I think is good," he commented.
"It addressed the environmental issues. It addressed the abutters issues ... It s a good

project for the people of Martha's Vineyard. There's a lot of benefits to be derived from
it. I just think it's a great project."

Mr. Broschait referred to Mr. DobeFs statement about the Commission members not
listening. "I'd like to echo that/ he said. "The feeling is the Board seems to have these

preconceived feelings as I did, and what I'm saying to you is, "Put that all aside, put your

prejudice aside. Let the facts marshal your decisions.

Jack Wuerth, who lives on Barnes Road in Oak Bluffs about a mile from the
entrance to the proposed development, observed that in the series of Hearing sessions

for the fast Application, Mullin Associates had also presented a fiscal impact report. He
described how at that time he had submitted a copy to every member of the Commission
of his own analysis, which had been based not on State averages but on data from Oak
Bluffs. That analysis had been predicated on an assumption of 62 residential units, he
said, and thus it was not applicable now, since Mullin Associates had changed its

assumption to 91 units.
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However, Mr. Wuerth continued, the Applicant's analyst was still using a cost $350,000

per house. Having spoken to a number of Realtors in that area, he stressed, the each

three-acre lot alone would sell for at least $200,000, leaving only $150,000 to build a
fhree-to-frve-room house, "which I don't think is too practical." As Mr. Mullins himself

had noted, probably some of the houses would sell for $1 million, he said.

Mr. Wuerth described how he had conducted his own study in a one-and-a-half-acre-lot

development near by, and talking to school bus drivers and local families, he had arrived
at a figure of 0.419 children per house, as contrasted with the State average of 1.47
children per unit. The Mullin analysis, said Mr. Wuerth, assumed State averages and 100

percent occupation, and the proportion of year-round houses in Oak Bluffs was far from

100 percent. He expected the average to be even less in houses sited in an area with

fhree-acre zoning.

Sam Low, a year-round resident of Oak Bluffs, had some questions, he said, about the

monitoring process and its enforcement. "I would urge you to look at that very
carefully," he emphasized, adding that he agreed with Mr. WUcox^s recommendation of

having an independent third party doing the testing. Also, those reports should be filed
with some branch of the Town government that was empowered to do something about
the results, he suggested, "something automatic that doesn't need to be thought about."

The Town could then impose fines and, if possible, could tum the water off if violations
were found.

Mr. Low said he wanted to know more about the environmental impairment insurance

policy. For instance, he wondered, would the Town have to hire lawyers and go after the

developer in court, or could there be an "automatic process, that if something goes
wrong, money flows j&'om that insurance policy to the Town immediately, directly? You
don't have to ask for it."

Gretchen Mayher of Oak Bluffs posed this question: What if we just don t want it? It
was not really about mitigation, she said; the golf course was still not the first choice.
"For example, what if we're not looking for diversity, those crows and towhees and

chickadees and nuthatohes are happy where they are? she asked. Just because they were

abundant, she remarked, did not mean they should be joined by less common species.
"Let them stay there," she said, and if anything else wants to come in its natural state,

great."

"I really want to say that this absolutely should not be about housing," Ms. Mayher
continued. "It's about whether a golf course is the right thing to do or not. Housing is an

entirely separate issue, and how dare [Applicant] Corey Kupersmith threaten us with that.
If he really cared about Martha's Vineyard, why would he suggest that housing is the
only alternative to the golf club, when conservation is really a possibility? Why is he not
seeking out the conservation groups and vice versa. Now is the time for the Conservation

Partnership to step forward. Conservation is a viable option, and that's the way we need
to go."
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Cheryll Sashin of Oak Bluffs stated that she realized that she had already spoken [in the
October 18 session], but that I can't sit here and listen to some people get up and say
that we have choices," she declared. "We have a choice to make a decision, and we have

a choice to make the right decision. With all due respect to Mrs. Marinelli and Ms.
Mayher, this land is privately owned, and this golf course is conservation. We don't have

a choice to keep this land as it is. I think that has to be made clear.

Ms. Sashin pointed out that the owner could sell off the land piece by piece, and then the
Commission would have no say in what happened to it. "I think we need to give credit
where credit is due/ she said. I think the Applicant is a professional. I think he has
brought together a professional team, a first-class team .. . and I think the Applicant

deserves the credit [for] this proposal because I think it's 100 percent the best thing for
the Town of Oak Bluffs."

Suzanna Nickerson ofEdgartown referred the members to some newspaper articles that

she had attached to a letter that she had provided to each one of them. One of these

articles had mentioned a study by the National Golf Foundation in 1999, which had
concluded that while m the 1980s the golf industry had experienced a big boom, in the
1990s and over into the 2000s, the industry was "really crashing and burning," she said.
The fact that it had become more of a spectator sport made it seem as if golf was more
popular than in fact it was, she noted.

The NGF study had found, Ms. Nickerson continued, that while each year about 3 million
people took up golf, around the same number dropped out annually. They say that
[golf] is the 'three toos/" observed Ms. Nickerson. "It's too expensive, it's too difficult

and it takes too much time, basically." In addition, she noted, a glut of courses had been

built through the 1980s, and a lot of those were now going bankrupt. She provided other
details about troubles in the industry.

Ms. Nickerson also wondered what was going to happen to the other land in Oak Bluffs
bought by Mr. Kupersmith. "Basically, I'd just like to say that this is a small Island and
the four golf courses we already have here may be too many for us to support/' she
pointed out. "There's a recession starting to happen .. . and if we let a ... fifth golf course

be built, chances are that after our Southern Woodlands has been destroyed, it would go

under and maybe even brmg one of the other golf courses under as well."

Joan Wuerth of 261 Barnes Road in Oak Bluffs proposed that the conservation
alternative was a viable situation. She explained that James Lengyel of the Land Bank
had been negotiating with Mr. Kupersmith, and according to their agreement, as long as

they continued to negotiate, neither party was free to reveal to the public the monies
involved. So the public was not aware, she said, of what was actually going on, and
because neither party had made any offer public, the negotiations must be continuing.
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Ms. Wuerth stated that she and her husband had lived one mile down the road from the
Webb's Campground entrance for the past 15 years. "When we first bought our home, it

was a country road, a beautiful country road, she remarked. Now everyone calls it I-
95." Earlier that day, walking down Bames Road to Pond View Road - a trip that took
about three minutes - she had encountered 10 cars. "In the summer, they're probably

two or three times that number of cars, she said. If the golf course proposal were

approved, she remarked, she would hate to think of all the traffic, including trucks, that
would be added.

Ms. Wuerth also described the walks that she and her husband had taken through the
Southern Woodland over the years. "And I don't know how the golf course can exist in

the same venue," she concluded.

Ann Margetson of Oak Bluffs had some questions. First of all, she began, she had not

heard any answers that evening to the questions posed by Governor's Appointee Richard

L. Taylor on October 18 about the environmental impairment insurance policy. [See
page 23-24 of the October 18, 2001 Minutes.] Mr. Taylor, she reminded them, had asked

for specific names of companies that would be writing a policy to be submitted as well as
a sample agreement.

Regarding housing, Ms. Margetson pointed out that not everyone had large lawns. So I

don't think we can predict what kind of nitrogen loading would occur with houses by
taking some kind of average, because we can easily regulate it if we want to.

"And as far as school are concerned," Ms. Margetson continued, "children grow up....

Does everyone whose children grow up leave town and then sell their house to someone

who has small children? I think that the population rises and falls. It's not constant and
just increasing."

Craig Whitaker, who had spoken earlier that evening, wanted to mention a salient

point about Hilton Head Island that he had forgotten to include: As of two and a half
year ago, they began piping potable water to the island from Savannah, Georgia because
the water table was so low there."

Kerry Scott of Trade Winds Road in Oak Bluffs had a number of comments to make.
She questioned, first of all, who really owned the property, since over the last few years
"a pretty long parade of different owners" had been associated with the property. "When

there's this kind of parade of owners, she went on, the question becomes Who is it

we re really dealing with? Who really owns the property? Who will own the property?
Who t1ien do we look to to uphold all the conditions, and who do we look to to meet all
the different agreements made by the original or later owners?

Referring to the suggestion of having a third party conduct the monitoring, Ms. Scott had
this to say: "If the Martha's Vineyard Commission doesn't have the power to enforce the

conditions that are imposed, who will? I don t have any faith m the Town of Oak Bluffs
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or any one Board that would now or at any time be in a position to enforce the regulations

and conditions that are imposed by the Commission. It has not been part of our history,
and I don't see it being part of our future."

Ms. Scott also had questions about the reporting process for possible violations of the
conditions and agreements. She spoke as well of what she characterized as "a rush to

judgment in the Town of Oak Bluffs. Boards in our Town spoke in favor of this
project before there was ever an Application for a single permit and before there was a

plan developed," she declared.

Another area Ms. Scott wished to know more about was the environmental impairment

insurance policy. At the last Hearing session, she said, a member of the Applicant s team

had mentioned that the $10 million figure had come "out of thin air," and this she
characterized as "flippant. [See page 24 of the October 18, 2001 Mmutes.J The
Applicant, she stressed, needed to identify precisely the damages that would be covered
under the policy, who exactly would underwrite the policy and who exactly would
oversee it. Furthermore, Ms. Scott wondered what the policy would do for the Town if it
had to litigate in order to recover any damages.

Next, Ms. Scott addressed the issue of reliance. "How do we leam to tmst the numbers

we are given?" she asked. "How do we learn to rely on them when . .. everything can be

so subject to interpretation? The things that jumped out at me were, is it 91 houses, or is
it 46 houses? How many kids? Which formula?" She observed that it was difficult to
get comfortable with the nitrogen levels.

For instance, Ms. Scott found "laugliable" the fact that the Applicant had included
Webb s Campground as a nitrogen offset source. Likewise, claiming the Tisbury
Marketplace as an offset source was questionable, she said, when in actuality it was going

to be sewered anyway, plus it was on the other side ofHines Point from the golf course.

Lastly, Ms. Scott questioned the Applicant's offer to have an organically driven golf
course. This would lead one to believe, she noted, that they would not use fungicides,

pesticides and herbicides that are inorganic. And yet, she stressed, one of the owners of

the property was suing the Martha's Vineyard Commission over its authority fo regulate
pesticide use. What does that tell us? she asked.

The public testimony was finished. The time was 9:15 p.m.

Mr. Israel wanted to know when Commission members would have the opportunity to
ask questions about areas that the Applicant had not addressed. Mr. Toole answered that

the Applicant's presentation would end at the November 15 session. DRI Coordinator

Rand encouraged member to write up any questions they had and to submit them to her.

Mr. Toole announced that the next session- would take place on Thursday, November 15,
at 6:30 p.m. in the high school cafeteria. The Chairman called for a short recess.
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Discussion/Vote: Beach Road Realty Trust Written Decision (DM #535).

[Commission members present this point until the end of the Meeting were: J. Athearn; J.

Best; C. Brown; M. Cini; M. Donaroma; D. Flynn; J. Greene; T. Israel; J.P. Kelley;

CM. Oglesby; M Ottens-Sargent; K. Rusczyk; L. Sibley; R. Toole; J. Vercruysse; K.

Warner; A. Woodrujf; and R. Zeltzer.]

The Special Meeting convened at 9:22 p.m. Chairman Vercmysse passed along a request
from Staff that the members clean up their areas before leaving that evening. He then

asked for a Motion To Move To Item Five, Possible Discussion. Instead, to no

objections, Ms. Sibley made a Motion, Duly Seconded, To Move To Item Six, Possible
Vote: Beach Road Realty Trust Written Decision (DRI #535).

Ms. Greene pointed out that on page 4 of the Decision under Clause 2(c), the width of the
entrance drive, written as 6 feet, was not correct. Mr. Toole consulted his Minutes from

the preceding Meeting, when the Oral Decision had been made. The correct number was

16, he said.

Ms. Greene also pointed out that although she recognized that the Land Use Planning
Committee had discussed this with the Applicant, she thought fhat arbomtae would be a
better choice than privet, as referred to in Clause l(a)(2). "It stays green year-round," she

remarked. Edgartown Selectmen s Appointee Michael Donaroma argued that the
Applicant was not trying to hide anything and that the privet would stay in leaf until
December. Edgartown Commission member at large Christina Brown, as well as Mr.

Toole, agreed with this recollection.

Mr. Israel objected to what he called the "vague" wording of Clause 2(b) regarding
accepting the Applicant s offer to assign parking spaces to tenants and to work further
with the Tisbury Park-and-Ride to accommodate the remaining parking needs of the
facility. Ms. Brown noted that this was an accurate reflection of what had been presented

in the Hearing, in the deliberations and in the vote. After further discussion, the wording
was left as it was.

Ms. Sibley made a Motion, Duly Seconded, To Approve The Beach Road Realty
Trust Written Decision, As Amended By Changing The Number "Six" To "Sixteen"
In Clause 2(c). Chairman Vercmysse then conducted a vote voice on said Motion. All

those who were eligible voted Aye; these were: J. Best; C. Brown; M. Cmi; D. Flynn; J.

Greene; T. Israel; M. Ottens-Sargent; K. Rusczyk; L. Sibley; R. Toole; and J. Vercruysse.
The other seven members present recused themselves from the vote.

Approval of Meeting Minutes.

Turning to the Full Commission Meeting Minutes of October 4, 2001, Mr. Flynn said
that somewhere in the Minutes he was described as saying that he didn't read
newspapers. He asked that this be changed to local newspapers. [The passage to which
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Mr, Flynn was referring is in the Meeting Minutes of October 11, 2001 on page 5,

paragraph 6, sentence 1. The suggested correction was made.]

Tisbury Commission member at large Marcia Mulford Cini noted that in the first
sentence in paragraph 4 on page 12, the acronym SEED should be changed to CEED."
In addition, in the second sentence of paragraph 2 on page 14, Ms. Cini requested that the

words due to the September 11 acts of terrorism be struck. Then, in the last sentence of
the same paragraph, Ms. Cini asked that the insertion at the end of the sentence "... if the

California consultant were unwilling or unable to continue.

All present voted to approve the Minutes of October 4, 2001, except for four members,
who abstained.

Ms. Greene made a Motion To Approve The Full Commission Meeting Minutes Of
October 11, 2001 As Written, Duly Seconded. All present voted to approve those
Minutes, except for two members, who abstained.

Update on Search Committee Activities.

Chairman Vercruysse asked Ms. Greene if the Search Committee had ever come up with
a final draft for the advertisement for a new Executive Director. "It hasn't been

published/ answered Ms. Greene. I can give you a copy. Responding to a question

from Mr. Toole, Ms. Greene said that she had submitted said ad copy to the American

Planning Association publication Planning, and that she would submit said copy to The
New England Planning Journal^ The Boston Globe, the Vineyard Gazette and The

Martha s Vineyard Times.

News on the Nominating Committee.

Chairman Vercmysse noted that the Nominating Committee had to set up a meeting
sometime before the Regular Meeting of November 15. Executive Director Charles
Clifford explained that the Slate of Officers had to be presented in the November Regular
Meeting and that the Election of Officers had to take place in the December Regular
Meeting. After some discussion, it was decided that the Nominating Committee would

meet on Thursday, November 8, at 7:00 p.m. at the Commission Offices.

Scheduling of the Final Down Island GolfChib Hearing Session.

Ms. Greene referred to the mention earlier in the Meeting that the final Down Island Golf

Club Hearing session would be on December 6. I can t be there for that Meeting. I m
going to be out of town," she said. Ms. Brown requested that before any final session

date was set, the DRI Coordinator check with eligible Commission members. "Three or

four people grumbled about that date, remarked Chairman Vercmysse.
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Discussion followed about the date for the final Healing session, which Mr. Israel felt
strongly should take place. After 10 minutes, no definite conclusion had been reached,

although it seemed as if the most likely date for the session would be December 20. Ms.

Rand indicated that she would be in touch with the members about this.

The Special Meeting adjourned at 9:43 p.m.
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PRESENT: J. Atheam; J. Best; C. Brown; M. Cini; M. Donaroma; D, Flynn;

J. Greene; T. Israel; J.P. Kelley; C.M. Oglesby; M. Ottens-Sargent;

K. Rusczyk; L. Sibley; R. Toole; J. Vercmysse; K. Wamer; A. Woodruff;
and R. Zeltzer.

ABSENT: A. Bilzerian; E. Home; and R.L. Taylor.

[These Minutes were prepared by Staff Secretwy Pia Webster using her shorthand notes as well as a tape
recording of the Special Meeting.]



Summafy of Revisions to the

Meeting Minutes of November 1, 2001
Proposed by the Commission Members

in the Meeting of November 29^ 2001

[An excerpt from the Meeting Minutes of November 29, 2001 follows immediately. It
describes the revisions requested by the Commission members 'with regard to the Meeting

Minutes of November 1, 2001.]

Page Para. Sent. Proposed Revision

2132 Delete the word "going".

28 4 5 Insert the words "and that she would submit said copy to" between

the phrases "the American Planning Association publication
Planning, and "7%e Afew England Planning Journal".

28 71 Delete the sentence and substitute the following: "Ms. Greene

referred to the mention earlier in the Meeting that the final Down
Island Golf Club Hearing session would be on December 6.


