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MVC Staff Report – 2022-8-16 

  
1. DESCRIPTION 
1.1 Owner/Applicant: David Reed 
1.2 Project Location: 371 Edgartown-West Tisbury Road (Map 30, Lot 4), West Tisbury 
1.3 Proposal: Change of use to allow an outdoor wedding venue in the RU dsitrict 
1.4 Zoning: Rural (RU) 
1.5 Local Permits: Building Inspector (fire and safety), Board of Health (food and sanitization), Planning 

Board (already reviewed), ZBA (special permit) 
1.6 Surrounding Land Uses: Other residential and open space uses in the RU district 

 
1.7 Project History: The property includes a house listed in MACRIS and is known as the location 

where the last heath hen was most often observed before the species went extinct in the 1930s. 
About 5.5 acres of open space is hayed by the Athearn family. 

 
In March 2022, the West Tisbury ZBA referred the project to the Planning Board, which referred 
the project to the MVC as a possible DRI. 
 

1.8 Project Summary: The proposal is to utilize an existing residential lot with open space as an 
outdoor wedding venue, including parking in an existing field. The applicant has stated that the 
proposal is necessary in order to raise enough money continue maintaining the property in its 
current state and avoid having to sell it or convert it to short-term rentals.  

 
A portion of the lot would be rented out for wedding receptions and ceremonies on weekends 
from late spring through early fall, with no more than one event per weekend, or up to 18 events 
per year. Events would take place behind the existing house and garage, with parking closer to the 
road. The applicant does not expect to provide catering, but renters could hire their own third-
party vendors, and events may include amplified music and alcohol. The owners have stated that a 
tent, tables, chairs, and other items may also be provided. The owners would either be present for 
events, or hire someone to oversee the property when events are being held.  
 
The applicant is open to suggestions from the LUPC/MVC as to possible restrictions on the 
proposed uses, including number of events per year. 
 

2. ADMINISTRATIVE SUMMARY 
2.1 DRI Referral: West Tisbury ZBA, March 29, 2022 
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2.2 DRI Trigger: 3.1e (6,000+ ft2 of outdoor commercial use), 3.1h (parking for 10+ vehicles), 3.1j 
(high-traffic generator), 6.1b (private assembly space with 50+ seats), 8.3 (alteration of 1+ acre of 
significant habitat), 8.6a (development of current/former farmland) 

2.3 LUPC: August 22, 2022 
2.4 Public Hearing: To be determined 

 
3. PLANNING CONCERNS 
3.1 Wastewater 

 
Portable toilets would be provided for events, and pumped out by a septic truck. No washing of 
dishes, etc., would take place onsite. The applicant has stated that the bride and immediate family 
may be invited into the house for preparations.  
 

3.2 Open Space 
 
The property includes a 5.5-acre field that is currently hayed by the Athearn family, but there does 
not appear to be any agricultural restriction on the land. The northwest portion of the property is 
listed as NHESP Priority Habitat but the project would not necessarily affect that area.  
 
The project would temporarily inhibit the open space on weekends from late spring to early fall, 
including the parking area of about 17,820 square feet and the event space which is shown on the 
site plan to include a 9,600 square-foot tent. It is not clear what permanent impacts, if any, there 
might be to the open space.  
 
The applicant has stated that wedding parties, caterers, and others using the property would be 
required under contract to clean up after events.  
 

3.3 Traffic and Transportation 
 
The applicant roughly estimates about one vehicle for every three guests, and about 17 vehicles for 
caterers, etc., which would amount to about 50 vehicles for a 100-person event, or about 83 for a 
200-person event. Plans show a parking area with 66 spaces along the road, although the spaces 
would be unmarked. The property is located near the crest of a hill, which may affect sight lines. A 
formal traffic evaluation has not been conducted.  
 
The applicant has stated that the existing field could accommodate any number of vehicles, but 
that for any event with more than 40 vehicles, the wedding party would need to pay for off-duty 
police officers to direct traffic coming in and out. Van service or offsite parking is not proposed an 
alternative to onsite parking.  
 

3.4 Economic Development 
 
The applicant has stated that the rental price would initially range from $5,000-$10,000 per event, 
noting that weddings on the Vineyard typically cost several times that amount. The applicant also 
cites a need for additional wedding venues in general, and has proposed offering a 50% discount to 
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families who live on the Island full-time, or to brides or grooms who before the age of 18 spent at 
least 50% of their time on the Island. There are no plans to publicize the venue, other than word of 
mouth.  
 
The proposal would likely reduce the amount of land that could be used for hay, although the 
applicant has noted plans to use some of the land to grow lavender, which could be expanded in 
the future, with a goal of continuing to support the Athearn family.  
 
No new employees are proposed initially. Future employment would depend on the success of the 
venue.  
 

3.5 Character and Identity 
 
The proposal would establish a seasonal commercial use in the RU district of West Tisbury and 
require a special permit. The applicant has stated that events would take place behind the house in 
an area that is lower than the road, but parking would be closer to the road, and any tents would 
likely still be visible. Portable toilets would be located out of site of the road. Visual renderings of 
the event space as seen from the road have not been provided.  
 

3.6 Impact on Abutters 
 
The total number of people onsite at one time might be around 150-200, including guests, 
caterers, entertainment, etc. As proposed, the events may include amplified music and alcohol. 
The applicant has stated that noise should not be allowed to exceed that of a truck passing the 
property at the speed limit, but it is unclear how that would be monitored and enforced. The 
applicant has stated that locating the venue behind the house is intended partly to reduce impacts 
on the closest neighbor to the south.  
 
As part of the planning board review process, the Deep Bottom Pond Owners’ Association, which 
represents 73 owners/members in the Deep Bottom Pond development southeast of the project 
site, wrote a letter of opposition siting noise and traffic impacts, as well as potential impacts on 
property values. At least three other residents, including the immediate abutters to the south via 
their attorney, also submitted letters of concern. 
 

3.7 Town Review 
 
The town planning and zoning board administrators have noted the following bylaw sections which 
would apply to the project: 
 
8.5-2 Non-Residential Uses in the RU [Rural] and VR [Village Residential] Districts  
Non-residential uses allowed in the RU and VR Districts and referenced to this section on the Use 
Table shall comply with following standards:  
A. There shall be no evidence of the use through persistent or excessive sound, vibration or odor at 
the boundaries of the premises.  
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B. Buildings housing the use and exterior storage of materials or equipment shall be screened from 
off-premises view by vegetation, grade or location.  
C. Parking for the use shall be located off-street and screened as in Subsection 8.5-2(B) above, 
unless the Zoning Board of Appeals agrees to reasonable modifications.  
D. No more than two vehicles in excess of 10,000 pounds GVW [gross vehicle weight] shall be 
regularly parked on the premises.  
E. Traffic generated shall not be more disruptive to the neighborhood than traffic normally resulting 
from agricultural or residential development considering volume, type and hours, unless the Zoning 
Board of Appeals agrees that reasonable modifications are justified by the size and location of the 
lot. 
F. The use must not cause or contribute to any erosion of land or increase surface water drainage 
from the lot.  
G. The use shall not create hazards, unacceptable disturbances, unacceptable injury to the 
neighborhood, or unsightliness visible from any public way or neighboring property.  
 
SECTION 3.3 ACCESSORY USES  
In addition to the principal uses permitted in a district, accessory uses which are subordinate and 
customarily incidental to such permitted uses shall be allowed on the same terms as the principal 
use (i.e. by right, with Site Plan Review, and/or by Special Permit), except that Site Plan Review shall 
be required for residential accessory structures that exceed 2,500 square feet, including barns or 
stables (unless exempted as agricultural structures), riding arenas, or other recreational facilities. 
Common driveways shall be considered customary accessory uses, allowed with Site Plan approval 
unless the principal use involves the review of a Site Plan or subdivision plan showing the common 
driveway in connection with a Special Permit or subdivision approval. 
 
SECTION 9.2 SPECIAL PERMITS 
9.2-2 Review Criteria 
B. Specific Findings  
In order to approve a Special Permit, the ZBA shall also make specific written findings that the 
proposed use, with appropriate conditions: 
4. Will not create excessive off-premises noise, dust, odor, or glare.  
9. Will not cause other adverse environmental effects. Such effects may include:  
d. Noise and air pollution; 
h. Unnecessary decreases in agricultural use or potential productivity of land; […] 
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