Linda Sibley asked how you date old tools. Holly Herbster said stone tools can be dated by their form
such as long broad spear points are older. They can be identified in a way similar to identifying period
clothing.

Randy Jardin of the Wampanoag Tribe thanked everyone for listening and hopes everyone can work
together to get things done.

Adam Turner said it is a DRI requirement and we have had significant finds. He thanked PAL and the
Tribe for doing our work. We need to be more vigilant. It is part of the Vineyard culture and history and
is important.

Peter Temple said the density in Aquinnah is significant as compared to the rest of the Island.

Doug Sederholm said that Aquinnah has made greater use of its DCPC than any other town and it
exemplifies what the MVC is about to protect the Island. He applauds them for that.

Katherine Newman thanked Peter Temple for all of his good work.

3. MEETING HOUSE PLACE SUBDIVISION-EDGARTOWN DRI 682 CONTINUED PUBLIC HEARING

Commissioners Present: T. Barnes, L. Brathwaite, C. Brown, R. Doyle, F. Hancock, J. Joyce, M. Kim,
J. Mualkin, K. Newman, B. Robinson, D. Sederholm, L. Sibley, E. Thomas, R. Toole.

For the Applicant: Sean Murphy, Doug Hoehn, Doug Anderson

Richard Toole, Public Hearing Officer apened the Continued Public Hearing and read the Public Hearing
Notice. The property is located at 139 Meeting House Way, Edgartown, Map 37, Lot 47. The Public
Hearing Procedures were also read.

3.1 Staff Report

Adam Turner presented the following.

¢ This is a subdivision for 34 lots in Edgartown at Meshacket Road and Meeting House Road.

* The Open Space and Site Plan of Sample Homes maps were reviewed. They have been
submitted by the applicant.

s The lots are in a cluster configuration.

* The watershed map for the Edgartown Great Pond was reviewed.

¢ There is a Special Way Trail that the applicant has said will not be blocked. It runs from
Meshacket Road to Meeting House Way on the easterly side of the property.

¢ Planning issues have been identified and the applicant has provided answers to the issues and
questions from the last Public Hearing.

e Planning issues include wastewater, NHESP habitat protection and traffic.

3.2 Applicants’ Presentation

Sean Murphy presented the following.

s Thisis a 54.26 acre project in the R20 Zoning District. It is a 34 fot subdivision,

« It has moth habitat and 19.6 acres have deed restricted conservation.

¢ The lot size if from 1 acre to 2.6 acres but it is a half-acre zoning so the lots are larger than
allowed.

e The maximum number of bedrooms per lot is five. No guest homes will be allowed to be built on
any single family lot within the subdivision.

¢ Edgartown sent a letter accepting the affordable housing contribution. $490,000 shall be paid
upon receipt of all permits required for the subdivision. Additionally, for each lot sold by the
applicant the applicant will pay an additional $18,300 to the Edgartown Affordable Housing
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Committee for a total of $622,200 upon the sale of the 34 lots. Upon any sale subsequent to the
original sale from the developer the seller shall pay a fee equal to 1% of the sale price to the
Dukes County Regional Housing Authority or a similar agency as determined hy the MVC.

o Fornitrogen the applicant has agreed to a Net Zero project.

— Doug Sederholm said do you have a proposal now to meet your nitrogen and have you
run that by our consultant yet.

— Sean Murphy said yes, we will be proposing a Permeable Reactive Barrier and we will be
on town water and wells for irrigation and we have not yet run it by the consultant but
that will be done.

— Linda Sibley said how long will that take.

—  Adam Turner said it took a while to get a consultant and to get them up to speed on
what we do and will do and we need to get the details. We need the plan and the
Wastewater Commission has to accept. We all agree on the load number.

—  Sean Murphy said it will take a week. It will be done and we did not want to hold up the
Public Hearing, so it will be done. We will take the whole 139 kg/yr and not just meet
the MVC number of 79 kg/yr.

* The applicant has offered to install a Permeable Reactive Barrier to capture nitrogen in the
groundwater as well as to sewer twelve adjacent properties on Hotchkiss Lane to achieve net
negative nitrogen {more nitrogen is removed from the groundwater than is produced). We will
work this out with the MVC staff on how to achieve.

e The total development envelopes and road layout equal 19.95 acres (36.71% of the property)
leaving 34.39 acres of open space (63.29% of the property).

s The development envelopes average under ane half acre in size or approximately 19,860 sf.

e The property is on town water and town wastewater which is stubbed into the property with
access to Division Road. Sewer and water lines are installed in Division Road currently. Each lot is
allowed a maximum of 5 bedrooms per lot.

* The Common Lot will be owned by the homeowners association and the only structure allowed
on the Common Lot will be an unconditioned structure that may not be used for any
recreational purposes and not greater than 900 sf for use by all owners as a common gathering
area.

s Ap archeological study of the property has been completed and there are no impacts to the
property. Confirmation of same from the Massachusetts Historical Commission has been sent to
the MVC,

¢ The applicant will not block or restrict the path running from Meshacket Road to Meeting House
Way on the easterly side of the property for pedestrian, equestrian or non-moetorized hicycle
use by the public.

e Questions were raised at the initial public hearing regarding the Northern Long Eared Bat.
NHESP mapped this property in 2017 and did not identify it as habitat for this bat. Additionally
the United States Fish and Wildlife Service has determined that creating habitats for this bat
“could potentially increase the spread of white-nose syndrome”.

e We have submitted to the MVC a detailed project description and summary of the proposed
plan.

Doug Anderson presented the following.
*  We will have asphalt roads and gravel drives. There will be strict covenants.
s We will put in the water and sewer lines to the edge of the property to be used by the
Edgartown affordable housing project.
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The Permeable Reactive Barrier will be upsized and is not in our credits and mitigation. We will
grab and clean up nitrogen coming from the landfill. We agree on the nitrogen loading and will
agree to Net Zero. It is personally important to me and my partner and it is also a selling point.
We will provide 12 sewer hookups for homes located on Hotchkiss Lane at our expense to
remove a substantial nitrogen load generated by the septic systems from these homes. This will
result in a major reduction of existing nitrogen polluting the Great Pond watershed and aquifer.
We will provide sewer line connections and pumps for the new sewer connections eliminating
existing septic pollutants of which some have or will inevitably fail,

— Ben Robinson said have you talked to Edgartown about the flow with Hotchkiss Lane.

— Doug Anderson said we examined all the test wells.

— Doug Hoehn said we tatked with Matt Poole and the Edgartown Water Department and
they all approved.

- Doug Anderson said we received a letter from Bill Chapman saying there would be no
problems.

— Doug Hoehn read what William Chapman said “there are no deficiencies with our
operations... the study accommaodates a 2035 buildout of Edgartown and the Mass DEP
found no deficiencies in our operations and has no suggestions for our improvement”.

— Adam Turner asked if they can get a letter from him.

— Doug Hoehn said we have it in an email directly from him but we will ask him to putitin
a letter.

64% of the site will be committed to permanently protected and preserved open space within
the project. With our conservation agreement one neighbor can enforce against another
neighbor.

Heather Monticup presented the following.

The traffic impacts are minimal for residentiaf traffic entering and exiting the subdivision. There
are no significant or appreciable defays identified within the traffic reports and studies. We are
in agreement with the MVC.

There will be one additional trip every two minutes in the peak hour,

Based on comments from the last meeting we did the alternative distribution of traffic. Going
down Meshacket Road and Meeting House Way it is a good alternative distribution based on the
comments we received and it has been submitted to the MVC,

Because the subdivision has two exits, which is advantageous to mitigate traffic, the applicant
has submitted the alternative trip distribution plan to more accurately depict the current
conditions. The alternative trip distribution assumes 50% of the traffic entering and exiting from
each entrance.

Meeting House Way was paved and utility poles relocated since we did our traffic study.

Tad Schrantz presented the following

There are three core goals that will be utilized to preserve and enhance the character and
identity of Meeting House Place; be thoughtful to existing surroundings, create architecture that
is an autgrowth of its environment and maintain a sense of community. Within these we
reinforce our policies for the protection of the landscape and the size of the lots,

We will use environmentally sound practices to maximize energy efficiency. We will meet or
exceed Energy Star 3.1 Certification as allowed and defined in the Massachusetts Residential
Code.

Homes will use environmentally sensitive materials including locally sourced woods, naturally
occurring products, recycled content material, low VOC and low odor paints and stains to
maximize the environmental impact.
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« We will use sustainable landscape practices including pervious driveways to allow for rainwater
infiltration and the use of native low maintenance drought tolerant plant materials to minimize
irrigation requirements.

¢ Regional Clean Water Guidelines for Fertilization will be required.

3.3 Commissioners’ Questions

Ben Robinson asked how the square footage was calculated. It seemed like a convoluted way to come
up with the square footage of the building. It becomes an advance calculation and something simple
would be easier to understand. Sean Murphy said the maximum house size is 4,800 sf which is
calculated using conditioned/livable space above ground. Living space is defined as the inside perimeter
of all abhove ground, conditioned and enclosed areas that are suitable for year round use, including all
closets, stairways and storage areas. If a garage is detached a 400 sf detached bedroom in conformance
with the Edgartown Zoning Bylaws is allowed.

Fred Hancock said with a detached garage is the allowed bedroom above part of the five bedrooms,
Sean Murphy said that is part of the total number of bedrooms. Ben Robinson said is that part of the
4,800 sf. Sean Murphy said it is in addition to the 4,800 sf.

There was a discussion about the conservation area.

s Linda Sibley asked why the conservation easement was done as it is. It would be easier if
owners had lot lines. Why not a comman [ot?

e Sean Murphy said the idea was to have the lots a little longer. The homeowner association will
enforce it and monitor and it is in the covenants. There will be some restrictions on all open
space as NHESP will do on the moth habitat.

+ linda Sibley asked how the width of the wildlife corridors was decided. Po we have any
independent evidence for them to functicn as wildlife corridors?

e Ben Robinson said one is 135 feet wide.

¢ Doug Anderson said they asked about that at NHESP.

¢ Joan Malkin said there are corridors outside the NHESP {and.

e Doug Anderson said we did not say much about those but wanted the ability for the moths to
fly from one end of the property to the other, so we did that.

+ Linda Sibley said how do you know what width you need.

*+ Doug Anderson said it is quite large from 160 feet to 190 feet. ‘

= Ben Robinson said what is the point to have ali of the excess property that you cannot use.

* Doug Anderson said it is 16,000 — 19,000 feet. It is a minimum of 1 acre to 2.7 acres lot size and
we found homeowners take great pride in managing a conservation easement. We want to
protect all of it except the development envelope. He would be happy to sit down and go over it
in detail. It is protection to be in place and independent reports would be done for enforcement.

e Sean Murphy said it would be enforced by NHESP and the homeowner association.

+ Doug Anderson said it is checked every other year and there are fines.

s Ben Robinson said it ends up with fragmentation of open space. With a larger protected
segregated lot it would be better.

+ Doug Anderson said we are at 64% open space. We could gain back another 10% by pushing up
against the road so we decided to push the development envelope back instead.

s Sean Murphy said with regards to the enforcement annual and semi-annual reports can be
submitted to the MVC and the Town as well. '

* Doug Sederholm said you would submit to LUPC for review,

e Sean Murphy said they would.

¢ Ben Robinson said you cannot get construction vehicles around the house.
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* Doug Anderson said we locked at it carefully and it is workable.

+ Joan Malkin said if not enforced would you force the homeowner association to do so.

+ Sean Murphy said it is enforced by the homeowner association and we would submit to the
MVC,

¢ Doug Sederholm said you would give the MVC enforcement power.

e Sean Murphy said they would.

There was a discussion ahout construction management.
e Linda Sibley said there was at least one case on the Island where landscapers left buffers and
cleared carefully around but the contractors cleared the buffers. How do you prevent that?
* Doug Anderson said they would probably post a hond so if outside the development envelope
they would have to replace the vegetation. We would do a tree survey around the perimeter.
* Doug Hoehn said with the development envelope there should be a construction zone.

There was a discussion about house size and density.

¢ Adam Turner asked if there is any thought about going smaller on the house size and have you
focked at combining all of the pods on one side and cluster a little more and do meaningful
open space.

+ Doug Anderson said we did look at density and three to four different versions but it pushes
everything together. After our market survey we felt it didn’t meet the market. 33% of the site is
outside the development envelope. We have reduced the footprint for disturbance.

¢ Linda Sibley asked where did you do the survey.

+ Doug Anderson said with Island realtors.

* Joan Malkin said do you have actual results you can provide to us.

¢ Doug Anderson said they do have results.

Joan Malkin asked if the homes would be seasonal houses and if they were developing any of the lots.
Doug Anderson said it will be single family homes, no guest homes and some would be seasonal. We do
not expect to be the builder of the homes.

Fred Hancock asked at what point the covenants would go to the homeowner assocfation. Sean Murphy
said the developer stays in a long time to make sure the covenants are enforced. It usually goes to the
homeowner association once 80-90% of the homes are sold. Doug Anderson said they would maintain
controi through buildout.

Doug Sederholm asked if the covenants would be submitted before the close of the written record. He
wants to see what the applicant has promised is there and the MVC can go at the applicant’s pace. Sean
Murphy said we have highlighted in the narrative what we are talking about. Doug Anderson said they
can have it within a couple of weeks.

There was a discussion about traffic.

+ Adam Turner said you are putting one car every two minutes at the Meshacket intersection and
that intersection is a mess in the summer at the Edgartown West Tishury Road.

¢ Heather Monticup said on average there are 30 trips so there is a vehicle every two minutes. It
is less than a 13 second impact in delay. The data and projections are coming from other
neighborhoods that have these issues.

s Adam Turner said it is an issue at that intersection. It is problematic in the summer especially in
summer peak hours and it can be different with going to the beach.

¢+ Heather Monticup said they analyzed the peak hour especially in the PM.
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e James Joyce said he thinks cars will take of themselves. This will be primarily vacation hornes
and there will be bikes and that road is dangerous. We need to create a bike path for what will
be created by this development.

e Sean Murphy said there is a 15 foot easement which abuts the front of Meshacket. Thisis a
start. Edgartown had allocated money for the path down Meshacket but it didn’t happen but we
can get up to 1,400 feet which will be a start. It is the property that abuts Meshacket and it is
not part of this subdivision.

e Doug Hoehn showed the location on a map. It is another piece of land where we can give the
easement.

* Michael Kim said since the intersection at Meshacket Road is a mess, are there methods to alter
it and improve it.

* Heather Monticup said we have not done a sighal warrant.

» Doug Anderson said we could make a right turn out and restrict vehicles at both ends and it
significantly changes it.

e Heather Monticup said we can look at geometric improvements and investigate it.

Doug Anderson said the Comprehensive Project Description that they prepared answers most of the
Commissioners questions.

Doug Sederholm said with regards to the seller and the buyer each paying cne half of the 1%
assessment at closing for affordable housing the Land Bank has provisions to prevent sale price
deviation and how will you handle that. Sean Murphy said it will be what the Land Bank does.

There was a discussion about solar.

e Joan Malkin said in the narrative the words about solar were limited. Why are you not
championing for suitable sited houses.

*  Tad Schrantz said we did not plan for a community solar array but to localize by home.

+  Katherine Newman said you are not building the houses so how would that be enforced.

e Tad Schrantz said as part of the building permit process and as regulated by the Town of
Edgartown. It is a building department issue.

* Doug Anderson said there is an architect review with a third party to review plans before
submitted and approved by the homeowner association and then it goes to the building
department. :

3.4 Public Testimony

Emily Reddington lives on the Edgartown Great Pond and is the Executive Director of the Great Pond
Foundation. There is a lot of talk about the PRB and that is really important. There is a traditionaily high
loading of nutrients on the eastern side of the Great Pond so a lot of work needs to go into the flow of
water and nitrogen there. We also need to pay attention to phosphate and we have not heard anything
about that. Sewering homes is great but why not look at changing more homes rather than adding just
34 new homes. A good system can take nitrogen down to 3 parts per miltion but what happens if this is
summer homes and what happens during the peak season. She would like to see those numbers. Has
anyone done projections with new homes and what the effluent would be. ‘
¢ Pio Lombardo presented the following.

—  To address phosphorous removal the PRB will remove phosphorous if there is iron in the
soil. We can design it essentially to do that but that is not part of the policy. it is more
important in fresh water environments but we can address it if it is a concern.

— One million gallons per day is .5% of flow and should not break the back of the
treatment plant.

— Additional nitrogen removal will help the Great Pond.
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— The next step is to do detailed characterizations of where flow is for the PRB.

¢ Emily Reddington said it would be great for the PRB to handle some of the phosphorous but
what about the wastewater as there is phosphorous in detergent and household products.

* Pio Lombardo said that is beyond the scope of this project. It is a scientific question that
requires data. Many of the current household products now have little phosphorous.

+ Linda Sibley asked how long does it take to design the PRB as there are a number of details that
we need.

* Pio Lombardo said the key detail is that the applicant is guaranteeing Net Zero. There are a
number of steps in the process before design documents are created. It takes 3-6 months to
design.

Luanne Johnson is a wildlife expert and can tell us about the bats. She wants to explain what the US Fish
and Wildlife was stating about white nose syndrome. It affects bats in winter with habitat for themina
cave or mine but we don't have that so it has nothing to do with this project. It was taken out of context.
It is important to understand that these are forest hats. They can occupy any type of forest. Since the US
Fish and Wildlife cannot designate all forests as significant habitat the only thing to protect them is that
you cannot cut within a 2.5 km or a % mile of the location or within a maternity tree area. The only
known maternity roost area are the ones we did on the Island. We did not study this area and location
but part of the MVC mandate is to preserve habitat. She can only tell you what she knows about them.
The MVC is very well informed and she thinks condensing this development is a better way to do it and
especially to keep wiidlife corridors.

e Doug Sederholm said we asked the applicant a specific question of how the corridors were
created and they candidly said they really don’t know. You are a wildlife biologist and do you
know how to do that?

¢ Luanne Johnson said it depends on the species there, In conservation biology we debate
bicdiversity and the best way to protect. A large parcel is the best way to protect or having a
vernal pool. NHESP only addressed the imperial moth. If the applicant could adjust their
proposal then NHESP would be really happy.

+ Doug Sederholm asked if these corridors will do any good or just look good on a plan.

+ Luanne Johnson said it would work for the imperial moth but not sure if they are keeping the
understory and once you clear that it is hard to put back.

s  Doug Sederholm asked the applicant if they are keeping the understory.

» Doug Anderson said they are,

Jim Athearn is concerned about the location of the bike path. Running the wastewater lines will cross
Meshacket but there is no need to cross Meshacket Road, as it is already there. It was put in by the Field
Club. They said they would be preserving the walking path on the east side but he believes they mean
the northeast side and that needs mentioning. The so called open space is really only people’s
backyards. It is not cluster it is really urban sprawl. He urges the MVC to not back down due 1o a project
like this. ‘ ‘

» Sean Murphy addressed the path and showed on a map the location and said it was addressed

at the Planning Board meeting.

Richard Toole, Public Hearing Officer continued the Public Hearing to May 16, 2019.

Doug Sederholm, Chairman recessed the meeting at 9:25 p.m. and reconvened at 9:30 p.m.

4. THE YARD MASTER PLAN-CHILMARK DRI 689 DELIBERATION AND DECISION

Robert Doyle recused himself.
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