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BOX 1447, OAK BLUFFS, MASSACHUSETTS, 02557, 508-693-3453,  
FAX 508-693-7894 INFO@MVCOMMISSION.ORG WWW.MVCOMMISSION.ORG  

Martha's Vineyard Commission     
DRI # 341-M2 Crow Hollow Farm – 8th Lot 
MVC Staff Report – 2010-02-17  
NOTE: New information is printed in bold type.  

1. DESCRIPTION 
1.1 Applicant:  Kristian Strom; Samantha Look; and Carly Look; Doug Hoehn 

(Engineer/Agent). 
1.2 Project Location: Map 35 Lot 2 (3 of 21.2 acres) 
1.3 Proposal: Crow Hollow Farm want to create a new 3-acre lot around an existing house. 
1.4 Zoning: RU – Residential 3-acre minimum lot size. The purpose of the Rural District (RU) 

is to maintain the Town’s historic pattern of rural settlement, characterized by large 
expanses of open space and unspoiled views from the road, a scattering of residences 
and small businesses, and clustered development surrounded by open space. A 
considerable amount of the property, within 500 feet of the water, is within the Coastal 
District DCPC. The first 100 feet is considered the Shore Zone and has more stringent 
regulations than the Inland Zone (100’-500’ from water). 

1.5 Local Permits: Planning Board to sign off on APR. 
1.6 Surrounding Land Uses: The area is a combination of farm fields and woods between 

coves of the Tisbury Great Pond. 
1.7 Project History:  

o This is the third plan from Crow Hollow that has come to the MVC: One from 1991 (Plan 
433); one from 1993 (Plan 448); and the new proposal. 

o The history is that in 1991 this was a DRI. Alan and Carly Look did a definitive 
subdivision plan that created 7 lots along Road to Great Neck. Five of the lots were brand 
new vacant 3+ acre lots. Lots 6 and 7 were created around existing homes. Originally Lot 
6 straddled both sides of the road. Lot 6 was 28.16 acres and Lot 7 was 12.87. 

o The MVC approved the plan with Conditions 
o In 1993 they sold most of the vacant lots and came in and re-divided lots 6 and 7 into 6a 

and 7a. All this did was put the lot line on the road. 6a was on one side and was vacant. 
7a included multiple houses. Although case file 448 is how it is on the books right now. It 
never happened. Lot 6a became 19.79 acres and Lot 7a became 21.24 acres. 

o More recently, Kristian and Samantha bought lots 6a and 7a. He proceeded on lot 6a to 
create an Agricultural Preservation Restriction (APR) with the Land Bank at well below 
market rate. They created a building envelope of about 2 acres (out of 19.79 
acres) in the middle of the lot with a barn and horse riding facility. They also create a 
trail that runs along the border of lot 6. Outside the building envelope there is no 
development allowed. 

1.8 Project Summary:   
o Crow Hollow Farm would like to create a new 3-acre lot around an existing house. 
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o While they are creating a new lot that was not there before they cannot build any more 
houses than they already could. In West Tisbury you are allowed one dwelling per 3 
acres of build-able land.  

o The Applicant has offered to create one homesite lot on lot 6 in addition to 
the proposed new lot and donate $40,000 to the town of West Tisbury for 
affordable housing. 

o The W.T. Planning Board has voted to accept the offer but the W.T. 
Affordable Housing Committee disagrees and would prefer two 
affordable lots and a public hearing. 

 
2. ADMINISTRATIVE SUMMARY 
2.1 DRI Referral: West Tisbury Planning Board 
2.2 DRI Trigger: 3.102b; Any development, with the concurrence of the Martha’s Vineyard 

Commission, which: b) is a new proposal on a site upon which there is a previously 
approved DRI application for a different proposal. The West Tisbury Planning Board, 
concurrent to referring the project to the MVC, asked their counsel for a legal opinion as 
to whether the proposal requires an affordable lot 

2.3 Pre-Application meeting with staff: December 3, 2009 
2.4 LUPC: December 7, 2009; February 1, 2010; February 16, 2010 
2.5 Site visits:   
2.6 Public Hearing: To be determined if necessary February 18, 2010 
 
3. PLANNING CONCERNS 
3.1 Some Key Issues 

 Regional 
- Should the creation of an 8th lot require an affordable lot? 
- Does creating an 8th lot around an existing house on a 20-year old 

subdivision of 7 lots on 57.37 acres constitute a significant change? 
- Environment: This property is in an NHESP priority habitat area. 
- Wastewater: The Tisbury Great Pond is a nitrogen sensitive body of water.  

 
3.2 Environment 

• Vegetation:  
• Habitat: The site is in an NHESP Priority Habitat (as is virtually everything south of 

Edgartown-West Tisbury Road).  
• Landscaping: None is planned at this point. 
• Open Space: Would not be impacted. The house on the lot already exists. As noted 

above the lot across the road (Lot 6) has an APR on it. Lot 7 is all open fields looking 
out over the Athearn farm. The goal of the applicant is to preserve it to the greatest 
extent possible. Creating a homesite lot could impact open space. 

• Trails: They have talked to the Land Bank about purchasing their development lot on 
Lot 6 and they were not interested. The applicant has said that they talked to 
the Land Bank about connecting the trail but have not heard back. 
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Connecting the two trails nearby would open public access to Great 
Neck Road. 

• Lighting: None is planned at this point. 
• Noise: Should not be an issue 
• Energy/Sustainability: 
• Waste Management: 
• Water: Private wells.  
• Wastewater / Stormwater:   

o The redrawing of the lot lines should have no impact on wastewater nitrogen 
loading issues at this time.  

o However, this creates a new lot that is under-sized (at 3-acres) in terms of nitrogen 
loading allocation (the policy calls for 10-acres per house in this watershed). 

o Therefore that will be factored in to any further development on the property. 
o In West Tisbury you are not limited to one house per lot, but rather to 3-acres per 

house. For example if you have a 15 acre lot you can theoretically have 5 houses 
on one lot. 

3.3 Transportation 
 Access: 

o The access to Lot 2 and the proposed 3-acre lot is the Road to Great Neck. 
o The access for lot 6a is off of Tiah’s Cove Road. 

 Traffic Summary: There should be minimal impact on the road. 
 

3.4 Affordable Housing 
 When they first did case file 433 the MVC approved the plan in 1991. Back then they 

had a bylaw that said that if you created 6 or more new lots you had to file a flexible 
development plan with one lot going to Affordable Housing. At the time because there 
were already houses on two of the lots they said that this was a 5-lot subdivision and 
did not trigger the Flexible Development Affordable housing requirement. It did not 
trigger the MVC Affordable Housing policy either.  

 Since then they went back to the Planning Board numerous times over the years and 
suggested different scenarios but they never did any of those plans. These two plans 
(1991 and 1993) are what have been reviewed and approved.  

 West Tisbury has changed their by-laws. The Flexible Development is gone. They do 
have a provision that says that developments of three or more lots must have at least 
20% of the lots be affordable (round up). Thus a three lot subdivision plan would 
require an affordable housing lot. However, they have also got a decision from Town 
counsel that this provision does not apply to an Approval Not Required (ANR) plans, 
which this is.  

 So they are stuck in a situation where they did not trigger the requirement for an 
affordable lot then or now, but if they proposed what they are doing now it would 
have triggered the flexible development requirement for an affordable lot then.  
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 The 1991 plan created lots 6 and 7 which originally had a house on each lot. When 
they changed it in 1993 there was no house on the new lot 6a. They have put an APR 
on the large lot 6. 

 The West Tisbury Planning Board, concurrent to referring the project to the MVC, 
asked their counsel whether the proposal requires an affordable lot. However, Town 
Counsel had a conflict and the Town is therefore seeking an opinion from off island. 

 The off-island counsel determined that in his opinion any further 
division would require 2 lots (1.6 lots rounded up) be created for 
affordable housing. 

 The Applicants disagree with this opinion but have made an offer of 
creating one homesite lot and donating $40,000 to the Town of West 
Tisbury for affordable housing. The West Tisbury Planning Board and 
Affordable Housing Committee would determine where the money is 
spent. 

3.5 Economic Impact 
 The Applicant has said the reason for the sale is to enable them to continue to farm the 

land (including the horse farm and vineyard). 
 They bought this lot because there was a threat that a developer was going to buy 

and divide the land so they purchased it because they thought someone wanted to 
develop it.  

 Their goal is to keep trying to farm it and conserve it. It was on the market but Crow 
Hollow is not on the market now. 

 
3.6 Scenic Values 

 Streetscape:  The plans for the house by the potential buyer are not 
known. 

 Building Massing:  
 Architectural Detailing:  
 A.D.A. Accessibility:  

3.7 Local Impact/Abutters 
 The creation of the homesite lot could impact abutters.  
 Connecting the trails would bring pedestrian traffic by several houses. 

 
4. CORRESPONDENCE –  
4.1 Town Officials: The West Tisbury Planning Board (WTPB) has sent a letter stating 

that the Planning Board voted to accept the offer to create a homesite lot and give the 
town $40,000 for affordable housing. The West Tisbury Affordable Housing 
Committee (WTAHC) has written that they voted to voice their opposition to the 
Planning Board accepting the affordable housing offer. The WTAHC prefers that the 
applicants create two affordable building lots and voted to ask the MVC to hold a full 
public hearing as a DRI  

4.2 Island Organizations: 
4.3 Public:  


