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P.O.BOX 1447 • 33 NEW YORK AVENUE • OAK BLUFFS • MA • 02557 
508.693.3453 • FAX: 508.693 7894 
INFO@MVCOMMISSION.ORG • WWW.MVCOMMISSION.ORG 

Decision of the  
Martha's Vineyard Commission  

DRI 574-2 
4 Causeway Road 

 

Date: December 16, 2004 

To:  Building Inspector, Town of Tisbury 

From: Martha's Vineyard Commission 

Subject: Development of Regional Impact Number 574-2 
 4 Causeway Road – Demolition and Construction  

Applicant:  Gerald L. Sullivan, 40 Eliot Street, Jamaica Plain, MA 02130 

Owner:  Gerald L. Sullivan and Martha M. Sullivan, husband and wife as tenants 
by the entirety 

Project Location:   4 Causeway Road, Tisbury, MA; Assessors Parcel 9-A-1 
 

 

1. SUMMARY 

 
The Martha's Vineyard Commission (the Commission) hereby approves the granting of permits for 
the development as submitted, and modified by the conditions listed herein as “Conditions”, in the 
application of Gerald L. Sullivan, 40 Eliot Street, Jamaica Plain, MA 02130.  

This Decision is rendered pursuant to a vote of the Commission on December 2, 2004.   

The permit-granting authorities of the Town of Tisbury may now grant the request for approval of 
the Applicant’s proposal in accordance with the conditions contained herein and may place 
further conditions thereon in accordance with applicable law, or may deny the request for 
approval. 

 

2. FACTS 

The project was referred to the Commission by the Building Department of the Town of Tisbury for 
action pursuant to Chapter 831 of the Acts of 1977, as amended (the Act) and the Commission’s 
Standards and Criteria for DRIs, Section 3.301a and 3.401d and was reviewed as such by the 
Martha's Vineyard Commission.    
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The Application and notices of public hearings relative thereto are incorporated into the record 
herein.  Martha’s Vineyard Commission staff document exhibits are also incorporated into the 
record by reference. 

Hearings: A duly noticed public hearing on the Application was conducted by the Commission on 
October 7, 2004 pursuant to the Act and M.G.L. Chapter 30A, Section 2, as modified by 
Chapter 831.  A continuation of the public hearing was conducted on November 18, 2004, and 
subsequently closed that same date. 

Description: Construction of a 2-story building containing 4 to 9 units of office or mixed office and 
residential use, and a secondary building for 1 office unit or one 2-bedroom residence.  Existing 
building to be one office unit OR one 3-bedroom residence, with either the existing building or the 
new building on the north corner of the property always to be a residence/housing. 

The Plan: The following plans and documents submitted by the Applicant and contained in the 
Commission’s project file constitute “the Plan.”  

 “4 Causeway Road, Vineyard Haven, MA, Map 9-A Lot 1”, November 9, 2004, Moira 
DeHaven Fitzgerald architects, P.O. Box 1312, West Tisbury, MA 02575, 508-693-
6119, Scale: 1/16” = 1’-0, consisting of three sheets 

- Basement Plan A-1 
- First Floor Plan A-2 
- Second Floor Plan A-3 

 “Landscaping Planting List, 4 Causeway Road/Tisbury Massachusetts/10.18.04”, 
consisting of one sheet  

 “Proposed Office Building at 4 Causeway Road”, November 9, 2004, (several views) 
 “Preliminary Septic & Drainage Layout at Map 9, Block A, Parcel 1, 4 Causeway Road, 

Tisbury, Massachusetts, Prepared for Gerald and Martha Sullivan”, November 18, 2004, 
Sourati Engineering Group, P.O. Box 4458, 107 Beach Road, Suite 202, Vineyard 
Haven, MA 02568, 508-693-9933, Scale: 1”=20’, consisting of one sheet 

 Letter from Gerald Sullivan to the Martha’s Vineyard Commission, dated October 4, 
2004, regarding housing mitigation offer 

 Letter from Andrew Grant, Sourati Engineering Group, to Moira Fitzgerald, dated 
November 8, 2004, regarding Traffic Impact Assessment for Gerald Sullivan, Proposed 
Office Building, 4 Causeway Road, Tisbury, MA, and (by reference) “Traffic Impact 
Assessment, Proposed Multi-Use Building, 4 Causeway Road, Tisbury, Massachusetts, 
Prepared for Gerald Sullivan, DRI # 574”, October 2003, December 2003 (Rev.1), 
Sourati Engineering Group  

 

3. FINDINGS AND CONCLUSIONS 

The purpose of the Commission, as set forth in Section 1 of the Act, is to “protect the health, 
safety and general welfare of island residents and visitors by preserving and conserving for the 
enjoyment of present and future generations the unique natural, historical, ecological, scientific 
and cultural values of Martha’s Vineyard which contribute to public enjoyment, inspiration and 
scientific study by protecting these values from development and uses which will impair them, and 
by promoting the enhancement of sound local economies.” 
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The Commission has reviewed the proposal as a Development of Regional Impact, using the 
procedures and criteria that the Commission normally uses in evaluating the benefits and 
detriments of such a proposal. The Commission has considered the Application and the 
information presented at the public hearings, including listening to all the testimony presented and 
reviewing all documents and correspondence submitted during the hearings and review period.    

Based on the record and testimony presented therein, the Commission makes the following 
findings pursuant to Sections 14 and 15 of the Act.  

 

A. THE COMMISSION FINDS THAT THE PROBABLE BENEFITS OF THE PROPOSED 
DEVELOPMENT WILL EXCEED THE PROBABLE DETRIMENTS, AS EVALUATED IN 
LIGHT OF THE CONSIDERATIONS SET FORTH IN SECTION 14(a) OF THE ACT. 

 
A1 The Commission finds that the proposed development at this location is 

essential and appropriate in view of the available alternatives (Section 15(a) 
of the Act.) 

The Commission finds that the proposed development is appropriate, in view of the 
alternatives.  The Commission finds that the proposal is a good example of Smart Growth as 
a mixed-use, infill development within the zoned business district of the traditional town 
center.  The Commission notes that the proposal to build on part of the site presently used as 
open space and parking has raised the concerns of some mainly residential immediate 
neighbors; the Commission notes, however, that the Applicant has cooperated during the 
review process to minimize the visual impacts in response to the Commission’s and neighbors’ 
concerns.   

 
A2 The Commission finds that the proposed development will have a positive 

impact upon the environment relative to other alternatives (Section 15(b) of 
the Act).  

With respect to wastewater and groundwater, the Commission finds that the proposal will add 
wastewater flow to the groundwater.  However, the Commission notes that the parking area is 
proposed to remain unpaved, thus minimizing the impacts of stormwater runoff.  The 
Commission notes that groundwater should flow toward Vineyard Haven Harbor, rather than 
toward the more nitrogen-sensitive Lagoon Pond, thus minimizing the potential negative 
impacts to surface waters.  

With respect to open space, natural community and habitat, the Commission finds that the 
proposed development will reduce open space on the property and result in some loss of 
trees. Parking, much of which already exists, will cover more than one fifth of the property.  
However, the Commission notes that the proposal will preserve approximately half of the 
property as open space, landscaped with native vegetation, and will preserve most of the 
trees.   
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With respect to night lighting and noise, the Commission notes that the proposal will add 
night lighting.  The Commission notes, however, that lighting impacts should be minimized by 
utilization of down-lighting and motion-sensors in accordance with the lighting plan.  
 

A3 The Commission finds that the proposed development will have a positive 
overall effect upon other persons and property (Section 15(c) of the Act). 

With respect to traffic and transportation, the Commission notes that the project will further 
burden the intersections of Causeway Road/State Road and Skiff Avenue/Edgartown-
Vineyard Haven Road.  The Commission notes that the mixed office/residential use and the 
proximity to town and bus service should limit some peak hour trips, compared with 
alternative allowable uses of the property.  The Commission notes and accepts offers to place 
a stop sign and stop line at the site driveway, that construction will be performed during the 
off-season, and that users of the project will be actively encouraged to use alternate modes of 
transportation – to mitigate negative impacts to traffic.  The Commission notes that the outlet of 
Causeway Road to Skiff Avenue will help disperse traffic. 

With respect to scenic values, the Commission finds that the project will negatively impact 
scenic values from State Road and from the access to War Veterans Memorial Park, by 
replacing open space with construction.  The Commission notes that the grade difference on 
the State Road side will continue to partially screen the parking.  The Commission notes that 
the arboreal screen between the project site and the access to the park and along State Road 
is to be kept intact, thus softening the impacts to scenic values.  

With respect to character and identity, the Commission finds that the project will have a 
positive impact on character and identity compared to the alternatives.  The Commission finds 
that the Applicant has considered carefully the existing streetscape, particularly through 
cooperation during the review process, and has presented a proposal that will fit in with the 
overall massing and design details of the area. Although somewhat larger in scale and mass 
than some of the surrounding residential uses, the majority of the development is pulled away 
from the streetfront.  The Commission notes testimony by the Willliam Street Historic District 
Commission, finding the proposal to fit in well with the architecture in the area. The proposal 
includes a mixture of office use and residential use in keeping with the village-oriented 
character of the area.  

With respect to the impact on abutters, the Commission finds there will be limited adverse 
impacts on abutters, compared with alternative uses allowable by commercial zoning 
regulations.  The Commission notes that there are a number of long-term residential properties 
in the area, and that those properties will be impacted by replacement of open space with 
construction of offices and residences.  The Commission notes that the immediate abutters 
have become accustomed to the existing vista of the property, largely as open space.  
However, the Commission finds that the proposal is sensitive to the needs and desires of the 
immediate neighbors, by including uses of relatively low intensity compared to what could be 
allowed in the B-1 commercial district, by preserving arboreal screening, and by preserving 
more than 50% of the property as open space.  The Commission notes and accepts the 
Applicant’s offer to cooperate with the immediate abutter to the east, to soften the visual 
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impact there with landscaping.  The Commission further finds that the proposed office use will 
minimize impacts such as night noise and traffic, compared with other potential commercial 
uses. 
  

A4 The Commission finds that the proposed development will have a beneficial 
impact upon the supply of needed low income housing for Island residents 
(Section 15(d) of the Act). 

The Commission finds that there may be increased demand for housing resulting from the 
need to house the office workers to be employed on the site.  The Commission notes that, as 
mitigation, the proposal will provide tangible housing in the form of housing on the premises, 
by adding a three-bedroom or two-bedroom year-round rental unit at a reasonable rate for 10 
years, by proposing to keep in perpetuity at least one residential unit on the property, and by 
proposing to rent any other residential units on the property on a year-round basis for 10 
years.    

A5 The Commission finds that the proposed development will have positive 
impacts on the provision of municipal services and the burden on taxpayers 
in making provision therefore (Section 15(e) of the Act). 

With respect to the provision of municipal services, the Commission notes that the project will 
not seriously burden the capacity of town schools, town roads or public safety (fire and 
police).   

With respect to the burden on taxpayers, the Commission finds that the development will have 
a positive financial impact, providing increased tax revenue without generating substantial 
need for services.   
 

A6 The Commission finds that the proposed development will use efficiently and 
not unduly burden existing public facilities (other than municipal) or those 
that are to be developed within the succeeding five years. (Section 15(f) of 
the Act). 

 
A7 The Commission finds that the proposed development does not interfere with 

the ability of the municipality to achieve the objectives set forth in the 
municipal general plan. (Section 15(g) of the Act). 

The Commission notes that there is no Master Plan for the Town of Tisbury. 

A8 The Commission finds that the proposed development will not contravene 
land development objectives and policies developed by regional or state 
agencies. (Section 15(h) of the Act). 

The Commission finds that the development is consistent with the following policies of the 
Martha’s Vineyard Commission, including the Martha’s Vineyard Commission Regional Policy 
Plan, adopted by the vote of the Martha’s Vineyard Commission, June 1991. 
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 I-23:  “Plan commercial development to match the scale and density of Island 
neighborhoods.  Limit overall square footage, massing of individual buildings and 
expanses of paved areas to blend with the rural scale of the Island.  Provide an 
appropriate rhythm of buildings along streetscapes….” 

 III-12: “All citizens are entitled to environmental quality and enjoyment of open space.  
The housing need should be met imaginatively while preserving the character of the 
Vineyard” 

The Commission finds that the proposal furthers the Commonwealth’s goal of promoting Smart 
Growth, by adding mixed office and residential use in the already developed village area of 
the Town of Tisbury. 
 
In sum, after careful review of the plan and its attendant submittals and the testimony 
presented by the Applicant and others, the Commission has concluded that the probable 
benefits of this proposed development in this location exceed its probable detriments.   

 

B. THE COMMISSION FINDS THAT THE PROPOSED DEVELOPMENT WILL BE 
CONSISTENT WITH THE LAND DEVELOPMENT OBJECTIVES OF THE 
COMMISSION, AS EVALUATED IN LIGHT OF THE CONSIDERATIONS SET FORTH 
IN SECTION 14(b) OF THE ACT. 

The requested project, as a whole, advances the Commission’s land development objectives, 
as outlined in the Martha’s Vineyard Commission Regional Policy Plan adopted by the 
Commission in June 1991, and as enumerated previously in section A8 of this decision. 
 

C. THE COMMISSION FINDS THAT THE PROPOSED DEVELOPMENT IS CONSISTENT 
WITH MUNICIPAL DEVELOPMENT ORDINANCES AND BY-LAWS, TO THE BEST 
OF THE COMMISSION’S KNOWLEDGE. 

 
D. THE COMMISSION FINDS THAT THE SITE IS IN CONFORMANCE WITH THE 

REGULATIONS OF DISTRICTS OF CRITICAL PLANNING CONCERN, AS 
EVALUATED IN LIGHT OF THE CONSIDERATIONS SET FORTH IN SECTION 14(d) 
OF THE ACT. 

The Commission notes that the proposed development site is not located within any Districts of 
Critical Planning Concern. 

 

4. CONDITIONS 

After reviewing the proposal for this Development of Regional Impact, the Martha's Vineyard 
Commission imposes the following conditions in order to increase the benefits and minimize the 
detriments of the project. The analysis of benefits and the resulting decision to approve the project 
is based on the proposal as modified by these conditions. These conditions form an integral part 
of this decision. Items that derive their origin in an offer from the Applicant and that were 
accepted by the Commission are so noted. 
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1. As offered by the Applicant, all residential units on the property shall be rented on a 
year ‘round basis only, for a period of ten years from the date(s) of the certificate(s) of 
occupancy. 

The Commission further conditions that said ten-year period shall apply to each 
residential unit from the first date of its occupancy as a residential unit.    

2. As offered by the Applicant, the existing three-bedroom residence (presently used as 
an office) shall be rented on a year ‘round basis at a reasonable rate for a period of 
ten years from the date of its availability for residence.   A reasonable rate shall be 
defined as no more than $1,600 in 2004, to be adjusted for inflation (determined by 
referring to the change in HUD Median Family Income Limits for Dukes County, for a 
household size of four individuals at 100% of median income).  The Applicant shall 
make every effort to rent the residence to a municipal employee such as a teacher.  In 
the event that the tenant of the existing building elects to remain housed there for office 
space, the building proposed to house office number ten (10) shall be rented as a two-
bedroom residence in a like manner, and the rent shall be accordingly reduced. 

3. As offered by the Applicant, a Cultural Resource Monitor representing the 
Wampanoag Tribe of Gay Head Aquinnah will be allowed to monitor the excavation 
phases of the project, in order to best protect any burial site(s) that may be 
encountered. 

4. As offered by the Applicant, in order to soften the visual impacts of the project as seen 
from the public access to War Veterans Memorial Park, a certified arborist will be 
consulted regarding excavation and construction in the near vicinity of several large 
trees at the far rear of the property, in order to maximize their potential for survival. In 
the event that one or more of these trees does not survive with at least fifty percent 
(50%) of its pre-excavation canopy after five years, the Applicant shall replant one or 
more replacement trees of at least two-inch (2”) caliper.  In the event of any significant 
change in the use or site design of the park (e.g. construction of an access road 
through, or parking lot in, the park), the Applicant may come before the Commission 
to request a change in this provision. 

5. As offered by the Applicant, trim paint shall be maintained in soft white. 

6. As offered by the Applicant, exterior lighting shall be limited to those shown on the 
lighting plan and shall incorporate down-lighting and motion detectors unless 
prohibited by law. 

7. As offered by the Applicant, the abutter to the east will be consulted regarding 
selection of appropriate arboreal screening between the properties. 

8. As offered by the Applicant, a stop sign and stop line will be placed at the site 
driveway. Construction will be performed during the off-season. Users and especially 
employees of the project will be actively encouraged to use alternate modes of 
transportation during peak season, particularly the Park’n’Ride and bicycles. 
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9. There shall always be at least one two-bedroom or three-bedroom dwelling on the 
property.  Conversion otherwise from residential to commercial use may only be made 
after return to the Commission for further review. 

10. All fertilizers shall be slow-release, water-insoluble nitrogen source types.  No synthetic 
pesticides, including herbicides, fungicides and insecticides, shall be used in the 
maintenance of landscaping. 

11. Haybales, and/or any such erosion and sedimentation controls as may be required by 
the Tisbury Conservation Commission in an Order of Conditions, shall be utilized 
during excavation and construction phases, to minimize erosion and sedimentation 
impacts downslope and to the South of the project site. 

12. Landscaping shall be maintained for the life of the project in accordance with the 
approved landscaping plan. 

13. All other offers in the documents constituting the Plan, as well as offers in the oral 
testimony at the public hearing, are accepted and become part of the Plan as herein 
conditioned. 

 
The conditions included in “Conditions” are an essential part of this decision and will be enforced 
as written. If the Commission finds it necessary to seek judicial relief to enforce any condition in 
“Conditions”, the Applicant, or its successors in title at the time of such proceedings, shall pay the 
Commission’s attorney’s fees and costs incurred in obtaining judicial relief. 

The Applicant must, consistent with this Decision, apply to the appropriate Town of Tisbury 
Officers and Boards for any local development permits which may be required by law. 

This Decision is written consistent with the vote of the Commission: December 2, 2004 and was 
approved by vote at the Commission meeting of December 16, 2004. 

Any party aggrieved by a determination of the Commission may appeal to Superior Court within 
twenty (20) days after the Commission has sent the development Applicant written notice, by 
certified mail, of its Decision and has filed a copy of its Decision with the Tisbury Town Clerk. 

The Applicant shall have two (2) years from the date of receipt of the Decision of the Martha’s 
Vineyard Commission contained in this document to begin substantial construction. Should 
substantial construction not occur during said two (2) year period, this Decision shall become null 
and void and have no further effect.  This time period may be extended upon written request from 
the Applicant and written approval from the Martha's Vineyard Commission. 

 
 

______________________________   _____________________________ 

James A. Athearn, Chairman    Date 
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Commonwealth of Massachusetts 
County of Dukes County, ss. 

On this_____________________day of _________________________, _________, before me,  

_____________________________________________, the undersigned Notary Public, personally  

appeared ________________________________, proved to me through satisfactory evidence of  

identity, which was/were____________________________________________________________to 

be the person(s) whose name(s) was/were signed on the preceding or attached document in my 

presence, and who swore or affirmed to me that the contents of the document are truthful and 

accurate to the best of his/her/their knowledge and belief. 

 

     ___________________________________________________ 
     Signature of Notary Public 
 
      
     ___________________________________________________ 
     Printed Name of Notary 
 
      
     My Commission Expires_____________________________  


