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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 734 Meshacket Commons (previously CR 10-2022) 
MVC Staff Report – 2022-9-28 

  
1. DESCRIPTION 
1.1 Owner: Town of Edgartown 
1.2 Applicant: Affirmative Investments Inc. (Craig Nicholson) and Island Housing Trust (Philippe Jordi), 

operating as Affirmative/IHT LLC 
1.3 Project Location: 38 Meshacket Road (Map 28, Lot 225), Edgartown (8.5 acres) 
1.4 Proposal: 40B development with 36 rental units and four homeownership units. 
1.5 Zoning: R20 
1.6 Local Permits: Building inspector, ZBA (comprehensive permit and zoning relief) 
1.7 State Permits: 40B project eligibility  
1.8 Surrounding Land Uses: Other town-owned, residential, and undeveloped land in the R20 district; 

Meshacket public well and pumping station to east, town storage and capped landfill to the north 
and northwest, Meetinghouse Way to the southwest; Swimming Place Path (special way) along the 
southwestern property line; denser residential development farther east and west. 
 

1.9 Project History: The project is the result of a 2021 request for proposals (RFP) from the town of 
Edgartown to develop up to 40 units of housing at 38 Mechacket Road. The property is noted in 
the Edgartown Housing Production Plan as a potential affordable housing site, and the town has 
committed at least $800,000 in CPA funds for the project.  
 

1.10 Project Summary: The proposal is to develop 36 rental units and four homeownership units (total 
of 78 bedrooms), as well as a community building, outdoor areas, and walking paths on an 8.5-acre 
undeveloped lot that is owned by the town. The town would lease about 6.76 acres to the 
applicant and retain the rest. The rental units would be restricted to households earning between 
30% and 110% of the area median income (AMI), and the ownership units to between 90% and 
120% AMI. There are three housing types proposed in clusters: 

 
• Ownership duplexes – 2 buildings, total of 4 units 
• 3-unit manor houses – 4 buildings, total of 12 units 
• 6-unit manor houses – 4 buildings, total 24 units 

 
2. ADMINISTRATIVE SUMMARY 
2.1 DRI Referral: Edgartown ZBA,  
2.2 DRI Trigger: 4.1a (5+ dwelling units), 8.3 (1+ acres alteration of significant habitat) 
2.3 LUPC: Aug. 22, 2022  
2.4 Public Hearing: Sept. 8 and 22, 2022 
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3. PLANNING CONCERNS 
3.1 Water quality: The project is within the Edgartown Great Pond watershed, which is impaired, and 

would be connected to the town sewer. The Edgartown Wastewater Department has approved 
8,800 gallons of wastewater flow per day for the property. Projects in the Great Pond watershed 
that connect to the sewer must still provide mitigation for the amount of nitrogen that would not 
be removed by the wastewater treatment facility. 
 
As calculated by the applicant, and based on existing water usage records for other IHT 
developments, the project is estimated to generate 20.09 kg of nitrogen per year, which is 10.63 
kg/year over the limit for the property. The applicant has proposed two options for mitigation the 
overage: 
 
Option 1: 
 
The applicant will work with the Town of Edgartown to identify approximately 6 acres of 
undeveloped property owned or controlled by the Town. The land would be restricted in a way 
that would allow its nitrogen capacity to be credited to the Meshacket Commons development 
and thus balancing the nitrogen capacity with the nitrogen usage. 
 
Option 2: 
 
The applicant will commit to convert 2 homes (~7 bedrooms) within the Town of Edgartown 
from a Title V septic system to town sewer. The applicant will work with the town’s Wastewater 
Department and Health Department to identify households that would be eligible for sewer 
connections. The applicant will provide the funds necessary to complete the connections. 
 
The project will be on town water, via an existing water line along Old Meshacket Road.  
 

3.2 Stormwater: Drainage would be handled onsite by way of a swale and bioretention areas, as well 
as underground infiltration chambers for larger storms. A drainage plan and analysis/report have 
been provided. The proposed pathways throughout the project area would consist of stabilized 
stone dust. The bike parking area would also be permeable.  

 
3.3 Traffic and transportation: Vehicles would access the site via a two-way driveway off Meshacket 

Road that branches off to the ownership units closer to the road and loops around a central green 
that includes the community building. 70 head-in parking spaces would be located along the road, 
in front of the units.  
 
The project is intended to create a pedestrian and bike-friendly neighborhood. The applicant has 
also proposed working with the town and VTA to extend bus service to Meshacket Road, but an 
agreement with the VTA is still pending. (The nearest bus stop is currently about 0.8 miles away at 
Morning Glory Farm.) Covered pavilions would be provided for bike storage.  

 
A traffic memo from Howard Stein Hudson (HSH) dated Aug. 16, 2022, projects about 270 trips per 
day, including 15-20 during the morning and evening peak hours, and states that the project would 
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have a minimal impact on the safety and operations of surrounding roadways. The LUPC voted on 
8/22/22 to require a peer review of the memo. In response to the peer review, HSH provided a 
memo addressing safety, trip generation, traffic impact, and a small correction to the site plan. 
MVC transportation staff had no further concerns following the memo.  
 
Concerns about existing safety issues for pedestrians and bikers along Edgartown-WT Road were 
raised at the hearing, which would be outside the scope of the project. However, the applicant has 
agreed to work with the town as it works to address those issues in the future.  
 

3.4 Open Space and Habitat: The development would affect about 58% (3.9 acres) of the lease area, 
which is currently forested, and the applicant has proposed permanently protecting the remaining 
2.86 acres. Most of the site is also listed as NHESP priority habitat. MassWildlife has determined 
that the project must be further conditioned to avoid a prohibited take of state-listed species. The 
applicant has stated that sensitive frost bottom habitat on the town-owned property immediately 
to the east will remain undisturbed. A rare species habitat assessment by Wendy and Robert 
Culbert dated March 2022 has been provided.  
 
The project would incorporate walking paths that connect to Old Meshacket Road, which runs 
roughly parallel to Meshacket Road, and Swimming Place Path, which runs along the southwestern 
property line. Old Meshacket Road would be bisected by the proposed driveway, but is currently 
overgrown and would be restored for walkability.  

 
3.5 Energy: The project will be all-electric with solar panels and passive solar design. The applicant 

proposes four electric vehicle charging stations, along with conduits for future stations. (The MVC 
Energy Policy calls for all residential parking spaces to be pedestal-ready or have an EV charging 
station.) The buildings are intended to meet the Stretch Code, achieve Energy Star Design 
Certification and a HERS score of 40 or better, and be tested for air-tightness, per the MVC Energy 
Policy. The electric connection to the property will be underground. Emergency generators are 
planned for the sewer equipment and community house.  
 

3.6 Housing: The 36 proposed rental units would be restricted to households earning between 30% 
and 110% of the area median income (AMI), and the four ownership units to between 90% and 
120% AMI. The restrictions would be tied to a 99-year lease on the property, and the units would 
be used only as primary residences. The applicant has stated that the rental units must remain as 
rentals (not ownership units), and that short-term rentals of either the rental or ownership units 
would not be allowed except with IHT approval.  

 
Apart from the duplex ownership units, the mix of income restricted units as shown in the tables 
below would be distributed around the property.  

 
As proposed, Affirmative/IHT would work with the property management company The 
Community Builders (TCB) to oversee the property, including housing lottery, income certification, 
leases, management, and operations. TCB currently manages the 60-unit Morgan Woods 
development in Edgartown. The applicant has stated that once the unit owners are selected they 
are not required to recertify their income, although renters need to recertify each year to 



 

DRI 734  Staff Report     2022-9-28 4 

determine the appropriate rent. If a rental household’s income exceeds the limit, the household 
would be required to pay 30% of its income on rent.  

 
All ground-floor units would incorporate universal design features, including for seniors. Two units 
would be ADA-compliant and accessible for people with visual and hearing impairments, and 
include washers and dryers. Community laundry facilities and in-home laundry hookups would also 
be provided, including for the ownership units. 
 
Breakdown of units according to AMI restriction:  
 
Rental units 30% 50% 60% 80-110% 
One-bed 2 2 3 1 
Two-bed 2 2 16 4 
Three-bed 1 0 2 1 
Total 5 (9 bedrooms) 4 (6 bedrooms) 21 (41 bedrooms) 6 (12 bedrooms) 
 
Ownership units 90% 110% 
Two-bed 1 1 
Three-bed 1 1 
Total 2 (5 bedrooms) 2 (5 bedrooms) 
 
 

3.7 Character and Identity: The project is intended to create a pedestrian and bike-friendly 
neighborhood with a community building and shared outdoor spaces. Exterior materials would 
include cedar shingles and trim, and asphalt or metal roofs. Floorplans and elevations (including 
plans for a potential bus shelter on Meshacket Road) have been provided. 
 
The community building would contain community space for use by all residents, including a front 
porch and free WIFI with tables and chairs, as well as a management office, maintenance area, and 
bike storage.  
 
Additional information about how the site layout was determined, including the proposed 
vegetated buffers and community spaces, has been provided.  

 
3.8 Landscape and Lighting: A landscape plan for the property focuses on integrating the development 

into the surrounding area and utilizing new and existing native vegetation, including a buffer of 
existing vegetation on all sides of the development. A central green is planned for the area 
northwest of the community building. The project includes about one acre of maintained lawn and 
landscape areas, with plants chosen from the Polly Hill Arboretum Plant Selection Guide. The 
applicant has stated that it would will retain four existing trees along Meshacket Road, and make a 
concerted effort to preserve other existing trees in the development area. 
 
A preliminary lighting plan shows motion-sensitive solar bollards for path lighting and light-
activated ceiling-mounted LED fixtures.  

 

https://www.mvcommission.org/sites/default/files/docs/Meshacket%20-%20response%20to%20MVC%20questions%209-7-22.pdf
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3.9 Impact on Abutters: The project site would not be visible from existing houses in the area, and 
would be mostly buffered from Meshacket Road by vegetation.  

 
3.10 Correspondence: Letters of support have been submitted by the MV Chamber of Commerce, 

Edgartown Master Plan Steering Committee, Edgartown Board of Trade, Edgartown Affordable 
Housing Committee, and the Coalition to Create the MVC Housing Bank.  
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