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Martha's Vineyard Commission     
CR 8-2022 Red Coat Hill Road ANR 
MVC Staff Report – 2022-8-25 

  
1. DESCRIPTION 
1.1 Owner: Lawrence and Mary Cannon 
1.2 Applicant: Lawrence and Mary Cannon, Douglas Dowling (agent) 
1.3 Project Location: Red Coat Hill Road (Map 51, Block A, Lot 6.11), Tisbury; 99 Shubael Weeks Road 

(Map 8, Lot 31, West Tisbury) 
1.4 Proposal: Division of land on Red Coat Hill and Shubael Weeks Roads into two lots.  
1.5 Zoning: R50 (Tisbury), RU (West Tisbury) 
1.6 Local Permits: Planning Board endorsement, special permit for curb cut in future 
1.7 Surrounding Land Uses: Other residential uses or vacant lots in the R50 and RU districts; Red Coat 

Hill Road in Tisbury and Shubael Weeks Road in both towns. 
 
Project History: Red Coat Hill and Shubael Weeks Roads are designated as special ways in West 
Tisbury and Tisbury as part of the Island Road District of Critical Planning Concern. According to the 
Vineyard Gazette, “Red Coat Hill served as a lookout over the harbor during the Revolutionary 
War, but during a 1778 invasion known as Grey’s Raid, Red Coats invaded the hill, leaving a 
garment behind. Shubael Weeks Road was named for a Tisbury selectman who served during the 
raid.” These are the only designated special ways in Tisbury.  
 
The subject property is bounded on the north by Red Coat Hill Road in Tisbury, and on the west by 
Shubael Weeks Road in both Tisbury and West Tisbury. Most of the lot (2.87 acres) is located in 
Tisbury, with the rest (0.69 acres) in West Tisbury.   
 

1.8 Project Summary: The proposal is to subdivide the lot to create two lots (Lot 2-A to north with 1.5 
acres and Lot 2-B to the south with 1.9 acres). Lot 2-B would include a 40-foot-wide access way 
from Red Coat Hill Road that would be bounded on the west by Shubael Weeks Road. A future 
driveway would provide access to both lots. The new property line would be entirely within 
Tisbury.  
 
The lot is currently undeveloped and wooded, and the new lots would be used for housing, 
although no plans for housing have been presented.  
 

2. ADMINISTRATIVE SUMMARY 
2.1 DRI Referral: Tisbury Planning Board, Aug. 9, 2022 
2.2 DRI Trigger: 2.6b (ANR located in the Island Road DCPC) – with concurrence 
2.3 LUPC: Aug. 29, 2022 
2.4 Public Hearing: To be determined 
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3. PLANNING CONCERNS 
3.1 Cultural resources, recreation, and scenic values 

 
The proposal would add a curb cut and residences on Red Coat Hill Road, which is designated as a 
Special Way in Tisbury and West Tisbury. The road becomes Mott’s Hill Road in West Tisbury, 
which is part of the same special way. There are two other lots with vehicle access from the 
designated portion of the road in Tisbury. The curb cut would require a special permit from the 
Tisbury Planning Board.  
 
Special Ways are protected within 20 feet of either side of the centerline. The proposed driveway 
would be located roughly parallel to Shubael Weeks Road, and about 20 feet to the east.  
 
The future development of the lots would increase traffic on the portion of Red Coat Hill Road to 
the west, which is the majority of the road. This would include potential impacts from construction 
and service vehicles. A report on the current state of the road in West Tisbury on behalf of 
property owners and the West Tisbury Byways Committee, including notes on potential alternate 
access points for vehicles, has been provided.  

 
From the Island Road DCPC Decision:  
 

4.12 Cultural and Historic District: Special Ways (as amended 2012) 
 
Special Ways are a rare or unique resource and make an unusual contribution to the character 
of the Island for various reasons, often depending on the particular way. In general terms, they 
include, but are not limited to, roads which have been virtually abandoned or left to infrequent 
use. They are usually unimproved, narrow, and rustic, and generally are not committed to major 
vehicular travel. They also trace back to the Island’s early history, including, in some cases, its 
pre-colonial history. The most ancient Special Ways are among the last vestiges of the historical 
travel network of Martha’s Vineyard. They may provide archeological resources, or means of 
retracing historic accounts and development. In some cases, the ways are tied to early trades. 
Some Special Ways were laid out by the early Proprietors in the course of dividing commonly 
owned land into individually owned lots. Some Special Ways, whether or not so laid out, are 
referenced in early deeds for purposes of describing property boundaries and locations. They 
are literally paths that take us back through the history of life on the island.  
 
Because of their ties to the Island’s past, Special Ways may have an exceptional historic, 
cultural or symbolic importance. The visual character of these ways is crucial to this importance. 
To retain this importance, however, they must not be altered in a manner that destroys their 
essential character. If a special way were destroyed, its replication would take extraordinary 
effort and expense, and in all events such replication would lack most of the historic, cultural 
and symbolic significance it once embodied.  
 
[…] 
 
ISLAND ROAD DISTRICT GUIDELINES  
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The amended Goals and Guidelines apply prospectively to town regulations adopted after 
February 9, 2012. Existing town regulations that the Commission has determined conform to 
prior Island Road DCPC Goals and Guidelines are grandfathered and remain in full force and 
effect. (amended 2012)  
 
GOALS:  
 
A. Major Road Zone: Allow for safe access and travel along the roads. Protect the visual 
character, diversity of landscape and historic features of the journey along the roads, and 
maintain and enhance the state road system as a major public facility.  

B. Special Ways Zone (as amended 2012): To protect the existing character of Special Ways for 
all of the reasons set forth in Section 4.12 (Cultural and Historic District: Special Ways) and to 
retain the view of landscapes abutting these ways by preventing the injurious effects that 
accompany development of the way as a primary vehicular route. Therefore, new vehicular 
access should be on new rights-of-way, thus preserving the Special Ways for alternative forms 
of transportation. 

 
From Tisbury Bylaw section 09.03 (Special Ways Districts; adopted 2020):  

 
05. Special Ways Regulations Relating to Vehicular Use:  
 
01. Vehicular use is permitted by right if the Way was so used prior to acceptance of a Special 
Way nomination by the Martha’s Vineyard Commission. The nature and extent of pre-existing 
vehicular use may not be increased without a Special Permit from the Planning Board.  
 
02. In planning development along a Special Way resulting in increased vehicular use of the 
Way, every effort must be made to minimize the length of the Special Way travelled by vehicles, 
for example through driveway placement.  
 
03. Development or subdivision of land along a Special Way may not use the Special Way for 
new access when alternative access is reasonably available.  
 
04. Criteria to be used by the Planning Board in review of Special Permit applications for new or 
increased vehicular use:  

a. A landowner wishes to develop or sub-divide his land and no other access is reasonably 
available. In this case, the access points must be located as close as possible to the end of 
the Way nearest a road or as close as possible to the nearest portion of the Way already 
traveled by vehicle.  
b. In the case of sub-division of the property, a single access driveway or road onto the 
Special Way is required whenever possible.  

 
06. Additional Consideration:  
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01. The Planning Board may grant a Special Permit for other development, uses or structures for 
which the imposition of regulations would otherwise deprive the landowner of all other 
reasonable uses. 

 
3.2 Environment/habitat: The northern part of Lot 2-A would include NHESP priority habitat, but 

further development plans have not been presented.  
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