
SOUTHERN TIER

MVC STAFF-APPLICANT 
MEETING
NOVEMBER 9, 2022



AGENDA

 Introduction
 Background and Need
 Design Development

 Habitat & Open Space
 Housing
 Energy Efficiency

 Site Design
 Site Plan
 Landscaping

 Affordability & Community
 Questions

Presenter Notes
Presentation Notes
Craig - Thank you everyone for coming to our community meeting this evening to review this important town led 100% affordable and community housing project at Southern Tier in Oak Bluffs.I’m Craig Nicholson with Affirmative Investments.I am joined tonight by members of the Island Housing Trust team including Philippe Jordi, Derrill Bazzy, and the members of the Affirmative Investment team including David Ennis and Madeleine KellyBefore handing over the presentation to Paul Atteman and Alanna Jaworski our architects from Union Studio and Mike Latham our engineer from Horsley Witten…Tonight we’re going to give you information about the development including the origins of Southern Tier, the design of the neighborhood and wrap it up with some details about affordability and community.I’m going to ask Philippe Jordi, Executive Director of Island Housing Trust to start in on 



Southern Tier - Background

Aerial Picture

Presenter Notes
Presentation Notes
Philippe – Located on Edgartown Vineyard Haven Road next to the YMCA and across the street from the High SchoolThe property has been owned by the town of Oak Bluffs since XXXX



Southern Tier - Background

Presenter Notes
Presentation Notes
Philippe - Town of Oak Bluffs started planning for a 7.8 acre property to be affordable housing in XXXXThus far, the town has committed $200K of CPA funds and an additional $250K of Affordable Housing Trust funds



Southern Tier - Background

Copy of RFP front page

Presenter Notes
Presentation Notes
Philippe - The IHT and Affirmative Investment team are very excited to present to you tonight the progress we’ve made since last November when the Town of Oak Bluffs awarded us opportunity to develop and manage the Southern Tier neighborhood comprised of 45 affordable rentals in phase I and an additional 15 affordable rental homes in a second phase.



Southern Tier – Housing Need

Presenter Notes
Presentation Notes
Philippe - The need for affordable and community housing has been documented, most recently in the Martha’s Vineyard Commission’s 2020 Housing Needs Assessment, that concluded that the Island’s socio-economic diversity is eroding at an alarming rate as the affordability gap for working island residents and their families is increasing exponentially due to skyrocketing real estate market.The report goes on to state that over the past decade more than 600 year-round homes have been sold to seasonal and investment property owners who are the only ones able to afford median homes that are priced in excess of $1.2M.  In Oak Bluffs  alone XX% of single family homes on the real estate market are are priced above $1M.The MVC report recommends an ambitious goal of producing 50 units of affordable and community housing annually.I’d like to ask Alanna Jaworski from Union Studio Architecture & Community Design to explain the planning and design process that went into Southern Tier – a  neighborhood of a 100% year-round affordable housing.  



Design – Proposed

Rendered Site Plan

Presenter Notes
Presentation Notes
Alanna - Thank you Craig / Phillippe. Good evening / afternoon, my name is Alanna Jaworski and I’m an architect with Union Studio Architecture & Community Design. I’d like to briefly walk you through the way the site plan and design has developed since submitting the RFP. The site plan developed from a desire to create a neighborhood that was walkable, bikeable, incorporated a communal outdoor gathering space, while disturbing the existing vegetation as little as possible. It was a goal for the team to maintain the vegetated knoll here and keep the limit of work away from that area. The neighborhood plan responded to the priority habitat areas coordinated by the team with NHESP. There is a single ingress/egress from Edgartown Vineyard Haven Road with a central vegetated island. We kept the natural vegetative buffer for the first 50 feet along Edgartown Vineyard Haven Road, which gives both a slight visual buffer but also sound. We proposed a connection from the shared use path across the street from the site, connecting to the pathway along the eastern edge of the neighborhood. It was important to maintain the walkable connection accessed by the greater neighborhood’s internal pedestrian network in a way that encouraged connectivity with the new neighborhood, the existing Old Holmes Hole Road at the northern edge of the property (by a proposed woodland trail), and through to the YMCA which provides a connection to the nearby bus stop. A main loop drive lane is the primary site circulation, with a small extension. This gave us the ability to create one larger outdoor green anchored visually and with pathways to the community building specifically the large south facing patio and covered bike parking, and a smaller secondary green with a woodland trail connection to Old Holmes Hole Road at the north end. The pathways were designed strategically to have visual anchors, with parking on either side. The drive lane around the perimeter of the neighborhood provides parking areas throughout for convenient parking to buildings, including the community building. The porches are oriented to the main community green, smaller common green as well as to internal pedestrian pathways for a variety of site experiences and interactions. Bioswales were incorporated into the site stormwater design and provide colorful planted buffers between pedestrian walkways and parking and to give a variety of different landscape experiences. Several areas of EV charging station parking are provided. There are 45 total rental units on the site. All ground floor units are located on a visitable path, with 3 of the rental units (2x 1-bedroom units and a 2-bedroom) being fully accessible. We sited the buildings so that some porches face each other in paired connections, and some with outward facing porches to encourage a connection to both greens. Orientation of the buildings to maximize solar available while also considering creating thoughtful interactions between front porches and the common green was considered and I’ll speak to the energy goals of this project and team shortly. Some buildings will have E/W orientated roofs, while others provide south facing roof area. The two building types allow economy of construction, and we've utilized building orientations and porch locations to create façade variety. The 6-unit building was developed to be efficient and provide a small relative footprint of disturbance while getting to the desired number of units, in a building which fits contextually with the island architecture and provides multiple facades of interest for siting. The 6-unit has one central visitable entrance providing front and back access for ease of connectivity to outdoor space and the parking areas. Ground floor units have porches (accessed from inside the units), and second floor units have exterior balconies, creating a variety of outdoor space experiences. The 3-unit building type has both a front used by all units which simplified circulation, as well as a rear deck for the 3 bedroom. 



Design – Community House

UPDATED RENDERING

Presenter Notes
Presentation Notes
The community building anchors the common green space. It is where the mailboxes and package lockers will be. It also houses a community room with kitchenette and 2 bathrooms, management office and maintenance storage space. 



Design – Community House

UPDATED ELEVATIONS

Presenter Notes
Presentation Notes
We utilized a small retaining wall required at the east side of the building to provide covered parking for bikes. 



Design – Community House

UPDATED FLOORPLAN

Presenter Notes
Presentation Notes
Laundry 



Design – Rental (3-unit bldg.)

Presenter Notes
Presentation Notes
The 3-unit building is a mix of 2 one-bedroom units, and one three-bedroom unit. Manor house definition – like a mid-sized multifamily building with multiple dwelling units that is a residential scale. 



Design – Rental (3-unit bldg.)

Presenter Notes
Presentation Notes
You can see from these elevations we’re looking at all possible orientations to accept solar panels. Laundry is provided for all units in the basement of each building. In the ADA-compliant 1 bedroom unit, in-unit laundry is provided. 



Design – Rental (6-unit bldg.)

Presenter Notes
Presentation Notes
The 6-unit building is all two-bedroom units. 



Design – Rental (6-unit bldg.)

Presenter Notes
Presentation Notes
Laundry is provided for all units in the basement of each building. In the ADA-compliant 2 bedroom unit, in-unit laundry is provided. 



Southern Tier – Sustainable Building Features

ELECTRIC AIR SOURCE HEAT 
PUMP HEATING & COOLING

HIGHLY INSULATED WALLS & 
ROOFS

AIR SOURCE HEAT PUMP WATER 
HEATERS

SOLAR PANELS

Presenter Notes
Presentation Notes
Lastly, I want to speak to the energy goals of this project. We are working in collaboration with Marc Rosenbaum of Energysmiths on the energy goals and efficiencies on this project. There will be no fossil fuels used. This project will be super insulated airtight construction and achieving a HERS index of 40 or better. The building thermal envelope design is ongoing, with the whole team working collaboratively (MEP, structural, Arch, energy, client) to develop details as a team. We are providing enough solar capacity throughout the neighborhood on both south and east / west oriented roofs to provide the energy for every building’s centralized heating and cooling, hot water, ventilation and laundry. The only energy usage not addressed by the solar will be for individual unit plug loads, with the hope that this might encourage tenants to use less energy as they’ll see a direct relationship between their plug load usage and bills. All building systems will be fully electric. And now I’d like to hand off to Mike Laham of the Horsley Witten Group to discuss the civil site design and landscape. 



Design – Site Plan

Updated site plan

Presenter Notes
Presentation Notes
A majority of the project site is located within a Zone II Wellhead Protection Area and a Natural Heritage Priority Habitat area, and the site was designed to work within the associated constraints. The Phase I project consists of 10 multi-unit buildings and a community building, with associated parking, access, stormwater management system and landscaping improvements. An additional 15 units are contemplated for Phase II, which are dependent upon wastewater treatment facility upgrades in Oak Bluffs. The final site layout was determined based on extensive coordination with NHESP, and it serves to protect a large woodland area around the existing knoll leading to Old Holmes Hole Road and the existing conservation area to the north.  A new driveway connection will be made on Edgartown-Vineyard Haven Road, which was designed to allow for a future driveway extension should the town of Oak Bluffs seek to develop the property to the rear of the project site. An interior circulation loop provides access to 68 parking spaces in Phase I, with provisions for 22 spaces to be added in the future if Phase II becomes a reality. A gated emergency access connection to the Ice Arena/YMCA parking lot is proposed in the northwest corner of the site, and a crosswalk is proposed to provide connection to the shared-use path on the opposite side of Edgartown-Vineyard Haven Road. A natural woodland path will extend from the rear of the development to Old Holmes Hole Road.   To minimize impervious cover, we are proposing compacted gravel for a majority of the parking spaces, and stabilized stone dust for a majority of the paths. All vehicular drive aisles will be bituminous concrete to reduce maintenance and prevent erosion from stormwater runoff. Solar power bollards will provide site lighting along the pathways.  The site will be serviced by municipal water, and electric and communication services will be extended underground throughout the site. Due to the lack of capacity at the wastewater treatment plant, the sanitary sewer flows will be managed with an on-site septic system comprised of a KleanTu NitROE advanced treatment works and Presby Enviro-Septic leachfield. Trash and recycling will be managed in two designated areas and will be properly screened. Stormwater practices and designs follow the Coastal Stormwater Management Through Green Infrastructure Handbook along with the MA Stormwater Management Standards and includes a series of bioretention areas to treat the roadway runoff before discharging to underground infiltration chambers during larger storm events. Roof runoff will be conveyed directly to the underground infiltration chambers.  The proposed Stormwater Design maintains the predevelopment volumes and flow rates leaving the site for all storm events up to and including the 25-year storm.



Design - Landscape

UPDATED COLORED LANDSCAPE PLAN

Presenter Notes
Presentation Notes
The landscape design objective for Southern Tier is to enhance the built environment through the creation of a sustainable landscape consisting of native plantings that blend into the site’s natural surroundings. The intent is to create a passive landscape that complements the proposed building architecture and natural site beauty, while promoting interaction among the community’s residents. Tree-lined pathways meander throughout the site, providing connection between buildings and access to parking areas. The proposed buildings are clustered around a central community green space, with the community building located along one edge of the central green. Canopy trees and landscaped areas throughout the site provide buffers to vehicular zones along with shading for buildings and parking areas.  As discussed previously, the reduced development envelope allows for the protection of the existing tree canopy and vegetation on top of and around the site’s wooded knoll. The plant selection for the proposed design takes its cue from the native plants of the existing coastal woodland plant community and incorporates species that are found on site. It includes many island native plants with some island appropriate species as detailed in the Polly Hill Arboretum guide. The seed mixes being proposed are sustainable native mixes to reduce the amount of maintenance needed for open green space and will not require fertilizers. Finally, the proposed site design allows for the preservation of a natural woodland buffer along Edgartown-Vineyard Haven Road, which helps preserve habitat and meet the intent of the Island Road District. 



Community

Presenter Notes
Presentation Notes
We look to build homes that foster a sense of community.Layout that has porches facing each otherCentral green area for gathering and playCommunity room for eventsBBQ area with seatingFamily gatherings / bday partiesPedestrian and bike friendly designResident Services through our property mgmt. teamResident Survey upon openingHoliday parties & Summer cookoutsWork with local service providers to host events/programs



Affordability

Apartments (45) 1-Bedroom (10) 2-Bedroom (30) 3-Bedroom (5)

Income @ 30% AMI $27,675 $33,210 $39,870

Rent @ 30% AMI $631 $830 $959

Income @ 50% AMI $46,125 $55,350 $63,975

Rent @ 50% AMI $1,153 $1,383 $1,599

Income @ 60% AMI $55,350 $66,420 $76,770

Rent @ 60% AMI $1,383 $1,660 $1,919

Income @ 80% AMI $73,800 $88,560 $102,360

Rent @ 80% AMI $1,845 $2,214 $2,599

Income @ 110% AMI $101,475 $121,770 $146,910

Rent @ 110% AMI $1,942 $2,213 $2,736

Presenter Notes
Presentation Notes
We received our Site Eligibility approval back in March of this year and we will be providing a 45 new affordable homesThe range of incomes here for the rental homes are general groups. Most of the apartments will be restricted to households below 60% AMI with only a few homes around the 80-110% AMI levels.The 110% AMI units are shown with rents equal to Fair Market Rent (FMR) as determined by HUDWe have done a market study of the area and believe the unit mix is appropriate based on the current trends and information regarding waitlists at other affordable developments in the area.No one will be evicted if their income exceeds the targets as long as they qualified initially and rents will continue to be calculated to ensure residents are not rent burdened (paying more than 30% of their income on rent)Salary’s are from Salary.comWho does this serve?The average teacher’s salary is $64,145The average patrol officer’s salary is $63,419Administrative Asst - $51,275Medical Assistant - $37,900



Timeline

Event Date

RFP November 2021

Project Eligibility March 2022

Zoning Board  Application November 2022

MVC Application October 2022

Community Meeting November 2022

Public Hearing November – December 2022

Zoning Approvals January 2023

Financing Applications January 2023

Construction Start Fall 2023

Construction Completion Spring 2025

Move-Ins Spring / Summer 2025

Presenter Notes
Presentation Notes
Lots of process left to occurQuite some time before we move the first shovel of dirt.



Discussion

Presenter Notes
Presentation Notes
Let’s open this up to any additional questions or comments you may have.Traffic – The town did a traffic study regarding our development and several other projects happening within the town. The general findings are that the impact of the increased traffic will be minimal.Nitrogen Mitigation – PhilippeLandscaping – No fertilizer to be usedDrainage – MikeMESA – Derrill% SHI increase from XX% to YY%What other questions do we expect?
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