
Re: Clarifications regarding Stillpoint and MVC housing policy

Hi Thomas,  

I am actually on vaca�on �ll Nov. 1. This is my reading of the policy - that the majority of people served by the
organiza�on would need to be those who qualify for affordable or community housing. These are generally
understood as housing for households earning up to 80% of the area median income (affordable housing), or
150% (community housing). Is S�llpoint able to establish that to the commission? I will also try to get clarity from
commissioners when I return.  

Thanks, 

Alex 

Alex Elvin
Development of Regional Impact (DRI) Coordinator 
Martha's Vineyard Commission
The Olde Stone Building
33 New York Avenue
Oak Bluffs, MA 02557
(774) 563-5363

From: Thomas Bena <thomasbena@gmail.com> 
Sent: Saturday, October 22, 2022 11:27 PM 
To: Alex Elvin
Cc: Marilyn Vukota 
Subject: Re: Clarifica�ons regarding S�llpoint and MVC housing policy
 
Hi Alex,

What am I missing here?

S�llpoint is established to serve, as we say in our IRS filing, "people from all walks of life". This is a year-round
organiza�on primarily serving the people who live here.
It seems criteria 1-B precisely applies to S�llpoint.

Thomas

On Sun, Oct 23, 2022 at 5:42 AM Alex Elvin <elvin@mvcommission.org> wrote: 
The policy does include these exemp�ons:  
 
4.1 Policy Excep�ons: 
This policy does not apply to:

Alex Elvin
Sun 10/23/2022 9:38 AM

To:Thomas Bena <thomasbena@gmail.com>;

Cc:Marilyn Vukota <mhv@edgartownlaw.com>; Adam Turner <turner@mvcommission.org>;

mailto:elvin@mvcommission.org


(a) towns, governmental and other publicly owned en��es;
(b) non-profit organiza�ons and quasi-publicly owned en��es that can establish to the Commission’s
sa�sfac�on that the principal popula�on to whom they provide social services is the same as those who would
qualify for Affordable or Community Housing; and
(c) projects whose impact on the need for addi�onal Affordable or Community Housing is negligible,
established to the Commission’s sa�sfac�on. 
 
It does not appear that S�llpoint would meet the criteria under 4.1b.   
 
Alex 
 
Alex Elvin
Development of Regional Impact (DRI) Coordinator 
Martha's Vineyard Commission
The Olde Stone Building
33 New York Avenue
Oak Bluffs, MA 02557
(774) 563-5363

From: Marilyn Vukota <mhv@edgartownlaw.com> 
Sent: Friday, October 21, 2022 8:04 PM 
To: Alex Elvin 
Cc: Thomas Bena 
Subject: Re: Clarifica�ons regarding S�llpoint and MVC housing policy
 
Alex,
 
Isn’t there a possible exemp�on for non-profits?
 
Marilyn H. Vukota, Esq.
McCarron, Murphy & Vukota, LLP
282 Upper Main St.
PO Box 1270
Edgartown, MA 02539
(508) 627-3322
MHV@Edgartownlaw.com
 
 

On Oct 21, 2022, at 7:38 PM, Alex Elvin <elvin@mvcommission.org> wrote: 
 

 
Hi Marilyn,
 
To follow up on our conversa�on this week, the MVC Housing Policy applies generally to all DRIs,
including modifica�ons and changes in use, in order to offset the housing impact of the project.
The commission typically views the crea�on of jobs as a housing impact that requires mi�ga�on.
However, the commission has some discre�on under the policy to determine what
specific mi�ga�on is appropriate. 
 
These are some key sec�ons from the policy, which is also a�ached here: 
 

mailto:mhv@edgartownlaw.com
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APPLICABILITY: 
This policy applies to all projects which trigger DRI review (whether mandatory, concurrence or
discre�onary referrals) that are likely to generate an incremental need for housing affordable to a
variety of household incomes. Accordingly, it applies not only to DRIs involving residen�al
developments and divisions of land and commercial developments over a specified square footage
(including developments at the Airport Business Park), but it also applies, for instance, to projects
involving a change of use or a change in intensity of use and to DRI modifica�ons.
 
STRATEGIES:
In general terms, the following strategies may be employed in order to meet the objec�ves of this
policy:
• provision of land
• provision of housing units
• payment of monetary mi�ga�on. 
   
COMMISSION DISCRETION: 
Specific mi�ga�on measures are outlined in this policy and, in general, they are listed in priority
order of what the Commission believes would result in the greatest Affordable and Community
Housing benefit. Although applicants may opt for Affordable and Community Housing mi�ga�on
measures that differ from those outlined in this policy or which have a lesser priority, mi�ga�on is
required in any event.
 
MONETARY MITIGATION FOR NON-RESIDENTIAL DRIS:
In the case of a modifica�on of a DRI involving a change of use or a change in intensity of use,
mi�ga�on will be assessed having regard to the incremental housing impact of the total project.
The incremental impact will be determined both with respect to the incremental intensity of use or
change of use of the pre-exis�ng space as well as any addi�onal square footage proposed by the
project (and the intensity of use code for that space). 
 
Monetary mi�ga�on is calculated as follows:  
 
(new/addi�onal square footage) (intensity factor) ($8) = mi�ga�on 
 
Based on the examples given in Appendix A of the policy, the monetary mi�ga�on for the S�llpoint
project would likely be as follows:
 
3200 x 3 x $8 = $76,800 (exis�ng space at new intensity) 
minus: 
3200 x 1 x $8 = $25,600 (exis�ng space at previous intensity) 
equals:
$51,200
 
The intensity factors are defined in Appendix B of the policy. I would note that in the past the
commission has strongly favored the provision of actual affordable/workforce/community housing
units, or land for that type of housing, over monetary mi�ga�on.  
 
Let me know if you have any ques�ons.  
 
Thanks,
 



Alex 
 
 
 
Alex Elvin
Development of Regional Impact (DRI) Coordinator 
Martha's Vineyard Commission
The Olde Stone Building
33 New York Avenue
Oak Bluffs, MA 02557
(774) 563-5363
<DRI Housing Policy.pdf>

--  
Thomas Bena 
cell (508) 560-1332


