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DRI 279-M - Stillpoint Meadows
Possible conditions

1.

A. Except as specified below in 1B, the only activities that may take place at the property
are Stillpoint-organized events and third-party-organized events, provided that in every
case (a) the event meets Stillpoint’s nonprofit educational purpose as stated in its
Articles of Organization and as presented to the Commission; (b) capacity (attendees
and all others) for an event and any simultaneously held event does not exceed [80]
people; [and (c) the total number of events does not exceed [X] per year, [Y (3?)] per
day, and [Z (207?)] per week.]

B. Also allowable are events, regardless of the sponsor/organizer/curator, such as
weddings, fundraisers, birthday parties, concerts, and other entertainment events,
provided that (a) there is no more than one such event per week from June through
September; (b) the total number of events does not exceed [12] in any one calendar
year (no more than six of which may take place from June 1 through September 30); (c)
the event capacity (attendees and all others) does not exceed [80] people at one time,
including inside and outside the barn; and (d) there are no more than [two] events per
month throughout the year.

C. In regard to usage types A and B above, the Applicant shall keep records of the type
and frequency of events, as well as the number of attendees per event, which records
shall be provided to the MVC every six months during the first two years that
activities/events occur at the site. Upon completion of the first two years of
activities/events at the site, the MVC shall review conditions 1A and 1B in light of the
information provided and, if it determines that conditions 1A and 1B have not
adequately mitigated the detrimental impacts of the project, it may amend these
conditions to do so. The Commission notes that the Applicant may at any time seek
modification of these and other conditions if the history of activities/events at the site
establish a basis for modification.

In its selection of groups or individuals to use the property for private events as outlined
in Condition 1B, the Applicant shall apply a preference for activities that align closely
with the Stillpoint mission. A proposal for screening private event applicants for this
purpose shall be submitted to the LUPC for review and approval prior to receipt of a
Certificate of Occupancy for the project.

There shall be no amplified music outdoors. The volume of any outdoor amplified sound
at the Stillpoint property, as measured at Stillpoint’s boundaries with Polly Hill



Arboretum and the Land Bank property, shall not exceed the level of ambient sound at
said boundaries.

Indoor amplification shall be limited to that needed for films and people speaking at
events, and quiet recorded music. The volume of any indoor amplified sound at the
Stillpoint barn, as measured at Stillpoint’s boundaries with Polly Hill Arboretum and the
Land Bank property, shall not exceed the level of ambient sound at said boundaries.

No overnight accommodations (including tents) may be provided or permitted at the
facility.

The sale of alcohol is prohibited on the premises.

Stillpoint shall require a police detail to direct traffic entering and leaving the Stillpoint
property from State Road for any use/event where 61 or more people (including all
service staff) are expected to attend. This condition may be revisited after one full year
of operations, provided that the Applicant presents to the MVC actual traffic data
(including average and peak daily trips) and the West Tisbury Police Chief provides an
opinion in writing as to whether/when police details are needed.

There shall be no more than 43 vehicles parked onsite at one time. This includes the 40
proposed parking spaces along the access road, plus three (if necessary) in the grass
area near the barn.

Prior to a receipt of a Certificate of Occupancy, the Applicant shall submit to LUPC for
review and approval a written policy regarding guest access to the Land Bank property
from the Stillpoint lots. This shall include, at minimum, requirements that 1) attendees
may only access the Land Bank property in groups of five or fewer, except for purposes
that strictly align with Stillpoint’s educational purpose and are organized with Stillpoint
oversight for that purpose, and 2) educational use based activities that involve access to
the Land Bank property by groups of more than 10 people at a time shall be limited to
no more than twice a week and shall be guided by a Stillpoint employee or other person
designated by Stillpoint to ensure attendees stay on the trails and limit their impact on
the natural environment. Stillpoint shall not permit attendees at activities on the
Stillpoint property to enter the Polly Hill Arboretum property from the Stillpoint
property unless Stillpoint has received prior written permission from Polly Hill
Arboretum for said entry. [The policy may be revisited after (three) full years of
operations, provided that the Applicant presents to the MVC at minimum (three) years
of data showing the number and frequency of events involving access to the Land Bank
property, and the number attendees at each of those events.]



10. No later than 25 months after receipt of a Certificate of Occupancy, the Applicant shall
submit to the MVC for review and approval a plan to provide employee housing on-
Island to mitigate the housing impact of the project as estimated based on the first two
years of operations. The plan shall include at minimum the number of existing and
projected employees at the time, information adequate to confirm the housing status of
each employee, and a timetable for implementation. If the housing is to be located on
lots 4.9, 4.10, 4.11, or 4.13, the construction of such housing shall also require MVC
review as a modification to this DRI.

11. The Applicant shall impose the following development restrictions on lots 4.9 and 4.13,
[to be held by the Town of West Tisbury]: Each lot will be limited to residential and/or
accessory structures with the total floor area not to exceed 1,200 ft? (floor area as
defined in DRI Checklist Version 14A) and shall not include pools, tennis courts or other
ancillary/recreational features. This restriction shall be deemed to run with the land,
and shall be binding upon Stillpoint and its successors and assigns. The restriction shall
be recorded prior to receipt of a Certificate of Occupancy.

12. The Applicant shall install a water meter, and shall provide water use records for the
project, as well as testing results for the proposed septic system, to the MVC annually
for three years. If annual water usage exceeds 540 gallons/day, or the documented
nitrogen generated by the project exceeds 6.24 kg/year for the property, then further
mitigation may be required by the LUPC.

13. A final landscape plan for the property shall be submitted to the LUPC for review and
approval prior to receipt of a Certificate of Occupancy.

e Stillpoint shall install landscaping sufficient to prevent vehicle, parking area, and
barn lighting from spilling onto the Polly Hill Arboretum and Land Bank
properties, regardless of the season.

e Only slow-release, water-insoluble nitrogen-source fertilizers may be used in the
maintenance of landscaping.

e Landscape must use only native or low-maintenance, drought-tolerant species
that are non-invasive to minimize the application of nitrogen and water.

e No pesticides or herbicides shall be used in the maintenance of landscaping.

14. A final exterior lighting plan for the property shall be submitted to the LUPC for review
and approval prior to receipt of a Certificate of Occupancy.
e All exterior lighting shall be downward-shielded and comply with International
Dark Sky Association standards.
e The color temperature of exterior lighting shall not exceed 3,000 Kelvin.



15.

16.

The applicant shall provide a surveyed, dimensional, as-built site plan for all approved
structures prior to receipt of a Certificate of Occupancy.

Any proposed modifications to DRI 279-M, as approved herein, including any
modification resulting in any change of use or change in intensity of use, any further
development of lots 4.9, 4.10, 4.11, or 4.13 (including but not limited to land clearing
apart from that currently proposed for the Land Bank trailhead and parking and any
increase in the number of parking spaces), or any change of ownership of lots 4.9, 4.10,
or 4.13 shall be referred to the MVC for prior review and approval, including in regard to
potential housing impacts.



