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Meeting Minutes
Chilmark Planning Board Meeting
December 23, 2024, 9:30AM
Chilmark Town Hall, 401 Middle Road, Chilmark
Present: Ann Wallace, Catherine Thompson, Peter Cook, Janet Weidner, Rich Osnoss, Mitchell Posin, Hugh Weisman
Not Present: 
Staff: Jennifer Christy, Admin. Asst.
Others: Steven Flanders, Allison Flanders, Willa Small Kuh, Sarah Flanders, Mike Spangler (at 5:04PM)

The Chairperson Rich Osnoss called the meeting to order at 4:30PM. 
Letter from Pasture Road Association re Moses Look West Pasture Definitive Subdivision:
· The Chairperson Rich Osnoss read the letter, received on December 11, 2024, into the record.
· Rich Osnoss noted that a different approach could have been taken, but felt that the application did not appear to need to be referred to the MV Commission. Rich Osnoss suggested that the Flanders family possibly reach out to the road association to inquire about the situation. He asked for the thoughts of the Board members and Mr. Flanders, in attendance at the meeting.
· Cathy Thompson inquired whether the Board is required to ask for a developer to join a road association and whether the road association is a formal association. Discussion occurred.
· Steve Flanders asked the Board members to view the page 5 (with the signatures) of the Easement and Grant of Option document, which Steve shared with the Board. He stated that due to this document, the family was “exempt” from the requirement of joining the road association. The Board viewed the last page of the document shared by Mr. Flanders. Mr. Flanders stated his attorney did not think that this is a Planning Board issue.
· It was suggested that the issue of the road association is not an issue for the Planning Board, but is possibly a topic that must be determined by attorneys for the lot owners.
· The Board determined that Valerie Sonnenthal may be alerted to the document shared by Mr. Flanders.
Minutes:
· Minutes of December 9th and the Subcommittee Meeting minutes of December 16th were reviewed and approved as amended.
Discussion: ADU draft zoning bylaw proposal:
· Rich Osnoss read aloud the letter from Board member Hugh Weisman detailing the explanation of the latest draft of zoning bylaw amendments for the purpose of regulating ADUs. 
· The Board discussed the newest draft of Hugh Weisman’s ADU/definitions draft. 
· Ann Wallace thought if the Board looks back to the time when the Board was working on amending the Accessory Apartment (AA) bylaw she remembered that the idea was to entice people to build a dwelling for a family member, a caregiver or an affordable apartment and the question is do we want this third, specially permitted ADU to have the flavor of an affordable building or rented year-round. Rich Osnoss thought that if it is rented for profit then that may be a reason to require a special permit process, but that if it is for affordable housing or a caregiver/family member then possibly that is not something the Town wants to require more hurdles. It was noted that a third building will require a special permit in any case.
· Mitchell Posin inquired about the possibility of an increase to the allowed square footage to 1080. Rich Osnoss stated that the proposal to increase the specially permitted square footage of 1080 and to not include the stairs in the living area calculation will be proposals to bring forward next, but not in this proposal since there is too much for the voters to review already. Rich Osnoss suggested that the Board could propose that a second, tertiary ADU could be limited to rental of periods exceeding 60 days or year-round family/caregiver rental. Peter Cook thought that if the by-right ADU will not be able to be rented for less than 32 days, then having a separate requirement for specially permitted ADUs of only rentals exceeding 60 days would be confusing to voters. He thought it would be better to indicate the same rental limit. Hugh Weisman stated he thought it would be best to go back to the AA requirements for the specially permitted ADU.
· More discussion occurred regarding the benefits of a limit for renting exceeding 60 days. It was noted that this could work for seasonal workers and for year-round workers. Hugh Weisman stated that this limit is more lenient than the AA regulation, but it does give the owner the ability to occupy the unit in the summer for a few weeks and then to a worker for most of the year or it can also give the owner the right to live in the specially permitted ADU for a few weeks in the summer while they rent the main dwelling.
· Peter Cook reiterated that the 60 day limit makes things more complicated for the voter. Cathy Thompson asked for clarification of what other Board members are suggesting. Peter Cook asked what a person would be getting out of limiting to 60 days as opposed to 31 days. Ann Wallace asked why are we doing a second ADU and if it is not for the purpose of essentially providing an avenue to allow an Accessory Apartment-like unit then what may it be for. 
· Rich Osnoss suggested that the edit be that the red part of this latest draft is to replace it with the restriction in the current AA zoning bylaw. Cathy Thompson agreed with Peter that the numbers restricting STRs would be better if they are the same as for as-of-right ADUs and specially permitted ADUs.
· Rich Osnoss suggested that K. just state the limits in the current AA bylaw and take out the 60 days portion. Peter Cook suggested the 60 days be left in and let that be part of the discussion at the public hearing. Rich Osnoss suggested that K. should start with the AA requirements and then the next sentence is about the restriction on periods exceeding 60 days. Janet Weidner reiterated that the plan is to insert in K. the restrictions on a permitted AA and then follow with the “exceeding 60 days” wording.
· It was decided that Hugh Weisman would make the small changes to the proposal and send to Jennifer Christy by December 24. Jennifer Christy would send the proposal to start the public hearing process and request a placeholder for the 2025 Annual Town Meeting warrant to the Select Board on December 24th. A motion was made to send the ADU zoning bylaw proposal to the Select Board to begin the public hearing process
· Peter Cook stated that the purpose of k. is to preserve the principles of the AA zoning bylaw in the event that the 60 day limit is not enforceable.
· The Board voted, by roll call vote, to send the zoning bylaw proposal to the Select Board to begin the public hearing process and to request a ‘placeholder’ for the spring town meeting warrant.
Discussion: Exception for Affordable Rental Housing (6.10) draft zoning bylaw proposal:
· The Board reviewed the draft proposal as drafted on August 26, 2024 and the plan to continue the public hearing on January 27, 2025. 
· Rich Osnoss asked if information may be gathered, before January 27th, about the range of processes that generate affordable housing and see what kind of scenarios could create a problem for us in Chilmark. He thought that possibly Laura Silber may be able to help. Ann Wallace noted that Town Counsel is very clear that we can’t just do town-owned land and she wondered if Counsel could assist. Peter Cook stated that Counsel clarifies this in the second paragraph of his input in an email from December 8, 2024 and it doesn’t change anything to leave the paragraph of 6.10 as is.
· [bookmark: _GoBack]The Board voted unanimously to send the draft as it exists now with a letter to the Select Board requesting a 2025 ATM warrant “place-holder” for this zoning bylaw proposal. The continued public hearing on this zoning bylaw proposal is scheduled for Jan. 27, 2025, 4:45PM.
Discussion: Short Term Rental (STR) draft zoning bylaw proposal:
· The Board very briefly discussed the issue of the need for an STR draft zoning bylaw to move forward and directed Jennifer Christy to submit a request to the Select Board for a 2025 ATM warrant “place-holder” with an explanation that the Board plans to pursue, in January 2025, the drafting of an STR bylaw proposal to bring before the voters this spring.
Next Meeting(s): 
· January 13, 2025, 4:30PM, Chilmark Town Hall



Documents:
Hugh Weisman’s Draft ADU ZBL amendment proposals
Exception for Affordable Rental Housing (6.10) draft zoning bylaw proposal
Moses Look West Pasture documents


Meeting adjourned at 5:55PM. Minutes respectfully submitted by Jennifer L. Christy
