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ASSESSMENT REPORT FOR IMPROVEMENTS TO THE ‘OLD MILL’ 
690 – 692 EDGARTOWN ROAD, WEST TISBURY, MA. 

MAP/LOT: 32-115 + 32-116. -  June 15, 2023 
 

PREPARED FOR: 

 
 

 
     Drawing from 1937 plans by William E. Dugan – Designer and Builder 
 

The first mention of a mill on this site dates to around 1650, early in the island’s 
colonial period. The mill may have been briefly abandoned in the 1670’s but was 
mentioned again in 1688 as a grist mill. That use continued for about 120 years 
when it was refitted in 1809 to produce woolen cloth. Cloth production continued 
until the 1870’s and it is during this period that the existing building was 
constructed in 1848. The building had several intermediate uses between 1880 
and 1937 when it was first rented by the Martha’s Vineyard Garden Club 
(MVGC) and later purchased by the Club in 1942.  
 
Sullivan Associates Architects (SAA) and Sourati Engineering Group (SEG) 
have been asked by the MVGC to assess the code compliance and structural 
condition of the existing building and site for continued use by the MVGC as a 
meeting and event venue. The Club has an interest in assessing both the 
improvements required to continue their existing use of the site (Option 1) and 
the alterations required for expanded use involving larger and more varied 
events (Option 2). 
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SUMMARY OF SCOPE OF WORK AND COST ASSESSMENT: 
 
OPTION 1: WORK REQUIRED FOR EXISTING USE BY 137 OCCUPANTS: 
 
EXTERIOR / SITE:                 $ COST 
 

1. Install water well adequate for two sinks and one restroom.  
Provide water well equipment on Ground Floor. 
Install ‘tight’ tank for wastewater connected to restroom and sinks…70,000 

2. Construct accessible elevated wood walkway from HC  
parking. Install accessible path from new wood walkway with 
level landings at each entrance door.  
Install 19 timber parking space markers and bike rack……………….25,000 

3. Engineering and town approvals for the above………………………..20,000     
       

INTERIOR:          
 

4. Construct single user handicapped restroom at  
Ground Floor. Install sinks at Ground Floor and First Floor………….40,000                   

5. Upgrade electric service. Add LED lighting throughout.    
Update existing wiring and life safety devices as needed.  
Install six ceiling fans on Ground Floor and four on First Floor………50,000     

6. Repair existing stair from Ground Floor to First Floor. 
Install landing at west entrance door for accessibility. 
Repair beam pockets at end conditions of steel beams………………25,000                        

7. Architecture and construction documents for the above……………...10,000 
            
TOTAL COST OPTION 1……………………………………………………….240,000 
 
OPTION 2: ADDITIONAL WORK REQUIRED FOR USE BY +/- 198 OCCUPANTS 
Note: The Building Inspector has not approved an increase in the number of occupants. 
          if the following work is done.  
 
INTERIOR:  
 

8. Install second handicapped restroom at Ground Floor connected  
to tight tank in Option 1 with approval of town………………………….20,000 

9. Add intermediate columns at steel beams to support the existing  
First Floor and increase the occupancy load. Install new  
48” wide code compliant stair from Ground Floor to First 
Floor…………………………………………………………………………40,000                                                                                           

10. Install inclined wheelchair lift at new stair with MAAB approval………15,000  
11. Engineering and architecture for the above…………………………….15,000 

 
TOTAL COST OPTION 2…………………………………………………………90,000 
 
TOTAL COST OF OPTIONS 1 and 2………………………………………….330,000 
 
 



 3 

 
 
 
GENERAL REQUIREMENTS FOR BOTH OPTIONS 1 AND 2 
 
APPLICABLE CODES AND REGULATIONS:    Ref / Abbrev. 
Secretary of the Interior’s Standards     (SIS) 
Massachusetts State Building Code, 780 CMR, 9th Edition.  (780: – Sect) 
 IEBC 2015 – International Existing Building Code  IEBC 2015 
 IBC 2015.  -  International Building Code    IBC 2015 
 IECC 2018 – International Energy Conservation Code  IECC 2021 
Massachusetts General Laws, 148 CMR, Section 26   (MGL)  
Massachusetts State Fuel Gas and Plumbing Code, 248 CMR (MPC) 
Massachusetts Fire Prevention Regulations, 527 CMR  (MFR) 
Massachusetts Architectural Access Board, 521 CMR,  (MAAB) 
Martha’s Vineyard Commission      (MVC) 
West Tisbury Zoning Bylaws. Adopted 10/6/2020   (WTZB) 
West Tisbury Zoning Board of Appeal     (WTZBA) 
West Tisbury Historic District Commission    (WTHDC) 
West Tisbury Board of Health      (WTBOH) 
West Tisbury Conservation Commission                 (WTCC) 
 
EXISTING CONDITIONS AND BUILDING CODE USE GROUPS:  
 
The existing building is a two-and-a-half story, three level, rectangular structure with 
primary and secondary entrance locations on the south side and no entrance located on 
the Edgartown Road (north) side. For purposes of this report, the existing building levels 
are described as follows: 
 
Ground Floor – refers to lowest level (basement) with entry from the parking area. 
First Floor – refers to middle level with interior and exterior stair access. 
Attic – refers to storage under the roof, accessible from a First Floor pull down stair. 
 
The building has a wood and steel frame with a stone and brick foundation, and most 
closely resembles Type 5B construction (IBC 2015 – 602.2). The building sits on an 
irregularly shaped lot of .23 acres (Assessor), noted as 8,850 Square Feet (SF) on a SEG 
Site Plan dated 9/15/2022. The building has a footprint of +/- 1,440 SF (Assessor) and is 
comprised of +/- 2,340 SF of useable area excluding the attic.  
 
The Building Inspector has confirmed that the building has an A-3 Assembly Use on the 
Ground Floor for 88 occupants, an A-3 Assembly Use on the First Floor for 49 occupants, 
and an S-2 Storage Use in the Attic for 0 occupants. The total existing occupancy load is 
137. The building is used seasonally and will be entirely occupied by the MVGC. The 
parcel the building occupies is abutted by a 2.6 acre lot (Assessor), noted on a SEG plan 
as +/- 2.1 acres. The larger parcel is also owned by MVGC and is used for unstructured 
parking. The building was constructed in +/- 1848 to replace an earlier mill structure and 
is listed on the National Register of Historic Places. The building is in the West Tisbury 
Historic District. A description of the existing mill and its history was documented in the 
1984 National Register Nomination which is included below as Appendix A. 
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SECRETARY OF THE INTERIOR’S STANDARDS: 
 
As the current steward of the Old Mill, the MVGC requires that all proposed work meet 
the preservation and rehabilitation standards of the SIS. The Standards have been 
characterized as ‘Do no harm that cannot be reversed’ and are summarized as follows: 
 

1. Exterior and Interior alterations should not radically change, obscure, or destroy 
character-defining spaces, materials, features, or finishes.  

2. Work done to meet handicapped accessibility requirements, health and life safety 
code requirements, or retrofitting measures to provide mechanical equipment 
and energy conservation should be assessed for its potential negative impact on 
the building's historic character.  

 
WEST TISBURY ZONING BYLAWS: 
 

1. Ownership by the MVGC (1942) predates the WTZB first adopted in 1972. 
2. The property is in the VR (Village Residential) Zone which allows the Educational 

/ Charitable use by the MVGC by Special Permit from the WTZBA. A Special 
permit has not been obtained from the WTZBA because ownership by the MVGC 
predates the requirement. Events at the site need to support the mission of the 
MVGC. Private events that provide income in support of the MVGC mission need 
to be coordinated with the Town. 

3. Any alterations to the site require Site Plan Review by the Planning Board and 
the WTCC.  

4. The parcel and building are considered pre-existing / non-conforming. Any 
building additions require a Special Permit from the WTZBA. 

5. The WTZB requires one parking space for every 4 seats for an Assembly use. 
The Assembly occupancy load for the building is 137 (see calculation below 
under Building Code - #5) so a total of 35 parking spaces are required.  

 
WEST TISBURY HISTORIC DISTRICT COMMISSION: 
 

1. A Certificate is required from the WTHDC. The Certificate type varies with the 
location and scope of any proposed exterior work to the building. If there is no 
proposed exterior work a Certificate of Non-Applicability needs to be obtained. 

 
BUILDING CODE: 
 

1. The building qualifies as an Historic building under the building code. Relief from 
building egress and life safety requirements can be granted by local officials. 

2. The existing and proposed use of the building is A-3 Assembly with an Accessory 
S – Storage use. There is no Change of Occupancy, and the building does not 
need to be evaluated by Hazard Index. The proposed work qualifies as a Level 2 
alteration, and the Work Area is the entire building. The building meets the area 
and height requirements for Type 5B construction. 

3. If any stairways are altered, they need to be built to current code. If not altered, 
they need to meet the approval of local officials.  
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4. The Building Inspector has agreed that the existing stair between the Ground 
Floor and First Floor can be repaired without meeting full code compliance  
provided the occupancy load doesn’t change. Stairways connecting two levels, 
each with separate exterior egress do not need a fire rated enclosure. Subject to 
approval by local officials, other stair and egress options may be allowed due to 
the historic building designation. 

 
5. Occupancy Load: Option 1 - The existing Assembly Use occupancy load is 137 

occupants (Building Dept.) calculated as follows: 
  
Ground Floor: 1,440 SF @ 90% = 1,296 SF @ 15 SF Net/Occupant = +/- 88.  
First Floor: 888 SF @ 85% = 754 SF @ 15 SF Net/Occupant = +/- 49. 
 
Based on the existing occupant load, two means of egress are required from the 
Ground Floor, and one from the First Floor. The existing means of egress from 
each floor meet that requirement. 
 
Option 2: To allow a higher number of occupants in the existing building the 
maximum occupancy load could be 196 occupants for chair only events 
calculated as follows: 
 
Ground Floor: 1,440 SF @ 60% = 864 SF @ 7 SF Net/Occupant = +/- 124.  
First Floor: 888 SF @ 60% = 532 SF @ 7 SF Net/Occupant = +/- 72. 
 
To increase the existing occupancy load from 137 to 196 the Building Inspector 
has indicated the following work would be needed: 

A. Intermediate columns added at the Ground Floor to shorten the effective 
spans of the W10 steel beams to support an increased Assembly use on 
the First Floor. New steel beams of adequate strength could also be 
installed with no columns. If intermediate columns are not added, the First 
Floor should be limited to the existing occupancy load of 49. 

B. A new code compliant main stair between the Ground Floor and First 
Floor. This will require the structural modification of a First Floor beam. 

C. Create handicapped accessible First Floor with inclined wheelchair lift that 
will require a variance from MAAB.  

6. Fire sprinklers are not required based on size and use. 
7. The existing fire alarm system and life safety devices need to be analyzed for 

compliance. The alarm system needs to be extended, altered, or replaced to 
accommodate changes to the floor plans. Combination emergency lighting and 
exit signs may need to be relocated. 

 
PLUMBING / ELECTRICAL: 
 

1. As an A-3 Assembly Use the building is required to have hot and cold water and 
restrooms adequate for the occupancy load of 137. For an A-3 Assembly Use, 
the plumbing code requires 1 toilet per 50 women, 1 toilet per 100 men, and 1 
sink per 200 of each sex. Two single user, non-gender specific, handicapped 
accessible restrooms located in the Ground Floor would meet the code 
requirements for fixture count and travel distance for 100 occupants with local 
building official approval which has not been obtained. 
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2. The site is not served by town water and an adequate source of water needs to 
be provided.  

3. Because of the wetland location, building wastewater requires a ‘tight’ tank 
adequate for holding septage from the restroom(s) until it can be pumped. This 
solution needs to be approved by town boards. The WTBOH and WTCC have 
not been approached with this solution. 

4. A drinking fountain and utility sink are not required. 
5. There is no kitchen planned for the facility. If a kitchen is required, it needs to be 

defined and discussed with the WTBOH. 
6. Existing electrical service needs to be evaluated for proposed loads. Additional 

LED lighting and switching should be considered.  
   

HEATING, VENTILATION, AND AIR CONDITIONING: 
 

1. Historic buildings are exempt from compliance with IECC 2021 if compliance 
would ‘threaten, degrade or destroy the historic form, fabric or function of the 
building’. Documentation includes a report to local authorities. The Building 
Inspector has indicated that if the building is conditioned for heat and air 
conditioning that compliance with the insulation requirements of IECC 2021 
would be required. Insulation would be incompatible with the historic 
requirements of the SIS and is not recommended.  

2. Any new mechanical equipment should be placed for minimal change to the 
defining characteristics of the building. Ceiling fans are recommended and can 
be removed at a future date with little impact to the historic structure. 

 
HANDICAPPED ACCESSIBILITY: 
 

1. Applicability: If the proposed construction costs exceed $63,270 ($210,900 
assessed building value x 30%), then the entire building is required to comply. A 
variance from the MAAB is required for relief from full compliance. 

2. Parking: Based in the proposed parking layout of 19 spaces. One handicapped 
accessible parking space is required along with an adjacent 8-foot-wide van 
accessible loading area. The handicapped space should be located to provide 
the shortest accessible route to an accessible entrance. Where an accessible 
space cannot be located within 200 feet of an accessible entrance, an accessible 
drop-off shall be provided within 100 feet of an accessible entrance. (521 CMR – 
23.3.3). Parking spaces require a level surface not exceeding 1:50 slope, and 
have a uniform, paved or hard packed surface with universal signage. 

3. Accessible Route to Accessible Entrance: A minimum 60-inch-wide walkway of 
paved or hard packed surface is required from the handicapped parking space(s) 
to the accessible building entrance. A 1:20 sloped ramp is allowed with no 
handrails, 1:12 with handrails. The maximum cross slope is 1:50.   

4. Egress: Based on the occupancy load of 137, two egress locations are required, 
and both need to be handicapped accessible. 

5. Wheelchair Lift: A vertical wheelchair lift on an accessible route is allowed to 
service two levels in a building of this size and use. 

6. Restrooms need to be handicapped accessible and be on an accessible route. 
The required finished size for a single user restroom is approximately 6 feet x 8 
feet. 
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                    The Old Mill                                                                Ground Floor 

 
                            First Floor                                                              Attic 
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OPTION 1: WORK REQUIRED FOR EXISTING USE BY 137 OCCUPANTS 

 
1. A water well location will need to be identified and approved by town boards. A 

‘tight’ tank and related plumbing is needed for a Ground Floor handicapped 
accessible restroom and two service sinks. The tank will be located on the 
driveway side of the building for truck access when it needs to get pumped and 
serviced (see Proposed Site Plan below). The size of the tank will be determined 
during town approvals. 
 

 
 

 
                                                PROPOSED SITE PLAN                                                                                                                                                                                          
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2. Parking: A study of the existing parking area has determined that a maximum 
of 19 parking spaces with maneuvering room is possible (see proposed Site 
Plan on page 8). Based on the proposed parking layout of 19 spaces, one 
handicapped accessible parking space is required along with an adjacent 8-
foot-wide van accessible loading area. Expansion of the existing parking area 
to meet the Zoning Bylaw parking requirements is limited by the surrounding 
wetland and would need to be approved by local boards and the MVC. These 
approvals would be difficult to obtain, and no additional parking is 
recommended. An accessible route from parking to the building entrance 
needs to be constructed. A +/- 40 foot long by five-foot-wide elevated wood 
walkway over the wetland between the parking area and the building will meet 
the handicapped requirements with town approval. The wooden walkway 
needs to connect to an accessible five-foot-wide walkway to the two existing 
building entrance doors at the Ground Floor. Both existing entrance points 
need a compliant level landing at the exterior of the existing doors. These 
alterations would require town approvals. 

3. Engineering for items 1 and 2 above requires town approval from both the 
WTBOH and the WTCC. The site is in a wetland and to obtain these 
approvals the proposed work may need to be modified, significantly altered, 
or possibly abandoned.  

4. Construct single user handicapped restroom at Ground Floor. Install sinks at 
Ground Floor and First Floor (see floor plans below). The final location of the 
sinks needs to be determined.                

5. Upgrade electric service to 200 amps. Update existing wiring and life safety 
devices as needed. Install six ceiling fans on Ground Floor and four on First 
Floor. Install LED lighting throughout the building. A lighting plan needs to be 
developed as part of the Construction Documents.     

6. Repair existing stair from Ground Floor to First Floor. Repair beam pockets at 
end conditions of steel beams. 

7. Architectural work is needed to complete the Construction Documents for 
town permitting of the above items.                                     

 
OPTION 2: WORK REQUIRED FOR USE BY 196 OCCUPANTS 
 

8. Install second handicapped restroom at Ground Floor    
connected to tight tank in Option 1 with approval of the town. 

9. Add intermediate columns at steel beams to support the existing First Floor 
and increase the occupancy load. Install new 48” wide code compliant stair 
from Ground Floor to First Floor. A portion of the adjacent beam will need to 
be removed and supported by a new column to provide adequate headroom 
for the new stair.       

10. Install inclined wheelchair lift at new stair with MAAB approval. An elevator 
is required under the code but would be too disruptive to the historic framing 
of the building. 

11. Engineering and architectural work is need for the above. 
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APPENDIX A – DESCRIPTION AND HISTORY OF THE OLD MILL 
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