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HISTORICAL CONTEXT
The Martha’s Vineyard Camp-Meeting Association started as a simple Methodist camp meeting in a
half acre oak grove site in 1835. It was repeated the following year and continued to grow into what
is has become today- a community of more than 319 late 19th and early 20th century buildings, the
majority of which are summer cottages.
The MVCMA was listed on the State and Federal National Register of Historic Places in 1978 and is
one of 88,000 sites that hold this distinction. In 2005 it was designated by the Secretary of the
Interior as a National Historic Landmark (NHL) for possessing, “exceptional significance in
illustrating or commemorating the history of the United States for the benefit and inspirational of
the American people.” Today there are over 2,500 historic places that bear this national distinction.
The property of the Martha’s Vineyard Camp-Meeting Association and its Leaseholders (sometimes
referred to as “the Campground” or “Wesleyan Grove”) is an important example of the great
religious camp meeting movements of the early nineteenth century. It played a key role in the
design of permanent religious camp meetings and resorts.
The year 1901 was chosen as the interpretive year for the restoration of the Tabernacle as there
have been no major structural changes made to the Tabernacle since that time. The same period has
been chosen for the cottages because it provides a consistent standard for the Campground.
As with the Tabernacle, there have been no major character-defining changes made to the cottages
since the period between the late 1880s and the early 1900s when covered porches, kitchens, and
bathrooms were added to many of the cottages. For that reason, the period ending in the early
1900’s is used as the general guideline to help determine whether a change to a cottage is
appropriate.
Throughout the 19th century, Methodist camp meetings,
“woodland revivals” lasting several days, spread over our
continent. These tented villages in the wilderness often became
permanent communities with specialized building types and
particular characteristics. The communities were planned and
built with several sets of unique forms and architecture which
created a magical environment—a work of art. The Martha’s
Vineyard Camp Meeting Association is one of the few remaining
camp meeting communities in the country.

Tabernacle

The nonprofit Martha’s Vineyard Camp Meeting Association
(MVCMA) was established through a Special Act of the Massachusetts State Legislature in 1868 as a
religious community. The governing Board of Directors is dedicated to the protection of the
Campground’s Tabernacle, architecture and history. The Architectural Review Committee is an
appointed subcommittee of the Board of Directors that reviews all applications for alterations,
additions and new construction to help determine whether a change to a cottage is historically
appropriate. ARC recognizes that cottages have evolved overtime and that health, safety and
elements of modern life need to be balanced with historic preservation. The Board of Directors also
appoints the Buildings and Grounds Committee to review applications to determine lot lines and
square footage as well as location of infrastructure and utilities. Together, these Committees, work
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under the Board of Directors to maintain the spiritual, communal, and physical essence of the
MVCMA.

HANDBOOK SUMMARY
This handbook is intended to clarify the architectural history of the cottages as well as the process
that leaseholders will follow for work on their homes. In addition, this handbook is intended for
use by architects, designers, and contractors to serve as an informational guide as they work with
the leaseholders throughout repair, expansion or renovation projects.
It is the responsibility of the leaseholders to work with the MVCMA to ensure that the projects
completed on your property follow the appropriate permitting process and are built according to
approved plans. Photographs have been included to provide more clarity in understanding the
concepts described.
The intent is to help those planning and designing projects to understand what is expected, and to
ensure that the Architectural Review Committee is making decisions in an objective and consistent
manner. Decisions regarding Certificates of Appropriateness will be guided by this handbook and,
will also take into consideration the Secretary of the Interior’s Standards for the Treatment of
Historic Properties, including the Guidelines for Preserving, Rehabilitating, Restoring &
Reconstructing Historic Buildings. The Standards and Guidelines may be accessed at:
http://www.nps.gov/tps/standards/rehabilitation/rehab/index.htm.
The Handbook begins with a brief summary of the prevailing building types
and styles found on Martha’s Vineyard Camp Meeting Association,
accompanied by a description of their characteristic elements. This
information will help owners and contractors in determining the importance
of retaining or replacing those elements that define the structure. It is
important to note that much of the architecture of the Martha’s Vineyard
Camp Meeting Association may be characterized as “Carpenter Gothic”—
traditionally built by local artisans or craftsmen in a mixture of architectural
styles and often with elements borrowed from various architectural periods.
These preservation and renovation guidelines offer general principles for rehabilitation and new
construction, as well as specific details on such issues as siding, roofing, windows and doors,
porches, light fixtures, gingerbread, etc. In some instances, the guidelines are not hard and fast
rules, but a helpful direction for the proper treatment of the community’s historic structures. The
Handbook also contains descriptions of construction rules that must be followed and will be so
identified. Preserving the best of the past while allowing for our community’s changing needs is a
balancing act that requires the cooperation of all those involved. It can be accomplished by the
informed goodwill of leaseholders, expertise of architects and contractors, and with the experience
and good judgement of the Architectural Review Committee (ARC) and the Buildings and Grounds
Committee (B&G) who have been appointed by the MVCMA Board of Directors to guide these
decisions.
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HISTORY OF COTTAGE DESIGN
Camp meetings have been held yearly in Wesleyan Grove since 1835, with the exception of 1845,
for approximately one week in August. There were religious services, prayer meetings, and hymn
sings morning, noon and night. At the end of the day, participants retired to the communal society
tent of their home church, and, increasingly over time, to individual family tents. Over time, as
people began to stay longer, changes were made to improve their living conditions. Tent platforms
were added followed by wooden frames to hold the canvas tents that had been made at home. Next,
wood sides appeared and eventually wooden roofs.
Wooden structures began to appear in 1859 and by 1864 there were
about 40 cottages, primarily built by local carpenters. What emerged
was a new architectural form known as the Wesleyan Grove Cottage.
The influence of the church and the tents from which they evolved is
clearly reflected in the design of the cottages.
Most of those early cottages combined all of the architectural elements
available to local builders to produce that classical Campground cottage
- the artistic ambition, the entrance and balcony motif, the vertical
boarding and light frame, the two-room rectangle plan of the tents with 3 posts to a side and gaping
entrance, and the Gothic Revival, Romanesque, and sometimes square articulation of the openings,
which are emphasized by hood moldings. Especially when combined with the distinctive
gingerbread, this gives the cottages a special character.
The typical Wesleyan Grove cottage is a one and a half or two-story rectangular building with the
short side facing front. The light, six 3"x4" posted rectangular cottage frame is enclosed by a skin of
single lengths of random-width, three quarter inch tongue-andgroove long-leafed yellow pine boarding applied vertically. The
typical cottage is 11 to 16 feet wide. The distance from the
ground to gable is approximately twice the width where the roof
meets the gable at a 90 degree angle. The centrally located
double doors on the ground floor, with narrow windows on
each side, generally lead to two rooms. A narrow staircase in the
back room leads to the second floor. The upper double doors
lead out to a balcony cantilevered over the double doors on the
ground floor.
The filigree, or gingerbread, a major contributor to the cottages’ magical appearance, was probably
winter work by local carpenters prior to 1871. In 1871, the first of three mills began producing
construction materials and a variety of small and tight balcony trims and the more flamboyant
verge board or barge board trim.
Covered porches began to appear in the 1880s, softening the austere original cottages. A variety of
additions to cottages were built to accommodate kitchens and bathrooms after safe drinking water
became available in the very late 1800s followed by flush toilets replacing the privies in 1903.
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The majority of the cottages built between 1859 and 1880 reflect the architectural form of the
Wesleyan Grove Cottage, as do nearly all of the surviving cottages. A few cottages, built at a later
date are of other architectural designs. While there were distinctive substyles in the early cottages,
it was said that, “the 500 cottages of 1880 were more alike than different” - and that is still true
today.

PLAN REVIEW PROCESS
Leaseholders desiring to alter or repair their cottages or to perform other work within the scope of
these rules and requiring a permit must receive approval prior to beginning the project. The
Executive Director or Supervisor of Buildings and Grounds will issue a Certificate of
Appropriateness after approval by ARC and/or B&G, as appropriate. The leaseholder will then
submit an application to the Town of Oak Bluffs for a building permit. An MVCMA permit does not
satisfy the requirement to obtain a building permit or other regulatory approvals from the Town of
Oak Bluffs.
The process is as follows:
1. Submit an Application for an MVCMA Certificate of Appropriateness – Applications
should be submitted to the Executive Director, who will refer the application to Building &
Grounds (B&G) and/or ARC, as appropriate. Application Forms are available at the MVCMA
Office and on-line at:
http://www.mvcma.org/uploads/6/9/5/4/69547609/certificate_of_appropriatness_application.pdf.

2.
3.

4.
5.

A $25 application fee is required for Major Projects and must accompany the application.
No fee is required for projects that fall under the Simplified Approval category. A detailed
description of the Scope of Work to be done and plans must accompany the request (See
Scope of Work section below for details). Allow for at least 30 days for review and reply.
An emergency repair can be approved within 24 hours. Applications that are incomplete or
do not contain enough detail will be returned and the timeline for the 30 day review will be
reset.
Confirmation of Receipt- Within 7 days a confirmation will be sent indicating the date your
application was received, whether it is complete, and if not, what items are missing.
Abutter Leaseholder Notification- “Abutting leaseholder” means a leaseholder of any lot
that touches the leaseholder’s lot and any other leaseholders on surrounding lots that might
be affected by the proposed construction. Generally, the area reviewed will be a radius of
100’ of the cottage where the changes are proposed. The MVCMA shall send notice to
abutting leaseholders of the proposed construction and include a copy of the plans for the
proposed construction, by mail, commercial delivery service or electronic mail and invite
abutting leaseholders to comment on the proposed construction. If sending a copy of the
plans is impractical, a description of the proposed construction may be sent instead. Any
interested leaseholder may comment on a proposed project and may review the same plans
and documents that are available to abutters.
Abutters’ Comments- To be considered, comments by abutting leaseholders or other
interested leaseholders must be received by the MVCMA Office within 10 days of the date
notice is sent to the abutting leaseholder.
Additional Meetings and Inspections-Following the opportunity for a site visit(s), meeting
with cottage owners, receipt of timely comments from abutting leaseholders, and/or
discussion with builders or architects, a letter will be sent to the cottage owner advising the
owner of the MVCMA Committee’s determination. The determination can range from
“approved”, “approved with conditions” or, “denied” In the case of a denial, the leaseholder
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may explore other options. If requested, ARC will work with the Leaseholder to explore
appropriate alternatives before a final denial is issued.
6. Time Necessary for Decisions-Once an application is complete, B&G and ARC may take up
to 30 days, or more for review of a complex project. Leaseholder will be notified if approval
will be delayed and be given a projected date for action. Changes to the project may extend
the review process. Please take MVCMA work rules and seasonality into consideration and
plan accordingly.
7. Certificate of Appropriateness- When the review of plans and abutters comments has been
completed and approved by ARC and/or B&G, the Executive Director or Supervisor of
Buildings and Grounds will issue a Certificate of Appropriateness for the project, which
must be prominently displayed in a front window of the cottage along with the Town of Oak
Bluffs Building Permit.

8. Monitoring the Project- The Executive Director or Supervisor of Buildings and Grounds
will monitor all construction projects to assure that permits are on file and that the work is
in conformance with the permit. If non-permitted work is discovered, staff will work with
the leaseholder to bring the project into compliance. In rare cases where permits have not
been obtained and/or the work substantially differs from the submitted and approved
plans, staff may issue oral or written STOP WORK orders.
Certificate of Appropriateness from the Camp-Meeting Association and the Town Permits (in
that order) MUST BE ISSUED BEFORE ANY CONSTRUCTION OR REPAIR WORK IS STARTED.
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MVCMA Certificate of Appropriateness: Application Details
Applications for a Certificate of Appropriateness (COA) must include the following components:

Scope of Work
1. What is there now?
The Committee requires a complete description or drawings with dimensions AND photographs of
the portion of the cottage that is to be repaired, restored, renovated or expanded. The photographs
should show the entire elevation (side of the cottage), as well as closer views
of the area. Additional photographs should show an expanded view of the
cottage with its neighbors so the Committee can see how the proposed
changes fit with the surroundings.

A site plan must also accompany the application for requests to increase the
cottage footprint or to construct other structures such as a shed or shower.
(See Formal application Process for Certificate of Appropriateness below
for details) Abutters MUST be identified and given an opportunity to comment on your project.
(See Application Procedures for details). This will be done by the Executive Director or the
Supervisor of Building and Grounds.
2. What are you planning to do?
The Committee requires a complete description or drawings with dimensions of the proposed
repair, restoration, renovation or expansion. The drawings should show the entire elevation (side
of the cottage), as well as closer views of the area. The application must include a copy of a cut sheet
or a quote sheet from a vendor describing all component materials such as doors, windows,
gingerbread, shingles, light fixtures and other items that the leaseholder is proposing to use. A
catalog page is not sufficient.
The Committees are committed to responding to applications as quickly as possible. To do this it is
necessary for all Committee members to receive complete application information in a timely
manner. However, some applications are more complicated than others and applications break
down into two categories: (a) Simple Request Project and (b) Major Project based on the level of
complexity. Each has different requirements for information:
Simple Request Projects-These applications can usually be approved immediately and the
Executive Director or Supervisor of Buildings and Grounds will issue a Certificate of
Appropriateness for the project, which should be prominently displayed in a window of the cottage.
Replacing or repairing existing features with the existing materials are considered simple project.
Projects covered in this category include:
a. Repair/replace roof shingles
b. Replace fence, to existing height
c. Re-shingle cottage with cedar shingles that meet building code
d. Replace porch boards (wood only, and painted if pressure treated)
e. Replace porch railings to match existing (wood only)_
f. Repair or replace wooden screen doors to match existing, if existing are appropriate
g. Repair or replace skirting to match existing
Effective: 2.1.17
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Major Projects -These are projects that may change architectural, structural or design features of a
cottage or the lot and will require a more extended review process. They include:
a. Additions
b. Demolition
c. Renovation
d. Window Replacement
e. Door Replacement
f. Relocation of a window or door
g. Alteration of existing structures
h. Expansion or reduction of the footprint
i. Fences, patios, or arbors
j. Sheds
k. Addition or removal of trim
l. Porches
m. Foundations, footings, or piers
n. Excavation
o. Walkways and driveways
p. Skirting
q. Irrigation systems
r. Heating, ventilation, and air conditioning systems including heat pumps, mini-split, window
air conditioners and other types of HVAC systems
Conceptual Review
For major projects, a narrative describing the Scope of Work including a description of the current
conditions as well as a description of the finished project should be submitted prior to the meeting
to discuss the project. Photos of each elevation that will be changed will be included with the initial
packet. This process will provide an opportunity for an exchange of ideas before the leaseholder
needs to provide formal documents. The conceptual review meeting can be in person or on-line.
The meeting may provide guidance before a leaseholder engages the professional services of an
architect, designer, or contractor.
Note: See details for Scope of Work above.

Formal Application Process for a Certificate of Appropriateness
Information needed from applicants for a Certificate of Appropriateness is as follows:
a. Name of leaseholder(s) and MVCMA address of property.
b. A complete description of the Scope of Work for the project.
c. Measured scale drawings showing existing dimensions or the area to be changed.
d. Measured scale architectural drawings of proposed project
e. A materials list defining all exterior materials to be used and their locations.
i. The materials list must include cut sheets or quote sheets and dimensions
for all materials including:
1. Doors
2. Windows
3. Siding
4. Shingles
5. Trim boards
6. Balusters,
7. Rails
Effective: 2.1.17
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8.
9.
10.
11.
12.
13.
14.

Posts
Exterior insulation
Driveway and walkway material
Exterior Light fixtures
Paving materials
Irrigation materials
Foundation type and materials

f. A signed Contractors’ Acknowledgement form will be required prior to work commencing.
g. Upon request, three full sets of construction drawings as well as a full set of PDF files
(Adobe Acrobat) suitable for email (the Committees meet in the off-season via e-mail or online to review requests) including site plans showing existing buildings, trees and
structures, and proposed changes, including changes that may impact abutting buildings
and structures, elevations including all features and exterior finishes.
h. Digital photographs of the existing building or structure showing location of proposed
changes. Photographs will be used to compare pre- and post-construction details and will
be kept on file.

Town of Oak Bluffs Building Permit:

Work must be done under permit from the Town of Oak Bluffs and by licensed persons where
required. A Town of Oak Bluffs permit is required in most cases and you should check with the
building officials before starting any project. A Town of Oak Bluffs permit will be issued only upon
presentation of approved MVCMA permits.
Contemplated construction is subject to any restrictions or moratoriums in effect at the time of
application and may be subject to review and approval by the Massachusetts Department of
Environmental Protection, the local Conservation Commission and other regulatory boards. All
work must be done according to all applicable building and fire codes and must be insurable.

Approval:
Once approved, applications will remain open for one year so that changes from the original approved
plans may be made if necessary.
NO changes to approved plans including any changes required or requested by the Town Building
Inspector or other Town Departments can be made without specific prior approval by B&G and/or
ARC. All changes to original, approved plans must be resubmitted
to the MVCMA office following processes and procedures. All
proposed changes must be approved by ARC and/or B&G before
work on the changes can begin. MVCMA will make every effort to
approve changes in a reasonable timeframe to meet construction
schedule.
If a project is not started within a year of the approval date a
request for an extension may be submitted in writing to the
MVCMA Office. In reviewing requests for extensions, the
circumstances for the request will be considered and a one-year
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extension will be granted if it is warranted. If an extension is not granted the project must be
resubmitted as a new project and must meet all construction rules in effect at the time of
resubmission.

Display of Certificate of Appropriateness and Building Permits

An MVCMA Certificate of Appropriateness, issued by the Executive Director or Supervisor of
Buildings and Grounds, and a Town of Oak Bluffs Building Permit are to be posted as to be easily
visible from the primary walkway to the cottage. The Certificate of Appropriateness and Oak Bluffs
Building Permit must remain in place until the project is completed.

Appeal Process
In the event an application is denied, a leaseholder may file an appeal in writing with the MVCMA
Board of Directors within 45 days of the date of the denial. The Board will review the appeal at the
next regularly scheduled Board Meeting. The Board will make the final decision.

Records

A file will be maintained on each address showing the history of permit requests and footprint
alterations.
Projects Without Approval
Any projects initiated and/or completed without prior approval of B&G and/or ARC may be
ordered removed by the MVCMA. At the discretion of the Residential Lease Committee construction
without approval may result in termination of the leaseholder’s lease and/or fines.

Resolution of Committee Issues

If the ARC, B&G or Residential Lease Committees are unable to reach agreement concerning an
issue where jurisdictions intersect, the matter will be referred to Board of Directors to resolve the
impasse.

Effective: 2.1.17
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OVERVIEW OF ARCHITECTURAL ELEMENTS
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CONSTRUCTION RULES AND GUIDELINES
General Rules

1. Certificate of Appropriateness from the Camp-Meeting Association and the Town MUST BE
ISSUED BEFORE ANY CONSTRUCTION OR REPAIR WORK IS STARTED.
2. Application to the Town for a Building Permit MUST ALSO BE ISSUED BEFORE ANY
CONSTRUCTION OR REPAIR WORK IS STARTED. In order to be approved by the Town, it
must be accompanied by a Certificate of Appropriateness from the Camp-Meeting
Association.
3. Exterior items including the overall structure and items permanently affixed to the
structure, excluding paint, must be approved by ARC prior to beginning work.
4. Painting does not require any permits. Leaseholders determine the colors for their cottage.
5. Interior work including plumbing, electrical, heating generally will not require approval
from the Campground but does require a permit from the Town of Oak Bluffs.
6. Temporary modifications to meet medical needs will be expedited for the duration of the
medical need. An application is still required.

Items included in the Guidelines

This document is designed to provide Leaseholders with direction as they consider repairs,
restoration and new construction on the cottages. Specifics are provided wherever possible.
Because each cottage, setting, and neighborhood is unique, this Handbook cannot be all-inclusive.
Leaseholders should use the principles to plan and make decisions about renovations and
restoration to the Campground cottages. New building materials, improvements to mechanical
systems, changes in infrastructure and new design features impact the appearance and livability of
cottages. Each application will be reviewed individually to ensure that projects are appropriate for
that particular cottage based on these guidelines.
In proposing projects, consider that while a Leaseholder signs a lease yearly based on square
footage of land being utilized, the Leaseholder does not own the land. All land is owned by the
Board of Directors of the Martha’s Vineyard Camp Meeting Association. No leaseholder is entitled to
use of the land surrounding their cottage. While the MVCMA will work with Leaseholders to make
additions and repairs, this is not always possible given the broader context in which the land is
used.
Although requests are handled on a case by case basis, the Committees may feel that an application
of a new item may have a significant impact on the cottages and the Campground if the item were
installed on most or all of the cottages. For example, a request for solar panels would have a
significant impact if installed on large numbers of cottages. Therefore, a moratorium may be
declared until a rule can be developed and approved by the Board of Directors prior to making a
decision on the application.

Note: All “Not Recommended” photographs were taken outside of the Campground
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Air Conditioners

A permit is not required for an indoor portable air conditioner unit that vents out of side or rear
windows.
Window-mounted air conditioners are permitted in side or rear windows. A permit is required
before installation.
For either air conditioner installation, every attempt should be made to placing them in a location
not visible from the public ways.
If neighbors object to operational noise or exhaust heat, the MVCMA reserves the right, after
review, to order re-location, removal or operational restriction of the unit.
Window units in front windows will not be approved. So-called “through the wall” mountings will
not be approved.
Recommended

Not Recommended

Heat Pumps and HVAC Systems

Outdoor unit placements for central HVAC or heat pump systems must be approved in advance by
ARC. The location must be approved by B&G. In determining location ARC and B&G will consider
the impact to the cottage, neighboring cottages, noise and air discharge. All tubing, conduits and
ductwork must be placed under or inside the cottage. The location should be unobtrusive and
minimally visible from the front of the cottage as well as from public roadways and paths. Wooden
screening and/or plantings may be required for visual reasons, noise abatement purposes, or both.
Recommended
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Fireplaces, Wood, Pellet, Coal and Kerosene Stoves

Fireplaces, wood, pellet, coal and kerosene stoves are permitted in the Campground cottages. A
Certificate of Appropriateness and an Oak Bluffs Building Permit are required for new installations.
A leaseholder must notify the MVCMA office by September 1 of each year that a solid fuel appliance
in going to be in use during the heating season which ends the following June 30. A copy of a
chimney cleaning invoice or certificate must be filed with the office every two years. All stoves in
use prior to January 1, 2016 must provide documentation that the stove and chimney meet current
safety standards.

Basements

There are approximately 30 full or partial basements under the more than 300 cottages. Some date
back to the 1800’s as basements while others served as cool storage for food prior to refrigeration.
Some cottages have modern cement block or poured concrete basements or crawl spaces that are
only a few years old. The procedure listed below outlines the steps for construction of a basement.
(1) Except as provided in this policy, applications for basements and other major excavation work
must be submitted and will be handled in the same manner as applications for other
Construction and Preservation Projects.
(2) The building owner must:
(a) submit an engineering report, satisfactory to the MVCMA, prepared by a qualified, licensed, and
insured Professional Engineer, approved by the MVCMA Building & Grounds Committee, hired
and paid for by the applicant that indicates that the proposed excavation and installation will be
accomplished without unreasonable risk to the structure involved in the excavation or to other
structures. Depending on the location of the structure and its surroundings, the MVCMA may
require additional assistance in considering the proposal and this might include additional
engineering or other reports from, including, but not limited to, those by a Geotechnical
Engineer, a Structural Engineer, or other qualified experts, as determined to be appropriate by
the MVCMA Buildings and Grounds Committee. The engineering report should indicate, among
other things:
(i)
how the soil will be retained while the hole is being dug
(ii)
the sequence of how the job will should be performed
(iii)
soil compaction requirements - under the footing and outside the foundation wall
between the wall and any adjacent building; and
(iv)
the foundation wall design, including the footing size and how it will be reinforced,
and if masonry what grouting and reinforcement requirements must be satisfied,
and the connection for the top of the wall to the cottage framing to comply with
Massachusetts seismic code requirement.
(b) in the application, indicate that the work will be done in conformity with the approved
engineering report and any other required reports by a qualified, licensed, and insured
contractor, and in compliance with applicable building code and town permit requirements.
(c) agree in writing to indemnify MVCMA for liability it may incur to other building owners or
businesses, and for the costs of defending claims brought by other persons for damages alleged
to have been caused by the excavation work.
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(d) agree in writing to compensate other building owners or business owners for damage caused to
their structures or their businesses by the excavation,
(e) provide from each of the owners of the cottage where the excavation will be done, and in the
case of a cottage owned by a Trust, Corporation, Limited Liability Company, or other
organization, the individuals who hold beneficial interests in the Trust, Corporation, Limited
Liability Company or other organization a written personal guarantee for the indemnification
and compensation agreements specified in paragraphs (c) and (d).
(f) submit plans which demonstrate to the satisfaction of the MVCMA Architectural Review
Committee and the MVCMA Buildings & Grounds Committee that upon completion, the
installation will be unobtrusive and not detract from the historic appearance of the structure,
provided that (1) any bulkheads or basement windows will not appear on the front of the
cottage and will otherwise be reasonably hidden from view; (2) the basement or foundation
walls will not raise the height of the building except as necessary to comply with applicable
building codes; (3) any otherwise visible basement or foundation walls will be covered by
painted wood skirting of the same type, design, and material on the rest of the structure, or, if
no skirting currently exists, by skirting on similar Campground structures.
(g) pay the MVCMA for its allocable internal and third party costs of monitoring the entire
construction project to ensure that construction complies with any MVCMA certificate of
appropriateness that is issued for the project and with all applicable building codes and
building permits. Invoices for these expenses may be billed on a monthly basis, and payment
within one week is a condition that must be satisfied for work to continue.
(h) provide the MVCMA with a signed written agreement that the owner of the structure will
acquire no property rights in MVCMA land, other than the right to occupy the land as specified
in the lease with the MVCMA, as a result of the excavation or installation.
(i) prior to commencing work, provide the MVCMA with a photographic record, satisfactory to the
MVCMA Buildings & Grounds Committee, of existing conditions at abutting buildings.
(j) agree that the premises will not be occupied by any person unless and until the MVCMA
determines that the project is complete.
(3) The MVCMA may order work to stop if it determines that work is being done not in compliance
with the MVCMA certificate of appropriateness or if it determines that continuing work, even if
in compliance with an MVCMA certificate of appropriateness, presents a substantial risk of
harm to any other building.
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Chimney caps

Chimney caps are discouraged. If required for safety, caps must be of a type approved by the
Massachusetts fire code and should not be metal cage type.
Recommended Not Recommended

Decks and Patios

Patios may be constructed with the location approved by the Buildings and Grounds Committee.
Patios must be proportionately sized to the cottage and location and may not be set in concrete.
Only natural materials such as brick, slate, stone, or shells will be allowed.
Decks are a modern home amenity and are not in keeping with the historic nature of the
Campground and are not allowed.
Recommended
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Doors

The historic doors are major features of the Campground cottages. Door placement must be preapproved. An effort should be made to preserve and maintain any original or historic door and
entrance features. If elements are too deteriorated and beyond reasonable repair, they should be
replaced in kind to include matching materials, details and finish as closely as possible. Doors that
replace non-historic doors must be of types reflecting the architectural heritage of the Campground.
No double or sliding glass doors, metal or vinyl doors including storm/screen doors, or French
doors are allowed. Doors must be approved for style, material, and location. Wood is required for
all new doors. Leaseholders are encouraged to use the opportunity to use wood and replace doors
with ones that are historically appropriate whenever possible.
Recommended
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Screen Doors
Although they were not usually installed as part of the original construction, screen doors have
become are an important feature of most Campground cottages. The design of the screen door
should match the size and shape of the entry door(s) of the cottage, but otherwise should be simple
in design. All new or replacement screen doors must be wood and be painted. Existing metal screen
doors must be replaced, when desired, with painted wood screen doors.
If the cottage front is shingled or has clapboard siding, the door frame may be trimmed and the
screen doors attached to the trim. Cottages with vertical board siding on the front, eyebrows above
the door, or both, should use blocks or long vertical strips of wood to attach the screen doors. The
door frame on such cottages may be trimmed if it can be shown that the trim will complement and
will not damage, obscure or require relocation of any eyebrows above the door. Blocks, trim or
wood strips should be painted the same color as the siding. Eyebrows above doors must not be
moved or eliminated to accommodate a screen door or the manner in which it is attached. Every
effort should be made to maintain or restore screen doors. Replacement screen door design must
be approved, even if the replacement is identical to the existing door as the existing door may not
meet this standard.
Recommended

Effective: 2.1.17

Not Recommended
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Dormers
Dormers were originally used in the Campground on a very limited basis. The addition of
dormers should be used sparingly. They were generally a single window wide and were
lower than the ridgeline of the roof. Small “dog house” style dormers were most typical and
later versions were typically wider and must not be duplicated.
Consistent with the appearance of historic campground cottage architecture, doublewindow or wider shed dormers should not be installed on any part of a campground
Cottage.
Dormers that are historically appropriate on a Campground cottage are important to the
exterior appearance. Additional factors that are considered in determining the number, type
and location of dormers:
(a) the extent to which the dormer is necessary to provide headroom or light to otherwise
make the cottage more livable,
(b) the number, style, location, width and size of the dormers,
(c) the extent to which the dormers are visible from the road and walkways,
(d) the extent to which windows installed in the dormers are tall and narrow rather than
more square,
(e) the proximity of nearby cottages and lines of sight from the proposed dormers into
neighboring cottage windows,
(f) the extent to which the dormers add to the size and massing of the cottage and attract
attention away from the original historic appearance of the cottage; and
(g) the extent to which the addition of the dormers replaces an earlier inappropriate change
that detracted from the historic appearance of the cottage.
Recommended

Effective: 2.1.17

Not Recommended
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Fences

Fences along lot lines between neighboring cottages are generally discouraged. Fences must not
exceed four feet in height, except outdoor showers and mechanicals enclosures, and must be
approved both for design and material by ARC and for placement by B&G, prior to erection.
Generally, approved types of fencing include, wood post and rail, and wood picket. Wire, stockade,
plastic, or other synthetic or composite fencing will not be approved.
Recommended

Not Recommended

Sheds

Sheds must be of wood, may not exceed 64 square feet in footprint area with a peak no higher than
ten (10) feet from grade level and must comply with placement and setback guidelines established
by B&G. Applicants should consider neighboring views and sightlines in both design and placement
and try to make sheds as unobtrusive as possible. Metal, plastic, or un-faced plywood or chipboard
is prohibited for exterior surface material. Exterior siding must be cedar shingle or random width
vertical tongue and groove or shiplap planks. All doors, windows and trim must be wood and blend
in with the cottage Sheds must comply with the same rules as cottages. One Shed per cottage is
allowed.
Recommended

Effective: 2.1.17

Not Recommended
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Gingerbread

Existing Gingerbread should be preserved and where it has previously been removed,
replaced. Gingerbread must be made of wood. If Gingerbread has been removed, it should be
replaced with gingerbread that is identical in shape and thickness to what previously existed.
In the case of cottages that do not possess Gingerbread and there is no evidence of prior
Gingerbread, an owner may install Gingerbread that was appropriate to the Campground.
A drawing, tracing, photo, or sample of proposed design of any proposed Gingerbread must be
submitted with the application.
Recommended

Not recommended

Heaters and Heating Vents

No “through-the-wall” heaters will be approved if visible from the front of the cottage or from a
prominent portion of the building. The use of vents primarily concerns gas heating appliances and
electric heat pumps. While venting into an existing masonry chimney is preferred, some gas or oil
heaters of newer types may be vented through the side or rear walls or roof, depending on codes
and proximity to neighbors’ homes. A plan and detailed information must be submitted with
application. Due to fire safety concerns, a Town Building Permit must be submitted to the MVCMA
office and attached to the Certificate of Appropriateness BEFORE installation begins.

Mechanical and Plumbing

Exhaust, including kitchen and ventilation fan vents will be reviewed, considering visual, noise, and
odor effects on neighbors and the Campground in general. Vents are not permitted to come through
front walls or on the outside walls of a cottage.

Effective: 2.1.17
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Gutters and Downspouts

Historically, gutters and downspouts were not used on Campground Cottages and are, therefore,
generally, discouraged. However, they will be considered on a case by case basis where reasonably
necessary to preserve and properly protect a cottage structure and appearance. Gutters and
downspouts will be considered on a case by case basis in compliance with the following guidelines.
1. Gutters must:
a. be necessary to preserve and properly protect a cottage structure and appearance,
or a historic feature of an existing cottage;
b. be made of aluminum, except that replacements of historic wood gutters must be
wood.
c. comply with the following additional guidelines
d. guttering systems may be limited only to certain portions of a cottage.
e. “K” style gutters with round downspouts should be used.
f. built-in, concealed gutters may not be retrofitted into existing cottage roofs, but
should be considered for new additions.
2. Where appropriate, gutters and downspouts should be located, installed, and painted to
match existing trim.
3. Gutters and downspouts should be of sufficient quality and gauge (0.32” gauge or greater)
as to minimize the amount of supports required. “Off the shelf” systems will generally not
meet this requirement.
4. All gutter and downspout systems must be approved by the Buildings and Grounds
Committee with respect to the location of discharge, to prevent damage to any Campground
structure, and to prevent flooding.
Recommended

Effective: 2.1.17

Not recommended
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Outside Showers

An outside shower should be placed in an unobtrusive location and have limited visibility from the
front of the cottage, roads and paths. Visibility from adjacent cottages will be considered in
appropriateness. The size allowed for a shower will be considered in the context of its proposed
location. It must be all wood. The shower may not have a roof or pergola. The leaseholder must
include a plan to absorb the runoff so that it does not runoff into common land or to an adjacent lot.
Recommended Not Recommended

Outside Ceiling Fans

Ceiling fans are not permitted on porches or in outside area.

Paths and walkways

Paths-Scale plans must be submitted, along with proposed surface material. The width of a path or
walkway is limited to 36” or less from outside edge to outside edge.
 Surfacing materials may be asphalt, pea stone, slate, and red paving brick, cobblestones or
other natural materials.
 Concrete, cement and cement pavers not permitted.
Recommended

Effective: 2.1.17

Not Recommended
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Outside Light Fixtures
Exterior lights are a modern feature for both safety and convenience. When selecting exterior lights,
a leaseholder should select lights that are small and simple in design. The fixtures selected should
minimize their visual impact and should not be considered a design feature. They should be
selected primarily for light rather than for decoration. The lighting should illuminate the cottage
porch not public areas. There are many small light fixtures that are appropriate and blend into the
front of a cottage.
Front porch lights may be:
1. One light on the side of the front door(s) or over the center of the front door(s)
2. Two lights, one on either side of the front door(s)
3. One porch ceiling fixture
4. Fixtures should not be larger than 12” All wiring must be hidden.
Side and rear exterior lighting may be:
1. One light on the side of each door
2. Flood lights are discouraged to minimize light pollution in neighboring cottages.
3. Motion sensor lights will be considered in rare instances and provided that light
pollution is minimized to neighboring cottages.
All fixtures must be approved before installation.
Recommended

Not Recommended

Security Cameras
The installation of security cameras on the exterior of cottages has been referred to the
Residential Life Committee for review. A moratorium on camera installation is in place
until guidelines have been adopted.

Effective: 2.1.17
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Driveways and Parking Spaces
All new parking spaces and driveways that require the physical alteration of a leased premises
must be approved. A detailed plan of the proposed parking space and driveway must be submitted
for approval to B&G. New parking spaces are limited to 12’X20’. B&G will determine location of the
parking space. The parking space may be of pea stone, brick tire paths or new washed shells. There
may be a cobblestone border with four (4) rows of cobblestone. Cement may not be used. In any
submitted plan, no portion of a vehicle may be closer than two and a half (2 1/2) feet from the lot
line of an adjoining cottage.
Recommended

Not Recommended

Porches
Porches are a major architectural feature of the Campground cottages. Generally, the covered porch
replaced the piazza style porch during the period from 1870-1910.
Porch floors- The flooring may be made of mahogany, redwood or teak and may be left to weather
to its natural patina. Pine, fir, or pressure treated lumber must be painted. Flooring should be
installed perpendicular to the cottage with herringbone corners. Parallel boards and picture
framing are not allowed.
Recommended

Effective: 2.1.17

Not Recommended

Page 24

Porch railings, Handrails, Porch Roofs and Balusters

Railing heights on porches and balconies, when replaced, should conform to the original.
Replacement of historic railing will only be approved if rails are deteriorated beyond reasonable
repair. Balusters, porch floors and roofs should adhere to the original design. A new design must be
submitted for approval. Building Codes may require railings that are higher than the common
historical height. ARC will cooperate with the Leaseholder in obtaining the historic exemption from
the State to allow reinstallation for existing railing height. Because of the need for this exemption,
the MVCMA will approve repairs to porch rails rather than replacement of the entire rail system. It
is important for leaseholders to maintain their porches and rails. Leaseholders are responsible for
compliance with those Codes. Handrails will be considered based on material, location, and cottage
history.
Porch roofs must be made of tongue and groove, shiplap or square edge lumber. Plywood is not
permitted.
Balusters have a wide range of designs. Every effort should be made to determine the original
design and follow that pattern. Turned balusters need to be the heavy “bowling pin type” rather
than the narrow style.
Recommended

Not Recommended

Roof

Red cedar shingles may be used for roofs. A red cedar shingle roof system must meet the same fire
retardant standard as asphalt shingles. The fire retardant rating of the roof system is required prior
to approval. Shingles with spayed on fire retardant may not be used.
Various asphalt or composition materials are acceptable if submitted samples are approved. For
porch roofs, every attempt should be made to design a roof pitch that allows for asphalt shingles.
However, black (or matching original) rolled roofing where absolutely necessary will be considered
on a case by case basis.

Effective: 2.1.17
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Satellite Dishes

A Satellite Dish installation location must be approved in advance. A Dish must be concealed from
the view of passersby on roads or paths in the front, sides or back of the cottage.
Recommended

Not Recommended

Siding
Most cottages were built with vertical tongue and groove boards, of random width, though few
cottages remain where these original vertical boards have not been covered with other materials.
For new or replacement siding, vertical tongue and groove random-width boards with or without
beveled or shaped-edge battens are historically the most appropriate, but vertical random-width
shiplap siding, and cedar shingles are also acceptable. For other wooden materials, samples must be
submitted for approval prior to installation of the material. Vinyl, metal trim, Azek or other
composite trim, asphalt and asbestos siding are prohibited.
The few remaining cottages with uncovered vertical boards should be preserved in their original
historic condition and not covered with other materials.
Fire safety codes may require the use of fire retardant material due to proximity of cottages. In such
cases, a variance will be permitted in order to comply with Code.

Signage

Signs may not be erected on MVCMA property except as otherwise provided in this section.
Signs may be erected:
(1) by the MVCMA on common land, with the approval of the MVCMA Building and Grounds
committee and the MVCMA Architectural Review Committee.
(2) by a leaseholder, without approval of the MVCMA, if the sign is a commercial real estate
"for sale" sign that is not larger than 12" square, provided that no more than one such sign
may be displayed at a time, and the sign must be removed two weeks after the property is
sold, or a contract to sell the cottage is executed, whichever is earlier.
(3) by a leaseholder, without approval of the MVCMA, if the sign consists solely of the name of
the cottage, a sign denoting historical significance, and/or year built
(4) or a temporary sign erected by children or to announce an event.
(5) by commercial leaseholders if they have been approved by the MVCMA Architectural
Review Committee and the MVCMA Buildings &Grounds Committee.

Effective: 2.1.17
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Skirting

Skirting is used to enclose the base of the cottage to the ground. It is, generally, vertical boards
although horizontal boards have been used. Some skirting contained cut-outs or design elements.
Every effort should be made to find evidence of the original skirting and use that as the template for
repair or replacement. Skirting may be wood or PVC composite such as Azek or similar products.
Both wood and composite products must be painted. Although a composite product may be an
appropriate color, painting is required to avoid the growth of mildew as noted by the manufacturer.
If choosing pressure treated lumber, select a product rated for ground contact to avoid premature
failure.
Recommended

Not Recommended

Skylights

Skylights visible from the cottage front or any public way are prohibited. A small (24”X36”, exterior
dimensions) skylight on a rear slope of a roof may be allowed depending upon overall visual
impact. The glass must be flat. Multiple skylights are discouraged.
Recommended

Not Recommended

Street Numbers
Easily visible street numbers must be affixed to cottages, per request of the Oak Bluffs Fire
Department, to aid in rapid location of fires or other emergencies. Street number plates are not to
be installed in the ground.

Effective: 2.1.17
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Windows

Original or historic windows should be preserved to the extent possible. Deteriorated pieces of
wooden window sash or framing should be replaced in kind, with new wooden pieces of the same
dimensions and appearance. Only the sash should be replaced if the frame is in good condition.
Windows used in new additions and replacement windows must be of painted wood and of a style
and configuration (dimensions and appearance) found on the original cottage. For instance, a
window with a one-over-one configuration should be replaced with a one-over-one.
Plastic, metal, vinyl (including vinyl-clad) or materials other than wood will not be approved for
windows or storm windows.
Replacement of shaped-top windows such as ogive arches found in the Campground, with matching
hood moldings must be replaced in kind if the original window cannot be repaired. In such cases,
rectangular replacements will not be approved. ARC will try to assist leaseholders in finding
sources for appropriate replacements. As shown below, Windows with thick “historic” or “false sill
trim” are appropriate while “picture framed” window trim is not typical of Campground
architecture and will not be approved. Windows set side-by-side must be separated by at least a
six-inch trim board.
Windows with true divided lights as well as single pane windows are preferred as they are the most
historic. Simulated divided light windows may also be used. Simulated divided light windows must
have spacers between the glass panes. The simulated muntins must be all wood on both the
exterior and interior of the window and permanently affixed to the glass. Windows with grille
inserts are not allowed. However, thermal pane windows to achieve energy efficient standards may
be allowed. The use of UV or tinted glass is prohibited.
The traditional Campground window is longer and narrower than modern windows. When
replacing windows, the dimensions should be plus or minus ½” of the original rough opening. A
restoration project may show evidence of an original window that was replaced by a more recent
window. Restoration to the original style and dimensions is encouraged.
Renovation and restoration projects should make every effort to determine the size, location and
configuration of windows and doors.
Recommended

Effective: 2.1.17

Not

Recommended
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Painting

Trim and skirting, including but not limited to: windows and doors, balusters, shutters, gutters,
soffits, molding, rails, newel posts, gingerbread, brackets and corbels must be painted. This
requirement includes pressure treated wood. Mahogany, redwood, teak and cedar siding may be
oiled, stained or left untreated.
Lead paint was used both inside and outside of the Campground cottage. The chips and dust created
by the scraping and sanding of lead paint pose a serious health risk. A leaseholder who is removing
paint from a cottage should assume that the paint being removed contains lead and should take
steps to protect themselves, neighbors and surrounding areas from being contaminated.
Massachusetts has a lead paint law. It is the responsibility of the Leaseholder to assure that all
work is performed in compliance with the law and that all contractors and workmen are lead
certified.

Cottage expansions
As the Architectural Review Committee reviews requests for cottage expansion, a variety of factors
are considered. A key characteristic of Campground cottages is their modest scale and
proportions. The "smallness" of the cottages themselves is at least as important as their
relationship to their settings and adjacent cottages. Lot size is another major factor in considering
the size and type of additions. The purpose of this rule is to protect the character of the cottages
and the Campground.
An addition shall be differentiated from the original cottage and shall be compatible with its
massing, size, scale, and architectural features to protect the historic integrity of the property
without drawing undue attention from the original cottage.
Cottage expansion is limited to 5% of the area of the existing footprint in place before January 1,
2000. The expansion calculation is determined by measuring the exterior dimensions of the living
space from the drip line of the roof of the cottage as of the date listed above. Expansion phases are
cumulative. The square footage of successive expansions will be totaled and compared against the
pre-2000 footprint calculation.
Effective: 2.1.17
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There are several considerations that impact the appropriateness of an expansion project.










No expansion falling within a ten-foot radius of the center of any cesspool is allowed unless
permitted by the Town after the cottage is connected to the Town sewer system.
No expansion may be built closer than 2 1/2 feet from the lot line. This includes a second
floor built over an existing first floor.
The roofline of a second floor addition may not be higher than the historic portion of the
cottage.
An addition over an existing first floor is counted as part or all of the allowed expansion of a
cottage. This calculation does not include porches.
A second floor addition may exceed the 5% without the need for a 2/3 vote of the
Committees if it is directly above the existing first floor without being higher or more
massive than the historic section of the cottage.
Second floor additions may not extend beyond the first floor footprint.
An exception to the 5% rule, (other than the second floor which is allowed as noted
above)may be made under the following conditions or circumstances:
o The expansion beyond the 5% is modest
o The lot size is of sufficient size
o The addition will not overwhelm the original cottage or neighboring cottages.
o The addition is compatible with its massing, size, scale, and architectural features to
protect the historic integrity of the cottage, its surroundings and the neighboring
properties.
A proposed expansion beyond 5% will require the review and a two-thirds majority
approval of both Building & Grounds and Architectural Review Committees.
Recommended

Effective: 2.1.17

Not Recommended
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Demolition of Buildings

Demolition of a Campground cottage or other Campground structure, portion of a cottage or
architectural feature constitutes an irreplaceable loss to the quality and character of the
Campground.
Process for Demolition
1. In compliance with the Oak Bluffs Historic Commission’s Demolition Delay By-Law, B&G
and ARC will not allow any cottage, structure or architectural feature to be demolished
until an application for a permit has been submitted and formally approved by a twothirds majority of both Committees.
2. The application must set forth the rationale for demolition and be accompanied by a
written statement explaining why such structure or feature is not historically or
architecturally significant or otherwise not worthy of preservation and the reasons why
the applicant is seeking to demolish it.
3. If seeking to demolish an entire structure or major portion thereof, the application must
also submit definite plans for reuse of the site, evidence of commitment to funding of
the new project, a time frame for project initiation and completion, and an assessment
of the effect such plans will have on the historic character and integrity of the
Campground.
4. B&G and ARC will be guided in their decision whether or not to grant a demolition
permit by balancing the historic, architectural, and cultural value of the structure or
architectural feature and the purposes of these Rules against the applicant's proof of the
unusual and compelling circumstances or substantial economic hardship in retaining
the structure or architectural feature and merit of the replacement project.

Meeting Current Standards

Many cottages have materials and architectural elements that pre-date architectural review and do
not meet current standards. These items are “grandfathered” and may be repaired and left in place.
If replacement of such items with items compliant with these standards would require structural
alteration to the cottage, then replacement with non-compliant items will be considered upon
application. Renovation and restoration provide an opportunity to bring architectural details,
historical elements and materials up to current standards. This is similar to and in concert with
building codes. An element or material that is removed from the cottage may not be reinstalled or
replaced with an element or material that has not been approved. If vinyl siding, aluminum siding,
or a vinyl window is removed as part of a project, then it cannot be reinstalled without an
explanation as to why current standards cannot be met.

Effective: 2.1.17
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TIMING OF WORK
Work may not be done on Campground cottages or other buildings or land in the MVCMA
Campground, except during dates, days, and times specified by sections (b)-(d) of this section:
1. July and August
a. quiet repair work, not requiring an MVCMA or Town of Oak Bluffs permit, such as
painting, may be done by the leaseholder or a member of the leaseholder's family,
but not by anyone else, only on Monday through Saturday between 8:00 am and
6:00 pm, provided the work (A) does not involve the use of power tools and (B)
does not cause a hardship on any other leaseholder.
b. Emergency work, including the repair of leaking roofs, broken windows, failed
plumbing, and the like may be done with an MVCMA Special Summer Season Permit
and any necessary Town of Oak Bluffs permit, provided that the work is done only
on days and during hours specified in the MVCMA Special Summer Season Permit.
2. September through June
a. Construction or repair work may be done by leaseholders or contractors on
Monday through Saturday between the hours of 8:00 am and 6:00 pm
b. Construction or repair work may be done by the leaseholder or a member of a
leaseholder's family, but not by anyone else, on Sunday, between the hours of 12:00
noon and 6:00 pm.
3. At any time of year, the following work may be done, provided the work does not cause a
hardship on any other leaseholder and such work is done either (A) by the leaseholder or a
member of the leaseholder’s family, or (B) by anyone else provided that such work done by
anyone else may be done only on Monday through Saturday between the hours of 8:00am
and 6:00 pm and on Sunday between the hours of 12:00 noon and 6:00 p.m.
a. Ordinary grounds maintenance (such as grass cutting and ordinary plant care).
b. Ordinary cottage cleaning, to the extent not requiring an MVCMA or Town of Oak
Bluffs permit.

__________________________________________________________

Adopted-MVCMA Board, 1.14.17
Effective date, 2.1.17

Effective: 2.1.17
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