MVCMA Preservation and Construction Handbook Revisions
These are the substantive changes to the Handbook. The MVCMA Board of Directors approved the revised document on August 21, 2021. The
effective date of the MVCMA Preservation and Construction Handbook, Second Edition, is January 1, 2022. The First Edition was in effect from
February 1, 2017-December 31, 2021.
The appendices are procedural documents so that they can be revised by the appropriate committees as needed without Board action.

Chimney
First Edition

Second Edition

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.

Masonry was the historic construction material for chimneys. It is
recognized that alternate materials may be appropriate in some
installations.
All chimney construction, repairs and demolition require approval.
The installation of all types of chimneys including brick, stone,
block, metal or other material, will be evaluated based on safety,
use, proximity to neighboring structures, visibility from streets and
walkways.
A masonry chimney may be required. Metal chimneys for fireplaces
and heating appliances must be enclosed by brick. A metal chimney
that extends through a roof less than 3 feet may be exempted
depending on the visibility of the pipe from the front of the cottage.
Metal 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.

Decks and Patios
First Edition

Second Edition

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.

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.

Decks are a modern home amenity and are not in keeping with the
historic nature of the Campground and are not allowed.

Patios should be located at the rear of the cottage. The location may
not be above grade and may not be constructed in a manner that
alters storm runoff from the cottage lot without prior approval from
B&G.
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.

Doors
First Edition

Second Edition

The historic doors are major features of the Campground cottages.
Door placement must be pre-approved. 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 nonhistoric 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

The historic doors are major features of the Campground cottages.
Door placement must be pre-approved. An effort should be made to
preserve and maintain any original or historic door and entrance
features. Occasionally, during the demolition portion of a project, the
original size, design and location of a door are revealed. If this
occurs, the leaseholder should contact ARC to revise their application
to restore the door as closely to its original condition as possible.
If elements are too deteriorated and beyond reasonable repair, they
should be replaced in kind to include matching materials, details and

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.

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, French doors, metal
or vinyl doors are allowed. Doors must be approved for style,
material, and location.
Storm/screen doors must be constructed of wood and match the
profile of the entry door.
Wood is required for all new doors and thresholds. All doors must be
painted.
Every effort should be made to keep original doors. Rebuilding door
frames, weather stripping and good quality storm/screen doors can
protect original doors as well as reduce drafts.
Leaseholders are encouraged to use the opportunity to rebuild/
restore the original doors or, if necessary, use wooden replacement
that are historically appropriate whenever possible.

Fireplaces, Wood, Pellet, Coal and Kerosene Stoves
First Edition

Second Edition

Fireplaces, Wood, Pellet, Coal and Kerosene Stoves

Fireplaces, Wood, Pellet, Coal and Kerosene Stoves, Gas and Propane
Heaters
Fireplaces, wood, pellet, coal and kerosene stoves are permitted
in the Campground cottages. A Certificate of Appropriateness
and an Oak Bluffs Building Permit are is required for new
installations of fireplaces, wood, pellet, coal and kerosene stoves,
and gas and propane heaters. It is the leaseholder’s responsibility
to determine whether one or more Oak Bluffs permits are also
required. ARC will consider the impact of externally visible
components of these installations and the extent to which the
historical cottage might be impacted by the need to create vent
openings.

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.

NOTE: ARC is proposing to remove this paragraph as there is
no system for monitoring or enforcing this rule.
A leaseholder must notify the MVCMA office by September 1 of
each year that a heating appliance is 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.
Metal chimneys for fireplaces and heating appliances must be
enclosed by brick. A metal chimney that extends through a roof
less than 3 feet may be exempted depending on the visibility of
the pipe from the front of the cottage.
Location of propane tanks, and storage of pellets, wood piles,
kerosene, coal or other fuels must be approved. Storage area is
limited to 4'X4’ and must be screened.

Foreword-New
First Edition
Second Edition
Preservation and Construction Handbook was developed as a
There is no Foreword in the First Edition The
guide for leaseholders, architects, designers and contractors as they
document.
work to repair, renovate, restore, revitalize and preserve the
campground cottages.
Whether you a new cottage owner or your family had owned a

cottage for generations, it is important that you read the
“Handbook” thoroughly. It is designed as a guide for you and the
professionals that will help you through the planning and execution
of your project.
Our cottages are unique historic properties. The many projects
undertaken by leaseholders require careful planning, materials and
construction documents, approval by the MVCMA through the
Architectural Review Committee (ARC) and/or the Buildings and
Grounds Committee (B&G) and the issuance of a Certificate of
Appropriateness (COA)
No handbook can include all the possibilities that arise with our
cottages. All exterior changes to the cottages and/or the leased lot
require approval.

General Rules
First Edition
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.

Second Edition
1. A Certificate of Appropriateness from the Camp-Meeting
Association and the Town must be issued before any
construction or repair work is started.
2. It is the Leaseholder's responsibility to determine whether a
Town Building Permit is required and if so, that permit must be
issued before any construction or repair work is begun.
a.
In order to be approved by the Town, a building permit
application 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.
4. Interior work including plumbing, electrical, heating, generally,
will not require approval from the Campground but does may
require a permit from the Town of Oak Bluffs.
a.
Exterior painting does not require a permit.
i. Leaseholders determine the colors for their cottage.
ii. Safe lead paint removal practices must be followed.
5. Ramps and other temporary modifications to meet medical
needs will be expedited for the duration of the medical need.
a. An application and approval prior to the modification is still
required.
b. An annual renewal is required.

Gutters and Downspouts
First Edition

Second Edition

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 caseby-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.

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. Gutters and downspouts should “appear as trim” and
blend into the exterior of the cottage.
1. Gutters must be:
a. necessary to preserve and properly protect a cottage
structure and appearance, or an historic feature of an
existing cottage;
b. made of aluminum, except that replacements of historic
wood gutters must be wood.
c. “K” style gutters with round downspouts should be used.

e.

2.
3.

4.

“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.
Where appropriate, gutters and downspouts should be
located, installed, and painted to match existing trim.
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.
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.

d. comply with the following additional guidelines:
2. Built-in, concealed gutters may not be retrofitted into
existing cottage roofs but should be considered for new
additions.
3. Guttering systems may be limited to only certain portions
of a cottage.
4. Gutters and downspouts should be located, installed, and
painted to match existing trim.
5. 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.
6. 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.

Heat Pumps and HVAC Systems
First Edition

Second Edition

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.

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 exterior units may be no higher than 6” above ground
level unless required by Town of Oak Bluffs.
The location should be unobtrusive and minimally visible from the
front of the cottage as well as from public roadways and paths.
Wooden screening (privacy lattice or solid screening) and/or
plantings may be required for visual reasons, noise abatement
purposes, or both. Wooden screening and/or plantings may be
required for visual reasons, noise abatement purposes, or both.
Wooden screening design and materials must be approved prior to
installation. Privacy lattice or solid screening with corner posts and
top railing that create a substantial screen are required. Screening
may be no higher than 3” above the top of the exterior unit. Painting
of screening may be required.

Historical Context
First Edition

Second Edition

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 Martha’s Vineyard Camp-Meeting Association (MVCMA) started
as a simple Methodist camp meeting in a half-acre oak grove site in
1835. It This event was repeated the following year and the site
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

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.

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
Tabernacle
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.
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 under the Board of Directors to maintain
the spiritual, communal, and physical essence of the MVCMA.

The MVCMA was listed in 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 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.” “because of its historic connection with the great religious
“camp meeting” movement of the early 19th century and the
architectural style developed on the site. Wesleyan Grove had a
leadership position in establishing the community form for
permanent camp meetings and resorts, and the unusual layout of its
grounds was emulated and used as a model at many post-Civil War
camp meeting sites.” Today there are over 2,500 historic places that
bear this national distinction. The property of the MVCMA and its
Leaseholders (sometimes referred to as “the Campground” or
“Wesleyan Grove”) is an important example of the great religions
camp meeting movements one of the more than 3,000 religious
camp meetings of the early 19th century. MVCMA is one of
approximately 1,000 remaining camp meeting communities.
The year 1901 was chosen as the interpretive year for the Tabernacle
because 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.
The nonprofit Martha’s Vineyard Camp Meeting Association
(MVCMA) was established through a Special Act of the
Massachusetts 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 (ARC) is an appointed
subcommittee of the Board of Directors that reviews all applications
for alterations, additions, and new construction to determine
whether a change to a cottage is historically appropriate. ARC
recognizes that cottages have evolved over time 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 (B&G) to review applications to
determine lot lines and square footage, as well as location of
infrastructure and utilities. Together, these Committees, work under
the Board of Directors to maintain the spiritual, communal, and
physical essence of the MVCMA.

Items included in the Guidelines
First Edition

Second Edition

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

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.

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.

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.

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

No leaseholder is entitled to use of the land surrounding their
cottage. No leaseholder is allowed to modify the land or alter the
use of their leased lot or other MVCMA land without written
approval of the Buildings and Grounds Committee. 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

Meeting Current Standards
First Edition

Second Edition

Many cottages have materials and architectural elements that predate 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.

Many cottages have materials and architectural elements that predate architectural review and do not meet current standards. These
items are “grandfathered” and may be repaired and left in place.
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. Or, if
replacement of such item(s) compliant with current 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.

Outside Light Fixtures
First Edition

Second Edition

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

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
5. Side and rear exterior lighting may be:
a.
One light on the side of each door
b. Flood lights are discouraged to minimize light pollution in
neighboring cottages.
c.
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.

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.
5. Side and rear exterior lighting may be:
a.
One light on the side of each door
b. Flood lights are discouraged to minimize light pollution in
neighboring cottages.
c.
Motion sensor lights will be considered in rare instances
and provided that light pollution is minimized to
neighboring cottages.
d. Light fixtures with diffusers that limit lighting beyond
porches and walkways is encouraged.
All fixtures must be approved before installation
Landscape lighting is a modern feature and adds light beyond the
cottage and may create light pollution and is discouraged.
Seasonal lighting, i.e., Holiday lights, light strings, should be limited to
appropriate season as it may create light pollution.

Outside Showers
First Edition

Second Edition

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.

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. Boards must be square edged, cedar, redwood
or mahogany. Other wood types such as pine or fir must be painted.
Beadboard, T1-11 or other paneling is not allowed.
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.

Sheds
First Edition

Second Edition

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 are
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.

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. A shed may not have plumbing and may not be used as
living space.
Metal, plastic, or un-faced plywood or chipboard are 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.

Plastic storage units for trach cans, paint, tool storage etc. are
considered sheds and require approval. Their approval will be limited
to areas where a wooden unit cannot be placed.
Skirting may be used to prevent skunks and other animals from living
under a shed. Wire fence in an “L” shape may be buried and installed
behind the skirting to prevent digging. Skirting design and materials
must be approved prior to installation.
One shed per cottage is allowed.

Siding
First Edition

Second Edition

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 randomwidth 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.

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 randomwidth 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.

Rigid Foam insulation is NOT permitted on existing side walls of a
cottage. (See: Insulation)

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.

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.

Windows
First Edition

Second Edition

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.

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.

Plastic, metal, vinyl (including vinyl-clad) or materials other than
wood will not be approved for windows or storm windows. There are
several manufacturers of high-quality all-wood windows. ARC
strongly recommends that the leaseholder secures windows that
carry at least a ten-year warranty. There are cheaper all-wood
windows that carry a warranty as little as one-year. Leaseholders
who have purchased and installed these products are often unhappy
with the performance of these 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

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

windows may also be used. Simulated divided light windows must
have spacers between the glass panes. The simulated muntin 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.

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 muntin 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.

Note: ARC was asked to review whether the rule should be changed to
allow vinyl-clad windows in some applications. The recommendation of
the committee is to leave the current rule in place.
In the past few years, more all-wood windows have become available
as homeowners seek products that architecturally significant and
historically accurate. The price and warranty of high quality all-wood
and high- quality vinyl-clad are similar. Marvin, Jeld-Wen, Loewen,
Kolbe and other manufacturers offer high-quality all-wood windows.
There is no compelling reason to change the rule as a product made of
more historic material of similar price and quality is available.

Insulation-New
First Edition

Second Edition

There is no Insulation in the First Edition document.

A COA is required for installation of insulation on the existing
exterior of a cottage. ARC will consider the impact upon the existing
cottage profile and potential damage to historic elements and
materials.
Leaseholders are encouraged to consider limiting insulation on an
existing cottage to floors and roofs only, as insulation in these areas
is known to be the most effective and may make it unnecessary to
insulate cottage walls.
Roof Area
Rigid foam insulation of up to three inches (3”) may be added to the
roof of a cottage subject to approval by ARC of the resulting change
in exterior appearance. Any proposal to add or include rigid foam
insulation to the exterior of a cottage roof must include detailed
drawings showing the resulting changes to any roof trim such as
barge boards, soffits and fascia boards. In the case of additions,
building codes and modern construction may require the use of
relatively wide lumber for roof rafters. The rafter tails in that case
may need to be beveled so that the vertical end of the rafter tail will
be shortened, and the trim will be consistent with and in proportion
to the trim on the historic section of the cottage.
Walls and Siding

No insulation may be applied to the exterior wall of historic cottages
with uncovered original tongue-and groove boards. (See Handbook
Section on Siding). Insulation may be applied to exterior walls of
new construction and non-historic sections of the cottage, subject
to ARC review and approval of any changes to depth and width of
trim.
Any application for installation of rigid foam insulation to the
exterior walls of the historic cottage will be considered only if all of
the following occur: 1) the historic siding has already been covered
with shingles or other non-historic siding; 2) the current treatment
is reversible; 3) the application is accompanied by a professional
energy audit explaining the need for the insulation; and 4) the plan
and design adequately mitigates any changes to the depth of
architectural features such as windows, doors and roof overhangs.
That mitigation may require relocation and extension of windows to
ensure that the window frames project from the outer surface of
the insulated walls to the same extent as before the insulation was
added. Insulation to the exterior walls of a cottage will likely
increase the cottage footprint, in which case, the expansion
provisions set forth in this Handbook would also apply.
Spray foam insulation is prohibited on the exterior of a cottage. The
MVCMA strongly discourages leaseholders from applying spray
foam insulation directly to the back (interior) side of original tongue
and groove siding, as it cannot be removed and compromises the
historic wall boards by trapping moisture and promoting rot.
If spray foam is used, a vapor barrier or plywood sheathing should
be installed on the interior with the spray foam applied to the vapor
barrier or plywood sheathing so that it can be removed. Spray foam
insulation is a specialized product, and leaseholders should choose a
contractor with demonstrated experience in the use of this product
in historic buildings.
Blown-In insulation may only be installed from the interior of the
cottage. Drilling exterior holes is not permitted as it cuts into the
original siding and limits future restoration efforts.

Solar Panels-New
First Edition

Second Edition

There is no Solar Panels in the First Edition document.

Freestanding or detached panels are not allowed.
Approval for solar panel installation on a cottage will be considered
on a case-by-case basis. Criteria will include irreversible changes to
the historic features of the cottage and the potential negative impact
on the historic character and structural integrity of the individual
property.
No solar panel installation may be visible in any direction from the
ground nor impact the historic integrity of abutting cottages.

Windows- Basement
First Edition

Second Edition

There is no Basement Windows in the First Edition document.

Basement windows require approval in size, location and material
prior to the construction of the basement.
Basement windows must be all wood and painted. The size of the
window(s) may be no larger than 32”X14”.
The windows may be either hopper or awning style and must open
inward.
Egress windows are not permitted.

Window wells should be constructed of concrete with cobblestone
or brick above ground if the will is top is above ground level. Metal
window wells are not permitted unless they are installed at or below
ground level.
Flat well covers are permitted. The dome or “bubble” style are not
permitted.

Expansion
First Edition

Second Edition

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.

ARC reviews requests for a cottage expansion/addition on a case-bycase basis, based upon historic preservation principles and the
following guidance.

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.
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 firstfloor 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

A key characteristic of Campground cottages is their modest size. In
evaluating the appropriateness of an addition or expansion,
particular attention will be given to the historic cottage. Other
considerations include the cottage’s relationship to its setting, the lot
size and the impact upon other nearby cottages.
All expansions (e.g., additions, bump outs, dormers) must be
compatible and in scale with the historic cottage’s size and historic
architectural features. Expansions must also be compatible with the
cottage’s surroundings, including neighboring cottages. Additions
should be distinct from the historic cottage without drawing undue
attention from the historic cottage. The addition’s massing, which
includes the length, width, and height, should be less than that of the
historic cottage.
There are two types of expansions:
1. Footprint (ground floor) expansion of the cottage footprint.
2. Second floor addition over an existing one-story addition.
Footprint Expansion
Footprint expansions are limited to up to 5% of the cottage footprint
in place before January 1, 2000. This expansion limit runs with the
cottage and not the owner. Each expansion project is cumulative.
The square footage of successive expansions will be totaled and
compared against the pre-2000 footprint calculation. Porches are
included in the pre-2000 footprint, but porches added after January
1, 2000, are not included in the 5% calculation. Some cottages have
met the expansion limit. Leaseholders are responsible for providing
the measurements of their cottage, including the measurements of
any previous expansions that were subject to the expansion limit.
Leaseholders should review the cottage’s expansion history prior to
planning any cottage construction project that could affect its
footprint.
Footprint expansions require the review of both ARC and B&G. ARC
is primarily responsible for review of the architectural design’s
appropriateness and impact on the historic cottage. B&G is
responsible for determining limits within the lot line, drainage issues
and other land use issues.
Specific restrictions:
No addition may be built closer than 2 1/2 feet from the lot
line.
The design of the addition should be in scale with the
original cottage and less massive.
The roof line of the addition may not be higher than the

protect the historic integrity of the cottage, its
surroundings and the neighboring properties.


An expansion beyond 5% will require the review and a
two-thirds majority approval of both Building & Grounds
and Architectural Review Committees.
-

historic cottage and is preferably lower. Because the
addition should be distinct from the historic cottage, the
roof line of the addition should not be continuous with the
historic cottage. If the addition is the same height as the
original cottage, the roofline should be set-off. The
purpose of this restriction is to control the massing of the
new addition.
No addition may be within a ten-foot radius of the center
of any cesspool unless specifically permitted by the Town
of Oak Bluffs. current building codes and modern
construction practices may add volume to the addition
project and should be considered in the initial design
phase since this may impact the appearance of the
addition.

Exception to the 5% limitation: An exception to the 5% limit rule,
may be made under the following conditions or circumstances:
The entire new expansion is modest and does not exceed
10%
The lot is of sufficient size
The addition will not overwhelm the historic cottage or
neighboring cottages.
The overall massing (height, length and width) of the
addition is less than and is in scale with the historic
cottage, and the architectural features are compatible with
the historic cottage.
The impact upon neighboring lots is minimal.
A footprint expansion beyond the 5% limit will require the approval
of both ARC & B&G.

Second Floor Addition Above Existing Addition
The size of the one-story footprint is a major factor in determining
the design of the second-story addition. Although the 5% expansion
limit does not apply to a second-floor addition, the design may
impact a future footprint expansion.
The second-floor addition may not extend beyond the existing firstfloor addition and the entire two-story addition must be modest and
be compatible in scale and size with the historic cottage and its
historic architectural features.
If the footprint of the current one-story addition is as large or larger
than the historic cottage, then the design of the second story
addition should be modest. This can be achieved by lowering the
roofline and not including dormers to the second-story addition.
The roof line of the addition should not be continuous with the
historic cottage’s roof line. The roof line should be lower or
otherwise be set-off from the historic cottage.
The design and size of a two-story addition will impact the scope of
any future addition.

