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5.2
SITE ANALYSIS PLAN
  

SITE DEVELOPMENT REQUIREMENTS
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5.3
SITE ANALYSIS
  

SITE DEVELOPMENT REQUIREMENTS
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130 WEST BROADWAY, BOSTON MA 02127       617.464.1440                                          www.warnerlarson.com 
 

Martha’s Vineyard Regional

’s

–

The Martha’ Vineyard Regional High School is part of the Martha’s Vineyard Public 
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Martha’s Vineyard Regional
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Martha’s Vineyard Regional

  
 

‐Vineyard
girls’

non‐profit Martha’s

Below is a site diagram from Tappe Architect’s 2015 MVRHS Space Needs Study that shows the 
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Martha’s Vineyard Regional
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Martha’s Vineyard Regional
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Martha’s Vineyard Regional
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Martha’s Vineyard Regional
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Martha’s Vineyard Regional
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Martha’s Vineyard Regional

  
 



320 MSBA PDP SUBMISSIONMARTHA’S VINEYARD REGIONAL HIGH SCHOOL

Martha’s Vineyard Regional

  
 



321 MARTHA’S VINEYARD REGIONAL HIGH SCHOOLMSBA PDP SUBMISSION

Martha’s Vineyard Regional

  
 

–



323 MARTHA’S VINEYARD REGIONAL HIGH SCHOOLMSBA PDP SUBMISSION

5.4
SITE INFRASTRUCTURE & PERMITTING ANALYSIS
  

SITE DEVELOPMENT REQUIREMENTS
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EEXXIISSTTIINNGG  CCOONNDDIITTIIOONNSS  --  CCIIVVIILL  AASSSSEESSSSMMEENNTT  MMEEMMOORRAANNDDUUMM  
  
  

 
Re: Marthas Vineyard Regional High School                                              SCI File #54021.00 
 
To: Chris Sharkey, AIA, Tappe Architects       
  
From: Stephen Garvin, PE, LEED AP                                                               August 29, 2024 
       
 
OOvveerrvviieeww    
On July 2, 2024, Samiotes Consultants visited Marthas Vineyard Regional High School, located 
at 100 Edgartown Vineyard Haven Rd, Oak Bluffs, MA (see Figure #1: Aerial View) to 
evaluate the existing site conditions. The following findings are based predominantly on visual 
inspection, available record plan research, our draft Aerial Mapping Survey of the campus 
dated August 26, 2024, and other available resources. The campus is approximately 62+/- 
acres. The existing site features a one-story High School building with paved access 
surrounding the building. The original structure was constructed in 1959, with additions in the 
1980’s and 1994. To the west of Sanderson Ave, is the bus loop, two parking lots and the 
track. To the east, athletic fields, two more parking lots, a greenhouse, exterior storage, and 
facility maintenance areas complete this campus. The main road, Edgartown Vineyard Haven 
Rd is to the North with the YMCA, Ice Arena, and community services across the street. 
Residential areas are to the east and west of campus. South of the campus abuts Fire Road A 
and the Manuel F. Corellus State Forest.  
 
Information on the Town of Oak Bluffs Wetlands Bylaws has also been included in the report, 
as the site has wetland resource areas that will likely require permitting through the 
Conservation Commission if work occurs within those jurisdictional areas.  
  
OOvveerrvviieeww  ((CCiivviill  ++  IInnffrraassttrruuccttuurree))    
The existing utility information was obtained from the Town of Oak Bluffs’ GIS mapping 
software, existing record plans, record documents from the Town’s Engineering Department, 
previous existing conditions reports and studies provided, our draft Aerial Mapping Survey 
dated August 26, 2024, and speaking with the facilities staff of the High School on the site 
visit.  
 
Most of the major utilities (water, sanitary sewer, drainage, & electric) are public and available 
in the vicinity of the existing building. Gas services are provided from the on-site underground 
oil storage tank. Currently drainage, water, and electric services are available in the 
surrounding streets and drives, allowing for the potential of an addition or a new building to 
have access for connections. Multiple additions throughout the site’s history attribute to a 
complex configuration of the civil and infrastructure aspects. 
 
SSiittee  AAcccceessss  aanndd  CCiirrccuullaattiioonn  
Access to the school is provided via multiple unsignalized entrances along Edgartown Vineyard 
Haven Road and Sanderson Ave. There is the bus loop around the west parking lot. Driveways 
loop around the building to other parking areas and accessory buildings making multiple 
connections to Sanderson Ave. Sanderson Ave divides the campus and multiple unsignalized 
crosswalks connect the west side to the east side of campus.  
 

  

  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  
  

SSaammiiootteess  CCoonnssuullttaannttss,,  IInncc..  
Civil Engineers + Land Surveyors 
 
20 A Street 
Framingham, MA  01701-4102 
 
TT 508.877.6688 
FF 508.877.8349 
 
www.samiotes.com 
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SCI #54021.00 
08.29.2024 
Marthas Vineyard RHS – Existing Conditions 
 
The existing school has multiple loading areas / bays as you work your way around the perimeter of the building, with a 
loading dock on the southwest corner of the school (plus outbuildings for maintenance across Sanderson Ave).  Per 
zoning, one loading bay is required per 40,000 GSF.  The bays need to be a minimum of 12’ x 65’ per zoning. 
  
PPaavveemmeenntt  aanndd  PPaarrkkiinngg  
The Town’s Zoning Bylaw for Of Street Parking Requirements Section 5.0 calls for four (4) parking spaces per classroom 
for a public educational institution grades 8 and up.  Additionally, you need to calculate for the school’s square footage 
that is not occupied by classrooms, such as assembly for the auditorium (1 space per 5 seats).  Additionally, while the 
zoning (5.1.1) requires 9’ x 18’ spaces, the existing spaces (per our survey) are 9’ x 18’ – which is a more typical size. 
 
Based on the July 2nd site walk, the on-site parking areas, access drives, and sidewalks, which are primarily asphalt 
pavement, are in fair to poor condition (see images 5 and 7). Alligator and lateral cracking (i.e. pavement failure) are 
visible throughout the site. Some curbing is deteriorating and in poor condition (see image 4). It is recommended that 
representative pavement core samples be taken to confirm the pavement profiles prior to any project 
redevelopment/expansion.  
 
The current on-site parking setup includes roughly 326 spaces, with thirteen (13) designated as accessible parking spots 
total. The school bus and mini-bus parking lot allotted for 16 school buses and 24 spots for athletic vehicles and mini-
buses. There is a dedicated student parking lot, faculty/staff lots, visitor parking, unofficial street parking, and additional 
accessible parking spots scattered throughout. Parking spaces for electric vehicles should be considered in the future site 
layout. Due snow piles, the potential loss of 10-15 spaces should also be accounted for in the future layout.  
 
AADDAA  //  MMAAAABB  CCoommpplliiaannccee   
The site is not compliant with most ADA/MAAB regulations regarding the current quality/state of site. Cracks, upheaval, 
and erosion on the crosswalks/walkways do not provide an ADA accessible transition as part of the pedestrian access way. 
ADA regulations require that 60% of entrances must be accessible. Some entrances are non-compliant as the slopes 
exceed the maximum limit of 2% (see images 12-13). Tactile warning pads are missing on sidewalks at crosswalks (see 
image 8). Accessible parking spaces appear to meet ADA regulations by a smart level check as they do not exceed 2% 
slope in any direction (see image 10). 
 
As mentioned above, the current on-site parking setup includes roughly 335 spaces from all parking options, with twelve 
(12) designated as accessible parking spots. Of which, two are in the visitors parking at the entrance and 4 are van 
accessible; this ratio complies with MAAB / ADA regulations. Based on MAAB/ADA regulations, a site that contains 301 to 
400 parking spaces needs to provide a minimum of 8 accessible parking spaces, of which two (2) need to be van-
accessible spots.   
 
For any future expansion or renovation, it is required to adhere to MAAB / ADA regulations. 
 
WWaatteerr  SSeerrvviiccee 
The school is serviced by a 12” CLDI line that tees off the Town’s 12” water main in Edgartown Vineyard Haven Road. 
This 12” water service taps off near the bus loop exit and runs straight south wrapping around the school (and through the 
track area) to south of the main building. This line continues running south, parallel to Sanderson Ave allowing for 
potential future connections.  
 
There is a 6” CLDI line that also tees off the Town’s 12” main that then runs south along Sanderson Ave.  This 6” line is 
likely for domestic service for the school and appears (based on available records) to enter the east side of the high school 
at two (2) locations. 
 
A 10” fire service taps off the 12” services at Sanderson Ave and runs to south of the main building connecting to a fire 
hydrant and the main building to the south (in the vicinity of the tennis courts). In total, there are six (6) existing fire 
hydrants in the immediate vicinity that service the school, with four (4) being located on campus. It appears that the 
current school configuration has enough hydrants to satisfy Fire Department regulations (NFPA) and the MA Building 
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Code. Typically, hydrants should be located no more than 500-ft apart based on fire hose overlap and must be accessible 
around the building’s perimeter.  
 
Any future expansion/renovation should consider options for upgrading the existing water service line to the building.  
Hydrant flow testing of Town of Oak Bluffs municipal water is recommended prior to design to determine the available 
volume and pressure of the existing services to meet FP demand.  
 
SSaanniittaarryy  SSeewwaaggee  
The High School sanitary sewage is handled via a connection to the Town’s 8” sewer main that runs along the north side 
of Edgartown Vineyard Haven Road.  There is an older septic system with a leaching field located east of the track & field 
that was abandoned in 2013 when the school connected to the Town’s sewer system. Per the Town’s As-builts for the 
sewer extension, sewer waste exits near door 14 on the east side of the building via an 8” sewer service.  A duplex pump 
system delivers the waste up to the north on Sanderson Ave (on the school side) to the Town’s main by a 3” SDR 11 force 
main that connects to an existing sewer manhole.   
 
Kitchen waste is handled via two (2) internal grease traps located at each kitchen. There is not a science / acid waste tank, 
but in conversation with eh facilities staff, any chemicals used in classrooms are “preordained” eliminating the need for 
science waste tanks in the current program. 
 
Finally, there is sanitary waste connection from the varsity baseball fields (for 2-3 bathrooms) that leaves through grinder 
pumps to main road.  
  
OOiill  //  GGaass  SSeerrvviiccee  
The existing school is served by an underground oil storage tank which is pumped using oil duplex pumps to the two (2) 
boiler rooms on the east and west sides. Four (4) propane tanks are situated around the school building to service both 
culinary and main kitchen, instantaneous water heaters, and gas turrets in science classrooms with a gas shut off.  
 
SSttoorrmmwwaatteerr  MMaannaaggeemmeenntt 
The existing on-site stormwater conveyance system, according to the 1994 record drawings, consists of a series of 20-22 
catch basins, leaching basins, and leaching catch basins located throughout the site within the driveways and parking areas 
(see images 6 and 14). Some of these catch basins are “daisy chained” together (i.e. connected directly to each other 
rather than through manholes). This “daisy chain” configuration tends to have a higher rate of failure and/or causes 
inefficient stormwater conveyance.  Catch basins connect to between one (1) to four (4) leaching basins using 12” drain 
piping.   
 
It was noted that Sanderson Road does not have any catch basins or formal drainage system. Catch basins and manholes 
connected by 12” RCP drain lines all along Edgartown Vineyard Haven Road.  
 
Sloped roofs on the school building allow for precipitation to enter a gutter and downspout system. Some downspouts 
direct water straight to the ground, causing erosion at all these locations (see image 15). The school’s gym has a flat roof 
and uses roof drains.  A portion of the roof runoff is captured and routed to three (3) drainage lines leaving the southwest 
section of the school and outletting to what appears to be a detention area via multiple headwalls and riprap 
approximately 80 feet from the building (see images 16 and 17).  
 
As part of any base repair, renovation and/or program expansion to the site, modifications and/or additions will likely  
be needed to account for changes in runoff quantities or stormwater conveyance routing. Any upgrades to the on-site  
stormwater management system will be done in accordance with Massachusetts Stormwater Policy standards. 
Additionally, any further development will require stormwater management systems (i.e. detention/infiltration system) to 
mitigate larger rainfall events, as part of any site renovation.  
 
EElleeccttrriicc//TTeelleeccoommmm  SSeerrvviiccee  
The school building is serviced by Eversource Energy. Electric and telephone cables enter the campus from an existing 
utility pole on Sanderson Ave. The underground electrical service runs underground into the Electrical Mat/Pad east of the 
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main building. An electrical mat/pad exists east and west of the baseball field, and the intersection of Sanderson Ave and 
southernmost driveway. A service points is also located at this intersection with 3 more service points located south of the 
main building, in the greenhouse, and north of the student parking lot.  
 
Regarding other service lines, Verizon conduit exists along Edgartown Vineyard Haven Road.  Please refer to the MEP 
assessment for further in-depth analysis of the building’s electrical and telecom / data system.  
 
FFlloooodd  PPllaaiinn  
According to the current FEMA Flood Insurance Rate Map (Figure 2), the site is not located within a regulated flood plain 
and is in an area of minimal flood hazard.  
 
WWiillddlliiffee  HHaabbiittaattss    
Per MassMapper, the site does not contain any estimated or priority habitats of rare wildlife. 
 
WWeettllaanndd  aanndd  WWaatteerr  RReessoouurrcceess  
Based on a desktop review (MassMapper and the Town GIS), potential wetland resource areas appear to be located on 
the site. Wetland resources are subject to jurisdiction under the Massachusetts Wetlands Protection Act and the Oak 
Bluffs Wetlands Protection Bylaw.  There exists an approved Wellhead Protection Areas (Zone II) Area covering about 
70% of the site. (See Figure 3) 
  
WWeettllaanndd  BByyllaaww  ((WWeettllaanndd  PPrrootteeccttiioonn  BByyllaaww;;  TToowwnn  ooff  OOaakk  BBlluuffffss))  
Jurisdiction:  
The “Buffer Zone” shall mean the land extending 100 feet in any upland direction from the boundary of the resource 
areas protected under this By-law. Any buffer zone is itself a protectable resource area under this Bylaw.  
No person shall remove, fill dredge, alter, or build upon or within one hundred feet of any bank, freshwater wetland, 
beach, dune, flat, marsh, meadow, bog swamp, or upon or within one hundred feet of any estuary, creek, river, stream, 
pond or lake, or within one hundred feet of the 100-year storm line, without filing written application for a permit to 
remove, fill, dredge, alter, or build upon, including such plans as may be necessary to describe such proposed activity and 
it effect upon the environment, and receiving and complying with a permit issued pursuant to this Bylaw.  
  
AAddddiittiioonnaall  SSiittee  CCoonnssttrraaiinnttss  
Approximately 70% of the campus falls within Zone II as an Approved Wellhead protection area. Multiple community 
groundwater wells are in proximity of the site.  
 
Zone II well head protection areas impose restrictions on materials that can be stored within the area or underground 
(including storage tanks, hazardous substances, septic systems, etc.), the types of activities that are allowed within them 
(these restricted activities include auto repair, etc.) and the amount of treatment required for the impervious area within 
them.  The MA DEP Water Resources Section may be involved in any permitting for work within a Zone 2, but likely only 
the final condition, not temporary under construction conditions.  Additionally, stormwater discharges within the Zone II 
of a public water supply or to any other critical area require the use of the specific source control and pollution 
prevention measures and the specific structural stormwater best management practices  
 
PPeerrmmiittttiinngg::  
  
PPllaannnniinngg  BBooaarrdd  
Any new construction or proposed redevelopment requires submittal to the Oak Bluffs Planning Board. The Planning 
Board meets the 2nd and 4th Thursdays of the month. A Site Plan Review must be submitted and approved before 
application for the Special Permit can begin. Refer to applications for submittal requirements. 
 
Additionally, the Planning Board administers the Town of Oak Bluffs Stormwater Management Regulation which requires 
meeting standards similar to the DEP Stormwater Management Policy, with more of a focus on erosion control.  
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CCoonnsseerrvvaattiioonn  CCoommmmiissssiioonn  
Due to the school’s close proximity to anticipated resources areas (i.e. wetlands), it is likely the Oak Bluffs Conservation 
Commission will require a formal submittal to review any potential site work and any upgrades of the stormwater 
management system.  
  
At minimum, the Commission will likely require a Request for Determination of Applicability (RDA) in order to  
appropriately review any potential impacts to the resource areas per the proposed site construction. Significant site  
construction that encroaches further east may require filing a Notice of Intent (NOI) under both Mass  
DEP Wetlands Protection Act and Oak Bluffs Wetlands Bylaw.   
  
If you have any questions or comments regarding this memo, please call or email Stephen Garvin, PE, LEED AP at 
sgarvin@samiotes.com (ext. 13).  
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FFiigguurreess  &&  IImmaaggeess  
  

 
Figure 1. Arial of Site 

 

 
Figure 2: FEMA Floodplain Map 
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Figure 3. MassMapper of Site, illustrates Zone II and rare species habitats (bordering site) 

 

 
Image 1. Main entrance sign 
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Image 2. Main entrance:signs of lateral cracking in walkway 

 
 

 
Image 3. Entrance to the Performing Arts Center  
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Image 4. Deteriorated curb in main parking lot  

 
 

 
Image 5. Signs of asphalt failure in main parking lot  
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Image 6. Existing Catch basins along entry drive 

 

 
Image 7. Driveway with asphalt failure, no seals.  Existing fire hydrant visible,  
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Image 8. Crosswalk with no tactile warning strip present, concrete settling 

 

 
Image 9. Ramp with handrails and slope of 8.4%, slightly in excess of ADA limit of 8.3% 
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Image 10. ADA parking spot gradation of 0.7%, - within ADA standardsof 2%. 

 

 
Image 11. Level reads 7.9% at curb cut ramp, which is non-compliant per ADA regulations  
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Image 12. Main Entrance: Level reads 3.4% which is non-compliant per ADA regulations. 

 
 

 
Image 13. Side Entrance slope is 2.6% which is non-compliant per ADA regulations. 
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Image 14. Existing catch basin asphalt failing due to ponding 

 

 
Image 15. Roof leader draining directly to lawn, causing erosion 
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Image 16. Culvert in poor condition with dense growth in ne 
/ vegetation in need of removal / repair 
 

 

 
Image 17. Culvert and rip-rap in need of maintenance 
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