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“Lagoon	Ridge”	Subdivision	Definitive	Plan	
	
	
	
1.		 In	outline	the	Lagoon	Ridge	Form	C	application	follows	the	layout	and	
headings	of	the	RULES	AND	REGULATIONS		Governing	the	Subdivision	of	Land,	
Town	of	Oak	Bluffs,	Massachusetts	as	amended.			
	
	2.		 (Section	III,	§361	Application	Procedure.)	

	
The	application	procedure	was	followed	as	required	with	submission	of:	
	

a) Four prints of the Definitive Plan and other required drawings 
	

b) Two copies of the Form C application 
	

c) A check covering the filing fee of $100 per lot to be created by the 
subdivision, i.e. $2,300.00, was previously submitted October 2015 

	
d) A receipted letter evidencing timely filing with the Town Clerk 

 
3.	 	(Section	III.,	§362	Standard	Definitive	Plan	Contents.)	
	 	
	 a)	The	Plan	contains	all	required	information	in	this	section	
	
	 b)	Names	and	addresses	of	principals	engaged	in	the	design:	
	 	 	

Subdivider:	David	A.	Danielson,	Manager	for	the	Lagoon	Ridge	LLC,	
successor	to	the	Danielson	Nominee	Trust,	Box	789,	Oak	Bluffs,	MA.	
The	LLC’s	office	address	of	record	is	126	Nash	Hill	Road,	Haydenville,	
MA	01039		

	
	 	 Landscape	Architect:	Kristen	B.	Reimann,	Double	Ox	Road,	Oak	Bluffs	
	
	 	 Registered	Surveyor:	Gregory	Marcella	RLS,	Melrose	Ave,	Oak	Bluffs	
	
	 	 Civil	Engineer:	Timothy	M.	Santos,	P.E.	Holmes	and	McGrath,	Inc.,		

205	Worcester	Court,	Falmouth,	MA	02540,	who	is	continuing	work	
begun	by	Bob	Fitzgerald,	P.	E.	of	South	Yarmouth,	MA			

	 	
	 c)		The	300-foot	abutters	list	is	submitted	as	required	
	
	 d)		The	Plan	includes	all	required	information;	there	are	no	wetlands	at	
	 Lagoon	Ridge	and	no	portion	of	the	acreage	is	within	the	Flood	Plain	District		
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4.	 (Section	III.,	§363	Street	Plans	and	Profiles.)	
	

The	Plan	meets	all	requirements	of	paragraphs	a)	through	g)	with	enough	specificity	
to	permit	review	by	the	Planning	Board.		Section	h)	calls	for	the	location	of	
“proposed	street	paving,	sidewalks,	street	lighting,	curbs,	gutters….unless	waived	by	
the	Board.”	
	
The	Board	is	asked	to	waive	the	requirement	for	locations	of	elements	that	are	not	
part	of	the	planned	subdivision	or	go	beyond	the	Plan	as	submitted.	

a) there	are	no	sidewalks	proposed,	but	the	walking	trails	are	preserved	
b) street	lighting	was	ruled	out	by	the	MVC	and	applicant	as	affecting	moth	

fecundity.	Lighting	will	be	directed	downwards	(“dark	skies	principles”)	and	
there	will	be	no	street	lights	in	Lagoon	Ridge	

c) curbs	and	berms	will	not	be	installed	
d) gutters	are	not	needed,	with	the	possible	exception	of	the	Double	Ox	Road	

intersection	with	Barnes	Road.	Storm	water	analyses	have	been	completed	
by	Holmes	&	McGrath	and	are	reflected	in	their	Plan	of	Proposed	Utilities	
filed	herewith.			

		
5.	 	(Section	III.,	§364	Environmental	Analysis.)	

	
A	full	Environmental	Analysis	under	§364	is	not	required	as	the	subdivision	
contains	less	than	30	lots.	
	
The	Natural	Heritage	and	Endangered	Species	Program	of	Massachusetts	Wildlife	
(“NHESP”)	monitored	and	reviewed	Lagoon	Ridge	with	the	MVC	and	MVC	Staff	over	
a	period	of	two	years	and	the	project	has	met	all	those	requirements.	Under	Cluster	
Zoning,	over	sixty	percent	(60%)	of	the	woodland	acreage	at	Lagoon	Ridge	will	be	
preserved	in	its	natural	state.	A	copy	of	the	NHESP	letter	dated	June	3,	2014	
concerning	their	review	is	enclosed	in	Appendix	A.	
	
The	initial	70-acre	Lagoon	Ridge	application	also	contained	all	the	elements	in	§364.	
a)	and	b),	a	map	showing	two-foot	contours,	a	vegetative	cover	analysis,	an	
environmental	impact	statement,	and	statements	relative	to	water	quality,	wildlife	
habitats,	and	erosion	control.	These	documents	are	in	the	MVC	files,	and	if	not	
available	in	the	Town’s	files	can	be	regenerated	if	required.		
	
A	contour	map	prepared	by	Col-East	will	be	provided.	Countours	are	also	shown	on	
the	“Yield	Plan”	submitted	as	part	fo	the	Special	Permit	Application	under	Oak	Bluffs	
Zoning	Bylaw	Section	7.3	(Flexible	Development).	
		
	6.	 	(Section	III.,	§365	Other	Submittals.)	
	

a) See Plan and supplements for typical street cross-sections and off-street paths. 
There are no streams, and hence no “altered drainage courses.” 
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b) A Locus Plan is part of the Plan at 1” = 2000’ as required 
	

c) The vegetative type is well-drained Wooded Moraine and all elements of the 
VOLF’s 1975 book, Looking at the Vineyard were followed as appropriate in 
defining the layout of the Lagoon Ridge Subdivision. 

	 	
7.	(Section	III.,	§367	Plan	Processing.)	
	

a) Board of Health Review: A copy of the Definitive Plan was sent to the Board of 
Health and the Applicant met many times with the BOH and Health Agent and 
hired an expert consultant to review and describe the proposed approach to 
nitrogen removal and mitigation.  The BOH approval of the Amphidrome System 
for Lagoon Ridge is a matter of public record. The Oak Bluffs Board of Health 
voted to approve the applicant’s Amphidrome Sysem at a meeting July 19, 2016. 
A copy of the meeting minutes and the Oak Bluffs septic permit is a part of this 
filing in Appendix C. 

b) Public Hearing: Responsibility for advertising and arranging a public hearing at 
the Applicant’s expense rests with the Planning Board. 

c) Performance Guarantee:  Means and methods of satisfying these requirements to 
guarantee that construction is completed may be required “[b]efore the Planning 
Board endorses its approval of a Definitive Plan.” The applicant will provide a 
standard Form F Covenant concerning installation for the required roads and 
utilities upon approval of the Plan. 

d) Approval, Modification, or Disapproval: This section sets the review standards to 
be followed by the Planning Board in reaching a decision and determination.  
Applicant has submitted prints of the Definitive Plan (as amended) “and a copy of 
final covenants and restrictions….” These are completed. The MVC has stated 
that they will also review the Covenants and proposed Deed Restrictions before 
granting their final approval of the project. 

	
8.	(Section	IV.,	§§411	to	464	Design	Standards)	

	
Subsection	56	of	the	Oak	Bluffs	Subdivision	Rules	and	Regulations	states,	“a	
professional	civil	engineer	shall	certify	that	all	construction	was	executed	in	
conformance	with	the	subdivision	regulations	and	with	all	requirements	agreed	
upon	as	a	condition	to	plan	approval.”	Timothy	M.	Santos	P.E.,	of	Holmes	and	
McGrath,	205	Worcester	Court,	Falmouth,	MA	02540	is	contracted	to	perform	the	
function	of	certifying	that	the	work	as	completed	conforms	to	the	required	design	
standards.	
	
The	design	standards	were	reviewed	and	carefully	followed	in	completing	this	Form	
C	application.	Certifications	and	clarifications	may	be	needed	as	follow:	
	

a) § 422 Width : The the roadways have been redrawn to forty (40) feet throughout 
Lagoon Ridge. In the Preliminary Plan a thirty foot (30 ft.) street right-of-way 
was proposed to meet NHESP restrictions.   
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b) § 425 Dead-End Streets: (1) Hope’s Way serves eight (8) dwelling units and is 
thus defined as a “lane” for which a dead-end street is allowed. Hope’s Way is 
designed to serve as a potential ROW to adjacent undeveloped land belonging to 
the Proskauers and Rawlick, thus permitting future rational development, should 
development of those parcels occur. It is also provided with a “hammerhead” that 
will allow a vehicle with a 30-foot wheelbase to turn around as required by 
regulations. (2) Double Ox Road serves 11 lots and is a dead-end street. The 
applicant requests that the Planning Board find it is “necessitated by topogpraphy 
and other local conditions” of the site approv a waiver of the requirements of 
§425. Double Ox Road is also provided with a “hammerhead” that will allow a 
vehicle with a 30-foot wheelbase to turn around as required by regulations. 

c) § 451 Water Supply: The design of the municipal water supply has been reviewed 
by the Water Department, its consulting engineers, and the Fire Chief. Locations 
of gate valves and hydrants have been approved as shown on the Plan.   
Certification that the Oak Bluffs Water Commissioners approve the design and 
will permit connection has been sought. A full continuous loop of eight inch (8 
in.) diameter pipe will connect Sage’s Way to Double Ox Road using an open 
trench, thus creating and providing a Fire Protection Trail requested by Chief 
Rose, and also improving water supply volume in this part of Town. 

d) § 463 Written Approvals:  Approval in writing from all utilities which are to 
provide services is required by this subsection, but there is a Catch-22 in that the 
utilities say they will not accept applications until the Definitive Plan is approved. 
According to the project’s Civil Engineer, the engineered plan for Lagoon Ridge 
now contains all needed information for the utilities to go forward, so we hope 
this can be arranged in a timely way. 

	
9.	(Section	V.,	§§	51	to	556	Required	Improvements)	

	
The	required	improvements	have	been	reviewed	and	carefully	followed	in	
establishing	specifications	for	contractors	and	completing	this	Form	C	application.	
Certifications	and	clarifications	of	this	section	may	be	needed	as	follow:	

	
a) § 52 Berms: The roads at Lagoon Ridge have been designed without berms, 

pitched so as to shed water into swales rather than keep it on the roadways.  This 
choice was made because of the extreme porosity of the soils in this “xeric 
woodland”  which are typical of terminal moraines.  The Board may require 
berms or paved gutters to control drainage wherever pavement grade exceeds six 
percent (6%).  Any questions in this regard, if any, will be referred to the Civil 
Engineer. 

b) § 543 Cable Utilities: This subsection empowers the Board to require street lights 
“if necessary for the safety of the inhabitants of the neighborhood.” Applicant 
again asks that no street lighting be required because it is thought to interfere with 
the life-cycle of rare moths.  Indeed, as presented to the MVC,  the Covenants of 
Lagoon Ridge require residents to follow “dark skies principles” with lighting 
directed towards the ground, motion detector switches in use, etc. 
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c) § 551 Monuments: Surveyor Gregory Marcella has placed metal spikes in the 
ground to mark all points where monuments may be required when construction is 
completed. Flags and stakes can be (and have been) vandalized so his system will 
help us accurately comply with this requirement.  

d) § Street Signs: As soon as the one new street name, i.e. Hope’s Way (in honor of 
my mother) is approved by the selectboard a sign design will be presented to the 
Superintendant of Streets for approval as required. 

e) § 555 Fee to Streets: In addition to annotating the Plan, the Board is asked to 
agree that these roads will be retained (for the foreseeable future) as private ways, 
and that the provisions of the VHHA and Lagoon Ridge Covenants are adequate 
to provide for their maintenance. 

	
Summary:	
	
It	is	the	Applicant’s	opinion	that	these	documents	meet	the	requirements	and	
provide	all	the	information	needed	for	review	by	the	Planning	Board	and	for	
approval	of	the	Lagoon	Ridge	Form	C.	If	any	elements	are	missing,	we	will	act	
quickly	to	be	sure	that	the	application	is	complete.	After	approval	by	the	Town	and	
final	MVC	reviews,	we	look	forward	to	proceeding	to	the	construction	phase	of	the	
Lagoon	Ridge	subdivision.		
	
		
	
	
		
	
																																																																																																																																																																																																																																																																																									
	
	 	
	
	
	
			
	










