
 

 

March 16, 2023 
 
Planning Board 
Town Hall 
Pembroke, MA 02359      
 
RE: Site Plan Approval & Special Permit 

Address: 0 & 74 Congress Street – Assessor Lots F9-12C & F9-11 
Applicant: Whatbarn LLC, Owner: Kevin St. George 

 
Dear Board Members: 
 
On behalf of the applicant, we hereby submit this Application for Site Plan Approval and Special 
Permit for the above referenced project. The site plan is for the construction of 10 detached 
single family dwelling units and the remodeling of an existing structure for a total of 11 separate 
single-family dwellings. The proposed use - multi-dwelling structures, not to exceed a density of 
four dwelling units per acre is an allowed use via Special Permit in the Residential-Commercial 
Zoning District Section IV.2.B.3. The dwellings are two-bedroom detached units. Details of the 
development and conformance with the zoning bylaw requirements are detailed below and on the 
enclosed site plans. The Planning Board is the Site Plan Approving Authority per Pembroke ZBL 
V.7.A.3.  The proposed use may be allowed by special permit only when the applicant clearly 
establishes that such uses are not noisy, injurious, noxious, offensive or detrimental to the 
neighborhood and do not derogate from the purpose of this bylaw as determined by the planning 
board as the special permit granting authority, after due notice and a public hearing, as per 
Section VI, provided that, any grant of a special permit shall be conditioned upon full 
compliance with off-street parking, site plan approval, and other provisions of this bylaw.  
Enclosed please find the following: 
 
1. 2 Copies of Application for Site Plan Approval and Application Special Permit; 
2. Cover letter 
3. Check for $1,000 Site Plan Application Fee, 
4. Check for $400 Special Permit Fee 
5. Check for $1,840 Administrative Review Fee ($100/1,000 SF),  
6. Check for $6,000 Deposit for Engineering Review Fee, Payable to Town of Pembroke. 
7. 4 – 24” x 36” Copies of Engineering Drawings; 
8. 9 – 11” x 17” Copies of Engineering Drawings; 
9. 9 – 11” x 17” Copies of Architect Drawings 
10. 3 Copies of Stormwater Calculations Copy of Certified List of Abutters with envelopes 

and certified mail forms included. 
11. Development Impact Statement.and   
12. Trip Generation Analysis. Waiver requested for Traffic Impact Analysis 
13. Abutter envelopes 
14. Letter from the property owner giving permission to applicant to apply for site plan 

approval. 
15. Photographs of site 
16. ZBA approval, ANRAD Approval 
 



 
 
 
 
 
The applicant has met with the Zoning Board of Appeals. The property is subject to a grant of 

variances from the zoning board of appeals dated October 24, 2022. Grant of variance is 
recorded at the Plymouth County registry of deeds in book 57438 page 195. Variances 
include the following: 

 
   SECTION    REQUIRED APPROVED 
A. SECTION IV.2.D.1 LOT SIZES:    120,000 SF 113,735 SF  
B. SECTION IV.2.D.4 (FRONT YARDS)   100 FT  40 FT 
C. SECTION IV.2.D.5 (SIDE YARDS)   40 FT  20 FT 
D. SECTION IV.2.D.6 (REAR YARDS)  100 FT  65 FT 
 
 
 
We hereby request the Planning Board issue Site Plan approval as the application and Site Plan 
meet the Standard for Review (ZBL Section V.7.E) as follows: 
 
1. Protection of the abutting properties, the neighborhood, and the community, to minimize any 
detrimental or offensive use of the site. 

The proposed project is the construction of multi-family housing which is allowed in the 
Residential-Commercial Zoning District Section IV.2.B.3.  The applicant proposes the 
construction of 10 detached single family dwelling units and the remodeling of an 
existing structure for a total of 11 separate single-family dwellings. The dwellings will 
consist of 2 bedrooms with single car garage and 1 exterior parking space in the front of 
the garages on private driveways. The site is surrounded by woodland on the North, East 
and West sides. The south side is bounded by Congress Street. The closest abutting single 
family dwelling is located across congress street and is located 190 ft away from the 
locus frontage. The closest residential dwelling on the east side, is 370 ft away fronting 
on Taylor Street. The closest structure on the west side is a commercial building located 
150 ft from the westerly lot line. There is a wooded property owned by the Town of 
Pembroke between the development and the commercial use.  
The locus property has been utilized as a contractor yard most recently and it will be 
cleaned up as a result of this project. The site is substantially screened from abutting 
properties. The project proposes a landscape plan and Night-sky compliant lighting that 
provide protection of abutting properties as well as aesthetic value to the development. 
  

 
2. Convenience and safety of vehicular and pedestrian movement within the site and in relation 
to the abutting ways and properties. 

A 24 ft wide driveway with 20 ft radii are proposed for access to the property. Adequate 
site distance is proposed at the entrance. The triangles are shown on the site plan safety 
sheet. The posted speed limit along the frontage is 30 MPH. Twenty-seven (27) parking 
spaces are designated on the plan (22 required). The plan proposes a 24 ft wide, 375 ft 
long road accessing 8 dwellings. The clear site lines and low speed limits will allow for 



pedestrians to utilize the driveway and grassed areas for pedestrian movement. There is 
additional parking located at the rear of the property for visitors and delivery trucks. An 
area of the rear parking will be striped and labeled no parking for emergency vehicle turn 
around area. The safety sheet on the site plan shows adequate access for the Pembroke 
ladder truck. 
 

3. Adequacy of the methods of disposal of sewage, refuse and other waste, of the methods of 
drainage of surface water, of the protection of wetlands, water resource protection areas, 
floodplains, watersheds, aquifers, and well areas.  

The project proposes a new septic system to service the proposed structures.  Refuse will 
be completed by trash pick-up. Dumpsters are not proposed. Trash will be the 
responsibility of the individual residential owners. A stormwater system has been 
designed to comply with state stormwater regulations and does not increase off-site 
runoff rate. Details of the stormwater system are included on the Site Plan. A woodland 
buffer will be maintained on 3 sides of the property. The front yard is to be landscaped in 
conformance with the zoning regulations.  The site is not located within an Aquifer 
Protection Zone II or an Interim Wellhead Protection Area.  The site is located within an 
area of minimal flood hazard. 

 
4. Provisions for lighting, off-street parking, loading and unloading of vehicles, and internal 
traffic control.  

A lighting plan has been included in the site plan.  The lighting plan details conformance 
with ZBL V.8. Off-street parking meets the requirements of the Zoning Bylaw V.4.A.1.a 
 2 parking spaces per dwelling unit for multi-unit dwellings.  The loading areas for 
individual dwellings will be via individual driveways. Additional parking is located in the 
rear of the property for deliveries and visitors. Twenty-seven (27) parking spaces are 
designated on the plan (22 required). There is a 24 ft wide access drive with 20 ft radii 
that provides sufficient accessibility. We have included a fire truck turning analysis 
within the Site Plan detailing accessibility for Fire trucks.  

 
5. Compliance with the provisions of the Massachusetts' General Laws, the rules and regulations 
of local, state and federal agencies, and the zoning bylaws and the town bylaws of the Town of 
Pembroke.  

The Use is an allowed Use by Special Permit in the Residential-Commercial district. The 
Planning Board is the SPGA for Multi-Family Dwellings per Zoning Bylaw IV.2.B.  The 
project has been designed in accordance with the Pembroke Zoning bylaw and all other 
departmental bylaws and regulations. All aspects of the site are in compliance with state 
and federal agencies. 

 
6. Failure to comply with the provisions of paragraphs (1) through (5), above, shall result in 
denial of the application for site plan approval. 
The site plan as proposed is in compliance with the above referenced provisions. 
 
 
 
 
 
 



 
 
 
 
 
 
On behalf of the applicant, we hereby request the following waivers from The Town of 
Pembroke Planning Board Rules and Regulations Governing the Issuance of Site Plan Approval 
as follows: 
 
Rules and Regulations Governing Site Plan Approval 
 
 Section IV. Site Plan Content 
4.22 The applicant requests a waiver from the requirement of a traffic study. The applicant has 

submitted a trip analysis that indicates negligible vehicle trips as it relates to the carrying 
capacity of Center Street. The traffic study will likely result in a finding that the 
development will have little to no impact on traffic however it will increase permitting 
and development costs significantly.  

 
5.6.2 The applicant requests a waiver to the requirement of curbing along all paved edges. The 

driveway runoff will be directed to basins via cape cod berm along 1 side of the road. The 
driveway is proposed to be super elevated to one side. The driveway is not a high-speed 
roadway that requires a crowned road.  

 
  
 
If you have any questions please do not hesitate to call.  
 
Sincerely, 
 
GRADY CONSULTING, L.L.C. 
 
____________________ 
Kevin Grady, P.E. 
Project Engineer 
 
Cc: Whatbarn, LLC    
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DEVELOPMENT IMPACT STATEMENT 
 
 

The purpose of this statement is to enable the Planning Board to 
determine and evaluate the environmental impact of the proposed project and to 
minimize the degradation of the Town of Pembroke’s natural resources. 

 

6.1 ENVIRONMENTAL IMPACT ASSESSMENT 
 
 

6.1.1 The existing site, known as and numbered 0 & 74 Congress Street, 
Pembroke, is located in the south east corner of Pembroke near the 
Duxbury Town Line. The property fronts on Route 14 (Congress Street) 
and is located a few hundred feet east of Route 53 (Washington Street. 
The property is currently a residential and contractor yard use. The site is 
predominantly developed land. The developed land has been used for 
storage of materials and is void of woodland vegetation. The perimeter of 
the developed area contains vegetation such as white oak, Norway 
maple, red oak, black huckleberry, common greenbrier and sweet pepper 
bush. The property also contains wetland resource area. The vegetation 
in the wetlands consists of red maple, American elm, northern 
arrowwood, highbush blueberry, skunk cabbage, royal fern and cinnamon 
fern. The property slopes from Congress Street to the rear of the property 
approximately 10 ft. 

 
6.1.2 The proposed development includes a construction phase erosion and 

sediment control plan to protect the wetland resource areas and abutting 
properties from erosion and sedimentation. The post development 
includes a stabilized, aesthetically attractive landscape. The Landscape 
Plan has been prepared by a Registered Landscape Architect.  

 
 

6.2 ENVIRONMENTAL IMPACT STANDARDS 

6.2.1 The site is proposed as a residential multi-unit dwelling. Residential dwellings 
are not emitters of significant noise, dust, fumes, gases, or radiation. The 
development includes a Stormwater Management Plan that will protect the 
environment from water pollutants.  

6.2.2 The development includes a Stormwater Management Plan that will protect 
the environment from water pollutants. The Stormwater Management Plan 
includes deep sump hooded catch basins to collect runoff. The catch basins 
are fitted with eliminator gas hoods that contain any gas or oil within the unit. 
The catch basins are routed to infiltration basins that promote recharge to 
groundwater. Roof runoff is directed to infiltration basin #1 and a subsurface 
infiltration basin. The design conforms with the State stormwater regulations 
and protects the site and surrounding areas from damage from stormwater. 
The system as designed does not increase the rate of runoff from the property 
in the post development condition. 



6.2.3 The development protects the wetland resource areas surrounding the 
development. The project also proposes to retain the existing stonewalls along 
the front of the property. There are no other significant unique natural features 
on the property. 

6.2.4 The proposed design predominantly maintains the existing grade. There are 
no 4 ft cuts proposed. The area in the vicinity of the leaching field is to be 
raised approximately 3 ft. This is necessary to meet the requirements of Title 5 
and to provide groundwater separation from the discharge of effluent from the 
septic system. 

6.2.5 A significant portion of the existing property was previously developed. There 
are some trees that were larger than 6” in diameter that were not able to be 
retained. The proposed landscape plan includes the planting of 67 trees. 

 
 

6.3 FISCAL IMPACT STANDARDS 
 

6.3.1 The project proposes 11 detached 2-bedroom single family dwellings. It is 
anticipated that the majority of the owners will be older adults that are 
looking to downsize. As older adults they are less likely to have children at 
their homes. There will be minimal impact on educational services.  

 
The single-family residential development will not have significant impact on 
police and fire services. The project proposes the installation of a fire hydrant 
on the property for fire protection. The property fronts on Route 14, a State 
numbered highway, which has direct access to Route 53 and access through 
Duxbury to Route 3.  

 
6.3.2 The eleven new single-family dwellings will provide an increase in real estate 

taxes over the existing single residential use. Additionally, each dwelling will 
likely own 1 to 2 vehicles which will provide an increase in excise tax. 

 
Projected Tax Revenues: 

Real Estate: 
 

11 Units of 2 Bedroom Housing 
Est. Tax Rate $12.72 x. Est. Full Fair Value ($650,000) = $8,268 
Tax Value at $90,948 
+ $150/vehicle excise x 18 =2,700  
Total Estimated Tax Revenue = $93,648 

 
 
 
6.3.3 The development will improve the condition of the existing property. The 

property will be significantly screened from abutting properties. It is the 
applicant’s opinion that the development will improve adjacent property 
values. 

 
 
 



6.3.4 Five Year Projection of Revenue to Town/Costs to Town: 
 

 

1st Year 

Revenue*: 
 

Current Tax Revenue 

Costs to Town: 
 

None 

2nd Year $93,648 None 

3rd Year $95,000 None 

4th Year $97,000 None 

5th Year $100,000 None 
 

 
 

6.6 COMMUNITY IMPACT STANDARDS 
 

6.6.1 The project consists of 11 single family 2-bedroom detached dwellings. 
The architectural style is modern farmhouse. The building footprints are 
approximately 1,600 sf with a total living space of 2,400 sf including the 
garage. The units are spaced to provide private areas in the vicinity of 
the houses. The development is compatible with the surrounding 
residential uses in the area as the houses are similar size and style. 

 
6.6.2 The project does not propose central trash collection dumpster or 

loading docks. Additional parking for deliveries is located in the rear of 
the site providing screening from public view. 

 
6.6.3 The site has been designed in accordance with all applicable 

regulations. The applicant is applying or has applied to the Planning 
Board, Zoning Board, Conservation Commission, Board of Health and 
the Department of Environmental Protection. 

 
6.6.4 The site is to be primarily constructed on the previously developed 

portion of the property. The property is surrounded on 3 sides by mature 
woodland and wetland resource areas that will protect surrounding 
properties from wind or temperature impacts related to the development. 

 
6.6.5 A lighting plan has been prepared for the project which details 

conformance with the Town of Pembroke lighting requirements. The 
lighting is to be downcast type lighting that is night sky compliant. The 
lighting will include a few light posts along the driveway and wall 
mounted lights on the individual dwellings. The lighting plan details 0 
footcandles of light spill over onto adjacent properties. The surrounding 
properties will be protected from glare and light spill over. 

 
 
 
 

 



6.7 TRAFFIC IMPACT STANDARDS 

The applicant has requested a waiver from a full Traffic Impact Assessment.  

The property fronts on Route 14 (Congress Street) and is located a few hundred 
feet east of Route 53 (Washington Street). The property is currently a residential 
and contractor yard use. The trip generation estimates are as follows: 

Single family housing (11 units) 

Entering Exiting 

Weekday AM (peak hour) 4 11 

Weekday PM (peak hour) 9 5 

Saturday (peak hour) 10 9 

The project will result in approximately 100 trips per day (8 trips per daylight 
hour) which is an insignificant increase relative to the capacity of Route 53. 
Traffic will generally be routed along Routes 14 & 53 to Route 3 exits. Traffic 
from the site heading south will access Route 3 via Route 14 in Duxbury or 
Route 53 in Kingston with limited impact to traffic within the Town of Pembroke. 
Traffic from the site heading North will access Route 3 via Route 14 in Duxbury, 
Route 139 in Marshfield, or Route 53 in Hanover. Two of the three options 
heading north have little to no impact on the traffic going through Pembroke. 
Route 53 just completed an improvement of intersections and paving in 
Pembroke. The traffic generated from the proposed development will not have 
adverse impacts on traffic in the Town. 

The proposed driveways provide adequate stopping and intersection site 
distance. See Safety Plan included within Site Plan. 

Posted Speed limit 30 MPH 
STOPPING SIGHT DISTANCE REQUIRED PROP. MAIN DRIVE PROP DRIVE 2 
30 MPH 200 FT  340 FT + 340 FT + 
35 MPH 250 FT  340 FT + 340 FT + 

INTERSECTION SIGHT DISTANCE REQUIRED PROP. MAIN DRIVE PROP DRIVE 2 
30 MPH 335 FT  340 FT + 340 FT + 
35 MPH 390 FT  340 FT + 340 FT + 

 



74 Congress St. 

Trip Generation

Single family housing (11 units)

Entering Exiting

Weekday AM 4 11

Weekday PM 9 5

Saturday Peak 10 9



Single-Family Detached Housing
(210)

Vehicle Trip Ends vs: Dwelling Units
On a: Weekday,

AM Peak Hour of Generator

Setting/Location: General Urban/Suburban
Number of Studies: 169

Avg. Num. of Dwelling Units: 217

Directional Distribution: 26% entering, 74% exiting

Vehicle Trip Generation per Dwelling Unit
Average Rate Range of Rates Standard Deviation

0.75 0.34 - 2.27 0.25

Data Plot and Equation
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Single-Family Detached Housing
(210)

Vehicle Trip Ends vs: Dwelling Units
On a: Weekday,

PM Peak Hour of Generator

Setting/Location: General Urban/Suburban
Number of Studies: 178

Avg. Num. of Dwelling Units: 203

Directional Distribution: 64% entering, 36% exiting

Vehicle Trip Generation per Dwelling Unit
Average Rate Range of Rates Standard Deviation

0.99 0.49 - 2.98 0.28

Data Plot and Equation

0 1000 2000
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Average RateStudy Site Fitted Curve

Fitted Curve Equation: Ln(T) = 0.93 Ln(X) + 0.36 R²= 0.92

X = Number of Dwelling Units
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Single-Family Detached Housing
(210)

Vehicle Trip Ends vs: Dwelling Units
On a: Saturday, Peak Hour of Generator

Setting/Location: General Urban/Suburban
Number of Studies: 42

Avg. Num. of Dwelling Units: 152

Directional Distribution: 54% entering, 46% exiting

Vehicle Trip Generation per Dwelling Unit
Average Rate Range of Rates Standard Deviation

0.92 0.41 - 1.78 0.27

Data Plot and Equation
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Fitted Curve Equation: T = 0.86(X) + 9.72 R²= 0.89

X = Number of Dwelling Units
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March 15, 2023 
 
Planning Board 
Town Hall 
Pembroke, MA 02359      
 
RE: Authorization Agent Letter - Site Plan Approval 

Address: 0 & 74 Congress Street – Assessor Lots F9-12C & F9-11 
Applicant: Whatbarn LLC, Owner: Kevin St. George 
 

  
Dear Planning Board: 
 
I hereby authorize Whatbarn LLC, Don McGill manager Consulting, LLC to apply for Site Plan 
approval and any other permits associated with proposed multi-family dwelling project at the 
above referenced address.  
 
Sincerely, 
 
 
____________________________ 
Kevin St. George. 
 































EC H O  L I G H T I N G ,  I N C .
D e s i g n e r s  a n d  M a n u f a c t u r e r s

o f  O u t d o o r  L i g h t i n g

Ph.:  +1-323-890-9008
Fax: +1-323-890-1981
Email: info@echoltg.com

5618 E. Washington Blvd.
Commerce, CA 90040
www.echolighting.com

FE ATURES + BENEFITS

S P E C I F I C A T I O N S

ORDER INFORMATION

INTEGRATED

EM
ERGENCY

B A T T E R Y

· Industry leading LED systems
· High efficiency & energy savings
· Environmentally friendly
· Reliable & low-maintenance
· 7-year limited warranty
· UL Listed electrical components
· Suitable for wet locations

All aluminum construction.

Electronic LED driver, 120–277V
Options: 480V Driver, Dimming control 0–10V. 

All components UL recognized. Luminaire shipped complete 
& ready to install.

Powder coat — Standard colors are Black, White, Dark Green
& Dark Bronze. Custom colors available, consult factory.
All exposed hardware shall be stainless-steel.

LUMINAIRE

DRIVER

ELECTRICAL

FINISH

ATH
SERIES WATTAGE COLOR TEMP. VOLTAGE OPTICS MOUNTING FINISH OPTIONS

5W—100W
PLEASE SPECIFY

OF
OPEN-FR AME

TYPE II
TYPE III
TYPE IV
TYPE V

27K
2700K

3K
3000K

35K
3500K

4K
4000K

5K
5000K

CUSTOM COLOR TEMP.
CONSULT FACTORY

PT
POST TOP

BLK
BL ACK

WHT
WHITE

GRN
DARK GREEN

DBZ
DARK BRONZE

CC
CUSTOM COLOR

DIM
0–10V DIMMING

BPC
BUTTON PHOTO-CELL

HSS
HOUSE SIDE SHIELD

MS
MOTION SENSOR

EMB
INTEGR ATED
EMERGENCY

BATTERY 

SMT
120–277V

480V

EXAMPLE: ATH-25W-35K-SMT-OF IV-PT-BLK-BPC

ATH

32"

16"

N.T.S.

ATHENS SERIES
A R E A  L I G H T I N G  ︱  P O S T  T O P
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