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3.3.2.6    SITE DEVELOPMENT REQUIREMENTS 
 
The previous description of Site Development Requirements, as submitted in the Preliminary 
Design Program, is updated as follows. 
 
The following topics are covered: 

• Site access and circulation. 
• Athletic fields and play spaces 
• Parking 
• Nature 
• Zoning Issues and Limitations 
• Utilities 
• Sub-surface Investigations 
• Wetlands 

 
Site access and circulation  
As stated in the previously submitted Preliminary Design Program report, there are serious 
traffic issues at the existing school. As a means of further diagnosing the existing conditions, 
and as a means of moving towards and improved outcome in the future plan, a preliminary 
Traffic Study was conducted by Nitsch Engineering, Inc. A copy of that study, completed 
since the date of the PDP, is attached in Appendix C of this report. 
 
In summary, that report documents the specifics of the existing traffic problems, and 
evaluates the proposed future secondary access point to the site, for a possible new driveway 
connection.  Various specific improvements to existing conditions are also mentioned. 
 
The site plan for the preferred options, included within this report, all make necessary 
changes to achieve safer and more expeditious traffic improvements.  The lengths of 
approach to the buildings is stretched, to provide more stacking space. And parking capacity 
is increase. The ‘F-4’ option provides the most improvements. In that scheme, the most 
stacking area is provided, and the largest number of parking spaces. In addition, the 
secondary access driveway in the ‘F-4’ scheme will provide essential life-safety access for 
emergency vehicles. It may also be used to serve construction vehicles during that period of 
the project, so as to further support safety by segregating heavy trucks from children and 
parents. 
 
Pedestrian circulation has also been improved in each of the preferred option schemes, with 
the inclusion of sidewalks and safe crossing points, etc.  
 
Athletic fields and play spaces  
A summary of on-site athletic fields and play spaces was included in the PDP submitted 
previously.  
 
Evaluations of alternatives led to significant concerns about the total available play field 
resources in Georgetown.  This culminated in a town-wide meeting on the subject, held in the 
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Penn Brook School, and as related to the needs of this project. Although the resolution of 
town-side recreation space issues is beyond the scope of this project, the discussion of this 
issue has influenced the review process of the preferred Options.  The ‘F-4’ option has the 
advantage of avoiding loss of use of existing fields during construction, and the further 
advantage of increasing athletic field resources by construction of new fields in place of the 
existing building, at the conclusion of the project.  
 
Please refer to site sketches included in Section 3.3.2.7, 
 
Parking 
In the PDP report, it was noted that parking capacity is adequate for daytime teachers and 
staff only; events cause the need for parking to exceed the available capacity. The condition 
of parking areas, roads and walks, was also documented as being generally poor. 
 
As further information, we can provide the following additional data: 

• Stacking capacity at pick-up time: 
Existing:  about 90 cars 
Option F-1:  about 105 cars 
Option F-3 and F3:  About 97 cars 
Option F-4:  about 145 cars 

 
• Parking, estimated: (not including along entrance drives) 

Existing: about 80 spaces 
D2: 120 spaces 
F1: 120 
F2: 120 
F3: 150 
F4: about 216 spaces 

 
According to values published by the Institute of Traffic Engineers (ITE), for the anticipated 
number of students in the K-6 program, about 250 spaces would be recommended. Our 
experience is that the proposed number of spaces in the F-4 plan option will be adequate for 
all but the largest special event occasions, which we feel is an appropriate approach to take 
for this project considering the inherent site issues. 

 
Nature 
Research has shown that students learn better, when there is a connection to the natural world 
outdoors.  While visible outdoor activity can be distracting to younger students, the balance 
with an accessible and frequent connection to nature is an important part of the learning 
process.  Visual, audible, and tactile/experiential connections to nature are all important, and 
can greatly enhance the leaning experience when appropriately guided.  Visual connections 
can be modified and controlled through architectural fenestration design, and through 
effective use of window treatments. Certain spaces may benefit from a more expansive 
connection, while other spaces housing more focused learning activities might be better 
designed with a less expansive connection. 
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Daylighting is a particular aspect of the natural environment which is important to reinforce 
within the learning environment. Persons of all ages, but in particular young children, require 
a periodic and frequent reinforcement of natural daylighting conditions, to key elemental 
circadian bodily rhythms which are essential to well-being in a holistic sense, and therefore 
also essential to effective learning. It is not so much that an abundance of bright sunlight is 
needed; in fact, glare needs to be controlled in order to prevent eye stain and other problems. 
What is important is a design that provides enough of an awareness of natural daylighting 
conditions, so as to maintain a normal daily and seasonal pattern.  And of course, even and 
well distributed natural light is a further benefit and a goal to seek in developing the designs 
further.  
 
Each of the preferred option designs is conceptualized as making the most out of a 
connection to Nature, as an element of the learning environment.  Although it is early in the 
planning process, and the details of this aspect of the design are not developed to an 
advanced stage, they have been considered in each of the proposed plans.  In the D-2 plan, 
the larger addition repeats the theme of the existing building, with another central daylight 
courtyard area; in this case, on two levels.  In the proposed F-4 scheme, the connection to 
nature is manifested in: 

• Most classrooms with views to wooded areas, not parking spaces. 
• Most classrooms avoiding views to distracting active play space areas. 
• Full view to landscaped areas from the Cafeteria 
• An outdoor classroom, situated in a sun-space and between the arms of the two 

classroom wings. 
• A general organizing principal behind the plan layout which places the building 

gently on the site between the two prominent natural site topographic features: a 
rocky knoll to the north, and a wetland feature to the south. 

 
The existing Penn Brook includes glassed in interior courtyards open to the sky. 
Unfortunately these courtyards are not accessible and are very difficult to maintain.  In the D-
2 scheme, these courtyards would be improved for more effective utilization. In the F-4 and 
other new construction Options, alternative approaches to the natural environment, have been 
incorporated. 
 
Zoning issues and limitations  
Parcel 10A-45 has 4 Zoning designations that impact development: 

1.  Flood Plain District 
2.  Water Resource District 
3.  Residence C District  
4.  Permanently Protected Open Space.  (Deed review suggested by the Georgetown 
Attorney)  

Educational uses are allowed within the Residential District. 
Each of these limitations was described in the PDP, with more information included on the 
Flood Plain and Water Resource issues, and less information on the Residential District 
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issues.  Since that time, we have continued our research into these issues. Please refer to 
Appendix C, to the Zoning report by Warner Larson Associates. 
 
Regarding in particular, the Permanently Protected Open Space issue.  This issue, we believe, 
does not limit or impact the ability of the Town to construct a new school, or renovate and 
expand the existing school, and including associated roadways and parking, on this site. 
 
Utilities  
Information on Utility Infrastructure has been updated and expanded since the submission of 
the PDP.  Please refer to the attached memorandum report by Nitsch Engineering, dated 
December 2, 2011, “Utility Infrastructure Narrative”, included in Appendix C. 
 
The Nitsch Engineering report also discusses issues pertaining to permitting, and 
opportunities for sustainable design related to site utility planning. 
 
Subsurface Investigations 
Since the date of the PDP submission, further investigations have continued into sub-surface 
soils conditions. Within Appendix C of this report, please find and review: 

• Geotechnical Investigation Report 
Penn Brook School; Georgetown MA 
Nov. 7, 2011 
By GSI, Inc. 

• Site Analysis Diagram 
Warner Larson Associates 
Nov. 28, 2011 (revised) 

• Abutters Map 
• Percolation Test Results (Form 12) 
• Soil Suitability Report (Form 11) 
• Survey drawing with Test Pit locations noted. 

 
Wetlands 
Since the date of the PDP submission, further investigation of the site with regard to 
wetlands, has been conducted. An area of isolated wetlands has been identified on the 
southern end of the site, and the design of the F-4 Option has accommodated that feature. 
Please refer to: 

• REC; Rimmer Environmental Consulting 
Wetlands Report Letter 
Oct. 27, 2011 

Located in Appendix C. 
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