
Public Meeting  | February 27, 2018

HARRIMAN | FXM

Pemberton Point 
Economic Development Plan



1. Introductions
2. Purpose and Goal
3. Process and Study Area
4. Existing Conditions Analysis
5. Demographic Analysis 
6. Preliminary Improvement Ideas
7. Next Steps
8. Questions and Answers
9. Break out Session
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Agenda



02/27/2018 Pemberton Point Economic Development Plan 3

Harriman Planning, urban design, landscape architecture

FXM Associates Market studies, real estate and tourism economics

Background in Hull, coastal communities, and economic 
revitalization
• Steve Cecil, ASLA, AIA
• Kartik Shah, LEED AP

Specialized market evaluations and redevelopment economics 
for coastal communities

Introductions
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Purpose: 
To guide the local effort to improve current services, amenities, and expand economic 
activity

Goals: 
• Identify programming opportunities
• Improve the area infrastructure 
• Identify revenue streams to support local reinvestment in the area to maintain and 

enhance existing Town facilities

Pemberton Point Economic Development Plan
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Hull High School

US Coast Guard 
Station Point 
Allerton

MBTA Ferry stop

Sullivan Field

Windmill Point 
Boathouse

• South Main Street and 
Ocean Avenue on east

• Waterfront on the other 
three sides

Study Area



Process
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• Kick off meeting 
• Assemble team

• Stakeholder interviews
• Assess and identify existing conditions 
• Opportunities and constraints 
• Demographic and market conditions

Existing conditions assessmentsStart up Plan development

• Economic development strategies 
• Economic impact analysis

Public meeting Public presentation

DRAFT FINAL

• Confirmation of choices
• Implementation plan 
• Documentation

Final plan development



• Pemberton Point Context 
• Land Parcelization
• Land Ownership
• Zoning
• Historic Districts
• Street Framework
• FEMA – Flood Zones
• Bike Paths
• Parking and Access
• Infrastructure and Environmental Conditions
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Existing Conditions



Pemberton Point - Context
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Pemberton Point - Context
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Hull Life Saving 
Museum

Lillian M Jacobs 
Elementary School

Hull High School

US Coast Guard 
Station Point 
Allerton

MBTA Ferry stop

Pemberton Point Sullivan Field

Windmill Point 
Boathouse



Lilian M Jacobs 
School

Hull High 
School

Pemberton Point
Windmill Point 
Boathouse

Coast Guard Station 
Point Allerton

James T Junior 
Sullivan Field

Land Parcelization
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Land Ownership

02/27/2018 Pemberton Point Economic Development Plan 11

Lilian M Jacobs 
School

Hull High 
School

Pemberton Point
Windmill Point 
Boathouse

Coast Guard Station 
Point Allerton

James T Junior 
Sullivan Field



Zoning

02/27/2018 Pemberton Point Economic Development Plan 12

Lilian M Jacobs 
School

Hull High 
School

Pemberton Point
Windmill Point 
Boathouse

Coast Guard Station 
Point Allerton

James T Junior 
Sullivan Field



Historic Districts
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Lilian M Jacobs 
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MBTA Line

Street Framework
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Lilian M Jacobs 
School

Hull High 
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Pemberton Point
Windmill Point 
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Coast Guard Station 
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James T Junior 
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FEMA – Flood Zones
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Lilian M Jacobs 
School

Hull High 
School

Pemberton Point Coast Guard Station 
Point Allerton

James T Junior 
Sullivan Field



Bike Paths
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Lilian M Jacobs 
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Hull High 
School

Pemberton Point

Coast Guard Station 
Point Allerton



Parking
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Lilian M Jacobs 
School

Pemberton Point

Coast Guard Station 
Point Allerton



Parking
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Lilian M Jacobs 
School

Hull High 
School

Pemberton Point

Coast Guard Station 
Point Allerton

James T Junior 
Sullivan Field



2070 1% flood elevation of 12.8 ft

Coastal Climate Change and Vulnerability Assessment and Adaptation Study by Klienfelder– June 30 2016

Sources of Flooding for Pemberton Point
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2070
Hull Wind 1

2070
Hull High School

Present
Pemberton Pier

2030
Waste Water Pump 
Station 9

Present
Dust Bowl Heliport

Low Risk

High Risk

Moderate-High Risk

Composite Risk Score

Moderate-Low Risk

Roads vulnerable to flooding:
• Main Street
• Helen Street
• Mildred Street 
• Ocean Avenue 
• Bay View Street 

• S Main Street
• Channel Street 
• Arthur Street 
• Town Way 
• Adduci Way 

Present
US Coast Guard 

Coastal Climate Change and Vulnerability Assessment and Adaptation Study by Klienfelder– June 30 2016

Emergency Facilities Vulnerable to Flooding 
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James T Junior 
Sullivan Field



1. Demographics
2. Housing 
3. Employment
4. Jobs 
5. Wages
6. Workforce Characteristics

Demographic and Market Analysis
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• Projected growth in population lower than 
average for Plymouth County and State

• Average older demographic
• Projected growth in households lower than 

Plymouth County and state
• Families below poverty status lower than 

Plymouth County and State

Demographics
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• Tenure and tenure length closer to state and 
county average 

• Median home values higher than Plymouth 
County and State

• 65% of the housing units built before 1969
• Median year structure built older than 

Plymouth County and State

Housing
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• Accommodation and food 
services, government, retail, 
construction, and 
arts/entertainment major 
employment sectors in Hull

• Retail trade has the most 
sales  

Employment
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• Accommodation and food 
services, government, retail, 
construction, and 
arts/entertainment major 
employment sectors in Hull

• Retail trade has the most 
sales  

Job Percentages
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• Hospitality and food services 
major employers but also 
have low average wages as 
compared to Plymouth 
County and State

• Average wages almost 20% 
lower than County and  
almost 40% lower than State

Wages
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• Education levels higher than state and 
county averages

• Occupation closer to state average 
• More than 90% of the households own 

atleast one vehicle 

Workforce Characteristics

02/27/2018 Pemberton Point Economic Development Plan 27



• Pemberton Point and Commuter Network
• Pemberton Point and Tourism Context
• Opportunities at Ferry Dock
• Events based Tourism
• Promoting a Unique Location of Pemberton Point
• Opportunities 

• Hull High School and Field
• Windmill Point
• Jo’s Nautical Bar and Town Landing
• Parking Lot
• Sullivan Field

Preliminary Improvement Ideas

02/27/2018 Pemberton Point Economic Development Plan 28



 F2H Ferry connects Hull to 
Boston, Logan Airport, Hingham, 
Georges Island
 Hingham/Hull–Logan–Long 

Wharf Route 
 Weekday Ridership - 1,010 

Saturday Ridership - 1,360 seasonal
Sunday Ridership - 930 seasonal

 Limited landside amenities
 No fully enclosed waiting areas or 

real time information on boat 
departures

Pemberton Point and Commuter Ferry Network

02/27/2018 Pemberton Point Economic Development Plan 29

Source: MBTA; Ferry State of the System Report
Note: Ridership figures rounded to nearest 10



Pemberton Point and Recreation Context
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 Ferry service to Georges, 
Grape, Bumpkin, Peddocks, 
Lovells Island during Summer
 Transfer at Georges for other 

destinations



• Operating since 1982
• Leaves Portsmouth Harbor and 

travels to the nine islands.

• Offered Cruises
• Harbor Cruise
• Isles of Shoals Cruise
• Evening, Sunset and Lights 

Cruises
• Inland River Cruises
• Wine Cruise

Analogies – Portsmouth Harbor Cruises
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• Casco Bay Lines is a ferry system 
that provides year-round 
passenger, freight, postal and 
vehicle ferry service to the islands 
of Casco Bay from Portland, 
Maine.

• Offered Cruises
• Commuting Cruise
• Scenic Cruise
• Moonlight Run 
• Music Cruise Series
• Private Charter
• Weddings, Parties and Special 

Events 
• Holiday Events such as a 

Christmas Boat Parade

Analogies – Casco Bay Lines
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• Opportunity for redevelopment of the existing 
concession stand to comprehensive ship 
chandler and transit user amenity

• Food service geared to commuters and 
recreational boaters

• Recreational and event based cruises
• Bike rental
• Expansion of dockage
• Charter boat pick up
• Paddocks Island Water Taxi and island hopping 

stop
• Repaired picnic shelter
• Shuttle between Pemberton Point and 

Nantasket Pier

Opportunities at Ferry Dock 
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• Promote Pemberton Point as a gateway to 
events around the Hull Bay

• Coordination and synergy between different 
recreational assets and events

Annual Snow Row organized by Hull Lifesaving Museum

Harbor Illumination 

Image source: Hull Lifesaving Museum

Pemberton Point as a 
part of an events based 
tourism
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Windmill Point Boat House
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L    
E  

Hull High School

US Coast Guard 
Station Point 
Allerton

MBTA Ferry stop

Sullivan Field

Windmill Point 
Boathouse

• Rowing and paddling events 
• Event space
• Sailing and boatmanship 

training
• Community boat building
• Thematic site improvements 

• Museum of Lobster Buoys
• Field of Masts



• South Shore Summer Softball league has 9 Leagues –
geographically divided

• South Shore Baseball Club has 9 Divisions
• South Shore Soccer League has 17 Girl Teams and 18 Boy 

Teams  

Complementary Programs 
for Youth at Hull High 
School and Field
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• Hull High School Field to promote the unique 
location of Pemberton Point with expansive 
views and to attract additional visitors to the 
area



Hull High School and Field
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Hull High School

US Coast Guard 
Station Point 
Allerton

MBTA Ferry stop

Sullivan Field

Windmill Point 
Boathouse

• High School 
• Solar power 
• Advertising
• Facility rental
• Performing and Theater Arts  

• Field
• Field4Hull Study 

Recommendations
• Youth sports
• Fitness camps
• Summer camps
• Lifeguard training
• Open air movie nights
• Alternative sports – Quidditch, 

Ultimate Frisbee



Windmill Point

02/27/2018 Pemberton Point Economic Development Plan 39

L    
E  

Hull High School

US Coast Guard 
Station Point 
Allerton

MBTA ferry stop

Sullivan Field

Windmill Point 
Boathouse

• Biking destination
• Enhanced viewpoint and art 

work
• Improved sustainable parking 

area



Jo’s Nautical Bar and Town Landing
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Hull High School

US Coast Guard 
Station Point 
Allerton

MBTA ferry stop

Sullivan Field

Windmill Point 
Boathouse

• Site improvements
• Façade improvements
• Improve Town Landing
• Signage improvements



Parking Lot
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Hull High School

US Coast Guard 
Station Point 
Allerton

MBTA ferry stop

Sullivan Field

Windmill Point 
Boathouse

• Pricing system/paid parking
• Streetscape improvements
• Landscape improvements
• Solar Installation
• Extension of commuter 

parking on school lot



Sullivan Field
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Hull High School

US Coast Guard 
Station Point 
Allerton

MBTA ferry stop

Sullivan Field

Windmill Point 
Boathouse

• Playground improvements
• Additional sports event space 



Community Input

Refined Economic Development 

Economic Impact Analysis

Confirmation of Choices 

Implementation Plan

Next Steps
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Questions and Answers
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