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EXECUTIVE SUMMARY

Weston & Sampson was retained by the Board of Directors (Board) of the Upper Cape Regional
Transfer Station (UCRTS) to evaluate potential re-use options for the site since the facility has
been taken out of service at the end of 2014.

Our findings from this study:

e Short term C&D (or residuals) transfer with some processing appears to be the best
public or private sector use.

¢ The site may have long-term value to member towns as a transfer facility, for which it
was developed and constructed, and should be maintained.

¢ In addition to a C&D transfer facility, opportunities exist for potential coexistence with the
transfer operations. Potential feasible options include continued use for CDL testing,
salt storage, and renewable energy.

Bourne ISWM appears to be best fit to lead this effort for a C&D transfer facility. This appears
to be a logical choice as a member town and also given the ISWM facility proximity to the
UCRTS.

It is our understanding that Bourne has explored the use of the UCRTS facility as a C&D
transfer facility. It is also our understanding that they have had discussions with rail companies
and out of state disposal facilities. At this time, there is no final conclusion to their exploration
effort. If Bourne cannot lead the effort of a short term C&D transfer facility, an RFP approach
should be used to identify private industry potential lessees of the facility. The RFP will help
member towns identify actual market conditions and potential revenue streams.

The Intermunicipal Agreement (IMA) includes a final termination clause should the parties
decide not to pursue renewal of the agreement (IMA). Should the Board decide to pursue this
path, we would recommend that legal counsel review the IMA and the termination clause so that
all parties can be clearly informed of the process.

www.westonandsampson.com
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1.0 INTRODUCTION

Weston & Sampson was retained by the Board of Directors (Board) of the Upper Cape Regional
Transfer Station (UCRTS) to evaluate potential re-use options for the site. The UCRTS is
located on the Otis Air National Guard (ANG) Base (Base) in Sandwich Massachusetts.

The UCRTS Board was formed through an intermunicipal agreement between the Member
Towns. Member Towns of the UCRTS are:

Town of Bourne

Town of Falmouth
Town of Mashpee
Town of Sandwich

pwdPE

The UCRTS operates under a consent agreement with the Department of the Air Force (Air
Force) to “construct, use, maintain, control, operate, and repair’ the UCRTS located at the ANG
Base. The land is owned by the Commonwealth of Massachusetts who leases the land to the
Air Force. It is through these agreements that govern operation of the UCRTS.

The UCRTS is located on an approximate 18.9 acre parcel of land on Otis. The parcel is
outside of the restricted area and access is open to users of the facility via Kitridge Road, off of
Sandwich Road and Route 151. The site includes a transfer station tipping building with tipping
floor and office space, a rail spur, a truck scale, and utilities.

The site is located in a Sole Source Aquifer as shown in Figure 2. Undeveloped portions of the
parcel are within the Natural Heritage and Endangered Species Program (NHESP) Priority
Habitats of Rare Species, and the area surrounding it is located in the NHESP Estimated
Habitats of Rare Wildlife.

The UCRTS was constructed around 1989 to transfer municipal solid waste (MSW) from the
upper cape region, via rail, to the SEMASS waste to energy plant in Rochester, Massachusetts.
The facility was operated through December 2014 when existing disposal contracts with
SEMASS expired. Member towns negotiated disposal contracts independently with disposal
facilities, sending MSW to multiple locations and making operation of the transfer station no
longer economically feasible due to low throughput volume. The UCRTS closed its operations
January 1, 2015 and remains closed as of the date of this report.

This document summarizes the information reviewed and the process completed as our effort to
identify potential future use of the UCRTS. Throughout this project, Weston & Sampson has
met with the Board of Directors at regularly scheduled public meetings to present our findings
and discuss the status of the project.

www.westonandsampson.com
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2.0 DATA COLLECTION AND REVIEW

Weston & Sampson reviewed a number of existing documents that were provided to us under
this Project. A patrtial list of these documents is included below:

1.
2.
3

14.
15.
16.

Cape Rail Correspondence to Catherine Laurent; March 11, 2015

Intermunicipal Agreement (IMA) (not signed); 2015

Joint Base Cape Cod 2015 Joint Land Use Study Update and Community — Military;
October 30, 2013

Massachusetts Military Reservation 2011 Ownership and Occupancy; December 13,
2011

Cape Cod Commission Evaluation of Future Disposal Alternatives for Municipal Solid
Waste, April 2010.

Intermunicipal Agreement (not signed); May 16, 2008

Massachusetts Coastal Railroad Rail Transportation Contract; December 12, 2007
Consent to Cross U.S. Government Leased Area; September 5, 2007

Transfer Station Metes and Bounds Description; December 1, 2006

. MMR Occupancy Map (no date)
.Draft JLUS Study Area Showing MMR Current Land Use Map, Cape Cod

Commission (no date)

. Permit by Rule, MassDEP; February 14, 1994
. Construction of Upper Cape Regional Transfer Station, As-built Revisions; October

31, 1989

Site Construction Letter of Certification, MassDEP; August 11, 1989
Sandwich Board of Health Site Assignment, February 9, 1988
Meeting Minutes May 2014 - October 2015

In addition to review of the documents, we also met with and had conference calls with the
following individuals to discuss potential future uses of the property, and identify potential
limitations to future use of the property (i.e. zoning, future use of surrounding properties, market
demand, etc...):

CoNorwWNE

Catherine Laurent, Town of Mashpee

Raymond Jack, Town of Falmouth

Paul Tilton, Town of Sandwich

Philip Goddard and Daniel Barrett, Town of Bourne

Col. Virginia Doonan, Christopher Segura, and Col. James Lafavor, ANG
Patty Daley, Cape Cod Commission

Christopher Podgurski, Massachusetts Coastal Railroad

Carter Hunt, MassDevelopment

Cape Cod Commercial Fishermen's Alliance

. Bruce Stanas, Republic Industries

. James Nocella, Waste Management

. Michael Camara, ABC Disposal

. Carl Cavossa, Cavossa Disposal

. Rose Forbes, Joint Base Cape Cod Air Force Civil Engineer Center

. Mark Dakers and Daniel Connick, Massachusetts Department of Environmental

Protection.

. Bob Rowland, MassDOT / RMV Division

www.westonandsampson.com
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17. John Pearson, lowa Pacific/Mass Coastal
Our review of existing permits and leases identified the following noteworthy conditions:

— IMA (2015) — Agreement among the Towns of the UCRTS for the maintenance
and operation of a regional municipal services facility.

» Draft document had expiration date of June 30, 2018.

» Allows participating members to withdraw.

* Includes a final termination clause should the parties decide not to pursue
renewal of the agreement (IMA). The termination clause was not
immediately clear to use and we would recommend that legal counsel
review the IMA and the termination clause so that all parties can be
advised clearly of the process should the Board decide to pursue this
option.

— Consent No. 07-10 (2007) — Allows Towns of the UCRTS to construct, use,
maintain, control, operate and repair a waste and refuse transfer station.
» Operation of the facility shall not conflict with the rights of the Government
nor interfere with the operations by the Government.
* This consent may be terminated for nonuse for a period of two years.
* There is no agreement between the UCRTS and the Commonwealth for
use of the land.

— MassCoastal Contract — Agreement between MassCoastal and UCRTS for rail
haul to SEMASS.

* MassCoastal assumes all track and ROS maintenance on Otis Rail Spur
between North Falmouth switch and the UCRTS end of track bumping
post.

» Expired upon the expiration of the UCRTS contracts with SEMASS.

— Site Assignment (1988) — Designates the land as suitable for the use of solid
waste operations.
* Granted by the Town of Sandwich Board of Health.

— ATO (1989, 1994) — Permits the operations of a Municipal Solid Waste transfer
station.
* Approved for Municipal Solid Waste operations.
* Permit by Rule approval in 1994.

From our review of documents and based on our discussions with key personnel, the following
potential additional concerns were identified with respect to alternative uses:

e Security - ANG has stated that they will look for compatible uses with the base. This
appears to be consistent with Consent No. 07-10. Non compatible uses may include fuel
storage and hazardous material storage.

¢ Land Ownership Status — The land is owned by the Commonwealth who leases it to the
ANG. The ANG allows the Upper Cape Town'’s to operate the transfer station under a
Consent Agreement (Consent No. 07-10). The ANG has filed the necessary paperwork
with the Department of Defense to divest themselves from the property, along with other
surrounding properties. The date of divestment is uncertain at this time. Once

www.westonandsampson.com
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complete, the divested land may be under the management of MassDevelopment.
Uncertainty of future ownership status may create an unfavorable situation for private
investors. A Figure showing the areas to be released is presented below and indicates
the location of the UCRTS.

e The Army National Guard has filed a request for land that the ANG is looking to divest,
including the parcel which contains the UCRTS.

e MassDEP has stated that they will look into the viability of the existing Site Assignment
under permitting review if a different operation is proposed.

e The east end of the transfer station property is partially located in former grenade courts.
A Site Inspection was completed at the Grenade Courts in the fall of 2015; no grenade-
related materials were found. A report is due this spring which will indicate whether the
Grenade Courts will need to move forward into a Remedial Investigation/Feasibility
Study (RI/FS) based on soil sampling results. The limits of the former grenade courts
and where it overlaps the transfer station parcel can be seen in the figure below.

www.westonandsam pson.com
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3.0 SITE INSPECTION

We completed an inspection of the site to assess the feasibility of reuse and valuation of
equipment. Since the land where the UCRTS resides is not owned by the member towns, it is
considered to have no value to the findings of this study. The inspection was completed with
the understanding that either; 1) the site

would continue to be used as a waste transfer

operation; 2) the site would be a change in

use (use to be determined); or 3) the site

would be a combination of multiple uses.

The transfer station, scale, and access roads
occupy nearly 4 acres on the site. The
remaining area consists of approximately 3
acres of open paved area being used for
commercial driver’s license (CDL) testing and
approximately 11.9 acres of wooded area.
Unfortunately this wooded area is generally
long and narrow, or broken up by the transfer
station access road, limiting options to
secondary development (shared use) on the
site.

Existing utilities servicing the transfer station
include:
e An 8-inch water main;
A sewer line that ties into a septic system located on the site;
Underground telephone and fire communication lines;
Underground 120/208 volt, 3-phase electric service with a 225 amp panel; and
Backup generator service.

Based on our review of the existing site, the
building and site is suitable for continued
waste handling operations but the building
is dated. Some miscellaneous building
envelope repairs are warranted and some
equipment is past its useful life and,
although currently working, replacement
may be necessary in the near future if
operations are to continue.

Transfer station ancillary equipment reviewed as part of this study is summarized below. It is our
understanding that this equipment was operational at the time of the transfer station closure and
offers value to the continued operation of the facility.

Truck Scale — The truck scale is estimated to be approximately 25 years old and past its
useful life. The load cells of the scale are obsolete. The resale value of the scale is
estimated to be $0 by Fairbanks Scale. It is our understanding that the scale was
working at the time of the transfer station closure and offers value to the continued

www.westonandsam pson.com
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operation of the facility; however replacement may be necessary in the near future if
operations are to continue.

Generator — The generator is estimated to be approximately 27 years old (1988),
contains a Chevy 350V8 engine. The resale value of the generator is estimated to be
$0, although could offer some value as scrap metal. It is our understanding that the
generator was working at the time of the transfer station closure and offers value to the
continued operation of the facility.

Lidding Crane — The crane in good shape, however is a unigque application and is likely
worth $0 on resale. Spare parts in storage at the facility may be worth up to $5,000.
The resale value and assessment of the equipment was provided by Deshazo Crane. It
is our understanding that the crane was working at the time of the transfer station
closure and offers value to the continued operation of the facility.

Front End Loader — The front end loader is a 2002 Volvo L120. The original purchase
price of the loader was $170,530. The estimated current value is $25,000.

We have also been informed by Massachusetts Coastal Rail that approximately 3 miles of rail
outside of the UCRTS are in need of a tie replacement job with joint bolt replacement. There is a
MassDOT “project” on “hold” pending findings of this study and who in fact will “own” the right of
way and track pending the divestment of the property by ANG.

While the building is unique to solid waste handling operations and top loading rail cars, no
alternative uses for the building were identified during this study (refer to Section 4.0). A
change in use, a change in occupancy, or building improvements may trigger building upgrades
necessary to meet the Massachusetts State Building Code requirements. Potential building
upgrades resulting from these triggers include:

New electric panels

Energy efficiency compliance

Structural updates

Other changes (i.e. egress, HVAC, lighting, etc.)

In summary, the building and the site appears suitable for continued waste transfer operations.
Capital improvements may be necessary in the near future for continued operation as a waste
transfer station. Building improvements, change in use, or change in occupancy may trigger
building upgrades to comply with the Massachusetts Building Code.

O:\Upper Cape Regional Transfer Station\Re-Use Study\Report\Report - 2016-01-07.docx
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4.0 WASTE PROCESSING, TRANSPORT AND DISPOSAL NEEDS

We reviewed solid waste processing, transportation, and disposal needs for the region.
Facilities significant to regional waste handling needs are shown in Appendix E. For the
purposes of this study, we reviewed municipal and commercial solid waste, recycling, organic
waste, and construction and demolition debris.

4.1 Municipal Solid Waste and Commercial Solid Waste

Cape Cod municipal solid waste (MSW) is
under contract until approximately 2025, as
towns have contracted for disposal needs
after expiration of agreements with
SEMASS. There is approximately 67,000
tons of municipal solid waste generated on
the Cape Cod annually. Tonnages and
disposal locations are shown in the graphic
below. While it is difficult to ascertain the
volume of waste collected on Cape Cod
from commercial accounts, data obtained
from the UCRTS suggests commercial
waste may be as much as 30% to 40% of
the total waste stream, yielding potentially
an additional 20,000 tons to 27,000 tons annually. Yarmouth operates a similar transfer station
as the UCRTS and transports waste via rail to SEMASS. It is logical that the Yarmouth facility
captures most of the solid waste from the outer cape towns destined for SEMASS. It is
therefore reasonable to assume that not all of the commercial solid waste on Cape Cod would
be transported to the UCRTS should it remain open to such operations. By comparison, the
UCRTS has averaged 11,500 TPY of commercial waste during calendar years 2012 to 2014
and this appears to be a more reasonable volume for the Upper Cape region and the throughput
available currently at the UCRTS. This is approximately half of what was being accepted at the
facility during its operation. Based on the pricing structure for operations, transport and disposal
costs, it is not economically feasible to operate and rail haul solid waste at these volumes.

Despite the current market, it is our opinion that the site may have long-term value to member
towns as a transfer facility and should be maintained. Member Towns concurred with this
assessment during our interviews with them.

4.2 Recycling

Similar to MSW, recyclables appear to be adequately handled on Cape Cod. New Bedford
Waste Services (NBWS) is constructing a new single stream recycling processing facility in
Rochester, approximately 25 miles from the UCRTS. A processing location accepts recyclables
and processes them (separate, and bale or stockpile) for re-sale in the market. Capital
investment for this type of facility is generally high. As seen in the graphic above, NBWS
controls approximately 40% of the municipal solid waste market on Cape Cod. The new facility
is permitted to receive 1,500 tons per day (approximately 450,000 tons per year) of material
(MSW, recycling, and C&D).

www.westonandsam pson.com
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4.3 Organics Waste

The MassDEP mandated recycling of commercial organic waste implemented in 2014 has
created a new market for the handling and processing of organic waste. Commercial organics
most commonly are either composted or digested (at an anaerobic digester facility). In the
region, a number of facilities are being pursued or are constructed as shown in Appendix E.
The Town of Bourne is currently under contract with a private company to site an anaerobic
digestion (AD) facility on their landfill property. Additionally, the Town of Plymouth has issued
an RFP for similar arrangement at their waste water treatment facility. The proximity of nearby
facilities (existing and proposed as seen in Appendix E), and based on the high capital
investment coupled with uncertainty of property ownership, is expected to make the feasibility of
an AD facility unlikely.

The private compost industry has expressed interest in using the site for compost operations.
The capital costs for a compost operation is significantly less than an AD facility, making the
feasibility of such a project more likely. Concurrently, Cape Cod towns have expressed a need
for a more cost effective means to handling waste water treatment residuals and wastewater
treatment plant sludge. The use of this material (sludge and residuals) in a compost operation
increases the capital investment and is expected to require a long term contract to make the
necessary investment.

The use of the site for composting organic waste, waste water treatment residuals, and
wastewater treatment plant sludge appears to be a viable option for future consideration as
more waste water treatment plants go on-line in the region and as recycling organic waste
increases. This use may be able to operate concurrently with waste transfer operations,
although may displace the existing CDL testing area depending on the size of the compost
operations. It is anticipated that operation of an organic waste handling facility would be
accomplished through a public/private partnership.

4.4 Construction and Demolition Debris or Residuals

There appears to be a need for a Construction and Demolition (C&D) materials (or residuals)
transfer facility. Multiple private industry sources have confirmed an interest in operating the
UCRTS as a C&D or residual transfer facility. MassDEP has expressed that permitting will
require some processing. A full processing facility is likely not feasible due to the large capital
cost and the uncertainty with future ownership status.

O:\Upper Cape Regional Transfer Station\Re-Use Study\Report\Report - 2016-01-07.docx
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5.0 POTENTIAL USES

Building upon our findings presented above, we evaluated potential uses of the site. We also
considered alternative uses outside of solid waste operations. To assist with evaluating potential
uses, Weston & Sampson retained RKG Associates, Inc. (RKG) to evaluate market conditions
as they relate to potential “nonwaste” uses or more traditional industrial uses.

5.1 Solid Waste Operations

From our research with the market place and talking with industry leaders, our takeaways on
solid waste market demand for the region is summarized as follows:

1. MSW — With municipal contracts tied up until approximately 2025, discussions with
industry representatives indicated that there is not any interest from the private
sector in leasing or operating the UCRTS as a waste transfer station facility. This
appears consistent with our current understanding of the solid waste market as
described in Section 4.0, above.

2. Recycling — Discussions with municipalities and private industry showed minimal
interest from the municipal sector and no interest from the private sector in the need
for either a recycling transfer or recycling process facility. This appears consistent
with our current understanding of the solid waste (and thus recycling) market as
described in Section 4.0, above.

3. Organic Waste — There was some private sector interest expressed for operations of
an organics compost facility, and some municipal interest expressed in a need for
handling WWTP residuals and sludge. The level of complexity (i.e. AD facility or
acceptance of WWTP sludge) increases capital cost and increases the terms of a
lease agreement. Interest may increase in the future as more waste water treatment
plants go on-line in the region and as recycling organic waste increases.

4. C&D (or residuals) — Multiple private industry sources have confirmed an interest in
operating the UCRTS as a C&D transfer facility. A full processing facility is likely not
feasible due to the large capital cost and the uncertainty with future ownership
status.

5.2 Other Market Uses

RKG's evaluation considered potential uses, as allowed by current zoning, is based on supply
and demand indicators as well as site and locational characteristics that can influence value
such as socio-economic characteristics and real estate market conditions. Key characteristics of
the site, its location and adjacent neighborhood were evaluated, and listing and sales data were
also collected and reviewed. Based on these indicators and conditions, and based on local
resources, the following potential uses for the site:

1. Bulk storage center — Discussions with Massachusetts Coastal Rail suggests that
there is a need for an inter-transit bulk storage center; however, RKG is not
convinced that there is a need for an inter-transit storage site and questions if it is
feasible.

2. Waste transfer facility — This is consistent with Section 5.1 above.

3. Photovoltaic Solar Array

4. Transportation, Storage and/or Waste Related Entities — Interest expressed from a
broker; however, specific industry details were not available. This will be evaluated
consistent with an inter-transit bulk storage center identified above.

www.westonandsampson.com
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5.

Commuter Rail Station, Multi-Modal Facility and Parking — While this may benefit the
region, it is outside of the scope of this study and it is unclear how this will directly
benefit the UCRTS towns and therefore is not considered further in this study.

Salt Storage Facility — In addition to RKG's findings, there has also been expressed
interest from private entities on the use of the site as salt storage to supply the Cape
Cod region. The Town of Sandwich Zoning Map (May 2013), attached, indicates that
the Water Resources Overlay District is near to the property limits. This district
prohibits the storage of salt (Sandwich, Article V, Section 5030.). Further
confirmation is recommended to verify that the site is not located within this overlay
district.

RKG’s complete report is attached as Appendix F.

5.3 Evaluation of Potential Uses
With this information, we developed a matrix of potential uses as follows (listed in no particular

order):

Solid Waste Transfer Station

C&D Transfer Station

Single Stream Recycling Transfer Facility

Compost Facility, Outdoor

Salt Storage

Rail Head

WWTP/Septic Sludge, Food Waste, Organics Transfer Facility
C&D Processing Facility

Single Stream Recycling MRF

10. Composting, WWTP/Septic Sludge, Food Waste, Organics
11. Anaerobic Digestion Facility

12. Food Waste Preparation Facility

13. Renewable Energy Facility

CoNor®WNE

The purpose of the matrix is to assist in assessing the highest and best use of the property. In
creating the matrix, we weighted criteria by order of importance. The criteria and associated
weights used are listed below:

A° Anticipated Market Demand; 10

+ Higher

- Lower

* Capital Improvements; 5
* Compatible with Base Use; 2
e Compatible with Possible Future Surrounding Development; 2

* Compatible with Current Permits and Consent to Lease; 2

The score of each criteria was then multiplied by the weight identified above, and the sum of the
weighted score was tallied to provide the total score for each use. An example of this method is
shown in the graphic below.
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We completed this exercise for anticipated current and future market demands. The results of
the current and future matrixes are summarized in the tables below.
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Upper Cape Regional Transfer Station

January 14, 2016

Summary of Matrix and Ranking of Potential Uses, Anticipated Current Demand

Rank Description Total Score

1 C&D Transfer Station 91
2 Renewable Energy Facility, Potential for Compatible Use 79
3 Salt Storage, Potential for Compatible Use 73
4 Compost Facility, Outdoor 71
5 Single Stream Recycling Transfer Facility 69
6 Rail Head 69
7 Solid Waste Transfer Station 65
8 WWTP/Septic Sludge, Food Waste, Organics Transfer Facility 59
9 Composting, WWTP/Septic Sludge, Food Waste, Organics 59
10  C&D Processing Facility 55
11 Food Waste Preparation Facility 49
12 Single Stream Recycling MRF 45
13 Anaerobic Digestion Facility 39

We also recognized future demands as shown in the summary table below:
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Upper Cape Regional Transfer Station
Summary of Matrix and Ranking of Potential Uses, Anticipated Future Demand

1 C&D Transfer Station 91
2 Solid Waste Transfer Station 85
3 Renewable Energy Facility, Potential for Compatible Use 79
4 Salt Storage, Potential for Compatible Use 73
5 Compost Facility, Outdoor 71
6 Single Stream Recycling Transfer Facility 69
7 Rail Head 69
8 WWTP/Septic Sludge, Food Waste, Organics Transfer Facility 69
9 Composting, WWTP/Septic Sludge, Food Waste, Organics 69
10 Food Waste Preparation Facility 59
11 C&D Processing Facility 55
12 Single Stream Recycling MRF 45
13 Anaerobic Digestion Facility 39

The complete matrix is attached as Appendix G.

Based on our review of potential uses and based on our discussions with local representatives
including member towns and private industry sources, the evaluation of potential uses has
identified the following:

o C&D transfer appears currently to be the best public or private use based on our review.
— There appears to be a smaller, viable market for composting of organic
waste, septic, and sewer sludge.

¢ Renewable energy production is likely a viable opportunity, particularly with a 3rd party
as it creates better economic opportunities. Wind turbines are not be a viable option
based on proximity to runways. It is our understanding that this area has seen
limitations with large scale interconnection to grid and may require costly upgrades.
Renewable energy can be pursued in conjunction with existing transfer station

operations (either as a C&D or MSW transfer facility)

Based on this assessment, it does not appear that continued use as an MSW transfer station is
a viable option at this time; however Weston & Sampson believes that the facility may have long
term value as a municipal solid waste facility as disposal contracts expire around 2025.

Considering our findings and considering existing intermunicipal arrangements, Bourne ISWM
appears to be best fit to lead this effort for C&D facility. It is our understanding that Bourne is
continuing to explore the use of the facility as a C&D transfer facility. It is also our
understanding that they have had discussions with rail companies and out of state disposal
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facilities. At this time, there is no final conclusion to their exploration effort. If Bourne cannot
take the lead on a C&D transfer facility, an RFP approach should be used to identify private
industry potential lessees of the facility. The RFP will help member towns identify actual market
conditions and potential revenue streams.

In addition to C&D transfer facility, opportunities exist for potential coexistence with the transfer
operations. For instance, the facility is currently used for CDL licenses testing. No financial
payment is received for this use. At this time, CDL testing is expected to remain. There has
also been discussion to use a portion of the site for salt storage. Salt storage would be used to
supply Cape Cod towns with salt at a reduced rate. Additional coexistent uses will require
permission through the ANG and will be required to be compatible with Base use as described
in Section 2.0.

These findings were presented at a public meeting to the Board of Directors on October 7,
2015. A copy of that presentation is attached as Appendix H.

O:\Upper Cape Regional Transfer Station\Re-Use Study\Report\Report - 2016-01-07.docx
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6.0 SUMMARY AND CONCLUSIONS

Our study included a review of existing information and interviews with interested parties,
including member towns, private industry, and government agencies. Through these efforts we
were able to familiarize ourselves with the existing site, the regional waste needs, and market
place. With our findings, we created a matrix system used to rate potential site uses.

In summary, this study identified:

e Uncertainty in land ownership status is expected to result in complications with any
significant private funding of capital improvements. This is expected to limit potential
reuse options.

e The ANG has stated that they will look for compatible uses with the base. Non
compatible uses may include fuel storage and hazardous material storage.

o Portions of the land that the ANG is in the process of divesting from, the Army National
Guard has requested to control (the lease). The feasibility of land control by the Army
National Guard and the timelines for transfer are uncertain.

o MassDEP has stated that they will look into the viability of the existing Site Assignment
under permitting review if a different operation is proposed.

e The building appears suitable for continued waste transfer operations. Capital
improvements would be necessary in the near future for continued operation as a waste
transfer station.

e Building improvements, change in use, or change in occupancy may trigger building
upgrades to comply with the Massachusetts Building Code.

e The site may have long-term value to member towns as a transfer facility, for which it
was developed and constructed, and should be maintained.

e Short term C&D (or residuals) transfer with some processing may currently be the best
public or private use based on our review.

— There appears to be a smaller, viable market for composting of organic
waste, septic, and sewer sludge.

o Bourne ISWM appears to be best fit to lead this effort for C&D transfer facility. It is our
understanding that Bourne is continuing to explore the use of the facility as a C&D
transfer facility. It is also our understanding that they have had discussions with rail
companies and out of state disposal facilities. At this time, there is no final conclusion to
their exploration effort.

e If Bourne cannot take the lead on a C&D transfer facility, an RFP approach should be
used to identify private industry potential lessees of the facility. The RFP will help
member towns identify actual market conditions and potential revenue streams.

¢ In addition to a C&D transfer facility, opportunities exist for potential coexistence with the
transfer operations. Potential feasible options include continued use of CDL testing, salt
storage, and renewable energy.

e The IMA includes a final termination clause should the parties decide not to pursue
renewal of the agreement (IMA). Should the Board decide to pursue this path, we would
recommend that legal counsel review the IMA and the termination clause so that all
parties can be clearly informed of the process.
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INTERMUNICIPAL AGREEMENT

THIS IS AN INTERMUNICIPAL AGREEMENT AMONG THE TOWNS OF FALMOUTH,
SANDWICH, MASHPEE AND BOURNE, MASSACHUSETTS FOR THE MAINTENANCE AND
OPERATION OF A REGIONAL MUNICIPAL SERVICES FACILITY AT THE JOINT BASE CAPE COD.

. W .

The date of this agreement is the bjz day of June, 2015. Each town is a municipal
corporation in Barnstable County, Massachusetts. Each town is acting by its Board of
Selectmen as authorized by Massachusetts General Lawé chapter 40, section 4A.

This agreement, except where the context clearly indicates otherwise, shall be

construed as follows:

a. definitions include both singular and plural;
b. pronouns include both singular and plural and include both genders; and
C. fiscal year — beginning July 1%t and ending the next June 30th,

WHEREAS, the towns have jointly constructed, operated and maintained a solid waste
rail transfer station known as the Upper Cape Regional Transfer Station (UCRTS) at the Joint
Base Cape Cod property (the “Site”} pursuant to an Intermunicipal Agreement dated June 3,
1987, and subsequently amended on October 19, 1987, December 31, 1996, and June 16, 2008;

WHEREAS, the UCRTS shall cease operations at the Site and the afore-mentioned
Intermunicipal Agreement will terminate effective June 30, 2015; .

WHEREAS each town agrees that it is in its best interest to maintain an intermunicipal
relationship among the subject parties with the prospective right to occupy, operate and use
the Site upon which the UCRTS existed for such other purpose(s) as the parties may deem
beneficial and appropriate; and . '

WHEREAS, this Agreement has been duly authorized by votes of the Board of Selectmien
in each tdwn and copies of the appropriate votes are annexed hereto as Exhibits A, B, C, and D
and incorporated herein by reference.

NOW, THEREFORE, in consideration of the foregoing and of the mutual promises and

agreements contained herein, the towns agree as follows.




I
THE FACILITY

Falmouth, Sandwich, Mashpee, and Bourne shall jointly finance, equip, maintain, repair
and operate the Site for such purposes as may be determined by the respective towns, acting
by their duly authorized representatives on the Board of Managers, referred to in Article Ill of
this Agreement. In addition to the powers and duties described in Article IV of this Agreement,
said Board of Managers shall be authorized to act on behalf of the Towns by entering into
agreements with the department of the United States government known as Joint Base Cape
Cod to enable the United States go_vernment to use the Site in the same manner as Falmouth,
Sandwich, Mashpee, and Bourne. In this Agreement, Falmouth, Sandwich, Mashpee, and
Bourne shall be referred to as a ”tow_n” or collectively as the “towns”, and the Joint Base Cape

Cod shall be referred to as “the JBCC”.

i
THE JBCC SITE

The towns currently have a Consent from the United States Department of the Air Force
permitting the continued use and occupancy of approximately 18.87 acres of land adjacent to
railroad tracks iocated on the Site “to construct, use, maintain, control, operate and repair a
waste and refuse transfer station known as the Upper Cape Regional Transfer Station”. The
towns, acting collectively by and through the Board of Managers, will pursue an amendment to
said Consent or a lease or other suitable agreement from the other appropriate governmental
entity with control over the Site in order to further the purposes of this Agreement. In the
event of any conflict between the terms of this Agreement and the terms of the lease/consent

agreement, the terms of the lease/consent agreement shall control and be dispositive.

-
BOARD OF MANAGERS
The existing Board of Managers, (hereinafter referred to as the “Managers”), consisting

of one representative of each town and a non-voting representative designated by the JBCCor
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other appropriate governmental entity with control over the Site, shall continue in existence,

until the composition and/or method of appointment is modified by further amendment to this

Agreement. Each town’s Board of Selectmen shall appoint a representative to be a member of

the Mahagers who shall serve until the next June 30™. In addition, each town’s Board of

Selectmen may select an alternate member to act in the absence of the regular member who

shall serve for the same term. Each member shall have one vote and alternates may act only in

the absence of the regular member.

v

GENERAL DUTIES AND RESPONSIBILITIES OF BOARD OF MANAGERS
The Managers shall have the care, custody, management, and control of the Site and any
facilities/improvements constructed or installed thereon. They shall continue to operate,
equip, repair, and maintain the Site for authorized purposes in compliance with this
Agreement and all requirements of local, state and federal law, rule, and regulation
governing the use thereof.
The Managers may assign all or a portion of the Site to one or more third parties in
exchange for payment of user fees sufficient to cover at least that party’s proportional
share of the operation, maintenance and capital costs of the Site, said user fees to off-set
thé towns’ obligations to fund the site.
No substantial changes may be made in the location, use, design, layout, engineering or
equipment of the Site, without the approval of the Managers.
In the operation and maintenance of the Site, the Managers shall make no expenditure and
shall incur no indebtedness in an amount in excess of available Town Meeting
appropriations.
A majority of the voting members shall constitute a quorum for purposes of transacting
business, and the Managers may act by a majority of those present and voting at a dulyv
noticed public meeting in accordance with the Massachusetts Open Meeting Law.
The Managers may also make such general policy recommendations to the towns

concerning the operation of the Site as they shall deem fit.
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G. The Managers shall ensure that complete and accurate books and records pertaining to the

operation of the Site are maintained.

The Managers shall prepare or cause to be prepared an annual report of the management '
and operation of the Site no later than sixty (60) days after the end of each fiscal year and
shall make available such report in each respective Town Hall when published.

The Managers shall act as the sole representatives of all towns in dealing with any and all
state and federal regulatory agencies concerning the operation and maintenance of the
Site. ' ,

The Managers shall manage the Site consistent with the terms of the lease/consent
agreement referenced in Article II, and shall ensure the execution of each town’s obligations
under the lease/consent agreement and operating agreement. The Managers will ensure
that each town and each town’s employees, agents and /or contractors comply with the
terms of the lease/consent agreement, operating agreement, and any Bylaws, regulations
or policies adopted by the towns relating to the use of the property. When the Managers
"execute” each town's obligations, it does so in the agency sense, acting as directed by the

towns and not as an independent contractor.

W
LEAD TOWN

For purposes of facilitating accomplishment of this Agreement, the Town of Falmouth

will act as the lead town. The lead town shall act on behalf of and as agent for the other towns

to further the purposes of this Agreement, to the extent authorized by the Managers. The

powers, duties and responsibilities of the lead town shall include but not be limited to the

following when duly authorized by the Managers:

A

B
C.
D

To enter into contracts and leases relating to the Site;

. To borrow funds for the capital purposes of this Agreement in its own name;

To hold title to the facility and all of its equipment in its own name;

. To act as custodian of all funds relating to this agreement which funds will be spent by the

Falmouth Board of Selectmen;
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E. To hire employees for operation of any facilities on the Site as directed by the Managers
who shall be employees of the Town of Falmouth and subject to the personnel policies of
the Town of Falmouth; and

F. To procure policies of insurance as set forth in Article IX of this Agreement.

Vil
APPORTIONMENT AND PAYMENT OF COSTS

A. Classification of Costs. In order to apportion among the towns costs incurred for capital
expenditures and operation and maintenance of the Site, all such costs shall be divided into
the following categories:

1. Capital Costs. Capital costs shall include, but not be limited to, all costs for
reconstructing or adding fixtures and improvements to the Site, to replace original
equipment and furnishings thereof, and for remodeling or making extraordinary repairs
thereto. Capital costs shall also include payment of all principal and all interest on
bonds, notes, or other obligations issued at the request of the Board of Managers to
finance such capital costs.

2. Operating Costs. Operating costs shall include, but not be limited to, all costs other than
capital costs, as defined in Section VII.A.1 above, including any costs incurred for
maintenance, repairs, rent, or administration.

B. Financing. In order to pay Capital Costs and/or the Operating Costs, the Town of Falmouth,
acting as the lead town, may borrow such funds when authorized by the Managers and the
legislative body‘ of each town.

C. Apportionment of Capital Costs. All capital costs shall be apportioned and shared equally by
the towns, except if this Agreement is amended as provided in Section XVII to change the
apportionment. The JBCC shall continue to bear a share of the capital costs as if it were a
Town as a party to this Agreement. Any other user shall be treated in a manner similar to
the JBCC. The Managers shall insure that any user agreement with the JBCC or any other
user includes provisions for the payment of a proportional share of capital costs as well as

operating costs. No capital costs shall be incurred unless and until sufficient funds have
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been appropriated by the legislative bodies of each town. Each town and user shall timely
pay to the Treasurer of the Town of Falmouth its share of capital costs as required by the
Managérs.

D. Budget. An annual budget for the operation and management of the Site shall be prepared
by the Managers on or before December 15 of each year for the next fiscal year. The
Managers shall adopt the annual budget, with such changes as it deems appropriate and
necessary, and file a copy of said budget with the Town Clerk of each town and with a
person designated by any user. The budget shall delineate all anticipated revenues and
costs for the following fiscal year and shall include an accounting of all monetary receipts
and expenditures from the previous fiscal year. The budget shall delineate each party’s
Annual Assessment as set forth below. Upon receipt of the budget, each town shall request
that its legislative body appropriate sufficient funds to cover the party’s Annual Assessment.

E. Annual Assessment. If the Managers determine that anticipated revenues from grants,
gifts and user fees paid by users of the Site are not sufficient to fund the operation and
maintenance of the Site for an approaching fiscal yéar, the estimated costs of operations
and maintenance shall be apportioned equally among the towns, except if this Agreement is
amended as provided in Section XVIl to change the apportionment. Each town shall pay to
the Treasurer of Town of Falmouth its share of the annual operating costs as called for in
this Agreement as required by the Managers which shall be referred to as the Annual
Assessment. Said Annual Assessment shall also include the party’s share of the deb’t service
on any capital costs previously authorized in accordance with this Agreement. Any annual
operating surplus shall be carried forward to the next fiscal year and credited to each
town’s Annual Assessment in the next fiscal year.

F. Accounting. Any funds received by the Managers and/or the lead town, including but not
limited to amounts paid by the towns pursuant to this Agreement, shall be deposited with
the treasurer of the lead town and held as a separate account and may be expended, with
the approval of the Managers, under the provisions of G.L. c. 44, §53A, for contribution

towards the costs of this Agreement only.
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Vil
USE OF SITE

A. Except as may otherwise be provided herein, any facilities and/or operations at the Site
shall be operated and maintained for the mutual benefit of Falmouth, Sandwich, Mashpee,
and Bourne.

B. In the event that any party’s legislative body shall fail to appropriate and fund its Annual
Assessment, or in the event that any town or the JBCC shall fail to pay the monies due in
accord with the provisions of this Agreement, such town or JBCC's right to use the facilities
on the Site shall be terminated by the Managers, however, said town or the JBCC shall,
nevertheless, remain liable for all obligations undertaken by or on its behalf pursuant to this
Agreement prior to the effective date of its termination and the remaining parties shall be
reimbursed for all services and expenses rendered to that party prior to the effective date

of its termination.

IX
PROTECTION AGAINST LIABILITY
A. For the duration of this Agreement, the Town of Falmouth shall purchase and maintain
policies or riders on existing policies of insurance providing, as follows:

1. The Town of Falmouth shall maintain adequate and appropriate insurance for such risks
as the Managers deem appfopriate which shall include general comprehensive liability
insurance and shall name each town as an insured party. Risks shall include, without
lirﬁitation, any risk or potential liability arising out of the operation of any facility on the
Site or the lease and operating agreement.

2. Allinsurance costs shall be included in the operating budget each year.

3. The Managers shall at all times require adequate and appropriate insurance from all
parties engaged in the maintenance, operation and use of the Site, evidenced by a
certificate of insurance to be furnished to the Board of Managers.

B. In the case of any unplaced insurance or self-insurance, the parties further agree that all

damages, costs, charges, judgments, expenses, as well as the cost of investigating and
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defending claims against any of the four towns and users, including attorneys’ fees and
expenses, that Falmouth, Sandwich, Mashpee or Bourne may incur by reason of any alleged
act, neglect, omission, or default on its part or that of its employees, agents, or contractors
or the Managers or its agents or contractors, in any way arising out of the maintenance
and/or operation of the Site shall be shared by said towns and users in proportion to each
town’s and user’s then current share of operating costs, regardless of fault, to the extent

that such expenses shall not be covered by insurance and to the extent permitted by law.

X
CASUALTY AND EMINENT DOMAIN
In the event that any property within or upon the Site shall be damaged or taken by
eminent domain, the Managers shall determine and direct what use shall be made of all
proceeds that may be recovered on account of such damage or taking; but if it shall be unable
or unwilling to make such determination within ninety (90) days after such funds have been
received, the net proceeds shall be divided and distributed to the towns and users in proportion

to each town’s and user’s share of original capital costs as provided under this Agreement.

Xl
TAXATION
To the extent permitted by law, all property used in connection with the operation of

the aforesaid facility shall be exempt from taxation and fees by any town.

Xl
ANNUAL REPORTS

The Board of Managers shall submit a written report each year to the Selectmen of each
town and the person designated by any user containing financial statements concerning the
operation of the UCRTS as well as a statement showing the methods that were used to

compute the annual charges apportioned to each town.
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Xill
EFFECTIVE DATE
This Agreement shall become effective upon the execution of this instrument as duly

authorized by each party hereto in accord with the provisions of G.L. Ch. 40, Sec. 4A.

XV
TERM

Unless sooner terminated as provided elsewhere in this Agreement, this Agreement

shall expire on June 30, 2018 and may be extended by mutual agreement.

XV
TERMINATION
A. Withdrawal. During the term of this Agreement, any town may withdraw from this

Agreement at the end of any fiscal year provided that notice of such withdrawal is given to

the other towns at least one year prior to the effective date of withdrawal. Then, in such

event:

1. No town which shall have withdrawn its support hereof, hereinafter referred to as the
“Terminating Town”, shall be entitled to any further use of facilities located on the Site.

2. The Terminating Town shall pay to the Falmouth Treasurer any amounts that may have
been due at the time of such event on account of the current operating costs of said
facility within thirty (30) days after such amount shall have been determined by the
Managers and certified to the FaImoutH Treasurer. Such amount may subsequently be
adjusted and become payable as provided in this Agreement.

3. The Terminating Town shall to pay to the Falmouth Treasurer any amounts that may
have been due at the time of such event, on account of the capital costs of the Site
facilities within thirty (30) days after such amount shall have been determined by the
Managers, and shall continue to pay any amount of capital costs incurred prior to the
date of such event that may become due in the future, as such payment shall become
due. Any such‘amount may subsequently be adjusted and become payable as provided

in this Agreement.
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4. The other towns shall thereupon have the right to continue this Agreement with their
proportional shares adjusted accordingly.

B. Final Termination. In the event that the parties hereto do not extend the term of this

Agreement or if it shall become impossible to operate the facility for reasons beyond the
control of the parties, dr if the parties shall determine by majority vote of the Board of
Selectmen of each member Town to cease operations at the Site for any reason, the
Managers shall, at the end of this Agreement, or at such earlier date as the parties shall
determine by agreement, obtain an appraisal by a qualified appraiser selected by the
Managers by a majority vote, of the existing Site improvements, excluding fhe land but
including all structures, equipment, supplies, and materials associated therewith, and said
improvements shall thereupon be disposed of as follows:
1. The Site facilities/ improvements shall be disposed of with the approval of the Managers
as follows:

a. Any member Town, or combination of Towns, shall have a right of first option to
purchase any asset jointly purchased pursuant to_this Agreement at the appraised
value determined in compliance with this Agreement, said right of first refusal to be
exercised within one hundred and twenty (120) days of the Managers’ acceptance of
the appraisal of the jointly purchased assets. If more than one town exercises a right
of first option for the same asset, the asset will be awarded to the party chosen by a
secret drawing witnessed by the Managers;

b. If no party exercises its right of first option and the assets have market value, the
assets (excluding the land) shall be sold by the Managers and the net proceeds shall
be divided among the towns and the users in the same proportion that the towns
and users shared the capital costs incurred as provided under this Agreement;

c. If said facilities/improvements shall be deemed to have no market value, or if the
Managers shall determine that it constitutes a nuisance or liability, the Managers
may demolish and dispose of the same. The cost of such demolition/ disposition,

after any credit for salvage value, shall be borne among the towns and users in the
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same proportion the towns and users shared the original capital costs as provided
under this Agreement.
d. In any other manner which may be authorized by vote of the Managers.

C. Upon termination of this Agreement, the obligations of one town to the other under this
Agreement shall cease, except for any reimbursement or adjustments that may be due for
any operating costs up to and including the date of termination and any outstanding
indebtedness or obligations due as a result of capital costs incurred during the term of this

Agreement.

XVI
AMENDMENT
This Agreement may be amended by written amendment from time to time provided
that no such amendment shall become effective until approved by a majority of the Board of

Selectmen in each member town.

XVII
FILING
~ A copy of this Agreement and all amendments thereto shall be filed with the Town Clerk

of each member town as a public document.

XVII
NOTICE
Any notice, demand, or request required to be given hereunder shall be deemed
sufficiently given or served on any of the parties hereto if mailed, postage prepaid, to their
respective Board of Selectmen, or to such other addréss as shall be designated by thé parties in

writing for that purpose.
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IN WITNESS WHEREOF, the parties have hereto set their hands and seals, the Falmouth Board
of Selectmen, all thereunto duly authorized, who, however, incur no personal liability by reason
of the execution hereof or anything herein contained, in duplicate, the date and year first

above written.

TOWN OF FALMOUTH

/DMSA AN
k .
%w\*ﬁut)@%/
M_. PM
—Jiidecen %%Az%

Approved as to form:

zal- /(/Zw//n

Falmouth Town Counsef
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IN WITNESS WHEREOF, the parties have hereto set their hands and seals, the Mashpee Board of
Selectmen, all thereunto duly authorized, who, however, incur no personal liability by reason of

the execution hereof or anything herein contained, in duplicate, the date and year first above

written.

TOWN OF MASHPEE

é;'ﬂfﬁ (/Q\(WM
o Ui
2

Approved as to form

\\////(/Z’iub@( /0 s

i
Mashpee Town Cotnsel

\

S

2015 UCRTS IMA 14




IN WITNESS WHEREOF, the parties have hereto set their hands and seals, the Sandwich Board
of Selectmen, all thereunto duly authorized, who, however, incur no personal liability by reason

of the execution hereof or anything herein contained, in duplicate, the date and year first

above written.

TOWN OF SANDWICH

&/(M/lm JZ szz/m

Approved as to for,

W
AT

wn Counsel/ '

Sandwj h

2015 UCRTS IMA 13




IN WITNESS WHEREQF, the parties have hereto set their hands and seals, the Bourne Board of
Selectmen, all thereunto duly authorized, who, however, incur no personal liability by reason of

the execution hereof or anything herein contained, in duplicate, the date and year first above:

written.

TOWN OF BO

. ,Qz//(/i;zrﬂ“

HVW/\/ / / //m
Approvedzk%

Bourne Town Counsel ﬁéaf/ f§d7

2015 UCRTS IMA 15
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DEPARTMENT OF THE AIR FORCE
CONSENT TO CROSS U.S. GOVERNMENT ILEASED ARE
AT :
OTIS ANG BASE, MASSACHUSETTS

Consent No. 07-10
KNOW ALL MEN BY THESE PRESENTS:

That the consent of the United States is hereby granted to the TOWNS OF BOURNE,
FALMOUTH, MASHPEE, AND SANDWICH in the Commonwealth of Massachusetts,
hereinafter designated collectively as “grantee”, to construct, use, maintain, control,
operate and repair a waste and refuse transfer station known as the Upper Cape
Regional Transfer Station, hereinafter referred to as a “structure”, across, over and
under approximately 18.87 acres of land being a portion of the lands where the United
States has acquired a lease (No. DACAS51-5-75-293, as modified and amended) from the
Commonwealth of Massachusetts, which.lands are known as a portion of Otis Air
National Guard Base, Massachusetts. The area for said structure for the purpose of this
consent is located as shown on Exhibit “A” and described in Exhibit “B”, both exhibits
attached hereto and made a part hereof.

This consent is granted subject to the following conditions:

1. Itis understood that this consent is effective only insofar as the property rights of the
United States in the land to be occupied are concerned, and it does not relieve the grantee
from the necessity of obtaining grants from the owners of the fee and/or other interests
therein,

2. The privileges authorized herein shall not be commenced until appropriate rights shall
have been obtained by the grantee from the record owners and encumbrancers of the fee
title to the land involved.

3. The exercise of the privileges hereby consented to shall be without cost or expense to
the Department of the Air Force, under the general supervision and subject to the
approval of the officer having immediate jurisdiction over the property, hereinafter
referred to as “said officer,” and subject to such regulations as may be prescribed from
time to thnerineludiﬂg—b%ﬁ%ﬁnﬁ%ed-{&theﬁp%iﬁeeeﬂéﬁieﬂﬁeq&%mem&aﬂé

P forth i Exkibit “B”, attached| rad I :

4. The grantee shall supervise and maintain the said structure and cause jt to be
inspected at reasonable intervals, and shall immediately repair any damage found therein
as a result of such inspection, or when requested by said officer to repair any defects.
Upon completion of the installation of said structure or the making of any repairs thereto,
the premises shall be restored immediately by the grantee, at the grantee’s own expense,
to the same condition as that in which they existed prior to the commencement of such
work, to the satisfaction of said officer,



Consent No. 07-10
Otis ANG Base, MA

5. Any property of the United States damaged or destroyed by the grantee incident to
the exercise of the privileges herein granted shall be promptly repaired or replaced by the
grantee to the satisfaction of the said officer, or in liew of such repair or replacemeént, the
grantee shall, if so required by the said officer and at his option, pay to the United States
money in an amount sufficient to compensate for the loss sustained by the United States
by reason of damage to or destruction of Government property.

6. The United States shall not be responsible for damages to property or injuries to
persons which may arise from or be incident to the exercise of the privileges herein
granted, or for damages to the property of the grantee, or for damages to the property or
injuries to the person of the grantee, or the persons of grantee’s officers, agents, servants,
or employees or others who may be on said premises at their invitation or the invitation
of any one of them arising from governmental activities on or in the vicinity of the said

premises, and the grantee shall hold the United States harmless fiom any and all such
claims.

7. This consent is effective only as to the following rights of the United States in the
lands hereinabove described. .

8. The United States shall in no case be liable for any damage or injury to the
construction herein authorized which may be caused by any action of the Government,
under the rights obtained in its lease, either hidden or known, or that may result from
future operations undertaken by the Government, and no claim or right to compensation
shall accrue from such damage or injury, and if further operations of the United States
require the alteration or removal of the structure herein authorized, the grantee shatl,
upon due notice from the Chief of Engineers, Department of the Ammy, alter or remove
said structure without expense to the Government and subject to the supervision and
approval of the officer having jurisdiction over the property and no claim for damages

- shall be made against the United States on account of such alteration or removal,

9. Construction and/or operation, maintenance, and use of said structure incident to the
exercise of the privileges hereby granted shall be in such a manner as not to conflict with
the rights of the Government, nor to interfere with the operations by the Government
under such rights, nor to endanger lives and safety of the public.

10. This consent may be terminated by the Secretary of the Air Force upon reasonable
notice to the grantee if the Secretary of the Air Force shall determine that installation to
which consent is hereby granted interferes with the use of said land or any part thereof by
the United States, and this consent may be annulled and forfeited by the declaration of the
Secretary of the Air Force for failure to comply with any and all of the provisions and
conditions of this consent, or for nonuse for a period of two years, or for abandonment.




Consent No. 07-10
Otis ANG Base, MA

11. Upon the relinquishment, termination, revocation, forfeiture or annulment of the
consent herein granted, the grantee shall vacate the premises, remove all property of the
grantee therefrom, and restore the premises to a condition satisfactory to the officers
having immediate jurisdiction over the property. If the grantee shall fail or neglect to
remove said property and so restore the premises, then, at the option of the Secretary of
the Air Force, the said property shall either become the property of the United States
without compensation therefore, or the Secretary of the Air Force may cause it to be
removed and the premises to be so restored at the expense of the grantee, and no claim

for damages against the United States, or its officers or agents, shall be created by or
made on account of such removal and restoration.

12. The terms and conditions of this consent shall extend to and be binding upon the
successors and assigns of the grantee.

13. The grantee within the limits of his respective legal powers shall comply with all
Federal, interstate, state and/or local governmental regulations, conditions, or instructions

for the protection of the environment and all other matters as they relate to real property
interests granted herein.

14. The grantee shall not remove or disturb, or cause or permit to be removed or
disturbed, any historical, archeological, architectural or other cultural artifacts, relics,
remains.or objects of antiquity. In the event such items are discovered on the premises,
the grantee shall immediately notify the District Commander, New England District, and
the site and the material shall be protected by the grantee from further disturbance until a

professional examination of them can be made or until clearance to proceed is authorized
by the District Cornmander.

15. Except as otherwise specifically provided, any reference herein to “Secretary”,
“District Engineer”, “Installation Commander”, or “said officer” shall include their duly

authorized representatives. Any reference to “grantes” shall include assignees,
transferees, and their duly authorized representatives.

16. Additional conditions,

a. The parties acknowledge that grantee has been using the area since
approximately 1987 and wishes to continue its use by seeking permission from the owner
of the fee and/or other interests therein.

PRIOR TO the execution of this consent, certain words ih Condition 3 were deleted.




Consent No. 07-10
Otis ANG Base, MA

IN WITNESS WHEREQF, I have hereunto set my hand by the authority of
the Sccretary of the Air Force, this_ 2 7 dayof é@l/ , 2007

UNITED STATES OF AMERICA

DEXTER J. COCHNAUER
Chief Operations Officer

THIS ;ggSENT is also executed by the grantee this 5 th day of
72007,

TOWNS OF BOURNE, FALMOUTH,
MASHPEE, AND SANDWICH

Represented by the BOARD OF
MANAGERS of the UPPER CAPE
REGIONAL TRANSFER STATION

. ; Repfcsentative
Town of Boumne own of Falmouth

[ M/f LUJ"'ﬁ(/bt P )
Board Repredghtative Board Representative
Town of Mashpee Town of Sandwich

Assented to:

Board Representative
Otis ANG Base

mzma)



Consent No. 07-10
Otis ANG Base, MA

CERTIFICATE OF AUTHORITY

L %}m VC _é?//g Y , certify that [ am the

(? f‘Q éﬂ@ of the Board of Managers of the Upper Cape Regional

Transfer Station, and that

3 3

. and ., who signed the

foregoing instrument on behalf of said Board, were then members of said Board. I
further certify that the said officers were acting within the scope of powers delegated to
this officer by the governing bodies of the grantee in executing said instrument.

IN WITNESS WHEREOQF, I have hereunto set my hand, and the seal of the Board
of Managers of the Upper Cape Regional Transfer Station (owned by the Towns of

Boume, Falmouth, Mashpee, and Sandwich in the Commonwealth of Massachusetts),

this_ £ day of ﬁgczea%m&;r . 2007,
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SANDWICH, MASSACHUSETTS
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./ ‘{/ (\ ) TELAFHONE 285-£200
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cE OF THE! E L
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The Sandwidh_§o§§g of Health held a public hearing on February 1‘.1988
at 7:08pm at the Towm Hall Annex. and members of the Board present were .
Acting-Chairman Patrick Tatanoc, Brian Dixon and Board of Health Agent Mr. Hamlen,

~ The public hearing was for the site assignment at Otis Transfer Station.

_ The Chairman of the Board of Managers of the Upper Cape Transfer Station
was present as well as Mark Gould who is the S.E.A. Engineer who did the

designs for the otis Transfer Station.-

use of the statfon as well as the facts as to -
king at as for trucks .coming and going from the

otis Air Force Base. The solid waste _
Mashpee and ' i

Mr. Gould explained the

how many vehicles we are loo
- gite at the Southeast portion of the
transfer station will take solid waste from Sandwich, Fa}mouth,

the Base.

into the base will be two Semi-Trailers,

The number of trucks per day going [
There will be one trajin per day

five Packer Trucks and one Mashpee truck.
which will take the waste to New Seabury. Everything will be covered. The
train will consist of five to seven railroad cars leaving every night and
services six days a week. The railroad cars will be completely sealed on the

bottom like a tank.

know about the drainage inside the building and
Mr. Gould informed the Board that there would be drainage pipes that will go
into a sealed tank ‘system. There will be a small leaching pit and septic
system on the site ﬁor use of the employees. The transfer station does not
want the trucks to deliver directly to the trains because they want to be
able to inspect the waste tO make sure there is no toxic materials and other

matter.

Mr. Tatano wanted to

t hole and the soil test was under

» _
The septic sylétem. They boreda tes
perc test done with

two minutes per inch. The Board feels there sghould be a
the Board of Health Agent Mr., Hamlen present. .

Mr. Tatano feels the Snake Pond Road traffic.is a concern but it seems

to be low.

Mr. Tatano makes a motiom and Mr. Dixon seconds the motion. Approved under
Section 150A. Advertise in the Sandwich Happenings on February 5th, 1988

edition. FPost. A

Meeting Adjourned.

TOWN CLERK S
TOWN OF SANDWICH :

FFR 91968 ¢

/] n 3T m _AL'hﬂ
RECEIVED & RECORDED
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CONTRACTING AGENCY:
LOCATION:

BOARD OF MANAGERS

FALMOUTH:

VIRGINIA VALIELA, CHAIRMAN

RICHARD H. BENNETT

MASHPEE:

PETER M. LAWRENCE
WILLARD L. HANSON

SANDWICH:

ROBERT T. BOON
WILLIAM N. MARAVELL

FALMOUTH BOARD OF
PUBLIC WORKS:

JOHN 8. ELLIOT, CHAIRMAN
MANUEL RAPOZA
RICHARD H. BENNETT
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DETAILS
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sz Po_t DETA - ON -2
Phs léMAiD R Y A
NOTES: PROPOSED
i EXISTING CONTOURS DEVELOPED FROM SURVEY BY HARRY S e :
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’ . DESIGN DATA :
. SECTION UNDER GRASS ; , SECTION UNDER PAVEMENT AN 8.0 By 1. ESTIMATED HYDRAULIC LOADING LZD
e {0 B wan . | ALLOW 5 EMPLOYEES AT 15 GPLVEMPLOYEE = 75 GPD - &
Sls 002 (MIN) —— : i o -
_____ e o G i po N 2. SEPTIC TANK SIZE - 7p] 3
' RO s " S - A INSPECTION INSPECTION ; ! AVERAGE DAILY FLOW = 75 GPD X 150% = 125 GALLONS - A
4|r TOPSOIL \ : ‘~.': P | i = : POWER TN, COVER 13 -% | o E,JHEC\J.L 40 PVC SEPT‘C TANK PROV'DED » 1 000 GALLONS Z .g
R -‘n; l | ! F ﬂ‘;. A /-'_ TC LEACHING CHAMBER < w T
s |~ DETALS THIS SHEET =T 0 e, HoewMiloMome | ' - 28SFIOAMON(TILES) L
| AT 5 & o - Shee 3 ' . COVER » ) b
COMPACTED Lasamsan . T w: o | | o BOTTOM LOADING = 1/0 SF/GALLON (TITLE 5) D - £3
BACKFILL i bi oy d CLEANOUT COVER | | NDed?e
Pt S - 4l LhL-J b e e e o " GO, ¢ 4. PROVIDED LEACHING AREA - LOADING RATE Z "5
COMMIR 1L SIDEWALL AREA LOADING = 588 GPD O « )
AS SPECIFIED) —¢ - 5 PLAN BOTTOM AREA LOADING = 7§ GPD: SET
' L] t ——
*— 5'-0" MIN. - =
TYP. $— COMPACTED NTS — MANHOLE AND COVER (MIN DIA 247) TOTAL VOLUME PROVIDED = 667 GALLONS < $ § 4
BACKFILL ; / BROUGHT UP TO WITHIN 6 OF FINISHED GRADE ps S £
S R g e e gt 3 L
i o
3' MAXIMUM (AT TOP OF PIPE) COMMON FILL Sl DR o R B / A SN AR 3 I -; : D ws=
= o R T 1 AR R LT O _"X e el : . ‘ . '
¥ — —3 AS SPECIFIED) AR T R v v weeea— |  § e T F SCHEDULE OF FINISHED GRADE !
: S — La: OUTLE! s L2123 | ELEVATION | ABOVE STRUCTURE ®
6" M A = \ooa| |, ELEVATIONS . 2
s *— THOROUGHLY LEVEL ‘ vl INVERT OF PIPE AT FOUNDATION 118.00 122.00 S
i Y o5 M. COMPACT CRUSHED i - R 117.00 122.00
; STONE WITH RAM OR ! C aarrie i ;E o ; 2 105.00 111.25
1/2" - 3/ EOMUMATR: S OIS | : Tvo =Rl s 101.00 106.00
CRUSHED 1 | e = Al e INVERT AT SEPTIC TANK INLET 100.50 106.00
STONE ————4 e 3 b il =BT | INVERT AT SEPTIC TANK OUTLET 100.20 106.00
o ‘ Bl prtomrey i oo 4 ,% y - S INVERT AT LEACHING CHAMBER 99.70 106.00
. : - 1 e ool i T VOIS o «c A " NETpoT————... W “ - 1 | i
6" MIN. COMPACTED SL § 2B
SECTION oo
| TR e SEPTIC TANK/LEACHING PIT NOTES:
6" MIN. -l
| : Bol o o . FINISHED GRADING SHAL. BE DONE IN ACCORDANCE WITH SITE PLAN.
5 Vi ol o - ool t 2. PERCOLATION TESTS PERFORMED IN ACCORDANCE WITH THE
SUPPORT OF A8 . A PRE-CAST SEPTIC TANK . 4 ; ~ - l ! INSTRUCTIONS IN TITLE § OF THE MASSACHUSETTS STATE
EXCAVATION ; | 'K 1000 GALLON b S i ENVIRONMENTAL CODE AS LISTED UNDER SOIL TEST DATA ABOVE.
AS REQUIRED ( ) 3. ALL CONSTRUCTION SHALL CONFORM TO TITLE 5 OF THE
. » MASSACHUSETTS STATE ENVIRONMENTAL CODE, AND THE BOARD OF
SECTION HEALTH REQUIREMENTS FOR THE TOWN OF FALMOUTH.
EXISTING COAL STORAGE AREA — 4. ALL TOPSOIL, SUBSOIL AND DELETERIOUS MATERIAL, IF ANY, SHALL BE
TYPICAL TRENCH DETAIL EXCAVATED AND REMOVED FROM ALL AREAS BELOW THE LEACHING
, BITUMINOUS CONCRETE OVERLAY (SEE NOTE 1) — . FACILITY AND TO A DISTANZE OF 10 FEET FROM ALL SIDES OF THE
N.T.S. | LEACHING FACILITY. FILL MATERIAL SHOULD BE CLEAN COARSE
! W WASHED SAND OR OTHER GRANULAR MATERIAL, FREE FROM FINES,
< ROADWAY WIDTH VARIES > NTS ' CLAY, ORGANIC MATTER AND LARGE BOULDERS, HAVING A

PERCOLATION RATE IN ITS ORIGINAL LOCATION AND AFTER PLACEMENT
p , OF 2 MINUTES PER INCH OR FASTER.
o ROADWAY WIDTH VARIES @ AT N LEACHING PIT | 5. THE STONE AROUND THE| LEACHING CHAMRER SHALL CONSIST OF
~ SEPTIC TANK i WASHED STONE FREE OF IRON, FINES AND DUST IN PLACE. AT LEAST
2.0 FEET OF 3/4 TO 1-1/2 INCH STONE SHALL BE PLACED AROUND THE
OUTSIDE OF THE PRE-CAST UNIT AND SHALL EXTEND AT LEAST TO THE
TOP OF THE INLET PIPE. THE STONE SHALL BE COVERED WITH AT

o 11/2" BIT. CONC. WEARING COURSE A ¢

2" BIT. CONC. BINDER COURSE N MR g L. IO 4

g&g&x; — LEAST A 2 INCH LAYER OF WASHED STONE RANGING FROM 1/8 TO 1/2
, wd INCH IN SIZE. ALL STONE MUST HAVE LESS THAN 0.3 PERCENT
e MATERIAL FINER THAN A NUMBER 200 SIEVE AS DETERMINED BY THE ®

e e i NOTE: ! AASHTO TEST METHODS [T-1 AND T-27 (LATEST EDITION). THE 3 “

e ; . § . CONTRACTOR SHALL PROVIDE A GRAIN SIZE ANALYSIS TO THE @ >

1. BITUMINOUS CONCRETE OVERLAY: ; | mm ﬁu*r 100.20 ; ENGINEER PRIOR TO PLACEMENT OF THE STONE. 2 Q

; | ',._0.' : | Lok - , \ 6. THE MINIMUM DEPTH OF COVER MATERIAL SHALL BE 12 INCHES. - N

1 SURFACE COURSE: 1-1/2" CLASS | BITUMINOUS CONCF\_E'TE PAVEMENT TYPE 11 TOP } EARTH MATERIALS USED|TO COVER LEACHING SYSTEMS SHALL BE l}{\

; COURSE MATERIAL PLACED IN ONE LAYER, 7 } FREE OF STUMPS, OR WASTE CONSTRUCTION MATERIAL. MACHINERY %

f {20 BAND B GRaL BABE COURBE LEVELLING COURSE: VARIABLE THICKNESS CLASS | BITUMINOUS CONCRETE | WHICH MAY CRUSH OR DISTURB THE ALIGNMENT OF PIPE IN THE b

PAVEMENT TYPE 111 (TOP COURSE MATERIAL) AS REQUIRED | DISPOSAL SYSTEM SHALL NOT BE ALLOWED ON ANY PART OF THE N

COMPACTED SUBGRADE OR COMMON FILL - SEE GRADING PLAN PRIME COAT: PRIMECOAT ON EXISTING BITUMINOUS SURFACE AT RATE OF } DISPOSAL AREA. FINISHED SURFACE SHALL BY LOAMED (4 INCH g

1/20 GALLONS PER SQUARE YARD., ! MINIMUM) AND SEEDED, AND MAINTAINED UNTIL GRASS IS \

i ESTABLISHED. THE TOP OF EACH LEACHING PIT SHALL BE HAND 23{

TAMPED AND OVERFILLED WITH 4 TO 6 INCHES OF LOAM TO ALLOW FOR
" SETTLEMENT.

TYPICAL ROADWAY CROSS SECTION  TYPICAL 2" OVERLAY CROSS SECTION DL RV et R S k.

8. OPEN EXCAVATION SHALL BE PROTECTED DURING CONSTRUCTION

N.T.S. ‘ N.T.8 WITH HAY BALES AND / OR SILT FENCING TO PREVENT SURFACE Tl ks
RUNOFF, SILT, AND DEBR|S FROM ENTERING THE EXCAVATION. 2 |2 & Ol
: | 9. THE BOTTOM OF THE LEACHING PIT SHALL BE LEVEL. NN NI B
7000;»23_@2;:21:525:; 10. HEAVY MACHINERY SHALL NOT BE PERMITTED TO PASS OVER THE : i 9 ] 2 ¢
PRECA - . _ : LEACHING FACILITY. & 5| |3
TANKS (SUPERIOR CONCRETE (i%“ﬁ?fb éOLL AR e 24TACCESS MANHOLE e {1. THE BOARD OF HEALTH SHALL REQUIRE INSPECTION OF ALL <l8 'g HEIR
SERIES 100, ITEM 1Z8H OR e e ) / LE ACH|N G PlT AND CONSTRUCTION BY THE DESIGN ENGINEER OR BY AN AGENT OF THE ANREHE
APPROVED EQUAL) . i PRECAST CONC. \ L ANV BOARD OF HEALTH, AND REQUIRE SUCH PERSON TO CERTIFY IN HEEEHE:
Z4" MIN ; REMOVABLE CONER i \ TANK - CROSS WRITING THAT ALL WORK HAS BEEN COMPLETED IN ACCORDANCE
CONER. — ,{/_ _ i WL <L e e SR R WITH THE TERMS OF THE|PERMIT AND THE APPROVED PLANS.
= E: Ve 1= 40% . ., 12, NO PERMANANT STRUCTURE MAY BE CONSTRUCTE!
g & INV.EL. 116,00 i e LIFTING HOOK: (TYP) | “ﬂ“ i;” Ao BTN e & LEACHING P s i & CONSTROCTED DveRne z
- --I & f ol R b g b i - | 13. FOR PROPER PERFORMANCE, SEPTIC TANK SHOULD BE INSPECTED AT o)
‘ : LEAST ONCE A YEAR AND) PUMPED WHEN THE TOTAL DEPTH OF SCUM -
AND SOLIDS EXCEEDS 1/3 THE LIQUID DEPTH OF THE TANK. o
|— 74" ACCESS MANHOLE ¥ EINISHED GRADE 14. TEST PIT AND PERCOLATION TEST LOCATIONS, ELEVATIONS, AND LOGS o |
5 W{WATEZTIGHT METAL = ahe PERFORMED BY S E A CONSULTANTS INC. e -
; | FeaME. 2 T == [ M=M= === 15. SEPTIC SYSTEM DESIGN WAS BASED ON SUBSURFACE SOIL AND W g
¢ e s 5 : : GROUNDWATER CONDITIONS OBSERVED AT THE TEST PIT LOCATIONS i B
e 328 LEBARON LBW 268 | b [ 4— MUELLER-ERIE ONLY. CONDITIONS MAY [VARY AT LOCATIONS NOT INVESTIGATED BY -
A WLET TR /l O”. EQUAL | o — — STYLE SERVICE TEST PITS, OR, IN THE CASE OF GROUNDWATER LEVELS, WITH <15
Skt a e AL S APORE e Syt BOX WITH SEASONAL FLUCTUATIONS. SHOULD THIS BECOME EVIDENT DURING = rTe La
(6L TG WOTSS. . oy AND ADAPTER o ENLARGED BASE CONSTRUCTION, THE ENGINEER NEEDS TO BE NOTIFIED AS A Fo ¥ o
o Bt L SANBIABANEL FILL (117 5'-0 || AND30"ROD RE-EVALUATION OF THE DESIGN MAY BE NECESSARY. = 1 <] <
" 24" MIN. COMPACTED 4" SAND BORROW ] 16. PRECAST SEPTIC TANK SHALL BE MODEL # ST1000, AS z 1=l O
| &b ENVELOPE MANUFACTURED BY ROTPNDO & SONS, INC. OR APPROVED EQUAL. :.5 -
| | 17. PRECAST LEACHING PIT SHALL BE MODEL # DW8 AS MANUFACTURED =
PLAN SECTION o { Py Y BY ROTONDO & SONS ING. OR APPROVED EQUAL. o B
6'5 T o } p
o ‘g B
: . 0, o
BENERAL NOTRS 2 COPPER SERVICE e < s
. . - 0
HOLDING TANK TO HAVE LEVEL ALARM FLOAT
SWITCH ATTACHED TO WALL BENEATH MANHOLE rRANS /T 218 N SERVICE c
COVER FOR EASY ACCESS. %
' — WATER o
MAIN o
" TANK DETAIL s 8

WATER SERVICE CONNECTION

131193

MAKEPEACE



131193

— MATCH TOP OF REINFORCED CONCRETE RETAINING WALL

3 —— 4" LOAM OVER 8" GRAVEL
$————+———— GEOFABRIC LAYER (TYP)

- 4-INCH DIAMETER
PERFORATED
DRAIN PIPE (TYP.)

0 Q Q s, Y i A
oo— = i : e
y---—-: . “'to s 0-.-;. L i
é_ 2-0" CRUSHED STONE BASE
. APPROXIMATE EXISTING GROUND SURFACE

PROFILE VIEW ALONG WESTERLY WALL FACE

NTS

ROADWAY AND BASE —— r— MATCH TOP OF REINFORCED

CONCRETE RETAINING WALL

it | :
ZAw
1
GEOFABRIC LAYER (TYP.)
| o é’éﬁ% DIAMETER
- | RATED
$ ~ e DRAIN PIPE
e g 6-0" O.C. (TYP.)
8! 2]
MBS Eor s % ® d
& * a 5 I o
L 2-0" CRUSHED STONE BASE

PROFILE VIEW ALONG EASTERLY WALL FACE

N.T.S.

FLANGEWAY ROAD CROSSING GUARD SYSTEM
BY L.B. FOSTER COMPANY OR APPROVED
EQUAL. INSTALLATION SHALL FOLLOW
MANUFACTURERS RECOMMENDATIONS.

BALLAST SHALL BE 1-1/4" INCH CRUSHED
STONE CONFORMING TO THE REQUIREMENTS
OF CHAPTER 1. ROADWAY AND BALLAST PART
2-BALLAST, IN THE AMERICAN RAILWAY
ENGINEERING ASSOCIATION (AREA) MANUAL
FOR RAILWAY ENGINEERING, LATEST EDITION

o 4'-8" PAVEMENT:
—— CRUSHED
STONE BASE —l ——¢——
j!LJI lLr!? I
% = = 2 +—T CRUSHED
&5y STONE BASE
(—ﬂ
1'-0" MINIMUM
BELOW BOTTOM
OF CROSS-TIE.
STRUCTURAL FILL

SECTION THROUGH RAIL / DRIVEWAY IN BUILDING

SCALE:12"=1'-0"

MAKEPEACE

o
SHOTCRETE FACING <
E;EEEE [)E?TU%EL.'r}ilES E;}iEEEET- i E;¥1(:rr(:FqE51rEEi:’x(:lblcs ——-hﬂ}\f;&;' [)F)\AI E;1’ﬁ\h‘[)}\F}[) gt E;rfljhﬁ|ch>[]f; ‘EE
SEE DETAIL THIS SHEET e isdg?r?\é OBARRiERS et w
6" BIT CONCRETE CURB : ks DOUBLE FACE BARRIER DRIVEWAY Pt S
ELEVATION Wi YT W/ FINISED CONC. JOINTS Z 2
VARIES | 4 LOAM OVER 8" GRAVEL ELEVATION e - f_( -
o 0" 0" o SAND & GRAVEL ———————~ - By
( M—— Lo=3-0"TYP. Le = 16-0 il ([ —————SANDAC —— 05 5 5
gy i e i . 38 . 3
C¥_ (;' LO % 4I“0“ U) :E é :::
’ ‘ P C\_-— Lo = 3’-()“ z E 8
e C\—— ( N~— Llo=34qQ" 8 s ¢
o2 PR | [ 2
W/ Wl ® Y
, Lo=3-0 o 3
12-INCH LIFTS (oo BACKFILL ———— (S — e E
W/ STRUCTURAL (— g s o= e &
BACKFILL -~ 10 T ( ‘= | Loa 30" o2 2
" e ©
(—o 4-INCH DIAMETER 10| | (>—  Llo=30 Wy =
e PERFOF\A(‘I;ED DRAIN (= lo=30 C 3
PIPE6-0"ON — S
i i, CENTER (TYP.) - (e LLO = :;3-;3 STHL!}:(;,‘JLUHAL =
( S— o0 =3-0" £
4-INCH DIAMETER T e e 7 o
PERFORATED DRAIN (e (~— Llo=30 3
PIPE 60" ON P s
T au | i AT pasTc
+ o AL LR ol ) 1y e P ELEVATION: 106.0'4)
Y TYP. 1 | lo=30" | Le=10-0 ( :106.0%

2'-0" CRUSHED
STONE BASE ]

il

30" TYP.

o

3-0" TYP.

SECTION A-A (SHEET C-4)

SCALE: 1/4" = V' - Q"

4 3-0" MIN. OVERLAP

10 GAGE GALV.

STEEL WIRE
ANCHOR HOOKS

PLACED AT
3-0" SPACING

EVERY OTHER LIFT ———

3" MIN. LAYER
OF SHOTCRETE ——v—

"
P

FABRIC LAYER, TYP. Z

W2 x W2 AT

2" SPACING, EW. ~——

}-—-— 12" LIET
p

2'-0" CRUSHED
STONE BASE ]

g

SECTION B-B (SHEET C-4)

e

3-0" TYP.

SCALE:1/4"=1"-0"

—— 4 INCH DIAMETER PERFORATED PVC DRAINAGE
FPE(SCHEDULE 80) x 10'-0" LONG. PROVIDE END

WITH PERFORATIONS DOWN.

R

- ——— e - e w—— -

- e . — -

i e S s [ o T o 4 s
plagelvpengfls  toqpedepualpnd on  dumodiminogingn g

“““““ | qreeguipeye

e

A

DETAIL OF FACE
SHOTCRETE FACE TREATMENT

NTS

5'-0" MIN (TYP)~

REINFORCED
CONCRETE
RETAINING WALL ~<

LAP UNDER BOTTOM FABRIC LIFT FOR 5-0" —

NOTE:

1

~LAP QVER TCP
FABRIC LIFT
FOR 5-0"

7

PATCH WHERE PIPE PENETRATES
FABRIC LAYER, TYP. '

— 2" EXPOSED END OF PIPE

NOTES:
TO PASS DRAINAGE PIPE THROUGH FABRIC, MAKE 3 INCH

PERPENDICULAR CROSS CUTS IN FABRIC AND PUSH
DRAINAGE PIPE THROUGH CUTS FOR SNUG FIT.

SLOPE DRAINAGE PIPE AT 1 INCH IN 10 FEET DOWNWARD

TOWARD WALL FACE.

RETAINING WALL

\
>~ GEOFABRIC
[ RETAINING WALL

Z FACE OF SHOTCRETE (NOT SHOWN)

TYPICAL BOTH SIDES OF REINFORCED CONCRETE RETAINING WALL - GEOFABRIC RETAINING WALL INTERFACE

REINFORCED CONCRETE RETAINING WALL/
GEOFABRIC RETAINING WALL INTERFACE

N.T.S.

b

ADDITIONAL 2 FEET SQUARE FABRIC

CAP AT EMBEDDED END OF DRAIN PIPE. PLACE PIPE

Revisions

NOTES FOR HABRIC RETAINING WALLS:

of
1. MINIMUM EMBEDMENT LENGTHS OF FABRIC SHALL VARY LINEARLY § b 1 &
BETWEEN THE BOTTOM AND TOP LIFT EMBEDMENT LENGTHS INDICATED | 3 [®|=|s|| S
ON THE FABRIC RETAINING WALL SECTIONS. g Rl L b3 o) B AV
2. THE TOP OF WALL VARIES LINEARLY BETWEEN ELEVATIONS 122 AND 106 : w132
TO ACHIEVE THE REQUIRED GRADING, REDUCE THE LIFT LAYER Zlol°lelz
THICKNESS AND ELIMINATE 12-INCH LIFT LAYERS AS DIRECTED BY THE L glele
ENGINEER. " A PIE 1L
3. PROVIDE SCHEDULE 80, PERFORATED PVC DRAINAGE PIPE AT 6 FOOT sla|8|d]s

SPACINGS ALONG SECTION OF WALL AS INDICATED. DURING SHOTCRETE
OPERATIONS,| COVER EXPOSED END OF PVC PIPE TO PREVENT BLOCKAGE.
PLACE PIPE WITH PERFORATIONS DOWN.

4. THE FABRIC MATERIAL SHALL BE NON-WOVEN INTO A WIDTH NOT LESS
THAN 12 FEET AND SHALL BE FACTORY SEWN INTO 20 FOOT MINIMUM
WIDTHS. THE MINIMUM HORIZONTAL FABRIC OVERLAP SHALL BE 3 FEET
AND SHALL BE FIELD SEWN.

5. THE CONTRACTOR SHALL USE A BATTERED BOARD FORM OR ALTERNATE
SYSTEM TO ACHIEVE THE BATTER OF 10 VERTICAL TO 1 HORIZONTAL.

6. THE FABRIC MATERIAL SHALL BE PLACED IN ACCORDANCE WITH
MANUFACTURER'S RECOMMENDATIONS AND AS SPECIFIED. TORN OR
PUNCTURED FABRIC SHALL NOT BE USED AND FABRIC WHICH BECOMES
DAMAGED DURING CONSTRUCTION SHALL BE REPLACED AT THE
CONTRACTOR'S EXPENSE.

7. THE FABRIC MATERIAL SHALL NOT BE EXPOSED MORE THAN 30 DAYS TO
SUNLIGHT, UNLESS SPECIFICALLY AUTHORIZED IN WRITING BY THE
ENGINEER. PLACE SHOTCRETE FACING AS REQUIRED TO PROTECT
FABRIC.

8 COMPACT SUBGRADE SOILS PRIOR TO BACKFILLING.

9 PLACE LIFT LAYERS TO THICKNESS INDICATED AND SPECIFIED.
STRUCTURAL BACKFILL SHALL BE COMPACTED TO 95% OF MAXIMUM DRY
DENSITY AS DETERMINED BY ASTM D 1557, METHOD D. PERCENT
COMPACTION SHALL BE DEFINED AS THE RATIO OF THE FIELD DRY
DENSITY AS DETERMINED BY ASTM D 1556 TO THE MAXIMUM DRY DENSI
DETERMINED BY ASTM D 1557,

10 THE CONTRACTOR SHALL ALLOW THE GEOFABRIC WALL TO SETTLE 21
DAYS FOLLOWING COMPLETION OF THE WALL PRIOR TO PLACEMENT OF
THE SHOTCRETE FACING.

11. AS SHOWN IN SECTION A-A AND SECTION B-B, Lo IS THE MINIMUM
OVERLAP LENGTH REQUIRED FOR EACH FABRIC LAYER, AND Le IS THE
MINIMUM EMBEDMENT LENGTH REQUIRED FOR EACH FABRIC LAYER.

A BUNET e

FALMOUTH, MASSACHUSETTS
WALL SECTIONS % DETAILS

UPPER CATE REGIONAL TRANSFER STATION
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4% - ©' OUT 10 OUT OF WALLS GENERAL NOTES:
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2014 Cape Cod Solid Waste Summary Table

MSW Food Waste Recycling
Tonnage Tonnage| Single
Town Collection Method Disposal Location (CY2014) Est. Tonnage| (CY2014) Stream
Barnstable Residential Drop-off NBWS / ABC Disposal 9,245 457 2521 Yes
Bourne Curbside (Town Operated) Bourne ISWM 5,527 226 1818 Yes
Brewster Residential Drop-off Covanta SEMASS 1,311 356 737 No
Chatham Residential Drop-off Covanta SEMASS 5,236 820 849 No
Dennis Residential Drop-off NBWS / ABC Disposal 3,746 291 1354 No
Eastham Residential Drop-off Covanta SEMASS 3,021 233 687 No
Falmouth Curbside (Allied Waste) Bourne ISWM 11,589 1,446 2679 Yes
Harwich Residential Drop-off NBWS / ABC Disposal 4,472 702 941 No
Mashpee Residential Drop-off NBWS / ABC Disposal 3,563 993 836 Yes
Orleans Residential Drop-off NBWS / ABC Disposal 2,155] 889 572 No
Provincetown Curbside (Town Operated) NBWS / ABC Disposal 2,520 1,099 1591 Yes
Sandwich Residential Drop-off Covanta SEMASS 3,129 1,463 1563 No
Truro Residential Drop-off Covanta SEMASS 2,000 53 560 No
Wellfleet Residential Drop-off NBWS / ABC Disposal 1,309 164 No
Yarmouth Residential Drop-off Covanta SEMASS 8,370 339 1418 No
Total: 67,194 9,531] 18,126
Note: Table based on information published by MassDEP and received from Cape Cod Commission.
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I. EXECUTIVE SUMMARY

RKG Associate, Inc. was retained by Weston and Sampson to identify reuse options for the
improvements in place at the Upper Cape Regional Transfer Station (UCRTS) on an 18.87-
acre parcel in Sandwich, Massachusetts on the southern portion of the Massachusetts Military
Reservation, commonly known as Joint Base Cape Cod (JBCC). The UCRTS facility
(improvements, only) is jointly owned by the Towns of Bourne, Falmouth, Mashpee and
Sandwich’, and had been operational as a multi-town municipal waste transfer facility under
an inter-municipal agreement beginning in 1987.

The UCRTS initiated with a long-term contract for solid waste disposal with SEMASS, an
energy from waste disposal site in Rochester, Massachusetts that started in 1988; in
conjunction with a transportation contract with Massachusetts Coastal Railroad These
contracts after a few extensions expired at the end of 2014, and the individual towns of the
UCRTS negotiated new, but separate, 10-year agreements for municipal solid waste disposal,
and no longer had any need for the UCRTS, and subsequently closed the facility in January,
2015. The Towns also extended the inter-municipal agreement for three years (June 2018).

The “fee interest™ in the 18.87 acre site is owned by the Commonwealth of Massachusetts and
a “leasehold interest” was granted to the United States Department of Air Force, which in turn
provided a “consent agreement” to allow for the development of the UCRTS. Another
condition of the consent agreement includes the removal of all improvements within two years
of nonuse of the facility, and restore the site to a condition satisfactory to the Air Force. The
Air Force, however, is in the process of “excessing” the UCRTS parcel. It is unknown if other
areas at JBCC are also being excessed by the Air Force, or their reuse planning initiatives.

RKG’s role in this project was to evaluate market conditions as it relates to potential “non-
waste” uses or more traditional industrial uses, as allowed by current zoning, based on supply
and demand indicators, as well as other site and locational characteristics that can influence
value. To this end, RKG evaluated socio-economic characteristics of the Upper Cape region,
as well as real estate market conditions. Key characteristics of the site, its location and adjacent
neighborhood were evaluated, and listing and sales data were also collected and reviewed.

The purpose of this report is to provide Weston and Sampson and the UCRTS Board of
Managers with the results of the market study analysis, and a strategy for potential reuse of the
site and/or improvements. In turn, a preliminary range in value is presented for the “fee
interest” in the site, as well as a value range for the improvements, drawn from sales data. The
following highlights key findings, and more details are contained in the report that follows.

! Collectively referred to as the Upper Cape region.
2 The absolute, legal possession and ownership of land, property, or rights, including mineral rights. A fee interest can be sold
(in its entirety or in part) or passed on to heirs or successors.
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1. Locational, Site and Improvement Characteristics

UCRTS is centrally located in the Upper Cape region in a remote area of JBCC, with no direct
access to the major highway network, but rather through a series of side streets and roads. The
site is about 5 miles from Falmouth village and 7 or so miles from the Bourne Bridge, and
almost 4 miles from Mashpee Commons. Many of the adjacent uses are military and land
conservation with some residential nearby. In essence the location is relatively poor for any
high value industrial/commercial uses, and lacks the capability for a user to cluster with any
similar users, as is the case with business parks. It is, however, a somewhat hidden, if not
ideal, location for low-value industrial uses, such as waste transfer, bulk storage and the like.

Zoning allows only for
a select number of
agriculture, industrial,
and municipal uses,
including bulk storage/
warehousing and
contractor yard by-
right, and also solar
arrays and a transfer
station with a special
permit. Typical uses
found at light-
industrial or business
parks, such as light

manufacturing or
professional office are
not allowed. Figure 1 — UCRTS Location

The building improvement for a 19-acre site is relatively minimal in that it has about 7,600 SF
of useable area. However, the yard areas are improved with approximately 160,000+ SF of
asphalt or concrete covering. All utilities are available to the building; however, all
mechanicals would need to be upgraded for reuse. The condition of the improvements is fair,
and they appear to be about 80 percent depreciated. The reported cost of the improvements
was $1.4 million in 1989, suggesting that the depreciated book-value would be less than
$300,000.

Given the specialty design of the building as a truck-to-rail trash transfer facility, reuse for
other alternatives would be fairly limited to storage and warehouse, although excess land
would be available for outside storage. The rail-head at the site, however, represents a unique
element that is absent at other sites in the Upper Cape communities, although rail utilization
on Cape Cod for industrial purposes other than trash hauling is reportedly nominal.

2. Socio-Economic Trends and Projections

In 2013, population in the Upper Cape region totaled over 85,900 persons which was almost
the same as in 2010, and the number of households (35,670 units) was slightly lower than in
2010. Over the prior decade population and household growth in the Upper Cape region was
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much slower than the growth experienced during the 1990s. Housing production increased at
the same rate during the 1990s and 2000s, but slowed significantly since 2010, although more
seasonal homes has resulted than new housing.

Total employment in the Upper Cape Region increased from over 20,000 jobs in 1985 to over
32,500 jobs in 2013 reflecting a 62 percent increase. Similar to demographic trends, almost
80 percent of the growth occurred during the 1990s, while only 15 percent occurred prior to
2007. Employment in 2013 was about 2 percent higher than in 2007 (31,800) surpassing the
pre-recession levels.

However, this recovery was only experienced in select sectors including Health Care,
Administrative Services, and Accommodation and Food Services. Other sectors, such as
Construction, Manufacturing, and Wholesale Trade had employment levels in 2013 below
those in 2001. These industry sectors occupy industrial-type buildings, suggesting excess
capacity exists in the market given the loss of jobs.

The Upper Cape region ranked on-par in relation to the region in terms of those businesses that
occupy industrial buildings, and was strongest in the Manufacturing and Wholesale Trade
sectors, despite employment declines. Its weakness was evident in the Transportation and
Warehouse Sector.

Employment projections to 2022 for the Upper Cape region indicate an increase of 12 percent,
and most of the gains are projected for those sectors that use office and commercial-type
buildings. Employment in the Construction industry is projected to increase as well as some
other sectors that use industrial-type buildings, and a need for perhaps 100,000 SF of new
industrial-type building area may result over the next 8 to 10 years.

3. Real Estate Market Conditions

The industrial base in each of the communities of the Upper Cape region is relatively small,
and the average value in 2015 ranged from $360,000 to $685,000 per parcel (land and
building). In most cases, these average values were lower than in 2010, suggesting no recovery
in this sector.

The industrial market is primarily limited to small users seeking building/unit sizes of 1,000 to
3,000 SF and speculative new development is occurring. Buildings larger than 5,000 SF are
more difficult to lease/sell, and in some cases owners of larger buildings consider subdividing
them into smaller increments. Demand for larger building is targeted more toward end-users
provided a right fit can be made.

Comparing the amount of available industrial space (176,100 SF) on the market with the
potential need (100,000 SF) from industrial-building employment projections suggest an
ample supply is (or will be) available to meet this forecasted demand. In other words, the
current supply of available industrial buildings accounts for about 80 percent more than the
forecasted building needs by 2022.
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Sale prices for larger industrial buildings (20,000 or more) ranged from $30 to $40/SF, while
prices of mid-sized buildings (5,000 to 11,000 SF) were in the $80 to $90/SF range. Industrial
condominiums built in the mid-to-late 1980s had an average selling price of $83/SF, while
those built in the early 2000s, had an average price of $117/SF.

Almost half the industrial building transfers over the last five years, had buildings that
contributed marginally to the overall sales value, as they were subsequently demolished or
repurposed after the sale. Three had lot sizes of five acres or more and two were purchased by
the Stream-ship Authority to alleviate its parking needs. Only two transfer had a building(s)
reused for its same purpose, however, the improvement only accounted for between 8 to 15
percent of the sales value, as the remaining value was associated with the excess land.
Effectively, the adjusted improvement value ranged from $30 to $40/SF of building area, and
the adjusted land value ranged from $53,000 to $90,000 per acre.

Sales of vacant industrial land in Falmouth ranged from $125,000 to $160,000 per acre,
although the Steamship Authority paid up to $230,000 per acre. The asking price for small
lots (less than 2 acres) ranged from $220,000 to $300,000 per acre, while larger parcels (4 to
6 acres) had asking prices of $100,000 to $170,000 per acre. Sales of larger tracts including
some with improvements ranged from $45,000 to $90,000 per acre. Environmental constraints
such as topography, soils and wetlands influence values.

4. Reuse Options for UCRTS

Certain marketability issues affect the reuse of the site and improvements, including:

e Ownership of the leasehold interest; namely what is the status and timing of the Air
Force excessing the site?

e The UCRTS according to the consent agreement must be removed when vacated, and
the premises restored to what condition? And who makes that determination? And will
that requirement be passed onto the next user?

e The lack of a long-term leasehold interest would affect the ability of a private-sector
entity obtaining financing to make improvements

e Would the municipal or state entities involved assist in fast-tracking any permit
requirements for a desired user?

e Who would make a final determination of any potential bid process in selecting a
desired use(r)? Mass Development or UCRTS?

These issues will be addressed as the project moves forward, and the following table
summarizes some reuse options to consider. Reuse of the building and lay-down areas may be
realized in two options; while only portions of the lay-down area in the others (and not the
building), such that the improvement would need to be removed and site restored.
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Table 1 — Reuse Options for the UCRTS

Proposed Use Proponent Improvement Use Rail Use Rskto UCRTS
Mass Lay-down area

Bulk Sorage Center for Coastal (portion); not Remove & restore
Commodity ltems Rail building Yes site; Reliquish control
Transfer Sation; Carl Building; Lay-down
Recyding & C&D Cavossa area Option Relinquish control

Lay-down area

(portion); not Remove & restore
Photovoltaic Solar Array N/A building No site; Reliquish control

Tranportation; Bulk Local
Sorage; Waste Tranfer Commer-  Possibly lay-down

by end-user dal Broker area& building Option Relinquish control
Commuter Rail; Inter- Possibly lay-down Remove & restore
modal & parking N/A area; not building Yes site; Reliquish control

5. Valuation Assessment

As vacant industrial land, the site would have a value of between $50,000 and $70,000 per acre
based on sales data. The high end of the range would be associated with any premium for the
rail-head given the shortage of such sites in the Upper Cape region. For the 18.9-acre site, the
value of the “fee interest” in the vacant land would range from $950,000 to $1.3 million.

With regards to the improvements in place, namely a 7,600 SF high-bay, steel building and
160,000 SF of lay-down area in relatively fair condition, RKG believes that the value would
be limited by the eventual reuse. The improvement value at a few sales indicated a range from
$30 to $40/SF of building area suggesting a value of perhaps $230,000 to $300,000. The
depreciated book-value of the initial investment is perhaps $290,000, closer to the high-end of
the range.

Reuse of the improvements if practical by a future end-user would simply be for cost-
avoidance, given their substandard conditions and need for modernization and upgrades.
Realistically, the improvements have a negative value since they are to be removed once
vacated, and the site returned to prior conditions. That cost would likely be more than any
value/income attributed to them.
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T
Il. MARKET STUDY AND VALUATION ASSESSMENT

A. Upper Cape Regional Transfer Station Background

The Towns of Bourne, Falmouth, Mashpee and Sandwich entered into an inter-municipal
agreement in June 1987 to jointly construct, operate and maintain a solid waste rail transfer
station (UCRTS) on a portion of Otis Air Force Base. However, the UCRTS Board of
Managers closed the facility in January 2015, after nearly 26 years of operation, since each
Town found alternative and less costly ways to transfer and dispose of their municipal solid
waste (MSW), rather than continuing operating the UCRTS. It was also around this time that
the prior UCRTS disposal contract with SEMASS in effect since 1985 terminated as well as a
transportation contract with Mass Coastal Railroad.

1. Ownership and Consent Agreement

The “fee interest” in the UCRTS site is owned by the Commonwealth of Massachusetts and a
“leasehold interest” was extended to the United States Department of the Air Force as part of
the Otis Air National Guard (ANG) Base. In turn, the Air Force provided a “consent
agreement” to the Towns of Bourne, Falmouth, Mashpee and Sandwich (grantee) “to construct,
use, maintain, control, operate and repair a waste and refuse transfer station...referred to as
a ’structure™, across, over and under approximately 18.87 acres”.

The consent agreement was originally signed in 1987, and was also extended in September
2007. The consent agreement does not have any termination date, but “the terms and
conditions of this consent shall be extended to and be binding upon the successors and assigns
of the grantee.”

The consent agreement “may be terminated by the Secretary of the Air Force ... for nonuse for
a period of two years, or for abandonment.” Furthermore, “upon relinquishment, termination,
revocation, forfeiture or annulment of the consent herein granted, the grantee shall vacate the
premises, remove all property of the grantee therefrom, and restore the premises to a condition
satisfactory to the officers having immediate jurisdiction...If the grantee shall fail or neglect
to remove side property and so restore the premises, then at the option of the Secretary of the
Air Force, the said property shall either become property of the United States without
compensation, therefore, or the Secretary of Air Force may cause it to be removed and the
premises to be restored at the expense of the grantee, and no claim for damages against the
United States...shall be created by or made on account of such removal and restoration”

The Air Force is currently in the process of excessing the portion of Otis ANG Base on which
the UCRTS improvements are sited. If no other federal agency makes a claim for the excessed
portion, then RKG assumes the site reverts to the Commonwealth of Massachusetts, which in
turn would reportedly shift management responsibilities to Mass Development. This change
or elimination in the leasehold interest in the UCRTS site may delay potential reuse for the site
and improvements. It is unknown if other areas of JBCC are also being excessed, and what
planning measures are in place or being considered to expedite reuse.
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2. Inter-municipal Agreement

The original inter-municipal agreement was signed in June 1987 and subsequently amended in
October 1987, December 1986 and June 2008. Recently, the Towns amended (or are in the
process of amending) the agreement in June 2015 as a result of the closure of the UCRTS, and
the term will expire in June 2018. The agreement allows the Towns to seek reuse options in
light of the closure. The Town of Falmouth was appointed the “Lead Town” to enter into
contracts, borrow funds, hold title to facility and equipment.

In the event of termination at the end of the term or otherwise, the managers shall “obtain an
appraisal...of the existing Site improvements, excluding the land but including all structures,
equipment, supplies, materials associated therewith, and said improvements shall thereupon
be disposed of ...with the approval of the Managers:

e Any member Town, or combination of Towns, shall have the right of first option to
purchase at the appraised value.

e If no party exercises its right of first option and the assets have market value, the assets
(excluding the land) shall be sold by the Managers

e |If said facility shall be deemed to have no market value or if the Managers shall
determine it constitutes a nuisance or liability, the Managers may demolish and dispose
of the same. The cost... shall be borne by the Towns.”

3. Conclusion

There are ownership issues that would affect the marketability and financing of any potential
reuse option by the private sector, since the UCRTS has no fee interest to transfer, and the
leasehold interest in the land granted to the US Air Force remains in flux. Also, it is unknown
whether a potential user would want to deal with a four-town entity to reuse the site and
improvements. It is also unclear to what extent the Air Force or Mass Development would
require the UCRTS Board to “restore” the site, and its associated cost.

B. Neighborhood, Zoning and Site Description

This section identifies key aspects of the UCRTS location, its zoning and its improvements.

1. Location, Access and Neighborhood

UCRTS is located in a relatively isolated portion of JBCC, in what appears to be a centralized
location in the Upper Cape region (see Figure 2). Access to the site is somewhat convoluted,
traveling over a series of JBCC roads and turns (General Boulevard, Kittridge and Simpkin
Roads) to get to Witheys Drive, or the uncontrolled entrance to the UCRTS. It is over a mile
north of Nathan Ellis Highway (Route 151) via Sandwich Road in Falmouth. (See Figure 2)

Route 151 is a major east/west connector road that parallels the northern boundary of
Falmouth, linking Route 28 in North Falmouth to Route 28 in Mashpee (near Mashpee
Commons). Sandwich Road leads south to Falmouth village and the Woods Hole ferry
terminal, about 5 miles from UCRTS. The Bourne Bridge is about 7 miles north on Route 28
that connect to Interstates 495 and 195 in Wareham; or the Sagamore Bridge another few miles
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further that connect to Route 3 that heads north towards Boston, or alternatively to Route 6
that extends east along the northern side of Cape Cod.

UCRTS

Figure 2 — UCRTS Location in the Upper Cape

The surrounding neighborhood on JBCC is sparsely developed but contains a sewer-treatment
plant for the base, as well as an experimental septic/sewer research area, and a few small
buildings. The west side of Sandwich Road has a nature preserve (Crane Wildlife Management
Area) while the east side has a number of residential side streets, as well as the Paul Harney
Golf Club (see Figure 3). The Otis airfield at JBCC is also nearby.
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Figure 3 — UCRTS Location and Surrounding Neighborhood
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2. Zoning

UCRTS is located in the Town of Sandwich and within the “Government” zoning district,
whose purpose is “to provide necessary governmental functions, public recreation on publicly
owned land” (See Figure 4). The site (or portion) also appears to be within the “Water
Resources Overlay District”. The allowed uses in the Government district are fairly limited to
agriculture, industrial and institutional uses, as shown in Table 2. A disposal and recycling
facility (but not a junk yard) would be allowed subject to a special permit as well as a
photovoltaic solar array.

Typical light-industrial or business park uses are not allowed in the Government district,
including research laboratory, professional or medical office, warehouse sales, light
manufacturing and major commercial or industrial complex. Recreational or cultural uses also
not allowed, nor are any commercial retail or service uses.

Table 2 — Town of Sandwich: Allowed Uses in the Government District

Usesallowed Usesby spe-

Use byright dal permits|
Agriculture
Farm X
Farm Sand X
Industrial
Bulk Storage/ Warehouse X
Contractor Yard X
Disposal & Recyding Facility X
Heliport X

Research laboratory, Chemical,

bacteriological lab

Solar PhotovoltaicInstallation,

Large-scale Ground Mounted

Telecommunications Fadility,

Wireless

Use of toxicor hazardous

materials

Wastewater Treatment Fadlity X
Institutional

Municipal Uses X

Religious Uses X

School-Public, Sectarian,

Denominational, Non-Profit

Educational Corp X
Source: Town of Sandwich & RKG Associates, Inc.

Other uses such as automotive or boat repair and storage are also not allowed, nor are any
residential uses. It should be noted that based on a discussions with the Sandwich Town
Planner (Blair Haney), a private entity could operate a commercial facility such as a transfer
station in the Government district, provided the property remains under public ownership.

Table 3 provides the density and dimensional criteria associated with development in the
Government district.

RKG Associates, Inc. Page 10



Upper Cape Regional Transfer Station, Sandwich, MA January 14, 2016

Table 3 — Town of Sandwich: Dimensional Requirements-

Intensity of Use

Minimum lot size 60,000 square feet
Minimum lot frontage 200 feet
Minimun front yard 50 feet
Minimum side & rear yard 45 feet
Maximum lot coverage 25 feet
Maximum building height 25 feet
Maximum shape factor 2 [1]

[1] Perimeter squared/ minimum lot area

Source: Town of Sandwich & RKG Associates, Inc.

In short, the UCRTS site and
improvements appear to be
conforming to zoning, excepting
perhaps its building height. From
a reuse perspective only select
uses such as bulk storage /
warehouse, contractor yard, and
municipal uses are allowed by
right, while waste transfer and
photovoltaic solar arrays are
allowed with a special permit.
Typical uses found in business
parks such as light-
manufacturing, research and
development, professional or
medical office, or other uses such
as boat repair and storage are not
allowed, unless there was a
zoning change.

Figure 4 — Town of Sandwich Zoning Map
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3. UCRTS Site and Improvement Characteristics

The 18.87-acre site is relatively flat, and slopes up to the building at the rear, in order to allow
rail-cars to pass by at ground level and be loaded from an elevated tipping-floor level within
the building. The UCRTS building is a high-bay, steel building constructed in 1989 and
contains approximately 8,250 square feet of roofed area including 7,600 square feet (SF) of
useable building area based on the following calculations?:

Transfer Station - 78.25 feet x 90 feet - 7,040 SF
Support space - 20 feet x 30 feet - 600 SF
Rail Car Shed - 16 feet x 72 feet - 1,150 SF

The front of the building has three 24-foot (height) overhead, drive-in doors. There is an
elevated support area with an office, locker and bath rooms on the southern side of the building,
accessible from the front. A small appendage also houses an emergency generator (non-
operable). The overall floor area ratio (FAR) is less than 1 percent.

All utilities are in place including under-ground feeds to the building for electricity (3-phase),
telephone and fire alarm; a 2-inch water main; and on-site septic. The site has an underground
2000-gallon fuel tank, and an above-ground propane tank was also observed. A fire hydrant
was located at the entrance, although its source is unknown (Sandwich; Falmouth; or JBCC).

The site is also improved with access roads, loading and drop-off areas, and a drive-on scale
(not operational). There is a large, built-up asphalt area in front of the building (10,000 SF)
and another 150,000+ SF lay-down area in the lower yard. The site is also improved with two
major rail-lines; however, these improvements are reportedly owned by the Air-Force. The
condition of the rail-lines is reportedly substandard and in need of upgrades, whose funding is
on hold from MassDOT. Rail service is also available to other areas on JBCC.

Presently, the building is in fair condition and well worn, given its usage as a transfer station
for the last 26 or so years. RKG believes major upgrades to the interior especially the break-
area would be needed, as well as all mechanicals and utilities (doors, door-operators, HVAC,
the scale, and other items). The status of the roof is unknown, but given the age it would likely
be in need of repair or replacement soon. The tipping floor was repaired in 2000 at a cost of
nearly $385,000 or approximately $55/SF. Total construction cost in 1989 was reported at
$1.46 million or over $207/SF of usable building area, or almost $77,400 per acre.

The building appears to be about 75 to 80 percent depreciated, with perhaps 10 years of
remaining economic life. The road and yard coverings also appear well worn. In effect the
depreciated value of the improvements would range from $290,000 to $365,000, based on its
1989 construction cost.

Figure 5, Figure 6 and Figure 7 on the following pages illustrate the site and building
characteristics and condition.

3 The information in this section was taken from as-built plans prepared by SEA Consultants, dated October1989.
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Figure 5 — UCRTS Site Map and Aerial
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Figure 6 — UCRTS Site Plan from Town of Sandwich GIS
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Figure 7 — Photographs of the UCRTS Site and Improvements
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4. Conclusion

UCRTS is centrally located in the Upper Cape in a remote area of JBCC, with no direct access
to the major highway network on the Cape, but rather through a series of side streets and roads.
The site is about 5 miles from Falmouth village and 7 or so miles from the Bourne Bridge, and
almost 4 miles from Mashpee Commons. Many of the adjacent uses are military and land
conservation with some residential uses nearby, as well as a golf course. In essence the location
is relatively poor for any high value industrial/commercial uses, and lacks the capability for a
user to cluster with any similar users, as is the case with business parks.

Zoning allows only for a select number of agriculture, industrial, and municipal uses, including
bulk storage/warehousing and contractor yard by-right, and also solar arrays and a transfer
station with a special permit. Typical uses found at light-industrial or business parks, such as
light manufacturing or professional office are not allowed.

The building improvement for a 19-acre site is relatively minimal in that it has about 7,600 SF
of useable area. However, the yard areas are improved with approximately 160,000+ SF of
asphalt or concrete covering. All utilities are available to the building; however, all
mechanicals would need to be upgraded for reuse. The condition of the improvements is fair,
at best, and they appear to be about 80 percent depreciated.

Given the specialty design of the building as a truck-to-rail trash transfer facility, reuse for
other alternatives would be fairly limited to storage and warehouse, although excess land
would be available for outside storage. The rail-head at the site, however, represents a unique
element that is absent at most other sites in the Upper Cape communities, although rail
utilization on Cape Cod for industrial purposes other than trash hauling is reportedly nominal.

C. Socio-Economic Conditions

This section identifies select demographic trends in the towns in the Upper Cape region from
a review of decennial census data, and estimates provided by American Community Survey.
Economic trends and forecasts are also reviewed, from data obtained from the Massachusetts
Executive Office of Labor and Workforce Development.

1. Select Demographic Trends

The population of the Upper Cape region increased by 28 percent between 1990 and 2013, as
the number of households increased by 38 percent, as shown in Table 4. In both cases, the
percentage increases were much higher than indicated in Barnstable County (15 and 23
percent, respectively). However, nearly all the growth occurred during the 1990s in almost all
areas.

Housing units on the other hand increased by 26 percent in the Upper Cape region between
1990 and 2013, and by 19 percent in Barnstable County. However, the growth in housing units
during the 1990s and 2000s, was more evenly distributed between the two decades, due
primarily to the increase in seasonal housing especially during the 2000s. In effect, the growth
in year-round population and households was relatively modest during the 2000s, as compared
to the gain in housing, specifically seasonal housing. Since 2010, the year-round population
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and households declined in nearly all areas, while some growth in housing resulted. In
comparison, continued growth in seasonal housing occurred.

Table 4 — Upper Cape Region and Barnstable County: Select Demographic Trends

USCensus ACSEst Number Change Percent Change
Population 1990 2000 2010 2013]1990-00 2000-10 2010-13| 1990-13] 1990-00 2000-10 2010-13] 1990-13
Bourne 16,064 18721 19754 19,729| 2657 1,033 (25)] 3,665 17% 6% 0%  23%
Falmouth 27,960 32,660 31,531 31,591 | 4,700 (1,129) 60| 3,631 17%  -3% 0%  13%
Mashpee 7,748 12946 14,006 14,000 5198 1,060 (6)] 6,252 67% 8% 0% 81%
Sandwich 15489 20136 20,675 20,615| 4,647 539 (60)] 5,126 30% 3% 0% 33%
Upper Cape Region 67,261 84,463 85966 85935| 17,202 1,503 (31)] 18,674 26% 2% 0% 28%
Barnstable County 186,605 222,230 215888 215449 | 35625 (6,342) (439)| 28,844 19%  -3% 0%  15%
Households
Bourne 5898 7439 7866 8047 | 1,541 427 181 2,149 26% 6% 2%  36%
Falmouth 11,274 13,859 14,069 14,138 | 2,585 210 69| 2864 23% 2% 0% 25%
Mashpee 3158 5256 6118 6,011 | 2,098 862 1 2,853 6% 16% 2% 90%
Sandwich 5557 733% 7776 T7A476| 1,778 441 1,919 32% 6% 4% < 35%

Upper Cape Region 25,887 33,889 35829 35672 8002 1,940 9,785 31% 6% 0%  38%

AAAA
(ﬂwo
J(8|S S

Barnstable County 77586 94,822 95755 95398 | 17,236 933 357)| 17,812 22% 1% 0%| 23%|
Housing Units

Bourne 8999 9648 10,805 11,028 649 1,157 223 | 2,029 7% 12% 2%|  23%|

Falmouth 18,168 20,055 21,970 22,039| 1,887 1,915 69| 3,871 10% 10% 0%  21%

Mashpee 7002 8325 98382 986 1,323 1,557 (16)| 2,864 19% 19% 0% 4%

Sandwich 7236 8748 9476 9426 | 1,512 728 2,190 21% 8% 1% 30%)|

(50
Upper Cape Region 41,405 46,776 52,133 52,359 | 5371 5357 226 | 10,94 13% 1% 0%  26%
Barnstable County 135,192 147,083 160,281 160,486 | 11,891 13,198 205 | 25,294 9% 9% 0%  19%

Seasonal Housing
Bourne 2187 1,861 2221 2388 (326) 360 167 201 -15% 19% 8% 9%
Falmouth 5627 5615 7,100 6,902 (12) 1,485 (198)| 1,275 0%  26% 3%  23%|
Mashpee 3212 2747 3409 3,624 | (465) 662 215 112 -14%  24% 6%|  13%|
Sandwich 1,203 1,174 1,293 1,598 (29) 119 305 395 -2% 10% 24%| 33%
)

Upper Cape Region 12229 11,397 14,023 14,512 (832) 2,626 489 | 2,283 1%  23% 3% 19%
Barnstable County 46,834 47,016 56,863 58,509 182 9847 1,646 | 11,675 0% 21% 3% 25%
Source: US Gensus; American Community Survey (ACS); & RKG Associates, Inc.

2. Business Formation Trends

Table 5 compares business trends in the Upper Cape region with those in the Cape and Islands
Workforce Investment Area (WIA) for select periods. In 2007, the Upper Cape region had
over 3,020 businesses including 2,900 private firms, which reflected an increase of 13 percent
since 2001, and increases were indicated collectively in each of the building-type groups.
Construction, Real Estate, Health Care and Social Services, and Other Services were sectors
that experienced growth in businesses of 20 percent or more between 2001 and 2007.

However, the number of businesses declined by 4 percent between 2007 and 2013, and some
sectors had a lower number of businesses in 2013 than in 2001, including Manufacturing;
Transportation and Warehousing; Finance and Insurance; Real Estate; and Other Services.
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Table 5 — Upper Cape Region & Cape & Islands WIA: Establishment Trends

Upper Cape Region | Percent Change | Cape & IslandsWIA | Percent Change

Establishments by Industry Sector 2001 2007 2013]2001-07 2007-13[ 2001 2007  2013({2001-07 2007-13
TOTAL 2,674 3,021 2,900 13% -4%| 10,468 11,352 11,075 8% -2%
GOVERNMENT 5494 6,104 6,124 11% 0% 405 440 461 9% 5%
PRVATE 2,574 2,897 2,780 13% -4%|{ 10,063 10,912 10,614 8% -3%
Industrial/ FAex 814 914 837 12% -8%| 2,857 3364 3,191 18% -5%)
Construction 311 404 351 30% -13% 1,213 1,670 1,494 38% -11%
Manufacturing 86 81 7 6% -12%| 285 245 215 -14%  -12%
Wholesale Trade 126 127 118 1% -T%| 314 335 297 ™% -11%
Transportation & WHS 55 48 48 -13% 0% 195 189 183 -3% -3%
Information 46 44 49 -4% 11% 178 163 179 -8% 10%
Admin. & Waste Services 190 210 200 1% -5% 672 762 823 13% 8%
Office/ Institutional 699 830 939 19% 13% 2,447 2,663 2,952 % 1%
Finance & Insurance 103 112 96 9%  -14%| 381 372 343 -2% -8%
Real Estate & Rental & Leasing 98 123 A 26% -24% 429 490 428 14%  -13%
Professional & Tech Services 259 307 321 19% 5% 857 919 899 7% -2%
Educational Services 27 31 A 15% 10%| 68 &4 112 24% 33%)
Health Care & Sodial Assistance 212 257 3A4 21%  53% 712 798 1,170 12%  47%
Commercial & Other 1,04 1,126 973 9% -14% 4,630 4,762 4,325 3% -9%
Retail Trade 427 426 3% 0% “T% 1,952 1,906 1,796 -2% -6%
Arts, Entertainment, & Recreation 64 75 77 17% 3% 260 291 296 12% 2%)
Accommodation & Food Services 258 260 278 1% 7% 1,376 1,321 1,363 -4% 3%
Other Services, Ex. PublicAdmin 285 365 22 28% -39%| 1,042 1,244 870 19% -30%

Source: MEEOL&WD and RKG Associates, Inc.

3. Employment Trends

Total
employment
in the Upper
Cape Region
increased from

over 20,000
jobs in 1985 to
over 32,500

jobs in 2013,
as shown in

Figure 8,
reflecting a 62
percent
increase.
Similar to
demographic

trends, almost
80 percent of

the growth Figure 8 — Employment Trends

occurred

during the 1990s, while another 15 percent occurred by 2007. Employment in 2013 was about
2 percent higher than in 2007 (31,800) surpassing the pre-recession levels.
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Table 6 displays employment trends by industry sector and building type for the Upper Cape
region and the Cape and Islands Workforce Investment Area (WIA) for 2001, 2007 and 2013.
Since 2007, nearly all the employment growth in the Upper Cape region was in private-sector
industries, and the highest percentage increase was in Health Care and Social Assistance, and
Accommodation and Food Services. Collectively, the industry sectors that use office-type
buildings increased by 6 percent between 2007 and 2013; after an 11 percent growth in the
prior period. Industries that use commercial-type buildings, collectively, increased by 5
percent since 2007, and 2 percent in the prior period. For the most part, these percentage
increases were similar if not higher than the region in these two groups.

Table 6 — Upper Cape and Cape & Island WIA: Employment by Industry and Building Type

Upper Cape Region Percent Change Cape & Islands WIA Percent Change
Employment by Industry Sector 2001 2007 2013| 2001-07 2007-13 2001 2007 2013| 2001-07 2007-13
TOTAL 29930 31,810 32,513 6% 2% 102,533 107,010 106,949 4% 0%
GOVERNMENT 5,494 6,104 6,124 11% 0%| 15221 16,165 16,486 6% 2%
PRVATE 24436 25706 26,339 5% 3% 87,312 90,845 90,463 4% 0%
Industrial/ Hex 5,502 5712 5,288 4% -7% 19,132 20,066 18,920 5% -6%
Construction 1,903 1,945 1,707 2% -12%| 6,144 7,324 6,346 19% -13%
Manufacturing 1,196 1,128 953 -6% -16%| 3,265 2,373 2,1%4 -27% -8%
Wholesale Trade 587 739 611 26% -17% 1,540 1,712 1,775 11% 4%y
Transportation & WHS M1 362 371 -18% 2% 2234 2,185 2,257 -2% 3%
Information 4% 426 452 -14% 6% 2,275 2,060 1,747 -9% -15%
Admin. & Waste Services 879 1,112 1,194 27% 7%| 3,674 4,412 4,601 20% 4%
Office/ Institutional 8,046 8,937 9,497 11% 6% 23978 26,007 27,072 8% 4%
Finance & Insurance 732 634 551 -13% -13%| 2,917 2,595 2,466 -11% -5%
Real Estate & Rental & Leasing 440 426 272 -3% -36%| 2,229 1,964 1,597 -12% -19%
Professional & Tech Services 2,313 2,298 2,417 -1% 5% 4,670 4,628 4,408 -1% -5%)
Educational Services 672 692 630 3% -9% 1,036 1,013 1,102 -2% 9%l
Health Care & Sodal Assistance 3,889 4,887 5,627 26% 15% 13,126 15807 17,499 20% 11%
Commerdal & Other 10,785 10,952 11,493 2% 5%| 42,180 43260 43,264 3% 0%
Retail Trade 4,766 4,776 5,037 0% 5% 18,704 18646 17,581 0% -6%|
Arts, Entertainment, & Recreation 813 925 906 14% -2% 2,559 3,338 3,256 30% -2%)
Accommodation & Food Services 4,206 3,997 4,552 -5% 14% 16,874 16,674 18,309 -1% 10%)
Other Services, Ex. PublicAdmin 1,000 1,254 998 25% -20%| 4,043 4,602 4,118 14% -11%)
Source: MEEOL&WD and RKG Associates, Inc.

Referring to Table 6, employment in those industries that use industrial-type buildings declined
by 7 percent in the 2007 to 2013 period, after a 4 percent increase in the prior period, and a
similar trend was indicated in the Cape and Islands WIA. The changes during each period
varied between industries and period. For instance, construction in the Upper Cape region
increased marginally between 2001 and 2007, but declined rapidly during the latter period.
Employment in this sector has not recovered to pre-recession levels. Employment in
Manufacturing declined in both periods, while Administration and Waste Services increased
during both periods.

4. Waste Disposal Business and Employment Trends

Table 7 displays business and employment trends (private sector) in Barnstable County
between 2001 and 2014. The number of operating businesses reached a low point of 11 firms
in 2002 and a high point of 18 firms in 2008. Employment levels ranged from 94 jobs in 2001
to 167 jobs in 2008. The most recent figures indicated a total of 16 private, waste collection
firms in 2014, providing over 130 jobs and average weekly wage of $1,030. The number of
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jobs and businesses in the Waste Disposal sector accounted for less than 0.2 percent of the
totals for Barnstable County, but the average weekly wage in 2014 was 32 percent higher

Table 7 — Barnstable County: Waste Disposal Industry Trends

AVG
Year Frms Jobs  Weekly $
2001 12 A $334
2002 1" 101 $461
2003 12 107 $806
2004 14 114 $891
2005 16 129 $899
2006 17 135 $919
2007 17 167 $937
2008 18 167 $972
2009 17 160 $937
2010 17 156 $981
2011 16 124 $999
2012 15 127 $1,036
2013 14 131 $1,063
2014 15 132 $1,030
Source: MA EOL & WD & RKG Assodiates, Inc.

5. Location Quotient

Table 8 exhibits the location quotient of the Upper Cape region in relation to the Cape and
Islands WIA. Those industries with a factor of 1.2 or higher represent strong sectors in the
local economy, while those at 0.8 or below are under-represented. Those in between are on

par with the regional economy.

Table 8 — Upper Cape Region Location Quotient to Cape & Islands WIA

Location Quotient
Employment by Industry Sector 2001 2007 2013
TOTAL 1.0 1.0 1.0
GOVERNMENT 1.2 1.3 1.2
PRVATE 1.0 1.0 1.0

Industrial/ Aex 1.0 1.0 0.9
Construction 1.1 0.9 0.9
Manufacturing 1.3 1.6 1.4
Wholesale Trade 1.3 1.5 1.1
Transportation & WHS 0.7 0.6 0.5
Information 0.7 0.7 0.9
Admin. & Waste Services 0.8 0.8 0.9
Office/ Institutional 1.1 1.2 1.2
Finance & Insurance 0.9 0.8 0.7
Real Estate & Rental & Leasing 0.7 0.7 0.6
Professional & Tech Services 1.7 1.7 1.8
Educational Services 22 23 1.9
Health Care & Sodal Assistance 1.0 1.0 1.1
Commerdial & Other 0.9 0.9 0.9
Retail Trade 0.9 0.9 0.9
Arts, Entertainment, & Recreation 1.1 0.9 0.9
Accommodation & Food Services 0.9 0.8 0.8
Other Services, Bx. PublicAdmin 0.8 0.9 0.8
Source: MEEOL&WD and RKG Associates, Inc.
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Collectively, the sectors that use office-type buildings in the Upper Cape region rated high
over the last two periods primarily due to Educational Services and Professional and Technical
Services. Manufacturing ranked high in each period, and Wholesale Trade ranked well in two
of the three periods, but the other sector that use industrial-type buildings ranked on par or are
under-represented locally.

6. Employment Projections and Estimated Supportable Development

RKG utilized the 10-year employment forecasts (2012 to 2022) for the Cape and Islands WIA,
prepared by the Massachusetts Executive Office of Labor and Workforce Development, as a
basis with which to forecast employment changes and resulting supportable building demand
for the Upper Cape region, and adjusted for select industries to a base year of 2013. As shown
in Table 9, total employment in the select industries in the Cape and Islands WIA is forecasted
to increase by 11 percent by 2022, for a net gain of nearly 9,900 jobs from 2013. The select
industries that use office-type buildings are forecasted to increase by 35 percent, while select
industries that use commercial-type buildings are forecasted to increase by 11 percent. The
sectors that use industrial-type buildings are collectively forecasted to increase by 8 percent.

Appling a range in capture rates reflective of the Upper Cape’s representation of employment
in the Cape and Islands WIA to the projected employment gains by select industry sectors,
provides an indication of new employment that may occur in Upper Cape region by 2022. This
may range from 3,220 to 3,520 jobs by 2022, or an increase of 12 to 13 percent from 2013.

Table 9 — Upper Cape: Employment Projections and Supportable Development (2013-2022)

Cape & Islands WIA| Upper Cape Upper Cape AVGSF Building Space
Employment Forecasted A Capture [1] |Employment A per Emp Needs

Industry Sectors by Building Types 2013 2022 # % low High Low High Low High
Total 90,463 100,343 | 9,880 11% 3,220 3,523 825,041 912,304
Industrial/ Hex 18,920 20,443 | 1,523 8% 28%  29% 346 3A 98,806 116,817
Construction 6,346 7,538 | 1,192 19% 2% 3% 317 369 150 47,483 55,380
Manufacturing 2194 1,928| (266)| -12% 37% 48% (97) (126)
Wholesale Trade 1,775 1,800 25 1% 4%  43% 9 11 900 7,745 9,712
Transportation & Warehousing 2,257 2,387 130 6%) 16% 20% 21 26 900 19,232 23,096
Information 1,747 2,005 258 15%) 21%  26% 53 67 250 13,338 16,688
Admin. & Waste Services 4,601 4,785 184 4% 24% 26%) 44 48 250 11,008 11,940
Office/ Institutional 27,072 31,669 | 9,564 35% 1,637 1,791 495719 543,543
Finance & Insurance 2,466 2,618 152 6% 2%  25% K% 38 200 6,793 7,629
Real Estate & Rental & Leasing 1,597 1408 | (189) -12%| 17% 2% (32) (41)
Professional & Tech Services 4,408 5573 | 1,165 26%) 50%  55%| 577 639 200 115402 127,759
Educational Services 1,102 1,212 110 10% 57%  68% 63 75 400 25200 30,112
Health Care & Sodial Assistance 17,49 20,858 | 3,359 19%) 30% 32% 995 1,080 350 348,324 378,043
Commercial & Other 43264 48,231 | 4,97 11% 1,236 1,338 230,516 251,945
Retail Trade 17,581 18,488 07 5% 25%  29% 231 260 200 46,23 51,972
Arts, Entertainment, & Recreation 3,256 4,073 817 25%) 28% 32% 226 260 250 56,600 64,891
Accommodation & Food Services 18,309 21,102 | 2,793 15%) 24% 25% 670 69% 150 100,428 104,427
Other Services, Ex. PublicAdmin 4,118 4,568 450 11%) 24%  21% 109 123 250 27,264 30,655
[1] Upper Cape's range in capture is based on the low/high represented of Cape & Islands WIA employment of 2001 to 2013 period
Source: MA EOL&WD, Urban Land Institute & RKG Associates, Inc.

These employment forecasts in turn yield potential building space needs to support these
projection, and the results of the calculations are displayed in Table 9 An estimated 825,000
to 910,000 square feet (SF) of building area would be needed to support the employment
forecast to 2022 collectively, in the Upper Cape region; however, some portion of this demand,
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say perhaps 30 to 60 percent, may go to existing businesses with buildings in place, but 40 to
70 percent may be for new construction, depending on current availabilities.

About 100,000 to 120,000 SF would be for industrial-type buildings and mostly for the
Construction and Transportation and Warehousing. Approximately 500,000 to 540,000 SF
would be for office-type buildings and most allocated to the Health Care and Social Assistance
and Professional and Technology Services sectors. Another 230,000 to 250,000 SF would be
for commercial buildings, with the Accommodation and Food Services sector having the most
demand.

7. Conclusion

In 2013, population in the Upper Cape region totaled over 85,900 persons which was almost
the same as in 2010, and the number of households (35,670 units) was slightly lower than in
2010. Over the prior decade population and household growth in the Upper Cape region was
much slower than the growth experienced during the 1990s. Housing production increased at
the same rate during the 1990s and 2000s, but slowed significantly since 2010. However,
seasonal housing in the Upper Cape region declined during the 1990s, as seasonal homes
became year-round residences, but surged during the 2000s, as nearly 50 percent of the increase
in housing during that period was effectively seasonal. Since 2010, more seasonal homes
resulted than new housing.

Private-sector business formation trends were not positive, as the Upper Cape region had less
operating businesses in 2013 than in 2007, and in some cases less than in 2001 in spite of
strong growth between 2001 and 2007. The industry sectors that occupy industrial-type and
commercial-type buildings had the highest losses in businesses, although those that use office-
type buildings experienced gains, most notably in the Health Care and Educational Services.

Total employment in the Upper Cape Region increased from over 20,000 jobs in 1985 to over
32,500 jobs in 2013, as shown in Figure 8, reflecting a 62 percent increase. Similar to
demographic trends, almost 80 percent of the growth occurred during the 1990s, while another
15 percent occurred prior to 2007. Employment in 2013 was about 2 percent higher than in
2007 (31,800) surpassing the pre-recession levels.

However, this recovery was only experienced in select sectors including Health Care,
Administrative Services, and Accommodation and Food Services. Other sectors, such as
Construction, Manufacturing, Wholesale Trade, Real Estate, and Finance and Insurance had
employment levels in 2013 below those in 2001, in many case. Many of these industry sectors
use industrial-type buildings, suggesting excess capacity exists in that part of the market.

The Upper Cape region ranked on-par in relation to the Cape and Islands WIA in terms of
those businesses that occupy industrial buildings, and was strongest in the Manufacturing and
Wholesale Trade sectors. Its weakness was evident in the Transportation and Warehouse
sector. Other strengths in the Upper Cape communities were in the Professional and Technical
Services and Educational Services sectors, which typically occupy office-type buildings.
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Since 2001, business and employment trends in the Waste Disposal sector of Barnstable
County followed economic cycle. Statistics in 2014 indicate a total of 15 private-sector firms
provided 130 jobs and represented a very small portion of the county’s economy. However,
the average weekly wage ($1,030) was nearly 32 percent than the overall average wage.

Employment projections to 2022 for the Upper Cape region indicate an increase of 12 percent,
and most of the gains are projected for those sectors that use office and commercial-type
buildings, namely Professional and Health Care Services, and Accommodation and Food
Services. The Construction industry is also projected to increase as well as some other sectors
that use industrial-type buildings. These employment projections indicate 800,000 to 900,000
SF of supportable building area would be needed to support this demand; however, 30 to 60%
may go to existing buildings/operations. Perhaps 100,000 SF of new industrial-building area
would be needed to support those sectors over the next 8 to 10 years.

D. Market Conditions

This section identifies supply characteristics of industrial properties in the Upper Cape towns;
however, the industrial sector is relatively small and limited to those areas in each town where
the major business parks are location.

1. Industrial Tax Parcels and Average Assessment

The industrial tax base in each of the towns of the Upper Cape region vary between
communities, as shown in Table 10, and represent a variety of different types as noted.*
However, the number of industrial parcels in 2015 (Fiscal Year) ranged from nearly 50 parcels
in Bourne to more than 150 in Sandwich, and represent from 0.4 to 1.4 percent of the taxable
parcels in each community. Since 2000, Bourne and Falmouth experienced an increase of 14
to 35 industrial parcels, including condominiums, while Mashpee and Sandwich experienced
a decline.

In 2015, the average assessed value of an industrial property (land and building) ranged from
nearly $363,000 in Sandwich to $685,000 in Bourne. The industrial base represents less than
1 percent of the total assessment in each town, with the exception of Sandwich where the
industrial base accounts for 1.5 percent of the total. The average assessed value of industrial
parcels in 2015 was lower than in 2010, except in Falmouth. In Sandwich, the average
assessment in 2015 was less than in 2005, and more than likely attributed to the power station
and its depreciation.

In short, the industrial base in each of the communities is relatively small, and the average
assessed value ranged from $360,000 to $685,000 per parcel (land and building) in 2015, and
in most cases lower than in 2010, suggesting no post-recession recovery in this sector.

4 Industrial real property parcels coded for assessment purposes include properties for manufacturing and processing; mining
and quarrying; utilities; vacant industrial land, and electric generation plants. Industrial condominiums are also included.
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Table 10 — Upper Cape: Trends in Industrial Parcel

Industrial Parcels

Town 2000 2005 2010 2015
Bourne 35 43 46 49
Falmouth 0 109 121 125
Mashpee 137 63 65 66
Sendwich 157 155 14 152
Industrial as % of Total Parcels

Town 2000 2005 2010 2015
Bourne 0.3% 0.4% 0.4% 0.4%
Falmouth 0.4% 0.5% 0.5% 0.5%)
Mashpee 1.3% 0.6% 0.6% 0.6%
Sandwich 1.5% 1.5% 1.5% 1.4%)
Average Industial Asmt

Town 2000 2005 2010 2015

Bourne $253,746 $626,098 $725,533 $684,933
Falmouth $259,029 $615,311 $630,895 $635,142
Mashpee $97,266 $331,027 $414,348 $389,752
Sandwich $184,442 $400,483 $447,506 $362,904
Industrial as % Total Asmt

Town 2000 2005 2010 2015
Bourne 0.6% 0.7% 0.7% 0.8%
Falmouth 0.6% 0.7% 0.7% 0.7%]
Mashpee 0.9% 0.5% 0.6% 0.6%
Sandwich 1.6% 1.6% 1.7% 1.5%|

Source: MA DLS; UCTowns & RKG Associates, Inc.

2. Local Business Parks and Increased Development Thresholds

Each of the Upper Cape towns have one or more established business parks where most of the
industrial development has occurred and excess land remains for future development, and
include:

Bourne - Jonathan Bourne Drive

Falmouth - Edgerton Drive and Falmouth Technology Park
Mashpee - Mashpee Executive Park

Sandwich - Sandwich Industrial Park

The Cape Cod Commission approved an increase in the development thresholds of up to
40,000 SF, each, at these parks for research and development or light manufacturing uses. A
prior approval of a 20,000 SF increase was given at the Mashpee Executive Park. In total, an
allowance for an additional 180,000 SF of industrial-type buildings are in place to support
future economic development, and each of these business parks have better locational attributes
than the UCRTS, as well as the potential of users to cluster with other similar type business.

3. Available Industrial Sites and Buildings

Table 11 exhibits listing of 12 sites available for-sale containing nearly 30 acres in the Upper
Cape region and their current asking price. Most of the parcels range in size between one and
two acres, although three parcels are in the 4 to 7-acre range.
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Table 11 = Upper Cape Region — Sample of Available Land Listings

Name Address Town Lot Sze Rent $| ForSdle $| Sale $/ Acre
Land Lease/ Sale 6 Katie Marie Drive  Bourne 1.4 $30,000 | $299,000 $221,481
Land Lease/ Sale 3Katie Marie Drive  Bourne 09| $22,500 | $299,000( $318,085
5-lot commerdial sub 568 MacArthur Blvd  Bourne 6.0 $999,500 [ $166,583
AGLland 25 QrockersRd Falmouth 6.7 $725,000 $109,023
Mashpee Commons 9 Shellback Way Mashpee 4.0 $1,200,000 [ $302,267
Ind-Land 53 Mercantile Way ~ Mashpee 1.8 $435,000 |  $248,571
Ret-Land Route 130 Mashpee 1.2 $175,000 | $141,129
Ind-Land 64 Industrial Drive ~ Mashpee 19 $499,000 | $261,257
Ind-Lot 15 18 Merchantile Way Mashpee 17 $450,000 | $263,158
Ind-Lot 19 18 Merchantile Way Mashpee 14 $329,900 [  $240,803
Ind-Lot 25 18 Merchantile Way Mashpee 15 $320,000 |  $221,409
Ind-Land Route 28 Mashpee 1.3 $390,000 [ $291,045
Total/ AVG N=12 297 $6,131,300 $206,302
Source: LoopNet & RKG Associates, Inc.

The indicated average asking price per acre for this sample is $206,300, ranging from less than
$110,000 to over $300,000 per acre. Asking rental prices equated to $22,000 to $24,000 per
acre or 8 to 10 percent of the for-sale prices. Location, available utilizes, zoning, wetlands,
topography and other conditions influence values.

Table 12 exhibits select characteristics of 25 buildings for-sale or lease in the Upper Cape
region. This sample of industrial-type buildings totals approximately 217,100 SF and only 19
percent are occupied, and the remaining 176,100 SF are available, including 48,000 SF (28
percent) proposed to be built (TBD).

Table 12 = Upper Cape Region- Sample of Available Industrial Buildings

Name Address Town Type lot Sze Total F Avail. 5| Rent ¥ F|Sle ¥ SF| FAR
BusinessBays-Unit 1 5Katie Marie Drive Bourne Ind-Hex 1.7 10,000 2,000 $11.11 $150 14%)
BusinessBays-Unit2  5Katie Marie Drive Bourne Ind-Aex 1,000 $153
BusinessBays-Unit 3  5Katie Marie Drive Bourne Ind-Aex 1,000 $153
BusinessBays-Unit4  5Katie Marie Drive Bourne Ind-Aex 2,000 $150
BusinessBays-Unit5 5Katie Marie Drive Bourne Ind-Aex 1,000 $153
BusinessBays-Unit6  5Katie Marie Drive Bourne Ind-Aex 1,000 $153
BusinessBays-Unit 7 5Katie Marie Drive Bourne Ind-Aex 2,000 $150
New WHSProp (TBD)  2Katie Marie Drive Bourne Ind-Hex 0.9 6,000 6,000 ( $13.00 15%)
Industrial 4 Katie Marie Drive Bourne Ind-Mfg 1.1 6,000 6,000 $121 13%)
Industrial Bidg 530 MacArthur Blvd Bourne Ind-Aex 0.9 8,040 8,040 $76 20%
Industrial & Office 118 Waterhouse Rd-Unit G Bourne Ind-Off 2,500 2500 $14.16
Industrial Bidg 25 Barlows Landing Rd Bourne Ind-Mfg 58 25728 25728 $50 10%)
For Sle 628 Main & (RT 130) Mashpee  Ind-Off 20 18648 18,648 $51 21%
Ind-Condo 36 Nicoletta's Way Mashpee  Ind-Condo 14 7,400 1,000 $18.00 12%)
Ind-Condo 92 Industrial Drive Mashpee  Ind-Condo 1,500 $10.80
Ind Bidg 20Langdon GBurwell Dr ~ Falmouth  Ind-Aex 4.3 3,144 3144 $11.00 $270 2%
Falmouth Tech Park 35 Technology Park Dr Falmouth  Ind-Hex 12500 12,500 $10.00
Falmouth Tech Park 82 Technology Park Dr Falmouth  Ind-R&D 85 17,200 17,200| $15.50 5%
Downtown Falmouth  220Main & Falmouth  Off-Hex 5,112 1,825 $21.04
Office/ Hex 15 Carlson Land Falmouth ~ Off-Fes 16 12,655 4100 $17.00 18%)
Office/ Hex (TBD) 116 Bernard ES. Jean Falmouth  Off-Hex 42120 42120 $12.00
Ind Condo 376 R 130 Sandwich  Ind-Off 0.9 9,849 9,849 $79 24%
Unit 13 11 Jan Sebastian Sandwich  Ind-Condo 28,000 2,000 $100
Unit 14 11 Jan Sebastian Sandwich  Ind-Condo 1,750 $103
Units1& 2 15 Jan Sebastian Dr Sandwich  Inc-Condo 2,218 2,218 $104

Total/ AVG N=25 217,114 176,122 | $12.83 $84

Source: LoopNet & RKG Assodiates, Inc.
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Most of the available spaces (15 units) are targeted for smaller users with 1,000 to 3,000 SF
units, while only four properties have 12,500 to 26,000 SF, and account for 35 percent of the
available space.

For-rent pricing ranges from $10/SF to over $20/SF and average at nearly $13/SF for the
sample. The industrial/flex buildings typically represented the lower end of the range, while
the office/flex buildings or those with more commercial exposure represented the higher end
of range. Fifteen of the industrial buildings are for sale, having an average asking price of
nearly $85/SF, ranging $50/SF to $150/SF

4. Recent Land and Building Sales

RKG obtained sales data on 29 transfers of industrial properties in the Upper Cape region
between June 2010 and March 2015, and one listing reportedly under contract. Key
characteristics are exhibited in Table 13. The sales are segmented into five groups for
discussion and comparison purposes.

Free-Standing Buildings: The first group consists of 6 transfers of free-standing industrial
buildings that ranged in size from 6,000 SF to 29,000 SF, developed on a 1- to 5-acre parcel.
The sale price per building size ranged from $34/SF to nearly $90/SF. Two sales of buildings
with over 25,000 SF represented the low-end of the range ($34-$43/SF); while the others range
from 6,000 SF to 11,400 SF, had values at the upper end ($82-$87/SF).

Industrial Condominiums: The next two groups consist of 14 sales of industrial
condominiums including more recently built units in Mashpee, and then unit in Sandwich built
in the mid-to-late 1980s. The five sales in Mashpee ranged in sale price from less than $100/SF
to nearly $150/SF and averaged at $117/SF. The nine sales in Sandwich ranged from less than
$60/SF to $115/SF and average at $83/SF or 29 percent less than in Mashpee. These
condominium transfers represented half the total transfers over the last 4 to 5 years, and
indicative of the demand for industrial space in the Upper Cape region.

Industrial Sales with Buildings of Limited Value: The next seven transfers are
representative of industrial buildings that contributed marginally (if at all) at the time of sale
to the overall sale price. In nearly all case, the buildings were demolished subsequent to the
transfer, or repurposed for an alternative use. For this reason, a sale price per acre is indicated
for these sales shown in Table 13. Three transfers had a lot size ranging from 1 to 3 acres, and
the sale price per acre ranged from nearly $185,000 per acre for a closed cinema repurposed
for a landscape business to over $670,000 per acre for a site where a commercial building was
demolished for a new FW Webb Bath Center. The other sale was reflective a canal-side site
of a former fishery demolished after the sale.

Two other sales were industrial buildings purchased by the Woods Hole Martha Vineyard
Steamship Authority. One was purchased as a site to consolidate off-site parking areas, and
the second for an industrial building repurposed as a service garage for its shuttle buses and
employee parking. In essence these buildings did not contributed much to the total transfer
values, and the sale prices equated to $215,000 to $230,000 per acre.
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Another sale in this group was a multi-parcel transfer of Wiggin Pre-Cast in Bourne to Mean
Pre-Cast of Braintree. It consisted of 18 acres in four parcels with a 9,400 SF warehouse and
production facility that transferred for $1.77 million or about $98,400 per acre. As a result,
Wiggins Means Pre-Cast could stock all its product lines on-site in Bourne for immediate
delivery elsewhere on the Cape. The improvements contributed 10 to 15 percent of the total
sale price, or effectively $19 to $28/SF for the building only ($177,000 to $265,500). The land
value equated to about $90,000 per acre.

The final sale is this group is a multi-parcel sale of 34 acres from Boston Sand and Gravel to
Drinkwater Investment Corp/PA Landers. The parcel is improved with a ready-mix
plant/warehouse and service garage totaling 5,430 SF, and sold for $2 million or $58,600 per
acre. The improvements contributed between 8 and 10 percent to the overall price, or
effectively $29 to $37/SF for the improvements only ($160,000 to $200,000). The land value
adjusted for the improvements equated to about $53,000 per acre.

Table 13 — Upper Cape Region: Industrial Building and Land Sales

Owner/ Buyer Address Town SleDate  SdlePrice Aces BdgS| FAR YearBt &S (Ace) Type

Kimbechi Realty 25Barlows Landing Bourne Mar-15  $1,100,000 58 25700 10% 1970 $43 Industrial
KNSCLLC 120Bernard ES. Jean Falmouth ~ Mar-14 $1,000,000 44 29,000 15%) 2000 $34 Ind/ WHS
Falmouth Housing Corp 25Perry Ave Bourne Nov-14  $500,000 35 6,108 4% 1950 $82 WHS SHOP

R Prevett 5Katie Marie Drive +6) Bourne Nov-12 $820,000 3.0 10,000 8% 2006 $82 Industrial

B& BFamily Trust 374 Route 130 Sandwich  Dec-14  $500,000 0.9 5,736 14% 1986 $87 INDWhs
AtlanticMarble Realty 59 Technology Dr Falmouth  Sep-14  $1,000,000 35 11,440 8% 1995 $87 Ind/ MFG

K & TPratt 23 Bowdoin Rd #8 Mashpee  Apr-13  $129,900 1,344 2002 $97 Ind Condo

C Shulman 23 Bowdoin Rd #5 Mashpee  May-14  $150,000 1,313 2002 $114 Ind Condo

Lwuce 23 Bowdoin Rd Mashpee Jul-12 - $250,000 2,145 2002 $117 Ind Condo

K & TPratt 23 Bowdoin Rd #10 Mashpee  Aug-14  $140,000 1,155 2002 $121 Ind Condo
JMcMurray 23 Bowdoin RI #3 Mashpee Jul-12 $125,000 840 2002  $149  Ind Condo
Qambakes Bc 10 Jan Sebastian Drive #3 Sandwich Jul-12 $200,000 3,466 1988 $58 Ind Condo

Scott Swaylik 15Jan Sebastian Dr2E&3E Sandwich  Jan-14  $142,000 2,232 1988 $64 Ind. Condo
Caralana 15Jan SebastianDr 1ID& 2D Sandwich  Aug-13  $165,000 2,218 1988 $74 Ind. Condo
Collidge Street Partners 8 Jan Sebastian Dr #26 Sandwich Oct-13 $100,000 1,250 1988 $80 Ind. Condo

K& W Ralthy 12 Jan Sabastian Dr #A Sndwich  Dec12  $286,700 3,230 1999 $89 Off Condo
QOOGTrust 15 Jan Sebastian Dr #4 Sandwich  Feb-12  $100,000 1,087 1988 $92 Ind. Gondo
3KsRealty 8.Jan Sebastian Dr #16 Sandwich  Oct-13  $120,000 1,250 1988 $9% Ind. Condo

Calvery Churchof OC 10 Jan Sebastian Drive #1 Sandwich  Feb-13  $376,000 3,728 1986 $101 Ind Condo

R Qullivan 11 Jan Sebastian Dr #5 Sandwich  Dec-13  $135,000 1,176 1986 $115 Ind. Condo

The Wind School 20 Freezer Rd Sandwich Jun-10 $500,000 1.2 19,654 38%) 1915 $420,168 Frm Fishery Demo'd
FWWebb/ JDPAssoc 171 Worcester Court Falmouth  Mar-13  $920,000 14 17,316 29%| 2013  $674,487 Land for New Store
Ceneration AW 742 Nathan SBlis Hwy Falmouth Jun-13 $545,000 29 9,855 8% 1972 $184,934 QOnemato C Yard
WHMVNSSA 50Bernard ESt Jean Falmouth  Dec12  $925,000 4.3 5,000 3% 2000 $215,317 For Service Garage
WHMVNSSA 590 Thomas Landers Blvd Falmouth  Sep-14 $4,268989 186 16,720 2%) 1988 $229,676 Parking Lot

79 Barlows Landing LLC 79 Barlows Landing (+0,61,69) Bourne Dec12 $1,765000 17.9 9,420 1% 1998 $98,384  Ind +Excessland
Drinkwater Investment 608 & 638 Main Street Mashpee  Dec14 $2,000,000 34.1 5,428 0% 1978 $58,617 Cement Pt/ Garage
Falmouth Youth Hockey 9 Technology Park Dr Falmouth Sep-11 $1,589,100 9.9 2012 $160,954 Land for New Rink
Teledyne Benthos 0Edgerton Drive Falmouth  Apr-11 $995,000 80 30,250 % 2014  $124,531 Land for R& DAdd.
Cape Cod Co-op Bank 588 Main Street Mashpee Listing $2,200,000 48.0 N/A  $45833 Commland

Source: The Warren Group; LoopNet; Local Assessors' Files; REBrokers; and RKG Associates, Inc.

Vacant Land Sales: The last group includes two industrial land sales in Falmouth, and a listing
in Mashpee. The first was a 9.9-acre site adjacent to the Technology Park which the Steamship
Authority sold to Falmouth Youth Hockey for the construction of a new hockey rink at a sale
price of about $160,000 per acre. The second was an 8-acre site off Edgerton Drive that
Teledyne purchased to expand its campus by another 30,000 SF. The sale price equated to
$124,500 per acre. A listing of a 48-acre site off Main Street in Mashpee is also shown, which
reportedly is under-contract at less than its asking price ($2.2 million) or perhaps $45,000 per
acre.
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5. Conclusion

The industrial base in each of the communities is relatively small, and the average assessed
value in 2015 ranged from $360,000 to $685,000 per parcel (land and building). In most cases,
these average values were lower than in 2010, suggesting no recovery in this sector.

The Cape Cod Commission approved an increase of up to 180,000 SF in development potential
of industrial-type buildings at the established industrial/business parks in the Upper Cape
region. In addition, these business parks have better locational attributes than the UCRTS site,
as well as the potential of users to cluster with other similar type business. In comparison, the
UCRTS site is relatively remote and somewhat isolated, despite its centralized location in the
UCRTS communities. The UCRTS site has rail access which is lacking at the business parks.

The industrial market is primarily limited to small users seeking building/unit sizes of 1,000 to
3,000 SF as indicated by the available for-rent/sale supply as well as by the demand indicated
from building sales. More recently a speculative new development of a multi-unit building
occurred suggesting improving conditions. Buildings larger than 5,000 SF are more difficult
to lease/sell and in some cases owners consider subdividing them into smaller increments.
Demand for larger building (5,000 SF or larger) is targeted more toward end-users provided
the right fit can be made. In some case, transfers of larger industrial buildings result as a shift
in the ownership of a business already occupying the building, such that the pricing may not
be reflective of “market” value.

The available supply of industrial/ commercial lots also appears targeted to small users as most
of the for-sale lots are 2 acres or less in size. The number of lots sales over the last few years
has also been minimal, despite a readily available supply.

The asking rental price for industrial buildings generally ranges from $10 to $15/SF, and the
average was almost $13/SF. For-sale pricing generally ranges from $50 to $150/SF and
averaged at almost $85/SF. Comparing this for-sale range to the for-rent range indicates asking
rents are about 12 to 20 percent of for-sale prices, and average at 15 percent.

Comparing the amount of available industrial space (176,100 SF) on the market with the
potential need (100,000 SF) from the ten-year forecast of industrial-building employment
suggest an ample supply is (or will be) available to meet this forecasted demand. In other
words, the current supply of available industrial buildings accounts for about 80 percent more
than the forecasted building needs.

Sale prices of industrial buildings ranged from $30 to $40/SF for larger buildings (20,000 SF
or larger) while prices of mid-sized buildings (5,000 to 11,000 SF) are in the $80 to $90/SF
range. Industrial condominiums built in the mid-to-late 1980s had an average selling price of
$83/SF, while those building built in the early 2000s had an average price to $117/SF; the
former were in Sandwich and the latter in Mashpee.

Almost half the industrial building transfers over the last five years, had building that
contributed marginally to the overall sales value, as they were subsequently demolished or
repurposed after the sale. Three had lot sizes of five acres or more and two were purchased by
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the Steamship Authority to alleviate some of its parking needs. Only two transfer had a
building reused for its same purpose, however, the improvement only accounted for between
8 to 15 percent of the sales value, as the remaining value was associated with the excess land
needed to display inventory or stock. Effectively, the adjusted improvement value ranged from
$30 to $40/SF of building area, and the adjusted land value ranged from $53,000 to $90,000
per acre.

Sales of vacant industrial land in Falmouth ranged from $125,000 to $160,000 per acre,
although the Steamship Authority paid up to $230,000 per acre. The asking price for small
lots (less than 2 acres) ranged from $220,000 to $300,000 per acre, while larger parcels (4 to
6 acres) had asking prices of $100,000 to $170,000 per acre, although over $300,000 per acre
with commercial viability. Sales of larger tracts including some with improvements ranged
from $45,000 to $90,000 per acre. Environmental constraints such as topography, soils and
wetlands influence values.

E. Reuse Options for UCRTS

The industrial market in the Upper Cape region has been improving slowly since the end of
the recession. Employment levels in key sectors that use industrial buildings in 2013 remain
in many cases below levels in 2001. It is difficult to judge a specific reuse option since it
would be targeted to a potential end-user, whose actions are difficult to quantify. More than
likely it would be an off-Cape business seeking an on-Cape location to increase market share
and store additional product closer to customers on the Cape. Certain marketability issues also
affect the reuse of the site and improvements, including:

e Ownership of the leasehold interest; namely what is the status and timing of the Air
Force excessing the property?

e The UCRTS according to the consent agreement must be removed when vacated, and
the premises restored to what condition? And who makes that determination? And is
that condition passed onto the next user? Will UCRTS relinquish site control?

e The lack of a long-term leasehold interest would affect any private-sector financing to
make improvements. And would that be through Mass Development and/or UCRTS?

e Would the municipal or state entities involved assist in fast-tracking any permit
requirements for a desired user?

e Who would make a final determination of any potential bid process in selecting a
desired use(r)? Mass Development? UCRTS?

1. Mass Coastal Railroad

The owner of MCR proposed with the UCRTS Board of Managers as well as Mass
Development a potential bulk storage center for commodity-type materials, such as lumber,
cement products, road salt and the like. In this manner, these items could be shipped via rail
to the site, off-loaded and stored until pick-up or delivery to a local businesses/users.

A fee could be charged on a per car basis or perhaps on the amount of product delivered, stored
and transferred. Although a potential fee or amounts delivered were not identified. It is
unlikely the existing building would be used under this option, since it is not designed for off-
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loading cargo from rail. It may be used for short-term storage but it is not large enough to
store much inventory.

RKG is not convinced that there is a need for an inter-transit storage siding, and questions its
feasible given the “short year” on the Cape, and if users are willing to pay additional transit
and handling charges, first at the arrival and then for pick-up or delivery. In addition, the “just
in time” delivery method preferred by most small businesses today may not be realized or any
cost savings, since small businesses prefer this method to avoid warehousing and expending
capital for idle inventory/supplies.

Additional information such as the amount and types of items delivered as well as the number
of committed end-users that would utilize this method would be need. This option does not
appear to meet the purpose of the Government zoning, since the bulk storage/ warehouse would
benefit select commercial users and not the public at large. From a valuation perspective, the
improvements would have little value except for the areas of pavement, and its value would
only be a cost avoidance to the potential user.

2. Cavossa Disposal Corporation

Carl Cavossa operates an excavation and commercial trash business in East Falmouth and
recently obtained a zoning change to development a transfer station at his 8.5 acre site that
reportedly would cost between $800,000 and $1 million. Mr. Cavossa has repeatedly
approached the UCRTS Board of Managers about using the facility as a transfer station for his
commercial trash business as well as expanding operations to include recycling and
construction and demolition. Apparently, the Board was unwilling to consider his proposal in
the past due to the constraints of a prior contract with Mass Coastal that has since expired.

This option may provide the best reuse for UCRTS since the existing building would likely be
utilized as a transfer station (although with upgrades), and the excess acreage would allow for
additional operations and storage. The use of rail may also be an option for Mr. Cavossa
provided it is cost competitive with truck transportation. A “host” fee could be charged similar
to what the Town of Yarmouth is receiving from its regional transfer station.’ It is not clear
under this option if the existing permit as a transfer station could be transferred or if a new
permit(s) would be needed given the additional operations.

3. Photovoltaic Solar Array

One sector that is “hot” in the Upper Cape region is the installation of solar arrays not only at
residential homes, but also at businesses, local schools, municipal buildings and a former
landfill. As shown in Table 14, fifty non-residential project over the last five years have been
completed and generating over 9.0 megawatts (mW) sufficient to power about 1,500 homes or
almost three percent of the housing units in the Upper Cape region. Some of the major projects
include Green Meadows in Sandwich (4.0 mW); Mashpee Landfill (1.8 mW); Falmouth Youth
Hockey League (0.8 mW); Mashpee High School (0.3 mW); Onset Computer in Bourne (0.2
mW).

5 The Town of Yarmouth signed a 10-year agreement with Covanta/SEMASS for waste management services and the
operation of the Yarmouth Transfer Station, and with transportation provided by Mass Coastal Rail. The town will get a
$3/ton “host” fee for MSW and recyclable material; and an annual $25,000 payment for capital projects at the transfer station.
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Table 14 — Upper Cape: Non-Residential Solar Projects

Capacity| Installation
TOTAL Projects (kW) Cost| Hkw
2010 5 393 | $2,532,560 | $6,440
2011 9 279 | $1,710,8%6 | $6,129
2012 17 1439 $6,078548 | $4,223
2013 5 147 $397,486 | $2,698
2014 13 6,657 | $16,866,495 | $2,534
2015 1 108 $284,928 | $2,650
Total 50 9,024 | $27,870,913 | $3,089

Source: MA Executive of Energy & Environmental Affairs &
RKG Associates, Inc

This option however may not be a near term opportunity since NStar, the local electric
provider, has reached it authorized statewide “net-metering” limit for solar power. Additional
hook-ups are not permitted at this time without special legislation, which is in the works. This
option would not have any need for the existing building (other than storage); but could take
advantage of the paved areas. The rail line would not be utilized; but a host fee could be
assessed, and the Town of Sandwich would benefit from an increase in personal property
assessment associated with the equipment.

4. Transportation, Storage and/or Waste Related Entities

RKG had a discussion with a Kevin Pepe, a local commercial broker (Commercial Realty
Advisors) who indicated that perhaps 6 to 10 business entities would be interested in reusing
the UCRTS site for trucking/hauling; bulk storage and/or waste transfer by an end-user. The
broker, however, would be seeking a commission if he attracted a potential user to the site.

5. Commuter Rail Station, Multi-Modal Facility and Parking

Although the site is relatively isolated, it is centrally located within the Upper Cape region. A
reuse possibility that may benefit the Commonwealth is to consider extending commuter rail
to the site, linking local bus lines and developing a parking lot to shuttle people. This option
could use a portion of the paved areas, although not the building. This would be more of a
long-term option, and considered in conjunction with reuse of other nearby portions of JBCC.

F. Valuation Assessment

Ifthe 18.9-acre site was vacant today, it would likely remain as vacant land given the imbalance
in the industrial market caused by the excess land and building supply versus limited demand
for large lots and buildings, with the exception of an unknown end user. The zoning
designation also restricts reuse to bulk storage/warehousing; contractor yards and municipal
uses, although special permits can be obtained for photovoltaic solar arrays and transfer station.
The land, however, has to remain in public ownership, which may create a market and financial
challenge for a future private user, due to the lack of a transferable fee interest.

As vacant industrial land, the site would likely have a value at the low end of the range due to
its relatively isolated location and its zoning that prohibits any high value industrial or office
use. A range of between $50,000 and $70,000 per acre would seem realistic, in comparison to
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the higher land value at business parks elsewhere with better locational and market advantages.
The high end of the range would be associated with any premium for the rail-head, given the
reported shortage of sites in the Upper Cape with rail accessibility. For the 18.9 acre site, the
value for the “fee interest” in the vacant land would range from $950,000 to $1.3 million.

With regards to the improvements in place, namely a 7,600 SF high-bay, steel building and
160,000 SF of laydown area in relatively fair condition, RKG believes that the value would be
limited to the eventual reuse option. The improvement value at a few sales indicated a range
from $30 to $40/SF of building suggesting a value of perhaps $230,000 to $300,000. The
depreciated book-value of the initial investment is perhaps $290,000, or toward the high end
of the range.

Reuse of the improvements if practical by a future end-use would simply be for cost-avoidance,
given their substandard conditions and need for modernization and upgrades. Realistically,
the improvements have a negative value since they are to be removed once vacated and the site
returned to prior conditions, and that cost would likely be more than any value/income
attributed to the improvements.
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. Facility to receive and process single stream recycling. Facility
SI ngle St ream upgrades and processing equipment required. Baled recyclables High L 3rd P (PPP) 2 1 4 4 2 45
. can be loaded into intermodal containers and shipped via rail or U ow rd Party
Recycling MRF ruck,
Composting,
. -, N N " UCRTS Towns or 3rd Demand is expected to increase in future with more treatment plants going
waP/Sepﬂc Sludge’ Facility to accept and process materials for composting. High Moderate Party (PPP) 4 3 3 2 2 69 oniine.
Food Waste, Organics
Anaerobic
Facility to accept and process organic wastes including food waste| =
. . . and WWTP/soptic sludo. High Moderate to Low 3rd Party (PPP) 2 1 3 2 2 39
Digestion Facility
FOOd waSte Facility to accept food waste for slurrying and/or de-packaging - Demand is expected to increase in future with more AD facilities going
plant. Prepared food waste would then be transferred to a High Moderate 3rd Party (PPP) 4 1 3 2 2 59 online.
Preparation Facility i digestion facilty or ing type faclty. :

Renewable Energy
Facility’ Potential for Solar (photovoltaics) would be likely source of renewable energy. | High High 3rd Party (PPP) 5 1 5 5 2 79
Compatible Use
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Update Outline



Summary of Previous Work
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Market Demand



MSW

Recycling

Organics

C&D

Market Demand



Matrix of Uses
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Matrix of Uses



Higher +

- Lower

Matrix of Uses

10



Matrix of Uses

Score is multiplied by
the Weight
(i,e. 1 x 10 =10)

Sum of (Score x Weight of Each) = Total Score



Rank Description

1

2

10

11

12

13

C&D Transfer Station

Renewable Energy Facility, Potential for Compatible Use
Salt Storage, Potential for Compatible Use

Compost Facility, Outdoor

Single Stream Recycling Transfer Facility

Rail Head

Solid Waste Transfer Station

WWTP/Septic Sludge, Food Waste, Organics Transfer Facility
Composting, WWTP/Septic Sludge, Food Waste, Organics
C&D Processing Facility

Food Waste Preparation Facility

Single Stream Recycling MRF

Anaerobic Digestion Facility

Total
Score

91
79
73
71
69
69
65
59
59
55
49
45

39

10

11

12

13

C&D Transfer Station

Solid Waste Transfer Station

Renewable Energy Facility, Potential for Compatible Use
Salt Storage, Potential for Compatible Use

Compost Facility, Outdoor

Single Stream Recycling Transfer Facility

Rail Head

WWTP/Septic Sludge, Food Waste, Organics Transfer Facility
Composting, WWTP/Septic Sludge, Food Waste, Organics
Food Waste Preparation Facility

C&D Processing Facility

Single Stream Recycling MRF

Anaerobic Digestion Facility

91

85

79

73

71

69

69

69

69

59

55

45

39




Compatibility with
Compatibility with Base Possible Future
Use Surrounding
Development

Compatibility with
Current Permits and
Consent to Lease

Anticipated Market
Demand

Capital Improvements




Conclusions and Next Steps



Discussion



e planning

* permitting

 design

e construction
 operation

* maintenance

» forensic engineering
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