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.
’ INTRODUCTION

The Plymouth Regional Economic Development Foundation (PREDF) has retained RKG Associates, Inc.
to update the economic development plan that RKG prepared for the Town of Plymouth in 2000-2001. The
catalyst for the first plan was the Electric Industry Restructuring Act of 1997 (Chapter 164, Acts of 1997),
which led to electricity deregulation throughout the state and the potential loss of revenue to the Town due
to devaluation of the Pilgrim Nuclear Power Station. Last year, the present owners, Entergy Corporation,
announced that the plant will cease operations in May 2019. Accordingly, Plymouth wants to prepare for
the economic and fiscal consequences of decommissioning Pilgrim Station. Toward that end, RKG has
been asked to provide an economic base and market conditions analysis, fiscal impact modeling, and related
services for a new economic development strategy for the Town.

Due to the pending closure of Pilgrim Station, the Town and a variety of private groups are interested in
the long-term disposition of Entergy’s land. Thus, the Town and Foundation asked RKG to provide a
technical review of the property to understand whether any of it has potential for economic development.
In response, RKG engaged BSC Group to analyze the property’s economic development suitability since
BSC had also worked on the original economic development plan. BSC’s conclusions on Entergy’s land
offers opportunities for nonresidential development and potential for mixed uses, primarily on the power
station side of State Road (Chapter 5). There also is considerable conservation value as well. That said,
there are other economic development opportunities in Plymouth that are more promising in the near-term.
To this point, this analysis focuses on economic development opportunities throughout Plymouth.

The report is organized into eight chapters (including this one) based on topic area. The chapters include:

= Chapter 1: Introduction

*  Chapter 2: Demographic Analysis

= Chapter 3: Real Estate Analysis

= Chapter 4: Retail Market Analysis

*  Chapter 5: Entergy Site Analysis

= Chapter 6: Target Industry Cluster Analysis
= Chapter 7: Fiscal Impact Analysis

= Chapter 8: Implementation Strategy

The initial seven chapters focus on assessing current and potential market climate and economic conditions
within the Town and surrounding region. This assessment provides the foundation from which the
implementation strategy was formed. The implementation plan incorporates these findings with the
Perspective provided by elected leaders, Town staff, Foundation board members, business leaders, and key
citizen stakeholders from Plymouth. To this point, the implementation plan—including the location-based
recommendations for each of the Town’s commercial centers—provides RKG Associates’ and BSC
Group’s professional recommendations on how to maximize the Town’s economic development potential
to ensure the long-term economic and fiscal sustainability for current and future Town residents. These
recommendations are intended to help the Town’s leadership make informed decisions about what future
economic development endeavors to pursue, and how best to pursue them.

Page 1-1
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.
2 SOCIOECONOMIC ANALYSIS

A. INTRODUCTION

The socioeconomic analysis provides the foundation for understanding a community’s demographic trends,
its economy, and its potential for growth. The analysis focuses on conditions within the Town of Plymouth,
but includes comparative data for Plymouth County and the surrounding region. The surrounding region
selected for this comparative analysis includes the Counties of Barnstable, Bristol, and Norfolk.
Additionally, several local towns near or within Plymouth County boundaries are called out for selected
socioeconomic characteristics within Plymouth County, which include:

=  Town of Bourne (not within the county boundaries),
=  Town of Carver,

* Town of Duxbury,

= Town of Kingston,

=  Town of Marshfield,

* Town of Middleborough, and

= Town of Wareham.

The data presented provide insight into local and regional growth trends as well as projected future growth
patterns. These factors provide the framework for understanding the economic activity in the Town of
Plymouth.

B. MAJOR FINDINGS

e The Town of Plymouth’s population is concentrated in older age cohorts. In 2000, approximately
35% of the Town’s population was over 45-years old (18,155 of 51,701 persons). By 2016, the 45-
year old and over cohort accounted for nearly 39% of the Town population. The number of people
over 45-years old increased by 9,944 during this period, while all other age cohorts declined by
3,797 people. While similar to local communities and the greater region, it influences the Town’s
economic development potential, particularly in industries that attract a younger workforce.

e Adecline in persons within the prime working age groups living in Plymouth indicates that job
opportunities and housing options are needed for this population. Persons aged between 24 and
45 years-old declined by 1,433 persons, a decline rate of 17.3%. This age cohort is particularly
important as is it typically includes young professionals and family forming households ascending
their respective careers. Projection data indicate the older age cohorts are will continue to account
for most of the town’s population growth into the near future. As noted, this influences economic
development efforts.

e The town’s 2016 population base has higher education achievement level than it did in 2000.
During the study period, the number of people in Plymouth with a Bachelor’s degree increased
from 6,233 people to 9,100. Adults with a bachelor’s degree account for 22% of Plymouth’s

Page 2-1
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population over 25. Similarly, the share of town residents with a Graduate/Professional Degree
increased from 8.5% in 2000 to 13.1% in 2016. Overall, the population over 25 in the town has
seen robust growth in education attainment levels. This growth in more educated residents benefits
the town’s economic development efforts in retaining, expanding, and attracting businesses with
high-skill/high education positions.

e Increasing housing values (faster than inflation) and new housing construction at the highest
price points in Plymouth are displacing modest income households and accommodating
wealthier households. The Town of Plymouth has many households that are well-established
within their careers and receiving higher incomes. This finding is commensurate with the high
concentration of older age cohorts. Between 2010 and 2016, the age group of persons between 45
and 64-years old experienced a growth rate of 6.9%. During the same period, the number of
households earning over $100,000 increased at a similar rate. In contrast, the number of households
that earn below $75,000 declined by almost 2,500 during the same period. From an economic
development perspective, these findings may result in increased opportunities to promote
entrepreneurial activity in Plymouth. The combination of a growing older population base and a
more affluent household base suggests greater potential for Plymouth residents to be interested and
willing to start/grow businesses.

e The Town of Plymouth has experienced strong employment and establishment growth since the
start of the Great Recession (December 2007 to June 2009). The town experienced a net increase
of 1,702 jobs (8.6% increase) since 2009. Additionally, establishment growth has been strong in
the Town of Plymouth, with contrasting trends in Plymouth County. Plymouth experienced a net
increase of 130 companies from 2007 to 2015, constituting a 17.0% growth rate. This is twice the
growth rate for employment during the study period. In contrast, Plymouth County experienced a
net decline of 811 companies (3.2% loss) during the same period despite a 3.7% increase in
employment. This data indicates the Town of Plymouth has been very successful at attracting and
cultivating new, smaller businesses while the county has seen stronger growth from larger firms
and internal expansion (i.e. Ocean Spray).

C. DATA SOURCES

To complete this analysis, the consultant used U.S. Census Bureau data for socioeconomic characteristics
in 2000, 2010, and ESRI Business Analyst Online (ESRI BAO) data for 2016 and 2021 projections. ESRI
BOA is a nationally recognized provider of demographic and economic data at various geographic levels
and their estimates and projections are based upon data produced by U.S. Census Bureau. RKG also used
socioeconomic data from the EDSAT and UMass Donahue Institute analyses.

D. DEMOGRAPHIC TRENDS

1. Population Trends and Projections

Information from the U.S. Census Bureau and ESRI indicates that the Town of Plymouth has experienced
significant population growth since 2000. The Town’s population increased from 51,701 residents in 2000
to 57,848 in 2016 according to estimates for an increase of 11.9%. Plymouth’s population increased by
nearly 7.6% from 2000 to 2010, and an additional 4.0% from 2010 to 2016. Projections by ESRI indicate
that the population will increase to 59,724 residents by 2021. These gains are greater in percentage terms

RKG Page 2-2
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than Plymouth County during the same period.
Between 2000 and 2010, Plymouth County
experienced a population increase of 17,962
residents (3.8% gain) and an additional 12,897
residents (2.6% gain) from 2010 to 2016. By
2021, the population for Plymouth County is
projected to increase to approximately 519,998
residents. This population growth rate is
commensurate to projected gains within
several local town areas through out the
County, such as: Carver, Kingston, and
Middleborough Town'.

Despite the notable gains, Plymouth County
remains behind growth rates for the selected
counties such as Norfolk and Bristol County.
Barnstable County, however, has experienced
significant declines in population since 2000
(Figure 2-1). Projections by ESRI indicate that
the population for Barnstable County will
decrease by -12,072 residents (-5.6% decline)

June 2018
Figure 2-1
POPULATION TRENDS
Primary Market Area and the Region
2000 - 2021
800,000
700,000
600,000
500,000
400,000
300,000
200,000
100,000
0 .
Plymouth  Rest of Barmnstable Bristol Norfolk
Plymouth  County  County  County
County
= 2000 2010 m2016 ®=2021

Source: U.S. Census Bureau, ESRI, RKG Associates, Inc., 2018

while population is projected to increase throughout the surrounding region.

2. Population Age Distribution

The Town of Plymouth’s population is
concentrated in older age cohorts. In 2000,
approximately 35% of the Town’s population
was over 45-years old (18,155 of 51,701
persons). By 2016, the 45-year old and over
cohort accounted for nearly 49% of the
population. The number of people over 45-
years old increased by 9,944 during this
period, while all other age cohorts declined by
3,797 people. The cohort of people aged 20 to
24-years old was the only other to experience
a net increase during this period. In
comparison, persons aged between 25 and 44-
years old declined by 1,433 persons, a decline
rate of 17.3%. Regionally, each County
evaluated during the same period experienced
similar trends (Figure 2-2 & 2-3). For
instance, the rest of Plymouth County during
this period experienced a net gain of nearly
40,905 persons within the age cohort of 45-64
years-old. Besides the Town of Plymouth,

Figure 2-2

CHANGE IN POPULATION, BY AGE COHORT
Town of Plymouth
2000-2016

N

0-19 20-24 25-34 35-44 45-64
Years Years Years Years Years

6,000
5,000
4,000
3,000
2,000
1,000

0 Ll Ll
-1,000 —I

-2,000
-3,000

65+
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Source: U.S. Census Bureau, ESRI, RKG Associates, Inc., 2018

Marshfield, Middleborough, and Wareham experienced gains involving the same age group of at least 2,000

persons or B.bOVe2 .

! See Appendix
2 See Appendix
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The 25-44 age cohort is particularly  Figure 2-3

important as it typically includes young

professionals and family forming CHANGE IN AGE COHORTS, 2000 - 2016
households ascending in their respective p— Regional Comparison

careers. During this period, couples are 50'000

getting married and having children as well 40’000

as focusing on career advancement, school 30:000

choices for their children, and subsequent 201000

housing need evolution. They bring a certain 10:000 - I.‘
civic energy and vibrancy to a community o il

and its labor force, which is beneficial 410,000

economically. A decline in persons within 120,000

the prime working age groups living in -30,000

Plymouth indicates the job opportunities and 0-19 20-24 25-34 35-44 45-64 65+
housing options are limited for this Yeas Yeas Years Yeas Years Years
population. However, the Massachusetts @Plymouth e of Bywsoii ooty
Department of Labor and Workforce 8 Bomsioble County m Bristol County

estimates Plymouth’s employment base has mNorfolk County

increased since 2000. When combining the
two data points, it is likely that the Town has
limited housing options priced appropriately for the jobs being created. The pricing differential of new
construction versus existing housing, which will be discussed later in the chapter, corroborate this finding.
To this point, economic development growth in the future will be impacted by the availability of housing
locally and regionally.

Source: U.S. Census Bureau, ESRI, RKG Associates, Inc., 2018

Population forecasts indicate the older age cohorts are projected to continue to account for most of the
Town’s population growth over the next 5 to 10 years. This is corroborated by data provided by the larger
residential developers active in Plymouth, as newer large-scale developments are attracting very few
families with children. Given that most persons 65+ years are retired, continued having most residential
development that targets more established households likely will limit the economic development potential
of the town.

3. Race & Ethnic Composition Figure 2-4

) . RACIAL COMPOSITION
Most of the population (93.2%) in Plymouth 2016 Regional Comparison

is classified as white. While the surrounding  |100.0%
region generally has similar characteristics, 90.0%
the rest of Plymouth County has a notable 80.0%
concentration of African Americans (9.5%) 70.0%
and other nonwhite persons (6.6%). Both | 600%

Brockton (not analyzed for this effort) and 50.0%

Wareham (11.1%) have higher concentrations 40.0%

of nonwhite residents’. Additionally, Bristol 3°'°:/°

(11.2%) and Norfolk (14.2%) counties fggj

diversity comes primarily from share of the 0'00/:

population that is Latino. These counties are ) Plymouth  Restof  Bamstable Bristol Norfolk

the most diverse among the other regional Plymouth  County County County
. . County

areas and is commensurate with the

concentration of Latino population in each. mWhite MBlack ®WOther

3 See Appendix Source: U.S. Census Bureau, ESRI, RKG Associates, Inc., 2018
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This disparity is due, in part, to the influence of those counties’ urban centers, which constitute a larger

portion of their total population base.

Since 2000, the Town of Plymouth and the  Figure 2-5
surrounding  region  has  consistently
experienced an increase in the Latino HISPANIC Pc’_PULIAT'ON TRENDS
population, most notably in Bristol and 2016 Regional Comparison
Norfolk County (Figure 2-5). In 2016, Bristol 8.0%
County had the largest concentration of Latino 7.0%
persons (7.2%) compared to the surrounding 6.0%
region while Norfolk County had a 5.0%
concentration of 4.2%. This is the most 4.0%
notable finding in terms of diversity as it
. . . 3.0%
pertains to housing. The Town of Plymouth is
. . . 2.0%
the least diverse in comparison to the
. . . . 0,
surrounding region and is commensurate with 1.0%
the existing housing diversity that mainly [ 0-0%
TR Plymouth  Rest of Barnstable  Brstol Norfolk
attracts wealthier individuals who can afford Pl
. X X ymouth  County County County
households that are priced higher. Ultimately, County
higher population diversity has the potential to
impact housing patterns as multi-generational W2000 m2010 m2016

and extended family households are more
common among first and second-generation

Source: U.S. Census Bureau, ESRI, RKG Associates, Inc., 2018

immigrant families. Eastern Massachusetts has experienced steady growth in persons of Latino, Brazilian,

Portuguese, and Eastern European descent.

4. Education Attainment

Plymouth’s 2016 population has higher  figyre 2-6

education attainment levels than it did in

2000. During the study period, the number of EDUCATION ATTAINMENT

people with a Bachelor’s Degree increased 2016 Regional Comparison

from 6,233 people to 9,100. Person 25 years  |100% Adults 25+

and older with a Bachelor’s Degree account

for 22% of Plymouth’s population. Similarly, 80%

the share of town residents with a

Graduate/Professional Degree increased from 0%

8.5% in 2000 to 13.1% in 2016. Overall, the

population over 25 years old has seen robust 40%

growth of adults with education attainment 31.9%

levels. This growth in educated residents 0% 31.4%

benefits the town’s economic development o B - sk
efforts in retaining, expanding, and attracting % oo 5.8% cer Cikg %
new businesses with hlgh_Sklll/hlgh ’ Plymouth Rest of Barnstable Bristol County ~ Norfolk
education level positions.  Currently, the PE{,"J‘.L";" County County
Town has experlenced an increase in the Less Than HS = High School m Associates mBachelors mPostgraduate

number of adults with a high school/GED
diploma, but less than a full college
education.

Source: U.S. Census Bureau, ESRI, RKG Associates, Inc., 2018
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Overall, education attainment for Plymouth residents is more diverse than the surrounding region. While
having the lowest concentration of residents with less than high school diplomas, Plymouth falls between
less urban communities such as Bristol County, which has fewer college educated residents, and closer-in
suburbs to Boston such as Norfolk County, which has more than 50% of adult residents with a Bachelor’s
Degree (Figure 2-6). Town residents tend to have higher education attainment than residents living outside
the Town in Plymouth County. All that said, the data suggests there are opportunities across several skill
level jobs and occupations within the Town of Plymouth. Education and workforce development are robust
in Plymouth. In addition to the traditional colleges and universities in the Greater Boston area, there are
regional institutions and colleges that offer non-traditional, continuing education, and workforce
development opportunities. There are programs and curriculum at Quincy College, Curry College,
Bridgewater State University and Cape Cod Community College to expand student skill levels and enhance
opportunities for employment. Additionally, the institutions work with local businesses to offer internships
and employment while a student is enrolled to gain experience. These are valuable resources when refining
business retention and recruitment efforts, as a trained, qualified workforce is frequently noted by site
selection professionals as the most important site selection criterion.

5. Household Formation Trends & Projections

Like population trends discussed earlier in this  Figyre 2-7
chapter, Plymouth’s household formations

experienced an increase between 2000 and HOUSEHOLD TRENDS
2010 of 1.5% annually. During the same Annual Percent Change 2000 to 2021
period, Middleborough experienced an 1.6%

increase at a higher rate of 2.1% annually.
Since then, household formations in Plymouth
and the rest of Plymouth County have
increased at a slower rate of 1.0% and 0.8%
respectively through 2016. Additionally, the

surrounding region experienced slower

household formation growth rates during the | 0.4%

same period. Projection data indicates that

total households will continue to increase at a 0.0% . . .

1.2%

0.8%

similar rate throughout the surrounding region Plymouth  Restof  Bamstable  Bristol Norfolk
(Figure 2-7). A comparatively slow increase P'C’;ﬁ;';" County  County  County
may suggest that fewer young adults and

seniors chose to live independently due to =2000-2010 =2010-2016 w2016 - 2021

financial reasons or limited housing options.
From an economic development perspective,
the slower household formation rates are
indicative of comparatively slower job growth, which is discussed later in the Economic Base section of
the Chapter. Ultimately, it also indicates that population growth during this period did not generate the same
demand for housing and is commensurate with the decline in young to mid-career professionals within the
age cohort of 25-44 years old.

Source: U.S. Census Bureau, ESRI, RKG Associates, Inc., 2018

6. Median Household Income

Based on area demographics, Plymouth exhibits characteristics of a Town with many well-established, mid
to late-career households with higher incomes. This finding is consistent with the Town’s concentration of
population in the older age cohorts. Between 2010 and 2016, the age group of persons between 45 and 64-

4 See Appendix

RKG Page 2-6
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years old experienced a growth rate of 6.9%.
During the same period, the number of
households earning over $100,000 increased
at a similar rate. In contrast, the number of
households that earn below $75,000 declined
by almost 2,500 during the same period
(Figure 2-8). While this is due in part to the
impact of inflation — wages are up
approximately 50% from 2000 for the average
worker per the Social Security Administration
— the time-value of money does not fully
explain this shift. As noted later in this report,
the lack of housing diversity and the changing
employment base also are influencing this
shift. In other words, home values are
increasing faster than wage inflation and new
housing construction is clustered at higher
price points. Over time, this has the effect of
displacing modest-income households and
accommodating wealthier households.

June 2018
Figure 2-8
CHANGE IN HOUSEHOLD INCOME ($1,000s)
Town of Plymouth
2000-2016
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Source: U.S. Census Bureau, ESRI, RKG Associates, Inc., 2018

From an economic development perspective, this condition may create an opportunity to promote greater
entrepreneurial activity in Town. The combination of a more established population with many affluent
households could reflect a greater potential for residents to be interested and willing to start new businesses.
Conversely, households with lower incomes and limited income growth potential could be displaced/priced
out of Plymouth, making the community less attractive to certain businesses.

Despite the growth in higher education
attainment, the Town of Plymouth has a lower
median household income than the rest of
Plymouth County and the surrounding region
(Figure 2-9). Regional competitors have
median household income levels more than
$60,000 annually, with the highest being
Norfolk County at over $90,000 annually.’
Plymouth’s low household income is mainly
due to the higher concentration of older age
cohorts that are out of the labor force in
addition to the decline in persons within the
prime working age group. Regardless of the
reasons, the lower income levels indicate both
a challenge and opportunity. On one hand,
lower incomes and wage rates create a cheaper
labor pool for potential employers. On the
other, it often means lower skill levels, which
can be challenging to attract high-skill jobs.

> See Appendix

Figure 2-9
MEDIAN HOUSEHOLD INCOME
2016 Regional Comparison
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Source: U.S. Census Bureau, ESRI, RKG Associates, Inc., 2018
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E. ECONOMIC BASE ANALYSIS

The economic base analysis examines changes in the labor force and business characteristics for the Town
of Plymouth and provides comparisons to the region to understand and frame the economic opportunities
for the Town. This analysis includes data on employment and establishment trends as well as occupational
skills and commuting patterns, which will create a context for evaluating the local and regional development
potential.

1. Employment Trends

The Town of Plymouth has experienced strong employment and establishment growth since the beginning
of the last recession, which began in December of 2007 and continued for eighteen months until June of
2009. The Town experienced a net increase of 1,702 jobs (8.6% increase) during this period. However, all
this growth occurred in service-based market sectors. Goods producing businesses experienced a net loss
of 479 jobs since 2007. This disparity in production and service-based job recovery was consistent with
Plymouth County (a net 3,582 job loss in production-based market sectors).

The trade, transportation, and utility (614 jobs)  Figure 2-10

and leisure and hospitality (576 jobs)

experienced the greatest increase since 2007 CHANGE IN EMPLOYMENT LEVELS
(Figure 2-10) On one hand, the growth in Togggf?f’%qguth

leisure and hospitality jobs reflects the town’s

competitive advantage as a tourism Other Services
destination. Focusing economic development Leisure and Hospitality
efforts to strengthen the Town’s offerings in a Education and Health Services

changing tourism industry will ensure long-
term sustainability in this sector. On the other
hand, the trade, transportation, and utility
sector likely will not experience sustained
growth into the future. The retail market |T*ede Transportation and Utilifies

Professional and Business Services
Finandal Activities

Information

analysis presented later in the report reveals Manufacturing
there are few sectors with sustainable sales Construction
leakage. Furthermore, the decommissioning of Natural Resources and Mining

the Entergy plant likely will hurt the
employment levels in the utility industry. To
this pomt, it unld be pmdent for the Town to Source: MA Department of Labor & Workforce, RKG Associates,
encourage reusing some or all the currentplant ¢ 2018

site and surrounding land to encourage

commercial development aimed at replacing these jobs. Reusing the remaining transmission infrastructure,
as proposed by the Canadian company Emera, could offset some of these impending losses as well.®

(600)(400)(200) 0 200 400 600 800

2. Establishment Trends

Establishment growth has been strong in the Town of Plymouth, contrasting with trends in Plymouth
County. The Town experienced an increase of 130 companies from 2007 to 2015, constituting a 17.0%
growth rate. This is twice the growth rate for total employment during the study period. In contrast,
Plymouth County experienced a net decline of 811 companies (3.2% loss) during the same period despite
a 3.7% increase in employment (Figure 2-11).

¢ Emera did not win the state bid, and may not invest in Plymouth as proposed. However, the economic development
value of a similar solution remains for Plymouth.

RKG Page 2-8
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This data indicate Plymouth has been very  Figure 2-11
successful attracting and cultivating new,
smaller businesses while the County has seen

CHANGE IN ESTABLISHMENTS

Town of Plymouth

stronger growth from larger firms and internal 2007-2015
expansion. These findings support the

entrepreneurial growth concept discussed Other Services

earlier in this section, particularly given the Leisure and Hospitality
growing near-retirement and semi-retirement Education and Health Services

of Plymouth residents. Strategies including
co-work space, small business development
support services, and mentorship programs

Professional and Business Services

Finandal Activities

are options to be considered in the new tefemion
economic development plan‘ Trade, Transportation and Utilities

Manufacturing
It is important to note that production-based Construction

sectors (i.e. construction & manufacturing)
experienced net establishment growth despite
employment losses. Providing greater
entrepreneurial opportunities to the workers Source: MA Department of Labor & Workforce, RKG Associates,
being displaced within the production sectors  Inc.,, 2018

may enable more robust establishment growth

by spinning off more businesses while encouraging greater overall economic diversity in Plymouth through
increased business and job growth in cottage industries (i.e. food production).

Natural Resources and Mining

0 100 200 300 400 500 600

3. Occupational Skill Levels

Occupational employment data for the South Shore Workforce Development Area, from which the Town
of Plymouth draws its workforce, was obtained from the Massachusetts Department of Labor and
Workforce Development and categorized by job type and skill level (Figure 2-12). The South Shore
Workforce Development Board represents 22 cities and towns in eastern Massachusetts. The region is
anchored by the City of Quincy to the North bordering the City of Boston and the Town of Plymouth to the
South stretching to Cape Cod.

The 2016 occupational groupings were derived from the consultant’s knowledge regarding the skill and
educational requirements of general occupational categories. Although it is difficult to group occupational
categories in this manner with great precision, the results provide some indication of the distribution and
diversity of skills available within the labor force. The occupational categories and their descriptions are as
follows:

= Highly-Skilled White Collar (HSWC) — a professional position requiring a college degree, with
supervisory/management responsibility or specialized training while working within a white-collar
work environment.

= Highly-Skilled Blue Collar (HSBC) — a trade or non-professional position requiring less than an
advanced degree, but some post-secondary education, a certificate, or specialized training or skill
while working within a blue-collar work environment.

= Semi-Skilled White Collar (SSWC) — a professional position requiring less than an advanced
degree, but some post-secondary education, a certificate, or specialized training or skill while
working within a white-collar work environment.

RKG Page 2-9
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= Semi-Skilled Blue Collar (SSBC) — Figure 2-12
trade position requiring less than an
advanced or trade school degree but OCCUPATIONAL SKILL LEVEL
requiring some specialized training South Shore Workforce Development Area, Town

or skill, while working within a blue- of Plymouth, MA, 2016

collar environment.
Semi-Skilled
= Low-Skilled White Collar (LSWC) e
— a position within a white-collar .
work environment requiring no High-Skilled
degree or formal schooling beyond White Collar
high school, but requiring some on- 34.0%
the-job training.

= Low-Skilled Blue Collar (LSBC) —a

> o . Semi-Skilled
position within a trade profession Blue Collar

requiring no advanced degree or 9.0%
formal schooling, but requiring some
on-the-job training.

The South Shore WDA has a high
concentration of white-collar laborers. The Source: MA Department of Labor & Workforce, RKG Associates, Inc.,
data indicates that nearly 60.8% are 2018

classified as high-skilled or semi-skilled

workers (Figure 2-12). The relatively low concentration (10.5%) of labor classified as high- and semi-
skilled blue-collar workers may seem to present a challenge in terms of growing and supporting production-
based industries.

Additionally, this large collection of service-based employees is an asset to the Town in trying to recruit
new office-based businesses. Focusing on small business and entrepreneurial development is appropriate
for the size and scale of commercial properties and development scale in the Town of Plymouth. That said,
preserving industrial space should be a priority, specifically the Entergy site, making it important for the
Town to work with education partners to continue to develop programs that meet the needs of existing
production businesses while creating a labor force prepared for the types of jobs being recruited into new
space.

4. Regional Commuting Patterns

Commuting patterns provide information on the distance and direction that both residents and workers
travel to and from work each day. This is one important factor for understanding how an area is positioned
in relationship to a region’s employment centers. It also can suggest the fit between area residents and the
location of jobs that meet their skill, education and wage requirements. Additionally, this analysis can
provide insight for developing strategies capture additional jobs/workers that are “out commuting” from
the local economy.

As shown in Figure 2-13, the Town of Plymouth has a net out-flow in terms of total employment with
roughly 21,664 residents commuting out each day, while 15,504 workers commute in. This results in a net
out commuting population of 6,160 workers daily. In terms of direction of travel, those commuting into
Plymouth primarily travel from the northwest and west part of the region (Table 2-1). While this finding
is not surprising, given the impact of the Altantic Ocean, commuters from the West and Northwest appear
to be more willing to travel longer distances for work, particularly those that commuter more than 50 miles.

RKG Page 2-10
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Roughly 39.9% of in-commuters
travel 25 miles or greater to work and
38.1% travel from the west part of the
region at the same distance. On the
other hand, only 11.2% of workers
travel 50 miles or greater from the
northern part of the region. This is
commensurate with the out-flow of
workers that exists within the town.
Overall, this indicates that majority of
Town residents travel elsewhere for
employment, most likely towards the
1-495 corridor and other Boston Metro
destinations. However, the data
indicate a greater issue for the Town of
Plymouth’s community and economic
development efforts. Less than 8,000
of the nearly 24,000 persons employed
in the Town of Plymouth—
approximately 34% -- both live and
work in the Town. This finding is

Figure 2-13
Commuting Inflow-Outflow Pattern (2015)
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Source: U.S. Census Bureau, Center of Economic Studies (OntheMap), 2018

consistent with the data provided by real estate development professionals that limited housing variety and
price points limit the attractiveness for the Town of Plymouth as a place to live and work. The income and
population data indicate many households moving into the Town have higher incomes and are well-
established in their respective careers. The housing market analysis (detailed more in the next chapter) show
there are limited opportunities for persons with low to modest incomes seeking housing in Plymouth.

Ultimately, the Town’s community development and economic development efforts need to incorporate
expansion of housing types and price points. It likely will be challenging to encourage small businesses to
locate within the Town if the business owner will end up living elsewhere throughout the surrounding

region.

RKG

ASSOCIATES INC

Page 2-11



Town of Plymouth Economic Development Strategy

Plymouth, Massachusetts

June 2018

Table 2-1
Commuting Direction

Town of Plymouth, MA (2011-2015)

2011 2015

Count Share Count Share
Total All Jobs 1,633 100.0% 1,789 100.0%
Less than 10 miles 718 44.0% 828 46.3%
10 to 24 miles 485 29.7% 515 28.8%
25 to 50 miles 247 15.1% 238 13.3%
Greater than 50 miles 183 11.2% 208 11.6%
Total All Jobs 295 100.0% 331 100.0%
Less than 10 miles 291 98.6% 329 99.4%
10 to 24 miles 2 0.7% 1 0.3%
25 to 50 miles 1 0.3% 1 0.3%
Greater than 50 miles 1 0.3% -- --
Total All Jobs 801 100.0% 810 100.0%
Less than 10 miles 682 85.1% 719 88.8%
10 to 24 miles 11 1.4% 6 0.7%
25 to 50 miles 108 13.5% 85 10.5%
Greater than 50 miles -- -- -- --
Total All Jobs 3,449 100.0% 3,599 100.0%
Less than 10 miles 1,893 54.9% 1,983 55.1%
10 to 24 miles 981 28.4% 1,035 28.8%
25 to 50 miles 548 15.9% 559 15.5%
Greater than 50 miles 27 0.8% 22 0.6%
Total All Jobs 2,561 100.0% 2,695 100.0%
Less than 10 miles 1,155 45.1% 1,288 47.8%
10 to 24 miles 1,146 44.7% 1,236 45.9%
25 to 50 miles 260 10.2% 171 6.3%
Greater than 50 miles -- -- -- --
Total All Jobs 3,059 100.0% 3,172 100.0%
Less than 10 miles 1,390 45.4% 1,416 44.6%
10 to 24 miles 818 26.7% 911 28.7%
25 to 50 miles 713 23.3% 708 22.3%
Greater than 50 miles 138 4.5% 137 4.3%
Total All Jobs 4,124 100.0% 4,487 100.0%
Less than 10 miles 1,442 35.0% 1,500 33.4%
10 to 24 miles 1,185 28.7% 1,278 28.5%
25 to 50 miles 884 21.4% 916 20.4%
Greater than 50 miles 613 14.9% 793 17.7%
Total All Jobs 6,025 100.0% 6,617 100.0%
Less than 10 miles 1,687 28.0% 1,951 29.5%
10 to 24 miles 1,960 32.5% 2,023 30.6%
25 to 50 miles 1,697 28.2% 1,856 28.0%
Greater than 50 miles 681 11.3% 787 11.9%

Source: U.S. Census Bureau, Center of Economic Studies (On the Map), 2018
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.
3 REAL ESTATE MARKET ANALYSIS

A. INTRODUCTION

The following chapter details the single-family and multifamily residential, office, and industrial market
forces that are shaping the Town of Plymouth’s development environment. The real estate analysis
examines recent real estate trends within the Town of Plymouth and is divided into two separate analyses:
residential and nonresidential. Both the residential and nonresidential analysis consider factors such as: (1)
market overview, (2) development trends from 2002 to 2017 as well as development prior to 2002, (3)
vacancy rates, (4) absorption rates (when applicable), and (5) rental/sales rates.

In addition, RKG Associates conducted several interviews with local development and real estate
professionals to understand the nuances of the Plymouth market and to gain an “in-field” perspective on
the town’s investment climate. The purpose of these interviews was to supplement the quantitative data
collected by RKG Associates with qualitative data from real estate professionals. The analysis answers
questions regarding the contributing factors that will drive future demand for additional housing and
commercial development in the Town of Plymouth?” The important perspectives garnered from these
interviews are summarized throughout the chapter. Additionally, RKG Associates generated several maps
for the town to identify the existing land use conditions, residential & nonresidential trends, development
activity (2007-2016), and a developable land availability'.

B. RESIDENTIAL ANALYSIS

RKG Associates performed an analysis of the residential real estate markets within the Town of Plymouth.
To accomplish this, RKG obtained the parcel assessment database from the Town of Plymouth’s Property
Assessor’s Data Portal. The consultant categorized the different properties by land use, as designated by
the assessment database. The parcel records were sorted by the year built to determine the pace and intensity
of new development activity in the Town of Plymouth.

1. Market Overview

Residential land uses account for most of the town’s development parcels. Approximately 89% of the non-
exempt developed land is classified as residential development. Single family detached housing accounts
for most of the town’s housing units, comprising approximately 71.3% of all residential development
(Figure 3-1). Condominiums comprise a much smaller but relevant share (11.4%). In comparison,
traditional apartment complexes account for less than 7% of all residential units and 1% of all land acreage
consumed. Traditionally owner-occupied units account for approximately 85% of all residential units in
Plymouth.

T All maps created by RKG Associates which involve the Real Estate Market Analysis can be found within the Appendix

RKG Page 3-1
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The lack of multi-family residential units is
likely a constraining factor in attracting
younger and more modest-income
households.  Specifically, the lack of
housing diversity discourages those
individuals that are not ready to, or capable
of, buying a home in Plymouth and would
prefer a rental option. RKG speculates that
limited housing choice may be inhibiting the
Town’s ability to attract younger
households.

2. Residential Development Trends

Plymouth has experienced steady but slow
residential development since the last
recession. In the five years leading up to the
recession (2002-20006), the town
experienced a net increase of 1,286 single-
family units, 248 condominium units, and
111 apartments. In the ten years since the
start of the recession (2007-2017), the town
realized 1,044 new single-family units, 443
condominium units, and 317 apartments
(Figure 3-2). It is worth noting that although
the official start of the national recession
was December 2007, there was a significant
slowdown in residential market activity
leading up to the recession. Anecdotal data
indicate most of the single-family
development that occurred since the
recession was in the Pine Hills
development.

New construction (since 2002) has been
targeted at the higher-end of the market in
terms of price. The average single-family
home built prior to 2002 is estimated at less
than 1,800 square feet, according to local
assessment records”. Since then, the average
single family home size has grown by more

Figure 3-1

M Single Family

RESIDENTIAL LAND USE
By Unit Count, 2017

u Multifamily mCondos ®Apartments B Other

Source: Town of Plymouth and RKG Associates, Inc., 2018

Figure 3-2
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Source: Town of Plymouth and RKG Associates, Inc., 2018

than 37% compared to units that existed before 2002. The disparity is unit size results in a significant value
disparity as well. The average value per single-family homes built prior to 2002 is $291,847 and those built
since 2002 average $468,179 — a difference of 60.4%. Similarly, newly constructed condominiums and
apartment units are much larger and have a higher average value than existing units. This finding is
consistent with the changing income trends, as more affluent households typically have the means to
purchase larger units. Given the target market for much of the Town’s new housing development is empty

2 RKG produced a detailed analysis of the Residential Development Trends. Overall, the table offers information regarding the Town of Plymouth’s
total residential inventory. Information was taken from the Town of Plymouth’s Property Assessment Data Portal.

ASSOCINTES INC

Page 3-2



Town of Plymouth Economic Development Strategy
Plymouth, Massachusetts June 2018

nester and retiree households, the larger size and higher values of new construction further challenge prime
working age households from finding suitable housing in Plymouth.

According to the town’s property assessment database, there are thousands of acres of land that remain
undeveloped but are zoned for residential use. This finding is consistent with the Town’s Open Space Plan.
While it is not possible to narrow down the actual developable amount of land (i.e. removing
environmentally sensitive areas), both studies have discovered that almost all of this undeveloped land is
for large-lot development in areas of the Town that are not well served by transportation access or public
utilities. RKG’s updated fiscal impact analysis (detailed in Chapter 7 of this report) shows that this remote
development activity adversely impacts the Town’s fiscal health. Without changes in the Town’s approach
to future residential development, this land will be consumed at a rapid rate and create more fiscal
challenges for Plymouth.

3. Housing Unit Occupancy and Tenure

The “ocean/beach effect” from nearby Cape Cod has helped to shape the Plymouth housing market.
According to the U.S. Census Bureau, approximately 13% of all the housing units in Plymouth are
considered vacant or seasonal. This happens in oceanside or resort communities where people have a
financial incentive to lease their homes as a source of secondary income. The percentage of vacant/seasonal
house has been consistent since 2000, and is projected to remain stable into the near future. Despite having
85% traditionally owner-occupied housing, the Town has maintained a renter occupancy well above 15%,
exceeding 20% in 2016. This finding is not surprising, as demand for rental housing likely has made renting
homes (particularly modest value homes) lucrative for owners/investors. That said, this point further
exacerbates the imbalance of housing supply and demand in the town. RKG Associates has seen similar
conditions based on its previous work in places such as Nantucket, MA and East Hampton, NY

4. Residential Sales Analysis

Residential sales activity has been robust within the past three years. There have been 2,169 arms-length
residential sales’ that have occurred since August 2014. This reflects an average annual turn-over rate of
3.0%, which is consistent with other residential markets RKG has studied. In a healthy housing market, it
is typical for between 3% to 4% of all ownership units to turn-over or sell in each year.

The average sales price to assessed value ratio for ownership units in Plymouth was above 100% across all
residential types and age of unit. And while there is always a time lag between recent sales prices and
updated assessed values, the data suggest that buyers are willing to pay at or above current assessed values
for residential units, which is an indicator of a healthy housing market (Table 3-1). The sale price to assessed
value ratios were slightly higher for the newest units, but only by a few percentage points. Like the
development trend findings, newer residential units tend to possess higher values. Sales activity was lower
for units built immediately after the recession, reflecting the lower development activity during this period.

In terms of sales pricing, relatively few ownership units (i.e., single family, condominiums and two-family
units) in Plymouth have a market value below $200,000. Approximately 38% of the condominiums sold
during this period had a sales price below $200,00, and 100% of those units were built prior to 2002. Less
than 9% of the single-family units sold since September of 2014 were sold at prices below $200,000, with
almost all being built prior to 2002.

3 Arms-length sales are real estate transactions where the seller seeks to maximize value and the buyer seeks to minimize cost. An example of a
non-arms-length sale is a transfer of property within a family, where the seller is not seeking full market value.

RKG Page 3-3

ASSOCIMTES INC



Town of Plymouth Economic Development Strategy

Plymouth, Massachusetts June 2018
Table 3-1
Residential Sales Analysis - 9/2014 to 8/2016
Town of Plymouth, Massachusetts
Average

Arms Length Assessed Average Sale-To-
Land Use Sales Value Sales Price| Value Ratio
Single Family 1,285 $313,557 $325,311 103.7%
Condominium 299 $197,691 $207,200 104.8%
Two-Family 34 $290,212 $302,055 104.1%
Total 1,618 $801,459 $834,565 n/a
Single Family 130 $459,917 $478,944 104.1%
Condominium 54 $428,950 $448,479 104.6%
Two-Family 0 $0 $0 0.0%

Total
BUILT BETWEEN 2007 A

184
ND 2011

$888,867

$927,423

n/a

Single Family 41 $506,180 $545,627 107.8%
Condominium 21 $448,924 $486,038 108.3%
Two-Family 1 $362,200 $389,000 107.4%
Total 63| $1,317,304 $1,420,665 n/a
Single Family 220 $439,360 $469,573 106.9%
Condominium 84 $493,492 $516,870 104.7%
Two-Family 0 $0 $0 0.0%
Total 304 $932,852 $986,442 n/a
Single Family 2,169 | $1,719,015 $1,819,455 105.8%
Condominium 458 | $1,569,056 $1,658,586 105.7%
Two-Family 35 $652,412 $691,055 105.9%
Total 2,662 | $3,940,483 $4,169,095 n/a

Source: Town of Plymouth and RKG Associates, Inc., 2018

5. Multi-Family Apartment Analysis

RKG Associates obtained apartment market trend data from REIS, a leading provider of commercial real
estate market information. This analysis focuses on one multi-family submarket as defined by REIS and
shown in Figure 3-3. The Town of Plymouth falls into the Boston South/Southeast Suburban submarket
where market competition would come from. Even though the submarket area includes subareas to the west
of Interstate 495, RKG Associates was able to obtain current multi-family data, specifically, for the Town
of Plymouth as well.
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a. Inventory Trends

The South/Southeast Suburban
multi-family submarket, which
includes the Town of
Plymouth, has experienced
modest inventory growth from
2012 to 2016. The inventory of
multi-family units tracked by
REIS, a private market data
service, increased slightly from
15,077 units in 2012 to 15,793
units in 2016. That equates to a
net change of 716 new units or
4.7% over the four years.

However, by 2017 this
submarket saw notable
changes, adding 711 new units
in one year. With 16,504 units,
the South/Southeast submarket
accounts for 7.4% of the total
Boston Metro area inventory,
which i1s the smallest multi-
family submarket in the
Greater Boston area. This

Figure 3-3
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partly explains the comparatively older housing stock in this area — approximately 38% of the apartment
units in the South/Southeast Suburban submarket were built after 1999, lower than the Metro level (46%).
Approximately 18% of the South/Southeast Suburban submarket units were built after 2009, which is
significantly higher than the Boston Metro level of 10.8%. This happened because as the Boston rental
market began to soften around 2014, developers looked outward and close by. These statistics are picking
up recent development (i.e. mostly 40B) in closer-to-Boston communities like Hanover, Stoughton, and
several along and between [-95 and 1-495. That said, the data indicate there is market for additional
multifamily development, particularly for communities such as Plymouth that seek to expand their

economic activity levels.

b. Vacancy Rate and Net Absorption Trends

Between 2012 and 2017, the South/Southeast Suburban submarket experienced recent increases in annual
vacancy rates, from 2.0% to 4.5% (Figure 3-4). Except for 2017, local vacancy rates have remained below
Boston Metro levels and are considered low and evidence of a very competitive apartment market. The
likely reason for the spike in vacancy rates in 2017, was due to the addition of 711 new units added to the
supply in that year. Once those units are absorbed by the market, apartment vacancies should drop from
2017 levels. Apartment units built after 2009 are experiencing higher vacancy rates of approximately
13.6% and these performance indicators should be monitored closely.

RKG
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Regarding the Boston Metro market,
apartment vacancy rates have ranged from a
low of 0.8% to a high of 2.3%. Additionally,
units built after 2009 are experiencing a
10.1% vacancy rate. This may indicate that
both the South/Southeast Suburban submarket
and Boston Metro rental supply are not able to
attract new tenants due to higher rental
pricing. From a market perspective, sustained
vacancy rates below 5% typically create

opportunities  for new  multi-family
development.
c. Asking Rent/Effective Rent Trends

Asking and effective rent trends indicate
strong apartment demand in both submarkets
(Figure 3-5). Between 2012 and 2017, the
average asking rent in the South/Southeast
Suburban submarket increased by 15.4%
from $1,326 to $1,531 while the average
effective rent increased from $1,263 to
$1,458. The effective rent reflects the
influence of such things as rent concessions or
free rent on the lease rate. Similarly, Boston
Metro, the average asking rents increased by
22.7% from $1,828 to $2,224 and the average
effective rent increased from $1,753 to
$2,125.

Over the past five years, the South/Southeast
Suburban submarket has maintained rent
levels roughly 30% below the Boston Metro
market, making it a more affordable multi-
family market.  The less aggressive rent
growth despite the strong demand is partly
tempered by the submarket’s older housing
stock. Therefore, renovating existing units or
adding new and higher-quality ones to the
market may lead to a more significant rent
growth.

Figure 3-4

Vacancy Rate Trends
South /Southeast Suburban and Metro Boston

2012-2017
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Source: REIS, 2018

Figure 3-5

Asking Rent Trends
South/Southeast Suburban and Boston Metro
2012-2017
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d. Net Annual Absorption Trends .
Figure 3-6
Net gbsorption measures the chapge in Net Absoprtion Trends
occupied square feet or apartments units from South /Southeast Suburban and Boston Metro
one period to the next. Annual net absorption 000 2012-2017
6!

continued to increase between 2012 and 2017
and recently peaked in 2017, with the
absorption of 664 units for the
South/Southeast Suburban submarket (Figure 4,000
3-6). This was likely driven by a recovering

economy, a surge in rental demand, and new 3,000 u
apartments coming on the market. 2000 »
€. Unit Mix and Rent Trends 1,000

0

The South/Southeast Suburban submarket

and Boston Metro are dominated by 1- and 2- 20122013 2014 2015 2016 2017
bedroom units. Collectively these two-unit m South/Southeast Suburbs W Boston Metro
types represent 94.7% and 89.2% of the
market share in each area (Figure 3-7). The
concentration of these units in the
South/Southeast Suburban submarket mirrors the greater region, although Boston Metro has slightly higher
percentages of studio/efficiency and 3-bedroom units. Table 3-2 illustrates the different rent trends by unit
type. In the South/Southeast Suburban submarket, the fast rent growth is shifting from 1- and 2-bedroom
units to 3-bedroom units, indicating an increasing demand for larger units which can ultimately maximize
affordability for young professionals. In Boston Metro, 3-bedroom and studio/efficiency units are
experiencing the most substantial rent growth, indicating market potential for new development.

5,000

Source: REIS, 2018

Figure 3-7
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Table 3-2
Rental Rate Trends
South/Southeast Suburbs and Boston Metro (5-Year Trends)

South/Southeast Suburbs Metro Boston

1- Year  3- Year 5- Year 1- Year 3- Year 5- Year
Studio /Efficiency 5.2% 2.4% 3.4% 5.3% 5.2% 6.0%
One Bedroon 4.6% 3.2% 2.7% 4.7% 4.1% 4.3%
Two Bedroom 5.3% 3.8% 2.9% 3.2% 3.8% 4.1%
Three Bedroom 6.7% 4.6% 4.7% 5.4% 4.9% 4.6%
Source: REIS, 2018

f. Current Rental Listings on the Market

To better understand the current market dynamics within the Town of Plymouth and the immediate area
within a couple miles of the town, RKG Associates surveyed the rental units that are currently listed for
rent on Apartments.com (Table 3-3). While this list does not include 100% of all rental units on the market,
is a good indication of what units are currently on the market. These active listings include all types of
rental units, including apartments, homes and condominiums. Approximately, 50.9% of the current
apartment listings area for 2-bedroom units, followed by 1-bedroom (45.3%) and 3-bedroom (3.8%). The
ascending rent level from studios to 3-bedroom units are consistent with their average unit sizes. The
relatively smaller unit size and noticeably high rents for 1-bedroom reflects the need for affordable rental
units in the area. For most unit types, apartments have higher average rents than condominiums and houses
of the same unit type. The rent premium reflects not only the accessory amenities and services provided to
apartment tenants such as a gym, pool, clubhouse, concierge services, etc., but also the more favorable
locations of these properties. From a market perspective, the potential for Plymouth to capture a larger share
of the higher-rent apartment market largely relies on whether there would be new development that is
compatible with regional competitors in terms of location, neighborhood setting, building quality, and
tenant services.

Table 3-3
Rental Market Inventory- Average Rent & Square Footage by Unity Type
Town of Plymouth, MA (2017)

Apartment Condo House Total
Unit No. % No. Avg.  Avg.| No. % No. Avg. Avg.| No. % No. Avg. Avg| No. % No. Avg. Avg.
Type | Units Unifs_Rent/unit SF /unit| Units Units__Rent/unit  SF/unit| Units Units__ Rent/unit _ SF/unitf Units Units__Rent/unit_SF/unit
1BR 24 453% $1,837 906 2 20.0%  $2,150 1,017 1 250%  $2,500 973 27 403%  $1,912 917
2BR 27 509% $2,243 1,214 6 60.0%  $1,741 945 3 750%  $1,632 978 36 537%  $2076 1,150
3BR 2 3.8% $2,558 1,371 2 20.0%  $2,375 2,297 0 0.0% $0 0 4 6.0%  $2,466 1,834
Total 53 100.0% n/a n/a| 10  100.0% n/a n/a 4 100.0% n/a nfaf 67 100.0% n/a n/a

Source: Apartments.com, RKG Associates, Inc., 2017
6. Residential Market Potential & Implications

Conversations with local real estate professionals corroborate these market findings. Development since
2002 has been concentrated in the higher price points for residential development. Newly developed
projects throughout the Town (e.g., Pine Hills) have buoyed the Plymouth market during and immediately
after the recession, targeting older residents (particularly retirees), who are less affected by employment
shifts. In addition, multi-family rental development has reportedly targeted the higher end of the market.
Meeting the housing demand from higher income individuals and households has proven successful and
financially beneficial for builders and developers, and fiscally beneficial to the Town.

RKG Page 3-8
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However, it only serves a limited segment of the Town residents housing needs and is not accessible to
average income households and individuals. The potential labor market has been limited in Plymouth due
to these housing-related trends. Additionally, the slower pace of residential growth has created a strain on
the retail market since Colony Place has been developed. RKG’s windshield survey corroborated anecdotal
data from local stakeholders that retail centers—including Colony Place—Plymouth and Kingston are now
experiencing sustained higher vacancy levels.

As noted in the socioeconomic section, the potential to create mixed-use development (e.g., commercial
with higher density residential) within Plymouth could serve to increase the viability of the town’s retail
base, provide appropriate locations for diversifying the town’s housing market, and creating unique
environments within the South Shore to attract younger and middle-income workers already employed in
the Town.

C. INDUSTRIAL ANALYSIS

1. Market Overview

While Plymouth’s economy is heavily weighted towards service-based employers, the Town has a
significant production economy. Plymouth currently has approximately 1.9 million square feet of
industrial, warehouse and flex building space. Most this development is in the Plymouth Industrial Park
located near Route 44 and Route 3, with some smaller concentrations south of The Grove in the Camelot
Industrial Park, along the coastline, and near the airport and Exit 2. Trade, transportation, and utilities are
substantial markets both in the Town as well as Plymouth County. Food production (which includes the
town’s aquaculture and seafood production businesses), fabricated metal production, and electronics
production constitute the largest share of manufacturing employment in the town and county, and each
experienced a net increase in employment since 2007.

2. Industrial Development Trends

Industrial development since 2002 has not been as robust as retail and residential activity. Approximately
293,000 square feet (15.4%) of the 1.9 million square feet of industrial space has been delivered to the
market since 2002, with most of that space coming before the recession®. Less than 100,000 square feet has
been delivered in the past decade at an average of roughly 10,000 SF per year. Interestingly, all the industrial
space built in the past 15 years has consisted of smaller buildings. The largest building delivered was 26,950
square feet. This finding is consistent with the employment and establishment trend analysis, as Plymouth
is experiencing a growth in industrial businesses, but a decline in production-based employment. These
smaller businesses do not need large spaces in which to operate. Anecdotal data provided by local real
estate professionals indicate most new businesses seek smaller (under 25,000 square feet) spaces with the
potential to grow. The lack of mid-sized buildings was reported to be a challenge for existing operations to
stay in Plymouth. As such, the Town’s ability to facilitate the construction of a larger building(s) to support
the expansion of growing business may become an essential economic development strategy in the future.

3. Industrial Market Performance

Data for industrial market performance is tracked at the regional level, as industrial users are less concerned
with municipal boundaries and more concerned with regional/national marketplaces. Plymouth is part of

4 RKG produced a detailed analysis of the Nonresidential Development Trends. Overall, the table offers information regarding the Town of
Plymouth’s total nonresidential inventory, which includes industrial and office space. Information was taken from the Town of Plymouth’s Property
Assessment Data Portal.
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the Interstate 495 regional industrial market south of Boston. RKG collected data from CBRE for the
regional market and compared it to information provided by local business leaders and real estate
professionals. The most relevant findings include:

e Vacancy has declined since the recession, and inhibits industrial growth — Regional vacancy dropped
from approximately 12% in 2014 to approximately 6.5% in the first quarter of 2017 (Figure 3-8).
Anecdotally, local real estate professionals and business leaders have corroborated this finding.
Sentiment for the town and the region indicates the local market may miss out on growth opportunities
due to limited available supply. As industrial users continue to seek ‘just in time’ space, the local
market’s limited availability can inhibit growth.

e Rent rates have increased recently, but Figure 3-8

not high enough to justify new
construction - The average asking rent INDUSTRIAL VACANCY VS. LEASE RATE

; . . (2014 - 2017)
regionally remained just above $7 per Route 495 South Submarket

square foot through the first quarter of  |5.00 $8.00
2017. As the economy has improved and
vacant space has leased, asking rents .
have started to rise. However, peak |10.0% I_l _.-_l__\__\ s PR 4 $7.00
market rents (reported to be g
approximately $10-$12 SF) are reported
to be insufficient to justify new industrial 5.0% $6.00
construction. Local stakeholder feedback
indicate that land costs are a barrier,
driving asking rents well above the 0.0%
marketplace.

$5.00

e The threat of rezoning industrial land
drives land prices — The disparity
between land costs and achievable rent Source: CBRE Research and RKG Associates, Inc., 2018
levels is attributed to the cost effect of
converting from industrial to some other higher use. Simply put, land has a higher market value when
developed for retail, office or residential. The speculative market has pushed the cost for land, which
is currently designated for industrial, higher based on the assumption that it will be rezoned for higher
and better uses in the future. This is due, in part, to the town’s decision to zone land for industrial uses
in areas with good transportation accessibility. However, these locations also are highly sought after by
commercial and residential investors/developers. Preserving these sites for industrial uses while
seeking other locations for industrial expansion would help bring land costs more in line with revenue
potential.

Lease Rate Per Sq. Ft ($)

mmmm Vacancy %

e Industrial outreach is good, but not highly coordinated — Feedback from stakeholders indicates that
there are several entities working with local businesses to help identify challenges and create solutions.
This is particularly evident in workforce development and continuing education. However, there is no
single entity that is managing the outreach and implementation process. The Foundation is well
positioned to become that organizing entity with greater staff resources, given its existing relationships
with those other stakeholders (i.e. the Chamber of Commerce, Cape Cod Community College). This is
more a shift in approach than a new initiative for the Foundation.
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4. Industrial Market Potential & Implications

There are three primary areas of potential for Plymouth. First, there are existing businesses in Plymouth
that are seeking to grow but cannot find suitable space. The town can implement a greater retention outreach
and investment strategy to identify the needs and find locations to accommodate business expansion.
Minimizing the rezoning of vacant industrial land and accommodating new locations in Plymouth for
industrial development would benefit industry. Second, Plymouth has been successful at retaining spin-off
businesses and attracting smaller, cottage industries. Continuing to foster the entrepreneurial spirt for
industrial-based businesses will require a more coordinated and fine-tuned retention program. This will
connect individual businesses with local economic development efforts, existing workforce and education
providers, and other business resources. Creating a clearer ‘pathway to solutions’ could provide the town
a competitive advantage within the region.

D. OFFICE MARKET ANALYSIS

1. Market Overview

Plymouth has a small but active office market. Property assessment data indicate there are 1.38 million
square feet of professional, medical, and financial office space in the town and another 2.2 million of mixed
commercial development (combination of commercial uses). While office uses are spread throughout the
town along commercial corridors, there are concentrations in the waterfront/downtown market as well as
the Colony Place/Plymouth Industrial Park area. Like the industrial market, Plymouth’s office properties
are a collection of smaller facilities. Only three of the office buildings are larger than 100,000 square feet,
and 14 are larger than 50,000 square feet. As already noted, this has contributed to the employment and
establishment growth trends realized within the town, most notably the larger and faster gains in
establishments compared to employment.

Among office users, the healthcare and social assistance market sector is the largest, and fastest growing
within the town and county. This is not surprising, given the strong growth of the community’s mature
population and the presence of a regional hospital that is affiliated with Boston research and teaching
hospitals. Moreover, Plymouth is, and always has been, host to all the state agencies that provide social
services. The professional services sector constitutes a smaller, but sizable presence in the town as well.

2. Office Development Trends

Traditional office uses and mixed commercial properties have consumed approximately 691 acres of
Plymouth’s total developed land. Traditional office uses have a much higher efficiency, totaling 39% of the
building area but only 24% of the land consumed by development. Like other non-residentially-zoned land
for commercial use, the town has experienced a noticeable decline in professional office development and
most of this development occurred prior to the year of 2002. Only 311,416 of the 3.57 million square feet
of office and mixed commercial space was delivered in the past 15 years, at an average of 20,761 SF per
year. The largest building built since 2002 was a 31,122 square foot building located in the Plymouth Center
area. The recession had an equally chilling impact on office development as it did with residential and
industrial development, with product delivery being the smallest from 2007 to 2011.
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3. Office Market Performance

RKG Associates analyzed the Interstate 495-  Figure 3-9
South submarket area by utilizing the CBRE
Research Q1 2017 report, to represent the
current market for office in around the Town
of Plymouth. This submarket shows an office
inventory of 39 buildings and a total of 2.6  |15.0% | s22.00
million square feet, which is the smallest
inventory among all of Boston’s office [17.5% $21.00
submarkets. Additionally, the Interstate 495
South submarket has the highest rates for |17:0% $20.00
available office space to rent at 32.2% (vacant
and sublet space) with one of the highest
vacancy rates at 25.9%. Likewise, the
Interstate 495 South submarket has some of
the lowest average asking rents for office
space at $17.62 per SF (Figure 3-9).

OFFICE VACANCY vs. LEASE RATE
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The relative underperformance of the 1-495 s Lease Rate Per Sq. Fi (§) enle=Vacancy %
South market is further evident in net
absorption performance. The submarket has
experienced negative net absorption for each

Source: CBRE Research and RKG Associates, Inc., 2018

. . o Figure 3-10
of the past six quarters, with only a minimal
positive absorption in the 2Q of 2016 (Figure OFFICE NET ABSORPTION
3-10). While performance has varied in the I- 600 20135 to 2017 (in 000s of SF)

495 North and 1-495 West markets as well,
their overall performance since January of | 400
2015 has been comparatively better than the
greater Plymouth area. While Plymouth is 200
only a smaller portion of the larger office
submarket, the overall performance in the
region will create competition for any new  [200)

office development in the town.
(400)

4. Office @ Market Potential &
Implications

(600)
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The most significant office findings from
RKG Associates’ empirical and anecdotal u1-495 North  m1-495 South  m1-495 West

research include:

Source: CBRE Research and RKG Associates, Inc., 2018

e Enhance focus on _entrepreneurial
development — As mentioned, the town has experienced substantial growth in late career, high income
residents. Research indicates that these individuals are most likely and able to start a new business.
Given the town’s current inventory of smaller businesses, a more robust entrepreneurial initiative
targeted at business and professional services could support existing residents and attract entrepreneurs
from the greater region.

e Target-start up and small-scale businesses — While local business owners and real estate professionals
are less optimistic about the potential for larger speculative office development, there was consensus
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that continued recruitment and retention of start-up and small businesses provides the greatest
opportunity to expand the office market in Plymouth. As just noted, this approach best utilizes the
existing stock

Don’t give up the vision — Although the ‘smart choice’ for Plymouth is to focus on small and start-up
businesses, respondents recognized the value of establishing an area where larger office development
could occur. There was a shared perspective that a portion of the Entergy site could accommodate a
development concept that supported larger office facilities. Other respondents noted the Cordage
property as a potential to expand mid-size and larger office spaces, particularly through the continued
rehab of existing buildings. Given its more immediate potential, the Cordage site should receive more
of the Town’s and Foundation’s focus in the short term.

Infuse office uses as part of the mixed-use/infill development strategy — Including office uses as part of
infill development programs diversifies the development program while increasing the daytime
consumer base. Both help mitigate the risk for new development, particularly given the saturated retail
market. Including office development as part of a mixed-use building also is consistent with the earlier
observations of targeting smaller businesses. Infill development typically can incorporate both rental
(in an apartment building) and condominium (in an ownership multifamily building) products as small
as 300 to 500 square feet.

RKG
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.
4 RETAIL MARKET ASSESSMENT

A. INTRODUCTION

The retail market analysis examines the difference between the supply (existing establishment sales) and
the demand (consumer household spending) for a variety of different types of retail stores and merchandise
categories. The results of the analysis will indicate if there are any retail gaps in the Town of Plymouth that
can be filled by new store openings. Overall, this analysis will show the ability of the Town to support the
development and capture of future retail spending.

RKG Associates analyzed the three primary retail market areas in Plymouth. These areas were selected
based on the concentration of retail activity occurring within the immediate market. The boundaries
depicted on Map 4-1 reflect a S-minute drive time from the center of the retail cluster. This represents the
distance that most nearby consumers would drive to patronize a retail center. While RKG recognizes that
there are other areas of the town where retailing occurs, these were identified as the area’s most likely to
attract additional retail services in the future. They include:

e Exit 7/Commerce Way Submarket
e Exit 5/Long Pond Road Submarket
e Manomet/Route 3A Submarket

Exit 7 and Exit 5 are the major destination retail centers within the Town. They are located in the northern
part of Plymouth, immediately adjacent to Route 3. These retail submarket areas are where the greatest
amount of consumer spending is captured, attracting consumers from outside the town limits. In
comparison, the Manomet/Route 3A submarket is a neighborhood-scale retail market located near the
1,500-acre Entergy site. It is surrounded by a high concentration of housing. Unlike the other retail centers
in Plymouth, the Manomet/Route 3A submarket has notable gaps between the consumer expenditures and
retail sales for specific retail sectors, such as grocery and department stores.

B. METHODOLOGY

The data on retail sales and consumer expenditures comes from Esri’s Retail Market Profile, a nationally
recognized provider of retail spending and sales data. The analysis was performed at the Town level as well
as for each of the submarket areas. Due to the limitations in the way Esri tracks retail sales capture and
consumer demand, RKG Associates had to use two different approaches for the submarket analyses.

For the demand analysis, RKG used the Town as a whole and a 5-minute drive time from the center of each
of the three submarket areas. The demand data indicate the level of consumer spending occurring for
households within the study area based on their income levels and spending patterns within the different
retail categories.
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The supply data shows the dollar value of sales captured for each retail category based on the reported sales
from local establishments within the defined study area (Map 4-1). RKG Associates identified that the
approach to analyze the total retail supply for each submarket area by 5-min drive times was causing
inaccurate results within the data. The drive time boundary approach was only capturing portions of block
groups'. As Esri’s supply data is allocated to a block group and not a specific location within the block
group, capturing a portion of a block group led to apportionment problems that inaccurately reflected the
total capture for each submarket area. Simply put, Plymouth’s low density of population means it has very
large block groups. To accurately reflect the total sales capture, RKG had to select the block groups that
bounded the submarket drive time areas. To this point, the supply data presented in this analysis follows

block group boundaries.

Map 4-1
Retail Submarket Areas: 5-Minute Drive Time
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! Block groups are a Census designated boundary defined by population. Plymouth is made up of 38 block groups.
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RKG compared the demand and supply data to identify opportunities for Plymouth to encourage existing
retailers to expand and/or attract new retailers to the area. The demand-supply comparison is known as a
‘sales leakage’ analysis. Sales leakage occurs when local consumer demand for retail goods exceeds the
amount of sales that are captured by local retail establishments. High sales leakage generally indicates the
local marketplace is underserved in that specific retail category, oftentimes with insufficient number or
quality of product lines and/or fewer businesses than can be supported.

That said, it is normal for consumers to make retail purchases outside their local market area. Realistically,
it is not possible to stop all sales leakage because people shop outside their primary market for reasons of
convenience. They will shop while at work, which may be outside their primary market. In addition, a
growing share of retail demand is being captured by on-line retailers, which often don’t have a physical
location. Accordingly, 100% sales recapture is not a realistic objective. Because the consumer household
spending is not captured by local businesses it is said to have “leaked” to other businesses outside the local
market. In such cases, one would assume that some of this sale leakage could be recaptured by new or
existing businesses if they expand their product lines and for new businesses to be created to capture this
unmet spending potential.

In contrast, an area has a “sales surplus” when captured sales (supply) exceed local demand. These
situations often indicate that the retail market area has a cluster or concentration of businesses, importing
sales from outside the primary market. Market clusters attract consumers from outside the competitive retail
market areas, as they become known for a specific niche or for having a wide variety of shops from which
to choose. This effort is a critical component of RKG Associates’ efforts to identify the local market
potential for a given market area. The findings presented in this chapter are a combination of empirical
analysis and market understanding generated by decades of professional experience. To this point, it was
necessary to understand the retail supply and demand factors that define and drive the Town of Plymouth
market.

C. RETAIL DEVELOPMENT TRENDS

Plymouth has experienced substantial retail development since 2002, realizing a 50% increase in retail
building space. Approximately 1 million square feet of new retail space was delivered in the five years prior
to the last recession alone. Both, Exit 5/Long Pond Road (487,757 SF) and Exit 7/Commerce Way (436,357
SF) commercial centers experienced substantial growth during this period. An additional 258,290 SF was
delivered during the Recession. However, development activity since 2011 has substantially slowed. Less
than 100,000 SF has been delivered during this period.

Retail development activity substantially outpaced residential development in the Town, with the total new
residential units delivered during this study period (3,757 units) constituting a 17% increase in total unit
count. The result of this activity has attracted consumers from outside Plymouth, but also has created higher
vacancy levels in older, less competitive centers. This new development has increased the total retail space
per capita from approximately 43 square feet to approximately 63 square feet during a period where in-
store consumption has not grown substantially. Nationally, the average retail space per capita is
approximately 45 square feet.

The relatively fast pace of retail development compared to residential growth combined with the impact of
the recession and continued growth of online sales generally explain the recent slowdown in retail
construction activity.
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D. HOUSEHOLD SPENDING DEMAND

The demand analysis attempts to quantify the consumer spending patterns of the households living within
a certain market area, in this case, the Town of Plymouth and the selected submarkets (Exit 7/Commerce
Way, Exit 5/Long Pond Road, and Manomet/Route 3A). Convenience is a major factor that drives retail
sales, particularly in certain merchandise categories. Because of the universal nature of modern retailing,
both brick & mortar locations and on-line shopping, most households have convenient access to common
goods and services within a 5-minute drive of their house. As such, consumers are not required to travel
long distances to obtain common retail goods and services, including restaurants. One exception to this case
is when neighborhood shopping centers begin to lose their retail drawing power and customers are attracted
to newer retail centers that provide a wider variety of retail choices. For example, in the case of Exit
7/Commerce Way, consumers will drive much greater distances to fulfill their basic shopping needs because
of the number of stores and the variety of choices in one location.

As mentioned, RKG examined the consumer household spending demand for the Town of Plymouth and
within a 5-minute drive time of the selected retail market areas (Table 4-1). It is important to note the sales
from Motor Vehicle & Parts Dealerships is typically the largest merchandise category in most communities
because of the volume of sales and the average cost of automobiles. However, in identifying future retail
opportunities for the Town of Plymouth, business such as auto dealerships and gas stations, are not typically
identified as retail business targets and as a result they are not being included in this analysis.

1. Exit 7/Commerce Way Submarket

Based on RKG’s analysis, 2017 household spending demand was approximately $15 million (2.0%) for all
retail goods, which was 2.0% of the town’s total of $745 million. Household demand is the greatest for
Food and Beverage Stores ($3.7 million), representing total demand. However, other major household
spending categories include: General Merchandise Stores ($2.3 million), Full-Service Restaurants ($1.9
million) and Department Stores ($1.6 million). The Exit 7/Commerce Way market area has one of the
lowest consumer expenditure size due to the low concentration of residential development surrounding this
selected retail market area.

2. Exit 5/Long Pond Road Submarket

Exit 5/Long Pond Road market has a similar pattern of spending where households spend the least among
the selected retail market areas. In 2017, Exit 5/Long Pond Road market household demand totaled
approximately $5.4 million. This is largely due to the market area’s population size and the low
concentration of surrounding households. The largest portion of annual expenditures within Exit 5/Long
Pond Road market are at Grocery Stores ($1.7 million), Department Stores ($603,645), Full-Service
Restaurants ($700,923), and Clothing Stores ($352,491). Similar to the Exit 7/Commerce Way submarket,
Exit 5/Long Pond Road submarket has low spending power due to the lack of residential development that
exists within a 5-minute drive time. Simply put, Exit 5/Long Pond Road was developed as a commercial
hub to serve a larger geographic area.

3. Manomet/Route 3A Submarket

The Manomet/Route 3A retail submarket is generally a residential area of Plymouth with limited
commercial activity. It stands to reason that consumer demand is the highest among the selected submarket
areas. The market area serves as a neighborhood-scale marketplace that caters both residents as well as
beach visitors during the season. In 2017, the household spending in the Manomet/Route 3A submarket
area was $89.6 million. Retail demand is the greatest for Grocery Stores ($19.3 million), Full-Service
Restaurants ($11.2 million), Department Stores ($9.8 million), and Health & Personal Care Stores ($7.7
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million). With limited retail services, it is most likely residents from the market area travel to the other
regional centers, such as Exit 7/Commerce Way or Exit 5/Long Pond Road. However, the Manomet/Route
3A market area has the potential to best be served by enhancing and improving the neighborhood village
commercial concept, promoting businesses that offer convenience opportunities to residents and tourists
alike.

4. Town of Plymouth, MA

The Town of Plymouth generated approximately $745 million in household spending demand for select
retail categories® in 2017 (Table 4-1). Plymouth households have the greatest spending demand for Food &
Beverage Stores ($186 million), General Merchandise Stores ($116.8 million), and Food Services &
Drinking Places ($105.4 million). The average Plymouth household spent approximately $32,800 in these
select retail goods and services categories. These findings are consistent with other upper-middle income
communities.

While not reflected in local demand data, Plymouth does capture substantial retail sales from tourists. Being
an internationally recognized tourism destination (Plimoth Plantation, Plymouth Rock, the Mayflower II...)
brings hundreds of thousands of visitors to the Town each year. Tourists typically spend the most on general
merchandise and dining venues. That said, visitation numbers from local venues indicate the number of
tourists has been stable in recent years, indicating retail demand from outside visitors likely has not changed
for local businesses.

2 RKG does not analyze automotive-related spending and non-point (i.e. electronic shopping) retail spending. These categories typically are not
considered as strategic economic development opportunities.
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E. RETAIL SUPPLY AND SALES CAPTURE

Retail supply in the Town of Plymouth and the selected retail submarket areas are measured by the amount
of the retail sales captured and reported by local business establishments. In theory, the more retail space
that a community has, the better positioned it is to capture these sales. According to RKG’s analysis of the
town’s property assessment records, Plymouth currently has approximately 3.6 million SF of retail and
restaurant space. However, it should be noted that retail supply reflects the total sales captured by all retail
establishments, regardless of where the sales originate from. The data indicate that of the three retail market
areas, Exit 7/Commerce Way, as expected, is the driver and regional retail shopping center throughout the
Town. Overall, this regional retail shopping center captures the most retail sales throughout the Town due
to its visibility and location off Commerce way and Route 44, as well as its large selection of retail goods
in which it attracts not only local residents but consumers outside of the Town boundaries from other
regional areas.

1. Exit 7/Commerce Way Submarket

The Exit 7/Commerce Way submarket area  Figure 4-1

contains an estimated 106 retail businesses,

which captured a total of $489.8 million in R';“;iﬂ':rsk:f::::‘“
tetail 'sales in 2917, $313.7 million not To:n of Plymouth, MA
including automotive and non-point sales. It

is important to note that while the Exit

7/Commerce Way submarket households

(within a 5-minute drive time) have spending 39.0%
demand equal to 2.0% of the town’s total, the

market area’s retail businesses captured

39.0% of the town’s retail sales (Figure 4-1). .

In fact, local businesses have retail sales that
are 2086.8% higher than local household .
demand (Table 4-2). This finding indicates

that the Exit 7/Commerce Way retail
businesses, as expected, capture the highest = Colony Place = The Grove
total retail sales and cater to a much larger
population of consumers. Anecdotal data
indicate Exit 7/Commerce Way has become Source: ESRI and RKG Associates, Inc., 2018

the premier retail destination in Plymouth

County. The highest sales capture in the Exit 7/Commerce Way market area is occurring within Food and
Beverage Stores ($72.9 million), General Merchandise Stores ($60.2 million), and Clothing & Clothing
Accessories Stores ($38 million).

= Manomet /Route 3A = Other Areas

2. Exit 5/Long Pond Road Submarket

Exit 5/Long Pond Road captures a total of $181.7 million (roughly $140.2 million not including automotive
and non-point sales), constituting 17.4% of the town’s retail sales capture from a base of 57 establishments.
In addition, these establishments capture sales that are 2584.4% greater than local household spending
demand within a 5-minute drive time, which indicates Exit 5/Long Pond Road is also a net importer of retail
sales. This is a unique characteristic for the Town of Plymouth, which indicates that the population located
in other areas of the Town do not have adequate shopping within proximity and they must travel to these
retail centers to make their purchases.
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Although Exit 5/Long Pond Road has not remained competitive within the retail marketplace, the power
center had the highest sales capture at General Merchandise Stores with sales of $65.7 million in 2017. This
amount is 7722.9% greater than what Exit 5/Long Pond Road population demands for such goods. This is
primarily due to the BJ’s Wholesale Club located within the commercial core of the submarket. Another
example is Food Services & Drinking Places, which capture sales that are 1667.6% higher than local
households demand. This is largely due to the presence of several restaurants within the retail power center
such as — Panera, Subway, Texas Roadhouse, IHOP, Jolly Bean Café, etc.

However, Exit 5/Long Pond Road in recent times was the only retail center for Plymouth. The development
of Exit 7/Commerce Way has shifted substantial sales capture away from this submarket. As a result, there
is substantial retail vacancy in Exit 5/Long Pond Road, including a few big box spaces (larger than 40,000
square feet). This finding indicates that Plymouth likely will not be able to utilize the existing retail base
without a substantial increase in demand. Without concerted efforts to attract more businesses (daytime
consumers), tourists (discretionary spending), and residents (increase in local demand), Exit 5/Long Pond
Road will continue to have large-scale vacancy. That said, there is an economic development opportunity
to repurpose a portion of Exit 5/Long Pond Road submarket to reduce the overall retail supply while
accommodating more jobs and residents. The location’s current layout is ideal for a live-work-play mixed
use infill development concept.

3. Manomet/Route 3A Submarket

The Manomet/Route 3A retail submarket area is capturing the smallest retail sales at $42.6 million ($35.3
million not including Motor Vehicle & Parts, Gasoline Stations and Nonstore Retailers) in 2017 or 4.4% of
the town’s sales. Further, other areas in Plymouth such as the Downtown area capturing a small portion of
sales at approximately one-third of the overall Town demand. The Manomet submarket generally is a
residential area of Plymouth with limited commercial activity. Given the continued growth of Exit
7/Commerce Way as a super-regional retail market, some retail operations in the area have struggled to
compete. The Manomet/Route 3A retail market area is not considered a net importer of retail sales due to
its 12% of local spending demand, which is the highest of the three submarkets. Thus, these households
travel to more competitive retail areas throughout the town to do their shopping.

Manomet/Route 3A market’s greatest retail sales category is Food & Beverage Stores at $17.1 million. This
is noticeably lower among the other selected retail market areas, which indicates that people are being
drawn to the more competitive retail shopping centers that provide a wide variety of goods and competitive
prices. To this point, the Manomet market area would best be served by enhancing and improving the
neighborhood village commercial concept. The location and visibility of this retail market area along the
intersection of Route 3A/State Road and Manomet Point Road could strengthen the production of sales by
attracting consumers town-wide. Other notable retail market categories include Health & Personal Care
Stores ($7.7 million), Full-Service Restaurants ($6.4 million), and General Merchandise Stores ($1.7
million).

4. Town of Plymouth, MA

The Town of Plymouth captures approximately $1.14 billion in retail sales from 507 business
establishments ($805.5 million not including automotive and non-point retail sales). Overall, the Town’s
total capture rate is approximately 107.9% of demand. Notable retail market categories include Food &
Beverage Stores ($220.6 million), General Merchandise Stores ($146.6 million), and Full-Service
Restaurants ($109.7 million). These data indicate that Plymouth is a net importer of retail sales. This finding
is consistent with earlier findings that the super-regional retail centers at Exit 7/Commerce Way and Exit
5/Long Pond Road combined with the influence of the net spending by tourists have enabled the Town to
maximize sales capture. That said, the current level of retail space is greater than what the regional
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marketplace and tourists can support. The critical mass for consumerism has shifted to Exit 7/Commerce
Way, which is shown in the relatively high amount of sales capture within this submarket. As noted, Exit
5/Long Pond Road has substantial vacancies despite its relative success, indicating the development of Exit
7/Commerce Way has created an oversupply of space rather than capturing leaking sales. As noted, it is
unlikely for this space to be consumed without some increase in consumer demand.

F. RETAIL GAP ASSESSMENT

To better understand potential retail opportunities for the Town of Plymouth, RKG Associates analyzed the
difference between the estimated consumer demand and reported sales capture. Sales leakage occurs in
almost every community. Many people shop on their way to and from work because it’s convenient for
them. Also, there is rapid growth occurring within the on-line retail sector, which is changing the way many
consumers make purchases. In that regard, sales leakage cannot be reduced to zero and will always occur.
However, as the number of local stores expands it is possible to recapture a percentage of sales leakage.
The results of the analysis show where the most viable opportunities for sales recapture exit as well as how
much retail store space can be supported.

Consumer demand for the Town of  Figure 4-2

Plymouth is estimated at a total of
approximately $745.4 million and sales RETAIL (GAP)/SURPLUS
11- . Selected Retail Market Sectors (In $Millions)

capture totaled $804.5 million, producing
a sales surplus of nearly $58.9 million $350.00
(Figure 4-2/Table 4-3). Four out of the $300.00
thirteen retail market categories studied $250.00
have some sales leakage, indicating that
the local retail marketplace does not meet $20000
all local needs. This is not surprising, as a $150.00
substantial number of Plymouth residents $100.00
work outside the Town. Furthermore,

$50.00
shoppers often have preferences that are .
not met at the local level, and travel and/or $0.00 T T .
shop electronically for specific goods. -$50.00
Clothing Stores have the most substantial -§100.00
leakage, experiencing net leakage of $12.1 Colony Place  The Grove ~ Manomet/Route  Town of
million. That said, much of this demand 3A Plymouth

most likely is being captured by stores Source: ESRI and RKG Associates, Inc., 2018
elsewhere in Plymouth County.

The retail market subareas of Exit 7/Commerce Way and Exit 5/Long Pond Road are the Town’s consumer
focal point. These areas have the greatest selection of goods and services along with competitive pricing
in a more contemporary shopping environment. The Exit 7/Commerce Way retail market area is
experiencing surplus sales of approximately $298.6 million over local household demand. Like Exit 5/Long
Pond Road, there is almost no sales leakage within Exit 7/Commerce Way, which indicates that this retail
market area is importing sales from the lesser served areas town-wide. While there are some instances of
unmet demand in these two submarkets in a specific retail sector, these submarkets attract consumers from
all of Plymouth and a much larger area surrounding Plymouth.

In contrast, the Manomet/Route 3A submarket is one of the areas within Plymouth where residents go to
Exit 7/Commerce Way and Exit 5/Long Pond Road to shop. The Manomet/Route 3A submarket has a sales
capture rate less than 35%, with almost $79 million of local consumer spending leaking the area. At face
value, this indicates there is demand for additional retail stores. This is not surprising, as the area contains
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small local shops and businesses nothing near to what Exit 7/Commerce Way and Exit 5/Long Pond Road
offer. However, a more detailed assessment of the Manomet/Route 3A submarket reveals this unmet
demand is not substantial enough to support an entire new store. The level of unmet demand is insufficient
to attract an entire new store to the area. Combine this finding with the convenience of access to both Exit
7/Commerce Way, Exit 5/Long Pond Road, and Downtown Plymouth (particularly for dining options), and
it is understandable why the retail opportunities in this part of Plymouth are focused on neighborhood-
serving retailers and small-scale shops that can serve both residents and tourists traveling to Whitehorse
Beach.

G. TOWN OF PLYMOUTH MARKET POTENTIAL

1. Surplus Sales Capture

Because of the high retail sales being achieved in several merchandise categories throughout the Town of
Plymouth, and the “retail gravity” has shifted to Exit 7/Commerce Way, it is reasonable to assume that if
there were greater competition in several merchandise categories in other retail market areas, the local
market could support additional retail business. While this might not result in greater retail sales for the
Town of Plymouth, it could result in greater retail employment and retail estate tax base as multiple
establishments compete for the same spending. For example, if a local home furnishing store is achieving
sales per SF that are twice the national average, logic would suggest that another home furnishing store
could enter the market and capture enough sales per SF to be successful. Through increased competition,
the existing store would lose market share to the new competitor, but both stores could be successful at
sales levels closer to the national average.

RKG Associates analyzed retail merchandise categories in the Town of Plymouth that are performing at
125% of the national average in terms of retail sales per store. The analysis assumes that any merchandise
category producing sales at or above 125% has the potential to support additional competition in terms of
new businesses or expanded square feet within existing businesses. RKG Associates calculated the amount
of excess sales each retail category achieved above 125% and translated those sales into supportable
building square feet based on average sales per square feet being achieved in the Town of Plymouth market.

The total surplus retail sales in the Town of Plymouth is $58.9 million. There are five retail categories that
have experienced excessive sales, which is equivalent to $75.8 million being captured at or more than 125%
of the national average. This is largely attributed to the Grocery Stores ($38.9 million), Other General
Merchandise Stores ($26.7 million), Lawn & Garden Equipment & Supply Stores ($6.9 million), Used
Merchandise Stores ($1.9 million) (Table 4-3). Lawn & Garden Equipment & Supply Stores are capturing
nearly 242.7% greater than the national average. Grocery Stores have the most notable sales potential. The
sales potential for Grocery Stores is approximately $81.2 million, which support an additional 69,676 SF.
While most full-service grocery stores typically range in size from 40,000 to 60,000 SF, these excessive
sales could support a full-size or big-box grocery store. RKG’s estimates that the total amount of new retail
space that could be supported by excess sales would equal approximately 210,882 SF.

2. Sales Leakage Recapture

There are several retail categories in the Town of Plymouth experiencing sales leakage, however, evidence
of leakage does not guarantee future success at recapturing sales in each market category. RKG has prepared
conservative, moderate, and aggressive (low, medium, and high) sales recapture estimates for the Town of
Plymouth. Recapturing sales leakage presents an opportunity for increased sales among existing and new
merchants. It also provides an opportunity for additional store development (Table 4-4).
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From an economic development perspective, the most effective approach to increasing retail demand within
the Town is through greater residential development. Simply put, developing new housing opportunities
(particularly housing types that diversify the Town’s existing housing base) near the two major retail market
areas (Exit 7/Commerce Way and The Grove) can increase consumer demand, which could potentially
create business expansion and offer more job opportunities.

Clothing Stores have the most significant recaptured sales leakage and presents sales potential at an estimate
of $609,609 to $1.8 million, which is comparable to 2,237 to 6,710 SF of additional supportable SF. Simply
put, consumers desire to shop at larger retail centers where they find a great variety of merchandise or more
competitive pricing than what can be obtained locally in the Town of Plymouth. In addition, they are more
likely to shop locally if retail goods are more conveniently located near their home.

3. Total Sales Recapture and Implications

Not all leaked sales can be recaptured. Residents in the Town of Plymouth retail market area likely have a
variety of spending habits such as making purchases on their commute to and from work or Internet
purchase s that are unlikely to go away. RKG’s estimates use a range of assumptions to estimate supportable
retail space, conveyed a recaptured leakage and excess sales in certain retail categories.

The consultants utilized professional experience to adjust for local conditions, town-wide competition and
mix of offerings. These estimates generally reflect the current retail market climate. The results estimate
the amount of additional square footage, based on typical sales/SF by retail category, which could be
supported by the spending power of the local market for each category, and reflect the total estimated sales
potential and additional square footages using a low, medium and high recapture summarized in Tables 4-
3 and 4-4.

Overall, there is a limited amount of sales leakage throughout the Town of Plymouth and surrounding retail
market areas. The Manomet/Route 3 A area is underserved with retail, but it is being supported by the retail
centers of Exit 7/Commerce Way and Exit 5/Long Pond Road. While there is available developable land
that has the potential for implementing more commercial/retail development in this part of Plymouth, an
increase in consumer expenditure (additional household) likely will be required to attract additional retail
businesses. The concept of creating a village commercial center that provides new residents with on-site
amenities is the most logical way of expanding commercial offerings in Plymouth, whether it is a concept
like newly developed areas throughout the Town that is considered less accessible to Route 3 or a more
traditional town center live-work urban form infill development at Exit 7/Commerce Way and Exit 5/Long
Pond Road. Encouraging additional commercial activity along main thoroughfares, particularly for
investment that better connect and strengthen specified activity centers throughout the Town. In conclusion,
the consultant will provide detailed recommendations for several subareas throughout the Town later in the
report.
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.
5 ENTERGY SITE ANALYSIS

A. INTRODUCTION

This site analysis was completed for 1,500-acres of land owned by Entergy Nuclear Generation Company
that is located adjacent to the existing Pilgrim Nuclear Energy facility (referred to herein as the “Pilgrim
facility””) in Plymouth MA. (Map 5-1). As requested by the Town and the Foundation, this land area (the
“Project Area”) is under evaluation to determine the site’s development potential. The Project Area does
not include the actual generation facility; rather, it is comprised of an inland area south of Rocky Hill Road.
The Project Area has an irregularly-shaped boundary which generally follows Rocky Hill Road along the
northern border (approximately 5,800 linear feet), extends approximately 9,000 linear feet to the south from
Rocky Hill Road, and is bisected by Route 3A (Map 5-2).

B. LAND USE
1. On-Site Land Use

The Project area is predominantly undeveloped and forested. Minor on-site land uses within the Project
Area include roadways, commercial uses, a municipal park, municipal infrastructure, and utility corridors.
Each is described below.

The undeveloped land is vegetated with pitch pine and scrub oak typical of the region, which provides a
naturalized buffer between the Pilgrim facility and the moderately to densely settled surrounding areas. It
is within the area of Plymouth known as Pine Hills. The undeveloped areas contain a network of logging
trails used by hikers and mountain bikers. Much of the undeveloped land (approximately 910 acres) is
Forest Land designated under Chapter 61, which is a Massachusetts tax designation created to encourage
the preservation of open space for the purposes of timber production, agriculture or recreation. Taxes for
those properties enrolled in Chapter 61 are determined based on the current use of the property (i.e., the
productive potential of land for growing trees), not the fair market or development value. To ensure that
land under Chapter 61 is managed in a long-term sustainable fashion, there is a penalty for withdrawal from
the program and changing it to residential, industrial or commercial use. This penalty consists of payment
for the difference between taxes paid and taxes deferred plus interest. The penalty is computed for the
previous five years under certification.

The roadways on the Project Area include Route 3A, a two-lane state highway with a north-south course
that bisects the center of the Project Area, and Power House Road, a Pilgrim facility access road which
extends northward from Route 3A in the eastern portion of the site. In all, roadways comprise approximately
13 acres of the Project Area.

Commercial uses in the Project area seem to be located on a single 7-acre parcel at 265 State Road. The
parcel contains three structures and an outdoor boat storage yard. The businesses include Serious Cycles
bicycle sales and repair store, Lady Bug Boats (outboard motors), Ron’s Body Works (horse trailer dealer)
and the Surf Marine Boat Storage lot. This parcel also contains a cell tower in the southwest corner, although
the cell tower access road is located on an adjacent parcel.
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The municipal parkland is Cleft Rock Park, an 8.7-acre town facility with nature trails and picnic facilities
located at 290 State Road (Route 3A) just across the street from Serious Cycles. The park is notable for a
unique rock formation of approximately 25’ x 25” and from 12’ to 14’ tall. There is a cleft through its
center 25” to 30” wide and about 25’ in length. This passage is approximately 5’ high and its “ceiling” is
formed by another section of rock that sits on top. It is thought that this rock formation may have been used
as a “lookout” spot by the Native Americans. From this vantage point one can see much of Cape Cod Bay
and, on a clear day, the monument and shoreline of Provincetown.

Two water tanks, part of Plymouth’s municipal water distribution system, are located within the Project
Area. One is situated off the northbound lane of State Road near the intersection with Rocky Hill Road, and
the other is off the southbound lane further north along State Road past the commercial development.

There is a utility right-of-way (ROW) containing steel structures with overhead transmission lines
originating at the Pilgrim facility and extending southward across the Project Area. The ROW runs parallel
to, and just west of, Power House Road. The ROW width varies along its 7,800-foot length, but is generally
approximately 100 feet wide. In addition, the Project Area contains two cell towers. As noted above, one is
in the southwest corner of the commercial property at 265 State Road; the second tower is on an adjacent
parcel immediately east of the commercial property.

2. Adjacent Land Use

Adjacent land uses are predominately residential, but also include energy generation, recreation, and
undeveloped, as follows:

= North: Pilgrim energy generation facility;

= Northeast and East: Densely settled residential areas along the coast associated with White Horse
Beach;

= Southeast: Moderate density residential neighborhoods;

= South: A continuation of undeveloped land and utility ROWs;

»  Southwest: Agricultural land and lower-density residential,

= West: Medium density residential and the Plymouth Country Club and Golf Course; and

=  Northwest: Densely settled residential areas near Rocky Point

C. ENVIRONMENTAL, HISTORIC, AND CULTURAL

BSC Wetland Scientists inspected portions of the Project Area on May 25th, 2017 to confirm the location
of Historic, Cultural, and Wetland Resource Areas. The Project Area is located on a moraine consisting of
glacial erratic’s and valley formations with steep topography along the hill face off Rocky Hill Road and a
reduced slope from State Road moving south toward Old Sandwich Road. BSC conducted site inspections
in three portions of the Project Area (Map 5-3) to confirm the locations of natural resources, as well as
potential historical and cultural resources, as described below.

BSC first inspected the Cleft Rock parcel off State Road. The area walked consisted of following mountain
bike trails and cross cutting through forest leading to the transmission lines off Power House Road, back
up the steep rocky moraine-like terrain around to a communication tower, then returning to the trail head at
Cleft Rock. There was no indication of wetland resource areas along this route, although BSC did note
interesting glacial erratics and valleys throughout the topography. Glacial erratics are large boulders left
behind by a glacier following melt. In addition, if you look at the topography of this area one can see how
the glacial melt generated water that created valleys moving down slope around the sides of the hills. The
hills appear to be a large glacial deposit of sand and stone left behind when the glacier melted.
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The second area inspected started off Power House Road along the utility ROW, moving along the overhead
transmission lines towards Rocky Hill Road, then followed Rocky Hill Road west along a BVW and
continued past uplands and a potential Isolated Land Subject to Flooding (ILSF) before moving south (up
slope) from Rock Hill Road. BSC found another ILSF up slope adjacent to an old farm property (potentially
an old watering pond for livestock). BSC continued through the wood south until noticing a significant
change in vegetation from hardwoods to a Spruce ally that was assumed to have lined the old farm driveway.
Following the line of Spruce trees, BSC located one old farm foundation and water well handpump along
with what appeared to be a stand of planted Red Cedars. Moving east toward Power House Road (cross
cutting the north facing hill side), BSC noted areas of great glacial influence, which consisted of glacial
erratic’s and steep valleys. Following an old stonewall that appeared to be built for livestock (based on
stone size), BSC worked our way back to the ROW and Powers House Road. Additional BVW’s were
located along Power House Road on east side but were not fully explored during this site visit.

The third area started at State Road and followed at ATV trail south along a ridge up to the highest point in
Plymouth, Manomet Hill. From the peak, BSC ventured around the surrounding area following ATV trails
and crossing through forest areas but found no wetland resource areas, within the area inspected. BSC noted
several additional glacial erratics and valleys leading from the ridge to the east and west.

Using MassGIS, supplemented by the above-described site inspections, BSC identified two types of
wetland resource areas along Power House Road and Rocky Hill Road. The resource areas identified
include Bordering Vegetated Wetlands (BVW) “Bogs, swamps, marshes, and wet meadows that border on
water bodies are defined in the Wetlands Protection Act regulations (310 CMR 10.55) as Bordering
Vegetated Wetlands (BVWs)”, and Isolated Land Subject to Flooding (ILSF) “isolated depression or a
closed basin which serves as a ponding area for runoff or high ground water which has risen above the
ground surface”. As shown on Map 5-4, MassGIS data indicates the presence of several potential vernal
pools within the Project Area. BSC did not see any vernal activity within the wetlands field-identified on-
site, perhaps because the inspections occurred late in the season when vernal pool activity is less likely to
occur.

BSC reached out to the Massachusetts Natural Heritage and Endangered Species Program (NHESP) and
was informed that a portion of the Project Area is listed as Eastern Box Turtle habitat. Per NHESP, this
designation may be removed when the Program generates new maps (anticipated soon). However, NHESP
still considers the site to have habitat for Eastern Box Turtle as well as Eastern Whip-poor-will. NHESP
also provided insight into other areas and species that should be reviewed for “potential” habitat. Additional
field studies would be necessary for a full assessment (see NHESP email in the Appendix).

BSC submitted letters to the Massachusetts Historical Commission (MHC), Wampanoag Tribe of Gay Head
Aquinnah, and the Wampanoag Tribe of Mashpee to obtain historic and cultural information for the
property. BSC has received information from MHC regarding the property (see MHC letter in the
Appendix). The MHC inventory lists several historically significant sites for the Project Area, including
Cleft Rock, owned by the Town of Plymouth, and the “Manomet Site.” MHC noted the use of Rocky Hill
Road, Pine Hills, and Manomet Highlands as part of a historic Native American trail system. They consider
this area to be “favorable for ancient and historic period land use and occupation.”

During the field inspection, BSC noted that the trees appeared to be approximately the same age, size, and
variety (Pitch Pine and Oak). This evidence pointed to the area having been cleared at some point and
allowed to return to a natural state all at the same time. BSC research found that a large fire in May 1957
burned from Myles Standish State Forest over the Pine Hills to the coastline, encompassing the entire
Project Area except for a small area along Rocky Hill Road and the area containing the Entergy Plant (also
the only area noted with larger more mature trees). (Map 5-5).
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On-site Wetland Resource Areas are a significant consideration when proposing land to be built upon. The
Massachusetts Wetlands Protection Act (WPA) (301 CMR 10.00) and Town of Plymouth’s Wetland Bylaw
(196-4) states “No person shall remove, fill, dredge or alter within 100 feet of resource areas” without first
obtaining a permit to do so. Also, the Town of Plymouth Wetlands Rules and Regulations Part 3 stipulate
that “The area within 35 feet of a resource area is a no-touch zone. No development, alteration, filling,
dredging, or removal is permitted within the 35-foot no-touch zone.”

A National Pollutant Discharge Elimination System (NPDES) Storm Water Pollution Prevention Plan
(SWPPP) and Notice of Intent (NOI) would be submitted to the Environmental Protection Agency (EPA)
for disturbance of over an acre. “Any construction activity that will, or is part of a common plan” of
development or sale that will, disturb one or more acres and has the potential to have a discharge of storm
water to a water of the United States must either have a permit OR have qualified for a waiver.” A
Massachusetts Environmental Policy Act (MEPA) filing may also be required depending on the size and
scope of development as well as whether the proposed development requires any state permits, involves
transfer of state property, or is undertaken by a state agency.

This site provides a forested connection from Myles Standish State Forest, Wildlands Trust-Halfway Pond,
Indian Brook Conservation Area, and Little Island Pond, over the Pine Hills, and connecting to Cape Cod
Bay, with limited interruption from existing development. The northern face demonstrates the power of the
glaciers as they moved through the area depositing a massive boulder field, including Cleft Rock. At the
northern base, several wetland resource areas have formed along the roadways. Moving south the glacier
produced a massive deposition of sand and more large boulders, along with steep side slopes that are littered
with ravines from melt water.

The area is home to a variety of animals, BSC identified Coyote, Deer, Rabbits, Skunks, Raccoons, and
various birds through direct observation, scat, and/or tracks. Lastly, BSC noted some of the historic features
and uses, such as the old farm buildings, pond, fields, and stone walls.

D. TOPOGRAPHY

Topography was assessed to identify areas more suited to development. In general, slopes of up to 15% are
considered optimal for development, with up to 20% considered suitable for development. Slopes of greater
than 20% can present challenges associated with design, access, operation of construction equipment, and
stormwater management.

As noted above, the Project Area is within the area known as Pine Hills (not to be confused with “The
Pinehills” development located to the south). As shown on Map 5-6, steeply sloped areas of 20% or more
are present throughout most of the area, but there are some large swaths with slopes up to 15%. One such
area is along Power House Road in the eastern portion of the site, and another is in the northwest and central
section south of Rocky Rocky Hill Road. Smaller areas with slopes between 15% and 20% are scattered
throughout. In all, approximately 25% of the Project Area is considered “developable” (Map 5-7). The
concept program is presented in Map 5-11.

In terms of elevation, the Project Area reaches its peak of up to approximately 400 feet above mean sea
level in the center of the southern portion (Map 5-8). This high point in the Pine Hills is called Manomet
Hill and is the highest point in Plymouth County. From this ridge, elevation slopes steeply away to the east
and west, but more gradually towards the north towards the coast. In the developable area near Power House
Road (see above) elevations range from approximately 50 feet to 100 feet above mean sea level. In the
developable area behind Rocky Neck Road elevations range from approximately 175 to 200 feet above
mean sea level.
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E. TRANSPORTATION

The Project Area is located on Rocky Hill Road in Plymouth, MA, south of Rocky Point and north of White
Horse Beach. Rocky Hill Road runs along the coast of Plymouth in an approximately east-west direction,
connecting to State Road (Route 3A) in the west and to White Horse Road in the east. (Map 5-9)

Currently, and in the future, most trips to/from the site are likely to use State Road (Route 3A) to access
Rocky Hill Road. Route 3A is classified as a minor arterial and is a major vehicular connection through
Plymouth and southeastern Massachusetts.

Rocky Hill Road is classified as an urban collector roadway and currently accommodates approximately
3,200 vehicles per day (vpd). Near the Project Area, Rocky Hill Road provides one general-use travel lane
in each direction with approximately 1 to 2-foot shoulders on both sides of the roadway.

The Greater Attleboro Taunton Regional Transit Authority (GATRA) provides bus service in the area via
the Mayflower Link (Plymouth to Manomet). Currently, this service runs via Route 3A and White Horse
Road, with a stop at White Horse Beach. This bus route does not pass immediately in front of the Project
Area, but the route runs through the intersection of Rocky Hill Road & White Horse Road, located
approximately 1 mile away. A discussion with GATRA about the possibility of extending bus service to
the Project Area to increase transit ridership and reduce vehicular traffic will need to occur.

Consideration is being given to development of the site under a variety of uses. Table 5-1 outlines traffic
generation rates for a variety of potential uses, which was considered when developing the concept plan
detailed later in this chapter. These rates are taken from the Institute of Transportation Engineers (ITE) Trip
Generation manual.

Table 5-1
Trip Generation Rates
Weekday Weekday

Morning Peak | Afternoon Peak
Use Unit Weekday Daily Hour Hour
Single-Family Residential [1] Dwelling Unit 9.52 0.75 1.00
Office [2] 1,000 SF GFA 11.03 1.56 1.49
Hotel [3] Rooms 8.17 0.53 0.60

Source: BSC Group, 2017

[1] based on ITE Land Use Code (LUC) 210 — Single Family Detached Housing
[2] based on ITE Land Use Code (LUC) 710 — General Office Building

[3] based on ITE Land Use Code (LUC) 310 — Hotel

F. ZONING
1. Underlying Zoning

As shown in Map 5-10, most of the site is zoned Rural Residential (RR) (approximately 1,400 acres). The
eastern portion of the site (approximately 100 acres) is zoned Medium Lot Residential (R-25). A narrow
sliver along the Project Area’s southwestern edge (near Doten Road) falls within Large Lot Residential (R-
40) zoning. Please refer to Table 5-2 for detailed information about the range of uses and dimension
requirements for each of these zones.
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The intent of RR Zoning is to:

» Discourage scattering of residential development beyond the fringes to developing village centers
and thereby to reduce the needed for uneconomical extension of roads, utilities and other
community facilities and services.

= Channel development into zones where public utilities and community facilities and services may
be provided efficiently. To utilize the provisions of transfer of development rights as specified in §
205-70 of the Bylaw.

» Discourage development in areas whose soil and slope characteristics are generally less suitable
for development than in other zones.

= Preserve the natural, rural character of presently rural areas of the Town.

= Prevent the subdivision of small residential lots along principal Town ways in rural areas.

= Utilize Plymouth’s tremendous land resources for uses other than residential development which
will help balance the tax base and offer employment to local residents.

The intent of R-25 Zoning is to:

= Retain suburban residential development of adequate spaciousness within close proximity of the
several village centers of the Town and thus avoid haphazard scattering of subdivisions in rural
areas.

= Encourage the permanent protection of natural and open areas within developed areas and to
authorize a variety of types of homes available by means of planned cluster and planned residential
development techniques.

This intent of R-40 Zoning is to:

= Reserve areas for large lot single family residential development within the perimeter of the various
villages of the Town and within reasonable proximity of community facilities and utilities.

= Utilize Plymouth’s tremendous land resources for appropriate uses other than residential
development which will help balance the tax base and offer employment to local residents.

In addition to the underlying zoning, the Bylaw (§ 205-39) also regulates how land within wetland areas
(WA) may be used to calculate area and yard requirements. The intent of the WA designation is to:

=  Protect the streams and other water bodies of the Town;

= Protect the health and safety of persons and property against the hazards of flooding and improper
waste disposal;

= Preserve and maintain the water table and water recharge areas within the Town; and

=  Assure the continuation of the natural flow patterns of the watercourses providing safe and adequate
floodwater and runoff capacity.

Any portion of a lot that lies within the WA may be used to satisfy the area and yard requirements for the
district in which the lot is situated, provided that not less than 10,000 square feet or 60% of the lot,
whichever is greater, is outside the wetland area. Further, any areas greater than 5 feet in breadth which are
covered by water shall not be included in the area requirements, and areas covered by water for part of a
normal year shall not comprise more than 15% of the required lot area.

2. Aquifer Protection District (§ 205-57)

In addition to the underlying zoning, there is an Aquifer Protection District (AA) overlay zone within the
Project Area. The following two protection categories are within the AA:
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= Area 2 — Planned Future Well Site; and
* Area 3 — Contributing Area to Significant Recreational Water Bodies.

Both Area 2 and Area 3 are regulated in the Town’s Zoning Bylaw under the Aquifer Protection District
(AA), § 205-57. The Aquifer Protection District is considered as overlying other zoning districts, and any
uses permitted in the overlay district are governed by the restrictions of the underlying district. Table 5-3
(as excerpted from the Town Zoning Bylaw) lists the uses requiring Special Permits (all of which are subject
to Environmental Design Conditions and to specific criteria noted in the Bylaw) and Prohibited uses in
these two districts.

The purposes of the AA District are:

= To preserve and protect the groundwater resources of the Town of Plymouth;

= To protect, preserve and maintain the existing and potential groundwater supply and surface water
quality for present and future residents of the Town;

» To prevent pollution of ground and surface water and water supplies;

= To assure the continued availability of the potable and recreational water supply of the Town; and

»  To promote and protect the public health, safety and general welfare.

The Planned Future Well Site Overlay is defined as the “DEP approved Zones Il and IlIs (as defined by
DEP in 310 CMR 22.00 as amended) to Public Water Supply Wells and watershed contributing surface
runoff” to a DEP-approved Zone I, as defined in the Plymouth Zoning Bylaw and shown in Map 9. The
Contributing Areas to Significant Recreational Water Bodies overlay is defined as “the area contiguous or
noncontiguous to recreational lakes, water bodies or tributaries thereto in which ground or surface water
flow is in the direction of and contributory to the lake, water body or tributary as displayed on the Aquifer
Protection Map.”
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G. SWOT ANALYSIS
1. Strengths

= Waterfront Location: The Entergy site is located along Plymouth Bay, with direct access to the
Atlantic Ocean. Given the scarcity of developable property along the Atlantic Coast throughout the
Eastern Seaboard, the entire site—particularly the current Entergy Plant site—has substantial and
broad economic development potential for the Town. While the plant site itself will not be available
for development for years, and possibly decades, the conservation easement on the rest of the site
expires in 2023.

= Elevation of the Property: The Entergy site’s higher elevation is an asset from an economic
development perspective. From a base perspective, the higher elevation near the Bay provides some
protection from inclement weather. The elevation changes also provide attractive views over the
Bay and around the Town of Plymouth. More strategically, the top of the hill location has
development potential, and can serve as a destination and/or focal point of any development at the
site.

= Large, Developable Tracts: The site analysis reveals there are several large developable tracts
within the Energy site. The largest contiguous portion of the land that offers the best opportunity
for development are located north of Route 3A, with frontage along 3A. (approx. 300 acres). There
are two portions of the land south of Route 3A that offer an opportunity for development (approx.
112 acres), one area has frontage along 3A while the other does not. These tracts can accommodate
several similar developers, or a variety of development types. Given the size of the entire property,
having numerous developable sites enables the Town to encourage a diverse development program
for the property.

= Access to Route 3; Route 3A: The Entergy property bifurcated by Route 3A, connecting the property
to the Town’s downtown area and other tourism destination locations. The site is located
approximately 4 miles from Route 3, with a direct connection via Plimoth Plantation Highway.
Plimoth Plantation Highway is limited access from Route 3 to the site. This strong transportation
connectivity allows a variety of development opportunities for the site. The internal Power House
Road access drive from Route 3A to Rocky Hill Road provides additional access into the site,
including a relatively larger developable area.

= Complementary Uses: In addition to the waterfront location, the Entergy Site is bounded by existing
uses that complement some of the opportunities identified for this site (see opportunity section).
Most notably, Cleft Rock Park contains interesting cultural features and views. The site also is
proximate to Plimoth Plantation and Old Sandwich Golf Club.

= Single Ownership: Having the entire site under the control of a single entity is a strength from an
economic development perspective, allowing the Town to work with a single entity to define a
vision for the site and go through the entitlement process. Large sites like this with multiple owners
oftentimes creates challenges in creating a unified vision for the development area.

= Available Infrastructure: There is water service available along a portion of Route 3A that can
serve the Entergy Site, as well as a water tank on the property.

RKG Page 5-17
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Weaknesses

Topography (South Side): Much of the site has topography exceeding 20%, making it challenging
for large-scale development. The site’s varying, and substantial topography creates an economic
development challenge for the site. Although the property has several developable sites, some are
more challenging to access due to the undulating topography. Additionally, access to those sites
further from Rocky Hill Road and Route 3A (particularly on the south side of Route 3A) will require
substantial transportation and utility investment to overcome the steep topography.

Existing Transmission Lines: The Pilgrim Nuclear Power Station produces approximately 688
megawatts of dependable capacity. The transmission lines that carries that energy to the grid runs
through the Entergy Site along the Edison Access Road. From a physical perspective, the power
lines separate a portion of the site that has development potential. The lines also likely will remain
active after the plant’s decommissioning, as there already is interest from other power companies
to connect to the infrastructure. Any development will need to be mindful of their continued use.

Distance from Regional Transportation System: Despite the relative proximity to Route 3,
Plymouth remains comparatively far away from the regional transportation system. The Entergy
Site is approximately 24 miles from [-495 in Middleborough (via Highway 44) and 34 miles from
1-93 in Braintree (via Route 3). Furthermore, the site is more than six miles from the Plymouth train
station, which is not served with regular rail service. This creates a competitive challenge for the
site for attracting certain types and intensity of uses.

Transportation Capacity: In addition to proximity, the site is challenged by transportation capacity.
Simply put, the Plimoth Plantation Highway is the main artery connecting the site to the rest of
Plymouth/the Old Colony Region. Both Plimoth Plantation Highway and Route 3A are two-lane
roads, limiting the peak capacity to and from the site. This challenge deals more with scale of
development than development type. Regardless, a substantial development program will require
transportation investments to accommodate the new demand.

Existing Infrastructure: While the site has access to water, it does not have the same access to sewer
service. Any development requiring sewer service must bear the cost of installing new lines. The
site also has limited access to other utilizes including communication infrastructure.

Future Well Siting: A large portion of the Entergy Site, particularly to the south of Route 3A on the
castern side of the property. Locating a well on the site will impact development in the immediate
area. To this point determination of whether a well is appropriate for this site and specifically where
it would be located should be done in the short term to help define the overall site development
potential.

Opportunities

Subdivision of the Site: The Entergy Site’s size and development potential (from a physical analysis
perspective) lends itself to accommodating a wide range of market opportunities. More specifically,
the unique features in certain parts of the site are more appropriate for certain uses over others.
Thus, the Town could encourage a development program that enhances economic diversity rather
than focus in on a singular use.

‘Northside” Economic Development Potential: The area of the Entergy Site located between Route
3A and the existing power generation facility constitutes most of the potentially developable land.
This area is relatively flatter than the rest of the site and is better served with transportation and

RKG
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other infrastructure amenities. From an economic development perspective, this portion of the site
is best suited for employment-based development activity.

Hilltop Plateau: The hilltop plateau south of Route 3A has the potential to accommodate a visual
and economic focal point for the Entergy Site. Given the superior views and prominent location,
the hilltop plateau is ideal for a destination-based activity. This concept could include a
cultural/entertainment venue (i.e. concert hall), a business event facility (i.e. conference center),
accommodations (i.e. hotel), social gathering venue (i.e. wedding venue), or a combination of these
activities.

Ecotourism/Recreation Tourism: A large portion of the Entergy Site is not suitable for physical
development, particularly south of Route 3A. However, these areas could accommodate tourism
and recreation-based economic development activity. The size of the site can accommodate many
tourism and recreation activities. Most notably, the topographic variations are ideal for
hiking/biking trails as well as ropes course/zip line facilities. There are areas of the site that are
better suited for passive tourism/recreation use as well (i.e. birding).

Threats

Adjacent Uses: The Entergy site is bounded by existing development. The eastern boundary is the
existing power generation facility, which could cause some issues until it is remediated. However,
the site also is bounded by a golf course and established residential neighborhoods. Any new
development activity on the Entergy Site will need to account for compatibility.

Timing of Opportunity/Development: Access to the Entergy Site and the power generation facility
property will not be possible for years. The power generation facility is not going to be fully
decommissioned until 2021 and will take approximately 10 years to fully remediate. The Chapter
61A designation on the study site does not expire until 2023. Thus, any economic development
investment on either property will not occur for at least six years. Given the property is owned by
a private entity, any strategy will need endorsement from the owner.

Public Opinion: Plymouth’s population has diverse opinions about economic development. There
are portions of the population that endorse growth of the Town’s economic base and portions that
do not. Likewise, there portions that support expanding the amount of land available for economic
development and portions that do not. During this analysis, the RKG Team has met with
individuals who believe the Entergy site is a premier economic development asset as well as
individuals who believe the 1,500 acres site should be preserved as-is. Creating a vision that can
generate consensus with Plymouth residents could be a challenge.

SITE CONCEPT PLAN

RKG Associates and BSC Group were charged with identifying a hypothetical development program for
the 1,500-acre site that balances [1] the site’s economic development potential; [2] creating positive fiscal
benefits for the Town; and [3] maximizes the preservation/quality of life opportunities on the site. RKG
Associates recognizes that ‘balancing’ can be subjective, and that many hypothetical development programs
could be considered for this land.

That said, RKG Associates and BSC Group collaborated to bring a variety of perspectives to the creation
of a hypothetical development program. The following strategies were used to finalize the concept plan
discussed in this report:

RKG
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=  Avoid environmentally sensitive assets and resources. This includes all historic and culturally
significant assets.

*» Minimize impacts to adjacent properties. The hypothetical concept creates substantial buffers
to abutters to minimize impacts.

* Minimize topographic and infrastructure costs. The concept avoids steep slopes and
development activity in areas poorly served and/or hard to serve with the necessary infrastructure.

=  Provide variety for new economic development opportunities. The concept includes
development uses that currently are unrepresented or underrepresented in the Town, relative to the
community’s potential.

»  Maximize fiscal benefit to the Town. The fiscal impact analysis (Chapter 7) identified uses that
have the greatest fiscal benefit to Plymouth. The concept capitalizes on those uses that are market
relevant and site appropriate.

The analysis produced the site layout concept presented in Map 5-11. In total, RKG and BSC identified
approximately 494 acres of developable land, or roughly 33% of the property. The concept separated the
portion of the site north of Route 3A and south of Route 3A. This was done for two primary reasons. First,
the road creates a natural boundary for the site, allowing for two complimentary, but separate concepts.
Second, each side of 3A has unique qualities that lend to varying development programs. Most notably,
the peak of the hill on the south side of the road is much more valuable to destination uses and residential
development than the relatively lower portion north of the site. In addition, the northern part of the site is
more isolated for existing residential uses, making it better suited for expanding the Town’s commercial
land area.

The predominance of developable land is located north of Route 3A. Approximately 360 acres have
suitable topography for development and can be subdivided to preserve natural and historic assets. There
is an area of 65 acres on the east side of the site north of 3A that has been identified to attract a power
generation user to take advantage of the existing transmission lines located along Powerhouse Road. The
remaining 295 acres were subdivided into 78 parcels ranging in size from 1 acre to 20 acres intended to
serve as a new commerce/business park for office, craft manufacturers, and mid-sized production
businesses.

= 1-2 Acres — 28 parcels
= 2-3 Acres — 23 parcels
= 3-5 Acres — 11 parcels
= 5-10 Acres — 11 parcels
= 10 Acres — 2 parcels

= 12 Acres — 1 parcel

= 15 Acres — 1 parcel

= 20 Acres — 1 parcel

This subdivision approach addressed both physical and market climate factors. From a physical
perspective, the site required varying sizes to minimize land development impacts due to topography and
natural assets. From a market perspective, Plymouth has much more market potential for smaller-scale
parcels than larger ones. However, there is opportunity for mid-size and larger companies, especially for
existing companies that may seek to expand their local presence. The size variation enables the Town and
Foundation to pursue a variety of prospects.

RKG Page 5-20
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The concept for the portion south of Route 3A focuses on creating a unique tourism and event atmosphere
while expanding the Town’s luxury housing market (providing substantial fiscal benefits). The ridgeline
running from Route 3A south toward the Old Sandwich Golf Club provides superior views of Plymouth
Bay and Cape Cod Bay. From an economic development perspective, these vistas are excellent for creating
an event/conference venue where business retreats and social events (i.e. weddings). Given the well
documented sensitivity for having too much (or any) development along the ridgeline, a premier meeting
and event venue built into the scenery would minimize visual impact while creating an amenity currently
nonexistent in Plymouth. To compliment this use, RKG and BSC recognize that luxury housing could be
built in a neotraditional fashion to integrate with the event facility. The facility could amenitize the
residential development.

Based on BSC’s analysis of the property, the development on the southern portion of the site would total
approximately 134 acres. The resort parcel would have 46 acres along the ridgeline, ensuring minimal
development on the hill’s highest point. The resort property would be surrounded by approximately 32
acres of single family homes spread on nine development parcels. The analysis anticipates a yield of 63
homes on parcels approximately % acre in size. An additional 28 acres would be for luxury townhomes
totaling 224 units. Pricing for the residential units is projected to be between $400 and $500 per square
foot due to the location value and amenity offerings from the resort. A final 28 acres closest to Route 3A
would accommodate a mix of retail and dining amenities to serve the new development on both sides of the
road. The RKG Team envisions the remainder of the land on to the south of Route 3A could continue to
accommodate hiking and biking trails (as it does today), as well as the potential for additional outdoor
recreation amenities (i.e. ziplines) due to its strong topography.

Based on the fiscal impact analysis, this development scenario theoretically would create $5.85 million in
net new annual revenue for the Town (Table 5-4), while creating between 3,100 and 3,800 new jobs (based
on the Town average of approximately 8 jobs per improved non-residential acre of land with a 10% margin).
While this amount would not fully recover the $9.5 million PILOT from the Entergy power plant, it
mitigates some of the loss while preserving a substantial amount of the property in its natural state.

Table 5-4
Net Annual Fiscal Impact
Entergy Site Concept Development

Fiscal Measure Estimated Annual Fiscal Impact [1]
Land Use Acres Building SF Units Revenues Expenditures | Net Difference
NORTH SIDE OF 3A
Office 50 544,500 0 $943,000 $201,594 $741,406
Industrial 310 2,025,540 0 $2,287,832 $489,091 $1,798,741
Subtotal - North Side 360 2,570,040 0 $3,230,832 $690,685 $2,540,148
SOUTHSIDEOF 3A
Retail 12 130,680 0 $230,046 $49,179 $180,867
Office 16 174,240 0 $301,760 $64,510 $237,250
Resort 46 50,000 0 $440,095 $18,817 $421,278
Luxury Single Family Rural 32 0 63 $1,212,764 $375,192 $837,572
Luxury Single Family High Density 28 0 224 $2,968,518 $1,334,017 $1,634,501
Subtotal - South Side 134 354,920 287 $5,153,183 $1,841,715 $3,311,468
TOTAL 494 2,924,960 287 $8,384,016 $2,532,400 $5,851,616

Source: RKG Associates, 2018
[1] Based on the results of the fiscal impact analysis detailed in Chapter 7
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.
6 TARGET INDUSTRY CLUSTER ANALYSIS

A. INTRODUCTION

The primary purpose of the target industry cluster analysis is to identify industry areas to focus recruitment
and expansion efforts for the Town of Plymouth. This analysis can also be helpful in further defining
appropriate land uses for redevelopment projects and the type of building best suited for these industries.
While the target industry analysis itself combines metrics such as employment change, location quotient
and local preference, the first step in this process is understanding what Plymouth currently offers existing
and new businesses by assessing quality of life and site selection metrics. This chapter essentially serves as
a strengths, weaknesses, opportunities and threats (SWOT) analysis that synthesizes the existing conditions
to understand the assets and constraints in terms of economic development. Ultimately, this analysis is
intended to guide the Foundation’s approach to retaining and recruiting businesses within the identified
target industries.

B. BUSINESS CLIMATE FACTORS

To assess the business climate factor that impacts the Town of Plymouth and Massachusetts, the consultant
collected State rankings from Prosperity Now (formerly the Corporation for Enterprise Development) in
Washington, DC. Prosperity Now is a non-profit organization that promotes economic vitality through
increased economic competitiveness. It also gathers economic, financial and other relevant data on all fifty
states. The Prosperity Now issues an annual Development Report Card for States, which ranks each state
in 92 categories, of which 58 categories are included here. These categories fall under the sub-headings of:
(1) Financial Assets and Income, (2) Business and Jobs, (3) House and Homeownership, (4) Healthcare,
(5) Education.

While rankings systems are, by nature, built upon weighted criteria and do not provide the complete picture
of the business climate in the Town of Plymouth and surrounding region, they are useful in measuring the
State’s performance relative to other states. This comparison provides practical and adequate methods for
comparing the relative performance of Massachusetts in several important economic metrics.

The Prosperity Now data shown in Table 6-1 was sorted by the State’s ranking among all fifty states and
the United States (first column). The ranking system goes from one (the particular category) to 51 (the
worst in a particular category). Prosperity Now also compares Massachusetts with the states of New York,
New Jersey, Pennsylvania, Virginia and Connecticut. These states have been included in this analysis to
provide a sense of how Massachusetts compares to states that can be considered competitors, in terms of
economic development recruitment due to geographic and amenity similarities. In addition, “grades” are
given on a curve: seven states get A’s, nine states get B’s, eight get C’s, two get D’s and four get F’s.! The
following narrative summarizes the findings in the 2017 Prosperity Now scorecard for Massachusetts.

12017 Asset and Opportunity Scorecard, Corporation for Enterprise Development https://scorecard.prosperitynow.org/reports#report-state-profile

Page 6-1

ASSOCIATES INC



Town of Plymouth Economic Development Strategy
Plymouth, Massachusetts June 2018

Table 6-1
2017 Assests and Opportunities Scorecard
Massachusetts and Select Competitive States

Category U.S. Data MA Data MA Rank NY Rank NJ Rank PA Rank VA Rank CT Rank
FINANCIAL ASSETS AND INCOME B C C C B B
Liquid Assest Poverty Rate 36.8% 30.4% 10 19 11 9 12 13
Asset Poverty Rate 25.5% 26.9% 26 33 3 11 2 16
Net Worth $76,708 $118,700 - -- -- - - -
Households with Zero Net Worth 16.9% 16.8% - - - -- -- --
Emergency Savings 56.3% 57.2% 29 44 38 21 24 15
Income Poverty Rate 13.8% 11.7% 17 36 8 21 11 6
Income Poverty by Race 2.1 2.7 42 31 41 46 8 49
Income inequality 4.9 5.4 28 49 43 32 85 41
Income Volatility 20.9% 20.2% 17 10 5 27 1 19
Unbanked Households 7.0% 5.7% 25 35 32 18 17 29
Underbanked Households 19.9% 16.0% 9 42 7 22 26 5
Households with Savings Accounts 70.8% 72.0% 28 36 35 26 19 11
Consumers with Prime Credit 51.0% 59.0% 8 21 21 19 39 17
One-Time Payers 79.7% 83.4% 16 28 26 24 26 20
Access to Revolving Credit 71.9% 79.1% 3 4 2 24 17 13
Bankruptcy Rate (per 1,000 people) 2.4% 1.2 9 14 34 19 33 18
BUSINESS AND JOBS A A A D B D
Microenterprise Ownership Rate 18.2% 15.9% 31 2 22 47 42 30
Small Business Ownership Rate 1.5% 1.48% 20 14 18 28 44 21
Business Ownership by Race 1.22 1.5 27 5 29 16 4 31
Business Ownership by Gender 1.3 1.6 51 34 44 45 27 48
Business Value by Race 2.9 2.6 22 43 14 25 19 50
Business Value by Gender 3.0 3.6 46 31 11 28 17 51
Unemployment Rate 4.90% 3.7% 9 25 26 42 15 35
Unemployment by Race 1.6 1.6 20 15 11 45 28 36
Underemployment Rate 9.6% 8.1% 15 25 29 41 23 43
Low-Wage Jobes 24.2% 15.5% 5 12 10 23 20 7
Average Annual Pay $52,942 $62,271 2 4 11 14 17 3
Employers Offering Health Insurance 45.7% 52.4% 5 14 3 12 20 16
HOUSING AND HOMEOWNERSHIP F F F C B F
Homeownership Rate 63.0% 61.7% 42 50 38 11 32 23
Homeownership by Race 1.6 2.1 49 51 45 39 18 48
Homeownership by Income 2.2 2.9 48 49 45 25 9 46
Homeownership by Gender 1.03 1.07 -- - - - - -
Homeownership by Family Structure 1.9 2.3 49 47 44 35 16 45
Foreclosure Rate 1.55% 1.88% 37 50 51 35 7 44
Deliquent Mortgage Loans 1.41% 1.53% 31 47 50 44 20 37
High-Cost Mortgage Loans 7.6% 2.0% 8] 12 26 18 11 10
Affordability of Homes (value /income) 3.5 5.0 48 46 45 19 36 35
Housing Cost Burden: Homeowners 29.6% 32.60% 44 46 49 23 28 45
Housing Cost Burden: Renters 50.6% 51.30% 42 46 47 28 32 44
HEALTHCARE A B C B C C
Uninsured Rate 10.9% 3.3% 1 20 26 16 28 10
Uniinsured by Race 2.1 1.9 21 37 44 19 22 49
Uniinsured by Income 4.5 3.8 18 7 47 26 45 41
Uninsured by Gender 1.2 1.6 49 47 28 40 16 33
Uninsured Low-Income Children 6.6% 1.7% 3 7 31 27 36 20
Employer Provided Insurance Coverage 58.1 66.8% 5 30 9 11 19 13
Employee Share of Premium 27.2% 24.3% 10 22 25 2 30 38
Forgoing Doctor Visit Due to Cost 13.3% 8.6% 7 25 28 22 25 15
Poor or Fair Health Status 17.5% 14.6% 14 29 23 26 21 17
Early Children Education Enrollment 47.6% 59.0% 4 5 2 21 17 3
Math Proficiency: 8th Grade 32.1% 50.8% 1 33 4 17 13 16
Reading Proficiency: 8th Grade 34.3% 45.7% 1 31 5 7 20 4
High School Graduation Rate 83.2% 87.3% 13 38 2 26 20 14
Disconnected Youth 12.3% 8.2% 7 23 26 24 16 12
Four-Year College Degree 30.6% 4.15% 2 10 [) 26 7 5
Four-Year College Degree by Racce 1.5 1.6 26 32 21 18 14 38
Four-Year College Degree by Income 4.4 37 16 26 20 38 34 33
Four-Year College Degree by Gender 1.02 1.0 -- -- -- -- -- -
Average College Graduate Debt $30,100 $31,466 44 33 40 49 26 48
College Graduates with Debt 68% 66% 39 19 39 47 19 35
Student Loan Default Rate 11.3 6.1% 1 6 11 14 12 8

Source: Prosperity Now, 2017
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1. Financial Assets and Income

The Financial Assets and Income metrics measure wealth and income equity. From an economic
development perspective, states with better wealth and income distribution tend to be more prosperous and
have more dynamic entrepreneurial marketplaces. This issue is one of Massachusetts’ strongest overall
attributes, receiving a B grade in this category. The State performs well in-terms of liquid asset poverty and
income poverty rates. Rankings were not provided in this scorecard for net worth involving Massachusetts
and the given states, however, the average net worth of an individual in the State is estimated higher
($118,700) in comparison to the United States data. In fact, the average net worth for an individual in the
United States is approximately $76,708. In terms of income poverty by race and inequality, Massachusetts
ranks in the bottom half of states in addition to high emergency savings and a high portion of households
who do not have a bank or savings account. A household is considered ‘asset poor’ if it “has insufficient
net worth to support itself at the federal poverty level for three months in the absence of income.””” This
means that a low net worth and a high asset poverty rate are nearly universal across race and gender lines.
Most of the potential remedies to improving net worth and asset poverty include policy changes at the State
level such as the enforcement on regulation of the mortgage market and a state-level earned income tax
credit.

2. Business and Jobs

Like the previous issue, the Business and Jobs metrics focus on the quality of jobs and access to business
ownership for all residents. Massachusetts performance in the business and jobs category is strong too with
an overall A grade. The state has the highest ranking for average annual pay at roughly $62,271, which
exceeds the U.S. annual average of $52,942. Additionally, the state has a strong inventory of low-wage jobs
at a rate of 15.5% as well as a top ten state for unemployment at 3.7%. Where Massachusetts is falling
behind in the U.S., however, is business ownership and value by gender. That being said, Massachusetts’
and Connecticut’s business ownership and value ranking is the lowest among the competitive states.
Overall, Massachusetts is fortunate because it has a low unemployment rate, a high rate for low-wage jobs
and one of the highest rankings for average annual pay.

3. Housing and Homeownership

Massachusetts and the competitive states rank poorly in Housing and Homeownership metrics, which focus
on access to quality housing and affordability for state residents. Massachusetts has a relatively low
homeownership rate (61.7%), a high foreclosure rate (1.88%), a high rate of affordability of homes in terms
of value to income (5.0), and a high ranking for household cost burdens involving homeowners (32.6%)
and renters (51.3%), which exceeds the rates throughout the nation. This means that access to price
appropriate housing is a substantial challenge in Massachusetts. This finding is not surprising, as housing
affordability is a top priority in many communities throughout the Metro Boston area. The Town of
Plymouth is not immune to housing price exclusivity and cost burdening. According to RKG Associates’
findings, more than 50% of the ownership housing units in the Town are valued above what a household
earning $90,000 can afford, and prices are projected to increase. Similar concerns have been expressed by
local real estate professionals regarding rental housing price appropriateness.

4. Healthcare
Healthcare insurance impacts economic development in that the uninsured may not seek essential medical

attention and miss more work than their insured counterparts. In addition, the uninsured may incur high
medical costs that inhibit their ability to cover other necessary expenses. Massachusetts has a higher share

2 Ibid
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of employees insured by their employees at approximately 66.8% in comparison to the U.S. as a whole
(58.1%). In fact, Massachusetts contains a 3.3% uninsured rate, which has the highest ranking among the
competitive states given. Where Massachusetts continues to score below average, however, is the uninsured
rate by gender, which is consistent with the competitive states given in this report.

5. Education

The Massachusetts rankings related to education show that Massachusetts lends a lot of support to higher
education. The Massachusetts population is highly educated, with 29.3% of the population holding four-
year degrees. However, graduates in Massachusetts rank high in average college graduate debt. The Town
of Plymouth benefits from being in a state with a high number of well-educated people and Plymouth has
increased its involvement of educational programs to attract those seeking job and entrepreneurial
opportunities.

6. Implications

As is the case with many cities and towns in Massachusetts, Plymouth possesses certain advantages and
disadvantages related to economic development. From a state-level perspective, Plymouth benefits from
being part of a larger economy that has experienced substantial success and growth. Many of the
foundational pieces that make Massachusetts successful (i.e. quality education, access to healthcare,
distribution of wealth, access to financial resources...) are present in Plymouth. Continuing to preserve
and expand these attributes will benefit the Town’s efforts. In contrast, housing diversity and affordability
is the primary ‘Achilles Heel’ that Massachusetts and the Boston Metro area (including Plymouth).
Embracing housing diversity (both in type and price appropriateness) likely would give Plymouth a
competitive advantage in business retention, expansion, and recruitment.

C. TOP SITE SELCTION FACTORS

The consultant obtained site selection data from the 32™ annual survey of site selection decision makers
published by Area Development Magazine, a site and facilities planning publication. The magazine also
ranked the top site selection factors for 2000-2017 as identified by a sampling of America’s corporate
executives (Table 6-2). The information in the table highlights the relative importance of a variety of factors
ranging from quality of life to available labor when making site selection decisions for businesses, and how
that has changed over time. Although not specific to any area, the results of this effort indicate those factors
that are most important when a company is considering relocation/expansion. This analysis helps to identify
those attributes of Plymouth to highlight, in terms of marketing efforts, as well as identification of attributes
that may need to be improved. The Town of Plymouth and surrounding region is competitive among five
of the top ten site selection factors identified by corporate executives. These include:

» Highway Accessibility (2"%)

= Labor Costs (4™

= State Incentives (3™)

*  Proximity to Major Markets (6™)
» Available Land (5™)

The results of the survey indicate availability of skilled labor and highway accessibility, which continually
rank at the top of the list. Both factors are related to long-term operation costs. Other factors that could
significantly impact long-term operation costs, include occupancy or construction costs (9). Meanwhile,
tax exemptions (5™), occupancy or construction costs (6™) and state and local incentives (9™) are more
closely tied to initial start-up costs. While they remain relatively important, they are less significant than
long-term operation costs.
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Table 6-2
Site Selection Factor Ratings, 2000 - 2017
Corporate Survey

2017 2015 2010 2005 2000
LABOR
Labor costs 91.1 80.8 91.0 87.9 91.6
Availability of Skilled Labor 88.8 92.9 85.9 87.2 87.7
Right-To-Work State 747 67.7 67.9 69.7 72.9
Training Programs 72.8 68.7 56.7 59.6 57.2
Low Union Profile 71.4 66.3 75.4 77.0 79.7
Availability of Unskilled Labor 52.0 47.8 45.4 50.6 65.5

TRANSPORTATION/TELECOMMUNICATIO

Highway Accessibility 91.3 88.0 97.3 91.4 95.9
Inbound/outbound Shipping Costs 71.8 64.6 84.0 N/A N/A
Accessibility to Major Airport 56.4 58.6 50.0 50.0 53.2
Availability of Advanced ICT Services 42.7 53.6 72.9 85.7 N/A
Waterway or Ocean Port Accessibility 31.2 24.0 21.9 20.2 21.0
Railroad Service 29.9 32.4 36.0 28.9 29.8

FINANCIAL

Occupancy or Construction Costs 85.9 85.4 89.8 83.7 83.0
Tax Exemptions 85.9 747 90.9 83.6 81.6
Corporate Tax Rate 83.2 78.8 86.3 85.0 84.7
State and Local Incentives 81.3 75.8 89.3 86.0 83.6
Energy Availability and Costs 76.0 75.3 82.1 82.8 77.7
Availability of Long-Term Financing 64.6 67.7 58.5 56.5 58.4

MARKET FACTORS

Available Buildings 75.9 83.7 81.0 N/A N/A
Available Land 76.9 73.9 73.4 75.0 75.5
Expedited or Fast-Track Permitting 76.7 74.2 68.2 N/A N/A
Raw Materials Availablity 56.0 52.6 61.5 62.3 56.1
Environmental Regulations 70.2 69.8 74.8 71.1 80.9
Proximity to Major Markets 84.6 76.3 66.4 83.2 76.8
Proximity to Suppliers 76.4 64.3 63.6 66.7 63.8
Water Availability 55.3 54.6 N/A N/A N/A
Quality of Life* 87.2 87.6 62.1 54.7 58.8

Source: Area Development Magazine Corporate Survey, 2017

*Rating for prior years' surveys reflects the avarage rating of nine factors.

Additionally, there are several site selection factors that provide opportunities for the community to focus

its effort and investment to overcome local statewide challenges. These include:

»  Availability of Skilled Labor (1%)

*  Availability of Buildings (5™)
*  Proximity to Major Markets (6™)
» Local Incentives (3")

Most notably, Plymouth’s labor force is comparatively large, and unemployment is relatively low. Having
a large readily available labor force can impact recruitment efforts for larger employers (discussed
throughout this document). In contrast, a challenge throughout the town is the availability of buildings.
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Simply put, there are not many commercial and industrial buildings available for new prospects. Many that
are available are not competitive due to the age, condition and size of the available space.

D. QUALITY OF LIFE FACTORS

The quality of life analysis examines the qualitative aspects of economic development. When
performing a target industry analysis, it is important to understand the criteria that companies look
for when deciding where to locate. This analysis focuses on the top five quality of life factors
reported in the annual survey of site selection decision makers by Area Development Magazine.

1. Crime
The Town of Plymouth has a relatively low  Table 6-3

crime rate. The crimes per 1,000 people in  Crime Rate Comparisons
Plymouth in 2011 were 15.9 per 1,000 people 2211 te 2015

) . Town oF Plymouth
(Table 6-3). Since then the town experienced 2011 = 0201; e 2015
a slight increase by 2013 at a rate of 17.1 per  VIOLENT CRIME
1,000 and experienced a notable decline at 9.2~ Homicide 2 0 °
. . . Forcible rape 9 9 8
per 1,000. That belpg said, Plymouth is one of  tobbery 16 18 "
the safest communities throughout the nation  Aggrevated Assault 129 157 105
with a crime index of 76 and has a lower crime ~ Totd! - 156 184 124
o . : PROPERTY CRIME
rate than 61 3A) of the commugltles n gy o8 238 o
Massachusetts.” Currently, the crime per Laceny-teft 533 540 332
1,000 people as dropped again to 8.04. Both ~ Motor Vehicle Theft 17 30 12
: . . Arson 2 1 1
violent crimes and property crimes per 1,000 == > 0 I
are lower in Plymouth  than the state of  “crimEINDEX RATE
Massachusetts. This is to be expected given  Crimes per 1,000 people 15.9 17.1 9.2

Source: U.S. Federal Bureau of Investigation, RKG Associates, Inc., 2017

the geographical comparisons. The state
contains various markets regarding urban
areas, which tend to have higher crime rates
than suburban areas. The low crime rate in Plymouth is a very positive attribute that would encourage
businesses to locate to the Town.

Notes: Data source did not provide information for the years of 2012 & 2014

2. Healthcare Facilities

Plymouth businesses and residents have access to high quality healthcare, which is a highly important for
quality of life factors included in the survey. Locally, the Town is served by several healthcare facilities.
Specifically, Beth Israel Deaconess Hospital-Plymouth is the largest hospital in the Southern region of the
South Shore. This site, in particular, can be easily accessible being located along Route 3/3A for patients
with serious illnesses. The fact that healthcare is readily available would be considered a positive attribute
for companies looking to locate in Plymouth.

3. Housing Costs

Housing costs are another important site selection factor that companies consider. Based on property
assessment data gathered by RKG Associates, new buyers are willing to pay above the assessed market
value for properties. Plymouth has a large concentration of single-family homes consisting of an average
sales price of nearly $469,573. A significant portion of the ownership housing is too expensive for certain

3 Information gathered from Neighborhood Scout https://www.neighborhoodscout.com/ma/plymouth/crime
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households, which is commensurate to the Town’s low concentration of younger age cohorts. Additionally,
the cost of rental housing in Plymouth is not very affordable, as the average unit rental rate for 1-3-bedroom
units range from $1,912-$2,466°. For younger persons or young professionals, this rental rate is noticeably
high and not affordable for persons receiving an annual income of $40,000 or below.

4. Housing Availability

Limited housing options and higher-valued households throughout the town have demonstrated
inconsistency of housing supply and demand. Approximately 13% of all the housing units in Plymouth are
considered vacant or seasonal due to its vacation/beach influence from the Cape Cod. Since 2002, new
construction has been targeted at the higher-end of the market place for both ownership households and
multifamily rental households. This means that new households moving to the Town may have a more
difficult time finding a place to live that is affordable. Ultimately, the limited supply of housing options,
especially rental housing units could detract businesses with some low-and moderate-income workers from
locating to the Town.

5. Ratings of Public Schools

Each year the Massachusetts Department of Education issues various report cards on every school
throughout the state. The RKG Team obtained a report involving enrollment trends of the public-school
districts in the Town of Plymouth. Specifically, the consultant analyzed the total enrollment for each school
at different educational levels (elementary, middle school, high school) from 2013-2017 (Table 6-5).
Ultimately, a community with a proficient school system is an important quality of life factor and is
complimentary towards economic development efforts.

Table 6-5
Public School District Enrollment (K-12)
Town of Plymouth, MA (2013 - 2017)

2013 2014 2015 2016 2017

Count % Total Count % Total Count % Total Count % Total Count % Total
ELEMENTARY SCHOOL
Cold Spring 247 6.9% 244 6.9% 237 6.9% 248 7.3% 255 7.5%
Federal Furnace 422 11.8% 418 11.9% 399 11.5% 412 12.2% 386 11.4%
Hedge 220 6.1% 223 6.3% 233 6.7% 210 6.2% 154 4.6%
Indian Brook 663 18.5% 610 17.4% 600 17.4% 566 16.7% 567 16.8%
Manomet 334 9.3% 323 9.2% 310 9.0% 304 9.0% 287 8.5%
Mount Pleasant/Plymoutn Early Childhood Center 108 3.0% 78 2.2% 100 2.9% 116 3.4% 140 4.1%
Nathanial Morton 572 15.9% 610 17.4% 580 16.8% 591 17.5% 547 16.2%
South 628 17.5% 643 18.3% 615 17.8% 549 16.2% 653 19.3%
West 394 11.0% 364 10.4% 381 11.0% 389 11.5% 394 11.6%
Total 3,588 100.0% 3,513 100.0% 3,455 100.0% 3,385 100.0% 3,383 100.0%
MIDDLE SCHOOL
Plymouth South Middle 811 44.1% 846 46.2% 842 45.9% 837 45.6% 724 41.3%
Plymouth Community Intermediate 1,027 55.9% 986 53.8% 994 54.1% 997 54.4% 1,027 58.7%
Total 1,838 100.0% 1,832 100.0% 1,836 100.0% 1,834 100.0% 1,751 100.0%
Plymouth North 1,216 51.2% 1,285 54.5% 1,326 56.6% 1,307 56.0% 1,281 53.9%
Plymouth South 1,160 48.8% 1,073 45.5% 1,017 43.4% 1,026 44.0% 1,095 46.1%
Total 2,376 100.0% 2,358 100.0% 2,343 100.0% 2,333 100.0% 2,376 100.0%

Source: Massachusetts Dept. of Education, RKG Associates, Inc., 2017

There is a total of nine elementary schools in the Town of Plymouth. In 2013, Plymouth contained a total
of 3,588 students enrolled. Indian Brook Elementary had the highest concentration of students enrolled, a
net total of 663 students, which is approximately 18.5% of the total students enrolled in Plymouth

4 Multifamily rental household data was obtained from apartments.com and REIS Reports, 2018
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elementary schools. However, by the 2017-2018 school year the student enrollment dropped at a total of 96
students. Other notable elementary schools consist of South Elementary (628 students) and Nathanial
Morton Elementary (572 students). In total, Plymouth elementary schools experienced a decline at a net
loss of 205 students. Further, elementary schools exhibited an annual loss of roughly 1.1% during this five-
year period. This is commensurate with the Town’s middle school enrollment. Of the two middle schools,
Plymouth South Middle School experienced a loss of 87 students during the same period going from 811
to 724 students, which is nearly a 1% loss annually.

In contrast, roughly 55.9% or 1,027 students attended Plymouth Community Intermediate in 2013. The
following year, student enrollment dropped to 986 students, however began experiencing gains in 2015 and
2016. By 2017, student enrollment was back to its net total from 2013. This is partly attributed to the
addition of the Plymouth Early Childhood Center students. In the late summer of 2016, the Mount Pleasant
Preschool closed and transferred its program to a vacant wing within the middle school. After a 111-year
run of educating local children, the building closed to enhance the preschool program. The status of the old
Mount Pleasant School remains uncertain; however, the building will likely be converted to housing.’ In
regard to the Town’s high school student enrollment, approximately 51.2%- 53.9% of students at this
educational attainment level attended Plymouth North High School between the 2013 and 2017 school year.
In 2014, nearly 56.6% of the Town’s high school students attended Plymouth North, which is approximately
13.2% more of the student enrollment at Plymouth South. Even with stagnant trends during the 5-year
period, the Town did not experience an annual loss of students enrolled in the Town’s high schools.

The loss of student enrollment at this level Figure 6-1

of education is not out of the ordinary for

Plymouth or other communities in Educator Performance Index
Massachusetts. Based on RKG Associates’ Town of Plymouth, MA (2013-2015 school year)
findings from previous chapters, Plymouth 100.0%

experienced a decline of persons within the
age group of 0-14. Between 2010 and 2016,
the town exhibited a net loss of roughly 681
persons. This indicates that family-forming
households are seeking school located
elsewhere or outside of the Plymouth public
school district. In some cases, families 25.0%
factor in the proximity of the school to their
home, the quality of the educational
curriculum, which may lead to private

75.0%

50.0%

0.0%

Exemplary Proficient Meeds Unsatisfactory
school enrollment, or the overall educator Improvement
performance.

m2013 w2014 m2015
Between 2013-2015, school districts Source: Massachusetts Dept. of Education and RKG Associate, Inc., 2018

throughout Massachusetts were required to

implement educator evaluation systems that

aligned with the Educator Evaluation Framework. The purpose of this evaluation is to promote student
learning, growth, and achievement, which provides educators with feedback for improvement and to
enhance opportunities for professional growth. Each educator from the district received one of four ratings
(%) on each Performance Standard — [1] Exemplary, [2] Proficient, [3] Needs Improvement, [d]
Unsatisfactory (Figure 6-1). Between 2013 and 2015, a high concentration of educators that were assessed
within the Plymouth school district were given a proficient or exemplary rating. This indicates that the
quality of education in the Town is not causing the loss of enrollment within their elementary schools. It

5 http://plymouth.wickedlocal.com/news/20160817/plymouth-public-schools-final-bell-sounds-at-111-year-old-mount-pleasant-school
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may indicate that family-forming households are seeking education elsewhere for their children due to
affordability and limited housing options that exists within Plymouth.

E. COMPETITIVE ASSETS AND CONSTRAINTS

The Plymouth Regional Economic Development Foundation (REDF) leadership, the Town’s elected
officials and staff, local businesses and the Consultant worked together to identify the economic
development strengths and weaknesses for the Town of Plymouth. Based on this effort, the RKG Team
categorized these findings into five distinct categories, [1] economy, [2] marketing and outreach, [3]
workforce and education, [4] policy and regulation, [5] housing. The following narrative highlights the
most significant strengths and weaknesses identified through scheduled project coordination meetings,
discussions with community stakeholder groups, and interview with potential implementation partners.
Adjustments and additions were made by the RKG Associates Team based on the market findings reported
in the previous chapters.

1. Economy

a.) Strengths
The Town of Plymouth consistently has been a driving economic engine for Plymouth County and

the surrounding region. The town is known for its historical make up and tourist attractions. From
an economic development perspective, town leaders and officials should continue to enhance the
town’s tourism and destination visitorship through strategic marketing investments, new asset
development, and regional partnerships. Further, promoting continued fiscal growth for the Town
should support these potential opportunities by attracting investment that creates a net positive
impact to the Town’s general fund.

b.) Weaknesses

Plymouth has consistently seen growth in population and has started to attract younger age cohorts
in recent years. However, several limitations involving limited household options, affordability and
job opportunities has disallowed Plymouth to reach its full economic potential. That being said,
enabling new real estate assets within the Town can support the expansion of the community’s
economic development potential and capacity. Further, implementing effective, realistic
improvements to the economic development permitting processes while eliminating redundancies
can support this effort.

2. Marketing and Outreach

a.) Strengths
Plymouth has access to many governmental, non-profit, and private organizations focused on

economic development within the town and surrounding region. These partners can provide both
capital and professional support to the Town in implementing the EDS, further leveraging local
resources. Additionally, these entities can provide a greater perspective on local issues and
decisions through their collective history and experience. Fostering these relationships will be
substantially beneficial in the Town’s marketing and recruitment efforts.

b.) Weaknesses

Based on the analysis, there are substantial opportunities to improve awareness of the Town’s
economic development efforts. As with any community beginning a new economic development
initiative, Plymouth will have to define the roles and responsibilities for implementation. Given
there are existing entities involved in economic development, the Town needs to work with these
groups to ensure implementation is complementary, and not competitive. Simply put, there needs
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be greater effort given to engage and educate the Town’s residents and business owners. It has been
revealed that local stakeholders have a varying degree of understanding what economic
development is, how the Town is pursuing economic development opportunities, and why those
actions are beneficial. Ultimately, engaging the local community will increase awareness and
improve buy-in strategies.

3. Workforce and Education

a.) Strengths
The Plymouth labor force has experienced a robust growth of highly educated participants over

recent years. While this factor alone does not make Plymouth a primary location for prospective
businesses, it does indicate the labor force has the capacity to learn and adapt to new skill
requirements. This is particularly true for companies that demand high-skilled labor (i.e. research
firms and corporate headquarters). Additionally, the education and workforce development efforts
are robust in Plymouth. In addition to the traditional colleges and universities in the Greater Boston
area, Plymouth has area and regional colleges that offer non-traditional, continuing education, and
workforce development opportunities (i.e. Quincy College, Curry College, Bridgewater College,
Cape Cod Community College) programs and curriculum to expand a student’s skill level and
increase opportunities for employment. Further, the institutions work with local businesses that
offer internships and employment while a student is enrolled to gain experience. These are valuable
resources when refining business retention and recruitment efforts, as a trained, qualified workforce
is frequently noted by site selection professionals as the most important site selection criteria.

b.) Weaknesses

While Plymouth does present strong workforce and educational development efforts, there are still
limited job opportunities as well as a low concentration of diverse occupations for various age
groups. Ideally, pursuing special legislation to enable Plymouth to provide local job tax credits for
start-up production-based companies with less than 10 employees will support the Town’s
economic development goals for business recruitment. However, most residents commute into the
Boston metro area for those individuals that are employed by larger companies. From an economic
perspective, the work-live-play concept has started to become a new market segment at a national
level. This strategy can create a substantial amount of opportunities for various markets involving
retail, housing, and office space while steering the Town’s economic growth to its full potential.

4. Policy and Regulation

a.) Strengths
Plymouth’s leadership and elected officials as well as the Town’s staff have engaged in the EDS

process since the beginning and has expressed support of initiating more strategic economic
development efforts. These individuals should continue to implement initial recommendations
concurrent with the completion of this strategy. These actions are an important and necessary first
step for the Town to indicate it is willing to be an active, supportive partner in future economic
development efforts.

b.) Weaknesses

The RKG Team was told numerous times during this process that Plymouth has a reputation as a
difficult place to invest in new development and doing business. Creating a clear, predictable, and
consistent permitting and entitlement process for business expansion and development can
potentially resolve these issues. Further, authorizing administrative approvals of small projects that
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meet defined criteria established in the Town’s bylaws and regulations can support this effort as
well.

5. Housing

a.) Strengths
Plymouth has established and maintained a high quality of life compared to other areas and

communities in Plymouth County. This desirability as a place to live has continued to place positive
pressure on the housing market. The Town’s high quality of life will continue to create demand for
new housing opportunities in Plymouth. Plymouth’s neighborhoods have remained stable despite
the impacts of the most recent recession. Additionally, majority of households are in proximity to
regional market as the Town’s entertainment, shopping and employment centers are along Route
3.

b.) Weaknesses

A substantial amount of Plymouth’s housing supply is single-family households and this high
concentration of households has caused concerns for the new market segments that are entering the
region and cannot be accommodated within the Town. Most notably, existing residents of the
Town, specifically older age groups, are starting to seek smaller, more easily maintained housing
as their children grow and move out. Another growing market segment is the young professional
group that wants the convenience of living near their job, but do not want the requirements of home
maintenance or ownership. Both groups provide an unmet opportunity to expand Plymouth’s
consumer base and strengthen the local commercial market.

Additionally, Plymouth’s housing supply is comparatively expensive throughout the Town and
surrounding regional market. While there are limited numbers of comparatively affordable
ownership and rental housing options, the supply is inadequate to meet the demand. This issue
correlates with the lack of housing variety, as the housing types mentioned above oftentimes are
more affordable than traditional single-family houses. Increasing the variety while lowering the
cost of housing will have positive impacts on the diversity of Plymouth’s labor force.

F. TARGET INDUSTRY ANALYSIS
1. Overview

This analysis “casts a wide net” in determining potential target industries. Taking a more aggressive
approach to identifying possible industry targets for the Town of Plymouth will assist the Foundation in
identifying a range of industries for future development and redevelopment opportunities. In this context,
aggressive means that the screening process was inclusive rather than exclusive relative to potential
opportunities that may appear marginal considering historical economic trends. Being inclusive at this
phase ensures any potentially viable options can be tested before being eliminated.

Furthermore, the target industry lists move beyond just static targets. They identify vertical (supply-chain)
and horizontal (market) relationships within the primary target markets. By using this methodology, the
Foundation can apply a comprehensive approach to building upon existing industry clusters and developing
new ones. This is particularly important when targeting industries that already have a relationship with an
existing regional industry and/or business.

The following section discusses the rationale used to describe how the above findings were incorporated
into the industry screening process. Based on the assets and constraints summarized earlier, the consultants
initiated a review of primary and secondary source materials to identify a broad range of potential industries
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that appear to be either compatible with the Town’s location/labor assets or marginally affected by known
constraints. This process has several purposes when undertaken as part of an economic development
strategy including:

= Establishing a framework for matching the Town’s available “product” (land, utilities, intangibles,
etc.) to potential markets;

» Identifying a receptive “audience” for a focused marketing campaign;

»  Understanding the characteristics, size and long-term growth potential of compatible markets;

= Establishing priorities for the allocation of marketing resources; and

» Identifying prospect industries for further consideration.

2. Industry Screening

Industry cluster analyses involve examining the economic relationships among commercial and industrial
sectors. From the cluster analysis, RKG Associates identified those industries that may enjoy a competitive
advantage within the South Shore region but would also benefit from Plymouth’s strategic location. The
underlying assumption of the cluster analysis is that companies concentrate in areas where they enjoy some
competitive advantage. These advantages, whether related to location, natural resources, vendor
relationships or other factors, allow companies to compete more successfully.

An industry cluster is a group of companies in industries that are related in one of three ways:

= Buyers and Suppliers — the most common relationship

= Competitors — producers of same or similar goods and service, usually firms in the same or similar
industries

= Shared Resources — companies that rely on the same location- specific resources such as labor and
raw materials

This industry cluster analysis provides a method for determining local competitive advantage — which in
turn is crucial in attracting investment, be it through attracting firms or expanding existing firms. The
industry cluster analysis will rely on a statistical cluster identification process designed to incorporate and
assimilate local (Plymouth County), and the Surrounding Market (defined as Barnstable County, Bristol
County and Norfolk Counties) economic data. The fundamental criteria analyzed in the process include:

= Industry Growth — Industries with growth over the past four years (2011-2015) and those that are
most likely to grow both locally and regionally.

* Industry Size — Component industries of an industry cluster must have sufficient size in terms of
total employment, number of establishments and total sales to justify their inclusion in the cluster.

= Industry Concentration — RKG Associates examined current concentrations of each industry in
Plymouth County (detailed cluster data is not available at the Town level). Low concentrations of
employment and establishments suggest that a given industry may not be well suited for a given
region.

» Local Fit — Local fit includes both quantitative analysis and considerable professional judgment,
based on community characteristics, industry preferences, specific industry composition and
location-based activity. Local infrastructure was analyzed including the presence of highways,
utility costs, telecommunications service level, and the match of the region’s labor force profile
with industry needs. Special attention was paid to target industries already identified by the
Commonwealth and the South Shore Chamber of Commerce.

= QOther Criteria — Includes skilled and professional workforce requirements by industry, tendency
of given industries to concentrate in Plymouth, and job training resources available to local
businesses.
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Focusing development efforts on space that is suitable to businesses in these industry clusters will likely
enhance the Town’s chances for economic success. However, the industry targeting analysis was not
restricted to only known industry clusters. A broad range of industry categories was analyzed from
manufacturing, distribution and transportation, to high-end services. The result is a full range of options for
Plymouth to consider and will be highlighted in the opportunity sites discussion in Chapter 8 when
appropriate.

3. Industry Strength

A relative measure of how a local economy is performing can be estimated by comparing employment
growth for specific industry sectors to that of a larger economy. This measurement, which is represented as
a ratio, is referred to as a Location Quotient (LQ). If the LQ is near 1.0, it indicates that the study area has
a comparable proportion of its employment base in each sector to that of the larger area, which in this case,
is the United States. If the ratio is less than 1.0, then the study area is under-performing in that industry
sector relative to the country. Conversely, an LQ greater than 1.0 indicates a stronger performance by the
study area overall. In this analysis, the LQ’s and their respective growth rates, were developed based on
employment changes between 2011 and 2015 and the analysis was conducted for both Plymouth County
and the Surrounding Region (Barnstable, Bristol, and Norfolk Counties) using information from the U.S.
Census Bureau (County Business Patterns). The Location Quotients are current as of 2015.

Figures 6-2 and 6-3 show industry sector strength for the two study areas. The size of the bubbles in these
figures represents total employment. Their position from left to right indicates their LQ for 2015, and their
position from top to bottom indicates growth rate between 2011 and 2015. Not all sectors are visible in each
of the figures. Those that represent relatively small components of the economy, those with very low or
very high LQs or those that were positioned behind larger sectors within the figure have been included
within the inset. Unclassified positions were not included in this analysis.

Notable findings from the analysis of industry strength are as follows:

= Plymouth County and the Surrounding Market have employment concentrations similar to the U.S.
as a whole. The four largest industry sectors (by employment) are consistent across all three study
areas: [1] Health Care and Social Assistance, [2] Retail Trade, [3] Accommodation and Food
Services, and [4] Manufacturing. That said, Plymouth County has some specific relative
concentrations of employment compared to national averages. Most notably, Plymouth County has
stronger concentrations of production-based businesses including Construction (1.66 LQ) and
Manufacturing (1.25 LQ).

= Local employment and establishment trends also have been following national trends, as Plymouth
County and the Surrounding Region have continued their transition from production-based
businesses and employment to service-based businesses and employment. Since the economic
downturn began, Plymouth County has experienced a net increase in employment of almost 6,000
jobs (a 23.8 increase). However, production-based industry sectors (Agricultural, Mining, Utilities,
Construction, and Manufacturing) each have experienced a net decline, with a cumulative loss of
more than 3,500 jobs. While growth in service-based industry sectors has varied since 2007, the
collective group has experienced a net gain of almost 9,500 jobs.
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= The Manufacturing industry sector in Plymouth County is small, but diverse, having 20 different
industries represented locally. The Fabricated Metal Product and Computer and Electronic Product
industries represent the largest share of the County’s 10,522 Manufacturing jobs. That said,
Manufacturing employment is declining locally and regionally. Plymouth County experienced a
net Manufacturing employment loss of 18.5% between 2011 and 2015, while the Surrounding
region lost 23.8%. This finding is consistent with national trends and reflects the continued impacts
of automation as well as the loss of competitiveness domestically. More to the point, this finding
indicates specific effort will need to be made to preserve the existing production businesses and
attract new ones.

= Health Care and Social Assistance represents the largest and fastest growing industry sectors for
both Plymouth County and the Surrounding Region. While part of this growth is simply following
national trends towards greater provision and availability of health care, demographic data indicates
Plymouth County (and the Town) are experiencing substantial increases in adults aged 55 years
and older. Plymouth County, and the Town in particular, is well situated to capture more of this
opportunity given the presence of Beth Isracl Deaconess Hospital and it being an economic center
for the South Shore.

» The Management of Companies and Enterprises industry sector experienced substantial
employment growth in Plymouth County since 2007. The number of jobs in this industry sector
increased from 3,481 in 2007 to 5,320 in 2015, for a 52% increase. The finding reflects the impact
of the Boston MSAs continued success in economic growth and expansion, and how edge
communities have benefitted from offering both good proximity to the urban core and relative value
in acquisition and operation costs. RKG has seen similar occurrences in other edge communities
as well (i.e. Marlborough and Worcester in Metro West). Creating a specific vision for retention
and recruitment of corporate headquarters, particularly for smaller firms (under 250 people) could
be a source of success for the Town.

4. Analysis Findings and Recommended Actions

Table 6-5 at the end of this section provides a synopsis of the recommended target industry clusters for the
Town of Plymouth. The following narrative provides greater depth into the top clusters identified.

Professional Services and Corporate Operations

The Town of Plymouth is in an enviable position regionally. Located along Route 3 just north of Cape
Cod, the Town offers the combination of proximity to downtown Boston as well as world-class recreation
and vacation amenities. Plymouth also provide relative value from a cost of living perspective than closer-
in communities. This balance of access, value, and separation has proven attractive for businesses and
individuals throughout the United States. To these points, Plymouth has the potential to attract and retain
professional service businesses and corporate offices that have an interest in taking advantage of these
assets.

From a business level, the County and Surrounding Market have experienced success in attracting
Professional, Scientific, and Technical Services firms (Strong), Management of Companies and Enterprises
(Very Strong — Plymouth County), and Finance, Insurance, and Real Estate (Strong — Surrounding Market).
Given the scale of Plymouth’s workforce and available building inventory, focusing on small to mid-sized
businesses under 50 employees most likely will yield the greatest success. These companies will have
relatively less challenges finding sufficient labor and oftentimes rely on CEO/owner preference for location
rather than a corporate board decision. This benefits Plymouth due to the previously mentioned balance of
market access and quality of life.
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Plymouth also has the potential to target individuals who work in this cluster as well. As virtual offices
and telecommuting continue to expand in popularity and use, Plymouth could capitalize on its high quality
of life and technology amenities to target individual workers. The recruitment strategy is different for this
group, as the Foundation would be selling Plymouth as a place to live as much as a place to work. To this
point, the attraction process is more general advertising (since the specific business is not as much a factor)
than industry specific. That said, this effort is recommended to be tailored to higher income, more
established professionals in the short-term to maximize success. Efforts to diversify the Town’s housing
supply and increase its entertainment/recreation amenities for adults will help expand the target audience
over time.

Recommended Actions -

» Primary: Focus a recruitment strategy towards professional service and regional headquarters
businesses in the urban centers of New England and the Mid-Atlantic. Target markets include
Boston, Providence, Hartford, New York City, Philadelphia, and Baltimore/Washington DC.
Specific focus should be for businesses with 50 or fewer employees

*= Primary: Develop a quality of life marketing campaign targeting leisure periodicals and local
newspapers to be run in New England, the Mid Atlantic and the Midwest touting Plymouth as a
technologically advanced, high quality of life location for telecommuters and virtual employees.

= Secondary: Consider a Downtown strategy that focuses on enhancing office space instead of retail
space along side streets and as part of mixed-use buildings. Focusing office space along the interior
streets of Downtown would retain the visibility of major thoroughfares for retail businesses while
creating the opportunity to expand the office inventory.

= Secondary: Perform a business incubator/co-work space feasibility to determine the financial and
fiscal costs/benefits of creating a physical location for telecommuters/virtual employees to have
short-term space within Plymouth.

» Long-Term: Encourage infill/redevelopment focused on office development in strategic locations.
Examples of possible locations include the redevelopment strategy for The Grove, the Entergy Site,
and the conceptual commerce park near Exit 3 (more details in Chapter 8).

Technology-Based Production

Despite the general decline in manufacturing employment locally, regionally, and statewide, Massachusetts
has several technology-based production industries that are thriving and remain a priority for the
Commonwealth. Most notably, efforts in technology companies and biotechnology companies that created
the Route 128 corridor are spreading to other parts of the Commonwealth, notably Worcester. The
employment and establishment data revealed that Plymouth County and the Town have benefitted from the
inertia of this industry sector. As mentioned, the Electrical Equipment, Appliance, and Component
(Strong), Fabricated Metal Products (Moderate), and Computer and Electronic Product (Moderate) all have
a substantial local presence.

To this point, the Town can expand its success in technology-based production companies with a more
proactive and targeted outreach effort. Creating a narrative that shows companies that operate within these
sectors or provide support services to these sectors (i.e. back office support, data warehousing...) could be
attracted to Plymouth’s value/proximity proposition. The recruitment and outreach strategy for technology-
based production businesses (and their support industries) is an ideal opportunity for the Foundation to
initiate joint marketing efforts with regional and statewide partners (i.e. the South Shore Chamber). Most
notably, conferences and events in these sectors oftentimes are international, and therefore expensive.
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Creating these coalitions could defray costs while providing Plymouth with a leadership role in decision
making and execution.

One of the challenges the Town faces is physical capacity to accommodate additional businesses. It has
been documented through this analysis that existing companies seeking to expand have challenges in
finding the appropriate space and/or expanding their existing facilities. The Implementation Strategy
Chapter provides several recommendations on how to address the physical/infrastructure needs to expand
existing facilities and site new ones.

Recommended Actions —

» Primary: Create a detailed inventory of existing buildings and sites within the Town available for
production-based activity. Use this data, in combination with feedback from existing cluster
businesses in Plymouth, to determine a marketing strategy for existing vacancies; and a
development strategy to address supply shortages in the marketplace.

= Secondary: Build existing relationships with the South Shore Chamber, The Massachusetts Office
of Business Development, and any other regional economic development entity that would be a
strategic ally in production-based company recruitment to the region.

» Long-Term: Identify areas of Plymouth that can be zoned to accommodate production-based
economic development, particularly along the Route 3 corridor near Plymouth’s interchanges.
Priority should be given to areas with good transportation, utility, and infrastructure access
(particularly the Town’s high-speed data infrastructure). More detail about potential locations is
provided in Chapter 8.

Food Production and Processing

Plymouth County has an existing cluster of Food Production and Processing (Strong), particularly in Fruit
and Vegetable Preserving (i.e. cranberry bogs) and Bakery and Tortilla Manufacturing (i.e. Concord Foods).
This cluster provides an opportunity for the Foundation to engage these businesses to discover additional
recruitment opportunities (i.e. suppliers) and help address any concerns/growth opportunities for expansion.
Greater outreach to the largest employers is a good first step, but holding regular industry roundtables with
a larger representation of the sector would be beneficial to long-term sustainability.

Aquaculture is another food-based industry that has potential for expansion within Plymouth. While the
seafood-based industry has shifted somewhat from Plymouth Bay, the relatively recent introduction of new
aquaculture activity is proving successful. At a base level, continued support and expansion of the
aquaculture farming trade should expand the direct and indirect economic benefits to the Town. As this
sector grows, new opportunities should be explored, including value-add production (i.e. canning and
processing of the yield), tourism (i.e. unique hands-on tourist experiences), and research (i.e. university-
related industry research). Each of these indirect industries bring with it further opportunities while
strengthening the core aquaculture market.

Plymouth also has the potential to expand its cottage food production businesses. These are companies
typically that operate at a local or regional level, oftentimes with production levels that stay below federal
thresholds to trigger full FDA compliance measures. Given the strong tourism and historic visitation to
Plymouth and the surrounding area, providing ‘locally made’ products not available elsewhere likely will
have an appeal. Whether it is cranberry-based products, seafood products, or products that were more
common during colonial times, the Plymouth market likely can support the cottage food production
industry.
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Recommended Actions —

» Primary: Create a food production industry roundtable to develop better relations with existing
sector businesses, identify market/regulatory challenges/opportunities, and enhance networking
between local business leaders. Meet with the round table 2-4 times a year, as deemed valuable by
the participants.

= Primary: Continue to support the expansion of the aquaculture industry in Plymouth Bay, opening
additional sites for farming and expanding the product base of the aquaculture industry.

= Secondary: Build an entrepreneurial program in partnership with one of the local post-secondary
institutions to develop food-production based entrepreneurs in Plymouth. Cater the program to
developing both the product line as well as the business plan.

= Long-Term: Assess the market and financial feasibility of a shared commercial kitchen facility,
providing space for cottage food producers to expand productivity while meeting all local and
federal food preparation requirements as their respective production increases.

Primary and Specialty Healthcare

As mentioned, Plymouth—and Plymouth County—is a hub for healthcare within the South Shore market.
Having a strong regional hospital affords the Town with greater healthcare provision than many similar
sized communities regionally and nationally. From an economic development perspective, the Town has
an opportunity to capitalize on this asset and explore ways to attract additional specialty care to the
community. The Foundation should collaborate with Beth Isracl Deaconess to determine ways the
community can assist the hospital in maintaining its existing operations while enhancing the hospitals
efforts to increase core and specialty care opportunities.

From a demographic perspective, the Town has a large, growing senior population that will require
continued healthcare support. This population will require primary healthcare assistance as well as
specialty needs and indirect social and health assistance. Most notably, home health care demand is
becoming more popular as seniors increasingly prefer to age-in-place. More strategically, creating housing
communities such as continuum of care retirement communities (CCRC) can provide preferable
alternatives to home health care while providing seniors an option to remain in the community while turning
over traditional family housing units for the next generation of workforce within Plymouth.

Recommended Actions —
» Primary: Build a healthcare roundtable featuring Beth Israel Deaconess to identify growth
opportunities, collaborate on healthcare-related retention and recruitment strategies, and identify
market-based needs/challenges for the Town and Foundation to engage in solutions.

= Long-Term: Include space that is targeted towards this cluster of businesses and organizations in
redevelopment and infill projects. Potential locations where these businesses might be best served
include the redevelopment concept for The Grove, Downtown, and the commerce park concept for
Exit 3 (near the Pinehills development).

Tourism and Support Services

Plymouth’s position as “America’s Home Town” is part of the collective psyche of this country. It is
sufficient to say that the Town has a wealth of regionally, nationally, and internationally renowned tourism
destinations. However, anecdotal and observational data provided to RKG Associates indicate that tourism
numbers have not increased substantially in the recent past. One observation presented to RKG Associates
recognizes that Plymouth’s tourism destinations generally are passive or observational in nature, and not
necessarily active or experiential.
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Most tourism analyses recognize that ‘length of stay’ is a critical measure when determining the economic
and financial benefit of a tourism marketplace. Simply put, the longer someone stays in an area for vacation,
the more they will spend in that community. To this point, this report recommends the Foundation and the
Town strengthen and expand opportunities rather than oversee and manage them. The opportunity to
expand the level of active tourism venues while integrating them with the existing destinations should be a
priority. Creating this greater, complimentary diversity of activity should boost length of stay. This greater
diversity also should assist Plymouth in capturing the substantial ‘thru-traffic’ headed to Barnstable County
and Cape Cod.

One specific recommendation is to create a more consistent ferry service between Downtown Plymouth
and Provincetown for short-term and weekend visitors to the Cape. RKG recommends the Foundation
explore the potential to create a permanent ferry service integrated with a more convenient fee for parking
system to accommodate the visitor’s needing to store their vehicle. This concept would increase usership
of the Town’s waterfront area while providing a captive audience to market additional opportunities within
Plymouth.

Recommended Actions —

* Primary: Complete an updated Downtown master plan and include a live-work-play component
that incorporates this cluster with a focus of connecting the waterfront assets and amenities with
the Downtown activity along Court Street. In general, encourage venues that combine personal
entertainment with other dining and evening activities to create a larger cluster of adult-based
entertainment activity.

» Primary: Encourage greater collaboration among the Town’s rich entertainment, historic, and
seasonal venues. Identify areas where cross-marketing, strategic partnerships, and shared expense
opportunities can strengthen the regional marketplace.

= Secondary: Expand the Town’s family-based, active outdoor recreation opportunities to extend
length-of-stay within Plymouth, focusing on complimenting the historic destinations within the
Town. Better activating assets such as Miles Standish Park should be a priority.
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Table 6-6

Priority Industry Targets by Industry Cluster
Plymouth, MA

PROFESSIONAL SERVICES AND CORPORATE OPERATIONS
Primary Targets

Professional, Scientific, and Technical Services
Management of Companies and Enterprises
Insurance Carriers and Related Activities
Educational Services (Non-government)
Support Services
Internet Service Providers, Web Search Portals, and Data Processing Services
Other Information Services
Administrative and Support Services
Housing Development
TECHNOLOGY BASED PRODUCTION
Primary Targets

Electrical Equipment, Appliance, and Component Products
Computer and Electronic Products
Fabricated Metal Products
Chemical Products
Transportation Equipment Products
Supply Chain
Merchant Wholesalers, Durable Goods
Wholesale Electronic Markets and Agents and Brokers
Air Transportation
Truck Transportation
Transit and Ground Passenger Transportation
Support Activities for Transportation
Support Services
Telecommunications
Internet Service Providers, Web Search Portals, and Data Processing Services
Other Information Services
FOOD PRODUCTION AND PROCESSING
Primary Targets

Fruit and Vegetable Products and Value Add Processing
Aquaculture and Seafood Products and Value Add Processing
Miscellaneous Baking Products
Other Food Products
Supply Chain
Merchant Wholesalers, Durable Goods
Wholesale Electronic Markets and Agents and Brokers
Truck Transportation
Transit and Ground Passenger Transportation
Support Activities for Transportation
Support Services
Telecommunications
Internet Service Providers, Web Search Portals, and Data Processing Services

Other Information Services
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Priority Industry Targets by Industry Cluster (Continued)
Plymouth, MA

PRIMARY AND SPECIALTY HEALTHCARE

Primary Targets

Ambulatory Health Care Services
Hospitals and Specialty Care Services
Nursing and Residential Care Facilities
Home Health Care Services
Support Services
Age Restricted Housing
Personal and Laundry Services
TOURISM AND SUPPORT SERVICES
Primary Targets

Performing Arts Services
Museums, Historical Sites, and Similar Institutions
Outdoor Active Recreation Amenities
Other Amusement and Recreation Industries
Indoor Theme Park and Accommodations
Supply Chain
Accommodations
Livery and Concierge Services
Support Services
Dining Facilities
Drinking Establishments
Source: RKG Associates, 2018
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.
7 FISCAL IMPACT ANALYSIS

Like the work completed in 2001-2002, RKG Associates created a fiscal impact model to understand the
relationship between land use decisions and the change in revenues and expenditures for the Town. The
fiscal impact model provides two primary objectives: [1] to provide the Town with an understanding of
how various land uses influence local revenue streams and expenses; and [2] to assess the potential fiscal
impact of the concept development created for the Entergy property (the results of this assessment are
presented in Chapter 5). To these points, the following narrative details the results of the analysis, and how
land use influences the Town fiscal sustainability.

The fiscal impact model operates on three primary assumptions: [1] the model measures incremental
impacts to the Town; [2] the model calculates local inflow-outflow balance; and [3] the model includes
substantial revenues and expenditures.

= Incremental Impacts — Standard fiscal impact modeling recognizes that there are certain fixed costs
a community must pay regardless of development activity. For example, the Town of Plymouth
will only need one town manager regardless of development activity. These fixed costs do not
change with new development. This analysis identifies fixed costs from incremental costs for the
purposes of understanding the actual impact of development by land use.

= Local Inflow-Outflow Activity — This analysis focuses exclusively on direct revenues and expenses
incurred by the Town of Plymouth. Outside revenues (i.e. the Commonwealth’s portion of sales
tax) and expenditures (i.e. Commonwealth per pupil spending) are not considered. This isolates
the true fiscal impact on Plymouth.

= Substantial Budget Line Items — The analysis focuses on the primary revenue and expenditure
categories from the Town’s budget. The budget numbers used to run the model may differ from
actual numbers since revenues and expenditures not related to land use were excluded. These
include items such as intergovernmental transfers discussed in the previous bullet.

The data contained in this analysis came from several sources, including the Plymouth Annual Town and
School budgets, bond prospectus, audited financial statements, interviews with various Town staff.

A. REVENUE AND EXPENDITURE ALLOCATION

The manner that revenues and expenditures are tabulated and tracked make it impossible to determine the
exact allocation of income and expenditures by land use type (the closest one can get is real property tax
revenue). That said, the model can only work if income and expense line items can be allocated between
uses. RKG’s 35+ years of experience in performing fiscal impact analyses has revealed that allocation
based on value is an accurate proxy for distributing income and expenses. The Town’s 2017 land digest
shows that residential uses have a cumulative assessed value of $7,206,364,490. This figure represents
approximately 77.0% of the taxable digest. Nonresidential land uses constitute $1,375,810,539, or 14.7%.
The remaining 8.3% includes vacant land and ‘other’ uses. For the purposes of this analysis, the model only
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considers residential and nonresidential uses. To this point, the default allocation of revenue and
expenditures are 84.0% for residential and 16.0% for commercial.

However, not all revenue and expenditure categories are generated by both residential and nonresidential
uses. For example, the Community Resources expenditure line item almost exclusively is generated by the
residential properties in the Town. RKG accounted for these unique situations as necessary in the model.
Table 7-1 details the allocation assumptions.

Table 7-1
Revenue and Expenditure Allocation by Land Use
Category Residential Nonresidential
Revenues
Real Estate and Personal Property 84.0% 16.0%
Tax Liens 100.0% 0.0%
Motor Vehicle Excise 67.9% 32.1%
Community Preservation 100.0% 0.0%
Penalties and Interest 100.0% 0.0%
PILOT 0.0% 100.0%
Restricted Grants and Contributions 100.0% 0.0%
Investment Income 84.0% 16.0%
Other Revneues 84.0% 16.0%
Charges for Service 0.0% 0.0%
Operating Grants and Contributions 0.0% 0.0%
Capital Grants and Contributions 0.0% 0.0%
Expenditures
General Fund
Administrative Services 84.0% 16.0%
Finance Department 83.6% 16.4%
Community Resources 98.0% 2.0%
Inspectional Services 0.0% 100.0%
Planning & Development 83.6% 16.4%
Public Safety 67.6% 32.4%
Marine & Environmental Services 50.0% 50.0%
Public Works 83.6% 16.4%
Schools 100.0% 0.0%
Fixed Costs 83.6% 16.4%
Community Debt 100.0% 0.0%
Enterprise Funds 83.6% 16.4%
Indirect Costs 83.6% 16.4%

Source: RKG Associates, 2018

B. REVENUES

The revenue analysis focused on the sources identified in the Town’s Annual Budget. The following
narrative details the categories used in the analysis and describes the assumptions used to generate
calculations for the incremental allocation by land use. It is important to note that the residential revenue
allocation was separated between traditional residential development and empty nester development. As
noted in the 2001-2002 analysis, the fiscal impacts (both revenue and expenditure) vary substantially
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between traditional housing development and empty nester development. The model captures this
differentiation for both revenues and expenditures

Table 7-2 shows the adjusted incremental revenues, and how those revenue categories are allocated between
residential and nonresidential uses. The residential revenues were further divided between traditional
housing units and empty nester housing units (as identified in the Town’s assessment data). The final three
categories are not allocated to specific land use, as they are not derived from local sources.

Table 7-2
Revenue Allocation by Land Use
Adjusted Allocated Incremental Revenues

Incremental Traditional Empty Nester
Category Revenues Resiential Residential Nonresidential
Real Estate and Personal Property $154,922,332 $126,010,559 $4,076,137 $24,835,636
Tax Liens $795,987 $795,987 $0 $0
Motor Vehicle Excise $8,843,191 $5,786,507 $221,375 $2,835,308
Community Preservation $2,264,741 $2,264,209 $532 $0
Penalties and Interest $909,458 $907,846 $1,612 $0
PILOT $74,724 $0 $0 $74,724
Restricted Grants and Contributions $6,590,389 $6,590,280 $109 $0
Investment Income $396,302 $332,771 $0 $63,531
Other Revneues $35,872 $30,118 $4 $5,751
Charges for Service $15,256,049 $0 $0 $0
Operating Grants and Contributions $51,013,146 $0 $0 $0
Capital Grants and Contributions $15,391,211 $0 $0 $0

Source: RKG Associates, 2018

Table 7-3 shows the per capita (for residential) and per $1,000 of assessed value (for nonresidential)
breakdown. This further breakdown is necessary, as various residential uses have differing per capita
household averages and new construction nonresidential development varies greatly depending on use type.

Table 7-3
Revenue Allocation Per Capita (Residential) and Per $1,000 in Value (Nonresidential)
Per Unit Revenues

Traditional Empty Nester
Category Resiential Residential Nonresidential
Unit of Measure Per Capita Per Capita Per $1,000 Value
Real Estate and Personal Property $2,145.34 $2,145.34 $18.05
Tax Liens $14.10 $13.67 $0.00
Motor Vehicle Excise $102.52 $103.19 $2.06
Community Preservation $40.11 $38.90 $0.00
Penalties and Interest $16.08 $15.62 $0.00
PILOT $0.00 $0.00 $0.05
Restricted Grants and Contributions $116.76 $7.00 $0.00
Investment Income $5.90 $5.72 $0.05
Other Revneues $0.53 $0.52 $0.00
Charges for Service $0.00 $0.00 $0.00
Operating Grants and Contributions $0.00 $0.00 $0.00
Capital Grants and Contributions $0.00 $5.00 $0.00

Source: RKG Associates, 2018
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C. EXPENDITURES

The expenditure analysis includes both Town budget items as well as locally-derived school budget items.
The analysis to determine the local incremental allocation is similar to the revenue analysis. The most
substantial difference is the school expenditure calculations.

Table 7-4 shows the adjusted incremental expenditures, and how those expenditure categories are allocated
between residential and nonresidential uses. The residential revenues were further divided between
traditional housing units and empty nester housing units (as identified in the Town’s assessment data). The
final three categories are not allocated to specific land use, as they are not derived from local sources.

Table 7-4
Expenditure Allocation by Land Use
Adjusted Allocated Incremental Expenses
Incremental Traditional Empty Nester

Category Expenses Resiential Residential Nonresidential

General Fund
Administrative Services $2,183,954 $1,776,382 $57,462 $350,110
Finance Department $2,658,243 $2,152,986 $69,644 $435,614
Community Resources $3,470,821 $3,294,825 $106,580 $69,416
Inspectional Services $946,070 $0 $0 $946,070
Planning & Development $839,987 $680,329 $22,007 $137,651
Public Safety $21,556,109 $14,003,233 $564,753 $6,988,123
Marine & Environmental Services $1,014,750 $491,477 $15,898 $507,375
Public Works $6,107,457 $5,066,609 $40,003 $1,000,846
Schools [1] $0 $0 $0 $0
Fixed Costs $54,882,825 $44,451,140 $1,437,887 $8,993,798
Community Debt $13,759,731 $13,328,584 $431,147 $0

Enterprise Funds $12,822,919 $10,721,592 $0 $2,101,327

Indirect Costs $2,076,093 $1,681,486 $54,392 $340,215

Source: RKG Associates, 2018
[1] Calculated separatetely to account for student aged generation rates.

Table 7-5 details the per student local incremental expenditure for the Town. The analysis isolated non-
local spending, adjusted the total costs based on fixed costs, and then calculated the net difference as a per
capita expenditure. This value is then applied to each residential land use type based on student generation
rates collected from Census and property assessment data.
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Table 7-5
2017 Local Student Expenditures Per Capita
Total Incremental Incremental
Category Expenditures Ratio Expenditures
Certified Salaries $57,484,702 100.0% $57,484,702
Clerical Salaries $2,530,474 25.0% $632,619
Other Salaries $10,427,558 20.0% $2,085,512
Contracted Services $16,253,256 75.0% $12,189,942
Supplie and Materials $2,722,830 100.0% $2,722,830
Other Expenses $839,098 25.0% $209,775
Total Local Appropriations $90,257,918 $75,325,379
Total Enrollment $7,687
Per Capita Expeniture $9,799

Source: RKG Associates, 2018

Table 7-6 shows the per capita (for residential) and per $1,000 of assessed value (for nonresidential)

breakdown of expenditures (less the school expenses).

Table 7-6
Expenditure Allocation Per Capita (Residential) and Per $1,000 in Value (Nonresidential)
Per Unit Expenditures
Traditional Empty Nester
Category Resiential Residential Nonresidential
Unit of Measure Per Capita Per Capita Per $1,000 Value
General Fund
Administrative Services $30.24 $30.24 $0.25
Finance Department $36.65 $36.65 $0.32
Community Resources $56.09 $56.09 $0.05
Inspectional Services $0.00 $0.00 $0.69
Planning & Development $11.58 $11.58 $0.10
Public Safety $238.41 $297.24 $5.08
Marine & Environmental Services $8.37 $8.37 $0.37
Public Works $86.26 $21.05 $0.73
Schools [1] $0.00 $0.00 $0.00
Fixed Costs $756.78 $756.78 $6.54
Community Debt $226.92 $226.92 $0.00
Enterprise Funds $182.54 $0.00 $1.53
Indirect Costs $28.63 $28.63 $0.25

Source: RKG Associates, 2018

[1] Calculated separatetely to account for student aged generation rates.
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D. COMPARISON

RKG Associates performed the fiscal impacts comparison in two approaches, standard residential
development and luxury residential development. This was done to accommodate the value and
socioeconomic impact variations between areas of the Town where unique development practices created
substantially different results. Most notably, the development in the Pine Hills subarea (which includes the
Pinehills and Make Peace developments) perform different than the rest of Plymouth (which has similar
housing value and socioeconomic conditions). Tables 7-7 and 7-8 (at the end of this section) reveal the
housing valuation and student generation differences for luxury and standard developments. It is important
to note that nonresidential development did not have substantial differentiation between the various areas
of the Town.

For each assessment RKG Associates used recent construction values to proxy new residential and
nonresidential development. The student generation rates were calculated based on current student levels
and the historic generation differences between various land uses (recent data similar to the 2001-2002
study was not available to RKG).

As noted in the following tables, standard construction residential development—except for empty nester
households—does not generate sufficient incremental revenues for the Town to accommodate the
incremental expenses created. Student costs are the greatest determinant of the imbalance, as school
expenditures accounted for 20% to 45% of all new incremental costs (from $980 per household for
multifamily ownership development to $4,194 per single family unit). In contrast the empty nester category
had almost no student costs due to the nature of the households.

For nonresidential development each land use type yields a net positive fiscal impact for the Town, as
revenues exceed the cost of services consumed for businesses. The net fiscal impact benefits range from
$888 per 1,000 square feet of industrial space to $1,382 per 1,000 square feet of retail space. This is
consistent with regional and national trends, as new businesses do not directly create demand for high-cost
amenities such as student education.

Analyzing the luxury residential market yields a different result (except for multifamily rentals), as luxury
housing units pay substantially higher real property taxes and have generated substantially fewer public
school children for Plymouth. The net benefits range from $3,652 for multifamily owner units to more than
$13,000 for the larger single-family homes. Luxury multifamily rental units are a near break-even level.
Anecdotal data and RKGs experience assessing similar products in other Massachusetts communities
indicates this finding is due, in part, to Plymouth’s comparatively higher ratio of 2-bedroom and larger
units. Local real estate professionals indicate the dearth of good housing choice for workforce and middle-
income households have made would-be owner households rent until a suitable ownership unit becomes
available.

RKG performed a ‘breakeven’ analysis for residential development determining the housing values
necessary for incremental revenues to equal new incremental expenses. Not surprisingly, the breakeven
residential values fall between standard new development values and luxury development values (Table 7-
9). It is important to note that the multifamily rental analysis is slightly deceiving, as there has been very
little new construction multifamily rental development. To this point, the student generation rates reflect
all multifamily rental generation rates, which are substantially higher than what has been experienced
locally and regionally. This is evidenced in the luxury analysis, where student generation is lower than for
standard development. As noted earlier, the type of new multifamily rental housing developed will have
the greatest impact on student generation. Larger units tend to attract households with children more
frequently than efficiency and 1-bedroom units.
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Table 7-9
Estimated 'Break Even' Housing Values
Average Non- Recent
Estimated Tax Required Required Average
Incremental Incremental | 'Break Even' | "Break Even" | Development

Category Expenditures Revenue Tax Revneue | Housing Value Values Net Difference
Single Family High Density $9,730 $986 $8,744 $527,403 $414,323 ($113,079)
Single Family Rural $9,730 $986 $8,744 $527,403 $496,300 ($31,103)
Empty Nesters $2,628 $332 $2,296 $138,475 $359,391 $220,917
Multifamily Owners $4,305 $592 $3,713 $223,935 $199,950 ($23,985)
Multifamily Renters $7,586 $740 $6,846 $412,897 $141,948 ($270,949)

Source: RKG Associates, 2018

E. CONCLUSIONS

The decommissioning of the Pilgrim Nuclear Power Station will have substantial negative effects on
Plymouth’s fiscal stability. The loss of the annual $9.5 million PILOT payment will have an immediate
impact on the Town’s budget. Indirectly, the loss of the power plant jobs and the indirect revenues/spending
that occurred resulting from its operations will further affect municipal revenues as well as the market
balance within the Town. These impacts are so great, RKG does not see any single strategy that will address
these losses, particularly in the short-term.

As detailed in Chapter 5, the build out of the 1,500-acre Entergy property adjacent to the Pilgrim Plant
would recover approximately 66% of the revenues and enhance the employment and indirect economic
benefits that will be lost by the plant. However, realization of these benefits will be slow. At a base level,
the Chapter 61 agreement on the 1,500 acres is in effect until 2022. No development can occur until it
expires or the owner pays the back taxes for taking it out early. Second, Entergy may or may not support
the hypothetical development concept, and may have different plans in mind for the site. Even if the
proposed concept is built as described, it will take years to be absorbed by the marketplace. Furthermore,
the concept (or any concept that plans development on the site) likely will have opposition from some
portion of the Town’s residents, making implementation even more uncertain and time consuming.

To put it succinctly, the Town likely will not be able to build its way out, cut its way out, or tax its way out
of the impending impact from the plant closure. Ultimately, the results of this analysis indicate that
Plymouth’s long-term fiscal sustainability will require a combination of spending austerity, planned tax
revenue increases, increased nonresidential development activity, and a balance of new residential
development. The final point is critical to accelerate nonresidential development, given the lack of housing
diversity currently available in Plymouth.
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.
8 IMPLEMENTATION STRATEGY

A. INTRODUCTION

This chapter details the proposed economic development implementation strategy for the Town of
Plymouth. Simply put, this chapter provides the “road map” of successive action steps that will assist the
Town in embarking on a more comprehensive and proactive effort to enhance business retention, expansion
and recruitment within context of preserving the community’s quality of life. The action items detailed
below are a product of a collaborative effort among the key stakeholders that will be charged with promoting
and implementing the plan. Each strategy is founded in the analysis presented throughout this report and
vetted by Town staff, businesses leaders, community stakeholders, and elected officials. It is through this
effort that RKG Associates presents these opportunities for the community’s consideration.

Above all else, RKG Associates recognizes that the success or failure of these efforts likely will be
determined by the community’s commitment and resolve to implementation. Elected leaders, Town staff,
and community business and residential citizens must be committed to the long-term nature of effective
economic development practices, and willing to address and resolve difficult—and likely controversial—
issues related to land use and development. Ultimately, the implementation entity must have support and
buy-in from the administration, the development community, the business community, and the residents of
Plymouth to achieve the goals and objectives presented in this chapter. With support from these
stakeholders, this strategic plan will serve as the guide for the Town, the Foundation, and their respective
implementation partners.

The intent of the strategic economic development planning process is three-fold. First, the process intends
to confirm the Plymouth community’s interest in economic development. Second, it provides a series of
recommendations for the Town leadership and Foundation to consider. Finally, it recommends roles and
responsibilities for each public and private implementation partner.

The analysis has revealed Plymouth has many of the pieces in place to effectively carry out the following
recommendations. Most notably, the Foundation’s structure as a private non-profit 501(c)(3) entity that
partners the Town government with the business community enables easy adoption and implementation for
several of the recommendations. Additionally, many of the key relationships already exist to expand
economic development effort through better coordination. Enhancing and focusing those partnership
opportunities will be easier given the existing familiarity. Finally, The Town and the Foundation already
are undertaking many of the recommendations in some form. Oftentimes, the following recommendations
simply are an expansion of existing efforts or a refinement of effort to focus the organization. RKG built
the recommendation concepts upon these assets.

The following narrative compiles these concepts, as well as other strategic action opportunities, and details
the specific implementation action items recommended for Plymouth.
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B. ECONOMIC DEVELOPMENT GOALS

Before any community can implement a strategic action plan, that community must first agree upon the
desired results those actions should have. As part of this planning effort, the RKG Associates led an
extensive interview campaign to Plymouth’s elected leaders, business leaders, residents, implementation
partners, and community advocates. This process was followed to establish a consensus among the
implementation partners on the economic development vision of the community, the actions necessary to
accomplish the vision, and the role each needs to play. The following section highlights the economic
development goals that participants identified for the Foundation and the Town to pursue into the near
future. It should be noted that these goals are comprehensive and broad in scope. Each are viewed as
equally important for the community and are not presented in any order.

=  Enhance Plymouth’s tourism and destination visitorship through strategic marketing investments,
new asset development, and enhancing existing partnerships.

= Become more proactive in business retention and expansion efforts through greater coordination
and outreach to existing businesses.

* Implement a proactive business recruitment and retention effort that places Plymouth directly in
contact with its target industries and specific business interests.

* Provide sufficient public and private resources for the economic development effort to ensure each
of the goals listed here can be addressed thoroughly and effectively.

=  Promote continued fiscal growth for the Town by attracting investment that creates a net positive
economic impact.

= Become more proactive in marketing and outreach efforts locally, regionally, and nationally
through investments in digital and print media as well as increased networking efforts.

* Improve the market and regulatory environment that maximizes the economic development
potential of the Town’s existing real estate assets.

= [dentify, enable, and promote new real estate assets within the Town, expanding the community’s
economic development potential and capacity.

= Implement effective, realistic improvements to the economic development permitting processes to
eliminate redundancies, improve consistency, reduce review times, and make outcome more
predictable and fair.

=  Preserve and enhance Plymouth’s quality of life to make it more attractive and accessible to existing
residents as well as those seeking to live in Plymouth.

= Allow the development of a greater diversity of housing to support a range of options for working-
age households, golden years earners, and retirees at all income levels.

C. IMPLEMENTATION FRAMEWORK

RKG Associates integrated the findings from the various analyses, the feedback provided the Board of
Selectmen, Foundation, and Town staff through this effort, and its observations of the economic
development climate in Plymouth and the greater South Shore region to suggest the following
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implementation concepts. The implementation framework has been categorized into five topic areas
addressing the principal actions necessary to advance the identified goals. These topic areas are presented
in no particular order. A separate section discussing opportunities for various physical areas of the Town
follows this section.

1. Marketing and Outreach

RKG Associates analysis revealed there is a substantial opportunity to improve awareness of the Town’s
economic development efforts. This includes physical and digital collateral, greater information
dissemination, and increasing awareness the Town’s initiatives both within the Town as well as to outside
entities.

At abase level, greater effort needs to be given to engaging and educating the Town’s residents and business
owners. The economic development planning process has revealed that local stakeholders have a varying
degree of understanding what economic development is, how the Town is pursuing economic development
opportunities, and why those actions are beneficial. Engaging the local community will increase awareness
may help to improve buy-in, or at least address any specific concerns being discussed in the community.

Greater effort should be made to engage the existing business community, particularly those businesses that
operate in the Town’s proposed target industry clusters that include [1] primary and specialty healthcare,
[2] technology-based manufacturing, [3] food production and processing, [4] professional services and
company management, and [5] tourism and its support services.' Including business leaders in the planning
and implementation of economic development efforts (whether retention, recruitment, or policy
strategizing) will provide an ‘in the trenches’ perspective that will help shape the Town’s and the
Foundation’s actions. Building upon existing relationships—and refining the strategic collaborations—
with existing business organizations (i.e. the Chamber, Destination Plymouth...) that have similar interests/
needs is an effective way to increase business participation while also increasing implementation capacity
with little cost.

More strategically, the Foundation will need more comprehensive digital and print collateral to increase
awareness of opportunities to potential businesses and investors from outside the Town. Creating a
comprehensive physical and digital marketing collateral is a fundamental, but necessary, action to help any
retention and recruitment efforts. Materials such as target industry fact sheets, quality of life/cost of living
materials, an available incentive fact sheet, and advisory pamphlets that provide helpful information on the
Town’s various approval processes are examples of collateral needed. Furthermore, the exiting building
and parcel finder database on the economic development website is dated and static. RKG recommends
the Town explore a more interactive site finder tool for the website that geolocates the buildings and parcels,
and enables brokers and property owners to submit available assets for marketing (although the latter will
require greater staff investment to manage the database list). Both the Town of Stoughton and the
Massachusetts Alliance for Economic Development use similar site finder systems that can be a guide for
the Town. Revamping the Foundation’s economic development website as the sole Plymouth economic
development website to include more recent information as well as the collateral materials is imperative in
today’s online site selection arena.

Specific implementation concepts include:
» Make the Foundation’s website the official Plymouth economic development website, relocating

all content from the Town’s official website. The unified website should be maintained by the
Foundation and updated frequently

! Greater detail on the target industries is provided in Chapter 6.
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0 Populate the site with the newly created report and marketing collateral
0 Enhance the site finder application to include geospatial functionality and user-submitted
materials
0 Incorporate a community education section with materials aimed at providing information
about economic development for interested citizens
»  Expand daily use of social media (i.e. Twitter, Facebook, Instagram...)
= Establish Email listserve of residents and businesses to blast monthly newsletter
= Create print and digital cut sheets for
0 Target Industry Highlights
0 Quality of Life/Cost of Living
0 Incentive Sheet
0 Technology Infrastructure
* Implement separate annual business and resident survey to gather needs/ideas/concerns about
economic development
= Host annual town hall meeting to present “a year in review” for interested community members
and businesses
»  Attend precinct meetings annually to discuss economic development and current ongoing initiatives
= Create industry roundtables in each of the target industry clusters
= Cohost a semiannual workforce development forum with educators, businesses, and partners in
partnership with the Chamber’s Higher Education Council

2. Business Recruitment

To date, business recruitment efforts primarily have been reactionary. The Foundation has been effective
in working with companies that have expressed interest in Plymouth, and has success with some of its direct
outreach efforts (i.e. Glynn Electric, CC Construction, etc.). However, the proactive recruitment efforts
have been infrequent. The primary barrier to greater business recruitment efforts is staffing. Simply put,
current demands on the economic development director position leaves little time for off-site visits and
marketing trips. This strategic plan provides an update to the industry clusters with the greatest potential
to locate in Plymouth. Dedicating more human and financial resources in proactive marketing and
recruitment most likely will create greater exposure, and therefore success, for the Town.

Similarly, the market and industry analysis revealed Plymouth has a strong socioeconomic and real estate
inventory to create an entrepreneurial development program. While further assessment is needed to
determine the feasibility of options such as incubator/co-work space, there is a strong environment for small
businesses to start and thrive in Plymouth. Developing micro-incentives (i.e. locally-funded job tax credits
for companies that do not meet state/Federal thresholds) that target start-up businesses and home-based
businesses could provide a competitive advantage for the Town.

Specific implementation concepts include:

= Expand interactions and networking with real estate professionals from greater region (i.e. annual
bus tour)

» Target 1-2 trade association meetings to attend as exhibitor annually

= Identify specific businesses within the target industry clusters for direct marketing/site visits

=  Host regional ‘industry showcases’ in partnership with other South Shore communities to attract
interested businesses to the area

»  Perform feasibility analysis to develop an incubator/co-work space in Plymouth

=  Work with the Chamber to grow a locally managed mentorship program for entrepreneurs (i.e.
SCORE model) to augment Workforce Board efforts in local priority industries (i.e. aquaculture)
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= Pursue special legislation to enable Plymouth to provide local job tax credits for start-up
production-based companies with less than 10 employees

3. Business Retention

The Foundation already recognizes the value of retaining and expanding existing businesses, and has been
quick to react to business needs on isolated initiatives. However, like for business recruitment, the
predominance of the Foundation’s efforts have been reactionary. Becoming more interactive with business
owners most likely will identify opportunities for the Foundation to assist existing companies with
retention/growth/challenges. As mentioned, the largest obstacle to expanding the Foundation’s efforts in
this regard is staff capacity (and the resources to pay staff). Building expertise in the Foundation is critical
to meet this fundamental economic development effort.

Specific implementation concepts include:
= Utilize the business survey as a ‘first level’ to identify companies seeking to close, expand, or leave
Plymouth
0 Perform site visits to those companies
= Host bi-monthly business forums for different industry segments to discuss current/future needs
» Create and market a business ‘hotline’ for business owners to reach out to the Foundation
= Establish a monthly site visit quota to connect with local businesses
0 Target hitting all businesses within three years
= Fund a business ombudsman position to help businesses (new and existing) through Plymouth
approval processes
* Create and distribute a business program offering book, detailing the services available from the
Foundation/Town related to economic development

4. Organization and Coordination

The current partnership between the Town and the private sector representatives (the Foundation) is an
excellent framework to expand the effectiveness and efficiency for economic development implementation.
RKG Associates’ experience indicates communities with good working relationships between the
government and the business community have the greatest potential for success. Simply put,
implementation requires financial and regulatory support from the public sector and investment/leadership
from the private sector. Merging the expertise of the public and private sector creates better dialogue from
which better solutions can be found. That said, there are opportunities to improve the working relationship.

Most notably, having the economic development director located outside of Town Hall is a mostly
symbolic, but valuable, initiative to let existing and prospective businesses know economic development
implementation is not a function of government, but a partnership to bring the leadership and expertise of
the public sector and its business leaders together through a private non-profit entity.

While the public and private sector relationship is fundamental to an effective economic development effort,
so are the relationships between the Foundation staff and other key Town of Plymouth (i.e. planning, public
works, schools...) and external implementation stakeholders (i.e. Chamber of Commerce, Destination
Plymouth, Old Colony Planning Council...). Holding regular coordination and networking events will help
build the relationships to forge stronger collaborative efforts. In other words, strategic collaboration efforts
will require consistent and substantive communication.

From an operational perspective, RKG recommends creating more clearly defined roles for all the
implementation partners involved in the Foundation and economic development implementation. At a base
level, the Foundation Board should provide policy and vision guidance for short-term and long-term
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economic development action. The current Board make up consisting of public and private entities is
appropriate for a joint-funded venture. These representatives should set the economic development goals,
establish the vision and business plan for the Foundation, and provide advisory and implementation support
as necessary. The Foundation staff should be charged with the day-to-day implementation of the plan and
the action items therein. The (executive) director position should have similar administrative authority (and
responsibility) as a town manager in a strong town manager form of government. Decisions such as staffing
and approach to implementing specific tasks should be the purview of the executive director. Additional
professional and administrative staff (already identified as a need) should report directly to the executive
director. External partners (both public and private) should be provided the information necessary to [1]
buy in to the partnership opportunity, [2] determine their capacity/interest in partnering, and [3] ensure their
efforts are consistent with their respective roles and responsibilities in their positions.

Specific implementation concepts include:

= Establish a permanent location for the Foundation outside of Town Hall

= Target representatives from each of the target industry clusters for future Board seat openings

= Consider incorporating the Plymouth Growth and Development Corporation into the Foundation
structure as a subsidiary to simplify downtown implementation

» Hire a full-time economic development manager to focus on business retention/expansion,
entrepreneurial development, and marketing/recruitment implementation

= Hire a part-time (or contractual) marketing director to focus on collateral development/production,
marketing and outreach coordination, event/networking coordination and general implementation
support

= Identify and train a development ombudsman to assist businesses seeking development/regulatory
approval for their business/property

= Identify and train 3-4 business ambassadors (preferably from the target industry clusters) to assist
in business outreach, retention, and recruitment

= Identify and train 4-5 citizen advocates to aid in community engagement, education, and citizen
outreach for precinct meetings

= Host joint Foundation-Chamber industry roundtables for downtown, retail, medical,
manufacturing, and tourism that meet quarterly to identify new opportunities and address
existing/future needs

» Host semiannual real estate investor networking events to build relationships/awareness of
investment opportunities in Plymouth

= Host joint Foundation-Chamber bimonthly business-2-business networking events, focusing on
different market sectors for each event

= Implement a quarterly business lecture series, inviting outside speakers to present topics identified
by existing businesses through the marketing and communication effort

= Host semiannual networking meetings with key implementation partners identified

»  Create mentorship program in similar structure to SCORE (or use the SCORE approach directly)
to aid in entrepreneurial development

5. Regulatory

Success at business retention, expansion, and recruitment for any community relies on several factors.
Having a clear, predictable, and consistent regulatory environment ranks highly for most businesses,
particularly for smaller, locally-focused businesses. The Town of Plymouth staff has done a yeoman’s job
at identifying ways to simplify and normalize various approval processes. However, the Dukakis Center’s
EDSAT report and this economic development planning process have identified potential solutions and
uncovered recommendations from existing residents and businesses for the Town staff to consider and
implement. Implementation of any of these recommendations should be done only if the results [1] reduce
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development/regulatory approval times, [2] create a more predictable outcome for applicants, and/or [3]
reduce/eliminate vagueness in implementation language to avoid conflicting results; all while maintaining
the Town’s oversight responsibilities to ensure implementation is consistent with stated Town vision.

Specific implementation concepts include:

* Implement concurrent internal review procedures, requiring individual departments to coordinate
before providing feedback to applicants
»  Authorize administrative approvals for smaller projects that meet defined criteria established in the
Town’s bylaws
= Allow for concurrent application review (i.e. rezoning, variance, special permitting...) to reduce
the overall approval timeline for applicants
» Expand the Town’s regulatory environment for vertical mixed-use development in targeted
economic development zones (i.e. the waterfront, downtown, Exit 7/Commerce Way, Exit 5/Long
Pond Road, etc.)
= Require properties located in sewer service areas to connect to the sewer system in order to improve
the financial viability of the system while decreasing impacts of infill development
= Establish by-right regulatory standards for development identified as priority initiatives for
economic development (i.e. building height)
0 Rezone property for commercial development in the economic development zones
0 Create height and lot coverage standards consistent with zone vision
0 Consider DIF creation for economic development zones
»  Consider fast-tracking permitting processes for target industry businesses or business investment
that meets Town-defined parameters (i.e. minimum job creation or capital investment

D. ASSET DEVELOPMENT

The economic development planning process also focused on identifying potential opportunities within
specific areas of the Town. Simply put, Plymouth’s diverse development patterns and sheer size necessitate
a more location-based perspective when discussing opportunity. Most notably, the Town’s current
infrastructure pattern makes certain areas more viable for economic development growth than others, as
access to roads and utilities vary greatly in Plymouth. This section provides a brief synopsis of the potential
for various parts of Town. Implementation likely will be led through Town actions (particularly land use
changes). RKG used the following criteria to create these recommendations.

» Recommendations seek to avoid oversaturating the marketplace, particularly through creating
direct competition within the Town

= Focus economic development opportunities in areas with the greatest potential for success, as
different parts of Town have different strengths and weaknesses

»  Ensure new development is complementary to existing development

= Maximize the Town’s limited land resources for economic development

» Identify opportunities that enhance the Town’s tourism industry while creating a benefit for
Plymouth residents

That said, RKG recognizes that future real estate development and investment in Plymouth must be
considered through many prisms (i.e. transportation, preservation, infrastructure...). To this point, the
economic development strategic plan recommendations should be considered as providing input based on
maximizing job creation, business retention, expansion and recruitment, and fiscal sustainability. The
ultimate development strategy must be taken up by residents, elected officials, and business leaders to
determine the best path for the Town.
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1. North Plymouth

Economic development opportunities in North Plymouth focus around the Cordage site and the North
Plymouth village. The primary opportunity will be maximizing the potential of the Cordage property,
focusing on transit-oriented development (TOD) intensity in-fill, predominantly on the water side of the
railroad tracks. The redevelopment project of the former Wal-Mart site reflects this type of opportunity,
but does not maximize the potential scale that could be captured at this location (Map 8-1, A). Creating a
strong live (apartments and condos) work (office, flex space) environment can take advantage of the
existing scale of the warehouse/production buildings while improving the long-term opportunity to get
regular commuter rail operations into Plymouth.

Adaptive reuse of the currently-vacant warehouses near the shoreline should be a priority for the Town.
These building make optimal sites for waterfront living and creative office space/flex space development
(Map 8-1, B). The use of TIF or DIF should be considered if projects prove financially challenged. One
mid-term consideration is the development of a parking garage to free up current surface lots for additional
infill.

There was discussion about the potential for a higher education campus in North Plymouth on land east of
Route 3A/Court Street along Hedge Road (Map 8-1, C). While this concept should continue to be explored,
this specific location could also serve the Town’s economic development efforts as a hotel/event center or
an expansion of the live-work concept presented for the Cordage site, which is just north of Hedge Road.

Specific recommendations include:

=  Cordage Redevelopment Project — The first phase of the former Wal-Mart site is finally moving
forward with the planned mixed-use development project (Map 8-1, A). The initial-phase
construction is expecting for 675 new housing units, 30,000 square feet of retail space, 20,000
square feet of office space, and a 300-slip marina on Plymouth Bay.? Working with the property
owner to develop a master plan for the build out of the Cordage site that promotes more TOD
principles into the intensity and mix of uses proposed could potentially maximize all the necessary
components for a very vibrant development. Further, allowing development heights at the Cordage
site consistent with the warehouse smoke stack offers a strong live-work-play environment.

* Cordage/Waterfront Transit Oriented Development — Rehabilitation and adaptive reuse to the
currently-vacant warehouses near the shore line could make optimal sites for waterfront living and
could include the proposed 20,000 square footage office space with these buildings (Map 8-1, B).
If projects prove financially challenged, Town leadership should consider a TIF or DIF that
encompasses the area bounded by the Bay to the east, Prince Street to the south, Court Street to the
west, and Boundary Street to the north. Overall, the Cordage/ Waterfront TOD redevelopment
project has an opportunity to increase commuter ridership by utilizing the Mass-Transit Kingston
rail station, which could reduce public parking, enhance multi-model connections and incorporate
bikeshare programs as well as walkable-pedestrian friendly development.

2 https://www.capecod.com/newscenter/construction-begins-on-major-redevelopment-of-plymouths-cordage-park/
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* Hotel/Event Center Concept — The site just north of Hedge Road should serve to complement the
live-work-play concept of the Cordage site (Map 8-1, C). A hotel/event center would offer an
expansion of the entire waterfront area and would be complimentary of attracting local residents
and regional commuters for entertainment, dining, tourism and recreational activities. From an
economic perspective, the site has the opportunity for business expansion with the available
retail/office space that is expected at the Cordage redevelopment site, which could ultimately
enhance economic activity along the waterfront area.

» Facade Program — Facade improvement programs encourage property owners and businesses to
improve the exterior appearance of their buildings and storefronts. Majority of the small businesses
along Court Street have building designs that are outdated and in need of rehabilitation. Considering
a fagade improvement program for businesses located along this corridor has the potential to create
a positive visual impact and improve the economic vitality/quality of life in the area, stimulate
private investment, and complement other community development efforts throughout the Town
of Plymouth (Map 8-1, D).

2. Waterfront/Downtown

The waterfront/downtown area should be a single economic development district, but currently operates as
two separate entities due to inadequate visual and economic connectivity between Water Street and Court
Street. That said, both areas have evolved into a dining/entertainment area of the Town due to the historic
atmosphere, access to the Bay, and development scale. The economic development vision for this area
should foster and expand this role for the waterfront/downtown area, further establishing it as a premier
resident/tourist destination exceeding other regional locations such as Provincetown.

RKG Associates recognizes that Town Meeting declined to fund the final phase of the Water Street
pedestrian improvement plan (Map 8-2, A). However, an alternative method to complete this project will
benefit the Town’s economic development efforts. At a base level, having a completed pedestrian walkway
improves connectivity of the tourism/recreational assets on the waterfront. More strategically, the 400"
anniversary celebration most likely will bring attention to Plymouth that it has not experienced in several
years. Having a complete waterfront experience will be a critical component to maximizing the ‘natural’
marketing opportunity the celebration will bring, as visitors will recall their experience trying to navigate
the numerous historic destinations that Plymouth offers.

Many of the Town’s waterfront parcels are substantially underutilized, from an economic development
perspective. Most notably, the Public Works site (Map 8-2, C) is incompatible with the vision for the
waterfront. This should be relocated to open that parcel up for new economic development investment.
Recapturing the surface parking lots by creating structured parking that increases total spaces while
reducing the overall footprint also should be implemented. One concept presented during this effort is to
‘wrap’ waterfront parking garages with commercial development to create value to pay for the parking
structures, to maximize parking for residents and visitors, and eliminate the unsightliness of a parking
structure.

In terms of improving the connectivity between Water Street and Court Street, RKG reemphasizes the
findings from several other studies to promote commercial investment on the side streets (i.e. Memorial,
Chilton, Howland, Brewster North...) that connect Water Street and Court Street (Map 8-2, D). Having
commercial activity (including bed and breakfasts, personal services, dining, and niche retail businesses)
to draw people off the two main streets is critical to unifying the area. Concurrently, a more comprehensive
signage initiative (either expanding existing design standards or through a comprehensive rebranding) that
identifies existing and new assets and draws visitors to this new activity should be deployed.

RKG Page 8-10

ASSOCIATES INC



Town of Plymouth Economic Development Strategy

Plymouth, Massachusetts

0 10 §0'0 o

N .

June 2018

z-8 doy ¢

Aq pinadaiy

awpuey Mnynnby -9

Ay rsnag
|punaualdaug )40 MOD - 4

nBpguoiy
19311 [00Y35 -3

aayoyu] Aalpaudey
oS N0 /1M - 4

S SHoM A9nd - 2
ABajnug mipwidoj@nag
|psawwie )/ Buppng - g

13aloig JMpaysauuoy
UDLISIPAE| IILDIDM = ¥
spuod
s|axngd
pary Apunpoddo
YW ‘YinowAld ]

LIELTT - p—

NFVHIO

QINVILV
puabay

pasy A
UAMOJUAMO (| 11 o155 DA
SY3auyv hL.: 10dd0
HLNOWAT ._ D NMOL

Page 8-11

RKG

ASSOCIATES INC



Town of Plymouth Economic Development Strategy
Plymouth, Massachusetts June 2018

The analysis also indicated substantial interest in expanding the Town’s water-based economic
development efforts (Map 8-2, E). This ranged from increasing the number of commercial fishing vessels
to expanding the fledgling aquaculture environment to creating better waterborne travel options to Boston
and Provincetown. RKG Associates encourages the Town to continue to actively pursue expanding these
initiatives, particularly the expansion of the water taxi connection to Provincetown. This will increase
visitation to downtown Plymouth while potentially reducing the traffic congestion that occurs along Route
3. However, it will require dedicated long-term parking for tourists to encourage use.

Another fundamental issue that currently is being discussed locally is expanding parking opportunities
(Map 8-2, B). Whether the Town’s leadership sees downtown parking as a benefit for residents and visitors
(resulting in an increase cost to the Town) or a privilege that visitors (both local and tourist) should cover
their fair share of the cost; having greater parking capacity will be necessary for the waterfront/downtown
area to reach its full potential. The Town should perform a detailed parking analysis to determine the
specific parking needs, particularly in context of expanding the water-based activity centers.

Specific recommendations include:

*  Waterfront Pedestrian Connectivity Project — From an economic development perspective, the
vision of this area should focus and expand the role of the downtown/water front area. Having a
completed pedestrian walkway improves connectivity of the tourism/recreational assets on the
waterfront (Map 8-2, A, D, E). With that said, the Town should enhance signage to promote
pedestrian connectivity between Water and Court Street. Further, the recommendation of enabling
redevelopment of frontage lots along School Street to better connect the Burial Hill Cemetery to
Court and Water Streets should receive some attention. Incorporating complete streets and
pedestrian connectivity should encourage the activation of side alley connections by working with
property owners to make these pedestrian connections and streetscape/sidewalks along side streets
more inviting to pedestrians. This initiative can create a walkable downtown atmosphere that can
avoid traffic congestion and provide a complete waterfront experience where local residents and
tourist can utilize all the assets within this area.

= Parking /Commercial Development Strategy— Parking availability and cost has become an issue
throughout the downtown area. Similar to the recommendations in North Plymouth, the Foundation
and planning department should consider implementation of a DIF district for the
waterfront/downtown area to assist in the cost of new structured parking areas (Map 8-2, B).
Parking area expansion will offer other opportunities for development use, such as, encouraging
commercial conversion along side streets by enabling businesses in these areas and encouraging
infill development up to the street.

= Cowork/Entrepreneurial Feasibility — Explore the feasibility to use 11 Lincoln Street as an
entreprencurial development center that houses the Town’s entrepreneurial development efforts
and offers co-work and shared office space (Map 8-2, F).

3. Manomet/Entergy

The Manomet subarea generally is a residential area of Plymouth with limited commercial activity,
primarily focused around the intersection of Route 3A/State Road and Manomet Point Road and along
White Horse Beach. Given the continued growth of Colony Place as a super-regional retail market, some
retail operations in the area have struggled to compete. However, the Manomet area serves as a
neighborhood-scale marketplace that serves both local residents as well as beach visitors during the season.
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At a base level, the Manomet area would be best served by enhancing and improving the neighborhood
village commercial concept, promoting businesses that offer convenience opportunities to residents and
tourists alike. At White Horse Beach, this means preservation and potential growth of tourist-friendly
opportunities (i.e. lodging, dining establishments, seasonal commercial businesses). At the State/Manomet
Point intersection, it means promoting a village development concept that encourages the assemblage and
reinvestment of State Street frontage properties that integrate commercial use with residential development
as part of a vertical mixed-use development (Map 8-3, A). Increasing the number of households in the area
will benefit the long-term sustainability of the area’s retail.

More strategically, RKG Associates was tasked with analyzing the market potential and fiscal impact of
new development on the 1,500 acres currently owned by Entergy (Map 8-3, B). As detailed in the
companion document crafted by BSC Group and RKG Associates, any new development on this land is
speculative at best, as Entergy has not indicated its intent to continue/maintain its Chapter 61 program or
preferred long-term ownership strategy for the land. However, the RKG/BSC analysis identified some
development concepts intended to balance the preservation of open space, maximize the economic
development value of the property, encourages new housing development, and create a high net-positive
fiscal benefit for the Town.

Highlights of those recommendations include [1] preserving existing park and historic sites on the property;
[2] encouraging employment-based economic development on the remaining developable land to the east
side of 3A; [3] creating a destination event/lodging facility at the peak of the hill; [4] encouraging a small-
scale traditional neighborhood design development along the footpath at the ridgeline; and [5] preserving
most of the land west of 3A, integrating eco-tourism opportunities that take advantage of the topography
(i.e. a ropes course). This concept provides a balance of preservation, economic development, and fiscal
sustainability

Specific recommendations include:

= Manomet Village Center Concept — This site is known for residential development with limited
commercial activity. Majority of the retail operations in the area have struggled to compete due to
robust activity that occurs at Colony Place. The town should consider promoting a village-scale
redevelopment strategy at the State Street/Manomet Point intersection (Map 8-3, A). A key
component to this effort should be considered by rezoning the land to accommodate the sites master
plan resulting from this intersection.

* Entergy Development — The 1,500 acres owned by Entergy has not indicated its intent to
continue/maintain its Chapter 61 program or preferred long-term ownership strategy for the land.
To this regard, it is recommended that the Town’s Planning Director and the Foundation’s
Executive Director work with Entergy to create a long-term strategy for the site. Further, the Town
should retain focus on balancing preservation, job creation, housing development, and fiscal
enhancement for future use of the Entergy property.

=  White Horse Beach Tourism Initiative — Implementation of a village center at the intersection
would likely enhance tourism initiatives along White Horse Beach. As of now, there aren’t any
public facilities that can cater to local residents or beach visitors during the season (Map 8-3, C).
Preserving White Horse Beach and resolving property boundary lines can potentially present
opportunities for lodging, entertainment, dining establishments, and initiate development for
seasonal commercial businesses.
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4. Exits 6/7

Exits 6 and 7 are the northern gateway for most travelers into Plymouth, whether coming from the north or
from the west (Route 44). The area currently hosts the Town’s largest industrial park as well as the super-
regional retail center, Colony Place. This area has become the most substantial economic center within
Plymouth.

From an industrial perspective, preserving and expanding the production-based economy in the area should
be the Town’s focus (Map 8-4, D). There is some undeveloped (and underdeveloped) parcels in the
industrial park, creating opportunities for additional business growth (Map 8-4, E). The Foundation should
interact with the quarry operator to determine the future expansion/repurposing of the currently undisturbed
land between Route 44 and the Kingston line (Map 8-4, A). Similarly, the Foundation should seek to open
the development potential of the few remaining parcels in/abutting the park. For example, repurposing the
Park and Ride lot for production-based activity should be explored (Map 8-4, B). The Town should revisit
the park’s zoning to encourage complementary infill development (i.e. dining and personal services) and
on-site expansion. Simply put, the park is not developed efficiently, and additional activity could—and
should—be promoted.

From a retail perspective, the Colony Place development and the Cranberry Crescent development abutting
it have become the Town’s and South Shore’s retail destination (Map 8-4, C). However, the current layout
has similar inefficiencies as the industrial park. Currently undeveloped land bays should be allowed to
incorporate vertically mixed-use development that incorporates the by-right commercial space with upper-
level residential space. Long term, the Town should work with the property owner to infill large parking
fields with a town-center concept that incorporates parking structures. Like the Cordage and downtown
recommendations, the Town should consider a DIF to help alleviate structured parking costs to meet this
vision.

It is important to note these recommendations are intended to augment the by-right commercial capacity of
Colony Place, Cranberry Crescent and the industrial park. It is not intended to replace the commercial
capacity. Simply put, the Town has too little land zoned for non-residential development. All efforts should
be made to expand capacity of existing land zoned for non-residential use, identify additional development
areas for non-residential use, and allow residential development to diversify the Town’s housing stock while
incenting the development of additional commercial space as part of a vertically mixed-use program.

Specific recommendations include:

* Industrial Redevelopment/Infill/Expansion — This opportunity area offers the Town’s largest
industrial park as well as the super-regional center, Colony Place. The recommendation for the
Industrial Park sites should involve reconfiguring of industrial zoning to increase land capacity
with great FARs. Further, this strategy can encourage on-site expansion in coordination with
connecting businesses and residents to the sewer system (Map 8-4, A, D). Integrating business
recruitment strategies with new office/flex space development strategies should be taken into
account. With that said, there is some undeveloped/undisturbed land between Route 44 and the
Kingston line as well as Armstrong Road that has the potential for expansion. Additionally, working
with property owners to ensure access to road, water, and sewer connectivity can support the
initiative of tying additional capacity to minimum connection standards.
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» Live/Shop Infill Strategy — The Colony Place development and the Cranberry Crescent
development have become the Town’s and South Shore’s retail destination. The current lay out of
the opportunity area has inefficiencies involving low concentration of residential development
(Map 8-4, C). Efforts to incorporate housing options with the regional retail power center should
be the Town’s focus. Refining existing inclusionary zoning policy for the vertical mixed-use zone
can potentially ensure price diversity for new workforce households. Additionally, the goal for this
site should allow building heights of 72 feet in Colony Place/Cranberry Crescent and Samoset
Street west of Exit 6.

5. Exit 5

The exit 5 areas, particularly to the west/south of Route 3 is a substantial but smaller commercial center for
Plymouth. The area is anchored by The Grove at Plymouth, a large retail power center. There is a small,
but dynamic industrial park located to the south of The Grove along Camelot Drive (Map 8-5, C). The Exit
5 area also has a substantial public use presence including a water treatment facility, the Plymouth County
correctional facility and sheriff’s office, and the County district court (north/east side of Route 3).

From a retail perspective, The Grove at Plymouth has not remained competitive within the regional
marketplace, having vacancy in a few of its big-box spaces (Map 8-5, A). As the retail analysis indicated,
Plymouth is over-retailed, and the critical mass for consumerism has shifted to Colony Place. To this point,
there is an economic development opportunity to repurpose The Grove at Plymouth into a life-work town
center concept. Unlike Colony Place/Cranberry Crescent, the recommendation for this area would be the
phased redevelopment of portions of the site to accommodate new multifamily residential development as
well as new office and office/flex space. Development could be vertically or horizontally integrated,
depending on the type of non-residential development being proposed. As with the previous section,
integrating residential development into The Grove is not intended to displace non-residential capacity, but
rather augment it.

The Exit 5 area also has noticeable amount of undeveloped land, particularly along Long Pond Road to the
south of The Grove (Map 8-5, D). This area is well suited for expanding the Town’s non-residential land
base, particularly for expanding production-based businesses. Plymouth County also owns a large parcel
to the north/east of Route 3, located between the district court and Route 3 (Map 8-5, B). This land also
would be appropriate for new non-residential development. Coordination with the County on the
current/future use of this land should be considered.

Specific recommendations include:

» The Grove Live/Work Concept — This opportunity area that is known as one of the Town’s large
retail power centers, has experienced vacancy in a few of its big-box spaces. Rezoning The Grove
At Plymouth to accommodate mixed-use, live-work town center development while maintaining
the existing non-residential development capacity can help increase the competitiveness within the
regional marketplace (Map 8-1, A). Overall, the Town of Plymouth is over-retailed where a high
concentration of consumerism has shifted to Colony Place. The goal for this area should be to
accommodate new multifamily residential development as well as new office and office/flex space.
From an economic development perspective, implementing a live-work concept can lead to
business expansion, increase job opportunities, and other redevelopment efforts, such as, the
consideration of a DIF district on the south/west side of Route 3.
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= County Non-Residential Project — Plymouth County owns the County Farm to the north/east of
Route 3, located between the district and Route 3 (Map 8-5, B). The recommendation for this site
involves working with the County to identify excess land that can be put back into non-residential
use, potentially a land-lease strategy.

= Industrial Park Stabilization/Commercial Development Expansion — This site has a dynamic
industrial park, which includes the waste water treatment plant, located to the south of The Grove
along Camelot Drive. Stabilization and expanding the business production based economic
development site should be a priority (Map 8-5, C). In fact, there is a noticeable amount of vacant
undevelopable land, particularly along Long Pond Road that can support this initiative. Allowing
72-foot heights and rezoning vacant land adjacent to the commercial development can lead to other
redevelopment efforts overall throughout the opportunity area (Map 8-5, D).

6. Exit 3

Exit 3 is the primary gateway to the Pinehills community (east of Route 3) and Redbrook/Make Peace (west
of Route 3) communities. It also serves as a primary connector point for some of Plymouth’s tourism
destinations including Miles Standish park, Waverly Oaks Golf Club, Crosswinds Golf Club, and Old
Sandwich Golf Club. Currently, the area is served by a small commercial cluster at the entrance to the
Pinehills community. While additional non-residential development is programmed for the Pinehills
community, there has been little new activity since the initial development on Pinehills Drive.

From an economic development perspective, the Exit 3 area is best suited for additional production-based
growth, targeting smaller-scale office flex and cottage-scale production businesses. There are substantial
land assets located on either side of Route 3 suitable for this development particularly along Long Pond
Road (Map 8-6, A). Creating the regulatory environment to develop a corporate park scale development
(potentially with a live-work component) would activate this area while controlling the scale and
development intensity to a scale consistent with the recent community investments.

It is RKGs understanding that implementation of this concept may require removing land currently placed
in permanent conservation. The use of land swaps, though not common, are legal within Massachusetts.
Given the Town’s goal to cluster new development to reduce the cost of services and increase government
efficiency, identifying areas less economically viable to place into conservation serves multiple purposes
for the Town. Instituting the state’s requirement of a 2 to 1 ratio for land swapping benefits both economic
development and conservation efforts. The former benefits by getting land appropriate for new growth
back into the marketplace. The latter benefits by increasing the net amount of conserved land in the Town.

From a tourism perspective, there is substantial opportunity to create a stronger outdoor recreation cluster
in Miles Standish park (Map 8-6, B). Amenities ranging from ropes courses to climbing walls to frisbee
golf courses easily can be accommodated within the park. Locating them near other outdoor recreation
venues already in the park (particularly camping and cabins) is a logical approach to increasing the number
of destination tourism venues. As noted earlier in the process, increasing activities that appeal to families
complements the historic and passive venues in Plymouth.
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Specific recommendations include:

* Corporate Park Development — The Town of Plymouth has the potential of creating a regulatory
environment to propose a corporate park scale development that includes a work-live component.
Specifically, the Exit 3 area is best economically viable for additional production-based growth
along Long Pond Road (Map 8-6, A). Rezoning land at Exit 3 interchange can accommodate new
office/flex, and light production. In terms of the Town’s goal to cluster new development to reduce
the cost of services, identifying land suitable for land swap in areas of the Town that are less
appropriate for economic development activity should be a priority. Ultimately, creating a land
sway policy for conservation land that requires greater conservation commitment from the swap
would be complementary towards this effort.

= Recreation/Tourism Development — Overall, this opportunity area has great potential to increase
the number of destination tourism venues in Plymouth at Miles Standish Park as well as two vacant
on the east and west sides of Route 3 near the Exit 3 interchange. Working with the Commonwealth
to test feasibility of a state of the art outdoor recreation complex in Miles Standish Park can support
this effort. Exit 3 serves as a primary connector point for some Plymouth’s tourism destinations as
well as the primary gateway to Pinehills. The Town has 365 ponds, with few activated for
recreational/tourism use. Creating a hub for outdoor enthusiasts at a highly accessible and visible
location could be the initial effort to create a more coordinated recreation/tourism strategy.

7. Exit 2

The market potential for Exit 2 is similar to the Exit 3 area. There is a small commercial and production-
based business cluster on the east side of Route 3 focused around the Shaw’s shopping center and the
industrial uses along Hedges Pond Road (Map 8-7, A). The Foundation has been active on a parcel they
own in this area to attract new production-based employment. From an economic development perspective,
this area has the potential to attract additional smaller-scale employment generating uses.

There is a cranberry bog, gravel company, and large undeveloped parcel (not including the Foundation
parcel) located north of Exit 2 along Hedges Pond Road (Map 8-7, B). This collective area has much greater
tax revenue/employment creation potential than the current uses. Working with the existing property
owners to identify redevelopment potential should be a priority. As with Exit 3, any land in this area
currently in conservation will require a land swap (unless it is a water well). The Exit 2 area is a logical
location to consider a DIF, as it generally is undeveloped and can benefit from a strategic, comprehensive
village plan.

Specific recommendations include:

=  Shaw Employment Center — Similar to the Exit 3 opportunity area, the Town should continue to
pursue and attract new production-based employment. The boundaries identified by the consultant
and Foundation focus on the areas surrounding the Shaw shopping center and the industrial uses
along Hedges Pond Road (Map 8-7, A). Further, the Foundation has been active on a parcel they
own in this area. From an economic perspective, attracting additional smaller-scale employment
generating uses gives the area opportunities to enhance the existing small commercial and
production-business cluster on the east side of Route 3.
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8.

Hedge Road Nonresidential Concept — Ultimately, the goal for this area is to work with property
owners to determine short- and long-term investment strategies for large parcels suited for non-
residential development. Specifically, rezoning target parcels to accommodate new non-residential
development should be a priority. Currently, the site includes a cranberry bog, gravel company, and
large undeveloped parcels. Creating a land swap policy for conservation land that requires greater
conservation commitment from the swap should be considered. Simply put, this collective area has
much greater tax revenue/employment creation potential than the current uses.

Future Economic Development Site — The White Cliffs Golf Course is in a strong and
economically viable location for future development. In the proximity of the Exit 2 interchange,
this site offers visibility and efficient site access for employment generation and tourism-based
businesses (Map 8-7, C). This consideration of long-term economic development potential can
present opportunities for future residential and nonresidential development. This future economic
development site would be complimentary to the initiative of the Shaw Employment Center as well
as the Hedge Road Nonresidential Concept.

Former Campsite Location

Throughout the strategic planning process, discussion took place about the former campsite area off Bourne
Road near Highway 25 adjacent to the Sandy Pond Campground and the Atlantic Country Club as a
potential economic development area. By RKG’s analysis, the site in question has more than 2,200 parcels
over 500 acres. Based on an analysis of the area, this site is not—and likely will never be—appropriate for
economic development purposes. Here are the primary reasons for this conclusion:

Ownership — At a base level, it is well established that ownership records for this area is uncertain.
The cost to clear the title for all these properties was reported to be substantial (an actual number
has not been calculated). Even if ownership could be resolved in a cost-effective manner, the
likelihood of acquiring all the parcels at this point would be daunting, and very expensive.

Location — The campsite is located in a very remote part of the Town, with poor transportation,
infrastructure, and utility access. From a competitive perspective, this location would be inferior
to most any ‘pad ready’ site in the region.

Access — Despite straddling Highway 25 as it enters Bourne Township, the site in question is not
served with a direct interchange. Similar to the previous points, the cost to provide direct access to
Highway 25 would be substantial. There are several locations with Plymouth that already have
good access to Route 3 with little or no road enhancements.

Cost — Cumulatively, the costs to address the previous challenges would be substantial to the Town.
Given the goals to enhance the community’s fiscal sustainability, embarking on the cost required
to make this site competitive within the regional economic development marketplace would be
unwise at best, irresponsible at worst. In short, and revenue recovery from any acquisition and/or
fiscal enhancements almost certainly would not recover the costs needed to activate the site.

The campsite location would be much better utilized as a ‘receiver’ location for the transfer of conservation
commitments for those locations which would better serve the Town’s economic and fiscal needs. A more
detailed discussion of that concept and the replacement requirements is in Chapter 8.
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On May 30, 2017, at 9:30 AM, Harper, Lynn (FWE ) <lynn.harper@state.ma.us> wrote:

Hi, Matt,

That area was mapped in the 2008 version of the Priority Habitat of Rare Species maps for Eastern Box
Turtle (Special Concern). In the draft map of Priority Habitat thatis out for public comment through June
3rd, we have chosen not to regulate that site, because for many Special Concern species, we don’t
regulate populations we don’t consider to be truly viable.

That's a long way of saying none of the Entergy property will be mapped as Priority Habitat and
therefore regulated under MESA in the up-to-date version of the Priority Habitat map we expect to put
out later this year (with the caveat that the Priority Habitat map may change as a result of public
comment, and that publication of the updated map may be delayed for reasons beyond our control).

That's only the regulatory end of things, however. In terms of the overall biodiversity picture, however,
we do still consider the Entergy property to have habitat for Eastern Box Turtle, as well as for Eastern
Whip-poor-will (Special Concern; it wasn’t even listed under MESA at the time of the 2008 Priority
Habitat map). So, for example, if the Town applied for a LAND grant for the property, we would provide
a comment letter saying the property has habitat for Eastern Box Turtle and Eastern Whip-poor-will
(depending on what part of the property would be conserved). On the other hand, if someone were to
propose developing subdivisions on the property, Natural Heritage would not regulate such
development under MESA, at least at this moment.

As for what else you could survey for on the site, obviously you can look for more Eastern Box Turtles or
Eastern Whip-poor-wills. The property is not likely to have the sort of rare species richness the pitch
pine-scrub oak barrens of Myles Standish State Forest have, nor does it have any ponds that might be
coastal plain ponds, with all their rare plants and damselflies. There is a little pond west of the ballfield
on White Horse Road; it would be worth looking there for plants and damselflies. It would also be worth
walking the north-south powerline to look for rare plants (Liatris? Aristida purpurascens? Panicum
rigidulum ssp. pubescens? Lycopodiella alopecuroides? There could be others). The closed-canopy forest
that covers most of the property probably doesn’t have anything in the way of rare plants, but feel free
to prove me wrong!

Lynn

Lynn Harper

Habitat Protection Specialist

Natural Heritage & Endangered Species Program
Massachusetts Division of Fisheries & Wildlife

1 Rabbit Hill Road, Westhorough, MA 01581

p: (508) 389-6351 | f: (508) 389-7890
mass.gov/masswildlife | facebook.com/masswildlife
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From: Creighton, Matthew T. [mailto:mcreighton@bscgroup.com]
Sent: Friday, May 26, 2017 1:51 PM

To: Harper, Lynn (FWE); DGould @townhall.plymouth.ma.us

Cc: Fasser, Jef

Subject: Town of Plymouth

Hi Lynn,

BSC recently had a meeting regarding the Entergy Land with the Town of Plymouth to discuss protection
of various resource areas and potential economic strategies for the property. The Town’s Marine and
Environmental Affairs Director, David Gould was at the meeting (CCed on this email) and said he had
spoken with you recently about updating maps for this property. We were hoping you would be able to
provide information on what species is mapped on the southeastern portion of the property? lam
conducting field evaluations of the site from an ecological/habitat/historic standpoint and any
information you provide would help me look for potential habitat or species, while in the field. This
information would be used by the Town when considering purchasing/developing/protecting the area. |
have attached a map showing the area of mapped habitat within the property boundary.

| know in the past Heritage has provided this type of information free of charge to other Town’s we have
worked with and ask if you would be able to do the same here. Please let me know if you have any
questions or need additional information.

Sincerely,

Matt Creighton

Matthew Creighton, PWS | Associate / Wetland Scientist

BSC Group
349 Route 28, Unit D | West Yarmouth | MA 02673
direct | ¢ |

ASSOCIATES INC



Town of Plymouth Economic Development Strategy
Plymouth, Massachusetts

June 2018

June 19, 2017 The Commonwealth of Massachusetts
William Francis Galvin, Secretary of the Commonwealth

Robin Carver ; . ..
Town Planner Massachusetts Historical Commission
Plymouth Planning & Development Department

Town of Plymouth

11 Lincoln Street
Plymouth, MA 02360

RE: Town of Plymouth Entergy Site, State Road, Powerhouse Road, Rocky Hill Road, Plymouth, MA.
MHC #RC.62532.

Dear Ms. Carver:

Staff of the Massachusetts Historical Commission (MHC) have reviewed the Project Notification Form (PNF)
submitted by BSC Group, Inc., for the property referenced above.

The PNF indicates that no new construction is proposed within the property at this time. If new construction requires
state and/or federal funding, licensing, permits or approvals, then separate PNFs should be submitted to the MHC
for each project. The MHC encourages consultation with this office as project planning proceeds to assist to avoid,
minimize or mitigate adverse effects to significant historic and archaeological resources.

Review of the Inventory of Historic and Archaeological Assets of the Commonwealth indicates that the property
includes several recorded resources, including the Cleft Rock (MHC # PLY. 936) and the Manomet Site (19-PL-68;
PLY.HA.59). Rocky Hill Road is noted in historical documents as following the route of a colonial period Native
American trail through the Pine Hills’/Manomet Highlands. The MHC would appreciate receiving additional
information on the old farmhouse foundation referenced in the PNF.

These sites were identified during the 1974 archacological survey for the Pilgrim Nuclear Power Station and have
been more recently referenced in the 2007 Pilgrim Environmental Impact Statement. Information included in the
MEHC’s files for these sites and the 1974 archaeological survey is incomplete. The 1974 archaeological survey
appears to have been conducted for only a portion of the property referenced in the PNF.

Undisturbed portions of the property are archaeologically sensitive. This archaeological sensitivity is primarily due
to environmental setting, with areas of level, well-drained soils in proximity to the wetlands and water resources of
Cape Cod Bay, as well as upland areas in proximity to transportation corridors, favorable for ancient and historic
period land use and occupation. Evidence of ancient and historic period Native American-activities, and colonial period
agricultural, industrial and residential activities, may be present within undisturbed porticits ‘of the property.

These comments are offered to assist in compliance with Massachusetts General Law, Chapter 9, Sections 26-27C
(950 CMR 71). Please contact me if you have any questions.

rS_in_g_erely,

Jonéi‘han K. Patton
Staff Archaeologist/Preservation Planner
Massachusetts Historical Commission

Xc: Matthew Creighton, BSC Group, Inc.
Plymouth Historical Commission

220 Morrissey Boulevard, Boston, Massachusetts 02125
(617) 727-8470 » Fax: (617) 727-5128
www.sec.state.ma.us/mhc
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