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EXECUTIVE SUMMARY
Yarmouth’s Route 28
Yarmouth’s commercial corridor along Route 28 requires revitalization. With
limited resources and difficult economic conditions, the town must find opportunities for revitalization that share risks and responsibilities between the town and
the private sector. Those opportunities will have the greatest potential and impact
where the partnership is supported with public and private ownership of property
and infrastructure. This plan suggests that opportunity exists. That opportunity
occurs at a particular confluence of marine activities, natural coastal resources,
general recreation and a mix of commercial and residential uses that represent all
that defines Cape Cod - and a unique destination in Yarmouth.
What is the purpose of this plan?
The purpose of this plan is to provide information on conditions along Route 28
and based on that information propose a plan for revitalization of the corridor.
The scope of the study was four-fold:
•

Compile a list from the town’s GIS and Assessors records of all the properties
fronting on Route 28 in Yarmouth and catalog the existing developed conditions along the Route 28 corridor;
• Calculate a potential build-out under existing conditions for properties fronting on Route 28;
• Determine commercial and residential real estate and market conditions that
will inform the town about the potential for redevelopment and revitalization
of the properties;
• Provide recommendations for a better means to implement redevelopment
projects and plans by amending local regulations and entitlement processes.
The team of the Cecil Group, a firm specializing in design, town planning and
redevelopment planning, and FXM Associates, an economic development and
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market analysis specialty firm, completed the
study and developed the plan for revitalization
with the overview and support of the Town of
Yarmouth’s Planning Board and Community
Development Office, the Cape Cod Commission
staff, and the many people who participated in
the interviews and public meetings.
During the course of the study and based on the
findings of the consultant team, a recommendation was made to better position the Route 28
corridor for a future, near- to mid-term revitalization. As a first step, the plan recommends
concentration of efforts and resources to create a unique destination that highlights
the character, qualities, and attractiveness of Yarmouth. The focus is on an area with
an unusual confluence of public and private lands, where large public properties
and beaches are interspersed among privately-run accommodations and visitor attractions along Parker’s River, Route 28 and South Shore Drive. Implementation
requires new public facilities and private redevelopment that add more destination
venues and lengthen the season for visitors and tourists. The concept is called the
Yarmouth Center and South Shore Drive District.
These recommendations evolved from the study’s findings.
Key Findings
As a regional highway linking all the Cape towns, Route 28 reaches east to west across
the southern side of Yarmouth. It is almost fully developed with a majority of the uses
and activities intended for tourists and visitors, such as hotels, motels, restaurants,
and recreation centers. There are some limited opportunities on the route to catch
glimpses of salt marshes, estuaries and history interspersed between the commercial
buildings, to remind the passer-by of the town’s coastal, Cape Cod heritage.
There are also signs of change along
the Route 28 corridor. A few new businesses and new development projects
have been completed or are in the
permitting process. At the same time,
new infrastructure projects to improve
environmental and travel conditions
are being advanced by the town. These
important infrastructure projects
are the Route 28 transportation improvement study and comprehensive
wastewater management project. The

Yarmouth Route 28 Market Analysis

2

The Cecil Group • FXM Associates

highway plans are to improve congestion and flow along the route. The wastewater
management plan is being designed to meet the state’s nutrient loading standards
particularly for coastal embayments. The wastewater management projects are
proposed to be phased to manage costs while servicing critical areas.
However, there are also vacancies in commercial buildings; beyond the seasonal
restrictions for tourist and recreational businesses. Conditions along the Route 28
corridor include heavy seasonal traffic, inconsistent development conditions, and
old structures, many of which are not well suited to current office uses and retail
businesses. As discovered in this study, there are also indicators that demand for
development along Route 28 will not be driven by regional growth as it has been
in the past decades:
•

•

Analysis of population and employment data for Cape Cod (Barnstable
County) overall, as well as for the Town of Yarmouth, show a dramatic change
in the long term pattern of population and employment growth from what
previously characterized Cape Cod since the 1970s. Since 2002/2003 – well
before the recent real estate market downturn and overall economic recession – the population and employment have been declining. The declines
in population spread across demographic groups and employment in most
industry sectors – including industries using office, retail and other general
commercial space. Seasonal demand is also flat or declining as evidenced by
full- and part-time employment declines in tourist-serving industries, flat hotel
tax revenues, and tourism counts.
While it is not possible to determine within the limitations of this assignment
whether these population and employment losses are indicative of long term
systemic market changes or represent a shorter period of decline that will
later reverse, for the foreseeable future it will be prudent to assume that there
will be limited demand for net new market rate housing units or commercial
space. New development will compete for shares of existing demand rather
than growth new to Cape Cod.
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•

The limited regional demand for any new uses is spread among all the Cape's
communities and existing space along Yarmouth's Route 28 corridor does not
now have a clear locational, cost or other advantage to capture replacement or
limited new demand;
• In order to compete for development that could support additional property
taxes, or even to maintain the current tax base of commercial uses along
Route 28, a combination of innovative public and private sector initiatives is
warranted. Specifically, new development must be different from the current
pattern of strip uses and must feature alternatives that are at least as attractive
as those that may emerge elsewhere on Cape Cod – including more walkable
environments, consolidation of vehicular turn-ins and outs that could improve
traffic flow (now a significant deterrent to the resident and tourist market use
of Route 28), a more efficient and denser agglomeration of commercial uses,
and more creative built spaces that can integrate attractive natural and other
physical features.
• Without intervention, conditions could deteriorate and further erode the
marginal business and real estate environment.
The town has not been idle in the face of these conditions and has made recent
attempts to support and encourage redevelopment:
•

Yarmouth Route 28 Market Analysis

The existing regulations show that the town has been proactive in attempting
to provide a comprehensive and supportive environment for development and
redevelopment. The build-out potential under existing zoning is significant.
Economic and redevelopment incentives such as the Growth Incentive Zone,
the Economic Centers designation, Hotel/Motel Overlay bylaw and the
ROAD Overlay bylaw have all provided local means to improve properties.
At the same time, regional regulatory reviews under the Cape Cod Commission have been clearly shown as supportive of local economic development
initiatives. Consequently, the regulatory and entitlement process is not seen
as significantly or adversely impacting the development potential.
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•

The town is proposing significant improvements to the road and sewer infrastructure
on Route 28. These projects are being
designed to be supportive to future commercial, residential and recreational development projects that meet the town’s zoning
bylaws.
• The town is also in the process of undertaking
a significant project at the Town property on
Parker’s River at the former drive-in, which
will support an increased level of activity and
create a unique destination and regional attraction on Route 28.
However as noted, the town’s recent demographic conditions and real estate market trends
do not support a significant change in the
corridor as a whole. In fact, the demographic
and economic market conditions appear to be
deteriorating and could reduce the possibility
for significant revitalization along the corridor.
What then is the best course of action?
Recommendations
Yarmouth must aggressively pursue actions
that position the town for the next phase of its
history as a Cape Cod community known as a
destination for tourism and visitors, including
town residents. The town must highlight its
unique characteristics and opportunities and
package them in ways that exceed expectations
of the markets.
Based on these findings made by the consultant
team, a special recommendation was made to
better position the Route 28 corridor for a future, near- to mid-term revitalization. This plan
recommends concentrating efforts on recreating
a center for attractions and uses that reinforces
all that identifies the character of Yarmouth as a
Cape Cod community. This plan recommends
an approach that is unique because of the unusual set of circumstances found within the center
of the Route 28 corridor. The plan proposes to:
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•

•

•

•
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Concentrate current revitalization efforts at the center of the Route 28 corridor
where both the town and private interests happen to hold large, key properties
that could change in the near term. The public properties include the former
drive-in at Parkers River proposed for the town marina, and the town beaches
on Shore Drive which happen to lie a short distance away. Surrounding and
near to these public sites are large commercial properties with enough size for
potential redevelopment. There are ten different properties over three aces
in size with a cumulative area of about 75 acres along the Route 28 corridor
section, which could add to the mix of development within this proposed
district. These properties include the Zooquarium, Pirate’s Cove, office space,
Gull Wing Suites, Country Cabins and Pine Knot Cabins, mixed use development, outdoor sports facilities, and restaurants, which together provide a base
for creating a stronger destination area for tourists and visitors.
Highlight the coastal resources wetlands, rivers and beaches, found in this area
through improvements to public property and roads to restore the corridor’s
visual and physical connection to the Cape’s natural history and the coast.
Parker’s River, Swan Pond, Crowell Pond, the Sound and the Bass River frame
the district. Improving connections entails completing a marina area plan,
improving access to the Parker River north of Route 28, and reconstructing
the Route 28 bridge over Parker’s River. The Town also owns five waterfront/
beach properties on South Shore Drive, which provide access to the Sound.
Advance planned public infrastructure projects; including highway improvements, new sewers, and the marina area plan that encourage private redevelopment along the corridor and on the waterfront. Public property improvements
have been shown to generate private investment, such as in Falmouth where
$2 million in streetscape investment on Main Street resulted in $16 million
in redevelopment projects;
Establish partnerships with land owners and developers with supporting land
use and development regulations and public-private agreements that share
participation in revitalization; where the private interests invest in revitalization
plans that meet town goals and the town provides the supporting regulations and
infrastructure improvements. The limited resources available to the Town and
the difficulties with private development in the current climate require that the
public sector assist private sector through incentives and facilitation, and that the
private sector commit to redevelopment in line with the public planning goals.
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Illustration 1: Proposed Central and South Shore District
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How would this overall plan be accomplished?
Implementation Steps
This plan is proposed to be implemented through both public programs and private
resources. The major public elements in the Route 28 implementation plan are;
creation of the Central and South Shore District, completing public property and
infrastructure improvements, adopting regulations to support private redevelopment, and adopting other programs for all sections of Route 28.
The key public programs are:
• Constructing highway and bridge improvements for better mobility and accessibility and reducing congestion;
• Adding streetscape and beautification projects along Route 28 with a palette
of materials and elements that establish a unique Yarmouth identity;
• Extending wastewater infrastructure improvements to the area to allow improvements to private property;
• Implementing the GIZ Phase II, repositioning the Economic Centers district
over the area, and rezoning for simpler permitting;
• Mitigating potential growth through rezoning of other Business zoned properties adjacent to the corridor to residential zoning districts in keeping with the
existing use of those areas; and,
• Consideration of District Improvement and I-Cubed infrastructure financing
mechanisms to create public infrastructure supporting revitalization.
The key private development efforts are to make investments and improvements
in private properties that support the concept. The key private actions are to:
•
•
•

Aggregate properties so that a more complete district is created;
Provide additional market research to determine the highest value mix of uses;
Propose new construction with high quality projects following the Cape Cod
Commission’s design guidelines.
In addition, to maintain a consistent quality along the whole Route 28 corridor,
other programs involving both the public and private sectors are recommended:
•
•
•
•
•
•
•

Provide a Façade Improvement Program with public grants or loans to private
property owners;
Create a Streetscape Improvement Plan to improve esthetic qualities of the
public land in the right of way;
Redevelop the MacArthur School and adjacent town property starting with a
Request For Developer Proposals;
Obtain multiple tax credits (New Market, Historic, Energy) to reduce development costs;
Establish a Local Main Street program with town-wide resources;
Create a Business Improvement District to be run by local businesses;
Consider adoption of one of the other zoning options such as the state’s c.40R
or c.43D zoning.
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Illustration 2: Yarmouth, 1871
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I. INTRODUCTION
The Town of Yarmouth relies on Route 28 for much of its commercial vitality and
access to the neighboring communities, recreation, and civic activities. The Town
wants to improve the corridor with sustainable, market-based development. The
community has promoted significant changes in local design guidelines, zoning and
Cape Cod Commission criteria and specified many of the desired improvements.
To better position the town for successful redevelopment, the real estate market
conditions and actual development opportunities must be better understood to
help advance revitalization.
Village and commercial centers were historically geographic features found intermittently along a travel corridor (see Illustration 2. Yarmouth, 1871), rather than
continuous commercial development, which most planners define as ‘sprawl.’ This
remains a key consideration in Yarmouth - how does the town support revitalization
that refocuses commercial development along the corridor with a sense of progression
and distinction of character complementary to the community, while encouraging
private property investments and upgrades. Success in this effort will come from
many different actions and people marshaled by a pragmatic vision of the future
that also highlights the unique aspects of Yarmouth under a supportive regulatory
environment that leads to successful reinvestment and make them come alive in a
genuine sense of place.
‘Sense of place’ is a term that implies the many qualities that uniquely identify a
location. A genuine sense of place does not come from a standardized recipe for land
use, or even from the possibly marvelous architecture and design that are successful in
other climates and different cultures. Yarmouth will create a sense of place from the
unique aspects of its own history as a community and the regional history of the Cape.
One idea that will be held is that innovation and new concepts must be integrated
with the historical and natural environment. Probably nowhere else are natural
resources so closely aligned with healthy communities as on the Cape. With
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groundwater recharge areas lying under the town, and with important surface water resources such as Parker River, Bass River, coastal beaches, and even the open
vistas, the preservation and protection of these resources must be considered in the
program of change. However, these resources should also be seen as an opportunity
to define the real Yarmouth.
The market forces and fluctuating conditions will also be important in the success of any project. Understanding the real estate and consumer markets informs
us on the realistic opportunities for mixed use, retail, hospitality, office space and
other development that can add to the Yarmouth tax base. Long-term trends in
population, employment, income, purchasing power, retail sales, year round and
seasonal housing, tourism, and other market considerations affect choices by property owners and developers. Consideration must also be given to activities taking
place in adjacent communities, including the type, scale, and timing of pending
and proposed new development and revitalization projects.
Any regulations and guidelines which the town adopts will become a strong message
that helps the development community understand what type of change is desired
and realize where the risk is minimized because of the support of the community.
Recently, the town has been proactive in the permit process and highly supportive
of reasonable regulations that allow appropriate development to proceed. The best
regulatory approach is to continue to specify the options for land use and a design
approach which will create a town center.
The most successful and effective projects will be those where the property owners
and development community are leaders of the redevelopment plans. To accomplish
the serious change contemplated by this plan, there must be multiple properties
being improved in a coordinated fashion. In many communities this is accomplished
under the authorities provided to public redevelopment agencies. However, with
the particular fiscal and development conditions in Yarmouth, this plan endorses
a private redevelopment approach.

Yarmouth Route 28 Market Analysis

12

The Cecil Group • FXM Associates

Illustration 3: Yarmouth Route 28 Corridor Study Area
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II. METHODOLOGY
Work Plan
The purpose of this project is to promote sustainable, market-based redevelopment
along the Route 28 corridor. [See Illustration 3: Yarmouth Route 28 Corridor Study
Area] To accomplish this goal, the Town wants to define activity centers along the
corridor, create open space vistas that emphasize Yarmouth’s waterfront character,
and promote affordable housing, while coordinated with ongoing wastewater and
traffic planning under the direction of the Town’s Department of Public Works.
These coordinated efforts will help to promote investment and reinvestment
along Route 28 and will retain community character and the sense of location for
residents and visitors.
The plan builds on and incorporates elements of a number of past work including
the Bluestone Planning Group project, the Town’s Local Comprehensive Plan, and
the work carried out by the Old South Yarmouth Village Planning Committee.
To analyze existing conditions and to plan for the future, the Town issued a Request
for Proposals to:
•
•
•

Evaluate existing conditions;
Complete a market analysis of Yarmouth and its Route 28 Corridor;
Develop and analyze possible build-out scenarios (including anticipated
development potential , traffic generation and wastewater flow) based on
recommendations stemming from a market analysis of the Route 28 corridor;
• Provide zoning recommendations identifying boundaries and permitted uses; and
• Provide recommendations for implementation that coordinate the redevelopment with other town projects.
After reviewing a number of proposals, a selection committee comprised of Town
and Cape Cod Commission staff and volunteers from the Planning Board and
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Community and Economic Development Committee, selected
the Cecil Group (a planning and
design firm) and FXM Associates
(a market research firm) to perform
scope of service outlined below.
This committee continued to work
with the consultant, provided representation for each of the groups
and coordinated the efforts.
Scope of Work
The following is an outline of the scope of work agreed to for this study:
Evaluation of Existing Built Conditions - A land use inventory based on existing conditions was conducted to identify current conditions. A comparison of existing uses to
uses permitted under current zoning was done to identify the extent of non-conformity.
Evaluation of Maximum Build-out With Existing Zoning - A maximum build-out
analysis based on existing zoning was completed to determine build-out potential
under existing zoning. The build-out analysis includes measures of footprint and
overall building size, parking demands, trip generation, and wastewater calculations.
Market Analysis - The purpose of the market analysis was to identify realistic
opportunities and options for development. The market analysis helps the Town
to understand the dynamics of Route 28 as a trade area; inventory existing uses;
identify existing plans for reinvestment; identify impediments to reinvestment;
identify its customers and competition; identify niche markets; identify untapped
visitor markets utilizing existing data and research; identify appropriate mixed uses
for the Route 28 corridor; and to identify potential design improvements.

Yarmouth Route 28 Market Analysis
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The market analysis provided the Town with recommendations for retail, business,
and housing expansion and recruitment opportunities based on: ongoing planning
efforts; survey and focus group research; trade area demographics and lifestyle
analysis; analysis of non-local market segments (tourists, second homeowners,
workers); consumer behavior; competitiveness of existing stores inside and outside
of trade area; and retail mix analysis.
Potential Build-out Scenarios - Based on the market analysis, possible build-out
scenarios were analyzed. These scenarios anticipated development potential, traffic generation, wastewater flow, and various regional regulatory review scenarios.
Zoning Recommendations - Based on all of the above efforts, recommendations
were made regarding proposed zoning changes consistent with market and build-out
analyses, existing/proposed infrastructure constraints, and regulatory thresholds.
Zoning changes include: allowed/disallowed uses, boundaries of village/activity
centers, and adherence to design criteria.
Public Involvement - Public meetings and addresses were provided to allow input
from the general public and business community throughout this process.
Discovery and Updated Approach
Planning is often a process of discovery. A series of changes were made in the
direction of the study and the content of the implementation plan, influenced by
the results of the analyses performed for the study. These are the key elements and
ideas influencing this change:
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•

The overall market, not just in Yarmouth but on the Cape as a whole, is difficult and would not support the level of large-scale change needed to redirect
all of Route 28 in the near-term;
• There are short-term opportunities that were uncovered that could initiate
revitalization, coordinate with other community improvements, connect key
resource areas, and support the creation of a unique commercial, recreational
and civic center in Yarmouth.
Consequently, the plan recommends a more focused goal to create a central location that supports the community objectives based on realism from the market
conditions and a pragmatic approach with privately financed revitalization and
public funds focused on public infrastructure.

Yarmouth Route 28 Market Analysis
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III. BACKGROUND INFORMATION AND FINDINGS
This section presents the findings resulting from the background studies. Two of
the background studies for this project were a photographic land use inventory
and a build-out analysis, which were combined with the Town’s GIS and Assessors
databases for cross-referencing. The third background study was the market analysis.
A. The Land Use Inventory
A land use inventory is a snap shot of conditions at the time of the initial project
area review. With photos cross-referenced with property descriptions from the Assessors’ and town GIS files, the land use inventory included in this study shows the
current conditions as of 2009. The listings and photographic record are included
in the appendices (Appendix A).
The parcels included in the land use inventory were those with a Route 28 address
cross-referenced in both the GIS and Assessors records. Discrepancies between the
files; e.g., where the Assessors records did not match the GIS database were resolved
where possible or removed when the information did not exist in both databases
or could not be confirmed.
The land use inventory includes 282 parcels with about 471 acres of land area,
identified as upland area where indicated in the GIS and Assessors’ files. The uses of
the parcels include a full range of institutional, public, commercial and residential
uses. No industrial uses were found to be located on Route 28. Very few properties
(less than 2%) were found to be vacant, not including seasonal uses closed during
the inventory. The list of uses is as follows:
USE

NUMBER OF
PROPERTIES

PERCENT
OF TOTAL
NUMBER

ACREAGE
OF USE

PERCENT
OF TOTAL
ACRES

134

47.5%

114.1

22.7%

Motel and Condominium

52

18.4%

135.1

26.8%

Food Service

37

13.1%

33.9

6.7%

Public Land

23

8.1%

143.7

28.5%

Recreation Entertainment

11

3.9%

45.3

9.0%

Single Family House

10

3.5%

5.2

1.1%

Office

10

3.5%

18.6

3.7%

5

1.8%

7.0

1.4%

282

100%

504

100%

Retail and Service

Institution
Totals

The information indicates that:
•

The largest use of land by number of parcels and area is categorized as general
retail and service uses.
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•
•
•
•

The smallest use of land by number of parcels and area is categorized as office use.
Public lands are a significant portion of the corridor.
The number of food service uses is disproportionate to the land area, because
of small lots for these uses.
The number of recreational lots is disproportionate to the land area, because
of larger lots for these uses.

B. The Build-out Analyses
A build-out analysis is a means of determining the potential development under existing zoning. Under a typical methodology, the allowances for coverage and bulk are
used to create on a lot the shell of a building with a related building floor area. Adding
together the potential building floor areas for all lots provides a total build-out. Uses
of the building can be defined according to the existing use or to market information.
The objectives of the build-out analyses were:
•

Estimate maximum development that could occur under current zoning
regulations;
• Build on a combination of land uses that coincide with the Village Activity
Centers and commercial zoning district uses;
• Determine necessary parking area requirements to support build-out; and,
• Estimate demands and impacts of the uses for traffic generation and potable
water/wastewater flows.
The study area for this project is the length of Route 28 within the Town. A buildout analysis was completed for the corridor in several different ways.
•

•

•

•

Yarmouth Route 28 Market Analysis

A parcel by parcel analysis of build-out was made to determine the potential
future build-out under existing zoning. This analysis was used to determine
potential impacts of development under the build-out. Because the market
study information did not indicate a preference for future uses, the existing
use was proposed as the build-out, future use.
Segmentation of the corridor was used to develop a more specific build-out based
on other town planning efforts. The Supplementary Administrative Guidelines/
Route 28 Village Activity Centers ROAD Overlay District (June 2005) document prepared by The Bluestone Planning Group was a document used to add
greater specificity to the ROAD Overlay District adopted by Town Meeting. The
document divided the Route 28 corridor into Activity Centers and sub areas,
and described the optimum uses and development character for each area. This
plan was used to define the future redevelopment under the build-out.
After creation of the concept for the Yarmouth Center/South Shore Drive District, another build-out analysis was made to determine the potential build-out
of the proposed district and the potential offsetting reduction in development
potential through rezoning.
Fourth, an analysis of build-out on other selected properties on or near the
corridor for the purpose of mitigating off-sets for redevelopment was analyzed.
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Methodology
Each build-out approach as listed above entailed a slightly different method to
completion of the analysis as described below. The supporting documentation and
spreadsheets are included in the appendices (Appendix B).
1. First Method: Parcel by Parcel Analysis
The first method of parcel by parcel analysis included all of the properties crossreferenced from the Assessors and GIS databases. Certain anomalies between the
databases were found and assumptions were made to maintain a single database of
relevant information. Otherwise, the following assumptions and algorithms were
used in conducting this analysis:
•

•
•
•
•
•
•
•

•

•

•

Each parcel was identified from the records as being located with frontage on
Route 28. Certain parcels were removed from the list after comparison between
the Assessors and GIS databases.
Lot square footage and existing building coverage were obtained from the
Town’s GIS data.
The exempt parcels are not included in the build-out analyses. Exempt parcels
are owned by the town, state or religious institutions.
Maximum coverage in zones B1 and B2 is 25%, which was multiplied by lot
area to determine the maximum single-floor building coverage.
The building area under maximum coverage was doubled to allow for twostory construction under the same 25% restriction.
To calculate potential expansion square footage, existing building coverage
was subtracted from proposed maximum building coverage.
Remainder maximum coverage for parking is defined by Yarmouth’s zoning bylaw
that requires that the footprint of impervious surfaces does not exceed 70%.
Both the Massachusetts Building Code 780 CMR: State Board of Building
Regulations and Standards, Means of Egress and Yarmouth’s zoning bylaws (section 203. Intensity of Use Regulations) were consulted for figures used in the use
and parking portion of the data analysis: Maximum Floor Area Allowances
per Occupant and Table of Parking Demand, respectively.
Parking calculations were determined with information provided in the MA
Building Code and Yarmouth’s zoning bylaws and calculated for the four use
types in the following manner:
Retail: Divide remainder maximum coverage by the number of uses in that
particular area and zone. This number is the total square footage that can be
developed for this use. Subtract 20% of total building area for circulation to
determine total occupancy. This resulting number is divided by 210 square feet
based on multiplying 7, the number of occupants per one retail space, by 30
square feet, which is the Building Code floor area in square feet per occupant.
Multi-family residential: Divide the remainder maximum coverage by the
number of uses in the particular area or zone. Divide this number by 750,
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•

•

•

•

the minimum square footage required for each dwelling unit in the district.
Multiply this number by 1.5, the number of parking spaces per unit for multifamily residential.
Business/office:.Divide the remainder maximum coverage by the number of
uses in that particular area or zone. Divide this resulting number by 2, the
number of occupants per space, and multiply it by 100, which is the floor
area for a business office as determined by MA Building Code. We subtracted
20% of total building area for circulation to determine total occupancy.
Hospitality: Divide the remainder maximum coverage by the number of uses
in that particular area or zone. Divide this resulting number by 200, the floor
area allowance in square feet per occupant. Then multiply this number by 1.1,
the parking spaces required per unit for this use.
The water demands of this development were generally calculated for each
land use as estimated from Massachusetts ‘Title 5’ regulations for water use and
wastewater generation for residential use (110 gallons per day/bedroom with 2
bedroom per unit) and estimations of flows for the other uses. This included:
• Office = 25 gallons per day/1,000sf
• Retail = 30 gallons per day/1,000sf
• Restaurant = 200 gallons per day/1,000sf
The traffic impacts of this development were generally calculated for each
land use as estimated from the Institute of Transportation Engineers for traffic generation for a site (extrapolated from the 1990 edition of the ITE Trip
Generation Manual). This included:
• Gas stations with food marts = 150 trips/fueling space
• Commercial use = 40 trips/1,000sf
• High turnover restaurants = 130 trips/1,000sf
• Churches = 15 trips/1,000sf
• Office = 50 trips/1,000sf
• Outdoor recreation = 50 trips/acre
• Residential = 8 trips/unit
• Resort hotels = 100 trips/acre

2. Second Method: Village Activity Centers Analysis
The build-out analysis for the second approach has been divided along the same
boundaries for those sections of the highway described in the Village Activity
Centers document prepared by The Bluestone Planning Group. The analysis here
summarizes potential development in the eight Activity Centers (Centers) located
along the corridor, as well as introduces the concept of Transition Areas (Areas)
between the centers and along the corridor. [See Illustration 4: Districts, for locations of the Centers and Areas boundaries.]
Within these Centers and Areas, the development options and guidelines used in
the Bluestone Planning Group study which apply to the B1 and B2 zoning districts,
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Illustration 4: Districts
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Transition Area

LEGEND
(Based on Bluestone Study)
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were used to define the land use development potential. Each of the eight activity
centers or village centers was analyzed by present land use, proposed land use, and
growth potential. The numbers reflect total uses per Center or Area, and represent
total square footages or impacts of build-out in those locations.
In addition to the first method, the following assumptions were used in conducting this analysis:
•

•

Future uses were divided evenly for each activity center. For example, in Area
1, the analysis assumes an equal distribution (25%) for each of the four uses
identified for that Area: hospitality, retail, residential, and office.
If fewer uses were identified, the distribution was altered accordingly.

3. Third Method: Yarmouth Center/ South Shore Drive District Analysis
After defining the focus area (see Proposed Program), the build-out of the special
district was calculated. The analysis was based on a district-wide approach and
included updating the information on wetland boundaries shown in the GIS
database to exclude those wetland areas from the calculations.
4. Fourth Method: Offsetting Development for Yarmouth Center/South Shore
District Analysis
The last approach included identification of areas on or near the Route 28 corridor
that could be used to offset development potential within the Yarmouth Center/
South Shore Drive District. While the development potential exists under current
zoning, the regulatory requirements above and beyond zoning would need to be
improved to allow the development to occur at this scale. Consequently, the following method was used to determine a reasonable offset for the development:
•
•
•
•
•

Properties that are adjacent to the Route 28 corridor were identified that are:
Multifamily or single family residential properties;
Currently built;
Zoned as B-1, B-2 or B-3; and,
Large blocks of contiguous properties.

Results of the Build-out Analyses
The following are summaries of each of the four analyses; Parcel by Parcel, Activity
Centers, Proposed District, and Offsetting Development.
1. Summary of the Parcel-by-Parcel Build-out
There are 282 properties encompassing 471 acres within the parcel by parcel
build-out analysis. The low end of potential build-out is 3,953,452sf based on
single-story building coverage of 25% for each lot. The high-end build-out for all
of the identified parcels was estimated as follows:
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Table: Build-out Potential Parcel-by-Parcel
BUILDING

POTENTIAL
BUILD-OUT
(SF)

Two-stories at 25% coverage

7,906,905

Existing building coverage

2,253,323

Net development

5,653,582

PARKING
NEEDED
23,532

PARKING
POSSIBLE
32,694

WATER
DEMAND
(GPD)
904,499

TRAFFIC
GENERATION
(VTD)
159,172

Key Findings: Parcel-by-Parcel Build-out Analysis
The parcel-by-parcel build-out shows the potential under zoning for construction
along the Route 28 corridor. Build-out under the existing zoning and the estimated
development would triple the current development footprint. While the market
study included in this report (see Market Findings) does not support this level of
build-out, the zoning allows this level of development after considering the need
for reduced or shared parking and an equally substantial level of infrastructure
improvements to support the potential development.
While the potential parking in total is enough to satisfy demand under the maximum build-out scenario (32,694 possible versus 23,532 needed). To provide for
the required parking for these uses, buildings must add stories to accommodate
maximum build-out while reducing the building’s footprint or, structured parking
must be built to reduce the parking footprint.
2. Summary of the Activity Centers Build-out
Proposed Uses
The Zoning Bylaws list a number of possible uses for development within the business zoning districts. The ROAD Overlay Bylaw (not the Bluestone report but the
zoning bylaw) allows that variation of that list of uses is also possible with a Special
Permit from the town. Consequently, the type and uses in the build-out of the commercial areas is not clearly laid out in the regulations. To focus this build-out on
specific development options that could be calculated, the recommendations of the
Bluestone report were used to describe the potential mix of development as follows:
•

•

•

Yarmouth Route 28 Market Analysis

Center 1: This center will retain its commercial use, but will no longer be
exclusively commercial. The program will include multi-family residential,
retail, business/office, and hospitality uses.
Center 2: This center will retain its commercial use, but will add mixed-use
development. The program will include multi-family residential, retail, and
hospitality uses.
Center 3: This center will retain its existing commercial and residential uses,
but will add mixed-use development in the form of multi-family residential
and retail uses.
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•

•

•
•
•

Center 4: This center will remain multiple- (or mixed-) use but will no longer
include hospitality uses. The program will include multi-family residential and
retail uses.
Center 5: This center will retain its commercial and residential focuses but
will no longer include a hospitality use. The program will include multi-family
residential and retail uses.
Center 6: This center will retain its residential use but will no longer host a
hospitality use and become exclusively multi-family residential.
Center 7: This center will retain its commercial use but will no longer host a
hospitality use. The center is recommended as just a retail district.
Center 8: This center will retain its commercial focus and will add single- and
multi-family housing in addition to retail, business/office, and hospitality uses.

Table: Activity Center Build-out Estimates
ACTIVITY CENTER

PARCEL (SF)

EXISTING
BUILDING
COVERAGE

MAXIMUM
BUILDING
COVERAGE
(25% OF SITE)

POTENTIAL
EXPANSION
(SF)

REMAINDER
MAXIMUM SITE
COVERAGE (SF)

Center 1

1,168,671

84,799

292,168

188,238

584,335

Center 2

1,807,340

359,301

451,835

62,507

903,670

Center 3

1,474,163

141,022

368,541

232,594

737,082

Center 4

641,101

123,694

160,275

36,581

320,551

Center 5

2,249,706

137,457

562,426

441,210

1,124,853

Center 6

1,628,902

172,569

407,225

234,657

814,451

Center 7

1,610,947

146,336

402,737

256,401

805,473

Center 8

1,286,976

211,396

241,642

431,258

723,590

1,376,573

2,886,849

1,883,446

6,014,005

TOTAL

Parking
Typically, but depending on design, a parking space is 325 square feet allowing for
100-150 spaces per acre. This figure is not used to calculate required parking but
only that area required for parking which impacts the total coverage allowances
under the local regulations.
Key Findings: Parking Demands
After calculating the remainder for maximum site coverage and determining parking under the recommended land use designations, the analysis provided a parking
surplus or debit. In some centers, square footage for the required number of parking
spaces exceeds the area for available land after building coverage is determined. To
allow for the required parking for these uses, buildings must add stories to accommodate maximum build-out while reducing the building’s footprint or, structured
parking must be built to reduce the parking footprint. Alternatively, the distribution
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of each land use can be readjusted to ensure there is enough land to support the
development program. For instance, rather than equally dividing housing, retail,
office, and hospitality uses within a particular zone, a higher or lower percentage
of a certain use would recalibrate parking demands. However, the following summarizes the results for each Activity Center.
•

Center 1: In this medical mixed-use village, 25% of the remaining maximum
coverage is assigned each to hospitality, retail, multi-family residential, and
business/office uses. This 20.5 acre lot would support 1,764 parking spaces,
after zoning bylaws and parking requirements are taken into consideration.
Center 2: Evenly assigning 33% of total square footage for multi-family
residential, hospitality, and retail in this multi-family housing and hospitality
district requires an excess of area required for parking in this 6.01 acre lot. The
program for this area includes a minimum dwelling unit size of 750 square
feet and building occupancy for multi-family housing of 1.5 parking spaces
per unit. The allowed density is up to 16 dwelling units per acre, and each
multi-family building structure should not exceed 4 dwelling units per floor.
Hospitality requirements for this area include up to one guest room per 1,000
square feet of lot area. Based on zoning and this program, there will be a need
for 2,758 parking spaces.
Center 3: This auto-oriented commercial center is comprised evenly of multifamily residential and retail uses. Required parking spaces on this 15.1 acre lot
will total 1,589.
Center 4: This multi-family housing district is composed equally of residential
and retail uses. The minimum dwelling unit size is 750 square feet and allowed
density is up to 16 units per acre. The ‘top of shop’ style of housing described
for this district could be one to three stories and remain as low-scale development preserving village character. Zoning mandates 906 spaces.

•

•

•

Table: Activity Center Parking Demands
ACTIVITY CENTER

TOTAL
EXPANSION
(SF)

TOTAL
ACREAGE

REQUIRED
AREA FOR
NUMBER OF
PARKING (SF)
PARKING
SPACES UNDER
CURRENT
ZONING

DEBIT/
SURPLUS
PARKING AREA
AT MAX. BUILD
(SF)

Center 1

188,238

20.48

1,764

573,121

-92,684

Center 2

62,507

6.01

2,758

896,415

-172,436

Center 3

232,594

15.11

1,589

516,557

156,369

Center 4

36,581

n/a

906

227,705

60,790

Center 5

441,210

21.97

2,986

970,396

131,999

Center 6

234,657

0.27

1,466

476,454

256,552

Center 7

256,401

23.56

2,876

934,924

-209,998

Center 8

431,258

15.47

236,848

602,339

-23,200

1,883,446

102.87

251,193

5,197,911

107,392

TOTAL
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•

Center 5: This mixed-use marine village and park is divided between retail
and multi-family uses. A portion of this area is also residentially zoned. The
number of parking spaces this 22-acre area can accommodate is 2,986.
Center 6: This multi-family housing district requires 1,466 parking spaces. It is
a parcel of just over ten and one quarter acres so its area should be maximized.
Center 7: This 23.6 acre destination commercial village is slated for retail use
development and allows for 2,876 parking spaces with retail as its primary
use. .
Center 8: The Bluestone ROAD Overlay District Plan calls for 60% building
coverage in Area 8, the South Yarmouth/Bass River Traditional Village Center.
However, in each zone within Area 8 (B1, B2, R-40, and RS-40), the 60%
building coverage in addition to present coverage yields a negative remainder;
i.e., an excess of building is programmed for this site. The size of the developable
area with the slated development program requires over 2,368 parking spaces.
To realize a development program goal of this magnitude and provide sufficient
parking for patrons and residents of this village center, structured parking will
need to be built. B1, B2, and RS-40 zones allow parking facilities of this size.

•
•

•

Transition Area Build-out
The build-out analysis for Transition Areas determines the feasibility of development along the remainder of the corridor. Transition areas include parcels located
on Route 28 between designated Activity Centers. Area A is located between Areas
2 and 3; B is between Centers 4 and 5; C is between Centers 5 and 6; D is between
Centers 7 and 8.
Table: Transition Area Build-out
TRANSITION
AREA

LOT SF

EXISTING
BUILDING
COVERAGE

MAX. BUILDING
COVERAGE
(25% SITE)

POTENTIAL
EXPANSION SF

REMAINDER
MAXIMUM SITE
COVERAGE

A

4,113,940

278,992

1,028,485

749,493

1,851,273

B

1,694,252

237,407

423,563

186,156

762,413

C

1,878,789

157,242

469,697

312,455

845,455

D

2,747,171

272,223

686,793

414,570

1,236,227

945,864

2,608,538

1,662,674

Total
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In a similar fashion, the Parking Demands for these Areas were calculated as with
the Activity Centers.
Table: Transition Area Parking Demands
AREA

A

B

C

D

NEW LAND USE
DESIGNATION

SQUARE
FOOTAGE
FOR
ASSUMED
USE MIX

PARKING
SPACES
REQUIRED BY
FUTURE USE

AREA FOR
PARKING (SF)

Retail

1,316,663

5,225

1,698,077

Business

1,316,663

5,486

1,782,981

10,711

3,481,059

Retail

381,207

1,513

491,636

Business

381,207

1,588

516,217

3,101

1,007,853

Retail

422,728

1,677

545,184

Business

422,728

1,761

572,444

3,438

1,117,628

Retail

618,113

2,453

797,170

Business

618,113

2,575

837,029

5,028

1,634,199

22,279

7,240,738

Total

DEBIT/
SURPLUS
OF PARKING
AREA AT MAX.
BUILD

NUMBER
OF SPACES
POSSIBLE

-847,732

8,103

-245,440

2,346

-272,173

2,601

-397,972

3,804

Total Build-out
Total build-out was calculated after combining both the Activity Centers and
Transition Areas build-outs and is summarized below.
Total existing building in the Activity Centers is 1,376,573 square feet. The maximum amount of additional residential space that could be built in the activity areas
under the proposed use combinations and existing zoning is 1,909,977 square feet.
The maximum amount of additional commercial space that could be built in these
activity areas under the proposed program of uses and zoning is 2,559,211 square
feet. When combined, the potential development includes 4,469,188 square feet
of development requiring a total of 16,713 parking spaces.
Potential development expansion along the corridor in the Transition Areas equals
2,608,538 square feet. These areas between each Activity Center are critical to development along the Route 28 corridor and can support a total of 22,279 parking spaces.
Under current zoning, in Centers 1-7 and Areas A-D, the entire corridor can support
8,454,299 square feet of existing and new development with 38,992 parking spaces.
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Key Findings: Total Build-out for Activity Centers
Overall, the build-out associated with the Bluestone plan is higher than the Parcelby-Parcel build-out because the latter only considers those lots fronting on Route
28, while the Activity Centers build-out also includes parcels off of the corridor.
However, there are other findings as listed below.
•

•

•

•

•

•

•
•

Center 1: This area could support more parking if the uses were organized
differently, since each use requires a different amount of parking spaces. If
Area 1 is intended to be a destination, uses can be reconfigured to support a
maximum build-out scenario.
Center 2: Reconfiguring the allotment of land for each use to a greater number
of multi-family units or a lesser focus on hospitality would better align parking
requirements with the potential program for the area. The described build-out
scenario requires far more parking than typical for a lot of this acreage.
Center 3: In this area, in zone B2, there is a surplus of parking after determining
space requirements for retail and multi-family residential. The retail originally
proposed to exist in zone B1 would more comfortably fit in zone B2 where
sufficient parking is available for a maximum build-out scenario.
Center 4: The ‘top of shop’ style of housing described for this district could be
one to three stories tall and remain as low-scale development preserving village
character. In this scenario, retail could occupy a smaller footprint since parking
for retail use requires more square footage. There is a surplus of parking in this
area which indicates greater capacity for growth.
Center 5: The majority of the housing component in this district could exist
in the R-25 zone, thereby allowing for greater commercial uses in the B1 and
B2 zones. In each of the three zones this area encompasses, there is a parking
surplus. The majority of the housing component of this district could exist in
the R-25 zone allowing for greater commercial uses.
Center 6: This multi-family housing district ought to include buildings with
a second story; the parcel is less than one acre so adding stories will maximize
development.
Center 7: This destination commercial village has a realistic development
proposal with retail as the exclusive use.
Center 8: This district requires 60% building coverage which calls for a high
number of parking spaces. Reconfiguring land use in this area is advisable.

3. Summary of the Yarmouth Center / South Shore Drive District Build-out
A build-out analysis for the portion of the Yarmouth Center South Shore Drive
District fronting on Route 28 was completed. The area of private, upland property
on the north (Yarmouth Center) is 100.68 acres. The upland, private land on the
South Shore Drive is 21.31 acres.
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Table: Build-out of Yarmouth Center / South Shore Drive District
LOCATION

AREA (SF)

ACREAGE

BUILD-OUT
AT 25%
COVERAGE (SF)

NORTH CENTER
Total Private Parcel Area

6,361,124

146.03

Wetland Area

1,975,290

45.35

Remaining upland area

4,385,834

100.68

1,713,416

39.33

Wetland Area

785,202

18.03

Remaining upland area

928,214

21.31

1,096,458

SOUTH SHORE DRIVE
Total Private Parcel Area

232,053

Key Findings for Yarmouth Center/South Shore Drive Build-out
The potential coverage within the districts is about 1.3 million square feet of building. Because of the configuration of the wetlands and after subtracting the existing
development within the districts, The Cecil Group estimates the conceptual new
development of the parcels to be approximately 500,000 square feet.
4. Summary of the Offsetting Build-out
The following table lists the build-out for the selected parcels that have been considered for down-zoning to provide compensation for build-out of the proposed
Yarmouth Center/Shore Drive development.
Table: Offsets for Potential Build-out
LOT*

TOTAL AREA
(SF)

OVERLAPPING
WETLAND (SF)

AVAILABLE
AREA (SF MINUS
WETLAND)

BUILD-OUT (IN
SF; AVAILABLE
AREA X .25)

BUILD-OUT
(ACRES)

Lot 1

1,490,537.0

125,807.1

1,364,729.9

341,182.5

7.8

Lot 2

440,227.7

80,007.2

360,220.4

90,055.1

2.1

Lot 3

180,351.4

125,807.1

54,544.3

13,636.1

0.3

Lot 4

513,969.6

0

513,969.6

128,492.4

2.9

Lot 5

1,711,522.1

0

1,711,522.1

427,880.5

9.8

Lot 6

188,896.3

0

188,896.3

47,224.1

1.1

Total

1,048,470.6

* See Figure 5A and 5B: Offset Lots

Key Findings for Offsetting Build-out
An opportunity exists to provide a substantial off-set of development potential
without impact to existing development patterns. This off-set is available because
previous zoning efforts did not always consider the underlying development, cre-
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Illustration 5A: Offset Lots

Lot 2

Lot 3

Lot 1

Wetland

LEGEND
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Illustration 5B: Offset Lots

Lot 6

Lot 5

Wetland

LEGEND
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ating situations where single-family residential blocks were zoned for commercial
uses. In these cases, assembling properties to create a modern commercial project
would be extremely difficult. Therefore, this approach provides a substantial benefit
to new commercial development without significantly impacting existing land use.
C. Coordination with Other Projects
Several concurrent but separately-tracked projects will be coordinated with this
study to support the planning and zoning recommendations that were made.
Those projects are:
Reduction of Blight - The Town has recently begun to actively address strategically
located blighted properties along Route 28 and elsewhere. Of note are:
•
•
•
•
•
•

Chase Brook Park
Packets Landing
1750 House
Chez Lenore (544 Route 28)
Bike Shop (627 Route 28)
Sea Holly Park (700 Route 28)

Addressing the conditions of these individual properties restores the confidence in
reinvestment in surrounding properties.
Parkers River Marina - The Town is currently in the permitting process for a 98-slip
marina on Town-owned land that fronts on Route 28 and is located along Parkers
River. The following web sites provide information on the project.
•
•

Overview
Proposal

http://www.yarmouth.ma.us/index.aspx?NID=206
http://www.yarmouth.ma.us/index.aspx?NID=223

This property is considered key to the redevelopment and use potential of the
central portion of Route 28.
Wastewater Management - Mandated by the Massachusetts Estuaries Program, the
Town of Yarmouth, with the consulting firm Camp Dresser McKee (CDM) has
been developing a Town-wide wastewater plan to serve adjacent areas through a
variety of vacuum and gravity sewer systems. Implementation has become a reality
as voters recently approved a $3.1 million debt exclusion to develop and permit
plans for a Phase 1 system “spine” that will run primarily under Route 28 from
Hyannis to Parkers River. This infrastructure project is important to the redevelopment and use potential of the central portion of Route 28.
See http://www.yarmouth.ma.us/index.aspx?NID=519 for more information.
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Roadway Improvements - Providing direct access to Hyannis (one of Cape Cod’s
most visited destinations), Route 28 is one of the most heavily travelled stretches
of road on Cape Cod. Route 28 in Yarmouth is primarily 2 lanes with a large
number of curb-cuts. Route 28 in Yarmouth is known to be congested and dangerous at times. In anticipation of routine maintenance and long term maintenance
and reconfiguration to be performed by the state’s Highway Department (Mass
Highway) and consistent with the Town’s wastewater planning efforts, the Town
has been working with the consultants Vanasse Hangen Brustlin, Inc. (VHB) to
develop short- and long-term strategies for improved traffic on this very important
piece of roadway. This infrastructure project is also important to the redevelopment
and use potential of the central portion of Route 28.
See http://www.vhb.com/route28yarmouth/ for more information.
Regional Planning - The Cape Cod Commission has recently redrafted the Regional
Policy Plan (RPP) and corresponding Enabling Regulations. The five-year revision
to the RPP includes land use vision mapping for each of the fifteen Cape towns. The
purpose of the land use vision map is to layout future, desired land use, including
areas for economic growth and reinvestment. The vision map will be used to help
implement a regulatory approach at the regional level to guide growth toward areas
that are adequately supported by infrastructure and away from areas that must be
protected for ecological, historical, or other reasons. Current planning efforts may
inform revisions to Yarmouth’s existing land use vision map.
Bordering Towns – Recent and ongoing planning efforts by the Towns of Barnstable and Dennis were considered particularly in light of the shared transportation
and water resources, and most importantly the shared real estate and consumer
market opportunities. The real estate development and potential development in
these other communities is found to create a competitive market situation where
Yarmouth must compete for the same limited opportunities. The planning efforts
in Barnstable include the Hyannis BID, the Barnstable Economic Development
Commission, the Arts & Culture Initiative, the Hyannis Design and Infrastructure
Plan and the Draft Local Comprehensive Plan. The town of Dennis has advanced
the update to the Local Comprehensive Plan and has developed a Revitalization
Plan for Dennisport. The real estate development and potential development in
these other communities creates a competitive market situation where Yarmouth
must vie for the same limited opportunities.
D. Market Findings
Introduction
This section of the report presents FXM Associates’ analyses and findings on demographic, economic, and real estate market issues affecting development potential
within the Route 28 Corridor study area.
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An initial subsection, Demographic and Economic Overview assesses long term and
recent trends in population and employment within Barnstable County and Yarmouth. The analysis is based upon best available secondary source data, including the
most recent information available from the US Department of Commerce, Bureau of
Economic Analysis, Regional Economic Information System (REIS), which includes
comprehensive data for Massachusetts and Barnstable County on population, income,
and full and part time employment by major economic sector from 1969 through 2007.
These Sate and County–level data from REIS are supplemented by the ES 202 information from the Massachusetts Department of Labor which provides data -- at the state,
county, and municipal levels – on employment and wages for jobs covered by unemployment compensation insurance (excludes proprietors/self-employed persons). On Cape
Cod, covered employment accounts for less than two-thirds of all jobs (as reported by
REIS), and efforts are made to reconcile differences between the two sources (see, for
example, Figure O). Additional information on year 2008 population characteristics,
number of businesses and business sales, population, income, and employment within
the Route 28 Corridor Study Area as well as for the Town of Yarmouth is presented and
analyzed based on the proprietary data base service Claritas Site Reports.
A second subsection, Review of Relevant Reports and Findings of the Interviews discusses reports prepared by others on demographic, economic, and market issues affecting the Cape Cod region and the Town of Yarmouth and summarizes the results of 27
one-on-one interviews conducted by FXM senior staff with a cross section of property
owners, developers, business owners and managers, non-profit institutions, representative business organizations, and public officials. Most of the contacts were drawn from a
list provided to FXM by members of the study advisory group. The interviews focused
on development issues specific to the Route 28 Corridor Study Area but also include
observations made by the interviewees on broader economic conditions and trends.
Summary Findings
The following bullet points and graphs highlight key findings of FXM’s analysis of
relevant secondary source data, available reports prepared by others, and interviews
conducted as part of this research.
•

A dramatic change in long term demographic and economic trends on Cape
Cod (Barnstable County) has occurred this decade. After more than 30-years of
population and employment growth that exceeded statewide and other regional
norms, population and overall employment has begun to decline on Cape Cod.
From 1969 to 2003, Barnstable County grew faster than the state average and
since that time has declined in population and either declined or flattened in
employment in contrast to the State overall and nearby Plymouth County. The
following graphs use 1991 as a base year index to show relative population and
employment change since 1991 for Barnstable, Plymouth, and Bristol Counties,
as well as Massachusetts overall (Source: US Department of Commerce, Bureau
of Economic Analysis, Regional Economic Information System).
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Population Growth Index
1991 = 1.00

Employment Growth Index
1991 = 1.00

Yarmouth Route 28 Market Analysis

38

The Cecil Group • FXM Associates

Accommodation and Food Service Employment Index
2001 = 1.00

•

•

•

The reasons for this change in longer term demographic and economic trends
are not clearly established, and could not be by FXM within the limited scope
of this assignment. Nor is it clear whether the declines in recent years represent
a short-term aberration of historical trends or a systemic change that will continue into the foreseeable future. It is clear, however, that both population and
employment began to decline on Cape Cod before effects of the current real
estate downturn and economic recession were evidenced in Massachusetts overall
or other regions within the state.
The consequences of flat or declining population include limited (if any) net
new demand for retail goods and services (including restaurants) by the year
round population. Declines in retail employment reported by REIS, which include seasonal and part-time jobs as well as full time employment, indicate that
neither tourist visitations nor seasonal residents have offset the broader decline
in retail and restaurant spending.
Employment in accommodations and food services, a good proxy for overall
tourism activity, has also not kept pace with growth statewide and in nearby
counties since 2000. The graph below uses 2001 as a base year to index relative
changes in employment in this sector compared to Plymouth and Bristol Counties and Massachusetts overall. Other evidence, based on secondary source data,
relevant reports prepared by others and interviews conducted by FXM for this
assignment indicate that tourism overall has been flat (at best) on Cape Cod for
at least this decade and possibly longer.
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•

The recent declines evidenced in overall year-round and seasonal employment
on Cape Cod are also reflected in those industry sectors that create demand
for office space, as shown in the following graph. Even in the real estate sector,
which includes sales, rental and leasing agents representing a source of demand
for office space – and which has long been a strength of the Cape Cod economy
-- employment since 2000 has not kept pace with that in Plymouth and Bristol
Counties and Massachusetts overall as shown in the subsequent graph.
Barnstable County Office-using Employment, 2001-2007

Real Estate Employment Index
2001 = 1.00
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Health Care Employment Index
2001 = 1.00

•

•

•

One exception in the recent employment trends has been has been in the
health care sector, where Barnstable County outpaced employment growth.
Evidenced in Plymouth and Bristol Counties between 2001 and 2005 and
continued to grow through 2007 though at a slower pace relative to the state
and other counties shown.
The consequences of flat or declining population and employment for potential
real estate development on Cape Cod overall, as well as within the Yarmouth
Route 28 Corridor, are that both existing and potential new businesses will be
largely competing with each other for shares of existing demand rather than for
net new growth. -Some may prosper and others will fail. - Competition will sort
out winners and losers based: a) on the success of property owners and developers
in creating the most attractive environment for year round and seasonal shoppers
and businesses seeking office space, and b) by the individual retail, accommodations, and other businesses ability to offer higher quality or lower priced goods
and services compared to their competitors. The waves of new growth that had
supported both existing and new developments over past decades ended in this
decade and may not be retrieved in the foreseeable future.
For the Town of Yarmouth, and other communities throughout Cape Cod, a
closer and systematic examination of factors that may account for the apparent
change in long term trends is strongly recommended. A clearer understanding
of why this relatively sudden reversal in population and employment growth
has occurred – and whether it represents a relatively short-term aberration or
more systemic longer term factors – is needed and is beyond the scope of this
study. The social, economic and fiscal consequences of flat or negative growth are
unfamiliar to Cape Cod communities, and could include declining municipal
revenues to support schools, preservation of open space, and other municipal
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services as well as shrinking job opportunities and household income. Among the
possible issues to be assessed, as cited by FXM’s interviewees and noted in prior
reports, are regional and local community policies, regulations, and processes
(time frames) required for new development and expansion of existing businesses;
the match between lower wage jobs serving tourist industries and housing costs;
inadequate internet pipeline capacity which limits prospects for research institutions, creative and professional businesses, and back office functions to expand
or newly locate on Cape Cod; a decline in the quality of tourist, seasonal, and
year round shopping and recreational products through lack of investment in
upgrading or maintenance; the quality of public schools; and changes in the
demographics that historically found Cape Cod a compelling destination for
short or long stay visits and/or retirement.
Demographic and Economic Overview
This section of the report assesses key population, business and employment characteristics and trends affecting economic development potential in the Town of
Yarmouth. Data are presented for the Town and Barnstable County, the broader
economic region that includes all of Cape Cod. Most potential investors in real
estate and new business development look to trends within the larger region as
significant drivers of development potential in local communities. Moreover, while
there may be specific niche or sub-markets particular to Yarmouth, real estate and
economic development potential will be largely driven by conditions and trends
in the overall Cape Cod economy.
Barnstable County has grown steadily over the past four decades, from 95,000
persons in 1973 to 228,000 persons at its peak in 2003. As shown in Figure A, this
growth trend has generally not suffered the downturns in statewide growth over
that same period, and has grown much faster than the rest of the state. The 1973 to
2003 increase mentioned above reflects a 140% growth over the 30 year period; in
contrast, the state population has grown only 11% over the same period. In more
recent years, Barnstable County increased by 19% from 1990 to 2000 or about four
times the state growth of 5.53% in the same period. However, since 2000, Barnstable
County’s population has increased by only 0.62% compared to 1.42% for the state
as a whole; this low percentage growth reflects the peaking of population in 2003
and declining population since. Yarmouth population has decreased by -2.6% since
2000. According to one forecast, Barnstable County is projected to decline further
by -0.52% and Yarmouth will drop by -2.6% by 2013. Population and household
estimates for Barnstable County and Yarmouth are summarized in Table A.1
Another trend evident from Table A is the 5% decline in persons per household
in both Yarmouth and Barnstable County. In Barnstable County this means that
even though population has declined since 2003, the number of households has
stabilized or even increased in the same period. In Yarmouth, the trend results in
a lower rate of decline in households than population.
1
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Claritas Site Reports, Massachusetts and Barnstable County Demographic Reports, 2008.

42

The Cecil Group • FXM Associates

Figure A. Barnstable County and Massachusetts Population, 1969-2007

Table A. Population and Households

In contrast, employment in Barnstable County has tended to mirror more closely
the ups and downs of the State’s total employment over the 1969 to 2007 period,
except for recent years as shown in Figure B. As indicated, statewide employment
declined from 2001 to 2003 while Barnstable County employment continued to
grow, reaching its peak of 144,000 jobs in 2005.2.
Detailed demographic and business characteristics for Barnstable County are included in the appendices; Appendix C.a and C.b, respectively.
2

US Department of Commerce, Bureau of Economic Analysis, REIS Database, Table CA30.
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Figure B. Employment Trends for Barnstable County and Massachusetts, 1969-2007

Yarmouth is located in Barnstable County along Routes 6, 6A and 28 that serve
Cape Cod. Yarmouth has a population of 23,800 (2008)3 or about 11 percent of
the county total.
A key demographic that is relevant to future economic development in Barnstable
County is the distribution of population by age group. Figure C shows the percent
of Yarmouth and Barnstable County population by five-year age increment in relation to the age distribution for the entire state. This graph illustrates that more than
one-third (37.1%) of Yarmouth’s population and one-quarter (29.7%) of the county’s
population are older than 60 years of age compared to 18.6% of the statewide average.
This difference reflects Cape Cod’s attractiveness as a retirement area where many
retirees have converted their summer homes to permanent living quarters. Yarmouth’s
median age is 49.6 years and Barnstable County’s median age is 46.2 years versus the
Massachusetts median of 38.5 years.4 In addition, the Claritas data indicate a trend
towards decreasing household size due to the lower number of children per family
and increases in single-person households in the next few years.
Other relevant demographic observations include:
•
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The Town of Yarmouth has lost population (-3.27%) over the past eight years
and is projected to continue to decline over the next five years (-2.79%).5

3

US Census Bureau, Population Division.

4

Ibid.

5

Claritas Site Reports, South Yarmouth, Yarmouth Port and West Yarmouth Combined Demographic
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Figure C. Yarmouth, Barnstable County and Massachusetts Population by Age Group, 2008

•

Residents have a slightly lower median per capita income ($32,757) than the
state average ($32,102).
• Barnstable County residents’ median household income ($57,933) is 7% lower
than the statewide median household income ($62,043).
• There is a highly educated workforce in Barnstable County (64% have some
college education and 42% have college degrees).
Table B summarizes employment by major category for Barnstable County, Yarmouth Town and the Route 28 Corridor. Barnstable County has 132,256 employees
(2008 Claritas estimates), 11,880 (9%) of which are located in Yarmouth. Total
business sales in Barnstable County are estimated at $12,816.6 million in 2008 with
$1,002.9 million (7.8%) occurring in Yarmouth and $278.5 million in the Route
28 Corridor. The average sales per employee in the Route 28 Corridor ($61,479)
are much less than the $96,908 for Barnstable County, $84,419 in Yarmouth and
the statewide average of $109,036 sales per employee.6
Reports, 2008.
6

Claritas Site Reports for Massachusetts, Barnstable County and Yarmouth for 2008.
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Table B. Summary of Employment by Category, 2008
Route 28 Corridor

Yarmouth Total

Barnstable County

Trends
In addition to demographic and business characteristics for 2008 from the proprietary Claritas Site Reports service, FXM also compiled extensive population,
income and employment data from public sources:
•

•

•
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US Department of Commerce, Bureau of Economic Analysis (BEA), Regional
Economic Information System (REIS), 2009. Tables CA 04, county income
and employment summary; CA 25N, full and part-time employment by NAICS industry code; CA 25, full and part-time employment by SIC industry
code; and CA 30, regional economic profile.
Massachusetts Executive Office of Labor and Workforce Development (Mass
Labor), 2009. ES-202, Employment and wages data; CES-790, Current Employment Statistics.
US Census Bureau, Population Division, Current and Historical Population
Estimates. Tables SUB-EST2008-0525 and SU-99-10_MA.
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These sources provided continuous data on changes in population and employment
characteristics at the county level from 1969 to 2000 by SIC industry group code,
and from 2001-2007 by NAICS industry group code. SIC stands for Standard Industry Classification and was the employment classification system used by the states
and federal government to track employment data by industry. In 2001, the federal
government adopted the North American Industry Classification System (NAICS)
that established a common industry classification system for the US, Mexico and
Canada. FXM conducted extensive analysis of SIC and NAICS data for Massachusetts
and Barnstable County to establish a consistent dataset for 1991 to 2007 based on
NAICS industry classifications for analyzing trends in state and county employment.
Population-related Trends
Figure D compares Massachusetts and Barnstable County annual population trends
from 1991-2007. This chart shows even more clearly than Figure A the peaking of
Barnstable County population in 2003, and the steady decline since then. Please
note that the 2007 population for Massachusetts and Barnstable County do not
match exactly the values in Table A because they are from different sources. Claritas
Site Reports, used in the earlier table, is a proprietary database which provided
annual detailed demographic and employment estimates and is reconciled with

Figure D. Massachusetts and Barnstable County Population
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government estimates only for Census years. For all other years, Claritas conducts
independent research and uses proprietary formulas to derive their estimates. The
data in Figure D and subsequent figures and tables are from published government
sources and are intended to show short and long-term trends in major characteristics; they do not attempt to match the Claritas level of detail between Censuses.
As shown in Figure E, Yarmouth’s population peaked at 25,046 in 2002 and has
declined by more than 4% since then. The trend is similar to Barnstable County’s
trend and is projected continue to decline over the next few years.7
One method commonly used to portray growth trends between two or more datasets is to create an index chart using a common base year and ratioing annual values
to that base year. For Yarmouth, Barnstable County and Massachusetts, 1991 was
selected a common base year. Growth relative to 1991 is shown in Figure F; this
graph clearly shows that statewide population has increased by more than 7% in the
past 17 years while Barnstable County grew by 21% of 1991 population in 2003
and has declined by about 1% per year since. Since the Barnstable County trend is
contrary to the slightly upward trend for statewide population in 2005-2007, it is
very difficult to predict the future population of Barnstable County. While it is possible that the long term trend may return to the average 3% annual growth rates of
1973-2003, we cannot determine on the basis of research conducted for this study
whether recent population losses are a short term aberration of the long term trend,
whether declining growth will turn around or how fast it will rebound to some new
trend, or whether the recent declines are harbingers of a longer term downward trend.8.
The erratic jumps in population for Yarmouth Town shown in Figure F are likely
due to errors and adjustments in annual population estimates between 1990 and
2000 Censuses. However, the trend for Yarmouth has paralleled that of Barnstable
County since 2000.
A similar method is used to portray personal income data. That is to use, again, a
common base year and illustrate income growth (total, by household or per capita)
in current dollars (i.e., the year in which the dollars were earned) and in constant
dollars (showing changes in relative purchasing power). Figure G shows the trend in
per capita income for Barnstable County. Income per capita has more than doubled
7

Source: Claritas Site Reports 2008, 5-year projections

8

Among many of the public and private sector officials interviewed in the course of this assignment there

is a “sense” that year round population and employment, as well as seasonal population and employment
have peaked on Cape Cod. Several reasons for this reversal of the long term trend have been proffered,
such as restrictive land use development policies (especially affecting businesses); lack of sufficient internet
pipeline capacity to support new or expanded professional and scientific industries or back office potential;
and/or a broader change in demographic trends that has resulted in people finding Cape Cod less attractive
as a vacation or retirement venue. Trend reversals as dramatic as those evidenced on Cape Cod since 2003
(5-years prior to recession effects elsewhere) are exceptional at the scale of a region as large as Cape Cod,
and further research is warranted to try to flesh out a comprehensive understanding of the factors involved
and implications for private and public sector performance and policies.
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Figure E. Yarmouth Town Population, 2000-2007

Figure F. Population Trends
Index 1991 = 1.00

The Cecil Group • FXM Associates

49

Yarmouth Route 28 Market Analysis

Figure G. Barnstable County Income Per Capita

Figure H. Massachusetts and Barnstable County Personal Income per Capita
Constant 1991 Dollars
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in current dollars since 1991, but increased only one-third (33.5%) in constant
$1991 dollars. Current dollars are the value of income in the year it is recorded
(i.e. $1999 dollars are those earned in $1999), while constant dollars represented
the change in purchasing power relative to the 1991 base year. As an example, an
income of $30,000 in 1999 only buys as much as $25,000 would have in 1991.
Per capita income data were not available for Yarmouth Town.
Figure H illustrates the 1991 to 2007 trends for Massachusetts and Barnstable
County personal income per capita in constant 1991 dollars. Barnstable County
per capita income trend parallels that of Massachusetts but real income is about
10 to 15 percent lower.
Employment-related Trends
Figure I portrays long term trends in total population and employment by wages
and salary jobs and proprietors’ employment. Similar to population, employment
growth has been relatively steady from 1991 to 2005 where it peaked at 144,400
jobs and flattened out over the past two years at about 143,000 jobs. Wage and salary
employment grew at a rate of 1 to 2 percent per year and has become stable at around
100,000 jobs since 2003 coinciding with the county’s population trend. Since 2003
however, the number of proprietors in the county has grown by 11% indicating that
one and two person firms have been the source of new jobs in recent years.
Figure J plots total employment for Barnstable County and the state of Massachusetts for the 1991-2007 period. Except for the last two years, Barnstable County’s
Figure I. Barnstable County Population and Employment
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Figure J. Massachusetts and Barnstable County Employment

Figure K. Massachusetts and Barnstable County Employment Trends
Index 1991 = 1.00
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Figure L. Barnstable County Population and Employment Trends
Index 1991 = 1.00

Figure M. Barnstable County Proprietors as Percent of Total Employment
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employment has risen considerably faster than Massachusetts statewide employment. This is reinforced by Figure K which shows relative indexed-employment
growth for the state and county for 1991 to 2007.
Figure L shows growth indices for population, total employment, wage and salary
employment and proprietors’ employment from 1991 to 2008. What is somewhat
surprising on this graph is the magnitude of proprietors’ job growth compared to
other categories, particularly in the 2002-2005 period. Figure M shows that the
percentage of proprietors relative to total employment for Barnstable County is
significantly higher than in the rest of Massachusetts. Proprietors have grown to over
30% of total employment in the county compared to 18% in the rest of the state.
Another interesting trend in Barnstable County is the number of jobs per capita
in the county compared to statewide average. Figure N shows that the two trends
were nearly parallel through 2000 but converged in 2004 at 0.64 jobs per person.
For the county this reflects that employment has risen more (or declined less) than
population, while the reverse is true for the state.
As mentioned above, FXM used two basic data sources for employment:.The Bureau
of Economic Analysis (BEA), Regional Economic Information System (REIS); and
the Massachusetts Executive Office of Labor and Workforce Development (Mass Labor), ES 202 Reports. Figure O shows a comparison of employment estimates from
these two sources by category of employment. The principal difference between the
two datasets is that Mass Labor’s ES-202 data includes only those workers covered
by state unemployment insurance while REIS includes all full-time and part-time
employees and proprietors regardless of whether they are eligible for unemployment compensation or not. The major differences are found in those jobs which
have a considerable amount of part-time seasonal employment (agriculture-fishing,
Construction and Retail Trade) or self-employed people (Finance and insurance,
Real Estate, and Professional and Technical Services).
BEA does not breakdown its employment data below the county level; therefore,
RIES employment estimates were not available for the Town of Yarmouth. FXM
relied on Mass Labor’s ES-202 annual reports for Yarmouth employment. In order
to adjust the ES-202 data for part-time and proprietors’ employment, FXM derived
factors by industrial category based on the comparisons presented in Figure O for
REIS and ES-202 data for Barnstable County. These factors were then applied to
the ES-202 data for Yarmouth to yield estimated total employment by NAICS
category. Although not entirely accurate, these estimates provide a reasonable basis
for comparison and analysis purposes for this report.
Figure P shows total employment in Yarmouth from 2000 to 2007. Employment
peaked in 2003 and declined significantly in 2007.
Year 2007 employment by NAICS category for Yarmouth and Barnstable County
are shown in Table C. The major employment sectors in Barnstable County are:.
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Figure N. Massachusetts and Barnstable County Jobs Per Capita, 1991-2007

Figure O. Compare REIS and MA ES 202
Barnstable County Employment for 2007

retail trade, health care, government (federal, state and local), accommodation
and food services, and construction. These five categories account for more than
one-half (58%) of all employment in the county.
The distribution of employment is different for Yarmouth town. Real Estate and
Rental and Leasing is the most significant category at 17.1% of total employment,
followed by Accommodation and Food Services (12.8%), Construction (11.7%),
Health Care (11.3%) and Retail Trade (10.1%). These five categories total 63%
of all Yarmouth employment.
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Figure P. Estimated Yarmouth Employment, 2001-2007

Employment by NAICS category in Spencer for the 2001-2007 period is shown
in Figure Q. These data are from Mass Labor ES-202 reports and included only
employments covered by state unemployment insurance. Although this graph is
cluttered, the principal points are that most employment categories fluctuated in the
2001 – 2007 period. Accommodations and Food Services first rose from 2001 to
2002, declined through 2004 and then rebounded to near its original level by 2007.
Health Care and Social Services (green line) increased from 975 in 2001 to 1,292 in
2007. Retail Trade (light blue), Real Estate (purple line), and Finance and Insurance
(light green) dropped by 12, 33, and 34 percent respectively. Construction (blue
line) and Administrative and Waste Services (brown) employment each rose by 27
percent. Other categories of employment exhibited no definite trends over the period.
Figure R compares the distribution of employment by NAICS category for Yarmouth, Barnstable County and the state of Massachusetts. Reflecting the tourism
and second-home nature of Barnstable County’s economy, the distribution shows
that the town and the county have a greater percentage of employment in Construction, Retail Trade, Real Estate, and Accommodation and Food Service than
the state as a whole.
Figure S illustrates the trends in major sectors of employment in Barnstable County
for 1991-2007. Retail trade, the largest employment category, grew steadily from
1991 through 2004 when it peaked at 21,400 jobs. Health care jobs have continued to increase at about 3% per year through 2007. Government employment
leveled off at about 15,100 jobs in 2000. Accommodation and food service jobs
peaked in 2000 at 15,900 employees but have declined by 5 percent since then.
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Table C. Total Employment by Category, Barnstable County and Yarmouth, 2007

Figure Q. Trends in Yarmouth Employment, 2001-2007
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Figure R. Yarmouth, Barnstable County and Massachusetts Percent Employment by Category

Construction jobs grew through 2005 and then leveled off at 14,300 jobs. Real
estate employment increased by 15% annually early in this decade but peaked at
11,100 jobs in 2005 and dropped by 7 percent.
A key factor in Barnstable County’s economic development is office-using employment. Figure T shows Barnstable County total and office-using employment for
1991-2007. Like many other categories of employment, office-using employment
increased steadily from 1991 through 2005 but has declined slight since. As shown
in Table C, office-using employment includes the categories of government, services,
professional and technical services, finance and insurance, real estate, information
and management of companies. Recent trends for each of these seven categories are
shown in Figure U. Except for real estate, each of these categories have remained
relatively stable throughout the 2000-2007 period.
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Figure S. Barnstable County Employment, Major Sectors

Figure T. Barnstable County Office-using Employment Trend, 1991-2007
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Table D. Office-using Employment by Category, Barnstable County and Yarmouth

Figure U. Barnstable County Office-using Employment, 2001-2007
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Review of Relevant Reports and Findings of the Interviews
This section of the Market Findings report includes FXM’s review of relevant
reports prepared by others that bear on economic development issues within the
Yarmouth Route 28 Corridor, and summarizes the observations and findings of our
interviews. FXM senior staff contacted more than 27 business and property owners,
real estate professionals, and public officials recommended by Town officials, and
study participants, and conducted 18 interviews on-site and by telephone interviews
as listed at the end of this section. Numerous reports, studies, and public documents pertaining to Cape Cod and Town of Yarmouth land use, comprehensive
and economic development plans, are referenced and cited in the text.
Reports on Regional and Local Economic Characteristics
Historically, the Cape Cod and Islands region has had a highly seasonal economy
largely dependent on the resort industry, retirees, second-home owners, and residents who work in other parts of the state; Allied Health Services, and High-Technology are the region’s other major business clusters.9 In a 2001 report examining
strategies to mitigate seasonal economic factors, and build a more viable year-round
economy, the resort industry was defined as including eight major business groups:
general merchandise stores, food stores, apparel and accessories, eating and drinking places, miscellaneous retail, hotels and other lodging places, amusements and
recreation services, and museums. Recommended strategies to reduce the volatility
of the Cape’s resort-based regional economy were: (1) attracting affluent retirees and
second home owners; (2) recruiting high-technology and professional services firms;
and, (3) lengthening the resort industry “shoulder seasons” through April-May and
September-October. The report cautioned that the continued trend of increasing
population, housing stock, and availability of high-end tourist accommodations,
had the potential to shift the region’s resort-industry from its longtime branding
as an low-cost family vacation venue to a high-cost tourist colony, and that even
accommodating fewer tourists who spend more might alter the region’s character
as a tourist destination.10.
There are three sub-regions, Cape Cod, Martha’s Vineyard and Nantucket, share
similar economic, demographic, and environmental characteristics. While tourism
is the primary economic engine for each of the three sub-regions, Cape Cod (Barnstable County) is reported to have made more progress diversifying its economy.
As the urbanized core of Cape Cod, the mid-Cape has is the center of commercial
business activity, particularly for health care, professional, financial, and retail
services; the towns of Dennis, Yarmouth and Barnstable comprise the mid-Cape.
Over the past several years, government officials and business leaders have focused
9

Cape Cod & the Islands: More than a Resort Economy, Clyde W. Barrow (Summer 2001)

10

Cape Cod & the Islands: More than a Resort Economy, Clyde W, Barrow (Summer 2001) Cape Cod

& the Islands: More than a Resort Economy, Clyde W, Barrow (Summer 2001)
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on opportunities to build a more diverse, year-round Cape Cod economy within
the dominant hospitality and tourism industries by spreading business activity into
the spring and fall seasons, and expanding new niche markets such as eco-tourism.
Although the hospitality industry is still significant, the region had made significant
strides toward building a year-round economy by shifting new growth in the hospitality industry into the shoulder seasons, promoting a retirement industry, and development of new clusters in professional, scientific, educational, and technical services,
as well as high-technology niches such as marine technology-based enterprises.11.
The Cape Cod and the Islands regional economy is highly seasonal, with 65 percent
of visitations occurring in the summer and fall months (June to October), and
from 1999 to 2000 experienced an acute shortage of unskilled and semi-skilled
workers.12 In 1999, the Cape’s resort industry accounted for 25.5 percent of the
region’s peak total employment of about 100,000 jobs, representing a two-year
(1997-1999( increase of 22.3 percent, and approximately 41 percent of the region’s
total direct, indirect and induced employment.13.
An analysis of seasonal workforce sponsored by the Cape Cod Commission (CCC)
focused on Barnstable County, and included survey of more than 1,700 Cape Cod
employers.14 The survey results indicated that more than one-third of Cape Cod
resort industry employers found it more difficult to recruit seasonal workers than
in the previous five years; and about 40 percent of employees described a general
labor and housing shortage as the main impediment to recruiting resort industry
employee, in concert with high housing costs and age demands. A 2001 report
examining the Cape region’s resort-based economy identified the composition of
the seasonal workforce as:
• Cape Residents (homemakers & moonlighters)
• Off-Cape Commuters
• Foreign Temporary Workers
(of whom college students account for 5.2)

=17.4%
= 7.8%
=11.4%

• High School Students
=15.0%
• Retirees
=11.9%
• US College Students
=31.7%
To date, the CCC has not tracked the resort industry employment, nor commissioned more recent analysis with updated information.15.
11

Cape Cod and the Islands: B&B + R&D = A new economy, Clyde W. Barrow, MassBenchmarks (2006)

12

Cape Cod & the Islands: More than a Resort Economy, Clyde W, Barrow (Summer 2001)

13

Cape Cod & the Islands: More than a Resort Economy, Clyde W, Barrow (Summer 2001)

14

Help Wanted! Cape Cod’s Seasonal Workforce, Center for Policy Analysis, University of Massachusetts

Dartmouth (October 2000)
15

FXM Associates interview with Elizabeth Hude, Special Projects Coordinator Cape Cod Commission

Planning Department (April 2009)
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Reports on Economic Conditions & Trends
Current and forecast national economic conditions provide the operative framework for
the expectations of business and property owners, particularly their anticipated capital
investments and estimated future earnings for expansion or job growth. Many of those
interviewed by FXM either qualified their near-term prognosis, or viewed the 2009
season as a bell-weather for the next three to five years for Cape Cod’s overall economic
future. The most frequently mentioned trend of potential concern or interest was
whether visitors would pay for lodging and food, use the beaches, and other spending,
which are especially critical for many businesses on Cape Cod:.“the summer season is
equal to the ‘Holiday Season’ in terms of value to retailers.” Some Cape and Yarmouth
hospitality and resort owners have shifted their seasonal operations into the fall and
spring seasons which has diversified and expanded their customer base, while others
simply shut-down business operations during for the off-season (November through
mid-April) citing diminished off-season conference business activity.
The New England Economic Partnership (NEEP) presented an analysis of the
Cape and Islands region at the 2007 Economic Summit, sponsored by the Cape
Cod Chamber of Commerce, that identified changing demographic trends and
potential implications for regional population growth, increased employment, and
future prosperity.16
Resident Growth Trends – Cape Cod year-round population growth had virtually ceased with only 2,000 new residents from 2000 to 2006; more year-round
residents are moving from the Cape than to the Cape; largest year-round resident
loss appears to be from mid-Cape towns.
Aging Trends – Cape had 5,000 more deaths than births from 2000 to 2006; the
Cape is primarily losing working age adults (35-44 years old), their children, and
early retirees; the loss of families and children will mean slower growth in retail
stores; Cape median age is 45.7 years, the highest in the nation.
Housing & Household Trends – In 2006, more than 80% of Cape housing stock were
single family dwellings; nearly 100,000 housing units were occupied year-round,
over 50,000 were seasonal; four-fifths of year-round units were owner-occupied;
only 20% of households had children compared to 30% region-wide; nearly onethird of households had one occupant.
Workforce and Housing Trends – housing demand on Cape was driven by workers, renters, and second home buyers; after growth during 1990-2001, workforce
growth had ceased with forecast negative affects for tourism and home prices.
The 2007 report also included summary results of a resident survey by the Cape
Cod Commission, and member survey of the Cape Cod Realtors Association.  
16
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During the course of this market study, FXM was unable to confirm with the Cape
Cod Chamber of Commerce, or Cape Cod Commission representatives, if there
are plans to update this socioeconomic synopsis, or convene another Economic
Summit on current economic challenges and opportunities. The implications of
the 2007 report’s findings were:17
•
•
•

•

•

Cape Cod’s significantly older than average age population creates a far greater
imperative to build workforce housing than for most other counties in the state.
Incentives may also be needed to encourage young people to stay in the region.
The heavy reliance on property tax revenue from single family homes with few
occupants, many of whom are retired or households without children, means
that annual increases in school expenditures should be expected.
Cape resident and home-buyer demography has become unbalanced; there
may not be enough year-round workers or families with children to sustain
Cape communities long-term.
Rebalancing the Cape’s human ecology is a critical goal.

Economic Conditions and Trends
The theme expressed throughout FXM interviews defined current economic conditions as generally precluding consideration of real estate or business investments/
improvements, except in particular regional and local ‘niche’ markets such as
higher-end hospitality facilities, specialized residential complexes, and recreational/
entertainment venues. Market trends in Yarmouth over the next three to five years
are expected to have higher retail vacancy rates; new development or more intensive
commercial uses will be limited due to Town water restrictions. However, some
of those interviewed believed that when the market picks up, Yarmouth could be
positioned to take off, and that old, deteriorated, functionally obsolete property
on Route 28 could provides an opportunity if the Town takes certain steps to set
the stage for development/redevelopment of private property.
Tourism and Hospitality Conditions and Trends
Notwithstanding a decade of significant growth in the region’s economy, its resort
industry was still highly seasonal, and remains highly sensitive to weather factors, as
well as the economic conditions of the economies of other regions and states that fuel
the Cape’s tourist trade; room demand declined about 50,000 to 100,000 rooms per
month from the peak summer season of June, July and August through the off-season.18.
Several of those interviewed suggested that the regional economic development
focus should be on the Cape as a tourist destination that could be world-class; and
the target market areas for enhanced Cape tourism should be New England, New
17
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York, New Jersey; others pointed out that there are fewer hotel rooms on Cape Cod
now than there were in 1950s. Some of the local hospitality industry representatives
interviewed for this study referenced their involvement and support for the ‘branding’ initiative” undertaken by the Town, based on the 2008 report commissioned
to identify Yarmouth as a marketing destination.19 This study collected data from
stakeholders, past visitors, and hotel records to help formulate a strategic marketing
position and distinctive by-line. The ‘Visitor Origin’ element of the “branding study
reported that visitation to Yarmouth is regionally-based with the top ten markets
located in the Northeast, and nearly 78% of visitors originating from four market
areas: Boston-Manchester (45%), Hartford-New Haven (11%), Providence-New
Bedford (10%), and Springfield-Holyoke (5%). Other study findings related to
the Town’s objective of ‘branding’ to visitation included:
•

Cape Cod is an extremely powerful and well-known brand, and for the Yarmouth brand to be effective it has to exist in a relative context to Cape Cod.
• Visitation research documented that for the visitor, there is no focal point that
truly defines what or where Yarmouth is.
• Cape Cod is perceived as being over-priced, not a destination for children,
difficult to explore logistically, and not accommodating for the average person.
Conversely, Yarmouth is considered a good value, a family-friendly town, central to all that the Cape has to offer as a whole, and puts the Cape experience
within reach (financial and geographic accessibility).
The now familiar destination strategy generated from this study focused on Yarmouth’s central location and family-friendly values, making Cape Cod more accessible, resulting in the by-line, “Yarmouth, Massachusetts … Cape Cod within reach.”
FXM interviews with local resort and motel/hotel managers indicate that recent
room tax receipts show occupancy is down and tax revenues are up, suggesting
that higher-end properties such as the Yarmouth waterfront hotels are doing well,
while others are not and may be experiencing higher vacancy rates. Generally,
room tax collection has been stable at $20-$22 million a year of which the Town
historically receives $1-$1.5 million over periods of both good and bad times,
but the trend of declining room occupancy and increased room tax revenue is
not deemed sustainable without facility improvements and property investment.
There is widespread frustration among local hotel/motel and resort operators with
the perceived inequities of the state room tax statute and administrative policies.
Representatives of area hospitality businesses and organizations strongly believe
that room tax revenue should be reinvested to support the tourism/hospitality
industry, including funds for beautification projects, signs, visitor center services,
information and maintenance staff –a primary Visitors Center on Route 6 between
Exits 7 & will have reduce hours/staff during the 2009 summer season. This situation appears counter-productive to most resort and lodging owners/developers,
particularly for ‘donor’ regions such as Cape Cod that generate large amounts of
19
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room tax revenue but get little back. A few of those interviewed advocated that
Yarmouth follow the example set by the Town of Plymouth, and secure passage of
a home rule petition to change the distribution system. The Yarmouth Planning
Department does not track the status of room tax collection or disbursement.20
There is significant development underway in Yarmouth’s Hotel/Motel Overlay
District on Shore Drive (HMOD2) where the Davenport Company is consolidating two motel properties into a new resort facility, and totally rebuilding another
at existing Red Jacket sites– Blue Water, Edge of Sea and Riviera. While the total
number of room (410) will remain the same after redevelopment, company representatives described comprehensive plans that will add about 60,000 sq. ft., a
business center, totally revamped lobby, and a new 4-story structure. Town and
company officials expect the Davenport investment to provide renewal for the larger
area abutting the south shore, and estimate the project will generate $1 million in
additional tax revenue; currently, the project is in the permitting phase.
Office Conditions and Trends
The relatively high level of educational attainment among Cape Cod residents
would seem to afford the region an opportunity to develop businesses in high-technology fields such as marine technology, software engineering, and environmental
technology, as well as other office-based technology production and services that
have been emerging over the past decade. Toward that end, a 2001 report examining strategies for building a more viable year-round Cape economy recommended
attracting and recruiting high-technology firms.21 Notwithstanding regional and
local government officials, as well as private sector advocates and developers, there
has been no significant growth of office-based business enterprises, except in Health
Care sector and in selected locations. Another factor influencing demand for office space has been expressed in anecdotal reports that the Cape Cod region still
has limited access to high-capacity broadband/fiber optic conduit for the efficient
commercial-level transmission of large amounts of data and imagery. This has become an increasingly critical operating need for many 21st century tech-oriented
companies, many of which rely heavily on video or high volume transmissions, or
on-line advertising and sales.
During the course of this market assessment, factors identified limiting the Cape
Cod office market and development mentioned the additional cost and time governmental reviews require for commercial development larger than 9,999 sq. ft.
influencing potential office developers, users/tenants needing larger office facilities to off-Cape locations – notably Wareham and Middleborough; and various
expression of “that window (of market opportunity) closed five years ago.”.Some
observers attributed difficulties in establishing an office-based, high-tech business
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cluster on Cape Cod to constraints associated with the region’s geographic isolation, and lack of a major university, while noting potential niche opportunities to
foster small firms in the fields of marine and environmental technology, software
development, and other digital production services with increased future accessibility to expanded broadband/fiber optic infrastructure.22.The Cape Cod Commission approved regulations allowing communities to define and establish a Growth
Incentive Zone (GIZ) for more intensive commercial uses/development.
Real estate brokers and commercial developers interviewed by FXM for this market assessment reported an increasing number of associated hospital, medical and
health care service businesses also have relocated, or are expanding in new facilities
at Independence Business Park. Several real estate professionals also pointed out that
Hyannis was one of the ‘high profile’ addresses on Cape Cod with an established
business district and industrial park, and three year head-start toward fostering
commercial development in the Downtown GIZ. According to area real estate
brokers, most newly constructed office space in Yarmouth is “flex/space” that is
zoned for commercial use, accommodating office or retail business activities, and
frequently located in small commercial plazas.
At the time of this market examination, several large commercial properties in
Yarmouth reported vacancies, including: space at the Stop & Shop Plaza, Yarmouth
Plaza (Shaw’s, Registry of Motor Vehicles, etc.), 20,000 sq. ft. of office space since
TD Bank North consolidated its operations; and 50% of the space at the Eastern
Bank building.
The strongest demand for office space in Yarmouth is from insurance companies,
and most commercial tenant inquiries are from office-based businesses, typically
a mix of professional and business services, Mom & Pop retailers, mostly local;
but very few restaurants mainly due to Yarmouth wastewater issues. The majority
of inquiries to area real estate brokers are from businesses already in Yarmouth
interested in moving or opening another location, and most brokers report that
there is no off-Cape demand for commercial space in Yarmouth. Overall, there
is minimum demand for office space in Yarmouth, generally, and definitely not
along Route 28; real estate agents interviewed by FXM cite an office building on
Route 28 near the Dennis town line that has been dormant for years as evidence
of slight demand, and describe the market as comprised mostly of Yarmouth-based
businesses and entrepreneurs needing modest-sized space (1,200-1,800 sq. ft.);
Most office space in Yarmouth leases at $15-20 sq. ft triple net for Class A space
in newly constructed or modernized buildings in good locations. However, most
of the office space in Yarmouth is in converted houses with severe limitations for
contemporary commercial uses; and often office/retail space is leased at a triple-net
hybrid with the tenant paying only some of the tax/insurance/utility costs. Local
Cape Cod and the Islands: B&B + R&D = A new economy, Clyde W. Barrow, MassBenchmarks (2006)
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realtors indicated that there is an increasing amount of medical related office space
in Yarmouth, but medical uses require a level of water/sewer capacity that is not
available in adequate amounts. Prime Yarmouth office space is located on Med
Tech Drive, and typically leasing at $12-$14 sq. ft. to doctors, high-end personal
services, and other professionals and technicians; currently, there is no medical
office property available in Town, although the future trends will be influenced
by the availability and cost of land, better transportation access, and increased
wastewater capacity. However, many of these real estate professionals believe that
Hyannis and the Route 6 area near the industrial park will be prime areas for
medical office development.
The Medical Center, “Activity Center #1,” was derived from Cape Cod Hospital
development plans in the Medical Overlay District, created at hospital’s request;
only a small fraction of hospital property is in Yarmouth, according to the Town
planning department. There is an established concentration of health care related
office uses in Barnstable in the Hyannis village business district near the Yarmouth
town line, and local economic development planners foresee opportunities for
medical related business spin-offs, such as linen, supplies, and services similar to
the uses now in Barnstable.23 The Town expected this area, and the seven other
identified Activity Centers along Route 28 to focus public and private revitalization
effort, stimulate commercial and mixed-use redevelopment, and fulfill the perceived
need to create ‘village centers.’24.The Yarmouth Town Planner. and Cape Cod
Hospital administrators confirm that the hospital outpatient facility and selected
other services are relocating completely to the Independence Business Park, where
new facility construction and on-going expansion is underway on Attucks Way,
which will be the focus of future hospital expansion.25.Physicians’ offices, and other
related business services are firmly established in Hyannis near the main hospital,
where a significant amount of hospital services and administrative functions will
remain; some are moving or expanding to Independence Park. The Hospital has
no expansion plans in Yarmouth, and any new businesses are likely to locate in
Hyannis rather than Yarmouth; and there are very limited prospects for business
growth related to the hospital in Yarmouth.
Retail and Restaurants Conditions and Trends
Local owners and managers of retail property report increased vacancies, consistent
with overall national and regional economic trends, and express grave concern about
the number of tenants struggling to stay in business through the current economic
slowdown; one commercial property manager began receiving requests for up to
30% rent reductions almost a year ago, and few others expected at least 3-4 stores
to close. Two mid-Cape area commercial real estate brokers identified several large
vacancies in Yarmouth, including 22,000 sq. ft. on a ‘significant retail;’ 9,000 sq.
Route 28 Village Center Project Vision Plan Activity Centers ,2005

23

FXM Associates interview with Terry Sylvia, Yarmouth Town Planner, and Vision Plan, op.cit.

24.
25

FXM Associate interview with Terry Sylvia, Yarmouth Town Planner, and Lynne Fisher, Director of

Projects, Cape Cod Hospital (April 2009)
Yarmouth Route 28 Market Analysis

68

The Cecil Group • FXM Associates

ft. space that has been available for over one year reduced to $7.50 from $11 sq. ft.
triple net (NNN). Some brokers interviewed by FXM felt that the Route 28 corridor,
in particular, was stigmatized by recurring vacancies, run-down properties nearby,
and generally marginal conditions along all of Route 28 from one end to the other,
Retail property managers stated in FXM interviews that the biggest issue affecting
virtually all Yarmouth retailers is the lack of year-round population that shops in
Yarmouth or on Route 28, which has mostly pass-through traffic. Retail space
prices in Yarmouth are generally 50% lower with the average retail space renting
for $6 to $8 sq. ft. compared to $16 to $18 sq. ft. elsewhere.  
Residential Conditions and Trends
In 2008, the Massachusetts Department of Housing and Communities Development (DHCD) published a statewide housing market assessment that evaluated
residential markets in each of the Commonwealth’s seven regions, and projected
probable demand for housing and housing unit production through 2012.26.The
DHCD report was based on an analysis of regional demographics, existing housing
stock and recent development patterns, and prospects for employment growth.
Between 2000 and 2006, statewide population grew 1.5 percent, and the number
and proportion of residents aged 50 to 64 increased in every region. The state’s
slow population growth rate was reflected in flat household growth, and the report
notes that this weak population and household growth is expected to discourage
new near-term housing production. The state’s shifting demographics will largely
determine housing demand over the next several years because household formation is the most significant contributor to new housing demand, and young people
typically represent the largest share of new household growth.
The DHCD assessment projected housing supply as the number of current units,
plus the number of new forecast units, less the number of converted or demolished
units; it assumed that geographical distribution of development and demolition
would remain similar to recent trends. Housing demand was projected for three
population growth scenarios, with assumptions that people’s housing choices
through 2012 would remain similar to those made in recent years (2005/2006).
The report notes that the slow rate of housing production forecast by the New
England Economic Partnership (NEEP) through 2012 will be insufficient to accommodate even the very slow rate of the Commonwealth’s population growth,
given the pre-existing widespread housing shortages. Whether the state experiences
no population growth, continued slow growth, or double the recent rate of growth,
the Cape and Islands region is expected to have a net surplus of 1,100 to 4,500
housing units from 2008 through 2012 – although a large surplus of single-family
units masks an expected shortage of multi-family units.
.The State of the Massachusetts Housing Market: A Statewide and Regional Analysis, University of
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The aging of the 1.78 million Massachusetts baby-boomers is expected to have an
increasing influence in the state’s housing market, contributing to shifts in regional
housing demand and demand for different types of housing. The report concludes
that substantial effects of baby-boomers downsizing choices in the housing market
would likely appear after 2012. Downsizing begins as early as age 65 but appears
to be more common among householders over age 75, and if current trends and
housing preferences continue, the most dramatic effects of baby-boomers downsizing would begin to appear as the oldest baby-boomers reach age 75 starting in
2020 continuing until the youngest baby-boomers reach age 75 in 2039.27.
From 2008 through 2012, the DHCD report projections anticipate statewide new
production of 16,721 multi-family units, with a net gain of only 8,991 units due
to conversion or demolition of 7,730 units, and an associated projected shortage of
rental units since approximately 70 percent of multi-family units are rentals. The
Cape and Islands region is projected to produce 7,555 new single-family units and
390 multi-family units (total of 8,032 units including mobile home shipments),
and have unmet demand for 13,982 multi-family units through 2012.28
Workforce Housing and Affordable Housing
The term “workforce housing” usually refers to the supply of housing accessible
to major employment centers located within a defined market area, region, or
municipality. An area’s workforce includes employees in positions covered by unemployment insurance (“covered employees”), and may include others employed
within the defined area. Some of these workers currently are residents, while others
are potential future residents working in the region or municipality. When there is
inadequate housing stock in an area to meet employee demand for housing, public
officials determine that there is a “workforce housing shortage.” Typically, a portion
(but not all) of an area’s workforce will have an average annual income deemed by
public officials as insufficient to afford market-rate sales or rental housing prices
in that area, creating an “affordability gap.” These conditions are related, but the
terms are not interchangeable, except on Cape Cod where most communities
consider workforce housing and affordable housing to be the same condition and
product, according to CCC planning department staff.29.During investigations for
this market study, FXM was unable to obtain any studies, analyses, or data from
public officials or website sources documenting the type and amount of housing
needed by the Town of Yarmouth’s workforce.
Cape Cod Hospital is a major employer in Yarmouth and the mid-Cape, employing more than 3,000 workers. A few years ago, the hospital examined the option
27
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of developing workforce housing in an area near the cranberry bogs for a range of
employees seeking ‘upscale’ 2-bedroom units; subsequently, it was decided not to
pursue the venture.30
Seasonal Housing
The Town’s housing plan described seasonal housing use as significantly higher
than that of the state overall – as would be expected of a community in a region
dominated by tourism, but the Town also had a lower than average percentage of
renter-occupied housing.31.More than one-quarter (27%) of Yarmouth’s housing
stock is utilized for seasonal or occasional residence, compared to 32% in Barnstable
County, and a statewide average of only 3.6% indicating a substantial increase in
seasonal population.
The seasonal workforce housing shortage that has periodically affected the Cape
Cod housing market has abated since 2008, according to information from FXM
interviews with Yarmouth hospitality and tourism business owners and manager.
Although seasonal housing is an issue for some retail and restaurant business owners,
many of the employees hired on a seasonal basis are local or area residents, mostly
college and high school students and some retirees who do not have short-term
housing needs. Several local employers have on-site apartments, or other housing
available for their non-local seasonal workers. The resort and recreational facility owners interviewed by FXM viewed the issue of seasonal housing demand as
overstated and a non-existent issue -- pointing to a number of quality apartments/
townhouses typically available for rents of $950 monthly as evidence of an adequate
supply of seasonal housing. Many of them considered seasonal workforce housing
shortages as an issue for employers paying low wages or hiring transient and immigrant workers, and that companies employing local and Cape workers do not
have seasonal housing needs or issues.
Affordable Housing
The Town’s recent Housing Production Plan noted that the supply of affordable
housing in Yarmouth totals 373 units, based on a March 2008 Department of
Housing and Community Development (DHCD) subsidized housing inventory,
with the potential to expand the overall supply to 16,000 dwelling units at full
town build-out.32 To reach and sustain 10% of the year-round dwelling units in
Yarmouth as affordable, consistent with state standards and Town goals, the 2008
30
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inventory of 12,056 housing units would have to increase by a factor of 4.3; and,
the concentration of service-sector businesses in Yarmouth and its related high job
turnover creates a greater need for rental housing. The Town currently has a gap of
833 housing units to meet the 10% state affordable housing standard. The report
concluded that the existing shortage would continue without creation of more
affordable housing or employment opportunities paying livable wages.
According to this report, Cape Cod and Yarmouth demographic rends indicate
that the proportion of older residents will continue to increase, as will the decreasing number of young adults. Despite the prevalence of home-ownership among
seniors, many elderly residents will be increasingly reliant on fixed-incomes, and a
substantial number of them will need affordable (subsidized) housing and assisted
living residences. However, the report identified housing for younger people as a
greater need in Yarmouth.
The Town’s production plan, intended to help reach this goal, identified seven
town-owned sites as well as five privately-owned sites where residential development
could generate an additional 174 and 133 affordable housing units, respectively
by 2013. The plan also recommended several planning and regulatory reforms as
part of a comprehensive action plan to advance affordable housing production
in Yarmouth. The 5-mile Route 28 commercial corridor is identified as one of
the targeted areas for affordable housing development in concert with the Motel
By-Law incentives and mixed-use provisions, and recently designated “Activity
Centers” along Route 28.
Business and Real Estate Development Opportunities
The majority of Yarmouth business owners and real estate developers consider the
next three to five years a reasonable timeframe for accomplishing the initial phase
of Route 28 redevelopment, which most believe should focus on:.the Parkers River
area, incorporate proposed new attractions, and 21st century lodging which will
be critically important to longer-term revitalization. There was general consensus
for the need for collaborative action by major property owners to produce quality,
‘seamless’ development in the absence of a formal master plan for the Town of Yarmouth, the Route 28 corridor, or strategic activity centers and parcels. There also
was overall agreement that public sector investment could facilitate implementation
of private sector business expansion plans, parcel assemblage, property redevelopment, and new construction being proposed by successful, local businesses. While
most respondents knew about the Route 28 GIZ district and the Town’s Motel/
Hotel By-law, some were aware of the nearby Economic Target Area, and a few
were familiar with the eight ‘Activity Centers’ that have been identified along the
Route 28 corridor; they all believed that increasing and intensifying the amount
of quality hospitality, recreational, residential, and retail uses in the central area of
the Route 28 corridor is how and where redevelopment should begin.
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The potential Red Jackets Resorts redevelopment plan, proposed by The Davenport
Company, would add 60,000 sq. ft. to existing Yarmouth hospitality uses on 3
properties. The existing Blue Water, Edge of the Sea, and Riviera facilities would
be demolished; and a new 4-story facility would be built with the same number of
rooms (410); an upgraded lobby, state-of-the-art business center, and 21st century
conveniences. There are other long-standing, successful, family-owned recreational
and amusement businesses located near the center of Route 28, such as Bass River
Sports and Zooquarium, that have modified their attractions, expanded operations
into the shoulder seasons, developed niche markets, and forged alliances for cooperative marketing and ticket sales. Two of these companies occupy more than
35 acres of contiguous land within the Route 28 GIZ Phase I district, and two of
the town’s designated Economic Centers.
The Town of Yarmouth Aquaculture Facility has five tanks producing about 2
million shellfish seed in an open air facility to replenish Town-owned sites only
with quahogs, oysters, and occasionally scallops; the proposed new facility in
development plans for Parkers River Marine Park development would quadruple
the number of tanks, include a component to grow algae in a greenhouse/atrium
setting, and allow the Town to lease some tank space to local residents.33 The park
plan expands the existing municipal aquaculture facility within a building with a
marine science research component that is connected with area schools and colleges;
and would include interpretative displays, ‘touch tanks,’ and highlight features of
the local ecology. Parkers River Marine Park concept provides additional public
access to the water; and the nearby Zooquarium is planning a facility upgrade that
will be focused on Cape Cod and connected to the new park. The Marine Park
plan could be implemented and completed within three years, and it could happen and function independent of the proposed marina component; without the
marina, there could be other uses, such as a ‘Green’ industry or environment focus;
response to demand for kayaking, and eco-tourism tours and services.
Interview Observations
FXM interviews with regional and local business and property owners, commercial real estate developers and managers, revealed a generally optimistic attitude
about future Cape growth, based on the continued conversion of seasonal homes
to year-round residences, and opportunity for specialized types of retail and highend services. The following observations and suggestions were offered during FXM
interviews with local property and business owners, real estate and developers
and agents, resort and recreational attraction managers regarding: (1) the Town’s
Route 28 Corridor revitalization plans and redevelopment objectives , (2) recent
land use/zoning modifications and districts enacted to facilitate private property
and business investments; and, (3) the influence of Route 28 traffic conditions on
their business operations as well as current and future. Route 28 business activity.
33
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These observations and quotes do not necessarily reflect opinions of the study
consultant but represent a range of comments FXM received during interviews.
Town of Yarmouth
•

•

•

•

•
•

•

“Yarmouth is conveniently located, has a responsive local political structure, is
well serviced by business organizations/associations, and has reasonable access
to Route 6 which is the man road on/off Cape.”
“Yarmouth has better accessibility, easier circulation primarily because Town
isn’t as dense as Hyannis; more appealing to businesses located to the east;
Hyannis and Falmouth are the “heart of the Cape” primarily due to population density.”
“Yarmouth, Dennis and Provincetown are the only Cape towns with beaches
and waterfront hotels, and traditionally, Yarmouth has had the family-oriented
reputation.”
“Significant amount of vacancies and deteriorating older, lower-end motels are
attracting less affluent clients with less disposable income which affects many
Route 28 retailers; Route 28 needs a new function.”.
“Route 28 was once a major attraction for summer visitors and tourists, oriented to families; but the Cape is no longer a ‘cheap vacation option.”
“Yarmouth disadvantages for most commercial developers are that sewer capacity limits type and amount of commercial investments/uses; the Town sewer
study in progress may be a good beginning to addressing this; and Route 28
traffic volumes which adversely impacts existing, and prospective uses.”
“Yarmouth is viewed by commercial developers as a wasteland with difficult local requirements, in addition to Cape Cod Commission reviews, and Route 28
redevelopment is stifled because the GIZ only applies to motel/hotel properties.”.

Route 28 Redevelopment
•

•

•

•

•

Yarmouth Route 28 Market Analysis

“The proposed Marine Park will expand the Town’s shellfish aquaculture facility capacity, production, and revenue options , has a marine science and local
ecology education and research component, and would enhance Parkers River
kayak tours now operated by local businesses.”
“The Route 28 strategy should start with sites near the water – target the Parkers River area and get the Town’s planned marina and Marine Park developed
as a focal point where the Route 28 strip begins to change closer to Hyannis.”
“Expand boundaries of Town’s Economic Development Target Areas to include
key property proposed for private sector redevelopment/new construction in
a Route 28 ‘Resort and Recreation Activity Center.”
“The key issue to Route 28 redevelopment is the size of existing parcels; most
Route 28 property is about ¼ acre; need developable parcels of 3-5 acres to
attract new development to Route 28.”
“There are 3-4 of the major amusement and recreational attractions along the
central area of Route 28 that are operating profitably during the shoulders of
the Cape Cod tourist season (April/May and September/October), and are
engaged in collaborative marketing, sales, and transportation services.”
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•
•

•

•

“The Town’s proposal for Parkers River marina/Marine Park is good idea;
development of more water-dependent uses should be encouraged.”
“Route 28 development area should include the Town’s Economic Target Area shown
on Land Use Vision Plan, which encompasses privately-owned property proposed
for new commercial or mixed-use development by a local hospitality company.”
“Residential redevelopment of older motel sites, or new construction would
be difficult – except maybe specialized residential like ALR;.residential uses
could replace outmoded motels, non-descript businesses on the south side of
Route 28 – commercial uses are there by variance, there are residential uses
abutting the parcels, and the parcels lack sufficient depth for contemporary
commercial activity.”
“Parkers River Marine Park concept would provide additional public access to
the water; plan envisions expanded municipal aquaculture facility (from 5 to 30
tanks) within a new building, with a marine science research component connected with area schools and colleges, and interpretative display, ‘touch tanks,’
local ecology features; Marine Park plan implementation could take about 3
years to complete; without the proposed marina, there could be other uses, such
as green industry or greater focus on Cape Cod environment and eco-tourism,
including the Parkers River kayak tours conducted by private companies.”

Redevelopment Issues and Impediments
•

•

•

•

•

“Town should expand provisions of Route 28 ‘Motel/Hotel’ by-law provisions
to include other commercial or mixed-use property, and also extend Phase I
GIZ district to include portions of the GIZ II district within the recommended
Route 28 ‘Resort and Recreation Activity Center.”
“Yarmouth is viewed by developers as a wasteland with difficult local requirements in addition to Cape Cod Commission regulations; Yarmouth may be
one of the worst towns on the Cape now but could leap frog to 1st place when
the economy rebounds if the Town takes certain steps.”
“GIZ extinguished Cape Cod Commission effect for motel-hotels, but local
by-laws restrict building height, FAR, set-backs, etc.; Cape Cod Commission
and Town by-laws are the biggest impediments to Route 28 improvement and
redevelopment; without those permitting obstacles, you would see other uses
including office, restaurants and maybe specialized residential (Assisted Living
Residences) – same uses developers have been building in Plymouth and other
nearby off-Cape towns.”
“Established companies want to be in or near Hyannis; Hyannis has name
recognition, and lots of land; Yarmouth is proximate to Hyannis and could
attract the same types of developers – prior to economic slump, there were
lots of inquiries for resort and office development with interest in Yarmouth
that couldn’t be achieved.
“Numerous retailers have viewed prime retail property but are not been
interested; Route 28 area and even sites with frontage and high visibility are
stigmatized by recurring vacancies and run-down properties nearby.”

The Cecil Group • FXM Associates

75

Yarmouth Route 28 Market Analysis

•

•

•

•
•

“Biggest issue along Route 28 is the increasing number of vacancies/for rent
signs; there is appearance of area in decline, within and beyond Yarmouth,
which has negative affect on all Route 28 business and property owners.” ”
“Biggest problem for Route 28 businesses is traffic volume during summer
season – tourists are afraid to get off the road because of difficulty of getting
back into flow, and local residents use secondary roads to get around and bypass
Route 28 businesses entirely.”
“What’s needed is:.#1 is to encourage assemblage of small lots; #2 extend/
expand incentives in the Motel/Hotel By-law to other property uses; #3 need
to upgrade or provide sidewalks throughout the corridor; and, #4 seriously
consider burying utilities, especially in some areas with significant retail uses
– this would make a huge impact on visual quality.”
“Yarmouth and Cape Cod Commission permitting process is somewhat onerous, time consuming and costly.”
“Best approaches suggested at the Chamber’s business focus group meeting:
have Yarmouth redevelopment authority to take control of derelict property,
or, agreements between adjacent property owners to redevelop property and
share in investment return; this would address the problem of so many marginal Route 28 sites owned separately and next to other marginal sites which
would result in fragmented redevelopment otherwise.”

Route 28 Traffic & Circulation
•

•

•

•

•

Yarmouth Route 28 Market Analysis

”There has to be a way to get more effective Route 28 traffic controls, especially
pedestrian safety improvements, designated turn lanes, marked pedestrian
crossings at intersections and main locations – especially within the central
area with amusement and recreational attractions – people should be able to
go between these sites.”
“Route 28 traffic is an asset but also a challenge for residents, visitors and
workers – shoppers don’t want to fight traffic and prefer to travel to Willow
Street area (Exit 7); year round local residents avoid Route 28 year round
mainly because habits don’t change after tourist season.”
“Route 28 through traffic continues all year—West Yarmouth Rd & Long
Rd is a difficult area to access; all traffic from Lower Cape from Brewster west
uses Route 28, and at least 50%of Route 28 traffic is through traffic. Retailers
biggest issue is the lack of year round population that shops in Yarmouth or
stops on Route 28 – it’s mostly pass through traffic.”
“Route 28 Corridor business activity potential would improve with fewer curb
cuts, ability to build higher, and an overall effort that promotes Yarmouth as
a place to do business; some commercial uses welcome traffic volumes, but it
would be very beneficial to consolidate curb cuts to eliminate multiple access/
egress points and allow access from one business to another without customers
driving back onto Route 28.”
“Even newer hotels on Route 28 face challenges – new Hampton Inn has to
overcome problem of crossing Route 28 day or night – a key consideration
for most family-oriented visitors/tourists.”
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E. Results of Public Meetings
Two public meetings, two meetings with local property owners, and two workshops
with the Planning Board were scheduled during the course of the project to first
generate ideas and then responses to the information and concepts developed during
the course of the study. Information relative to these planning efforts was posted
on the Town’s website (www.yarmouth.ma.us) and meeting announcements were
also posted in the local paper and on Channel 18.
The comments and ideas generated during the meetings directed the study towards
the conclusions provided in this report. Key ideas and concerns were:
•

How does the town revitalize the corridor and create something more in line
with current trends?
• Are there commercial or institutional spinoffs from neighboring communities
that could be developed in Yarmouth?
• When can the proposed Parker’s River marina support new change in the
central area of the corridor?
• Could other public land (e.g. school properties) be used to revitalize the corridor and create a new identity?
• Can the town provide any more support for revitalization and investment?
• How does the corridor as a whole improve when only certain areas may be
proposed for major redevelopment?
• If redevelopment occurs, how will it be coordinated with the highway and sewer
improvements proposed for the town? And can changes in the infrastructure
projects be made to accommodate modifications in the redevelopment plans?
• If revitalization is successful will the existing road and highway system be able
to support increased traffic?
• Are the local regulations too complex to encourage reinvestment?
• How does the Cape Cod Commission factor in to revitalization?
• Who will benefit from commercial redevelopment?
While not all of the questions and concerns could be addressed in this study, they
provided important direction to the recommendations, as to the location, size and
content of the proposed changes.
F. Alternatives Analysis
According to the work plan, a series of alternatives was to be developed after
completion of the market study to allow a discussion on the best means to achieve
the desired revitalization. In addition, the town has adopted the planning and zoning districts such as the Growth Incentive Zone, Hotel/Motel Overlay, Bluestone
concept plan, and Economic Centers. However, after the FXM market study
showed a very limited opportunity for market-driven investment on Route 28, the
steering committee was informed of those market conditions and that a direction
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for revitalization that involved aggregation of properties and repositioning of the
properties for redevelopment should be considered.
Alternatives under Zoning
The potential development alternatives under existing zoning (see Illustration 6:
Zoning Map) has been discussed in the previous section on the Build-out Analyses. Within the Use Regulations Table (section 202.5 of the Zoning By-law), the
three principal business districts found on Route 28; B-1, B-2, and B-3, increase
in intensity of use, respectively. B-1 is a lower density commercial district, B-2 is
the most frequent district designation on Route 28 and B-3 is the only district that
allows the most industrial type uses. Within the districts, all amusement facilities
including museums, and medical offices are only allowed by Special Permit.
The town addressed the need for waivers and variances in the Zoning By-Law with
the ROAD bylaw. This overlay district allows a project to seek relief from zoning
standards for almost all dimensional standards except for driveway width. There is no
relief from the  signage regulations. Information from the town Planning Department
was that only two applications have been received under this bylaw. Consequently
the options under zoning do not appear sufficient to advance revitalization.
Alternatives in the GIZ
The Growth Incentive Zone has been adopted as a Phase I district. The GIZ covers
621 parcels that are within the Route 28 corridor and most of the parcels are zoned
B-1 or B-2 (see Illustration 7: GIZ). The Phase I program supports redevelopment
under the town’s Hotel/Motel Overlay district by providing the 35 hotel and motel
properties included in the district with less restrictive thresholds for development
review (see the list of Hotel Motel Properties, presented in the Cape Cod Commission report from July 30, 2007, Appendix E). The GIZ standards allow that
for projects larger than 10,000 square feet to avoid the more rigorous review under
the Development of Regional Impact review, when certain criteria are met. The
criteria include that the amount of residential uses is at least 40% of the floor area,
retail uses do not exceed the floor area of residential uses, and all commercial uses
are less than 10,000 square feet.
The options for development in the GIZ are currently limited to the hotel and
motel properties identified in the Hotel/Motel Overlay District (HMOD1). While
potentially significant projects could be constructed under this program, comments
on the GIZ received during the course of this study were that the Phase I GIZ was
limited and that the Phase II GIZ should be advanced at this time.
Alternatives in the Economic Centers
Yarmouth’s Economic Centers are located on the Route 28 corridor, South Shore
Drive, and along the Route 6 corridor. The Economic Centers (ECS) along Route
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28 are shown in Figure 8: Economic Centers. There are four areas identified. Two
are not considered to have enough potential while the other two are considered
•

•

•

The western most ECS was considered as an option for medical-related businesses connected with the Cape Cod Hospital. This could include medical offices
and housing for medical professionals. The market potential for these uses, as
discussed in the Market Findings, is hampered by the previous development of
medical services within the town of Barnstable, and housing conditions generally which have satisfied the foreseeable market demand. In addition, the small
individual lots and wetland areas that cover a significant portion of the commercial zoned land, restrict development options and linkages to the hospital.
The next ECS is located between Higgins Crowell Road and South Sea Avenue.
This center is potentially poised for a mixed use commercial, village center.
While this area holds some potential, again, the real estate market options are
very limited, and this location does not distinguish itself from other commercial
centers in Yarmouth and the region.
The next two ECS locations are considered as components within the Yarmouth Center/South Shore Drive district. The recommendations include
the modification of the boundaries to create a more connected and coherent
concept for revitalization.

Alternatives for Public Involvement in Redevelopment
A series of discussions took place with the steering committee members on what
new opportunities could be created with public actions. The committee was asked
to consider:
•

Establishment of a Redevelopment Authority as allowed under state law
(Chap 121B);
• Establishment of a redevelopment committee with lesser powers than a Redevelopment Authority;
• Creation of a process whereby private redevelopment actions that would involve
multiple, private, commercial properties, might be used to initiate redevelopment with the support of public investment.
The committee chose the latter approach. This was based on financial resources,
management resources, and a consideration of the town’s previous and expected
decisions on a public redevelopment authority. To support this approach, the consultant team identified a district where public investment would serve multiple purposes for public facilities and infrastructure that would support private investment.
The unique set of circumstances and opportunities within the central area extending from Route 28 at Parker River, then east and down to the shore discovered
during the study, were identified as such a location. Here both public and private
properties are being considered to capture whatever redevelopment potential might
exist along the corridor. Within this district, the Town is proposing a significant
investment in the public marina and park, while private development along the
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shore and on Route 28 is proposed and relates to the nearby public beaches and to
proposed public improvements in the marina/park land and other infrastructure.
The proposed public and private projects include (additional detail on private
investments is included within the Market Findings page 63):
• A new marina (public/private - design/build)
• A new marine science center (public /private)
• Open land and public parking (public)
• Highway improvements (public)
• Parker’s River bridge replacement (public)
• New sewers for wastewater management (public)
• Aquaculture center (public /private)
• Beachfront hotel upgrades (private)
• New recreation facilities (private)
• Shopping center upgrade (private)
From this analysis, the steering committee and subsequently the Planning Board
were asked to focus on the central district and consider the opportunities to advance
private redevelopment. These program alternatives were not meant to preclude or
restrict reinvestment elsewhere in the corridor, but were considered as the first phases
of a major corridor-wide effort. Other program alternatives for the remainder of
the corridor were then presented to the steering committee and Planning Board.
The steering committee and Planning Board decided that these conditions warranted further steps to determine the opportunities for private redevelopment while
the town focuses public efforts on the marina and infrastructure projects. Next is
a description of the program plans.
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Illustration 6: Zoning Map of the Town of Yarmouth
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Illustration 7: Growth Incentive Zone
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Illustration 8: Economic Centers

Economic Centers

LEGEND
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IV. PROPOSED PROGRAM
This program was created to complete the task of making recommendations for a
better means to implement redevelopment projects and plans by amending local
regulations and entitlement processes. The regulations and entitlement processes
to be revised include the Phase II Growth Incentive Zone and modification of the
economic development (ECS) districts. However, efforts needed to accomplish
this plan require both public and private sector investment coordinated through
a conceptual plan of redevelopment.
Overall Direction for Route 28
The North Star Destinations study, Yarmouth BrandPrint™, completed in June
2005 noted that while “Cape Cod is an extremely powerful brand…visitors cannot
identify a focal point in Yarmouth.”  The study further concluded that there was
a conflict in perception between the conditions of commercial properties and the
quality of the beach, history, restaurant, and motel experiences.
It was during the course of this study that the creation of a focal point for the town
was considered possible in a location that would blend the beach and town history
with commercial reinvestment and the recreational experience. This is the focus
area identified as the Yarmouth Central and South Shore Districts.
Concept for the Yarmouth Central and South Shore Drive Districts
The concept for the Yarmouth Central and South Shore Districts is to reinforce
the historic perspective of this central area as a major public beach and motel
district on South Shore Drive with entertainment and commercial activities on
Route 28. The beachfront and commercial districts reinforce each other through
connectivity and activity.
The area is generally bounded by Parkers River, Swan Pond, Crowell Pond and the
Bass River and is proposed only within existing Business and Hotel/Motel Overlay
zoning districts. The Districts are shown on Illustration 1.
Changes to at least two waterfront motel properties are currently in process with
the filing of a Notice of Intent with the Cape Cod Commission for a development
agreement, and supported by zoning bylaw amendments approved by Town Meeting in 2009. The changes to the north along Route 28 would come in the form
of public and private projects: the marina park on the former drive-in property,
and new entertainment and restaurant uses creating a new mixed use district with
a consistent theme. The mix of uses would support the vision of Yarmouth as a
place for upscale entertainment and food catering to those who would stay at the
motels and to local residents who want other entertainment.
A total of about 500,000 square feet of new development is estimated to be possible. This would be on the upland area and outside the wetlands that border Swan
Pond and Parkers River.
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Development Strategy
The development strategy is to encourage private redevelopment using public programs and projects to support the private investment. The key public programs are:
•
•
•
•

Highway and bridge improvements;
Streetscape and beautification projects;
Wastewater infrastructure improvements;
Rezoning and amendment of the other regulations to allow the focus area development. This includes the down-zoning of properties to off-set the growth potential.
In turn, the town would look to the property owners to:
• Advance the aggregation of properties so that a complete district is created;
• Additional market research to determine a high value mix of uses;
• New construction with high quality projects to help create the focus area.
While this concept meets many criteria of benefit to the town as a whole, the
remainder of Route 28 must be improved as well. So in conjunction with the
focus-area program, additional efforts are proposed to improve the conditions and
opportunities elsewhere in the corridor for commercial property reinvestment.
Under county-wide policies, with this change comes the need for balance of
development impacts; particularly transportation and water resource impacts.
Consequently, another aspect to the overall plan is the need to reduce development
impacts outside of the focus area. This is proposed to be accomplished with several
methods including rezoning and transfer of development rights. The concept is for
the town to provide its support through rezoning those properties in the Business
zoning districts but without an existing commercial land use. These properties are
those with single-family residential uses, institutions and open space. The remaining gap required for mitigation would then be provided by the private transfer of
development rights or aggregation of properties through private acquisition. Options include use of the Cape Cod Commission’s powers to further mandate change
and direct the land redevelopment if the first two methods fall short.
Infrastructure Strategy
The infrastructure improvements include the Route 28 highway widening, the
Parkers River bridge replacement, and the wastewater management plan.  
The highway improvements are being considered now and should be coordinated
with the focus area redevelopment plans. The highway design requirements should
take into account the following:
•
•
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The depth of the land for development within the Central District allows that
internal circulation roads will be possible.
Other roadway considerations outside of the Route 28 highway improvement
project include the connections of the Yarmouth Central District area to the
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South Shore Drive District down Seaview Avenue, and down South Street
accessed from Willow Street.
• The circulation between the districts and even other commercial areas could
be supported with a jitney or similar service, and with improved bicycle ways.
Parkers River Bridge is inadequate for estuarine circulation between the coastal waters
and Swan Pond. The recent report of a fish kill because of low oxygen is an indicator
of the problem. The recommended replacement of the bridge could increase that
circulation, provide better access with canoe and kayak from Swan Pond, provide
better access for fishing, and provide better visibility for passers-by of the coastal
areas and marina park. The plans for bridge improvements should take into account:
•
•
•

Accessibility under and over the bridge.
Circulation improvements to the upper Parkers River and Swan Pond.
A raised bridge to improve visibility to the coastline. (A design example is the
Great Pond bridge in Falmouth.)
Sewers are not currently slated for extension to the majority of the subject properties in the Districts. However, these commercial areas could be developed with an
on-site system or connected to the proposed Phase 1 sewer program in a related
phase. The wastewater management plan should take into account:
•
•
•

Extension of sewers to the east side of Parkers River for the purpose of economic
development equal to environmental management.
The ability to create a distributed wastewater management area that includes
non-contiguous parcels.
Package or modular treatment facilities for smaller areas.

Strategic Partnerships
The success of a privately-directed, publically-supported redevelopment project
requires an understanding by both the private development interests and the
public agencies that the common goals are high quality development supported
with public infrastructure and appropriate regulations. Several relationships must
be understood in this context:
•

•

•
•

Private development would occur with market demand. However, the public
must be able to support the reinvestment when it includes those uses that
support the overall concept for a cohesive central district.
The private investments in commercial and recreational uses should mutually support the private investments in hospitality businesses on South Shore Drive, and
the public investments in facilities at the proposed marina and existing beaches.
Private development interests are benefitted by aggregation of properties and
transfer of development rights.
The town/public interests benefit from completion of a successful redevelopment program that creates the new central commercial and entertainment
district, including a better market for the town marina.
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Process and Approach
There are three aspects to the program for the Route 28 implementation plan;
• Creation of the Central and South Shore District,
• Public actions initiated to support private redevelopment,  
• Other actions for all sections of Route 28.
The following program outline is a series of steps and tasks recommended to implement the concept of a proposed Yarmouth Central and South Shore Drive Districts
plan and address each of the three program aspects listed above:
1. Designate the Central and South Shore Districts as a special redevelopment
district for marine, education, entertainment and recreation development. This
could be done by Town Meeting as a special district or as a zoning district. The
use of some of the alternative funding options such as a District Improvement
Finance program would determine the manner of the designation.
2. Recalculate the build-out based on proposed revisions to zoning and development
potential, and set levels for redevelopment and open space. This will allow the
proposal to meet the County standards for balanced and mitigated development.
3. Request a Memorandum of Understanding or letter from the effected property
owners to allow and support the public process. This will indicate the level
of interest in proceeding with the proposed modifications to public projects,
policies, and regulations (Example from Mansfield TOD included as Appendix
F: Development MOU).
4. Request the Cape Cod Commission to advance the Phase II Growth Incentive
Zone to increase development density in the Central District and empower
the town to issue new development entitlements (permits) in accordance with
the build-out quota.
5. Request the Cape Cod Commission accept modification of the economic development (ECS) boundaries to reflect current land use and redevelopment potential. Where other options do not provide enough incentive, request Cape Cod
Commission application of a District of Critical Planning Concern (DCPC) to
encourage control of redevelopment rights over areas outside the ECS areas and
Center. Concurrently, authorize a Transfer of Development Rights for purchase
of development rights within the DCPC and between ECS areas.
6. Optionally, obtain designation from Town Meeting for 43D Priority Development Site for the Central and South Shore Districts, or consider a 40R
designation based on the development potential determined in the Districts
and apply for state grant funds to support the redevelopment (see descriptions
of the programs below). This provides additional opportunities for public
support, which may be needed to advance the projects.
7. Amend zoning bylaws to:
7.1. Establish design guidelines to define the character of development within the
Central District. This character should represent the heritage of Yarmouth and
the Cape, yet allowed to be contemporary according to the particular uses and
venues. The ROAD Guidelines were developed for this purpose and can be
further refined for the districts.
Yarmouth Route 28 Market Analysis
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7.2. Include new regulations for shared parking, TDR, and Aquaculture.
7.3. Amend B-2 zoning boundaries to create development offsets for new development.
8. Set a deadline to revise boundaries B-2 zoning to reduce development potential
under zoning and designate non-ECS areas as non-commercial/residential.
This will ensure continued progress towards the redevelopment concept and
allow TDR’s if appropriate prior to rezoning.
9. Designate sewer districts concurrent with the modified ECS and proposed
Districts and consider extension of sewers or construction of a District wastewater management facility.
10. Continue with plans for the marine park, with marine science/research center and
expanded aquaculture facilities, for completion on the public land beside Parkers
River. This requires completing the Environmental Impact Report process.
11. Designate a redevelopment committee to facilitate TDR’s, open space management, and infrastructure development specific to this location. This redevelopment committee would not take on the powers of a Redevelopment Authority
but would be separate from the permit-granting authorities and therefore able
to directly support private redevelopment efforts.
12. Raise public funds for infrastructure improvements. The options include
District Improvement Financing, which sets up a special taxing district to
capture the increased value of properties after redevelopment and invest a
portion of the increment of new taxes into public infrastructure supporting
that development. The sale of abandoned school buildings could also be used
to raise capital funds.
Regulatory Strategy
The regulatory strategy is to ensure a consistent and identifiable outcome for permits and entitlements. The review of the regulations has determined that the local
standards may be relaxed while the county’s standards are more restrictive. There
are two principal actions to improve the regulatory environment while maintaining
control over development as follows:
GIZ Phase II
The strategy particularly relies on working with the Cape Cod Commission to
complete the GIZ Phase II revisions to allow properties other than the hotels and
motels identified in the GIZ Phase I to take advantage of the relaxation of thresholds for development review under the DRI. The recommendation is to extend
the same threshold relief to the properties within the proposed Yarmouth Center
district. The off-setting development potential required to allow this change for
the Yarmouth Center district may be accomplished mainly through down-zoning
of residential blocks as determined in this study. Redevelopment and revitalization
of most of the properties in the South Shore section of the district are proceeding
(see Market Findings page 63) so do warrant the same level of relief.   
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Revitalization Overlay Architectural District
The ROAD bylaw, section 411 of the By-Laws, is a well designed tool to relax
difficult standards while ensuring high quality design. Currently, the bylaw is
written where both the Board of Appeals and the Planning Board have permit
authority. The recommendation is to simplify the review process by selecting one
local board to accomplish the review. Because variances or ‘waivers’ are included in
the options, the recommendation is to select the Board of Appeals for the Special
Permit Granting Authority and include the Planning Board or a design review
committee to be advisory on the project design. In addition to the review process
some consideration should be given to allowing the design criteria to accommodate
unique designs. The identity and character of Yarmouth, that has attracted tourists
and visitors, has not been solely defined by traditional architecture. Allowances for
unique and identifiable elements outside of the traditional design elements should
be clearly stated as acceptable.
Shared Parking
As determined from the build-out analyses, mush of the development potential
could only be realized with sharing of parking. This could include the sharing of
parking among uses within the same project area, as well as the use of public parking
facilities to support private commercial uses. Typical sharing of parking between a
mix of uses can reduce parking requirements by as much as 15%. Further on site
reductions may be accomplished with use of adjacent or near-by public parking
facilities. The recommendation is to adopt a shared parking bylaw section in the
local regulations to allow for this option. The Urban Land Institute has drafted a
recommended shared parking regulation that includes the methodology for calculating the acceptable reduction/sharing (see Appendix: Model for Shared Parking).
Sustainable Design
In addition to the existing standards for architectural and site design, the recommendation is to encourage the incorporation of sustainable and energy efficient
design as a neighborhood block. Currently, the Regional Policy Plan (section E1.1
– E1.7, Energy) and the Energy technical bulletin (09-002, May 14, 2009) address
building efficiencies and renewable energy. Also recommended for consideration is
the LEED Neighborhood Design program. LEED Neighborhood Design promotes
sustainable design on the broader neighborhood scale and would be appropriate
to consider for the proposed district.
Aquaculture
Private aquaculture facilities are not specifically listed in the Zoning By-laws. The
recommendation is to expand the definition of agriculture, or create a new definition
that includes permissions for upland aquaculture facilities. This is recommended
to support facilities that may develop along the Parker’s River on municipal land
or at the Zooquarium.
Yarmouth Route 28 Market Analysis
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Transfer of Development Rights
Consider the inclusion of a Transfer of Development Rights (TDR) bylaw specific
for the Yarmouth Center district redevelopment. While the transfer of development rights would primarily be accomplished through private agreement between
property owners, the TDR would permit the transaction to be considered in the
redevelopment thresholds and dimensional standards. In this way, the acquisition
of one property could be used to relax dimensional standards on a separate parcel.
Improvements for All Sections of Route 28
The following programs are public actions that allow or support private redevelopment.
Façade Improvement Program (grants or loans)
The purpose of this program is to make small investments in building renovations,
for large visual impact. Typically this program would also be developed with a cleanup program for public and private land. (See also Business Improvement District.)
This program could be funded with CDBG funds for target areas. CDBG funds are
available from the state for communities, even without ‘entitlement’ as defined by
the federal program that provides these funds to the state.  This DHCD program is
designed to give aid to small cities and towns of populations under 50,000. CDBG
eligible activities that might be of particular interest include: infrastructure, downtown revitalization, planning, and rehabilitation and/or development of housing.  
It could also be financed as a low interest loan program with town funds.  
Streetscape Improvement Plan
Route 28 has been improved for travel but could also be improved for esthetic
qualities with a streetscape improvement plan. The plan would be very similar
to the design standards for buildings but instead designed and implemented for
public property. The streetscape funds could be obtained from one or more of the
following:
a.
b.
c.
d.
e.

CDBG program funds for target areas,
State Public Works Economic Development grants,
District Improvement Financing,
Business Improvement District,
TIGER funds or other federal stimulus money.

Redevelop Town Land under a Developer RFP
The MacArthur School and portions of the open town land around it could be
offered for private development for specific, multiple uses. A set of project and
design criteria could be established to provide the potential developers with the
desired outcome that will receive the fastest approval. This development could
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offset costs for other projects on Route 28. However, this plan recommends the
public land on Route 28 remain open or in public use to maintain the civic nature
of this complex across the street from Town Hall.
Obtain multiple tax credits (New Market, Housing, Historic, Energy) to reduce
development cost
The values of tax credits are fluctuating with the general economy, but the impact
can be significant when adding several tax credit options together. Private developers can take advantage of these tax credits directly or purchase the credits from
others. Tax credits vary as to value and opportunity or schedule for application.
Establish a Local Main Street program
The National Trust for Historic Preservation has a well-developed “Main Street”
program that leads communities through a planning and implementation process that
promotes the traditional main street concepts. This well established program could be
applied to those sections of Route 28 where the town has proposed Village Centers.
Consider 40R and/or 43D zoning as alternatives to GIZ Phase II or to provide
supporting funds from the state
These programs could be applied to any locations along Route 28 that warrant
special districts for development. The 40R program would be appropriate if there
is a need for substantial residential development to support the desired commercial
development, but otherwise is focused on housing production. Chapter 40R of
the state laws, also know as the Smart Growth Overlay district, is a incentive based
program for mixed use, but particularly housing development in appropriate areas.
According to the state; “While all residential and mixed use development must be
as-of- right in a smart growth zoning district, communities can use design review
to regulate the physical character of the development as long as requirements are
not unduly burdensome. Twenty percent of the housing in the district must be affordable to those earning 80% or less of the median income and be deed restricted
for at least 30 years. The district must provide a minimum allowable density of 8
units per acre for single-family homes, 12 units per acre for two and three family
buildings, and 20 units per acre for multi-family dwellings Smart growth zoning
districts must provide a range of housing opportunities for a diverse population
including households with children.” The financial incentives to the town from
the state include an initial lump sum payment for adopting the overlay district,
and then followed by payments of $3,000 for each residential unit constructed.
Chapter 43D is the state’s Expedited Permitting law. Regulations are found at 400
CMR 2.00. Overall, the program looks for communities to provide a full, local
permitting process that concludes within 180 days for projects on sites chosen for
this program. The incentives are particularly important to consider for the Village
because it includes priority status for the community to receive PWED, Brownfields
and other state funds.
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The process for permitting under this law does not change the existing permit
regulations but instead requires the town to guide a developer through the permit
process and detail the way in which the local entitlements can be obtained within
180 days, barring unforeseen circumstances or other state permits. The town and
the developer develop this permit program together in a pre-application phase, prior
to the formal permit applications being submitted. Because this program requires
at least 50,000 square feet of new commercial development, use would be limited
to certain opportunities on Route 28 or off Route 6.
Create a Business Improvement District
A Business Improvement District is a special assessment district, under MGL Chap
40 section O, where businesses may support improvements and district management beyond what is provided by government. Hyannis center has successfully
used a BID program. The program is designed as follows:
a.

All participating property owners located within the proposed BID are assessed
a fee that is collected and disbursed by the town’s collector/treasurer;
b. The total fees assessed annually do not exceed one-half of one percent (.005)
of the assessed valuation of the property;
c. All funds go directly back into the district.
As an example, the BID could be used to support the jitney service to circulate
people between the waterfront and the commercial district.
Conclusions
The opportunities for major redevelopment of the commercial Route 28 corridor
are very limited based on findings from the market analysis completed by FXM for
this study. In fact, there are many broader issues about overall growth of Barnstable
County and how it impacts revitalization in Yarmouth. However, certain conditions have been found that with assistance and support from the town and other
government agencies could spur a development concept that would re-establish
the position Yarmouth has on the Cape as a quality vacation area for hospitality,
entertainment, beaches, and other recreation.
This is proposed to be accomplished through public policy initiatives and regulatory changes, and public investments in infrastructure and facilities combined
with private redevelopment projects. The model is a unique, privately-directed
multi-property redevelopment approach. The public will provide limited involvement in the redevelopment process aside from providing appropriate policy and
regulatory support, while the private property owners and businesses will invest
in high quality projects consistent with the overall plan for the Yarmouth Central
and South Shore Drive Districts. This will require cooperation from many different
entities and agencies with the private property owners and business people, within
and outside the Districts. While a unique model, the overall concept of supporting
private redevelopment without a significant commitment of public money and
authorities is possible, and appears to be a realistic option in Yarmouth.
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