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]
I.  EXECUTIVE SUMMARY

The Newport Naval Complex (Naval Station Newport or NAVSTA) has long played an
important role in the economy and the sociology of Aquidneck Island (Island), Rhode Island
(RI). As a “Navy town”, Newport was dominated for decades by the presence of the sailors
and defense-related development that supported the base’s ship support, education and
research missions. As the base grew, so too did the community, spreading into Middletown
and Portsmouth. The Navy’s long-standing control of most of the Island’s western
shorefront on Narragansett Bay, for mostly industrial uses, left these communities to serve
primarily as suburbs for the employment bases in Newport, and increasingly, the metro
Providence and Fall River markets. Over the past two or three decades, Newport and the rest
of Aquidneck Island have transitioned away from a government-based employment base to
towards a more diversified economy based on tourism, services, and to a lesser extent, non-
government manufacturing and research and development (R&D). As one of the preeminent
sailing capitals of the world and one-time summer playground for the rich and famous,
Newport’s historic character and ocean-front location make it a highly desirable destination.

The Navy (and other branches of the military) is continuously evaluating their assets to
ensure that they meet their future needs. The 2005 Base Realignment and Closure (BRAC)
process refocused the Navy’s interests on the Island, which included transitioning from
active ship-support functions to a greater participation in education and R&D. As a result,
the infrastructure necessary to support fleet activities became redundant, and eventually led
to the designation of large amounts of land and facilities as surplus.

In February 2010, approximately 225 acres of property at NAVSTA was declared as surplus
under the 1990 Defense Base Closure and Realignment Act (Public Law 101-510, as
amended). This set in motion a series of events and initiatives to plan and redevelop the
property for higher and better uses.

The surplus Navy land and buildings are unique in that the properties are comprised of five
non-contiguous parcels within three different municipalities — Newport, Middletown, and,
Portsmouth, RI. The NAVSTA installation is situated on the western shore of Aquidneck
Island along Narragansett Bay in southeastern R1. The following five non-contiguous parcels
of land and facilities were declared as surplus and are the subject of this redevelopment plan.

A. Former Navy Hospital, Newport

The former Naval Health Care New England Newport is located at the south end of the
Newport Naval Complex at 43 Smith Road, Newport. The excess property consists of
approximately ten acres of government-owned property consisting of 7 acres of land and
facilities and 3 acres of submerged land. The property is located in a coastal protection zone.
The improvements include the former main hospital building (Building No. 1) which is a
three-story concrete and brick H-plan structure containing approximately 147,500 square
feet. The structure was constructed in 1913 and used as an inpatient hospital until 1997. The
building is currently vacant. Also included on the premises are seven buildings (46,930
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square feet) supporting administrative, storage and warehouse functions, and a 490 square
yard concrete pier. The property is in a National Register Eligible District with four of the
buildings, including Building No. 1, having determined to have contributing elements.

B. Former Navy Lodge, Middletown

The former Navy Lodge is located on West Main Road, State Route 114, in a commercial
district in the Town of Middletown. The property consists of approximately 3 acres of
government-owned land. The lodge has been demolished. A small utility (telephone)
building will remain on the property.

C. Tank Farms 1 and 2, Portsmouth

Tank Farm 1 is located in the Town of Portsmouth near the Melville boat basin area. The
site has been operated since the 1920s as a storage facility for various types of fuels used by
the Navy and is approximately 50 acres in size. Tank Farm 1 consists of ten storage tanks
(Tanks 9 through 18) and a total of six utility and pump house buildings (Buildings 30, 49,
199, 1156, B60, and S 63) that were used as part of the facility’s former fuel distribution
operations. The storage tanks are a combination of buried, or partially buried, concrete and
steel underground storage tanks (USTs) and two steel above ground storage tanks (ASTs), all
of which were built between the 1920s and 1940s. There is also a 1,000-gallon underground
water reservoir located at Building 30.

The Navy used the Tank Farm until 1970. In 1974, the Navy licensed to the Defense Fuel
Supply Center (DFSC), currently known as Defense Energy Supply Center (DESC), the tank
farm and associated facilities to store and distribute petroleum fuel. The DESC ceased
operations in 1998.

Directly adjacent to Tank Farm 1 is the Tank Farm 2 property which occupies approximately
96 acres of land. Tank Farm 2 consists of eleven USTs which were constructed, operated,
and decommissioned on a similar timeline to Tank Farm 1. Between 1996 and 1997, all
eleven tanks were cleaned and refilled with water to prevent groundwater intrusion. The
surface of the site is similar to Tank Farm 1 in that it is a combination of largely scrub brush
and wooded areas interspersed with paved roadways and two small vacant buildings (former
fire station and electrical utility structure) along Bradford Avenue.

A portion of Tank Farm 1 is located within the Melville Fuel Depot and Net Depot Historic
District, which has been determined eligible for the National Register of Historic Places.
Tanks 9, 10, 11, 12, 13 and 14, which lie within this portion, are considered contributing
structures to this district.

D. Defense Highway Properties, Middletown and Portsmouth

The Defense Highway surplus properties are comprised of roadway corridors and some
adjoining land parcels located along the northwestern portion of the Naval Station property,
on the western shoreline of Aquidneck Island. The properties include the following:
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= Approximately 3.6 miles of Defense Highway (also known as the Burma Road), a
two-lane asphalt roadway that spans the towns of Middletown and Portsmouth. The
northern terminus is located at Stringham Road in Portsmouth with the southern
extent at the Naval Undersea Warfare Center (NUWC) entrance gate in Middletown.

= Adjoining this segment of the Defense Highway right-of-way are several narrow
ribbons of land that are located on both the upland and waterfront sides of the
roadway. The exact boundaries and acreage of these parcels has not been determined.

= The Stringham Road corridor, from the southwestern corner of Tank Farm 1 to West
Main Road (Route 114).

= A short segment of the Midway/Greene Lane road corridor. The Midway/Greene
Lane Property includes the westernmost section of Greene Lane and the site of former
Buildings 70, 71, 111, and the Midway Fueling Pier located alongside Defense
Highway where it meets Greene Lane in Middletown.

In total, these properties consist of approximately 67 acres of land (subject to survey
verification). An abandoned fuel pipeline runs along Defense Highway and additional utility
lines still in use by the Navy are also extant at various locations. An operational rail line
(owned by the Rhode Island Department of Transportation - RIDOT), used primarily for
tourism uses, also parallels the Defense Highway corridor for its entire length (but is not
included as part of the Navy surplus land).

E. Summary of Findings

Each of the sites contain varying degrees of environmental contamination ranging from no
identified contamination issues (at the Navy Lodge site), to known issues related to soil,
groundwater and buildings being contaminated with hazardous waste, petroleum, lead, lead
paint, arsenic, asbestos and other contaminants at the other sites. Characterization of
environmental issues is still on-going at some of the sites (including Tank Farms 1 and 2),
and as such, there may be environmental contamination issues that are as of yet, unknown.
Prior to transfer, the Navy must complete environmental studies to determine if there is any
contamination that requires cleanup.

An analysis of current market conditions for the Aquidneck Island Region found that overall
population and household growth has been in decline for the past two decades. While the
residential market peaked in 2005/2006, median pricing and sales volume declined
significantly through 2010. The residential market has recently shown signs of recovery.
Market demand for non-residential development including retail, light industrial, hotel and
office sectors remains limited with some opportunities for growth, but potentially at the
expense of the existing supply (particularly so for the hotel sector).

BRAC regulations require the Local Redevelopment Authority (LRA) to undertake a public
outreach process, with a particular focus on organizations serving the needs of the local
homeless community. Outreach to area homeless service providers (obtained from the local
U.S. Department of Housing and Urban Development [HUD] regional office), as well as
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potential Public Benefit Conveyance (PBC) recipients, was provided through a combination
of public notice postings, public informational meetings, follow-up email correspondence,
and personal tours of the surplus properties. No Notices of Interest (NOIs), and subsequently
no Legally Binding Agreements, were received by the LRA from Housing the Homeless
service providers for consideration or action. The LRA received four viable requests for
Public Benefit Conveyances (PBCs) of surplus property from local communities, the State of
Rhode Island, and other interested parties which were included and analyzed as part of the
planning process.

In order to provide the LRA with a range of potential redevelopments to consider for each of
the surplus sites, the consultant team evaluated a wide variety of uses that would be
considered technically feasible. Each of the alternatives evaluated considered the existing
environmental, market and economic conditions, transportation considerations, and input
from the Aquidneck Island Reuse Planning Authority (AIRPA) Board, residents and the three
municipality’s planning staff. Each community expressed a desire to improve economic
development opportunities related to job and property tax base growth but not at the expense
of community character or quality of life. The alternative developments that were evaluated
for each site included the following:

= Navy Hospital: Hotel/residential/office mixed use, residential, and research and
development space

= Tank Farms 1 and 2: Light industrial/office/flex mixed use, multi-modal
transportation, non-intensive solar panel or other development

= Defense Highway: Public open space/recreation and two or four-lane highway

= Navy Lodge: Retail and office mixed use in conjunction with the development of
civic and mixed commercial use on adjacent Town-owned property.

F. Preferred Reuse Plan

After review and discussion of the redevelopment alternatives for each of the sites including
public AIRPA meetings and public meetings with each municipality, the LRA selected a
development alternative for each site — referred to as the Preferred Reuse Plan. The Preferred
Reuse Plan targets specific types of development on each site based on each site’s physical,
environmental, and locational attributes. In its most basic form, the Preferred Reuse targets
the following types of development on site:

= Navy Hospital: Hotel and residential or office mixed use

= Navy Lodge: Retail and office mixed use in conjunction with civic and residential
uses

= Tank Farms 1 and 2: Light industrial/office/flex mixed use, boat storage, multi-
modal transportation, non-intensive solar panel or other development

= Defense Highway: Public open space/recreation and two-lane highway
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1. Navy Hospital

The preferred plan includes a 3-story hotel (100 to 120 rooms) with additional space for retail
space and/or restaurants over at-grade parking in the northeast corner of the site, a 3-story 36-
unit residential building (or potential office use) over at-grade parking in the southeast corner
of the site, and a waterfront park at the western edge of the site based on an NOI received
from the City of Newport. The waterfront park may include amenities, such as a pier, a
waterfront pedestrian path, a marine harbor shuttle station and recreational boat moorings.
(Refer to Figure 1-1).

.'

e b

Coartie #F4

v IR

Potential Mixed Use Development

Figure I-1

2. Navy Lodge

The preferred plan developed for the Navy Lodge site was generated through the planning
process for the West Main/Coddington Road Master Plan. In addition to the Navy Lodge site,
the Master plan included the redevelopment of three parcels (an additional 11 acres) to the
north of the Navy Lodge site, which include the Town’s Recreation Complex, Public Library
and former JFK Elementary School. The Master Plan illustrates the goals for those sites and
the surrounding area to redevelop into a mixed use center with office, retail, housing, and
municipal uses.

As shown in Figure 1-2, the preferred plan for this site is a mixed use development on the
entire 14 acre site including 50,000 SF of civic uses, 80,000 SF of retail, 45,000 SF of office
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space and 175 residential units. This development program is shown with retail uses in the
southeast and northeast corners of the Navy Lodge site with other improvements within each
of the other three sites, with primary access from Coddington Highway and West Main Road,
and parking behind the buildings. This plan includes future roundabout transportation
improvements at the West Main/Coddington and West Main/East Main intersections, if
approved by the Town.

T /

Figure 1-2

The location attributes of the former Navy Lodge site, including traffic counts and visibility,
are all favorable to development, most likely as a retail use. However, development build-
out, or density, on the specific Navy Lodge site may be somewhat limited. This takes into
account such elements as parking requirements, limited availability of curb-cuts, potential
roadway improvements at West Main and Coddington and considerations for a “gateway”
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element at this intersection, as examples. As such, developing this parcel in conjunction with
the adjacent ball field (and additional northern parcels — library and JFK School) is required
in order to attract private sector involvement, thereby allowing for a bigger site with more
potential. This could also assist in assuring developer participation of future public use
development of the northern parcels.

3. Tank Farms 1 and 2

Tank Farms 1 and 2 would be redeveloped as a combined 146 acre site with office space,
light industrial/flex space, boat storage, multi-modal parking and possible non-intensive
development (such as a solar array) (see Figure 1-3). Within the plan, a 400-space (4 acre)
parking facility would be located on the west side of the site, adjacent to the rail line, and is
based on a NOI received from the Town of Portsmouth. Just to the north of the multi-modal
parking facility, is an area for approximately 55,000 SF of light industrial/flex space along
the rail line. North of that is another parcel indicated for additional light industrial
development (£40-50,000 SF) or for boat storage.

To the east of this area, light industrial/flex development (£90,000 SF) and associated
parking are proposed with access from Bradford Avenue to the east. The far south end of the
site, with access from Stringham Avenue, is shown as potential redevelopment of £110,000
SF of office space for small users and small business “start-ups”. This area of the site is
separated by the areas to remain vacant due to the existing fuel tanks. This area has a small
pocket in the center which could potentially be developed with a solar array or other non-
intensive use, as indicated on the plan. Total uses for this plan include up to 190,000 SF of
light industrial/flex space and 110,000 SF of office space, along with a 400-space parking
facility. Within this plan, the partial USTs and ASTs on Tank Farm 1 would be demolished.
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Potential Redevelopment
Polential Area for { Otfice Space for Small
Solar Panel Array Users and Starl-ups
. +110,000 SF

Potential Redevelopment
Light Industrial/Contractor
+90,000 SF

Potential Upper Level
Boat Storage Area

Existing R.R. Crossing
Potential Access 1o Upper . ] -
Level Boat Storage X AN
f > Multi-Modal Parking
400 SP
Potentinl Redevelopment
Light Industrial Contractor
+55,000 SF
Potential Location for
Boat Storage or
Additional Light Industrial
{40-50,000 SF)

NOTE: USES ARE FLEXIBLE AND CONCEPTUAL

Figure I-3

4. Defense Highway

The preferred plan for the Defense Highway is similar to what was previously developed
during the alternatives stage of the BRAC process. The combined acreage of the highway
property totals approximately 67 acres, which include linear property “ribbons” located
across from Greene Lane Intersection along the western shoreline of the island spanning the
Towns of Middletown and Portsmouth. The Stringham Road portion is 1 mile long; and the
Defense Highway portion is 3.6 miles long. With only two other major north-south
transportation routes on the Island (Route 114 and Route 138), the Defense Highway
represents a critical third transportation connection for north-south circulation on the island,
with a high volume of traffic. Furthermore, the Defense Highway represents a key
transportation element to support the core mission of NAVSTA Newport.

The RIDOT has submitted a NOI for the Defense Highway and Stringham Road. The
preferred use for these existing roadways dovetails with the recently completed Aquidneck
Island Transportation Study which recommends a two lane scenario. Figure 1-4 illustrates the
road in its existing (2-lane) configuration, with the addition of a multi-use pathway in a
greenbelt on the opposite side of the railroad tracks, adjacent to the water. This plan assumes
that the roadway will be environmentally remediated to enable the proposed uses and that
zoning will be modified to enable the proposed uses (if necessary).
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Figure 1-4

The other aspect planned in this area is the concept of Open Space “Ribbons” as shown in
Figure 1-5. For this, a NOI has been received from the Town of Middletown for
recreation/open space use for £25 acres at the Midway Pier/Greene Lane. As shown in Figure
I-6, the area included would encompass the Midway Pier and lands just to the north and to
the south. A plan for a shoreline park prepared by the Town, including a fishing pier, kayak
launch, restrooms, playgrounds, parking, picnic areas and pathways has been integrated into
the plan for this site.

Figure I-5
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Figure I-6

5. Impacts and Implementation

A preliminary financial analysis of the Preferred Reuse Plan indicates that the estimated
market value of the proposed improvements ($116.9 million) and the estimated capital,
development, site preparation and operating costs ($116.756 million), the residual value of
the sites is estimated to be approximately $143,000 - or essentially a revenue neutral or
financial “wash” situation where revenues equal development costs.

The implementation of the Preferred Reuse plan could add up to 980 new direct jobs to the
regional economy at full build-out. This estimate does not include indirect jobs related to the
construction or development activity related at each site, which may add 1,000 or more jobs.
Because of the environmental liabilities and time needed to redevelop the sites, the LRA
which jointly represents the City of Newport, Town of Middletown and Town of Portsmouth,
seeks to retain its oversight role for the redevelopment of the surplus properties. To do so
requires it to revise its current charter and authority and to become an Implementation LRA
that has the legal powers to own property, borrow monies, receive grants, manage, lease or
sell property, and other necessary functions to undertake the redevelopment of the properties.
This can be accomplished by vote of each jurisdiction’s governing bodies.

The LRA may then seek to acquire any or all of the properties from the Navy utilizing a
combination of conveyance mechanisms including an Economic Development Conveyance
(EDC) and PBC as described under the BRAC rules and regulations. The properties may be
held by the LRA until each site has been prepared for development and can then be
transferred to the host community. For those properties with limited site constraints (like the
Navy Lodge site), transfer to the host community (Town of Middletown) may be immediate.
For other sites (such as Tank Farms 1 and 2), transfer from the Navy may not happen for
many years. Those portions of properties earmarked for public use could be transferred at
any time under EDC or PBC based on the needs of each host community.
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]
Il. INTRODUCTION

The Newport Naval Complex (Naval Station Newport - NAVSTA) has long played an
important role in the economy and the sociology of Aquidneck Island (Island), Rhode Island
(RI). As a “Navy town”, Newport was dominated for decades by the presence of the sailors
and defense-related development that supported the base’s ship support, education and
research missions. As the base grew, so too did the community, spreading into Middletown
and Portsmouth. The Navy’s long-standing control of most of the Island’s western
shorefront on Narragansett Bay, for mostly industrial uses, left these communities to serve
primarily as suburbs for the employment bases in Newport, and increasingly, the metro
Providence and Fall River markets. Over the past two or three decades, Newport and the rest
of Aquidneck Island have transitioned away from a government-based employment base to
towards a more diversified economy based on tourism, services, and to a lesser extent, non-
government manufacturing and R&D. As one of the preeminent sailing capitals of the world
and one-time summer playground for the rich and famous, Newport’s historic character and
ocean-front location make it a highly desirable destination.

A. BRAC Action

The Navy (and other branches of the military) is continuously evaluating their assets to
ensure that they meet their future needs. The 2005 Base Realignment and Closure (BRAC)
process refocused the Navy’s interests on the Island, which included transitioning from
active ship-support functions to a greater participation in education and R&D. As a result,
the infrastructure necessary to support fleet activities became redundant, and eventually led
to the designation of large amounts of land and facilities as surplus.

In February 2010, approximately 225 acres of property at Naval Station Newport (NAVSTA)
was declared as surplus under the 1990 Defense Base Closure and Realignment Act (Public
Law 101-510, as amended). This set in motion a series of events and initiatives to plan and
redevelop the property for higher and better uses.

The surplus Navy land and buildings are unique in that the properties are comprised of five
non-contiguous parcels within three different municipalities — Newport, Middletown, and
Portsmouth, Rhode Island (RI). The NAVSTA installation is situated on the western shore of
Aquidneck Island along Narragansett Bay in southeastern RI. The following five non-
contiguous parcels of land and facilities were declared as surplus and are the subject of this
redevelopment plan (see Figure I1-1).
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Figure II-1

1. Former Navy Hospital, Newport

The former Navy Health Care New England Newport is located at the south end of the
Newport Naval Complex at 43 Smith Road, Newport. The excess property consists of
approximately ten acres of government-owned property consisting of 7 acres of land and
facilities and 3 acres of submerged land. The property is located in a coastal protection zone.
The improvements include the former main hospital building (Building No. 1) which is a
three-story concrete and brick H-plan structure containing approximately 147,500 square
feet. The structure was constructed in 1913 and used as an inpatient hospital until 1997. The
building is currently vacant. Also included on the premises are seven buildings (46,930
square feet) supporting administrative, storage and warehouse functions, and a 490 square
yard concrete pier. The property is in a National Register Eligible District with four of the
buildings, including Building No. 1, having determined to have contributing elements.

2. Former Navy Lodge, Middletown

The former Navy Lodge is located on West Main Road, State Route 114, in a commercial
district in the Town of Middletown. The property consists of approximately 3 acres of
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government-owned land. The lodge has been demolished. A small utility (telephone)
building will remain on the property.

3. Tank Farms 1 and 2, Portsmouth

Tank Farm 1 is located in the Town of Portsmouth near the Melville boat basin area. The
site has been operated since the 1920s as a storage facility for various types of fuels used by
the Navy and is approximately 50 acres in size. Tank Farm 1 consists of ten storage tanks
(Tanks 9 through 18) and a total of six utility and pump house buildings (Buildings 30, 49,
199, 1156, B60, and S 63) that were used as part of the facility’s former fuel distribution
operations. The storage tanks are a combination of buried, or partially buried, concrete and
steel underground storage tanks (USTs) and two steel above ground storage tanks (ASTSs), all
of which were built between the 1920s and 1940s. There is also a 1,000-gallon underground
water reservoir located at Building 30.

The Navy used the Tank Farm until 1970. In 1974, the Navy licensed to the Defense Fuel
Supply Center (DFSC), currently known as Defense Energy Supply Center (DESC), the tank
farm and associated facilities to store and distribute petroleum fuel. The DESC ceased
operations in 1998.

Directly adjacent to Tank Farm 1 is the Tank Farm 2 property which occupies approximately
96 acres of land. Tank Farm 2 consists of eleven USTs which were constructed, operated,
and decommissioned on a similar timeline to Tank Farm 1. Between 1996 and 1997, all
eleven tanks were cleaned and refilled with water to prevent groundwater intrusion. The
surface of the site is similar to Tank Farm 1 in that it is a combination of largely scrub brush
and wooded areas interspersed with paved roadways and two small vacant buildings (former
fire station and electrical utility structure) along Bradford Avenue.

4. Defense Highway Propetties, Middletown and Portsmouth

The Defense Highway surplus properties are comprised of roadway corridors and some
adjoining land parcels located along the northwestern portion of the Naval Station property,
on the western shoreline of Aquidneck Island. The properties include the following:

= Approximately 3.6 miles of Defense Highway (also known as the Burma Road), a
two-lane asphalt roadway that spans the towns of Middletown and Portsmouth. The
northern terminus is located at Stringham Road in Portsmouth with the southern
extent at the Naval Undersea Warfare Center (NUWC) entrance gate in Middletown.

= Adjoining this segment of the Defense Highway right-of-way are several narrow
ribbons of land that are located on both the upland and waterfront sides of the
roadway. The exact boundaries and acreage of these parcels has not been determined.

= The Stringham Road corridor, from the southwestern corner of Tank Farm 1 to West
Main Road (Route 114).

= A short segment of the Midway/Greene Lane road corridor. The Midway/Greene
Lane Property includes the westernmost section of Greene Lane and the site of former
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Buildings 70, 71, 111, and the Midway Fueling Pier located alongside Defense
Highway where it meets Greene Lane in Middletown.

In total, these properties consist of approximately 67 acres of land (subject to survey
verification). An abandoned fuel pipeline runs along Defense Highway and additional utility
lines still in use by the Navy are also extant at various locations. An operational rail line
(owned by the Rhode Island Department of Transportation - RIDOT), used primarily for
tourism uses, also parallels the Defense Highway corridor for its entire length (but is not
included as part of the Navy surplus land).

B. Local Redevelopment Authority

The Defense Base Closure and Realignment Act of 1990, as amended, places responsibility
for base reuse planning in the hands of the Local Redevelopment Authority (LRA).

The Department of Defense Office of Economic Adjustment (OEA) has recognized the
Aquidneck Island Reuse Planning Authority (AIRPA) as the entity responsible for the
planning the redevelopment of NAVSTA surplus property located on Aquidneck Island, RI.
The AIRPA functions as a Local Redevelopment Authority (LRA) and represents the
municipalities of Newport, Middletown and Portsmouth. The purpose of the organization is
to develop a redevelopment plan and strategies for the reuse of properties to be disposed of
by the Navy on Aquidneck Island.

As shown in Figure 1I-2, the AIRPA consists of a Board of Directors and Ex-Officio
Members appointed through Council resolution of each of the municipalities of Newport,
Middletown and Portsmouth. The Board has met in public session during regular meetings
held on the first Tuesday of every month at the Middletown Police Station, and has reached
out to the community seeking input on the redevelopment of the surplus properties. The
AIRPA hired a full-time Property Reuse Coordinator, Ms. Julie Oakley, to manage day-to-
day activities and oversee the consultant teams hired to undertake various studies.

The current AIRPA Board of Directors includes the following individuals:
Middletown

= Jan Eckhart — Secretary

= Richard Adams - Vice-Chairman

= Gladys Lavine — Alternate

Newport

= Bill Corcoran
=  Naomi Neville
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AQUIDNECK ISLAND REUSE PLANNING AUTHORITY (AIRPA)
Organizational Structure

Middletown Portsmouth

AIRPA
Council Approved

Members

Staffing Supporting Entities

Local Government

Property Reuse
Coordinator
(PRC)

Consultant

Communication

Figure 11-2

Portsmouth

= Fred Faerber — Chairman

= Keith Humphreys

= Guy Bottari — Alternate

= David MacBain — Alternate

The Ex-Officio Members include the following:

= Shawn Brown — Town Administrator, Middletown

= Ed Lavallee — City Manager, Newport

= Robert Driscoll — Town Administrator, Portsmouth

= Robert Gilstein — Town Planner, Portsmouth

= Ronald Wolanski — Director of Planning and Economic Development, Middletown
= Tina Dolan — Executive Director, Aquidneck Island Planning Commission

= Ted Clement — Executive Director, Aquidneck Island Land Trust
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= James Boyd — Costal Policy Analyst, RI Coastal Resources Management Council

(RICRMC)

= Jared Rhodes — Chief, Rl Department of Administration Statewide Planning Program
(RIDOA-SPP)

= John Riendeau — Defense Industry Manager, Rl Economic Development Corporation
(RIEDC)

= Joe Dias — Chief Division of Planning and Development, Rl Department of
Environmental Management (RIDEM)

= Michael Lewis — Director, Rl Department of Transportation (RIDOT)

= Steve Olson — University of Rhode Island (URI) Coastal Resource Center

The following presents a summary of meetings, workshops, and other public outreach
sessions conducted by AIRPA for this planning process:

» Public Outreach Conducted by AIRPA
* Monthly Board Meetings Open to the Public
» Public Workshop / Hearing
v July 28"
v February 10"
v April 7°
v’ July 14"
« Held an information sharing session on October 5™ for the municipal officials of
all three communities
» Participant in the Aquidneck Island Transportation Plan

> Public Outreach to Municipalities by AIRPA
» City of Newport

v Newport Redevelopment Agency Meetings
« October 18"
« November 1%
 June 20"

v" City Council Meetings
September 29"

« March 8"
« June 29"
o July 13"

» Town of Middletown
v" Planning Board Meetings
« June 8"
v Town Council Meetings
« January 18"
« June 20"
v’ Participant in the West Main / Coddington Development Master Plan
» Town of Portsmouth
v Portsmouth Redevelopment Agency Meetings
« September 8"
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October 13"
December 15"
April 27"

June 9"

v" Town Council Meetings
« October 25"/ 26™
¢ Mayo"

o July11®

*All meetings listed were open to the public and documented through meeting minutes.
Meeting minutes can be found at: http://sos.ri.gov/publicinfo/openmeetings/

C. Previously Completed or On-Going Planning Efforts

A substantial amount of planning has occurred on Aquidneck Island in recent years which
directly impact the potential redevelopment of the five properties. The 2005 West Side
Master Plan (The Cecil Group, et al), the 2007 Shoreline Drive Gateway Feasibility Study
(Pare), the September 2008 Portsmouth Tank Farm Redevelopment Plan Draft (Town of
Portsmouth) and the recently completed Aquidneck Island Transportation Plan (VHB) create
a solid framework on which the redevelopment planning for the Navy parcels has been built.
These efforts have clearly defined the goals and objectives which the three communities have
expressed for the use of the Navy properties as well as surrounding areas. In addition, the
results of the concurrent West Main/Coddington Development Center Master Plan (for the
Town of Middletown) analyzed and developed a preferred Reuse Plan for the three acre
former Navy Lodge parcel, contributing to this study. Members of AIRPA were involved in
the development of all of these plans. In addition, the Navy’s Environmental Condition of
Property report for the five sites provides a good starting point for understanding some of the
redevelopment issues with the parcels.
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lll. OVERVIEW OF SITES

A. Introduction

The following section provides a contextual overview of the Navy properties involved in this
analysis, including the former Navy Hospital site, the Navy Lodge site, Tank Farms 1 and 2,
and the Defense Highway properties. A description of each of the properties and their
regional context is provided, along with applicable local land use plans and pertinent zoning
regulations for each site. The section concludes with an inventory of natural resource
conditions found at each of the sites.

B. Description of Surplus Property

1. Navy Hospital Site

The former Navy Hospital site is located at the southern end of Naval Station (NAVSTA)
Newport, Newport, Rhode Island (RI). The property consists of approximately ten acres
of land, seven of which are upland area and three acres of submerged land. This complex
is located on the western shore of Aquidneck Island, on Narragansett Bay, just north of
the Newport (Pell) Bridge. The complex is bordered by the active naval clinic buildings
to the north, by residential and commercial areas to the east on Third Street and to the
south on Cypress Street, and by Narragansett Bay to the west.

The former Navy Hospital site consists of the following seven buildings and one pier:

Building 1- Hospital Building (including Buildings A72 and 1189)
= Building 7 - Housekeeping

= Building 45 - Drug and Alcohol Rehabilitation

= Building 62 — Chapel

= Building 63 - Detached Garages

= Building 993 - Emergency Generator

= Quarters A and B - Housing Unit

=  Pier 71 - Berthing Pier

Building 1, the former main hospital building, is located in the center of the former Navy
Hospital site and was constructed in 1913. This building is a three-story, concrete and
brick structure, containing approximately 147,500 square feet of space. It is bordered by
Building A-6 to the northeast, Buildings 7 and 993 to the east, Building 45 and Quarters
A and B to the south, Building 62 and Pier 71 to the southwest, and Narragansett Bay to
the west. Several paved parking areas surround Building 1. The entire site has been
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determined eligible for the National Register of Historic Places and is also located in a
coastal zone protection area.

2. Navy Lodge Site

The Navy Lodge site is located at the south eastern portion of NAVSTA Newport, on the
eastern side of the Coddington Cove section of the station. The property consists of
approximately three acres of land located on the corner of Coddington Highway and
West Main Road (Route 114). The site is bordered by a municipal playground to the
north, by West Main Road to the east, Coddington Highway to the south, and by a
formerly Navy-owned but now private residential apartment complex to the west.

The site was formerly occupied by the Navy Lodge building, known as Building 685-CC,
which was demolished around 2004. The property is currently a vacant grass-covered
site. A small telephone utility shed exists in the southwest corner of the site and a water
feed vent and concrete pad exists in the north east corner.

3. Tank Farms 1 and 2

Tank Farm 1 is located in the Town of Portsmouth near the Melville boat basin area. The
site has been in operation since the 1920s as a storage facility for various types of fuels
used by the Navy and is approximately 50 acres in size. Tank Farm 1 consists of ten
storage tanks (Tanks 9 through 18) and a total of six utility and pump house buildings
(Buildings 30, 49, 199, 1156, B60, and S 63) that were used as part of the facility’s
former fuel distribution operations. The storage tanks are a combination of buried, or
partially buried, concrete and steel underground storage tanks (USTs) and two steel
above ground storage tanks (ASTs), all of which were built between the 1920s and 1940s.
There is also a 1,000-gallon underground water reservoir located at Building 30.

A portion of Tank Farm 1 is located within the Melville Fuel Depot and Net Depot
Historic District, which has been determined eligible for the National Register of Historic
Places. Tanks 9, 10, 11, 12, 13 and 14, which lie within this portion, are considered
contributing structures to this district.

Aside from the buildings noted above, the surface area of Tank Farm 1 is generally
covered by grassland and wooded areas, as well as paved access roads. Access to the site
is gained via either Stringham Road, Defense Highway, Bradford Avenue or Alexander
Road. The site is bordered by Melville Pond and the Melville Public Fishing and
Camping Area to the north, the Melville Public Fishing and Camping Area and Tank
Farm 2 to the east, Tank Farm 2 and the Navy-owned Defense Highway property to the
south, and railroad tracks, the Melville maritime trades and marina area and Narragansett
Bay to the west.

The Navy used the Tank Farm until 1970. In 1974, the Navy licensed to the Defense
Fuel Supply Center (DFSC), currently known as Defense Energy Supply Center (DESC),
the tank farm and associated facilities to store and distribute petroleum fuel. The DESC
ceased operations in 1998.
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Directly adjacent to Tank Farm 1 is the Tank Farm 2 property which occupies
approximately 96 acres of land. Tank Farm 2 consists of eleven underground storage
tanks (USTs) which were constructed, operated, and decommissioned on a similar
timeline to Tank Farm 1. Between 1996 and 1997, all eleven tanks were cleaned and
refilled with water to prevent groundwater intrusion. The surface of the site is similar to
Tank Farm 1 in that it is a combination of largely scrub brush and wooded areas
interspersed with paved roadways and two small vacant buildings (former fire station and
electrical utility structure) along Bradford Avenue. Cox Communications also has an
equipment storage area on the corner of Stringham Road and the access road to the
Melville Campground.

4. Defense Highway Properties

The Defense Highway surplus properties are comprised of roadway corridors and some
adjoining land parcels located along the northwestern portion of the Naval Station
property, on the western shoreline of Aquidneck Island. The properties include the
following:

= Approximately 3.6 miles of Defense Highway (also known as the Burma Road), a
two-lane asphalt roadway that spans the towns of Middletown and Portsmouth. The
northern terminus is located at Stringham Road in Portsmouth with the southern
extent at the Naval Undersea Warfare Center (NUWC) entrance gate in Middletown.

= Adjoining this segment of the Defense Highway right-of-way are several narrow
ribbons of land that are located on both the upland and waterfront sides of the
roadway. The exact boundaries and acreage of these parcels has not been determined.

= The Stringham Road corridor, from the southwestern corner of Tank Farm 1 to West
Main Road (Route 114).

= A short segment of the Midway/Greene Lane road corridor. The Midway/Greene
Lane Property includes the westernmost section of Greene Lane and the site of former
Buildings 70, 71, 111, and the Midway Fueling Pier located alongside Defense
Highway where it meets Greene Lane in Middletown.

In total, these properties consist of approximately 67 acres of land (subject to survey
verification). An abandoned fuel pipeline runs along Defense Highway and additional
utility lines still in use by the Navy are also extant at various locations. An operational
rail line (owned by the Rhode Island Department of Transportation - RIDOT), used
primarily for tourism uses, also parallels the Defense Highway corridor for its entire
length (but is not included as part of the Navy surplus land).

These Defense Highway Properties are bordered by the Melville Housing area and Tank
Farms 1 and 2 to the north; by West Main Road, Tank Farms 3, 4 and 5, the Greene Lane
Housing area, and private properties to the east; NUWC to the south; and by Carr Point
Recreation Area, McAllister Point Landfill, privately owned property and Narragansett
Bay to the west.
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C. Regional Context

The surplus Navy properties being considered in this reuse plan are located within the Town
of Portsmouth, the Town of Middletown, and the City of Newport, Rhode Island.
Collectively, these communities represent the portion of Rhode Island known as Aquidneck
Island. Aquidneck Island is located in Newport County which encompasses the primary
regional study area used as the basis for much of the socioeconomic analysis presented in this
plan.

Aquidneck Island is located in the southeast corner of the state on Narragansett Bay and is
about 3 miles from the Massachusetts (MA) state line and the City of Fall River. It is also 30
miles south of Providence, the state’s capital, and 67 miles south of Boston, MA. Access to
Aquidneck Island is gained via one of three bridges including the Mt. Hope Bridge (to
Bristol, RI) and the Sakonnet River Bridge (to Tiverton, RI) at the north end of the Island,
and the Newport/Pell Bridge (to Jamestown/North Kingstown, RI) at the southwest end.

Aquidneck Island is approximately 38 square miles in size with over 30 miles of coastline.
This maritime location is a primary reason for the presence of the NAVSTA Newport and the
Naval Undersea Warfare Center (NUWC). This waterfront presence has also contributed to
the Island’s tourism-based economy, as well as a prominent maritime trades sector involved
in boat building and servicing, and their use for commercial and recreational transportation.

The Island’s estimated population as of 2010 was 56,500 while Newport County had a total
population of approximately 80,000 with Rhode Island at just fewer than 1.1 million
residents. The Island has a total employment base of approximately 34,000 jobs, much of
which are related to the tourism, retail, and defense industry sectors. The Island’s job base
represents almost 90% of the total jobs within Newport County.

D. Local Land Use Plans

Each of the three Island communities has adopted a local comprehensive plan. Under the
Rhode Island Comprehensive Planning and Land Use Regulation Act of the General Laws,
each municipality must update its comprehensive plan at least once every five (5) years. In
addition, two other studies have also been completed relatively recently that have a specific
focus on the surplus Navy properties being considered in this reuse plan. These are the
Aquidneck Island West Side Master Plan (2005) and the North End Master Plan (2006) for
the City of Newport.

The West Side Master Plan was completed under the auspices of the Aquidneck Island
Planning Commission with support and input from all three communities, as well as from the
U.S. Navy and the State of Rhode Island. The study area for this plan was comprised of an
8-mile stretch of land and waterfront uses extending from the Mt. Hope Bridge in Portsmouth
to the Newport Harbor, encompassing portions of all three towns and the Island’s Naval
complex. The plan included a comprehensive inventory of man-made and natural resources
within the study area which culminated in the creation of a vision for the West Side and a
detailed array of planning strategies for land use, economic development, transportation, and
utilities. These strategies were supported by an implementation summary as well. The key
objectives of the West Side Plan are noted below.
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= Incorporate the four elements of Aquidneck Island: Our Shared Vision (1999) into the
West Side Plan:

= Ensure a livable landscape

= Provide for social well-being

= Secure a strong local economy

= Support multiple modes of transportation

=  Enhance NAVSTA Newport by planning surrounding land uses that are compatible
with the base’s mission and by planning for the reuse of public and private property

= Plan for economic development that complements surrounding land features and
contributes to the local economy

= Provide more active and passive recreation for community members

® Increase vistas and access on public properties along Narragansett Bay

E. Zoning

This section of the report will describe the existing key zoning provisions pursuant to the
underlying zoning district on which each site is located. Refer to Figures I11-E-1, I11-E-2, I11-
E-3, and Il1-E-4 (all in Appendix).

1. Navy Hospital Site

The Navy Hospital site in Newport currently includes the hospital, a dormitory for
nursing students, other support buildings, and officer’s quarters. This site is located in the
Residential R-10 zoning district. Please refer to Figure I11-E-1. The following uses are
allowed by right in this district: single- and two-family dwellings (including with home
occupations); places of worship; nursery schools and day care centers (including family
day care); parks and playgrounds; and municipal service buildings and facilities.

With a special use permit, a number of uses are permitted including multi-family
dwellings; guest houses; libraries; museums; cemeteries; religious, philanthropic,
scientific, literary, historical, fraternal, and charitable institutions; agricultural and
horticultural societies; schools of limited instruction; hospitals; convalescent homes and
rest homes; undertaker's establishments; clubs for outdoor recreation; neighborhood
parking lots; nonprofit multi-family housing facilities for the elderly and/or handicapped;
and federal, state and municipal buildings.

The minimum lot size is 10,000 square feet with a lot coverage requirement that
buildings not occupy more than 20 percent of the lot. Building height is limited to thirty
feet. For multifamily housing, the maximum density is one unit per 2,500 square feet.
Multi-family housing facilities for the elderly requires a minimum lot size of 40,000
square feet and the maximum density is one unit per 2,000 square feet.
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2. Navy Lodge Site

The Navy Lodge site is located at the intersection of Coddington Highway and West
Main Road in Middletown. It was the site of the former Navy Lodge which has since
been demolished. This parcel is zoned as the Public Zoning District. Please refer to
Figure IllI-E-2. The Public District was established for land which is owned by the
federal, state or municipal government, or related public agencies. The only uses
permitted in the Public zoning district are for governmental functions and certain
agricultural uses.  Specifically, this includes farms and nurseries; private school
buildings, including dormitories and accessory buildings; conservation lands; public or
private parks; and beaches.

Other uses are permitted by special use including livestock farms; family day care;
community residences; commercial docks or piers; commercial off-street parking;
electrical power substations; high voltage electric transmission towers; sewage treatment
plant; solid waste transfer station; wind energy turbine; and wireless communication
facilities.

There are no dimensional regulations that apply to the Public Zoning District in
Middletown.

3. Tank Farms 1 and 2

Tank Farms 1 and 2 are located in Portsmouth within a newly created Redevelopment
District, which specifically allows one of three types of planned unit developments —
Planned Corporate Development, Planned Marine Trade Development, and Planned
Retail/Service Development (this may include multi-family housing as long as 25 percent
is set aside for low- and moderate-income households). A minimum land area of twenty
acres is required. Please refer to Figure 111-E-3.

Planned Corporate Developments allow for the following uses:
= Manufacturing

= Professional and medical offices, including laboratories

= Research and development facilities

= Radio, television, or recording studios

= Antennas and communications towers

= Public or private utilities

® Printing, binding, publishing, graphic arts

= Plumbing, electrical, carpentry shop or other similar service
= Day care centers

= Public or private trade schools

= Restaurants
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® Indoor entertainment and recreational facilities
= Catering or food processing or preparation

= Wholesale storage in an enclosed and roofed structure

The minimum lot size for this type of development is 40,000 square feet with a 40
percent maximum lot building coverage requirement and a height limitation of 40 feet.

Planned Marine Trade Development includes the following:

=  Manufacture, repair, or rebuilding of commercial, military, government or
recreational boats

= Support industries for boat manufacture or repair, including all boating systems and
accessories

= Marinas

= Stores for sale of marine supplies and associated items, including boats and trailers
= Restaurants

= Commercial parking structures

= Research and development facilities

= Antennas and communications towers

= Storage in an enclosed and roofed structure.

= Qutdoor storage of boats, and related equipment

= Schools

= Day care centers

The minimum lot size for this type of development is 30,000 square feet with a 40
percent maximum lot building coverage requirement and a height limitation of 40 feet.

The following uses are permitted in Planned Retail/Service Developments:
= Retail businesses and consumer services

= Professional and medical offices, including laboratories

= Radio, television, or recording studios

=  Printing, binding, publishing, graphic arts

= Plumbing, electrical, carpentry shop or other similar service
= Day care centers

= Public or private trade schools

= Restaurants
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= Indoor entertainment and recreational facilities

= Catering or food processing or preparation

= Stores for sale of marine supplies and associated items, including boats and trailers
= Commercial parking structures

= Schools

= Multi-family housing

The minimum lot size for this type of development is 20,000 square feet with a 25
percent maximum lot building coverage requirement and a height limitation of 35 feet.
For multi-family housing development, the residential component including the required
parking, open space, and amenities cannot exceed 35 percent of the total developable
land area.

4. Defense Highway Properties

These properties are located along the shoreline on Defense Highway in Middletown.
Essentially the properties are along the roadway right-of-way and are within the Public
Zoning District. As noted in the Navy Lodge section above, the Public District was
established for land which is owned by the federal, state or municipal government, or
related public agencies. The same provisions identified there would apply to the Defense
Highway properties as well. Please refer to Figure 111-E-4.

In Portsmouth, the Defense Highway properties area bisects the Open Space District,
which allows the following uses: recreation; conservation; public uses; wildlife
management; agriculture; forest management; historic monuments; and museums.
Special use permits may be granted for any use that would not interfere with the primary
purpose of the district, which is to promote open space, recreation, and conservation.

Defense Highway properties are also found in the Waterfront District. A number of uses
are allowed by right in this district such as Planned Marina Village Developments;
agricultural use; offices; marine supplies; plumbing, electrical, and carpentry businesses;
trade schools; country clubs and outdoor recreation; indoor entertainment and recreation;
retail; eating establishments; local service businesses; marinas; auto service stations; boat
sales and repair; manufacturing; wholesale businesses; and Planned Corporate
Developments. Other special uses are permitted including single- and two-family
dwellings; hotels and motels; mixed-use developments; community residences; places of
worship; parks and playgrounds; libraries and museums; utilities; day care centers;
laboratory and research facilities; studios; building supplies; laundry/dry cleaning; auto
body shop; multi-family dwellings; cemetery; schools; family day care; and outdoor trade
shows.

F. Natural Resources

This section describes existing natural resources at each of the sites and provides a general
overview of environmental permitting that may be required for the redevelopment of each
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site. Natural resources present on each site were interpreted from the Rl Geographic
Information System (RIGIS) data, local mapping, information provided by the Navy, and
limited field observations. Development of site specific information will require detailed on-
site reconnaissance and delineation of resource area boundaries which is outside the scope of
this investigation. Additionally, the discussion of regulatory requirements is general, and a
more detailed permitting assessment should be performed once specific redevelopment plans
are identified. Such permitting assessments are outside of the scope of this investigation.

1. Navy Hospital Site

The Navy Hospital site (see Figure IlI-F-1 in Appendix) is an existing, previously
developed site adjacent to Newport Harbor and bounded by Cypress Street on the south,
Third Street on the west and Dorsey Road on the north. Natural resources identified on
the site include mapped Federal Emergency Management Agency (FEMA) 100-year
frequency floodplain and coastal velocity zone, and estuarine habitat. The estuarine
habitat is mapped as beach within the intertidal zone abutting the site. There are no
freshwater wetlands or non-tidal surface waters at the site. No rare species were identified
at the site.

Activity in tidal waters is subject to the authority of the United States Coast Guard
(USCG), the Army Corps of Engineers (ACOE), the Rhode Island Department of
Environmental Management (RIDEM), and the Coastal Resources Management Council
(CRMC). Any proposed improvements to be constructed within on or adjacent to these
tidal waters require review and approval of these agencies. Additionally, CRMC
jurisdiction extends landward of the shoreline a minimum of 200 feet. If any portion of a
project is to be located within the CRMC jurisdiction, the entire project is subject to
CRMC authority. CRMC regulates impacts to floodplain. Projects proposing to disturb
one acre or more of soil must receive approval from the RIDEM Pollutant Discharge
Elimination System Program (RIPDES). Activities proposed within floodplain and
certain land disturbing activities must receive approval from the City of Newport.

2. Navy Lodge Site

The Navy Lodge site (see Figure IlI-F-2 in Appendix) is an existing, previously
developed site adjacent to West Main Road and bounded by Coddington Highway on the
south, West Main Road on the east, recreational fields on the north and Lake Erie Street
and residences on the west. No natural resources are identified at the site. There are no
freshwater wetlands or surface waters at the site. No rare species were identified at the
site.

Projects proposing to disturb one acre or more of soil must receive approval from the
RIDEM RIPDES Program. Certain land disturbing activities must receive approval from
the Town of Middletown.

3. Tank Farms 1 and 2

The Tank Farm sites (see Figure I11-F-3 in Appendix) are existing, previously developed,
former fuel storage tank farm sites at Melville. The Tank Farms are bounded on the south
by Stringham Road, on the west by the former railroad, and on the north and east by the
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Melville Ponds Reservation and residences. No significant natural resources were
identified on the sites. No freshwater wetlands or surface waters are mapped at the site;
however, the abutting Melville Ponds Reservation includes a series of streams and
impoundments, and adjacent wetland areas that are mapped by RIGIS. No rare species
were identified at the site.

Freshwater wetlands in the vicinity of the coast may be subject to CRMC jurisdiction or
RIDEM jurisdiction, or in some cases dual jurisdiction may apply. The CRMC and
RIDEM have published maps identifying the boundary line between their jurisdictions.
Such boundaries generally follow major transportation corridors or railroads that provide
a convenient and readily identifiable demarcation. In the vicinity of the Tank Farms site,
the boundary line is the former railroad. The Tank Farms sites are within the RIDEM
freshwater wetland jurisdiction.

Freshwater wetlands are subject to state and federal (ACOE) regulation, and activities
proposed within these wetlands require authorization from the RIDEM and the ACOE.
State jurisdiction is also imposed upon the area of land within 50 feet of any freshwater
wetland edge, and within 100 feet of a stream less than 10 feet wide or 200 feet of a
stream greater than 10 feet wide. Some of these wetland buffers may extend onto the
Tank Farms site. Floodplain is defined as a freshwater wetland under the state wetland
regulations. Activities within these areas must also receive approval.

Projects proposing to disturb one acre or more of soil must receive approval from the
RIDEM RIPDES Program. Activities proposed within floodplain and certain land
disturbing activities must receive approval from the Town of Portsmouth.

4. Defense Highway Properties

Defense Highway (see Figure I11-F-4 in Appendix) is an existing, previously developed
transportation corridor paralleling the coastline between Coddington Cove in Middletown
and Melville in Portsmouth. The corridor includes some adjacent development parcels
that are generally long narrow configurations. Natural resources identified on the site
include mapped FEMA 100-year frequency floodplain and coastal velocity zone,
freshwater wetlands, streams and estuarine habitat. The estuarine habitat consists of eel
grass beds and beach areas along the shoreline. No rare species were identified at the
site.

As noted above in subsection 1, activity in tidal waters is subject to the authority of the
USCG, ACOE, RIDEM, and CRMC. Any proposed improvements to be constructed
within on or adjacent to these tidal waters require review and approval of these agencies.
Additionally, CRMC coastal jurisdiction extends landward of the shoreline a minimum of
200 feet. If any portion of a project is to be located within the CRMC jurisdiction, the
entire project is subject to CRMC authority.

Freshwater wetlands in the vicinity of the coast may be subject to CRMC jurisdiction or
RIDEM jurisdiction, or in some cases dual jurisdiction may apply. The CRMC and
RIDEM have published maps identifying the boundary line between their jurisdictions.
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Such boundaries generally follow major transportation corridors or railroads that provide
a convenient and readily identifiable demarcation. In the vicinity of Defense Highway,
the boundary line is the former railroad. For the purposes of the redevelopment
assessment, it should be assumed that any projects along this corridor that may impact
wetlands will be reviewed by both agencies.

Regardless of the state jurisdictional entity, freshwater wetlands are subject to state and
federal (ACOE) regulation and activities proposed within these wetlands require
authorization from the CRMC/RIDEM and the ACOE. State jurisdiction is also imposed
upon the area of land within 50 feet of any freshwater wetland edge and within 100 feet
of a stream less than ten feet wide or 200 feet of a stream greater than ten feet wide.
Floodplain is defined as a freshwater wetland under the state wetland regulations.
Activities within these areas must also receive approval.

Projects proposing to disturb one acre or more of soil must receive approval from the
RIDEM RIPDES Program. Activities proposed within floodplain and certain land
disturbing activities must receive approval from the Towns of Middletown and
Portsmouth.
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IV. INFRASTRUCTURE, BUILDINGS, AND
ENVIRONMENTAL CONDITIONS

A. Introduction

The following provides an assessment of road and utility infrastructure systems at the subject
properties, as well as a summary of buildings and improvements, environmental conditions,
and historic and cultural resources.

B. Infrastructure

The following section provides an assessment of utility and road infrastructure for the subject
properties. In all instances, public and private utility companies serving the sites were
contacted to determine capacity issues, availability and accessibility of utility connections for
the potential future development.

1. Infrastructure

a) Navy Hospital Site

The following section describes the existing utilities in the vicinity of the Navy
Hospital site located off of Third Street in Newport based on the results of the
Existing Utility Infrastructure assessment.

(1) Sanitary Sewer

The City of Newport Department of Public Works is the public entity having
responsibility for sewer and water infrastructure within the City of Newport. The
existing sewer service flows by gravity through the Newport NAVSTA sewer
collection system (12 tol5-inch diameter pipes to Pump Station 68. The pump
station consists of three 2,350 gallon per minute pumps that are in overall good
condition. This pump station also handles the sanitary flow from Coasters Harbor
Island, Cloyne Court area, the entire hospital area, and portions of the City of
Newport system for Third Street and Cypress Street.

The City of Newport Wastewater Treatment Plant is located on J.T. Connell
Highway and the design flow of the plant is 10.7 million gallons per day (MGD)
with an average daily flow of approximately 8.4 MGD.

The Existing Conditions Utilities Figure (Figure 1V-B-1 in Appendix) provides a
graphic representation of the sewage collection infrastructure in the vicinity of the
site.
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(2) Stormwater Drainage

The site has an elevation ranging from approximately nineteen feet to sea level
and generally slopes from the east to the west toward Narragansett Bay. Storm
water runoff generated by the site sheet flows to the onsite collection system and
discharges via one of two outfalls at the seawall into Narragansett Bay

A stormwater analysis will need to be performed by any future development
proponent to determine the size of any stormwater management systems.
Stormwater detention systems are not anticipated based on the discharge to tidal
waters, however, strong emphasis must be placed on Best Management Practices
(BMP) to enhance stormwater quality from future developments. Based on the
new Rhode Island Stormwater Design and Installation Standards Manual
(RIDEM, 2010) (Stormwater Regulations), Low Impact Development (LID)
techniques will need to be implemented on-site. Some LID techniques include
rain gardens, biofiltration basins/swales and grass or stone swales with under
drains.

The Existing Conditions Utilities Figure (Fig. IV-B-1 in Appendix) provides a
graphic representation of the stormwater management system in the vicinity of the
site.

(3) Steam

Steam services exist on the Navy Hospital site; however, these services have been
abandoned for over ten years. Portions of the steam system at the site date back
to the early 1900s. The system served Buildings 1 and 45 into the late 1990s until
the hospital was shut down. Building 1 received domestic hot water and auto
clave steam via the central system in addition to service for heating.

(4) Water

Water service is currently provided from the NAVSTA Newport distribution
system. Water service for future development may be provided from Third Street.
The Existing Conditions Utilities Figure (Fig. IV-B-1 in Appendix) provides a
graphic representation of the water distribution system in the vicinity of the site.

(5) Telecommunications

Verizon maintains telecommunications infrastructure surrounding the site. Service
is available via overhead wires in Third Street.

(6) Cable Television
Cox Communications maintains cable infrastructure surrounding the site.

(7) Electric

National Grid maintains the electrical infrastructure along Third Street within the
vicinity of the site. Three phase electrical service exists in the vicinity of the site
along Third Street.
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(8) Gas

National Grid Gas maintains the natural gas infrastructure in the vicinity of the
site Adequate service for any proposed future development will be confirmed
when load information is supplied.

(9) Summary of Findings and Conclusions

Based on the information that was gathered, it is expected that adequate utility
capacity exists for the site to serve various development scenarios, subject to
confirmation from the utility companies noted above.

b) Navy Lodge Site
The following section describes the existing utilities in the vicinity of the Navy Lodge

site located at the corner of Coddington Highway and West Main Road based on the
results of an assessment of Existing Utility Infrastructure.

(1) Sanitary Sewer

The City of Newport Department of Public Works is the public entity having
responsibility for sewer treatment for the Town of Middletown. The sanitary
sewer distribution system in the Town of Middletown is owned and operated by
the Town and discharges to the City of Newport Wastewater Treatment Plant via
either the Wave Avenue or Coddington Highway pump stations.

A manhole with a 12 inch vitrified clay sanitary service exists on the northeast
corner of the site that connects to the Wave Avenue Pump Station, however,
portions of the existing collection system are currently operating at capacity.
Future development on the Navy Lodge site will be required to connect to the 12
inch sanitary sewer main on the south side of Coddington Highway that connects
to the Coddington Highway pump station.  This system will require upgrades to
accommodate additional flow.

The City of Newport Wastewater Treatment Plant is located on J.T. Connell
Highway and the design flow of the plant is 10.7 MGD with an average daily flow
of approximately 8.4 MGD.

The Existing Conditions Utilities Figure (Figure 1VV-B-2 in Appendix) provides a
graphic representation of the sewage collection infrastructure in the vicinity of the
site.

(2) Stormwater Drainage

The site has an elevation ranging from approximately 62 to 71 feet and generally
slopes from the southwest corner toward West Main Road. Storm water runoff
generated by the site sheet flows to the collection system in West Main Road and
Coddington Highway, or collects into two catch basins located along the eastern
property line of the Landings Apartment Community.
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A stormwater analysis will need to be performed by any future development
proponent to determine the size of any stormwater management systems for future
development. Also, on-site soil classifications and percolation tests may need to
be performed as part of that design process. These tests will provide elevations to
ground water which will be used in the stormwater management design process.
If there is limited space on site or if on-site constraints do not allow for above
ground detention basins, then subsurface infiltration systems may be required.
Best Management Practice systems will need to be provided throughout the site to
promote stormwater quality prior to any subsurface system. Based on the new
Stormwater Regulations, LID techniques will need to be implemented on-site for
water quality and infiltration. Some LID techniques include rain gardens,
biofiltration basins/swales and grass or stone swales with under drains.

The Existing Conditions Utilities Figure (Figure 1V-B-2 in Appendix) provides a
graphic representation of the stormwater management system in the vicinity of the
site.

(3) Steam
No steam services exist on the site.

(4) Water

The City of Newport Water Department owns and maintains public water system
infrastructure in the vicinity of the site. A 24 inch water main is located on the
west side of West Main Road and an 18 inch water main is located on the east
side of West Main Road. A 10 inch service and meter pit are located in a 15 foot
wide easement on the northern end of the site to provide domestic and fire service
to the Landings Apartment Community on the west side of the project site.
Additionally, a 12 inch water service and chlorine/water meter pit are located on
the southern end of the site, providing water service to NAVSTA Newport and is
not available for a private service connection. A new water service from West
Main Road will be required for future development on the site. The Existing
Conditions Utilities Figure (Figure 1V-B-2 in Appendix) provides a graphic
representation of the water distribution system in the vicinity of the site.

(5) Telecommunications

Verizon maintains telecommunications infrastructure surrounding the site on
West Main Road and Coddington Highway. Service is available via overhead
wires. There is a 5 foot wide telecommunications easement located along a
portion of the northern and eastern property line. Underground conduits and a
generator for Verizon are located on the southern side of the former Navy Lodge
parcel. These services are located immediately north of the Newport Naval
Station 12-inch water service and must remain. These telecommunications
services will need to be considered for future development of this parcel. Fiber
optic service is also available on West Main Road.

(6) Cable Television
Cox Communications maintains cable infrastructure surrounding the site.
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(7) Electric

National Grid maintains the electrical infrastructure along West Main Road and
Coddington Highway within the vicinity of the site. Three phase overhead
electric service exists in the along West Main Road and Coddington Highway.

(8) Gas

National Grid Gas maintains the natural gas infrastructure surrounding the site.
There is a 4 inch main located in Coddington Highway. There is an abandoned 2
inch gas service to the site from this main that previously served the Navy Lodge.
Adequate service for any proposed future development will be confirmed when
load information is supplied.

(9) Summary of Findings and Conclusions

Based on the information that was gathered, it is expected that adequate utility
capacity exists off-site to serve different development scenarios subject to
confirmation from the utility companies noted above. The remaining capacity of
12 inch sewer on Coddington Highway should be reviewed by future
development proponents based upon the proposed sewer flow from the site.

¢) Tank Farms 1 and 2

The following section describes the existing utilities in the vicinity of the Tank Farms
1 and 2, located off of Stringham Road in Portsmouth, RI, based on the results of an
assessment of existing utility infrastructure.

(1) Sanitary Sewer

The sanitary sewer distribution system for the Melville area in the Town of
Portsmouth is provided through the Navy system via a series of pump stations and
force mains located along Defense Highway. This system begins at Pump Station
1181 (consisting of two 175 gallons per minute (GPM) pumps), followed by
Pump Station 988 (consisting of two 1,050 GPM pumps and 10 inch force main),
followed by Pump Station 75 (consisting of two 1,100 GPM pumps and 14 inch
force main), followed by Pump Station 48 (consisting of three 2,420 GPM pumps
and 18 inch force main). However, this system was not designed to accommodate
any additional capacity from new development in the Melville area, and any new
development will need to provide a separate treatment facility for sanitary sewer
service. There is additional demand for sanitary service in the Melville area that
may warrant pursuit of a common treatment system to provide service for the
area.

Individual sewage disposal systems could be investigated for development with
smaller sewage flows, but these would be constrained by existing soils and
environmental conditions. The soils in the area of Tank Farm 1 and 2 are
classified as urban land by the Soil Conversation Service Soil Survey of Rhode
Island and are surrounded by Newport Silt Loam soils. Soil testing would be
required to determine if there are any suitable locations for smaller onsite sewage
disposal, if required. The results of this analysis are not anticipated to yield high
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capacity for development given the relatively poor soil characteristics in the
surrounding area, and these onsite sewage disposal systems would need special
design and installation to ensure adequate operation.

The City of Newport Wastewater Treatment Plant is located on J.T. Connell
Highway and the design flow of the plant is 10.7 MGD with an average daily flow
of approximately 8.4 MGD.

The Existing Conditions Utility Figure (Figure 1V-B-3 in Appendix) provides a
graphic representation of the sewage collection infrastructure in the vicinity of the
site.

(2) Stormwater Drainage

The site has an elevation ranging from approximately 30 to 200 feet and generally
slopes from the east to west toward Narragansett Bay. Storm water runoff
generated by the site sheet flows toward Alexander Road and Stringham Road.

A stormwater analysis will need to be performed by any future development
proponent to determine the size of any stormwater management systems for future
development. Also, on-site soil classifications and percolation tests may need to
be performed as part of that design process. These tests will provide elevations to
ground water which will be used in the stormwater management design process.
If there is limited space on-site or if on-site constraints do not allow for above
ground detention basins, then subsurface infiltration systems may be required.
Best Management Practice systems will need to be proposed throughout the site to
promote stormwater quality prior to any stormwater infiltration. Based on the
new Stormwater Regulations, LID techniques will need to be implemented on-site
for water quality and infiltration. Some LID techniques include rain gardens,
biofiltration basins/swales and grass or stone swales with under drains.

(3) Steam

The fuel farms used steam from the 1940s through the early 1970s. The steam
was used to operate the pumps used to move the fuel throughout the fuel farms
and to heat the very thick Bunker C Fuel Oil to make it viscous enough to pump.
As such, heaters were located in the tanks and along the fuel pipe lines. As the
Navy switched to a lighter grade fuel (Diesel Marine Fuel), the need for the
extensive steam system diminished. By the mid-1970's when the fuel farms (1
through 3) transferred from Navy Supply Operations to Defense Logistics
Agency, steam was only used at the fueling terminal area, also known as
"Melville Backyard". The remaining system was abandoned in place with some
environmental cleanup performed in the late 1990s/early 2000s.

(4) Water

The City of Newport Department of Public Works is the public entity having
responsibility for water supply in the Melville area of Portsmouth in the vicinity
of the two project sites. The water supply for the Melville area comes directly
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from the Lawton Valley Treatment Plant. The Navy owns and maintains water
distribution system infrastructure in the vicinity of the site. The Existing
Conditions Utility Figure (Fig. 1V-B-3 in Appendix) provides a graphic
representation of the water distribution system in the vicinity of the site.

(5) Telecommunications

Verizon maintains telecommunications infrastructure surrounding the site. Service
is available via overhead wires. Fiber optic service is available on Strigham Road
in the vicinity of the site.

(6) Cable Television
Cox Communications maintains cable infrastructure surrounding the site

(7) Electric

National Grid maintains the electrical infrastructure along Stringham Road within
the vicinity of the site.

(8) Gas

National Grid Gas maintains the natural gas infrastructure in the vicinity of the
site. Gas service is available at the intersection of Stringham Road and Sullivan
Drive. Adequate service for any proposed future development will be confirmed
when load information is supplied.

(9) Summary of Findings and Conclusions

Based on the information that was gathered, it is expected that adequate utility
capacity exists off-site to serve different development scenarios subject to
confirmation from the utility companies, with the exception of sewer service.
Any new development will need to provide treatment for sanitary sewage
generated by the development.

d) Defense Highway Properties

The following section describes the existing utilities for the Defense Highway
Corridor from Stringham Road in Portsmouth to Coddington Cove in Newport based
on the results of the Existing Utility Infrastructure assessment.

(1) Sanitary Sewer

The City of Newport Department of Public Works is the public entity having
responsibility for sewer infrastructure within the City of Newport and the Town of
Middletown. The Sanitary Sewer in Defense Highway is operated and maintained
by the NAVSTA Newport. This system begins at Pump Station 1181 (consisting
of two 175 GPM pumps), followed by Pump Station 988 (consisting of two 1,050
GPM pumps and 10 inch force main), followed by Pump Station 75 (consisting of
two 1,100 GPM pumps and 14 inch force main), followed by Pump Station 48
(consisting of three 2,420 GPM pumps and 18 inch force main). However, this
system was not designed to accommodate any additional capacity from new
development in the Melville area, and any new development along Defense
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Highway will need to provide a separate treatment facility for sanitary sewer
service.

The City of Newport Wastewater Treatment Plant is located on J.T. Connell
Highway and the design flow of the plant is 10.7 MGD with an average daily flow
of approximately 8.4 MGD.

The Existing Conditions Utilities Figure (Fig. 1V-B-4) provides a graphic
representation of the sewage collection infrastructure in the vicinity of the site.

(2) Stormwater Drainage

The site has an elevation ranging from approximately 210 feet at the intersection
of Stringham Road and West Main Road to approximately fifteen feet and
generally slopes from the west to the east toward Narragansett Bay. Storm water
runoff generated by Defense Highway sheet flows to roadside swales and into the
roadway drainage collection system and intermediate culverts along the length of
the road convey stormwater towards Narragansett Bay. The capacity of the
existing stormwater conveyance systems, including roadside swales and culverts,
will require review by future development proponents if additional impervious
surfaces or changes to drainage patterns are proposed.

A stormwater analysis will need to be performed by any future development
proponent to determine the size of any stormwater management systems.
Stormwater detention systems are not anticipated based on the discharge to tidal
waters, however, strong emphasis must be placed on BMP to enhance stormwater
quality from future developments. Based on the new Stormwater Regulations,
LID techniques will need to be implemented on-site. Some LID techniques
include rain gardens, biofiltration basins/swales and grass or stoned swales with
under drains.

The Existing Conditions Utilities Figure (Figure 1VV-B-4 in Appendix) provides a
graphic representation of the stormwater management system in the vicinity of the
Corridor.

(3) Steam
No steam services exist in Defense Highway.

(4) Water

The City of Newport Department of Public Works is the public entity having
responsibility for water supply in the Melville area of Portsmouth in the vicinity
of Defense Highway. The water supply for the Melville area comes directly from
the Lawton Valley Treatment Plant. A 12 inch service is in place along the length
of Defense Highway in Newport, Middletown, and Portsmouth and an 8 inch
service is available between Tank Farm 2 and West Main Road in Portsmouth.
The Navy owns and maintains public water system infrastructure in the vicinity of
the Corridor. The Existing Conditions Utilities Figure (Figure 1V-B-4 in
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Appendix) provides a graphic representation of the water services in the vicinity
of the Corridor.

(5) Telecommunications

Verizon maintains telecommunications infrastructure in the area surrounding
Defense Highway. Service is available via overhead wires. Fiber optic service is
available near Greene Lane and down Stringham Road.

(6) Cable Television

Cox Communications maintains cable infrastructure in the area surrounding the
site.

(7) Electric

National Grid maintains the electrical infrastructure along Defense Highway.
Three phase overhead electrical service exists along Defense Highway via
overhead wires.

(8) Gas

National Grid Gas provides gas service in the vicinity of Defense Highway. Gas
service is not currently available in Defense Highway.

(9) Summary of Findings and Conclusions

Based on the information that was gathered, it is expected that adequate utility
capacity exists through the Corridor to serve different development scenarios
subject to confirmation from the utility companies, with the exception of sewer
and gas service. Any new facilities developed within the Corridor will need to
provide treatment for sanitary sewage generated by the development.

2. Road Infrastructure

This section provides an assessment of the existing traffic conditions along the
surrounding roadways adjacent to the five sites. This assessment defines three general
study areas which include roadways and intersections that are either adjacent to or
influenced by the surplus property being evaluated in this plan.

a) Existing Transportation Infrastructure

This section includes a description of the physical conditions of the roadways
immediately adjacent to the sites, as well as key intersections that would likely be
influenced by traffic generated by the sites. This information is intended to identify
current roadway design issues and help identify areas where improvements may need
to be considered during the next stages of the project. Extensive data collected as part
of the Aquidneck Island Transportation Plan was reviewed and field visits were
conducted during this effort to verify existing conditions. The following study areas
were included as part of this effort.
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(1) Navy Hospital Site

The Navy Hospital site is located along the west side of Third Street, immediately
north of the Pell Bridge. Existing access to the site is along Third Street, with one
driveway located on Third Street, one driveway located on Dorsey Road, and one
on Cypress Street. The following roadways and intersections (Figure 1V-B-5 in
Appendix) were included due to the potential impacts that could be associated
with the redevelopment of the Navy Hospital site:

= Roadways
= Third Street
= Training Station Road/Admiral Kalbfus Road
= |ntersections
= Third Street at Training Station Road/Admiral Kalbfus Road
= Admiral Kalbfus Road at JT Connell Highway

(a) Roadways

(i) Third Street

Third Street is a two lane major/urban collector roadway under jurisdiction
of the City of Newport. Third Street runs in a north-south direction,
connecting the NAVSTA Newport Gate 1 entrance to the north with the
Point neighborhood and Downtown Newport to the south.

Third Street consists of a single travel lane in each direction; with a
continuous sidewalk along the west side and at various locations along the
east side. It is also listed as a “suitable road” for bicyclists based on the
2009-10 map ““A Guide to Cycling in the Ocean State”.

(i) Training Station Road/Admiral Kalbfus Road

This roadway is known as Training Station Road to the west of Third
Street and Admiral Kalbfus Road east of Third Street. Training Station
Road is a local road while Admiral Kalbfus Road is a major collector
under the jurisdiction of the Rhode Island Department of Transportation
(RIDOT). Training Station Road/Admiral Kalbfus Road runs in an
east/west direction, linking West Main Road, the Pell Bridge, and JT
Connell Highway to the east and NAVSTA Newport Gate 1 to the west.
Near Third Street, the roadway consists of one wide travel lane and a
sidewalk in each direction. The posted speed limit is 25 mph within the
study area. There is an active railroad crossing located between Third
Street and JT Connell Highway. This rail line is currently used as a tourist
attraction only.
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(b) Intersections

(i) Third Street at Training Station Road/Admiral Kalbfus Road

Training Station Road and Admiral Kalbfus Road intersect Third Street
from the west and east, respectively to form a four legged signalized
intersection. The Admiral Kalbfus Road westbound approach is wide and
undelineated and generally operates as a left-turn lane and a shared
through/right-turn lane. The Training Station Road eastbound approach
consists of a general purpose lane with a channelized right-turn lane onto
Third Street. The Third Street northbound approach consists of a shared
left-turn/through lane and a right-turn lane. The Third Street southbound
approach consists of a general purpose lane.

(it) Admiral Kalbfus Road at JT Connell Highway

This intersection operates as a rotary with Admiral Kalbfus Road as the
eastbound/westbound approaches and JT Connell Highway as the
northbound/southbound approaches. The Admiral Kalbfus Road
westbound approach consists of two lanes and all other approaches consist
of one lane.

(2) Navy Lodge Site

The Navy Lodge site is located on the northwest corner of the West Main Road
and Coddington Highway intersection. Currently, the land is undeveloped, but the
site has frontage along both West Main Road and Coddington Highway, where
access points are possible in the future. The following roadways and intersections,
as shown in Figure 1V-B-6 (in Appendix), were included due to the potential
impacts that could be associated with the redevelopment of the Navy Lodge site:

= Roadways
=  West Main Road
= Coddington Highway
= Intersections
=  West Main Road at Coddington Highway
= West Main Road at East Main Road

(a) Roadways

(i) West Main Road

West Main Road is a four-lane principal arterial under the jurisdiction of the
RIDOT and is designated as Route 114. West Main Road serves as a major
access roadway on Agquidneck Island running in a north/south direction
linking Mount Hope Bridge to the north with Newport to the south. In each
travel direction, West Main Road is a two lane roadway with narrow 1-foot
shoulders for the majority of its length.
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(b)

Sidewalks exist along both sides of West Main Road, from Greene Lane
south to East Main Road. North of Greene Lane, sidewalks existing
sporadically throughout the remainder of the corridor to Route 24. Under
the RIDOT West Main Road Resurfacing Project, sidewalks have been or
will be replaced and new sidewalks are proposed North of Greene Lane.
However, between Union Street and Locust Avenue and north of Mill Lane,
there are no sidewalks proposed.

The posted speed limit along West Main Road is the highest to the north in
Portsmouth, and it decreases in Middletown and Newport. The northern
segment of West Main Road is posted 45 mph in both travel directions from
Bristol Ferry Road to Stringham Road. Moving south, from Stringham Road
to Forest Avenue, the roadway is posted 35 mph in both directions. The
segment of West Main Road between Forest Avenue and East Main Road is
posted at 30 mph in both directions and the remaining segment from East
Main Road to Admiral Kalbfus Road is posted at 25 mph. Observed travel
speeds along West Main Road typically exceed the posted speed limits.

(ii) Coddington Highway

Coddington Highway is a principal arterial roadway under the jurisdiction
of the RIDOT. Coddington Highway runs primarily in an east/west
direction linking West Main Road with JT Connell Highway, and it serves
as a major access point between West Main Road and NAVSTA Newport,
the Pell Bridge, and Newport. Coddington Highway has two travel lanes
and a shoulder in each direction within the study area and the posted speed
limit is 25 mph. Sidewalks, most in poor condition, exist along the north
side of Coddington Highway.

Intersections

(1) West Main Road at Coddington Highway

Coddington Highway intersects West Main Road from the west to form a
four-legged signalized intersection, with Rockwood Road serving as the east
leg. The Coddington Highway eastbound approach consists of a left-turn
lane and a general purpose lane, and the Rockwood Road westbound
approach consists of a general purpose lane. The West Main Road
northbound approach consists of a shared left-turn/through lane and a shared
through lane/right-turn lane and the West Main Road southbound approach
consists of a shared left-turn/through lane, a through lane, and a right-turn
lane. There are crosswalks and pedestrian accommodations on the west and
south legs of the intersection.

(if) West Main Road at East Main Road

East Main Road intersects West Main Road from the east to form a four-
legged signalized intersection, with the Bank Newport driveway serving as
the west leg. This intersection is locally known as “Two-Mile Corner”. The
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East Main Road westbound approach consists of a left-turn lane, and shared
left-turn/through lane, and a channelized right-turn lane. The bank driveway
eastbound approach consists of a general purpose lane. The West Main
Road northbound approach consists of a shared left-turn/through lane, a
through lane, and a channelized right-turn lane, while the West Main Road
southbound approach consists of a shared left-turn/through lane and a
shared through/right-turn lane. There are crosswalks and pedestrian
accommaodations on the east and south legs of the intersection.

(3) Tank Farms 1 and 2 & the Defense Highway Properties

Tank Farms 1 and 2 are located to the north of Stringham Road in Portsmouth.
There are two access points that are currently gated, with one along Stringham
Road, west of Cimarron Drive and the other at the intersection of Stringham Road
and Defense Highway. The Defense Highway properties include the Defense
Highway roadway as well as parcels at various locations abutting the roadway.
The following roadways and intersections, as shown in Figure IV-B-7 (in
Appendix), were included due to the influence the traffic generated by the
redevelopment of Tank Farms 1 and 2 and the Defense Highway properties may
have on them:

= Roadways
= Defense Highway
= Stringham Road
= Greene Lane
= Gate 17 Access Road
= Intersections
= Stringham Road at Defense Highway
= Stringham Road at West Main Road
= Greene Lane at Defense Highway
= Greene Lane at West Main Road
= Gate 17 Access Road at Defense Highway
= Gate 17 Access Road at West Main Road

(a) Roadways

(i) Defense Highway

Defense Highway (aka Burma Road) is a two-lane major/urban collector
roadway under the jurisdiction of the Navy. Defense Highway runs in a
north/south direction, linking Stringham Road with Gate 17 Access Road.
Defense Highway serves as a major access point between the Navy
operations and West Main Road. Defense Highway consists of one travel
lane with a 4-foot shoulder in each direction and a posted speed limit of 35
mph. The shoulder is signed “Share the Road” for bicyclists for the entire
length of the roadway and is listed as a “most suitable road” for bicyclists
based on the 2009-10 map ““A Guide to Cycling in the Ocean State”.
There are no sidewalks along either side of Defense Highway.
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(b)

For the majority of the roadway, the Newport Secondary Rail Corridor
parallels Defense Highway to the west. There is an at-grade crossing in the
vicinity of the Wanumetonomy Golf and Country Club (north of Gate 17
Access Road) where the railway then runs parallel along the east side of
Defense Highway.

(ii) Stringham Road

Stringham Road is a two-lane major/urban collector under the jurisdiction
of the Navy. Stringham Road runs in an east/west direction, linking West
Main Road with Defense Highway and serves as a major access point
between West Main Road and the NUWC. Stringham Road consists of
one travel lane with a shoulder in each direction. The posted speed limit is
25 mph. There are sidewalks located along the north side of Stringham
Road east of Cimarron Circle and along the south side between Cimarron
Circle and Defense Highway.

(iii) Greene Lane

Greene Lane is a two lane roadway under the jurisdiction of the RIDOT,
linking West Main Road to Defense Highway. The roadway consists of one
travel lane with wide shoulders in each direction, with a sidewalk along the
north side. The posted speed along Greene Lane is 40 mph.

(iv) Gate 17 Access Road

Gate 17 Access Road is a two-lane east/west roadway classified as a
major/urban collector roadway, currently under the jurisdiction of the Navy
west of Chase’s Lane and under the jurisdiction of the RIDOT east of
Chase’s Lane. The roadway consists of one travel lane and shoulders in
each direction, with a sidewalk along the south side between Gate 11 and
Defense Highway. Gate 17 Access Road is also listed as a “suitable road”
for bicyclists between Defense Highway and Chase’s Lane based on the
2009-10 map “A Guide to Cycling in the Ocean State™.

Intersections

(i) Stringham Road at Defense Highway

Defense Highway intersects Stringham Road from the south to form a
skewed three-legged unsignalized intersection with a “hairpin” turn between
Defense Highway and Stringham Road east of the intersection. The
Stringham Road eastbound approach consists of a shared thru lane/right-
turn and the Stringham Road westbound approach consists of a shared left-
turn/thru lane. The Defense Highway northbound approach consists of a
wide left-turn/right-turn lane and is under stop-sign control.

(i) Stringham Road at West Main Road

Stringham Road intersects West Main Road from the west to form a four-
legged signalized intersection, with the east approach serving as the Dunkin
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Donuts driveway. The Stringham Road eastbound approach consists of a
left-turn lane and a general purpose lane. The Dunkin Donuts driveway
approach consists of a left-turn lane and a shared through/right-turn lane.
The West Main Road northbound approach consists of a left-turn lane, a
through lane, and a shared through/right-turn lane, and the West Main Road
southbound approach consists of a left-turn lane, two through lanes, and a
right-turn lane. There are crosswalks and pedestrian accommodations on the
west and south legs of the intersection.

(iii) Greene Lane at Defense Highway

Greene Lane intersects Defense Highway from the east to form a three-
legged unsignalized intersection. All approaches consist of a general
purpose lane, and the Greene Lane approach is under stop-sign control.

(iv) Greene Lane at West Main Road

Greene Lane intersects West Main Road from the east to form a four-legged
signalized intersection, with the east approach serving Pasture Farm Drive.
The Greene Lane eastbound approach consists of a left-turn lane and a
shared through/right-turn lane. The Pasture Farm Drive approach consists of
a general purpose lane. The West Main Road approaches consist of a shared
left-turn/through lane and a shared through/right-turn lane. There are
crosswalks and pedestrian accommodations on the east, west and south legs
of the intersection.

(v) Gate 17 Access Road at Defense Highway

Defense Highway, Gate 17 Access Road, and Gate 17 intersect to form a
three-legged signalized intersection. The Defense Highway southbound
approach consists of a left-turn lane and a through lane. The Gate 17 Access
Road westbound approach consists of a left-turn lane and a through lane,
and the Gate 17 northbound approach consists of a through lane and a right-
turn lane. There is also an unsignalized gated driveway on the west leg of
the intersection. There are crosswalks and pedestrian accommodations on
the north and west legs of the intersection.

(vi) Gate 17 Access Road at West Main Road

Gate 17 Access Road intersects West Main Road from the east to form a
four-legged signalized intersection, with the east approach serving
commercial developments. The Gate 17 Access Road eastbound approach
consists of a left-turn lane and a shared through/right-turn lane. The
driveway westbound approach consists of a general purpose lane. The West
Main Road approaches consist of a left-turn lane, a through lane, and a
shared through/right-turn lane. There are crosswalks and pedestrian
accommodations on the west and south legs of the intersection.
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b) Existing Traffic Conditions

This section includes an overview of the existing traffic volumes, analysis, and safety
along the roadways and intersections within the study areas.

It should be noted that Aquidneck Island experiences significant fluctuations in traffic
throughout the year, mostly due to tourist destinations such as Newport. Therefore, in
order to provide a conservative analysis of traffic operations, the capacity analysis
used to calculate operations uses higher than average conditions, as defined in the
Aquidneck Island Transportation Study (AITS).

To help determine any safety issues at the study area intersections, the AITS 50
highest crash locations (by frequency) have been researched to determine if any of the
study area intersections are identified in this ranking.

(1) Navy Hospital Site
A summary of the existing daily traffic volumes along the roadways in the area of
the Navy Hospital site is presented in Table 1V-1.

Table IV-1
Existing Average Daily Traffic Volumes (ADT)

Roadway (year collected) ADTH
Third Street'™ -
Admiral Kalbfus Road, east of JT Connell Highway (2009) 21,400

JT Connell Highway, north of Admiral Kalbfus Road (2006) 19,200
W Traffic data not available.
g Expressed in vehicles per day.

Source: Aquidneck Island Transportation Study, RIDOT

In addition to the daily traffic data, the Consultant compiled information on
existing operations at the Navy Hospital site intersections from the AITS as
summarized below.

(a) Third Street at Admiral Kalbfus Road

The Admiral Kalbfus Road westbound approach experiences high delays and
queues during the morning peak period, mostly due to Navy employees
entering the base. The security checkpoint to the west of Third Street was
observed to back into this intersection during the morning peak period as well.

(b) Admiral Kalbfus Road at JT Connell Highway

Overall, the rotary operates with overall acceptable delays during both peak
periods. However, it operates over capacity during the evening peak period
on the Admiral Kalbfus Road eastbound approach. This is mainly due to the
heavy movement from the J.T. Connell Highway southbound approach
preventing vehicles from entering the rotary from the Admiral Kalbfus Road
eastbound approach, resulting in a poor level of service with average delay
over a minute and a half for vehicles on the approach. This intersection has
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experienced 47 crashes during the latest three-year period, placing sixth in the
50 highest crashes on Aquidneck Island as ranked as part of the AITS.

(2) Navy Lodge Site
A summary of the daily traffic data along the roadways and intersections adjacent

to and influenced by the Navy Lodge site follows below. Table IV-2 illustrates
daily traffic volumes along the roadways.

Table IV-2
Historical Average Daily Traffic Volumes (ADT)

Roadway (year collected) ADTH
West Main Road, north of Coddington Highway (2005) 32,200
Coddington Highway, west of West Main Road (2009) 18,600

M Expressed in vehicles per day.
Source: Aquidneck Island Transportation Study, RIDOT

In addition to the daily traffic data, the Consultant compiled information on
existing operations and safety issues at the Navy Lodge site study area
intersections from the AITS, as summarized below.

(a) West Main Road at Coddington Highway

During the afternoon peak period, the queues on the West Main Road
northbound approach extend into the adjacent intersection with East Main
Road. Also, the Coddington Highway eastbound approach experiences long
queues during this peak period. This intersection has experienced 45 crashes
during the latest three-year period, placing seventh in the 50 highest crashes
on Aquidneck Island as ranked as part of the AITS.

(b) West Main Road at East Main Road

During the afternoon peak period, the queues on the West Main Road
southbound approach extend into the adjacent intersection with Coddington
Highway. Also, the East Main Road westbound approach experiences long
delays and queues during this peak period. This intersection has experienced
57 crashes during the latest three-year period, placing second in the 50 highest
crashes on Aquidneck Island as ranked as part of the AITS.

(3) Tank Farms 1 and 2 & the Defense Highway Properties
A summary of the existing daily traffic data compiled along the roadways in the

area of Tank Farms 1 & 2 and the Stringham Road/Defense Highway corridor is
presented in Table IV-3.
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Table IV-3
Existing Average Daily Traffic Volumes (ADT)

Roadway (year collected) ADT™
Defense Highway, north of Greene Lane (2009) 6,000
Stringham Road, west of West Main Road (2009) 6,700
West Main Road, north of Cory’s Lane (2009) 33,600
West Main Road, north of Coddington Highway (2005) | 32,200
Greene Lane (2008) 3,100

M Expressed in vehicles per day.
Source: Aquidneck Island Transportation Study, RIDOT

In addition to the daily traffic volume data, the Consultant compiled information

on

existing operations and safety issues at Tank Farms 1 and 2 and Defense

Highway study area intersections from the AITS as summarized below.

() Stringham Road at Defense Highway

While the intersection operates with acceptable levels of service, there are
several undesirable geometric features at this intersection, including
substantial grade changes on the Stringham Road approaches to the
intersection and the skewed angle at which Defense Highway intersects
Stringham Road.

(b) Stringham Road at West Main Road

The Stringham Road eastbound approach provides a left-turn lane and a
general-purpose lane for approximately 150 feet before tapering to one lane.
The general-purpose lane often gets blocked during the evening peak period,
causing the eastbound approach to operate over capacity with long delays and
queues. This intersection has experienced 34 crashes during the latest three-
year period, placing 13" in the 50 highest crashes on Aquidneck Island as
ranked as part of the AITS.

(c) Greene Lane at Defense Highway

This intersection operates with acceptable delays and queues during both peak
periods.

(d) Greene Lane at West Main Road

This intersection operates with acceptable delays and queues during both peak
periods.

(e) Gate 17 Access Road at Defense Highway

This intersection operates with acceptable delays and queues during both peak
periods.
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(f) Gate 17 Access Road at West Main Road

During both peak periods, the queue in the left-turn lane along West Main
Road onto Gate 17 Access Road often extends beyond the storage bay,
resulting in northbound thru traffic being blocked. Also, during the evening
peak period, the left-turn lane on the Gate 17 Access Road eastbound
approach operates over capacity, resulting in the queue extending beyond the
available storage bay. This intersection has experienced 25 crashes during the
latest three-year period, placing 26" in the 50 highest crashes on Aquidneck
Island as ranked as part of the AITS.

C. Buildings and Improvements

This section provides a summary of known information relative to buildings and other
improvements at each of the sites, as provided by the Navy and other sources.

1. Navy Hospital Site

The Naval Hospital site now contains nine buildings and structures, when-contributing,
mainly due to their date of construction after World War Il. Only the buildings and
structures within the study area are described below.

a) Main Hospital Building (1)

This three-story, elongated H-plan brick structure features projecting multi-sided end
bays and distinctive low hipped roofs. The Italian Renaissance Revival styling is seen
in the scrolled modillions under the wide eaves, projecting brick pilasters, and
window headers. The original T-plan of the structure, erected in 1913, received two
additional wings and a rear ell to form the current H-plan in 1940.

b) Nurses Home (45)

The 1942 two-story structure, built to replace one on the same site, is brick with
Colonial Revival detailing. It features a hipped roof with regularly spaced side gable
dormers and a round portico supported by Doric columns with a balustrade above at
the central front entrance.

c) Garage/Morgue/Laundry Building (7)
The 1914 garage is a two-story, rectangular plan brick structure with a low hipped
roof, with stylistic elements similar to the Main Hospital Building.

d) Quarters A/B
The 1923 house is a two-story Colonial Revival brick structure with a hipped roof and
two-story wood sleeping porches on either end of the house.

e) Chapel (62)

This side gable, rectangular plan wood frame building dates to 1947. A small steeple
is mounted in the roof ridgeline towards the north end of the building. Although this
building was included in the analysis, it was demolished in 2011.

RKG Associates, Inc. Page 47



Redevelopment Plan for Surplus Properties at NAVSTA Newport August 9, 2011

f) Generator (993)
No information available.

g) Pier
No information available.

h) Garages (63)
No information available.

i) Generator Building (A72)
No information available.

i) Generator Building (1189)
No information available.

2. Tank Farm 1

This site occupies approximately 50 acres and contains eight USTs, two ASTs and seven
buildings (Buildings 30, 49, 77, 199, 1156, B60 and S63). There are four fuel tanks (Fuel
Tanks #11, #12, #13, and #14) which date to 1934 and 1942 and two partially buried tanks (9
and 10) which date to 1920.

3. Tank Farm 2

Tank Farm 2 occupies approximately 96 acres of land in the northeastern portion of
NAVSTA Newport and is adjacent to Tank Farm 1 to the west. This property contains eleven
large (2.5 million gallon capacity) concrete tanks, and two buildings (Building 48, the former
Navy fire station and Building 219). There was a 1,000-gallon UST associated with Building
48,

D. Environmental Conditions

This section describes environmental conditions on the surplus properties.  These
descriptions are based on a review of the Final Environmental Condition Property (ECP)
report for the properties dated November 2009, environmental reports prepared for Tank
Farm 1 in 1995 and Tank Farm 2 in 1998 by GZA and the closeout Report for piping
chamber remediation prepared in 2008 by Tetra Tech EC, Inc.

1. Environmental Setting

The surplus property is located along the eastern shoreline of Narragansett Bay and
occupies portions of the area from just north of the Pell Bridge in the south to the
Melville Boat Basin in the north. The topography of the southern portion of the area
which contains the Navy Hospital is relatively level and is approximately ten to fifteen
feet above mean low water (MLW). The topography along Defense Highway increases
from south to north, with a low point of approximately 10 feet above MLW in the south
to a high point of approximately 145 feet above MLW near Tank Farm 2.
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Surficial geology of the area predominantly consists of medium dense to dense glacial
till. Bedrock is a highly fractured Pennsylvanian-age shale with occasional strata’s of
siltstone, sandstone slate and conglomerate. Depth to bedrock is shallow in the vicinity
of the Tank Farm 2, ranging from 0.3 to 19 feet below ground surface (bgs) and
somewhat deeper in the vicinity of Tank Farm 1 ranging from 3 to 22 feet bgs. No
information was available on the depth to bedrock at the Navy Hospital site, Navy Lodge
site or the Defense Highway properties.

Groundwater flow is generally toward the west, in the direction of Narragansett Bay.
Localized variation in groundwater flow directions are likely to occur in the vicinity of
Lawton Valley Brook and Melville Pond. Groundwater flow direction at Tank Farm 1 is
altered by the presence of ring drains around the tanks, which cause localized areas of
groundwater depression. The groundwater table is three to four feet bgs near the Navy
Hospital and 5 to 25 feet bgs in the vicinity of Tank Farms 1 and 2. The water table is
below the bedrock surface within much of the tank farm area.

Groundwater is rated use class GB in the vicinity of Tank Farms 1 and 2 and the Naval
Hospital. This designation is assigned to groundwater resources that are not suitable for
use as a potable water supply because they are known or suspected to be degraded due to
the urbanized nature of the area. Groundwater beneath portions of Defense Highway
between the northern boundary of the NAVSTA Newport and Tank Farm 2 is classified
GA, which is the designation for groundwater resources know or presumed to be suitable
for use as a potable water supply without treatment.

2. Site Reconnaissance

A site reconnaissance of the surplus properties was conducted on October 27, 2010 which
included a walk of the Navy Hospital grounds and a windshield inspection of the Defense
Highway and former Navy Lodge site properties.

A subsequent site reconnaissance was performed on November 4, 2010 which involved a
walk-through of the former hospital building, the chapel and the former nurse’s quarters.
During this reconnaissance widespread peeling paint, several areas of water damage,
including pools of water on the floor in the operating room areas, and a noticeable,
pervasive mold odor was identified inside the hospital building. Acoustic ceiling tiles had
been removed from the hallways in several areas of the building; however adhesive
mastic that held the tiles to the ceiling remained. In several areas the ceiling tiles
remained in place above the suspended ceiling and were held in place by wire mesh.
Vinyl floor tiles were noted throughout the building.

The former nurses’ quarters (most recently used as a drug rehabilitation center) and the
chapel did not exhibit the moisture problems observed in the hospital building. Vinyl
floor tiles were observed throughout the nurses’ quarters building. The chapel interior
contained small piles of debris, primarily consisting of cushions from the pews, which
had been removed from the building.
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3. Summary of Major Findings

a) Navy Hospital Site

The Navy Hospital site is located in the southern portion of the NAVSTA Newport on
approximately ten acres of land, three acres of which is submerged in Narragansett
Bay. The facility was constructed in 1913 with subsequent expansions occurring
during World War Il. The complex consists of seven buildings including the main
hospital building (Building 1, 147,500 square feet and also including Buildings A71
and 1189), a storage building (Building 7, 4,524 square feet) a drug and alcohol
rehabilitation center (Building 45, 4,524 square feet, which was the former nurses,
quarters), a chapel (Building 62, 3,000 square feet), an emergency generator building
(Building 933, 1,874 square feet), and two officer housing units (Quarters A and
Quarters B, each 1,900 square feet) and detached garages (Building 63). Waterfront
facilities include a 490 square yard berthing pier. Environmental issues identified at
the Navy Hospital site include the following.

Aboveground Storage Tanks: Two ASTs are located within the Navy Hospital site at
Building 993 which houses the facility’s emergency electrical power generator. One
AST is a 2, 000-gallon single wall steel tank that is located outside the northern side
of the building in a concrete containment area. The other tank is a single wall steel
275-gallon day tank located inside the building. Both ASTs were drained and closed
on September 18, 1998.

Underground Storage Tanks: USTs were not identified at the Navy Hospital site.

Hazardous Waste: According to facility personnel, the facility generated, on average,
between 800 and 1,500 pounds of hazardous waste per year until the facility closed in
the mid 1990s. A 90-day hazardous waste storage area was located in Building I
during its use as a hospital. The waste was accumulated and disposed of by a licensed
contractor. The storage area was decommissioned in May 2003. Building 1 generated
metal-laden (mostly silver) waste until late 1998 or early 1999, during development
of the medical x-rays. The silver was removed and the remaining waste was collected
by NAVSTA Newport hazardous waste personnel prior to being shipped to the
Defense Reutilization and Marketing Office (DRMO) in Groton, Connecticut, for
disposal.

Polychlorinated Biphenyls: Eight transformers are located within the Navy Hospital
site. Six of the transformers located within the Navy Hospital site possess
“Polychlorinated Biphenyl (PCB)-Free” stickers, while the remaining two
transformers are suspected to be PCB-free (as all PCB-containing transformers at
NAVSTA Newport have been removed or replaced). However, no stickers were
observed. The PCB management and removal program will be requested from the
Navy and reviewed.

Radiological Materials: Facility personnel indicated that Building 1 did have tritium
exit signs at one time but personnel are unsure if the signs are still present. There are
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no known radiological materials at any of the other buildings or Pier 71. X-ray
equipment operated in the basement of Building 1 prior to the Hospital’s closing.
The Navy generally prepares Historical Risk Assessments (HRA) as part of hospital
decommissioning/closing for facilities that had forms of nuclear medicine as part of
treatment. The Navy has indicated that an HRA has not been prepared for this facility.

Solid Wastes: Solid waste at NAVSTA Newport was disposed of at an on-site
landfill(s) (either at the Melville or McAllister Point landfills, neither of which are in
the vicinity of the hospital site) up until the 1980’s, at which time solid waste was no
longer disposed of on-site but was picked up by station personnel and disposed of at a
transfer station in Newport. Since 1995 or 1996, a contractor collects and disposes of
all solid waste at NAVSTA Newport

Pesticides: Pesticides are applied by trained and certified Department of Defense
(DoD) personnel and by RI certified contractors at family housing areas and for
grounds maintenance (EFA Northeast, 2002). Currently, pesticides are stored at the
NAVSTA Newport Pest Control Shop, Building 1298, which is not within the Navy
Hospital site. According to the facility personnel, no pesticides are known to have
been stored at any of the Navy Hospital site buildings or Pier 71.

Asbestos: Asbestos surveys have been conducted at Building 1, Building 45 and
Quarters A and B. There are no records indicating that asbestos surveys have been
performed on Buildings 62 and 993 or Pier 71. The 2005 Environmental Baseline
Survey for Transfer Report checklist prepared by Malcolm Pirnie identified asbestos
containing material (ACM) or suspected ACM in both Building 62 and Building 7.
The ACM included floor tiles and ceiling tiles although details of what ACM may be
present were unavailable. Suspected ACM was not observed in Building 993. The
ECP indicated that ACM has been removed from Building 45.

ACM was identified in the following areas of Building 1:
= Basement Room B114;

= Basement Galley, many locations including wall plaster matrix;
= Basement inside and outside of Dietician Office;

= Second Floor, room adjacent to front desk, ceiling tiles;

®  Third Floor between Rooms 3005 and 3007;

= Ward C: hall near Room 2014, Solarium End Room;

= Ward E between rooms 1408 and 1410;

= Ward F linen locker;

= Stairwells connecting first floor and basement;

= Nursing services;

= Hall near command master Chief;
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= Office space outside Fax Room;

= Floor tiles.

ACM identified in Quarters A and Quarters B included:
= Quarters A: Two types of floor tiles and insulation beneath the kitchen sink.

= Quarters B: Floor tiles and ceiling tiles are suspected of containing

ACM was identified in 45 of 51 tested locations in Building 45. ACM included floor
tiles, ceiling tiles and pipe insulation. Floor and ceiling tiles in Building 7 were also
considered to be suspect ACM. It is unknown if ACM identified in these buildings
has been removed and replaced since the 2005 Environmental Baseline Survey for
Transfer Report was issued. The Navy is required to remediate any friable asbestos
prior to relating the surplus property.

Lead-Based Paint: Lead-based paint (LBP) surveys were conducted at Building 1 and
Quarters A and B between 1995 and 1996. LBP was identified in both buildings.
Surveys have not been conducted within any of the other buildings; however, peeling
paint was observed in Buildings 7, 45, and 62. Based on the age of these buildings,
the paint is suspected to contain lead.

Groundwater: Groundwater at the Naval Hospital site is classified GB by the
RIDEM. Class GB groundwater is considered to be unsuitable as a potable water
supply source due to known of presumed sources of contamination and the urbanized
character of the overlying land use. Currently, there are no known groundwater wells
at the Navy Hospital site; therefore, there is no site specific information on the
groundwater.

Medical Waste: Currently, there is no medical waste generated, stored, or disposed of
at the Navy Hospital site. Prior to the closing of the hospital in 1993, Building 1 was
the only building within the Navy Hospital site that generated medical waste. An
incinerator located adjacent to Building A-33 (located outside of the Navy Hospital
site and not believed to be on the surplus property) was used to destroy medical
waste. The incinerator was demolished in 1998. No information regarding residual
contamination of the incinerator area was available.

Hazardous Materials: Known hazardous materials stored in the chemical storage
room of the Navy Hospital site Building 1 included 5-gallon containers and
flammable materials stored in cabinets. Building 62 contained a utility closet where
household chemicals were stored in small bottles (less than 0.5 gallons). No
documentation of environmental concerns related to hazardous materials were
available for Building 45, Quarters A and B, or Pier 71; however, it is suspected that
household cleaning supplies were stored in Building 45 and Quarters A and B during
its occupancy. The 2005 Environmental Baseline Survey for Transfer Report for the
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facility identified 60 wet acid (possibly lead-acid) batteries within Building 993. No
spills or fines associated with hazardous materials were reported for this parcel.

Munitions and Explosives of Concern: Munitions and explosives of concern (MEC)
were not stored in any of the buildings of the Navy Hospital site or at Pier 71, and no
MEC is known to be present on the site.

a) Navy Lodge Site

The Navy Lodge, which was demolished in 2004, occupied three acres of land
located at the intersection of Coddington Highway and West Main Road (Route 114)
in Middletown. A small telephone utility shed exists in the southwest corner of the
site and a water feed vent and concrete pad is present in the northeast corner.
Environmental issues at the Navy Lodge site include the following.

Aboveground Storage Tanks: There are no ASTs located on the Navy Lodge site
Underground Storage Tanks: There are no USTs at the site.

Hazardous Waste: No hazardous waste is known to have been generated or stored at
the site.

Polychlorinated Biphenyls: There is no documentation regarding the transformer or
electrical equipment type, condition, PCB content or maintenance. One transformer
was located at the site. The ECP indicates that all PCB transformers removed from
the site in the 1990s.

Radiological Materials: No issues were identified.

Pesticides: No pesticides are known to have been stored in the past at the Navy
Lodge site.

Asbestos: No friable ACM is known to be present at the site.

Lead-based Paint: Two of six paint chip samples collected from the former building
contained lead above the 0.06 percent standard. All demolition debris from the Navy
Lodge building was disposed of offsite.

Groundwater: There are no groundwater wells located at the Navy Lodge site.
Groundwater at the site is classified GB (not suitable for drinking water use without
treatment due to presumed degradation).

Medical Waste: No issues were identified

Hazardous Materials: No issues were identified

Munitions and Explosives of Concern: There are no MEC at the site.
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Radon: No issues were identified

Universal Waste: No issues were identified

b) Tank Farm 1

This site occupies approximately 50 acres and contains eight USTs, two ASTs and
seven buildings (Buildings 30, 49, 77, 199, 1156, B60 and S63). The property also
contains a closed tank bottom sediment/water treatment system. The tank farm
surface is covered with grass lawns, paved access roads and miscellaneous features
such as ground transfer pump and control chambers. An inactive tetraethyl lead
blending plant is located in the southeastern portion of the site. An inactive fuel
unloading area is located in the northeast portion of the site. An underground
structure that was a former underground gasoline/water separator was located on the
west side of the site. Petroleum distribution lines that interconnect the USTs and
distributed fuel to and from the former Melville fuel terminal are buried
approximately 4 feet below the ground surface.

Tank Farm 1 was constructed between the 1920’s and the early 1940°s and was used
by the Navy until 1970 at which time it was turned over to the Defense Fuel Supply
Center (DFSC) which operated the facility until 1998. The above ground tanks
formerly stored JP-5, diesel fuel, and No. 5 and No.6 fuel oil. The USTs formerly
stored aviation gasoline, diesel fuel and motor gasoline. Ring drains were installed
around each of the USTs to relieve hydrostatic pressure on the tank bottoms.
Approximately 30 percent of the ring drains are operational, and connect to a
drainage pipe that gravity discharges to a low point from which drainage is pumped to
the two ASTs (Tanks 9 and 10) which act as storage tanks. Water from the two tanks
is discharged to a an outfall in Narragansett Bay via an oil water separator (OWS)
located on the former Fuel Loading Area (FLA) parcel under National Pollution
Discharge Elimination System (NPDES) permit R10020150.

The DFSC has been conducting ongoing site investigations of Tank Farm 1 since
1983, including soil, groundwater, surface water and soil gas sampling, aquifer pump
tests and passive free product removal. During the period between 1983 and 1999,
DFSC installed more than 50 groundwater monitoring wells within the boundaries of
Tank Farm 1. Environmental issues at Tank Form 1 include:

Above Ground and Underground Storage Tanks: Six steel 1.476 million gallon USTs
(Tanks 13 to 18), two steel 2.35 million gallon ASTs (Tanks 11 and 12) and two 2.56
million gallon concrete partially buried USTs (Tanks 9 and 10) are located within
Tank Farm 1. Tanks 13 through 18 are approximately 1,00 feet in diameter and
twenty feet deep. Tanks 9 and 10 are approximately 127 feet in diameter and 22 feet
deep. The two ASTs are 112 feet in diameter and 32 feet high.

The USTs are surrounded with ring drains that were installed in the bedrock
surrounding each tank in order to relieve hydrostatic pressure on the tank bottoms.
Tanks 9 and 10 formerly stored JP-5 jet fuel and are currently used as gross OWS for
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the tank ring drains. The remaining USTs stored diesel, aviation gasoline, motor
gasoline and JP-4 jet fuel. The two ASTs are surrounded by earthen containment
berms, and formerly stored No. 2, No. 5 and No. 6 fuel oil and JP-5 and JP-8 jet fuel.

The ASTSs, the six completely buried USTs, and underground distribution lines were
inspected prior to 1998; numerous leaks were observed and severe infiltration of
groundwater into the tanks had occurred. The leaks were repaired and the two ASTS,
six USTs and associated underground distribution lines were cleaned, inspected and
re-ballasted with water. The two partial USTs (Tanks 9 and 10) were not cleaned as
they are used for storage of water collected from the ring drain system. Reportedly,
no investigation has been conducted below the bottom of the USTs although
observation of severe groundwater infiltration and fuel seeping into the tanks through
cracks in the concrete floor was reported during tank cleaning operations.

In 2000 approximately six miles of fuel pipelines and 50 pipe chambers associated
with the Tank Farms and the fuel transport system were cleaned, pressure tested and
abandoned in place. Contamination identified during closure of the fuel pipeline and
chambers is discussed under the Defense Highway subsection (subsection d).

Hazardous Waste: Tank Farm 1 was included in the EPA National Priority List
(NPL) listing (USEPA 1D# R16170085470) in 1989 due to reports from former Navy
personnel of the existence of tank bottom sludge disposal pits at the tank farm area.
Sludge that was reportedly removed from the tanks during cleaning operations was
placed in shallow excavated pits within the tank farm area and burned. The trenches
were reportedly marked with warning signs indicating the presence of material
contaminated with tetraethyl lead. Three Comprehensive Environmental Response,
Compensation and Liability Act (CERCLA) sites are located on private properties in
the vicinity of Tank Farm 2 and include the Melville North Landfill (RID981064421),
the STP Sludge Drying Beds (RID981064306) and Structure 214 (R1D981064249).

A May 1986 Confirmation Study performed by Loureiro Engineering Associated
(LEA) collected soil and groundwater samples from suspected sludge disposal areas.
Analysis results indicate low levels of lead in the soil samples. Petroleum
hydrocarbons similar to No. 6 oil were detected at concentrations of 1,300 parts per
million (ppm) to 2,200 ppm. Petroleum hydrocarbon concentrations in groundwater
ranged from 1.6 to 6.3 ppm. Benzene, ethyl benzene, toluene and xylenes (BTEX)
compounds were detected in groundwater samples collected from one well and from
an underground gasoline water separator (located near Tank 13) at concentrations
ranging from 125 part per billion (ppb) to 1,440 ppb. The extent and impacts of
former sludge disposal practices at Tank Farm 1 is not fully understood. The Navy is
currently conducting surficial soil investigations at Tank Farm 1 to better determine
soil impacts that may have resulted from these practices.

Nearby NPL sites include Tank Farm 2, (RID981065956), the Melville North
Landfill (R1D981064421), the STP Sludge Drying Beds (RID981064306) and
Structure 214 (R1D991064249).
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The inactive tetraethyl lead blending plant is located within Tank Farm 1 south of
Tank 17. This plant was used to blend aviation gasoline with tetraethyl lead (the
tetraethyl lead was stored on-site in 55 and 100-gallon drums) to boost gasoline
octane values.

The former bottom sediment and water system that consisted of an oil/water separator
(OWS) and a sand filter was located 1,300 feet west of Tank Farm 1. This facility
was decommissioned and closed in the 1980°s.

Polychlorinated Biphenyls: No issues were identified.
Pesticides: No issues were identified.

Asbestos: No issues were identified.

Lead-based Paint: No issues were identified.

Groundwater: Groundwater at Tank Farm 1 is classified GB by RIDEM and is
considered to be unsuitable for use as a potable water supply. Currently, there are no
known groundwater wells for drinking water use within Tank Farm 1. Over 50
monitoring wells were installed at Tank Farm 1 from 1983 to 1999. The majority of
these wells were installed in bedrock, as the groundwater table at this site lies within
the bedrock aquifer.

Groundwater flow is generally to the west, toward Narragansett Bay. Localized
variations in groundwater flow direction occur in close proximity to Melville Pond
and in the vicinity of operational tank ring drains, which act to depress groundwater
elevations in the immediate vicinity of certain tanks.

Free phase product was detected downgradient of Tanks 16 and 17, however due to
irregular fracturing and low transmissivity of the bedrock, the free phase product is
apparently immobile. Passive free product removal began in 1996. Groundwater
monitoring conducted by Tetra Tech in 1999 did not detect free phase project in these
wells.

In 1995 volatile organic compounds (VOCs) were detected in groundwater samples
collected downgradient of Tank 18 (aggregate VOC concentrations of 239 ppb).
However concentrations decreased to below the level of detection at a point 170 feet
downgradient of the tank. A sampling event conducted in 1999 sampled nineteen
monitoring wells and indicated that PCBs and pesticides were not present in
groundwater. Concentrations of VOCs, semi volatile organic compounds (SVOCs),
and metals detected in these samples were below the RIDEM standards for GB
groundwater. Total petroleum hydrocarbons (TPH) were detected in all wells, with
the highest two concentrations being 7,300 ppb and 16,000 ppb.

RKG Associates, Inc. Page 56



Redevelopment Plan for Surplus Properties at NAVSTA Newport August 9, 2011

An additional round of groundwater sampling involving 16 monitoring wells was
conducted in April and May 2009. Results of this investigation indicated that free
product was not detected, although petroleum sheen was observed in four wells and a
petroleum odor detected in two wells. Groundwater samples were collected from
thirteen wells and analyzed for VOCs, SVOCs and total and dissolved lead. Samples
collected from a subset of these wells were analyzed for TPH. Analysis results
detected benzene and ethyl benzene and methyl tert-butyl ether (MTBE) (three
detections), xylenes (two detections) and naphthalene (two detections). TPH was
detected in seven samples, whereas total and dissolved lead had ten detections and
five detections, respectively. Several of the TPH detections and one naphthalene
detection exceeded RIDEM groundwater criteria.

Medical Waste: No medical waste was stored or disposed of at Tank Farm 1.
Hazardous Materials: No issues were identified

Munitions and Explosives of Concern: No known MEC have been stored at the Tank
Farm 1, and no MEC is known to be present.

Radon: Radon surveys have not been conducted at any of the tanks, buildings or other
structures located within Tank Farm 1.

Universal Waste: No universal waste has been reported from Tank Farm 1.
According to the facility personnel, all universal waste generated at NAVSTA
Newport, including Tank Farm 1, is collected and recycled by the NAVSTA Newport
Environmental Department.

Stormwater: Tank Farm 1, as a whole, is identified within the current Stormwater
Pollution Prevention Plan (SWPPP) as a location of potential source of pollutants.
The possibility of hazardous materials being exposed to stormwater runoff is remote
and in most cases may occur only during refueling and loading operations (which no
longer occur). The ring drains of Tank Farm 1 discharge to Narragansett Bay and
operate under RIPDES stormwater permit RI 0020150. The ring drain discharge
system includes two of the USTs (Tanks 9 and 10) that act as storage and gross
OWS. These tanks discharge to a third OWS located in the FLA. This OWS
discharges to the Bay via Outfall No. 008 Tank Farm 2

¢) Tank Farm 2

Tank Farm 2 occupies approximately 96 acres of land in the northeastern portion of
NAVSTA Newport and is adjacent to Tank Farm 1 to the west. This property
contains eleven large (2.5 million gallon capacity) concrete tanks, and two buildings
(Building 48, the former Navy fire station and Building 219). There was a 1,000-
gallon UST associated with Building 48.
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The tank farm was constructed between 1941 and early 1943 and was used by the
Navy until 1970 at which time it was turned over to the Defense Fuel Supply Center
(DESC) which operated the facility until 1998. The above ground tanks formerly
stored No. 5 and No.6 fuel oil. Ring drains were installed around each of the USTs to
relieve hydrostatic pressure on the tank bottoms. These ring drains were operated by
pumps which are no longer functional.

The surface area of Tank Farm 2 is covered by grassland areas wooded areas, paved
access roads, and contains the two previously mentioned buildings. Concrete vaults
housing pump sump chambers are located adjacent to each UST. Topographic
elevation at the site varies from approximately 160 feet above mean sea level (MSL)
to 145 feet above MSL.

The DFSC conducted site investigations of Tank Farm 2 since 1983, including soil
and groundwater investigations. During the period between 1983 and 1999, DFSC
installed over 28 groundwater monitoring wells within the boundaries of Tank Farm
2. Environmental issues at Tank Farm 2 include:

Aboveground Storage Tanks: No ASTs are associated with Tank Farm 2.

Underground Storage Tanks: USTs include eleven 2.5 million gallon capacity USTs
(Tanks 19 through 29) and a 1,000-gallon UST associated with Building 48 (this UST
was removed on January 6, 2009). Tanks 19 through 29 stored No. 5 fuel oil from the
1940s to 1975, distillate fuels (transition from No. 5 to No 2 fuel oil between 1975
and 1988, and marine diesel from 1985 to the mid 1990s). These tanks are
approximately 116 feet in diameter and 33.5 feet deep and are approximately 5 feet
below grade. The pump sump chamber vaults are approximately thirteen feet deep.
The fuel lines interconnecting the USTs and the fuel loading area are buried
approximately 10 feet below grade.

These USTs were cleaned, certified gas-free, re-ballasted with water, and closed in
1998. All the pumps, interior pipelines, and vaults associated with the closed USTs
were also cleaned, and the fuel distribution pipelines associated with each tank as
well as the transfer pipe loop were cleaned and permanently decommissioned.

During cleaning operations, cracks were observed in the floor of all the tanks. Oil
and water was observed seeping into Tanks 19 through 24 and Tank 27. Pumps,
interior pipelines, and vaults associated with the USTs were cleaned and the fuel
distribution lines decommissioned. The ring drain system was not cleaned or
decommissioned. Unlike Tank Farm 1, which operated partially by gravity flow, the
Tank Farm 2 ring drain system requires active pumping to function. The ring drain
pumps are no longer active; therefore the ring drain system no longer functions. .

The 1,000-gallon UST located at Building 48 (former Fire Station) in Tank Farm 2
was removed in January 2009. Samples collected from the south sidewall of the tank
excavation contained TPH concentrations exceeding the RIDEM leachability criteria.
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Hazardous Wastes: Tank Farm 2 was listed on the NPL in 1989 (R16170085470) as a
Rhode Island Superfund Site in 1985 (RID981065956) due to the soil and
groundwater contamination resulting from the USTs within Tank Farm 2. Three
Comprehensive Environmental Response, Compensation and Liability Act
(CERCLA) sites are located on private properties in the vicinity of Tank Farm 2 and
include the Melville North Landfill (RID981064421), the STP Sludge Drying Beds
(R1D981064306) and Structure 214 (R1D981064249).

Hazardous Waste generated at Tank Farm 2 was primarily associated with USTs.
Approximately nine dump piles of petroleum contaminated soil were observed
through photo documentation dated June 1981 approximately 300 feet west of Tank
28. According to the report, the contaminated soil appears to have originated from
another area of the installation. Sometime prior to 1970, UST bottom sediment and
water (BS&W) may have been discharged directly onto the ground surface at Tank
Farm 2 within the vicinity of the USTs. Since the 1970s, the BS&W has reportedly
been properly disposed of at an offsite facility.

An investigation of shallow soils conducted by DESC identified TPH concentrations
exceeded RIDEM direct exposure criteria in 6 of 57 samples, with one sample
exceeding the leachability criteria set by RIDEM for GB groundwater.

Polychlorinated Biphenyls: PCB concentrations above the residential direct exposure
criteria (RDEC) were detected within the soil adjacent to Building 219. Remediation
of the PCB-contaminated soil has not been conducted. Three PCB-containing
transformers were removed from Tank Farm 2 in the 1980s.

Radiological Materials: Radiological materials are not known to have existed at Tank
Farm 2 during its operation.

Pesticides: Pesticides are applied at the NAVSTA Newport by trained and certified
DoD personnel and by Rhode Island state certified contractors for grounds
maintenance activities. Pesticides were not stored in the past, and are not currently
stored, at Tank Farm 2.

Asbestos: Due to the age of the USTs, buildings and other structures at Tank Farm 2,
it is suspected that ACM are present. ACM insulation is likely to be present on the
abandoned in place steam and condensate lines associated with the fuel transfer
pipelines.

Lead-Based Paint: No LBP surveys have been conducted at any of the buildings at
Tank Farm 2. Due to the age of the USTs, buildings and other structures at Tank
Farm 2, it is suspected that they contain LBP.

Groundwater: Groundwater beneath Tank Farm 2 has been classified as GB by
RIDEM. Groundwater flow is toward the west, toward Narragansett Bay. Localized
groundwater flow is influenced by the UST ring drains that act to depress
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groundwater levels in the vicinity of the tanks when the drains are operational. Depth
to groundwater averages 14 feet bgs. The seasonal high water table is above the
bedrock in 6 of the 28 monitoring wells. The seasonal low water table is below the
bedrock surface in four of these 6 wells.

Free phase product was detected in four separate areas of Tank Farm 2 between the
mid 1990°s and 1999, including the area around Tank 19, Tank 20, Tank 26 and
downgradient of Tank 29. Free product thickness ranged from less than 0.01 foot to
0.03 feet. TPH was detected in 12 out of 28 monitoring wells at concentrations
ranging from 0.4 ppm to 1,600 ppm. Low levels of VOCs and polycyclic aromatic
hydrocarbons (PAHSs) were also detected.

Groundwater investigations conducted in 2009 involved collection of samples from
24 monitoring wells for analysis of VOCs, SVOCs, total and dissolved lead. Samples
from a subset of these wells were analyzed for TPH. During this investigation free
product was detected in two wells at thicknesses of 0.42 and 1.66 feet. Benzene and
naphthalene were detected in only one sample, whereas TPH was detected in six
samples. Total and dissolved lead was detected in seven samples. All detected VOC,
SVOC, TPH and lead concentrations were below RIDEM GA and GB standards.

Medical Waste: Currently there is no medical waste generated, stored, or disposed of
at Tank Farm 2. No medical waste is known to have existed on the property.

Hazardous Materials: No issues were identified

Munitions and Explosives of Concern: MECs have not been stored at the Tank Farm
2, and no MEC is known to be present at the site.

Universal Waste: According to the facility personnel, all universal waste generated at
NAVSTA Newport, including Tank Farm 2, is collected and recycled by the
NAVSTA Newport Environmental Department.

Radon: Radon surveys have not been conducted at any of the buildings located within
Tank Farm 2.

Stormwater: Tank Farm 2, as a whole, is identified within the current SWPPP as a
location of potential source of pollutants. The possibility of hazardous materials to be
exposed to stormwater runoff is remote, and in most cases occurred during refueling
and loading operations. The ring drains of Tank Farm 2 discharge to an OWS
separator system that eventually discharges to Narragansett Bay. The discharge is
monitored and permitted under RIPDES stormwater permit RI 0020150.

d) Defense Highway Properties
Portions of the Defense Highway addressed in the ECP include Stringham Road and

Midway/Green Lane Segments and are collectively referenced as the Roadway
Property in the ECP. The Defense Highway portion of the ECP Roadway Property is
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approximately 6 miles in length and is located along the western side of Narragansett
Bay in the towns of Portsmouth and Middletown between Stringham Road in the
north to the NUWC in the south. In total the Defense Highway Properties occupy a
total of 67 acres of land.

The Stringham Road portion of the property contains one building, (Building 105A).
The Midway Fueling Pier portion formerly contained three additional buildings
(Buildings 70, 71, 111) which were demolished prior to 1999. These buildings
operated between the 1940°s and approximately 1974 as the Midway Booster Pump
House (Former Building 70), and Boiler House No. 3 (Former Building 71). The use
of former Building 111 is not known. These buildings were associated with heating
and pumping Navy Special No. 6 Fuel Oil from former Tank Farms 4 and 5 to the
Midway Fueling Pier.

Building 105A was constructed prior to 1979 for the storage of fire fighting foam.
The building was modified in 1979 to provide temporary storage of materials
containing PCBs prior to transport to disposal facilities. The building is no longer in
use.

A six mile fuel pipeline and 50 piping chambers run along Defense Highway portion
of the property and were used to transfer various fuels from Tank Farms 1, 2, 3, 4 and
5 to ship fueling stations.

Aboveground Storage Tanks: No ASTs are located at the Defense Highway
properties.

Underground Storage Tanks and Fuel Transport Pipelines: Several areas of
remediation took place along the Defense Highway Properties in areas associated
with the fuel transport pipeline system and related structures.

=  Former Buildings 71 USTs - Two USTs associated with Former Building 71 (a
75,000-gallon No. 6 fuel oil UST and a 5,000-gallon diesel fuel UST) were
removed from the Stringham Road portion of the property in 1995. During
removal of the 75,000-gallon UST it was determined that a release of No. 6 oil
has occurred that impacted the surrounding soil. Soil in the vicinity of the
Midway Fueling Pier was contaminated with petroleum due to a release from an
OWS discharge line. The Building 71 UST the OWS and associated
contaminated soil were removed from this area between March 2005 and October
2008. The removal action involved approximately 4,770 tons of soil. There are
no known remaining USTs associated with former Buildings 70, 111, or with
current Building 105A.

=  Midway Fueling Pier Approach Pipeline - In June 2000 the former Midway Fuel
Pier Approach Pipe removal and cleaning operation took place. As part of this
operation, TPH contaminated soil was identified during removal of a former OWS
discharge line. Remedial efforts were undertaken to remediate this
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contamination. A combined total of 4,770 tons of petroleum contaminated soil
was removed and disposed of during the UST and OWS remedial activities.

e Pipeline and Piping Chambers - The pipeline system was cleaned, pressure tested
and abandoned in place. The in-place abandonment of the chambers involved
asbestos abatement of the steam line insulation within each chamber. Soils
surrounding the chambers were sampled and those soils impacted by TPH at
concentrations exceeding RIDEM criteria were removed by excavation in 2008.
The piping chambers contain drains that discharge to the nearby ground surface.
No information was available to determine the presence, nature and extent of soil
and groundwater contamination at the drain outlet locations

= Portions of the steam condensate return line were reportedly altered to transport
fuel. Remedial actions were conducted in the vicinity of the Greene Lane site to
remove petroleum contamination reportedly released from the steam condensate
line. The Navy’s cleanup standard was the RIDEM industrial use criteria. Soil
contamination from this release may remain underneath the roadway at
concentrations exceeding the industrial criteria.

= Additional fuel pipelines are located outside the concrete pipeline conduit.
However, no information was available from the Navy to determine if these fuel
pipelines have been cleaned, pigged, and pressure tested for leaks.

Hazardous Waste: No hazardous waste is known to have been generated at the
Defense Highway properties. Building 105A, located within the Stringham Road
portion of the property, was a regulated 90-day hazardous waste storage facility used
exclusively to store PCB items prior to transport to a contracted disposal facility.
There have been minor spill incidents within Building 105A, but there has been no
evidence that PCB materials have migrated from the building during its operation as a
hazardous waste storage facility.

Polychlorinated Biphenyls: Building 105A in the Stringham Road portion of the
Defense Highway properties was a regulated 90-day hazardous waste storage facility
used exclusively to store PCB items prior to transport to a contracted disposal facility.
Typical hazardous waste stored in Building 105A included fluids in 55 gallon drums
or smaller containers, transformer carcasses with or without fluids, and PCB-residues
from clean-up activities conducted at NAVSTA Newport. According to the facility
closure plan, minor spills occurred at Building 105A, but there was no evidence that
PCB material migrated from the building. According to facility personnel, the facility
received closure certification from RIDEM.

Radiological Materials: There are no known radiological materials at the Defense
Highway properties.

Pesticides: No pesticides have been stored in the past, or are currently stored at the
Defense Highway properties.
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Asbestos: ACM was known to be present within former Building 70 and the piping
chambers, as well as suspected inside former Buildings 71 and 111 prior to
demolition. Due to the age of Building 105A, it is suspected that ACM could be
present. Asbestos was abated in Building 70 and in the piping champers prior to their
demolition. Asbestos insulation surrounding the six miles of steam and condensate
lines that run from the storage tanks to the fueling piers along Defense Highway was
left in place.

Lead-Based Paint: Building 105A was built prior to 1979 and therefore LBP is
suspected to be present. No LBP surveys have been conducted at any of the
remaining buildings within the Defense Highway properties.

Groundwater: Groundwater beneath the Defense Highway properties is classified GA
by RIDEM, indicating that is suitable for use as a potable water source without
treatment. Between October 2007 and March 2008, five groundwater monitoring
wells were installed at the former Building 70 site to determine the impacts to
groundwater, if any, as a result of the closure of the former 75,000-gallon UST. The
results of the groundwater sampling determined that all of the samples collected
contained levels of TPH above the RIDEM reporting limits of 50 ppb. Groundwater
contaminated with petroleum compounds is present in the vicinity of Building 70,
located in the Green Lane/Midway portion of the property. Contaminant
concentrations exceed the Rhode Island Department of Environmental Protection GA
groundwater criteria. The groundwater contamination is associated with the release
of petroleum from the 75,000-gallon UST located in the vicinity of former Building
71.

Medical Waste: No issues were identified

Hazardous Materials: The Defense Highway properties were listed on the NPL in
1989 as part of the entire NAVSTA Newport listing, and are not considered to be an
area impacted by CERCLA-related contamination. However, areas which are
impacted by CERCLA contamination are located in close vicinity to the Defense
Highway properties and include:

= McAllister Point Landfill (R16170085470) located immediately adjacent to the
Midway /Greene Lane portion of Defense Highway;

= Tank Farm 1 (R18971524970), Tank Farm 2 (RID981065956) Tank Farm 3
(RID981066079), Tank Farm 4 (RID981065899), and Tank Farm 5
(R1D981065832) all located north and east of the Defense Highway properties;

= Melville North Landfill located north of the NAVSTA Newport property and
southwest of Defense Highway-Stringham Road junction.

Munitions and Explosives of Concern: No known munitions and explosives of
concern have been stored at the Defense Highway properties, and none are known to
be present on the properties.
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Radon: Radon surveys have not been conducted at any of the current or former
buildings located within the Defense Highway properties.

Universal Waste: No issues were identified

4. Suggested Actions Needed to Evaluate Environmental Conditions

As the environmental characterization of Tank Farms 1 and 2 and Defense Highway
properties has not been fully completed by the Navy, there are several “next steps” or actions
that will be needed to obtain the environmental information needed before the properties are
transferred from the Navy’s ownership. These suggested actions are based on a review of
information used by the consultant team to prepare the evaluation of environmental
conditions for this Reuse Plan. Although environmental information about the sites exists,
due to limitations beyond the control of the consultant team, complete environmental
documentation was not available for analysis. Consequently, these suggested actions may
not be sufficient to fill all environmental data gaps as new data gaps may be identified upon
review of currently unavailable environmental information. Suggested actions are provided
for Tank Farms 1 and 2 and the Defense Highway properties.

a) Suggested Actions for Tank Farm 1

= Complete the identification of Areas of Concern (AOCs), and investigate each
AOC to either eliminate it as a potential source of contamination or to determine
the nature and extent of associated soil and groundwater contamination.

= Conduct investigations to fully characterize the nature and extent of soil,
groundwater and bedrock contamination below the bottom of each AST and UST.

= Characterize soil and groundwater contamination within the vicinity of the AST
containment dike including the earthen berm of the dike and adjacent areas.

= Determine the extent of contamination associated with the two partial USTs that
are acting as oil water separators for a portion of the Tank Farm 1 ring drain
system (these partial USTs have not been cleaned).

= Characterize surficial soil contamination resulting from the reported disposal of
tank bottom sludge in shallow pits located within the boundaries of Tank Farm 1.

= Investigate the presence, nature and extent of soil and groundwater contamination
in the vicinity of the former tetraethyl lead blending facility.

= Investigate the presence, nature and extent of contamination associated with the
fuel pipelines and pumping chambers located with the limits of Tank Farm 1.

= Characterize the extent of total petroleum hydrocarbon (TPH), volatile organic
compound (VOC) and polycyclic aromatic hydrocarbon (PAH) contamination
within the overburden soil and in bedrock.

= Characterize the extent of TPH, VOC and PAH contamination in groundwater
within the over burden and bedrock aquifers.
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= Characterize VOCs in soil vapor on the Tank Farm 1 property in order to evaluate
potential impacts to future Site occupants.

= Develop a solution for discharge of groundwater collected by the Tank Farm 1
ring drains.

b) Suggested Actions for Tank Farm 2
= Fuel pipelines and pumping chambers located with the limits of Tank Farm 2.

= Characterize the extent of TPH, VOC and PAH contamination in over burden soil
and bedrock.

= Characterize the extent of TPH, VOC and PAH contamination in groundwater
within the over burden and bedrock aquifers.

= Characterize VOCs in soil vapor on the Tank Farm 2 property in order to evaluate
potential impacts to future Site occupants.

= Characterize the extent of polychlorinated biphenyl (PCB) contamination in the
vicinity of Building 219.

= Develop a solution for discharge of groundwater collected by the Tank Farm 2
ring drains.

c) Suggested Actions at Defense Highway Propetties

= Review Navy documents pertaining to fuel pipelines located outside the concrete
pipeline conduit to determine if documentation exists pertaining to fuel pipeline
closure (have the lines been cleaned, pigged, and pressure tested for leaks). If
leakage is documented, investigate the area in the vicinity of the leak(s) to
determine the presence, nature and extent of soil or groundwater contamination.

= Characterize the extent of soil and ground water exceeding applicable RIDEM
cleanup standards in the vicinity of former Buildings 70 and 71 and the Midway
Fueling Pier Oil Water Separator.

= Verify the regulatory closure of Building 105A, and determine the extent of
residual PCB contamination.

= On portions of the Defense Highway Property that may be in close proximity to
the McAllister Point Landfill which will be used as a public park: Evaluate the
potential for human receptor exposure, and impacts to human health from
contaminated ground water and landfill gas migrating from the landfill.

= |nvestigate the areas in the vicinity of the piping chamber drain outlets to
determine the presence, nature and extent of soil and groundwater contamination.

E. Historic and Cultural Resources

Cultural resources investigations of the entire NAVSTA Newport area were conducted in
1995 to comply with federal historic preservation regulations. These investigations included
documentation and National Register eligibility evaluation of buildings and structures that
were more than 50 years of age and a preliminary assessment of prehistoric and historic
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archaeological potential and sensitivity. As a result of these investigations, three areas were
recommended eligible as historic districts; a recommendation that was concurred with by the
Navy and the RI Historical Preservation and Heritage Commission (RIHPHC). Subsequent
archaeological investigations in 1996-1998 concluded that archaeological potential is limited
due to extensive ground disturbance throughout most of the NAVSTA Newport area,
although a small number of areas were determined to be archaeologically sensitive.

Two of the eligible historic districts, the Navy Hospital site and the Melville Fuel Depot and
Naval Net Depot, are wholly or partially within the areas currently under study. The Naval
Hospital Complex Historic District is composed of nine (9) existing buildings and structures
which have been determined to be contributing resources to the National Register-eligible
Naval Hospital Historic District and six (6) buildings and structures which are deemed non-
contributing, mainly due to their date of construction after World War Il. Nine of the
buildings and structures in the Naval Hospital Historic District, which are described above in
Section C, are within the surplus property area that was studied.

The eastern edge of the Melville Fuel Depot and Naval Net Depot Historic District lies
within the Tank Farm No. 1 site. This eastern edge of the district within the site contains four
tanks, Fuel Tanks #11, #12, #13 and #14, and the partially buried Tanks #9 and #10, which
are all contributing resources within this district and are in the surplus property area that was
studied.

There are no historic properties in the Tank Farm 2 or the Defense Highway sites. (See
Figures IV-E-1, IV-E-2, IV-E-3, and IV-E-4 in Appendix).

Compliance with the Section 106 and 110 of the National Historic Preservation Act requires
the Navy to consult with the RIHPHC upon their official disposal of their historic properties.
It is anticipated that the RIHPHC will require protective easements on some of the buildings
as a result of this disposal, as the RIHPHC considers the conveyance of these buildings to
non-federal parties to be an adverse effect, if no protection is in place for a review of future
actions towards them. The level of protection and which elements are protected with these
easements has not been determined at this time. Consultation with RIHPHC on proposed
future uses of the buildings and structures within these two districts or the infeasibility of
their reuse will be required. Consultation will necessitate the preparation of feasibility studies
which demonstrate whether or not individual buildings can be reused or not and the
completion of mitigation measures in the event that demolition of buildings and structures is
agreed upon.
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]
V. DEMOGRAPHIC AND ECONOMIC ANALYSIS

A. Introduction

This chapter presents a review of historical demographic and economic conditions within the
Aquidneck Island study area over the past few decades, as well as forecasts for key
socioeconomic indicators. The study area includes Middletown, Newport, and Portsmouth,
which are located in Newport County. Trends are presented regarding the dynamics of area
population and households, as well as an overview of housing supply characteristics. This is
followed by an examination of employment and industry trends within the Island’s economic
base and labor force characteristics. Specific attention is given to the study area’s primary
business clusters of tourism, marine trades, and the defense industry. The chapter concludes
with an assessment of the potential for economic diversification within the region.

B. Population and Household Characteristics

Historic population growth trends for the study area, as illustrated in Table V-1, indicate a
declining population base over last two decades (1990-2010). Local population levels have
been declining at a slightly faster rate than the county and the state throughout this time
period. Of the three island communities, Newport has sustained the largest continuous
population losses since 1980. Overall, the study area population represents approximately
70% of total population within Newport County.

Table V-1
Total Population 1980 - 2030

Total Population

Estimate |Projections Percent Change
1980 1990 2000 2010 2020 2030 80-90 90-00 | 00-10 [ 10-20 20-30
Middletow n 17,216 19,460  17,334| 16,309 17,408 17,442 13% -11%| -6%| 7% 0.2%
New port 29,259 28,226  26,475| 23,682 24,737 23,937 4%  -6%| -11%| 4% -3%
Portsmouth 14,257 16,857  17,149| 16,532 18,954  19,785| 18%  2%| -4%| 15% 4%
Study Area 60,732 64,543  60,958| 56,523 61,099 61,164 6% -6%| -7%| 8% 0.1%

Newport County 80,139 87,193 85,433 80,527 87,960 89,125 9% -2%| -6%| 9% 1%
Rhode Island 947,154 1,003,463 1,048,319( 1,058,412] 1,111,464 1,140,543 6%  4%| 1%| 5% 2.6%

Population Change Average Annual Change

80-90 90-00 00-10 10-20 20-30 80-90 90-00 | 00-10 ( 10-20 20-30
Middletown 2,244 2,126 -1,025 1,099 341 1.2% -1.2%]|-0.7%| 0.6% 0.0%
New port -1,033 -1,751 2,793 1,055 -800( -0.4% -0.6%]-1.2%| 0.4% -0.3%
Portsmouth 2,600 292 617 2,422 831 1.7% 0.2%|-0.4%| 1.3% 0.4%
Study Area 3,811 -3,585 -4,435 4,576 65 0.6% -0.6%]|-0.8%]| 0.7% 0.0%
New port County 7,054 -1,760 -4,906 7,433 1,165 0.8% -0.2%]-0.7%]| 0.8% 0.1%
Rhode Island 56,309 44,856 10,093| 53,052 29,079 0.6% 0.4%]| 0.1%| 0.4% 0.3%

Souces: US Census, Site To Do Business, and RI Office or Statewide P lanning

State Planning Office projections for 2015 and 2020 are presented in Table V-1. Given that
the base projection year for this forecast was 2005 it is likely that anticipated growth levels
for 2020 do not reflect the current economic downturn and as a result, may not achieve the
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population increase of 4,532 over the next five years (2010-2015). Instead, this level of
growth may, in fact, take five to ten years to achieve as the economy recovers over the next
five years. If so, study area growth, as well as state growth, may range between 1%-2%
annually over the coming decade.

Despite population losses during the 1990s, the study area added 1,220 households during
that time period (see Table V-2). However, the region’s 5% increase still lagged behind the
county’s and state’s 8%
increase.  Current estimates | Table V-2

SUggeSt that the tOtal number Households and Household Size 1980 - 2010

f h h |d - th t d Households Change Percent Change
0 Ouse_ olas 1n e stuay 1980 1990 2000 2010 Est] 80-90 90-00 00-10 |80-90 90-00 00-10
area declined between 2000- Middletown ~ 5425 6578 6,993 6662 1,153 415  -331| 21% 6% -5%
2010, despite an increased New port 10,439 11,206 11566 10519| 767 360 -L047| 7% 3% 9%
rate of housing construction Porsmouth 5109 6,313 6758 6564| 1,204 445  -194| 24% 7% -3%

d . this ti . d f Study Area 20,973 24,007 25317 23,745| 3,124 1,220 -1,572( 15% 5% -6%
Urlng IS time perlo (re er Newport Cnty 28,185 32,688 35,228 33,533 4,503 2,540 -1,695( 16% 8% -5%

to Table V-8). These Rhode Island 337,695 377,977 408,424 411,325|40,282 30,447 2,901 12% 8% 1%

somewhat contradictory Average Household Size

trends suggest the estimated 1980 1990 2000 2010 Est] 80-90 90-00 00-10 |80-90 90-00 00-10
Middletown 282 266 243 241 016 -0.23 -0.02[-5.7% -8.6% -0.8%

decline in households is New port 250 231 211 209 019 -020 -0.02|-7.6% -8.7% -0.9%
incorrect, or, much of the Portsmouth 296 267 253 251 020 -014 -0.02|-0.8% -5.2% -0.8%
housing construction was for Study Area 269 250 231 230[ -0.19 -0.19 -0.01]-7.1% -7.6% -0.4%
seasonal  uses. Household NewportCnty  2.73  2.53  2.35  2.34| -0.20 -0.18 -0.01|-7.3% -7.1% -0.4%

L. ] Rhode Island 27 255 247 248 -0.15 -0.08  0.01[-5.6% -3.1% 0.4%
size is also estimated to have | <o Uscomsess
continued declining as of
2010 but at a slower rate than

previous decades.

Table V-3 shows that 4% of the study area population resided in group quarters as of 2000.
Newport had the largest proportion with almost 8% in said housing facilities. The majority
were associated with college dormitories and other military quarters associated with the
NAVSTA. Some of this population may be integrated into the community housing supply as
privatization of the military housing occurs in the future.

Table V-3
Household and Group Quarters Population 2000
Middletown Newport Portsmouth| Study Area|Newport Cnty Rhode Island
Household Population 17,027 24,393 17,113 58,553 82,961 1,009,503
Group Quarters Population 307 2,082 36 2,425 2,472 38,816
GQ As % Total Population 1.8% 7.9% 0.2% 4.0% 2.9% 3.7%
In College Dormitories/Quarters 0 893 0 893 893 20,551
In Military Quarters 17 846 0 863 863 870
Other NonInstitutional 41 98 12 151 185 3,594
In Correctional Institutions 0 0 0 0 0 3,576
In Nursing Homes 249 245 24 518 531 9,222
In Other Institutions 0 0 0 0 0 1,003
Source: US Census
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Median age of the population
continues to climb and is slightly
higher than the state median (see
Table V-4). Portsmouth in
particular exhibits higher
population concentrations in the
older age brackets. Newport has a
somewhat younger profile which
is probably partially attributable to
students at the Naval facility.

Figure V-1 shows that the only
age brackets estimated to have
increased in population between
2000-2010  were the near
retirement and retirement cohorts
of ages 55 and over. A steady
decline the 25-34 age group over
the last 20 years indicates a lack
of new, younger households
being formed in the study area.
This is likely to result in a further
decrease in the child and
teenaged population  cohorts
under age 20 over the coming
decades.

The study area population is
about as ethnically diverse as the
state although with somewhat
smaller percentages in some
categories. The racial
composition of the study area
population was approximately
89% White as of 2000. The
area’s minority population is
predominantly  Black  which
represented 5%  of  the
population, slightly exceeding
the county and state in this
category (see Table V-5).

The second largest minority
group was the Other category
which includes people of mixed

Table V-4
Median Age 1990 - 2009
Middletown Newport Portsmouth Study Area Rhode Island

1990 311 31.4 35.9 325 33.9
2000 37.9 34.9 39.9 37.3 36.8
2009 40.8 38.0 43.4 40.8 39.1

Change 90-00 22% 11% 11% 15% 9%

Change 00-09 8% 9% 9% 9% 6%

Source: US Census and DemogrpahicsNOW

Study Area Population by Age

1990 - 2009
Under 20
20-24
2534
(=21
<
3554 31.4%
9.2%
55-64
65-74
Over 74
0% 5% 10% 15% 20% 25% 30% 35%
% Total Population
Figure V-1
Table V-5
Racial Composition of the Population in 2000 (Percent of Total Population)
American .
Indian Asian or Hispanic
n ) -
White Black . Pacific  Other race P .
Eskimo, or or Latino
Islander
Aleut
Middletown 89.1% 4.7% 0.4% 2.3% 3.5% 2.9%
New port 84.1% 7.8% 0.8% 1.4% 5.9% 5.5%
Portsmouth 95.8% 1.2% 0.2% 1.4% 1.4% 1.5%
Study Area 88.8% 5.0% 0.5% 1.7% 3.9% 3.6%
New port Cnty 91.5% 3.7% 0.4% 1.3% 3.1% 2.8%
Rhode Island 85.0% 4.5% 0.5% 2.3% 7.7% 8.7%
Change in Percentage 1990-2000
Middletow n -2.9% 0.1% 0.0% 0.2% 2.5% 0.5%
New port -4.5% -0.3% 0.1% 0.0% 4.7% 2.9%
Portsmouth -1.8% 0.3% -0.1% 0.3% 1.2% 0.4%
Study Area -3.2% -0.1% 0.0% 0.1% 3.1% 1.5%
New port Cnty -2.4% -0.2% 0.0% 0.1% 2.5% 0.8%
Rhode Island -6.4% 0.6% 0.1% 0.5% 5.2% 4.3%

Source: US Census

racial backgrounds. This category experienced the largest increase between 1990-2000, most
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likely due to a change in the Census definition during this time period. The study area
Hispanic population also saw a notable increase but not as much as the state.

C. Income

Household incomes in the study area

. Table V-6
tend to be higher than those of the state, | ieqian Household Income 1990.2000
on average. As of 2009, the estimated Percent Change % State
median household income in the study 1990 2000 2009  90-00 00-09 Median '09

area was 16% higher than the state’s. Middletown  $35,243 $51,205 $63,214  45%  23% 119%
Study area income growth during the New port $30,486  $40,934 $51,343 4%  25% 97%
1990s outpaced the state’s increase with Portsmouth ~ $42,472 $58,806 $74,616  38%  27% 141%
respective grOWth rates Of 41% and 320 Study Area  $34,933  $49,245 $61,483 41% 25% 116%

. . Rhode Island  $32,212  $42,361 $52,938 32%  25% —
for the median household income (see _
Source: US Census and DemogrpahicsNOW
Table V-6).

Portsmouth tends to have the Study Area Household Income as Percentage

hr:ghest |8come levels of the of Total Households 1990-2009

three study area communities

while Newport has the lowest. 0- 315000 8 ” #1990
Newport’s rate of income $15,000 -$24,999 ¥ 2000

2009

increase during the 1990s also $25,000 - $34.09
lagged behind the other towns,
but 2009 estimates suggest this
may be changing. However, $50.000 - 574,999

Newport’s 2009 median is still $75,000 - $99,999 e 1121
estimated to represent only 97% Tl '

$35,000 - $49,999

22.7%

4.3%

. . $149,999 14.6%
of the statewide median. A 150000 , » |
distribution of households by o — } to1%
income is shown in Figure V-2, 0.0% 5.0% 10.0% 15.0% 20.0% 25.0%
Figure V-2

As of 2000, study area
households below the poverty level represent almost 9% of total households (see Table V-
7). This rate was about 3.5 percentage points below the statewide household poverty level of

Table V-7
Households Below Poverty Level by Household Type - 2000
Middletown Newport Portsmouth Study Area Newport County Rhode Island
Number % Total Number % Total Number % Total Number % Total Number % Total Number % Total
Family households 174 2.5% 745 6.4% 97 1.4% 1,016  4.0% 1,212 3.4% 23,608 5.8%
Married-couple family 64 0.9% 102 0.9% 48 0.7% 214 0.8% 324 0.9% 7,124 1.7%
Other family 110 1.6% 643 5.6% 49 0.7% 802 3.2% 888 2.5% 16,484 4.0%
Male householder, no wife present 20 0.3% 55 0.5% 6 0.1% 81 0.3% 94 0.3% 1,873 0.5%
Female householder, no husband pre 90 1.3% 588 5.1% 43 0.6% 721 2.8% 794 2.3% 14,611 3.6%
Nonfamily households 195 2.8% 825 71% 214 3.2% 1,234 4.9% 1569  4.5% 26,897 6.6%
Male householder 55 0.8% 334 2.9% 86 1.3% 475 1.9% 596 1.7% 9,827 2.4%
Female householder 140 2.0% 491 4.2% 128 1.9% 759 3.0% 973 2.8% 17,070 4.2%
Total households below poverty level 369  5.3% 1570  13.6% 311 4.6% 2,250  8.9% 2,781 7.9% 50,505  12.4%
Total Households 6,996 100.0% 11,562 100.0% 6,766 100.0% 25,324 100.0% 35,212 100.0% 408,412 100.0%

Source: US Census
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12.4%. Female householders, both in family and non-family environments, represent a
higher proportion of the area’s households below the poverty level with respective rates of
2.3% and 2.8%. From an individual perspective, Newport’s poverty rate of 13.6% far
exceeded those of Middletown (5.3%) and Portsmouth (4.6%), as well as the state as a
whole.

D. Housing Supply
As of 2009, study area communities had a total combined housing stock of approximately

29,470 units, as shown in
Table V-8. About 45% of | toble V-8

Total Housing Units 1990 - 2009

the wunits are located in Change Percent Change | Avg. Annual
Newport while Middletown 1990 2000  2009*  90-00  00-09 | 90-00  00-09 | 90-00  00-09

Middletown 7095 7603 7,871 508 268| 7.2%  35% 51 27
and . Portsm(_)uth ea((:)h New port 13103 13226 13438 123 212| 09%  1.6% 12 2
contain approximately 27% Portsmouth 7235 7386 8159 151  773|  21% 105%| 15 77

of the island’s total stock. Study Area 27433 28215 20468 782  1253| 2.9%  44%| 78 125
Overall, the study area’s Newport County 37,475 39,561 42,024  2.086  2.463| 56%  6.2%| 209 246

housing Supply aCCOUI’]tS fOI’ *Estimate based on residential building permits
70% of the total housing

Source: US Census Bureau

within  Newport  County
which has just over 42,000 units.

The rate of housing construction during the current decade (2000-09) considerably outpaced
that which occurred during the 1990s. As of 2009, 1,253 residential units had been permitted
as compared with 782 built during the prior decade, an increase of 470 units, or 60%.
Average annual construction increased from 78 to 125 units, respectively, during these two
time periods. It should be noted that the recent gains in housing reflected by building permits
issued do not necessarily mean that all units have been constructed as of this time. They also
do not reflect any potential demolition of units that may offset gains.

Portsmouth absorbed a considerably larger portion of the more recent housing construction
adding over 770 units since 2000, a 10.5% increase, as compared with 268 units (3.5%) in
Middletown and 212 units (1.6%) in Newport. Portsmouth’s growth accounted for over 30%
of the total housing constructed in Newport County during this time period.

Table V-9 and Figure V-3 illustrate
residential building permits issued since Residential Building Permits 2000-2009
2000 for the study area communities. | Study Areaand Newport County

The figure shows that construction —

= Newport County

activity was pretty steady through 2006 —

= Study Area

adding an average of 141 units
annually. Since 2006, construction has
dropped steadily in response, perhaps,
to overbuilding, as well as effects of the
economic downturn. The figure also
highlights the fact that considerably
more housing units were permitted in

2000 2001 2002 2003 2004 2005 2006 2007 2008 2009

Figure V-3
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Newport County outside of the study area communities. As shown in Table V-9, single
family housing (which includes condominiums) accounted for 81% of total unit construction
with two to four family structures representing 9%, and larger, multi-family structures, 10%
of the total. Portsmouth absorbed the largest portion of single family construction with 643
units, or 63% of the total. However, the town also experienced the biggest increase in 5+
unit structures, adding 98 of these units in 7 buildings. Newport’s housing construction was
also predominantly single family although the town did absorb the largest percentages of two
to four family units as well. Housing construction in Middletown was almost exclusively
single family during this time period.

Table V-9
Residential Building Permits 2000 - 2009
Permits Issued (# Units) Percent by Category Percent Tota
Middletown Newport Portsmouth Study Area|Middletown Newport Portsmouth

Single Family 252 121 643 1,016 25% 12% 63% 81%
Two Family 6 58 14 78 8% 74% 18% 6%
Three and Four Family - 19 18 37 0% 51% 49% 3%
Five or More Family 10 14 98 122 8% 11% 80% 10%
Total 268 212 773 1,253 21% 17% 62% 100%
Source: Census Bureau

Table V-10 illustrates the composition

Of _the StUdY area"S hOUSlng Supply, by Tgul?i:/eAr\:a-ll-llglsing by Units in Structure 1990 - 2000

units contained in each structure, for 1990  %Total | 2000  %Total | Change % Change
1990 and 2000. Single family | 1 oveached ~ 13544 40%| 148%  53%| 1352  10.0%
dwellings represent the largest portion | 1 Atached 2,053 L 6%) 281  137%
of the stock al 59% and given more | S EET M BH e IT
recent building trends noted above, | ., as16 1| a0 16| 276 e
this percentage will have increased | swo 1,609 6%| 1,605 6% 4 0%
since 2000. However, the Census | 10w19 1215 4| 982 3| 283 -19.2%
reported a decrease in condominium :g‘;‘r‘:ore igi i; ;;z : is‘; gj;j
units (1’ AttaChed) bEtweer? 1990 an_d Subtotal 10,731 39% 10,947 39% 216 2:0%
2000, suggesting a saturation in this | erome 732 2 ES 2% 139 -19.0%
component of the market that may | oter 373 1% 7 0%| 366 -98.1%
have lead to conversion for rental use | TollUnis 27433  100%) 28215  100%) 782  2.9%

Source: US Census

(Note: it may also represent
misreported information in the earlier
census that was subsequently revised).

For structures containing two or more units there was a net change of 216 over the course of
the decade. The primary gains were recorded in duplex units, as well as structures with 20 or
more units. These gains were offset by decreases in structures with 3 to 19 units which may
have been absorbed into new housing projects, renovated into different unit configurations
(e.g. 3 units converted to 2), or may also reflect the demolition of some units.

RKG Associates, Inc. Page 72



Redevelopment Plan for Surplus Properties at NAVSTA Newport August 9, 2011

Table V-11 provides a further breakdown of | Table V-11

housing units in structures by tenure. As Tenure by Units in Structure as Percent of

shown, the study area had approximately | Total Unitsin Study Area- 2000

13,800 owner occupied units and 11,520 Owner occupied _ Renter occupied
renter Occupied units as of 2000, not including Units in Structure  Units % Total Units % Total

- - 0, 0,
vacant for-sale or for-rent units. It is IOtdalta — ﬁ;j; 1222;" 121212 1222;’
’ , detache , . , .

noteworthy that over 30% of the area’s renter ’ '
. . . . . 1, attached 339 2.5% 1,164 10.1%
occupied units are comprised of single family ) 00 To% 2087 17.9%
detached and condom_muim type units. Tr_ns sord 05 2% 2471 2us%
suggests that the availability of multi-family 5109 29 16% 1100  9.6%
housmg Is insufficient, or otherwise lacking in 10 or more 176 13% 2108 18.3%
amenities  (square  footage,  bedrooms, Mabile home 834 31% 147 13%
condition), to meet demand in the rental Other 7 01% 0 0.0%

market. It is also likely to be an indication of | “source:uscensus
the demand placed on the housing supply to

support the influx of seasonal residents and

tourists.
Table V-12
The change in tenure and vacancy rates | e ofOccupied o 1990 22:22 percent Ghange
for the StUdy area are presented In Owner Renter | Owner Renter | Owner Renter
Table V-12 and Table V-13. Overall, Middletown 49.6%  504%| 56.4%  43.6%
the study area saw a 10% increase in Units 3244 3208| 3944 3,049 22% 8%
owner occupied dwellings between | Newpor AL7% - S8.3%| 41.9% - 58.1%
- - Units 4,685 6,556 4,843 6,723 3% 3%

g-hgagto tal:r(]je 2(120’ abi:)r.i:)?glnl‘gn;tgel tOtSaLIiO/at Portsmouth 72.1% 27.9% 73.9% 26.1%

I Xl y 0. Units 4552 1761 4995 1,763 10% 0%
However, considerable disparity exists | Sudy Awa 51.8%  48.2%| 54.3%  45.7%
within the three communities where Units 12481 11,615| 13,728 11535 10% 1%
Newport’s housing is only 41% owner | NewportCouny 58.6%  4L4%|  616%  38.4%
Occupied as Compared Wlth 56% and Units 19,416 13,721 | 21,688 13,540 12% -1%

- . S :USC

73% respectively, for Middletown and | —————

Portsmouth. The percentage of owner occupied housing grew more rapidly during the 1990s
than renters (which actually appear to have declined), a trend which has apparently continued
through 2009 since over 80%

of units permitted since 2000 | Table V-13
were Single fami Iy dwel |ingS Study Area Housing Stock by Year-round Use and Vacancy 1990 - 2000

Vacancy Rate

based on building permit data 1990 2000  Change  %Change 1930 2000
discussed previously. Total Housing Units 27,433 28,215 782 3%
- - Year-round Housing 25,812 26,250 438 2%
EStImateS from the Amerlcan Year-round Vacant 1,717 933 (784) -46%  6.7% 3.6%
Community Survey (ACS) For Rent 1,229 685 (544) 4%  48%  2.6%
for 2008 bear this out. The For Sale Only 259 128 (131, 51%  1.0% 0.5%
(

)
)

. , Rented or Sold, Not Occup. 229 120 109 -48%  0.9% 0.5%
Clty _Of N_ewport S owner Vacant Seasonal 1,249 1,432 183 15%
occupied units increased from Vacant Other 32 533 161 4%
42% tO 47% and NeWport Total Vacant Units 3,337 2,898 (439) -13%

Source: US Census

County’s increased from 61%

to 64%. Estimates for the other towns were not available but have presumably experienced
similar changes.
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The study area’s vacancy rate for year-round housing decreased by more than 50% between
1990 and 2000, dropping from an estimated 6.7% to 3.6%, with 685 vacant for rent and 128
for sale units. This is an indication of a relatively tight housing market were supply is being
outpaced by demand. The rental market was particularly tight with a vacancy rate of only
2.6%. The Census identified an additional 1,432 units that were vacant and for seasonal use
in 2000 which represents approximately 5% of the total housing stock. However, given the
high demand for housing during peak tourist periods, it is likely that additional units from the
island’s year-round stock are used for seasonal activities. The “vacant other” is defined by
the Census Bureau as held by the owner for special use and may include housing associated
with the Naval installation.

Vacancy rates in the rental market have loosened to some degree over the past decade but
still remain relatively tight. As of 2000, the overall vacancy rate for the study area was 3.6%
and only 2.6% in the rental market. Individually, rental vacancy rates were 1.7% in
Middletown, 3.8% in Newport, 1.1% in Portsmouth, and 2.2% for Newport County.
Estimates from the Census Bureau for 2008 place the City of Newport’s rental vacancy rates
at 4.8% and 2.7% for the county as a whole. These estimates suggest vacancy rates have
increased by only 0.5 to 1.0 percentage points over the decade. This assertion is plausible
given the limited amount of multifamily housing construction that has occurred over the
decade, as illustrated by building permit activity.

E. Historic Employment Trends

The ten-year change in employment | tqple V-14
for the Study area is illustrated in Average Annual Covered Employment 1999-2009
Table V-14 and Figure V-4, Thls MI;S::Qt % Total 2009 % Total | Change % Change
- . I etown
data is derived from the Quarterly | 1o piveescovemmen —525 — o7 = | a3 16%
Census of Employment and Wages | covemment 611 % 4 T% 153 5%
(QCEW) compiled by the Bureau of Total Private Only 8644 93% 9953 93% | 1,300 15%
. . - Newport
Labor  Statistics  (BLS) in .
' Total Private & Government 16,473 — 17,516 — 1,043 6%
conjunction with the Rhode Island | covemment 4523 2% 5195 30% | 672 15%
Department Of Labor and Training’ Total Private Only 11,950  73% 12,321 70% 371 3%
and includes only employees | Fortsmouth
N Total Private & Government 5,288 — 5,928 — 640 12%
covered in the Unemployment Government 480 9% 732 12% 252 53%
Insurance (U|) program; it does not Total Private Only 4808 91% 5194  88% 386 8%
inCIUde part-time Iabor’ mllltary Total Private & Government Stl;(;yoll\gea — 34,162 — 3,146 10%
personnel, or self-employed Government s61 1% 6601 20 | 1077 19%
proprietors.  Between 1999 and Total Private Only 25402 8% 27,468  80% | 2,066 8%
2009, employment in the study area Newport County
as w,ell as Newport County greV\; Total Private & Government 34,979 — 38598  — | 3,619 10%
' Government 6320 18% 7,656 20% | 1,336 2%
10% overall representing a modest | ol Privae only 28659 82% 30942 80% | 2,283 8%
but steady rate of 1% annually. The Rhode Island
Total Private & Government 456,392 — 448,475 — (7,917) -2%
StUO_'y area_ out_performe(_j the State Government 60,679 13% 60,652 14% @7 0%
during this time period which | tou privae oy 395713 7% 387,824 86% | (7,889) 2%
experienced a decrease of 2% in | Source: QCEW
total employment with a net loss of

approximately 7,900 covered jobs.

RKG Associates, Inc.

Page 74



Redevelopment Plan for Surplus Properties at NAVSTA Newport August 9, 2011

As of 2009, covered employment for the three towns totaled 34,162 which represented
almost 89% of the total jobs in Newport County (38,598). Government employment
accounted for 20% of total employment and grew more rapidly than private employment
during the decade with respective growth rates of 19% and 8%. Overall, the study area
added 2,066 private sector and 1,077 government sector jobs during this time period.
Government employment levels are higher in the study area due to the jobs associated with
the NAVSTA as reflected by the 30% employment in the City of Newport within this sector.

Of the three communities, Study Area Total Average Annual Employment 1999-2009

Middletown experienced the highest
growth rate at 16%, adding 1,463
jobs, 1,300 of which were in the
private sector. Newport added just
over 1,000 jobs, a 6% growth rate,
with  two-thirds of total jobs
associated with government
expansion. Portsmouth’s employment
increased by 12% adding 640 total

20,000

14,000
12,000

8,000

Total Employment

4,000
2,000
0

18,000 -
16,000

10,000 -

6,000

1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009

jobs, almost 40% of which were
government related.

=== Middletown === Newport Portsmouth

Figure V-4

Table V-15 provides a more detailed perspective on year-to-year changes in study area
employment for the government and private sectors. As shown, 2000 saw the largest annual
increase during this ten-year period with a 5.7% growth and 1,765 jobs added. Individually,
the private sector added over 1,200 jobs and the government sector, 530 jobs that year.

However, in 2008-09, this sector lost approximately 1,500 jobs in a two-year period, thus
negating about 40% of prior year gains. The government sector increased more modestly
during the decade with annual growth averaging less than 0.5% through 2008 but ending
with a significant uptick of 400 jobs in 2009 representing 6.4% growth for that year.

Table V-15
Change in Annual Covered Employment 1999 - 2009
Study Area
1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009
Total Private & Government 31,016 32,781 33515 33,358 33,935 34,370 34,458 34,777 35191 35033 34,162
Change — 1,765 734 (157) 577 435 88 319 414 (158) (871)
% Change — 5.7% 2.2% -0.5% 1.7% 1.3% 0.3% 0.9% 1.2% -0.4% -2.5%
Government 5,614 6,145 6,055 6,173 6,247 6,333 6,199 6,248 6,207 6,287 6,691
Change — 531 (90) 118 74 86 (134) 49 (41) 80 404
% Change — 9.5% -1.5% 1.9% 1.2% 1.4% 2.1% 0.8% -0.7% 1.3% 6.4%
Total Private Only 25402 26,636 27,460 27,185 27,688 28,037 28,259 28,529 28,984 28,746 27,468
Change — 1,234 824 (275) 503 349 222 270 455 (238)  (1,278)
% Change — 4.9% 3.1% -1.0% 1.9% 1.3% 0.8% 1.0% 1.6% -0.8% -4.4%

Source: QCEW

As a comparison to the QCEW employment estimates discussed above, data compiled by the
Bureau of Economic Analysis (BEA) is presented in Table V-16. The BEA's local area
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estimates, which are available only to the county level, are based on data from QCEW as

well as the Unemployment
Compensation ~ for  Federal
employees (UCFE). In order to
provide complete coverage for

Table V-16

Total Full-time and Part-time Employment 2001 - 2008

Newport County
2001

2008 Change % Change Avg Annual

all wages and salaries earned in | Total employment 52,677 55,889 3,212 6.1% 0.8%
the United States, the Ul and Wage and salary employment 44,197 44,525 328 0.7% 0.1%
UCFE data are adjusted for Proprietors employ ment 8,480 11,364 2,884 34.0% 4.3%
wages and salaries from Farm employ ment 344 280 -64 -18.6% -2.9%
employment not covered by Ul Nonfarm employ ment 52,333 55,609 3,276 6.3% 0.9%

Private employment 41,131 45,227 4,096 10.0% 1.4%
and UCFE, programs' and 'fOI’ Government employment 11,202 10,382 -820 -1.3% 1.1%
underreporting and misreporting Federal, civilian 4038 3990 48 -1.2% 0.2%
under. these programs. Th_e Military 3,803 2,992 901  -23.1% 3.7%
resulting employment measure is State and local 3271 3400 129 3.9% 0.6%

of the total estimated number of

Source:BEA

jobs, full-time plus part-time.

As shown, BEA estimates of full employment indicate total county employment of
approximately 55,890 as of 2008. This represents an additional 17,290 jobs within the
county above that which was reported by the covered employment data for 2009. The
majority of this difference is accounted for by self-employed proprietors which totaled
11,364 representing 20% of the county’s total employment. In addition, there were an
estimated 5,900 part-time, military, or other types of employees who are not reflected in the
Ul program statistics. The change in government employment shown in the BEA estimates
indicates that there was a decrease of approximately 900 military personnel stationed at the
Newport facility during this time period. It also indicates that roughly 1,100 of the county’s
part-time jobs were in the government sector.

F. Detailed Industry Sector Growth and Employment Forecasts

Table V-17 provides a more detailed perspective on the strength of individual employment
sectors within Newport County and the change that occurred between 2001 and 2009. These
sectors are based on the North American Industry Classification System (NAICS). Based on
the percentage of total employment in 2009, the county’s dominant industry sectors are
Accommodations and Food Services (19%), Retail Trade (13%), Health Care (14%), and
Professional and Technical Services (10%). These four sectors account for 56% percent of
the region’s private sector jobs. Figure V-5 illustrates the change in Location Quotient (LQ)
for Newport County, as compared to the State of Rhode Island, for 2001 and 2009. The LQ
is a ratio that represents the proportion of employees in the local sector (Newport County) to
a regional or national economy, which, in this case, is the state. An LQ of 1.0 means both
economies have an equivalent percentage of employment in a given sector. An LQ above 1.0
means that the local economy is capturing a greater share of employment. An LQ above 1.0
that has increased between time periods is considered a strong, and growing sector, in
comparison to the broader economy.
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5 .
The county’s Business | Table V-17
and Profess'OnaI "I;o!al Pr:v:te Ertnploymen( 2001-2009
R ewport County
SEI’VICGS SeCtOI’S Employment % Change
hi NAICS Industry 2001 2009 % Total | Change % Change | Rhode Island
eXh I b I ted the StrongeSt Total, all industries 30,903 30,941 100% 38 0.1% -4%
performance over the 11 Agriculre, forestry, fishing and huning NDND ND ND ND ND
- 21 Mining, quarrying, and oil and gas extraction ND ND ND ND ND ND
decade addlng 1!000 22 Utilites ND 43 0.1% ND ND ND
1t 1 23 Construction 1,721 1,543 5% -178 -10.3% -9%
add Itlonal JObs’ . a_nd 31-33  Manufacturing 3,337 2,497 8% -840 -25.2% -38%
Wel | exceeded aCtIVIIy 42 Wholesale trade 583 621 2% 38 6.5% 1%
44-45 Retail trade 4,290 3,991 13% -299 -1.0% -9%
a‘t the Sta‘te Ievel for 48-49  Transportation and warehousing ND 548 2% ND ND ND
these types of 51 Informaton 626 663 2% 37 5.9% 7%
. Financial Activities
7
businesses. It’'s LQ 5 Finance and insurance s s % 114 14.7% 26%
H 53 Real estate and rental and leasing 469 635 2% 166 35.4% 16%
Increased from 179 to Business and Professional Services
1.87, as illustrated in 54 Professional and technical services 250 3,151 10% 561 21.7% 8%
th f P - t 55 Management of companies and enterprises 74 535 2% 461 623.0% -4%
e I g u re . ro_l eC I 0 nS 56 Administrative and waste services 1,021 1,082 3% 61 6.0% -4%
re ared b the RI Education and Health Care
p p y 61 Educational services 1,144 1,170 4% 26 2.3% 11%
Departme nt of Labor 62 Health care and social assistance 4087 4252 14% 35 -0.8% 4%
H- Leisure and Hospitality
and Tral ni ng 71 Arts, entertainment, and recreation 1,576 1,462 5% -114 -1.2% -9%
(R| D L&T) th rough 72 Accommodaton and food services 5919 5962 1% a3 0.7% 5%
2018 antICI pate the 81 Other services, except public administration 1,614 1,659 5% 45 2.8% 3%
ND - Not Disclosable
addition of 6,300 jobs | sowceews

statewide in this sector,

a 2.9% annual growth (see Table V-18), suggesting further growth potential within the study
area. Employment in this sector is largely interrelated with the Island’s defense industry
sector, as well as the marine trades cluster.

In contrast, the county’s Leisure and Hospitality sectors had relatively flat to declining

employment levels and performed
below statewide growth rates in
the Accommodations and Food
Services sector throughout the
decade. These sectors had strong
but declining LQs over the decade.
County employment did actually
expand in Food Services but gains
were offset by losses in
Accommodations (data not
shown). State projections indicate
that this sector is expected to add
approximately 4,000 jobs
(including Arts & Entertainment)
with an annual growth rate of
0.8%. This may afford the study
area opportunity to reverse its
historic losses but may necessitate
a repositioning or expansion of

existing tourist amenities and services.

Location Quotient2001 & 2009
Newport County versus Rhode Island

Arts/Entertain/Recreation
Accommodation/Food Serv
Professional/Tech Serv.
Real Estate

Other Services
Construction

Retail

Educational services

Health care/Social Assist
Information
Transport/Warehouse
Manufacturing
Management of Companies
Administrative/WMS

Wholesale

Finance/Insurance

¥ 2001
H 2009
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1 2
Location Quotient

Figure V-5
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Table V-18
Rhode Island Employment Projections by Major Sector 2008 - 2018
2008 2018 Avg.

NAICS Industry Title Estimated  Projected | Change % Change| Annual
Total All Industries 509,532 549,206 39,674 7.8%| 0.8%

11 Agriculture, Forestry, Fishing & Hunting 782 778 -4 -05%( -0.1%

21 Mining 220 240 20 9.1% 0.9%

22 Utlites 1,111 995 -116 -10.4%|  -1.1%

23 Construction 20,369 22,825 2,456 12.1% 1.1%
31-33  Manufacturing 47,943 41,400 -6,543 -13.7%|  -1.5%
42 Wholesale Trade 16,883 17,400 517 3.1% 0.3%
44-45  Retail Trade 49,630 53,255 3,625 7.3% 0.7%
48-49  Transportation & Warehousing 9,698 10,670 972 10.0% 1.0%

51 Information 10,672 11,670 998 9.4% 0.9%

52 Finance & Insurance 25,080 26,805 1,725 6.9% 0.7%

53 Real Estate & Rental & Leasing 6,462 6,510 48 0.7% 0.1%

54 Professional, Scientific, & Technical Services 21,643 27,975 6,332 29.3% 2.6%

55 Management of Companies & Enterprises 9,299 10,500 1,201 12.9% 1.2%

56 Administratve/Support & WM Services 23,922 26,800 2,878 12.0% 1.1%

61 Educational Services 46,309 51,000 4,691 10.1% 1.0%

62 Health Care & Social Assistance 77,785 91,110 13,325 17.1% 1.6%

71 Arts, Entertainment, & Recreation 8,050 8,750 700 8.7% 0.8%

72 Accommodation & Food Services 42,833 46,300 3,467 8.1% 0.8%

81 Other Services (Except Government) 18,250 20,100 1,850 10.1% 1.0%

92 Government 32,978 32,340 -638 -1.9%(  -0.2%
Self-Employed & Unpaid Famiy Workers 39,575 41,708 2,133 5.4% 0.5%

SOURCE: RIDL&T

The Education and Health Care sectors showed strong growth at the state level, a trend that
was not reflected at the county level where employment remained relatively unchanged
between 2001-09. Location Quotients in these sectors were below 1.0 in 2001 and declined
throughout the analysis period. Projections suggest that these sectors will continue to be top
performers for the state adding an estimated 4,600 jobs and 13,300 jobs respectively, through
2018, representing annual growth rates of 1% and 1.6%. In light of this, further examination
of the region’s potential to capture a portion of this projected growth should be considered.

Of the county’s top four sectors, Retail experienced the greatest losses throughout the
decade, dropping approximately 300 jobs, or 7%, a rate that was slightly below the state’s
9% decrease. Statewide projections indicate that this sector may begin to rebound in 2011
with a modest 0.7% annual growth through 2018. This may allow the study area to also
regain some of its lost jobs over the next several years but the potential for more sustained,
long-term growth is still uncertain at this time.

The Information sector represents only 2% of the county’s total employment and its 6%
growth represented an increase of only 37 jobs. However, this performance was
considerably better than the statewide decrease of 7% and reflected in an increased LQ
during the time period. Projections anticipate 1,000 additional jobs through 2014 which may
offer moderate opportunity for continued expansion at the local level.
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Individually, the Financial and Real Estate sectors also represent relatively small portions of
the county’s economy but they both exhibited strong growth through the decade that
essentially mirrored the state’s combined growth for these industries. The Finance sector’s
LQ was low in comparison to the state and increased only modestly. However, the Real
Estate sector’s LQ experienced a marked increase between 2001 and 2009 which may reflect
the sharp increase in home sales that occurred on the Island during the decade. Projections
anticipate little growth in Real Estate employment but a moderate annual increase of 0.7% in
Finance which again, may offer potential for moderate job growth within the study area over
the decade.

In the goods-producing sectors, both Construction and Manufacturing experienced net
decreases in employment of 10% and 25%, respectively, within Newport County.
Construction losses were comparable to those of the state (9%) while the local
Manufacturing sector exhibited somewhat more stability declining more slowly than the
state’s 38% loss over the decade. Projections suggest that Construction will begin to see
growth statewide in 2011 and will add over 2,400 jobs through 2018. Manufacturing losses
are projected to continue with a statewide decrease of over 6,000 jobs through 2018.

G. Industry Clusters

Within Aquidneck Islands overall employment and industry indicators discussed above are
several key “industry clusters” that warrant special consideration. An industry clusters
represent a group of interconnected businesses and institutions that are concentrated in a
geographic location and that are engaged in the production or provision of goods and services
within a specialized sector of the economy. These clusters emerge because firms in the
same, or a related economic sector, can gain a collective competitive advantage by locating
near to each other. A close association with like firms allows businesses to learn about new
developments, create an effectively trained labor pool, and reduce transaction costs. This
close interaction can increase the productivity of the entire cluster, which, in turn, can
significantly improve the local economy. In short, the drivers of business clusters tend to be
competition, the benefits of agglomeration economies, workforce skills, technology and
knowledge transfers, and the reinforcing social interactions. The industry clusters on
Aquidneck Island are tourism (which includes hotels, restaurants, retail, and real estate),
marine trades, and the defense industry.

1. Tourism

Perhaps the most obvious of the Island’s clusters is the one associated with the area’s
tourism economy. As noted previously, the Leisure and Hospitality sectors are major
components of the local employment base accounting for almost one quarter (24%) of the
area’s total jobs (7,400). The region employs two to three times as many workers in
these sectors than the state as a whole. However, tourism also has a large impact on the
Island’s Retail sector which accounts for another 13% of total jobs in the region (3,990).
Similarly, the Real Estate sector, which employs 630, is dependent on tourism due to the
large number of seasonal rental units and second homes that are found on the Island. For
example, second home sales and other residential investment properties accounted for an
average of 16%-25% (depending on the town) of residential real estate sales over the last
ten years. Although all of the Retail and Real Estate sector employment cannot be
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directly attributed to tourism activities, it is reasonable to assume that a significant
portion of their jobs and revenues are related and would be detrimentally affected by a
drop in seasonal visitors to the Island.

Although tourism is a major component of the local economy its employment and wage
growth have been relatively modest over the last decade. Growth in this sector has not
kept pace with state and national trends suggesting that a carrying capacity may have
been reached for the Island’s establishments and infrastructure. Employment projections
remain strong in these sectors which suggests that a repositioning and/or expansion of
existing facilities and activities may be needed to attract a portion of this anticipated
future growth to the Island. Eating and drinking establishments may continue to have
modest growth but demand for additional hotel space will probably remain marginal for
the foreseeable future. Some other possibilities for growing this sector may include
offering more off-season activities, attracting more business travelers, and enhancing the
resort-style development that is occurring, or planned for the Melville basin area in
Portsmouth. This area could support growth in both the tourism and marine trades
sectors, as discussed in the following section.

2. Marine Trades

The second specialized industry cluster is the marine trades. The marine trades in Rhode
Island derive from boatbuilding and boating-related businesses. These include boat-
related design shops, fiberglass and plastic fabrication, woodworking, sails/canvas and
metalworking manufacturers, rigging, engine repair, as well as, marina/moorage and
docking services, magazines and publishing businesses, yacht brokerage houses,
chartering, marine-related retail businesses, yacht and sailing instruction and support
services. In short, the marine trades include all the skills involved in building, repairing,
selling, servicing, transporting and using sail and power boats. A recently completed
study by the state found that Rhode Island has approximately 2,300 marine-trade related
businesses that account for over $1.6 billion in sales and provide over 6,600 jobs paying
nearly $260 million in wages.! These marine related businesses account for over 7% of
all private employers in Rhode Island and the jobs and wages they provide account for
over 2% of Rhode Island’s total employment and payroll. The average salary for these
jobs amounts to $39,400, well above the $38,100 average pay for all industries in the
state.

On Agquidneck Island, the marine trades are estimated to include approximately 190
businesses that employ about 1,600 workers. These figures were derived from a
commercial business database that does not necessarily reflect actual labor statistics, and
therefore, are considered only approximations. In fact, the actual figures are presumed to
be somewhat higher since some businesses that are involved in marine trades cannot
always be readily identified by their NAICS code and may have some overlap with other
industry sectors (e.g. a business may produce or sell plastics that are used for boats as
well as other products).

! The Marine Trades in Rhode Island: A Skills Gap Analysis, For: The Rhode Island Marine Trades Association, by
Planning Decisions Inc., 2008
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TabI.e V-19 presents a more | tqple v-19
detailed perspective on the | Marine-Related Businesses
individual business components | Aquidneckisland
’ : Business Activity Businesses % Total |Employees % Total

.Of the Island’s marine t_rades. AS Shipbuilding and repairing 39 20.3% 588 36.2%
I||U.St'rate.d7 a_large po.rtlon of the Recreation & Retail 37 19.3%| 274 16.9%
activity in this sector is related to Boat components manufacture 13 6.8%| 267 16.4%
the actual manufacturing of boats Professional services 41 21.4% 162 10.0%

: : Water passenger transportation 21 10.9%| 149 9.2%
and  their Componengs which Boat dealers 22 11.5% 75 4.6%
account for about 40% of the Boat components sales 9 4.7% 56 3.4%
employment and 27% of the | Marinas 10 52%| 53 3.3%
businesses. A significant number | Esimated Total —— 192  100.0%| 1624  100.0%
of components manufactures are Source: Dunn & Bradstreet and RKG Associates

involved in sail production, as
well as electronic components.

Recreation and retail activities are a large secondary component in the cluster if joined
with water passenger transportation. This latter category is predominantly composed of
charter vessel companies, while the former includes diving services, membership
organizations, and marine-related retail goods, to name a few. This component of the
cluster represents about 25% of total employment and 30% of the businesses. It should
also be noted that these businesses have a strong interrelationship and dependency with
the Island’s tourism cluster.

Professional services, which, as noted previously, accounts for about 10% of the Island’s
overall employment base, also represents about 10% of the marine-related employment.
Businesses in this component include architects, engineers, lawyers, and the like, who
specialize in servicing marine businesses and boat owners.

Finally, the three remaining categories shown in the table include businesses engaged in
the sale of boats, their components, and their berthing/storage at local marinas. These
types of businesses account for the smallest portion of the cluster from an employment
standpoint. However, it should be noted that a number of the categories presented in the
table are, in many instances, closely integrated in actual operation. For example, a
marina may be a component of a business conglomerate that also builds and repairs
boats, and which may also provide on-site, professional design services. A good
illustration of this is found at the Melville boat basin in Portsmouth which has some 30
marine-related businesses that employ an estimated 430 workers. Of the total marine-
related businesses on the Island which are listed in Table 1V-19, 115 are in Newport, 53
are in Portsmouth, and 24 are in Middletown.

Projections prepared by the RIDL&T and Training for marine-related businesses in the
state call for growth of approximately 7% over the period 2004 to 2014, a relatively
moderate rate of growth. The labor force skills gap analysis cited above found that there
were approximately 450 unfilled job vacancies in the state’s small and midsized marine
trades businesses as of 2007 and that those businesses planned to grow by an additional
550 to 600 jobs over the next four years. Some of this planned expansion is expected to
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occur in the Melville area where on-going plans to acquire surplus Navy land, referred to
as the “Backyard”, would allow for growth of existing businesses in that area. The
workforce gap analysis concluded that there is an insufficient supply of adequately
trained labor to satisfy the existing labor demand, a fact that could hamper future growth
if education in the required trades is not accelerated. Future efforts to support this cluster
could involve establishing additional training facilities, either at existing educational
institutions or at a new one, and reserving adequate land in key locations, such as the
Melville basin area, for long-term expansion of marine-related businesses. It could also
include support for tourism activities that cross over into the marine sector, such as
marina operations, charter services, and the like.

3. Defense Industry

The defense industry has been a long-standing driver of the Rhode Island economy over
the last several decades and represents 3% of the total employment base. Information
compiled by the Rhode Island Economic Development Commission (RIEDC) estimate
that the state’s defense industry is comprised of more than 100 companies, employs more
than 13,000 people and generated $1.75 billion in revenue in 2008. Underlying these
figures is a collection of highly skilled manufacturing companies such as Electric Boat
and Raytheon Integrated Defense Systems and numerous software engineering firms
located throughout the state and Aquidneck Island.

Figure V-6 illustrates the change in total dollar amounts awarded to defense industry
contractors in Rhode Island over the last 30 years. As shown, recent contract totals since
2004 have not returned to the peak 1990 levels but have remained relatively constant
above the $400 million mark after rebounding from the substantial drop-off which
occurred in the late 1990s.

Military Contracts in Rhode Island (Millions $) 1981-2008
$600
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$300 -

$200 -

$100 -

Fiaure V-6

The technologies that are integrated within the state’s defense industry involve a number
of high-tech sectors related to computer hardware and software, communications
systems, sonar technology, robotics, propulsion systems, computer simulation
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technology, ship construction, and a variety of engineering and professional services. A
list of the key industry sectors are presented below, many, but not all of which, are found
within the Aquidneck Island’s industry base.

" Research, Development ,Testing and
Engineering professional services

= Computers systems and software
development

®  Program management and outsourced
services

® Navigation equipment makers

®  War game development

®  Sonar and acoustics

®  Submarine fabrication and outfitting

®  Command and control systems
development and integration

®  Precision tooling

= High performance parts for aerospace
applications

= Materials testing services

®  Computer aided engineering software
® Language translation tools

" Security services

" Ship repairs
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The Island’s defense-related economic cluster centers around operations at NAVSTA and
the NUWC, which includes the Naval War College and a total of 50 tenant commands
and activities. These facilities reportedly engage a total of approximately 7,000
employees and train 15,000 students on an annual basis. The NUWC is involved in
providing research, development, test evaluation, engineering and fleet support for
submarines, autonomous underwater systems, and undersea weapon systems. The
reported employment level for the NUWC in 2009 was approximately 2,400 full-time
civilian employees and the equivalent of 2,900 full-time contract labor positions.

The NUWC reportedly had a funded program of $1.03 billion in 2009. Of this total,
more than $330 million was awarded to private contractors in Rhode Island,
Massachusetts and Connecticut, mostly for engineering services. Direct wages paid to
civilian employees in Rhode Island was approximately $190 million.

The presence of the NUWC and other components of this military establishment attract a
well educated workforce, both on the base and at private firms located on the Island,
which are engaged in contract labor that supports on-going research and development.
This is evident in the fact that almost 16% of the regional labor force had Master’s
Degrees, Ph.D.’s or Doctorates, as compared with only 10% for the state as a whole. Itis
also reflected in the fact that about 2,600 residents in the area were occupied as computer
and mathematical scientists as well as architects and engineers.

The Island’s core sectors that comprise its defense industry cluster include the
Professional, Technical and Scientific sector (NAICS 54), Computer and Electronics
Manufacturing (NAICS 334), and the Information sector (NAICS) 51, where 100
selected firms have a combined total of approximately 3,800 employees. These figures
represent only private sector businesses and do not include any Federal civilian
employees accounted for in previously given employment figures. The Raytheon
Company represents the largest anchor in this cluster with an estimated 1,600 employees.
Other major companies include General Dynamics, Systems Engineering Associates
(SEA), and Systems Application International Corporation (SAIC).

The 100 firms noted above represent the best estimation of businesses perceived as being
directly involved in supporting defense-related activities. Conversely, there will be
additional firms in these and other sectors that do support the defense cluster but which
cannot be readily identified from available published information. For example, there are
a total of 470 firms in the Professional/Technical Services and Information sectors alone.
The fact that there is such a large agglomeration of businesses in these sectors located on
the Island illustrates how the concept of clustering cuts across various industry sectors.
The technology developed by these businesses have applications for not only defense and
homeland security, but for the marine industry, ocean-related research, and video game
technology, to name a few.

H. Establishments and Wages

Table V-20 illustrates the change in the number of private sector firms, by industry sector,
between 2001 and 2009. As shown, the county experienced a net increase of just over 190
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establishments during this time period, a 6% growth rate that represents an average of 24
firms each year. Overall, the average size of firms in the region was just about 10 employees
as of 20009.

Strong expansion was shown in the Professional Services sector which added the largest
amount of new firms at 61 and also saw the largest employment growth (561), as noted
previously. The average size of these firms is relatively small with about seven employees, a
factor that affects the local office market where the demand for office sizes is equally as
small.

Table V-20
Other sectors that also Total Private Establishments 2001-2009
experienced notable Nevmgscounty Indust 2001 2009  Ch % Ch EAvelrage
. R R ndustry ange b Change mployees
increases in establishments Total, All ndusties 3,028 3,221 193 6.0% 96
H iNni H 1 Agriculture, Forestry, Fishing & Hunting ND 44 ND ND 51
lnclu_de Administrative — o . o o -
Services and Waster 2 Utlities 4 4 0 0.0% 11.0
Management (44), Real | — oo .
Estate (24) , Construction 22 Wholesale Trade 178 182 2 22% 34
. . 44-45  Retail Trade 478 445 -33 -7.4% 9.0
(29)’ WhICh added fl rms 48-49 Transportation & Warehousing 65 73 8 11.0% 75
despite a net loss in 51 Information 55 60 5 8.3% 1.0
- 52 Finance & Insurance 101 115 14 12.2% 7.8
employment, Finance and 5 Real Eshie & Rentl & Leasing w1 m 1w 49
I nsurance (14) an d 54 Professional & Technical Services 352 413 61 14.8% 7.6
! 55 Management of Companies & Enterprises 7 23 16 69.6% 233
M anageme nt of 56 Administraive Support & Waste Mngmnt. 164 208 44 21.2% 5.2
1 61 Educational Services 42 52 10 19.2% 22.5
CO m pan I es (16) ' Th e 62 Health Care & Social Assistance 223 232 9 3.9% 18.3
region 'S Leisure and 71 Arts, Entertainment, & Recreation 84 97 13 13.4% 5.1
H H 72 Accommodation & Food Services 348 350 2 0.6% 17.0
l(_|osp|tal Ity SeCtO r; 81 Other services 321 350 29 8.3% 4.7
NAICS 71-72 ND - Not Disclosable
experienced a combined, | ===

moderate increase of 15 firms despite a net loss in employment. The Retail and
Manufacturing sectors were the only two to experience an overall net loss in establishments
during this time period losing 33 and 31 establishments respectively.

Table V-21 presents a comparison of weekly wage rates for Newport County and the state as
well as total industry wages by sector for 2001 and 2009. The county’s average weekly wage
was $734 which had increase by 27% over the decade slightly outpacing the state’s 24%
growth rate (data not shown). However, despite this increase the local wage rate still
represented only 92% of the state’s average. The county is competitive with the state in
many of its key sectors as illustrated by those that exceed 100% although most sectors lag
behind those available in the broader statewide economy. Local manufacturing firms were
particularly competitive (156% of the state) indicating that, despite the loss of employment
and businesses, the remaining firms have been able to increase wages more aggressively than
elsewhere in the state in order to attract a quality labor force.
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Table V-21
Weekly and Total Private Sector Wages 2001-2009
Newport County Average Weekly Wage % State Total Wages % Total
NAICS Industry 2001 2009 % Change 2009 2001 2009 Change 2009
Total, All Industries $ 577 § 734 21% 92% $ 926,748,000 $ 1,181,768,922 $ 255,020,922 100%
11 Agriculture, Forestry, Fishing & Hunting ND $ 499 ND 103% ND $ 5,861,457 ND ND
21 Mining ND $ 635 ND 70% ND $ 240,889 ND ND
22 Utlities ND $ 1,494 ND 95% $ 3,832,000 $ 3,418,317 $ (413,683) 0.3%
23 Construction $ 675 $ 840 24% 84% $ 60,407,000 $ 67,373544 $ 6,966,544 6%
31-33 Manufacturing $1,014 $1418 40% 156% $ 175925000 $ 183,980,861 $ 8,055,861 16%
42 Wholesale Trade $ 78 $ 1,081 38% 94% $ 23837,000 $ 34,916,658 $ 11,079,658 3%
44-45 Retail Trade $ 426 $ 519 22% 102% $ 94,946,000 $ 107,736,356 $ 12,790,356 9%
48-49 Transportation & Warehousing ND $ 514 ND 75% $ 9,862,000 $ 14,655,016 $ 4,793,016 1%
51 Information $1,169 $ 1,097 -6% 95% $ 38,044,000 $ 37,748,374 $ (295,626) 3%
52 Finance & Insurance $ 780 $ 1,242 59% 95% $ 31,549,000 $ 57,670,971 $ 26,121,971 5%
53 Real Estate & Rental & Leasing $ 477 $ 625 31% 90% $ 11,637,000 $ 20,631,255 $ 8,994,255 2%
54 Professional & Technical Services $ 970 $ 1270 31% 107% $ 130,590,000 $ 208,083,511 $ 77,493,511 18%
55 Management of Companies & Enterprises $ 840 $ 781 7% 44% $ 3233000 $ 21,766,353 $ 18,533,353 2%
56 Administrative Support & Waste Mngmnt. ~ $ 543 $ 666 23% 117% $ 28826000 $ 37,478,099 $ 8,652,099 3%
61 Educational Services $ 613 $§ 795 30% 93% $ 36,479,000 $ 48,359,201 $ 11,880,201 4%
62 Health Care & Social Assistance $ 495 $ 642 30% 82% $ 110,325,000 $ 141,867,897 $ 31,542,897 12%
71 Arts, Entertainment, & Recreation $ 371 $ 480 29% 107% $ 30,418,000 $ 36,542,830 $ 6,124,830 3%
72 Accommodation & Food Services $ 319 $ 359 12% 117% $ 98,275,000 $ 111,353,774 $ 13,078,774 9%
81 Other services $ 365 $ 488 33% 96% $ 30,658,000 $ 42,083,559 $ 11,425,559 4%
ND - Not Disclosable
Source:BLS

Total wages in the county increased by over $255 million during this time period to a level of
almost $1.2 billion annually. Professional and Technical Services represents the largest
portion of total revenues (18%), as well as the largest individual increase at $77.4 million. A
significant portion of wages in this sector are related to the Island’s defense industry cluster.
Manufacturing represents the second largest percentage of total regional wages with 16% but
increased more modestly over the decade with the addition of just over $8.0 million. Health
Care is the third largest portion of total wages at 12% but appears to lag considerably behind
the state in weekly wages at only 82% of the statewide average. This could partially explain
why regional employment in this sector has also not kept pace growth in Rhode Island as a
whole (i.e. -0.8% versus 41%).

I. Labor Force Characteristics

Changes in the labor force and unemployment rates between 1990 and 2010 for the study
area, county, and state are presented in Table V-22 and Figure V-7. Over this 20-year time
period, unemployment rates dipped from levels exceeding 8% in the early 1990s to rates that
remained fairly consistent at 4%-5% for much of the current decade (2000-10). During this
more recent period, study area and county rates were fairly comparable and slightly lower
than the state’s. In 2007, rates began to climb again in response to the national economic
downturn and have exceeded those experienced during the recession of the early 1990s,
reaching levels around 10% for the study area and county in July, 2010. The local rate
continued to remain lower than the state’s as of that time and showed some signs of leveling
off.
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The region’s civilian labor force
has also fluctuated in response to
changing economic conditions, as
illustrated in Figure V-7. Total
labor peaked around 31,000 in the
study area and 45,000 for the
county.

The study area’s current labor
force of 30,180 accounts for
approximately 68% of the total
available county-wide, indicating
that other portions of Newport
County provide an additional
14,000 workers that potentially
help to support businesses on
Aquidneck  Island?. This
conclusion is further illustrated by
the fact that there are
approximately 34,100 jobs
(probably over 40,000 including
part-time positions) on the Island,
creating a demand that exceeds the
local supply of available labor.
Furthermore, the study area’s labor
force increased more slowly than
the county’s during the 1990s and
decreased at a faster rate over the
most recent decade, as shown in the
table. These trends indicate that
study area businesses are dependent
on external labor, a factor that will
affect the potential for further growth
or diversification of the job base.

This dependency on regional labor is
further illustrated by commuting
patterns from the 2000 Census which
are presented in Table V-23. Of the
approximate 36,600 workers who
indicated they commuted to work on
Aquidneck Island, only 67% resided
in either Middletown, Newport, or
Portsmouth.  The remaining 33%
came predominantly from other

Figure V-7
Unemployment Rates and C ounty Labor Force 1930-2010
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Table V-22
Civilian Labor Force and Unemployment Rate 1990 - 2010
Change % Change
1990 2000  Jul-10 | 90-00 00-10 | 90-00  00-10
Middletown Labor Force 8,347 8,507 8,162 160 23451 1.9% -4.1%
Rate 5.4 37 9.5 2 6] -31% 157%
Newport Labor Force 14,024 13,679 12,573 -345 -1,106| -2.5% -8.1%
Rate 55 4.1 9.8 -1 6] -25% 139%
Portsmouth Labor Force 8,876 9,212 9,449 336 237 3.8% 2.6%
Rate 5.1 34 10.0 2 71 -33% 194%
Study Area Labor Force 31,247 31,398 30,184 151 -1,214] 05% -3.9%
Rate 5.4 3.8 9.8 2 6] -30% 159%
Newport County Labor Force 43,776 44,980 44,134| 1,204 -846| 2.8% -1.9%
Rate 5.7 3.8 10.2 2 6] -33% 168%
Rhode Island Labor Force 525,851 543,404 579,053| 17,553 35,649 3.3% 6.6%
Rate 6.1 4.2 12.0 2 8| -31% 186%
Source: RIDL&T
Table V-23

Study Area Commuting Patterns - 2000

Commuters to Aquidneck Island Commuters from Aquidneck Island

Origin Total % Total Destination Total % Total
Bristol County 1,731 4.7% Bristol County 610 1.9%
Kent County 900 2.5% Kent County 484 1.5%
Aquidneck Island 24,399 66.7% Aquidneck Island 24,399 77.9%
Other Newport County 2,464 6.7% Other New port County 632 2.0%
Providence County 1,342 3.7% Providence County 1,976 6.3%
Washington County 1,942 5.3% Washington County 669 2.1%
Subtotal Rhode Island 32,778  89.6% Subtotal Rhode Island 28,770  91.9%
Bristol County, MA 2,389 6.5% Bristol County, MA 1,161 3.7%
Other Massachusetts 425 1.2% Other Massachusetts 797 2.5%
Connecticut 622 1.7% Connecticut 162 0.5%
Other States 383 1.0% Other States 432 1.4%
Total 36,597 100.0%  Total 31,322 100.0%

Source: US Census

2 The remaining towns in Newport County include Tiverton, Little Compton, and Jamestown.
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towns in Newport County (6.7%), Bristol County, MA, especially from the Fall River area
(6.5%), from Washington County (5.3%) to the east, and from Bristol County (4.7%) and
Providence County (3.7%) to the north. This data indicates that an estimated 75% of the
Island’s workforce is drawn from within a 30-minute drive-time radius, as illustrated by the
brown area in Figure V-8.
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Fig;;e VV-8V — Aquidneck Island Drive Time (15 (blue), 30 (brown), and 45 (green) minutes)

In comparison, the right side of Error! Reference source not found.23 shows that of
Aquidneck Island residents who commuted to work, almost 78% reported that they worked at
locations on the Island. Conversely, about 22% of the study area labor force, approximately
6,900 workers, were drawn off the Island for purposes of employment. This net outflow of
labor represents an opportunity to expand the local job base if appropriate employment
opportunities can be created to retain these workers.

The second largest commuting destination for Island residents was the Providence County
which attracted 6.3% of the Island’s labor force. In contrast, the Providence area provided
only 3.7% of the Island’s workforce indicating that there is a net labor loss for the study area
between the two destinations.
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The occupational characteristics of the | r,pie v-24
County labor force, based on 2006-08 Occupations of Newport County Labor Force - 2008
estl mates from the Amerlcan Civilian Labor Force 16 Years and Older
. . Estimated Resident
Commumty Survey (ACS) Complled by Occupations Labor Force % Total
the U.S. Census Bureau, are presented Management, business, and financial 6,249 15.4%
in Table V-24. As shown, the |argest Management occupations 4,425 10.9%
H ’ Business and financial operations occupations 1,824 4.5%
portlon_ Of the COL:Inty S Iab_or force Professional and related 11,356 28.0%
(28%) 1S employed in PrOfESSIOnaI and Computer and mathematical science occupations 1,342 3.3%
related occupations with concentrations Architecture and engineering occupations 1,279 3.1%
in Computers, architecture and Life, phyéical, and sF)ciaI sc.ience occupétions 503 1.2%
. . . Community and social services occupations 527 1.3%
engineering, education, health care, and Legal occupatons 635 Le%
creative pOSitiOﬂS. This percentage, Education, training, and library occupations 3,121 7.7%
Combined Wlth an additional 15% in Arts, design, entertainment, sports, and media occupations 1,526 3.8%
. . . Healthcare practitioners and technical occupations 2,423 6.0%
management and financial positions, | s 5975 o
indicates that a Significant portion of Healthcare support occupations 862 2.1%
the area’s Workforce |S We“ educated Protective service occupations 917 2.3%
- Food preparation and serving related occupations 2,317 5.7%
and WOUId appear tO be We” SUIte_d tO Building and grounds cleaning and maintenance occupation: 1,576 3.9%
SUpport the pI‘OfeSSIOHa| and bUSIneSS Personal care and service occupations 1,243 3.1%
industry sectors that play a large role in | Salesand office _ 8,772 2.1%
the iSlandS economy as discussed Sales and related occupations 4,538 11.2%
R . K ! Office and administrative support occupations 5,234 12.9%
preVIOUS|y in thlS feport- Farming, fishing, and forestry occupations 78 0.2%
Construction, extraction, maintenance, and repair 3,534 8.7%
ThIS faCt iS further Supported by the Consngcﬁon ar.1d extraction occupe_nions . 2,407 5.9%
. . Installation, maintenance, and repair occupations 1,127 2.8%
educatlon attamment |eV€|S fOf StUdy Production, transportation, and material moving 2,710 6.7%
area communities illustrated in Table Production occupatons 1376 3%
V_25 AS Shown the region haS a Transportation and material moving occupations 1,334 3.3%
. ' . Total 40,614 100.0%
relatively well educated populace in , , -
. Source: US Census Bureau American Community Survey 2006-08
comparison to the state as a whole.

Over 40% of area

residents have college | Table V-25
degrees Versus 0n|y 26% Population Age 25+ by Educational Attainment - 2000

of state residents. The Middletown Newport Portsmouth| Study Area|Rhode Island
Not Graduated High School 9.5% 12.9% 9.1% 10.8% 22.0%
study area exceeded the
state in both High School Graduate 25.7% 21.4% 23.6% 23.3% 21.8%
Some College, No De 19.4% 18.7% 17.7% 18.6% 17.6%
undergraduate and post- | SO ©*e0® TOEEOEe : : : ’ ’
deraraduate dearees Associate Degree 7.2% 5.5% 6.7% 6.3% 7.0%
un 9 g ' Bachelor's Degree 22.6% 26.3% 25.9% 25.1% 15.9%
However, the study area | \qesproessionaibociora 156%  15.1%  17.0%|  15.8% 9.7%
asa who_le tended to have | < oee usconons
a slightly lower

percentage of Associate degree recipients, a figure that is likely to increase given the
relatively new Community College of Rhode Island campus in Newport.

The second largest concentration of labor force occupations are found in sales and office
positions which accounted for 24% of the total. These were fairly evenly distributed between
sales and office-related positions and are a reflection of the study area’s job base in the real
estate and financial sectors, as well as support positions for other sectors.
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Service occupations represented 17% of the positions held by area residents within the study
area. The majority of these were related to leisure and hospitality sectors, as well as the
health care industry. Construction and related occupations account for 8.7% of the jobs
(3,500) held by local residents, a figure that exceeds the reported covered employment in this
sector illustrating the part-time and seasonal nature of these jobs. Production and
transportation occupations comprise the smallest component of local occupations at 6.7%.

J. Economic Diversification Strategy

As noted in the preceding section, as well as in other previously completed economic
analyses that have focused on Aquidneck Island, the study area’s employment base is largely
concentrated in several key industry sectors. These include the defense industry, marine
trades, and tourism/retail clusters. This type of economic structure has both advantages and
disadvantages. The advantages center around the competitive strength that clustered
businesses achieve from locating in proximity to similar businesses. This allows for an
exchange of technology and information, can help to attract a qualified employment pool,
and may serve to reduce costs for materials and other types of business transactions. For
Aquidneck Island, its dependence on the defense industry sector in particular is also an
advantage since these types of jobs generally offer higher wages that provide a substantial
financial base for the local economy. The presence of jobs in this sector also means that the
study area tends to have a better educated workforce than other locations in the state.
Similarly, the Island’s successful tourism economy is a reflection of its abundant natural
resources that have a positive effect on the overall quality of life which also influences the
entire economy in various ways. These natural resources also serve to support the marine
trades cluster which is also interrelated with the tourism sectors.

The disadvantages that center around this type of narrowly clustered economy are largely
related to the potential for declines in these sectors, either suddenly or over a prolonged
period, that could result in substantial job and financial losses. The defense industry is
susceptible to such shifts given the contract-driven nature of related civilian jobs and the on-
going restructuring that has been steadily occurring within the country’s military operations.
In addition, the tourism and retail sectors tend to have lower paying wages with more part-
time jobs that can result in financial pressures for households tied to this cluster. This is
particularly true for the study area where housing costs are pushed higher by demand for
second homes and seasonal rentals.

Another issue for the study area is its stagnant population and labor force growth which will
make it more challenging to attract new industry. Because of this factor, maintaining
competitive wage rates will be all the more important. It also suggests that small business
development may be the most feasible approach to economic diversification since it would
allow the workforce to be increased more slowly as these businesses grow and expand.

In light of these conditions, it will be important for the study area communities to both
support the existing industry sectors while also working to add more diversity to the local
economic base. Encouraging such diversity can be achieved through two primary
approaches. One would be to build upon labor skills and technology found in existing
businesses to attract other types of industries that employ similar or related skills and
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technology. The second is attempt to attract some “non-traditional” industries to the area that
are not already present, or only marginally so, which are emerging and/or expanding. It is
considered likely that the former method would offer the greatest opportunity for success on
Aquidneck Island and therefore, is the primary focus of this analysis.

Other important factors that must be considered in this diversification strategy, as well as any
economic development planning, are the provision of workforce training and education,
maintaining well functioning transportation and infrastructure systems, the availability of
workforce housing, protecting the Island’s quality of life, providing a good business climate,
ensuring that there is an adequate supply of suitably zone land, and development regulations
and a regulatory review process that do not adversely affect economic development efforts.

1. Target Industry Development

The identification of potential industry sectors that could be targeted as part of the Island’s
economic diversification strategy considered four primary factors that are outlined below.

= |dentification of Regional Industry Clusters — The first step in the target
process involved an analysis of existing regional industry clusters. The industry
cluster analysis identified industries that are prominent within the region and hold
some regional competitive advantages due to their clustering. These findings
were discussed previously in this chapter.

= Positive Market Growth Trends and Projections — The second level of
screening identified industry groups that were either growing or reasonably stable
in terms of recent trends in employment or output, positive or stable short-term
economic outlook (1 to 5 years), and higher location quotients.

= Regional Wage Competitiveness — The wage rate comparison reveals those
industries that will offer a better compensation for workers. When selecting
target industries, it is important to investigate the income and benefits impact an
industry will present to local residents to ensure that the locality is maximizing
the earning potential of the labor force.

= Compatible Presence and Fit in the Region — Market compatibility is important
for an industry group to succeed, especially if that industry improves output
performance with clustering. If there is no existing presence of an industry, then
businesses related to that industry would not be able to capitalize on cluster
benefits. In addition, the Aquidneck Island region would not benefit from the
addition of an industry if that industry upsets the market balance or adversely
impacts the residents and natural resources.

Based on these factors, it is recommended that the diversification strategy focus its primary
target industry development on several technology sectors, as well as some specialty
materials manufacturing, as listed below. Other key components of the diversification
strategy are also summarized here.
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= Target Industry Sectors/Clusters
o Computer and information technologies (software and hardware)
Electronics
Telecommunications
Homeland security
Undersea/ocean research technology (non-military)
Advanced Manufacturing
= Composite materials manufacturing
= Machine manufacturing
0 Renewable energy/“smart” green technology
= Establish coordinated regional marketing strategy and solicit support from
existing businesses, educational institutions and the state to further diversification
efforts
= Small business recruitment and development
0 Technology/Information transfer
0 Business incubator/accelerator
0 Mentorship/Ambassador program
= Provide adequate vocational and post-secondary training for targets
= Maintain/promote competitive wage structure
= Provide adequate supply of suitably zoned land supported by infrastructure

O O0O0O0O0

a) Target Industry Sectors

Much of the detail about the target industries is reflected in the employment and industry
analysis presented earlier in this report. However, a review of the more detailed three-
digit NAICS codes, for existing industries in the region, as well as a regional business
database, reveals particular strengths in the following subsectors.

NAICS 334 — Computer and electronic manufacturing
o Communications equipment
Magnetic and optical devices
Circuit boards
Navigation equipment
Security equipment
Electronic testing and measuring instruments
o Precision machinery manufacturing
= NAICS 314 and 336 - Transportation equipment manufacturing and Textile
product mills
o0 Ship building and repair
o Sail manufacturing
= NAICS 517 — Telecommunications
= NAICS 541 - Professional and Technical Services
o Computer programming and other services
o Information Technology
o0 Engineering Services

O O0OO0OO0Oo

The concentration of firms and employees in these sectors attest to the Island’s prominent
defense sector as well as the strong presence of the shipbuilding industry. Furthermore,
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these sectors have an existing or potential interrelationship with one another through
similar technologies that support their operations (for example, both use navigation,
communication, remote sensing systems, as well as high-tech manufacturing). Although
some of these subsectors have declined in employment over the past decade, their higher
Location Quotients and combined, total jobs levels, present technology and
manufacturing sectors that offer good opportunities for future economic diversification
within the region (see Table V-26). These firms represent a workforce and knowledge
base that can be readily transferred to numerous other non-defense sector businesses, and
also serve to support further expansion of the maritime sector. The computer information
services and manufacturing are readily transferrable to other non-defense applications
such as gaming simulation, as well as “smart technology” for the green and renewable
energy sectors. Similarly, composite materials manufacturing can be employed in
renewable energies for making products such as wind turbines.

2. Adopt a Regional Diversification Strategy

The most important goal of this strategy may provide the greatest challenge to implement.
However, the adoption and implementation of an economic diversification strategy needs to
be done at the region level, and not by the individual communities on the Island. The
foundation for all successful economic development and economic diversification strategies
is having all stakeholders that influence business recruitment and retention be well organized
and coordinated. Business attraction is an ultra-competitive field where every community,
region and state is vying for the same companies. When incentive packages become very
close, in terms of net benefit to the company, decision makers are forced to rely more on
intangible assets than financial considerations. In these cases, one of these assets often noted
by companies in selecting a location is the “consistency in message and enthusiasm” of all of
the stakeholders from that community. There is great value in having a coordinated,
consistent message throughout the Aquidneck Island and Newport County area in regards to
economic diversification, where all the key stakeholders are involved and supportive of
recruitment activities. Providing that “unified front” to a prospect gives confidence that any
issues that may arise during construction or operation will be met with equal interest and
diligence regardless of which stakeholder is involved.

In tandem with this regional diversification strategy, consideration should be given to
consolidating economic development activity into a single entity, as opposed to the current
method where each community acts independently. To maximize the effectiveness of
implementing a business recruitment and retention strategy, there should be a single, non-
governmental entity that acts as the clearinghouse for information that provides the
marketing “face” of the region and coordinates the other key stakeholders to make the
recruitment process seamless and consistent. The regional entity should be the recruitment
and retention of businesses that bring primary jobs and/or have a regional impact

a) Target Industry Marketing Campaign

The target industry marketing campaign involves three basic steps: [1] target
identification, [2] target communication, and [3] recruitment. Each step builds on the
success of the previous step. However, the steps should be repeated on a regular basis as
new companies locate into the region, leadership within companies change and the local,
regional and national markets consistently shift.
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Table V-26

Total Private Employment and Location Quotient 2001-2009 (LQ with Rhode Island)

Three-digit NAICS Level

221 Utlities

Newport County
Employment Location Quotient

Industry 2001 2009 Change % Change| 2001 2009 Change % Change

114  Fishing, hunting and trapping 47 32 -15 -31.9% 7.6 6.69 -0.9 -12.0%
115 Agriculture and forestry support activities 20 ND ND ND| 4.68 ND ND ND
ND 43 ND ND ND 0.48 ND ND

236 Construction of buildings 708 636 -72 -10.2%| 198  1.96 0.0 -1.0%
237 Heavy and civil engineering construction 252 ND ND ND 1.81 ND ND ND
238 Specialty trade contractors 762 790 28 3.7% 0.81 0.87 0.1 7.4%
311 Food manufacturing ND 70 ND ND ND 0.3 ND ND
312 Beverage and tobacco product manufacturing 46 ND ND NDf 0.87 ND ND ND
314 Texdile product mills 189 138 -51 -27.0% 1.98 3.42 1.4 72.7%
321 Wood product manufacturing ND 32 ND ND ND  0.67 ND ND
323 Printing and related support activities 47 24 -23 -48.9% 0.21 0.19 0.0 -9.5%
327 Nonmetallic mineral product manufacturing 40 14 -26 -65.0% 0.56 0.31 0.3 -44.6%
332 Fabricated metal product manufacturing 31 ND ND ND| 0.04 ND ND ND
333 Machinery manufacturing 34 21 -13 -38.2% 0.14 0.15 0.0 7.1%
334 Computer and electronic product manufacturing 1,847 1,735 -112 -6.1%| 4.02 565 1.6 40.5%
336 Transportation equipment manufacturing 609 328 -281 -46.1%| 226 1.26 -1.0 -44.2%
337 Furniture and related product manufacturing 37 ND ND ND[ 0.26 ND ND ND
339 Miscellaneous manufacturing 233 ND ND NDf 0.23 ND ND ND
423 Merchant wholesalers, durable goods 212 236 24 11.3%| 031 0.36 0.1 16.1%
424 Merchant w holesalers, nondurable goods 300 219 -81 -27.0% 0.76 0.59 -0.2 -22.4%
425 Electronic markets and agents and brokers 71 166 95 133.8% 0.45 0.63 0.2 40.0%
441 Motor vehicle and parts dealers 661 569 -92 -13.9% 151 1.44 -0.1 -4.6%
442 Furniture and home furnishings stores 101 99 2 -2.0%| 087 107 0.2 23.0%
443  Electronics and appliance stores 69 115 46 66.7% 0.66 1.38 0.7 109.1%
444 Building material and garden supply stores 261 362 101 38.7% 1.2 1.29 0.1 7.5%
445 Food and bev erage stores 795 972 177 22.3% 113 1.03 -0.1 -8.8%
446 Health and personal care stores 313 293 -20 -6.4%| 072 065 -0.1 -9.7%
447 Gasoline stations 144 114 -30 -20.8%| 096  0.78 -0.2 -18.8%
448  Clothing and clothing accessories stores 397 467 70 17.6% 0.98 1.25 0.3 27.6%
451  Sporting goods, hobby, book and music stores 232 223 9 -3.9% 1.42 1.72 0.3 21.1%
452 General merchandise stores 630 278 -352 -55.9%| 0.77  0.53 -0.2 -31.2%
453 Miscellaneous store retailers 431 338 -93 -21.6% 1.76 1.64 -0.1 -6.8%
454 Nonstore retailers 256 162 -94 -36.7% 1.67 1.24 -0.4 -25.7%
484 Truck transportation ND 17 ND ND ND 011 ND ND
485 Transit and ground passenger transportation 186 273 87 46.8%| 1.22 1.4 0.2 14.8%
487 Scenic and sightseeing transportation 206 166 -40 -19.4% 8.82 9.34 0.5 5.9%
488 Support activities for transportation 50 68 18 36.0% 0.77 0.83 0.1 7.8%
511 Publishing industries, ex cept Internet 341 288 -53 -15.5% 1.27 1.6 0.3 26.0%
512 Motion picture and sound recording industries 46 ND ND ND| 107 ND ND ND
517 Telecommunications 124 241 117 94.4%| 053  0.96 0.4 81.1%
518 Data processing, hosting and related services ND 31 ND ND ND  0.14 ND ND
519 Other information services 68 83 15 22.1% 1.52 1.94 0.4 27.6%
522 Credit intermediation and related activities 609 641 32 5.3% 0.68 0.76 0.1 11.8%
524 Insurance carriers and related activities 122 167 45 36.9%| 018 0.23 0.1 27.8%
531 Real estate 275 490 215 78.2% 0.9 1.44 0.5 60.0%
532 Rental and leasing services 194 ND ND ND 114 ND ND ND
541 Professional and Technical Services 2,590 3,151 561 21.7%| 179  1.87 0.1 4.5%
551 Management of companies and enterprises 74 535 461 623.0% 0.15 0.73 0.6 386.7%
561 Administraive and support services 743 895 152 20.5% 0.42 0.54 0.1 28.6%
562 Waste management and remediation services 278 188 -90 -32.4% 2.99 1.58 -1.4 -47.2%
611 Educational services 1,144 1,170 26 2.3% 0.99 0.77 -0.2 -22.2%
621 Ambulatory health care services ND 1,153 ND ND ND  0.62 ND ND
623 Nursing and residential care facilities 1,201 1,375 174 14.5% 094  0.95 0.0 1.1%
624 Social assistance 1,144 ND ND ND 161 ND ND ND
713  Amusements, gambling, and recreation 980 917 -63 -6.4% 2.53 2.03 -0.5 -19.8%
721 Accommodation 1,741 1,410 -331 -19.0%| 533  4.57 -0.8 -14.3%
722 Food services and drinking places 4,178 4,552 374 9.0% 1.55 1.52 0.0 -1.9%
811 Repair and maintenance 357 235 -122 -34.2% 113 0.8 -0.3 -29.2%
812 Personal and laundry services 501 374 -127 -25.3%| 1.32 0.9 -0.4 -31.8%
813 Membership associations and organizations 590 826 236 40.0% 1.02 1.38 0.4 35.3%
814 Private households 166 225 59 35.5% 4.12 2.05 2.1 -50.2%

SOURCE: Bureau of Labor Staistics
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Target Identification — Target identification involves developing, maintaining and
expanding a list of businesses within the identified industry clusters to actively contact and
recruit. It is recommended that the regional economic development entity utilize the
following methods to identify potential leads for recruitment. Employ a business database
company, such as Dun and Bradstreet, to collect contact information for all businesses within
the targeted industries. These data vendors allow a client to input detailed screening criteria
to ensure the resulting list best meets the client’s needs. In addition, the development entity
should work with industry leaders in the community to gather information on companies they
do business with, whether as clients or dealers. This list is most valuable, as these businesses
already have some understanding of the region and have contact in the community.

Target Communication — Target communication includes all interaction between the key
stakeholders in economic development and the prospects, from initial contacts and follow-ups
to face-to-face meetings. The communication process should be initialized through a direct
mailing campaign, using the target list developed in the proceeding step. The mailing should
include information about the community, a target industry specific brochure and other
pertinent documentation. The initial mailing should be followed up with a direct phone call
within two to three weeks. This phone call should be made by either regional economic
development entity staff or an existing industry leader. If this is a referral, then the person
making the referral should be involved early in the process.

Recruitment - Communication beyond the initial phase of contact needs to be tailored based
on the response of the prospect. The recruitment process may require several mailings and
phone calls, meetings at professional trade shows and/or multiple attempts through the initial
communication process. The ultimate goal should be to get the prospect to visit the
community either on a one-on-one basis or as part of a recruitment/networking visit.
Regardless of the timeline, continued contact is important in developing a rapport with the
prospect. It is important to note that the person/persons in charge of working with a prospect
should be consistent throughout the process, whenever possible.

b) Target Industry Marketing Materials

Marketing materials related to promoting economic development within the region
already exist but will need to be updated and revised to present the diversification efforts.
Consistently updating these materials, particularly those related to projects currently
under development, is important because these materials not only promote new
development in the region, but also provide a status of success for new growth. The
regional economic development entity will need to create industry-specific marketing
materials for each of the target industries.

c) Industry Roundtables

An industry “roundtable” should be created for the target industry group(s) within the
region to participate in programs and services offered by the regional economic
development entity. These roundtables should consist of representatives from the
specific industry group, members of the economic development entity staff and other
representatives from the various regional governments, as necessary. The group should
meet on a regular basis (typically quarterly) to discuss issues related to the ability to do
business on Aquidneck Island and be used to disseminate information about current
projects and programs being developed and/or revamped, including how these changes
will impact these businesses. This forum allows local businesses to participate in the
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economic development process and be informed of current events while providing
feedback on additional efforts that may be undertaken.

3. Small Business Recruitment and Development

As noted previously, small business development and growth is considered to be one of the
best methods for diversifying the economic base on Aquidneck Island for several reasons.
The Island’s existing base is very largely comprised of small businesses and its inventory of
commercial and industrial building space caters to this fact. Furthermore, businesses on the
Island have been categorized as being very much entrepreneurial in nature which is an asset
that would play well with the technology focus of the proposed diversification strategy. And
finally, small business development would require less dependence on a large and growing
labor force, which is not a historic strength of the region, and are likely to require smaller
public investment in infrastructure. Some specific actions that should be considered to
support this aspect of the diversification strategy are noted below.

a) Technology and Information Transfer

A key to the successful diversification strategy will be to foster an exchange of
information and knowledge between existing business clusters and newly recruited, or
“home grown” businesses. A means to foster such an exchange would be through the
establishment of technology transfer center making use of the Rl Economic Development
Corporation’s (REIDC) Business Innovation Factory (BIF). The BIF provides resources
that are designed to assist existing businesses with new ventures, facilitate local industry
partnerships, encourage entrepreneurship, and generally assist in an overall effort to
diversify the focus of the existing business base. This initiative would play a major role
in seeking cross-over opportunities from existing cluster industries to proposed target
industries.

b) Ambassador Program

The ambassador program would function as a subcommittee within the industry
roundtable. The ambassador group simply is a collection of business and industry leaders
within a particular industry that is active in the marketing and recruitment of new
businesses to the Island. Although they likely will have no formal authority within the
recruitment process, they provide a “real life” vantage point about doing business in the
area for prospects. Utilizing business leaders in the recruitment process legitimizes the
recruitment effort through testimonials while leveraging the staff’s time and effort.

c) Mentorship Program

A program can be developed to provide assistance in cultivating home-grown talent as
well as recruiting talent from outside the region. In general, a mentorship program pairs
an existing industry leader with a person interested in opening a business in that industry.
These programs provide local entrepreneurs access to someone who has “been there”
within their industry, adding confidence in the advice and direction provided. Having a
local mentor also provides stability, as the relationship created can carry forward after the
program has served its purpose. The mentor typically provides advice on creating a
business plan, assistance in making contacts within the industry and technical and
professional guidance, where appropriate.
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4. Education and Workforce Training

Along with the target industry and marketing plan outlined above, the region’s diversification
strategy should also have an education and workforce training component. Although part of
the proposed economic diversification will rely on the existing high-tech labor force, it will
be equally important to expand this potential labor pool by providing appropriate educational
opportunities for high school and college-aged students in the region, as well as retraining
options for other residents who may be underemployed or seeking new employment
opportunities.

There are presently a number of post-secondary educational institutions and vocational
training centers both on Aquidneck Island or in close proximity. These include:

= Salve Regina University, Newport, RI

= Roger Williams University, Bristol, RI

= Community College of Rhode Island (CCRI), Newport, RI

= The International Yacht Restoration School (I'YRS), Bristol and Newport, RI

= URI Center of Excellence in Undersea Technology (COEUT), Narragansett, Rl
= New England Institute of Technology (NEIT), Warwick, RI

= Motoring Technical Training Institute (MTTI), Fall River, MA

These institutions offer not only training and education but also represent a marketing tool
for attracting new employees, as well as the potential for creating business-to-education
collaborative that can foster research and help bring new products to market. In addition, the
State of Rhode Island and other quasi-governmental entities also offer career and targeted
training programs that can be used by residents and businesses within the study area to
broaden or expand workforce skills for existing or new employees.

Some of the institutions listed above offer two-year, four-year and advanced degrees in fields
of study that are well-tailored to the objectives identified in this target industry
diversification strategy. Others provide specialized technical and vocational training that is
equally supportive of those objectives. A preliminary review of their coursework and
training programs indicates that they provide a focus that is generally complimentary to the
goals outlined in this plan. For example, the URI Center of Excellence is pursuing the
following mission statement.

“The COEUT will perform both basic and applied research focused on the design,
development, testing, and implementation of a wide variety of undersea technologies
that support both military and civilian applications. Research areas will include
distributed network systems for ocean and sea floor monitoring, ocean sensors and
instrumentation, distributed sensor systems, autonomous and remotely operated
underwater vehicles, and underwater communication, detection, and classification
systems, among others. The center will also foster the education and development of
the next generation of undersea technology engineers and scientists.”
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Conversely, in a recently completed Workforce Commission® study of the state’s community
college system, it was concluded that CCRI must increase enrollments in new areas of study,
graduate more students with certificates and degrees in areas of industry demand, and offer
more opportunities for students to gain work experience. It must also address the repeated
call from employers for entry-level workers with soft skills. These include communicating in
a professional manner and providing customer service. Finally, the Commission found that
CCRI lacks the resources and flexibility demanded by employers competing in a global
market — shortcomings that severely hamper the college’s ability to expand its partnerships
with employers, industry, and other state and educational institutions. This indicates that
while the Island’s community college campus represents a positive component for its overall
economic development tools, more will need to be done to provide a specific focus on the
objectives identified in the target industry strategy.

Ultimately, preparation of the Regional Diversification Strategy outlined in Section 2 above,
will need to more specifically examine the offerings at each of these institutions to identify
their strengths as they pertain to the region’s goals, as well as any gaps that need to be filled
to support the growth in the targeted industry sectors, as well as in existing business clusters.

% Community College of Rhode Island: building a 21st century workforce, CCRI 21st Century Workforce Commission
Report & Recommendations, April 2010
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]
VI. HOUSING MARKET ANALYSIS

A. Introduction

This report provides an analysis of recent historical trends in the Aquidneck Island housing
market with a particular focus on sales and costs. The first section presents a comparative
overview of construction and pricing trends for the Island’s three communities between 2000
- 2010. This is followed by a more detailed submarket analyses for Portsmouth, Middletown,
and Newport over the same time period. The report concludes with an overview of the rental
housing market and an estimate of current affordability levels based on pricing and incomes
in the study area. It should be noted that some of the findings in this chapter are based on
demographic and housing data presented in Chapter V.

B. Summary of Major Findings

A summary of the major findings and conclusions related to the Island’s housing market are
presented below.

= Aquidneck Island’s population has been declining over the last 20 years (1990-2010)
with respective population losses of 3,580 and 4,430 for each of these two decades.
Since 2000, a majority of the estimated population loss has occurred in Newport (-
2,793) with more moderate decreases in Middletown (-1,025) and Portsmouth (-617).
Projections prepared by the state forecast population growth of 4,500 over the next
ten years (2000-2010) for all three towns but these projections may not be achieved in
light of current economic conditions.

= Average household size has also continued to shrink over the last decade from 2.5 to
2.3 persons per household for the study area as a whole. Estimates for 2010 suggest
that even the total number of households on the Island may have decreased over the
last decade (2000-10) by as much as 1,500.

= |sland communities absorbed a combined average of 125 housing units per year over
the course of the decade, 1,250 units in total. However, total building permits issued
declined from a high of 165 per year in 2000 to a low of 61 in 2009, for all three
towns combined. The vast majority of permitted housing was single family homes
(81%) with very few multifamily projects added during this time period.

= |If population projections for the next decade are realized, it could represent the
additon of 1,000 — 1,500 housing units on the Island, depending on future trends in
vacancy rates and household size. It is likely to be at least several years before
construction trends begin to approach levels achieved during the earlier portion of the
past decade.

= Vacancy rates for year-round housing were quite low as of 2000 with a 3.6% overall
rate for the Island as a whole and 3% for Newport County. Census estimates for 2008
suggest a softening in the housing market with a 6%-7% vacancy rate for the county.
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While the vacancy rate in the rental market has also eased somewhat over the decade
it still remains relatively tight at an estimated 2%-3%.

= Sale prices of single family homes increased by 15%-20% annually on the Island
between 2000 and 2007 with median prices peaking in the $350,000-$450,000 range.
This rapid rise in values was followed by several years of decline averaging about
6.5% annually through 2009. Based on median pricing for the first three quarters of
2010, home sale prices on the Island may have reached their low point posting one-
year gains of 1% to 3.5%, depending on the community.

= The number of single family homes sales over the decade experienced a similar rise
and fall scenario. As of 2000, the number of units sold annually ranged between 175
and 275 in each community with Newport and Portsmouth having the most activity.
By 2010, the number of sales for each town had dropped to approximately 75.

= The condominium market experienced similar trends over the decade but was subject
to more volatility in pricing. Newport’s condominium market had over three times as
many sales (175) as Portsmouth and Middletown in 2000 but had declined to about 60
sales as of 2010. Sales in Portsmouth and Middletown seldom exceeded 50
throughout the decade illustrating the more minor role this housing represents in those
two submarkets. Median condominium prices tend to be higher in these two towns
but the average price per square foot is higher in Newport at $280, versus $116 in
Portmsouth and $109 in Middletown, with units also tending to be smaller in size in
Newport.

= The sale of single family homes purchased for seasonal use or as investment
properties have remained a consistent component of the Island’s housing market over
the decade averaging 16% of total sales in Middletown, 22% in Portsmouth, and 25%
in  Newport. In Newport, the percentage of condominium sales for
seasonal/investment purposes averaged over 40% illustrating the higher demand in
this portion of the market.

®=  The number of high-end home sales also rose and fell in unison with the overall
market trends. During peak sale years earlier in the decade, home sales exceeding
one million dollars numbered between 20-30 per year for the Island as a whole with
sale prices regularly observed in the $3-$5 million range. By the end of the decade,
the number of sales of high-end homes had been reduced by about half with prices
typically in the $1.5-$2.5 million range.

= The number of land sales of residential property over the last several years were
relatively limited with almost no sales of any sizeable acreage. Most of the qualified
lot sales were less than three acres with an average price per acre of $1.3 to $2.5
million. The higher end of this range is generally reflective of value premiums
related to water-view properties.

= In the Island’s rental market, lease rates have increased by an estimated 50% over the
decade. In contrast, rates had increased by only 11% over the previous decade (1990-
2000). The average lease rate (including utilities) for a two-bedroom unit on the
Island was $1,311 with prices in Newport ($1,424) typically higher than those in
Portsmouth ($1,219) and Middletown ($1,095).
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= Single family homes and condominiums play a large role in the Island’s rental market
with over 30% of rental units represented by these housing types as of 2000. Given
the lack of multifamily construction over the decade, pressure will continue to be
placed on this component of the housing stock to support rental demand.

= The increase in housing costs in the study area have outpaced income growth over the
decade, as exemplified by housing costs as a percentage of incomes. In 2000, 32% of
renter occupied units in the county were paying in excess of 30% of their income for
housing. This figure had increased to an estimated 40% as of 2008. For owner
occupied units, the number of households spending over 30% increased from 26% to
36% during this time. Overall, an estimated 6,700-7,000 households on the Island
exceed the 30% threshold.

= From a housing affordability standpoint, Middletown and Newport have met, or
exceeded, the state’s 10% threshold for total units, but Portsmouth has not. An
examination of current housing costs suggests that area rental rates tend to exceed
reasonable financial burdens for households making up to 120% of the median
income. For homeownership, households between 80%-100% of the median would
have difficulty finding reasonably priced alternatives in the market. This indicates
that the creation of additional “workforce housing” to support these middle-income
households should be considered.

C. Housing Market Overview

The Island’s housing market has experienced some dramatic changes over the last two
decades. Based on data reported by the decennial census, the median value of owner
occupied housing in the study area changed very little between 1990 and 2000. As illustrated
in Table VI-1, the estimated median home value increased by only 1.1% during this time
period while the county as a whole experienced only a 2% increase. Values in Newport
reportedly grew more rapidly increasing by 3.9% while values in Middletown and
Portsmouth remained relatively unchanged. This trend is generally corroborated by the
median home sales prices of single family homes presented in Figure VI-1. As shown, the
sale prices achieved between 1990 and 1999 remained generally flat between $100,000 and
$150,000. However, this stagnant period was followed by precipitous growth in prices
beginning in 2000, and plateauing around 2006, with prices ranging between $350,000 and
$450,000. This represents an average growth of 250% to 300% for the first half of the
decade. In response to these price increases, home sales and building permits spiked in
1999-00 but then steadily
tapered off through 2010 | Table VI-1

returning to 1990 levels, as Median Home Values of Owner-Occupied Housing 1990 - 2000

shown in Figure V-2. The

Middletown  Newport  Portsmouth Study Area Newport Cnty
1990 $ 159,878 $ 154,806 $ 168,157 $ 161,325 $ 160,292

study ;reah towns  issued 2000 § 160177 § 160876 $ 167,197 § 163137 § 163432
over 1,250 housing units in Change § 209 § 6070 $  (960) $ 1812 $ 3,140

ten years, or 125 per year, % Change 0.2% 3.9% 0.6% 11% 2.0%
most of  which  was

permitted prior to 2007.
The vast majority of these units (81%) were single family homes, which may include some
detached condominiums. Larger, multifamily projects over the decade were limited to the

Source: US Census
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construction of only 122 units, much of which was located in one building in Portsmouth.
Duplex construction also increased marginally with the addition of 78 units (Refer to Table
V-9).

The last four to five years of this

decade saw total home sales begin Median Single Family Home Sales Prices 1990-2010

a downward slide (Figure VI-2) 500,000 Study Area Towns

with prices  declining by $450,000

approximately 20%-30%, as shown 400,000 //’ AN

in Figure VI-1, leaving future zzzgggg /%_
market  expectations somewhat $250,000 bl
uncertain. However, median sales $200,000 //

prices for January through August $150,000 -—ﬁ

2010 ShOW a Sllght_upt_"ICk that may $;23§23 +— Middletown ====Newport ====Portsmouth —
indicate the low point in the market B

has been reached. 2332338858383 8833838588
— o~

Aug2010 |

Source: The Warren Group

Error! Reference source not Ffigyre VI-1
found. in the previous chapter
illustrates that a large portion of the

Total Single Family Home Sales 1990-2010

Island’s year-round housing stock Study Area Towns

has historically been  renter 300
occupied, particularly in Newport 250 Na

) . 0,
(58% renter) and Middletown (43% 200 AN

renter).  Portsmouth’s stock was | & VvV’

predominantly owner occupied as | g 10 WDZ%

of 2000 at 74%. The 2 | >
preponderance of single family \/

building permit issued since 2000 TV Middletown —— Newport —— Portsmouth
suggest that the percentage of g ———— :

owner occupied housing will have FPIPTELILELIIETEE S SO
increased to some  degree. Source:The Waren Group ¥

Estimates from the ACS for 2008  Figure VI-2

bear this out. The City of

Newport’s owner occupied units increased from 42% to 47% and Newport County’s
increased from 61% to 64%. Estimates for the other towns were not available but have
presumably experienced similar changes.

A significant percentage of the Island’s housing stock is owned by seasonal residents or other
absentee landlords. For example, as of 2010, ownership of the 7,128 residential properties in
Portsmouth was 81% year-round occupants (5,788 properties) with 19% owned by non-
residents (1,340 properties), based on owner’s addresses in the assessment records. Almost
12% of these non-residents (837 properties) were from out-of-state with the largest
concentration located in Massachusetts (362). Other predominant locations included
Connecticut, Florida, New York, and Virginia. In the City of Newport, nonresidential
ownership is somewhat higher at 26% (6,159 properties) with 18% (1,523 properties) of the
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total living in out-of-state locations. In Middletown, 16% (787 properties) of residential
properties were in nonresidential ownership with only 9% (450 properties) were owned by
out-of-state owners.

The strength of the second home market is illustrated by single family home sales in
Portsmouth over the past decade where, of the 1,860 homes sold between 2000-2010, 22%
are owned by nonresidents. The percentage sold to nonresidents fluctuated over the course
of the decade but the 22% average indicates that the demand for second homes, or other
investment properties, has remained steady despite the considerable fluctuations in the
Island’s overall housing market noted above. In the condominium market, 23% of the 260
sales during this time period went to nonresidents. In Newport, 25% (295) of the decade’s
single family sales and 43% (388) of condominium sales were to nonresidents, illustrating
stronger demand in the condominium market for seasonal or investment housing within the
city. Middletown had the lowest percentage of homes purchased by nonresidents with just
under 16% of single family homes sales over the decade generated by buyers residing outside
the town.

Figure VI-3 and Figure VI-4 present median prices and units sold, from a comparative
perspective for all three study area communities, over the current decade of 2000 to 2010. A
shown in Figure VI-3, single family prices started the decade for all three locales in the
$180,000-$200,000 range. At that time, the number of units sold where at their high point at
roughly 250 in Portsmouth and

Newport and 175 in Middletown. Median Price Single Family Home Sales 2000-2010
Prices rose fairly steadily through Study Area Towns

the first half of the decade 0000 .
averaging around 16% annual
growth across all jurisdictions. $400,000 1
Prices peaked between 2005-07 $350,000
with medians in Newport and $300,000 -
Portsmouth  achieving  levels
around $425,000 while $200,000 -
Middletown’s median remained $150,000 -
below the $400,000 threshold.
Following this growth period,
prices declined at an average s
annual rate Of 65% for three to 2000 01 02 03 04 05 06 07 08 09 Aug2010
fOUf years Wlth homeS In NEWpOI’t I Middletown I Newport I Portsmouth

tending to hOId a hlgher median e=@== Middletown Units e=fil==Newport Units @ Portsmouth Units
than the other two towns.
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Concurrent with this rise and fall ~ Figure VI-3

of prices was a fairly steady

overall decline in the number of units sold, dropping by roughly 50%-60% of the levels
experienced at the beginning of the decade. Sales for 2010 through August had reached only
75-80 units in each of the three communities. How quickly the number of sales will begin to
approach previous levels is unclear but likely to take at least several years. However, median
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sales prices through these first three quarters of the year show some stabilizing, and even
some increasing in prices, ranging from 1%-3.5% over the previous year.

Figure VI-4 portrays the trend in median prices and units sold for condominiums over the
same time period. Although the overall trends where similar to those of single family homes
there were some notable exceptions. There was considerably more volatility in the pricing
for this segment of the market and considerable variation in the number of sales with
Newport far exceeding the other towns. Historically, Newport has had a larger supply of
condominium units in its housing stock but recent construction trends in the other towns have
narrowed the gap somewhat.

The number of condominiums sold in Newport was more than three times the rate of
Middletown and Portsmouth early on in the decade, but median prices in Newport were
lower and increased at a slower rate. On an average annual basis, median sales prices were
up about 13% in Newport between 2000-06, as compared with 16% in Middletown and 22%
in  Portsmouth. Portsmouth’s

median peaked in 2007 at Median Price Condominium Home Sales 2000-2010
$540,000, notably higher than Study Area Towns

Middletown’s ~ $420,000 and $600,000 20
$300,000 in Newport. The
variation in pricing between
Newport and the other towns is
attributable to several factors.

$500,000 L 200

$400,000

g 150
First, many more units were sold | & s00000 - §
in Newport which means there is | g 1005
greater  potential  for  price $200,000 -

variation. Second, there is likely | o
to be a greater variety in the types $100.000 1

of condominium units sold in
Newport with the city’s stock
including many apartment and
single family home conversions
with less square footage and fewer
amenities than some of the FigureVi-4
product being offered elsewhere

in the market.

$0 A Lo
2000 01 02 03 04 05 06 07 08 09 Aug2010
 Middletown m Newport . Portsmouth

==@==Middletown Units === Newport Units === Portsmouth Units

In the latter half of the decade the number of sales continued to decline, particularly in
Newport, but showed some signs of leveling off between 2009-10, albeit at relatively low
totals. This decrease in sales lead to considerable price volatility after 2007 resulting in
median prices that offer no apparent emerging trend as of yet in the condominium market.

1. Portsmouth Housing Market

According to the town’s assessment records, there were approximately 6,075 single
family homes and 430 condominium units in Portsmouth as of 2010. Single family
housing has been the primary product added to the local market with 510 units
constructed since 2000. As shown previously in Table V-9, the town absorbed a total of
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773 housing units, based on building permits issued, or about 77 units per year. Of the
total units permitted, 83% were single family dwellings (an average of 64 per year).

As illustrated in Figure VI-5, the median price for single family homes in Portsmouth
rose steadily between 2000 and 2006 with average annual growth of 14.5%. Although
this growth rate was substantial it lagged behind appreciation in the condominium market
where the median increased at an average annual rate of about 20% over seven years. In
2007, single family median home prices began to decline about 12% per year through
2009. Total sales reached a high of 230-240 earlier in the decade and declined to 70 for
the first three quarters of 2010. As of 2010, median prices appear to have leveled off
with units selling for just under $300,000 with a 3.5% growth rate over 2009 median
pricing. Sale prices of new construction between 2008-10 was limited to only 13 sales
which ranged in price from $115,000 to $2.4 million with square foot prices of $39 to
$187 and an average of $93.

Of the 50 single family home sales recorded in the assessment records for the first half of
2010, $735,000 represented
the  highest price and Median Price Home Sales 2000-2010

$115,000 the lowest. Only 00000 Town of Portsmouth -
eight sales exceeded $500,000 '

during this six-month period. $500,000
In 2009, 22 sales exceeded
this half million dollar 400,000
threshold with three sales =
between $1.2 and $2.8

million. In 2008, there were | %,
33 sales over half a million
dollars including eight over $100,000 1
one million ranging from $1.0
to  $3.9 million. This 0
historical trend in pricing was
evident for much of the
decade with the highest Figure VI-5
recorded sale price of a single

family home at $5.8 million in 2006.
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Many of these million dollar plus homes are located at the Carnegie Abbey development,
which is perhaps the signature luxury development in Portsmouth. This mixed use
project includes 54 house lots (both fee simple and condominium ownership), 22
clubhouse condominiums, and a 22-story condominium tower with 80 units. This resort-
style development offers access to a number of amenities including club membership
(which is mandatory), golf course, pool cabana ownership, marina access/boat slip
ownership (27 of 41 slips are reportedly sold), among other facilities and services, as well
as views of Narragansett Bay. Twenty-one (21) traditional cottages are planned for the
condominium lots and eight have been sold since 2006 with prices ranging between $1.8
and $2.2 million. Of the remaining 33 house lots, all 21 “estate lots” have been sold and
built since 2001 with initial prices between $900,000 and $2 million and sales after 2005
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escalating to between $2 million and $5 million. These homes have square footage of
5,000 to almost 9,000. The other 12 fee simple lots have seven houses built with sale
prices between $1.9 and $2.4 million.

Another luxury single family development that recorded sales prices over a million
dollars include King’s Grant, a 75 lot subdivision located just north of Melville, with
views of the Bay. A previous market analysis estimated that a 25%-35% price premium
can be attributed to water views while homes with actual water frontage can command
premiums of 75%-100% over otherwise comparable properties*.

In the condominium market, assessment records indicate that about 140 condominiums
have been built in Portsmouth since 2000, most of which were constructed prior to 2005.
As illustrated in Figure VI-5, condominium sales prices rose steadily through 2007 while
the number of units sold annually peaked in 2002 at 56 and then gradually declined to 18
as of August 2010, based on data gathered by the Warren Group, a commercial real estate
firm. The most recent condominium development was the Ferry Landing subdivision,
with initial sales beginning in 2004/05, which is comprised of 73 “luxury townhomes”
constructed at the northern tip of the town overlooking the Mt. Hope Bridge area (most
reportedly have water views). These attached units (3-6 units per building) have between
2,100-2,500 square feet of living space. The project has sold an average of 10-12 units
per year with seven reportedly unsold as of 2010. Since 2005 there have been eight
qualified sales reported in the assessment records for this development ranging in price
from $404,000 to $705,000 with an average of $536,000. The three most recent sales in
2010 have ranged from $425,000 to $635,000. For construction at the Ferry Landing
development completed prior to that time the average sale price per square foot was $116
with a range of $84 to $148. There was essentially no new construction in the
condominium market after 2007 upon which a price per square foot could be reliably
obtained.

Another project of note is Overlook Point, a 70 unit townhouse development constructed
earlier in the decade, and which is situated between the Navy’s Tank Farms 3 and 4 on
the Bay. Initial sales of this project ranged between $300,000 and $450,000 with some
later sales, or re-sales through 2007 pushing to the $530,000 - $620,000 range but then
returning to their initial lower range by the end of the decade.

At the Carnegie Abbey, the 22 clubhouse condominiums range in size from 1,300 to
2,500 square feet with offering prices of $895,000 - $2.5 million. These units are
purchased on a long-term lease basis (98 years) with all 22 sold since 2002. The 80
Tower condominiums at this development are unique products in the market offering
units ranging from 1,500 to 2,800 square feet in size (with other configurations possible)
and asking prices of $950,000 to $7 million, as well as a penthouse offered at $14.5
million. These units have been available for occupancy since 2008 and as of October
2010, only two have been sold for $1.9 and $2.1 million. Reportedly, there was more
interest in pre-sales of these units but development delays, followed by the market
downturn, has apparently significantly curtailed sales volumes.

42006 North End Master Plan, Newport, RI, Appendix B, Economics and Market Analyses — Working Paper
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Full absorption of the remaining Tower units could take five or more years which would
mean that complete absorption of all units at the Carnegie Abbey will have extended over
roughly a 15-year time period. However, the project’s developer has approved plans for
two additional residential products on the site including 36 attached, 2¥2 story, townhouse
condominiums and two, 12-unit condominium buildings with flats of 1,500-1,800 square
feet. The townhouses are anticipated to be brought to market in 2011-12 for under $1
million. Construction of the flats would be delayed until more Tower units are sold with
an anticipated price range of $900,000-$1.6 million.

Two other mid-level to high-end housing projects have been proposed for introduction
into the Portsmouth market by the developer of Carnegie Abbey which are in various
stages of permit review and approval. These include Weaver Cove (aka The Hood
property) and the Newport Club (aka the Weyerhaeuser property or Arnold Point), both
of which will offer waterfront and water views of the Bay, as well as marina access and
other amenities. The Weaver Cove property lies just south of the Melville marina on land
formerly owned by the Navy on Narragansett Bay. The 43 acre site straddles Defense
Highway with 35 acres of waterfront and 8 upland acres. The site has been approved for
988 housing units, 100,000 square feet of commercial space, a hotel, and a 1,400 slip
marina. The housing would be a combination of 510 market-rate rental housing on the
upland area, which may include 100 units priced for low/moderate income households,
and 478 for-sale condominium flats along the waterfront. The flats would be situated
above first-floor commercial space. The developer anticipates construction of the
apartments in 2011, along with the hotel, boardwalk and some marina slips as the first
phase. Apartments would be 900-1,400 square with rents starting around $1,000/month.
The condominiums would be 1,100-1,500 square feet with offering prices of $400,000 to
$1 million. No operator has been identified as yet for the hotel but is anticipated to be a
“boutique” style facility. Construction of the marina would also occur in several phases
with a combination of owned/leased slips.

The Hood property has required remedial clean-up for a variety of hazardous materials, a
process which is only partially completed. Complete remediation may take one to two
years or more with additional project construction being phased as possible around this
process, as well as changing market conditions. The developer estimates that clean-up
has cost an average of $70,000 per acre thus far.

The second partially approved project, the Newport Club, is a 126 acre site to the north of
the Carnegie Abbey development with frontage on Narragansett Bay. This project is
approved for 152 units including 106 single family lots and 48 condominium flats in a 2-
3 story building. Lots are anticipated to sell for one to two million dollars, the high end
being waterfront locations. Sale prices for homes on these lots are expected to be slightly
lower than comparable units at the Abbey with construction beginning in 2011.
Construction of the flats would be a future phase with prices ranging between $900,000 -
$1.5 million. This facility would also include a 160 slip marina, equestrian center/riding
trails, tennis and pool, in a membership environment.
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2. Middletown Housing Market

Middletown’s housing stock is similar to Portsmouth’s in that a majority of the existing,
and recently constructed supply, is single family units. The town’s housing supply
consisted of an estimated 7,871 housing units as of 2009, reflecting the addition 268 units
since 2000, based on building permit data. Of these additional units, 252 were single
family homes, 6 were duplexes, and 10 were apartment units (Refer to Table V-9). Based
on this permit data, the town has absorbed an average of 26 housing units per year over
the past decade. This rate is comparable to Newport’s 21 units per year but well below
the 77 units per year constructed in Portsmouth during that time period.

As of 2010, the town had 4,060 single family units (excluding mobile homes) and 300
condominium units. The town also has a fairly large concentration of duplex dwellings
which contain approximately 850 units, as well as 150 triplex units. Assessment records
indicate that the town had 15 apartment buildings containing 6 or more units.

Trends in home sale prices for Middletown between 2000 and 2010 are illustrated in
Figure VI-6. Middletown’s housing market has experienced more “moderate” trends
than the two other Island communities both in terms of pricing and number of sales.
Middletown experienced significant increases in median pricing at the beginning of the
decade as did the rest of the

Islan_d. From 2900 to 2005_’ the Median Price Home Sales 2000-2010
median sale price of a single Town of Middletown
family home increased by $600,000 200

approximately 16% a year with
growth as high as 25%-35% in
some years. The total number $400,000 200
of sales achieved a high of only | £
180 in 2000 (as opposed to 240 | % -
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and 260 in the other towns) 5200000 L 100
followed by a gradual and
consistent decline to less than $100,000 F 50

100 through the third quarter of o | .
2010 The median Single famlly 2000 01 02 03 04 05 06 07 08 09 Aug2010
sale price in Middletown peaked Single Family mmmm Condo ==#==Single Family Units ==ll=Condo Units
at $375,000, a level that was
approximately 12% below the
peak in Newport  and
Portsmouth. After 2005, prices decreased by an average of 4.4% per year through 2009
with a modest 1% increase in 2010 suggesting that, as noted for the other towns, pricing
may have reached its low point.

Figure VI-6

The high end of the single family market in Middletown for 2010 was $1.7 million with
only four sales exceeding one million dollars (through July), according to the town’s
assessment data. This number of high-end sales is fairly typical for this submarket
(which generally average 4-6 million dollar plus sales in prior years) although top sales in
prior years where observed in the $3-$5 million range. New construction sales prices for
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2008-2010 were quite erratic ranging from $115,000 to $660,000 with an average of
$277,000 based on only six sales. The average construction cost for these units was $67
per square foot with a range of $35 to $115.

The condominium market in Middletown represented a relatively small portion of the
housing sales market over the last decade averaging only 11% of total annual sales, or,
roughly 20 per year. Like single family homes, condominium prices rose sharply through
the first half of the decade averaging 16% growth per year with a peak price of $415,000
in 2006. Pricing over the last several years has been erratic, as shown in Figure VI-6,
with an average decline of about 6%.

According to the town’s assessment records, only 32 condominiums have been
constructed over the last decade, therefore, values for new construction are quite limited.
The eight condominium sales recorded between 2008-2010 had an average sale price of
$413,000 with a high end of $548,000. The units are typically townhouse style units with
1,700-2,000 square feet of living area and an average sale price of $109 per square foot.

3. Newport Housing Market

The City of Newport’s housing stock included approximately 4,395 single family homes
and 1,950 condominium units as of 2010, based on the city’s assessment records. Over
the course of the last decade (2000-2010), residential building permits were issued for a
total of 212 housing units, an

abgorption rate of about 21 Median Price Home Sales 2000-2010
units per year (Refer to Table City of Newport
V-9). This was a comparable $600,000 o

rate.  of construction to
Middletown’s 26 units per year
but considerably below the 77 $400,000
units absorbed annually in |
Portsmouth. Of the total units | %% |
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were single family homes, a $100000 1
notably lower percentage that .
bOth PortsmOUth (83%) and 2000 01 02 03 04 05 06 07 08 09 Aug2010
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illustrates the attractiveness for
multifamily housing within
this submarket of the study area. In addition, the number of duplexes experienced a small
surge in 2008/09 in Newport with the construction of 58 units. These units were related
to the Newport Heights housing redevelopment project.
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Figure VI-7

The for-sale single family home sales market in Newport exhibited the most activity
within the study area averaging 186 sales annually over ten years, slightly higher than
Portsmouth’s 177 average and well above Middletown’s 124. Despite this higher
activity, Newport, like the entire study area, experienced a dramatic decline in single
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family sales over the decade, from a high of over 250 in 2000 to about 75 through the
first three quarters of 2010, as shown in Figure VI-7.

The increase in the median price of single family homes in Newport averaged
approximately 18% per year for 2000-2005, exceeding the growth rates in Portsmouth
and Middletown, as illustrated in Figure VI-7. Home sales prices peaked around
$425,000 in 2005, remained flat for several years, then experienced an average annual
loss of 6.8% through 2009. As of September 2010, median sales value increased 3.7%
over 2009 to about $350,000, against a return to declining sales.

The high end of the single family market for 2010 was $2.1 million with only four sales
exceeding one million dollars (through July), according to the city’s assessment data.
This is down from prior years when million dollar plus sales averaged 8-12 per year with
top sales ranging between $3-$5.5 million. New construction sales prices for 2008-2010
were quite erratic ranging from $48,000 to $2.0 million with an average of $640,000
based on only six sales. The average construction cost for these units was $123 per
square foot with a range of $31 to $273.

In Newport’s condominium market, sales were relatively robust between 2000 and 2005
averaging around 180 per year. Median pricing surged between 2003-04 by over 60%
but this represented an anomalous increase with annual growth in other years averaging
6% or less. This average annual growth rate continued through 2007 with sales ranging
between $270,000 and $290,000. The last three years of the decade (2008-10) saw some
erratic median pricing with an average annual decline of about 9% and a range of
$212,000 - $240,000. The number of sales also dropped during this time but may have
leveled off as of 2010.

High-end condominium sales in 2010 were relatively limited with one at $7.6 million and
one at $1.8 million. However, condominiums in this submarket tend be smaller in size
and thus, have higher per square foot sales values than in Portsmouth and Middletown.
The average square foot values in Newport were $280 (for sales under $1 million) as
compared with $116 in Portsmouth and $109 in Middletown. Over the last five years,
Newport condominium sales in this price range have averaged between $260 and $307
per square foot. Sales over the million dollar threshold have square foot values that are
two and three times this range ($500-$900). There has been little in the way of new
condominium construction in Newport over the past several years, according to
assessment records. For the sale of seven new units recorded since 2008 the average per
square foot cost was $604.

D. Land Sales

Recent land sales in the Town of Portsmouth were comprised primarily of previously
subdivided house lots with very few large land parcels being sold and/or purchased,
according to assessment records. From 2008 to 2010 only 11 qualified residential lot sales
were recorded, all of which were under three acres in size. The average value per acre of
these sales was $708,000. This price per acre is generally representative of values that were
achieved through the peak of the market (2004-07) where per acre values ranged from
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$680,000 - $890,000. In 2008, a single, half-acre water view lot sold at Carnegie Abbey for
$1.5 representing a per acre value of approximately $2.5 million. Waterfront lots of this size
can reportedly sell for up to 25% more.

The only recently sold, unimproved residentially designated parcel in Portsmouth of any size
was a 47 acre property which sold in 2007 for $770,000, approximately $16,000 per acre.
This property is a back lot located in the central part of the Island off East Main Road with
some frontage on St. Mary’s Pond.

Recorded residential land sales in Middletown also included only small lots of three acres or
less. The 10 qualified sales over the last several years averaged 0.89 acres in size with an
average sale price of approximately $680,000. This represents an average price per acre of
approximately $1.3 million.

E. Rental Market

The change in median rental
costs for the study area between | tqble VI-3
1990 and 2000 is illustrated in Median Cash Rent 1990 - 2000

Table VI-3. The data indicates Middletown Newport Portsmouth Study Area Newport Cnty
that rents increased by an 1990 $615 $525 $606 $561 $551
estimated 10% during this time 2000 3694 9586 $618 $617 $614
period, from $56l to $617 Change $79 $61 $12 $56 $63

% Change 12.8%  11.6% 2.0% 10.0% 11.4%

Source: US Census

monthly. However, this overall
average increase in the study

area was depressed by

Portsmouth’s marginal 2% growth | Table VI-2
. . . Rental Property Lease Rates*
rate, in comparison to increases of | gy 4 area
over 11% and 12% respectively, Bedrooms# Listings Low High  Average % Study Area
for Newport and Middletown. | Middeown - s
. 0
These increases  were  more 1 11§ 900 § 1400 § 1054  100%
commensurate with countywide 2 $ 950 $ 1104 $ 1095  84%
growth rate of 11.4% during this 3 $ 1419 § 2019 § 1844  102%
f . Newport
time period. Portsmouth has the 5 5 0 5 7 5 59 10T
smallest rental market of all three 1 19 $ 800 $ 1904 $ 1060  101%
communities and added few new 2 20 $ 914 $ 2754 $ 1424 109%
- - - - - - 0,
units during this time period. This | , =~ % 20§ 105 82509 5 1o o
lack of new product was likely a 0 $ 700 $ 903 $ 802  101%
major contributing factor to the 1 18§ 700 $ 1304 $ 1020  97%
: H H 2 $ 849 $ 1554 $ 1,219 93%
more marginal increase in rents : s 1519 § 2919 § 2057  114%
recorded by the census. Sudy Area
0 15 $ 700 $ 903 $ 798 —
A summary of recent (2009-10) L 47 $ 800 $ 1304 § 1049 —
| t f tl r rt. .n 2 34 $ 849 $ 2,754 $ 1311 —
€ase rates for rental propertes 1 3 32 $ 1054 $ 2919 § 1802  —
the StUdy area IS presented in Table *Includes allowances for utiities
VI-2. These rates were compiled | Source: Housingworks RI

by HousingWorks RI from various
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listing sources and adjusted to include allowances for utilities. For the Island as a whole,
there were a total of 128 property listings observed, almost half of which were located in
Newport. There is quite a large variation in the lease rates from their low to high range. This
reflects the fact that there is a broad variety of product available ranging from converted
outbuildings, to garden apartments, to duplex and single family dwellings. Location will also
affect price with units readily accessible to the waterfront commanding considerably higher
rates.

The average lease rate for a two bedroom rental was $1,311 for the study area with a broad
range of $849 to $2,754. The highest observed rates for this size unit were found in Newport
where the average adjusted lease rate was $1,424.

Although there is no consistent variation in the lease rates between the three communities,
Newport’s rates do tend to be somewhat higher, on average, than those evident in
Middletown and Portsmouth.

Rental rates in the study area have escalated considerably over the last decade, based on
estimates from the Census Bureau. Median contract rent for Newport County increased by
52% between 2000 and 2008 from $689 to $1,045. In contrast, rents increased by only 11%
over the prior decade of 1990-2000. Similarly, the City of Newport’s median rental rate
increased by 65% over the current decade (from $646 to $1,065), versus a comparable 11%
increase during the previous decade, based on census estimates. Although estimates are not
available for Middletown and Portsmouth it is reasonable to conclude that rental rates have
increased at a commensurate percentage in these communities.

Vacancy rates in the rental market have loosened to some degree over the past decade but
still remain relatively tight. As of 2000, the overall vacancy rate for study area town’s was
3.6% and only 2.6% in the rental market. Individually, rental vacancy rates were 1.7% in
Middletown, 3.8% in Newport, 1.1% in Portsmouth, and 2.2% for Newport County.
Estimates from the Census Bureau for 2008 place the City of Newport’s rental vacancy rates
at 4.8% and 2.7% for the county as a whole. These estimates suggest vacancy rates have
increased by only 0.5 to 1.0 percentage points over the decade. This assertion is plausible
given the limited amount of multifamily housing construction that has occurred over the
decade as illustrated by building permit activity.

F. Housing Costs and Affordability

The issue of housing affordability is one that is regularly raised amongst Aquidneck Island
communities. Typically, the higher cost of rental units and home sale prices that have been
found on the Island are attributed to the demand placed on the housing supply by affluent,
out-of-state buyers who purchase second homes, as well as the seasonal tourist influx, that is
created by the tourism and recreational components of the local economy. This has lead to
concerns that higher housing prices will limit economic development because Island
businesses will not be able to attract employees who can afford the higher housing costs with
local wage rates.
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In Rhode Island, "Affordable Housing™ means residential housing that has a sales price or
rental amount that is within the means of a household that is moderate income or less. In the
case of dwelling units for sale, housing that is affordable means housing in which principal,
interest, taxes, and insurance constitute no more than thirty percent (30%) of the gross
household income for a household with less than 120% of area median income, adjusted for
family size. In the case of dwelling units for rent, housing that is affordable means housing
for which the rent, heat, and utilities constitute no more than thirty percent (30%) of the gross
annual household income for a household with eighty percent (80%) or less of area median
income, adjusted for family size. The state has set a 10% threshold as the minimum amount
of affordable housing each community should have as a proportion of its housing supply.

The cost of housing within the | Tgble VI-4
StUdy area in relation to incomes Housing Costs Exceeding 30% of Monthly Income by Age of Householder in 2000
is illustrated in Table VI-4. In Gross Rental Costs

15t0 24 25to 34 35to 44 45to 54 55to 64 65to 74 75+ Total
2 th rcent f renter
000’ ¢ pe ce age 0 ente Middletow n 18.6% 20.9% 24.8% 28.8% 351% 51.8% 49.7% 28.7%

occupied units exceeding the New port 46.2% 25.0% 33.3% 32.2% 41.4% 48.3% 34.3%  34.5%
30% threshold was Porsmouth  34.5% 24.0% 29.1% 15.6% 24.6% 54.4% 36.8%  28.5%
approximately 32% for both the Study Area 40.7% 23.9% 29.8% 28.9% 36.5% 50.1% 40.1% 32.0%
study area and Newport County, NewportCnly  42.9% 23.1% 28.7% 29.5% 33.0% 50.4% 40.2% 3L8%

Rhode Island 48.3% 31.7% 32.1% 30.9% 35.1% 43.7% 46.3% 36.6%
but less than the state’s (36.6%).
Selected Mortgage Costs

In fact, the_ Stu_dy area’s qvera” 151024 25t0 34 35t0 44 45t0 54 5510 64 65t0o 74 75+  Total
rate was primarily a reflection of | widdeown ~ 00% 3L0% 3L4% 23.4% 23.3% 23.2% 284% 26.2%
greater percentages Of Newport New port 0.0% 19.6% 27.0% 31.6% 25.7% 20.5% 36.3% 28.1%

households (345%) exceeding Portsmouth 46.7%  49.9% 22.9% 23.8% 17.2% 23.4% 31.5% 25.3%

. f . Study Area 146% 36.7% 26.9% 25.7% 21.4% 22.5% 32.7% 26.5%
thlS threShOId Whlle Mlddletown NewportCnty  37.3% 33.1% 26.8% 23.9% 23.2% 22.7% 32.2% 26.1%

and Portsmouth were Rhode Island ~ 44.3%  27.9%  26.2% 19.6% 22.5% 24.1% 30.1% 24.5%
considerably lower at | source:UscCensus

approximately 28% of total
households. However, households under 25 and over 65 years of age in particular, tended to
exceed the 30% threshold in most locations.

For homeowners, 26.5% of study area households had housing costs exceeding the 30% of
income level. Once again, this rate was equivalent with the county’s (26.1%) but slightly
above the state’s (24.5%). Newport’s homeowners also tended to pay more of their incomes
toward mortgage costs (28.1%) but there was less disparity with Middletown (26.2%) and
Portsmouth (25.3%) in comparison to the rental market. Younger households (25-34) were
more likely to exceed the threshold, particularly in Portsmouth (49.9%), as well as the very
elderly over age 75 (32.7%).

Recent estimates for 2008 from the Census suggest that the number of households paying in
excess of 30% of their monthly incomes for housing has increased notably. ACS estimates
for 2008 suggest that this indicator has increased to 40% of renters and 36% for owner
occupied units within the county. Currently, it is estimated that approximately 6,700-7,000
households in the study area pay in excess of 30% of their income for housing costs. These
findings indicate that growth in household income has not kept pace with increases in
housing costs throughout the decade. These impacts may have been moderated to some
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degree over the last several years, particularly in the for-sale housing market, given the drop
in prices discussed previously in this analysis.

Table VI-5 presents a comparison of 2009 estimated household income for study area
communities to the maximum rental or home purchase costs that would not exceed 30% of
the median income for households. Purchase price costs are based on typical 30-year
mortgage costs of principal, interest, taxes and insurance. Overall, the cost of rental housing
appears to be more out of balance with incomes than owner occupied units - a condition
which is likely a reflection of the demand created by the seasonal housing market.

Table VI-5

Estimated Housing Affordability Threshold
Study Area Housing Costs of 30% of Income

Household Income 2009 2009 Median Sale Price Max Rental Cost Max Purchase Price

80% Median 120% |[Single Family Condo 80%  Median 120% 80% Median 120%
Middletown $ 50,571 $63,214 $75857 | $ 293,500 $ 398,750 [ $ 1,264 $ 1,580 $ 1,896 | $ 200,000 $250,000 $ 305,000
Newport $41,074 $51343 $61,612|$ 347,000 $ 261,250 |¢$ 1,027 $ 1,284 $ 1,540 [ $ 170,000 $215,000 $ 260,000
Portsmouth  $ 59,693 $ 74,616 $89539|$% 285000 $ 298500 |$ 1492 $ 1865 $ 2,238 |$ 245000 $305000 $ 370,000
Source: DemographicsNOW and RKG Associates

From a homeownership perspective, this table illustrates that households in Middletown and
Newport would have a more difficult time finding affordably priced housing, based on the
80%-120% thresholds established by the state. For example, households in Middletown
making 80% of the median could afford a maximum purchase price of $200,000 while the
median price of single family home sales was $293,500. Only households with incomes
approaching the 120% threshold making $305,000, could reasonably afford to purchase a
house at this price. In Newport, the disparity is greater where even households with incomes
at 120% of the median ($61,612) could not afford the median priced single family home
($347,000) while the median condominium price might just be within reach ($261,250). In
fact, households in Newport making the median income would have a difficult time finding
reasonably affordable housing in any of the Island communities. In Portsmouth, where
incomes are the highest on the Island, households between 100% - 120% of the median could
reasonable afford both the median single family home and condominium price, but those
between 80% - 100% would have fewer alternatives.

An analysis of rental costs and affordability is somewhat less conclusive since rental data
provides only a limited perspective on potential availability of units by number of bedrooms.
From a general perspective, households in Middletown and Newport that earn 80% of the
median ($1,264 and $1,027 monthly) could not reasonably afford the average-priced two
bedroom unit on the Island at $1,311 per month (refer to Table VI-2). In other words, half of
the households in these towns would have difficulty renting a two-bedroom unit within the
study area. Households at 120% of the median in these towns should more reasonably be
able to afford the average-priced rental unit of two bedrooms or smaller. Still, there appears
to be a gap in affordability for households between 80% and 100% of the median in
Newport. Households in Portsmouth should be reasonably able to accommodate the average
rental costs for most sizes of units presented in this sample.

RKG Associates, Inc. Page 114




Redevelopment Plan for Surplus Properties at NAVSTA Newport August 9, 2011

It should be noted that based on the state’s most current estimate of affordable housing units
as a percentage of total housing in 2009, Newport has the highest percentage at 16.5%.
Middletown is just under the identified 10% threshold at 9.2%, while Portsmouth’s
proportion stands at 3%.
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I
VIl. COMMERCIAL /INDUSTRIAL MARKET ANALYSIS

A. Introduction

This chapter presents an analysis of the Island’s non-residential real estate market with
specific focus on the office, industrial, retail, and hotel components. The information
presented includes a review of historical trends with regard to absorption, types of product
that exist in the market, and lease rates for each of the three study area communites. A
forecast for potential future demand is also provided for the study area as a whole, based on
these historical trends combined with anticipated employment growth, as well as assumptions
regarding when economic conditions may begin to improve from their current, atypical
levels.

B. Summary of Major Findings

This section offers an overview of the major findings and conclusions gleaned from the
analysis of the study area’s commercial and industrial real estate markets.

a) Office & Industrial Markets

®=  The Aquidneck Island’s market contains approximately 2.0 million square feet of
private sector office space and 1.3 million square feet of industrially classified space,
based on a review of local assessment data. These figures do not include the
Raytheon facility in Portsmouth which contains an additional 400,000 square feet of
office and 360,000 square feet of industrial/R&D space, nor any facilities located on
Navy property.

= Qver the past decade (2000-2010), the Island has added an estimated 53,000 square
feet of office and 110,000 square feet of industrial/warehouse space. This represents
an average annual absorption of 5,300 square feet of office and 11,000 square feet of
industrial and warehouse space amongst all three communities. It is likely that
additional space will have been added to the inventory through renovation of existing
structures, particularly in the Newport submarket, but actual square footage cannot
readily be determined.

=  These figures, as well as discussions with area professionals, indicate relatively weak
demand in both sectors, and little willingness to undertake speculative building.
However, estimated vacancy in the office market is about 12%, a rate which is
relatively healthy overall. In the industrial market, despite the absorption of 110,000
square feet of industrial space, area brokers indicate there is little demand for “true”
manufacturing space. Anectdotal information suggests that a good portion of the
industrial inventory has been transitioned by landlords to accommodate a variety of
service, office, and other non-industrial users. This trend would also contribute to
lower demand in the office market.
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= Historical employment data for the region shows strong growth in the business and
professional sectors, as well as the financial sectors, which are primary drivers of
office market demand. However, average business size is relatively small which
translates into demand for smaller user spaces. This is particularly true in the
Newport office market with most offices less than 2,000 square feet in size and
average office-related businesses having five employees. Middletown’s office market
offers larger spaces, although half are less than 10,000 square feet, and has an average
business size of 18 employees in office-related businesses.

=  Employment in the Professional and Business Services sectors in Rhode Island is
projected to increase by 11.5% between 2009-2014, an average annual growth of
2.2%. However, positive gains in this sector may be delayed until 2012. Newport
County has outperformed the state in terms of capturing employment in this sector
which suggests that demand for office space on the Island should remain comparable
with historic absorption trends for at least the next several years.

= Demand for office space in the study area is reportedly driven, to a large degree, by
small, entreprenuerial start-up firms whose proprietors elect to establish a business on
Aquidneck Island as part of a broader lifestyle choice.

= Office demand for defense-related businesses on the Island has apparently been
tempered by the construction of new on-base facilities over the past decade. Figures
are not readily available as to how much construction has occurred within the
fenceline; however, area real estate brokers have indicated that these actions by the
military have virtually eliminated the need for any larger office facilities for these
types of firms, a conclusion that seems to be born out by historic absorption levels.

®= There may be some latent demand for new medical office space in the market.
However, if said space were available it would likely take tenants from existing, older
office space for renters who might prefer to own, according to area brokers. This
conclusion is supported by the lack of employment growth in the region’s health care
sector over the decade which lagged behind state level growth rates.

®  The Island’s marine trades sector remains a relatively small, but important component
of the overall economy. Like many industry sectors, employment growth in the
marine-related businesses has been tempered by recent economic conditions. Some
expansion is still evident but has been reduced to 10%-15% of previously anticipated
employment targets which may now take 5 or more years to achieve. In the Melville
area, development of the “backyard” property will reportedly accommodate demand
for the foreseable future, according to business representatives. New building space
constructed on this property may be as much as 40,000 square feet of 3-4 story
structures for boat construction/repair with some ancillary office space. Present
expectations are that this would support foreseable expansion needs of area
businesses, although additional boat storage may still be needed. This could include
in-season, dry-boat storage (rack style), as well as winter storage.

= Aside from the expansion needs that will be accommodate on the backyard property,
the ability to find suitably trained employees to fill existing job vacancies is a
problem. This deficiency has been identified by the state and confirmed by area
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businesses. There are a lack of training/education facilities to support the marine
trades in Rhode Island, as well as elsewhere in New England.

= Lack of sewer capacity, or the inability to obtain higher flow rates in the existing
infrastructure and treatment facilities, could be a significant limitation of future
development at locations around the Melville marina area in Portsmouth.

=  There may be some limited demand for small industrial space in the market place
based on the lack of listed leasable properties. This space might be of the
contractor/tradesmen variety for firms with a few employees that do repair or light
manufacturing and also require some warehouse space. Development of this type in
the Melville area could support ancillary businesses associated with the marine
facilities but it may draw from existing tenants on the Island, located in older
facilities, that want to upgrade or be in closer proximity to the marina.

= Recent demand for office space in the study area has largely been driven by smaller
firms requiring limited square footage, typically less than 2,000 to 3,000 square feet.
However, if a business requiring larger amounts of space (e.g. 15,000 square feet or
more) were to express interest in locating within the study area, the options available
to such a user would be limited.

b) Retail Market

= In the retail market, estimates suggest that local retailers are capturing 106% of the
total demand indicating the county is a net importer or retail sales. However, a major
factor in this capture rate is related to visitor and tourism activity which drives up
demand in for food/beverage (186% capture) and eating/drinking establishments
(156% capture).

® |t is estimated that the Island could support an additional 70,000 square feet of retail
development. The largest portions of this space could potentially include 10,500
square feet of department store space and 21,500 square feet of general merchandise
retail. Additionally, if individual demand in the building materials and hardware-
home improvement categories were combined, it could potentially support 15,500
square feet of development.

¢) Hotel Market

= The greater Newport/Bristol County hotel market contains approximately 3,900
rooms in 184 lodging facilities. About 95% of these rooms (3,750) were located in
Middletown and Newport.

= Based on a sampling of upscale lodging in the market, occupancy rates averaged
around 62.3% between 2004-2007 but dipped to 57.6% in 2008-09. The average
occupancy overall for this six year time period (2004-09) was about 60%. However,
as of September, 2010, the year-to-date occupancy showed signs of improvement,
having achieved 63%, which represented a 7.7% increase year-to-year (September to
September).

= Revenues also showed some signs of rebounding from the recessionary conditions.
Total revenues for this upscale segment averaged about $51.4 million over six years,
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having achieved a high-point of $57.7 million in 2007. Despite declines in 2008-09,
revenues as of September, 2010 had increased by 12.5% over the previous year’s
level. Some of this current year increase is related to increases in rates suggesting
real growth in revenues was about 8%.

= Qverall, this analysis indicates that the bottom of the market may have been reached
and that occupancy appears to be returning to historic levels that preceded the
recession. However, long-term occupancy rates do not achieve the 65%-70%
threshold that typically signals a potential demand for new construction.

= Existing occupancy rates do not necessarily preclude reuse of the Navy hospital site
for a new, high-end hotel if the facility offered something unique in the marketplace
and was appropriately priced. This site would, perhaps, offer guests a more quiet
environment than a location in downtown Newport. However, this location may also
be just far enough removed from central tourism activities to warrant special
development demands necessitating the creation of a full-service, resort facility that
offers an array of on-site amenities.

= A mixed use development that combines an upscale hotel with higher-end
condominium units could also serve to make redevelopment potential more enticing
to private developers. These residential units, combined with the site’s potential for
construction of a marina, would make it an attractive for seasonal residential units and
also help to support increased hotel occupancy levels from boaters.

= Future improvements proposed as part of the North End Master Plan, which include
improved roadway and bridge access to the Pell Bridge, as well as the creation of new
development sites around the reconfigured road network, would also help to support
such reuse of the hospital site as a hotel. If these changes occur it could create more
of a redevelopment catalyst in the future. However, unless tourism numbers grow in
the future, construction of a new hotel would not be without risk and would likely
result in the redistribution of visitors from existing facilities within the study area.

C. Portsmouth Office/Industrial Trends

Portsmouth is the smallest of the Island’s three office submarkets but contains the largest
supply of industrial building space. The town hosts the Raytheon facility which contains
approximately 768,000 square feet, in six buildings, on 137 acres. This space includes
404,000 square feet of office, a 145,000 square feet R&D building, and 220,000 square feet
of light manufacturing/pre-engineering space, based on the town’s assessment records.
These facilities were constructed during the 1960s and 1980s. Raytheon reportedly has
available space within existing facilities due to employment downsizing that occurred earlier
in the decade. Other concentrations of development are located at the town’s business park
situated at the junction of Route 24 and West Main Road, as well as the marine oriented
businesses in the Melville area.

Construction of Portsmouth’s business park was initiated in the late 1970s with its most
recent building constructed in 2005. The park is 52 acres in size with only a few acres of
developable land remaining. Presently, there are eight buildings in the park containing 21
tenant spaces in a total of 282,000 square feet. Buildings range in size from 6,000 square feet

RKG Associates, Inc. Page 119



Redevelopment Plan for Surplus Properties at NAVSTA Newport August 9, 2011

to 84,000 square feet with an average tenanted space of approximately 14,000 square feet
There is an additional 44,000 square feet of self-storage warehouse buildings as well. The
park’s building space is predominantly a combination of warehousing and light

manufacturing with
supporting  office. The | Table VII-1
tenants at the park represent P‘E’:m:t‘:: Business Park e

. . i i
a . mix  of mdust_ry sef:tors Company Employees Company Employees
with some clusterlng evident A2B Tracking Solutions 13 Newport Tent Company 20
in several areas. Of the 19 Eelgravia Imgoorts l70 morxeas:aivingfastir\./ices i

. . joprocess ortheast Manufacturing
occupled _spaces, five _are Garda - Laser Performance 16 Park Place Holdings 3
engaged in the production, | Globaigs 2 Peak Finess 6
sales and service of boats :—!:gthgir}]EZtéling Salon 2 IZrovit(:ienlcete‘lou:jnal-I(llirculaiion 673

. sland Self Storage onstan International, Inc.

and_/qr_ other marine-related MDF Powder Coating Systems 5 Techteam Government Solutions 7
activities, several Mikros Technologies 2 Vanguard Sailboats 59
manufacture hardware and Newport County Propane 1 wjlf:an (ﬁtalﬁ;tg:ASlystems 2

. . eissenfels nc
{naﬁh_lneryl/, ij few are hrllgh- Sorrcs RIEDC
ecn Involved In researcn or

computer and electronics technologies, with the remainder involved in transportation and
warehousing (see Table VII-1).

In the Melville marina area there are approximately 30 businesses involved in the
manufacturing, maintenance, operation, and sale of recreational boats and other marine

related products and | Table VII-2
activities (see Table VII-2). Melville Marine Area
In  fact, marine-related . Estimated Estimated
. R ompany Employees Company Employees
businesses represent a major Al Fresco Composites, LLC 4 NewportR & D, Inc. aka Garry Hoyt 2
H H Cay Electronics 11 Newport Yacht Management 2
IndUStry C_I uster n Custom Navigation Systems 4 North Sails RI 15
Portsmouth with some 45 De Paul Diesel Service, Inc. 10 Ocean Link, Inc. 7
bUSInesses Supportl ng East Coast Yacht Sales 3 Oyster Harbors Marine 1
. East Passage Yachting Center 22 Perini Navi USA 4
app"OXl mately 570 Eastern Yacht Sales 3 Rig Pro & Southern Spars & Sparcraft 11
employees based on a Fontaine Design Group 4 S & S Fabric Products 15
! Friendship Yacht Company 1 Ship's Store & Rigging 4
recently conducted survey.® | ynsoarsuiders 2 SonicWorks 5
This level of emp]oyment Kiwi Marine Services, L. 1 Tartan C&C Yachts of Rl 1
b 0 f h Life Raft & Survival Equipment, Inc. 11 Ted Hood Yachts & Portsmouth Marine Co. LLC 8
representS about 10 % of the Loughborough Marine Interests 2 The Hinckley Company Lotioe Harbor Yachts 120
town’s total job base. Real McMillen Yachts 15 US Sailing Association 35
- 1 Melville Grille 11 Waterline Systems, LLC US Watercraft 20
estate and a..VB.I Iable bU I Id I ng Naiad Inflatables of Newport 5 Wellington Yacht Partners 1
Space IS In short su pply New England Boatworks 88
around the Melville basin | 3uceREDC

which has lead area businesses to pursue acquisition of land owned by the Navy that lies in
the heart of the marina area. Acquisition of this “Backyard” area, a 30 acre parcel in the
midst of the existing boat works, has been underway for the better part of a decade.
Reportedly, only about 15 acres of the site will be readily useable due to parcel configuration
and site contamination which will not be remediated. According to property representatives,
this additional acreage will allow for planned expansion of existing businesses presently
operating at the marina which might include two new buildings with as much as 40,000

® Survey conducted by RIEDC for Town of Portsmouth, 2010
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square feet of building space. These would likely be 3-4 story, steel warehouse-style
buildings for boat manufacture and service, with loft space for office use. Additional site
activities would include a travel-lift pier for moving boats in and out of the water, as well as
some indoor/outdoor boat storage space. It was anticipated that this expansion would
accommodate an additional 200-300 employees for area businesses which were expected to
be hired relatively soon when the initial land acquisition process began around 2000. While
this hiring level is still expected to be a long-term target, short-term hiring goals are presently
at about 10%-15% of those levels. Initial construction is anticipated in 2011, according to
property representatives, if final approvals can be obtained from federal and state agencies
regarding remediation and property transfer proceedings.

Portsmouth’s office market is comprised of approximately 190,000 square feet of building
space in some 45 buildings. This figure does not include Raytheon which, as noted above,
supports an additional 404,000 square feet of office space at its secured, campus-style
facility. Portsmouth’s office market is typified by smaller structures, including 14 office
condominium spaces ranging in size from 500 to 24,000 square feet with a median of
approximately 2,400 square feet. Over the past decade, new construction in the town’s office
market has been moderate with approximately 34,000 square feet of absorption between
2000-2010 through the addition of six buildings. It has reportedly taken several years to
obtain 85% occupancy in one new 10,000 square foot office building, indicating relatively
low tenant demand with secured spaces typically less than 1,000 square feet in size.

The town has approximately 785,000 square feet of building space in some 80 buildings that
are categorized as industrial structures in the assessment records. This total does not include
the 360,000 square feet of comparable space located at the Raytheon facility. Almost
315,000 square feet (35%) of the town’s inventory is warehouse space, 410,000 square feet
of manufacturing space (50%), 40,000 square feet of garage space, and 20,000 square feet of
industrial condominiums which are
largely dedicated to office uses.

Table VII-3
Listed For-Lease Office and Industrial Space - October 2010

Since 2000, the town has absorbed
approximately 133,000 square feet

Town of Portsmouth

Available Lease Rate

. . . Location Sq.Ft. Sq.Ft./Year Type of Space
of A n_eW IndUSt”_aI Space (m 14 1676 East Main Road 325  $12.50 yOfﬁce Building
buildings averaging 10,000 square | oid Aimy House 550  $16.36 Office Building
1676 East Main Road 580 $12.41 Office Building
feet)’ an average Of 13’300 squgre 1676 East Main Road 590 $12.20 Office Building
feet per year, much of it being | o amy House 650  $18.46 Office Building
warehouse structures. Old Almy House 719 $16.69 Office Building
Old Almy House 776  $18.56 Office Building
14 Regatta Way 900  $13.33 Office Building
Table VI1I-3 presents a 1676 East Main Road 905  $8.95 Office Building
New Professional Office Space 1,200 $15.00 Office Building

representative sample of available
properties listed for lease in
Portsmouth.  As shown, only a
little over 7,000 square feet of
office space was offered at four
property locations. The average

Subtotal Office

7,195 $14.45 Average

207 High Point Avenue
207 High Point Avenue
207 High Point Avenue

2,812 $9.50 Industrial Flex Space
2,788 $9.50 Industrial Flex Space
5,412 $9.50 Industrial Flex Space

Subtotal Industrial

11,012 $9.50 Awerage

Source: Loopnet
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size of available space was about 700 square feet with an average lease rate of $14.45/square
foot Only one industrial property was listed, a flex space building located at the business
park where 11,000 square feet is available at $9.50/square foot

D. Middletown Office/Industrial Trends

Middletown has a substantial base of office and industrial space within the community, much
of which is concentrated in the town’s three business parks. These parks were generally
established in the 1980s and 1990s, the period when most of the existing buildings were
constructed. The three parks include the Aquidneck Corporate Park, Newport Corporate
Park, and Enterprise Center. The Aquidneck Park has recently undergone approximately
$1.3 million in infrastructure renovation that included upgraded roadways, drainage, utilities,

and landscaping, in an effort to maintain competitiveness within the marketplace. Table
VII-4 lists existing tenants at the park.
Presently, the town has | Table VII-4
approximately 1.2 million Aquidneck Corporate Park
. Estimated Estimated
?quare feet Of O_ﬁ:lce space Company Employees . Company Employees
in 74 properUeS’ WhICh AQ Edyvgrds 5 Moore, Virgadamo & Lyngh. LTD 9
. . . Avid Airline Products of RI 10 Newport County Community Mental Health Center 150
includes financial, BAE Systems 29 NewportCounty Regional YMCA 265
i BBN Systems & Technology Newport Hotel Group 15
pr(?fe_SSIOHaI' _and . R&D BCR Diagnostics 2 Northeast Engineer & Consultants 5
buildi ngs, as identified in Blackstone Caterers 150  PDQ Printing & Copying, Inc 4
Bonnier Marine Group Plantation Catering of Newport, Inc 9
the aSSGS§ment reCOI'dS. Child Family Services 280 Progeny Systems Corp 3
USEF-OCCUpled Spaces range Computer Sciences Corp 20 Research Engineering & Manufacturing Inc 10
- - Digital Systems Sciences Rite Solutions 120
In Size from IeSS than 17000 DPS Sporting Club Development Co SAIC Enterprise Solutions
square feet up to 155,000 Harken East SEA Research Center
.- Hood Sailmakers 14 SEA Wave 20
Square feet- The majonty Of Kahn, Litwin, Renza & Co, LTD 1 SeaView Inn 20
properties have less than KVH Industries Inc 228 Smiths Detection-Live Wave Inc 1
Kyran Research Assoc., Inc 31 Systems Engineering Associates Corporation 300
101000 Squal’e feEt (55%)1 Lang Naturals, Inc. 20 Telecom Installaion Services
20% h ave over 30 OOO Legal Management Services 6 TowerStream 10
R ! Linear Tite & Closing, Ltd. Valley Community School
square feet, with the Marine Safety Internatonal, Inc Vectix 10
remai n | ng 25% between Mc Laughlin Research Corp 240 Wilcox Crittenden 2
Source: RIEDC

10,000-30,000 square feet.

Little new construction has occurred in recent years with 13,300 square recorded over the last
decade and no new construction since 2005, based on assessment data.

Industrial building space totals approximately 477,000 square feet in 80 properties. More
than half of these properties are smaller, industrial condominium spaces, many of which are
located in the Tradesmen Center building situated at the airport, as well as the Aquidneck
Park facility. Sixty-eight (68) of the town’s industrial businesses occupy spaces of less than
10,000 square feet utilizing approximately 156,000 square feet of available inventory. In
fact, only five buildings contain over 30,000 square feet illustrating that primary demand
from industrial users comes from smaller firms. Demand for additional industrial space has
apparently been limited with only 43,000 square feet of new construction, in four buildings,
absorbed over the last decade.
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A build-out analysis conducted in 2005 Table VIL5

y - - a e -
for the tOWﬂS bUSlneSS parks eStImated Listed For-Lease Office and Industrial Space - October 2010
that an additional 370,000 to 460,000 Town of Middletown

square feet of new construction could be . Available  Lease Rate
, Location Sq.Ft. Sq.Ft./Year Type of Space
supported on the town’s undeveloped | B2vaiey Road 124 $29.03  Ofice Buiding
park land with the potential for an | 1100AqudneckAve S0 2000 Ofice
. cry- 82 Valley Road 402 $16.42  Office Building
additional one million square feet of | 4 vaeyroad 781 $1690  Ofice Buiding
infill development at these facilities.® As lzevglede 13;3 :iggg ggcegu?:ging
- - ron Gate , X CE bullding
noted ab(_)ve’ I!ttle construction  has | s eagtarain ra. wyatsq. 1,126 $14.92  Ofice Building
occurred since this report was completed | 333 valey Road 1,295 $17.14 Medical Offce
indicating there is room for further | @Yt L0 s1e2 ofs Creanelon
expansion at this park. Easton PonfBusiness Center 1,500  Negotiable Office Building
401 West Main Road 1,525 $14.01  Ofiice Creative/Lott
. 2 Corporate Place 2,036 $13.95  Office Building
Table VII-5 presents a representative | 1272 westmai Road 2,500 $12.00  Ofice Building
inventory of office and industrial | 2%enesay B izl JheRED
- - . est Main Roal , egotanle Ce bullding
properties available for lease in OTP Buiding 3,100 $13.00  Ofice Building
Middletown.  As shown, there was | 28JacomeWay 5,680 $12.00  Offce-R&D
. 1038 Aquidneck Avenue 5,920 $8.00  Medical Ofice
apprOXImater 143,000 square feet of | 1gy), 7,500 $1350  Ofice Building
office space (about 12% of the town’s | TechPlaza4 50,000 $1150  Ofice
- . - Tech Plaza 4 50,000 $1150 Ofice
inventory) avallab_le at 22 properties. | —ioore 23810 S5 Avem
The average asking lease rate was 28 Jacome Way 800 $12.00  Industrial Warehouse
28 Jacome Way 2,035 $12.00  Industrial Warehouse
$14'64/Square _fOOt _\/ery feW _Iar_ge 20 Silva Lane 4,000 $8.00  Industrial Flex Space
spaces were listed with the majority 28 Jacome Way 4,168 $12.00 _Industrial Warehouse
under 5’000 Square feet The exceptlon Subtotal Industrial 11,003 $11.00 Average
Toal 154,813

were two Class A spaces of 50,000 | source toopnet
square feet each for $11.50/square foot

available at Aquidneck Park in the Tech Plaza 4 building which contains a total of 150,000
square feet

Only four industrial properties (three of which were in one building) were identified on the
listing service totaling 11,000 square feet and, once again, all less than 5,000 square feet The
average asking lease rate was $11/square foot. Limited availability of these small user
industrial spaces may indicate higher levels of demand.

E. Newport Office/Industrial Trends

Newport’s office and industrial markets present a notable contrast to those found in the
Middletown market. Newport’s properties are not located in typical business parks nor does
the city have a significant supply of conventional office buildings. Instead, the city’s office
space is largely comprised of in-town, smaller-scale professional buildings, converted
residences, and space on the upper floors of street-level retail businesses. Properties
classified as industrial are largely concentrated around the Pell Bridge interchange on Third
Street, Halsey Street, and JT Connell Memorial Road. For the most part, industrial properties
are comprised of older warehouse-style and manufacturing buildings.

6 Corporate Build-out Analysis, Middletown, RI, Ninigret Partners, December 2005
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Existing office space totals approximately 730,000 square feet in 146 user spaces (i.e.
offices/condominiums within a building), which are located in some 50-60 buildings. The
office stock is comprised of three primary components. There are 30 buildings categorized
as professional, financial, or other general office buildings which contain almost 300,000
square feet, about 40% of the inventory. These size of these buildings are fairly evenly
divided into two categories; 10,000-34,000 square feet and less than 10,000 square feet.
Another 105,000 square feet are contained 90 office condominiums (14%), almost all of
which are less than 3,000 square feet in size. The remaining 325,000 square feet (45%) of
inventory area is located in 26 offices over retail stores, also with two prominent size
categories (10,000-45,000 and less than 10,000 square feet). Some portion of this last
category will include the retail square footage.

Based on assessment records, there has been only 16,000 square feet of new construction
over the past decade, located in three buildings constructed after 2005. However, Newport’s
office market cannot be evaluated solely on the rate of new construction since, as noted
above, much of its existing office space is located in existing structures that have been

adapted for office use.
determined from available data sources.

How much office conversion has occurred cannot be readily

N s industrial ket includ Table VII-6
ewpo_r S Inaustria marke Incluaes Listed For-Lease Office and Industrial Space - October 2010
approximately 320,000 square feet of | Cityof Newport
H H HP'H H Available Lease Rate
inventory in some 2&_3 buildings. F!ve of t_he Location SqFt. SqFtNew  TypeofSpace
structures contain 59 industrial 130 Bellevue Ave 325 $25.85 Offce Buiding
i H H i 42 Spring St 430 $13.26 Office Building
Cond0m|n|um units WhICh br.lngs the tOtaI 42 Spring St 430 $13.26 Office Building
number of wuser spaces identified in | g116ridgest 465 $26.17 Ofice Building
assessment records to 76 (i.e. individual | 42SpringSt 4 sa07 Ofice Buiding
- .. 580 Thames Street 570 $16.84 Office Building
_bU|!d!ngs p|U§ (_:Ondommlum_s)- _ The 20 11 Touro Street 650 $12.92 Ofice Building
individual buildings range in size from | 7BowirLane 650 $12.46 Ofice Building
. 9-11 Bridge St 690 $25.13 Office Building
1,000 square feet to 25,000 square _feet V\_/lth 213 Goddard Row 218 so8.88 Ofice Buiding
10,000 square feet as the median size. 79 Thames Street 816 $9.56 Ofice Building
S S H Admirals Gate Tower 850 $17.65 Office Building
Individual ?Ondomlmums are, with Only a 130 Bellevue Ave 1,000 $21.00 Office Building
y y 304 Thames Street 1,200 Negotiable Office Building
few exceptions, all less than 2,000 square
H H 580 Thames Street 1,452 $19.01 Office Building
feet in size. 9-11 Bridge St 1,845 $7.80 Office Building
240 Thames Street 2,800 Negotiable Office Building
New construction recorded over the past Admirals Gate Tower 4,500 $12.00 Office Building
. Ofiice Subtotal 19,912 $17.66  Average
decade t_Otals approxmately _13,500 Square | sz Broadway 175 $4457  Ofice CreatvelLof
feet of industrial condominiums built on 494Broagway 175 $44.57 ozceCreaﬁve;Lofé
. . 494 B 175 27.43 Office Creative/Lt
Connell Memorial Road in 2008. The | g pgnansree o fism  OksGreatalot
structure contains 12 units which have an 28 Pelham Street 200 $27.00  Offce Creaive/Lof
: : Music Hall 268 $21.26 Office Creative/Loft
average S1Z€ Of apprOXImately 1’100 Square Music Hall 461 $13.02 Office Creative/Loft
feet each. 8 Freebody Street 750 $12.80 Ofice Creative/Loft
110-112 William Street 800 $26.25 Office Creative/Lotft
; 8 Freebody Street 900 $21.33 Office Creative/Loft
Table VII-6 presents a representative | 110.112 wiliam Sreet 1,200 $2500  Ofice Creaive/Lof
Sample Of recently I |Sted Offl ce and 110-112 William Street 4,482 $20.08 Office Creative/Loft
. . . . . Office/Loft Subtotal 9,786 $25.23  Average
IndUSt“aI propertles avallable for Iease in 295 Connell Highway 800 $15.00 Industrial Flex Space
Newport. As shown, there were some 30 | To@ 30498
Source: Loopnet
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office properties listed, a portion of which were categorized as perhaps more unique
office/creative loft space. Overall, there was almost 30,000 square feet of leasable space
identified, which represents about 4% of the city’s inventory. The available offerings reflect
the smaller sizes typical of the market, as noted previously, with the majority under 1,000
square feet. The average lease rate for general office space was $17.66/square foot with the
specialty spaces, which tended to be even smaller in size, at a higher $25.23 square foot
average.

Only one small industrial flex space property, containing 800 square feet, was identified for
lease in on-line listings. This suggests that demand is relatively strong in this component of
the market, similar to what was observed in the Middletown industrial market as well.

F. Retail Market Trends

The study area communities have a combined total of approximately 4.0 million square feet
of retail building space, based on a review of assessment records. The majority of this
inventory is located in Newport which has 2.3 million, followed by Middletown’s 1.3
million, and about 450,000 square feet in Portsmouth. Over the past decade, the Island has
absorbed approximately 172,000 square feet of new construction in this sector which
represents an annual average increase of 17,200 square feet.

In 2009, the approximate 31,000+ households in Newport County had a combined retail
spending demand for selected goods and services of $929.2 million which equates to a
demand of $29,800 per household. Retail sales in Newport County exceeded demand by
$53.3 million, most notably in the food, beverage and eating/drinking sectors. Unmet retail
demand, or sales leakage, is most predominant in the general merchandise and
hardware/building materials retail sectors. Overall, and for these selected merchandise lines,

the retailers in Newport County Table Vil
are eStImated to be Capturmg Estimated Retail Sales Leakage - 2009
106% of the local demand, | wewportcounty
suggesting that the county is a Supportable New 2009
H H Major Merchandise Line (NAICS code) Retail Sq.Ft. Sales Leakage
net Importer Of . retal Ier Sales' Total Estimated Square Footage/Leakage 71,368 $260,034,170
HOWGVGr, What IS not faCtorEd Motor Vehicle and Parts Dealers-441 4,712 $12,487,508
into these sales is the amount of Furniture and Home Furnishings Stores-442 4,870 $14,611,301
ViSitor and tourism aCtiVity Electronics and Appliance Stores-443 5,256 $18,214,105
. Radio, Television, Electronics Stores 3,279 $11,474,931
most nOtany reﬂeCted in SUCh Computer and Software Stores 1,570 $5,417,784
Categories as the 186% Captu re Camera and Photographic Equipment Stores 407 $1,321,390
rate for food/beve rages, or the Building Material, Garden Equip Stores -444 15,507 $49,383,020
Food and Beverage Stores-445 0 0
153% Captu re rate fOI' Health and Personal Care Stores-446 1,531 $4,752,425
eati ng/d rinki ng establishments. Clothing and Clothing Accessories Stores-448 1,893 $7,456,279
Sporting Goods, Hobby, Book, Music Stores-451 2,745 $6,041,843
. 7 General Merchandise Stores-452 31,902 $132,146,978
A pFEVIOUS StUdy COﬂClUded Department Stores Excl Leased Depts 10,452 $52,782,161
that, in 2004, the estimated All Other General Merchandise Stores 21,450 $79,364,817
market Captu re rate for the Miscellaneous Store Retailers-453 376 $1,024,954
L. Foodservice and Drinking Places-722 2,577 $13,915,777
Communltles Of NeWport' Source : Claritas and RKG Associates, Inc.

" The 2006 North End Master Plan — Appendix B Economics and Market Analyses, Bonz & Company, April 2006.
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Middletown and Portsmouth (not necessarily county-wide) was 181% of the local demand.
The 2004 study also suggested that the potential for additional retail development to capture
sales leakage in those categories where the local market was underserved, amounted to
approximately 70,000 square feet. Assuming a 100% capture of the $260 million in leaked
sales, the market could presently support approximately 71,000 square feet of additional
development, as presented in Table VI1I-7.

Notable among the estimated additional supportable square footage of retail is the 10,500
square feet for department store(s) and 21,500 square feet for other general merchandise, as
well as 2,600 square feet of limited service restaurants, such as fast food. Also, if the
building materials and hardware/home improvement categories (three-digit NAICS of 444)
were combined into a single project, a potential 15,500 square feet development may be
supported. Potential recapture of sales leakage for most other retail categories present a
small and fragmented opportunity, such as 450 square feet for a bookstore, or 650 square feet
for a shoe store.

G. Hotel Market Trends

The hotel and lodging market for the greater Newport County area is largely concentrated in
the City of Newport and the Town of Middletown. Data compiled by the Newport
Convention Center and Visitor’s Bureau (NCC&VB) indicates that, as of July, 2010, there
were a total of approximately 3,930 hotel rooms in Newport and Bristol Counties located at
184 lodging establishments. Of this total, about 95% of the rooms were located in
Middletown and Newport, as illustrated in Table VII-8. The Town of Portsmouth contains
an additional 48 rooms at 8 establishments, according to this inventory.

Table VII-8
Lodging Room Supply
Newport County & Bristol County

Middletown Newport City Other Locations Total
Rooms Properties] Rooms Properties] Rooms Propertiess Rooms Properties
Hotels/Motels 1,303 18 1,409 15 71 2 2,783 35
Inn/B&B 70 15 536 101 115 24 721 140
Timeshare - - 374 7 51 2 425 9
Total 1,373 33 2,319 123 237 28 3,929 184
% Total 35% 18% 59% 67% 6% 15% 100% 100%

Source: NCC&VB

The data in Table VII-5 illustrates that the supply of hotel/motel rooms in Middletown
(1,303) has expanded over the years to a level that is almost equivalent to the Island’s prime
tourist destination in Newport which has just over 1,400 rooms. The average size of
hotel/motel facilities is larger in Newport at 93 rooms while Middletown’s establishments
have 72 rooms on average. However, Newport has a secondary supply of additional rooms at
specialty and niche establishments such as Inns/Bed & Breakfasts and timeshare
condominiums that far exceeds what is available at other locations on the Island or elsewhere
in the region.
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The most recent additions to the lodging inventory include several mid-priced establishments
constructed in Middletown over the past decade. These properties are as follows with a
combined total of 352 rooms.

Rooms Year Built

117 2000 Holiday Inn Express

95 2003 Hampton Inn Suites

43 2006 Quality Inn & Suites Atlantic Beach Hotel
97 2009 Marriott Residence Inn

Tourism is the primary driver for hotel room demand with an estimated 70% of hotel visitors
traveling for leisure purposes.® However, business travelers, military-related clients, and
visitors to area post-secondary educational institutions also contribute to occupancy of
lodging facilities. In fact, according to area professionals, a key reason for the expansion of
mid-priced hotel rooms in Middletown has been due to this non-leisure component of the
market.

In order to ascertain the market potential for additional lodging facilities in the study area,
data gathered by Smith Travel Research (STR), an industry analytical firm, was examined.
This data is based on regular surveys conducted by STR with a variety of facilities on the
Island and across the country. Some of the key trend indicators used to understand the
dynamics of the lodging market include:

= Qccupancy Rate — Rooms sold divided by rooms available.
= Average Daily Rate (ADR) — the actual dollar amount paid for rooms

= Revenue Per Available Room Night (RevPar) — total room revenue divided by the
number of rooms available (rented or vacant)

= Room Supply and Room Demand — the total room nights available for the year (or
other time period) versus number of rooms actually rented

= Revenues — Total room revenue generated from the sale or rental of rooms

There are several categories of lodging facilities available on the Island which include upper
upscale, upscale, mid-priced, economy, and independent (which can vary in price range). As
denoted by their names, these categories reflect room rates at the various facilities which are
relative to property design, amenities and services, location, etc., that are available at a given
property. [Given that the Navy hospital site offers a waterfront location that is not too distant
from downtown Newport, which typically captures the high-end of the lodging market, it has
been assumed that an upscale hotel is most likely the type of facility that would be
constructed if this site were used for lodging.] Based on this assumption, the data examined
here is derived from a sampling of eight higher-end hotels that currently operate in the
market. These facilities contain approximately 1,240 rooms in total which represents
approximately one-third of the Island’s total supply.

8 1bid
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The data in Table VII-9 and Figure VII-1 illustrates the economic downturn’s effect on the
lodging market where indicators show a marked change before and after 2007. Prior to this
date, occupancy rates for these upscale establishments averaged around 62.3% but dipped to
57.6% in 2008-09. The average occupancy for this six year time period (2004-09) was about
60%. However, as of September, 2010, the year-to-date occupancy showed signs of
improvement having achieved 63% which represented a 7.7% increase Yyear-to-year
(September to September). The market analysis conducted for the Newport North End
Master Plan reported a similar occupancy rate of 63% between 2000 and 2004 indicating that
this has been a consistent ceiling for occupancy in the market over the past decade. Only in
2000 did occupancy rates reach higher to 68.3% (data not shown). General industry
standards typically consider occupancy rates of 60%-65% to be normal conditions capable of
sustaining operations. However, rates in excess of 65%-70% usually need to be achieved
before developers will consider demand strong enough to warrant new construction of
additional facilities.

Table VII-9
Market Indicators for Upscale Hotels 2004-2010
Study Area Room Nights
Occupancy (%) % Change [ ADR ($) RevPAR ($)| Supply  Demand | Revenue ($) % Change
2004 62.8 — $169 $106 441,285 276,921 | $46,901,042 —
2005 61.4 -2.1% $180 $110 440,065 270,384 | $48,587,540 3.6%
2006 61.4 -0.1% $192 $118 439,775 269,850 | $51,679,447 6.4%
2007 63.5 3.6% $204 $130 445,094 282,852 | $57,708,220  11.7%
2008 59.2 -6.8% $204 $121 471,945 279,594 | $56,913,086 -1.4%
2009 55.9 -5.6% $178 $100 471,945 263,933 | $47,090,663  -17.3%
Avg 04-09 60.6 — $188 $114 451,685 273,922 | $51,480,000 —
2010 Year-to-Date (Jan-Sep)
Average 63.0 $194 $122 352,989 222,218 | $43,085,416
September to September (2009-10)
% Change 7.7 4.4 12.5 0.0 7.7 125
Source: Smith Travel Research

There is also considerable variation in the seasonality of occupancy rates. The high season
for these upscale facilities, as well as the Island as a whole, is June through August. During
that period, average occupancy reached about 84% for this six year time period, even
exceeding 90% in August (data not shown). The Fall shoulder season also does well with
average rates of about 75% in

September and October. However,
the remaining off-season periods Room Supply/Demand & Occupancy Rate
ning p for Upscale Hotels 2004-09
can experience rates as low as low 500,000 66.0
450,000
as 25%-30% and averaged about 0000 | [ ] - 640
43% during this time period. 350,000 | - ez.oa:i
£300000 600 8
Along with occupancy rates, | g2000 | o B
revenues also indicate some signs §izgggg : 8
of  rebounding from  the 100000 1 -
recessionary conditions. Total 50,000 - F 540
revenues for this upscale segment o+ W N EN BN N B s
averaged about $51.4 million over 2004 2005 2006 2007 2008 2009
six years having achieved a high- e Supply W= Demand Occupancy ()
Figure VII-1
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point of $57.7 million in 2007. Despite declines in 2008-09, revenues as of September, 2010,
have increased by 12.5% over the previous year’s level. Some of this current year increase is
related to increases in rental rates, as represented by the ADR, which grew by 4.4%,
suggesting real growth in revenues was about 8%.

Overall, the analysis of this upscale sample of study area lodging facilities indicates that the
bottom of the market may have been reached and that occupancy appears to be returning to
historic levels that preceded the recession. However, long-term occupancy rates do not
indicate that there is a strong demand in the market to add additional rooms. This is not to
say that the Navy hospital site could not support a new, high-end hotel if the facility offered
something unique in the marketplace and was appropriately priced. Future improvements
proposed as part of the North End Master Plan would also help to support such a reuse of the
site if access were improved and additional supporting land uses were also developed in the
area. However, unless tourism numbers grow in the future, construction of a new hotel
would not be without risk and would likely result in the redistribution of visitors from
existing facilities in the study area.

H. Conclusions

This analysis has presented an overview of the changes that have occurred in the office and
industrial markets on Aquidneck Island over the past decade. It also presented an estimate of
retail sales leakage and the potential additional square footage that could be supported based
on current consumer spending patterns, as well as hotel occupancy trends and future
indicators for the Island’s upscale lodging market.

Overall demand in the office and industrial markets has been relatively modest in terms of
total square footage absorbed over the last decade. The size of leased space is typically
relatively small for both market segments. However, the historic absorption data may
understate actual demand since the assessment data on which it is based would not
necessarily include existing space that was converted to office use. Furthermore, space in
existing industrial/warehouse buildings is often being used by atypical tenants which makes
forecasting future demand somewhat less clear. Growth in industry sectors that drive office
demand is expected to remain relatively strong over the next five years which suggests that
absorption will be at levels that, at least, match historic trends. Industrial demand may also
remain comparable but new construction could occur at the expense of existing properties by
attracting tenants from older facilities. As discussed previously, demand for true industrial
manufacturing space has been limited and therefore, this category has been grouped as
industrial/flex/warehouse space given the uncertainty surrounding potential types of users.

The retail analysis indicates there is existing, unmet demand in the market but absorption
would probably be more successful if phased in over a number of years. As the economy
improves beyond the five-year horizon demand is also likely to increase somewhat across
these sectors. Based on this potential, as well as other factors examined as part of this
economic base analysis, Table VII-10 illustrates the estimated potential for short-term and
long-term absorption of building space within these real estate sectors.
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Table VII-10
Historic and Projected Building Absorption (Sq. Ft.)
Study Area Projected 10-Year Absorption
Historic Absorption 2000-2009 Average Sq.Ft. Per Year
Middletown Newport Portsmouth  Total Annl Avg 1-5 yrs. 6-10 yrs. Total
Office 13,300 16,000 34,000 63,300 6,330 7,500 10,000 87,500
Industrial/Flex/Warehouse 43,000 13,500 133,000 189,500 18,950 10,000 15,000 125,000
Retail 148,446 24,258 172,704 17,270 15,000 15,000 150,000
Source: Local Assessment Data and RKG Associates
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VIll. PROPERTY TRANSFER PROCESS

This chapter describes the various methods of transfer available to the Navy under the BRAC
legislation and regulations®. BRAC is “the process that the Department of Defense (DoD)
uses to reorganize its installation infrastructure to more efficiently and effectively support its
forces, increase operational readiness, and facilitate new ways of doing business.”*

Generally, these conveyance methods fall into two major categories that involve options for
transferring the property, or portions of the property, at no cost or reduced cost, as well as
others that involve acquisition at fair market value. Other options discussed in this chapter
involve the potential for early transfer of the facility for civilian use prior to full closure and
environmental cleanup by the military.

All of the options available are reflective of the military’s criteria for disposal of surplus
property emanating from the 2005 BRAC evaluation process. These criteria emphasize,
among other factors, DoD’s intent to expedite the transfer process and to maximize a return
on investment for the federal government as part of that process. This indicated desire to
accelerate the closure process and transfer the facility to community use means that the
military may be more flexible in applying a variety of approaches to hasten this conveyance.
However, it is also an indication that the military will “rely on and leverage market forces” to
the greatest extent possible, as noted in the Base Realignment and Closure Manual (BRRM).
All of these factors have ramifications for the AIRPA’s preparation of a final reuse plan,
which will be discussed in this and subsequent chapters of the redevelopment plan.

A. Property Transfer Alternatives

Once the decision has been made through the BRAC process to close a military installation,
federal law provides for a number of alternative transfer methods that can be employed by
the DoD to dispose of the property. The primary methods of transfer most likely to be
considered by the Navy for the facility are outlined in Table VIII-1 and discussed in more
detail in the subsequent portions of this chapter. These methods are based on information
presented in the BRRM, which contains the DoD’s primary guidelines for reuse of BRAC
facilities. Additional transfer methods not included in the table are also discussed in the
following sections.

One of the first steps in the disposal process is the “screening” of the property to determine if
other federal agencies have use for any or all of the facility. In the case of the five surplus
properties, no other federal users identified an interest in the facility within the allotted

® The Federal law governing the BRAC process is contained in provisions of Title Il of the Defense Authorization
Amendments and Base Closure and Realignment Act (Public Law 100-526, 102 Stat. 2623, 10 U.S.C. 2687 note), and the
Defense Base Closure and Realignment Acct of 1990 (Public Law 101-510, Part A of Title XXIX of 104 Stat. 1808 U.S.C.
2687 note)(reference (c)).

10 Base Redevelopment and Realignment Manual (BRRM), Office of the Deputy Under Secretary of Defense (Installations
and Environment), March 1, 2006.
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timeframe, which resulted in its designation by the DoD as “surplus” property. In light of
this fact, disposal of the property can potentially occur under one or more alternative
methods of transfer that will be dependent upon the type of end user (i.e. public or private)

and the intended use.

Table VIII-1 Primary Property Transfer Alternatives

Conveyance Method

Conditions

Community Planning Considerations

Public Benefit Conveyance (PBC)

The property is conveyed at market
value unless a sponsoring agency
determines a discount is warranted.

The property must be used for public
purposes (schools, airports,
healthcare, recreation, etc.)

Sponsoring agencies may impose
additional land use controls

o Market value is an objective of the
sponsoring agency — an appraisal will
most likely be needed

o Consideration should be given to how
the reuse plan will affect market value
and ultimately the price paid to the
sponsoring agency

Economic Development Conveyance

(EDC)

Conveyance can only be made to an
approved Implementation LRA.

The military department may seek
market value but is not required to
under proposed rule changes.
However, the military can grant an
EDC without consideration if
proceeds support economic
development for 7 years

Proceeds not used for economic
development can be recouped by the
military

o Market value may need to be
determined — if so, an appraisal must
be completed

o If LRA develops property it must
determine there are enough qualified
investments (e.g. new infrastructure)
to warrant a discount

Negotiated Sale to Public Entities

Property can only be conveyed to
public entity for a public benefit

Same benefit cannot be obtained
from sale or PBC conveyance

Congress must approve transaction

If property is sold within 3 years all
profits revert to the military

o Market value will determine final sale
price for LRA or other public body —
an appraisal must be completed

Advertised Public Sale

Property is conveyed by the military
through a public bidding process

Military must consult with LRA before
taking this approach

The military’s objective will be to seek
sale to highest responsible bidder

e Because this process requires a bid
process, market value is assumed to
be part of this process

e The establishment of minimal land
use controls in the reuse plan may
encourage more rapid, market-driven
redevelopment, if so desired by the
LRA

Source: Understanding Key Issues in DoD’s Base Redevelopment & Realignment Manual, An Infobrief from the Association of

Defense Communities, May 2006 (abridged)
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1. Public Benefit Conveyance

One of the more useful methods of property transfer for a variety of public uses is the
Public Benefit Conveyance (PBC). A PBC can be used to convey real or personal
property to state and local governments, and certain non-profit organizations, for public
purposes at no cost or reduced cost. These purposes include schools, parks, public health
facilities, law enforcement, emergency management response, correctional facilities,
historic monuments, self-help housing, and wildlife conservation. If this method is
selected by the LRA, and approved by the DoD, a federal sponsoring agency may request
assignment of the property for purposes of conveying the property to a designated
eligible recipient. The sponsoring agencies are responsible for selecting qualified
applicants and determining the amount of the discount (if any) from the fair market value
of the property. It should be noted that some uses, such as law enforcement, emergency
management response, correctional facilities, historic monuments, and wildlife
conservation, do not require a sponsoring agency and can be directly transferred from the
DoD to an approved recipient. The applicable PBC approaches that are potentially useful
in redeveloping the property are summarized below.

Public Safety — Water and sewer systems, as well as medical facilities, can be
transferred without cost as a PBC through the endorsement of the U.S. Department of
Health and Human Services. Property for use by law enforcement or fire protection
may be transferred through the Department of Justice or the Department of Homeland
Security.

Education — The U.S. Department of Education can convey land and facilities to
public and private non-profit educational institutions on a discounted basis over thirty
years. The educational entity actually fulfills the obligation to the Federal
Government for the property at the rate of three and one-third percent annually
through constructive educational use. Title to the property is conveyed up front,
subject to educational use restrictions, and reverter or buy-out provisions.

Open Space/Parkland — The U.S. Department of the Interior is the sponsoring agency
for PBC of open space and outdoor recreational facilities including state and national
parks, historic sites and other related properties.

2. Disposal of Property for Use by Homeless

As part of the initial screening process for reuse and disposal of a BRAC property,
consideration must be given to potential use of the property to provide housing and/or
service for the homeless. Property that has been identified for potential use to the
homeless can then be conveyed to either an organization that is a representative homeless
provider, as approved by the U.S. Department of Housing and Urban Development
(HUD), or the LRA. If the property is conveyed to the LRA, it must then make it
available to the homeless provider for no cost. The LRA would be responsible for
monitoring the use of the property and ensuring that the homeless provider complies with
the legally binding agreement that must accompany all such conveyances.
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In accordance with base closure law, the LRA must solicit Notices of Interest (NOI) from
state and local governments, representatives of the homeless, and other interested parties
in the vicinity of the installation that may be eligible for a Public Benefit Conveyance
related to the property. The LRA must give notice as to the timeframe in which NOIs
will be accepted for submittal and hold hearings to allow interested parties to provide
input into the reuse planning process.

The interests of homeless providers in surplus military property plays an important role in
the BRAC process. The Federal Department of Housing and Urban Development must
approve the LRA’s reuse plan, which must demonstrate that these interests were taken
into account throughout the planning process. The LRA published the required notice
and proactively contacted homeless providers in the two county region and made them
aware of the BRAC process. No providers came forward with a Notice of Interest in the
surplus properties.

3. Economic Development Conveyance

Transfer of all or portions of the property could potentially occur by means of an
Economic Development Conveyance (EDC) from the Navy. Only the LRA is eligible to
acquire property under an EDC. The LRA must demonstrate that the proposed uses for
the property will generate sufficient jobs to justify an EDC conveyance, and that the
proposed land uses are realistically achievable given current and projected market
conditions. Based on existing regulations, the Navy is required to seek fair market value
consideration for the EDC conveyance, although it is authorized on a case-by-case basis
to grant an EDC for no consideration (typically only used in economically distressed
and/or rural areas). However, pending proposed rule changes would revise a number of
criteria and requirements that the DoD has historically been required to follow for
granting an EDC, which are outlined below.

= The most significant change is that the Department of Defense (the Department)
will no longer be required to seek to obtain fair market value for an EDC

= Transfer may be made below estimated market value, or without consideration, if
the LRA agrees to reinvest sale or lease proceeds for not less than seven years and
to take title to the property within a reasonable timeframe

= The Department does not need to obtain an appraisal of the property as part of the
EDC conveyance which should result in an expedited transfer process

= The Department will have more flexibility regarding the form of consideration it
can accept including the authority to accept consideration in the form or revenue
sharing, or so-called “back-end” funding, which may include proceeds from
leases, sale of property, in-kind goods and services, or real property
improvements that accrue to the LRA

= The determination of consideration accepted may now take into account the
economic conditions of the local affected community and the estimated costs to
redevelop the property

The LRA is responsible for preparing and application, including development of a
business plan, to support their conveyance request under the EDC alternative.
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4. Negotiated Sale

A negotiated sale can only be transacted with a public body if a public benefit, which
would not be realized from a competitive advertised sale or authorized PBC, will result
from the negotiated sale. The grantee may not pay less than fair market value based upon
a highest and best use appraisal of the property. In addition, final approval of the sale
must be authorized by Congress. If the property is sold within three years following a
negotiated sale, the grantee will be required to remit all proceeds in excess of its initial
acquisition costs and allowable holding and improvement costs.

5. Public Sale

If the LRA, after preparing a reuse plan, determines it is in the best interest of the
community not to be directly involved in redeveloping the site, it can recommend that the
Navy dispose of the property through a public sale. The actual method of sale could
include sealed bid, Internet auction, or on-site auction to the highest bidder. Under such
an approach, the DoD would make a determination whether to sell the entire site or as
subdivided parcels. Property acquired by a private organization or individual is subject to
local land use and zoning controls. The LRA’s reuse plan would recommend any
necessary changes to these ordinances to support the type of development desired.

6. MILCON Exchange

This relatively recent transfer authority allows the military department to convey a BRAC
property to a third party in exchange for the construction of equally valued facilities at
some other location(s). The acquiring entity can either do the construction itself (or
through agreement with other firms) or arrange for the money to be available for another
Navy project, without the need to go through the MILCON process. The value of the
exchange is at the property’s fair market value (based on an appraisal). The reuse of the
property will be guided by market forces and by the land use regulations (zoning) that
come out of the reuse plan or that are already in place.

7. Interim Use Leases

The ultimate goal of the military, with regard to BRAC facilities, is to dispose of any
surplus property as promptly as possible. One means of facilitating an early or expedited
transfer is through execution of an interim lease. Prior to deed transfer there may be
opportunities for the LRA to obtain access to certain land parcels or facilities on an
interim use basis that could allow economic development to proceed prior to actual
installation closure and transfer. There are many examples from previous BRAC rounds
where the LRA assumed responsibility for operation of the base’s infrastructure in order
to facilitate establishment of a master lease agreement that allowed for subleases of
specific structures or sites, for civilian uses. This, in turn, created short-term revenue-
generating activities and/or helped to minimize the operating and maintenance costs of
the properties.

If the Navy determines that the interim use of the property would facilitate state and local
economic efforts, and not interfere or delay the final property disposal, it may be inclined
to grant such a lease. Further, the Navy may accept less than fair market value if it
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determines that such acceptance would be in the public interest and fair market rent
unobtainable or not compatible with such public benefit. Before entering into a lease, the
military must consult with the Environmental Protection Agency (EPA) and the State of
Rhode Island on environmental quality to determine whether environmental conditions
on the property are acceptable, as discussed subsequently under Section C, related to
early transfer authority, for execution of such an agreement.

8. Other Issues

The Federal Coastal Zone Management Act (CZMA) encourages states to take a leading
role in the management of their coastal regions. Section 307 of the CZMA requires that
various federal activities that are reasonably likely to affect any land or water use or
natural resource of the coastal zone be consistent with a state’s approved coastal zone
management program. Before certain activities can take place, federal agencies or
applicants for federal approvals or assistance must submit a consistency determination or
certification to the state coastal management agency that the activity will be conducted
consistent with the state’s federally approved coastal management program. Through this
process, the state has the opportunity to evaluate those federal activities which affect the
state’s coastal zone and ensure that the activities meet state coastal management policies.

Rhode Island has a federally approved coastal zone management program under the
authority of the Coastal Resources Management Council (CRMC). For purposes of
administering federal consistency in Rhode Island, the state's coastal zone contains the 21
coastal communities in their entirety. In this case, the entire geographic area of the three
Agquidneck Island communities are included in the state's coastal zone. Land acquisition,
transfer, and disposal by a federal agency are a direct federal activity of the CRMC's
Federal Consistency regulations. Accordingly, the proposed disposal of land through the
BRAC process by the Navy within the municipalities of Portsmouth, Middletown, or
Newport would require a federal consistency review and determination by the CRMC to
ensure that such land disposal activity would be consistent to the maximum extent
practicable with the state's coastal zone management program, including any applicable
Special Area Management Program provisions.

B. Appraisals and Fair Market Value

As noted under Section A-3 (Economic Development Conveyance) above, proposed rule
changes would no longer require that the Department of Defense obtain an appraisal of fair
market value prior to granting of an EDC. However, the regulations do not preclude the
Secretary of the Secretary of Defense, or a designee such as the Secretary of the Navy, from
gathering such information to insure that the property disposal process is appropriately
informed. Therefore, any transfer of property by means of an EDC, as well as a negotiated
sale, public sale, certain PBCs, may necessitate preparation of an appraisal. Appraisals must
be based on the highest and best use of the property, taking account of all property conditions
that are relevant to fair market value. The final determination of fair market value is made by
the Secretary of Department and cannot be negotiated by the LRA. Appraisals obtained by
the seller (DoD) are typically not shared with the buyer (LRA), sometimes leading to the
need for the LRA to obtain its own independent appraisal as a basis for conveyance
negotiations to establish the value.
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Determining market value can often appear to be a rather subjective judgment since arriving
at a highest and best use for a property is dependent upon a number of assumptions that
reflect potential future conditions that may exist at the property. Market value is heavily
dependent upon assumptions related to market conditions, availability of resources, tenants,
environmental contamination, capital costs, building code violations and zoning regulations.
An analysis of highest and best use is required to determine the highest economic return that
is typically based on the four following tests.

= What uses are physically possible for the site in that they could function
adequately for their intended purpose?

= What uses are legally possible based on compliance with all applicable land use
regulations and laws?

= Which uses are financially feasible in terms of their ability to provide an adequate
return on investment?

= What is the maximum productivity of the physically, legally, and financially
feasible uses, in terms of generating the highest return?

Based on these criteria, it is evident that the local reuse planning process can have a
significant impact on determining highest and best use and ultimately market value. The
final reuse plan will address issues such as zoning and other land use controls, estimated
infrastructure improvements, public land uses, and redevelopment incentives. Detailed plans
that provide proposals for high-density development, for example, may result in higher
market value than less detailed or lower density redevelopment plans. While this possibility
should not necessarily preclude planning for more intensive land use, it is important that any
plan accurately reflect redevelopment potential from an economic perspective, since this
planning is likely to affect the purchase price that will have to be recovered by either the
community or a private developer.

C. Early Transfer of Property

Under certain circumstances, the military may have environmental remediation
responsibilities regarding a BRAC installation that could preclude immediate transfer of
property or otherwise affect the clear-title status of the facility. In the case of NAVSTA
Newport, including the five sites under consideration, such a situation will exist with regard
to remediation of any contaminated sites at the facility where final cleanup and long-term
monitoring by the Navy is expected to continue into the future.** Initial analysis of the
environmental data for the five sites indicates that various levels of contamination exist that
may permit early transfer to be utilized if so desired.

Provisions of the Comprehensive Environmental Response, Compensation and Liability Act
(CERCLA) require federal agencies to complete all environmental remediation actions for
contaminated sites before transferring property by deed to a nonfederal entity. Baseline
environmental conditions at the property are described elsewhere in the reuse plan. An
amendment to CERCLA in 1996 provided an alternative approach that allows for early

1 The Navy’s clean-up schedule will be based on the results of the Environmental Assessment (EA) that will completed,
once the reuse plan is done, such that future land uses are identified.
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transfer of contaminated sites prior to full remediation. Furthermore, through the course of
the last several BRAC rounds, the DoD has made significant efforts to expedite the transfer
of such sites, including approaches that involve privatization of all or portions of the
environmental cleanup process. An early transfer of a military base with privatized
environmental remediation typically requires the following interrelated agreements.

= An environmental services cooperative agreement (ESCA)
= A guaranteed fixed-price (GFP) contract
= Environmental insurance

= Enforceable agreement(s) with the state environmental regulatory agency and/or
the EPA

As part of the transfer agreement, the DoD can oversee the entire cleanup process or enact a
subsidiary agreement with either a local, county or state government agency, as well as a
private entity that represents the interest of a BRAC installation, to oversee cleanup and
restoration activities. This agreement is referred to as a Covenant Deferral Request which
would take the form of a deed provision warranting that "all remedial action necessary to
protect human health and the environment with respect to any such substance remaining on
the property has been taken before the date of transfer” and that "any additional remedial
action found to be necessary after the date of the transfer shall be conducted by the United
States." The governor of the state in which the facility is located, would be the party
responsible for accepting such an agreement. For facilities listed on the Non-Priority List
(NPL), the EPA, with the concurrence of the governor, may defer this CERCLA-authorized
covenant for parcels of real property.

D. Implementation LRA

Once the reuse plan is adopted, the types of issues confronting the LRA will typically change
from consensus building and preparation of a land use plan to implementation and
management of a redevelopment effort. If the LRA decides to pursue a more active role in
the redevelopment of the surplus properties by utilizing an EDC then it will need to become
what is known as an “Implementation LRA.” This new entity would need additional powers
and authority in order to take actions relative to owning property, borrowing funds, and
entering into legally binding agreements to facilitate a direct role in redeveloping the
property, to name a few. Establishment of this new LRA would require approval from the
DoD.

The organizational structure of this new entity will be influenced by the nature of the
property to be managed. In essence, an implementation LRA should be established so that it
has the capability, in terms of staff, skills and authority, to best manage redevelopment
efforts directed by the preferred reuse alternatives established for the surplus NAVSTA
properties. In light of these long-term needs, it is very likely that the composition of the
implementation LRA board members will be different than the planning LRA since the new
focus will be on selling and leasing property, maintaining the utilities, roadways and
common property; and providing for the business-like operations and financing of a major
real estate holding. Furthermore, broader representation on the implementation LRA may be
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sought outside the communities from public or quasi-public agencies, or other groups that
have expertise that would be beneficial in supporting the redevelopment planning efforts.

If the LRA plays a larger role, or if there is property that will take a long time to redevelop
and there is a need for interim management and caretaker responsibilities, then the staffing
requirements will be proportionally greater. This would include property management
specialists and crews (unless contracted out), legal expertise, marketing and sales people, etc.
Typical LRA’s that take on the implementation “in house” have annual budgets ranging from
a few hundred thousand dollars to a few million dollars. Conversely, an implementation
LRA may decide to maintain a small staff and contract out various marketing, financing and
development tasks to a private sector master developer. In such instances an outside firm is
retained, through a competitive bid process, to provide a range of maintenance, engineering,
marketing and management functions for a fee (“development advisor”), but does not take
actual title to the undeveloped property (although it may be able to also be the developer of
specific parcels within the overall plan).
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IX. PUBLIC OUTREACH

A. Property Screening

Outreach to area homeless service providers, as well as PBC recipients, was provided
through a combination of public notice postings, public informational meetings, follow-up
email correspondence, and personal tours of the surplus properties. The list of area providers
that were contacted was obtained from the local HUD regional field office. In addition to the
five local homeless assistance providers?, a number of other agencies that support the
homeless, as well as other populations in need within the region and state, were also on this
list and as such, were contacted by the LRA. They include the following.

Crossroads Rhode Island

Rhode Island Housing

Family Service of Rhode Island

Rhode Island Housing Hotline

Housing Authorities of Portsmouth and Newport
Church Community Housing Corp

Amos House

Eastbay CAP

Westbay CAP

10. New Hope

11. McAuley Village

12. Domestic Violence Resource Center

13. Mental Health Consumer Advocates of Rhode Island
14. Providence Community Action

15. Family Resources Community Action

16. Blackstone Valley Advocacy Center

CoNoUA~AWNE

1. Public Notice

A Notice of Availability of Surplus Federal Property to State and Local Eligible Parties,
Including Homeless Service Providers was published on June 22, 2010 in the Newport
Daily News, the largest circulation newspaper on Aquidneck Island (see Figure IX-1).
The advertisements and supporting documentation indicated that a workshop would be
held on July 28, 2010. The advertisements also explained the Notice of Interest process
and indicated that NOIs would be received by the LRA until 5:00 pm on November 22,
2010. This allowed a total of 153 days from the newspaper publication date for responses
to be received.

12 Child and Family, Lucy’s Hearth, McKinney Shelter, Women’s Resource Center, and Housing Hotline.
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In addition to this initial public notice, two reminder advertisements were also run in the
Daily News within a week of the public meeting on Friday, July 23, and Monday, July
26, 2010.

LLIELE LPWWEE L IURS LU SRl RRELLP Lnee
museum for the day

For fast results ... Try a Classified ad. 849-3300

+ Associated Press

Availability of Surplus Federal Property to State and Local
Eligible Parties,
Including Homeless Service Providers
Aquidneck Island Reuse Planning Authority

As required by the Base Closure Community Redevelopment and Homeless Assistance Act of
1994, as amended (the Redevelopment Act) and its implementing regulations, the Aquidneck
Island Reuse Planning Authority (the LRA) for Naval Station Newport is seeking notices of in-
terest (NOls) for surplus property at the installation.

-

=

o

State and local governments. homeless service providers and other interested parties may
submit NOIls no later than 5 p.m. on November 22, 2010, A listing of surplus property at
Naval Station Newport was published by the Department of the Nawvy in the Federal Register
on February 9, 2010. The complete listing can be obtained by calling the LRA contact per-
son identified below.

NOIs for homeless assistance may be submitted by any State or local government agency or

private nonprofit organization that provides or proposes to provide services to homeless per-

sons and/or families residing in the Newport County communities of Portsmouth, Middletown
and/or Newport, Rhode Island.

‘ mAZ QO LSO

A workshop will be held on July 28, 2010 at the Community College of Rhode Island Audito-
rium - Newport -located at One John H. Chafee Boulevard, Newport Rl beginning at 3pm,
which will include an overview of the base redevelopment planning process, a tour of the sur-
plus property, information on any land use constraints known at the time, and information on
the NOI and Public Benefit Conveyance (PBC) process. To register for this workshop, please
call the LRA contact person identified below before July 19, 2010. Attendance at this work-
shop is not required to submit an NOI, but is highly encouraged.

NOIs from homeless service providers must include: (a) a description of the homeless assis-
tance program that the homeless service provider proposes to carry out at surplus properties
located in Middletown, Portsmouth and/or Newport; (b) a description of the need for the pro-
gram; (c) a description of the extent to which the program is or will be coordinated with other
homeless assistance programs in the communities in the vicinity of Maval Station Newport;
(d) information about the physical requirements necessary to carry out the program, includ-
ing a description of the surplus buildings and property at Naval Station Newport that are nec-
essary in order to carry out the program; (e) a description of the financial plan, the organiza-
tional structure and capacity, prior experience, and qualifications of the organization to carry
out the program; and (f) an assessment of the time required to commence carrying out the
prograrm.

Entities interested in obtaining property through a public benefit conveyance (PBC), other
than a homeless assistance conveyance, are invited to contact the following Federal agency
offices to find out more about each agency’s PBC program and to discuss with the agency s
the entity’s potential for qualifying for a conveyance of property. Federal agencies sponsoring
PBCs include the Department of the Interior for parks. recreation, wildlife conservation, light- d
houses, and historic monuments uses; the Department of Education for educational uses; the
Department of Health and Human Services for public health uses; the Department of Justice

for correctional facilities and law enforcement uses; the Department of Housing and Urban Fo
Development for Self-Help Programs; the Department of Transportation for airports and sea- we
ports; the Veeterans Administration for cemeteries; and the Federal Emergency Management spt
Agency for emergency management responses. A complete listing of the Federal agencies
with PBC programs and specific poinis of contact is available from the LRA. Ste

NOIs for PBCs must include: (a) a description of the eligibility for the proposed transfer; (b)
the proposed use of the property, including a description of the buildings and property neces-
sary to carry out such proposed use; (c) time frame for occupation; and (d) the benefit to the
community from such proposed use, including the number of jobs the use would generate.

For additional information or to register for the workshop, contact Tina Dolen at Aquidneck
Island Planning Commission at 401-845-92599. =

Figure IX-1
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2. Information Meetings

On July 28, 2010, the aforementioned public informational meeting was held at the
Community College of Rhode Island campus in Newport. This meeting was attended by
60-70 members of the community, including a number of homeless providers and other
social service advocates.

A presentation was given at the public informational meeting that addressed the
following topics and points of information®.

=  Summary of BRAC Process and Planning
= Available Surplus Property Background

= AIRPA’s Role

= HUD Guidance and Procedure

= Public Benefit Conveyance Guidance

= Property Disposal Mechanisms

Attendees of the informational session were provided with a Notice of Interest (NOI)
Application Packet For Homeless Service Providers and Public Benefit Users. This
packet contained the following items.

1. Declaration of Surplus Property

2. OEA AIRPA Recognition

3. AIRPA NOI Solicitation

4. NOI Instructions

5. Public Benefit Conveyance Information
a. GSA PBC Matrix

b. Contact Information

6. HUD Guidance Information (partial)

7. Environmental Condition of Property

Upon completion of the public information meeting a tour of the surplus properties was
offered to all interested attendees of the session. There were approximately 40
individuals who went on the tour.

B. Evaluation of Notices of Interest (NOI)

In order for a state/local agency to acquire property via a PBC, the LRA must carefully
evaluate the intended use and weigh the proposed benefits against the broader goals and
objectives of the redevelopment. Due to the special focus placed on applications from
homeless service providers under the BRAC laws, these “Notices of Interest” (NOI) require a
somewhat different approach than other potential users.

3 Assistance on the public informational meeting presentation was provided by representatives from OEA, HUD, and
BRAC PMO.
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Based on the experience of other LRA’s around the country, the following criteria were
suggested for evaluating all NOI’s for a PBC transfer:

Each submittal should contain all the required information requested in the
published Notice of Interest Application.

Degree to which the proposed use is compatible with and supports the overall
civilian reuse plan for the property, as expressed in the LRA’s goals and
objectives statement.

Extent to which the proposed use(s) involve a cooperative regional and/or multi-
agency approach.

Organizational and financial capacity of the applicant(s) to carry out the proposed
proposal.

Additional criteria identified for evaluating NOI applications submitted by housing-the-
homeless providers concerning potential reuse of the property include:

Extent to which the proposal includes the necessary “legally binding agreement”
commitments that will ensure the property will benefit the homeless in the future
on a permanent basis.

Degree to which the proposed housing-the-homeless use is compatible with and
supports the overall reuse plan for the property.

Degree to which the application achieves the local needs-objectives identified in
the “Continuum of Care” and Consolidated Plan.

Degree to which the proposed housing-the-homeless application can be “co-
located” with other related uses on the site.

Extent to which the proposed program serves to “ensures a balance between
economic redevelopment, other development, and homeless assistance.”

Things that must be kept in mind during this discussion include:
o Site location and neighborhood

o0 Interim and Long-term uses

0 Other possible methods of conveyance

o0 Special requirements of certain uses (i.e. security).

C. Housing the Homeless NOI

No NOIs, and subsequently no Legally Binding Agreements, were received by the LRA from
Housing the Homeless service providers for consideration or action.

D. Other NOls

The LRA received four viable requests for PBCs of surplus property from local communities
and the State of Rhode Island. A fifth application (Solaris Power, LLC) was received but
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only four were able to secure the required federal sponsorship in time for the November
submittal deadline, as illustrated in Table IX-1.

Table IX-1
Public Benefit Conveyance
Notices of Interest Submitted
Applicant Name Proposed Use Property Sought Federal Sponsor
Portion of Naval Hospital Dept. of
1 City of Newport Recreation/Open Complex (approx. 2 acres of Interior/National Park
Space upland and 3 acres of Servi
ervice
submerged land)
Recreation/Open Midway Pier/Green Lane Dept. of
2 Town of Middletown Interior/National Park
Space (approx. 25 acres) Servi
ervice
3 | Town of Portsmouth | Transportation Portion of Tank Farm 1 Dgpt. of Federal
(approx. 4 acres) Highways
Rhode Island Dept. of Transportation Defense Highway and Dept. of Federal
Transportation p Stringham Rd. Highways
Solaris Power, LLC Green Energy Tank Farm 2 (96 acres) None

E. Public Outreach Sessions

The LRA has attempted to make the reuse planning process as transparent and inclusive as
possible from its earliest inception. In fact, the three communities in the jurisdiction area,
Portsmouth, Middletown, and Newport, had begun soliciting input from the public even prior
to the actual formation of the LRA.

In addition to the introductory public information session held by the AIRPA on July 28,
2010 in Newport, the LRA held three total public participation workshops in order to involve
residents and other stakeholders in the planning process.

The first public workshop was held on February 10, 2011 at the Middletown Town Hall. The
AIRPA and its consultants conducted this meeting, which included a presentation followed
by question and answer period for the public. The purpose of this first meeting was to inform
the public of the existing conditions of the sites, present project issues and obtain public
comment. The agenda for this meeting included a description of the AIRPA‘s role in the
process, an overview of the project status at that time, a summary of the Baseline Conditions
Report, a summary of the NOIs received to date, and next steps. The Baseline Conditions
Report summary presentation addressed not only transportation and environmental
conditions of the sites (including hazardous materials, fuel tanks, and cultural resources) but
also the market and economic analyses that were conducted, as well as economic
diversification strategies. Approximately 40 people attended this first public workshop.

The second public workshop was held on April 7, 2011, at the CCRI Newport Campus. The
meeting consisted of a presentation by AIRPA and its consultants, followed by smaller group
“break out” discussions (facilitated by the LRA’s consultant team), and concluding with a
question and answer period. The presentation included a project overview, a review of the
site characteristics, a review of the preliminary redevelopment scenarios that had been
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generated, and next steps. The primary purpose of this meeting was to present to the public
the alternatives for redevelopment and to inform the public about the project status.
Redevelopment scenarios were presented for each of the sites (Navy Hospital, Navy Lodge,
Defense Highway Properties, Tank Farm 1 and Tank Farm 2), including discussion of site
constraints and assumptions made for each conceptual plan. Approximately 50 people
attended this second public workshop.

Several ideas related to the reuse concepts proposed within the redevelopment scenarios for
each of the five sites were raised in the “break out” discussion groups, and included the
following major “themes” (in no order of priority):

Navy Hospital
= Job creation and economic development should be a priority
= The chapel building footprint should be maintained if possible
= Ensure future uses on the site do not negatively impact traffic volume or flow
= A waterfront public park (with good pedestrian access) component should be
considered

Navy Lodge
= A mixed use (retail/office) development is supported

Tank Farms 1 and 2
= Site location (transportation access) may limit commercial and industrial
development potential
= The proposed north and south Defense Highway connectors present an opportunity
for the sites
= Wind power generation should be considered

Defense Highway
= Ensure Navy remediates environmental issues

The third and final public workshop was held in July, 2011 at the CCRI Newport Campus.
The primary purpose of this final public workshop was to present the final results of the
redevelopment plan, and inform the public of what will occur in the future as the process
continues. There we no public comments received for Navy Lodge, Tank Farm sites or
Defense Highway properties. Relative to the Navy Hospital site, a Newport resident
requested that the City of Newport evaluate neighborhood impacts related to any
transportation improvements made in the Newport Point area.
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X. REDEVELOPMENT ALTERNATIVES

This chapter provides the results of an analysis of different redevelopment options for each of
the five surplus Navy sites, based on the public input received during the many public
outreach sessions, the goals of each of each individual community, and on current and
anticipated local and regional market conditions. Each community expressed a desire to
improve economic development opportunities related to job and property tax base growth but
not at the expense of community character or quality of life. Each of the alternatives
analyzed are considered conceptual and flexible and were developed for planning purposes.

A. Alternatives Evaluated

In order to provide the AIRPA with a range of potential redevelopments to consider for each
of the surplus sites, the consultant team evaluated a wide variety of uses that would be
considered technically feasible. Each of the alternatives evaluated considered the existing
environmental conditions, market and economic conditions, transportation considerations,
and input from the AIRPA Board, residents and the three municipalities’ planning staff.

1. Navy Hospital

The City of Newport submitted an NOI for approximately five acres (two acres of upland,
three acres submerged) of land at this site with the intent of redeveloping this area for
recreation, open space, marine related recreation and parkland. Considering this NOI
request, four different alternative development scenarios were generated for the hospital site
— all of which incorporate the NOI request for recreation, open space and parkland. The
assumptions used to generate the alternatives were identical and included:

= The site will be environmentally remediated to enable the proposed uses;

= The setbacks for parking and buildings will meet the Navy’s force protection
requirements;

= Zoning will be modified to enable the proposed uses;

= All buildings (with potential exception for Building 45) are functionally obsolete and
cannot be feasibly reused*.

The Navy Hospital site includes approximately 3 acres of submerged land and 7 acres of
upland, according to the Navy’s surplus property declaration. The exact location and bounds
of this property is not certain, as the Navy has not surveyed it yet.

% The Rhode Island State Historic Preservation Office (SHPO) requires a development feasibility study should any future
development plan suggest demolition of any buildings at the site. Facades or elements of existing buildings should be
considered as part of any future development plan.
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A new owner of the submerged property, after it has conveyed, is very limited in what can be
done with it. In Rhode Island, almost all submerged land is publicly owned. Land beneath
the high-tide line is subject to the Public Trust Doctrine, a set of rules whose lineage can be
traced from Roman to English law. As one of the original colonies, Rhode Island received
title to its lands initially as a charter from King Charles Il. In 1663, Roger Williams secured
from the king a charter for "Rhode Island and Providence Plantations,” which held a land
grant and included title to tidal lands. This was based upon English common law, in which
the title and the dominion in lands flowed by the tide were held by the king for the benefit of
the nation.

The Public Trust Doctrine protects the rights of the public to use submerged lands in certain
ways, even if those lands are sold to a private entity. These protected uses generally include
fishing, fowling, and navigation. In the Rhode Island Constitution, protected activities
include fishing from the shore, leaving the shore to swim in the sea, passage along the shore,
and the now somewhat anachronistic activity of gathering seaweed from the shore. However,
the constitution also provides that it shall be the duty of the General Assembly to provide for
the preservation, regeneration, and restoration of the natural environment of the state. In
Rhode Island, it is the General Assembly that is the ultimate arbitrator between competing
uses of submerged lands.

The legislature, in turn, created the Rhode Island Coastal Resources Management Council
(CRMC) to oversee and manage state waters, giving it “exclusive jurisdiction below mean
high water for all development, operations, and dredging, consistent with the requirements of
chapter 6.1 of this title and except as necessary for the department of environmental
management to exercise its powers and duties and to fulfill its responsibilities.”” The CRMC
is the primary permitting agency for most activities involving coastal waters, public or
private and its jurisdiction is carried 200 feet inland from the high water mark. The use of
the waterfront is also under local jurisdiction (City of Newport) and state environmental laws
through the Department of Environmental Management.

As a result, the 3 acres of submerged property that is included in the Navy’s parcel adds little
value from a market perspective, because of the high level of state (and local) regulations.

The four alternatives developed for the Navy Hospital site include:

= Scenario 1 (Mixed Use): This conceptual plan (see Figure X-1) indicates a waterfront
park, as per the City of Newport’s NOI, with a pier, trails and open space for public
use. The foundation of the former chapel is indicated to remain, with a future use for
that building within the park to remain flexible®. The eastern portion of the site
contains access from Third Street, including public access for the site and waterfront
park. Also indicated is a new 3-story building for mixed use development, including
a hotel (100-120 rooms) and retail shops over at-grade parking. The existing building

5 See - R.I.G.L. 46 23 6(2)(ii)(A)

16 1t should be noted that since the time of evaluation of each of the development alternatives, the chapel building has been
demolished by the Navy. As discussion of each alternative included the chapel footprint, the chapel footprint reuse concept
was included as part of the evaluation process.
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in the southeast corner of the site is proposed to remain and be reused as a 2-story
office/commercial building (24,000 SF). Parking for that building is shown behind
the structures (4 spaces per 1,000 SF). The water and pier were identified for boat
moorings, marina and a marine harbor shuttle. Depending on the end-uses at this site,
it is estimated that up to 114 jobs would be created.
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Figure X-1

Scenario 2 (Mixed Use): This conceptual plan (see Figure X-2) indicates a waterfront
park and chapel foundation to remain as described in Scenario 1. Also, the proposed
3-story hotel with retail shops and restaurant is the same as in Scenario 1. The
difference with this plan is a new building proposed in the southeast corner of the site.
This building would be a 3-story over at-grade parking, with 36 residential units (or
potential office). The water and pier were identified for boat moorings, marina and a
marine harbor shuttle. It is estimated that up to 42 jobs would be created under this
scenario.

Scenario 3 (Residential): This conceptual plan (see Figure X-3) indicates a waterfront
park and chapel foundation to remain as described in Scenarios 1 and 2. However,
this plan includes two residential buildings, both 3-story over at-grade parking. The
northern building would contain 54 units, and the other building would contain 36
units, for a total of 90 units on the site. Parking is provided at 2 spaces per unit. The
water and pier were identified for boat moorings, marina and a marine harbor shuttle.
As this scenario contains only residential uses, no permanent jobs would be created.

Scenario 4 (Research/Office): This conceptual plan (see Figure X-4) indicates a
waterfront park and chapel foundation to remain as described in the plans above.
The use on the remainder of the site in this scenario is research and development,
along with office use. In this plan, the parking is indicated internal to the site, along
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Third Street and Cypress Street. At the north end of the site is a 35,000 SF research
and development building (2-story), and south of that is a 2-story office building
(30,000 SF). Public access to the waterfront park would still be provided through the
other lands, from Third Street. The water and pier were identified for boat moorings,
marina and a marine harbor shuttle. Up to 200 new permanent jobs would be created
under this development scenario.
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Figure X-2
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Figure X-3
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Under each of these scenarios the entire Hospital site would be transferred to the LRA under
an economic development conveyance with the waterfront open space park area earmarked
(and subsequently transferred through a PBC) to the City of Newport. The LRA would need
to incur capital costs for demolishing the existing buildings, improvements to utilities and
infrastructure serving the site. Order of magnitude costs for these capital improvements are
estimated at approximately $4.7 million.

2. Navy Lodge

The redevelopment scenarios developed for the Navy Lodge site were generated through the
planning process for the West Main/Coddington Development Center Master Plan, in which
AIRPA was an active participant. In addition to the Navy Lodge site (3 acres), the Master
plan included the redevelopment of three parcels (an additional 11 acres) to the north of the
Navy Lodge site, which include the Town’s Recreation Complex, Public Library and former
JFK Elementary School. The Master Plan illustrates the goals for those sites and the
surrounding area to redevelop into a mixed use center with office, retail, housing, and
municipal uses.

Two Conceptual Plans (Scenarios 1 and 2) were created for redevelopment of the Navy
Lodge site, as shown in Figures X-5 and X-6. Key assumptions for redevelopment of either
of these scenarios include:

= The potential need for upgrades to Town sewage system;

= That the site will be environmentally remediated to enable the proposed uses;
= That the zoning will be modified to enable proposed uses;

= That the access point shown will align with Maplewood Road;
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= That portions of the site are to be used for transportation improvements; and,
= That redevelopment of this site may be in coordination with redevelopment of
adjacent municipal and/or private properties.

Scenario 1 suggests a potential mixed use development on the entire 14 acre site including
28,000 SF of civic uses, 94,000 SF of retail, and 82,000 SF of office space.  This
development program is shown in structures in the southeast and northeast corners of the
Navy Lodge site with other improvements within each of the other three sites, with primary
access from Coddington Highway, and parking behind the buildings. This scenario includes
future signalized transportation improvements at the West Main/Coddington and West
Main/East Main intersections. Permanent employment is estimated at over 480 jobs for
Scenario 1.

Scenario 2 is includes a larger mix of uses within the 14 acre area including 75,000 of civic
uses, 106,000 SF of retail, 56,000 SF of office, and 175 residential units (apartments).
Another difference compared to Scenario 1 is that this scenario includes future roundabout
transportation improvements at the West Main/Coddington and West Main/East Main
intersections. This configuration requires more land to be taken from the corner of the site,
and therefore, building configuration is somewhat different from Scenario 1. Permanent
employment is estimated at over 430 jobs for Scenario 2.

The location attributes of the former Navy Lodge site, including traffic counts and visibility,
are all favorable to development, most likely as a retail use. However, development build-
out, or density, on the specific Navy Lodge site may be somewhat limited. This takes into
account such elements as parking requirements, limited availability of curb-cuts, potential
roadway improvements at West Main and Coddington and considerations for a “gateway”
element at this intersection, as examples. As such, developing this parcel in conjunction with
the adjacent ball field (and additional northern parcels — library and JFK School) is required
in order to attract private sector involvement, thereby allowing for a bigger site with more
potential. This could also assist in assuring developer participation of future public use
development of the northern parcels.

The development time frame for the Navy Lodge site and these northern parcels is
considered to be speculative and longer term, perhaps three to five years at a minimum. On
one hand this allows for additional studies and issues to be addressed, such as the library
relocation (if that is the decision) and the school acquisition for redevelopment.
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In either scenario, the Navy Lodge site is transferred to the LRA *as-is” who would be
responsible for any capital or infrastructure improvements. The transfer, through an EDC,
would coincide with the development of the three other northern parcels (additional 11 acres)
whereby one or more developers would redevelop the entire 14-acre site. Order of
magnitude capital costs and infrastructure upgrades are estimated to be over $500,000.

3. Tank Farms 1 and 2
A Conceptual Plan was created for redevelopment of Tank Farms 1 and 2, as a combined
+146 acre site, as shown in Figure X-7. Environmental characterization is not complete at
this time, but known environmental issues include: underground and above ground storage
tanks, soils and groundwater contamination, fuel lines, and asbestos. The redevelopment
plan for this site assumes that the Tank Farm sites will be environmentally remediated to
accommodate the proposed uses and sewage treatment capacity is available. Even with this
assumption, a 300-foot setback was assumed from the existing tank locations, since site
investigation is not complete. These setbacks are represented by the dashed circles on the
plan, where intensive development is assumed to be unfeasible due to the potential structural

instability of the underground tanks and surrounding soils.
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The consultant team considered a range of potential options for reuse of the tanks at Tank
Farms 1 and 2, including for solid or liquid material storage. Based on an analysis of the
information provided, the reuse of the tanks at Tank Farms 1 and 2 for solid or liquid
material storage does not appear feasible for the following reasons:

= The USTs at both tank farms are beyond the end of their service life and should not
be used for storage of liquids of any kind (other than ballast water to preserve the
integrity of the tank bottoms and sides). Many of the steel tanks in Tank Farm 1 were
found to have leaks which are likely due to corrosion and indicate the USTSs
deteriorating condition. Many of the concrete tanks in Tank Farm 2 have cracks in
their floors which allow entry of groundwater.

= The tanks cannot be used for dry storage as they have to be ballasted with water to
prevent implosion of the tank bottoms due to hydraulic pressure from groundwater.

= Storage of water or other liquids (other than ballast water) is not feasible. Although
the tanks have been cleaned, concrete is a porous material and as such has absorbed
petroleum substances from previously stored fuels. These substances may leach from
the concrete into water or other liquid contained in the tanks, thereby contaminating
it.

= Additionally, the tanks may contain vapors, gasses or low oxygen conditions which
are harmful to human health. The tanks are confined spaces. State and federal law
requires special training and equipment and a formal permit procedure for entry into a
confined space.
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Proposed uses on other areas of the concept plan include: office space, light industrial, boat
storage, and multi-modal parking. The 400-space parking facility is located on the west side
of the site, adjacent to the rail line, and is based on a NOI received from the Town of
Portsmouth. This NOI indicates a request for a portion (approximately 4 acres) of Tank
Farm 1 to be proposed to be used as a Park and Ride facility. Just to the north of the multi-
modal parking facility on the concept plan, is an area for approximately 55,000 SF of light
industrial space along the rail line. North of that is another parcel indicated for additional
light industrial development (£40-50,000 SF) or for boat storage. Boat storage is indicated as
a potential use due to the related uses to the west, with boat manufacturing and marinas in
this immediate area.

To the east of this area, another three buildings on the concept plan are shown, also proposed
as light industrial development (£90,000 SF) and associated parking, with access from
Bradford Avenue to the east. The far south end of the site, with access from Stringham
Avenue, is shown as potential redevelopment of £110,000 SF of office space for small users
and small business “start-ups”. This area of the site is separated by the areas to remain
vacant due to the existing fuel tanks. This area has a small pocket in the center which could
potentially be developed with a solar array or other non-intensive use, as indicated on the
plan. Total uses on this concept plan, therefore, include up to 190,000 SF of light industrial;
110,000 SF of office space; along with a 400-space parking facility.

As previously stated, the environmental characterization of the Tank Farms has not been
completed and may not be completed until 2013. Based on the environmental issues
identified in the characterization, clean-up efforts by the Navy may take up to ten years (or
more) in order to render the sites developable. Once the site has been remediated, under this
scenario, the site would be transferred to the LRA (through an EDC) who would be
responsible for capital improvements and upgrades to the infrastructure serving the site. The
area identified as the Park and Ride facility would be earmarked (and subsequently
transferred) to the Town of Portsmouth. Order to magnitude costs for the capital
improvements and infrastructure upgrades are estimated at about $5.5 million (net of
proceeds from the sale of scrap metal and other materials from the site). The total number
jobs created under this scenario would depend on the specific end-users, however, at full
build-out (which may take 10 years or more), this scenario may generate up to 600 jobs.

4. Defense Highway Properties

The combined acreage of the highway property totals approximately 67 acres, which include
linear property “ribbons” located across from Greene Lane Intersection along the western
shoreline of the island spanning the Towns of Middletown and Portsmouth. The Stringham
Road portion is 1 mile long and the Defense Highway portion is 3.6 miles long. The Defense
Highway is a critical connection for the north-south circulation on the island, with a high
volume of traffic, as well as provides key linkages to the properties within NAVSTA
Newport which supports the base’s core mission. Although environmental characterization is
incomplete, known environmental issues on various portions of the site include: pipelines
and piping chambers, underground storage tanks, ashestos, contaminated groundwater, PCBs,
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hazardous materials. Other environmental constraints include floodplains and CRMC 200-
foot contiguous areas.

For this set of linear properties, several scenarios have been envisioned as part of the
Aquidneck Island Transportation Plan. The RIDOT has submitted a NOI for transportation
along Defense Highway and Stringham Road. Due to the on-going nature of the Aquidneck
Island Transportation Plan which ran concurrent with this study, two alternative scenarios
were explored for the configuration of Defense Highway. The Defense Highway two-lane
scenario illustrates the road in its existing (2-lane) configuration, with the addition of a multi-
use pathway in a greenbelt on the opposite side of the railroad tracks, adjacent to the water.
This plan assumes that the roadway will be environmentally remediated to enable the
proposed uses; and that zoning will be modified to enable the proposed uses (if necessary).
These scenarios are described below. In general, the goal of the Aquidneck Island
Transportation Plan is to connect the northern end of the Defense Highway directly to West
Main Road, and the southern end to Coddington Highway through, or adjacent to, the Navy
base.

The Defense Highway four-lane scenario illustrates the roadway expanded to four lanes (two
lanes in each direction) along with the multipurpose path described above. This plan also
assumes that the roadway will be environmentally remediated to enable the proposed uses;
and that zoning will be modified to enable the proposed uses (if necessary), and that East
Main Road would need to be two lanes, with a bike path. Both the two-lane and four-lane
scenarios described above were drafted as part of the Aquidneck Island Transportation Plan
process. Planning for the Defense Highway properties will be conducted in consideration of
the Transportation Plan. However, the Aquidneck Island Transportation Plan did not
recommend the four lane cross section along Burma Road (and has not been included as a
preferred reuse option for this Redevelopment Plan).  Figure X-8 shows the Defense
Highway two and four-lane scenarios.
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The other aspect being considered in this area is the concept of Open Space “Ribbons”. For
this, a NOI has been received from the Town of Middletown for recreation/open space use
for £25 acres at the Midway Pier/Greene Lane. As shown in Figure X-9, the area included
would encompass the Midway Pier and lands just to the north and to the south. A plan for a
shoreline park prepared by the Town and the AIPC, including a fishing pier, kayak launch,

restrooms, playgrounds, parking, picnic areas and pathways has been integrated into the
conceptual plans for this overall site.

Under this scenario, the property would be conveyed through a PBC to RI DOT (for the
Defense Highway) and the Town of Middletown (for the parkland) who would be
responsible for any improvements. Order of magnitude capital improvement and
infrastructure upgrades for both the Defense Highway and park are estimated at
approximately $2 million. No new permanent jobs would be created within the proposed
Defense Highway and Midway Pier/Greene Lane Park concepts.
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XI. PREFERRED REUSE PLAN

A. Preferred Reuse Plan

After review and discussion of the redevelopment alternatives for each of the sites including
public AIRPA meetings and public meetings with each municipality, the AIRPA selected a
development alternative for each site — referred to as the Preferred Reuse Plan. The Preferred
Reuse Plan targets specific types of development on each site based on each site’s physical,
environmental, and locational attributes. In its most basic form, the Preferred Reuse targets
the following types of development on site:

= Navy Hospital: Mixed consisting of hotel, residential and/or office use

= Navy Lodge: Mixed use consisting of retail and/or office mixed use in conjunction
with civic and residential uses on adjacent parcels

= Tank Farms 1 and 2: Mixed use consisting of light industrial, office and flex space
use, boat storage, multi-modal transportation, non-intensive solar panel or other
development approved in the Town of Portsmouth’s Planned Unit Development

= Defense Highway: Public open space and two-lane highway transportation corridor.

1. Navy Hospital

Scenario 2 was selected as the preferred plan for redevelopment of this site. Since creating
the scenarios, the chapel building has been demolished and is no longer part of the reuse plan
for the site. The preferred plan includes a 3-story hotel (100 to 120 rooms) with additional
space for retail space and/or restaurants over at-grade parking in the northeast corner of the
site, a 3-story 36-unit residential building (or potential office use) over at-grade parking in
the southeast corner of the site, and a waterfront park at the western edge of the site based on
an NOI received from the City of Newport. The waterfront park may include amenities, such
as a pier, a waterfront pedestrian path, a marine harbor shuttle station and recreational boat
moorings. (Refer to Figure XI-1).

Key assumptions:
= Assumes the Navy Hospital Site will be environmentally remediated to enable the
proposed uses
= Assumes the setbacks for parking and buildings will meet the Navy’s force protection
requirements
= Zoning will be modified to enable the proposed uses
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= Assumes all buildings are functionally obsolete and cannot be feasibly reused"’
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Figure XI-1

2. Navy Lodge

The preferred plan developed for the Navy Lodge site was generated through the planning
process for the West Main/Coddington Development Center Master Plan in which AIRPA
participated. In addition to the Navy Lodge site, the Master plan included the redevelopment
of three parcels (an additional 11 acres) to the north of the Navy Lodge site, which include
the Town’s Recreation Complex, Public Library and former JFK Elementary School. The
Master Plan illustrates the goals for those sites and the surrounding area to redevelop into a
mixed use center with office, retail, housing, and municipal uses.

7 pending development feasibility analysis as required by the SHPO — facades or elements of buildings should be
considered as part of any future development plan. The preferred alternative does not assume the reuse of any buildings in
the Navy Hospital Complex Historic District. The use of federal tax credits for the rehabilitation of the historic buildings in
this district would, therefore, not be applicable in the context of economic feasibility for this project. Even if only portions
of one or more of the historic buildings were retained, such as the hospital building fagade, it would not be able to take
advantage of this historic tax credit program, due to the requirement that the Secretary of the Interior’s Standards for
Rehabilitation must be met in order to receive the credit. Removing the majority of the building would not meet these
standards.
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As shown in Figure XI-2, the preferred plan for this site is a mixed use development on the
entire 14 acre site including 50,000 SF of civic uses, 80,000 SF of retail, 45,000 SF of office
space and 175 residential units. This development program is shown with retail uses in the
southeast and northeast corners of the Navy Lodge site with other improvements within each
of the other three sites, with primary access from Coddington Highway and West Main Road,
and parking behind the buildings. This plan includes future roundabout transportation
improvements at the West Main/Coddington and West Main/East Main intersections, if
approved by the Town.

- i rr p
‘Note: Uses are flexible and conceptual,
Figure XI-2

et

The location attributes of the former Navy Lodge site, including traffic counts and visibility,
are all favorable to development, most likely as a retail use. However, development build-
out, or density, on the specific Navy Lodge site may be somewhat limited. This takes into
account such elements as parking requirements, limited availability of curb-cuts, potential
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roadway improvements at West Main and Coddington and considerations for a “gateway”
element at this intersection, as examples. As such, developing this parcel in conjunction with
the adjacent ball field (and additional northern parcels — library and JFK School) is required
in order to attract private sector involvement, thereby allowing for a bigger site with more
potential. This could also assist in assuring developer participation of future public use
development of the northern parcels.

The development time frame for the Navy Lodge site and these northern parcels is
considered to be speculative and longer term, perhaps three to five years at a minimum. On
one hand this allows for additional studies and issues to be addressed, such as the library
relocation (if that is the decision) and the school acquisition for redevelopment.

3. Tank Farms 1 and 2

Tank Farms 1 and 2 would be redeveloped as a combined 146 acre site with office space,
light industrial/flex space, boat storage, multi-modal parking and possible non-intensive
development (such as a solar array) (see Figure XI-3). Within the plan, a 400-space (4 acre)
parking facility would be located on the west side of the site, adjacent to the rail line, and is
based on a NOI received from the Town of Portsmouth. Just to the north of the multi-modal
parking facility, is an area for approximately 55,000 SF of light industrial/flex space along
the rail line. North of that is another parcel indicated for additional light industrial
development (+40-50,000 SF) or for boat storage.

To the east of this area, light industrial/flex development (£90,000 SF) and associated
parking are proposed with access from Bradford Avenue to the east. The far south end of the
site, with access from Stringham Avenue, is shown as potential redevelopment of £110,000
SF of office space for small users and small business “start-ups”. This area of the site is
separated by the areas to remain vacant due to the existing fuel tanks. This area has a small
pocket in the center which could potentially be developed with a solar array or other non-
intensive use, as indicated on the plan. Total uses for this plan include up to 190,000 SF of
light industrial/flex space and 110,000 SF of office space, along with a 400-space parking
facility. Within this plan, the partial USTs and ASTs on Tank Farm 1 would be demolished.

Key assumptions:
= The Tank Farm sites will be environmentally remediated to enable the
proposed uses
= The plan assumes 300 foot setbacks from the remaining USTs
= Zoning will be modified to enable the proposed uses (if necessary)
= |tis assumed that the waste water demand (i.e. sewer) created by the
proposed uses will be provided for and accommodated off-site.
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Figure XI-3

4. Defense Highway

The preferred plan for the Defense Highway is similar to what was previously developed
during the alternatives stage of the BRAC process. The combined site totals approximately
67 acres; with linear properties across from Greene Lane Intersection, including portions of
with the western shoreline of the island spanning the Towns of Middletown and Portsmouth.
The Stringham Road portion is 1 mile long; and the Defense Highway portion is 3.6 miles
long. With only two other major north-south transportation routes on the Island (Route 114
and Route 138), the Defense Highway represents a critical third transportation connection for
north-south circulation on the island, with a high volume of traffic. Furthermore, the
Defense Highway represents a key transportation element to support the core mission of
NAVSTA Newport.

The Rhode Island Department of Transportation (RIDOT) has submitted a NOI for the
Defense Highway and Stringham Road. The preferred use for these existing roadways
dovetails with the recently completed Aquidneck Island Transportation Study which
recommends a two lane scenario. Figure XI-4 illustrates the road in its existing (2-lane)
configuration, with the addition of a multi-use pathway in a greenbelt on the opposite side of
the railroad tracks, adjacent to the water. This plan assumes that the roadway will be
environmentally remediated to enable the proposed uses and that zoning will be modified to
enable the proposed uses (if necessary).
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Figure XI-4

The other aspect planned in this area is the concept of Open Space “Ribbons” as shown in
Figure XI-5. For this, a NOI has been received from the Town of Middletown for
recreation/open space use for £25 acres at the Midway Pier/Greene Lane. As shown in Figure
XI-6, the area included would encompass the Midway Pier and lands just to the north and to
the south. A plan for a shoreline park prepared by the Town, including a fishing pier, kayak
launch, restrooms, playgrounds, parking, picnic areas and pathways has been integrated into
the plan for this site.
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Figure XI-5
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B. Implementation

In order to implement the Preferred Reuse Plan, a development entity will be needed to
oversee the environmental characterization and remediation of property being undertaken by
the Navy, administer and manage the distribution of earmarked property, and be a liaison
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between the Navy and community. The development entity could be private company or
individual or a public organization. The disadvantage for a private company or individual is
that the environmental liabilities and associated redevelopment costs of the sites may be too
significant in order to finance the improvements within the Preferred Reuse Plan. The
advantage of a public sector development entity is that in addition to having a lower return on
investment (ROI) requirement, it would be eligible for state and federal grant funds to help
support the reuse plan. This may prove to be critical given the potential environmental
uncertainties and building demolition needed at some of the sites.

1. AIRPA Role and Transition (Implementation LRA)

Because of the environmental liabilities and time needed to redevelop the sites, the AIRPA
which jointly represents the City of Newport, Town of Middletown and Town of Portsmouth,
seeks to retain its oversight role for the redevelopment of the surplus properties. To do so
requires it to revise its current charter and authority and to become an Implementation LRA
that has the legal powers to own property, borrow monies, receive grants, manage, lease or
sell property, and other necessary functions to undertake the redevelopment of the properties.
This can be accomplished by vote of each jurisdiction’s governing bodies.

The LRA may then seek to acquire any or all of the properties from the Navy utilizing a
combination of conveyance mechanisms including an EDC and PBC as described under the
BRAC rules and regulations. The properties may be held by the LRA until each site has been
prepared for development and can then be transferred to the host community. For those
properties with limited site constraints (like the Navy Lodge site), transfer to the host
community (Town of Middletown) may be immediate. For other sites (such as Tank Farms 1
and 2), transfer from the Navy may not happen for many years (until any outstanding
environmental contamination issues have been addressed). Those portions of properties
earmarked for public use (such as the waterfront park on the Hospital site or Greene Lane
Park, for example) could be transferred at any time under EDC or PBC based on the needs of
each host community.

The LRA will be governed by its governing board and administer the redevelopment efforts
using a combination of staff and contract services. All required property maintenance
services can be contracted for from private providers or from each representative host
community. Marketing of individual sites can be done by LRA and/or Town staff augmented
with hired brokerage services from experienced real estate professionals. Grant writing and
administration will be done by LRA staff and assisted by the planning departments within
each of the three municipalities represented on the LRA.

2. Financial Analysis

In order to evaluate the feasibility of developing the surplus sites relative to the Preferred
Reuse Plan, a preliminary financial analysis was conducted to determine if the residual
value®® of the properties is enough to support investment in the sites. In its most basic form
used in this analysis, there are three steps used to calculate residual value. The first step

18 Estimated expected value of the land prior to development.
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estimates the market value of the building improvements that could be realistically developed
on the sites (based on current market conditions). The second step estimates the cost to
prepare the sites for development, upgrade utilities (where needed) and construct the desired
building improvements. For this step, it is assumed that the LRA (with possible assistance
by each host community) would partner with developers and establish a development
agreement to prepare and develop the sites. The final step is a calculation of the residual
value by taking the difference between market value of the sites and costs to develop the
sites.

The financial analysis is based on the following assumptions regarding the redevelopment of
the sites:

= The AIRPA is constituted as a the Local Redevelopment Authority;

= The sites are transferred to the LRA upon remediation of environmental issues;

= The sites are conveyed to the LRA through an EDC or PBC with areas earmarked for
public use subsequently transferred to each respective host community at an agreed
time;

= The LRA uses a combination of bonded debt, grant funds and contributions from the
local communities to support the redevelopment of the sites;

= Auvailable sewer capacity is available to support any redevelopment program.

a) Property Value

Based on the development program outlined for each of the sites in the Preferred Reuse Plan,
the total market value of the building improvements is estimated to be approximately $116.9
(post-development in current dollars) million which is distributed within the following uses:

= Hotel - $15 million

= Residential - $49.4 million

= Office - $9 million

= Retail - $16 million

» Light Industrial - $24 million

= Scrap Steel Value - $3.5 million

While the civic uses within the development program provide a public benefit, they are not
included in the financial analysis (as either a cost or a value enhancement).

b) Capital, Development, Site Preparation and Operating Costs

In order to redevelop the sites, a series of expenditures will be required (either by the LRA or
private developers) to prepare the sites for development including building demolition,
upgrade utilities and infrastructure, construct the buildings, etc. These costs are estimated to
be approximately $116.756 million and include:

= Building Demolition: Buildings at the Navy Hospital and Navy Lodge (northern
parcels including the existing library and JFK School) will require demolition in
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order to redevelop the sites. Demolition of the Navy Hospital and associated
buildings is estimated at $4 million (which includes environmental remediation of
the associated demolition materials and site). Demolition of the Navy Lodge
(library and JFK School) associated buildings is estimated at about $100,000
(representing about half of the actual cost assuming that the LRA/Town of
Middletown splits the cost with a developer as the site will include civic and private
uses)

= UST/AST Demolition: Tank Farm 1 will require the demolition of the aboveground
storage tanks (AST) and partial demolition of the underground storage tanks (UST)
in order to implement the Preferred Reuse Plan. Demolition of the tanks is
estimated at approximately $1 million. However, it should be noted that the scrap
steel salvaged from the AST is estimated to have a value of approximately $3.5
million (which is included in the property value section above)

= Utilities and Site Preparation: In order to repurpose the sites for new development,
new utilities (water, sewer, gas, drainage, roads, etc.) will need to be upgraded or
replaced at an estimated cost of approximately $10.6 million

= Building Construction: The estimated cost to construct the various private building
improvements (hotel, residential, office, retail, light/industrial/flex) is estimated at
approximately $82.3 million. Construction of civic improvements has not been
included in this construction estimate;

= Soft Costs: These are costs not directly associated with construction and include
architectural, engineering, financing and legal fees and other pre and post-
construction expenses. Soft costs are estimated to be approximately $4.9 million
(5% of development costs)

= Developer’s Profit: A developer entering into a agreement with the LRA to construct
the developments within the Reuse Plan will likely budget a profit of approximately
20% of the hard construction costs, which equates to a profit of about $13.6 million.
It should be noted that a developer’s profit was not included for the Tank Farms and
Defense Highway sites.

= AIRPA Operating Costs: These are costs associated with the LRA staff (one full
time staff position), limited property maintenance, legal, accounting and technical
assistance which are estimated at $200,000. This total cost has been allocated
equally ($50,000) to each site.

¢) Residual Value of Sites

As shown in Table XI-1, based on the estimated market value of the improvements ($116.9
million) and the estimated capital, development, site preparation and operating costs
($116.756 million), the residual value of the sites is estimated to be approximately $143,000
- or essentially a revenue neutral or financial “wash” situation where revenues equal
development costs.

The Preferred Reuse Plan for the redevelopment of the sites has the potential (at full build-
out) to provide a significant input to the regional employment base. In order to calculate the
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potential employment generated at the sites, typical employment standards were used for the
development components in the Preferred Reuse Plan, including:

= Hotel (1,429 SF per employee)

= Retail (400 SF per employee)

= Office (333 SF per employee)

= Industrial (500 SF per employee)

d) Economic Impact

As shown in Table XI-1, implementation of the Preferred Reuse plan could add up to 980
new direct jobs to the regional economy at full build-out. This estimate does not include
indirect jobs related to the construction or development activity related at each site, which

may add 1,000 or more jobs.

Table XI-1
. Tank Farms 1 & Defense .

Revenue/Property Value Navy Hospital Navy Lodge 2 Highway All Sites
Hotel $15,000,000 S0 S0 S0 $15,000,000
Residential Units $14,400,000 $35,000,000 S0 S0 $49,400,000
Office $0 $9,000,000 S0 S0 $9,000,000
Retail S0 $16,000,000 S0 S0 $16,000,000
Civic S0 $0 $0 $0 $0
Light Industrial /Flex/Office S0 S0 $24,000,000 S0 $24,000,000
Parking Spaces S0 $0 $0 $0 $0
Scap Steel Value S0 S0 $3,500,000 S0 $3,500,000
Total Value $29,400,000 $60,000,000 $27,500,000 SO0 $116,900,000
Capital, Development & Operating Costs
Hotel $12,000,000 S0 S0 S0 $12,000,000
Residential Units $8,100,000 $30,187,500 S0 S0 $38,287,500
Office $0 $4,500,000 $0 $0 $4,500,000
Retail $0 $8,000,000 $0 $0 $8,000,000
Civic $0 $0 $0 $0 $0
Light Industrial /Flex/Office S0 SO $19,500,000 SO $19,500,000
Parking Spaces S0 S0 S0 S0 S0
Building Demolition $4,000,000 $100,400 S0 S0 $4,100,400
Utilities/Site Preparation $700,000 $429,000 $7,500,000 $234,000 $8,863,000
Partial UST Demo $0 $0 $800,000 $0 $800,000
AST Demo S0 S0 $200,000 S0 $200,000
Road Repave/Restripe SO SO S0 $1,800,000 $1,800,000
Subtotal $24,800,000  $43,216,900  $28,000,000 $2,034,000" $98,050,900
Soft Costs $1,240,000 $2,160,845 $1,400,000 $101,700 $4,902,545
Profit $4,960,000 $8,643,380 $0 $0  $13,603,380
AIRPA Operating Costs $50,000 $50,000 $50,000 $50,000 $200,000
Total $31,050,000  $54,071,125  $29,450,000 $2,185,700 $116,756,825
Residual Land Value ($1,650,000)  $5,928,875 ($1,950,000)  ($2,185,700) $143,175
Permanent Employment Generated 42 335 600 0 977

e) Potential Permitting Requirements

A permitting summary was developed assuming each development would be designed to
comply with local zoning requirements and would not require any variances or waivers.
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State permits with the RIDOT, RIDEM and CRMC, and federal permits with United States
Army Corps of Engineers (USACE) will require further evaluation once resource areas are
delineated and project impacts are determined in greater detail during future design phases
for each site. This summary is not meant to be a legal interpretation of all permits that are
required, and does not include applications related to buildings, utilities, or hazardous
materials. Table XI-2 summarizes the Local, State, and Federal site permitting requirements.

The City of Newport, Town of Middletown, and Town of Portsmouth have regulatory
authority over proposed land development and building construction on private land within
the City/Town limits. The preferred reuse plan for the Navy Hospital, Navy Lodge, and
Tank Farm sites are anticipated to require review as major land development projects due to
the building development and parking proposed.

RIDOT has regulatory authority over state transportation systems including roads and
highways. Any proposed alteration of these systems, including but not limited to increases in
traffic, curb cuts, and roadway improvements or alterations, requires approval through a
Physical Alteration Permit. The Navy Lodge site is anticipated to require a Physical
Alteration Permit due to the proposed curb cut on Coddington Highway and West Main
Road. The Burma Road parking area and Tank Farm sites may require a Physical Alteration
Permit if the state takes ownership of Burma Road and Stringham Road.

CRMC has regulatory authority over tidal waters, coastal features, and the area of land within
200-feet of the landward limit of the coastal feature (200-foot Contiguous Area). The
Coastal Resources Management Program (CRMC 1996, As Amended) requires individuals
proposing alterations within these areas to seek authorization from the CRMC via an Assent
Application. The Navy Hospital and Defense Highway sites are likely to require CRMC
Assents due to their proximity to the shore. CRMC also has regulatory authority over
Freshwater Wetlands in the Vicinity of the Coast and requires individuals proposing
alterations within freshwater wetlands subject to their jurisdiction to seek authorization for
the project. None of the sites fall within the CRMC freshwater jurisdiction.

The Environmental Protection Agency (EPA) has delegated authority to the RIDEM to
review and authorize projects proposing soil disturbances. The RIDEM Rhode Island
Pollutant Discharge Elimination System (RIPDES) Program requires projects proposing one
acre or more of soil disturbance to submit a Notice of Intent under the General Permit to
Discharge Stormwater Associated with Construction Activity. Each of the sites is greater
than one acre, and as such it is anticipated that any projects on these sites will require a
RIPDES Authorization.

The RIDEM Office of Water Resources Freshwater Wetlands Permitting Program has
authority over activities proposed within state-regulated freshwater wetlands which include
palustrine, lacustrine and riverine wetlands; their 50-foot Perimeter Wetlands or 100/200-foot
Riverbank Wetlands; and 100 year Frequency Floodplain as identified by the Federal
Emergency Management Agency. The Tank Farms site may require RIDEM Freshwater
Wetlands permitting if jurisdictional resources extend onto the sites from adjacent properties.
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The RIDEM Office of Water Resources Freshwater Wetlands Permitting Program has
authority over activities proposed within the state’s waters and their tributaries in accordance
with Rule 13 of the RIDEM Water Quality Regulations (RIDEM 2010). It is anticipated that
the Navy Hospital and the Defense Highway projects may require a Water Quality Certificate
in accordance with the regulations.

Section 404 of the Clean Water Act and Section 10 of the Rivers and Harbors Act provide
the Army Corps of Engineers regulatory authority over activities proposed within Waters of
the U.S. The Navy Hospital and Defense Highway sites are anticipated to require
authorization from the ACOE.

Table XI-2
Agency /Permit Navy Navy Hospital Defense Hwy Tank Farme
— Lodge
Local Permits
Town ity Majior | Yes Yes Not anticipated Yes
Land
Development
Application
Town Kty Yen Yes Yes Yes
Erosion &
Sediment Con ol
Ondinance
Town ity Flood. | No Yen Yen No
Contml Orndinence
Sinle Pormits
RIDOT Physical Yes No Fotentisl (required | Potential (required
Aleration Parmit if fha Staia takes if tha Staia takes
ownemship of owrenship of
Burma Foad) Burma Roed and
exionsion of
Burma Road)
CRMC Cosstal No Yoo (required f | Yes (required if No
Permil work is proposed. | work is proposed
in tidal waters, in tidal waiers, on
on masial] festure | coastal festure or
ar within 200- within 200-foot
fool anfignons | contignous ares)
area)
CEMC Freshwaier | No No No No
Wafland Parmit
Yes Yes Yes Yes
Authorization
RIDEM No No No Poten ti] (raquimed
Fresh waler if work proposed
Wefland Permit withinperimeter
or riverbank
wetland extending
onio sife from
adpcent Melvile
Ponds area)
Wiler No Yes Yes No
Quality
Certificat
Federsd Permils
USACH Section No Folential Folentisl (required | No
404 Permit (required if work | if work i
isproposed proposed belnw
below mesnhigh | mesn high water)
waler)

CRMC - Conrisl Ecsouress Matepement Conneil
RINEM - Ehoda Idemd Deperiment of Bnviroommeniel M gement
RIPDES - Khe da Lisn d Pollelax] Dischargs Fhminstion
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C. LRA Decision

On July 14, 2011, the Aquidneck Island Reuse Planning Authority voted unanimously in
public session to adopt the Preferred Reuse Plan for the redevelopment of the surplus
property at NAVSTA Newport and to pursue a combination of an Economic Development
Conveyance and Public Benefit Conveyance of the properties from the Navy. Prior to the
vote, representatives from each of the municipalities endorsed the Preferred Reuse plan.

RKG Associates, Inc. Page 171



Redevelopment Plan for Surplus Properties at NAVSTA Newport August 9, 2011

]
XIl. APPENDIX

RKG Associates, Inc. Page 172



NAVFAC Newport Redevelopment Plan
and HUD Submission

Legend

D Site Boundary*

: Newport Zoning
A ) 1 : ' o g ) / bl ™ ‘ ‘ ‘ |:| Commercial Industrial (CI)

/_ﬂ : : (] S 4 =8 - General Business (GB)
- "TR“‘NNEST'}A’T@N’R - I s ' " l ‘ ;‘ : ‘ : - , l |:| Limited Business (LB)
; -- b . : A : Wl T - : € i i || Open Space (0S)
. 1a p

Ny9 ONITI0d

" Recreational (REC)
[ | Residential (R-10)
|| Residential (R-10A)
[ | Residential (R-120)
[ Residential (R-160)
[ | Residential (R-20)
(
(
(

BELL RD

[ | Residential (R-3)
|| Residential (R-40)

{ [ Residential (R-40A)
[ Residential (R-60)

| || Traditional Maritime (TM)
- Waterfront Business (WB)

*Note:
Site boundaries are preliminary and based on available

o e - posy W\ " ) | information as well as subject to verification in order to
LDYERSCAL o e [ NEVV‘PORT - % J determine their exact extent.

13

& L]
© W JTHCONNELL HWY

gy

—

ad SNOWV\\\SZ_L\:\

5w

MUNGER RD

ad SNOWWISZLH

Prepared by:
Vanasse Hangen Brustlin, Inc.

Data Sources:

ESRI, Towns of Middletown, Newport and Portsmouth RI,
Department of the Navy BRAC Program

Management Office

q\\SZ.\J:\

w10 ¥3snva

—__

0 150 300 600 Feet

AMH 1_‘(3NN0

Figure llI-E-1

Municipal Zoning

Area 1 - Navy Hospital

File Source:

Date: August 2011




File Source:

-

NTAaOOM¥3ANN

P e
Co s‘s

NAVFAC Newport Redevelopment Plan

and HUD Submission

Legend

[ site Boundary 00 LI
I_—j Municipal Boundary [ MIP
Zoning Districts | | MT
LND_ZONE [ o
oP . os
c Ll
GB [ R0
GBA . | R20
)
L1A [ R40
LB || R60
LBA [ rRM

*Note:

Site boundaries are preliminary and based on available
information as well as subject to verification in order to
determine their exact extent.

Prepared by:
Vanasse Hangen Brustlin, Inc.

Data Sources:

ESRI, Towns of Middletown, Newport and Portsmouth RI,
Department of the Navy BRAC Program

Management Office

T

— E—

0 100 200 400 Feet

Figure llI-E-2

Municipal Zoning

Area 2 - Navy Lodge

Date: August 2011



L e /= =
EImmEE HARBORIENDG!

- EE:

AUDENRWAY

\WD)

HARBORLNDG

PORTSMOUTH

/".7\

”%A@ I

NAVFAC Newport Redevelopment Plan
and HUD Submission

Legend
D Site Boundary*

Portsmouth Zoning

- PRD (Proposed Redevelopment District)

Note:

Please note that the location of the
Redevelopment District does not reflect the
official designation of this district on the Town’s
official zoning map.

*Note:

Site boundaries are preliminary and based on available
information as well as subject to verification in order to
determine their exact extent.

Prepared by:
Vanasse Hangen Brustlin, Inc.

Data Sources:

ESRI, Towns of Middletown, Newport and Portsmouth RI,
Department of the Navy BRAC Program

Management Office

___

0 300 600 1,200 Feet

Figure IlI-E-3

Municipal Zoning

Area 4 - Tank Farms 1 and 2

Date: August 2011




NAVFAC Newport Redevelopment Plan
and HUD Submission

Legend
E Site Boundary* Middletown Zoning
l__j Municipal Boundary - OoP
Portsmouth Zoning [ ¢
|:| <all other values> - GB
e . cBA
HI Y
oA
. 1B
. LBA
u
0 we
T
[ o8
. os
r
[ R0
[ R
X
[ R4
[ | reo
P ru

GHAM RD

STRIN

NEWRORTY

UIRRRCOUnN

*Note:

Site boundaries are preliminary and based on available
information as well as subject to verification in order to
determine their exact extent.

w
>
=
>
o
4

Prepared by:
Vanasse Hangen Brustlin, Inc.

Data Sources:
ESRI, Towns of Middletown, Newport and Portsmouth RI,

Department of the Navy BRAC Program
Management Office

—__

0 900 0 3,600 Feet

Figure llI-E-4

Municipal Zoning

Area 3 - Burma Road

File Source:

Date: August 2011




600 Feet

4 Estuarine Habitat (RIGIS)
200-foot CRMC Contiguous Area**

—+— Ralil
D Parcels
| T Rare Species (RIGIS)
ik =1
)
-1
I_—_| Municipal Boundary

Narragansett Bay
FEMA Flood Zones
Wetlands (RIGIS)

NAVFAC Newport Redevelopment Plan

c
2
]
i)
£
)
S
(%)
[a]
)
I
-]
c
(]

| *Site boundaries are preliminary and based on available
| information as well as subject to verification in order to

| determine their exact extent.
The final location of the CRMC Continuous Areas will be

determined from specific on-site delineations, which is

~| not part of this study

**The 200-foot CRMC Contiguous Areas shown are for
illustrative purposes only and are approximate.
Department of the Navy BRAC Program

Date: August 2011

Data Sources:
1 ESRI, Towns of Middletown, Newport and Portsmouth RI,

1 Area 1 - Navy Hospital

1_ Prepared by:
“\| Vanasse Hangen Brustlin, Inc.

| Notes:

¥

" | Figure IlI-F-1

<
et
B =

1| Existing Environmental Resources

d | A

- AR RN
AA.%?‘.«..?-.

Aev WERRIA, s

CRMC Type 4 Waters

“90IN0S 9|4



File Source:

NAVFAC Newport Redevelopment Plan
and HUD Submission

Legend

D Site Boundary*

"] Rare Species (RIGIS)

/22 FEMA Flood Zones
D Parcels

Wetlands (RIGIS)

|:| State Greenways (RIGIS)
I_—j Municipal Boundary

*Note:

Site boundaries are preliminary and based on available
information as well as subject to verification in order to
determine their exact extent.

Prepared by:
Vanasse Hangen Brustlin, Inc.

Data Sources:

ESRI, Towns of Middletown, Newport and Portsmouth RI,
Department of the Navy BRAC Program

Management Office

T

— E—

0 100 200 400 Feet

Figure Ill-F-2

Existing Environmental Resources

Area 2 - Navy Lodge

Date: August 2011




NAVFAC Newport Redevelopment Plan
and HUD Submission

Legend

— Ralil

Melville Ponds

CRMCATypel4]Waters] - , : ~ | " G | oF N i 5 % 1 ~Y DSiteBoundary*

?Z FEMA Flood Zones

Narragansett Bay Estuarine Habitat (RIGIS)
Wetlands (RIGIS)

|:| Rare Species Habitat (RIGIS)
200-foot CRMC Contiguous Area**

Ej Municipal Boundary

Notes:

*Site boundaries are preliminary and based on available
information as well as subject to verification in order to
determine their exact extent.

**The 200-foot CRMC Contiguous Areas shown are for
illustrative purposes only and are approximate.

The final location of the CRMC Continuous Areas will be
determined from specific on-site delineations, which is
not part of this study

Prepared by:
Vanasse Hangen Brustlin, Inc.

{ {1 i -
] L] f [
/ ' i ! Data Sources:
/ Melville Ponds : RS s ESRI, Towns of Middletown, Newport and Portsmouth RI,
{ E ™ N Department of the Navy BRAC Program
r—
3\ f
{

Management Office

5

N,

CRMCaTypel4)Waters] ‘ 85 B g ;_‘ : b R “ e / f ™ “"“": b £ 0 300 600 1,200 Feet

Figure IlI-F-3

Existing Environmental Resources

Area 4 - Tank Farms 1 and 2

Date: August 2011




NAVFAC Newport Redevelopment Plan
and HUD Submission

Legend

: S Jro | SN <y " ol : \ T4 Al Ty ' [ site Boundary*
_ “\q/ M — L SO aE eSS \C = === [ FEMA Flood Zones
] S e \ . T e % 3 . \ 5
f + /W,m,,“)ms f ¥ W BNY o : ‘ iy ZBE S NG 7 p—— ) A & Narragansett Bay Estuarine Habitat (RIGIS)
. / ' 3 ; % = ~ % Wetlands (RIGIS)

B || Rare Species (RIGIS)

Sisson Pond.—

Sisson Pond \ o L = . : e l:l State Greenways (RIGIS)
= 200-foot CRMC Contiguous Area*

l__j Municipal Boundary

Notes:

*Site boundaries are preliminary and based on available
information as well as subject to verification in order to
determine their exact extent.

**The 200-foot CRMC Contiguous Areas shown are for
illustrative purposes only and are approximate.

The final location of the CRMC Continuous Areas will be
determined from specific on-site delineations, which is
not part of this study

Prepared by:
Vanasse Hangen Brustlin, Inc.

Data Sources:
ESRI, Towns of Middletown, Newport and Portsmouth RI,
Department of the Navy BRAC Program

CRMC; ﬂ&m 7 . ——— A \NY @ L= SR Y Management Office

—__

0 900 1,800 3,600 Feet

Figure Ill-F-4

Existing Environmental Resources

Area 3 - Burma Road

(CRMCATy pel6lWaters;

Date: August 2011




Tad

e

il

*

3

-y

J THCONNELL HWY:

LI
a,
-

T e
o —

% e ¥
L pe
t '*r-'l -
. |-.\ta01(;‘EFf§51 s }

A

AMHTIENNOD

v

[l
o Y

File Source:

NAVFAC Newport Redevelopment Plan
and HUD Submission

Legend

4 8
W D Site Boundary*

\
y C] Parcels

L_ " 1| Municipal Boundary

Sanitary Sewer
Stormwater Sewer

Gas Lines

*Note:
Site boundaries are preliminary and based on available

nformation as well as subject to verification in order to

determine their exact extent.

Prepared by:
Vanasse Hangen Brustlin, Inc.

Data Sources:
ESRI, Towns of Middletown, Newport and Portsmouth RI,

| Department of the Navy BRAC Program

Management Office

0 150 300 600 Feet

Figure IV-B-1

Existing Conditions Utilities Figure

Area 1 - Navy Hospital

Date: August 2011



NAVFAC Newport Redevelopment Plan
and HUD Submission

Legend
— Existing Stormwater
— Existing Gas
— Existing Sewer
— Exisiting Telecomm
g0 44 — Existing Water

- D Site Boundary*
‘ C] Parcels

| L—j Municipal Boundary

*Note:
Site boundaries are preliminary and based on available
information as well as subject to verification in order to

| determine their exact extent.

Prepared by:
Vanasse Hangen Brustlin, Inc.

Data Sources:

ESRI, Towns of Middletown, Newport and Portsmouth RI,
Department of the Navy BRAC Program

Management Office

T

— E—

0 100 200 400 Feet

Figure IV-B-2

Existing Conditions Utilities Figure

Area 2 - Navy Lodge

Date: August 2011




File Source:

NAVFAC Newport Redevelopment Plan
and HUD Submission

Legend

D Site Boundary*

Sanitary Sewer

Stormwater Sewer
[ ] Parcels (Town of Portsmouth 2007)
[__J Municipal Boundary

*Note:

Site boundaries are preliminary and based on available
information as well as subject to verification in order to
determine their exact extent.

Prepared by:
Vanasse Hangen Brustlin, Inc.

Data Sources:

ESRI, Towns of Middletown, Newport and Portsmouth RI,
Department of the Navy BRAC Program

Management Office

—__

0 300 600 1,200 Feet

Figure IV-B-3

Existing Conditions Utilities Figure

Area 4 - Tank Farms 1 and 2

Date: August 2011




NAVFAC Newport Redevelopment Plan
and HUD Submission

Legend
Sanitary Sewer

Stormwater Sewer

D Site Boundary*
D Parcels

l__j Municipal Boundary

*Note:

Site boundaries are preliminary and based on available
information as well as subject to verification in order to
determine their exact extent.

» 3 4&@.«? i - T
=1 MIDDEETOWN ;77

SUVIL |

o
i

=
4=

=

L

St TN / 3oy ARG
Ay o J Rl fp ot & s A RESY Prepared by:
SN ; " 1 7 AMEs i ‘ Vanasse Hangen Brustlin, Inc.

Data Sources:

ESRI, Towns of Middletown, Newport and Portsmouth RI,
Department of the Navy BRAC Program

Management Office

—__

0 900 1 3,600 Feet

Figure IV-B-4

i o
“OUTH Re e,

Existing Conditions Utilities Figure

Area 3 - Burma Road

File Source:

Date: August 2011




£

Vs

w

) E)l)l['l'lOH S

= NAVFAC Newport Redevelopment Plan
and HUD Submission

Legend

N

Traffic Signal

| D Site Boundary*

—— Rail

J H / 2 | 4

1 I: [! . BE ll 1 i |:| e

| — . y L1 ' ~ | [_Z] Municipal Boundary
ll Admiral Kalbfis Road at i 2 Primary Intersections

JT Connell Highway e ) \ | == .
. S o~ - ! | Lo m g Primary Intersections
¥ LB o S, WA | 2728 High Crash Locat
ST ¥ ' A g " \ F] gh Crash Locations
v '. (AL
i1l

*Note:

| Site boundaries are preliminary and based on available
information as well as subject to verification in order to
determine their exact extent.

Training étation Road/Admiral
Kalbfus Road at 3rd Street

W

-y ] s
© “JIT'CONNELLHWY

L
P

IE

|
Q4 SNOWNISZLE

4

.
-3
-2
I
-

e )

Existing ife Access &

| Prepared by:
| Vanasse Hangen Brustlin, Inc.

Data Sources:
ESRI, Towns of Middletown, Newport and Portsmouth RI,
| Department of the Navy BRAC Program

Management Office, Aquidneck Transportation Study
RIDOT

Site A

or

ccess i :
o PrLas

va,

 wiou3sny

AMHTIINNO3

0 150 300 600 Feet

| Figure IV-B-5

Existing Conditions

File Source:

Area 1 - Navy Hospital

Date: August 2011




NAVFAC Newport Redevelopment Plan
and HUD Submission

Legend

@ Traffic Signal

D Site Boundary*
C] Parcels

I_—j Municipal Boundary
Primary Intersections

-- .
L. = g Primary Intersections

ZZ: High Crash Locations

*Note:

Site boundaries are preliminary and based on available
information as well as subject to verification in order to
determine their exact extent.

= 2l

", CONSTELLATIONAVE.  /__
Y bod

! i : --ﬁ: ¥ by
. ;—-, Coddington Highway
W4 at West Main Rd

Prepared by:
Vanasse Hangen Brustlin, Inc.

Data Sources:
ESRI, Towns of Middletown, Newport and Portsmouth RI,

Department of the Navy BRAC Program
Management Office

, 1 : " i -v p 7 )_- - L - 2 : : . ij b5 | . . "7. = »_ - - : x
| E’ ; : Lt =4 27 ‘ B3 S\ i . . - : = \ il “-,'. : ‘ “ \ "k
@RS East Main Rd at i TR ool “apgan i g 5+ e RS T -
West Main Rd i 9 \ . e e . \ A 2k AR -y AL

, i) 3 R T - A - ax B\, = 1 0o 100 200 400 Feet

Figure IV-B-6

Existing Conditions

Area 2 - Navy Lodge

Date: August 2011




,( Stringham Rd at
', Defense Highway

SN

rﬁRd at

Saint Mary's Pond

Sisson Pond

® GreenLna
West Main Rd [§

~y,

Green Ln at
Defense Highway

Fleet Access Rd

at Defense Highway
L

NAVFAC Newport Redevelopment Plan
and HUD Submission

Legend

@ Traffic Signal

@ Primary Local Connections

E Site Boundary*

—— Rail

D Parcels

l__j Municipal Boundary
Primary Intersections

- - -

L _I Study Area Intersections
- --.

IL o High Crash Locations
*Note:

Site boundaries are preliminary and based on available

information as well as subject to verification in order to
determine their exact extent.

Prepared by:

Vanasse Hangen Brustlin, Inc.

Data Sources:

ESRI, Towns of Middletown, Newport and Portsmouth RI,
Department of the Navy BRAC Program

Management Office

Aquidneck Island Transportation Study
RIDOT

«-

—__

0 900 1 3,600 Feet

Figure IV-B-7

Existing Conditions

Area 3 - Burma Road

Date: August 2011




NAVFAC Newport Redevelopment Plan
and HUD Submission

Legend

| D Site Boundary*

1 D Parcels (Town of Portsmouth 2007)

| 1—— - National Register-eligible Historic
I~ — —1 District or Individual Property

-

___1 Municipal Boundary

*Note:

Site boundaries are preliminary and based on available
information as well as subject to verification in order to
determine their exact extent.

Tank Farrq

MELVILLE FUEL DEPQT AND Ve
NET DEPOT HISTORIC DISTRICT

L

PORTSM

1

f 1 BB

Prepared by:
Vanasse Hangen Brustlin, Inc.

Data Sources:

ESRI, Towns of Middletown, Newport and Portsmouth RI,
Department of the Navy BRAC Program

Management Office

300 1,200 Feet

Figure IV-E-1

Existing Cultural Resources

Area 4 - Tank Farms 1 and 2

Date: August 2011




. S Y 1 7 . _ NAVFAC Newport Redevelopment Plan
~ PORTSMOUTHF e | i y and HUD Submission
b8 RURALSS S 7 % x . ;_
ESTATESE
Legend
: » 1 : D Site Boundary*
Saint Mary's Pond . . “; 3 . —Te Y 8 ' 2d7/p JRF T TN t w - il Parcels
; ' o W ' £ =l ,~ - -, National Register-eligible Historic
I~~~ District or Individual Property
Historic Districts

I__j Municipal Boundary

Sisson Pond

*Note:

Site boundaries are preliminary and based on available
information as well as subject to verification in order to
determine their exact extent.

Y

=
o

=)
(17}
£=

SV

o
i

=
4=

=

L

Prepared by:
Vanasse Hangen Brustlin, Inc.

Data Sources:

ESRI, Towns of Middletown, Newport and Portsmouth RI,
Department of the Navy BRAC Program

Management Office

—__

0 900 1 3,600 Feet

Figure IV-E-2

SOUTHRese Gl 7 Existing Cultural Resources

Area 3 - Burma Road

File Source:

Date: August 2011




c
© bO -
o ] |
- 23 T
= gQ =
(] © O 5
c & m
£ c < : )
5 -~
o s 5 2 5
S
) =) £ g
e 3% £
nvv S 2 2
[ o 5% am
B c 5 5> ] .
.0 € =2 g 28 ;
£ 5 28 £8« g 3o 8
T £52 : 29 2
o E = =3 IS 23 B
; ) £ o
E s3 8 59y 17} 2m 5
Wu x &3 T R J 7 sa o 5
[ > B> S o0& B 2 33 3 5
20 I} DT B O — = 53 . o
E e 3 H- c 32 g a © o
25 3 ¢ zg £ e @ Sog A T —
£z 2 8 5E ¢ 582 S) SE 3 =
O ‘= = e .. Y = o™ et o
£z 2 5 5% 5 855 5§ #0%9 > 5 > R
AVnd 2 — =6 = m.mnm o1 892=s%5 o w S ® k7]
= —_—r ..o 8¢ 5 _Iwne 2 v 5
& = O S52ZQE 2]
Z © > g 8o EE Op 3L°E - = o _ 2
3 L L SeS5g g2 AmEDS o £ - 2
Z =g ®
- FneEoT nru% mmm.m W.. .m © »
T = o> ouwn= ° e _._vn o 2
o = g J g
‘-, \

AL 0L

T/

OR'

AMH =17 0
MHTIINNODAL f7) o p

NEWPO

|

¥ | }’
B
@t

&....ﬂ.
.%E!mwrﬁ
0 g e

e R CIR
T FITZSIMMON D DAUSER

..
L e —
i S et

£ , £ } _.n‘..:.ﬁ—.&.. - & i...w“ f
S == |
wrRe s (T
,_ [ L v S ol ) R HLH e

ARk

NAVY HOSPITAL
HISTORIC'DISTRICT

P Al s
RIGGS RD

D

L & _1g

ROSSITER R

It}

..
et - S
»

et LV
gy ey Ve et
o - 1

—
{ONRD
-

par ¢ IV £ 2 e
- * ' SWIHRD =

. D
F 43 r..um S
\1.&4‘

STAT

NG

- 7

— o ——

TRANI

L

aos L Mwa‘

L

:82In0g 9|4



NAVFAC Newport Redevelopment Plan
and HUD Submission

Legend

. National Register-listed Individual Property

D Site Boundary*
[ ] Parcels
[[__] Municipal Boundary

» "0 LTAYLOR:CHASE-S
4 / . R

*Note:

Site boundaries are preliminary and based on available
information as well as subject to verification in order to
determine their exact extent.

Prepared by:
Vanasse Hangen Brustlin, Inc.

Data Sources:

ESRI, Towns of Middletown, Newport and Portsmouth RI,
Department of the Navy BRAC Program

Management Office

T

— E—

100 200 400 Feet

Figure IV-E-4

Existing Cultural Resources

Area 2 - Navy Lodge

Date: August 2011




RKG Associates, Inc.

In Cooperation With:

634 Central Avenue
Dover, NH 03820 Weston Solutions, Inc.

(603) 953-0202 Vanasse Hangen and Brustlin, Inc.
www.rkgassociates.com




	~all appendix figures_08092011.pdf
	iii e1_Area-1_Navy-Hospital_Zoning
	iii e2_Area-2_Navy-Lodge_Zoning
	iii e3_Area-4_Tank-Farms_Zoning
	iii e4_Area-3_Burma-Rd_Zoning
	iii f1_Area-1_Navy-Hospital_Env
	iii f2_Area-2_Navy-Lodge_Env
	iii f3_Area-4_Tank-Farms_Env
	iii f4_Area-3_Burma-Rd_Env
	iv b1_Area-1_Navy-Hospital_Utils
	iv b2_Area-2_Navy-Lodge_Utils
	iv b3_Area-4_Tank-Farms_Utils
	iv b4_Area-3_Burma-Rd_Utils
	iv b5_Area-1_Navy-Hospital_Trans
	iv b6_Area-2_Navy-Lodge_Trans
	iv b7_Area-3_Burma-Rd_Trans
	iv e1_Area-4_Tank-Farms_Cultural
	iv e2_Area-3_Burma-Rd_Cultural
	iv e3_Area-1_Navy-Hospital_Cultural
	iv e4_Area-2_Navy-Lodge_Cultural




