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Ciape Cod Environmental Resort Vision Summary

Vision

fmvironmertzl tourisen starts with an eco-regior. like Cape Und. The Cape
has am extrasrdinery nutural enviromment which has ooy atrected visitors for
velaxiation, recreation. and study. & Cape Cod envarencnenzal rosoel eocle deepen
the visiter's expenence of the Cape's environment, while lessening e humzn
impact on that ervironmens. It wiild e & cusiodian of na:eral and heritage
TESCUNCES, eNCOUTAZING peopie to live in barmony weth the environment and
local commiumity,

Guests could leave their cas at the resort site and not drive it again Sueie
thair stay, Thay could wheel their luggaps in cackz bo theis rooms. Linked Lo
nezthy conservation areas oy walking and bike frails, they could hiks and bike.
and ride an electric vehicle transil loop Lo ciboer sites througheut the tegion
Thiy wonld expion: the Cape Cod MNalicnal Seasiore and jocal comsetvaton
arcus, wairh whales and rere 2irds, visit iocat lshecrmes and craftsmen, ancd
attend plays and concerts.

=
(=

View of Proposed Envirenmantal Resort




The environmental resort depicted in this report would be located 1o a
wondland. Cannpy trees would allow strateaic openings lor sunshine and
hreezos. The resoct would be landscaped to proserve indigencus planl and
animal species and 1o provide visienrs with an understanding of Cape Cod's
soosysten. A garden would provide produce for the cosort. Giavses could relax in
vined buwers, Guests would stay in rooms, clustered in pavilions, asing the
latest in energy conservaiion, solar, Mnovative wastewaler Lrea Lk, recycling,
and environmentafly-sound building matesia’s. These unils would be living
demonatrations for the lalest in sustainable technologies. Lof rooms would
arenmmoadaie families aasiiy.

Giueis would e braakfast in the copmeo Luilding, which couid also
provide relreshments throughout (e day and serve othes meals o wisiting
groups. The soclability of an inn would Be encoursged. The commicn budding
winald also feamare tniks, siide shows, 2nd fi'ms for vishing groups o5 well as the
gemeral pobhe and would aost meetings and recepticns,

A successhul Cape Cod enviromunents? resort could serve az a aiodel Zor
ather Cape hostelries. :

OUTER CAPZ - & SPEGI%&GE
Anlsiznd” ol Iragile -zlural resourcss,
M unique loeg ecznomy ked g thess reffigens,
A recognized nz=d lor Allemativan wocha gl o arm % T w '
A usigue comenity with 3 spec s kel hé%?/% 7

Speca prablems of regewsce _em suct a5 groond watz - pollutzn.

An Outer Cape Environmental Resaort Must Refleci the Region's
Unigue Charactar
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The Envirommental Resort rojoce

The Cape Cod Conter lor 1he Envircnmenr & @ Suslairable Boonomwy hias
undertaken a conceptual and feasibility study of envirpnumentaly-susiainable
pesarts or, Cape Cod, with grants from the Community Foundation ol Cape Cod
and the parlicipaticon al the Cape Cod Comumissien, which secks 10 promote a
sustmnabie approach to ecoremic develnpment for Cape Cod, The Cenzen: 1)
idenafied potential sites; 2) identified Jesign and programn aspects of a Cape Cod
cnviranmental Tesort: and 33 examined financial and develogmont feazibiliby.

Clape Cod s a promising denonstration site for an emvircnmentai resost,
Taurism, with refirenient, is the region's chief indusizy, and the area ponsesses
alobally-importast environmertal qualities. st enwironmenlal resothy are
the tropics. None exisl on the North Atlantde coast. Jape Cand, with fts wiale
watches, nature hikes, nature eduration programs, and popular enjuymert al ils
natursl cavironment, has a demonstrated eco-kursm appeal. A grawing (eralie
of irtorest is the changing fishing indusiry, which the environmentu] resorl
gliould work at intorpreting fur visitoes.

Eezides making a profis an cvironmenial resort could demonstrate new
tecknologies and practices that conwentional Cape Cod hotels, motels, and inns
rowzld adopt to pralect the Cape's environmenl, wivile enhancing markelability,
rrealing jobs, and improving Lusiness efficiency, Further, crvitoemental
tourism strengthens the averall image of Capr Cod, which depends upon its
relural envirolument o att-act bourists, rofirees, and entreprensurs:

The Cape Cod envirormental resort projecl graw out of & visit by 1.5
Virgin Islands cco-resurt developer Smanley Selengut in 1995, The Cape Cod
Coner obiained bue srunts (rom the Comnmmunity Foundatinn of Capre Cod to
andetlake the study presented here, A comomitles of the Cape Cod Centes has
been working on the project since the fall of 1995, The planning process has been
highlighted by 5 design workshop led by Boston arghibect Gerard Ives and
involving upproximately 10 participarts including developers, planners,
crrvironmentalists, and towrism indusiry professionals. [ves Ras designed the
innovative visitors center at the Massachaselts Audubon Society Wellfleet Bay
wildlife Sunctuary, un Cape Cod, 2nd i iavnlved with the Center tor
Gustainable Buiiding m developing guidelines for renovaled residential
buiidings in Cambridge, MA




Bzjnr Firdings

2 Lhe Favicpumesta] Towrism Capreence--The Cape Cod prvironmental resort
wauld offer a &1 program of mahare hikes and souises, bike Tips. and +alks,
partrering with existing orgaruzarions which olles programming like the
Wassarkusetts Audubon Societs Wellfleer Bay Wildlife Sanctuary, Cape Cod
Mational Seashore, anc Center for Coastal Shodles,

s Sustaingile Tonost Develooment--Tmpiiss ac or mmimal net impacts on the
oavironmert and infrastrocture. Ideally, woits shouid either Se redeveloped or
existing units should be replaced when new ones are built. Resort should
promots regional exonamic develepmens by using lneal produce, seafoud, vrafts,
recycled poods, and other ares products and servaces,

Sr—5ince Cape Cnd 3 o elatively develoooed megien, few prime
sites exwist or: Clape Cod for building @ rew envizonmendal reseri The hest
prospects are cizier sehabililating existng facililies or new construction. The
rehal option minimizes new visiter Jmpacts and can convert sume ol the
re*'u{:..ls 700+ harel fmotel finns b ore susiaimzhle nr:n:h:“-a Mew constmcion
iz approsriate whete net impacts are minimized. {Ines bemelil of new
construcHun is st it allows development of the most comprehensive eppooach
t sustainable design,

a Model Corversion and Wew Constroction Plans--This renort proposes olams
for a new l6-toom faclity and senoveling an existirg 70-room matel The
concephual plang are for a now Lé-room facility beeause the opsmal size of such a
togort, n terma of impact and financia: feasibilite, i5 between 12 and 40 rooms.

ble [esign—Sugtainatle desigr elements for az environmendal mesoct
inciude energy conservat:on, active and passive solat energy, novative
wastewaler treatmens that reuses wastewater, envirpnmentelly-berizn building

matarials, recycling, environmentzlly-scositive lardscape desiga,

-\-\-\-\_\-- —_— g LS
i ;T i; T, i
T R - TN

TR

"Groan” Transiarmatar. of Mesrang Resat

Graan Transformatien af an Existing Motel

4




Cresign for Room Cluster at Naw Environmental Hesart

»_Auto-fre Transportation—The resorl will s:ross bikimg, hiking, and pooled
transtl with vars, potentially using eloctric wehicles,

* Lo Tourisa Martket Micke—Eeo-boysism is grawing 0% per vear world-widy,
while tourism in general & growing by 644, Cape Cod already has stiong
environmental draws with whaie wabchiryr, Cape Cod National Seashore, ard
MANY cimseTvalion presesves.

= Bcopamic Feasibilizy--Te b economically feavibie, acquisition, constroction,
and opcrating cosks should be kept below induziry averages. The most fasible
Frujects may be rehabilization of existing facilifes or construction on sites where
acquisition costs have been kept low, Smaller, Farmily-rur facilities would be
mrest able to keep operating costs T,

The report projects that a 1é-room environmental resoct ool cagt in the
arez of §1,76C,000, depending upen land costs, and prodoee patential revenues of
SEF3.00C. Aftwer nperating expensss and debt servics, income could anount to
over §70,000. A 24 roem facilicy could Frodice approxinabely $145,000 in income.




Whal Is a Cape Cod Environmental Resort?

Cape Cod needs a vision for lowrisnt wnich is more in lime with the
region's oatzranding natiral envoonmend, which lessens wisitor impacts an the
fragile epvironment, which meets a changing marxel's inlerest in nature and
the: outdoors, and which is capable of overcoming the overcrowded, over-
commerdialized impression of certain areas of the Cane,

Syustainebly Tourism T \-"]I;E:I'f::nt ;

The ideal of sustainable development is that there should be no net
negative rpact on the place if is localed. Scme fear thal Cape Cod alaeady has
Foo rinch toarisvm, cspecially o the summer. and thal nothing should be done 1o
enoimarege it turkhes, There & paricular concern alout enconragitg any
additional automebile taffic and any further consamprion of scarce open space.
The Cape Cud Commission's Eegional Policy Flan requirey for development to
make re met oew empart or mitigate ity impacts. Frrther, the Commission's
revently-compieted Capaeity Studies for the Moenomey Lens Area of the Cape
{Dennis, [lamwich, Chatham, Trewster, Oileans } and the Outer Cape (Bastham,
Wielbflect, Troen, Peovincotown) have found thai these towns have a lirmited
cupacity o ub_mrb [ucther diviiopment, sspecially in relation to Eransportation
infrastructore and grnund water resourees. These Capaciy Studics indicate the
importance ol limiting development impcks, eapecially un gur Outer Capo

Onhers believe thal a model sen-tnorism progeet woold ot maks a
significan! increaze in tae Cape's tourism impacts ard thet i could demonstrate
to Lhe oxisting toarism indusley how 30 doe business @ more eovtronaentally-
sonsitive way.

There are zenliments that redeveiopige cxisting sites @ prodecable d
developing a "greet [eld” sibe. There is o contiouam of thought on sustainabls
development [rom he position that oo et new Impacts should be incorred,
implying there should be oo new devalopment ur existing units should be
eliminaled in a lrade-off {for the new anits o the position that new units could
be added as long a5 ileeic environmental impact was an impoovaimest nver
ceavventional holet wnits, Inany event, an envisomonental resort project should
aguesy and mitigate the full enviconmental bnpacts,

e caveat is that these environmental consideralions must be melded
with thu proditineking side of an environumnental resort. If must have market
viability.




A mitiyatiog [acter in devaloping a {ape envisonmensal resort s that it
wirnld nnt have 10 be a full-servics, stand-alone operation like such resorts in
remote locales, Thizs posort could foen partnerﬁhéps weith existing rroganizations
aod pupingises, Lo Massachusells Audubon Society or the Cenler Lor Coastal
Studies, to provide dining cpportunitics, catertainment, natise tours, motor
tramsaeetating, oto The rosort could 2lso be o custnemer for Ineal arpasice Sond
perclucers and [ishernten, This achieves the goal of supporing existing
buvimesses and organizalions.

Rewrenal Cenkext of an Enviroraenza’ Resot uan the Orcter Cuape

A environmental resorl mosl 2e selidly rooled in s naluead
ervironmens. Althouph the projects disclssed hare could be sitcated anvwiuere
en Uape Cad, thoy have boen planned with he Chates Cape inomind. The Outer
Cume is o spaecial natural and social ervirommene thut st typilies Cope Cod,
IJFiTI‘IiJT“.'_.' brraose e [.-.'aI.:-L‘. Coned Suotional Seeshors hos enmacrred moch of the
= valoed nataral resources in tue sin Seosiions toe s

Tiw: Mha's General BManagerient Flao of the Cape Cod Walional Seashoore
(Augst, 1996) Indicates that the Matioral Seashere is secking 10 "use sustainable
practices ac a model for consorving rosounces, thereky cncouraging seashare
vigitors and rosidents fo use similar proctices in their dai' lives” The Deadt
Malicmal Seashore Flan gees on o explain that "wisitnrs would be encouraged o
Teave their cars al home, share rides, {ake shullles, walk, bike. corserve waler,
anc. minimizre dishurbance to natural and cwlhera: resources.”

The nolistic vision of the Cape Cod Malional Seashore fits exactly wifh
that of the proposesd Cape Cod environmerntal resort. Since poteatial
aervironmenlal mesort sites are located adjacenl to Lhe MNatiorzl Sesshore, the
erriromnerlal rezort can Liave an ideal partner othe Cape Cod Mational
Seaghore, as both entites veel fo promote sustainable towurism. o fact, visitors to
the cnvircnmental resort would spond much time i the Cape Cod Mational
Seashore,

E.E_EX.]._E.EELE_E.LEM‘ ZIET & 2 npnoerls] esorl

The visilor exporicniee must be distisael fee cxisting holels, meocls, or
irns. i should include fwo elements. 1 a sustainable living expetience in which
a minimal immpact is mada by the visisor upor the envizonment; 23 the viziror
sperds his or her fime cxploting and being eéurcated about the Cape Cnd natural
enviranimnenl.




The environmental rosort should be aa educational tonl demanstrating
the role of the envirorman: in susteining humen lite. The resosts azlure and
recreational programs would include walks, bike ridvs, lzlks, nature sruises, and
claszes, xo that a visiler condd enjoy acivites sveny duy for visits ran TR framm u
weekend e a full week. This & the main reason wihly it is important ko be sited
vear bike fracls, walking trails, and ;or eifservation areas. Tlw eca-tesort should
fucts on feaf:‘-.i:tg arcut tha Cape's Asheries, j.rm]::di11g the crisis of depletid
stocks anid the sromise of aquacalture, The esart could develop programs will
Yacal fishermen to toacl visitors aboar the charying fisherics.

The eco-resirt ehould liave o woace that gan be tsed fur meelings slicde
Fresentahions, slasses, otz Bocause of e appeal of Cape Codd's shomeling, e
enviranmmenta) resorl shonld uffer fransportation access to braches and hoaing,

In ordes to identify enviranmental edicition unc Iecteationsz]
opporiunities, the Cape Cod Commizsion has devaloped an exkersive vtz
of such activilios for ils Flerituge Discovery Metwork, whick is avizilahie over the
L"'-'-D:]._d Wide Wek at thu 'Fr}]_l.c:-w;i_ng adddreess:

hlttp:f.-’www.vs;t.ca_pc.cnnu"~ccum

Critical 1o Froviding an enviremmental fmarism expesicnce on Cape Cod is
working with extsting organivatons thar ane already ntermg certain services, Le.
hature walks, talke, and cuises of tie Massachugets Mudubon Sociely Wiwdlife
Saactuary a: Weliflet By, Cape Coud Nationg Stashore, Cape Cod Museu:n of
MNatural History, Conter for Crastal Shadjes wilale walchies, soa kayak frips, Eike
rentals, Fhis susprts existng oreanizaliong while kelping the environmental
FeSGTE avoid having develns a visitar Frogram from scrateh. Fackuging and
cunpeEralive endeavors cun errace ¢ positive ecomomic syneryy thae this prifest
Seaths.

Lapy F_ULM!’I:’* 4 Litry

One of the mzior environmantal fzsues facing Cape Cod is e decline of
the commersial fshedes. The Communily Foundetion of Cape Cod was able to
provide funding through Collabemation of Community Frundations for the Cult
of Maine far the enviranmental reearl srofect to deveiop eonnomic uliernatives
far the duciining fishing industry. The imlenfion has been Lo cteabe an
cnvirosimental resore medel thay visnld be adapted urross i Calf of Mlaing,
whicn this projest does..

The Cape Cod envircomental resoml could huve 2 focus of intersst on (e

Iepiun's tisherics. Working with loce] Leestifations Lhke the Ceonter for Coasial
Studies and the Cupe Cod Museum of Matural History, the envirosmenlal resot
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could develup programs that enabie visitors to learn sboul e Clapes Caneries,
the maring ecosystems, aquacullure deveiooments, and the traditional lishing
way of lire, In supoort af the Cape Cod Sez Foods sumpaign, of the Lower Cape
Cod Communuly Developrent Corporation, the environmenlal rescrl could
serve local sealoods o siosts,

Trangaosiacion

Une of the goals of an environinental resoet i e reduce avkemchilo
sraffic, poin to legsen ftaflic and reduce air rollution and to ensbile visilors to
experience Cape Cod's nalusal snviconment ot ¢loser hand, This (is with the
Dirafr Capu Cod Nalional Seashore Plan, which seeks to eroourage visilors o
“leave their cars at korie, share rides, Jake shirttles, waik, bike." Since visitum
should be enconraged to use bicycles and wralk, tha resort will offer By o sive
guided programe using these modes. Thar is a8 sessor why the recort should ba
bocated near drails and conservaiion oreas,

It alse & dmpartand te offer public tanspontation to various nakure and
cubtural sites, teslaurants, aud shops. The Environmertal Resorl Lhwign
Warkshop sugresled devetoing 2 "“atural Histery” shuttle bus serving the
Cape Cod National Sceshore, Massaclusety Audiwbon Wolldeet Wildlife
Sanciuary, Cape Cod Musewm of Maturai Tlistory, and Nickerson State Tark, The
Desiym Waoreshop alsn reconumended working with Plymouth & Beockton Bee
Lincs dor Cruler €ape amd Cape wida teansportalion, eaisting Cape Cod roliey
services, and the institctions an the "Natareal Ihatory” shulle. The resart showld
also considar wiiliving its own vans ‘o franeporl visitoms 1o various sites. The
reserl mipht find using electric or salar-prwered welicles frasible, especially
since distances driven frum the resort weuld not be £t groat

Fotcential Sites for an Environmental Hesort

The Center has exumined some polential sitss that conld accomminndate an
snvirenmenta: cesort, ough iese ame not exhaustve, The Cupe Cod Center
received tefercals of 24 sites An imidal gurvey of these siles has found that some
might not be avitlzble gr approprizic for devellTing as an esvironmensal resort,
though a number conid be. The types of sites meclude: severa] urc ol
parcels in Mashpes in or near the propiead 567 l-acre Mashpas Nationa)

Wikdlite Refuge; 150-acre vacanr area oea- Cape Cod Caral; ened 2 1960z molel in
serlh Tromo adjacent 1o the Cape Cod haticnal Seushore.




There are twe sorks of projects that could e pursaed--renovalion ol an
cxisling bailding or new developrent or & vacanl pancel

Existing Hirrels Adotal- S Cottage Colomies  Tnny

There are over 20,000 hotel /inn roeme at over 700 properiies oo Cape Cod.
Finding a way to make at least some of these properlies more enviranmendtally-
altuned is :mporfant, [Fmakes sense fo convert o add on o exising
accamrmocations. Renovation is ststainahle ard a2 model for alher molels and
inms, Certain pen-hotel properties might also be appropriate for environrental
Tesores bacanuse no their locatiomn or eave ot redeveiopment, Thiz could alse cvelve
into & specialices] envinommental sectiom of an existing tesort.

A vandidate for renovation is the Outer Reach Motel, EL &, X, Toare, The
Cmter Reach is a 70-rocms okl (with § differant buildings) from the 1950y,
which has hardly beea tenovated. This closed gis monthe of the year because it is
naot winterized. It i5 owned by the Evans Family, owners of the Frovincetown
Trm. They an: interested in upgrading the property. The site 15 adjacent to tha
Clape Cad Setenul Scashere, o 10-minute wals to the beach, amed 8 fonr-mile bike
ride to Frivineetreen, la spring, the Chater Reach hogte doeems nf schel ETOURS
whot spemd several days or environementa]l edocation, Toae motel has electric
bueat, propane gas [oe hot waler, and 1k owe seotiu sestem and water supnly wells

Lamwrer Cape real estate brokess have memiioned that thore aze ofien
sovoral older motels of enttape calonics available for sale, csnecially on the Lowoer
Cape. Varimas alder propectics cmald e ideal rehab candidahes boecauese they need
uagrading. Tnese promerlies have lost market sho e bocuase ol being outimodesd
and cruld carve oud a nesy market by orovidiog the amenities of enviennmental
tourism. W might e more cocousmical e demaolish older stuctares Abhut canos
be aasily couvverted o a sustainabie desigre than ey Ly menovate fer.

Sites [or Mow Consiraclion

bndeveloped [2nd would zllow a froe hand i creating an envicnmmentzl
resocl, Somee towns: own uodaeveloped Tund that might be used Tor ancon cesors
Meveriheless, Cape Cod has linied alfordable developaisle Tand near mnwesesting
envicanenzil areas like the shoreline and solowater meeshes, [ soald be
erilical nod i disture palueal coospstemns, U5 the site ie undesveloped, o might
range i size fronr 10-20 2e0es, dependiog uooo ik ncation. Proximily 1o a biopele
lrail oz o conservador area would be impormant. Coonceivably an enviroumentzl
inn could be localed in 2 village area, & Provizoelown or Chataao, as long as
guests eculd reach nataral arcas easily withost having to vse a car.
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Environmental Resort Design

Sustainatle design recopnizes Lhe unique nature of the prablem and
responds with designs that are discoveries, nol reiteratinns of someihing else. T
{5 sire ypecific. The sustainable desipmer must be prepared e cxperiment.,

Mew Conshmuction--16-Room Resorl

This project has developed plans for building a new 16-room resort and
renovating an existing Flroom molel For the sake of this smudy, architect
Gerard Tves has desigmed an environomentzl resort with sixtecn units and a
commen buiiding that could be wel' suited to 2 ten-acre paseel Sinee the project
i desipned inomodules of four-bed room anits, modules could be added or
gublracted, dapending upen sibe cunstraints, The major site, techiology, und

- badldling dasiyn issues are discussed Delowe:

Siter devont

The site for a Cape Cod environnental resert would be difforent from that
af a resort in 2 remeie locale like the Amazon or the Rocky Mountams. Most of
Cape Cod is developed, and the sites proposed for an environmental resarl am
sty already developed or fairly close 1o developed areas and not in the middie
of corservation lands. For instance, the prolntypical sites are located on exisling
roads and would requine no special access.

The envirenmenlal resort should be siled e hasrmumive with Cape Cod's
natural environment and surrounding properties. The impart un the site should
e minimized, especially in regard to disturbing vegetation ajwd sutth grading,
The project team shoukd carefulfy consider how to treat oresite tress and planl
malerial In a site layout, parking should be at one side, under cover and nol near
apy prime view. Siking should take inko account solar access, which could be
affecred by the shacdy tmees on the sile, and wind protection, which is a
congiderable msue on Cape Cod. The sile desiym shonid incomporate walksvays
and bike lrail connections into the site plan.

The sile conliguration could greatly redure land area [and cost) nesded For
perimeler roads and parking and maintcnance assoddated with plowing and
repales. A cenleal saine path could deuble as fre acoess, construclicn road, and
pedestrian pathway.
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Londucaping,

The project should Uy lo mainiin exisling naiurat and historical man-
made fealurcs, protecting views and avoiding fragmentation. of open space.
Landscaping should protect local plant end arimal species and use indigenous
plant materials. The envircnmental rescert should aveid the need for irrigation
and ferilizer of planting grass. A naturalist should work on the project to identify
sustainable landscaping solubons.

Since food-raising is an important aspect of sestalnable development, the
project should comsider including a vegetable and/or hotb garden ard [P tTees.

Cumnon ITonse

The 3000-square-foat commwm house can vapand the socisl experience of
wiviturs. [ car, provide breakfast and meeting facilities [or resutt guesis and
accnmminodate kikers, bikers, and those ariving for special programs. Il is
wubd ividable into lwo rooms for about 40 avn e one room for B0-100. The snlat
elactric roof is located here because of its exposure 1o Lhe south and because of
prostomies of scale. I is located alomy the main [mop-auro) axis, which curves
arcund it o encourage human ontacl. Dindrg may ocour inside ot autside
under atrackive grape wine arsurs iccigated by ey waler from the facility The
comeession may or may not be stalled. Guests mighl have key aocess t0
refrigeraturs with refreshments. The commuon house would also house the check-
in desk and otfice,

Room Cliusters

Architeel Gerard Tves hus proposed clusters of four bedrooms, with a
shared bathieoom core, solar hot water, heating, and ventitation. surrounding the
commmen house. Bach of the [our units has privale outdeoor space for

Niwing /visiting protected from neighbors, also under arbars. Cluskers would
allow the buildings to interperetraie the natural environmenl as well as
encourage greater soclal interaction. Clisters can be mere rronomical fur
imfrastmicture costs Fan stand-zlone cabins and can be added piecerneal. Some ar
all of the: units could have lofts ailowing wp to lour beds.

The already existing Duter Reach Mote] is broken wp into motel-stile
pravilions of up 1o eight rovms apicee. A Tenevatinn program would waork with
the existing bullding configration.
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Archit S

Fince a sustainable structure should relabe b the sense of place, the
architectural style shouid kake imto account Lraditional Cape Cod styvies, the
surrounding narural environment, and ihe building's fanctions. The building's
color scheme should harmonize with the surrrunding enwvironment. The
taerard Ives design resemblos traditional Cape Cod hruses,

]‘:‘Lu.i.ld_ing Neigm & Construrbon

The project condd be bt at typical cosls, spending somewhar more on
construction custs for suslainable features, bul spending less on foergy and
maintenancy. By saving with simple finshes, sitmplie baihs, and shared common
house lacilities and cutdeor space, the project eowld upgrade witls nafieal waood
finiskes, added msulation, and design quaiity. The struchare should be designed
in a stake-of-he-art fashion to comply with the Americans with Dissbrlities Act
(ADAD by irsuce easy sccess and use by disabled persons,

Deseribed below are specifications for building he sesiduntial cluslers at
the propesed -unit environmentad resort;

* Ecopguy /Simpheity--Cape-style modular, svilh profabbed insulated walls and
roofs and floors on piers; cores of slacked insulaled focmwork with putnped
romcrete minimizes impact of excavalion ond constraction on s,

* Modulars--All prefabricaled; 8 x 8 walls mounted on @ % & grid; shott 8 floar
panels for ecomomy; 2' or 4 x 16 toof panels or, altemabely, roof truss- ak 24"
£ng,

* Unit Bogle~Cape Cod rthyilin of repetitive roofs; goeen roofs and vines of
winteroreeper, woodbine, and grapes; low veves and Jow prufile; cupobs fur
vertilation, lighting, and core roof; could be either shed domer ar extension of
present rool confipuration.

* Walls—Hrrizontal lines and natral grain of white cedar shingles; four square
divided light windows resonute with vernuoular on Cape; large barn like doors
open fo oubdoors and views.




« Unis—Inciudes sigeping area with two double beds, living urea wilk chairs ancd
table, bathroom, and upstairs foft howsing two persons; living aseas could Rave
menlated Hoor panels over piers for ccoromy: cach urit has a large window on
south for contact with site and pessive solar; cach unit has 2 window on an
adjacent comer fur a bay wirdaw effect and for Dleasantly balaneed dayvlipht;
outdone lallice walls sceeen one deck from another's windew, unity and deck
sur-ounded by half-neight fences.

- aniral Corg--For economy and noise contzal, kaths ate lecated in a cenirsl
core; core could have insulated walls doen o frost foetings to protect piping:
plumhing is back-bo-sack for ecomomy; additional access b the wet wall: from the
decicater mechanical space which would house the sular hot water storage; back-
up hot water provided by instatitancous LF gas heatess for ecunamy of opeTabion;
natural stacdk effuct verlilates air from baths and indirecily Tom Living spaces.
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Woodland Resort Cluster from the East

Azcess o Common House and reiatration firg!

Fick up carts at parking 1o transfer gear Lo residznce

Padestrian spine doubles as fire scoass

Radial laysut alows effidert distributizn of Ltdities

Radial layaut far central crane for construction

Saiar orientaticn south, ifferad wildlife zone to norh

Tress to the east. west, ard nonh of biildings for summer shade
Gommon Hovse is central face for shared exgerience. pragrams,
Loose, informal. and friendly iayo, adaptanle to slepes
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Woodland Hesort Cluster
Cr free residence 2ons with servenisn sonzsa 1o loading kY
Compact fostprint lezvas high fercentagi: o open space
Minimum road arsa saves first anc maimanance costs

Pedestrian spin for acozss to cornmen mouse anc firs e

Solar arigntation

Mative plantings excep: tick jraz ceniral awn zourt fo acreton
Waste water treztment in gresnaoics anc canstructed wetlands
Shert walk to common house sarv.ces |rom rasidsnce Susters

Radial waste wzier collzction

Fous clusters of icur units for <€ urilg <taé - aach uo to four pers

Halt fe Commen House sarvas B2 on 3te, remaindar s commLnity

14




COMMON HOUSE PLAX
Gomman House provides socishiliy, contact

Half the Cosmman Houze serves B4 on sits iar dmng, progam

s,

Halk the Comman House sarves *ne droade: comTunity io” grograms, evenls,

o

Qperable partition in middle provides flzxizility of spats use.

5, !

Esticient food service [concession, unit efrigers:ers) nSsmmons

Saif serve dining inside ar out. Sell senviss kighan

Design for minimum staff operatian.
Support for autside catering, diswashe:.
Provisicn for staff office.

16 refrigerators for 16 urits - opticnal solar elecis operatio,




|
Residential Cluster from East
Boler origntaticn
Quitdoor living and vlews

Ecreans for privacy and shade

Cupola ventilation/cooling

"Cape” style roofs

Atlartic white cadar ding

Sclar thermal panels for water, cerval weer storags
Excellent insulgtion

High zerformance windows

Louverad ventiiation

Short walk 1 common house services




Residential Cluster Floor Plan

Seuth wincow wall

Cutdoor decks for sociability

Seund separation inside

Central saenvicas cord - non fFEEZe Macmancaliwe; soace
Controlled frash air far excellest inZocr air quaity

Shared services, heating

Composting toilets andfor gravity to s1zrec tresimet sy:.
Wall, Roor modular emils

Fecyclan construction matanials in medules
17




Residential Unit from Soufheast

Sclar crientaticn

Outdaar fving ard views
Soreens for privecy atd anada
Cupclz vendlaticn/cocling
"Caps" sy roo’s

Living for ug to four
Cptonal iofl doubies accommodaticn

1
—: Soroored hving from slesping
|
_— Laft uses attic volume aficiently
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Greenl Conversion of an Exicting blabal

The propozed plars for the grecn corvarsion of an existing motel warg
oesed tpon tencvating the cxisting Al-enom Outer Keach Mol Nooih Truro.
These concepts could be applied a: cthet motels heotels on Cape Cod.

By adiping 4 sustanale design. a mere! coule reduce cporating ensts for

hearing, air condivoring, end mainerance of paved aseas, increase design
apoeal, and develep a rew market,

Size Trenstormation

= Ephange the "sense of place” by reinforcing the Mocrland " image of North
Truro; lowe buildng profiles; screened and protected from the wind with luw
Theath” type native Rlantings

= Redice lhe negabive impact of automobile (Aot cnatizackive agphait and
exhanst umes) By aonsciidating curidog in buflered and scozened arcas
adacent to residential orios

« Feduce stotm wates mun-off with comsalidated sacking anc poroos paving.

¢ 'rovide pedestrian zoacs by converling ald paved areas. Provide convenlent
transiftor, betoveon parking ard mors with loading/unicading oazeba for
inc'ement weather and push carts for luggaga,

+ Prowide links at residertial clusters to wallanw and bike trails,

= Increase nasive plantings; they avold the need far imigation and thus momseree
WUILIT.

« Leleclively remuve some e .E_.-'huih]ing';i Hp ophminae Views, Openness,
maintenance coss, and ko sccommedate aow sk plan

Eesidential Dok

* Meuse of buildings s Tore of rareliag.

s Privinde assembly/ cizsstoom space 5y expanding the volume of 2 few of the
exisling roomsz.

v Adzpt existing renme to conler geanams: with envielope upgTades and negrated
heating /Lot water swstems.

- ﬁ_dapt Envelr;p:-:ﬁ to climate wizn shedder Plz.nfinE.% ard arbors, wind capture, and
anpropriame vendlation inlels znd exhavsis

» Provide some residensal featores (kikiwnetbe, selrigesator, games, ote) in
asscraly space i enhance contact and saciability.

» Minimal change W structural frame; cosls targelod at exterior anvelepe for
thermal performance and visual sppeal.
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Deaigm Spnifications

o TToit Weocfs- Low rocfs/ ow profile to tiend inte "Mooerand” landscapr
FTeRn sonts & VInes WiIeToeaper, wondsirg, and Tapes

o Walis—atural grain of Atlunse white cedar siding; fnur square dividec light
wrindews rescnate with vornacclar o Cape: lzrge doots open o autdoors and
Vibws,

» Unifs--Ctussess S ceurtrarcs with shrub plantings for screening znd windbreaks;
lewer meths (spiit levals ¥ for privacy in sloped arvas; lattice walls, seraen dacks.

*» Swatpms—Fuc ecotomy tna hazting and munuing hot water 15 iptepratec i
ona eyslem; plumbisg is back-to-back, whers possibie, for cconomy; additonal
aceess to the mechanical spece oo heliwy exdsting plumbing syswems can be

adapted to "gTeen lechnoiogies” as aprropriate

v Cupoies. Far naiiral stack eflfect, ventilate air froon batks and indinestly D
living spaces

el
- S alackd buildings
o e s o Sl Salacid buildines
Greer: raravalonz” Few 2g5e Dy Space Tom £x 50 rmems : mavediconvertzas
o eaimir g rooms ) ) . : Soreaned pars g with
Pudestrian zare eaqvertag rom parkrg I gazobe B IEacErglg

"Cyrean Transformation” of Mogriand Resort

Padasyian zenz convertad from parking

Buiidings and bsms form proisctes areas

Car frae couryards with convsnian: sccess ic loading 2rea
Qriervation sway from coid wends

Lew neive planings avoid wind damage

Existing structus2 irsulzicd and sealad

Mew sfficien: Feating and waier filires

Mon-texiz materizls znd improved indoor =i cugily
Reeuced road area reduces firs: 2nd cparating costs
Bedestrian zone corverad fram parking

Green Conversion of Existing Quter Cape Motel
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Sustainable Technplogies Applicable to New Construction and

Conversion

Buliing Materials

Sning the wirucnere, e architect shinsid evalucts the complele iite
cycle emersy, envirannwstal, and weate implouzions of each caiiding material
and product inoorcer bo build in sae riass eaviranmentally-sensitive way
Earilding materials sfeuld be priovitized =y arigio: 1) Tomary--mialerials Sammd
In maturz, ke wood, stone, 2acth. 2} secondarr-—-matesials made from reeyeled
praduciz like wood, pi 5. cellulose, und aluminun; 3 feTriyrv--man-raade,
artificial, ard nenrenewuble maresizls, like Slassos aed alvwend. The
sustamabiliy nole 15 bo use the simplest & aiidicg technclogy appropoa t the
functivnal nesd, Avald wsing enaroy inlersive, envircarentally-

durma ping wrate-producing, end Jor lazardou: Taterials. This also s Lmprictunt
[or indenr &' quaiine, as maleras, esprocii:ly pamis and Hnishes, thal exdiacss
bargiculube and volatie crganjc compounds (VO can s toaic and arheatthial,

Some environerantallv-courd matenal: muy save cosls while wilers may
razze e aomowhat, For inslanee, metal roafing van fe moe exoenzive than
asphall- The peoject skonle consider indigenons and recycled materials,
particalarly ceramues inade From vecveled marariais, Oler desirzhle matesials
may include wes cellulose mewsozper) insulatior, COpper 07 Sust iren pinimg
ininiad of PV pining, solic homber Joos and decking {zvoiding foaraidehyde).

Az excellenr source for idertifying particular muterizls and SToCLCLs i
Adrew Sk Jonn, editor, The Seurcehook inr fustaimabie Lesipn: A Gaonde oy
ik ntaliv Besponsibiz Building balezels and Processes. Thi-
Sourcobeok describes and identifes vende:s for such materials as concrete,
mascny, metils, wood and plastics, thermal snd maismire protestion, gaors and
windoews, finishes, mecharicals. sicckric svstems, and =olat elacTic 10d Jot watar
svstems. As the profct is developed, it should keew trac of the rescurey impacts
of the varioes mawesialys and lech:usonsfes a2 a demronstretion test and be
prepared o explair the demonsssutios o inreresed Darties,

The Recky Mouniain lestibate’s Primer omn Suztainacle Tuiiding
emphasizes the i purtance of paving <lase atkutinn to the corsticlios process
to ke sure that Hie werk is dome to specilicetion 2nd the chiscirves ol
sustairanility are reached. Malerial sahstinitions proposed dudng the
vonstruction pericd, for mslance, mos not compmmive the original sandarde.
teareless work and attentien w doetail can subvect the geais of energy afficienyy.

g




Freowy, Lighting, ard Venliialion

[ he sovicnomental resort should be designed lor year-ronmd 1= beeaae
erie ol the ehjeclives of this proect 15t encourage ollseascn aamume surise.
Mast Parrick, of Self Reliance Ine., mas esplained how 2nergy consemvation and
pussive solar gain g more svnnerriczl than producing cew enerpy. He las
recomrmended sething the oo lins o0 an cast-west criehtacion [or oolimal
passive solar giin, BedrooTs saculd be locatod rawand the soulheast cormer of
the zlcing for solar gain. A kitcher shauld be atuated b e core or or ite
porlh because il gereraies beat of i uwn. I siting, ane must be aware of
polansia; rradenfls befween net A'stusbing ne sile and mai=taining shada znd
optimizing solar gri=. Tighrng can also be emhanced through zalar gziv. In
additdon  wincows, daxlighr can e paovided by lightshelvos, cleresior e, and
atmums. Toe busidmy might wae faboic awnings for shading whleh conkd cume
down In winker,

L

This proposal recommends photovelta secinic mancs ¢n the connon
huuse. Allhough zot vet coat-onmpatitive with conventional electric productian,
Frotovelaice = hoconing less enpensive and can perform an sl aticnal
tunclion, thus justifying (he small subsidy that would be reguire:d. Felating o
windpower, the Guler Reach Motel sk, in Trurs, has some of the highest wind
speeds on Cape Cod These wird sprods counbined wiin e site’s @moteness
from ather buildings might make it o worlwehile sike for windpower.

MLl Parick racimimended corsirucling superi—sulated Duldings with a
5un Space which vould be elased aff fror the Hving space al night with shdes, 2
door, o o fan. This sort of design would amumees the nesd for 2 fizll-seale
heating swster se this electriz resistance Deating o« word stove sl seove ad
kuckun. Aithongs constustion fosts mignt be increaged by the superinsulalion
Cedn acld 3% bo butlding cosbid 2 @ 2W01 Space, SneTgy Sulis ars ‘he cogss of
installing a gan (prefermed ) or ol healing system winuld be seduced oo gliminalec
The highest Rorated windows are B8, so unless thry are closed off with shades at
nignl 1o avield el leims, ey can end o Joging vneny.

Compurer prograing are avzilable to Jeure necseeary mEnishen s
ventlation levals, Healthy air guallly and vernlation iw ciilical, vapecizlly us
buildings become tighter w0 conzerve enetgy. AiT-to-air fwit carhangess Lan be
mas| effective it voutiiztion. Louvers, screens, and stacs can soovide nzlural
vendhatan, presesving she sleosieee and aveiding moisturs and zliergies.

Te erwviroranerlal resost skhould ba surns to war coerge-atheieat
appliznees and Ugnting. The Cape Cod emvironnnsital mesort might harross from
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the example of Slankev Selensurs Mahn Bay Carrps. woere ke has instalied
BneTgy Tatars for guests o keeo trock of thelr esersy o

Wastewnter Traarpeanl

Tae Hrrir-*c’r rould chewss Somoat loase ko mayer innovabive Leatment
aysbimmas 1) v \flull L cnpisting ool with grey wator being e
ll‘.l.‘ll.._dh—' Phn w2V Erack waler anl TR e tor b(,mE freated bu-;.m.qc [11; it a
greeﬂ!‘.nu:—.p Wy sden HkE e Diceun -‘nkb seloy azanos sysem. Caterbaj
comiinatinns could fe uspd, deeepnding upon which : sudet Rxluces, ight ba
mere cpaliog w the public

i ok

The Clvas Mulbum coosposting toilzes, such @y those weed a: the
Blussachasetts Ancuor Welltleet Tiav Wildlite Saneronny, wowld be less
expersive and would e mene sasiiy mainlaiced (though *'1|1-r|1'--c\st-1_.j1 tu.]eis der
tequire regulus snafnferanee). Burh g wastewalor svesem would orods
grevwaien, whick conld be used o ocrergare flowess ang Flanis 3 l‘mu*rrl BIE r‘lanl_.
user [or food).

Leth Josenhsen, of Owean Arks Intemalional, s witiina=sd thal a Té-mimam
facility would generate 7760 (Salious e Div) of wastewates {170 GPD per roon
rot .l'lLlL.d]l'I"-' waslewater Tom 4 nstuarant], and a dlrooan facility wou_d
gemarals llLL T2, Ms. Tnsechisor eatiznuied *hat a 2760 OGP Lecsl: te, with a
E.‘f‘f"‘ honze and a slanderd-sivad seolic ark, would cost approximetaly SZ3,000. A

NG GIT feodiy woownd vosr 20 G00-60,000. Thrs systom cols 3¢ beiltina
u.udu..:r AYRTET }.u simpiy adding lreamens mrks,

Tie key &0 any suslaivuble wastewntor reatmen® svsler is seusing the
nutrients. Io uwv]..pmg SiCl u lremiinent wystomm e an @ ‘Jlron:ne-:*.lf_l TINOTE
t=e develepors nlght prroue graas for inncvalive brosbmen? zvzbams.

Water Supplv & Water Corsarvatior

Mleal of the Chiter Cape, ncluding Tawe's Oucer Reach Mutal, relios
Upen -l wils Br warer sugply. Tn rvder G proless gn-sibe witer suopiies, the
resort shoold acoid usiag wosic rr..=r-.-1'1=.h. and mininize nitrogen-lnading Tl
Froject shouid uvnid nsing cavmicals onthe grass o- mronmd= that cowle alloet
the water supsly and skenid Limit water run-ef7 Irom any 1'.11'-;."\._: 1<_1r _T_1 crder b

cingeTye walar, e resurt shou b ek’ effioenl low-fow wass
partienlarly an toilets and shawrs.




Waste Froventiyn & Rervoing

b

Che o the Amdemertal panciples af sustamable Govelopent iy o aved
generating wastes thzough reducing, Teusking, and reeveling mazezials. The
i Tonmancas Tesurl should vse non-tuxic product:, especialy cleammyg
walerinis, (hat mnie ze waste. [t shoad compast or anaerchically digest
biccrygmadamie wass, a0 fmpaorlan: praclice as BO-73% of setid wasks 1y arganic.
As Mo as feasinie, mamrsicls snould be revsed onsite o colecled for oEsive
recyuling. Tn e first placs, aroducts should be puniased et can be roused o1
recyrled. Une of the ker elemonts [ur implementing his program i tralndng Hhe
saff gnd mahing grosls ackive parhicipants in the amtive waste prevendicn
DTESE.

FEORM, 8 Mew York non-prodit eoganization specializing in sducatinnal
program:s redicinyg pollabion, has pusished geveral publicetions detaling
snitkle materials srd practices for minbnuzing waste, The two mus: relevant
purslications aee Tobe [ Wintur & Gaarene L Azimi, Less Gerbage Overnugcht: A
W aste Provenlion Coidde for the Lodgmpg dusrsy syn8) and Zouce Reductivo
Flannine £ Fecsli=z (29971 should be corsalted in operating &n v lronimestal
TesLl

The Econgmics of Developing and {perating an Epvironmental Resort

inhil’

Ecpromic ¥

Erimoric succass for 20 anvirmnnmernkal sesort regquilts rnaking it a
el attrackion with a standont Srsign and programs. A Aclity of
appreadmandy 20 unils ot less wonld resemble az innhed & breadast and covla
b managed by o snle ndividaal v [amitv. Bome sropusals mighe ST pIV
rotrofit oe add @ Mandful of units to an exisling irm. A lacility af kerwoen 20 and
40 emits mighs stlbe operaied by a famLy, out wosld sequine more of a5 catside
staff, resemibling the staling andd nverhead for a masted, Dring the shuralder
seasona, it mighl nov be viakble fo opoesaie a= cerrprusictal faciliby ox large as <l
uiis,

The wlFmate proGilasihsy of the ere-resort winld be acterminea hy the
construction and epesating cosms ol Lhe project as wall as o raw slructira for
aceamunadations




Rehamiitation of zn existieg hotel fmeotel/inn would achieve ibs coomomic
broehts by adopong more pfient and cost-saving cnorgy, water fonsorvation,
and waslewaler lechnoiegies and biilding maletials and Sv develooing o new,
naszlely more profitable markes oicte. The avoeber of rooms would oot
necesaarly be sigmificant Decause cortain nperabing 2ccnomies would have
alreacy been developed by the facility.

I order W ueke vz 2nvizonmental resert project feasible, *2e land
acquis:ben costs shicald be keol lew, [he Coneervasion Ledie Foundaifon, for
instarce, is avedding land purchase by seeking 4 deveion on lurnd owred by ron-
profit nrpzrizations whe see g conservation Iodgs as 2 amenily which thay
wizh K subsidize,

1

Erurr, Races .

in spea=irg with various develooors and burzm prediessionals en Cape
Ccd, thes project wond be a moderate sriced enviranmentai e with rooms
geing for 57123 per reomn, depending unan tize sezson. & higher pricod faciltty
would probably require an exlbeancdinery st und zmeibes, snd it probably
would noi be able ko charze deluxe prices daring any Hmue but the cuancmes,
AMaocerate prices are Friected because ervivonneniel Weavism shoukd be widiin
the pricy range of o large audience.

Supscnality

Lag intention of Lhis profect s to operate during much of e off-season,
to cnfance the econamy and because that is the best tine to enjoy natuaral aspects
e Cape Ced Lke wintor seal erijses and 1:-i1'd—f.'.'a'_|_'1~._i_|~_5_ Jarwary throush diacs!:
mughl be [inancally urdenezle unless some garts of the eco-resort were closed off
oo grouwos were booxed in lor blocks of fime, Tre esiuvzled proe furma budzet
below assumes thal an eco-tosor? wouid opetate orn weekends, three nights a
week durmyg the four winter mornths, Althougn vear-round operation would be
preferable, the facilice could probeziv sacoeed by operaing gight o mize months
of theo wear.
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Chwnersne d sAazaprement

[ arvimmersnta? resest wotld probably be vwned Ly o privame business,
aogn sope percenraye of Die ouenersiup might be allosated o the Cape Cad
¢erlar fnr the Bavironmenl & a Sastangble Tronomy, o privars roneprefic
nrganizabun, becalss of itz rele o the Savelnpment process. The anviranrnental
reanrh wiald e most sfteclively managed by an experienced and enthusiastic
owneT-uoeratur who s kruw e gralie about seo-lourium and sustaizabiz
techrmgingies. Thiz cowner sasuld be sommetted e censervaaan oo the
serroding nplura anias. Frofits from e mooject might be alhoeted Lo fursher
moseurch arc ceveloprmenl e sastzinable devcloprrent.

al

Fand borecy

he exponse ol pravidmy thres muals 4 da; seald b probimtee, but an
srcriminmertsl an couid provics breakfust and snackTox lumch, Witk mary
loca! restavranls avaiiable, this projec ween'd 2o aced a sl -coniained, il-
epvice reniuerant [n lacl, one ob the meesons for this project Is fo suppor Lzl
seriorprises. The princical eason for kaving a Litchen wiald be b aconzanodate
protens, which wowid be mome ditfioult to pronmenocaie at ouiside resladrants
The kitciwen conld mumimine (s overhead oy niy servisg e’ i BrouTs ard
not serving o the general public. Individua, zaom: mighil § kilcrens il one
objeckive is tn keep maests on-ste amd Sizspurnioy Ly Lavel to cestnnram

Food ard Slandicrafs Producoon

[he remicrs conid be invelved 0 model orgnic vegetavle, frult, ~d nerh
raizing. including nprraling & greenbovse. Thews fuads could supply the resorts
Liiokor s couid sl o ofrer Cape businesses., TF his food production actvity
izl Aot wech: a3 the rescot site, the resors cend buy jood from local oroducers
practiong sustainable agrionlhne Loral food production ix pspecally jnpartant
since most foed cinsumed on.Caps is produces oft-Cape and apporilbies tor
Nzl [ood production and ecocenic dvvelopment ars being Missed. The mesort
shiuld make a particwae affors @ use ool [isk and shellbzh producks @ sRppart
AT L37eTTerL

we cnnromoital pesort also mighl promote locatly-sased crafrs wnd
producs, inciuding feenilire, drapenes, bed coverings, well paintings and
clecaratinn, dismes, vte, Tias wold suppott othes Cape Crd bisinoesses and
undergprd e srategy of small Tusiness devaeleponent heing pursued Sy the

Lower Lape Coraruniny Durvelooment Corporation. The cosort wontd aluo
promgte an appreciativn of aulhernbe Cape Cnd hancicrulls and arts.
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Ero-Resgrr Tlevelopmenl Scenaris

There s muer singie scemario for developng or delermining the financial
feasibility for un environmental resecl an Cape Cod, Efomomic lezsizilicy
depends upon the wemations undedying the projest. As with arw
develozmens, high onstraction, prepony acguisition, financing, and ORETALINE
cosl: ven make o soopect unpretitsble, [ this project hac o suschase commercial
land ab roarket saces, build the zpustire ot comvenizonal indusiry cosms, and
mainkain a vens-roand, fully-staffed operation, it weald ha Arbacull to e
prutitab e

A seenarie for celacilltoting an exisling motel hoseifinn i not inctuded
here because the pro forma wouic vary with each oo periy, depending upon ils
exislirg phvsicad and scenmnic condidons.

Thix repors Sraws 4 sconanin for a new, reinsively smell envinanume: Lal
re=oart ot fnn--Arat, hecaase & sizg of D640 ronms woud b the limidt of whas could
congivably be considered sestainable in s wsibor imeasts; seccad. bocause the
Cape Cod mazkel i gereral and the aco-tourism niche o partizular are, o2 best,
mederatiiy-poiced merkets, ganesaly 575-125 per nicil for a room 20l broesklvt

The Teelwswing develnpment scename eoald provee prfitable for a Case
Cad envicenmenal resorl These are senaral ard conservative eeimates, It
saoud be noted that the per wvit opetating cosls (zssumiplions from Davies,
Hardy, Bell #& Brown, So=na Wernk te e an Innkeeoer, San Frane s
Chronicle Tacks, 1998) Inelude ssvings from energy and wraler conssrvaben and
usimg meateriaig with Jongar life-cyeles than averago. Constructior. and
development costs have becn developed by archizect Ciorard lves and tha
Censervation Lodws Feoundaton, Thiz sceraro is based o2 a ld—room ino, which
s abgus B largest propecty that can 52 nperated maindy &y i famiiy wtk
atwiilary help and wluch Tas a Zulrly low visitor wmpmect
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1-RBowmn Environmenial lon Sconarin

Eeveliament Cosls

Constructan

D000 per uni k160 SA0,00

Commen Houwse (1
e Proparution $73.000
Landscaping EFEO00
"Land Coat (330,000 « 10 urres) RN Y]
cort Cowsts (20% of corstricion) W1HK N0
Furnishings/Equipiment (20% const) S165.000
Telal Development $1,766.000

Proiected Income (15 rooms avenmmadaling: up tp 4 oo

Summer {2 wlke, wEHE orcupancy? x 125 mwm H1-L3.4000
Shuoulder (24 whks, @604 x Fi007 raom S1a1.mm
Winder (14 J-dav /weskends @091 x 550 roam 570
Conmunn Koom Renlal_s"(-_|'|r1L'-;-_ls\sic]:gl.f'[f.amrir,g

(32087 mgm, nighls x i roam 532000
Tntal Tncome $373,000
Operating Budgat
Lrperamng xpenses (58,500 per unil x 14, inc. gen. gt B ae.000
Dbt Service fom SEAT3,008, awsrTng 8N financing 0% % 20vrs.) S1654,000
Orwreer Incomne, before Taxes HFRA00
Yotal Dudge 573,000

‘Lhis seenamic could change under differest assumpdiome. Tower [and oouts
voald inerease prafilability. Crealoer net sevenues rould boe prodiced by a lazmer
Facility rarging from 20 to 40 romos, aitheual: costs may sise with The size of the
Faciliny. Lhing the abrve awsumplions, a 22-room, facilicy vonld produes
approsimately Jl4h, 000 b income. This seerario peajects OpeTinE ofl waehends
dunmg the winter more. Tt codd bz dosed 1or part o1 all o the winker and Lhershy
reduce ooerating cosls. The common oo, cimcessions, & ciaiering fenre includes
selling o funches and soecks: this Himere could be boosled Ly sedlings more produces
and services by vivitor: and conference attendecs.

A0




Role of the Cape Cod Ceneer i 1 he Development Proces:

The Cape Cod Cenler, a arivate non TIofll organizalion dedicated to
pursuing ecornomic developinent strategics that ane environmentaliy-friendly,
has spearheaded iz research and design of a Cape Cod envirormental resoc
since the incepton of the nroject with Slanley Selenyut's visit to Cape Cod in e
sprng of 1995, The Cape Cod Canter nhlained twe grants from Lhe Comumnunity
Eaundation of Cape Cod 1o hite an erchitect to develop plans. A Praject
Crenmitton, co-chaired by James OComnell, Feonomic Develpment OFficer,
Cape Cod Commission, and Jim Tebing of the Capa Cod Contor bonrd amd
Gallvmeade Realty Corporation, has developed s teasibility sridy.

The Cape Cod Center intends b continue favilfating the devedopmoent
process for 2 Cape Cod environmeatal resort, working with patensal developers,
architects, anc other intercsted parties fo bring a praject to lruition. Deperding
upon its involvemenl in the Project, the Cape Cod Cenier mighi Lake a small
finan:ial slake in the project. ver the long term, the Cuape Cod Centor hapis o
sTicolidpe the adopion of a inoce etvironimentally-fricndly type af Loarism nn
Cage Coad.
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Rackerpund op Enviranmental Resorts

The Cape {lend enviconmenial resers would build en Eie exoeriences of
Maha Bav, U5, Virgin Islands, eco-reanrt doveloper Stanley Sviengul, the
bfarsachisetts Audobon Sociery Wellthut Bay Wildlife Sanctua:‘}:'and ithe
Comservation Ledge Foundahon.

Une of she ploneers of gon-enurism i Stanley Selengol, whe visited Cape
e during this sludy and comsulted with the Cape Cod Conler for b
Envirnunenl d a Sustainable Feomomy. In 1975, Selengut npenad baho Bey
€ernns, simple ent-cottages on St John, LW5. vicgin Tslands. In 1993, he apuened
Hurmaony, the first eight units of 32 that make up an eco-resart, Selengus als has
opened Esiate Coneordia. a colleetion of ioft dupleses. The entire visitor
sxpericnoe at Mahn Bay harmonizes with the nshumal gnvirorrrent. Visitors live
simply, but comiortably and tend 1o spend theis dme pursuing recreason arud
erlucalion connected 10 the local ervironmen! Setwrgnets busmess has attracted
intornaticnsl «llenlion,

Tae most importan? les-cu o be learned from Stanley Selengnts ¥iegin
Izlands resor: @ th experiment——wilh news materzlys, new PIOCESALS, Tilw
products. There: i ne wibmate formula For sustaiability, anly constanl COncern
abont waste wd efficiensy. Although the ¥Viggin Islands conmmesort s in a topical
environment and Cape Cod = i3 [our-seasen temperate Cimzbe, many
prinziples Seengni followed in the Caribbean contld be applied on ther Zapie.

On Caope Cod, the Massachusatts Audubon Sociely WellHlees Hay Wildlide
Sanctuary, wrder Directer Bob Prescatt, has diveloped a comnprohensive waae-
round program of vlusses, naluze waiks, and ¢ruises. which has cslablished it as
he eader of envirerunental tourism en Cape Cod. 1s new visitons cenber
incorporaies many sustainabe clements, including passive snlat hsal,
wasicwator recycling, and a greerhouse growing a wice array nl plants, This
project hus adapted energy conservallon and waste recyoing techaoloeics o the
Cape Cod enironmens.

The Conseevation Lodge Inundaiion, operating from the san Brancisce-
Bay Ares, hag obrained fimding from The Tew Chanidabie Trust to deveop o
corservation ledges in Nirkh Ssnedca over the next couple yeurs. Lhe Director
af the Conservation Lodge Fuundution has visied Cape £oc a7d bas mel with
kev Center muznbers on the sustainabic resort. The Fourdahios & planring
crnservahion iodges with 23-40 rooma. Followiny are some salient points abous
Lhe Canservusion Lodge Foundation:
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v The ubjectiva of “he crmesrvation lodge 5 "envirommentzl protection and
piblic education.” The hdges will leatura low-impacr architeclure ang s Loacal
fraterials and traditicoal baitding desigrs, renwwable energy souroes, swate-od-the-
art sewaye ard waste disposal systems, and stete-ol-the-as gustainabiv
mecnanical and enginecring systems.

» Conservalion locdges will educate peaple about the fusetionmg of maring and
terreerial avalems, ncluding social, econemiz, and hiolegioal values of these
systerns and methods of eonservation. Tae lodges wonld promete loeal foed
production, hand:woraft, und docal recycled or “green” producis,

« The aim of the foundation is "to develop an interretional netwark of ledges
(kat am reongrized for quatity accommodatioms and excellent service, and which
offer u distinct bepe af trave! experience that sets them apart from countless orher
"ecotousistn” destitztions eround the sworld.

Potential Markeis for Enpviponumental Touiism

Environmenial tourism is 2 major draw on Cape Cod, cspecially during
the: of-season. Uvor 300,000 people teke whale watches From Provincehnwn. The
Wwelllleet Andubon Sanctuary draws 25 many as 60,000 There are scooes ol
Fléerhostel unud sludent education programs operabry on the Cape sach year.
Although many af the 5,211,300 aroal visits o the Cape Cod National Seashore
are not directly connected to environmendal wirism, & signdticant number are.
Aceording b the Cape Cod Masional Seashore’s Draft General Managemanl I'lan
{Aanpust, %6, Lthe Natioral Seasnore hus a major impact un the local economy.
[rircer expendilures of visiturs to the Nalionzl Seaskore is 5123 million armualty,
eombininy with indirect expend-tuzes (nuliiplier of 1.55) fur a lofal ecunimic
incpact of $240 millicn. LRis translates inde 8700 jobs, Such a market indicates a
reai niche opporunity for an envircinental resort on the Oucler Cape.

Mahare bnuris is one of the fastest growing rourism niches in the world,
growing by W% annually while tourism in groesal js growing by orly 6-8%.

Porential Cape Cod environmental resort market segmuents include;
s TrndsanmreTourisis--This s o specific miche in e markel, many of whown are

hird watchers, hikers, ete., anéd ave likely to visit in the nlf-season. Thiey would
resprnd pariicalarly to speciolized programming,
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- 'f.'.'r:_:ups--{":ar}-' }Z_m:lp, of Outer Reach Moted and Frovingetown Inn, helieves theat
ece-torrrism on the Cape would have o rely largely un grnups or pre-zold
packzpes to il the facilites, ewpecially outside of Tuly and Augusl. Laroups
include school, Elderhostel, members of orwironmental nrganizations, and
aesogiations.

* Fomilies—Stoonges| during summer, school vacations, and holiday weckends.
Again specilic puckages must be offrred, Thow Frovide a counplete visilar
eXperience at an aHtactive cogt.

* Couples & la;dix-'u:iua]s-Sluulg shoulder seasos, gcl-away market. May rot he
mterested in parsicclar educational activities, but enjoy seerery and might be
inierested in a lightly-scheduled program which allows somne free time,

Bagkg ToHer om E;|1'-,'irfvnmgnfal__'l'ou{:a 1 marke

Elderlostels have demonstrated how Cape Codd con provide a desirubis
environmental educalion expedend:. Currently, the Cape Cod Museum of
Natural Histury, Marine Bivlogical [ aboeas e and Center for Coastal
Studivs S Provincetown Inn nffer Eiderhastel programs, The programs averagm
Approwimately S350 per session. Since 1994 he Capre Cod Musenm ol Margral
Flistory has operated lilderhostels six fimes cach veur during the shaulder
seasons. The Marine Biological Laberatory (MAL) has operaled four Elderhostels
PR ¥oat since 1985—in Movember, Liecember, Jommary, and Marh,

Thu: Center for Coustal Sudies/Provinotown Inn has affered Eldertostel
vighl woeks each year during the sprisng and fall sinee 1992, The six-day / Fve-
mighl session (enzes on whaies and marine scieneo, The Provincelown Tnn iy
stetting a one- or bwoenight seniors package [or the fall which inciudes whale
watch, noture walk, anel wivirommentasl iectare, The Ouker Remch Motal alan i
planning to offer hiking and Liking opticns to groups meefing ot the motel,

Anolher stmong environmental oarket for Capr Cod are the hundreds of
SCon! proups tnat spend up te a week hese doing rature study vach year,
Thaugh not spending a yreat deal of meney, they demonstane both the range if
envirommental educalion and recrestional acsivitics at the Uape alfers as well
as the strong appeal that they have. For instanice, the Provincetown Inn/Outer
Reach Motel hosts approxamately 60 yewoal frreaps from meinly e Mew York
atea each spring foc & twe-or three-day program featuring whale watehes and
catire hukes.
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& mational troad toward ensirmmental tourismois demonsteated by
several recent foutism market shacdios. A Massachuserss O4ige of Fravee] &
Tourism sS:cdy [1994) fraard that 53% of viocationors in Mossaciosetts oo
interguted n herisage, eovieonoental, ond colturol activilics:

Sarnsdy & Bands il
*onsduor Enchisiasl
*Culiure Scekor
Eeoeatar

*Explorer

Birwis & Barula--25-02 giogie cheidless conples. seek cetaaallon

*ubdaoor Potbvasiast--24-54, seith childeeny outdger activites, famitv, scanery, whale-wiatshing
“outnury Secker--48-61, oo child al home; s22k histosic, guaint, stimuelzsiar,

Fepeatess-—ga o prlaces loey 2o vist recalives o irienids

*Leplorer. imteresl o rastanrants, activities, scanary! evervlbing iz appealing

Regent Cope Cod tousism masket studies by 'The Mellman Group, Tne.,
indicote a siveng potential for an environmmencal meort for Cape Cod. A soall
sample survey of fall, 1995 tounisls o Lhe Cape fournd that 11% of thoge visiting
cata for “eop-lounsm” prrpeses, broadly defined to include the emrirntment,
climate, and scanery.

The majeaty o Cape Cod visirors come from Massachusells cad e
MNaorllwast, rhr_'uugh thera amg 5fgnjfi|:.=.nt rmimbers of wisitors :'(:-1‘:1i:1§_:', in the
shoulder scason from Turope, Mid-Atlanhe Stares, and Modwest. & fecther
sroattering of visiterenip sumes from elsewhers in the countey and abeoad. Wilh
2l these markets, Cape Cod has the potential fur developing envrironmental
touzistn further through effective niche marketing. More distant visitors can be
esperially important to an envisonmental resort Decause, The Mellman Group
survey found, visttors from farther away tend o stay longer and soend mere
mongy. Shoalder sedson visitors alo fend to have higher Wan average
disprsable income and Rgher levels of education. Snee a large mujority uf
shoulder seasnn wisitors come to Lthe Cape for o weekend (Mellmman tound 55% of
tlhirse surveyed were here or a L4 night wisil), a weolend edusstion:]-
recreational environmental sackage cond be nopular.

Thae Mellman Orcug, which zlae held Tocus groups Lo determine what
appwals to visitors most Juring, the shoulder seasen, found that mosk shor-beren
visitors were coaning from relstively clase by—Massachuzetts, houthiem: Mew
Bnglund, and Grealer New York—and were lookmg for & stress-troe prrway und a
umigue experience. Cape Cod's natural beauly is ils prealest anc most dis=tinet




Etfmibute, sa it could he translated inka sumething more tJ-.rm:gh HTIVLLGTRet [a)
soumae. Shoulder season visitors aro alsa efracted L the Cepe bacaiise it in lees
crowdied and more "natural” than durmg e SUmrer sezson—an idenl lazd ir fno
enviranmental toussm, According te The Mellman Oroup, 9% of pobenlial
shuulder season visitors are my Hhegy working yeurs, betwoon 4)-64 years of age
and secking a respile from tho strees of weerk, Comwesdy [odirees are Lnnkany for
lenger vacations swith fals of activiges,

A complemenzaty look at the tourisn marke! comes Fom the PRIZM
Loz MWlarbet Snydy Analysis: Visjbrs o Cape Cod, done by Avis Markat
Conmiliing, Ine., in 1993 for the Lape Cod Chamber of {oauneres and fhe Cape
Cod Trizwes. Based on g Erofle ol weer 17,000 Cape Lod visilors, e study
confirewd tha! G major inatket for S Cape is in Massachusetts, foliowed by
Elode Eland and Conneslivut, Cniicde of Mew England, the raior markety ane
MNew Yark City end Lung dsland; Hudson River Valley, Weow Jersey Thilzdelphia;
Washington, DU ard Bal:imaore, Upper New York Stire sires: and Mio wreshem
cilien, The FRIZM study, shich s bascd on gro-dermagraghic analysis Ry zip codes
of potential markets, femd that e Iollaving farget Broups meade up the markel
in Massachusetls fir Cape Cod: Lixeculive Fanzilies 21%; Young Lipecali: Couples
I Youny and Single [7.5%; Upseale Young Families 15.6%: Upscale Frnly
Nesters 10%; Middle Ineome Olcler Couples 8% Middle ¢ lass Faznilies 5% Low
Ineame Families 2%, This breakdown ndicares tha! Cape Cod calers io a wide
range of marker clusipes, mmany of which might have same intercst n ar
environouenial torizim EXPETIC .

Lmi ather uselu! piece of market dals vomes from a 193 wisilor STV
conducted at |he Lape Cod Malosal Sewshore, which faund hat 23,3 were
mvnlved with nature sludy sehile visiling the Seasira, 20.4% o hixing, 31.53%.
did biking, and 8.3% were invofued I rangee-vided ackiviries. These acdivilies
mdicate Turtner potensal for EOVITORLEWS tal LOUTism aclivities,
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Pzvid Willard, Cape Cod Five Cents Savinge Bank

Mury Epillane, Association for the Preservalion of Cape Cod

Sovve Catumia, Tan'l Webstor Tnm and Ilearth n' Kellle Reslaurants

Dnug mtarms, Desaioner, Mashpee Commons

Consultas:t

Cerarel ez, Architecl, Boston

Advisors

Slaniey Sclungut, Nevelnper, Muho Bay Resort, U5, Virgm Islands

Jolho Yost, Conservation Londgrer PraumedzbBom

* Bor [urthef infornalicn on his privjecs, contack Frnest Luquet, Cape Cod Ceneer
for the Enviroamend & a Sustainable Eeenomy, Box 150, Hyanniz, Ma G2e01 (508~
3%4-2ROD) ar |ames (O'Lonnell, Cape Cod Commmissian, 3225 Main Slreel, Barnstable,
WA 2637 (308-302-3528).

41




poclomonen s Uit

o el

[EADCEE 2es et w24 SHECOC

~o—mcr House S0
ris Freparation 75000
Lerdscaping ER=RR 1
1.2 Cose (A% ¢ 10 acous’ IO
Calt Cste (04 of 2onschend o (N
Turmdenings. inmpmert Head KTt b =i

Total Deveiopment L8400

Fraipmee revsre 23 poom acseneyadacing np bad S rocmi

S {12 wies BEE avenanoy) 1 TS ron T
Shewaleder (244 wriks, B0th; x SI00S room
Winter (26 F-day waskerds SEE] x HL ooz b
Conmer Racm Revdal/ Ceocesmons S atesing

I EETE Y] LR KN

(28000 rocem niplus n 5

Total Incoc: 29,00

CIprTbng Sadget

Uprraboyg Expzasas O 3204
1l Sesrnice (o B S2LEE
Oreezer Iuzemmne, hefume Taxzs 3 R N

Tazal Bubzer . TRAU.L0D

Tois sewemn covid chrree relee 3121eel assuzptons, Lewer Land costs sould nezesse
weatitcbilite, Ths 2lraas soopama dses tha eame assumptions - e LE-room seenardo Do e Freral
l . - - . - . r - - . 5
Jeveiopriens and ooesatn oot whalC De similar. A larzer Zaciliiy would Eave higher cuss factoes.

42



d0-Fgom Fnvimnmental brn Scenacia

Peve pmens Coets

Croshictr

[ HHE caes apzs o &) £ .ald, 200

A amerem Hroese H0000C
Sit2 Praparabion 130,000
Landzcz gz 12503
Larwz Cuosl (ZAGNN & 05 cures) 152,56
Soit (Zests (200 of ronsaucian) 0K
Furnzsinin s, Cquinment (209 conse) LKA
Tuakia Ldzwelooment G378

Peoiscted | !

Sunnerer (12 whe, @R5% comupeneyl z 57235/ to0m

Shauicaer [24 wla, @ECW) w hLd0 S room

Winzar (1€ 3-dey,/ weekencs SE0W] x 560 roam

Commor, Rocm Rentlal ACanosssions A zlenzy;
(BOCL padzn mines < R, 2eam) jE

Telel Tneeme etk )

Cpcrating Rudpe:

Cperpdng Expanees (59,300 per unit x AL, e pn. met ) H3E0,000
Tkt Sorics o 82.064,000, assaming 0% liowerdng; 10% x 20ywe ) £35C.000
e name, belore Taxes 12,000

Txal Budgae: O

Tiun seraeng iguld cliargze veies difterens assumplions. Tawerizand crats cocid neseesa
peofitzBility. Oopmabrg erss may roe with the s7ze of e Faciliby. Thas d0-ruom scenacie assauess
that pec-zomm aperason ciats wall ree from 52,537 te 52,000, 1L alsa assaes hae land n2ads and lacd
tusts wil ineepase by SN%. Under these assu—ptons, the et inecme senuld by oaly <pmewhker higher
than a Zd-vooer Zaziloy.

43



