
1927 Committee Meeting Notes 
October 17, 2018 

Those present: Phil Herman, Steve Marlow, James Field, Phil Leiter, Greg Hannan, Inga Walker, Don 
Husat, Jim Stifler, George Roth, and Sheryl Sheatzley. Not present: Nicole Alverson, Dave Zuro, Matthew 
Susz, and Lori McCleese. 

Tasks for the next meeting: 

For the next meeting, members will be examining backwards design and the timeline for completing the 
work for the committee. Members will do a deep dive into the information needed about the building 
for potential developers. 

Pending from the last meeting: Phil has not heard back from Coon. Phil Leiter will reach out to Coon to 
seek feedback from the walk through. 

Don Husat emailed links to other school conversion projects that he found on the internet. It was noted 
that some of these school building were donated to the city, or sold for almost nothing to a developer. 

_____________________________________________________________________________________ 
Review of the City’s Vogt Strategies Insight Report 

The Vogt Strategies Report is a marketing analysis of the local market. Demographics of note: The City’s 
population is flat; however, the market area is growing. Hudson’s population is aging. (Phil L. has Census 
Bureau information to share.) The report contains some very dramatic data. Hudson is outpacing the 
national average in its aging population. Hudson’s residents between 65 and 74 years of age make up 
21% of the population. There are currently 1,300 rentals in Hudson. These rentals include Danbury, 450 
units, and the Gables, 116 units.  

Income taxes (City revenues) come from working age people.  

The report indicates that there is a market for high-end rental projects. Prices in Hudson are not outside 
of the regional markets. Rentals are on the high-end for N. Akron, but not for the Cleveland market, such 
as in Solon, Beachwood, or Chagrin Falls. 

However, members of our community have expressed concerns about rental vs owner properties in the 
past. 

(The Vogt Report contains demographics that include Kent and Streetsboro. Some members of the 
committee would like to see removal of these areas for any future studies that may impact the 1927 
building project.)  

The 10/17/18 Wall Street Journal has an article about the potential of rentals and why more people, 
particularly young people and empty nesters, are increasingly more interested in rental property. 

Hudson’s First and Main commercial and office space is on the high-side of the rental market, which may 
have some bearing on allowable investment in the 1927 building. 

There is a common understanding that the 1927 building is in a niche market. 

 



 

Brainstorming of ideas: 

The committee was asked to submit their top three ideas for use of the building to Phil Herman. The 
choices were not shared pre-meeting. While zoning was a discussion in a previous meeting, the ideas did 
not have to meet the current criteria for zoning at this time. The exercise was to hear ideas from the 
committee and to discuss the pros and cons or viability of implementing specific concepts. There was no 
conclusions from the discussion. 

Discussions included the following concepts and how these ideas may or may not benefit or be of 
interest to the community. 

 
1. Private, parochial, vocational or charter school. 
2. Arts institution — for the teaching of fine and performing arts, art and theater. 
3. Medical clinic / doctor offices.  Auditorium saved for use as a community theater. 
 
_____________________ 
 
 
1. Continuing/Adult Education facility 
2. Performing Arts Center 
3. Research Facility 
 
_____________________ 
 
 
1. Business Incubator 
2. Co-working (We Work) 
3. Co-living (We Live) 
4. Affordable Housing (would require grants and incentives/funding) 
 
_____________________ 
 
 
1. Residential condos. Not necessarily senior housing, but more empty nesters who are still working. If 

this works economically, it could be a low impact on the schools because a) less need for parking 
than a public high use facility, b) residents may be at work during the day when school is in session 
and home when school is out of session. Also this use would be less labor intensive from an on-site 
management point of view and would diversify the risk of economic sustainability among resident 
condo owners rather than one corporate entity. 

 
2. Community center similar to Barlow. This could maintain the auditorium, and open up the rooms to 

various arts organizations. The drawbacks are a) we already have Barlow, b) it would take 
substantial charitable or city investment and management. 

 
3. Mixed use residential and office. This has benefits similar to recommendation 1, but would have 

higher usage during the week days, possibly causing more traffic and parking issues. This option may 



be able to retain the auditorium for business use. While economically more viable than option 2, it 
would be more labor intensive to manage than option 1. 

_____________________ 
 
 
1. Hudson Community Center” with special focus on the theater for community use.  
2. Office space with community use of theater. 
3. Arts Center with studio space available for artists and or art classes, dance, or music. Use of theater 

for the community. 
 
 
 

 
1. Residential housing units – owner occupied or rental 
2. Senior housing/assisted living facility 
3. Community arts/civic space 
 
_____________ 
 
I feel strongly that if the building cannot fulfill a specific need in the community, then it might be best to 
knock it down. I do not think we need a charter school or more apartments in town and am worried that 
with zoning set as it is the building just does not have a purpose in our community anymore. 
 
_____________ 
 
 
1. I believe the best use would be high end senior/empty nester housing. 

This of course would be predicated upon finding the right developer. I do not think rentals are the 
way to go. These must be high end condo/town houses. This type of housing would not translate to 
millennials. Cost per square foot would be out of reach for most except the well healed near or 
recently retired. 

 
2. I believe the second best use of the building would be assisted living/skilled nursing. 
 
 
Best option would be to broadcast this site to potential developers to see if items 1 or 2 above are 
viable. If not, there may be other possibilities that we are not considering.  
___________ 

1. Boutique Inn with a dinner theater and art gallery on the first floor. In addition, a gift shop could be in 
the Inn that was a sample shop for the retail businesses on Main Street, First & Main, and high-end local 
crafts. A caterer's kitchen could be used for the dinner theater (featuring local eateries), and provide the 
equipment needed for breakfast for guests staying at the Inn. 

2. Loft Apartments- attractive to young professional couples or empty nesters who are returning to 
Hudson after living in urban areas where this type of living is highly desirable. Gut the inside, keep 



exposed brick, wood floors and other unique features. Make the interior different than what is currently 
available. The exterior can remain historic. 

3. Condos – gut the inside, exterior can remain historic. (Same concept as apartments) 

We talked about: 

We Work/We Live (An urban concept that is growing.) 
Are any medical centers like Cleveland Clinic, UH, or Akron interested in the Hudson market? Medical 
training/labs? 
The construction of the 1927 building has no load bearing interior walls, so the interior would allow for 
significant interior changes. It is built with a “pillar” construction inside. 
Would people want to live in the building if the theater was used by the community, noise? 
There is a need for more overnight guest accommodations in Hudson. People (family, visitors, parents of 
WRA boarding students have to stay outside of town when visiting), loss of economy to other cities. 
Ideas are great but there has to be developer/investor interest. 
Ideas are great but there has to be community interest. 
Community Center potential, not recreational, more educational. (Barlow was built when the 
community was a lot smaller.) 
Will there be enough parking available for evening entertainment ideas and evening school events? 

The meeting ended with the following: 

• What specific information do we need to gather about the 1927 building, such as, utilities, costs, 
etc. What changes after the 1927 building is free standing? (After the demolition of the rest of 
the existing building?) 

• Do we need to be engaging a realtor for this type of work who can identify developers and the 
materials needed to attract interested developers or investors for this niche market? (Note: 
Laws limit the disposal of school property by a school district, and city zoning will all impact the 
allowable use of the building.) 

• The committee briefly discussed the timing and methods of developer identification.  
• The timeline was mentioned but needs further data. It might be a little too early to attract 

developers because the work cannot start for a minimum of 3 years; however, the market is 
good and sometimes it takes several years for projects to begin. 

 

The next meeting is Wednesday, November 14, 2018 at 6:30 p.m. in the HMS Media Center. This is a 
change in the regularly scheduled week of the month due to Thanksgiving. 

 


