
1927 Building Committee 

December 19, 2018 

Those present: Phil Herman, James Field, Steve Marlow, Don Husat, Nichole Alverson, Jim Stifler, Dave 

Zuro, Sheryl Sheatzley, and Matt Sousz. Not present, George Roth.  

Invited Guest: Lou Young, Sales Management and Commercial Real Estate Agent, Retired 

Tasks: 

Adjust timeline (Sheryl) 

Gather components needed for an RFP (Steve Marlow) 

List of Realtors (Lou Young) 

_____________________________________________________________________________________ 

Meeting Notes: 

Phil reviewed the timeline that was tentatively established at the November 2018 meeting. (The 

timeline will be adjusted to move April 2020 to the correct place on the timeline.) 

Lou Young: 

 Clearly a major consideration is zoning. Parcels cannot be rezoned. Zoning rules can be changed; 

however, it impacts everyone within that zone and there has to be agreement. 

 Neighbors can have an impact, but you don’t want to go too far down the road without the 

zoning cleared. 

 Developers want to know if they can make money. The cleaner the parameters, the more 

attractive it becomes. 

Site demographics: The new Middle School sits directly west of this building. The gyms and all the back 

part (50, 60, 70 addition is coming down.) 

Parking for the staff will be between the new building and the 1927 building. The driveway to the 1927 

could be off of Elm. 

Essential Questions: 

What is the plan for the house at the foot of the Oviatt Driveway? It has its own history. It is owned by 

the district.  

If there is interest in the 1927 building, what are you planning to offer? Is it a sale? Are you willing to 

lease? How much property goes with a sale or lease? 

You need to define what you are going to sell? Is it shared parking? How much land? How do you want 

to transfer the title? What will they get the title?  

How much work is needed? Are you trying to keep it because it is historic? 



Are you no longer in need of the building? Would you sell it to a developer for a dollar? In some of the 

community feedback from the Master Facility Plan we learned that some residents wanted to keep the 

building. 

 

Answers: 

Established information to date: The building needs $1 Million for just the exterior. (WRL feasibility 

study was done to determine hard costs, $10 million, and soft costs, $2 million. The building is 55,000 

square feet. We are exploring Historic Tax Credits and believe it has potential for these credits 

We made a commitment to study what can be done. We agreed to give it our best efforts. We clearly 

said during the MFP presentations that we could not spend $12 million for the building.  

Whatever the use becomes it cannot negatively impact the community. Nowhere in our MFP plan did 

we specify a certain amount of money for the sale of the building as part of the plan. 

The purposes and finances are important and can be put in a lease. 

Deed restrictions can be incorporated that specify how the land and building can be used. 

It is almost impossible to sell a building without some kind of 99-year land lease agreement. However, 

the person who owns the building has use of land. 

People who have spoken out about the building retention have been sentimental because of historical 

connections, such as alumni, and or those who have seen old schools converted into something else. 

Action Steps: (Lou Young Consultant) 

  You probably don’t want to be a real estate broker! Engage the services of a commercial real 

estate broker.  Typically, the brokerage fee is about 6%. Professional brokers know how to 

market it and will market it.  

 Schools are limited in the way they can sell property 1) Governmental Entity 2) Auction 3) 

Finding the target:  

 Go through the beginning work of an RFP. Then interview Commercial Real Estate Brokers (3-4). 

Let them see the building. Tell them what you are interested in doing. If a broker says “thanks 

but no thanks” that is telling. 

 The broker’s fee is contingent upon the sale of the building. 

 Lou can look through a contract before we sign one. Marketing materials will cost money. You 

may need to cover the broker’s cost for some of the materials. 

 You don’t want to be in the development business. (Knowledge comes from experience and a 

bad experience comes from a severe lack of knowledge.) 

 Any customer is going to be someone who wants to be in this community. What is it about 

Hudson? (Check materials that Jim Stiffler has about Hudson) 

 Put a document together that describes what is available: assets, surveys, current zoning 

information, provide the WRL Survey. Check List. Parcel map, surveys of property, what kind of 

land transfer do you anticipate, records on the building (use Hudson El template), engineering 

drawings. HVAC, roof, brick, etc. 



 Make multiple copies. 

 Target developers that specializing in historical properties: Let them decide how they might 

want to file for any tax credits. Give them the information they need.  

 Make sure the developers understand your goals: Preservation of streetscape exterior and a 

good fit for the neighborhood and community. 

Additional Consideration for Use: 

(Jim Stiffler) Potential idea for a non-housing use, conditional use. 

The educational level in Hudson is very high. There is a growing body of seniors. The average age of 

adults in Hudson is 45.  There is a human cry for senior services, such as infinite learning. The library 

needs space and so does Barlow. 

What about considering a program that is like the Chautauqua Institute for Hudson? The Library, HCER 

and Barlow are looking for ways to expand programs. 

This is a nonresidential use idea. This would require a large donor effort to offer subscription series.  

The 1927 building could be the repurpose space in downtown for this institute. 

 It might be a way to make Hudson special, and the auditorium could be preserved.  

Considerations: 

Who would lead this and are there really dollars for this? HCF? Library? HCER? This would have to be a 

major donor based strategy. 

 

The next meeting will be held on Wednesday, January 16, 2018, 6:30 p.m. 

 


