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January 9, 2020 
 

REQUEST FOR PROPOSAL 
 

For the Adaptive use, Rehabilitation and Redevelopment of the 

Hudson Middle School Building and Site 
77 North Oviatt Street, Hudson 

 

INTRODUCTION 

The Hudson City School District (the “District”) is issuing this Request for Proposal (RFP) for the 
purpose of selecting a real estate development firm for the reuse or redevelopment of the property 
known as the 1927 Building of the Hudson Middle School located at 77 N. Oviatt St. Hudson, Ohio. 
The District desires to see the property reused or redeveloped in a way that supports and includes the 
neighborhood and community. 

The deadline for RFP responses is 2:00 p.m. on Friday, March 20, 2020. 

The RFP process will result in the selection of a real estate development firm for implementation of 
a reuse and redevelopment plan as submitted by the selected development firm. The plan for the 
reuse and redevelopment of the property will be done in conjunction with the Development Finance 
Authority of Summit County (the “Finance Authority”).  The Finance Authority will be the eventual 
title holder to the property, and the Finance Authority will, in turn, convey title to the property to the 
developer.  

All related information can be found in the Hudson 1927 Building RFP Dropbox at 
https://www.dropbox.com/sh/378j7qyrcgh6qin/AAAylsGTpkALbrN9_7LHWtYka?dl=0. 

HUDSON 1927 BUILDING STUDY COMMITTEE 
 

The 1927 Building Study Committee is comprised of the Superintendent, Director of Business 
Operations, Manager of Communications, two Board of Education members, three members from 
the Hudson Heritage Association, City of Hudson Economic Development Director,  a Chamber of 
Commerce Representative, City of Hudson Community Development Director, a Hudson 
Community Foundation Representative, residents near the school site, school parents, and 
knowledgeable residents with construction or real estate backgrounds. The committee brings 
additional resources or people to attend meetings as needed.  
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The concept for the committee was developed in February 2018 with feedback from the Board of 
Education. Members from representative groups were invited to participate in March 2018. 

The mission of the 1927 Building Study Committee is as follows: 

● Develop a common understanding of the Westlake Reed Leskosky Feasibility Study. 
● Understand the overall process of how to study and move forward with proposals for the 

future use of the building. 
● Understand city zoning and planning regulations that govern the use of the site and building. 
● Share initial findings of sample projects that may be worthy of researching. 
● Determine what action steps are needed to make a recommendation to the Board of 

Education for the sale, or conveyance of the building for a purpose, other than a school for 
the Hudson City School District, that provides an acceptable use of the building for the 
community as a whole. 

The 1927 Building Study Committee held its first meeting on September 19, 2018. The group meets 
monthly in the Hudson Middle School Media Center. Notes from each meeting are prominently 
displayed on the school district website. In addition to the committee meetings, individual members 
have worked in small groups to conduct interviews with potential developers and commercial real 
estate experts, give school tours to interested parties, conduct phone interviews with preservation 
experts, and provide information needed by the Study Committee for its research. 

HUDSON MIDDLE SCHOOL 1927 BUILDING - BUILDING AND PROPERTY 

Overview 

Hudson Middle School is located on the west end of the Hudson City School District central 
campus. The existing Middle School, comprised of the 1927 Building and several additions, will 
continue to be used as a school through June 2021. In the summer and fall of 2021, the school 
district will demolish the additions leaving the original 53,000 square foot 1927 Building remaining. 
The connection points between the 1927 building and the remaining structure will be made weather 
tight. The existing utilities are shared between the historic building and later additions. Plans to 
maintain or modify utility connections to continually serve the 1927 building will need to be 
developed. Once the demolition is complete, the building itself will sit on a 2.5 acre parcel of 
property with vehicle access to the site from Elm Street. The 1927 Building was designed by Miller 
& Son Architects from Youngstown, Ohio and was built by Laird Brothers Construction Company 
from Ashtabula, Ohio in 1927 as Hudson High School.  
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Site 

The school property is bounded by Aurora Street to the north, Oviatt Street to the west, and Elm 
Street on the south. Sited within two blocks of the Village Green, its location contributes to the 
vibrancy of the original village core. The building displays many architectural characteristics 
illustrative of its period of construction and building trends of the time. Bordering the National 
Historic District, the building contributes to Oviatt Street’s historical context. The streetscape is one 
of single-family residences on uniform lots with common setbacks, tree-lined, with two early 
streetlights still in use. Homes on Oviatt Street represent the natural progression of building from the 
mid-1800’s through the late-20th century. 

The building is sited north to south to facilitate day lighting for classrooms. Its main west entrance 
creates a regal approach to the building which is further augmented by an oak allée.  

Hudson 1927 Building RFP Dropbox - Site Map 

Exterior  

The design, materials and construction techniques reflect the architectural forces dominant in its time 
and are illustrative of other buildings in school districts in northeast Ohio as well as colleges and 
universities. The 1927 building has been altered and renovated several times during its lifetime - 
addressing not only the changing needs of the Hudson School District but also the demands of 
education, building systems, and technology. Many of the architectural components remain. 

The school building is exemplary of late 19th and early 20th century Neo-classical Revival 
architecture. Constructed of brick and sandstone, the building displays classic symmetry in its 
nine-bay front facade. Its main entry is flanked by pilasters with foliated capitals, a stone pediment 
with decorative corbels, and a stone balustrade with decorative urns. Additionally, it integrates 
standardized functional elements of design such as hallway width, ventilation, and fire safety 
advocated in its day. Incorporation of a gymnasium, auditorium and specialized classroom space are 
further evidence of the building’s nod to dominant components of school design of its era. 
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After the new high school was constructed and opened in 1992, the building has served as the 
Hudson Middle School and will continue operations until 2021. 

Interior 

The interior floor plan contains two double-barreled halls running parallel to each other, north to 
south, with a connecting corridor down the center to form an “H.” The halls are lined with yellow 
glazed brick capped by an oak chair railing on the lower wall. Locker niches were built flush with 
the wall. Entrances to the classrooms lead to more generic classroom space. A large skylight in the 
original library space is hidden by a drop ceiling. Original ceilings with coved plaster edges and 
crown molding remain underneath the dropped ceiling. Metal stair railings and newel posts are 
capped with an oak handrail that are evocative of Art Deco style. Wrought iron support braces are 
present on the stair railings. At the north entrance an original wood partition with opaque, vintage 
wire architectural glass is present.  

Significant alterations have been made. In 1961, the original office, library, and science room spaces 
were repurposed to conventional classrooms, and the two original boilers were replaced.  

The auditorium, located at the south end of the building with a 550-seat capacity includes a balcony, 
projection room and two dressing rooms that flank a stage house. Of note are its round Corinthian 
columns on the balcony level. Flanking the original stage are two sets of double Corinthian pilasters. 
A striated ceiling is intact which would have been used to mitigate sound and improve acoustics.  

Originally, the gymnasium extended the height of the building with the main entrance at the 
garden/basement level. This feature has been removed and was converted to six, first-floor 
classrooms, two large group instruction rooms and an office on the second floor. 

In the basement, the original fire doors to the boiler and electrical rooms manufactured by 
Underwriters Laboratories, Inc. are present. Large industrial size exhaust pipes can be seen which 
would have accommodated the large coal fired furnaces of its era. 
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Landmark Designation 

The 1927 Building may be eligible for a listing on the National Register of Historic Places. As 
such, the rehabilitation of the existing building may be eligible for Ohio Historic Preservation Tax 
Credits and for Federal Rehabilitation Tax Credits.  

A letter from Michael Fleenor, Director of Preservation Services, with Cleveland Restoration 
Society is included in the Dropbox file. 

Hudson 1927 Building RFP Dropbox - Fleenor Letter  

Current Condition 

The 1927 Building is generally in very good condition and well-maintained.  The interior of the 
building includes terrazzo flooring in the hallways and drop ceilings of varying heights.  The roof is 
in relatively good shape.  Restroom faucets have been replaced and the building envelope, with the 
exception of some exterior masonry surfaces, is in relatively good condition.  The exterior 
landscaping is found to have large trees, well-maintained lawns and accessible walkways.  

Hazardous Materials 

Air quality samplings and tests have been conducted with no findings and all AHERA reports can 
be found with the Asbestos Program Manager.  All available environmental reports and cost 
estimates for removal of hazardous materials are available to prospective developers as part of the 
RFP process.  

Additional Information 

Additional information is provided in the Hudson 1927 Building RFP Dropbox. 
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HUDSON MIDDLE SCHOOL – LOCAL CONTEXT 

Locale 

Hudson is part of the Cleveland-Akron-Canton combined statistical area, the largest metropolitan 
area in Ohio.  Hudson boasts an extremely well educated workforce, high average household 
income, and a stable housing market. More than two-thirds of our residents have four or more years 
of college.  Hudson has an outstanding education system, historic neighborhoods, high-end shopping 
and dining, and an overall outstanding quality of life.  

Demographic Statistics for Hudson, Ohio  
 

Population (est. 2018) 22,285 

Median Age 45.9 

Population attaining at least a Bachelor’s Degree 71.0% 

Median Household Income $128,324 

Median Property Value (owner occupied 2017) $331,900 

Owner Occupied Housing Unit Rate 86.7% 

 
Note:  Demographic statistics from City of Hudson website at 
https://www.hudsoninnovates.com/business-resources/city-data/. 
  
Additional resources available at:   http://www.census.gov/quickfacts/map/INC110213/3936651 

Hudson’s vibrant downtown, within close proximity of the project area, includes quaint retail shops, 
fine dining, and historic village greens. The City hosts approximately 75 special events each year, 
including weekly concerts in the bandstand gazebo and in the First & Main shopping area, a weekly 
Farmers Market, entertainment from the local theatre group as well as large events that draw people 
from all over the region, such as Taste of Hudson and Art on the Green. 
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Zoning 

The development site is currently zoned D3 Outer Village Residential Neighborhood by the City of 
Hudson.  The district is largely developed with single family residential; however, the zoning 
ordinances permit public recreational facilities, cultural facilities, and public/private schools.  

The site is immediately adjacent to District 4 Historic Residential Neighborhood.  The District 4 
allowances permit many of the same uses; however, also permit multifamily residential.  The 
Hudson City Schools recognize a proposed development may require a zoning map amendment to 
transfer the property from District 3 to District 4 depending on the use(s) proposed for the site.  

Listed below is a summary of the applicable uses permitted within the D3 and D4 Zoning Districts. 
The information contained in this RFP regarding zoning is informational only, and firms interested 
in submitting a proposal are encouraged to review the City of Hudson’s zoning regulations for 
further information. 

Summary of Uses permitted:  District 3 (existing) and District 4 (possible amendment) 

Regulation District 3 District 4 

Uses by right 

Single-family detached ✔ ✔ 

Planned Development ✔  

Public park or recreation area ✔ ✔ 

Conditional Uses 

Assisted Living ✔ ✔ 

Townhomes ✔ ✔ 

Multi Family Residential  ✔ 

Private membership recreational facility ✔ ✔ 

Continuing Care Retirement Facilities ✔  

Institutional Residential ✔ ✔ 

Places of religious worship ✔ ✔ 

Cultural facilities ✔  

Schools, public and private ✔ ✔ 
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Access and Transportation 

● State Rte 303 and State Rte 91: The 1927 Building is located 0.5 miles away from this 
intersection that serves as the primary cross roads in Hudson providing easy access to 
North/South and East/West thoroughfares. 

● State Rte. 8, I-480, and I-80: The site is located minutes from three primary north-east Ohio 
highways, providing access to the Akron, Cleveland, and Youngstown Metropolitan areas.  

● Airports: Cleveland Hopkins International Airport is located 30 miles from the site and 
Akron Canton Regional Airport is located just 28 miles from the building.  

Nearby Amenities and Developments 

● First and Main: Located 0.6 mile from the site, First & Main, an upscale lifestyle shopping 
center centrally located in the heart of historic downtown Hudson, features a blend of 
national chains, unique locally owned shops, and award-winning restaurants. 

● Schools: Hudson is home to excellent public and private schools. The site is adjacent to the 
main campus of the nationally ranked Hudson City Schools. Western Reserve Academy, 
Seton Catholic School, and Hudson Montessori School are all located in close proximity to 
the building location. 

● Parks: Located 3.6 miles from the site, the 33,000 acre Cuyahoga Valley National Park hosts 
2.2 million visitors per year and provides access to hiking, biking, rental facilities, and many 
events. With 20 parks, the City of Hudson offers 1,128 acres of active and passive recreation, 
as well as conservation and preservation. From a new Splash Pad at Veterans Way Park, to 
hiking, to ball fields, pavilions, and many playgrounds, you can always find something fun to 
do in Hudson Parks. 
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SUBMISSION REQUIREMENTS 

RFP Response Submission: 

Interested firms shall submit their qualifications as outlined below.  Responses  
must include the following information:  
 

1. The name, address and telephone number of the firm submitting the proposal, the type of 
entity, and the contact person and email address for the entity submitting the proposal.  In the 
event the entity proposes a joint venture with other entities, the Proposal should provide the 
same information with respect to the proposed joint venturer and its qualification. 

 

2. A clear delineation of the proposed redevelopment and reuse of the property, including how 
the proposed use is compatible with the adjacent school campus, neighborhood and the 
community. Plans for supporting and including the neighborhood and community in the 
redevelopment process are encouraged. 

 

3. Executive Summary 
a. Why your team is the most qualified to be considered for the project  
b. Why your team is interested in the Historic Hudson Middle School 
c. Unique features and benefits that your team provides  

 
 

4. Relevant prior project experience.  Provide up to five examples of recently completed projects 
that demonstrate the following: 

a. Experience with the adaptive use and rehabilitation of historic buildings 
b. Demonstrated ability to execute projects of this scale and complexity  
c. Demonstrated ability to navigate environmental, technical, political, or financial 

obstacles that may arise during the development process  
d. Experience working with community stakeholders and facilitating community 

engagement  
e. Experience completing projects incorporating sustainable design principles  

 

 
Hudson City School District Administration 

2400 Hudson Aurora Street 
    330-653-1216 - www.hudson.k12.oh.us 



Request for Proposal - Page 11 
Hudson Middle School, Hudson, Ohio 

 

5. Development team members  

a. Qualifications and experience of the individual project team members 
b. Team member roles and responsibilities  
c. Organizational Chart  

 
 

6. Development team references 

a. Past client/community references 
b. Past lender references  

 
 

7. Proposed schedule for the development of the property which shall minimally include: a 
timeline for completion of drawings and specifications, securing all necessary permits and 
approvals, and commencement and completion of the improvements. 

 

8. Financial Capability 

a. Financial plan for the redevelopment of the property, project budget, and 
demonstrated ability to secure financing for projects of  this scale and complexity, 
including use of Historic Preservation Tax Credits 

b. Lender relationships 
c. Past performance 
d. Current work-in-progress 
e. Evidence of the ability to obtain property and liability insurance 
f. Financial plan for the maintenance, upkeep and ongoing capital needs of the property 
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Submission Requirements: 

Responses:  Seven (7) print copies of the Proposal shall be submitted to Steve Marlow, Director of 
Operations,  Hudson City Schools, 2440 Hudson Aurora Road, Hudson, Ohio 44236 and one 
electronic pdf version emailed to marlows@hudson.edu by 2:00 P.M. on Friday, March 20, 2020. 

Site Visits: 

All RFP respondents are strongly encouraged to visit the 1927 Building property to familiarize 
themselves with the building, site and adjacent context. Tours for interested respondents will be held 
on Thursday, January 30, 2020 at 3:30 p.m. and Saturday, February 1, 2020 at 9:00 a.m.  

Questions and Requests for Information: 

Questions regarding the RFP process should be submitted in writing, via e-mail to Steve Marlow, 
Director of Operations, at marlows@hudson.edu by 2:00 PM on Friday, February 7, 2020. 
Responses will be sent to all parties interested in responding to the RFP by the end of business on 
Friday, February 14, 2020. 

Answers to any questions shall be in writing and shall be posted on the 1927 Building RFQ Q & A 
page in the Hudson 1927 Building RFP Dropbox. 

The District will also endeavor to notify firms who are on record with the District as having received 
a copy of this RFP when an update has been posted to the District’s webpage.  It is therefore 
imperative that firms provide full and accurate contact information to the District, including email 
addresses, and updates will be deemed to have been validly given if emailed or otherwise furnished 
to each firm’s contact person of record.  

Notwithstanding the foregoing, all firms will be presumed to have actual knowledge of all 
information posted on the District’s webpage and/or Dropbox relating to this RFP, and firms shall 
not avail themselves of incomplete knowledge and/or lack of familiarity of this RFP and any 
addenda thereto resulting from the firm’s failure to provide accurate contact information to the 
District and/or a firm’s failure to check the District’s webpage and/or Dropbox.  Interpretations, 
corrections and changes of the RFP which are made in any manner other than a written addendum 
will not be binding.  The name of the party submitting questions will not be identified in the 
answers. 
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Selection Criteria and Process 

A committee of community stakeholders and District Staff shall review the proposals submitted to 
the District.  The District will review all proposals and may hold discussions with firms to further 
explore their proposals.  The District will select the entity submitting the proposal that the District 
deems to be in the District’s best interest.  In making its selection, the District may consider the 
criteria set forth in this RFP as well as any additional information not requested in this RFP or not 
included in the Proposals received.  Following the selection process, the Hudson City School District 
and our community partners will initiate a development agreement with the selected development 
firm and facilitate the transfer of the property from the HCSD, via the Development Finance 
Authority of Summit County, to the developer. Any financing incentives the Development Finance 
Authority may offer occurs subsequent to the property transfer.  

This RFP is not and shall not be construed as an offer of a contract by the District or the Development 
Finance Authority.  Any contractual arrangement will be evidenced solely by a written and signed 
contract.  District reserves the right to reject all proposals and to cancel at any time for any reason this 
RFP.  District shall have no liability to any proposer arising out of such cancellation or rejection. 
District reserves the right to waive variations in the selection process.  

Confidentiality 

The District is subject to the Public Records Act, Ohio Revised Code Section 149.43. The parties 
also recognize and acknowledge that trade secrets are exempt from disclosure as public records 
under Ohio Revised Code Sections 149.43(A)(1)(v) and 1333.61(D).  The developer shall identify 
such documents and information that it submits to the District that the developer considers 
confidential and exempt from disclosure. 
  
In the event that a request for information is made to the District concerning documents, items or 
other proprietary information in the possession of the District, the District shall provide notice of the 
request to the developer.  Within five (5) business days, the developer shall notify the District of the 
developer’s position regarding the release of the documents, items or other information.  The 
District, to the extent permitted by law, agrees to abide by the position taken by the developer 
concerning the release of the requested documents, items or other information.  In the event the 
developer takes the position that requested documents, items or other information are not required to 
be released by the District and requests the District not to release the requested documents, items or 
other information, the District, to the extent permitted by law, shall cooperate with the developer, if 
it  
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so requests and at the sole cost and expense of the developer, in responding to any such request or 
judicial proceedings brought to compel the release of the documents, items or other information and, 
in such event, the developer shall pay any monetary penalty assessed against the District together 
with all attorney’s fees incurred by the District.  The obligation of the District to cooperate with the 
developer under the circumstances described in this paragraph shall not diminish in any way the 
right of the developer to assert independently its interest in limiting, and its right to seek relief from, 
the disclosure of confidential information. 
  
If the District becomes legally compelled by interrogatories, subpoena, civil or criminal investigative 
demand or similar process, including processes under state or federal rules of criminal and/or civil 
procedure, to make any disclosure that arguably and in good faith may be prohibited or otherwise 
constrained by the Public Records Act, the District shall provide the developer with prompt notice of 
such legal proceedings, so that the developer may seek an appropriate protective order or other 
appropriate relief or waive compliance by the District with the provisions of this paragraph.  In the 
absence of a protective order or other appropriate relief or receipt of such a waiver, the  District shall 
be permitted to disclose that portion of the information that the  District is legally compelled to 
disclose. 
  
If the District is ordered by a court of competent jurisdiction to disclose financial and proprietary 
information and trade secrets, the District may disclose such information.  The District shall not be 
liable, and the developer shall hold the District harmless, for damages resulting from disclosure of 
information that has been ordered by a court of competent jurisdiction to be disclosed as noted 
above. 
  
Documents submitted to the District in response to this RFP that would otherwise be subject to 
disclosure will not be available for public inspection until after the District either announces award 
of a contract or cancels this RFP. 

All additional information including interior and exterior photographs, as well as letters, 
documents, and reports can be found in the Hudson 1927 Building RFP Dropbox at 
https://www.dropbox.com/sh/378j7qyrcgh6qin/AAAylsGTpkALbrN9_7LHWtYka?dl=0. 
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