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I.
Introduction to Plan

A.
Scope of Work

To assist in the planning for the future reuse of the Larrabee School and its surrounding grounds, the Town of Southampton, in conjunction with the Pioneer Valley Planning Commission (PVPC), applied to the State for monetary assistance in 2004. In 2005, the Town received a $50,000 grant from the Fiscal Year 2003 Ready Resource Fund (RRF) program of the Massachusetts Department of Housing & Community Development (DHCD) to conduct a marketing assessment and action plan for the reuse of the Larrabee School building. After receiving the grant funds, the Town issued a Request for Proposals (RFP) to hire a consultant to prepare the assessment and the plan for the Town in June of 2005. In response to the tasks outlined in the RFP, Petrone-Beckley Consulting submitted the following proposal for completion of the plan:

Task 1 – Review Project Context, Develop and Refine Marketing Strategy:

	Marketing Assessment and Strategy:
	Proposed Actions by Petrone-Beckley Consulting:



	· Meet as necessary with the Southampton Board of Selectmen, Larrabee School Reuse Study Committee, the Pioneer Valley Planning Commission, and other officials as required to discuss marketing strategies for business development.
	· The team will meet with the Boards and Committees as a whole and contact individual town officials to get a complete sense of local needs and ideas for reuse.

	· Meet with residents and local businesses as necessary to obtain input and assess interest in the reuse of the Larrabee School Building.
	· We will contact and survey local businesses and hold a public forum or open house in order to gather the local interest and opinion. The thoughts and opinions of local residents are critical to gaining support not only for the reuse and marketing of the building, but for the long-term success of the ultimate use.

	· Meet with local and regional businesses to ascertain the effectiveness of previous marketing attempts.
	· A broad-based survey will be conducted to achieve this objective.  In addition to businesses, realtors and economic development leaders will be contacted to understand the market for the building.

	· Identify potential uses and users for the Larrabee School Building.  Develop a marketing assessment of the facility including sample marketing materials.  In consultation with town and local organizations, provide a marketing strategy aimed at prospective developers. 
	· This information is provided in the following Action Plan.


Task 2 – Develop Action Plan:

	Contents of Action Plan:
	Proposed Actions by Petrone-Beckley Consulting:



	· Identify the specific steps and actions needed to carry out the recommendations which result from Task 1. Include alternate courses of action as appropriate where alternate scenarios were discussed in the recommendations.


	· The Action Plan will document all proposed uses of the building and will recommend those most likely to succeed based upon the market findings in Task 1. The Plan will serve as a resource for both the community and the future user/developer of the property. Actions will include economic development, mixed uses, and site options as well as building reuse. The input from the structural assessment, when available, will be incorporated into the development alternatives.

	· Identify potential funding and financing strategies needed to carry out the action plan. Strategies offered should be appropriate to business types or uses identified and other relevant considerations.


	· Our team has vast experience in community development funding, combining public and private resources. Based on the recommended alternatives, we will be able to recommend funding sources for particular strategies within the Action Plan.

	· Identify the parties responsible for carrying out each step in the action plan. Identify incentives that can be offered to developers to implement the recommendations. 
	· This information is provided in the following Action Plan.


Task 3 – Presentation of Products:

	Products:
	Proposed Actions by Petrone-Beckley Consulting:



	· Recommendations and action plan developed in Tasks 1 and 2 are to be presented in a final report.


	· With general acceptance of the Action Plan and marketing strategies, we will prepare a final report that will include the strategies, funding sources, marketing materials, and implementation responsibilities. Twenty-five copies of the report will be provided to the Town.

	· Present recommendations and action plan at a meeting of town officials and the Larrabee School Building Reuse Study Committee.


	· To complete the process, we are willing to hold a final public forum as part of or in addition to the meeting with town officials.



Once hired, Petrone-Beckley Consulting developed the marketing strategy for the reuse of the Larrabee School site by organizing and hosting a business roundtable on October 13, 2005 at the Larrabee School. Approximately ten (10) business leaders attended the lunchtime roundtable to discuss the future of the School site. The discussion centered on the character of businesses that would fit into the village center. Suggestions included attracting retail and pedestrian-friendly activities; appealing to non-local customers (e.g. tourists and others outside of Southampton); evaluating non-commercial use of the School building, mixed use environments (commercial and housing), municipal uses; and maintaining the rural look and feel of the historic village character.

The business roundtable was followed by a mailing of surveys to local businesses to gather more information and suggestions and a public forum on October 26, 2005 at the William E. Norris School. The public was invited to tour the Larrabee School immediately prior to the public forum. Approximately twenty-five (25) people attended the forum and indicated a preference for mixed use or municipal use of the Larrabee School. 
In addition to the business roundtable and the public forum, a survey was developed by Petrone-Beckley Consulting to ascertain the public’s opinion regarding the reuse of the Larrabee School. The survey was available to complete on-line through a link at the Town of Southampton’s official website (www.town.southampton.ma.us), mailed to local businesses and distributed at the roundtable and the forum. The results of these three methods of obtaining public input have been incorporated into this Action Plan. 
II.
Laying the Groundwork for the Plan

A. History of Larrabee School Building and Uses

Southampton’s Larrabee School has served grade-school age children for several decades, and while no longer functioning as a school, the building continues to provide meeting space for civic groups and municipal business.  

Completed in 1951 and named the Center School, the building was constructed on the five-acre site of the former Sheldon Academy. The central village location - at the T-shaped intersection of East Streets and College Highway (Route 10) - was a prime site for the School, with easy access to Town Hall, the original Southampton Public Library, and neighboring communities.

The original Larrabee School building, which included eight classrooms for Kindergarten through second grade, was expanded only two years later to accommodate the community’s growing population of school-age children. By 1955, the Town built the William E. Norris School to serve children in first through eighth grades. By 1961, more classrooms were added to the Norris School, which sits on an 18-acre site more than half of which was woodland. 
In 1957, several years after the Larrabee School building’s construction, the Town’s early Zoning Ordinance and Zoning Map permitted virtually any use in that section of the Town. Several decades passed before the development of zoning districts in 1979 to separate residential uses (Residential-Rural, Residential-Village, Residential-Neighborhood) from commercial and industrial uses (Commercial-Highway, Commercial-Village and Industrial Park). 

The Larrabee School building is located in a Residential-Village Zoning District, which primarily runs along a section of College Highway. Current zoning limits the variety of uses that the Larrabee School building could contain, but it should be noted that the Town could rezone the area to accommodate commercial interests. 

B.
Recounting Public Dialogue about the Larrabee School and its Uses

During its relatively short history — the Larrabee School is just over fifty years old — community members and municipal officials began a public dialogue about the School’s use and its future nearly thirty years ago. The development and expansion of the William E. Norris School made the Larrabee School somewhat obsolete. As a result, by the 1970s, community members and municipal officials began the process of evaluating the Larrabee School building’s uses and its future. 

A series of school reuse committees and advisory groups have periodically evaluated uses, reuses, and functions of the Larrabee School building, discussing possibilities ranging from demolition to renovation and rehabilitation. A committee formed in 1973 released a key study two years later suggesting that the William E. Norris School should once again be expanded, and that the Larrabee School could function as a Town Hall, including an office complex and community facility. The study recommended that the existing Town Hall facility “be used for other constructive purposes by the Town.”
While these recommendations were valuable, numerous hurdles limited the Town’s ability to act on them. By 1988, the Larrabee School continued to serve children in Kindergarten through second grade, though most agreed that the building was inefficient, and inadequate. A study released in that year recommended not renovating the building for use as a school.

In 1999, the Town contracted with the Preservation Partnership to prepare plans for the reuse of the Larrabee School as municipal offices. These plans were completed and detailed the reuse of the entire building for Town Hall departments. However, funding for the project was not forthcoming from Town Meeting, and the School remained mostly vacant. The Senior Center has since occupied the former cafeteria on the basement level.

C.
Understanding Local and Regional Economic Trends

To better plan for the future of the Larrabee School building and grounds, it is useful to understand how the local and regional economies have changed over time and what future trends are being forecasted for the Town of Southampton and its region. The Town was settled in 1732 and then incorporated in 1775. The first industries located in the Town were tanneries, grist and cider mills, whip factories and blacksmith shops. In the 1800s, the Town’s trees and forests provided saw mills and woodworking businesses with rich raw materials. As the timber supply dwindled, farming and agricultural enterprises gradually replaced wood-centered businesses.
  

Today, there are few farms left in Southampton. In fact, there was only one business in the “forestry, fishing, hunting, and agriculture” industrial sector of the economy in 2003. The businesses that now dominate the landscape of the Town provide construction services, retail trade, and assorted professional & administrative services as can be seen in the following table. 
Types of Business Establishments in Southampton from 1998 to 2004

	Industry Code Description
	1998
	1999
	2000
	2001
	2002
	2003
	2004

	
	
	
	
	
	
	
	

	Total Business Establishments
	100
	106
	116
	113
	117
	118
	130

	
	
	
	
	
	
	
	

	Accommodation & food services
	10
	11
	9
	10
	10
	9
	10

	Administrative, support, waste management, remediation services
	11
	13
	14
	13
	14
	10
	12

	Arts, entertainment & recreation
	2
	2
	2
	2
	2
	2
	x

	Construction
	20
	18
	23
	21
	20
	21
	30

	Educational services
	0
	0
	0
	0
	0
	1
	x

	Finance & insurance
	3
	3
	4
	3
	4
	4
	x

	Forestry, fishing, hunting, and agriculture
	0
	0
	0
	0
	0
	1
	x

	Health care and social assistance
	5
	8
	9
	9
	6
	5
	5

	Management of companies & enterprises
	2
	1
	1
	1
	1
	1
	x

	Manufacturing
	6
	6
	6
	7
	10
	9
	8

	Other services (except public administration)
	7
	6
	7
	5
	6
	5
	12

	Professional, scientific & technical services
	12
	10
	9
	11
	12
	10
	12

	Real estate, rental & leasing
	0
	0
	0
	1
	2
	4
	x

	Retail trade
	15
	16
	20
	19
	22
	24
	20

	Transportation & warehousing
	2
	2
	2
	2
	1
	2
	x

	Unclassified establishments
	0
	6
	5
	4
	2
	3
	x

	Wholesale trade
	5
	4
	5
	5
	5
	7
	3


Information Source: ZIP Code Business Patterns –

North American Industry Classification System (NAICS), U.S. Census Bureau
Note to table: “x” denotes unavailable data.
When comparing the types of businesses in Town from 1998 to 2004, a few trends appear. First, construction and retail businesses were consistently the most plentiful businesses in the Town. Together, they represent one third of the businesses in the Town of Southampton. Second, the three industries that had the highest increases in the number of businesses over the seven-year period were construction (from 20 to 30 businesses); other services except public administration (from 7 to 12 businesses); and retail trade (from 15 to 20 businesses);. Third, many of the industries changed by the addition or closing of only 1 or 2 businesses over the seven-year period. Lastly, every industry sector had a representative business in Town.

Between 1998 and 2004, the Town of Southampton saw an increase in the total number of businesses and the employees at those businesses. During those seven years, the number of businesses increased by 30% and the number of employees at those businesses increased by 79%. As can be seen in the following table, the first quarter payroll and the annual payroll of these businesses also increased between 1998 and 2003 by 54% and 41%, respectively. 

Business Establishments in Southampton from 1998 to 2004

	
	Number of Establishments
	Number of Employees
	First quarter payroll in $1000
	Annual Payroll in $1000

	1998
	100
	628
	$3,205
	$14,184

	1999
	106
	790
	$3,303
	$15,427

	2000
	116
	858
	$4,075
	$17,175

	2001
	113
	799
	$4,589
	$19,219

	2002
	117
	926
	$4,429
	$19,830

	2003
	118
	877
	$4,936
	$20,036

	2004
	130
	1,127
	N/A
	N/A


Information Source: ZIP Code Business Patterns –

North American Industry Classification System (NAICS), U.S. Census Bureau

From an analysis of this economic data, it appears that there are many signs of growth in the Town of Southampton. While some industry sectors have declined between 1998 and 2004, overall, the number of businesses in Town grew at a steady pace and a variety of industry sectors are present in the Town’s economy. The number of employees at those businesses has also increased, as did the payroll for those businesses. 

On the regional level, the Pioneer Valley Planning Commission (PVPC) predicts that the Pioneer Valley, in which the Town of Southampton is located, will shift from a goods-producing economy to a service producing economy by 2030 and will witness a 50% decrease in the number of manufacturing jobs by 2030
. Since 15.3% of the Town of Southampton’s population currently is employed in the manufacturing sector and manufacturing firms comprise approximately 8% of the Town’s businesses, this downshift could negatively affect the Town of Southampton. 

In contrast to the manufacturing sector, the service sector of the Pioneer Valley economy is expected to increase by 2030. The PVPC estimates that 16,000 jobs in the service sector will be added and by 2030, service-producing firms (i.e., services, retail trade, finance, insurance, and real estate) will provide 66% of all the employment in the Pioneer Valley.
 This shift can already be seen in the Town of Southampton through the increased number of businesses that provide real estate, rental & leasing services and the high proportion of townspeople who work in the service sectors of the economy as shown in the table on the next page. 

Comparison of the Percentage of People Employed in Different Industries in the Town of Southampton, the Pioneer Valley, and the State of Massachusetts

	Industry
	Town of Southampton
	Pioneer Valley
	State of Massachusetts

	Educational, health and social services
	31.4%
	27.8%
	23.7%

	Manufacturing
	15.3%
	14.7%
	12.8%

	Retail trade
	12.0%
	11.7%
	11.2%

	Public administration
	5.8%
	4.7%
	4.3%

	Construction
	5.5%
	4.4%
	5.5%

	Finance, insurance, real estate, and rental and leasing
	5.5%
	6.4%
	8.2%

	Professional, scientific, management, administrative, and waste management services
	5.4%
	6.5%
	11.6%

	Other services (except public administration)
	5.1%
	4.6%
	4.4%

	Transportation and warehousing, and utilities
	4.9%
	5.3%
	4.2%

	Arts, entertainment, recreation, accommodation and food services
	4.7%
	7.3%
	6.8%

	Wholesale trade
	2.1%
	3.4%
	3.3%

	Information
	1.8%
	2.6%
	3.7%

	Agriculture, forestry, fishing and hunting, and mining
	0.4%
	0.5%
	0.4%


Information Source: Census 2000, U.S. Census Bureau

To plan for the future of the Pioneer Valley, the Pioneer Valley Planning Commission published a Plan for Progress 2004; Economic Strategies for the Region (PVPC). In this plan, the Pioneer Valley Regional Competitiveness Council (RCC) provided the Governor with the following lists of industry clusters to grow and industry clusters to sustain in the Pioneer Valley region:

	Clusters to Grow
	Clusters to Sustain

	Education and knowledge creation
	Agriculture and organic farming

	Health care
	Building fixtures, equipment, and services

	Hospitality and tourism
	Precision manufacturing and production technology

	Life sciences, medical devices and biopharmaceuticals
	Printing and publishing

	Plastics
	


Information Source: Plan for Progress 2004; Economic Strategies for the Region (PVPC)
In addition to the Pioneer Valley Planning Commission’s plan for the future of the region, the Regional Technology Alliance believes that western Massachusetts contains six (6) strong industry clusters including: 

	· Precision Machining
	· Plastics

	· Life Sciences
	· Information Technology

	· Communications
	· Electronics


It should be noted that with the exception of “Communications” and “Information Technology,” these industry clusters are usually associated with companies and entities that require industrial space, may be suited to more urban areas, and may leave a greater visual (or environmental) impact on the land. In the case of the Town of Southampton, which is committed to preserving the Town’s rural character while fostering economic growth, there are opportunities to promote commercial development in the communications or information technology clusters, which may have a more subtle impact on the community. Indeed, anecdotal evidence shows that many home-based businesses in the Town of Southampton are in the communications, information technology, and professional services sectors.   

Industrial and commercial clusters present the strongest opportunities for sustainable growth in the Town of Southampton. In addition to these regional clusters, the arts industry is also growing in the area of Northampton, Easthampton and Holyoke. Southampton may be well positioned to receive growth from this cluster, particularly if a group is looking for a more rural setting. These types of clusters were presented to residents and officials for consideration during the forum and interview process.
D.
Trends in School Building Reuse
As many school buildings across the country become outdated and vacated, there are numerous examples of reuse. The trends for reuse tend toward housing or offices. In particular, popular reuses include:

· Population-specific housing (senior, affordable, assisted living)

· Market rate housing
· Senior/community centers
· Day care centers
· Social service centers, non-profit offices
· Recreation buildings
· Office space for municipal departments
· Conference centers
Each of these potential reuse alternatives were raised during interviews and public forums for local feedback. While housing does not appear to be a desired use of this site, other options gathered some interest and were incorporated into the mixed use development scenarios.
III. 
Building Consensus & Interest in Reusing the Larrabee School
The process for researching the reuse of the Larrabee School and proposing recommendations for marketing the building was based on a research framework presented to the Larrabee School Building Reuse Committee. The decision making process is equally important to the final recommendations. Information was gathered from important stakeholders, including municipal boards and officials and town residents.

Interviews, surveys, and focus groups provided a process and input that lead to this reuse action plan. In addition, the research by Caolo & Bieniek Associates, Inc. as the project architect was crucial in identifying limitations in development alternatives. The research process:

· Determined whether the Larrabee School site should function as a Town center or as a regional destination;
· Evaluated scenarios of a mix of uses including professional offices, small-scale commercial, and population-specific residential development;
· Evaluated the needs of agricultural uses and the possible benefits to reuse the site for agricultural purposes; and
· Evaluated scenarios that explored emerging economic clusters, including technology-based initiatives, that are compatible with local rural character and the Commonwealth’s sustainable development initiatives.
This section describes the process and the stakeholders involved in producing the action plan.  The public process builds on the findings of the local and regional data research contained in Section II.  Summaries of surveys and forums are included in the appendices of this plan.

A.
Interviews with Targeted Stakeholders

To develop the marketing strategy for the reuse of the Larrabee School, Petrone-Beckley Consulting began by organizing and hosting a business roundtable on October 13, 2005 at the Larrabee School. Approximately ten (10) business leaders attended the lunchtime roundtable to discuss the future of the Larrabee School site. The discussion centered on the character of businesses that would fit into the village center. Suggestions included attracting retail and pedestrian-friendly activities; appealing to non-local customers (e.g. tourists and others outside of Southampton); evaluating non-commercial use of Larrabee School building, mixed use environments (commercial and housing), municipal uses; and maintaining the rural look and feel of the historic village character.

The business roundtable was followed by a mailing of surveys to local businesses to gather more information and suggestions. The surveys were mailed to local businesses and distributed at the roundtable and the forum. Based on suggestions for commercial reuse by the business community, commercial realtors, developers, and business-oriented non-profits were contacted for their opinions on the demand for commercial and office space.  Those contacted include:

· Realtors in Southampton, Westfield, and Easthampton

· Valley Community Development Corporation

· WestMass Business Development

· Commercial/office developers in Easthampton

Input on the reuse was also gathered from individual stakeholders as well as members of the Board of Selectmen, Town officials, the Larrabee School Building Reuse Committee, the Planning Board and interested residents willing to share opinions and local needs.

B.
Visioning with the General Public

In addition to meeting with the Larrabee School Building Reuse Committee and the Board of Selectmen as boards and as individuals, an open public forum was held on October 26, 2005 at the William E. Norris School. The public was invited to tour the Larrabee School immediately prior to the public forum. Approximately twenty-five (25) people attended the forum and indicated a preference for mixed use or municipal use of the Larrabee School. Any commercial or office use should be at a scale that matches Southampton’s rural character. Attendees felt that the Larrabee School could define the village center. All comments were recorded and a summary was provided to the Larrabee School Building Reuse Committee and the Board of Selectmen.

In addition to the business roundtable and the public forum, a survey was developed by Petrone-Beckley Consulting to ascertain the public’s opinion regarding the reuse of the Larrabee School. The survey was available to complete on-line through a link at the Town of Southampton’s official website (http://www.town.southampton.ma.us/index.php), mailed to local businesses and distributed at the roundtable and the forum. 

C.
Historical Document Review

In working with the public and Town officials, the consultants of Petrone-Beckley Consulting were often met with “Again?” or doubt on the ability to move forward with a reuse of the building. Therefore, utilizing documents from the Town Clerk, Assessors Office, and reports and articles found in the Edwards Library, a history of past efforts to use the building was compiled.  Petrone-Beckley Consulting used this information to identify actions and strategies previously attempted and to broaden the understanding of the vision of Southampton residents and officials.

The results of these three methods (interviews, forums, and historical document review) of obtaining public input have been incorporated into this Action Plan.

IV.
Proposing Viable Alternative Scenarios

Following the economic data and stakeholder review, possible scenarios were reviewed in concert with public and political opinion as well as a cost/benefit analysis based on the architect’s construction estimates to determine viable scenarios for redevelopment of the Larrabee School. The resulting three scenarios for reuse are:

1. Municipal offices

2. Mixed use of municipal offices and commercial/office space

3. A retail/commercial mixed use village center

It is recognized that the primary intent of the Larrabee School Building Reuse Committee and the funding source of this Action Plan is the promotion of economic development on the site and to provide an economic benefit to the Town. Other reuse alternatives were suggested but because of lack of local support or due to other constraints were determined to be not viable, though some components could be incorporated into the mixed use scenarios. Alternatives that were set aside include affordable housing, a technology center, shared conference space and business services, and demolition of the building.

A.
Municipal Offices

1. Program

This development scenario proposes that the Larrabee School be adapted to house the municipal offices found in the existing Town Hall at 8 East Street. The Town of Southampton would retain ownership of the Larrabee School building and modify the existing classrooms and office space to match the departmental and committee needs of the Town. It is generally recognized by Town officials and staff that the current Town Hall is small and cramped. Utilizing the Larrabee School for this purpose would allow for spacious offices and adequate records storage. The architectural plans prepared in 1999 by the Preservation Partnership lay out a possible municipal use of the available space. In order to utilize all floors and to link the Senior Center, which most residents felt should remain in the building, an elevator will be required.

This program will meet the immediate need for additional and renovated space for municipal offices. However, the program does not generate additional municipal revenue unless the Town Hall is then considered for sale or lease. The property will remain municipal owned and will not generate tax revenue. As a new municipal office, the Larrabee School building will serve as an economic benefit to other businesses along Route 10 as town offices, which along with the United States Post Office, is a primary destination in rural communities.

2. Case Studies

There are several cases in Massachusetts and many more throughout the United States where communities have outgrown their historic Town Halls and expanded to other buildings. Often former schools are found suitable for this use and successful conversions have been achieved by the municipalities. Examples include:

Randolph, Massachusetts – The Stetson High School was vacant for ten years before the Town of Randolph funded renovations and moved into the space in the early 1990s.

Westfield, Massachusetts – The Asley School was converted to needed municipal office space

In addition, there are several examples in the State of Colorado of school conversions to Town Hall space.

The consistent finding for these case studies is that communities had an underutilized resource already under municipal ownership. The cost of acquisition for offices could then be avoided, leaving only the cost of renovation. Long-term ownership of the property was consistently viewed positively by residents when compared with the expenditure of leasing privately owned property.  

3. Strengths, Weaknesses, Opportunities and Threats (SWOT)
A SWOT analysis is a tool used to evaluate the strengths, weaknesses, opportunities, and threats or challenges associated with a given scenario or project. Interviews with relevant resources and stakeholders provided baseline information, and case studies helped to better understand trends tied to these ideas. The SWOT analysis provides an additional mechanism for weighing the costs and benefits of these ideas.

The SWOT analysis below examines a wide range of issues, including:

· Economic/Financial

· Social & Historical

· Environmental/Architectural/Physical

· Political 

It should be noted that this SWOT analysis is an evaluation of the municipal office development scenario. In any SWOT analysis, some items in different columns may be at odds with one another; for instance, a financial opportunity may be outweighed or offset by a political challenge. Note that in the matrix on the next page, political challenges may be insurmountable despite financial or social strengths and opportunities.
Strengths, Weaknesses, Opportunities & Threats Analysis of 
Municipal Offices
	ISSUES
	STRENGTHS
	WEAKNESSES
	OPPORTUNITIES
	THREATS

	Economic/
Financial
	Building allows for use by municipal offices without need to build or rent space
 
	Does not generate sales or lease revenue
	Consolidated space  
	Larrabee School will serve only municipal uses and not act as center of activity for commercial village center

	
	The Town owns the site
	Significant rehabilitation cost
	Room to grow
	

	Social & Historical
	Building’s historic character is maintained
	Need access for all residents
	Link to recreational space
	Limited activity

	
	Building draws attention to historic village center, as compliment to existing commercial areas on Route 10
	No reason for non-residents to stop in center
	
	

	Environmental/ Architectural/ Physical
	Existing physical structure is sound, and building does not need to be demolished
	Soils and septic limit ability to grow and maximize use of site
	Large site includes undeveloped areas that can create buffer between nearby parcels.  Can provide access to recreation land behind fire station
	Health of septic system; building and fire codes

	Political
	Town officials support need for municipal office improvements
	Lack of local funds to pay for rehabilitation
	Building could be restored to be the hub of the community; source of civic pride
	Larger space may not translate to improved services;  will increase operating costs

	
	
	Limited grant sources for municipal buildings
	
	Generating public support for appropriation for rehab


4. Planning Techniques

The viability of this option will be determined by public and political support. Admittedly, Southampton has explored this option before only to fall short of implementation at Town Meeting.  However, a public process is necessary to have local funding success. Public education on the current Town Hall work conditions and departmental needs is necessary. Additionally, the Larrabee School Building Reuse Committee should expand its review to include the Town Hall in the discussion. For example, if the Town offices move to the Larrabee School, will there be an opportunity to sell or lease space at the Town Hall? What revenue can be generated to offset the cost of rehabilitating and operating offices at the Larrabee School?

5. Funding 

As noted above, there are few grant programs that will fund improvements to buildings for municipal use. The Community Development Block Grant program through the Department of Housing and Community Development is a source that would provide funds for the removal of architectural barriers in the building. This could include an elevator.

Small grants and technical assistance from utilities for energy improvements and conversions are available. The major costs for renovating the space, however, are likely to be borne by the Southampton taxpayers. With a price tag as high as $1 million to $1.6 million, a likely funding mechanism will be a proposition 2 ½ override or debt exclusion.

B.
Mixed Use Municipal and Professional Offices with Business Center

6. Program

This development scenario proposes that the Larrabee School be adapted to combine municipal offices with other professional offices and a business center. In one version of this scenario, the building may be owned by the Town, with a portion of the building leased to individual businesses, or to one or two larger property management firms that sublet space to professionals or business owners. In another version of this scenario, the building may be sold into private ownership with a long-term lease agreement for the Town’s municipal offices (for instance, a 75- year or 99-year lease).

Conveniently, the building’s addition creates an “L” shaped extension behind the classic front portion of the building. The layout includes classrooms and administrative offices on the first two floors of the front portion of the building, with a series of classrooms in the single-story rear extension. In this alternative, it would be feasible for the front portion of the building, which is visible from College Highway and East Street, to function as additional municipal offices, with the extension converted for professional offices. 
The site is large enough to accommodate another addition or expansion of the current structure. However, in its review of the site, Caolo & Bieniek Associates, Inc. noted that the costs of structural modifications would be prohibitive and an expanded footprint would reduce the area available for parking and increase the requirements for parking (Larrabee School Reuse Study; Southampton, MA, April 21, 2006). 
This program allows the Town the maximum level of flexibility to generate revenues from lease or sale of certain sections of the building, while meeting the immediate need for additional and renovated space for municipal offices. The additional professional office uses on the site would also be consistent with several nearby historic homes or structures that contain commercial uses.

7. Case Studies

The experiences of other towns and cities throughout Massachusetts have provided valuable information about this proposed development alternative. Several Massachusetts towns and cities, and other municipalities throughout the United States have investigated combining municipal and professional offices or commercial space. This section reviews the findings of telephone interviews and a review of relevant articles and writings about this unique mixed use arrangement.

Broadly, there were several cases where municipalities leased additional (as opposed to primary) Town Hall space in existing commercial buildings.  In these arrangements, specific offices, such as the Building Department, Planning Department, or Assessor’s Office, were located in existing storefronts or commercial buildings, and served as annexes of the community’s primary Town Hall or City Hall, or mini-city halls.  

Andover, MA - Andover, MA is a Merrimack River Valley community of about 30,000 located 22 miles north of Boston, and nearby the communities of Lowell, Lawrence, and Methuen. Two decades ago, the Town faced a series of challenges to renovate existing and locate new space for municipal offices and responded with a creative solution.

In the late 1980s, the Town’s high school moved into a new, modern building. Then-Town Manager Ken Mahoney spearheaded a renovation of the school for use as a municipal office building, as the existing Town Hall facility was in disrepair. The existing Town Hall, called the “Town House,” could not be expanded to accommodate additional staff, as it was located in the center of the Town’s Central Business District (CBD), and had already annexed extra space two blocks away. Town officials opted not to continue to annex space in other parts of the CBD, preferring to consolidate municipal offices in one (or possibly two) buildings.

The Old Punchard High School included a center auditorium and two wings. The Dardy Middle School was later added to the building. One wing served as the School administration building, while the other wing served as town offices. The building was in a prime location, fronting on the town common to become a municipal office building.

An effort was underway to tear down the high school building, but a research effort and subsequent public education campaign led to the successful appropriation of renovation funds at Town Meeting. Public support for the renovation was borne out of the notion that the Town would have greater flexibility to use the building than if it had been torn down and the parcel sold into private development. Those opposed to renovating the school and moving town offices there were swayed by arguments that it was a vital element in the Town. Additionally, the Department of Public Works’ ability to maintain the building assuaged fears about the ongoing maintenance and upkeep of the building and grounds.  

Key reasons to keep the building for municipal use included its visible prime location, the historic character of the building (in harmony with many other Town structures), and the opportunity to lend space out for other functions – both municipal and non-municipal. Currently, part of the space in the renovated school building is used as a branch post office, and a “Town Center” welcome center is featured on the first floor. Seniors are afforded an area on the second floor and that entire floor has been refurbished and is rented out for special functions to professional associations, civic groups, and private entities. 

Framingham, MA - A vibrant town less than twenty miles west of Boston, Framingham serves as a large employment center, is home to a State college, and serves a population of 65,000. Before 2001, the Town developed a plan to redo the existing Town Hall for $49 Million. The plan included purchasing two properties adjacent to the existing Town Hall, which is located in the Town’s “Culture Triangle” district. The two additional properties included an office building and a small single-story grocery store.  

The plan called for the Town to save the office building, build new space around the grocery store, and add apartments over various sections of town hall. The building’s first floor would have been primarily municipal use, with some commercial space leased to developers or individual tenants. A parking garage was going to be added in the rear of the building, creating a new entrance for the town hall itself.  Because the Town Hall has a 2,200 seat auditorium, the plan allowed for renting space to groups for cultural events.  

The Town opted to develop the housing as all market-rate units, likely with a mix of ownership and rental units. While the town preferred condominiums or co-ops, the developer preferred rental units because of the greater available return on investment. 

Framingham’s City Planner noted that this plan was unique throughout the state in combining a municipally-owned Town Hall building with both housing and commercial uses. Unfortunately, after 9/11, funding sources were refocused on other projects, and this Town has not been able to secure the necessary funds to move forward with the renovation and expansion of the building.

Throughout Massachusetts - In several interviews, regional planners or municipal officials discussed arrangements where municipal offices either lease space from or to commercial or other municipal entities. 
North Andover – The Town plans to lease space from a private developer who acquired the local 12,000 square foot Lucent Technologies site. The site will be primarily converted to housing with some commercial space. Again, the Town will retain its existing Town Hall, but will lease some additional office space to offset crowding in its current facility.

Norton - The Town Hall was combined with the Fire Station, in a not-for-profit arrangement.  

Middleborough - The Town purchased a building in the downtown central business district as an annex to its existing Town Hall and generates revenues by leasing space to a local bank through a renewable 5-year lease agreement. In this scenario, the Plymouth Savings Bank owned an entire building, but only occupied space on half of the first floor. The bank’s corporate headquarters are also located in Middleborough, and once the company constructed a new building in North Middleborough, nearly all of the existing structure became vacant.

The Town approached the bank about donating the building to the Town and receiving a tax deduction. The Town then renovated the entire building and leased space back to the bank at a slightly reduced rent, very close to market rate. The arrangement made sense because the Town needed additional office space, and it was more cost-effective for the Town to renovate than to purchase new space outright, or build a new structure elsewhere. The Town uses space in the building’s four corners, completely segregated from the commercial space. The Town has not considered converting the building into condominiums, as the 5-year lease arrangement still allows the Town to generate revenues with minimum maintenance or administrative burden. 

8. Strengths, Weaknesses, Opportunities and Threats (SWOT)
A SWOT analysis is a tool used to evaluate the strengths, weaknesses, opportunities, and threats or challenges associated with a given scenario or project. Interviews with relevant resources and stakeholders provided baseline information, and case studies helped to better understand trends tied to these ideas. The SWOT analysis provides an additional mechanism for weighing the costs and benefits of these ideas.

The SWOT analysis below examines a wide range of issues, including:
· Economic/Financial

· Social & Historical

· Environmental/Architectural/Physical

· Political 

It should be noted that this SWOT analysis is not a general assessment of the building in its current state, but rather an evaluation of the mixed use municipal office/commercial office development scenario.   

In any SWOT analysis, some items in different columns may be at odds with one another, for instance, a financial opportunity may be outweighed or offset by a political challenge.  Note that in the matrix on the next page, political challenges may be insurmountable despite financial or social strengths and opportunities.  

Strengths, Weaknesses, Opportunities & Threats Analysis of 
Mixed Use Municipal and Professional Offices with Business Center
	ISSUES
	STRENGTHS
	WEAKNESSES
	OPPORTUNITIES
	THREATS

	Economic/
Financial
	Building is mainly vacant, and has ample space to lease or sell
	Demand for commercial space is not especially high
	Large site offers option to add an extension for commercial offices
	Without demand, commercial space may become vacant for period of time

	
	Scenario provides immediate income to offset building’s maintenance costs
	
	Large site allows for additional parking
	

	
	
	
	Scenario could provide rental or sale revenue to offset renovations at existing Town Hall
	

	Social & Historical
	Building’s historic character is maintained
	Confusion over building’s look/feel and use as commercial and municipal space
	
	Residents behind parcel may oppose commercial activity

	
	Building draws attention to historic village center, as compliment to existing commercial areas on Route 10
	
	
	

	Environmental/ Architectural/ Physical
	Existing physical structure is sound, and building does not need to be demolished
	Renovation required for lease or sale of commercial office space
	Large site includes undeveloped areas that can create buffer between nearby parcels
	Depending on build out or addition, more parking may need to be added to site

	Political
	Existing support for mixed use development
	Lack of existing funds
	
	Need to rezone area to accommodate new uses

	
	
	
	
	Generating public support for appropriation


9. Planning Techniques

For this mixed use scenario to be viable, the Town would need to explore the rezoning of the Larrabee School area, which is currently in the “Residential-Village” Zoning District. Alternatively, a mixed use overlay district could be developed to extend over the immediate area of the T-shaped intersection at East Street and College Highway, to include the existing Town Hall, the existing commercial property (located in a house), and the now-vacant property at the intersection. The mixed use overlay district could later expand to include additional properties on College Highway or East Street, and create a link to the Commercial-Village-zoned areas near College Highway and Pomeroy Meadow Road.

10. Funding 

The funding options for this scenario are largely similar to those put forth in the “Municipal Office” scenario, though lease revenues offer an additional funding stream. It should be noted that during telephone interviews, municipal officials who have experience sharing space with private developers, or who have considered the option, stressed that commercial space was often leased at slightly lower than market rate prices. Thus, in calculating the possible revenue associated with the leasing of part of the Larrabee School to individual companies or a property management firm, the Town should conservatively estimate rents about ten percent lower than market rate.  

C.
Mixed Use Retail Village and Commercial Offices 
11. Program

This development scenario proposes that the Larrabee School be redeveloped as a retail village with a mix of retail and office uses. The building and site provide a useful layout and acreage for expansion. Conveniently, the building’s addition creates an “L” shaped extension behind the classic front portion of the building. The layout includes classrooms and administrative offices on the first two floors of the front portion of the building, with a series of classrooms in the single-story rear extension.

Because it is rare for a community to have the capacity or desire to serve as landlord, this scenario includes the sale of the property to a private developer. The property could be sold through a Request for Proposals (RFP) process or to the highest bidder. The RFP process gives the Town greater flexibility to select a development that will match the character of the village center while maximizing the economic benefit to Southampton.

This program allows the Town the maximum ability to generate revenues from the sale of the building, but decreases municipal control of the site, particularly over the building. A long-term lease could be established with a future owner for the continued location of the Senior Center in the School. Market trends would drive the specific use of the building as well as the size of the development.

During interviews and public visioning, several uses were noted as needed in the community.  These include a small breakfast or lunch café, space for artists, shared conference and technology space for residents working from their homes, and some office space. Adding to the types of shops that can be found along Route 10 such as bookshops, antiques and craftspeople was stated to be desirable.

12. Case Studies

Depending on the scale desired and the type of community, there are numerous examples of building reuse throughout the country. The local and regional economic analysis found in Section II, and the local desire to maintain Southampton’s rural character will limit the type, style, and specific uses of the building. Many examples of building reuse and village-scale retail can be found in college communities including the Village Commons in South Hadley, Green Street and Thorne’s Market in Northampton, and the Dewitt Mall (former high school) in Ithaca, New York. The traffic on Route 10 and the lack of supporting businesses and population make this scale of development unlikely in Southampton.

Uses that will fit the character of the Town may include child care (Vernon School in Northampton or the former Methodist Church in Easthampton), medical office space (Newburyport elementary school) or office space for non-profits. The Old School House in Claremont, California included a mixture of uses (including residential) to increase its financial viability (over strictly retail).

Eastworks and the Paragon Arts and Industry Building in the City of Easthampton are converted mill buildings that have developed into their own retail/industrial/arts/office centers. The buildings contain a mix of uses which have proven to be compatible. This mix draws residents from the region to the buildings and the area. Regular arts events are held to improve economic success of the businesses in each building. Part of the success of the Easthampton arts cluster growth is due to growth and increasing studio costs in Northampton. It may be that the growth in Easthampton creates a similar situation for some artists who will look to locate in other communities, such as Southampton.
Another example in the City of Easthampton that is more to scale with the Larrabee School is the recent sale of the first Easthampton High School, also known as the Memorial Building. The City issued a Request for Proposals with stipulations on use based on economic benefit, traffic generation, and site improvements as well as the bid price. The building sold for $425,000 to a massage school that hopes to include a café and perhaps one or two apartments.

13. Strengths, Weaknesses, Opportunities and Threats (SWOT)
A SWOT analysis is a tool used to evaluate the strengths, weaknesses, opportunities, and threats or challenges associated with a given scenario or project. The SWOT analysis provides an additional mechanism for weighing the costs and benefits of these ideas.

The SWOT analysis below examines a wide range of issues, including:
· Economic/Financial

· Social & Historical

· Environmental/Architectural/Physical

· Political 

It should be noted that this SWOT analysis is an evaluation of the mixed use retail village and commercial office development scenario. In any SWOT analysis, some items in different columns may be at odds with one another, for instance, a financial opportunity may be outweighed or offset by a political challenge.  Note that in the matrix on the next page, political challenges may be insurmountable despite financial or social strengths and opportunities.  

Strengths, Weaknesses, Opportunities & Threats Analysis of 
Mixed Use Retail Village and Commercial Offices
	  
	STRENGTHS
	WEAKNESSES
	OPPORTUNITIES
	THREATS

	Economic/
Financial
	Building sale will generate local revenue
	Some loss of site control
	Large site offers option to add an extension for commercial offices
	Without demand, commercial space may become vacant for period of time

	
	Scenario provides immediate income for local capital improvements and improved long-term revenue through property taxes
	
	Large site allows for additional parking
	

	Social & Historical
	Building’s historic character is maintained through historic preservation restriction as part of sale
	Building additions may alter character of site
	Restored building, renovated parking
	Residents behind parcel may oppose commercial activity

	
	Building draws attention to historic village center, as compliment to existing commercial areas on Route 10
	
	Central hub for social, commercial activity
	Future use may not include space for public use

	Environmental/ Architectural/ Physical
	Existing physical structure is sound, and building does not need to be demolished
	Septic system, asbestos. Adjoining land designated for park limits expansion
	Large site includes undeveloped areas that can create buffer between nearby parcels
	Depending on build out or addition, more parking may need to be added to site

	Political
	Stabilization of local revenues, ability to undertake capital projects
	
	Right development will incorporate community in its design and implementation
	Need to rezone area to accommodate new uses

	
	
	
	
	Generating public support for sale and re-zoning


14. Planning Techniques

For this mixed use scenario to be viable, the Town would need to explore the rezoning of the Larrabee School area, which is currently in the “Residential-Village” Zoning District. Alternatively, a mixed use overlay district could be developed to extend over the immediate area of the T-shaped intersection at East Street and College Highway, to include the existing Town Hall, the existing commercial property (located in a house), and the now-vacant property at the intersection. The mixed use overlay district could later expand to include additional properties on College Highway or East Street, and create a link to the Commercial Village-zoned areas near College Highway and Pomeroy Meadow Road.

Depending on the proposed use, this site should be clearly linked with pedestrian ways, signage and lighting to other areas of the village center as well as the commercial development further north on Route 10. Landscaping and buffering should be used to enhance the site as well as retain the historic character of the building and site. The building should be nominated individually for the National Register of Historic Places allowing the future owner to benefit from historic tax credits while giving residents the opportunity to remember an important structure in the community’s history.

15. Funding 

A public-private partnership may be needed to bring a mixed use center to fruition at the Larrabee School. Use of the programs available in the state’s Economic Development Fund , including Ready Resource and Commonwealth Capital, may provide grants and loans for gap funding of the rehabilitation of the site. It is important for the State’s agencies to promote the use of the programs for rural economic development.
The private developer would finance acquisition and development costs. Perhaps, Community Development Block Grant (CDBG) funds could provide assistance with architectural barrier removal, though the building may end up in private ownership. In addition, Public Works for Economic Development (PWED) funds could be used for road and septic improvements. If the building is sold, then the community will be released from the responsibility for property and building maintenance and operations. This savings may be used to improve local services.

V.
Making  Recommendations 

A.
Planning for Reuse

The Larrabee School Building Reuse Committee, Planning Board, and Board of Selectmen must agree on a preferred development scenario that will be presented to Town Meeting. Public understanding, support and agreement may be reached through one or more presentations to review the findings of this report. It is recommended that decision-makers take the time to meet in person to reach consensus on the preferred scenario (either at a meeting of the Board of Selectmen or another time/place).
Based upon the information presented in this report together with the structural evaluation and cost estimate presented in the Larrabee School Reuse Study report of the architecture, planning and interior design firm of Caolo & Bieniek Associates, Inc., the following recommendation acknowledges the various limitations of the building and the site. As noted in the architect’s report, the septic system and soils of the site greatly limit the expansion of building or use on the property. These limitations eliminate housing and more intensive uses, such as a restaurant, from the options for reuse of the site. Parking requirements also limit the expansion of the building, even for additional office use. Finally, while the existing 49,000 square feet of office and professional space in the Town of Southampton is mostly occupied, local realtors do not foresee an increasing need for office rentals. Therefore, filling the entire Larrabee School building with office space is an unlikely scenario, which also affects the potential rental income from the reuse.
In light of this information, Petrone–Beckley Consulting recommends one more attempt at using some of the Larrabee School building for municipal use, but to attempt this under a mixed use office/commercial space scenario for the following reasons. First, an audit by the Massachusetts Department of Revenue determined the current municipal space at Town Hall (8 East Street) to be lacking in both size and work environment. Second, the cost of maintenance for the Larrabee School building continues to escalate annually. In Fiscal Year 2006, the cost of maintenance and heating in the building was over $45,000. With increasing fuel costs, the building, mostly unused, is a large drain on limited local funds. The reuse of the building as a mixed use will generate revenue for the community that can be applied toward the maintenance of the building and spur economic development in the village center.
If the preferred scenario for officials and residents of the Town of Southampton is mixed use municipal office/commercial space, the following action steps should be taken:

· Organize a small team of Town officials or residents, through the Board of Selectmen, to outline an 6- or 9-month public education campaign to communicate potential changes and funding needs to residents;
· Work with the Pioneer Valley Planning Commission (PVPC) to spread the word to local and regional real estate professionals (including the Western Massachusetts Economic Development Council) that space will be available for commercial development in the Larrabee School building utilizing marketing materials developed with this Study & Plan;
· Agree on the maximum acceptable “discounted” rents that the Town can accept in order to generate revenue for maintenance of the Larrabee School or for renovations for the existing Town Hall building;
· Use existing studies to prioritize the relocation of core Town functions from the existing Town Hall to the Larrabee School building (namely, those that require larger offices, improved document storage, enhanced meeting space, or improved public access);
· Work with the PVPC to investigate the value of a Smart Growth Technical Assistance grant to offset the costs of the requisite rezoning; and
· Present article(s) on reuse options to Town Meeting
If the municipal/mixed use scenario fails or does not generate support, Petrone–Beckley Consulting recommends that the Town (with Town Meeting approval) sell the building using a Request for Proposal (RFP) process that will award the building to the use with the highest economic benefit to the Town. Conditions may be placed in the RFP that could limit use, architecture and demolition.  Future development should be designed with the goals identified in this report as priorities, including the creation of a village center and pedestrian access.
B.
Funding a Reuse
Since municipal offices are included in the recommended reuse of the Larrabee School, there are limits on the sources available to assist with funding the needed renovations prior to occupancy. The costs of renovation are detailed in the architect’s structural report and will be consistent for any use of the Larrabee School building. Any municipal share of the redevelopment and reuse of the building will be primarily borne by the community. 
Alternative funding sources that may assist with renovations to the building that will support the creation of new jobs include:

1.
Community Development Block Grant (CDBG) funds – The Town should pursue these funds for all disability access requirements including the installation of an elevator.

2.
Massachusetts Economic Development Fund (a block grant program) – This Fund could provide grants and loans for assistance to the portion of the project that will generate jobs.  This includes renovations to the building wing and infrastructure improvements to support businesses including parking.

3.
Preservation Projects Fund - The Larrabee School building is within the Southampton Historic District, which is on the national and state historic registers. When the legislature funds the Preservation Projects Fund, there is an opportunity for funding structural repairs to the building.
4.
Rental Income - Based on interviews with property owners in the Town of Southampton and the neighboring City of Easthampton, the range of rental rates of office space is $5 to $12.50 per square foot. Using $8 per square foot as a conservative average, the three thousand square feet of rentable space in the wing of the building may generate $20,000 to $24,000. This would cover a large portion of the maintenance costs for the building, which, in addition to creating jobs, is a reasonable goal for revenues for the building.

C.
Engaging the Public in the Reuse

All citizens should have the opportunity to understand the costs and benefits of the reuse of the Larrabee School prior to bringing the issue to Town Meeting. The findings of this marketing study and the architectural analysis will be presented at a Selectmen’s meeting as well as in public forums. Executive summaries and study graphics will be widely distributed throughout the community, including at the library. In addition, the Town’s official website (www.town.southampton.ma.us), local newspapers, and other communications media will be utilized to disperse this information to the Southampton community.
Appendices
A.
Summary of Public Forum - Rethinking Larrabee

On October 27, 2005, nearly twenty-five residents attended the public forum held at the Norris School to discuss future uses of the Larrabee School. After brief introductions and a visual presentation of the current condition of the building, the residents were split into two groups to generate ideas and priorities for the use of the building and the site.

The ideas generated by the two groups were very similar and included some common themes.  Ideas included:

•
Mixed use including professional offices, light retail, Senior Center, Municipal offices and community meeting space

•
No industrial uses

•
Council on Aging should retain space

•
Does Norris School have adequate space for future growth?

•
Charter School

•
Municipal recreation such as swimming pools

•
Use by non-profits

•
Bring the Post Office back to the Town center

•
Adequate parking

•
Similar to South Hadley Commons development

•
Need to balance municipal uses with tenants

•
Town needs cash and to create jobs

•
A central location for business services for use by home-based businesses

•
Mixed use – non-manufacturing, arts and crafts, retail

•
Town Hall cramped, use for municipal offices

•
Senior citizen housing

•
Should function as the core of town center

•
Attract those passing through

•
Café, coffee shop, local bakery

The common themes and priorities heard in both groups and agreed upon by the majority of those attending:


◊
Don’t sell the building


◊
Mixed use – Commercial with municipal offices, including the COA


◊
Allow for municipal office expansion


◊
This is the center of Town.  Do not despoil the site.

Surveys were distributed at the forum. These are also available on-line with a link on the Southampton web page. Petrone-Beckley Consulting incorporated the recommendations of the forum into the marketing strategy for the Larrabee School.

B.
Business Survey Responses
A total of 9 responses to the Business Survey were received. The responses were divided into the following categories: home-based businesses, 1-4 year old businesses and 15-35 year old businesses.

Industries: 

	Construction
	Auto repair and sales, mini-storage
	Graphic Design, Art Direction, Project Mgmt

	Attorneys
	Tree Service
	International Trading

	Landscaping
	Screenprinting
	Agricultural


Age of Business: 

· The ages of the businesses ranged from 1 year to 35 years.

· 44% of the businesses were 1-4 years old and 56% of the businesses were 15-35 years old.

· The number of responses were almost evenly split between young businesses and older, more established businesses.

Years at Southampton location: 

· 67% of the businesses have been located at the site for 1 to 6 years and 33% had been located at the site for over 19 years.

Number of Employees (full- and part-time)?: 

· There were 7 responses to this question. 

· The number of employees ranged from 1 to 9.

· 5 of the respondents didn’t make a differentiation between part-time and full-time employees.

Describe your office setting (in a home, in an office building, in a commercial strip, etc.):

· 44% were located in a home.

· 22% were located in an office building.

· 1 was located in a stand alone building.

Describe your parking and access needs. Do you experience challenges related to access or parking?

No parking needs listed in responses.

Describe your hopes for the future.  Which of the following do you anticipate? 

Hiring additional full-time or part-time employees

· 22% (2) were hiring within 6 months

· 22% (2) were hiring within 1 year

· 56% (5) were doing neither or had no response.

Increasing retail sales

· 11% (1) were increasing sales within 6 months

· 11% (1) were increasing sales within 1 year

· 78% (7) were doing neither or had no response

Expanding client base

· 22% (2) were expanding the client base within 6 months

· 33% (3) were expanding the client base within 1 year

· 11% (1) answered, “Ongoing”

· 33% were doing neither or had no response

Making physical improvements to office/building

· 11% (1) were making physical improvements within 6 months

· 22% (2) were making physical improvements within 1 year

· 11% (1) answered, “Ongoing”

· 56% (5) were doing neither or had no response.

Expanding or acquiring additional office space

· 11% (1) were within 1 year

· 11% (1) answered, “Unsure”

· 78% (7) were doing neither or had no response

Investing in technology resources

· 11% (1) were investing within 6 months

· 11% (1) answered, “Ongoing”

· 78% (7) were doing neither or had no response

Relocating within Southampton

· 100% were doing neither or had no response

Relocating to another town in the region

· 11% (1) were within 1 year

· 11% (1) answered, “Unsure”

· 78% (7) were doing neither or had no response


1.  Have you explored the Larrabee School building and grounds?

· 67% had explored the School and 33% percent had not.

2. Do you think the Larrabee School building is located in Southampton’s “village center?”

· 56% thought that the building is located in the Town’s village center.

· 33% didn’t think the building was located in the Town’s village center. One answered, “No – Village Center seems to have moved towards the trading post; Municipal center is where the School is located”.

· 75% of the 1-4 year old businesses and 75% of the home-based businesses thought that the Larrabee School building was located in the Town’s village center.

· 40% of the 15-35 year old businesses thought that the Larrabee School building was located in the Town’s village center.

3. Please rank the following possible uses of the school building from 1 to 4, where 1 indicates the use you prefer the most and 4 indicates the use you prefer the least. Commercial, Industrial, Residential, Municipal

· 78% ranked municipal reuse as the most preferable reuse of the building.

· 44% ranked industrial reuse as the least preferable reuse of the building and 66% ranked it not as a preferable reuse (3 or 4).

· 44% ranked commercial reuse as a preferable reuse of the building (1 or 2).

· 44% ranked residential reuse not as a preferable reuse (3 or 4).

· Municipal reuse is the most preferable reuse of the building with commercial reuse being the next preferable reuse.

· Industrial and residential reuse of the building received no 1s or “most preferable” rankings.

· Municipal reuse of the building received no 3s or 4s, the least preferable ratings.

4. Please indicate which of the following industries and business sectors you think the Town of Southampton should support.  You may check all that apply:

Agriculture – 67%

Retail / Commercial – 44%


Restaurants – 33%

Tourism and Hospitality – 33%

Arts and Culture – 56%

Entertainment, Recreation & Leisure
- 44%

Personal Services (hair salons, tailors) – 44%

Professional Services (lawyers, accts.) – 33%

Information Technology – 11%

Healthcare and Medical Services – 33%

Education and Related Services – 56%

Manufacturing and Warehousing – 33%

Other responses - Nature Conservancy (1), I think it is important for Soho to maintain it's rural character (1), The Town should not support anything, the market will determine what does well here. (1), Think about sewage (1)

· 67% of respondents thought that the Town should support agriculture businesses.

· 56% of respondents thought that the Town should support arts & culture businesses and education & related services firms.

· 44% of respondents thought that the Town should support retail/commercial businesses, entertainment, recreation & leisure businesses, and personal services businesses.

· 100% of the home-based businesses and 100% of the 1-4 year old businesses thought that the Town should support agriculture businesses.

· 60% of the 15-35 year old businesses thought that the Town should support retail/commercial businesses.

5. Please read the statements below and indicate how strongly you agree with each.  Circle your choice.

Southampton should grow to include more businesses, residents, and activities.

· Older businesses tended to agree with this statement more than younger businesses or home-based businesses.

· 55% of respondents disagreed or disagreed strongly with this statement.

I would like to see more commercial activity in the village center, at East Street and College Highway.

· Older businesses tended to agree with this statement more than younger businesses or home-based businesses.

· Two businesses responded with “2.5” (between “agree” and “disagree” on the continuum) as a choice.

· 33% of businesses agreed or strongly agreed with this statement and 44% disagreed or disagreed strongly with the statement.

Southampton should remain a small town with limited business activity.

· 67% of businesses agreed or strongly agreed with this statement and 33% disagreed or disagreed strongly with the statement.

· The vast majority of respondents think the Town should remain a small town with limited business activity.

Southampton needs more housing options.

· 78% of respondents disagreed or disagreed strongly with this statement.

· All the 1-4 year old businesses disagreed with this statement.

· The vast majority of respondents do not think the Town needs more housing options.

The Larrabee School building is an important part of Southampton’s village center.

· 78% of respondents agreed or strongly agreed with this statement.

· The vast majority of respondents believe that the Larrabee building is an important part of the Town’s village center.

People who work out of their homes are an important part of Southampton’s business community.

· 55% of respondents agreed or strongly agreed with this statement.

Southampton should draw more visitors from surrounding towns.

· A clear majority of respondents (more than 60%) believe that the Town should not draw more visitors from surrounding towns.

The village center should be pedestrian-friendly, with more sidewalks, streetlights, etc.

· The respondents were evenly split in this statement.

· The 15-35 year old businesses and the home-based businesses showed the highest levels of agreement with this statement, 60% and 50%, respectively.

C.
Online Survey Responses

A total of 35 responses were received from the online survey.
Do you think Southampton has a 'village center?'

No – 15, Yes – 20

If you answered YES to Question 1, do you consider the Larrabee School building and grounds part of this village center?

No – 1, Yes – 19

· 57% of respondents said Southampton has a village center. Of those respondents, 95% consider the Larrabee School building and grounds to be part of the village center.

· 73% of respondents in their thirties did not think that Southampton has a village center.

Please indicate which of the following industries and business sectors you would like to see locate or expand in Southampton. You may check all that apply:

Agriculture - 10

Retail / Commercial - 14



Restaurants - 16

Tourism and Hospitality - 6

Arts and Culture - 11

Entertainment, Recreation & Leisure - 9

Personal Services (hair salons, tailors) - 3

Professional Services (lawyers, accts.) - 7

Information Technology - 3

Healthcare and Medical Services - 6

Education and Related Services - 12

Manufacturing and Warehousing - 7

Other: Infant/Toddler Playgroups (1), American Legion (1), Place for Children (under 18) to go and have fun (1), All Town Departments (1), Reuse it as an elementary school (1)

· 46% of respondents thought that restaurants should locate or expand in Town. 

· 40% of respondents thought that retail/commercial businesses should locate or expand in Town.

· 34% of respondents thought that businesses that offer education and related services should locate or expand in Town.

· 31% of respondents thought that businesses in the arts and culture industries should locate or expand in Town.

· 29% of respondents thought that agricultural businesses should locate or expand in Town.

· Few respondents suggested that businesses that offer personal services (hair salons and tailors, for example) and information technology firms locate or expand in Town. 

· Three of the five (5) write-in responses to the “Other” category related to children, i.e., infant/toddler playgroups, a place for children (under 18) to go and have fun, and an elementary school.

· The percentages of respondents who wanted restaurants to locate or expand in Town were highest for those people in their twenties, thirties, and those with children under 18. 

· The percentages of respondents who wanted tourism and hospitality businesses to locate or expand in Town were highest for those people in their twenties, thirties, and those without children under 18. 

· The percentages of respondents who wanted arts and culture industries to locate or expand in Town were highest for those people over 40 years old and those without children under 18. 

· The percentages of respondents who wanted entertainment, recreation & leisure related businesses to locate or expand in Town were highest for those people in their twenties, thirties, and those with children under 18. 

· The percentages of respondents who wanted information technology firms to locate or expand in Town were highest for those people over 55 years of age and those without children under 18. 

· The percentages of respondents who wanted businesses that provide healthcare and medical services to locate or expand in Town were highest for those people over forty (40) and those with children under 18.

· The percentages of respondents who wanted manufacturing and warehousing businesses to locate or expand in Town were highest for those people over 55 years of age and those without children under 18.

Please rank the following possible uses of the Larrabee School building from 1 to 4, where 1 indicates the use you prefer the most and 4 indicates the use you prefer the least.

	
	Commercial (such as offices, retail)


	Industrial (such as manufacturing, warehousing)
	Residential (such as condos, apartments, homes)


	Municipal (such as schools, town offices)

	1s (most preferable)
	7
	1
	0
	23

	2s
	13
	2
	9
	4

	3s
	8
	7
	13
	2

	4s (least preferable)
	2
	22
	7
	2

	No response
	5
	3
	6
	4

	Total responses:
	35
	35
	35
	35


· Municipal use of the Larrabee School received the highest number of 1s or most preferable ranking for a possible use of the school. Sixty-six percent (66%) of the respondents chose the municipal use as the most preferable reuse and 77% chose a municipal use as either a 1 or a 2.

· Industrial use of the Larrabee School received the highest number of 4s or least preferable ranking for a possible use of the School. Sixty-three percent (63%) of the respondents ranked the industrial use as the least preferable use and 83% ranked an industrial use as either a 3 or a 4.

· No respondents ranked residential reuse of the Larrabee School building as the most preferable reuse of the School. 

· 57% of respondents ranked commercial use of the School as either a 1 or 2.

· Respondents preferred a commercial or municipal reuse of the Larrabee School building as opposed to an industrial or residential reuse of the building.

· People over 55 years of age and those without children under 18 had the highest percentages of 1s for commercial reuse of the building.

· People over 55 years of age and those without children under 18 had the highest percentages of the most preferable rating for commercial reuse of the building.

· People in their twenties and those with children had the highest percentages of the most preferable rating for industrial reuse of the building.

· 50% of the people over 55 years of age ranked municipal reuse of the building as the most preferable reuse of the School. This was the lowest percentage when compared with all of the different age groups of respondents and those respondents with or without children.

Please read the statements below and indicate how strongly you agree with each.

I would like to see more commercial activity in the village center, at East Street and College Highway.

Agree Strongly - 6, Agree - 10, Disagree - 9, Disagree Strongly – 7, No Response - 3

· In general, respondents were evenly divided on whether or not they would like to see more commercial activity in these areas of Town. No clear preference was shown from the responses to this statement.

· Respondents between the ages of 30 and 49 and those respondents with children had the highest levels of agreement with this statement. Older families may see more of a benefit from additional commercial development in these areas.

Southampton should grow to include more businesses, residents, and activities.

Agree Strongly - 7, Agree - 9, Disagree - 13, Disagree Strongly - 4, No Response - 2

· 46% of respondents agreed or agreed strongly with the statement and 49% disagreed or disagreed strongly with the statement. No clear preference is shown from the responses to this statement.

· Two-thirds of the respondents over 55 years of age and half of those respondents without children agreed with this statement.

· Older citizens and empty-nesters are interested in more growth in the Town.

It is important for Southampton to generate revenue from the Larrabee School (taxes, sale, or rental).

Agree Strongly - 12, Agree - 9, Disagree - 8, Disagree Strongly - 3, No Response - 3

· 60% of respondents agreed or agreed strongly with the statement and 31% disagreed or disagreed strongly with the statement.

· 60% of respondents thought that it is important for the Town to general revenue from the Larrabee School.

· 54% of the respondents in their thirties disagreed with this statement while well over half of the other age groups and those respondents with or without children under 18 agreed with this statement.

· Nearly two-thirds of the respondents are interested in seeing the Larrabee School utilized to monetarily benefit the Town.

Southampton should remain a small town with limited business activity.

Agree Strongly - 11, Agree - 8, Disagree - 12, Disagree Strongly - 2, No Response - 2

· 54% of respondents agreed with the statement and 40% of respondents disagreed with the statement.

· Just over half of respondents thought that the Town should remain a small town with limited business activity.

Southampton needs more housing options.

Agree Strongly - 2, Agree - 7, Disagree - 10, Disagree Strongly - 14, No Response - 2

· 69% of respondents disagreed with the statement and 26% of respondents agreed with the statement.

· 50% of the respondents in their twenties, 38% of respondents without children under 18, and and 27% of respondents in their thirties agreed or strongly agreed with this statement. 

· The highest levels of disagreement with this statement came from respondents over 30 years of age and respondents with children under 18. 

· The younger population without children under 18 indicated a higher need for more housing options in the Town.

The Larrabee School building is an important part of Southampton's village center.

Agree Strongly - 22, Agree - 10, Disagree - 1, Disagree Strongly - 0, No Response - 2

· 91% of respondents agreed with the statement and 3% disagreed with the statement.

· Nearly all respondents consider the Larrabee School building to be an important part of the Town’s village center.

People who work out of their homes are an important part of Southampton's business community.

Agree Strongly - 8, Agree - 17, Disagree - 5, Disagree Strongly - 2, No Response - 3

· 71% of respondents agreed with the statement and 20% disagreed with the statement.

· Nearly ¾ of respondents consider people who work out of their homes to be an important part of the Town’s business community.

· 34% of respondents over 55 years of age disagreed or disagreed strongly with this statement. This was the highest of all the percentages for the different age groups and for those respondents with or without children.

Southampton should draw more visitors from surrounding towns.

Agree Strongly - 8, Agree - 12, Disagree - 8, Disagree Strongly - 4, No Response - 3

· 57% of respondents agreed with the statement and 34% disagreed with the statement.

· Slightly more than half of the respondents thought that the Town should draw more visitors from surrounding towns.

· Respondents in their thirties and those with children under 18 agreed with this statement more often than the other age groups.

The village center should be pedestrian-friendly, with more sidewalks, streetlights, etc.

Agree Strongly - 16, Agree - 13, Disagree - 2, Disagree Strongly - 2, No Response – 2

· 83% of respondents agreed with the statement and 11% disagreed with the statement.

· There is a clear preference to create a pedestrian-friendly atmosphere in the village center of Town.

Gender of respondents:

Female – 15 or 43%

Male – 16 or 46%

No response – 4 or 11%

Do you have children under age 18?

No – 16 or 45.7%

Yes – 16 or 45.7%

No response – 3 or 8.6%

What is your age?

20-22 – 4 or 11%

30-39 – 11 or 31%

40-49 – 9 or 26%

55-58 – 3 or 9%

63-65 – 2 or 6%

74 – 1 or 3%

No response – 5 or 14%

Are you employed either full- or part-time outside of the home?

No, I do not work outside the home – 6 or 17%

Yes, I work full-time – 19 or 54%

Yes, I work part-time – 5 or 14%

Yes, I work seasonally – 1 or 3%

No response – 4 or 11%
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