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Introduction 

The purpose of this study is to evaluate the assets at the surplus Oxford and Rogers Schools in 

Fairhaven, Massachusetts and make recommendations for selling the properties for private use.  In 2011 

HMFH Architects performed an Elementary School study for the Town of Fairhaven.   This report relies 

on some of information collected in that study as well as from the town’s assessing, zoning and public 

works departments.  The existing conditions of the interior and exterior were detailed in the HMFH 

study however there has been further deterioration since their report.  My current evaluation focused 

on the exterior of the buildings with most attention on the original buildings. The interior space 

requirements are unknown and the systems and utilities are highly unlikely to be salvageable in an 

adaptive reuse.  A thorough analysis of the educational needs was also presented.  After lengthy and 

impassioned debate the Town voted not to use the Oxford and Rogers Schools.  The Town has no other 

economically feasible municipal uses for the properties and desires to sell the properties for private use 

as a result they have been vacant for over a year.  The asphalt parking lots are cracking and buckling. 

The masonry is deteriorating and requires extensive pointing and repair, slate shingles are coming loose 

from the roof, the wood trim is rotting at doors and windows and the copper gutters are rotting 

through.  Damage to the building envelope will escalate due to the elements if costly repairs are not 

performed.   They are also the subject of some vandalism, graffiti and interior water leaks.    

 The two properties are very similar.  They both were originally built in the late 1800’s as eight room 

school houses and they both had significant additions built in the repairs are not made 1950’s.  Both 

original buildings feature detailed architectural elements that are intact but are in need of repairs and 

restorations.  The addition portion of both sites is generally intact but lacking any features to compel it 

being saved if it were not economically prudent to do so.  Both sites are serviced by municipal storm, 

water and sewer services.  NStar provides gas and electric service and Comcast and Verizon provide 

communication systems.  The Rogers site is flat and rectangular and bordered by public roads on three 

sides and a small playground and bike bath on the fourth side. The Oxford site is rectangular and sloping 

and is bordered municipal roads on two sides a large park on one side and residential properties on the 

fourth.  Both sites are zoned RA.  The Fairhaven North End Improvement Association occupies a small 

detached building located on the corner of the Oxford site.  Both sites have detached portable 

classrooms on them that are in disrepair.  All of these structures should be removed prior to taking any 

action to sell or otherwise repurpose the sites.  

Given the desirable architectural features of both original schools there is some likelihood that a 

developer would find it economically feasible to restore those buildings.  The additions are non-descript 



at best and are also in need of extensive repair and are more likely to be demolished.  A low impact 

commercial or industrial use that required minimal expenditures on the interior may be an option at the 

Oxford School.  The parking lots at both Schools is in requires replacement and regarding if it is to be 

reused.   

Possible Re-Uses 

 Private or charter school 

 Residential house lots 

 Assisted living center 

 Studio and small apartments 

 Low impact commercial i.e. climate controlled storage. 

 Function Hall restaurant   

 

 

Private School 

The problems with upgrading or even maintaining the facilities for educational purposes is the 

essentially the same for a private or charter school as it was for the town.  It is unlikely that a purchaser 

would be able to properly restore the properties for this purpose.   

Residential House Lots  

Insofar as the properties are zone for residential use, the most obvious use would be as single family 

house lots.  This would require the demolition of all of the existing structures.  The cost of this 

demolition and cleanup substantially reduces the market value of the sites.  The total number of legal 

lots that can be cut into the site is dependent on the total land that the town determines it would make 

available to sell.  Both sites have paper roads and other contiguous municipal land that could be used to 

add to the area and a small portion may make it possible to create another lot or two.  It is likely that 

the Oxford site would accommodate 3 house lots and the Rogers 4-6.  The current market value of these 

lots is approximately $100,000 per lot at the Oxford site and 150,000 at the Rogers site.  These funds 

would barely cover the cost of decommissioning, abating and demolishing the buildings. Selling the sites 

to demolish the buildings and create house lots is not my recommendation.   Single family homes 

generally are a net negative from the tax revenue standpoint. This is due to the public education costs 

that typically come with this type of development. 

Desirable Non-conforming uses 

I suggest a RFP process be instituted for both sites the Rogers site hold potential for studio and one 

bedroom apartments or an assisted living facility.  The Oxford original building could also function as 

one bedroom and studio apartments and the 1950’s addition could function as a storage facility or other 

low impact commercial use.   Both original schools are architecturally suited to house a function center 

or restaurant.  The open stairwells, lack of handicapped accessibility, costly historic restorations to the 

exterior and substantial neighborhood impact at both sites are major challenges for this alternative.  

While neither property is on a historic register nor is there currently a legal requirement to perform a 



historic restoration, the strong public support and possible tax incentives may lead to a selection that 

includes this option.    

 

 

Auction the properties 

The “simplest” way to sell the properties is to auction them.  An unrestricted true auction will provide 

for a relatively speedy disposition of the property but the Town will have very limited control of how or 

when the properties are redeveloped.  If the town desires to control the future uses of the properties 

they can develop deed restrictions and other conditions to the sale.  

Issue a Request for Proposals 

An RFP is a controlled Auction where money is not the only determining factor.  If the Town is to sell the 

properties through a RFP process they can stipulate conditions such as future uses and requirements for 

Historic restoration of the exterior of the sites.  The RFP should include significant controls to assure the 

properties are developed in a timely fashion and as proposed.  It is recommended that a substantial 

deposit be required of the selected developer(s). The suggested re-uses are a small sample of the 

alternatives that may be economically feasible for the properties.   The selling price should be one factor 

in selecting a development team.  Future benefits to the town in the form of tax revenue, social services, 

and job creation are a few of the factors that are considered when using the RFP process.  There is a 

strong desire among many townspeople to keep the historic Original buildings especially the Rogers 

School due to its history with Henry Huttleston Rogers and its proximity to other historic buildings (a 

historical pamphlet detailing the Rogers School history is attached as well as a copy of the deed). 

Sometimes due to strong non-price elements in a proposal the purchase price will be minimal or zero.  

In this case the deposit would be returned after critical benchmarks are met.  The RFP should include a 

claw back clause to further insure compliance with the proposed development plans.                        

 

 

The basic RFP should include  

 Introduction 

 Development concept 

 Design and Development Guidelines  

 Criteria for Selection of Development Team 

 Instructions for completion and submission of proposals 

 Required development team information 

 Evidence of financial capability 

 Procedures for evaluation, selection, sale and conveyance 

 Submission requirements (Date/Time location certifications etc.) 

 Ranking criteria 

 Town’s Reservation of Rights (including refusal of all proposals) 



 

 

 

 

 

Promotion of RFP 

It is clearly in the town’s interest to receive as many proposals as possible.  One way to accomplish this 

is to reach out to known architects, developers, owners, property managers, and end users of 

repurposed historic properties.  The processing and effective promotion of a RFP requires considerable 

effort.  If the town does not have the staff available or to hire/contract a designated coordinator to 

perform the necessary tasks they could contract with a Real Estate Broker on a contingent flat fee basis.  

A “template RFP” has been prepared to be used as a “too”l to develop criteria needed to complete a 

sale.  It is not in a final form to be issued and must be reviewed and amended by Town Counsel, 

selectmen, and town department heads before any issuance.      

     

 

 

 

 

 

Attachments 

1. Existing conditions photos and descriptions 

2. Assessors field cards 

3. Municipal utility schematic 

4. Comparable residential land sales 

5. Examples of adaptively reused schools 

6. Copy of Deed 

7. Historical Pamphlet 

8. Existing condition Photos 

9. RFP template  
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I 

INTRODUCTION 
 
The Town of Fairhaven, Massachusetts ("the Town") is seeking to sell certain 
properties that are no longer necessary for municipal purposes. The Town seeks to facilitate 
the redevelopment of these properties so that they can contribute to the economy of the 
Town. Through this RFP, . the Town will receive sealed Proposals for the sale of certain 
properties located at                                                ,                   and                                                                                                             
also known as the "Rogers School" and the “Oxford School” ( a site map is attached 
hereto as Exhibit "A"). The Rogers School property contains approximately      
square feet of land improved by approximately       square feet of gross building area 
and The Oxford School property contains approximately      square feet of land 
improved by approximately       square feet of gross building area.  The  properties 
are currently zoned Residential (RA). The property is more fully described by the 
Fairhaven Assessors Field Card attached hereto as Exhibit "B". Proposals will be 
accepted by developers for one or both of the properties. · 

 
                                                       II 

DEVELOPMENT CONCEPT 
The development project should reinforce the historical significance of the property as 
well as the historical significance of the surrounding properties. The development 
project should seek to restore, in conformance with applicable preservation standards, 
the architectural elements of the property. Further, the architectural design of all 
project components should resemble the human scale of traditional Fa i rhaven  
architecture and shall be compatible with the surrounding municipal, residential and 
commercial properties. 
In addition to design improvements , disposition of the Development and Property 
Rights will help to achieve several financial and planning objectives of the Town of 
Fairhaven.  The project will provide accessibility to handicapped persons and the 
Historic architecture will be restored and adaptively reused. Construction of the Project 
and the activities which will be located there will help to expand housing, 
employment and business opportunities for residents, minorities , and women. 
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III 
DESIGN AND DEVELOPMENT GUIDELINES 

 

DESIGN 
 

The Town will consider proposals  for development  which  must include the 
following: 

 
1. Massing and Character 

The project should exhibit strong design relationships with neighboring 
properties, particularly with the orderly pattern establ ished by the street 
alignment and siting of buildings. The design should be compatible with 
newer construction and renovation in the area. The architectural design of 
project components and facades should resemble the human scale of traditional 
Fairhaven architecture. 

 
2. Provisions for Persons with Disabilities 

The project should be designed to fully comply with the provi sions of the 
Americans with Disabiliti es Act of 1990 so that persons with disabilities can 

< enter, travel about, and leave the building in a convenient manner without 
obstruct ion. 

 
3. Vehicular Access 

Developers should consider the potential impacts on Neighborhood Streets. 
The scheme should be designed so as not to adversely affect the current 
traffic flow. 

 
4. Service Areas 

Service areas should be inconspicuous, safe and fully enclosed. Use of service 
areas must not interfere with pedestrian circulation. 

 
5. Landscaping 

The premises shall at all times be maintained in an aesthetically appealing 
manner, free of all debris. 
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IV 
CRITERIA FOR SELECTION OF DEVELOPMENT TEAM 

 
In addition to conforming with the design and development concepts, the Town 
seeks to receive fair market revenue valued at approximately     Thousand and 
001100 ($,000.00). Bids below the Minimum Proposed Purchase Price                                                            
may be entertained if there are mitigating circumstances. 

 
Other goals include the expansion of employment benefits for Fairhaven residents, 
minorities, women, and persons with disabilities.  The Town's criteria for selection is 
described in more detail in Section VIII of this Request For Proposals. 

 

v. 
INSTRUCTIONS FOR COMPLETION AND SUBMISSION OF PROPOSALS 

 
A Proposal Consists of: 

 
*Cover Letter and Transmittal 
*Proposal Forms 
*Requi red Attachments 

 
For the Town to consider the proposal , the cover sheet and proposal forms must be 
substantially completed, signed and notarized. The Town asks proposers not to 
submit their proposal in notebooks or binders. 

 
Sealing and Labeling of Proposals 

 
Proposers must seal copies of their proposals in an envelope with the name “Town 
of Fairhaven Rogers and Oxford Schools redevelopment proposal” and the submission 
deadline on the envelope. The name and return address of the proposer must also be 
indicated on the outside of the envelope. Proposals without sufficient identification 
will be rejected and returned to the sender. 
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SUBMISSION OF PROPOSALS 
A copy of the proposal must be received at the following address before 4:00 p.m.  
on                 ,                  , 2014. 
 

 
 
ADDRESS:  Fairhaven Town Hall 

Fairhaven, Massachusetts 027 
 
Property Viewings 

 
                , 2014 - 12:00 Noon 
                , 2014 - 12:00 Noon 

 
Proposals received by the Town after the deadline shall be refused or returned  
Unopened to their respective proposers. A firm deadline is necessary to ensure 
fairness to all proposers. 

 
The Proposal shall be accompanied by a refundable $    ,000.00 deposit which shall be 
held by the Town. The deposit will be refunded to proposers whose proposal has not 
been Conditionally Designated. The Deposit of the proposer who has received 
Conditional Designation shall be held by the Town as part of the  required 
deposit for conveyance. 
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VI. 
EACH PROPOSAL SHOULD CONTAIN THE FOLLOWING INFORMATION 

 
Applicant Information 

 
1. Letter  of  Interest  introducing  the  development  team,  including  the 

developer, architect and other consultants. 
 

2. Relevant past experience of development team. 
 

3. Developer's Statement of Public Disclosure and Statement and 
Qualifications and Financial Responsibil ity (Form Enclosed). 

 
Development Proposal 

 
1. A project summary, including a description of proposed uses and public 

amenities, proposed ownership structure and anticipated development 
schedule. 

 
2. A separate narrative response to each of the eight (8) questi ons in Section 

.( VIII which refer to the evaluation criteria for the disposition. 
 

3. Architectural drawing of the proposed Development reduced in size to fit 
into the response package. 

 
Financial Information 

 
1. Development Schedule and Finance time frame. 

 
2. Evidence of financial capacity to complete proposed project including a 

Letter of interest from a financial institution of source of funding for the 
acquisition, construction, permanent financing. 
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Financial Responsibili ty for Proposal Preparation 
 
The Town accepts no financial responsibility for costs incurred by any proposer in 
responding to this Request for Proposals. All responses to this Request for Proposals 
will become the property of the Town and reasonable precautions to ensure the 
confidentiality of the material will be taken. All material will become public 
information after selection. 

 
Withdrawal of Proposals 

 
Proposers may only withdraw their proposals by written notice received by the Town 
at the address listed in Section V above, prior to the time and date set for the proposal 
opening. 

 
VII 

PROCEDURES FOR EVALUATION , SELECTION, SALE & CONVEYANCE 
 
The Town's objectives are to ensure utilization and rapid development of the 
property rights and to receive as much value as possible for the property and 
development rights; and to provide for the Town's ongoing interests in the site, 
including speedy development, and design. To this end, the Town shall evaluate all 
proposals for conformity to the requirements of this Request for Proposals, and for 
the degree to which they satisfy the selection criteria in Section VIII. Revenue will 
be given importance in the selection of the proposal. However, revenue is not the 
sole criteria in the selection process. 

 
The Town will begin to review and evaluate proposals promptly after the 
Submission Deadline of                 , 2014. Evaluation of proposals and selection of 
the most advantageous proposal will be based solely upon the evaluation and 
selection criteria listed in Section VIII of this Request for Proposals. The Town 
reserves the right to waive portions of the Request for Proposals for all proposers, to 
excuse minor informalities on proposals, or to reject all proposals , if deemed in the 
best interest of the Town. 
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Initial Review 
 
The Town will identify any proposals which do not meet the qualification 
Submission Requirements stated in Section VIII. Such proposals will be rejected and 
will be returned to the proposers who submitted them. Interested parties should note 
that the Town wil1 consider only proposals which include comprehensive 
development scenarios. 

 
If a proposer does not adequately complete his or her proposal, or if the Town is 
unable to determine whether the proposal meets the requirements of the Request For 
Proposals, the Town may attempt to clarify the proposal, but reserves the right to 
declare the proposal non-qual ifying. 

 
The Town will notify in writing the proposers who su bmi tted non-qualifying 
proposals. 

 
Eval uation of Qualifyi ng Proposals 

 
Once the Town has verified that the remaining proposals meet all the requirements 
of Section VIII of the Request For Proposals, the Town will analyze th em using the 
qualitative criteria (i.e. categorizing the proposal for that requirement as highly 
advantageous, advantageous, not advantageous, or unacceptable) to iden ti fy the 
proposal which best meets the Town's needs. 

 
The highest rated proposal will be recommended on the basis that the proposer 
represents that i t is made in good faith. 

 
Fi nancial Review 

 
It is the responsibility of the proposer to designate a competent individual to respond 
to Town inquiries regarding financial aspects of the proposal. The Town may 
perform a preliminary analysis of the financial capacity of qualifying proposers to 
accomplish the proposal and subsequently shall perform and in-depth analysis after 
the  proposer  has  been  conditionally  designated.  Notwithstanding  the previous 
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sentence, the Town may perform the in-depth analysis prior to conditional 
designation of a proposer. The Town may withhold Full Designation from a proposer 
on the basis of responses to the Affidavits required to be submi tted as part of the 
proposal. 

 
Notification  to Proposers 

 
Upon selection of a proposal, the Town will notify all proposers of the decision in 
writing. 

 
Terms Of Sale 

 
After a proposal has been selected, the selected proposer will be conditionally 
designated by the Town. The Town and the Conditionally Designated Developer will 
negotiate the terms of sale. A firm construction and development schedule must be 
submitted and agreed upon by all parties.  The final transfer agreement shall require 
compliance with the schedule and shall include a clause to allow the Town to impose 
substantial penalties for failure to comply with schedule.  The agreement shall include 
a reversion clause that the town may exercise if the proposer fails to substantially 
proceed with construction and development.  The terms must be consistent with the 
Request for Proposals. 

 
VIII. 

SUBMISSION REQUIREMENTS 
 

Qualifying Su bmission  Req u iremen ts 
 
These requirements must be met in order for a proposal to be considered qualifying 
and undergo further evaluation: 

 
Form: 
The proposal must be submitted with a full set of signed Request For Proposal 
Application Forms and with all required attachments.  It must be submitted in 
a sealed and properly labeled envelope, and must be received by the Town 
before the deadline stated of                 , 2014. 
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Proposed Use: 
The proposed use must conform to the use described in the Request For 
Proposal. 
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Financial Capacity: 
Proposer must show the financial capacity to accompl ish the proposal 
development, Commitment letters from lending sources and financial 
statements of the proposed development entity and of related parties should be 
provided. 

 
Reasonable Responses to Selection Crite.ria Questions: 
The proposer must provide reasonable responses to questions 1 through 8 listed 
in "Rank ing Criteria" in this Section VIII. Each question should be answered 
separately and completely. 

 
Relative Meri t 

 
The following criteria will be used to compare the relative merits  of qualifying 
proposals. They should be referred to specifically in each proposal. Please use the 
questions below to refer to each criterion. All criteria will be used, with more weight 
given to those criteria which are described as "highly significant" (the ordering of the 
criteria below is irrelevant). The Town reserves the right to require further detail and 
or additional information as the need arises during review of the qualifying 
proposal. 

 
Evaluation of proposals will be based upon information provided in the proposals and 
verification of references provided by the proposer or individuals familiar with the 
proposer, from other Town  files from other generally available and verifiable 
information. 
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RANKING CRITERIA 
 

NOTE: All eight (8) questions must be answered separately by proposer. 
 

1. Purchase Plan (Highly Significan t) 
Are you willing to pay the consideration of        Thousand Dolla rs ($ 0,000) or more? 

 
2. Cash On Hand or Pre-Approved Financing (Highly Significan t) 

Do you have cash on hand or pre-approved financing from a financial institution ? 
 

3. Other Economic Benefits (Highly Significant) 
What other direct revenue benefits does you development plan offer? 

 
4. Developer Experience (Highly Significant) 

What demonstrated production , management experience, and capability does your 
development team have? 

 
5. Developer Financial Capacity to Design/Construct (Highly Significan t) 

What  evidence can you show of financial  commitment  to und ertake design and 
construction of the project? 

 
6. Developer Financial Capacity to Manage Site (Highly Significant) 

What evidence does the development team have to manage this site? 
 

7. Preliminary Design Plans (Significant) 
When will the design of your Proposal be prepared? 
When can your development team commence construction? 

 
8. Employment Initiative (Significant) 

What Initiative for employment of Fairhaven residents, minoriti es, and women does 
your proposal include during both the construction and the operation phases of the 
development? 
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IX. 
Town’s RESERVATION OF RIGHTS 

 

Negotiations 
 
The Town reserves the right to reject any or all proposals, or any item or items 
of the proposals, and to waive technical defects which are not of a substantive nature 
if it is determined that it is in the best interest of the Town. The Town will proceed 
with the selection of that proposal which in its opinion represents the most 
satisfactory response to its selection criteria. 

 
The Town also reserves the right to negotiate changes in the proposal selected. These 
negotiations may encompass values and items described in this Request For 
Proposals , as well as values and items identified during the Request For Proposal and 
negotiation Process. On the basis of these negotiations, the Town may refuse to sell the 
property even after it has tentatively selected one proposed developer for designation 
and has entered into the negotiations described in this paragraph. 

 

x. 
ATTACHED FORMS 

 
Attached are sample forms which will be requested of the selected proposer. 

 
Attachments: 

 
Beneficial Interest Statement 

Affidavit 
Proposal Form Cover Sheet 

Background of Proposal Organizations 

Chapter 803 Disclosure Statement 
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PROPOSAL FORM COVER SHEET 
 

SUBMITTED TO:  Town of Fairhaven 
Fairhaven , MA  

 
DATE RECEIVED BY Town :    

 
 
 

SUBMITTED BY: Name:    

 
Firm:    

 
Address:    

 
Telephone:                                       
set forth by the Town of Fairhaven , the accompanying proposal is 
submitted to purchase the Rogers and/or Oxford Schools in the Town 
of Fairhaven Mass. described therein. 

I am fully aware of the requirements established by the Town for selection of a 
Developer and except these requirements. The attached information is complete 

and  accurate. 
 

 
 

 

Signature 
 

 
 

 

Title 
 

 
 

 

Date 
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BACKGROUND OF PROPOSING ORGANIZATION 
 

 

Proposed Purchase Price: $ _ 
 
 

1. Full Name of Organization: 
 

2. Main Office of Organization: 
 

3. Local address of Organization 
 

4. Telephone Number(s): 
 

5. The name(s) and address(es) of all persons parti cipating in this application as 
principals other than the undersigned are: 

 
 

Use separate sheet and attach if further principals are involved. 
 

6. The appl icant is a/an: 
(Individual/Partnership/Joint/Venture/Corporation/Trust,  etc.) 

 
If applicant is a Partnership, state name and residential address of both general 
and limited partners: 

 
9. The Federal Social Security Identification Number of the applicant (the number 

used on Employers' Quarterly Federal Tax Return, U.S. Treasurer Department 
Form 941) is: 

 
10. Number of years organization has been in business under current name: 

 
11. Has organization ever failed to perform any contract? 

(If answer is yes, state circumstances) 
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12. Authorization: 
Dated at: 

 
This day of , 2000. 

 
NAME OF ORGANIZATION: --------------- 

BY:     

TITLE:    

13. Attestat ion 
 

and says that he/she is the        

 
,being duly sworn deposes 
  of 

 

------------------- and that all answers to 

foregoing questions and all statements contained herein are true and correct. 
 

Subscribed and sworn before me this day                           of  
  _ 2000. 

 
 

 

Notary Public: 
My Commission Expires: 

 
NOTE: This application must bear the written signature of the applicant. 

 
Ifthe applicant is an individua l doing business under a name other than his own 
name, the application must state so, giving the address of the individual. 

 
If the applicant is a partnership, the application must be signed by a partner 
designated as such. 

 
If the applicant is a corporation, trust or jo int venture, the application must be 
signed by a duly authorized officer or agent of such corporat ion, trust or joint 
venture and contain written evidence of the authori ty to bind the entity. 
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CHAPTER 803 DISCLOSURE STATEMENT 

 
 
 
 

 
In compliance with Chapter 60, Section 77B of 1he Massachusetts Genera l Laws as amended by 

Chapter 803 of tile Acts of 1985, I hereby certify, that I have never been convicted of a crime 

involving the willful and malicious setting of a fire or of a crime involving the aiding, counsel ling, 

or procuring of a willful and malicious setting of a fire, or of a crime involving 1he fraudulent 

filing of a claim for fire insurance; nor am I delinquent in the payment of real estate taxes in the 

Town of Fairhaven, or being delinquent , an application for the abatement fur such tax is pending 

or a pending petition before the appellate tax board has been filed in good faith. 

 

 

This statement is made under the pains and penalties of perjury this day of   I 2014 , 
 
 
 

 
 

A p p l i c a n t   (Signature) 
 
 
 
 

 

Co-Applicant (Signature) 
 
 
 

 

Co-Applicant (Signature) 

 


