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INTRODUCTION
In January 2017 the Kearns School Study Committee submitted an interim report to the
Board of Selectmen. Since that time, the Committee has continued to meet with various parties
to gather information and obtain public input on the future use of the Kearns property. We held
a second public input session on February 21, 2017 and also met with two commercial real
estate appraisers and a local builder who is familiar with the Kearns building.
The Committee was charged with recommending “[t]he highest and best use of the
[Kearns] facility.” The Committee agreed that it was important that its recommendation reflect
the opinions of residents and be fiscally viable. We quickly came to the conclusion that making
a single specific recommendation would require a level of fiscal analysis that was beyond the
scope of our charge and our limited resources. Rather, we have collected a comprehensive list
of possible uses and data on residents’ concerns and suggestions. Based on the information
that we have received, we are recommending that the Board of Selectmen consider two general
scenarios, as explained below:
REDEVELOPMENT
The redevelopment option is intended to achieve 100% disposition of the Kearns School
and adjacent real estate. This option would result in the elimination of any operating expense
for maintenance of the facility and could potentially yield some general fund revenue. Any
potential future tax revenue generated would be determined by the subsequent use of the
property and/or the purchaser.
The unique characteristics of the building would suggest that using it for an educational
purpose would be appropriate. However based on the community survey, public input and our
own discussions, we recommend that the Board also consider some form of residential use,
particularly elderly housing. Residential use would be appropriate considering the location of
the building, existing zoning, the nature of the neighborhood surrounding the property, and an
apparent need for such housing. In order to gain access to funding for certain residential
development, such as senior housing, the establishment of a housing commission may be
appropriate and should be considered. While residential and education appear to be the most
appropriate future uses for the Kearns property, we recommend that the Board be open to
considering other uses that would be compatible with the surrounding neighborhood.
If the Board chooses the redevelopment option, we believe that it a realistic, aggressive,
and adequately funded marking strategy is crucial for the success of the redevelopment
approach. We also suggest that the Board pursue such a strategy without further delay for two

reasons. First, it appears at the town would need to spend approximately $50,000 per year just
to keep the building open, presentable and available and would receive no benefit from such an
expenditure. Any preventive maintenance would require additional funding. In addition, the
condition of an empty building may deteriorate rapidly and is prone to undiscovered leaks,
mechanical system failures and vandalism, resulting in a reduction in the market value of the
property.
Finally, we recommend that the Board consider deeding the roughly 22 acre wetland
parcel to the rear of the school to an open space protective organization such as the Granby
Land Trust, the Nature Conservancy or the McLean Game Refuge.
We would suggest two possible redevelopment approaches:
Sale As Is: The intact building and land would be marketed as is. Any additions or
modifications would be at the expense and option of the purchaser. This approach would
involve ongoing operating expense to keep the building and grounds presentable during the
marketing process and might take some time before a suitable buyer is found. Appendix A
contains a list of representative similar sales in Connecticut. The town could “mothball” the
building for a period of time in the hope of finding a buyer, thereby avoiding operating
expenditure for keeping the building open.
Clear Lot: Alternatively the town could raze the building and market the site as an open lot.
This option has the advantage of establishing a known cost to the town for keeping the building
but would incur a one-time expense, which could be significant. However the resultant cleared
parcel with access to town water, sewer and gas would likely be very attractive to a residential
developer. We recognize that the Kearns property has significant sentimental value to the
community but this option may be the most fiscally viable one.
RETAIN FOR TOWN/COMMUNITY USE
We received expressions of interest for retaining the facility in its current configuration
and making it available to non-profit community groups for no or a nominal charge. Appendix B
contains a listing of potential groups and uses. While we did not make an exhaustive analysis,
we estimate that the building would not be completely occupied by such groups. Some portion
of the building could possibly be leased to an outside party both to achieve 100% utilization and
as a source of revenue. There were also requests from a number of town departments to utilize
parts of the building. Appendix C details the operating cost incurred by the Board of Education
during the last year the building was used by them. The facility would require program and
supervisory staffing in addition to the custodial coverage contained in the BOE numbers.
Preventive maintenance must also be considered. Revenue from leasing and user fees might
not be sufficient to cover these expenses and could impact the town budget. While retention for
community use is clearly an attractive use of the building, we suspect that it would have
significant cost implications for both operating and capital budgets. To be successful, this
building use would likely require strong taxpayer support.

CONCLUSION
Regardless of which option is selected, time is of the essence, as explained above, as
delay would result in additional expense to the town. We are available to discuss our finding
with the Board at our request.
The Committee wishes to thank Susan Christian for her work with the Committee,
including scheduling, keeping minutes, and other assistance.

