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Common Questions

• Is this a lease? Will there be rental fees?

• No. The purchase price is the purchase price and we pay it at one time. Ongoing 

costs are maintenance and operating costs only. The Town will OWN the roof, the 

parking lot, the driveway in, the meters, etc. It is TOWN PROPERTY and we will 

maintain it as such. There are no common areas. There are no condo fees. We will 

own this parcel just like any other standalone building.

• Can we locate there with the current deed restrictions?

• Yes. We are considered “commercial offices”, a use that is not restricted.



•Why hasn’t a store located there yet? 

Current restrictions limit the types of  businesses that can locate there. The developers and 
the Swansea Redevelopment Authority (a separate municipal entity from the Town of  
Swansea) are working to remove the restrictions. A hearing for the Demonstration Plan 
was held August 23 and they are moving forward in the process. Public announcements 
will wait until restrictions are lifted.

Currently established: Cube Smart; His Providence Church

Discussions in process: regional retailer; community healthcare providers/urgent care 
facility; national fitness franchise; regional bank; hair and nails; dental group; 
optometrist; national food franchises; apparel retailers

Actively seeking: large format restaurants; entertainment/experiential retail



• We haven’t been the best at maintenance of  our facilities. What are 

the plans for taking care of  a new building?

The Town has advertised and interviewed for a Facilities Manager. The 

appointment of  this position is anticipated to take place on September 14, 2021 at 

the Board of  Selectmen’s meeting. With the correct policies in place, we will be 

better able to react to small repairs and solve them before they become larger, 

unmanageable problems.



• How does this plan fit with the other capital projects expected for the Town? 

Why do this now?

The Fire Department has recently been approved for a feasibility study that will plan out their needs over 

the next 10-15 years. The plan allows us to anticipate the increased costs, if  any. More immediate needs 

include the Highway Facility and the Library. The Highway Facility has been discussed in conjunction 

with this project. Although it is separate and not included in this current purchase, plans are developing 

to propose solutions to the Town. These will be economical and pragmatic as is this current project.

The Library Building Committee is still managing their project with the MBLC and the removal of  the 

81 Main Street building from their proposal actually proves advantageous for their grant receipt.  The 

schools have recently submitted a feasibility application for their needs. Any movement on their project 

is at least five years away and we can anticipate their costs and needs, planning ahead for them. 

The Town Hall, Annex, and COA buildings are all in need of  repair and those are immediate and 

expensive, collectively surpassing this $5.2 million purchase of  newly constructed space. By purchasing 

this now and solving these three problems, we maintain our financial health and security as a town and 

are poised in a much better position to take on those future capital needs by alleviating these necessary 

expenses. 



Q&A

Questions submitted by 

committee members



Q: Who are the Owner’s of  SM Management, LLC, GF 

Funding, Swansea, LLC, Swansea Holdings, LLC, Ocean 

Investment Holdings, LLC?

The Primary Owners of  the Swansea Mall are Shane Brady & Arthur Sullivan (Brady Sullivan 

Properties), and Dick Anagnost (Anagnost Companies), collectively the “Developer”. 

Headquartered in Manchester, New Hampshire, the Developer specializing is constructing and 

converting properties throughout New England and beyond. The Developer brings 90+ years 

combined experience, talent, expertise, and commitment, with a diverse portfolio of  over 5,000,000 

square feet of  commercial property and over 5,000 residential apartments



Q: Which company is the management company that will be 

managing the property?

SM Management, LLC (c/o Brady Sullivan properties). Property management is on 

site; there is no third-party/outsourced entity associated with the management of  

the property.

The portion owned by the town will be under the town’s responsibility to maintain 

and upkeep. 



Q: Can we get a copy of  the Condo docs and the Master Deed? If  

these are not available, is there a contract that the Town would have 

to sign regarding catastrophic damage to the building [outlining] 

ownership of  the common walls and roof  and will the other unit 

owners be required to sign it.

Condo documents are from the developer and have not been finalized yet. 

However, early drafts of  these documents require owners to have insurance for 

their respective units. Therefore, anyone sharing a common wall with us would 

have insurance and our insurance carrier would go after theirs for any claims 

necessary, and vice versa.

Master Deed – see handout



Q: Proof  of  Financial Stability of  all owners of  the property 

and owners of  the units where there are common walls with 

the Town, Units 9, 10, 12, 13, 14.

There is no debt on the property, and the redevelopment is being funded without 

leveraging any debt. Developer is exceptionally well-capitalized and deleveraged.



Q: Proof  of  insurance for both property at 

replacement cost and liability.

The Town would be responsible for its own insurance needs and as part of  its package 

would have replacement cost insurance. However, our replacement and code insurance 

would greatly diminish since the construction in 2021 would not have the same ADA 

and code compliance issues we would face if  we had to bring up the Town Hall, Annex, 

and COA to code compliance after a devastating event. The Town would provide 

liability insurance.

The Town does not presume ownership until completion of  the construction, so all 

costs and replacement responsibilities would be on the developer. The Developer has to 

provide a turn-key office building to the Town as part of  this proposal.



Q: Define the fixtures that the Town must provide and an 

estimate of  the costs.

The Town will be responsible for furniture, fixtures, and equipment (FF&E). Such FF&E 
includes but is not limited to desks, workstations/cubicles, chairs, IT/data wiring, cabling, 
security etc.  This would also include our phone system. 

Estimate for such equipment will be forthcoming. Departments are being asked to provide 
info on who will need a new workstations/furniture/equipment since some of  our desks, 
tables and filing cabinets are rather old. Departments are also being asked to destroy old 
documents that are no longer necessary so that we know what storage needs we are truly 
faced with rather than keeping records that are no longer needed by the town or that a 
hard copy is no longer necessary.



Q: Is there a transition planned for the management of  the property 

when the build out is complete to a Business Condominium 

Association. Will the Town be a part of  that?

The Town will not be part of  any condominium association. The transition plan between 

management and their private properties are not in our purview and is not part of  this agreement 

or proposal. The Town will be responsible for managing, maintaining, and operating its space and 

parking lot, and any entrance way we may acquire.



Q: What is the cost of  purchasing the road that comes off  of  Route 

118 to the Town offices? Will it be the property owner’s 

responsibility to provide the road to the Town with the road meeting 

the specifications of  a public road.

We requested one entryway as detailed on the map in the previous presentation. The developers 

were amenable to this discussion but due to schedules and vacations, we haven’t been able to 

finalize any plans for any real terms or ideas. Further conversations are required as is input from 

Highway Department and Planning Board. 



Q: Since Route 118 is a state road, can we put a traffic light at 

the intersection and what would the cost be?

The Town’s Complete Streets Prioritization Plan itemizes as the first priority the Route 118 Corridor 
Improvements and as number 6 in that plan intersection improvements at Route 118 at Wood Street. 
Neither of  these projects, which were developed by engineers, called for a traffic light. However, the 
Town can look at that possibility and would conduct engineering analyses in order to develop an 
approved traffic light. Approval comes from MassDOT. We would request funding through state 
programs first (TIP list; Complete Streets) before having to fund it ourselves. Estimated cost of  a traffic 
light is around $250,000 - $350,000. Costs vary depending upon cross signals, utilities/electricity 
available,

Route 6 and Route 118 intersection improvements are in the works with MassDOT, scheduled for 2023-
2024. That is state funded. 



Q: Will the Town be contracting with an independent commercial 

real-estate attorney to review all the documents, and give an opinion 

on the viability of  and legality of  all the documents?

All documents for the sale will be reviewed by Town Counsel as is customary for any closing we do 

on any property. The RFP is a legal document and was issued with a Sample Contract with terms 

provided by Town Counsel. We utilized this document for the sale of  properties slated for 

disposition earlier this year. 



Q: What is the timeline for build outs? Are there penalties for 

failure of  the contractor to meet the timelines? Will 

contractor provide a performance bond and at what limit?

Timeline for turn-key delivery of  the premises is 90-120 days following receipt of  permit set(s), formalization 

of  a final floor plan, and necessary construction infrastructure equipment. Developer facilitates and constructs 

hundreds of  thousands of  square feet on an annual basis and is able to leverage resources to streamline the 

entire turn-key process. A detailed construction timeline will be included in the subsequent agreement(s). 

The Town isn’t hiring a contractor and so we have no grounds to request a performance bond from the 

contractor. The proposer, SM Management LLC, must provide turn-key office space once a signed agreement 

is in place. The Town cannot sign this agreement without heading to Town Meeting, but once it is signed it is 

fully enforceable under the law.



Q: How old is the roof? Is there a reserve in place for when it 

must be replaced? What condition is the floor/concrete slab 

in? What is the useable life of  the property? 

Roof: 2005 (Golden Seal Roof  System, Rubber Membrane). No leaks/damage to 

Developer’s knowledge. Rubber Membrane roof  systems are universally preferred 

for these types of  buildings/facilities.

Floor/Concrete Slab: Excellent condition. The Floor/Concrete Slab has been 

maintained and will be repaired as necessary prior to the delivery & installation of  

finished flooring, which is part of  the turn-key build-out being provided to the 

Town of  Swansea as part of  the entire agreement.



Q: Do the sprinklers meet code and will the Town have an 

independent system? If  not, who will be responsible for its 

maintenance and operations?

The sprinklers are not installed yet but will be, and will be done to code. The Town has been 

involved in the permitting for work ongoing at the site, including for sprinklers. Our Fire 

Department personnel have been exceptional at making sure the sprinklers there are safe, workable, 

and connected as they need to be. I have no doubt that they would perform the same due diligence 

for our space to ensure the systems we are getting are all up to code, including all plumbing and 

electrical permits. The Town will have an independent system, will be in charge of  paying for its 

maintenance and operations and coordinating inspections. Other building projects on the site are 

seeing a complete replacement of  the sprinkler heads.



Q: Sewage and Septic System – Will the Town be an owner of  the 

wastewater treatment plant? If  so, will the Town be part of  a 

common ownership and are there reserves in place for the general 

operation and maintenance. What is the cost? Is it up to code now?

The Town has entered into an agreement with Somerset for sewer services for main corridors 

throughout the Town. This includes Route 118 and the site where the proposed space is located. 

Currently the property is serviced with a wastewater treatment plant dedicated for the property and 

shared between the Developer and Walmart. User costs associated with the treatment plant for refuse 

collection for the Town would be built into operating funds similar to how our septic needs are currently 

paid.  Costs associated with this would be discussed in a side agreement to our purchase and sale, and 

based on water usage. We would be paying a sewerage use fee like any other sewer service is designed.

The upgrades necessary for the plant must be completed by December 2023 by order of  DEP. There 

were no proposed costs for such upgrades provided in the proposal. The Town will not own this 

wastewater treatment plant. The Town will use its own sewer services once built. 



Q: Will there be provisions for special assessments applied for all 

common ownership responsibilities and who will determine them? 

What happens if  other unit owners fail to pay those assessments or 

abandon the property because they can’t afford to pay them.

The Town will be exempt from condo fees and common areas. In short – they aren’t our problem. 

Special assessments cannot be applied to the Town because we have no ownership interest in those 

common areas and will be listed as exempt in all condo documents with the other tenants. If  other 

tenants fail to pay their bills, that is a civil matter between the property owner and the tenant. 



Q: What are the restrictions for public protests at the Town Hall 

should we locate there and are there restrictions on the types of  

businesses that can occupy the units that have common walls with 

the Town-owned unit?

Protests and assemblies are a constitutional right. Our by laws disallow three or more persons from 

standing “together or near each other in any street or upon any footwalk or sidewalk or upon any land 

left open and used as a sidewalk in the Town, so as to obstruct the free passage of  pedestrians” (§ 230-

4). Therefore, use of  Town Property would require a vote of  the Board, or the Parks Commission, or 

any other board/commission that has ownership of  the parcel requested. 

I discussed the need for Town Hall property to remain neutral in political support and to also avoid 

businesses that do not complement our use from locating at the same property, regardless of  whether 

the walls connect or are adjacent to Town property. The Developers as protocol do not lease space to 

political entities.  Adjacent spaces to our unit are large-format entity spaces.



Q: If  the easements are not lifted on the mall property site, 

how will this affect the decision for the town to advance this 

proposal?

The restrictions are covenants, not easements. The covenants do not preclude office space. The 

Town is willing to locate there without these covenants lifted. However, we are comfortable with 

previous case law relative to this issue and our Town’s RDA position when it comes to lifting these 

restrictions. These two issues are not dependent upon each other.



Q: What are the square footage requirements for the 

COA/Community Center? 

The current COA in-use square footage is 6,734 square feet. We are able to carve out at least this 

much space in the proposed development. 

Current: First Floor: 6,270; Office 464

Finished Basement – 6,734 (Recreation’s space).

The 25,000 square foot request in the RFP was developed by Bill Anderson. We examined existing 

use and calculated some excess because of  the needs for storage, and more work spaces and covid-

related spacing requirements. This allows us more than enough space to operate, add meeting 

spaces, recreation spaces, and to maintain appropriate storage for records.



Q: More information the possibility of  a Highway Department: 

Would there be any problems locating a salt shed, fuel depot, etc on 

this site? Any problems with restrictions for these uses? 

There are no restrictions from locating the Highway Department at this site as far as the covenants 
are concerned. All uses to be accommodated as proposed by the Developer (and including the 
Highway Department) are allowable uses without issue.

The Town’s proposal does not require that the Highway Department locate at this site and therefore 
its location on this property is outside of  the scope of  this proposal. We have not had in-depth 
conversations about siting a Highway Garage at the site beyond office space which can be 
accommodated and is included in the proposal. The Town could conduct future procurements to 
finalize the movement of  a Highway Department at this location, but that possibility has not been 
fully vetted by either the Town or the Developer. The Developer has indicated to the Town that it 
would be willing to discuss this need with the Town in the future.



Q: There seem to be large discrepancies in square-footage numbers between 

Mallory's PowerPoint slide #28 and the other site map we have been 

provided. Please clarify.

The square footage offered to the Town with this proposal is 44,545 square feet. 

Slide 28 is a “leasing map” provided by the developers. This map was included to 

give members of  the committee an idea of  the locus site.



Q. Will there be enough room for storage of  all town documents?

The square footage offered is more than double our current space. The storage 

areas will be weather proof  and better cared for than they are currently. 

Additionally, departments have been instructed to go through documents in their 

office and request permission for destruction of  those documents. The majority of  

our records these days are also available electronically. We are also working to scan 

old records and keep these files digitally moving forward, merging them with our 

permitting software.



Q. What if  the redevelopment authority fails in its quest and the mall 

project becomes unviable for the developer?

The work of  the RDA as it relates to the Mall Redevelopment project is to ensure that the ECRs 

are extinguished. That only occurs in one of  two ways. The first is successful negotiations between 

the developers and Walmart and the ECRs are removed. If  that fails, the RDA would take the 

ECRs out by eminent domain, which is the RDA’s legal right.

Once the Order of  Taking is filed, the ECRs are extinguished. The court battle is monetary, and 

based upon value of  the ECRs that have been taken by eminent domain. The RDA is willing to 

come to a meeting and discuss this further with you. The Town of  Swansea, including the boards 

and the individuals who sit on them,  is indemnified from any liability from going to Court. 

In either case, the RDA cannot fail and the project can not be unviable.



Q. Does the purchase happen before or after the decision is made on 

the restrictions?

The purchase of  this space is not predicated on whether or not the 

restrictions are removed.  The restrictions will be removed either 

amicably or through eminent domain. The timeline of  such is 

irrelevant because we are not a use precluded from locating there even 

when the restrictions are in place.



Q: Why not simply wait until the Junior High School becomes 

available? Is the Town willing to take a serious look at locating the 

Town Hall at this location?

We have contemplated locating at the Junior High School, but timing and logistics prove it to be unfruitful. The process 
the school follows will take at least seven years, if  all goes perfectly, for that building to be vacated. Even then, the 
project will be contingent upon 1) the Town voting both at the ballot and at Town Meeting to support the project; 2) the 
School’s project being accepted by the MSBA to move forward; 3) the building’s structure to be able to absorb municipal 
offices, functions and requirements; 4) the hazardous waste materials being affordable to remediate; 5) the Town voting 
to expend the funds to transform the school into usable office space; 6) required code and ADA upgrades due to the 
extensive renovations required. There is only one ADA accessible entry.

All of  these require various procurements which only lengthens the process. Meanwhile our need is now. We have 
outgrown our space in the Town Hall and we cannot grow and upgrade services to the community. The Annex is wholly 
unfit for people and visitors to operate in, so modulars would be ordered and inhabited while we wait for the space to be 
vacant, costing more money from the taxpayers. Then if  the Town moved forward in converting the school, the Town 
will pay for two major projects at once. The renovations to the building to suit town office needs will exceed $5 million, 
require an architect and an OPM. We will lose our very healthy financial position by timing these projects together. 

Ideas for the repurposing of  this building, if  ever vacated, include senior housing, an initiative which is grant eligible. 
The Town is NOT abandoning Main Street.   



Questions Received/Prepared for 

September 15, 2021



Q. Who pays the cost to Walmart once the RDA lifts the restrictions?

The developer. It is important to note that the work of  the RDA, though occurring simultaneously 

to this project, is not contingent upon this project nor are we contingent upon them.



Q. Would the pipe for sewerage be put in before it is paved?

We have a 5-year moratorium on cutting roadways after paving projects are finalized. Therefore, before 
we pave the roadway we work with utility companies, homeowners, and other interested parties to notify 
them that paving projects will commence. This gives them an opportunity to plan their pipe layouts and 
any other underground services/utilities before we issue the moratorium on cutting the roadway. The 
same practice would be utilized for the laying of  any sewer pipe. The Town will only be laying sewer pipe 
as part of  the sewer connection services with the Town of  Somerset. 

Additionally, the sewer services have not been designed yet so all of  our options are still on the table for 
that. The sewer line currently on the private property of  the developers will remain private property of  
the developers. It will connect with the Town but the demarcation line for maintenance would be written 
into the sewer permit. Permitting requirements include mandates that each developer installs a shut off  
for their particular services so if  the Town has a problem, we can correct it and shut off  their services if  
necessary. This is something to be concerned with at the design stage which will be occurring after we 
move in if  the acquisition is approved.



Q. Would we have first right of  refusal in any adjacent properties and 

structures?

This was not part of  our proposal so it is an additional for any negotiations that may commence. I 

have mentioned this to the Proposer as something that came up in the meeting and something that 

we would like to discuss with them.

A first right of  refusal would kick in only if  a tenant/owner located there and then moved out. The 

idea behind this is that the Town would have the first opportunity to take over that property as a 

unique acquisition should an owner decide to sell their unit.



Q. What is the cost to purchase the road?

We are still in negotiations/discussions on this point. Other items around this discussion include 

how much of  the roadway we are interested in and what snow plowing operations would look like. 

The developers were very receptive and open to discussing the roadway as part of  our ownership 

but we have not been able to finalize a solution as of  this date.



Q. Are the other properties a condo association and will they be paying 

a portion of  the septic?

It is my understanding that there will be condominium documents and an association. I do not 

know the details of  their payment structure as the Town is not a party to the documents nor the 

association.



Q. If  the Junior High School becomes senior housing, would that 

count as a percentage of  low income housing?

Yes. Currently our low income housing percentage is 3.86%. The target number is 10%. Once the 

community reaches a 10% of  housing stock as affordable, the Town can turn away proposed 

Chapter 40B developments. Any housing added to Senior Housing/Martin Court would qualify as 

all affordable units and add to our housing stock toward that 10% goal. There is also a considerable 

need for affordable housing for veterans and seniors. Increasing housing stock of  this kind can 

assist us in finding solutions for Swansea residents to downsize, live affordably, and remain in their 

home community.



Q. What will the entrance look like? Will it have the entrance 

of  a town hall, some brick etc., or look like a store front?

This came up with the developers. We are still discussing this but told them the need for a 

differentiating feature. They envision it to be similar looking to a store front. More conversation is 

expected on this during the tour. We want to give it an identity. 



Q. The RFP states a requirement of  25,000 square feet. This 

seems excessive. Is this negotiable in keeping the rate but 

lessening the square footage?

No. The proposal is the proposal. The offer is 44,545 square feet at $115/square foot.



Q. We’d like to see the Proposer’s Product Standards & 

Interior Finishes Booklet.

These booklets can be reviewed on the tour. The Proposer is emailing 

me a copy which will be forwarded to you in the morning.



Q. Are they condo-ing but keeping many of  the stores for 
themselves? I figured they are condo-ing for the Church. By the 
Church owning and not leasing the property, the property 
becomes tax exempt.

Religious organizations are exempt from taxation. Each tenant is a 
condominium. As mentioned previously, we are not privy to the condo 
documents and we aren’t a party to them. Each entity locating in this 
building has a separate entrance, is required to have insurance for their 
parcel, and will be responsible for maintaining their areas. If  they leave, the 
unit becomes available to another entity, unless arrangements are made for 
the Town to have first right of  refusal as another member has suggested. 
There will be a condominium association responsible for common areas and 
other items. The Town is EXEMPT from this association. 



Q. Can we cover the reasons the current Junior High Building is not under consideration 
and the related costs to make it viable?

Slide 30 is relevant to this question. In addition to the information there, concerns over this 
building are as follows:

a) accessibility and parking

b) it is not currently vacant and is not anticipated to be vacant until 5 years from now at the 
earliest. Even this thought is contingent upon a variety of  approvals by state agencies, School 
Committee, ballot votes and Town Meetings. In short, it is “not a guarantee” that this building is 
even eligible for a different use than its current use.

c) there have been no architects hired to design municipal services locating in this building.

d) the original building is around 100 years old; the addition is from the 1950s. Some 
abatement is required for future renovation. A full renovation that a conversion to municipal offices 
would require includes full code compliance updates, including sprinklers and any other ADA 
compliant issues that still exist today.



We are gathering price proposals for renting/purchasing modular units for the town.

In 2018, Dighton paid for 12 units (6 classrooms) for the regional school district-

operated Dighton Elementary School. See table for selected alternative once bid.

Q. How much will it cost for 
temporary office space at the Town 
Hall Annex?

DIGHTON 
PURCHASE 
COSTS - 2018

Rental Purchase

Installation $613,346 $613,346

Removal $144,000 $ 0

Enclosed 
walkway

$51,750 $51,750

Lease payment $133,332 (5 years)

TOTAL $942,428 $1,114,195



Q. Do the parcels that held ToysRUs and Dollar Tree have the 

same restrictions as the Swansea Mall site?

No. Based upon our information and research, these 

properties are encumbered by the terms of  their lease 

agreements. I have written to Gator Properties with no 

response.



RDA Presentation
by Sue Nedar, Chairman

Swansea Redevelopment Authority


