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EXECUTIVE SUMMARY

Jones Payne Architects & Planners (JP) was engaged by the Town of Middleborough to complete an adap! ve reuse feasibility 
study to provide a preferred reuse layout for the former police sta! on, known as the Peirce Building, that would best bene" t 
the town. 

An architectural review of the exis! ng building was conducted and included inves! ga! ng the building’s layout, 
condi! on, and previously completed studies. The scope of this feasibility study was strictly limited to architectural 
scope.

JP met with the Peirce Building Reuse Commi# ee over the summer of 2022 to review op! ons for the building’s future. 
A public workshop was also held to solicit feedback from community members interested in the project. Mul! ple 
versions of $ oor plan layouts were developed and reviewed with the Commi# ee. 

The " nal layout, presented in appendix A, is for spaces that are primarily rooted in community use. The anchor space 
in the building is a Community Hall, which is a mul! purpose space that could be used for gatherings, mee! ngs, 
performances, and short term rentals. The secondary spaces are also community-focused; short term community 
rental spaces, o%  ce spaces, and public toilets. The main entry lobby of the building has areas for historical displays and 
welcome to Middleborough informa! on. 

The " nal layout is accompanied by a probable cost opinion for a complete interior upgrade renova! on of the building. 
See appendix B. 

Please feel free to reach out to us with any ques! ons.

Nadia Melim, AIA MCPPO
VP of Facili! es Architecture
Jones Payne Architects & Planners, Inc.
nmelim@jonespayne.com
617-790-3747
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HISTORY OF THE BUILDING

The Greek Revival structure was built circa 1830 by Colonel Peter Peirce, one of the town’s leading businessmen of the mid 
19th century and was listed on the Na! onal Register of Historic Places in 1976.

The former Peter Peirce Store occupies a prominent loca! on the center of Middleborough, at the northeast corner of 
North Main and Jackson Streets. It is a T-shaped wood frame structure, with a two-story central sec! on forming the leg of 
the T, and single-story " anking sec! ons on either side. The central sec! on is fronted by a monumental four-column Greek 
Revival por! co, the columns suppor! ng an entablature and fully pedimented gable with a semi-oval window at the center. 
The side wings have gable roofs perpendicular to that of the central block, and are each # ve bays wide with a center 
entrance framed by pilasters and a corniced entablature.

Peter Peirce (1788-1861) was for many years one of Middleborough’s most prominent businessmen. In addi! on to a retail 
store, he operated a co$ on mill, a shovel factory, and served as a money lender. He was ac! ve in civic a% airs, serving for 
two years in the state legislature. This building was erected in stages between 1825 and 1830 to house all of his diverse 
retail a% airs, originally used as a general store and assembly structure. Por! ons of the street level were used for town 
mee! ngs and church services. The south wing was originally a carriage shed before converted into habitable area at a 
later date. The business was operated by his sons un! l 1901, and then sold out of the family. In a subsequent renova! on, 
the second " oor assembly space in the center mass was thought to have been eliminated to create a single opened space 
which was used as a courtroom.

In 1935 it was purchased by the town and adapted for use as its police headquarters, a func! on it served un! l 2018. At 
some point during the police tenancy, the grades were higher on the south side of the building than they currently are, 
indica! ng that exis! ng lower garage stalls and concrete founda! on components were added subsequent to the original 
construc! on.

It is one of the town’s most architecturally signi# cant 19th-century buildings

Front of Peirce Building, around 1900.

Data source: 
1976 US Department of The Interior Na• onal Register of Historic Places Nomina• on Form 
h• ps://catalog.archives.gov/id/63796528

1934

1976 2022
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CURRENT CONDITION OF THE BUILDING

General Condi! on 

The Peirce Building is a two and a half story wood framed pedimented center mass, rectangular in plan with two gabled 
lower wings to the north and south perpendicular to the center mass. The building façade faces North Main Street.

The exterior walls are clad in painted clapboards and the roof is asphalt shingle. Like the walls, the trim is painted wood 
with Greek Revival details. The windows are primarily wood, double hung and covered with newer aluminum triple track 
storm windows, some of which have been recently replaced. While the south wing entry has wood paneled doors, the 
center mass and north wing have glazed aluminum commercial doors, which replaced the wood doors that were originally 
installed. 

The exterior envelope of the building appears to be in serviceable shape, the clapboard and trims need to be re-painted, 
and por! ons of the roof s! ll have older 3-tab asphalt shingle which is likely nearing the end of it’s service life. The exis! ng 
garage doors on the lower level allow water into the building during heavy rain; the asphalt in front of these doors is 
sloped into the building. A revised drainage system should be designed to address this issue. 

The interior of the building appears to have been renovated over the course of many years as the police department re-
quired for it’s func! on. Most of the interior " nishes are in need of repair or a face li# . Most of the original interior details 
appear to have been lost. None of the exis! ng toilet rooms appear to meet current accessibility codes, and the central 
entry is not accessible. 

Layout 

The exis! ng layout on the " rst and second $ oor is very segmented. (See appendix C for exis! ng $ oor plans) The new uses 
explored will necessitate a “full gut” back to the studs on the inside of the building. This will allow for a be% er layout 
architecturally, as well as the ability to bring all the mechanical, electrical, and plumbing systems up to current code. 

Exterior renova! ons are focused on developing accessible, code-compliant entries for the building, while maintaining the 
historic look. 

Exis• ng Floor Plan Proposed Floor Plan
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FEASIBLE REUSES EXPLORED

Before JP was brought on board, Middleborough surveyed the community about the Peirce Building’s reuse and received 
approximately 450 non-duplicated responses. While the responses varied, the most common response for use was 
Community Space. 

Other ideas taken from this survey were:
• Space for a public-private partnership
• Municipal o!  ces including a tourism / welcome center
• Spaces for educa" onal programs 
• General store / open farm / market
• Bou" que retail shops / restaurants
• Youth / Community Center
• Historical museum
• Homeless shelter and other non-pro# t organiza" onal use

Based on the data gathered in that survey, and ini" al discussions with the Commi$ ee, JP ran an open design – idea 
workshop with the commi$ ee and the Middleboro community on July 26, 2022.  Workshop a$ endees were presented 
with a brief history of the building and some similar projects:

1. Stetson Hall – a similar sized 1800s Greek Revival structure renovated in the town of Randolph, MA that now 
accommodates a large func" on hall, a small museum space for local history, leasable o!  ces and conference rooms, 
made more accessible with code-compliant ramps, stairs and elevator.

2. Bedford Town Center - Former 1856 town hall and 1891 school buildings re-purposed for: town departments, a% er 
school programs, non-pro# t tenants, short term rentals, func" on hall, and arts center.

3. Fauntleroy Schoolhouse - constructed as an elementary school in 1917 and now used for: nonpro# t childcare center, 
event hall and smaller space rentals, # tness, mar" al arts, & dance studios, massage/therapy/o!  ces, and community 
classes.

4. District Center for the Arts - Former district courthouse renovated to support: performing arts, private events, some 
o!  ce space, and art gallery space.

The a$ endees split into smaller groups to answer several ques" ons:
a. If the building belonged to you, what would you put in it?
b. Middleborough makes the news because of the building, Why? 
c. What do you feel is lacking in public buildings in town? 

Each group’s responses were discussed collec" vely and other ques" ons followed that were answered openly:
a. Do you feel like any group/area/interest/history is under served currently?
b. What is Middleborough missing? 
c. If a space in the building was rented out, who would be your ideal tenant?
d. What is iconic about Middleborough? Does this need to be represented in this building? How?
e. What event/ac" vity/func" on would bring you to the building? What would bring others to the building? 

A% er the workshop, JP explored ' oor plan op" ons that addressed wants and needs of community members raised at the 
workshop and three schemes were brought to the commi$ ee: (See appendix C for full presenta" ons) 
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Scheme 1 included proposed spaces for a community hall with dropped ceiling removed to restore the ‘courtroom’ area to 
a double height space, o!  ces, individual accessible restrooms, a community tenant space and addressed the accessibility 
at the building’s entrances and renova" ons to publicly accessible restrooms that were men" oned by many at the public 
workshop. 

Scheme 1 Layout

Some di# erences in Scheme 2 were that spaces in north wing were designated as small conference rooms rather than 
o!  ces and to convert the exis" ng toilet room behind the exis" ng court room space into 2 toilet rooms serving the 
proposed community hall space. 

Scheme 2 Layout
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Scheme 3 Layout

Scheme 3 presented the community hall as a possible performance space which led to discussion of the second ! oor 
space being used as a balcony space for the community hall when needed. 

PEIRCE BUILDING ADAPTIVE REUSE FEASIBILITY STUDY | FEASIBLE REUSES

The " nal ! oor plan (see appendix A for all levels & renderings) re" ned the concepts presented with the earlier schemes. 
The main entrance to the building opens to a lobby with the preferred loca# on of the LULA elevator, ample space for 
the historic exhibits and welcome desk. Also centrally located are accessible toilet rooms and drinking fountains which 
would be able to accommodate the occupants of the building normally while s# ll being in the general loca# on of exis# ng 
plumbing lines. By switching the entrance to the southern stair, an o$  ce for the building’s manager is given a su$  cient 
space o%  the lobby. 

The double height community hall is shown with more storage space and two rear toilet rooms that could accommodate 
the di% erent events available to the building and space.

The north wing is shown divided into appropriately sized o$  ces and a shared mee# ng space. The renovated stair in this 
wing is shown at accessible dimensions and with code-compliant egress. The south wing again shows a large adaptable 
space to accommodate a community tenant or short-term rental. The revised loca# on for public restrooms is incorporated 
into the building’s accessibility while also not changing the exis# ng shell of the building.

By reconstruc# ng the two exis# ng stairs into compliant ones and adding a LULA elevator, the exis# ng second ! oor is 
transformed into usable and/or leasable space which might have been considered “lost” space otherwise. Our renderings 
show what views can be gained by using the space as part of the double height community hall. (See appendix A)
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APPENDIX B:
PROBABLE COST OPINION
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APPENDIX C:
PRESENTATIONS TO THE COMMITTEE

&
 EARLY FLOOR PLAN LAYOUTS










































