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The following report includes the findings and recommendations of the Windham Facilities 

Master Planning Committee as prepared between Fall of 2010 and Spring of 2011. The 

information included in this report was created in cooperation with Lavallee Brensinger 

Architects to serve as a master plan for the Windham School District facilities over a 10-20 

year time frame.  This Master Plan document reflects a plan to provide the facilities that 

support the educational philosophy and mission of the Windham School District and the 

greater Windham New Hampshire community.
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The Windham School District Facilities Master Planning Committee 
was established by the Windham School Board in August of 2010.

The goal of the Facilities Master Planning Committee was to present 
the Windham School Board with a Master Plan that identifies the 
current and future facilities needs of the Windham School District and 
delineates the steps necessary to fill those needs. In order to achieve 
this goal, the School Board charged the Committee with undertaking 
the following action steps:  

Committee Overview Committee Approach

In order to ensure an accurate assessment of the current District facilities, 
the Committee pursued a specific approach:

   Established Criteria for the Windham School District Facilities
   Evaluated Existing Facilities in Terms of Criteria
   Identified Facility Needs and Priorities
   Provided Options and Strategies to Meet these Needs
   Developed Alternatives with Cost Impacts for Facilities Rejuvenation
   Made Recommendations to Windham School Board on Facilities 
    Master Planning

The Committee included District administrators, Windham citizens, 
School Board members, and hired architectural firm Lavallee 
Brensinger Architects.

        Frank Bass, District Superintendent (Committee Chair)
        Kori Becht, Principal, Windham Center School
        Amanda Lecaroz, Assistant Superintendent
        Deb Armfield, Principal, Golden Brook School
        Dan Moulis, Principal, Windham Middle School
        Meg Rugg, Windham Preschool Director
        Warren Billings, Facilities Director
        John Hollinger, Windham School Board
        Bruce Anderson, Windham School Board
        Michelle Farrell, Windham School Board Alternate
        Rob Gustafson, Citizen
        Heather Petro, Citizen
        Dennis Senibaldi, Citizen
        Stephanie Wimmer, Citizen
        Lance Whitehead, Lavallee Brensinger Architects
        Fred Urtz, Lavallee Brensinger Architects

Additionally, many other District professionals and administrators 
were consulted.

Committee Membership

Establish operating criteria for all Windham School District Facilities.

Establish an effective communications plan to keep the community 
informed of Committee findings and progress.

Evaluate existing facilities in terms of criteria, including both  
student population analysis and physical plant assessment of each 
facility.
     
Identify facility needs and priorities.
     
Work with the Lavallee Brensinger Architects to develop cost 
estimates and alternatives for facilities.
     
Present the School Board with a Facilities Master Plan that will 
make recommendations for immediate and long-term plans for 
the development, renovation and/or reconfiguration of the District 
Facilities in order to meet current and projected capacity and 
facility needs.
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Executive Summary 

Criteria developed by the Facilities Committee and approved by the 
Windham School Board are as follows:
The Windham School District Facilities Should:

Facility Evaluation Criteria

Have the capacity to meet the current and anticipated (5, 10, and 20 
years out) student population. Both core and class capacity should be 
considered.

Enable class sizes that are consistent with target levels set by 
Windham School Board policy. 

Provide a safe learning environment for students and be up to all 
applicable building codes.

Support the academic/educational/technological/social needs 
of students at each grade level and support smooth transitions 
between grades and buildings.  (Details will be identified by building 
directors and principals and should at least meet state and national 
benchmarks.) 

Support the academic/educational/technological/social needs of 
special education students. (Details will be identified by building 
directors and principals and should at least meet state and national 
benchmarks.) 

Provide for the extracurricular needs of the student population in 
athletics, the arts, and vocational pursuits.

Meet the professional and developmental needs of our faculty 
and administration.

Provide for the most economical and efficient use of land and 
building resources.

Provide for appropriate community use and consider the greater 
needs of the community as well as Town of Windham New Hampshire 
master planning. 

The following facilities were reviewed as part of this analysis. The committee met 
with the individuals listed:
     SAU Building and Specialties
          Roxanne Wilson - Assistant Superintendent
          Amanda Lecaroz - Assistant Superintendent
          Frank Bass - Superintendent
          Terry Bullard - Technology
          Tina McCoy - Special Education
          Donna Clairmon - Business Manager
          Warren Billings - Facilities Director
     Windham Preschool Building
          Meg Rugg - Preschool Director
     Golden Brook School
          Deb Armfield - Principal
     Windham Center School
          Kori Becht - Principal 
          Julie Lichtman - Guidance Counselor
     Windham Middle School
          Dan Moulis - Principal
     Windham High School
          Tom Murphy - Principal

Three primary sources were involved in Facilities evaluation against established criteria. 
They included:

Interviews with Building Principals and Directors  

Discussions and Facility Tours with Warren Billings, Director of Facilities

Assessments from Lavallee Brensinger Architects

Interviews were conducted by Committee members with Lavallee Brensinger Architects 
present.  Meetings were conducted on site at the facilities being reviewed.

Facilities Evaluation - Facilities Considered

Facilities Evaluation - Sources
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The most significant issue facing the Windham School District today is capacity. 
Given student population trends, there is no evidence that the capacity issue will 
be alleviated over the next 10-20 years.

Currently the three lower schools (Golden Brook, Center School, and Middle 
School) are operating at well above capacity levels. The same can be said for 
the SAU Preschool. The following are the 2010/2011 capacity figures:
     Golden Brook School – 199% of capacity 
(figure does not include portable classrooms)
     Windham Center School – 161% of capacity
     Windham Middle School – 166% of capacity
     Preschool – 9 students are tuitioned out of district at an annual tuition cost 
of $34,000 (costs do not include transportation and student aide considerations)

As a result of capacity issues, class sizes have been increased in recent years.

Analysis of future student population expectations suggest that the overall 
student population in Windham over the next 5-20 years will grow slightly and 
level off in the 3,000-3,100 student range for grades K-12. (Current student 
population approximately 2,650 students).

While there has been discussion about building configurations (how many 
and which grades should be educated in an individual building) and possible 
new buildings, any long term facilities plan must first and foremost address 
current and expected capacity issues for grades Preschool - 12. Current building 
configurations are not considered “broken.” Configurations should seek to limit 
student transitions and provide for appropriate student groupings.

In order to inform the facilities planning process, the Committee gathered data on 
appropriate student class sizes by grade. Administrators were asked to provide 
their professional opinion and research was done by the Superintendent’s office 
into these issues. Additionally information was gathered about current class sizes 
in other New Hampshire towns as well as guidelines and policies in place in those 
towns. For the purposes of facilities planning, the School Board agreed to use the 
ranges provided by District administrators, acknowledging that sensitivity analysis 
around that variable might be requested when eventual building concepts are 
developed.

The Windham Preschool was designed as a residential facility and is at 
the end of its building life. Additionally, it is not adequate to support the 
preschool population (Annex is used at Golden Brook and many students are 
tuitioned out of district). It should no longer be used to house our preschool 
children. Preschool children should be co-located with lower elementary 
school children. 

Currently utilized at 199% of its designed capacity, Golden Brook School 
is in desperate need of expansion of both classrooms and core facilities. 
Portables are currently in use for kindergarten and transition classes, and 
the District will assume the rental costs of those portables next school year 
($120,000 annually). The land surrounding the building is sufficient to 
accommodate expansion.

Currently utilized at 161% of its designed capacity and with no space for
portable classrooms, the Windham Center School is drastically 
overcrowded. Due to it’s location and land, it does not have the capacity 
to be expanded or even accommodate portable classrooms. Currently 
overcrowding is impacting delivery of “specials” as well as services for 
special education students. It is not large enough to accommodate three 
grades at current and expected student population levels.

The Middle School is also significantly over crowded (166% utilized) 
resulting in the comprising of “specials” and special education.  Additionally, 
due to a lack of facilities and the inability to offer Shop and Family 
Consumer Sciences, the school is technically an elementary school.  Tech 
Ed and Family Consumer Sciences are required for a true middle school 
curriculum. Currently half of the Library has been re-purposed as a make-
shift classroom.

Windham High School is adequate in terms of capacity for the foreseeable 
future for the Windham student population.  However, in terms of 
extracurricular/athletic considerations, the sports fields are considered 
incomplete.

The SAU Building on Route 111 is adequate as an office facility; however the 
value/use of the land should be considered in the context of overall facilities 
planning. Could administrators be more economically housed in another location?

Executive Summary 

Facilities Evaluation  -  Summary of Findings
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Executive Summary 

The basic “bricks and mortar” of all buildings are strong and of sound original 
construction.  While some maintenance and renovation is necessary for the older 
aspects of our buildings, the buildings provide a solid foundation for renovation,
if deemed appropriate.  The preschool facility presents one exception as the
building is of residential rather than commercial grade.

While buildings were designed and built to applicable codes, significant renovations 
to buildings will result in the requirement to upgrade some existing systems to 
today’s building codes.

There is currently a one year moratorium on state building aid for new projects.  
However, building aid is available for construction of kindergarten facilities at 
$ .75/1.00.

Because of lack of space, all schools have begun compromising curriculum offerings.  
Compromises include:
     Reduced and modified Art offerings (Art on a cart)
     Reduced and modified Music & Chorus programs (Music on a cart)
     Compromised Special Education Services (offered in crowded offices)
     Modified Science curriculum (due to lack of labs)
     Reduced World Language curriculum
     Reduced Enrichment programs
     Reduced Technology offerings
     Reduced Library time
     No Technical Education Curriculum (Industrial Arts)
     No Family and Consumer Science Curriculum

Facilities Evaluation  -  Summary of Findings

Due to lack of space Faculty and Staff have exploited non-classroom areas for 
education purposes and sacrificed vital core space to do so.   Examples include:
     A make-shift classroom in the Windham Middle School library.
     Combined office and student areas (office space in back of classrooms).
     Combined technology and work areas (sometimes using the storage/  
      work area as a lab space).
     Elimination of Music Rooms, Art Rooms, and Technology Labs to create 
     classrooms.
     Elimination of faculty meeting  and coordination areas.
     Offices in closets (the term “Cloffice” was used in one school).
     Special Education Services offered to students in crowded, shared office 
     areas due to the elimination of Special Education Classrooms.
     Storage in all rooms (classrooms, offices, etc).

Special Education Services are not adequately supported in any building, and facilities 
are not typically equitable to spaces for non-special needs students.

The Preschool Building does not support an integrated program, reducing 
effectiveness and resulting in tuitioning some students out of district.

School security is a concern.  Secured or locked down status is 
unenforceable at Golden Brook and Center Schools.

Exterior space for buses, parking, playgrounds, and athletics, is limited at 
all schools.  

Faculty do not have adequate small spaces to plan and meet with students 
and parents at all schools.

There are no areas for faculty to meet with one another or work with 
students in small groups, nor any on-site computer labs for training at all 
schools.

Principle SAU PRE GBS WCS WMS WHS

Capacity

Support Target Class Size N/A

Safety

Support Student Needs N/A

Special Ed Needs N/A

Extracurricular Needs N/A N/A

Staff / Prof Development

Economical Use - - -

Appropriate Community Use N/A N/A

Building Environment
Building Infrastructure

Facilities were evaluated against established building criteria using a RED / YELLOW / GREEN 
scale for simplicity. Definitions of the ratings are as follows:
     Red - Building does not meet this parameter.
     Yellow - Building is at risk on this parameter and is only partially meeting it.
     Green - Building meets all of the needs of this parameter today and for the
     foreseeable future.

The evaluation of each facility against the established criteria is summarized in the Initial 
Research and Findings Report

Facilities Evaluation  -  Reporting

Facilities Evaluation  -  All Building Summary
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Committee member Rob Gustafson conducted considerable analysis on current and future 
student population trends in Windham looking at multiple variables (including: stock of 
residential homes and building rate by year for the last 30 years, student enrollments by 
grade for the last 25 years, births by year for the last 30 years, build out report published 
October, 2010) and running regression analyses. (Complete analysis is included in 
Appendix B of this report)

Four methods were used to project student populations and provide somewhat similar 
results and rational bounding of the expected student population.

While it is always difficult to predict future student populations, estimates 
all seem to triangulate in on a total student population that will continue 
to grow at a slower rate and peak in the 2019-2020 school year at 
approximately 3,000 – 3,100 students in K-12. (Note: distribution by grade 
will not be exact with most classes higher or lower than the average)

The projections in this study will need to be reviewed over the next few years as we have 
just two years of data with a Kindergarten, new High School, and a down economy.

Executive Summary 

We are currently about 75% built out for residential housing that could have students 
(not including 55+ and seasonal).

Birthrates per household have been and continue to decline.

Students per household are also in decline.

We currently have a total student population of about 85% of the projected level 
within the next 20 years.

Total student population will continue to grow at a slower rate and peak in the SY 
2019-2020 at approximately 3,000 students in K-12.
     Peak students for K-2 is ~750 in SY11-12 and levels off at ~670.
     Peak students for 3-5 is ~815 in SY14-15 and levels off at ~730.
     Peak students for 6-8 is ~835 in SY17-18 and levels off at ~750.
     Peak students for 9-12 is ~960 in SY21-22 and levels of at ~890.

Student Population Analysis
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Student Population Analysis 

History and Projections by School

Windham School Population By School
History
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Projected
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Windham Total School Population
History
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History and Projections for Total Students

Windham Total School Population
Projected
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Discussions with educators and research on optimal class size suggest the following optimal class sizes by grade

Grade
Current 

Class 
Size

Ideal
Range (Per 
Research)

Ideal Range (Per 
Administrators)

NH
State

Average

State 
Maximum 
Guidelines

Preschool 12 N/A 12

Kindergarten 16 <18 15-18 N/A <19

Transition 20 <18 15-18 N/A N/A

Grade 1 21 <18 16-20 17.8 <26

Grade 2 21 <18 16-20 17.8 <26

Grade 3 21-24 <18 16-20 19.3 <31

Grade 4 22-24 <20 18-22 19.3 <31

Grade 5 21-24 <20 18-22 19.8 <31

Grade 6 18-22 <25 18-22 19.8 <31

Grade 7 19-24 <25 18-22 19.8 <31

Grade 8 20-25 <25 18-22 19.8 <31

Grade 9 N/A <25 18-20 N/A <31

Grade 10 N/A <25 20-24 N/A <31

Grade 11 N/A <25 20-24 N/A <31

Grade 12 N/A <25 20-24 N/A <31

Currently, Windham has some of the highest class sizes 
in the State of New Hampshire (Based on 2009-2010 
reported data)

Grades 1-2: 3rd highest class size in the state• 
 (21 students/class average)

Grades 3-4: 7th highest class size in the state• 
 (19 students/class average)

Grades 6-8: 3rd highest class size in the state • 
     (22 students/class average) 

The Committee has gathered information and research 
on target class sizes by grade.

Administrators were asked to provide their professional 
opinion and research was done by the Superintendent’s 
Office into this issues. (Summary chart provided and 
detailed research in the Appendix B of the Intial 
Research and Findings Report)

Additional information was gathered about current 
class sizes in other New Hampshire towns as well as 
guidelines and policies in place in those towns. 

The Committee suggests using the ranges provided by 
building administrators for the purposes of conceptual 
designs.

Executive Summary 

Target Class Sizes - Perspectives
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While all educators interviewed agreed that the ability to limit student transitions is optimal 

for students, all agreed that if transition impact is minimized, any grade configuration can be 

managed adequately.  We are successfully managing transitions between schools and have no 

evidence that the current configuration is “broken” or negatively impacting students.  

The exception to this is the preschool students, who would benefit most from an integrated 

classroom. Currently the preschool program is not co-located with the elementary student 

population.  Co-location would be valuable from educational and resource perspectives.

Our current political and geographic environment is such that we believe having multiple 

elementary schools (commonly known as “neighborhood schools” housing P/K-4 or 5) is 

not appropriate for our community.  There is no clear cut line that divides Windham and 

our existing schools are located very close together.  There would also be issues in terms of 

transportation costs and logistics. 

Though Golden Brook and the Middle School have the land and infrastructure to support 

expansion, Center School is limited in terms of expansion given it’s configuration and location 

at the corner of two busy roads.

Based on the research and experiences of district educators and administrators, the Facilities 

Committee offers the Windham School Board the following input and recommendations on 

building configurations for the district: 

Therefore, it is the Committee’s recommendation that:

Preschool be included in any new grade configuration (co-located 

with kindergarten and lower elementary school children)

Given current enrollment and expectations for a growing student 

population, the District should consider using the Center School to 

house only two grades and not three.  This could take the form of a 

grade 3/4 configuration and moving the 5th graders of to a middle 

school or a grade 4/5 configuration and accommodating third 

graders at an expanded Golden Brook School.  Multiple alternatives 

should be considered.

Any 5-8 configuration (which is reasonable to explore) would need 

to be set-up as two “campuses or houses” (separate educationally 

and spatially) within one structure.  Those houses would be a 5/6 

and then 7/8 configuration.

Executive Summary 

Building Configurations
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Based on the evaluations of our existing facilities, expectations 
for student population over the next 10-20 years, and the criteria 
established for our school facilities, the Facilities Master Planning 
Committee identified several facilities options to explore and 
evaluate.  

These options were all designed to address student population 
expectations at full town build out.  Five distinct options were 
identified by the Committee, conceptually developed (by Lavallee 
Brensinger Architects), and ranked against the established facilities 
criteria.  

Even with different weighting of the facilities criteria, one option 
continually emerged as the best solution for our District.  The 
Committee determined that it rated among the highest in academic/
social/extracurricular aspects as well as proved the most cost-
effective and economically prudent option.   

This option resonated unanimously with the Facilities Master 
Planning Committee.

Solutions 

Lavallee Brensinger Architects were included in all interviews and 

building evaluations and conducted separate “bricks and mortar” 

assessment with Director of Facilities, Warren Billings.  They were 

also provided with:

     Evaluation Criteria

     Student Population Analysis

     Building Summaries

     Issues Prioritization

     Target Class Sizes

    Perspectives on Best Practices Building Configurations

Based on this information, they were asked to develop and provide 

costs estimates for possible alternatives to addressed identified issues 

and stated District goals.  

They were asked to provide analysis and costs estimates for adding 

capacity for current and future student populations.

Approach
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Recommended Solution

Evaluation of all five concepts against the establish criteria suggested 
that Concept 5 was the most appropriate for Windham.  This assess-
ment was confirmed when cost estimates were considered and re-
viewed. 

The recommendation of the Facilities Master Planning Committee is 
to renovate Golden Brook School (housing grades P-2) and Windham 
Middle School (housing grades 5-8) and leave Windham Center School 
alone (housing grades 3-4). This alternative:  

Uses the maximum amount of existing structures both in the short 
term and long term. Renovating the existing buildings is more cost-
effective that building new structures.

Maintains the same level of academic/social transitions for our 
students. 

Uses a Grade 5-8 academic model that is well-respected in the 
literature. 

Maintains the same number of buildings in terms of operating 
costs. 

Has more predictable site work costs compared to developing a 
new site (especially with Golden Brook School).

Capitalizes on the Middle School site that has considerable land for 
fields and expansion. 

Can be “phased” into separate bonds to manage the tax impact.

Allows for two schools (Golden Brook and Middle School) to share 
event parking (cost effective and green) 

Eliminates need for additions to Windham Center School (cost ef-
fective). Windham Center School is ideally suited for two grades.

Allows for completion / expansion of the High School Athletics 
Fields to be part of any phase of the implementation, or as stand-
alone project.

Critical to the success of this Concept is the following:  

Care must be taken to design a two-house middle school (5-6 on one 
side with 7-8 on the other side) for both social development and student 
safety. 

The Concept will need to work with existing site and building constraints 
(although very manageable through design) common to any renovation/
addition concept. 

Care must be taken to design a Pre-K through 2nd grade facility to allow 
for separate drop off points, and use of the facilities by the various age 
ranges (the school should feel like a small school environment). 

The design must recognize that Pre-K, K and 1st grade must be housed 
on the first floor. Second grade may be placed on the second floor only 
if other grades are not using the same egress components.

Solutions 
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Solutions 

Recommended Solution Massing

Windham Middle School

Golden Brook School
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Concept 1

This option requires no change to transitions within a system that is not inherently 
broken, allows for the Preschool to be included at the Golden Brook Site, and can be 
phased into separate bonds.  

However, this alternative relies on additions to Windham Center School, which are 
problematic due to site and location constraints.   It also requires three addition/reno-
vation projects rather than two, likely resulting in higher overall construction costs.

Renovate Each School with Existing Grade Configurations 

Concept 2

With a brand new building, we can create an ideal Middle School.

This alternative could result in the highest construction and operating costs with four 
lower school buildings to operate rather than three.  Keeping all three schools open 
would result in excess capacity and additional administrative costs. This translates to 
the highest operation costs with highest ultimate tax impact.  Or, if we close the cur-
rent Middle School, we need to dispose of that building and property which is uncer-
tain economically.

Site work could be costly for a new Middle School. Lavallee Brensinger will verify with 
Appledore what site costing has been done to date.

This option doesn’t fix the issues with our other schools.  We must also renovate 
Golden Brook School to accommodate Preschool – Grade 2 students.

Build a new Middle School (grades 5-8) on the Windham High School Site.  
This could require the closing of the current Middle School, use of the 
Center School as a home for 3rd and 4th graders, and renovating Golden 
Brook School to accommodate Preschool through Second Graders. Or, it 
could result in the maintenance of all three existing lower schools.

Concept 3

The Middle and High Schools (within the same structure) could share some core with 
High School (very limited). 

Could create a second gym at the high school (although likely would not allow use of 
it by the high school students due to Middle School scheduling).

Middle (7-8)/High School Building.  This would require keeping the current 
Middle School as home for 5th and 6th grade, use of the Center School as 
a home for 3rd and 4th graders, and renovating Golden Brook School to 
accommodate Preschool through Second Graders.

This configuration is not recommended by any administrators. These student populations 
would need to be separate for social development and student safety. 

This will create a 1500 student building – larger than ideal size for a Middle School Environ-
ment and more difficult to manage traffic. 

Addition would have to be opposite of the High School classroom wings to share entry and 
some core – where parking lot currently exists – and eliminating a ball field for creation of 
parking. 

Would be modifying and reconstructing some of the High School which is still being paid 
for (parking, fields, etc)

Keeping all three existing schools open would result in increased transitions for students 
and additional administrative costs. This translates to the highest operation costs with high-
est ultimate tax impact.  

A variation of this would be to create a 6-8 Middle school addition, resulting in 1700 stu-
dents in a 3 story addition.  In this scenario, 5th grade would need to be accommodate at 
Center School (resulting in the same issues as concept one) and the closure of the existing 
middle school (resulting in the same issues as concept two). A 5-8 middle school addition 
would create 2000 students on site, and would not easily fit on the existing site.

This would result in removal of improvements made as part of the High School project 
(parking and fields), which are still being paid for.

Concept 4

Takes the building in the most need and makes it the best building (fixing issues while also 
adding space) Golden Brook site is easiest for expansion (flat and sizable).

Could be phased into separate bonds. (Starting with classroom additions being used by 2nd 
and 3rd grade then later becoming a 5-8 Middle School once all phases are complete).

However, the existing middle school is not well suited for Pre-K, K, and 1st grade, as we 
cannot place Pre-K, K or 1st grade on upper floors. This would likely require some first floor 
only additions. 

Renovate GBS into a Middle School (5-8), WMS to (P-2), WCS to (3-4) 

Concept 5
Renovate Golden Brook School (housing grades P-2) and the Middle School 
(housing grades 5-8) and leave the Center School alone (housing grades 3-4). 

Preferred Concept - See Previous Page

Conceptual Designs Considered

Recommended Solution

Solutions 

Conceptual Designs Considered
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Notes

Evaluation Criteria Weighting

Concept One:
Renovate Each School
with Existing Grade
Configurations

Concept Two: New
Middle School on High

School Site

Concept Three:
Middle/High School

Building

Concept Four:
Renovate GBS into the
new Middle School (5
8), WMS to (P 2), WCS

to (3 4)

Concept Five:
Renovate Golden

Brook (P 2) and WMS
(5 8) and leave WCS

alone (3 4)

Have the capacity to meet the current and anticipated (5, 10, and 20
years out) student population. Both core and class capacity should
be considered. 10 1 2 1 2 3

Concept 2: actually builds in too much capacity unless a school is closed (then too short
unless a school is expanded). Concept 1 allows for no expansion of some items like site
which are based on population, and no future expansion of building.

Enable class sizes that are consistent with target levels set by
Windham School Board policy. 8 3 3 3 3 3

Provide a safe learning environment for students and be up to all
applicable building codes. 10 3 3 2 3 3

Question safe learning environment when we have 7th graders around 12th graders.
(could list this under social needs below instead)

Support the academic/educational/technology/social needs of
students at each grade level and support smooth transitions
between grades and buildings. 10 3 1 1 2 3

Concept 2: adds a transition. Concept 3: offers poor social support (per research).
Concept 4: would disperse the youngest kids to fit them onto the first floor of each
building

Support the academic/educational/technology/social needs of
special education students. 10 3 3 2 3 3

Concept 3: Does not support social needs of Middle School kids (based on reasearch by
administrators).

Provide for the extracurricular needs of the student population in
athletics, the arts, and vocational pursuits. 5 2 3 1 2 2

These concepts will satisfy this need fairly well, but a new MS would be the best (as we
have cart blanche to create the ideal school)

Meet the professional and developmental needs of our faculty and
administration. 5 2 3 2 2 2

These concepts will satisfy this need fairly well, but a new MS would provide the
optimum design (as we have cart blanche to create the ideal school)

Provide for the most economical and efficient use of land and
building resources. 20 2 1 2 2 3 Concept 3: could be cheap in the short range, but is a poor concpt on all other points.

Provide for appropriate community use and consider the greater
needs of the community as well as Town master planning. 5 2 3 2 3 3

Concept 3: would limit commuity use as the MS would rely on the HS's core as a
communoity use area, which is already overbooked. Concept 1 does not allow for great
community use due to site restrictions .

Total Possible 249 194 179 149 199 239

Ranking 3 4 5 2 1

Masterplan Conceptual Design Options

Concepts Evaluation / Comparison by Evaluation Criteria

Solutions 
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Total Project Costs and Overall Square Footage

Existing Pre K 8
Schools

Concept One:
Renovate Each School
with Existing Grade
Configurations

Concept Two: New
Middle School on High

School Site

Concept Three:
Middle/High School

Building

Concept Four:
Renovate GBS into the
new Middle School (5
8), WMS to (P 2), WCS

to (3 4)

Concept Five:
Renovate Golden

Brook (P 2) and WMS
(5 8) and leave WCS

alone (3 4)

Existing Building Area to be salvaged /
re used 179,200 gsf 93,900 gsf 179,200 gsf 137,200 gsf 179,200 gsf

Additional Building Area to be Built 156,000 gsf 245,400 gsf 155,500 gsf 147,200 gsf 163,900 gsf

Existing Building Area demolished or
abandoned 20,200 gsf 105,500 gsf 20,200 gsf 52,500 gsf 20,200 gsf

Total Area of Pre K 8 Schools in use
(after demo or abandonment) 199,440 gsf 315,900 gsf 339,300 gsf 315,400 gsf 339,300 gsf 322,900 gsf

Masterplan Conceptual Design Options

Windham Facilities Conceptual Design Evaluation

Total Cost (Hard Construction Costs
plus 30% for Soft Costs) $49.4M 59.1M $70.6M 84.8M $47.6M 57.2M NA $46.8M 55.9M

Concepts Evaluation / Comparison by Total Project Costs and Overall Square Footage

Solutions 
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Phase 1:  Kindergarten Addition  
    10,800 gsf new construction
    500 gsf renovation
    Site Improvements
 Parking and drive Reorganization
 Septic System expansion
 Playground Relocation
Order of Magnitude Construction Cost: $2.4M – 2.5M
Total Project Cost (including Soft Costs): $2.9M

Phase 2:  2 Story Classroom Addition 
    42,000 gsf new construction
    1,600 gsf renovation 
    Site Improvements
 Added Parking and drive Reorganization
 Septic System expansion
Order of Magnitude Construction Cost: $7.6M-9.5M
Total Estimated Project Cost (including 30% Soft Costs): 
$9.9M-12.4M

Phase 3a: Core Additions and Existing Renovations
    16,700 gsf new construction
    19,300 gsf renovation
    Repairs (listed from current and previous reports)
    22,000 gsf demolition
Order of Magnitude Construction Cost: $8M-9.1M
Total Estimated Project Cost (including 30% Soft Costs): 
$10.4M-11.8M

Phase 3b: Pre-School Relocation
    10,800 gsf renovation 
Order of Magnitude Construction Cost:$1.5M-1.9M
Total Estimated Project Cost (including 30% Soft Costs): 
$1.9M-2.5M

Preferred Concept Golden Brook Construction Costs Preferred Concept Middle School  Construction 
Costs

3 Story Addition
    95,400 gsf new construction
    12,000 gsf renovation
     Site Improvements
     Parking and drop-off relocation
 2 added athletic Fields
    Repairs (listed from current and previous    
reports)
Order of Magnitude Construction Cost: $17M-20.1M
Total Estimated Project Cost (including 30% Soft 
Costs): $22.1M-26.1M

These Order of Magnitude costs are based on 
preliminary construction estimates provided by 
Harvey Construction and include hard construction 
costs for the building and site. Hard construction 
costs for the building can be defined as the cost 
of the physical building from the foundation 
upwards including all permanent building systems.  
“Soft Costs” can also have significant effects on 
the total amount of a project’s cost.  Soft costs 
include a wide array of items which all contribute 
to a total school bond required to construct or 
renovate a building.  These costs include (but are 
not limited to): engineering and design fees, legal 
and administrative fees, furnishing and equipment 
not part of the building systems, utility connection 
charges, and permitting fees.  Soft costs can 
vary greatly from school to school depending on 
local requirements and also on the amount of 
furnishings and equipment suitable for re-use in 
a new or rehabilitated school.  In general, these 
costs can range from 20-30% of construction costs.
Also note that these Construction Costs are 
based on current year (2011) values.  Given the 
relatively volatile market, we cannot forecast the 
construction inflation for the coming years with 
any degree of certainty.  
We hope that these very preliminary construction 
costs help you understand an order of magnitude 
budget and potential tax impacts as you consider 
options for phasing and implementation of your 
Middle School and Elementary School facility 
upgrades.  As stated above, these costs are 
preliminary construction values.  As the solutions 
for each phase of the master plan are better 
defined, we will re-visit these construction values 
and develop a more detailed estimate relating 
to the scope and size of your selected capital 
improvements.

Total Order of Magnitude Construction Costs 
(K-8 Facilites)

Golden Brook School  $19.5M-23.2M
Middle School  $17.0M-20.1M
Total Construction Costs: $36-43M
Total Estimated Project Cost 
(including 30% Soft Costs): $46.8M-55.9M

High School Site Athletics Costs

Athletic Site Improvements (see plans)
    Additional Athletic Field
    Synthetic Turf Field Surface (one Field)
    Track    
    Area for Bleachers
Order of Magnitude Construction Cost: $2.4M-2.7M
Total Estimated Project Cost (including 30% Soft 
Costs): $3.1M-3.5M

Harvey Construction Corporation

Order of Magnitude Costs

Solutions 
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The Master Plan can be pursued all at once or in phases.  Phasing the proposed improvements 
allows the District to mitigate the tax impact to the community and to manage the potential 
disruption associated with construction.  

At present, based on the information available, the Committee suggests the following phasing.  

1. Construction of a Permanent Kindergarten wing to be added to Golden Brook School and 
replace the use of portable classrooms for kindergarten students (funds passed in March of 2011).

2.  Renovation of Windham Middle School with a two-house structure for grades 5-8.

3.  Addition of a first and second grade wing at Golden Brook School.

4.   Renovation of the current second grade quad at Golden Brook for preschool students.

5.   Addition to and updating of core facilities at Golden Brook School.

6.  Completion of Athletic fields at Windham High School. 

As all improvements for the Windham Schools are considered , the implementation and 
phasing of these improvements must be based on not only the benefit to the community 
and students, but also on the tax impact that the community can support.  Phasing and 
implementation has many options, as does bonding and financing.

Phasing and Implementation Plan

Solutions 
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Task Name
2011 Warrant  Ar t i c le  YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5 YEAR 6 YEAR 7

J F M A M J J A S O N D J F M A M J J A S O N D J F M A M J J A S O N D J F M A M J J A S O N D J F M A M J J A S O N D J F M A M J J A S O N D J F M A M J J A S O N D J F M A M J J A S O N D

Kindergarten 

Planning & Design

Warrant Article

A/E Documentation

Construction

Kindergarten Occupancy

Middle School Improvements

Pre-Bond Planning & Design

Warrant Article

A/E Documentation

Construction

Middle School Occupancy

Golden Brook Improvements

Pre-Bond Planning & Design

Warrant Article Phase 1 (2 story Classroom Addition)

Phase 1 A/E Documentation

Phase 1 Construction

Phase 1 Occupancy (2 Story Addition)

Warrant Article Phase 2 (Core and Preschool)

Phase 2  A/E Documentation (Core and Preschool)

Phase 2 Construction

Phase 2 Occupancy (All Phases of GBS)

High School Athletic Facilities

Pre-Bond Planning (complete)

Warrant Article

A/E Documentation

Construction

Masterplan Improvements Complete

Independent Project - Could be implemented at any time

Phasing and Implementation Plan

Solutions 

WINDHAM FACILITIES MASTERPLAN

IMPLEMENTATION SCHEDULE - OPTION 1 (TYPICAL SCHEDULE)

(8 Months)

(3-6Months)

(3 Months)

(6 Months)

(3 Months)

24.6 Mil. (18-24 Months)

(8-10 Months)

(8 Months)

10.6 Mil. (12Months)

(8 Months)

10.6 Mil. (16 Months)

(8-12 Months)
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Task Name
2011 Warrant  Ar t i c le  YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5 YEAR 6 YEAR 7

J F M A M J J A S O N D J F M A M J J A S O N D J F M A M J J A S O N D J F M A M J J A S O N D J F M A M J J A S O N D J F M A M J J A S O N D J F M A M J J A S O N D J F M A M J J A S O N D

Kindergarten 

Planning & Design

Warrant Article

A/E Documentation

Construction

Kindergarten Occupancy

Middle School Improvements

Pre-Bond Planning & Design

Warrant Article

A/E Documentation

Construction

Middle School Occupancy

Golden Brook Improvements

Pre-Bond Planning & Design

Warrant Article Phase 1 (2 story Classroom Addition)

Phase 1 A/E Documentation

Phase 1 Construction

Phase 1 Occupancy (2 Story Addition)

Warrant Article Phase 2 (Core and Preschool)

Phase 2  A/E Documentation (Core and Preschool)

Phase 2 Construction

Phase 2 Occupancy (All Phases of GBS)

High School Athletic Facilities

Pre-Bond Planning (complete)

Warrant Article

A/E Documentation

Construction

Masterplan Improvements Complete

Independent Project - Could be implemented at any time

WINDHAM FACILITIES MASTERPLAN

IMPLEMENTATION SCHEDULE - OPTION 2 (COMPRESSED SCHEDULE)

(8 Months)

(3-6Months)

(3 Months)

(6 Months)

(3 Months)

24.6 Mil. (18-24 Months)

(8-10 Months)

(8 Months)

10.6 Mil. (12Months)

(8 Months)

10.6 Mil. (16 Months)

(8-12 Months)

Phasing and Implementation Plan

Solutions 
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