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I. STATEMENT OF MISSION    

 
 
 

SCHOOL MODERNIZATION COMMITTEE 
STATEMENT OF MISSION 

 
The Cheshire Public Schools facilities range in age from 48 to 107 years old.  In addition to providing 
education services, these facilities also serve as social and recreational hubs for our community.  The 
School Modernization Committee (SMC) has been established to consider available options to upgrade 
the school facilities, which may include new construction, renovating existing facilities, closing and 
repurposing facilities, and other creative, viable proposals. 

 
The SMC is tasked with developing recommendations for modernizing our schools that will address the 
educational needs of CPS students in the 21st century while considering the fiscal impact on the 
residents of Cheshire.  In developing its recommendations, the SMC may hire consultants, engineers, 
or other professionals to assist with strategy and plans, as the SMC deems appropriate.  The Town 
Council has appropriated $150,000 to cover such professional fees. 
 
The SMC shall present their recommendations to the Town Council and the Board of Education as 
soon as completed. 
 
 
 
 
 
 
 

School Modernization Committee Members 
 

 
Matt Bowman 
Rich Gusenburg 
Anne Harrigan, Board of Education Member 
Jim Jinks, Town Council Member 
Andrew Martelli, Board of Education Member 
Rene Martinez 
Chuck Neth, Chairman 
Sylvia Nichols, Town Council Member 
Kate O’Donnell 
Jeff Pangaro 
Anthony Perugini, Board of Education Chairman 
Don Walsh, Town Council Member 
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II. INTRODUCTION    

The School Modernization Committee [SMC] was established as a collaborative effort by the Town 

Council and the Board of Education to develop a fiscally responsible plan for upgrading the school 

facilities in the Town of Cheshire. The SMC is comprised of three [3] Town Councilors, three [3] members 

of the Board of Education, and six [6] public appointees – [12] total members. 

In developing a recommended plan, the SMC was guided by a three-step process: 

 

1. Fact finding 

From the first meeting in November of 2019 through the onset of the Covid-19 pandemic in March of 

2020, the SMC endeavored to tour the school facilities, meet with school staff, and farm relevant 

information from the previous facility assessment (performed in 2017). 

 

2. Scenario Development 

In January 2020, it was determined by a vote of the SMC to seek the services of an Owner Project 

Manager [OPM] to assist in preparing a school modernization plan and guide the SMC through the 

process. Following the completed RFP process in March 2020, the SMC selected Colliers Project 

Leaders [Colliers] as the OPM. In addition to the OPM, the services of a demographer were sought to 

prepare a detailed enrollment projection for the school district.  SLR (formerly Milone & MacBroom) 

was contracted to perform these services. 

Through November 2020, high-level scenarios were developed by Colliers at the direction and input 

of the SMC and a subcommittee thereto. 

 

3. Scenario Refinement 

Preliminary enrollments for each school, budgets and details of State reimbursement were 

prepared for each of the high-level scenarios, and the original list of [13] was trimmed to [2] based on a 

weighted scoring criterion developed by a subcommittee of the SMC.  These two selected scenarios 

were Scenario 1A and Scenario 2A.   

These two selected scenarios were further refined with actual enrollment projections, budget details, 

cash flows, and preliminary feedback from the State Office of School Construction Grants & Review 

[OSCG&R] resulting in the final Scenario 2A and Scenario 6.  On March 17, the SMC voted 9-3 in 

favor of the recommended scenario, Scenario 6. 

It was a focus of the SMC to make a data-driven decision with any recommendation.  The 

documentation for the recommended scenario, Scenario 6, can be found within Section V of this 

report.  The documentation for the alternate scenario, Scenario 2A, can be found within Section 

VI of this report.  The content that follows provides the basis of that recommendation and the 

conclusion that was reached by a majority of the SMC. 
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IV. SCENARIO DISCUSSION 

a. Description 
 

The considerations established for developing the initial scenarios were as follows: 

• Data Driven – scenarios are determined by the data 

• Holistic Approach – established per the State recommendations and considering all facilities, 
not just a single facility 

• Physical square footage needs - versus the physical conditions and predicated on enrollment 
 
Ideally, any school district must have enough space to accommodate all of the students within the 
district.   
 
Subsequently, a subcommittee was formed to determine how to best assess the potential options that 
would be considered for the next step moving forward and based on the findings within the SLR report.  
After much deliberation, the following five factors, and the detailed descriptions of each, were selected 
as the basis for the assessment of each school scenario: 
 

• Address Enrollment Projections and Space Requirements (the most prominent issue 
from the SLR projections) 

o Meets space needs for Elementary School students 
o Meets space needs for Middle School students 
o Prevents overcrowding 

• Physical Condition Needs and Code Requirements 
o School Security Infrastructure Council (SSIC) Requirements 
o Energy Improvements 
o Life Safety Requirements 
o Americans with Disabilities Act (ADA) 
o Indoor Air Quality 

• Modernizes the Schools Instructional Spaces 
o Updated learning environment 
o Information and Telecommunications (IT) infrastructure 
o Addresses program needs (including Special Education) 

• Student Impact 
o Timeliness of benefits to students at all grade levels 
o Improved learning environment 
o Re-districting 
o Impact to families 

• Minimizes Financial Impact 
o Initial capital cost 
o Based on per month/per year tax impact for the Town 
o Individual impact vs. Town impact 

 
 
A total of thirteen scenarios were initially selected to be scored by the SMC members.  Variations of 
these scenarios were created by portions of the work being proposed as either “Capital Improvement 
Projects” (CIP) or as Renovations above and beyond any new schools(s) being proposed. 
 
To clarify, CIP projects are smaller, individual projects that will only address specific aspects of a 
building such as windows, roofs, boilers, or general maintenance upgrades. A renovation project is 
considered a complete renovation of the facility to bring it to a like new 20-year life span where all 
aspects of the facility are improved. 
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Following the scoring of the thirteen initial scenarios, further analysis and discussions resulted in the 
SMC narrowing their selection down to two options: 
 
Scenario 1A  

• Phase 1 
o New K-6 Elementary School to replace Chapman 
o Existing Darcey and Chapman buildings are taken offline 
o Redistricting to be addressed as required 

• Phases 2 and 3 (Note that the specific order of the following projects may be modified as the 
program progresses) 

o Renovations to Doolittle, Highland, and Norton 
o Renovations to Dodd Middle School 
o Renovations to the High School 
o Humiston and BOE Offices are TBD 

. 
Scenario 2A 

• Phase 1 
o New 6-8 Middle School 
o New K-5 Elementary School to replace Chapman 
o Existing Darcey and Chapman buildings are taken offline 
o Redistricting to be addressed as required 

• Phases 2 and 3 (Note that specific order of the following projects may be modified as the 
program progresses) 

o Renovations to Doolittle and Norton (as K-5) 
o Renovations to Highland 
o Renovations to the High School 
o Humiston and BOE Offices are TBD (possibly relocated into vacant Dodd) 

 
These two scenarios were further vetted by SLR with respect to the actual enrollment projections 
factored into the scenarios in lieu of the capacity figures.   This process, in addition to further discussions 
at the SMC Meeting on March 8th, resulted in the elimination of Scenario 1A by a unanimous vote based 
on the following: 

1. An oversized proposed elementary school with an enrollment forecast of 858 students, and 
2. The redistricting impact on roughly 40% of the elementary school population. 

 
Further debate introduced a new scenario (“Scenario 6”) as a variation of the original Scenario 1A. 
 
Scenario 2A was also refined with actual enrollment projections to include a K-5 elementary school in 
Phase 1 with the 515 projected enrollment; the corresponding redistricting plan impacted approximately 
15% of the elementary students. 
 
On March 11, 2021, a second meeting with OSCG&R was held to review the updated enrollment 
projections and current scenarios.  The State suggested the following: 
 

• Starting with a High School project would be a "hard no" given the enrollment projections 

• A 6-8 middle school with a projected enrollment of ~1200 is very large and not preferred; 900 
would be a recommended max. It was not ruled out by the State, but would require a further 
study to validate it as an option 

• A 400-700 enrollment for an elementary school is preferred; 850+ is too large 

• Any plan should provide ample, dedicated space for early childhood development, special 
education and/or behavioral health needs.  (This was stated multiple times and in many ways). 

• Do not rush an application and make sure to do your homework to provide a holistic plan. 
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As a result of these discussions, the final two scenarios considered by the SMC were as follows: 
 
 
Revised Scenario 2A 

• Phase 1 
o New 6-8 Middle School 
o New K-5 Elementary School to replace Chapman (potentially on the existing site, 

based on a test fit) 
o Existing Darcey building is taken offline and the existing Chapman is demolished 
o Redistricting to be addressed as required 

• Phases 2 and 3 (Note that the specific order of the following projects may be modified as the 
program progresses) 

o Renovations to Doolittle, Highland, and Norton (as K-5)* 
o Renovations to the High School* 
o Humiston and BOE Offices are TBD (possibly relocated into vacant Dodd) 

*(As future phases are planned, a study should be conducted to determine the actual 
construction sequence) 

 
Scenario 6 

• Phase 1 
o Two New K-6 Elementary Schools 

▪ (1) located at North end of Town and (1) located at South end of Town-possibly 
on the Norton site 

o Existing Darcey and Chapman buildings are taken offline 
o Norton is demolished (pending South end school location) 
o Redistricting to be addressed as required 

• Phases 2 and 3 (Note that the specific order of the following projects may be modified as the 
program progresses) 

o Renovations to Doolittle and Highland (as K-6)* 
o Renovations to Dodd Middle School* 
o Renovations to the High School* 
o Humiston and BOE Offices are TBD (possibly addressed as CIP) 

*(As future phases are planned, a study should be conducted to determine the actual 
construction sequence) 
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With these two scenarios now finalized, the SMC scored each of them based on the same criterion 
used previously.  The results of those scores are as follows for both the average and median scores of 
the committee members.  
 
 
  

Average Scores 

 
Figure 4-1 

 
 

Median Scores 
 

 
Figure 4-2 

 
 
At a meeting on March 17, 2021, a 9-3 majority of the SMC voted to recommend Scenario 6 as the best 
option for School Modernization. 
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b. Parcel Review 
 

Land parcels, both Town-owned and private, were preliminarily explored to determine adequacy to 
support a potential new elementary or middle school.  As a guideline, the state recommends that the 
minimal acreage for an elementary school to be 10 acres plus an additional acre for every 100 students.  
For a middle school, the suggested requirement is a site of 15 acres plus another acre for every 100 
students as the minimum standard site requirement.    
 
Initially, the Town of Cheshire provided Colliers with a list of town owned properties which could be 
considered for potential use while determining the location of a possible new elementary or middle 
school.  It was noted that these parcels were only recommendations and that they would be reviewed 
to determine their viability based on the acreage of the lot and if there were any known land use 
restrictions.    
 
From this list, the following four properties were identified as the most viable due to their acreage and 
location: 
 
Northwest – Casertano Property 
Northeast – Cheshire Park Property 
Southeast – Bartlem Park Property 
Southwest – Norton Site Property 
 
Once again, these properties would need to be studied further, yet the four properties meet the minimal 
acreage requirements and are viable parcels for potential construction activity. 
 

Colliers further expanded their search for properties that were privately owned to obtain a sense of 
what land may be available within the central Route 10 artery of the town.  This resulted in nine 
properties of which were evaluated to be potential viable lots.  The average cost per acre was 
determined to be approximately $53,000.00, with the initial assessment to be as follows: 
 
6-8 Middle School with 1,200 Enrollment (27 acres minimum)  

Estimated property purchase cost:  $1,426,839.00   
 

K-6 Elementary School with 700 maximum Enrollment (17 acres minimum)  
Estimated property purchase cost:  $898,380.00   

 

 
The final determination, following further discussion within the School Modernization Committee, was 
to allocate within the estimated budgets a potential purchase price for a new property at $1,200,000.00 
for a parcel adequate in size for an elementary school facility, and $1,700,000.00 for a potential piece 
of property that could accommodate a new middle school.  These costs, in turn, were projected within 
our updated scenarios to reflect the costs for any necessary land acquisition which had not previously 
been accounted for within our original budget projections.   
 
It should be noted at this time that no actual sites have been selected or proposed for a new school(s).  
Further detailed assessments will need to be conducted in order to determine the feasibility of any 
proposed site and to determine that it is suitable for such a project. 
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c. Steps/Phases 
 
Preliminary budgets were prepared for each scenario.  Colliers addressed this by developing estimated 
project budgets using a high and low cost range for the anticipated cost line items which would be 
incurred for these proposed new construction and/or renovation projects.  These costs were also 
predicated on the anticipated timing and overall project duration which would help to establish the time 
necessary for the significant components within the project schedule (i.e., architect and contractor 
selections, project design, local and state approvals, construction, close-out, etc.).    
 
The enrollment figures are used to establish the gross square footage for the new facility.  Factoring in 
the anticipated project costs (both “hard costs” for the building construction including escalation and 
the “soft costs” for the ancillary expenses such as furniture, fixtures and equipment (FF&E), fees and 
expenses, and contingencies associated with the project), and the anticipated high and low range of 
costs are then estimated. 
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An example of one such High-Low cost assessment is shown here for one of the proposed new 
elementary schools within the Scenario 6 study:   

 

 
Figure 4-3 
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d. Schedule 
 

As noted previously, the project schedule plays an instrumental role in determining the successful 
sequencing of the projects and ensuring that the projects are not only completed on time but also within 
budget.  Following the completion and final selection of a scenario, the next significant step is to confirm 
the site locations for the projects themselves and ensure that the sites are suitable for construction.  
Once the sites have been confirmed to be viable (through a site assessment and test fit by an 
architectural firm, in addition to geotechnical and hazardous material testing and reviews), the next 
significant step is to develop and approve the Educational Specifications and budget for the projects.   
 
As with any Grant Application to the State, the deadline for submittal is June 30.  Assuming that all 
required paperwork and approvals have been successfully submitted by the Town of Cheshire, the 
referendum date is another milestone for the projects and that is typically carried out in the beginning 
of November.   Assuming that the referendum is successful, the next step is to hire an architect to begin 
the design process and, following the public bidding of the projects, the construction would then 
commence.  
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An example of one such schedule, reflecting the major steps as outlined above is shown here for Phase 
1 of the proposed Scenario 6 option:     
 

 
Figure 4-4 
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e. Benefits to the community 
 

Ultimately, the objective of the SMC was to provide options to the Town Council and Board of Education 
which would encompass part or all of the following objectives: 

• Develop recommendations for modernizing the Cheshire Public Schools 

• Address the educational needs of the Town of Cheshire students 

• Upgrade the school facilities (which may include new construction, renovating existing facilities, 
and/or closing and repurposing facilities) 

• Encourage public use of the school facilities 

• Anticipate the needs of the growing school enrollment numbers 

• Address the increasing demand of the school services and operational costs of the aging 
school structures 

• Consider improved traffic patterns associated with the existing schools 

• Provide safe and accessible school facilities 

• Capitalize on the State’s financial grant reimbursements 

• Minimize redistricting of the student where possible 
 
 
Much of this was also echoed within the survey results, conducted by The Center for Research & Public 
Policy, Inc., an independent firm selected by the SMC Communications subcommittee, and attached 
within the Appendices, Section VIII, of this report.   
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V. FINANCIAL ANALYSIS – SCENARIO 6 
(RECOMMENDED) 

As the different scenarios and permutations of these options developed over the months of analyzing 
these educational assessments for the Town, it was critical that the potential estimated costs associated 
with each of these scenarios being discussed were determined to analyze and comprehend the 
financial impact to the Town of Cheshire and its residents.    
 
An initial factor incorporated into the project cost impacts is the State Construction Reimbursement 
Rate.  For the Town of Cheshire, these figures are 35.72% for any new school construction project and 
45.72% for any school renovation project.  These percentages are used to help calculate approximately 
what the state will reimburse the Town of Cheshire for any school project(s).  These figures do not 
account for certain ineligible costs on any project; however, it provides a reasonable assessment of 
what the state will reimburse a town for when calculating the final district share for a project.  
 
Additionally, when considering the eventual size requirements for any new school (or renovations to an 
existing), another component which OSCG&R relies on is their established Space Standard worksheet.  
This sheet calculates the recommended maximum size for a new or renovated school based on the 
proposed enrollment numbers and, subsequently, to what extent a town may qualify for financial 
reimbursement from the state.  This was discussed in further detail within Section III of this report.    
 
Another process in the financial assessment is to establish the Capital Improvement Projects (CIP) 
costs which are carried by the Town to address the yearly on-going maintenance costs associated with 
the numerous school facilities within the district.  Part of the financial review process is determining 
what, if any, of these potential costs could be alleviated if the work proposed within any of these 
scenarios were to proceed.  In other words, if a specific school were to undergo renovations within the 
next few years, the projected, or forecasted, costs to address any future maintenance items could be 
removed from the corresponding spreadsheet since these repairs would be addressed during any 
proposed renovation scope of work. 
 
As a reminder, the proposed scope of work and phasing for Scenario 6 is as follows: 
 
Scenario 6 

• Phase 1 
o Two New K-6 Elementary Schools 

• (1) located at North end of Town and (1) located at South end of Town-possibly 
on the Norton site 

o Existing Darcey and Chapman buildings are taken offline 
o Norton is demolished (pending South end school location) 
o Redistricting to be addressed as required 

• Phases 2 and 3 (Note that the specific order of the following projects may be modified as the 
program progresses) 

o Renovations to Doolittle and Highland (as K-6)* 
o Renovations to Dodd Middle School* 
o Renovations to the High School* 
o Humiston and BOE Offices are TBD (possibly addressed as CIP) 

*(As future phases are planned, a study should be conducted to determine the actual 
construction sequence) 
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The estimated probable costs impact on each phase and the schools within the scenario were 
established using the high and low gross square footage for the facility (based on the space standard 
from the state); the estimated high and low total budgets; as well as the estimated high and low district 
shares after factoring in the state reimbursements. 
 
The estimated phased financial overview for the SMC’s Scenario 6: 
 

 
Figure 5-1 

 
 
Following this exercise, the financial implications established by Colliers were then forwarded to the 
Town of Cheshire Finance Department for their assessment and establishment of the debt service 
summary and projected bond calculations to determine the estimated tax impact to the Town of 
Cheshire residents. 
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The Town of Cheshire Finance Department’s estimated Projected Bonds based on Scenario 6:  
 

 
Figure 5-2 

 
Projected Bonds based solely on Phase 1 of Scenario 6: 
 

 
Figure 5-3 
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The Town of Cheshire Finance Department’s estimated Debt Service Summary based on Scenario 6: 
 

 
Figure 5-4 

 
 



 

COLLIERS PROJECT LEADERS 

Debt Service Summary based solely on Phase 1 of Scenario 6: 
 

 
Figure 5-5 

 
 
 
Note that costs for Scenario 2A are reflected within Section VI of this report. 
 
 
 



 

COLLIERS PROJECT LEADERS 

As part of the impact of Scenario 6, the following maps by SLR reflect the existing school district 
attendance zones and one conceptual plan affecting approximately 18% of the elementary students: 
 

Existing School District Attendance Zones 
 

 
Figure 5-6 

 
 

Conceptual School District Attendance Zones (impact to 18%) 
 

       
Figure 5-7 



 

COLLIERS PROJECT LEADERS 

VI. FINANCIAL ANALYSIS – SCENARIO 2A 
(ALTERNATE) 

As a reminder, the proposed scope of work and phasing for Scenario 2A is as follows: 
 
Modified Scenario 2A 

• Phase 1 
o New 6-8 Middle School 
o New K-5 Elementary School to replace Chapman (potentially on the existing site, 

based on a test fit) 
o Existing Darcey building is taken offline and the existing Chapman is demolished 
o Redistricting to be addressed as required 

• Phases 2 and 3 (Note that the specific order of the following projects may be modified as the 
program progresses) 

o Renovations to Doolittle, Highland, and Norton (as K-5)* 
o Renovations to the High School* 
o Humiston and BOE Offices are TBD (possibly relocated into vacant Dodd) 

*(As future phases are planned, a study should be conducted to determine the actual 
construction sequence) 

 
The total estimated costs for Scenario 2A were also calculated.  As a reminder, the estimated probable 
costs impact on this phase and the schools within this scenario were also established using the high 
and low gross square footage for the facility (based on the space standard from the state); the estimated 
high and low total budgets; as well as the estimated high and low district shares after factoring in the 
state reimbursements. 
 
 
The estimated phased financial overview for the SMC’s Scenario 2A: 
 

 
Figure 6-1 

 
 



 

COLLIERS PROJECT LEADERS 

Following this exercise, the financial implications established by Colliers were then forwarded to the 
Town of Cheshire Finance Department for their assessment and establishment of the debt service 
summary and projected bond calculations to determine the estimated tax impact to the Town of 
Cheshire residents. 
 
The Town of Cheshire Finance Department’s estimated Projected Bonds based on Scenario 2A:  
 

 
Figure 6-2 

 
Projected Bonds based solely on Phase 1 of Scenario 2A: 
 

 
Figure 6-3 



 

COLLIERS PROJECT LEADERS 

The Town of Cheshire Finance Department’s estimated Debt Service Summary based on Scenario 2A: 
 

 
Figure 6-4 



 

COLLIERS PROJECT LEADERS 

Debt Service Summary based solely on Phase 1 of Scenario 2A: 
 

 
Figure 6-5 

 
 
 
Note that costs for SMC’s Scenario 6 are reflected within Section V of this report. 
 
 
 
 
 
 



 

COLLIERS PROJECT LEADERS 

As part of the impact of Scenario 2A, the following maps by SLR reflect the existing school district 
attendance zones and one conceptual plan affecting approximately 15% of the elementary students: 
 

Existing School District Attendance Zones 
 

 
Figure 6-6 

 
 

Conceptual School District Attendance Zones (impact to 15%) 
 

       
Figure 6-7 

 



 

COLLIERS PROJECT LEADERS 

VII. CONCLUSIONS AND RECOMMENDATIONS 

Following months of developing scenarios and further detailed discussions by the SMC to address their 
objective of providing a recommendation to the Cheshire Town Council and Board of Education, the 
SMC voted 9-3 at their meeting on March 17, 2021, in favor of recommending Scenario 6: 
 
 
Scenario 6 

• Phase 1 
o Two New K-6 Elementary Schools 

▪ (1) located at North end of Town and (1) located at South end of Town-possibly 
on the Norton site 

o Existing Darcey and Chapman schools are taken offline 
o Norton is demolished (pending South end school location) 
o Redistricting to be addressed as required 

• Phases 2 and 3 (Note that the specific order of the following projects may be modified as the 
program progresses) 

o Renovations to Doolittle and Highland (as K-6)* 
o Renovations to Dodd Middle School* 
o Renovations to the High School* 
o Humiston and BOE Offices are TBD (possibly addressed as CIP) 

*(As future phases are planned, a study should be conducted to determine the actual 
construction sequence) 

 
 
 
Comparison of Scenarios 

 

As detailed below, the School Modernization Committee considered several factors to compare the 
final two scenarios: 
 

• Redistricting impact between Scenario 6 (18%) and Scenario 2A (15%) are similar. 

• Estimated district share for the Phase I projects identified in each scenario differ by 

approximately $37M. Scenario 6: $72.5M (low), $87.4M (high); Scenario 2A: $103.3M (low), 

$124.5M (high). 

• The tax impact for an average taxpayer for the Phase 1 projects over the next five years differs 

by approximately $223 per household annually; Scenario 6: $540.59, Scenario 2A: $763.64. 

• Projected enrollment for the two (2) new elementary schools in Scenario 6 is within guidelines 

provided by the State of Connecticut Office of School Construction Grants & Review - 653 & 

669 projected enrollment; 400-700 is the recommended size.  

• Projected enrollment for the new middle school in Scenario 2A is beyond the guidelines 

provided by the State - 1174 projected enrollment; 900 is the recommended size; projected 

enrollment for the new elementary school in Scenario 2A is within the guidelines provided by 

the State - 515 projected enrollment; 400-700 is the recommended size. 

• Schools taken offline in both plans are similar which will allow the district to eliminate costly 

Capital Improvement Projects to several of the older school facilities. In Scenario 6, Darcey, 

Chapman, and Norton are taken offline. In Scenario 2A, Darcey, Chapman, and Dodd are taken 

offline. 



 

COLLIERS PROJECT LEADERS 

• As-is, the current elementary school enrollment is unbalanced which creates different learning 

environments at each of the elementary schools. Highland Elementary School (746 enrollment) 

is much larger than the other schools (320, 403 & 433 enrollment). In Scenario 6, the 8- year 

high projected enrollment at the elementary schools are closer to balanced (653, 669, 612 & 

780); In Scenario 2A, they remain unbalanced (515, 570 & 751).  

 

Based on this information, the School Modernization Committee voted 9-3 in favor of Scenario 6. 
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