
Breaking New Ground:
Creating a new campus for modern-day 
learning and community sustainability 



What we’ll 
cover today:

District overview and current state of our current 
Middle and High School building

Share the steps that led us to where we are today

Review project timeline, key milestones, and next 
steps 

Review state ed financing rules, project costs, 
taxpayer impacts, and the Board’s tax impact 
reduction strategy

Q & A
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District 
Overview 

& 
 

Current State of 
the Building



District Overview  

1001 students total district wide

Serving 20 towns– 909 from  7 member 
towns: Barnard, Bridgewater, Killington, 
Plymouth, Pomfret, Reading and Woodstock 
and 92 tuition students from 13 “School 
Choice” communities. 

25% of district students identify as 
economically disadvantaged. 

4 Elementary Schools, 1 5/6 grade school &      
1 combined Middle and High School. 

Enrollment forecasted to increase by 120+ 
students by 2030 (NESDEC). 

 



Current FY24 
Tuition =  
~$2M in Local 
Revenue



Second worst high school facility 
condition in VT.

Broken HVAC in need of replacement. 

At risk of complete system failure. 

Would not pass many building codes. 

Where we stand with 
our school



“The classrooms are so hot and 
stuffy that I feel tired all day and it is 
hard to concentrate.”
— Student

“I love my teachers and classmates, 
but I feel sad when I am in that 
building and I just want to get home.”
— Student

“The building is the biggest barrier 
our faculty faces when teaching our 
students.”
— Faculty Member

Middle school & 
high school are 
hard enough. 
The building 
shouldn’t make 
things worse. 



Steps Taken To Date 
 



Our Ongoing Work To Understand and Address The Situation

2017 2018 2019

$150,000 in funding secured 
for the preparation of facility 

analysis and master planning. 
Lavallee Brensinger Architects 

selected for 21st Century 
School Master Plan

Architectural options 
developed/presented. 

Secured $200,000 in private 
funding for planning work 

Configuration Committee 
tasked with evaluating the 

financial feasibility of the new 
building

Buildings and Grounds 
Committee authorizes a 
group of board, staff and 
community members to 

evaluate the facility.

Woodstock EDC funding 
used to hire part time 
fundraising manager 

Board implements new build 
tax impact policy 

District voters approved 
$1.65 M needed for new school 

detailed design permitting 
and construction manager. 

Baseline Facility Study, 
Visioning Workshops, 

Project Goals Established 

Schematic design completed 
along with detailed project 

costing at ~$73.5 M; NESDEC 
Enrollment Study Completed: 

120+ students projected by 
2030

  2016   2017   2018   2019

  2021   2022   2023

PC Construction hired as 
Construction Manager 

Joint team completes costing 
and value engineering

Board votes to put bond on 
March 2024 ballot

  2024
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Existing: 
Renovation Only

Evaluation Criteria/Option Comparison:

Option 1: 
Existing and Additions

Option 2: 
New Build  

=

Learning Environment:     1.0
Sustainability:     1.6
Site Organization:            2.0
Community Connected: 1.8
Project Cost/Value:         1.0
Total score          1.5 

Does not meet 
project goals!

 

Learning Environment:     4.0
Sustainability:     3.9
Site Organization:                       3.9
Community Connected:            4.0
Project Cost/Value:           3.8

Learning Environment:     3.0
Sustainability:     2.6
Site Organization:            3.2
Community Connected: 2.8
Project Cost/Value:         1.6

Only meets some of the 
project goals.  

Meets all of the 
project goals. 

Master Plan

Total score          2.6 Total score        3.9 

Cost $$$$ Cost $$$  Cost $$ 



Lessons from 
the Option 
Comparison

o Pursuing a “Renovation only” approach to the facility
requires significant cost without addressing most of the
solutions needed. It does not meet modern
educational or efficiency standards, does not extend
the life of the Facility and is not a good dollar value

o Option 1, which includes extensive renovations and
additions, improves many aspects of the school, both
for education (learning and teaching) and improved
functionality. The plan is inherently inefficient to
improve its outcomes and does not offer full value -
costing more and than a new facility with inferior results.

o Option 2, a new school that optimizes the site and river, 
has southern orientation and a compact footprint that 
allows more field space. It achieves all the Master Plan 
goals, is easy and less disruptive to build, offers the 
best long-term value, and creates an accessible, flexible 
learning environment.



Future- 
proofing our 
school, while 
becoming 
more efficient, 
flexible, and 
practical 
means 
building new. 



Less than 2 miles from 
Woodstock village 

40+ acre site fronting 
the Ottauquechee River Mountain Views in 

3 directions 



Athletics with 2 Gyms 
and Fitness Spaces

Middle School, Art and 
Language Teams

High School STEM 
and Humanities

Central Student 
Learning Commons

Performing Arts 
and Theater



     Next Steps &   
  Project Timeline

 



Timeline of Next steps 

January 2024 – Final costing 
presented to voters

March 5, 2024 – Voter approval of the 
bonds for the construction of a new 
school

Early 2025 – Break ground on new 
school

August 2026 – New school opens

August 2027 - New Jim McLaughlin 
field opens on the site of the old school 
following demolition and seeding 



Project Financials

● Vermont Education Finance Rules  

● Tax Impact Reduction Strategy

● Final Project Cost 

● Projected Tax Impacts





● Containing Cost:  “Value engineering” used to save $16.5M pre-bond through 
size/scope reductions, materials substitutions, and other cost savings measures 
 

● Time: Use bond anticipation notes (BAN) to delay repayment until the summer of 
2027, giving taxpayers 3.5 years before any impact to their education property taxes 

● Cap: The Board has set a project tax cap of 16% for non-income sensitized taxpayers

● Terms: The Vermont Bond Bank quoted 3.75% in 2023.  In discussions with the USDA 
for funding with lower interest rate.  Both the USDA and the bond bank offer 40-year 
terms 

● Fundraising: $3.5 million in private funds pledged to date to offset tax impacts, 
conditioned on the bond passing i.e. we lose this money without a new building 
project.  Commitment by the district to continue fundraising + continued investments  

● Enrollment: Retention and gain. Each student enrolled in the district reduces the 
annual amount required to be raised from taxpayers by about $20,000

New Build Tax Impact Reduction Strategy   



Excellent solar and 
geothermal potential. 

Outdoor classrooms 
spaces and gardens

An efficient footprint 
that follows the river 

and faces the sun.



VE Items - Grounds & Fields

• Grass field instead of turf 
($800k)

• Basic baseball field 
($700k)

• Remove parking islands,  
50% of trees from plan 
($300k)

• Revise walkways, remove 
outdoor seating walls and 
adjust landscaping      
($900k)



VE Items – HVAC Systems and Equipment

• Change to 50/50% 
geothermal & heat pump  
($4M)

• Eliminate rooftop sheds 
and penthouses, pitch roof             
($1.5M)

• Basic theater sound and 
lighting                      
($550k)



VE Items – Building Design & Size
• Reduce interior glass by 

25%, some window 
treatments & cabinetry                                
($600k)

• Use less costly materials for 
certain flooring, ceiling 
tiles and walls                     
($1.5M)

• Right-sized greenhouse 
design/materials             
($2M)

• Eliminate flex spaces, cut 
half (5,800 sq ft) of NW 
learning pod             
($1.9M)
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Project Costing & Value Engineering
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Soft Costs & Project Total



Final project costing is $99 
million for all costs 
associated with the new 
school plus contingencies. 

● Escalation from the 2021 
estimate of $73.4M is largely 
the result of 15%-19% inflation 
associated with pandemic-era 
labor shortages and supply 
chain issues.

● $99M divided by 158,000 sq ft 
results in a square foot price of 
$627 sq ft. 



As adopted by the State Board of Education on December 20, 2023

$99M ($627/sq ft) is Within the New State Standards 

Project maximum is
$656/sq ft



 TruexCullens submitted to the BOE the following data for current and recent school 
projects in Vermont.  These projects' square foot pricing in 2023 dollars ranges from $633 to 
$726/square foot without FF&E. 

• Burlington High School (current): $209M/225,000 SF = $836/SF

• Danville Schools K-12 (2021): $76M /120,000 SF = $633/SF

• Allen Brook School K-12 (2022): $51M/78,500 SF = $651/SF 

• Central Vermont Career Tech Center (2021) $101.7M/140,000 SF = $727/SF 

• Milton Elementary K-8 (current): $158.2M /225,000 SF = $721/SF

$99M ($627/sq ft) is Under the Going Rate of School Projects 



Base Case: No Additional Fundraising, Flat Enrollment 



Better Case: $1M in + Fundraising by 2027; +5 Students/Year 



Best Case: +$1.5M Fundraising by 2027; +10 Students/Year 



Do Nothing:  Loss of $3.5M Committed Fundraising; 
$1.6M/Year in fixes/10 Years ; -10 Students/Year 



Building a new school is…

● A high value community investment we must make
● Allowing students to fully access their education
● Reducing on-going operating costs
● Facilitating greater community use and engagement with 

the school 
● A move towards improving safety, security and health
● Ensuring the long term sustainability of our communities
● Celebrating Vermont values



Q&A



Vote on Town Meeting Day - March 5, 2024

  



Appendix





Timeline to school opening 

December 2023 – Final costing 
expected.

March 5, 2024 – Voter approval of the 
bonds for the construction of a new 
school. 

Early 2025 – Break ground on new 
school.  

August 2026 – New school opens. 
CONSTRUCTION 

BOND
PRIVATE 

FUNDRAISING
STATE 

SUPPORT 

Paying For a New School  



● The article for the school bond will be on the school ballot for local residents 
to vote on at Town Meeting Day, March 5, 2024. 

● If the bond passes, it will result in an increase to homestead property owners’ 
education taxes within the district’s seven member towns starting in FY28, 
when the debt service begins and is added to the school district’s budget. 

● This assessment will not directly impact local businesses’ or second home 
owners’ property tax rates because the non-homestead rate is set at a 
uniform level statewide.  However, to help pay for the bond, the school district 
will receive a larger allocation of these and other revenues from the state 
Education Fund. 

● Homestead property owners making less than $128,000 receive income 
sensitivity credits up to $8,000 each year to offset their property taxes due.  
Any available credit amounts will reduce the additional amount owed as a 
result of the bond. 

Paying For a New School  



The Cost of Waiting  

● The longer we wait the more expensive the project will become to taxpayers. 
At 5% annual escalation, one year of delay would result in additional project costs 
of $5 million.   

● Until the new building is ready, the district must continue making emergency 
repairs to the failing building. Because these unplanned “band aid” fixes would not 
be part of a long term repayment like the bond for a new school, they will cause 
spikes to the local tax rate- a poor investment with no “upside”.

● These fixes will increasingly disrupt teaching and learning, making it more difficult 
to retain and attract students, raising taxes further as a result of increasing per 
pupil spend as a result of attrition.  

● Like the 2021 heating system outage, several of the known issues have increasing 
potential to result in a building system failure that would displace students from 
the building and require expensive temporary classrooms.  This would be to the 
detriment of our children and at a premium to taxpayers.
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Project Timeline





Our architect and educational space planning team have experience 
on similar projects

Oyster River Middle School: 155,000 SF Sanford High School: 330,000 SF 

Morse High School: 165,000 SF Salem High School: 365,000 SF 


