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1. Executive Summary 

The South Kitsap School District Long Range Facility Planning Team was formed and commissioned by 

the South Kitsap School District January 2021.  The SK LRFP Team is comprised of Citizens of South Kitsap 

School District: Chair: Lee Fenton, Vice Chair: Rick Prentice, Secretary: Gerry Austin, and Team Members: 

Susan Whitford, Jeremy Kallstrom, Jennifer Haro, Matt Murphy, Lance Yohe, Steve Bonwich. 

The Mission of the South Kitsap School District Long Range Facility Planning Advisory Committee is to 

consider, develop and recommend priorities for the physical needs of the District; as well as considering 

and recommending Bond and Capital Levy Improvements.  The Scope of our work is to be summarized 

within the following framework:  5 years, 10 years, 25 years, 50 years. 

The Team has met consistently throughout 2021-2022 and has regularly reported to the School Board 

on our progress.  We gathered and reviewed extensive data including:  1) Site visits (including 

discussions with Principal and School Staff at each facility), 2) District Personnel input (regarding 

educational vision and condition of facilities), 3) Financial Analysis information, 4) Future growth and 

enrollment projections, and 5) Third party facility and building systems evaluations.  Our Team 

discussed, prioritized, and developed scenarios utilizing this data and information. The SK LRFP Team 

offers the following Recommendations for School Board Review. 

In summary, most facilities need Replacement or Major Modernization due to current conditions to 

improve aspects of safety, functionality, and educational effectiveness.  All K-12 facilities are eligible for 

OSPI construction assistance due to the building age and condition.  The newest facilities are 30 to 40 

years old (minimum) while most facilities are in the 50-to-60-year range (or more), all without major 

modernization history.  Our Team has prioritized educational facilities as top priority, with support 

facilities a close second.  Since most facilities have significant needs, our Team remains challenged to 

leave any facility out of our initial recommendation.  Building for growth has been considered but is not 

the top priority of this recommendation right now. 

Presently there is one available site for expansion, the 50-acre “Old Clifton Site” (on the west side of 

Hwy 16).  The sequence of rebuilding and modernizing District facilities may strategically utilize 

development of this site, for most effective sequencing of project construction and development.  Our 

Team is interested in retaining the status of our District as a “One High School” District.  We may, 

however, see growth in the future that will require a second High School due to increasing enrollment or 

other variables.  This should be factored into long term plans for development of this and other sites.  

There also should be considerations for consolidation of facilities or reorganization of support and 

educational facilities at these following sites:  EPO/Transportation and District Office, Orchard 

Heights/Discovery, and Cedar Heights. 

IN SUMMARY, WE RECOMMEND A COMPREHENSIVE APPROACH TO REBUILD/MODERNIZE ALL SK 

SCHOOLS AND SUPPORT FACILITIES 

 



March 2022 
 
South Kitsap School District 
Long Range Facility Planning Team Recommendation:  
REBUILDING SK SCHOOLS 

Page 3 of 52 
 

 

2. Assessment of All South Kitsap Facilities 

 

School Facilities: 

 

Summary 

7 of 16 Educational Facilities are in need of Replacement or Major Modernization.  This 

level of District Wide need is continued evidence of a long gap in the cycle of District 

Bonds being approved.  The last significant Bond that was approved dealt with 

expansion of the District by adding 3 new Elementary Schools in 1988. The District has 

failed 8 Bonds since.  Most if not all those bonds considered adding a second High School 

to the District.   

 
 Replacement: 

  Cedar Heights Middle School 

  South Colby Elementary School 

  Olalla Elementary School 

  Orchard Heights Elementary School 

  Discovery High School 

  Explorer High School 

 

 Major Modernization/Additions/Replacement: 

  South Kitsap High School 

 

 Medium Modernization: 

  Burley Glenwood Elementary School 

  Manchester Elementary School 

  East Port Orchard Elementary School 

  John Sedgwick Middle School 

  Marcus Whitman Middle School 

 

 Minor Modernization: 

  Sunnyslope Elementary School 

  Hidden Creek Elementary School 

  Mullenix Ridge Elementary School 

  Sidney Glen Elementary School 
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Support Facilities: 

 

Summary 

3 of 4 Support Facilities need Replacement.  This level of District Wide need is 

representative of Support Facilities being utilized way past their intended useful Facility  

life.  Also, the facilities being utilized as District Office and Food and Nutrition Services 

were not originally designed for their present use. 

 
 Replacement: 

  District Office 

  Transportation Facility 

  Food and Nutrition Services Facility 

 

 Minor Modernization: 

  Maintenance and Operations Facility 
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3. Consideration of New Facilities 

School Facilities: 

 

Summary 

New Facility Scenario Considerations for expansion are not the top priority of our team 

at this point.  Enrollment decline has our group still considering expansion facilities as a 

need, but more for the future, not the present.  However, there was discussion about 

adding capacity to replace portables at many District Facilities.  This may be 

implemented thru expansion of District wide capacity by building replacement projects 

slated larger than presently allocated for occupancy.   

 

Another new facility rose to the top of our discussions, which would expand on CTE 

programs at the present South Kitsap High School, with an environmental/maritime or 

possibly aviation focus.  This facility is termed South Kitsap HS Extension or “Pathways” 

Building.  Our Team feels this facility could be a stand-alone addition to SKHS, potentially 

on a different nearby site.  Students at this facility would be part of the SKHS enrollment.  

This facility may also be cojoined with Discovery and Explorer programs as they are 

slated for replacement. 

 

School Facilities: 
 South Kitsap HS Extension (or “Pathways”) Building 

 Growth Elementary School 

 Alternative Build Facilities:  

  K-8 School 

  6-12 School 

 2nd High School 
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4. South Kitsap Facility Improvement Priorities 

 

Summary 

School Facilities were identified (unanimously) as the Highest Priority.  Support Facilities 

were identified as a secondary priority.  The top priority projects are listed below, 

roughly in order of importance/priority.  Approach to development of these priority 

projects is another important decision.  An initial approach is laid out below. 

 

School Facilities 
1. Cedar Heights Replacement 

2. South Colby Elementary School Replacement 

3. Olalla Elementary School Replacement 

4. South Kitsap High School Modernization/Expansion/Replacement.  Including New 

Extension “Pathways” Facility 

5. Explorer Academy and Discovery School Building Replacement 

6. Orchard Heights Elementary School Replacement 

7. District Wide HVAC Improvements 

8. District Wide Site Circulation (Parking and Arrival) Improvements 

9. District Wide Safety and Security Improvements 

10. District Wide Technology Improvements 

 

Support Facilities 
11. District Office Replacement 

12. Food and Nutrition Services Replacement 

13. Transportation Building Replacement 

 

Approach 

The Team also discussed various approaches to moving forward.  There was a slight 

preference to moving forward with a “Big First Step” vs a “Small First Step”, however no 

clear priority was determined, and our Team felt this discussion needs broader input 

from District Leadership and the School Board.  It is the opinion of our Team that if such 

a “Big First Step” is considered, there may be required adjustments to EPO Levy sums 

presently being collected, or planned in the near future. 

 

Our Team did feel quite strongly that time for discussion, Community input, and better 

definition and refinement of the projects would be a necessary step for success of such 

a large potential ask of our South Kitsap Community.  This may include expert 

consulting for design development, cost estimating as well as marketing a plan within 

the Community. 
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5. Stage One Scenario: RECOMMENDED- Impact All Facilities (First 30 Years) 
 

Summary 

The Team feels that identifying all the sites throughout the District in the first wave of 

improvements would be an ideal approach.  This leaves no project left behind.  We feel 

that this will be costly for an overall bill but would be a preferable approach to not 

considering some projects initially (since it has been so long since improvements have 

been made).  A “Big First Step” all-inclusive Bond should be delayed until 2023 at the 

earliest so that necessary due diligence planning, and feasibility steps can be taken. 

 

Additionally, in the meantime (if it is critical to continue the levy tax base moving 

forward), the District could reinvest in the Capital Levy Model for 1 year as an extension 

of the existing Capital Levy, with a focus on Technology, (specifically 1 to 1 device for 

each student).  This would time nicely with the Bond delay to 2023 and would give time 

for the District to adequately pre-plan the projects proposed in the Bond (as noted above 

in Priority of Approach).  

 

**DISCLAIMER** 

The following cost summaries utilize cost modeling derived from OSPI averages per 

APPENDIX 1.  They are not accurate cost estimates and should not be relied upon for 

anticipated project development or construction costs.  We have utilized this tool to 

wrap are arms around to the broad magnitude of the proposed projects only. 
 

1. OPTION A: 1 Year Tech Levy Then Big Bond 

 

a. One Year Capital Levy in November 2022 for $5 Million: 

 $5 Million for Technology Improvements (or critical improvements?) 

  

b. Thirty Year Bond in Feb-Nov 2023 for $447 Million, $532 Mill Tot Project with State 

Match: 

 $81 Million for Cedar Heights Middle School Replacement at Old Clifton Site 

  +$12-13 Million State Matching Funds: $93 Million 

 

 $45 Million for South Colby Elementary School Replacement at Existing Site 

  +$4-5 Million State Matching Funds: $49 Million Total Project Cost 

 

 $42 Million for Olalla Elem Sch Repl at Exist Site (Poss K-8, or combine w/ BG?) 

  +$7 Million State Matching Funds: $49 Million Total Project Cost 
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 $128 Million for Full Mod/Add/Replacement of SKHS at Exist Site 

  +$44-45 Million State Matching Funds: $172 Million Total Project Cost 

 

 $34 Million for Pathways/Discovery/Explorer/District Office Expansion and  

  Replacement at Cedar Site (or EPO Site?) 

  +$6-7 Million State Matching Funds: $40 Million Total Project Cost 

 

 $46 Million for Orchard Heights Elementary School Replacement at Exist Site 

  +$12-13 Million State Matching Funds: $58 Million Total Project Cost 

 

 $27 Million for Transportation/Food Service Facility Replacement at Orchard  

  Heights Site (or Cedar Site?) 

 

 $44 Million for Miscellaneous upgrades (Primarily HVAC) at the following sites: 

  Burley Glenwood Elementary School 

  Manchester Elementary School 

  East Port Orchard Elementary School 

  Orchard Heights Elementary School 

  Sidney Glen Elementary School 

  Mullenix Ridge Elementary School 

  Hidden Creek Elementary School 

  Sunnyslope Elementary School 

  John Sedgwick Middle School 

  Marcus Whitman Middle School 

  Other District Wide Improvements 

 

METRICS:  

 1 Year Tech Levy (2023): $.46/thousand 

 30 Year Capital Bond (2024-2049): $1.70/thousand 
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6. Stage Two Scenarios ( 30-50 Years from Now) 

 

Summary 

The Team feels that planning for a future step 30 years out is almost impossible, due to 

so many factors that would affect such a plan.  However, to complete the task given to 

us, we promote a secondary future step that would either: 

 1) address growth needs, or  

 2) continue to address rebuilding…. or most likely some combination of both. 

 

**DISCLAIMER** 

The following cost summaries utilize cost modeling derived from OSPI averages per 

APPENDIX 1.  They are not accurate cost estimates and should not be relied upon for 

anticipated project development or construction costs.  We have utilized this tool to 

wrap are arms around to the broad magnitude of the proposed projects only. 

 
       OPTION A: Future Replacement Bond: GROWTH Option 

 
Thirty Year Capital Bond in February 2050-2053 for $670 Million: 

 $20 Million Property Purchase for Future/Now Expansion or Growth 

 $350 Million for New 2nd Comprehensive High School at Old Clifton (or   

  Undetermined Site) 

 $100 Million for Growth Elementary at Old Clifton (or Undetermined Site) 

 $100 Million for Elementary Replacement at Burley Glenwood Site 

 $100 Million for Additional Modernization Improvement Projects District Wide 

 

METRICS:  

 25 Year Capital Bond (2050-2075): $???/thousand 

 

OPTION B: Future Replacement Bond: REBUILD Option  

Thirty Year Capital Bond in February 2050-2053 for $780 Million: 

 $100 Million for Elementary Replacement at EPO Site 

 $100 Million for Elementary Replacement at Manchester Site 

 $100 Million for Elementary Replacement at Sunnyslope Site 

 $180 Million for Elementary Modernization at:  

  Hidden Creek Site 

  Mullenix Ridge Site 

  Sidney Glen Site 

 $200 Million for Middle School Modernization at: 
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  John Sedgwick Site 

  Marcus Whitman Site 

 $100 Million for Additional Modernization Improvement Projects District Wide 

 

METRICS:  

 25 Year Capital Bond (2050-2075): $???/thousand 
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7. FINANCIAL MODEL of OPTIONS A-D 

 

Summary 

The following financial metrics are just a broad guesstimate of what the actual tax sum 

may be for the recommended and optional scenarios.  None of them have been 

accurately calculated, they are just broad-brush attempts to give comparative long term 

views of potential tax implications.  There also are suggested EPO adjustments that may 

not be the desire of the School District moving forward, but we feel as a Team are 

worthy of consideration to better balance the tax bill towards facilities in the future. 
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8. TIMELINE for PRE-BOND DEVELOPMENT 

Summary 

The Team feels there is a very important sequence of necessary due-diligence steps prior 

to endeavoring in to such a potential large Bond in the Community.  Included in this 

process would be a robust level of Community input and participation.  Also, more 

detailed visioning and programming of educational  spaces and needs for each facility 

would need to occur.  Likely, a group of planning professionals should be brought on 

board to assist the School District in advancing the models we are proposing.  There also 

would be necessary concept development, feasibility studies, and cost estimating to 

assure the Community of the intended scope and costs ahead.  Once this is done, the 

important step of public outreach and marketing such a large plan would be vital to 

success, in our opinion.  Below is a simple diagram of these potential steps in a timeline 

leading up to the Levy and Bond timeframe windows. 
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APPENDIX  1 

 

 

Average Cost of School Construction in Washington State  from OSPI 

 

  New Construction (2021 State Avg costs vary between $418-$472/SF) 

  $450/SF Hard Costs assumption (Construction) 

  40% Soft Costs (Project Development) 

  $630/SF 

  Modernization (2021 State Avg costs vary between $267-$472/SF) 

  $370/SF Hard Costs assumption (Construction) 

  40% Soft Costs (Project Development) 

  $518/SF 

  2022 SKSD State Funding Allowance: $247/sf x 57.11% x 1.12 = $158/SF 

  158/630 = 25% 

  158/518 = 30% 
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 APPENDIX 2 

 

Project Cost Models for 2023 Bond      

 

Urgent HVAC/Site/Building Improvements at: 

Burley Glenwood Elementary School        $1,600,000 

Manchester Elementary School         $1,200,000 

East Port Orchard Elementary School        $   900,000 

Orchard Heights Elementary School        $3,000,000 

Sidney Glen Elementary School          $   600,000 

Mullenix Ridge Elementary School         $   500,000 

Hidden Creek Elementary School         $   500,000 

Sunnyslope Elementary School          $   800,000 

John Sedgwick Middle School          $3,100,000 

Marcus Whitman Middle School          $3,100,000 

Other District Wide Improvements       $10,000,000 

 

Subtotal                       $25,300,000 

Soft Costs x .40                                    $10,120,000 

                           $35,420,000 

 2022 Escalation     x1.05 

 2023 Escalation     x1.05 

 2024 Escalation     x1.05 

 2025 Escalation     x1.05      $43,053,231 

 Total             $44,000,000 

 

 

 

         Cedar Heights Middle School Replacement (Assume 125,000 SF) 

 Total Area:                                                   $630/SF x 125,000 SF = $78,750,000 

 Less Matchable Area:                                      -($158/SF x 80,000 SF = $12,640,000) 

    Subtotal                                                               $66,110,000 

 2022 Escalation     x1.05 

 2023 Escalation     x1.05 

 2024 Escalation     x1.05 

 2025 Escalation     x1.05      $80,357,118 

 Total             $81,000,000 



March 2022 
 
South Kitsap School District 
Long Range Facility Planning Team Recommendation:  
REBUILDING SK SCHOOLS 

Page 16 of 52 
 

          

         South Colby Elementary School Replacement (Assume 65,000 SF) 

 Total Area:                                                   $630/SF x  65,000 SF = $40,950,000 

 Less Matchable Area:                                      -($158/SF x 30,000 SF = $4,740,000) 

    Subtotal                                                             $36,210,000 

 2022 Escalation     x1.05 

 2023 Escalation     x1.05 

 2024 Escalation     x1.05 

 2025 Escalation     x1.05      $44,013,481 

 Total             $45,000,000 

 

 

         Olalla Elementary School Replacement (Assume 65,000 SF) 

 Total Area:                                                   $630/SF x  65,000 SF = $40,950,000 

 Less Matchable Area:                                      -($158/SF x 44,000 SF = $6,952,000) 

    Subtotal                                                             $33,998,000 

 2022 Escalation     x1.05 

 2023 Escalation     x1.05 

 2024 Escalation     x1.05 

 2025 Escalation     x1.05      $41,324,782 

 Total             $42,000,000 

 

 

        South Kitsap High School Addition/Modernization/Replacement (Assume 280,000 SF) 

 Total Area MOD:                                   $518/SF x 245,000 SF = $126,910,000 

 Total Area ADD/REPLACE:                         $630/SF x 35,000 SF = $22,050,000 

 Less Matchable Area:                                     -($158/SF x 280,000 SF = $44,240,000) 

    Subtotal                                                             $104,720,000 

 2022 Escalation     x1.05 

 2023 Escalation     x1.05 

 2024 Escalation     x1.05 

 2025 Escalation     x1.05    $127,287,814 

 Total           $128,000,000 

 

 

        New Pathways HS incl Discovery and Explorer, with Dist Office  (Assume 55,000 SF) 

 Pathways HS 25,000 SF 

 Discovery HS: 12,000 SF 

 Explorer Academy: 8,000 SF 

 District Office: 10,000 SF 

 

 Total Non-Matchable New Area:          $630/SF  x   10,000 SF = $6,300,000 
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 Total Matchable New Area:          $630/SF  x   45,000 SF = $28,350,000 

  

 Less Matchable Area:                                           -($158/SF x 45,000 SF = $7,110,000) 

    Subtotal                                                                $27,540,000 

 2022 Escalation     x1.05 

 2023 Escalation     x1.05 

 2024 Escalation     x1.05 

 2025 Escalation     x1.05      $33,475,042 

 Total             $34,000,000 

 

       Orchard Heights Elementary School Replacement (Assume 80,000 SF) 

 Total Area:                                                    $630/SF x  80,000 SF = $50,400,000 

 Less Matchable Area:                                      -($158/SF x 80,000 SF = $12,640,000) 

    Subtotal                                                             $37,760,000 

 2022 Escalation     x1.05 

 2023 Escalation     x1.05 

 2024 Escalation     x1.05 

 2025 Escalation     x1.05      $45,897,516 

 Total             $46,000,000 

 

        Transportation/Food Service Facility (Assume 35,000 SF) 

 Total Area:                                                    $630/SF x  35,000 SF = $22,050,000 

    Subtotal                                                              $22,050,000 

 2022 Escalation     x1.05 

 2023 Escalation     x1.05 

 2024 Escalation     x1.05 

 2025 Escalation     x1.05      $26,801,912 

 Total             $27,000,000 

 

*For Scenario A, Escalation assumes approval of next Levy in Nov 2022, and Bond in 2023. 

 

*For Alternative Scenario Options, additional escalation applied at 5% per year. 

 

*For Future Bonds in 2050-2053, the escalation factor is 4%/year compounded. 

 

*Bond/Levy Rates are guesses/estimates based on past presentations from: 

 

 Jennifer Farmer, SKSD Asst Supt, on current Levy Rates and planning calcs  

  (See Appendix 3) 

 Trevor Carlson, Piper Sandler, on 2021 20 year Bond Rates calcs.  

  (See Appendix 4) 
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 APPENDIX 3 

ALTERNATIVE Scenarios- OTHER CONSIDERATIONS: (First 30 Years) 
 

OPTION B: 2 yr Levy then Med-Big Bond 

 

a. Two Year Capital Levy in November 2022 for $27 Million: 

 $4 Million for Technology Improvements 

 $23 Million for Urgent HVAC/Site/Building Improvements at: 

  Burley Glenwood Elementary School 

  Manchester Elementary School 

  East Port Orchard Elementary School 

  Orchard Heights Elementary School 

  Sidney Glen Elementary School 

  Mullenix Ridge Elementary School 

  Hidden Creek Elementary School 

  Sunnyslope Elementary School 

  John Sedgwick Middle School 

  Marcus Whitman Middle School 

 

b. Twenty Five Year Capital Bond in February 2025 for $360 Million: 

 $93 Million for Cedar Heights Middle School Replacement at Old Clifton Site 

 $53 Million for South Colby Elementary School Replacement at Existing Site 

 $50 Million for Olalla Elementary School Replacement at Existing Site (Poss K-8) 

 $138 Million for Full Modernization/Addition/Replacement of South Kitsap High    

  School at Existing Site 

 $26 Million for Pathways Expansion (Incl Discovery and Explorer) of South Kitsap 

  High School at Cedar Site 

 

METRICS:  

 2 Year Levy (2023-2024): $1.23/thousand 

25 year Capital Bond (2025-2050): $1.40/thousand 

 

 

OPTION C: Small Bond, then 4 yr Levy, then Medium Bond 

 

a. Twenty Year Capital Bond in November 2022 for $127 Million: 

 $81 Million for Cedar Heights Middle School Replacement 

 $46 Million for South Colby Elementary School Replacement 

b. Four Year Capital Levy in February 2025 for $40 Million: 

 $5 Million for Technology Improvements 
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 $35 Million for Urgent HVAC/Site/Building Improvements at: 

  Burley Glenwood Elementary School 

  Manchester Elementary School 

  East Port Orchard Elementary School 

  Orchard Heights Elementary School 

  Sidney Glen Elementary School 

  Mullenix Ridge Elementary School 

  Hidden Creek Elementary School 

  Sunnyslope Elementary School 

  John Sedgwick Middle School 

  Marcus Whitman Middle School 

 

c. Twenty Year Capital Bond in February 2029 for $248 Million 

 $58 Million for Olalla Elementary School Replacement at Existing Site (Poss K-8) 

 $160 Million for Full Modernization/Addition/Replacement of South Kitsap High    

  School at Existing Site 

 $30 Million for Pathways Expansion of South Kitsap High School at Cedar Site 

 

METRICS:  

20 Year Capital Bond (2023-2043): $.54/thousand 

4 Year Capital Levy (2025-2028): $1.10/thousand  

20 Year Capital Bond (2029-2049): $1.10/thousand  

 

OPTION D: 2 yr Levy OR Med-Big Bond 

 

a. Two Year Capital Levy in November 2022 for $27 Million: 

 $4 Million for Technology Improvements 

 $23 Million for Urgent HVAC/Site/Building Improvements at: 

  Burley Glenwood Elementary School 

  Manchester Elementary School 

  East Port Orchard Elementary School 

  Orchard Heights Elementary School 

  Sidney Glen Elementary School 

  Mullenix Ridge Elementary School 

  Hidden Creek Elementary School 

  Sunnyslope Elementary School 

  John Sedgwick Middle School 

  Marcus Whitman Middle School 
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b. Thirty Year Capital Bond in November 2022 for $338 Million: 

 $4 Million for Technology Improvements 

 

 $23 Million for Urgent HVAC/Site/Building Improvements at: 

  Burley Glenwood Elementary School 

  Manchester Elementary School 

  East Port Orchard Elementary School 

  Orchard Heights Elementary School 

  Sidney Glen Elementary School 

  Mullenix Ridge Elementary School 

  Hidden Creek Elementary School 

  Sunnyslope Elementary School 

  John Sedgwick Middle School 

  Marcus Whitman Middle School 

 

 $81 Million for Cedar Heights Middle School Replacement at Old Clifton Site 

 $46 Million for South Colby Elementary School Replacement at Existing Site 

 $43 Million for Olalla Elementary School Replacement at Existing Site (Poss K-8) 

 $119 Million for Full Modernization/Addition/Replacement of South Kitsap High    

  School at Existing Site 

 $22 Million for Pathways/Discovery/Explorer Expansion of South Kitsap High  

  School at Cedar Site 

 

METRICS:  

2 Year Levy (2023-2024): $1.23/thousand 

30 Year Capital Bond (2025-2050): $1.30/thousand 
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