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INTRODUCTION
BACKGROUND INFORMATION

TBA Architects was engaged by the City of Framingham to review 
the following with respect to the Hemenway Elementary School, 
located at 55 Water Street, and a potential new building site, 85 
Bethany Road:

• provide an existing conditions analysis based on available 
documents and non-invasive observation

• review program needs and capacity issues of the existing 
school

• provide an existing utilization study per MSBA area and 
quantity standards

• develop conceptual layout for potential renovation of existing 
building and new construction at both sites

This analysis is intented to facilitate Framingham Public Schools’ 
ability to plan for required facility maintenance and  upgrades, as well 
as projected increases in school enrollment.  

DESCRIPTION OF SCOPE
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EXECUTIVE SUMMARY

Initially asked to study the expansion or replacement of the 
existing Hemenway Elementary School, this pre-feasibility study 
delved into the existing building and site but expanded to looking at 
options for the existing site and a new site. Ultimately the study scope 
expanded to include looking at two buildings on two sites in various 
combinations. 

Elementary School and/or a new early childhood school.
a. Grades K-5 school 
b. Grades 1-5 school
c. Grades Pre-K to K school

2. Sites
a. 729 Water Street – Existing Hemenway School Site
b. 77 Bethany Road – Currently owned by the Sisters of St. 

Joseph

There are three components to this study: 1) Existing conditions 
for site and buildings at each site; 2) Program of the existing school 

Both sites were studied by an archaeologist, civil, geotechnical, and 
environmental engineers; all of their reports are incorporated into 
the discussion of each site and option as well as in the appendix in 
their entirety. The existing building was analyzed by architectural, 
mechanical, electrical, plumbing, and structural engineers. The analysis 
is presented in the Uniformat system and included in the discussion 
and conceptual estimates.

school district and the City to make the next step in improving the 
Framingham Public Schools. The selected option and supporting 
information in this report can be used in a Statement of Intent 
submission to the Massachusetts School Building Authority’s grant 
program for new construction and/or begin developing a locally 
supported and funded project. This study also conceptualizes a 
potential multiyear phased implementation of two new buildings and 
one new or renovated building to provide an improved elementary 
school and early childhood schools that could potentially ease 
demand on schools across the district.
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HEMENWAY SCHOOL AND SITE
The current Hemenway school serves children from Kindergarten 

through 5th grade. This population is expected to grow, necessitating 
the need to consider serve an enrollment of 675 students, where 
the current Hemenway school serves 550 to 580. Built in 1961, the 
Hemenway Elementary School is a well-preserved example of a 
modernist school building with all the hallmarks of this typology 

expressive of its program. On the whole, the building is in fair 
condition and the “bones” are good and would be serviceable for 
many years to come as part of a major renovation. However, many of 
the systems and components of the building are either at the end of 

renovation. 

Further discussion in the report will show that the school is 
about 2/3rds the size needed for the current enrollment and larger 
than a building of this type without sprinklers would be allowed by 
current code. The constraints on the site in conjunction with the 

for continued use is one of the most environmentally responsible 
things we can do. With some small additions, the existing building can 
be sized to accommodate a 350 student early childhood school that 
retains much of the existing structure and site.

BETHANY ROAD SITE

of the City at 77 Bethany Rd. The site is owned by the Sisters of St. 
Joseph who have provided site plans indicating a potential subdivision 
of their 73.4 acre site with a parcel of up to 31.1. There is currently a 
barn area and residential building on the north side of the property at 
the bottom of the slope and an existing leveled area where an existing 
building was demolished at the top of the slope on the western edge 
in the areas of proposed school development. Access to the site is 
via an existing driveway that would likely be shared with the current 
owners. Additional connection to public ways can be made at Dalton 
Avenue.

The school department had preliminary site layouts done on this 
site as part of earlier school replacement studies. The program of 
those studies required larger buildings that required the full available 

40-50 foot elevation change in the middle of the parcel.

The back of the Water st. site looks 
toward the elevated building site.

From Bethany Rd. many topographic 
changes are visible.
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PROGRAM AND OPTIONS
Through discussions with school administrators, observation, and 

tours of the existing school some preliminary programming was done 
in order to present conceptual layouts that are not only informed by 
the MSBA size standards but organized by the way that Framingham 
Public Schools and the Hemenway School delivers services and 
educates its students.

Included herein are six options on the two different sites. We offer 
discussion of the program, construction and costs of each in detail.

Option 1: Grades K-5 school to 
replace the Hemenway School; new 
construction on the existing Water 
Street site. 

Option 2: Grades pre-K to K school; 
renovated and expanded existing 
building on the Water Street site.

Option 3: Grades pre-K to K school; 
new construction on the existing 
Water Street site.

Option 4: Grades K-5 Hemenway 
School; new construction on the 
Bethany Road site.

Option 5: Grades Pre-K to K school; 
new construction on the Bethany 
Road site.

Option 6: Grades 1-5 Hemenway 
School; new construction on the 
Bethany Road site.
Options 5 and 6 are conceived to 
work together to create a campus 
on the Bethany Road site.

Water Street Site

Bethany Road Site
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COST ESTIMATE
What follows is are estimates that assume a single general 

construction contract publicly procured under the provisions of MGL 
chapter 149 and are in 2020 dollars.  Work includes materials, trade 

forms the Total Estimated Construction Cost.  The Recommended 
Construction Budget includes design and construction contingencies.  
The Estimated Project Cost includes design fees, project management 

and equipment (FF&E). This estimate does not include the costs 
of construction management, though they will be part of the total 
project cost when undertaken as an MSBA project.

Conceptual construction costs are based on square foot and 
assembly unit costs. We provide costs in the following components:

• Site: separated by utilities, landscaping and surface 
improvements such as parking, driveways and sidewalks.

• Playground & Fields
• 

of stick-built construction
• Interior Renovation: in the case of existing building reuse this 

 Sprinklers will be added to all renovation options
 Remediation of hazardous materials including asbestos 

and PCBs
• Remediation for Demolition: demolition of any part of the 

existing school building requires remediation prior to removal.

A note on contingencies: 
• Design contingency is for the scope of work that can’t be 

known or hasn’t been determined at each phase of the work, 
typically decreases as the project approaches construction.

• Construction contingency is some percentage of the total 
direct cost (or estimated bid cost) that should be carried by 
the Owner in anticipation of unknown scope that may be 
uncovered during construction.
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All options are summarized for comparison purposes to one 

project development and procurement. We offer all costs starting 

(8) years to determine an estimated cost at the start of construction. 
If the City of Framingham were to fund and retain designers and 
contractors independent of the MSBA, it is assumed that construction 
could be underway in approximately three years. The other option 
is to apply and be accepted into the Massachusetts School Building 
Authority program. Based on previous school projects undertaken by 
Framingham with the MSBA, construction is anticipated approximately 
eight years from acceptance into the program and achieves 40% 
reimbursement.

All total values are rounded to the thousands.

Hemenway Elementary School Pre-Feasibility Study
Conceptual Program Cost Estimate Summary
3/26/2020

Elementary Elementary Pre-K to K Elementary
Option 1 2 3 4 5 6
Grades K-5 Pre-K Pre-K to K K-5 Pre-K to K Gr 1-5

Students 675 350 500 675 500 600
Construction New Reno & Add New New New New

Land Acquisition Cost 4,000,000        4,000,000        4,000,000        
Total Direct Construction 40,470,000      22,500,000      36,550,000      41,730,000      35,140,000      39,350,000      
Estimated Construction Budget (2020 dollars) 61,430,000      34,160,000      55,480,000      63,350,000      53,340,000      59,730,000      
Soft Costs 6,450,000        3,590,000        5,830,000        6,650,000        5,600,000        6,270,000        
Estimated Project Cost 2020 67,880,000$    37,750,000$    61,310,000$    74,000,000$    62,940,000$    70,000,000$    

Town Funded
Escalation to Bid 3 years to construction (4.7%/yr) 14.8% 9,551,536        5,311,662        8,626,741        9,849,953        8,293,608        9,287,098        

Construction Costs 9,075,104        5,046,485        8,196,106        9,358,748        7,879,962        8,823,962        
Soft Costs 476,432           265,177           430,635           491,205           413,646           463,136           

Total - Estimated Project Cost 77,430,000$    43,060,000$    69,940,000$    83,850,000$    71,230,000$    79,290,000$    

MSBA
Escalation to Bid 8 years to construction (4.7%/yr) 44.4% 28,708,166      15,964,768      25,928,595      29,605,088      24,927,329      27,913,369      

Construction Costs 27,276,199      15,167,751      24,634,275      28,128,719      23,684,070      26,521,363      
Soft Costs 1,431,967        797,017           1,294,321        1,476,369        1,243,258        1,392,005        

Total - Estimated Project Cost 96,590,000$    53,710,000$    87,240,000$    103,610,000$  87,870,000$    97,910,000$     
MSBA funded of construction 40% 35,480,000      19,730,000      32,050,000      36,590,000      30,810,000      34,500,000      
Town Funded of construction + soft costs + land 61,110,000$    33,980,000$    55,190,000$    67,020,000$    57,060,000$    63,410,000$    

** Does not include costs of temporary school relocation to facilitate construction

Water Street  (Existing Hemenway Site)**
Pre-K to K

Bethany Road (Sisters of St. Joseph)
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PROGRAM ANALYSIS
SUMMARY

This study was designed to consider the full breadth of possibility 
at both the Water Street site, currently the site of the Hemenway 
school, and the Bethany Rd. site, currently owned by the Sisters of St. 
Joseph.  In doing this, it is important to look at the full spectrum of 
Framingham School elementary and early childhood education needs.  

The current Hemenway school serves children from Kindergarten 
through 5th grade.  This population is expected to grow, necessitating 
the need to consider serve an enrollment of 675 students, where the 
current Hemenway school serves 550 to 580.  This study considers 
the needs of this increased population at both sites, either as a 
renovation/addition at the current Hemenway school or as new 
construction at either location.

Alternatively, Framingham Public School, like many public school 
systems throughout the country, has considered the needs and 
positive impact of public Pre-K programs, currently only available to 
students on IEP’s.  This currently unmet need opens the possibility of 
developing school programs and buildings for a larger population 

developmental changes from age 4 through age 11 and the overall 
population is unlikely to be served appropriately in one school, it 
becomes important to consider how to break these into distinct 
buildings and/or building sections.  An elementary school, grades 
1st through 5th, and an early education center, focused on Pre-k 
and Kindergarten is conventionally accepted as developmentally and 
educationally appropriate.  For that reason, this study explores the 
possibility of developing an Elementary School, gradew 1 through 
5, for 600 students, and an Early Childhood Education Center, Pre-K 
through Kindergarten, for 500 students, at both sites.

This section looks at the programmatic needs of these three 
distinct school types (K-5th, PreK - K, and 1st-5th) as it relates to 
the MSBA space recommendations and the Framingham School 
educational model.  Discussion of space quantity (area and number 

organization of space, adjacencies and circulation, is primarily 

Framingham Public School Administration.
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KINDERGARTEN THROUGH 5TH GRADE

Meeting the existing educational needs of Kindergarten through 
5th grade requires that Framingham plan for a population of roughly 
675 students.  This results, based on MSBA space recommendations, 
in a building with a total gross building area of almost 98,000 sf.  
Given the scale of this building and the sites available, it is appropriate 
to consider a two storey school.  This consolidates the building foot 
print, decreasing site development costs and environmental impact.  
Additionally, it allows for shorter, reasonable circulation paths to 
shared services (administration, food/dining, enrichment education, 
etc.)

The conceptual plan shown breaks the school into two zone.  The 
front of the building serves as a community hub, holding the majority 
of the shared services.  This allows the administration to carefully 
monitor access to the school during school hours, while creating an 
easily secured area for after hours community use of the gymnasium, 
stage and media center.

The back half of the school is dedicated to classrooms.  

organized by grade level, as these grades often have shared 
developmental and educational levels and school readiness.  Grades 3 

a large community pod, providing space for larger group education or 
community building.

The MSBA space recommendation recommends 29 general 

classrooms for this population.  As Framingham Schools have 
communicated a preference for an inclusive, push-in model of special 
education delivery, the classroom spaces are designed with the evenly 
dispersed special education spaces.  This would allow each grade 
level equal access to these specialized spaces, facilitating an inclusive 
education model.

Finally, this design allow for several layers of security, as is required 
in new school design.  Visitors to the school would not have access to 
the classroom spaces without moving through several operational and 
personnel security checks. 

This conceptual design plans for a secure and developmentally 
appropriate school that focuses on community building and inclusion.
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1ST THROUGH 5TH GRADE

In a model that separates elementary education from early 
childhood learning, it is reasonable to plan for a slightly smaller 
population.  This school, at a gross building area of approx. 87,000 
sf, is only 11,000 sf smaller than the Kindergarten through 5th grade 
school.  This decrease in size is almost entirely seen in the decrease 
in the number of classrooms, both general and special education.  
Generally, there is only a slight decrease in space needed for some 
shared services.

Given the similarity in the overall scale and organization, it 
is reasonable to use the same conceptual design, deleting the 
Kindergarten classrooms.  All of the previous principles of organization 
would hold true, with this slightly smaller school.
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PRE-K THROUGH KINDERGARTEN

An Early Childhood Learning Center focuses primarily on meeting 
the developmental and educational needs of children ages 3 though 
5 years old.  While an elementary school is more tailored to a more 
traditional academic education, many early childhood centers focus 
largely on playful exploration of social skills, early or pre-literacy and 
school readiness. The organization and planning of such a school 
must respond to these needs accordingly.  MSBA, which does not 
traditionally engage in Pre-K programming and school building, does 

the purpose of this study, the elementary school metrics have been 

The conceptual design uses a central corridor to locate all of 
the shared services.  This organization puts a focus on exploration 
and activity based learning much like the educational model, by 
centralizing art, music and physical education spaces along the main 
circulation axis. Additionally, it creates an additional security boundary 
between the main access points of the school and the classroom 
spaces.

In this design, the classrooms are arranged in modules centered 
around interior courtyards.  These modules include seven 1200 sf 
classrooms and one 1100-1200 sf special education classroom, sized 
per MSBA recommendations.  This reinforces Framingham’s inclusive 
special education model.  Each module has a wider corridor, allowing 
for room to congregate or engage in inter-classroom learning.  The 
courtyards would provide additional daylight into the interior spaces 
as well as provide additional play and movement spaces. 

Like the elementary schools discussed earlier, this design plans for 
several secure layers between the main entrance and the classroom 
areas.  The central corridor requires visitors to pass through areas 

entering the instruction areas.  Additionally, several secure doors can 
be installed per Framinghams’s security needs to provide additional 
secure check points and segmenting the building into secure zones.

This Early Childhood Learning center adapts the MSBA space 

opportunities of two sites, both one and two storey conceptual 
designs have been included.
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PRE-K THROUGH KINDERGARTEN &
1ST THROUGH 5TH GRADE

Given that this study is exploring two sites, each with very different 

co-locating an Early Childhood Leaning Center and a 1st through 5th 
grade Elementary School.  Using the conceptual designs described 
earlier, siting these buildings so that there is a natural communication 
and circulation between the two would reinforce the inclusive 
community that both schools are designed around.  This would also 
increase the ability to share services (kitchen, administrative, etc.), 
potentially decreasing the overall scale of one or both schools. 
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EXISTING BUILDING
SUMMARY

Built in 1961, the Hemenway Elementary School is a well-preserved 
example of a modernist school building with all the hallmarks of 

daylight, and expressive of its program. It is also built of the era’s 
durable materials and simple construction. The building form is single 
storey looped double loaded corridor surrounding a courtyard. The 
courtyard is landscaped and accessible at several points. The building 
is surrounded by bituminous paved driveway, parking lot the south 

the north.

Under current code, it would be considered a type IIB (non-
combustible unprotected) construction with steel frame, concrete 
block walls and exterior enclosure of insulated brick and concrete 

membrane roof on gypsum deck. Two modular additions were added 
in 2004. They are temporary structures and should be removed. The 

Much of the school remains as it was when originally constructed. 
The materials are unchanged but in good condition. Spatially, there 
are 18 classrooms, four of them in the two modular additions. The 

locations. Many of the spaces ringing the courtyard have been re-

done to the locker rooms to create special education rooms. 

Although a single storey building, there are a few special instances 

is raised approximately 3’ accessed via stairs and a lift. The gymnasium 
is 2’ below the corridor and similar to the cafetorium accessed via 
steps and a lift. Modular classrooms, added much later, sit on piers 

ramp or sloped corridor for accessibility to the four classrooms.

The mechanical and electrical systems are a mix of original and 
replacement equipment. Boilers have been replaced and much of the 

system. All systems are discussed in further detail.

Overall the building is in good condition, albeit dated in both 
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material and spatial layout. There are asbestos containing materials 
and outdated infrastructure that is in need of remediation and 

not impossible to keep functional should they fail. Spaces are unsuited 

We inspected the exterior walls, windows, doors, and roof visually 
from the ground levels; the interior was inspected visually top to 
bottom. No destructive testing or observation was done. 

This description of existing conditions is based on the Uniformat 
Outline system for describing building assemblies.  The following 
summary is based on that outline.

• A. The substructure is not visible, except for the lower level 
boiler room. Where visible it appears in good condition. Two 
locations in corridors were observed with hairline cracking in 

• 
observed. There were a couple of locations where the 

to be due to external sources. As much of the exterior of the 
1961 building is original, it is beyond its expected life and is 

and should be replaced.

• C. The interiors are, like the exterior, primarily original to 
the building. They are in fair to good condition throughout 
because of diligent maintenance. Most of the interiors, either 

to meet the current needs of the school.

• D. Services

• Elevators: There are two lifts in the building – one to access 
the stage and the other to the gym. Each is in working 
condition and maintenance is up to date.

• HVAC systems: Systems are a mix of original and 
replacement systems. See the detailed report for condition 
and treatment recommendations.

• Plumbing systems: Plumbing is original to the building. 
See the detailed report for condition and treatment 
recommendations.

• Electrical Equipment: Systems are a mix of original and 
replacement systems. See the detailed report for condition 
and treatment recommendations.



19FRAMINGHAM PUBLIC SCHOOLS: HEMENWAY PRE-FEASIBILITY STUDY

TBA ARCHITECTS, INCDRAFT 2020

• 

suppression system. See the detailed report for condition 
and treatment recommendations.

• 

demands of education. Cabinetry, shelving and hooks are worn 
and in fair condition. The moveable furniture varies in style and 
condition. There is a push to purchase coordinated storage 
shelving that can be moved and mixed and matched easily.

• F. Special Construction: Playground equipment is located in a 
narrow area to the east between the driveway and a hill. It was 
not reviewed.

• G. Site Work was observed and reports from civil, geotechnical, 
geoenvironmental, and archaeological consultants are 
included. See the detailed reports for conditions and treatment 
recommendations.

Existing Conditions and 
Treatment Recommendations

Uniformat system, per Commonwealth of Massachusetts standards.

BLW has prepared recommendations for building services, 
contained within the building systems analysis discussed within this 
section.
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CODE & ACCESSIBILITY ANALYSIS

This review is for the existing conditions of the Hemenway 

undertaken on the building would be a Level 3 alteration under the 
International Existing Building Code (Ch. 34 of MA 780 CMR State 
Building Code), likely with additions and as such would require 

new construction. The existing Hemenway School is 65,145 gross 
square feet on a single storey consisting of a 1962 building and two 
modular additions.

What follows in this section is a summary of the salient chapters 
of the code effecting the pre-feasibility of expanding or modifying 
the Hemenway School. TBA looked primarily at the construction type 
of the building (to determine allowable areas and heights) egress 
and restroom facility capacities. Further code research is needed 
based on the selected option, but these three areas effect greatly 
the planning and cost of future work. We used the current building 
code, 780 CMR 9th edition for our review, but note two things: 1) the 
original building was done under prior to any cohesive state codes, 
and 2) Massachusetts has adopted the 780 CMR 10th edition which 
will be in effect this year and may be superceded by the time design 

under the latest edition issued and would be required to conform to 
it. Depending on the scope of work chosen compliance may require 

Use Group(s):  
Education (E); 29,613 SF; 65% of 
occupied spaces

E-use 5,606 SF; 12% of occupied 
spaces

Assembly (A-2); cafeteria 3,640 SF; 
8% of occupied spaces

Assembly (A-3); library 1,226 SF; 
gymnasium 4,450 SF; 15% of 
occupied spaces

Construction Types(s): 
Type IIB, non-combustible, 
unprotected

Construction Materials:
(observed and noted by received 
documents)

Exterior: Brick, concrete block walls; 
aluminum fascia and trim, gypsum 
roof deck in formboard, membrane 

standing seam metal roofs (pitched), 

(non-thermal), steel doors and 
frames, aluminum doors and frames.

block walls; drywall walls; carpet, 

and lay-in tile with exposed grid 

frames, and steel doors and frames.

Modular Additions: Wood framed, 
T-11 engineered wood siding, 
concrete pier foundations

Building Name and Location:
Hemenway Elementary School
729 Water Street 
Framingham, MA 01701

Applicable Codes:
Zoning: Yes (reviewed at feasibility for setbacks)
Building: 2015 IBC – International Building Code and MA 

amendments to that volume; IEBC – International Existing 
Building Code for Ch 34 and MA amendments to that 
volume

Energy: As required by the 2015 IEBC, 2018 IECC – International 
Energy Conservation Code: Framingham is a stretch 
community which has adopted the 2018 IECC

ADA/MAAB: 521 CMR Rules and Regulations of the 
Massachusetts Architectural Access Board (2010)
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The building is a type IIB (IBC Table 601), non-combustible, 
unprotected building. A rating is not required on exterior walls (unless 

per 1020.1 in an un-sprinklered building. The building does not have a 
sprinkler system and would need to be sprinklered under any scenario 
anticipated under this study. There is access around the full perimeter 

hours can be assumed (IEBC, Resource A, Table 1.1.3) for the masonry 

rating tag was observed on the doors.) However it does not appear 

to consider them separate structures. 

This study anticipates a Level 3 Alteration and Addition to the 
education use portion of the building. All uses were calculated for 
maximum allowable area and height (IBC, Ch 5). The maximum 

Educational use building is 25,375 gross square feet for up to 2 

Up to 8,000 gsf of permanent construction would be possible with the 
demolition of the modular classrooms and the addition of sprinklers.

780 CMR Ch. 5: Allowable Area

Hemenway Building Fit Analysis
Diagram demonstrates the allowable 
space per code (in red) vs. the 
recommended space per MSBA.  
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Hemenway Pre-Feasibility Study
780 CMR Ch 5 Building Heights Areas Calculations

E - existing 
(single 
story)

E - 
renovated 

(single 
story)

E-rebuild 
(multistory)

Construction Type IIB IIB IIB
Sprinklered No Yes Yes
Max Height in Feet (504.3) 55 75 75
Max Height in Stories (504.4) 2 3 4

Area A = allowable building per storey in sf 25,375      68,875      217,500    

Area T = tabular building area per storey in accordance with 
table 506.2 in sf (for NS existing, S1 reno, SM addition) 14,500       58,000       43,500       
Increase I(f) = [F/P-0.25]W/30 0.75 0.75 0.75

Increase F = area increase factor due to frontage in 
accordance with Section 506.2 (25% min, required)

NS = Tabular area not sprinklered 14500 14500 14500
F = building perimeter that fronts on a public way or open 
space having 20 ft open minimum width in feet 1691 1691 1500
P = perimeter of entire building in feet 1691 1691 1500
W = width of open space in feet - weighted average 30 30 30

Area A(a) = {AT+[NS*IF]}     (*S if multistory) 25,375       68,875       217,500     

Total Existing Building Area 50% 50%
Total Area 65,145       65,145       130,290     
Lower Level 65,145       65,145       130,290     
Upper Level -            -            -            

Expansion Capacity (39,770)      3,730         
First Floor Max 54,375       
2nd, 3rd, 4th floor 54,375       

In the included tables and diagrams we show how the existing 
building compares with the current code and how the effects of 
sprinklering and various scenarios for additions and new construction 
would be impacted by the building codes. 
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The safe egress through and out of the building is of primary 

calculated per Chapter 10 of the IBC. Total Occupancy load of the 

20 net square feet of classroom space. Other ratios are used when 

educational building, but because it is anticipated that rooms such as 

by the same population held within the classrooms the load need 
not be double counted. Further, section 303.1.3 of the IBC states that 
assembly areas accessory to an “E” occupancy are not considered 
separate occupancies except for Chapter 11, Accessible Egress. 
Staff areas are calculated as business (B) use at 1 occupant per 100 
gross square feet. Based on this interpretation we calculate the total 
occupancy of the building to be 1,283 persons (1,260 from classrooms 

The required egress from the building is determined by Ch 10 as 
well and is calculated at 0.2” of width per person for doors, ramps 
and corridors in a unsprinklered building. A minimum of 72” width is 
required in corridors serving over 100 occupants in an educational 
use and egress must not be obstructed or reduced in the direction 
of egress. The corridors at the Hemenway are at least 96” wide. 
There are multiple egress doors from corridors and all spaces have 
an appropriate number of egresses and egress width. The cafeteria, 
when used as an auditorium has a capacity requiring three means of 
egress, so the doors from the stage to the corridor must be available 
for egress.

Occupancy calculations are based on the current classroom net 
area per the IBC. The net area used by the code (20 sf/occupant 
for classrooms) is different from the net area used by MSBA (35 sf/

the actual daily occupancy of classroom spaces is determined by 

for the different uses in the building along with required egress 
dimensions.

780 CMR Ch. 10: Occupancy/Egress Analysis
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Year 1961 1961 Egress Required
Use E B Cor/Dr Stairs
Occupancy @ 20 100 0.15 0.2

Lower Level
Area 25,192 2,341   

Floor Occupancy 1,260   23       192      
Total Occupancy 1,260   23       

Year 1961 Egress Required
Use A1 Cor/Dr Stairs
Occupancy @ 7 0.15 0.2

Area 3,640   
Floor Occupancy 520      78       

Total Occupancy 520      

Year 1961 Egress Required
Use A3 Cor/Dr Stairs
Occupancy @ 5 0.15 0.2

Area 4,450   
Floor Occupancy 890      134      

Total Occupancy 890      
* egress w/ stairs account for no more than 30% of egress population

**Section 1006.2.1.1 Requires 3 exits from floors or spaces with greater than 500 occupants.
***Section 1005.5 requires that loss of one egress does not decrease available by more than 1/
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TBA calculated the restroom facilities required for the current 
Hemenway School per MA 248 CMR, plumbing code, Section 

for male and female students and staff separately. The total occupant 
load is calculated by Ch 10 of the IBC, then divided in half, assuming 
half males and half females. 

plans from the 1962 construction and on-site observation. The tables 
illustrate the differences between the required facilities and the 

with current code. The disparity becomes even more apparent when 
the predominance of female teachers is taken into consideration. 

then provided.

248 CMR: Plumbing Fixture Analysis

Hemenway Pre-Feasibility Study
248 CMR 10.10 Table 1 Plumbing Fixture Calculations

BY AREA CALCULATED OCCUPANTS

Classroom 
Area

# 
occupants WT MT U WL ML

W 
Staff T

M 
Staff T

M 
Staff U L

Unisex 
T

Unisex 
L

20 30 60 60 60 60 20 25 33% 40

Classroom Area - 1/20 sf 25192 1259.6

New Classroom Area 0 0

Per MA 248 CMR 629.8 21.0 10.5 10.5 10.5 10.5

Staff Occupancy 87

Per MA 248 CMR 43.5 2.2 1.7 0.6 1.1

Provided 10.0 6.0 10.0 6.0 6.0 3.0 1.0 2.0 5.0 2.0 2.0

Delta -11.0 -4.5 -0.5 -4.5 -4.5 0.8 -0.7 1.4 3.9

BY ACTUAL OCCUPANTS

# 
occupants WT MT U WL ML DF

W 
Staff T

M 
Staff T

M 
Staff U L

Unisex 
T

Unisex 
L

20 30 60 60 60 60 75 20 25 33% 40

Classroom Area - 1/20 sf 580 9.7

Per MA 248 CMR 290 14.5 9.7 4.8 4.8 4.8

Staff Occupancy 87

43.5 2.2 1.7 0.6 1.1

Provided 0.0 0.0 0.0 0.0 0.0 26.0 0.0 0.0 0.0 0.0 0.0 0.0

Delta 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
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Hemenway School does not comply with CMR 521 Massachusetts 
Architectural Access Board regulations for accessible routes. While the 

the main building elevation, there are many openings that either do 
not have 32” minimum clearance in a single leaf or do not have the 
required clear area to the sides of door leaves. Classroom doors are 
all in recesses that are too narrow to comply. Restrooms do not fully 

to address the non-compliant areas.

521 CMR Architectural Access Board Regulations
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PROGRAMMATIC FIT ANALYSIS

The existing school has an enrollment of approximately 580 
students and 90 staff members.  Educational services are provided 
with 28 classrooms, 4 of which are modular units nearing the 
end of their lifespan. As this building was designed in 1961, the 
pedagogical method has changed, resulting in very different space 
needs.  Framingham Schools, including the Hemenway Elementary 
administration, have made great efforts to adapt the existing to school 
building to their needs.

While there appears to be enough classrooms in number, the 
existing classrooms are smaller than MSBA recommendations, 
on average being 900 sf instead of the 950 to 1200 sf of today’s 
classrooms.  The smaller classrooms are further problematic as 
Hemenway Elementary subscribes to a “Push In” model of special 

instruction being delivered in the general education classrooms, 
more space is required to break into small groups.  Additionally, 

EXISTING PROGRAM
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due to this push in model of special education delivery, there are no 
self-contained special education classrooms.  This results in the total 
classroom count, both general and special education, to fall short in 

The existing school was designed with one gymnasium and two 

rooms have been converted into educational and therapeutic spaces.  
While this has provided the space for these services, the tight, dark 
rooms that previously served as shower rooms, are not well suited to 
educational spaces. 

The Art and Music education spaces are the entirely inadequate 
by current standards.  The single art room is currently located in what 
was one of the locker rooms.  It is an L shaped room with no natural 
light.  Additionally, the only storage available is built along the sides 
of the already small room.  This is compared with the 2 large art 
rooms, each with a workroom/storage room, recommended by MSBA.  

for class instruction and instrument storage.  MSBA recommends a 
total of 2,400 square feet of music instruction space spread over two 
classrooms and three practice rooms.  Hemenway currently has 424 
square feet over two small rooms, both used for full class instruction.  
This leaves overall Art and Music education space at roughly 25% 
what is recommended for the current student population.

The Library was designed to exclusively provide books to the 
school community.  The role of a media center has drastically 
changed since 1961, now providing schools with a host of digital 
media resources and creation opportunities.  The current Media 
Center is currently providing analogue media, as well as shared digital 

and unable to provide either type of service the space require.  

does not allow Hemenway Elementary to engage in many of the 
newer, grant-funded programs available to many public schools, such 
as “Maker Spaces” and fabrication labs.

maintenance space.

The Food and Dining facilities appear to meet the needs of 
the school, despite their being approximately 2000 sf under MSBA 
recommendations.  This is largely due to the fact that Hemenway does 
not cook any meals on sight.  The kitchen at Hemenway uses meals 
prepared at other district schools and is only responsible for  serving 
the students.  This greatly diminishes their need for storage and 
cooking spaces.
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Based on MSBA space assessment 
recommendations.  See Appendix 

for detailed table.
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If the existing school was to meet the MSBA recommendation, it 

675 student future needs.  While all programmatic spaces would 

academic and enrichment education, would see the most increased 
space needs.

See the MSBA tables in the Appendix for more detail.

FUTURE PROGRAM

recommended.  It does not provide the separate waiting and 
examination rooms currently recommended, instead relying on 
temporary partitions.  

Hemenway has likely been able to meet the needs of students 
through their push-in service delivery model due to their near 

rooms, some of which are converted closets, have allowed support 
staff and administrators room to plan and work outside of the 
classrooms.  

square feet short of programmed, occupiable space and over 20,000 
square feet short overall gross building area.  Walking through the 
school, it is clear that, while the school administration and staff have 
adapted to meet the needs of students with less space, the building is 
at maximum capacity and unable to adapt to any additional needs. 


