TOWN OF MEDFIELD
MEETING
NOTICE
Posted in accordance with the provisions of M.G.L. c. 30A, §§18-25
Due to the COVID-19 emergency, this meeting will take place remotely. Members of the public who wish to
view, listen to, or participate in the meeting may do so by joining via the web, or a conference call.
a. To join online, use this link:
https://medfield-net.zoom.us/j/88912893130?pwd=T0crcVB5RmJtNFJ4M20rZHp6bkF0Zz09
Passcode: 542305
2. To join through a conference call, dial +1 929 436 2866 or +1 301 715 8592 or +1 312 626 6799 or +1 669
900 6833 or +1 253 215 8782 or +1 346 248 7799
a. Enter the Webinar ID: 889 1289 3130
b. Enter the password: 542305

MEDFIELD STATE HOSPITAL
DEVELOPMENT COMMITTEE
Board or Committee

PLACE OF MEETING

DAY, DATE, AND TIME

Wednesday, September 29, 2021
at 7:00 pm
7:30 pm start time
AGENDA (Subject to change)
(rev 09/29/21)

Remote Meeting held on Zoom

1.
2.
3.
4.
5.

9/15 meeting follow up
Developer References
Committee Evaluation
Next Steps
Next Meeting: TBD

Developer References
9.24.2021

Trinity
Question

Reference 1

How do you know/work with the developer?
What projects have you worked on together?

Worked with Trinity since the late 80 providing construction
loans and purchasing tax credit equity. Trinity is one of their
Provided financing for Trinity's Boston East project.
top clients, always completing projects and they are currently
financing the Brockton project

Worked with Trinity for 7 years as the master developer for the
Hamilton Canal District (15 acres) in Lowell. Trinity renovated 2
buildings, one of which (Appleton Mills) was in severe disrepair.

Did the developer keep commitments made?

Trinity completed all projects they have worked on together.
Very experienced with public funding sources and aware of
Projects they have worked on have been delivered as
how to leverage funding sources to ensure projects are
promised and turned out better than expected.
completed. Trinity's specialty is mixed income and affordable
developments and they are experts on programs.

Master developer with the community. Trinity agreed to take on
the Appleton Mill project to help enhance the District and attract
other private investment. Very complicated project to finance
$50M with $2.5M permanent loan. "Took an Act of Congress" to
complete.

How did the developer engage with your
community to accomplish the project?

Trinity brings lots of experience with community engagement. Trinity was very transparent, communicative and works to
Will not move forward without community support.
be a good partner.

More than most developers, Trinity was committed from the
beginning and created an inclusive process. Joint public
engagement with the City. Trinity embraced what the community
wanted. Actively recruited artist to tenant building.

What impact has the project had on your
community?

The quality of projects is high and everything is done to a high
Improved public areas and created public access in addition
standard especially for mixed-income projects. Trinity has
Positive. Area Lowell was vacant, they have seen spillover effects
to the apartment building in East Boston. Trinity is
“turned around” neighborhoods in Dorchester. Ashmont and
as a result of the project.
transparent on issues and takes on "tricky" projects.
Codman Square have been revitalized.

Would you work with the developer again?

Yes

Reference 2

Yes

Reference 3

Yes

Always a concern. Reference had never seen a project with such a
Did the project rely on public funding? Were
Trinity is able to handle "bumps in the road" and attract other Completed the project and continuing to operate under the large gap. Trinity is very good at leveraging public funding source.
they successful at obtaining this funding? If not,
If you want a development that is consistent with State + Federal
funding sources if issues arise.
conformance while meeting all obligations
how did it impact the overall project?
funding goals (i.e. historic tax credits) Trinity can execute.

Developer References
9.24.2021

PULTE
Question

Reference 1

How do you know/work with the developer?
What projects have you worked on together?

Developer of the former JT Berry state hospital site in North
Reading. Pulte was selected through an RFP process and they 100 condo building at University Station in Westwood. Pulte
were the most favorable and offered the best price. Project is constructed 2 50 unit buildings, now fully occupied.
a 55+ condo development with 502 units.

Did the developer keep commitments made?

Financial commitment was kept. Final unit count was
increased (450 to 502) to offset unforeseen asbestos
remediation costs and received town approval for increase.
Environmental costs did not impact the town's payment.
Overall project is consistent with plans.

Yes, implemented what was promised. Project manager was
very good at following up and providing information.

How did the developer engage with your
community to accomplish the project?

Pulte was prepared and engaged in a series of meetings.
Project did not require a larger engagement with the
community, on town line. Pulte met and called residents and
abutters.

Engaged with the Westwood Planning Board, met with staff
prior to submissions. Pulte tried to address all concerns
during 3 public hearings. Full and complete presentations,
articulated to the public, revised plans and provided written
responses.

What impact has the project had on your
community?

Project is under construction, no known impacts to date.
Selling as building.

Pulte has sold all units, this is the first condo building in
Westwood and was important to provide different form of
housing stock for community. All units sold prior to
construction. Project was also 10% affordable, helping
community reach their affordable housing goals.

Would you work with the developer again?

Yes. Thorough, complete and very responsive.

Yes, implemented what was promised. Project manager was
very good at following up and providing information.

Previously selected developer (Gutierrez) had engaged with
If historic, how did the project meet any historic
MassHistoric on property. No additional historic work was
requirements?
required by the time Pulte was selected.

Reference 2

Not applicable , was ready for development. Town adopted
40R, Smart Growth District to support higher density
housing.

Reference 3

Medfield State Hospital
Pulte Homes Question Responses
Pre-Due Diligence
1. Will Pulte proceed with option A if the town also proceeds with a competing
proposal for the remainder of the campus?
Answer: Pulte Homes will proceed with option A if the town also proceeds with a
competing proposal for the remainder of the campus. We will work cooperatively with
the town and the other developer to ensure that both proposals can be implemented.
In response to multiple questions we received during our interview with the Selection
Committee, we are also proposing to modify our larger plan that utilizes the entire
disposition parcel to reduce the density and adjusts the affordability component of the
project. In the conceptual plan outlined below, we have included a total of 355 for-sale
non-age restricted residential units. This plan consists of four Garden-Style buildings
with a total of 200 units and 155 Townhomes. The plan will include 43 affordable units
of the 355 total, which is 12% of the total amount of units. The purchase price for this
proposal will be $23,000,000. We will work with the town to determine if a portion of
the money from the purchase price can be allocated to the Cultural Alliance of Medfield.

The proposed changes to Pulte's
proposal are under review by the
Committee's Counsel to determine if
the new option can be considered as
a part of the RFP.

2. For Option A, what is the estimated cost of the proposed infrastructure to be
extended and modernized from Hospital Road to the Arboretum parcel at Pulte’s
expense?
Answer: As disclosed in the RFP, our understanding is that water and sewer connection
will be available directly from Hospital Road as it abuts the site. We have an unqualified
estimate of what the cost will be to extend the utility infrastructure extension into the
Arboretum Parcel. We will be able to finalize that cost estimate during the Due
Diligence Period when we can examine and determine the existing conditions of the
utility infrastructure. Under Option A, we anticipate that the town will provide adequate
water and sewer to the Arboretum Parcel via Hospital Road with no offsite improvement
costs to Pulte.
3. What is the plan for ongoing property management of the 200-unit rental
community proposed for Option C since the HOA structure for Options A and B
will not be sufficient? If a third-party manager would be used, please identify some
area firms that Pulte has worked with successfully in the past.
Answer: The proposed 200-unit rental community in Option C will be professionally
managed by a third-party management group separate and apart from the HOA. In the
past, Pulte Homes has worked successfully with the following third-party management
firms: The Dartmouth Group, Crowninshield Management, and WinnResidential, just to
name a few.
4. What homework have you completed around the feasibility of demolishing the
buildings and who were the consultants used in the process (if any)?
Answer: We have extensive experience through previous projects with abating and
demolishing buildings. Along with reviewing the diligence material provided in the RFP,
we have consulted with several demolition and abatement firms such as GEI Consultants,
Ransom Consulting, Strategic Environmental, Smith and Wessel Associates, and Axiom
Partners Inc and feel confident that we understand the scope of the work and have the
necessary resources to complete it. However, if selected, we would still need full access
to the interior of each of the buildings to conduct a Hazardous Material Inventory (HMI)
along with other testing to further fine-tune any abatement and demolition.
5. Since you are not preserving the existing buildings and thus the use of renewable
energy will not be subject to historic preservation requirements, what solar energy,
PV, or water heating is being considered for the development?
Answer: We are planning on installing solar panels on the roofs of all the proposed
Garden-Style buildings. In addition, we will meet the electric vehicle charging station

requirement under the zoning bylaw, and the Townhome owners will have the option to
install solar panels and electric charging stations on and in their homes.
6. Has modern low temperature district energy been considered for the development?
Answer: We have analyzed the potential for using low-temperature district energy
systems in our past projects. We will evaluate feasibility of using this energy during our
design process.
7. Page 20 of the RFP requires the Designated Developer to release DCAMM from any
claims specified in the DCAMM LOA and defend, indemnify and hold the Town
harmless from and against all loss, costs and damages due to the environmental
condition of any portion of the Disposition Property. Please confirm if selected you
will provide the required releases and indemnifications.
Answer: Yes.

Medfield State Hospital – Trinity Community Pre-Due Diligence Questions
1. Is the project only viable if you receive the state funding listed in the proposal? What will
happen if you are unsuccessful at securing the proposed funds?
The utilization of state funding is critical to ensuring that the project is financially feasible, attractive to
potential investors, and will be successfully operated after completion. Trinity has a track record of
leveraging private and public resources on previous projects like the Medfield State Hospital and would
look to utilize our expertise and long-developed relationships with partners to secure the public funding
currently contemplated in our proposal.
Should we not be successful at securing the proposed sources of funding, we will need to contemplate
alternative resources or revisit the proposed program and phasing of the development.
2. Please clarify what infrastructure (Roadway, Water/Sewer, etc.) is proposed to be private vs.
public? If Trinity intends for the infrastructure to be publicly owned and maintained, would
Trinity consider owning the infrastructure rather than having the Town own and maintain it?
Our proposal made the following assumptions: Roadway maintenance will be owned by the Town. We
believe the Town of Medfield is best positioned to maintain the existing outer loop roadway, including its
servicing and plowing. Trinity is willing to commit to plowing the smaller inner loop around the Cultural
Arts Center.
Trinity would assume ownership of parking lot maintenance and plowing on campus. Water and sewer
infrastructure will also be owned by the Town and maintained by the Town. Trinity would not entertain
owning the public infrastructure.
3. How much additional infrastructure work could your budget handle if off-site work is needed
to service the development? In other words, is Trinity prepared for no financial support for
improvements to Town utilities?
The current budget is preliminary and based on very a conceptual understanding of the infrastructure
needed for the development. There is a significant amount of work ahead for us to be able to discuss the
specifics of the infrastructure needs, both on site and off site.
In order to realize the development vision of the historic rehabilitation of the buildings and attract an
institutional investor, the development budget will need to be carefully managed. Upon designation as
developer, Trinity will work with its consultants and the Town to determine if additional infrastructure
work off site is necessary to support the redevelopment. If additional off-site work is needed, we will need
to determine what additional resources might be available to incorporate this work without impacting the
financial feasibility of the project.
4. Can we see the calculations behind the taxable value, projected tax revenues, and the projected
expenses?
Please refer to the Medfield State Hospital Redevelopment Residential Reuse Program Fiscal Impact
Analysis prepared by Fougere Planning and Development, which is attached to this response for
reference.

Taxable value calculations will be found on page 5.
Projected tax revenue calculations will be found on page 5.
Projected expenses calculations will be found on pages 6 – 9 and 13.
5. If it is determined that the additional school aged children, local burden for traffic, police,
fire/rescue is far greater than the purchase price and longer-term RE tax revenue, what other
ideas does Trinity have to have the project have a net positive impact on the Town's budget?
The anticipated expenses and impacts from the redevelopment were conservatively generated by
consultant Mark Fougere of Fougere Planning and Development. Trinity feels confident that the impacts
of the project to the Town services and community will be more than offset by the tax revenue
generation, on-site public programming, and addition of families who will enhance the overall quality of
life and sense of community in Medfield.
It should be noted that in the analysis, an average costing method was used to determine expected expense
and impact increases to the Town. This method, utilized due to discussions with Town officials being
discouraged during the proposal process, inherently overestimates the additional costs to be generated by
the development. The expenses reflected in the analysis, based on current information, likely overstate the
impacts to be generated by the redevelopment.
Upon designation, Trinity is willing to have more detailed discussion with Town officials to better
understand current levels of service and develop a more detailed analysis.
6. With a single-phase project, do you have any concerns about market absorption rates?
Market absorption rates are an inherent risk within redevelopment. Trinity has a track record of leasing up
large scale projects, especially during adverse economic and social conditions. Previously Trinity
successfully developed and leased-up its 241-unit Avenir project in downtown Boston and 116-unit
Carruth project in Dorchester, MA in the midst of the 2008 global Recession and recently completed
construction and fully leased up 118 units at its Courthouse Lofts redevelopment in Worcester, MA during
the COVID-19 pandemic. Additionally, the Commonwealth of Massachusetts continues to experience
both a shortage of housing options and an influx of working professionals looking to support the
booming local economy. Medfield is an attractive town that Trinity, with its prior experience in
challenging lease-ups combined with the optimistic outlook of the local economy, feels will support a
successful lease-up of the campus.
In our model, we had assumed a 20-month construction period followed by 18 months of lease up where
31 market units and 11 affordable units are leased-up during construction and after completion, 13 market
rate units and 9 affordable units are leased up per month during operations. We believe these are
appropriate leasing goals for the market.
Should Trinity be designated, as part of our due diligence we will be engaging a market consultant to
conduct a preliminary study on the market. This exercise should be able to help us refine our assumptions
about leasing and absorption.

7. Are you open to NOT including the redevelopment of the Arboretum as part of this project? If
this part of the property were cut out from the land Trinity acquires, what impact would that have
on your plans for the rest of the property?
Trinity is open to discussing possible alternatives to redeveloping the Arboretum portion of the campus.
Based on preliminary internal due diligence, Trinity and its consultants are concerned about any proposed
demolition to existing buildings within the Arboretum. Demolition to Arboretum buildings may impact
Trinity’s ability to successfully qualify for the historic tax credits that are essential for redeveloping the
campus as contemplated.
8. If through the process, some commercial uses are identified such as retail, office, or restaurant,
how would Trinity use the opportunity to hold as landlord or to sell to outside parties to manage?
What is the likelihood that some space can be used for commercial space?
Trinity is willing to discuss and consider the opportunity for commercial space if it is viable. We have
devised various lease or ownership structures for retail partners in other projects that give us options of
how to incorporate those uses into this project, should community interest and market conditions support
it.
We would need to evaluate these options on a case-by-case basis to determine the feasibility of
commercial or retail space at the property.
9. While the gun range is used by Medfield Police and other departments, it is not on Townowned land. If complete noise mitigation to the degree recommended by your consultant is not
feasible for environmental or other reasons, how will this impact the project?
We believe that there will be a significant impact on quality of life for the future residents of this campus
and on our ability to attract an institutional investor and lender to the project without the mitigation of the
gun range. The sounds are unnerving, disruptive and will impact the marketability of the property to
prospective residents. We urge the Town to seriously contemplate adequate solutions that allow this
project to be successful. We welcome the opportunity to engage with the Town on this issue during the
due diligence period as it is critical.
10. Given your overall design concept for the property, how do you anticipate handling a situation
where a building can't be renovated for structural or other reasons?
If designated, Trinity will work closely with its design team and historic consultant to assess the current
conditions of the buildings and determine solutions to redevelop the buildings in a feasible way. Trinity
has encountered significant structural degradation in previous projects such as Appleton Mills in Lowell,
MA, Courthouse Lofts in Worcester, MA, and Randolph Houses in Harlem, NY that required significant
coordination between the consultants and historical commissions to devise solutions to ensure proper
reconstruction, preservation, and eligibility for historical tax credit financing to make the project feasible.
We would look to bring the same collaborative approach to this project.
As you can see from the attached before and after photographs of the Appleton Mills in Lowell, working
with both ICON Architecture and Maureen Cavanaugh, we were able to devise a plan that allowed us to
take full advantage of the historic aspects of the building despite its deteriorated condition.
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11. How do you typically approach community outreach? Do you prefer to handle this
independently? Would you expect to work with CAM in this area? Would you expect to work in
collaboration with the Town?
Trinity prioritizes partnership and reaching solutions that have input and contribution from all
stakeholders. Trinity typically implements outreach with municipal and community input and guidance
and begins with a listening session to understand the scope of the potential concerns of stakeholders. Our
goal in Medfield is to conduct outreach in a manner that incorporates community feedback into the
redevelopment process, and we are open to discussing what that outreach will look like upon designation.
As part of our response to the RFP, Trinity aimed to incorporate and respect the significant outreach
effort that the Town of Medfield had already undertaken as part of its prior master planning for the site.
Our intent was to create a development plan that had the widespread support of many of the existing
Medfield State Hospital site stakeholders. Our hope is that in general the stakeholders would broadly
support our initial proposal given our intent to rehabilitate the historic structures, our inclusion of the
Cultural Arts Center, and our adherence to the desired unit count maximum for the site as outlined in the
Master Plan.
12. Will Trinity be the organization that will benefit from the tax credits that are associated with
the remediation of CAM's buildings?
No, similar to other historic rehabilitation projects, Trinity will facilitate the sale to a to-be-determined
third-party investor that will likely be the primary beneficiary of the tax credits associated with CAM’s
buildings. In exchange for purchasing the federal tax credits and taking depreciation on the investment,
this third-party investor will provide the equity needed to rehabilitate the historic buildings.
As part of its due diligence, Trinity will need to have further conversations with CAM about the
appropriate structure for the relationship and construction of the Cultural Arts Center. We believe CAM
could benefit from Trinity’s development and construction oversight experience managing complicated
historical rehabilitations, however we need to determine the best approach and structure for this working
relationship.
13. Can you provide some examples of critical issues that have come up with public input projects
and what you did as a result of your community outreach process to address these issues?
We have had a number of projects that have experienced strong public participation. Our approach is to
listen well, be responsive where possible, and develop alternatives when we cannot meet the
neighborhood’s desires.
One such experience was in our master planning for the Hamilton Canal District. Our planning effort
involved the placement of a future parking garage on the only part of the site that had residents abutting
the property. As you can imagine these residents were not too pleased about the concept of a parking
garage outside of their homes. We began a series of multiple meetings with these neighbors to explain why
our planners felt this was the most appropriate spot for a garage. After a series of meeting, and back and
forth conversations, we incorporated green walls and more attractive architectural features into our garage,
such that the master planning effort was a success and the Hamilton Canal District Master Plan won the
support of the community.
A second example involved a neighborhood group that had been trying to locate a supermarket in their
downtown Boston neighborhood of the West End for years. Frustrated with the lack of interest among

supermarkets, this group identified our proposed development site, One Canal, as a location of interest.
The challenge, however, was that our site was not the ideal configuration or size for a supermarket. After a
year of unsuccessful conversations with supermarket operators, we urged the committee to look to other,
more traditional development sites, with a more standard floorplate, as the future location for the
supermarket. This new site was more attractive to the supermarket operators and a letter of intent with a
Star Market was executed. Trinity contributed towards the supermarket group’s parent non-profit to
support their ongoing programs that assisted the neighborhood in other ways. Today, the new Star Market
is successfully serving the West End/North End neighborhoods of Boston.
A third recent example involved a city’s desire to include a retail space with a historic rehabilitation
project. In 2017, Trinity won a competitive RFP process with the City of Worcester for the right to
redevelop the Old Worcester County Courthouse. Part of the designation included the desire to create a
3,000 square foot retail space in the restored building to help activate the surrounding neighborhood and
promote public access to a former civic property. But the building’s setback from the street, monumental
architecture, and historic constraints made retail infeasible. Instead, the decision was made to switch to a
cultural use and a space was created to honor Marshall “Major” Taylor, the first African American world
champion in cycling and native son of Worcester. Partnering with the City, a local educational
organization, and long-standing cultural institutions, the museum was finished, contributing to the local
cultural community of the city, creating street activation in the neighborhood, and promoting the civic
goal of highlighting the lives and achievements of local African American figures.
These are just three of the examples of how we try to use a creative approach to address concerns that we
believe will not be able to be feasibly incorporated into the development.
14. In other similar historic rehab developments, how have you maximized energy performance
within historic constraints?
In 2019, Trinity completed is historic rehabilitation of the old Van Brodie Mill in Lawrence, MA into 102
units of mixed-income housing, now named Arlington Point. By repurposing an abandoned building, the
adaptive reuse of Arlington Point is inherently sustainable. The installation of a new window system vastly
reduces the building’s energy loss and improves the energy efficiency of the building shell. The building’s
new HVAC system operates at a high level of efficiency and allows for simultaneous heating and cooling.
Energy Star appliances and LED lighting throughout the property reduce the electrical demands of
residents. Additionally, Trinity’s plans for Arlington Point include installation of solar panels on the
building’s roof to reduce the building’s electricity consumption.
15. As stated, smart thermostats, other smart appliances, batteries, and other measures will be
incorporated. How would these be managed and overseen to optimize energy efficiency? Do you
anticipate there would be an energy manager or other entity that would integrate these systems to
act as a small "microgrid"?
Trinity’s goal is to provide residents all of the operating benefits that smart thermostats provide, but also
allow these systems to contribute to the active demand management program that the state is encouraging,
providing an overall benefit to the efficient operation of the grid as well. Batteries will also need to be
evaluated in terms of their appropriate application, likely for use in common spaces and ideally paired with
solar, and to provide a site accessible resilience hub in the event of power outage.

16. Has modern low temperature district energy been considered for this development? If so,
what conclusions did you reach in regard to its feasibility?
In its RFP response, Trinity had proposed all mechanical systems would be individually metered to
apartment units. This approach would make the utilization of a modern low temperature energy district
challenging. In order to switch to the low temperature district energy model, we would have to switch to a
central plant that would produce and distribute low temperature water to water source pumps within units.
The owner would be responsible for the cost of the central plant and the tenant would pay for the
operation of the unit water source heat pumps. Trinity would need to undertake a feasibility study to
better understand the utility cost dynamics, and both capital and operating expenses for this strategy.
17. Page 20 of the RFP requires the Designated Developer to release DCAMM from any claims
specified in the DCAMM LOA and defend, indemnify and hold the Town harmless from and
against all loss, costs and damages due to the environmental condition of any portion of the
Disposition Property. Please confirm if selected you will provide the required releases and
indemnifications.
The Ownership entity of the project will be willing to provide the indemnity as to environmental matters
occurring after the Owner takes possession or title to the property.
18. "Cottage Hill" doesn't mean much, in terms of a connection to the property. Would you
consider a more historically significant name for the development?
Trinity looks forward to soliciting feedback on historically significant names that might be appropriate for
branding opportunities on campus. We are certain there are many other names and themes that we have
yet to consider, and we look forward to getting to the stage where we are having those creative
conversations. It is critical, however, that Trinity has the ultimate decision on the marketing and branding
of the redevelopment as it will play a significant role in the overall success, marketability and financial
performance of the property.
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I. Introduction
Fougere Planning and Development has been engaged by Trinity Acquisitions, LLC to
estimate the net fiscal impact to the Town of Medfield, MA from the proposed
redevelopment of 36 existing historic buildings located on the grounds of the former
Medfield State Hospital into 334 apartment units, with 25% set aside as affordable. Table
One outlines the apartment mix contemplated by the development proposal, with 59% of
the units will be studio and one bedroom.
Table One
Apartment Unit Mix
Studio - Market
Studio - Affordable
One Bed - Market
One Bed - Affordable
Two Bed - Market
Two Bed - Affordable
Three Bed - Market
Three Bed - Affordable
Total
II.

9
4
138
46
94
32
8
3
334

Local Trends

Census figures1 report that from 2010 to 2018 Medfield’s population increased from 12,024
to 12,748, representing a 6% growth rate over the 8-year period. A majority of Medfield’s
housing stock consists of single family homes, with the most recent Census data (2017)
reporting 3,720 units out of a total housing stock of 4,440 units as outlined in Figure 1.

1

US Census, Factfinder 2013-2017.
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Figure 1
Housing Unit Breakdown
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The reuse proposal is consistent with the residential goals of the Medfield State Hospital
Strategic Reuse Master Plan. In addition, this project proposal is consistent with a number
of Housing Goals outlined in the Housing Production Plan, including:
-

“Medfield’s housing stock is relatively homogenous, and there is a need for
more diverse housing options in town suitable for households of all ages, sizes,
and incomes. Increasing the diversity of housing options in Medfield will enable
seniors, younger adults, and people who work in town to establish and maintain
long-term residence in the community.

-

There is a need for more rental housing for households of varying incomes and
sizes. Demand for the existing rental properties in town is high. Conversations
with social service providers in the region suggests that there is a need for rental
housing for all types of households, including young adult households, single
parents, traditional families, seniors, and single individuals. Also, the existing
rental units in town are very small - the median number of rooms is only 3.4 –
which suggests a need for larger units suitable for families, as well as rental
units for seniors and small households.

-

Medfield’s homes are large, and there are few options for seniors and emptynesters to downsize and remain in the community. Medfield’s relatively small
proportion of senior households reflects the fact that many who wish to
downsize cannot find housing in town that is suitable or affordable, resulting in
their leaving Medfield for other communities. Smaller single family homes or
2

condominiums and rental housing would allow residents an opportunity to stay
in Medfield as they age.”
Budget
Education, along with the Public Safety, are some of the largest department cost centers in
the community as outlined in Figure Two and therefore will be the primary focus of this
analysis as they relate to the proposed development program.
Figure Two
Town Budget 2020
General Gov.
Benefits
Debt
Police
Operations

Schools

Fire
Operations
Water &
Sewer

III.

Library

Park & Highway &
Recreation Streets

Per Capita Methodology & Marginal Cost Approach

There are a number of methodologies that are used to estimate fiscal impacts of proposed
development projects. The Per Capita Multiplier Method is the most often used analysis to
determine municipal cost allocation. This method is the classic “average” costing method
for projecting the impact of population growth on local spending patterns and is used to
establish the costs of existing services for a new development. This method uses the
current revenue/cost ratios per person and/or per unit as an indicator for future
revenue/cost impacts occasioned by population growth. New capital expenditures required
for provision of services to a development are not added to current costs; instead, the
present debt service for previous improvements is included to represent ongoing capital
projects. The advantage of this approach is its simplicity of implementation and its wide
acceptance by both consultants and local officials. The downside of this approach is that
the methodology calculates the “average” cost as being the expected cost, which is often
not the case as costs are exaggerated - significantly in some instances. (For example, if
one student is added to a school system, limited cost impacts will occur; however based on
3

an “average” cost to educate one student the cost could be noted as $15,000/year, which
includes such costs as existing debt, building maintenance, administrative and other
factors, all of which will be minimally impacted by the addition of one student. The “true
cost” could be significantly less, especially in those communities with declining enrollment.)
Focusing on those departments where measurable impacts may occur refines this
approach and its findings.
The Marginal Cost Approach is a more realistic methodology that can be used to estimate
and measure developmental impacts based on actual costs that occur in the community. At
this time, a “level of service” exists in Medfield to serve the community. This existing
service level, for the most part, addresses the needs of the community through existing tax
collections. As new development occurs, pressures are placed on some departments to
address increased demands, while other departments experience negligible, if any impacts.
In reviewing the potentially impacted town departments specifically, a truer picture of
anticipated cost impacts can be determined.
At this preliminary stage of the Town’s review of redevelopment options, engaging in
detailed discussions with Department Staff was not encouraged by Town Administration
Officials. Therefore, for this analysis, Average Costing will be used to measure potential
municipal impacts, along with Marginal cost findings detailed in the Medfield State Hospital
Strategic Re-use Master Plan.
Given the nature of the contemplated residential development, as will be shown by the
analysis below, measurable impacts will be limited to a few Town departments. Any
required off-site traffic and roadway improvements are expected to be addressed during the
approval process. Solid waste generated by new buildings will be removed by a private
hauler. Water and sewer expenses associated with the new apartment use will be offset
through user fees. This report does not intend to infer that no costs will occur as a result of
this project. Measurable impacts of the redevelopment are expected to result to a few
Town departments, most notably the School Department along with the Police and Fire
Departments. Other Town agencies are projected to experience little or no measurable
impacts from this proposal.
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IV.

Local Revenues from Development

1) Revenue
Local property taxes provide the bulk of general fund revenues for the Town, with fiscal
year 2021 figures showing that 63.5% will be generated from this revenue source, with the
remaining income being received from state aid, local receipts and other financing sources.
The 2021 Residential Tax Rate for the Town is $17.76.
Table Two outlines the estimated municipal tax revenue that may be generated by the
redevelopment, based upon the anticipated assessed value2 Based upon these values, the
new apartment complex is estimated to generate $1,041,180 in annual property tax
revenue
Table Two
Estimated Property Tax Revenue
Units
Total Value
Property Taxes
334
$58,625,000
$1,041,180
2) Miscellaneous Yearly Revenues
Another major revenue source for the community is from motor vehicle excise taxes. In
fiscal year 2020, the Town received a total of $2,297,6033 from this revenue source. Table
Three outlines the projected excise tax revenue stream for the redevelopment project,
which is estimated to be $160,800 annually
Table Three
Motor Vehicle Excise Taxes
Vehicles4 Avg. Value Excise Taxes5
536
$12,000
$160,800
3) Total Revenues from Redevelopment
The planned development of the apartment complex is expected to generate $1,201,980 in
annual tax revenue as outlined in Table Four.
Table Four
Estimated Gross Revenues
Property Taxes $1,041,180
Vehicle Excise
$160,800
Total
$1,201,980
2

Assessments are based on preliminary Income Approach analysis, using a 7.8% Cap Rate recommended by
the Assessing Department.
3
Management’s Discussion and Analysis Report.
4
Estimated 1.6 vehicles per unit.
5
536 vehicles x $12,000 =$5,628,000, tax $25/$1000.
5

Other income sources were reviewed for this analysis but not included in the income
figures. The Town receives state aid from a number of sources based upon the Town’s
population and school enrollments (Chapter 70).

The anticipated new residents will create

demand for local services, thereby creating a positive impact on the local economy. In
addition, one- time building permit fees will be paid to the Town, and the construction
economy will be enhanced from this new development project.
V.

Town Departments

As noted above, the Police, Fire and School Departments account for a significant
percentage of the Town’s operating expenses. These Departments employ the largest
number of personnel and have the most noticeable impact on Medfield’s municipal budget.
Police & Fire

Both the Police and Fire Departments will see measurable increases in demand for
services which can be attributed to the new apartment community. To assess the degree
of impact this project would have on these departments, comparable apartment complex
emergency call data from over 2,500 apartment complexes6 were analyzed. The
emergency call data was obtained and averaged to determine the annual number of calls
per unit. These ratios were then totaled to derive an average call volume per unit, which
was then used to generate projected emergency calls for each Department. Extrapolating
from the comparable call data, increases in calls are projected for both the Town’s Police
and Fire Departments. Table Five and Six outline the findings from this research.
Table Five
Estimated Annual Police Emergency Calls
Police Call Ratio Estimated
Units
Per Unit
Calls
334
.402
135

6

Complete list of emergency calls located in Appendix.
6

Table Six
Estimated Annual Fire
Fire Call Ratio Estimated
Units
Per Unit
Calls
334
.071
24
EMS Emergency Calls
EMS Call Ratio Estimated
Units
Per Unit
Calls
334
.112
38

Police Department
Police Department calls are estimated to increase by 135 calls annually or an average of
2.5 calls per week. To put the call volume into perspective, the Department received
approximately 5,451 totals calls for service in 2018 (105 per week).
To assign some expense to the proposed project, a cost per call was derived from
reviewing total annual police calls and the Department’s budget. As outlined in Table
Seven, a cost of $91,800 will be carried in this analysis.
Table Seven
Estimated Police Cost7
$3,706,245/5,451 = $680 a Call
135 calls @ $680 = $91,800
Fire Department
Fire Department calls are estimated to increase by 62 calls annually or an average of 1.1
calls per week. The Department responded to 1,474 total calls in 2018 (28 calls/week), of
which 703 were EMS related. To allocated Fire Department costs, as with the Police
Department, a cost per call was calculated to cover potential expense as detailed in Table
Eight.
Table Eight
Gross Estimated Fire Cost
$1,973,995/1,474 = $1,340 a Call
62 calls @ $1,340 = $83,080

7

FY21 Budget was increased by 40% to cover insurance and benefit costs for both Police and Fire.
7

The Town of Medfield obtains revenue from ambulance activity and in 2018 received a total
of $422,411. In 2018 the Department responded to 703 EMS related calls, resulting in an
average of $601 collected per call. Taking this revenue source into consideration, as
outlined in Table Nine, the estimated Gross fiscal cost to the Fire Department is $60,247.
Table Nine
Net Fire Department Cost
2018 Ambulance Revenue
$422,411
2018 Ambulance Calls
703
Revenue Per Call
$601
Estimated EMS Calls
38
Estimated EMS Revenue
$22,833.03
Est. Net Department Cost
$83,080
Est. Gross Dept. Cost
$60,247

Other Departments
Medfield Outreach
Medfield Outreach provides services to those 18 and under. Based upon 2018 Census
data, this age bracket consists of approximately 33% of the population (4,245). The
Outreach budget for FY21 totaled $175,270, which translates into a cost per capita of $42.
It is estimated that there will be 90 individuals under the age of 18 residing within the
apartment community, resulting in an estimated cost of $3,780.
Council on Aging
Medfield’s Council on Aging (COA) serves those within the community over the age of 60
and based upon Census data, it is estimated that this population group totals 2,400. The
FY21 Budget for COA totaled $238,269 or $99 per capita. It is estimated that the new
apartment community will have 152 persons over the age of 60, resulting in an estimated
cost of $15,048.
Misl. Departments
Given the minimal impacts associated with the proposed apartment community, few
financial impacts are expected on other Town Departments. All on site trash disposal will
8

be privately disposed of. Public water and sewer will serve the site and costs will be
addressed through user fees. Building permit fees will offset any costs to the Building
Department. No new public roads are proposed in association with the development and
any required off site public roadway improvements will be addressed in the course of
review. The Town will continue to maintain the onsite road system and as such, no new
costs are created. To assign some costs to miscellaneous expenses that may incur to the
Town, we have allocated a general government impact of $100 per unit, or $33,400 for this
development.

It should be noted that at this time Medfield is maintaining roads within the subject site that
total approximately 2.7 miles (14,400 feet). Based upon existing expenditures within the
Public Works Department related to roads, it is estimated the Medfield is expending
approximately $38,000 annual8 to maintain the noted road length within the Medfield State
Hospital property.

8
The Town expends approximately $5.30 per foot to maintain its roads ($2,174,047/77.59 miles). As this
costs includes static overhead that may not changes as the result of new roadways in the community, we
assumed a cost of $2.65 per foot, ½ of the noted actual cost.
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School Department
The School Department’s budget is the largest in the Town, with a fiscal year 2021
expense totaling $36,877,290, representing 57.9% of the total Town budget.

Enrollment Trends
Table Ten and Figure Three illustrate an eight-year enrollment trend for the schools along
with total school enrollment. (Enrollments from the 20/21 school year should be
discounted given the impact of the pandemic).

Enrollments at the elementary level have

been relatively even, with decreases seen at the middle and high school level. Based upon
discussions with the School Superintendent in 2019, capacity issues are not presently an
issue. Also, plans continue to move forward on a new elementary school which will serve
grades 4 & 5.
Table Ten
School Enrollments
2012/13

2013/14

2014/15

2015/16

2016/17

2017/18

2018/19

2019/20

2020/21

1,190

1,132

1,131

1,117

1,136

1,179

1,203

1,222

1,176

Middle School

695

660

631

620

626

622

598

575

560

High School
Total
Enrollment

903

882

876

867

842

828

799

804

775

2,788

2,674

2,638

2,604

2,604

2,629

2,600

2,601

2,511

Elementary

Figure Three
Enrollment Trends
3,000
2,500
2,000
1,500
1,000
500
0
2012/13 2013/14 2014/15 2015/16 2016/17 2017/18 2018/19 2019/20 2020/21

Elementary

Middle School

High School

Total Enrollment
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To allocate expected costs associated with the proposed apartment complex, the number
of children that may live in the multi-family community must be calculated. For this
analysis, two methodologies will be used. As outlined in Table 1 above, the proposed
apartment community is expected to be comprised of 13 studio units, 184 one bedroom
units, 126 two bedroom units and 11 three bedroom units.
Option One
To estimate the potential generation of school aged children (SAC), data from 1,153
comparable 40B apartments were reviewed. The proposed development will have a high
percentage of studio/one bedroom units, 59.1%. Studio and one bedroom units rarely
generate school age children. Reviewing the number on two and three bedroom units
provides a clearer understanding on the potential number of new school children that may
reside within the development. As outlined in Table Ten, a per unit SAC ratio of .492 has
been calculated from the 1,153 comparable apartment complexes, resulting in an estimated
67 school age children as detailed in Table Eleven. As a comparison, the Parc apartment
complex9 has a SAC ratio of .515 which is understandable given the project has only 26%
one bedroom units and is 100% affordable.
Table Eleven
Estimated School Age Children – Option One
Total
Units

# Two/Three
Bedrooms Units

Total
SAC

SAC per 2/3
Unit Apt.

Concord Mews

350

176

85

0.483

Newton (Three Complexes)

678

467

239

0.512

Lincoln Woods

125

85

34

0.400

1,153

728

358

0.492

334

137
Est. School Age
Children

67

68

35

Complex

Average:
State Hospital

The Parc (100% Affordable)

9

92

0.515

2019 enrollment from School Department.
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Option Two
The SAC ratios outlined in Table Twelve, Option Two are derived from a data base of over
1,000 apartments where school enrollment is known based on bedroom type and if the unit
is market rate or affordable. Based on this data set, an estimated 47 school age children
may reside within the apartment community.
Table Twelve
Estimated School Age Children – Option One
Studio ‐ Market
9
0
0
Studio ‐ Affordable
4
0
0
One Bed ‐ Market
138
0.009
1.242
One Bed ‐ Affordable
46
0.021
0.966
Two Bed ‐ Market
94
0.18
16.92
Two Bed ‐ Affordable
32
0.57
18.24
Three Bed ‐ Market
8
0.812
6.496
Three Bed ‐ Affordable
3
1.19
3.57
Total
334
47
Based on these two SAC estimating Options, a range between 47 and 67 school age
children may reside within the proposed new residential community.
The Medfield State Hospital Strategic Re-use Master Plan estimated a per student Marginal
Costs ranging from $3,800 to $4,200. If the higher of these two cost figures is applied to
the range of new school age children, an estimated school cost range of $197,400 $281,400 is derived.
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SUMMARY
As outlined in Table Thirteen, this fiscal impact analysis indicates that there will be a net
positive annualized impact related to construction of the proposed development.
Table Thirteen
Fiscal Summary
Gross Projected Revenues
Estimated Municipal Costs
Police
Fire
Outreach
Council on Aging
Other General Fund Impacts
Schools
Total Costs
Net Positive Fiscal Impact

$1,201,980

$1,201,980

-$91,800
-$60,247
-$3,780
-$15,048
-$33,400
-$197,400
-$401,775
+$800,305

-$91,800
-$60,247
-$3,780
-$15,048
-$33,400
-$281,400
-$485,675
$716,305

Key findings supporting this development include:
The planned redevelopment will generate approximately $1,201,980 in gross
revenues per year. Taking into consideration estimated municipal costs, the
redevelopment will yield a positive net tax revenue range of $716,305 to $800,305.
Excess funds will be available to the community to address current and future
needs.

All on-site property maintenance and trash collection will be private, no new public
roads are proposed.
Calls to the Police Department are projected to increase by 135 a year (2.5 week),
compared with an annual Town wide call volume of approximately 5,500.
The Fire Department is expected to receive approximately 62 calls a year (1.19
week) from the proposed project, adding to the 1,474 calls a year that are presently
received by the Department. In addition, an estimated $24,510 of ambulance
revenue may be realized.
It is estimated range of 47 – 67 school age children may reside at the former
hospital site;

13

Both short-term and long-term positive economic benefits are anticipated to occur,
with construction related jobs being created and local business activity enhanced by
the new residential community.
Additional community benefits will be realized through proactive planning to make
progress in the goals of the Town’s Housing Production Plan, thereby enabling the
community to take greater control over future development.
The Building Permit Fee10 of approximately $390,000 will be paid for the residential
project.

10

$1 per square foot.
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Appendix
Apartment Calls 40B Complexes

Police Department Calls
Estimated Annual Apartment Police Calls11
Town

Units

Avg. Police
Calls Per Year

Avg. Call
Per Unit

Foxborough

250

74

0.296

Franklin

297

73

0.247

Fairfield Green

Mansfield

200

146

0.728

Pembroke Woods

Pembroke

240

92

0.385

Blue Hills

Project
The Lodge
Union Place

Randolph

274

148

0.540

Avalon Newton Highlands

Newton

294

153

0.520

Avalon Chestnut Hill

Newton

204

67

0.328

Arborpoint Woodland

Newton

180

22

0.120

Cloverleaf

Natick

183

82

0.448

The Gables

Westwood

350

155

0.442

Hastings Village

Wellesley

52

3

0.058

2,524

1,015

0.402

Totals
Proposed Apartments

11

334

Projected
Yearly Calls

135

The noted projects are all 40B apartment complexes, with 25% of the units affordable.
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Fire Department
Estimated Apartment Fire Calls12
Town

Units

Avg. Fire Call
Per Year

Avg. Call
Per Unit

Foxborough

250

26

0.105

Franklin

297

19

0.063

Fairfield Green

Mansfield

200

43

0.213

Pembroke Woods

Pembroke

240

9

0.036

Blue Hills

Project
The Lodge
Union Place

Randolph

274

10

0.035

Avalon Newton Highlands

Newton

294

26

0.088

Avalon Chestnut Hill

Newton

204

11

0.053

Arborpoint Woodland

Newton

180

12

0.064

Cloverleaf

Natick

183

7

0.038

The Gables

Westwood

350

17

0.049

Hastings Village

Wellesley

52

2

0.031

2,524

180

0.071

Totals
Proposed Apartments

24

Town

Units

Avg. EMS
Call Per Year

Avg. Call
Per Unit

Foxborough

250

24

0.096

Franklin

297

44

0.148

Fairfield Green

Mansfield

200

25

0.123

Pembroke Woods

Pembroke

240

70

0.293

Blue Hills

Randolph

274

28

0.101

Avalon Newton Highlands

Newton

294

26

0.088

Avalon Chestnut Hill

Newton

204

9

0.044

Arborpoint Woodland

Newton

180

7

0.036

Cloverleaf

Natick

183

24

0.131

The Gables

Westwood

350

26

0.074

Hastings Village

Wellesley

52

2

0.038

2,524

284

0.112

Project
The Lodge
Union Place

Totals
Proposed Apartments

12

334

Projected
Yearly Calls

334

Projected
Yearly Calls

38

Call data obtained from 40B apartment complexes in the region, 25% affordable.
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OPTION A

9/29/21 update: Per the unofficial 2020 Census
numbers, Medfield is currently at 9.1% on the
Subsidized Housing Inventory, since Medfield has
4,550 year round housing units. Our new goal is
going to be 23 units for a one-year safe harbor, and
20
46 units for a two-year Article
safe harbor.

Medfield State Hospital District
[Added 11-18-2019STM by Art. 2]

The proposal from Pulte had
three different options.
Option A would bring our
SHI to 9.18%, option B
would bring it to 10.07%,
and option C would bring it
to 11.53%. The Trinity
proposal would bring it to
15.15%.

§ 300-20.1 Purposes.
This article sets forth the procedures and minimum requirements for the creation of the Medfield State
Hospital District (MSHD) within the Town of Medfield in furtherance with § 300-1.3 of the Zoning Bylaw.
The purposes of the MSHD are to:
A.

Promote the reuse of the former Medfield State Hospital property and certain nearby properties by
encouraging a balanced, mixed-use approach with housing, educational, recreational, cultural and
commercial uses, with open space and with public access; Arboretum only, no mixed use

B.

Implement the goals and objectives of the Strategic Reuse Master Plan for Medfield State Hospital;

1. Maintain and enhance the character and values of the Town of Medfield and its residents, including the
site’s scenic and natural features, spaces for passive and active recreation, and the site’s cultural,
historic, agricultural and architectural significance. NO
2. Address Town housing needs, which may include smaller- footprint housing that is affordable for Medfield residents who are downsizing and would like to stay in the area, or any housing that brings more
diversity into Medfield’s housing stock in alignment with the Town’s Housing Production Plan. YES
3. Achieve reasonable economic and financial impacts on Medfield residents and Town services, assuring
that the master plan is in the Town’s economic best interests. YES?
• Preserves and rehabilitates as many historic buildings as is financially feasible, retaining the site’s historic
architectural character and the historic landscape of Medfield State Hospital; NO
• Provides a diversity of housing opportunities for seniors and for persons of all ages and incomes while
advancing the Town’s housing production goals; YES
• Uses a mixed-use approach to redevelopment by creating new commercial spaces for businesses, offices
and shared work space on the Core Campus, featuring space for a café and a restaurant that can
showcase local foods with farm to table offerings; NO
• Embraces the importance of health, fitness, sports and recreation for all and provides a site for a new parks
and recreation facility; N/A
• Maintains and creates spaces and trails for walking, dog walking, hiking, horseback riding riverfront access,
enjoying the outdoors and appreciating the incredible vistas overlooking the Charles River; YES
• Creates a Cultural Center at Lee Chapel to be a destination and focal point involving and serving the entire
Medfield community; YES

• Connects with agriculture and provides opportunities for community gardens and nature education; and NO
• Dedicates over half the land to open space and agriculture. NO
C.

Promote the public health, safety, and welfare by encouraging diversity of housing opportunities; YES;
79 non age restricted town homes (54 market, 19 affordable)

D.

Increase the availability of affordable housing by creating a range of housing choices for households of
all incomes, ages, and sizes, and meet the existing and anticipated housing needs of the Town, as
identified in the Medfield Housing Production Plan (2016); YES; 79 non age restricted town homes (54
market, 19 affordable) SHI = ~8.86%

E.

Ensure high quality site reuse and redevelopment planning, architecture and landscape design that
enhance the distinct visual character and identity of the Medfield State Hospital area and provide a safe
environment with appropriate amenities; NO

F.

Encourage preservation and rehabilitation of historic buildings; NO

G.

Encourage the adoption of energy and water efficient building practices and sustainable construction
methods and practices; LID techniques, preservation of open space, energy star units, EV charging
station

H.

Establish design principles and guidelines and ensure predictable, fair and cost-effective development
review and permitting; N/A

§ 300-20.2 Definitions. – deleted for space
§ 300-20.3 Establishment of Medfield State Hospital District.
A. Establishment. The Medfield State Hospital District is a district having a land area of approximately 89
acres in size that is imposed on the portion of the property shown on the MSHD Map. The MSHD Map
is hereby made a part of the Zoning Bylaw and is on file in the office Town Clerk and the office of the
Planning Board.
B.

Sub-zones. There are hereby established six sub-zones within the MSHD. The sub-zones define areas
for appropriate development density within the MSHD based on existing context and planned uses
specified in the Strategic Reuse Master Plan. The sub-zones are:

(1) MSH North. N/A
(a) The Green is a broad open space defining the entry to the MSH campus. N/A
(b) Cottage/Arboretum is an area in the southeast corner of MSHD currently occupied by deteriorating,
wood frame dwellings and the location of a number of historic and rare specimen trees and shrubs. 79
non age restricted town homes (54 market, 19 affordable)
(c) Core Campus is the central hilltop campus quadrangle consisting of 24 brick buildings. N/A
(d) North Field is a rolling field to be maintained as passive open space, and possible agricultural use. N/A

(e) West Slope is an area to the west of the main quadrangle overlooking the wooded Medfield Charles
River State Reservation, with a few additional existing brick buildings and open land areas. N/A
(f)

Water Tower is an open area surrounding the existing Town water tower, currently partially paved. N/A

§ 300-20.4 Applicability of MSHD.
§ 300-20.5 Permitted uses.
The specific uses permitted and not permitted in MSHD in each specific sub-zone are enumerated in Table 1.
All new construction in MSHD will require a site plan review and approval by the Planning Board. If the
proposed rehabilitation of an existing building includes new construction, which will alter the existing
footprint by more than 10%, a site plan review and approval by the Planning Board will be required.
Permitted Uses
In the following table of use regulations, symbols shall mean:
YES
A use permitted by right in the MSH District.
SP
A use which may be permitted in the MSH District by a special permit from
the Board of Appeals in accordance with Article 14 of the Medfield Zoning
Bylaw.
PB
A use which is permitted in the MSH District by site plan approval from the
Planning Board in accordance with Article 14 of the Medfield Zoning Bylaw.
NO
A use which is not permitted in the district.
Table 1
Permitted Uses in MSHD
Use
MSH North
B.
A. The Cottage/Arboret C. Core D. North E. West F. Water
Green
um
Campus
Field
Slope
Tower
RESIDENTIAL USES
Single-family cottages
NO
YES
NO
NO
NO
NO
Two- and three-family dwellings
NO
YES
SP
NO
NO
NO
Multi-family dwellings
NO
NO
YES
NO
YES
NO
§ 300-20.6 Housing and housing affordability. 25% affordable dispersed throughout the 79 units

Style

Ownership
/ Rental

Total
#
Units

#
Market
Units

#
Affordable
Units

# of
Buildings

Bedroom
Count

Parking #
Ratio
Parking
Spaces

Townhomes

Ownership

73

54

19

Duplexes
&
Triplexes

2-3 BRs

2 per
unit

§ 300-20.7 Dimensional requirements.

146

§ 300-20.8 Parking requirements.
• 146 parking spaces
o 146 at townhouse garages
• EV Charging stations (one charging station per 35 vehicles) = 5
• Bike parking (one bike parking space per seven res. units) = 21
§ 300-20.9 Application for plan approval.
§ 300-20.10 Plan review procedures.
§ 300-20.11 Plan approval decision.
§ 300-20.12 Change in plans after approval.
§ 300-20.13 Design guidelines.
§ 300-20.14 Signage.
§ 300-20.15 Severability.

OPTION B
Article 20
Medfield State Hospital District
[Added 11-18-2019STM by Art. 2]
§ 300-20.1 Purposes.
This article sets forth the procedures and minimum requirements for the creation of the Medfield State
Hospital District (MSHD) within the Town of Medfield in furtherance with § 300-1.3 of the Zoning Bylaw.
The purposes of the MSHD are to:
A.

Promote the reuse of the former Medfield State Hospital property and certain nearby properties by
encouraging a balanced, mixed-use approach with housing, educational, recreational, cultural and
commercial uses, with open space and with public access; Space for CAM, no mixed use

B.

Implement the goals and objectives of the Strategic Reuse Master Plan for Medfield State Hospital;

1. Maintain and enhance the character and values of the Town of Medfield and its residents, including the
site’s scenic and natural features, spaces for passive and active recreation, and the site’s cultural,
historic, agricultural and architectural significance. NO
2. Address Town housing needs, which may include smaller- footprint housing that is affordable for Medfield residents who are downsizing and would like to stay in the area, or any housing that brings more
diversity into Medfield’s housing stock in alignment with the Town’s Housing Production Plan. YES
3. Achieve reasonable economic and financial impacts on Medfield residents and Town services, assuring
that the master plan is in the Town’s economic best interests. YES?
• Preserves and rehabilitates as many historic buildings as is financially feasible, retaining the site’s historic
architectural character and the historic landscape of Medfield State Hospital; NO
• Provides a diversity of housing opportunities for seniors and for persons of all ages and incomes while
advancing the Town’s housing production goals; YES
• Uses a mixed-use approach to redevelopment by creating new commercial spaces for businesses, oces and
shared work space on the Core Campus, featuring space for a café and a restaurant that can showcase
local foods with farm to table offerings; NO
• Embraces the importance of health, fitness, sports and recreation for all and provides a site for a new parks
and recreation facility; N/A
• Maintains and creates spaces and trails for walking, dog walking, hiking, horseback riding riverfront access,
enjoying the outdoors and appreciating the incredible vistas overlooking the Charles River; YES
• Creates a Cultural Center at Lee Chapel to be a destination and focal point involving and serving the entire
Medfield community; YES

• Connects with agriculture and provides opportunities for community gardens and nature education; and NO
• Dedicates over half the land to open space and agriculture. NO
C.

Promote the public health, safety, and welfare by encouraging diversity of housing opportunities; YES;
Ownership units: 152 non-age restricted town homes, 450 apartments, (337 market, 113 affordable; 113
units count on SHI)

D.

Increase the availability of affordable housing by creating a range of housing choices for households of
all incomes, ages, and sizes, and meet the existing and anticipated housing needs of the Town, as
identified in the Medfield Housing Production Plan (2016); YES; Ownership units: 152 non-age
restricted town homes, 450 apartments (337 market, 113 affordable; 113 units count on SHI) SHI =
~10.46%

E.

Ensure high quality site reuse and redevelopment planning, architecture and landscape design that
enhance the distinct visual character and identity of the Medfield State Hospital area and provide a safe
environment with appropriate amenities; NO

F.

Encourage preservation and rehabilitation of historic buildings; NO

G.

Encourage the adoption of energy and water efficient building practices and sustainable construction
methods and practices; LID techniques, preservation of open space, energy star units, EV charging
station

H.

Establish design principles and guidelines and ensure predictable, fair and cost-effective development
review and permitting; N/A

§ 300-20.2 Definitions. – deleted for space
§ 300-20.3 Establishment of Medfield State Hospital District.
A. Establishment. The Medfield State Hospital District is a district having a land area of approximately 89
acres in size that is imposed on the portion of the property shown on the MSHD Map. The MSHD Map
is hereby made a part of the Zoning Bylaw and is on file in the office Town Clerk and the office of the
Planning Board.
B.

Sub-zones. There are hereby established six sub-zones within the MSHD. The sub-zones define areas
for appropriate development density within the MSHD based on existing context and planned uses
specified in the Strategic Reuse Master Plan. The sub-zones are:

(1) MSH North. N/A
(a) The Green is a broad open space defining the entry to the MSH campus. N/A
(b) Cottage/Arboretum is an area in the southeast corner of MSHD currently occupied by deteriorating,
wood frame dwellings and the location of a number of historic and rare specimen trees and shrubs. 79
non age restricted town homes (54 market, 19 affordable)
(c) Core Campus is the central hilltop campus quadrangle consisting of 24 brick buildings. 73 non age

restricted town homes (54 market, 19 affordable); 350 ownership apartments in 7 buildings (262 market,
88 affordable)
(d) North Field is a rolling field to be maintained as passive open space, and possible agricultural use. N/A
(e) West Slope is an area to the west of the main quadrangle overlooking the wooded Medfield Charles
River State Reservation, with a few additional existing brick buildings and open land areas. Upper West
Slope: 100 units in 2 buildings (all rentals: 75 market, 25 affordable)
(f)

Water Tower is an open area surrounding the existing Town water tower, currently partially paved. N/A

§ 300-20.4 Applicability of MSHD.
§ 300-20.5 Permitted uses.
The specific uses permitted and not permitted in MSHD in each specific sub-zone are enumerated in Table 1.
All new construction in MSHD will require a site plan review and approval by the Planning Board. If the
proposed rehabilitation of an existing building includes new construction, which will alter the existing
footprint by more than 10%, a site plan review and approval by the Planning Board will be required.
Permitted Uses
In the following table of use regulations, symbols shall mean:
YES
A use permitted by right in the MSH District.
SP
A use which may be permitted in the MSH District by a special permit from
the Board of Appeals in accordance with Article 14 of the Medfield Zoning
Bylaw.
PB
A use which is permitted in the MSH District by site plan approval from the
Planning Board in accordance with Article 14 of the Medfield Zoning Bylaw.
NO
A use which is not permitted in the district.
Table 1
Permitted Uses in MSHD
Use
MSH North
B.
A. The Cottage/Arboret C. Core D. North E. West F. Water
Green
um
Campus
Field
Slope
Tower
RESIDENTIAL USES
Single-family cottages
NO
YES
NO
NO
NO
NO
Two- and three-family dwellings
NO
YES
SP
NO
NO
NO
Multi-family dwellings
NO
NO
YES
NO
YES
NO
§ 300-20.6 Housing and housing affordability. Rental apartment buildings along west slope. 25%
affordable dispersed throughout 4 buildings

Style

Ownership
/ Rental

Total
#
Units

#
Market
Units

#
Affordable
Units

# of
Buildings

Bedroom
Count

Parking #
Ratio
Parking
Spaces

Townhomes

Ownership

152

152

0

Duplexes
&
Triplexes

2-3 BRs

2 per
unit

304

Garden
Style
Apartments

Ownership

450

337

113

9
1, 2, 3 BR
buildings
of 50 units
each

§ 300-20.7 Dimensional requirements.
§ 300-20.8 Parking requirements.
• 858 parking spaces
o 304 at townhouse garages
o 554 podium (and surface parking)
• EV Charging stations (one charging station per 35 vehicles) = 17
• Bike parking (one bike parking space per seven res. units) = 86
§ 300-20.9 Application for plan approval.
§ 300-20.10 Plan review procedures.
§ 300-20.11 Plan approval decision.
§ 300-20.12 Change in plans after approval.
§ 300-20.13 Design guidelines.
§ 300-20.14 Signage.
§ 300-20.15 Severability.

1.23 per
unit

554

OPTION C
Article 20
Medfield State Hospital District
[Added 11-18-2019STM by Art. 2]
§ 300-20.1 Purposes.
This article sets forth the procedures and minimum requirements for the creation of the Medfield State
Hospital District (MSHD) within the Town of Medfield in furtherance with § 300-1.3 of the Zoning Bylaw.
The purposes of the MSHD are to:
A.

Promote the reuse of the former Medfield State Hospital property and certain nearby properties by
encouraging a balanced, mixed-use approach with housing, educational, recreational, cultural and
commercial uses, with open space and with public access; Space for CAM, no mixed use

B.

Implement the goals and objectives of the Strategic Reuse Master Plan for Medfield State Hospital;

1. Maintain and enhance the character and values of the Town of Medfield and its residents, including the
site’s scenic and natural features, spaces for passive and active recreation, and the site’s cultural,
historic, agricultural and architectural significance. NO
2. Address Town housing needs, which may include smaller- footprint housing that is affordable for Medfield residents who are downsizing and would like to stay in the area, or any housing that brings more
diversity into Medfield’s housing stock in alignment with the Town’s Housing Production Plan. YES
3. Achieve reasonable economic and financial impacts on Medfield residents and Town services, assuring
that the master plan is in the Town’s economic best interests. YES?
• Preserves and rehabilitates as many historic buildings as is financially feasible, retaining the site’s historic
architectural character and the historic landscape of Medfield State Hospital; NO
• Provides a diversity of housing opportunities for seniors and for persons of all ages and incomes while
advancing the Town’s housing production goals; YES
• Uses a mixed-use approach to redevelopment by creating new commercial spaces for businesses, oces and
shared work space on the Core Campus, featuring space for a café and a restaurant that can showcase
local foods with farm to table offerings; NO
• Embraces the importance of health, fitness, sports and recreation for all and provides a site for a new parks
and recreation facility; N/A
• Maintains and creates spaces and trails for walking, dog walking, hiking, horseback riding riverfront access,
enjoying the outdoors and appreciating the incredible vistas overlooking the Charles River; YES
• Creates a Cultural Center at Lee Chapel to be a destination and focal point involving and serving the entire
Medfield community; YES

• Connects with agriculture and provides opportunities for community gardens and nature education; and NO
• Dedicates over half the land to open space and agriculture. NO
C.

Promote the public health, safety, and welfare by encouraging diversity of housing opportunities; YES;
Ownership units: 152 non-age restricted town homes, 250 apartments, 100 senior apartments, 200 rental
apartments (652 market, 50 affordable; 200 units count on SHI)

D.

Increase the availability of affordable housing by creating a range of housing choices for households of
all incomes, ages, and sizes, and meet the existing and anticipated housing needs of the Town, as
identified in the Medfield Housing Production Plan (2016); Ownership units: 152 non-age restricted
town homes, 250 apartments, 100 senior apartments, 200 rental apartments (652 market, 50 affordable;
200 units count on SHI). SHI = ~11.17%

E.

Ensure high quality site reuse and redevelopment planning, architecture and landscape design that
enhance the distinct visual character and identity of the Medfield State Hospital area and provide a safe
environment with appropriate amenities; NO

F.

Encourage preservation and rehabilitation of historic buildings; NO

G.

Encourage the adoption of energy and water efficient building practices and sustainable construction
methods and practices; LID techniques, preservation of open space, energy star units, EV charging
station

H.

Establish design principles and guidelines and ensure predictable, fair and cost-effective development
review and permitting; N/A

§ 300-20.2 Definitions. – deleted for space
§ 300-20.3 Establishment of Medfield State Hospital District.
A. Establishment. The Medfield State Hospital District is a district having a land area of approximately 89
acres in size that is imposed on the portion of the property shown on the MSHD Map. The MSHD Map
is hereby made a part of the Zoning Bylaw and is on file in the office Town Clerk and the office of the
Planning Board.
B.

Sub-zones. There are hereby established six sub-zones within the MSHD. The sub-zones define areas
for appropriate development density within the MSHD based on existing context and planned uses
specified in the Strategic Reuse Master Plan. The sub-zones are:

(1) MSH North. N/A
(a) The Green is a broad open space defining the entry to the MSH campus. N/A
(b) Cottage/Arboretum is an area in the southeast corner of MSHD currently occupied by deteriorating,
wood frame dwellings and the location of a number of historic and rare specimen trees and shrubs. 79
non age restricted town homes (54 market, 19 affordable)
(c) Core Campus is the central hilltop campus quadrangle consisting of 24 brick buildings. 73 non age

restricted town homes (54 market, 19 affordable); 100 senior living apartments, 250 ownership
apartments
(d) North Field is a rolling field to be maintained as passive open space, and possible agricultural use. N/A
(e) West Slope is an area to the west of the main quadrangle overlooking the wooded Medfield Charles
River State Reservation, with a few additional existing brick buildings and open land areas. Upper West
Slope: 100 units in 2 buildings / Lower West Slope: 100 units in 2 buildings (all rentals)
(f)

Water Tower is an open area surrounding the existing Town water tower, currently partially paved. N/A

§ 300-20.4 Applicability of MSHD.
§ 300-20.5 Permitted uses.
The specific uses permitted and not permitted in MSHD in each specific sub-zone are enumerated in Table 1.
All new construction in MSHD will require a site plan review and approval by the Planning Board. If the
proposed rehabilitation of an existing building includes new construction, which will alter the existing
footprint by more than 10%, a site plan review and approval by the Planning Board will be required.
Permitted Uses
In the following table of use regulations, symbols shall mean:
YES
A use permitted by right in the MSH District.
SP
A use which may be permitted in the MSH District by a special permit from
the Board of Appeals in accordance with Article 14 of the Medfield Zoning
Bylaw.
PB
A use which is permitted in the MSH District by site plan approval from the
Planning Board in accordance with Article 14 of the Medfield Zoning Bylaw.
NO
A use which is not permitted in the district.
Table 1
Permitted Uses in MSHD
Use
MSH North
B.
A. The Cottage/Arboret C. Core D. North E. West F. Water
Green
um
Campus
Field
Slope
Tower
RESIDENTIAL USES
Single-family cottages
NO
YES
NO
NO
NO
NO
Two- and three-family dwellings
NO
YES
SP
NO
NO
NO
Multi-family dwellings
NO
NO
YES
NO
YES
NO
§ 300-20.6 Housing and housing affordability. Rental apartment buildings along west slope. 25%
affordable dispersed throughout 4 buildings

Style

Ownership
/ Rental

Total
#
Units

#
Market
Units

#
Affordable
Units

# of
Buildings

Bedroom
Count

Parking #
Ratio
Parking
Spaces

Townhomes

Ownership

152

152

0

Duplexes
&
Triplexes

2-3 BRs

2 per
unit

304

Garden
Style
Apartments

Ownership

250

250

0

5
1-2 BR
buildings
of 50 units
each

1.23 per
unit

307

Garden
Style
Apartments

Senior
Ownership

100

100

0

2
2 BR
buildings
of 50 units
each

.59 per
unit

59

Garden
Style
Apartments

Rental

200

150

50 (all 200
will count
on SHI)

4
1, 2, 3 BR
buildings
of 50 units
each

1.23 per
unit

246

§ 300-20.7 Dimensional requirements.
§ 300-20.8 Parking requirements.
• 916 parking spaces
o 304 at townhouse garages
o 612 podium (and surface parking)
• EV Charging stations (one charging station per 35 vehicles) = 27
• Bike parking (one bike parking space per seven res. units) = 131
§ 300-20.9 Application for plan approval.
§ 300-20.10 Plan review procedures.
§ 300-20.11 Plan approval decision.
§ 300-20.12 Change in plans after approval.
§ 300-20.13 Design guidelines.
§ 300-20.14 Signage.
§ 300-20.15 Severability.

TRINITY
Article 20
Medfield State Hospital District
[Added 11-18-2019STM by Art. 2]
§ 300-20.1 Purposes.
This article sets forth the procedures and minimum requirements for the creation of the Medfield State
Hospital District (MSHD) within the Town of Medfield in furtherance with § 300-1.3 of the Zoning Bylaw.
The purposes of the MSHD are to:
A.

Promote the reuse of the former Medfield State Hospital property and certain nearby properties by
encouraging a balanced, mixed-use approach with housing, educational, recreational, cultural and
commercial uses, with open space and with public access; Historic rehab/affordable housing in core
campus (demo 10 and 27b)

B.

Implement the goals and objectives of the Strategic Reuse Master Plan for Medfield State Hospital;

1. Maintain and enhance the character and values of the Town of Medfield and its residents, including the
site’s scenic and natural features, spaces for passive and active recreation, and the site’s cultural,
historic, agricultural and architectural significance. YES; Our plan is the adaptive reuse of all campus
buildings (other than those proposed for demolition) without new construction. No new buildings are
proposed. This plan assures preservation of the hilltop quadrangle and long views from it. Reuse of
existing buildings will preserve viewsheds between buildings and the historic rhythm/spacing of the
campus buildings
2. Address Town housing needs, which may include smaller- footprint housing that is affordable for Medfield residents who are downsizing and would like to stay in the area, or any housing that brings more
diversity into Medfield’s housing stock in alignment with the Town’s Housing Production Plan. YES;
By staying within the historic footprint of the building we are providing opportunities for those
individuals who are downsizing and would like to remain in the area. Our inclusion of 25% affordable
housing for the site is aligned with the Town’s Housing Production Plan.
3. Achieve reasonable economic and financial impacts on Medfield residents and Town services, assuring
that the master plan is in the Town’s economic best interests. YES?; Our plan is in the best financial
interest of the Town, who will benefit from the new property and excise taxes that are derived from new
residents. Additionally, as noted in our third-party fiscal benefits study (Please see Appendix B.) many
of the expenses the town currently incurs on maintenance of the property will be assumed by the
ownership of the site.
• Preserves and rehabilitates as many historic buildings as is financially feasible, retaining the site’s historic
architectural character and the historic landscape of Medfield State Hospital; YES
• Provides a diversity of housing opportunities for seniors and for persons of all ages and incomes while
advancing the Town’s housing production goals; YES
• Uses a mixed-use approach to redevelopment by creating new commercial spaces for businesses, offices

and shared work space on the Core Campus, featuring space for a café and a restaurant that can
showcase local foods with farm to table offerings; NO
• Embraces the importance of health, fitness, sports and recreation for all and provides a site for a new parks
and recreation facility; N/A
• Maintains and creates spaces and trails for walking, dog walking, hiking, horseback riding riverfront access,
enjoying the outdoors and appreciating the incredible vistas overlooking the Charles River; YES
• Creates a Cultural Center at Lee Chapel to be a destination and focal point involving and serving the entire
Medfield community; YES
• Connects with agriculture and provides opportunities for community gardens and nature education; and NO
• Dedicates over half the land to open space and agriculture. NO
C.
Promote the public health, safety, and welfare by encouraging diversity of housing opportunities;
YES; 334 non age restricted rental units (249 market, 85 affordable)
• Studio – 13 (9 market, 4 affordable)
• 1 BR – 184 (138 market, 46 affordable)
• 2 BR – 126 (94 market, 32 affordable)
• 3 BR – 11 (8 market, 3 affordable)
D.
Increase the availability of affordable housing by creating a range of housing choices for households
of all incomes, ages, and sizes, and meet the existing and anticipated housing needs of the Town, as
identified in the Medfield Housing Production Plan (2016); YES; 334 non age restricted rental units (249
market, 85 affordable)
• Studio – 13 (9 market, 4 affordable)
• 1 BR – 184 (138 market, 46 affordable)
• 2 BR – 126 (94 market, 32 affordable)
• 3 BR – 11 (8 market, 3 affordable)
E.

Ensure high quality site reuse and redevelopment planning, architecture and landscape design that
enhance the distinct visual character and identity of the Medfield State Hospital area and provide a safe
environment with appropriate amenities; YES

F.

Encourage preservation and rehabilitation of historic buildings; YES

G.

Encourage the adoption of energy and water efficient building practices and sustainable construction
methods and practices; Trinity’s approach utilizes the Commonwealth’s sustainable development
principles, environmental impact, and conservation of resources, as expressed in Exhibit D of the 2014
DCAMM LDA. The plan incorporates a strategy to address energy efficiency, carbon emissions
reduction, and water use as well as high energy performance building standards and landscape
preservation.

H.

Establish design principles and guidelines and ensure predictable, fair and cost-effective development
review and permitting; N/A

§ 300-20.2 Definitions. – deleted for space
§ 300-20.3 Establishment of Medfield State Hospital District.
A. Establishment. The Medfield State Hospital District is a district having a land area of approximately 89
acres in size that is imposed on the portion of the property shown on the MSHD Map. The MSHD Map
is hereby made a part of the Zoning Bylaw and is on file in the office Town Clerk and the office of the
Planning Board.
B.

Sub-zones. There are hereby established six sub-zones within the MSHD. The sub-zones define areas
for appropriate development density within the MSHD based on existing context and planned uses
specified in the Strategic Reuse Master Plan. The sub-zones are:

(1) MSH North. N/A
(a) The Green is a broad open space defining the entry to the MSH campus. N/A
(b) Cottage/Arboretum is an area in the southeast corner of MSHD currently occupied by deteriorating,
wood frame dwellings and the location of a number of historic and rare specimen trees and shrubs. 17
non age restricted units (5 market, 12 affordable)
(c) Core Campus is the central hilltop campus quadrangle consisting of 24 brick buildings. 250 non age
restricted units (187 market, 63 affordable)
(d) North Field is a rolling field to be maintained as passive open space, and possible agricultural use. 20
(15 market, 5 affordable)
(e) West Slope is an area to the west of the main quadrangle overlooking the wooded Medfield Charles
River State Reservation, with a few additional existing brick buildings and open land areas. N/A
(f)

Water Tower is an open area surrounding the existing Town water tower, currently partially paved. N/A

§ 300-20.4 Applicability of MSHD.
§ 300-20.5 Permitted uses.
The specific uses permitted and not permitted in MSHD in each specific sub-zone are enumerated in Table 1.
All new construction in MSHD will require a site plan review and approval by the Planning Board. If the
proposed rehabilitation of an existing building includes new construction, which will alter the existing
footprint by more than 10%, a site plan review and approval by the Planning Board will be required.
Permitted Uses
In the following table of use regulations, symbols shall mean:
YES
A use permitted by right in the MSH District.
SP
A use which may be permitted in the MSH District by a special permit from
the Board of Appeals in accordance with Article 14 of the Medfield Zoning
Bylaw.
PB
A use which is permitted in the MSH District by site plan approval from the
Planning Board in accordance with Article 14 of the Medfield Zoning Bylaw.
NO
A use which is not permitted in the district.
Table 1
Permitted Uses in MSHD

Use

MSH North
B.
A. The Cottage/Arboret
Green
um

RESIDENTIAL USES
Single-family cottages
Two- and three-family dwellings
Multi-family dwellings

NO
NO
NO

C. Core
Campus

YES
YES
NO

NO
SP
YES

D. North E. West F. Water
Field
Slope
Tower
NO
NO
NO

NO
NO
YES

NO
NO
NO

§ 300-20.6 Housing and housing affordability. 25% affordable dispersed throughout the 334 units
Style
Ownership Total # # Market #
# of
Bedroom
Parking #
/ Rental
Units
Units
Affordable Buildings Count
Ratio
Parking
Units
Spaces
Provided
Apartmen Rental
334
249
85
33
Studio, 1,
See
694
ts/duplex
2, 3 BRs
below
units
§ 300-20.7 Dimensional requirements.
§ 300-20.8 Parking requirements.
•
Duplexes or triplexes - 2 per unit
•
Low-/mid-rise housing - 1.23 per unit
Parking – our plan seeks to incorporate small lots throughout the campus, targeted to match parking count
with adjacent building unit count. In total our plan proposes a total of 694 parking spaces. This number was
determined by the following parking ratios:
○ 1.5 Parking spaces for studios and 1-bedroom homes;
○ 2 parking spaces per bedroom for two and three-bedroom homes;
○ 1 visitor space for every three units: 112 visitor parking spaces
• ____ parking spaces
• EV Charging stations (one charging station per 35 vehicles) =
• Bike parking (one bike parking space per seven res. units) =
§ 300-20.9 Application for plan approval.
§ 300-20.10 Plan review procedures.
§ 300-20.11 Plan approval decision.
§ 300-20.12 Change in plans after approval.
§ 300-20.13 Design guidelines.
§ 300-20.14 Signage.
§ 300-20.15 Severability.

