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MAYRQCK
;DEVELOPMENT LLC:

50 Peter Kristof Way

• Proposed development is a Luxury Apartment Building including the
followingfeatures:

o 56 units consisting of: 32 OneBdrm / 18 Two Bdrm / 6 Three Bdrm
o 1500 sq ft function room w/outdoor grill and patio area
o State of the art fitness center
o High-end fixtures and finishes
o Most units will have a recessed exterior deck
o Green building with energy-star rated appliances inctuding stackable

washer/dryer in each unit
o Elevator
o Professionally designed and maintained landscaping

• American Legion members will have storage and meeting space in the new
Beckwith Function Room

• Full-time managementonsite
• Ideal serene location with surrounding woods and no direct residential

abutters



Direct access to Routes 27 & 109 while avoiding residential neighborhoods
Close proximity to downtown Medfield will encourage residents' support of
local restaurants/businesses
Positive impact on town tax revenues
Minimal impact on schools - this property is currently zoned for single-
family homes; the 4.498 acres would accommodate a minimum of four 4
bedroom homes - the homes could have a similar impact on schools as the
proposed building
Only luxury residential building with an elevator in Medfield will help retain
residents who are looking to downsize or achieve a one-level no
maintenance lifestyle
Ample parking - average 1.75 spaces per unit
Unit per acre ratio is similar or lower than other Medfield affordable
projects:

o 50 Peter Kristof Way - 12.45 units per acre
o 67 North Street - 34.78 units per acre
o 71 North Street - 33.61 units per acre
o 41 DaleStreet-12.30unit5peracre
o 96 Adams Street - 31.62 units per acre

This project as proposed will gain the town Safe Harbor until May 2022 and
bring Medfield to 98% of its Affordable Housing Goal (415 of 422 units -
excluding the proposed Tilden Village project)
With the above goals met, the proposed Medfield State Hospital project
would be more attractive to developers because more ofthe units could be
Market Rate
We are experienced developers with stable financing who have successfully
completed a similar project (in a different style) called Aura at Weymouth.
Completed in 2015 this luxury apartment community has been near 100%
occupancy since it opened. (www.auraatweymouth.com)

William Lane Jr

blane@mavrockdev.com

Edward Coolbrith

ecoolbrith(5)mayrockdev.com
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TRANSPORTATION CONSULTANTS, INC.
Planners & Engineers

MEMORANDUM

Afr-^ '^/^Ae
DRAFT

PRINCIPALS
RobertJ.Michaud,P.E.
Ronald D. Desrosiers, P.E., FTOE
Daniel J. Mills, P.E., FTOE

DATE: November 15, 2018

TO: Mr.BUlLaneJr.
Mayrock Development/ LLC
40 Van Brunt Avenue
Dedham/ MA 02026

FROM: Robert J. Michaud, P.E. - Managing Prmcipal
Daniel A. Dumais, P.E. - Senior Project Manager

RE; Proposed American Legion Apartments (40B)
110 Peter Kristof Way - Medfield, MA

MDM Transportation Consultants, tnc. (MDM) has prepared this traffic impact assessment
(TIA) for the proposed apartment development to be located at the American Legion property
located at 110 Peter Kristof Way in Medfield, Massachusetts. The location of the site relative to
adjacent roadways is shown in Figure 1. This memorandum describes existing (baseline) traffic
conditions for adjacent roadways/ trip generation characteristics of the proposed development,
quantifies incren-iental traffic impacts of the Site development on area roadways, and evaluates
safety-related conditions at key study locations that provide access to the Site. Several
improvements aimed at enhancing fcraffic operations and/or safety is outlined under Conclusions
and Recommendations.

Key findings of the traffic assessment are as follows:

a Existing Traffic Characteristics. The weekday daily traffic volume on West Street east of
West Mill Street Street is approximately 5,810 vehicles per day (vpd) on a weekday.
Peak hour traffic flow on Southbridge Sfareet ranges from approximately 494 to 558
vehicles per hour (vph) representmg approximately 9 to 10 percent of daily traffic flow.
The 85th percentile travel speeds along West Street were observed 39 mph in the
eastbound direction and 38 mph in the westbound direction.

a Safehj Characteristics. A review of MassDOT crash data, the signalized study mtersection
of Route 27 at West Street experienced a crash rate that is above the MassDOT District 3
average and it is Usted as a 2013-2015 HSIP location by MassDOT. Independent of the
project the Town is in the process of securing funding to improve the intersection. The
intersection is eligible for HSIP funding subject to a Road Safety Audit (RSA).The
available sight lines looking east and west onto West Street h'om the Peter Kristof Way
meet the minimum recommended sight line requirements from AASHTO.

28 Lord Road, Suite 280 • Marlborough, Massachusetts 01752
Phone (508) 303-0370 • Fax (508) 303-0371 • www.mdmtrans.com



Traffic Impact Assessment
MeO/ieia, Massachusetts

MDM TRANSPORTATION CONSULTANTS, INC.
Planners & Engineers

Study Locations
Figure 1

Site Location

Date:November2018



DRAFT
D M.odest Traffic Increase. Projected trip generation for the Site as an apartment complex

compared to the existing bus parking lot is 22 fewer vehicle trips (-16 entering and -6
exitmg) during the weekday morning peak hour and a modest 22 vehicle trips (13
entering and 9 exiting) durmg the weekday evening peak hour.

a Adequate Roadway Capacity & Operations. The project will result in approximately 1
additional trip within the study area every three minutes or more during the peak
commute hours. MDM finds that incremental traffic associated with the proposed
development is not expected to materially impact operating conditions at the study
mtersections.

a Adequate Parking. A review of industry standard parking rates (ITE and ULI) for
apartments as well as empirical parking rates for area apartment complexes indicate that
the parking supply of 1.75 spaces per unit will accommodate the parking demand for
the Site as well as provide additional visitor parking spaces to accommodate the
monthly American Legion meetings.

In summary, trip generation for the development is projected to be modest. MDM finds that
incremental traffic associated with the proposed development is not expected to materially
impact operating conditions at the study intersections. The available sight lines at the Peter
Kristof Way intersection with West Street exceed the recommended sight line requirements
from AASHTO. The parking supply of 1.75 spaces per unit will accommodate the parking
demand for the Site as well as provide additional visitor parking spaces to accommodate the
monthly American Legion meetings. Implementation of recommended access improvements
will satisfy all applicable design and safety criteria.

PROJECT DESCRIPTION

The existing Site consists of approximately 4.5±acres of land located at the American Legion
property at 110 Peter Kristof Way. The property currently includes a 12,900±sf building used
by the Anierican Legion and on-site parking with access/egress via West Street via Peter Kristof
Way. The property is currently being used by the American Legion and also provides bus
parking for approximately 19 school buses or bus staff vehicles.

Under the proposed site programming, the existing building will be removed and a 56 unit
multi-family rental development will be constructed with a 1,500 sf function room and 98±
parking spaces. The proposed access/egress will remain via West Street via Peter Kristof Way.
The preliminary site plan prepared by CJC Design is shown in Figure 2.

S:\Projects\1006 - Medfield (American Legion)\Documents\1006 MR01-Draft2.doc



Traffic
Im

pactA
ssessm

ent
M

edfield,
M

assachusetts

M
D

M
TR

A
N

SPO
R

TA
TIO

N
C

O
N

SU
LTA

N
TS,IN

C
.

Planners
&

Engineers

Site
PlanSource:

C
JC

D
esign

Figure
2

Prelim
inary

Site
Plan

Date:Novem
ber2018

D
w

gN
o.1006M

R01.dwg
Copyright©

by
M

DM
TrahsportationConsultants,Inc.

AJInghtsresCTved



DRAFT
EXISTING TRAFFIC & SAFETY CHARACTERISTICS

An overview of existing roadway conditions, traffic volumes, and sight lines is provided below.

North Meadows Road

North Meadows Road (Route 27) is classified by the Massachusetts Department of
Transportation (MassDOT) as an Urban Principal Arterial under local (Town) jurisdiction.
North Meadows Road is generally a northwest-southeast roadway in the project area which
connects Route 109 to the north and Route 1A to the south. Adjacent to the Site, North
Meadows Road provides two-way traffic flow, has a width of approximately 45 feet with one
travel lane in each direction and 8-foot shoulders. There are no sidewalks on either side of
North Meadow Road within the study area. The regulatory (posted) speed limit along North
Meadows Road is 45 mph in both travel directions within the study area. Land use along North
Meadows Road within the project area includes a mix of land uses including but not limited to a
storage facility, a kids gym, a daycare facility, a veterinary clinic, and an autobody shop.

V/est Street

West Street is classified by the Massachusetts Department of Transportation (MassDOT) as an
Urban Minor Arterial under local (Town) jurisdiction. West Street is generally an east-west
roadway in the project area which connects Route 27 and Route 109 to the west and Harding
Street to the east. West Street provides two-way traffic flow with a marked double yellow
centerline and marked white edge lines. There are no sidewalks on either side of West Street
within the study area. The regulatory (posted) speed limit along West Street is 35 mph in both
travel directions within the study area. Land use along West Street within the project area
includes a mix of commercial and residential land uses.

Traffic Volumes

Traffic volume data were collected at the primary study area intersections during the weekday
morning (7:00 AM - 9:00 AM) and weekday evening (4:00 PM - 6:00 PM), periods to coincide
with peak traffic activity of the proposed use and the adjacent streets. The existing trip activity
for the Site reflected in the counts includes school bus staff use including staff arrival and
departures and school bus arrival and departures. Review of MassDOT permanent count
station data indicates that October is an above average traffic month (approximately 3 percent
above average month conditions). To remain conservative/ no adjustment (reduction) for
seasonal fluctuations was made to the traffic volume data. The weekday morning and
weekday evening peak hour traffic volumes for the study intersections are shown in Figure 3.
Traffic count data and MassDOT permanent count station data are provided in the
Attachments.

S:\Projects\1006 - Medfield (American Legion)\Documents\1006 MR01-Draft2.doc
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DRAFT
Daily traffic volumes along West Street to the east of West Mill Street were collected in October
2018 and are summarized in Table 1. Detail traffic count data is included in the Attachments.

TABLE1
BASELINE TRAFFIC VOLUME SUMMARY
WEST STREET EAST OF WEST MILL STREET

Time Period
Daily

Volume (vpd)'

Peak Hour
Percent Peak Hour Peak Flow Directional

Daily Traffic2 Volume (vph)3 Direction4 Volume (vph)4

Weekday Moming Peak Hour 5,810
Weekday Evening Peak Hour 5,810 10%

494
558

94% EB
78% WB

463
435

'Two-way daily traffic expressed in vehicles per day without seasonal adjustment.
2The percent of daily traffic that occurs during the peak hour.
3Two-way peak-hour volume expressed in vehicles per hour.
4EB = Eastbound, WB = Westbound

As summarized in Table 1, the weekday daily traffic volume on West Street is approximately
5/810 vehicles per day (vpd) on a weekday. Peak hour traffic flow on Southbridge Street ranges
from approximately 494 to 558 vehicles per hour (vph) representmg approximately 9 to 10

percent of daily traffic flow.

Measured Travel Speeds

Vehicle speeds were obtained for West Street near the Site using a radar recorder. These
measured travel speeds provide a basis for determining sight line requirements at the proposed
site driveway (Peter Kristof Way). Table 2 presents a summary of the travel speed data
collected for West Street in the site vicinity. Collected speed data are provided in the
Attachments.

TABLE 2
SPEED STUDY RESULTS - WEST STREET

Travel
Direction

Regulatory
Speed Limit1

Travel Speed
Mean2 85th Percentile3

Eastbound
Westbound

35
35

35
34

39
38

' Regulatory Speed limit in miles per hour (mph).
2Arithmeticmean
3 The speed at or below which 85 percent of the vehicles are traveling

As summarized in Table 1, the mean (average) travel speed on West Street was observed to be
35 mph in the eastbound and 34 mph in the southbound direction. The 85th percentile travel
speeds were observed to be 39 mph in the eastbound direction and 38 mph in the westbound
direction.

S:\Projects\1006 - Medfield (American Legion)\Documents\1006 MR01-Draft2.doc



DRAFT
Sieht Line Evaluation

An evaluation of sight lines was conducted to ensure that minunum recommended sight lines
are available at the Peter Kristof Way intersection with West Street. The evaluation documents
sight lines under proposed conditions for vehicles as they relate to these roadways with
comparison to recommended guidelines.

The American Association of State Highway and Transportation Officials' (AASHTO)
standards' reference two types of sight distance which are relevant at the intersection: stopping
sight distance (SSD) and intersection sight distance (ISD). Sight lines for critical vehicle
movements at the Peter Kristof Way intersections along West Street were compared to
minimuin SSD and ISD recommendations for the regulatory and observed travel speeds in the
area.

Stopping Sight Distance

Sight distance is the length of roadway visible to the motorist to a fixed object. The minimum
sight distance available on a roadway should be sufficiently long enough to enable a below-
average operator/ traveling at or near the design speed limit/ to stop safely before reaching a
stationary object in its path, in this case, a vehicle exiting onto West Street. The SSD criteria are
defined by AASHTO based on design and operating speeds, anticipated driver behavior and
vehicle performance, as well as physical roadway conditions. SSD includes the length of
roadway traveled durmg the perception and reaction time of a driver to an object, and the
distance traveled during brake application on wet level pavement. Adjustment factors are
applied to account for roadway grades when applicable.

SSD was estimated in the field using AASHTO standards for driver's eye (3.5 feet) and object
height equivalent to the taillight height of a passenger car (2.0 feet) for the West Street
approaches to Peter Kristof Way. Table 3 presents a summary of the available SSD as they
relate to West Street and AASHTO's recommended SSD based on regulatory and observed
speeds.

' A policy on Geometric Design ofHighioiiys and Streets, American Assodation of State Highway and Transportation Officials
(AASHTO),2011.

S:\Projects\1006 - Medfield (American Legion)\Documents\1006 MR01-Draft2.doc



DRAFT
TABLE 3
STOPPING SIGHT DISTANCE SUMMARY
WEST STREET APPROACHES TO PETER KRISTOF WAY

Approach/
Travel Direction

Eastbound
Westbound

Available SSD

>500/300±Feet
>500 Feet

AASHTO Recommended1
Regulatory

Speed Limit2
85"' Percentile
Travel Speed3

250/80 Feet
250 Feet

290/- Feet
280 Feet

'Recommended sight distance based on AASHTO, A Policy on Geomeh-ic Design of Highways and Streets. Based on driver height
of eye of 3.5 feet to object height of 2.0 feet.

2 Regulatory speed limits: 35 mph EB/WB & 15 mph for turns from Route 27
385th Percentile travel speed: 39 mph EB, 38 mph WB & not applicable for turns from Route 27.

As summarized in Table 3, analysis results indicate that the existing available sight lines exceed
AASHTO's recommended SSD criteria along West Street for the regulatory and observed 85th
percentile travel speeds. Stopping sight distance calculations are provided in the Attachments.

Intersection Sight Distance

Clear sight lines provide sufficient sight distance for a stopped driver on a minor-road approach
to depart from the intersection and enter or cross the major road. As stated under AASHTO's
Intersection Sight Distance (ISD) considerations, "...Ifthe available sight distance for an entering
...vehicle is at least equal to the appropriate stopping sight distancefor the major road, then drivers have
sufficient sight distance to avoid collisions...To enhance traffic operations, intersection sight distances
that exceed stopping sight distances are desirable along the major road." AASHTO's ISD criteria are
defined into several "cases". In this case, the Peter Kristof Way approach is under "STOP"

control. The ISD in question relates to the ability to turn either right or left onto West Street.

Available ISD was estimated in the field using AASHTO standards for driver's eye (3.5 feet),
object height (3.5 feet) and decision point (8 to 14.5 feet from the edge of the travel lane) for the
eastbound and westbound travel directions on West Street. Table 4 presents a summary of the
available ISD for the departures from Peter Kristof Way and AASHTO's recommended ISD
assuming continued maintenance of vegetation within the sight line triangles.
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TABLE 4
INTERSECTION SIGHT DISTANCE SUMMARY
PETER KRISTOF WAY DEPARTURES TO WEST STREET

AASHTO Minimum1 AASHTO Ideal1
Approach/

Travel Direction Available ISD

Looking East
Looking West

>500 Feet
>500/300±Feet

SS* Percentile
Travel Speed3

280 Feet
290/- Feet

Regulatory
Speed Limit2

390 Feet
335/145 Feet

'Recommended sight distance based on AASHTO, A Policy on Geometric Design of Highways and Streets. Based on driver height
of eye of 3.5 feet to object height of 2.0 feet. Minimum value as noted represents SSD per AASHTO guidance.

2 Regulatory speed limits: 35 mph EB/WB & 15 mph for turns from Route 27
385th Percentile travel speed: 39 mph EB, 38 mph WB & not applicable for turns from Route 27.

The results of the ISD analysis presented in Table 4 indicate that the available sight lines
looking east and west from the Peter Kristof way onto West Street exceed the sight line
requirements from AASHTO for the regulatory and 85th percentile travel speeds. MDM
recommends that any new plantings (shrubs, bushes) or physical landscape features to be
located within the sight lines should also be maintained at a height of 2 feet or less above the
adjacent roadway grade to ensure unobstructed lines of sight.

Area Transportation Irutiatrves

In an effort to reduce crash activity and enhance safety, the Town is in the process of securing
hinding to re-signalize the North Meadows Road (Route 27) at West Street intersection and to
add some dedicated tum lanes.

Intersection Crash History

In order to identify crash trends and safety characteristics for study area intersections, crash
data were obtained from MassDOT for the Town of Medfield for the three-year period
2014 through 2016 (the most recent data currently available from MassDOT). Crash data for the
study intersections is summarized in Table 5 with detailed data provided in the Attachments.

Crash rates were calculated for the study area mtersections as reported in Table 5. This rate
quantifies the number of crashes per million entering vehicles. MassDOT has determined the
official District 3 (which includes the Town of Medfield) crash rate to be 0.89 for signalized
intersections and 0.61 for unsignalized intersections. These rates represent MassDOT's
"average" crash experience for DistrictS communities and serves as a basis for comparing
reported crash rates for the study intersections. Where calculated crash rates notably exceed the
district average, some form of safety countermeasures may be warranted.
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TABLE 5
INTERSECTION CRASH SUMMARY
2014 THROUGH 20161

Data Category
North Meadows Road (Route 27)

at West Street
Traffic Control
Crash Rate2
MHD Dist. 3 Avg3

Year:
2014
2015
2016
Total

Type:
Angle
Rear-End
Head-On
Sideswipe
Single Vehicle

Severity:
P. Damage Only
Personal Injury
Fatality

Conditions:
Dry
Wet
Snow

Time:
7:00 to 9:00 AM
4:00 to 6:00 PM
Rest of Day

Signalized
1.12
0.89

6
5

11
22

13
4
1
1
3

9
13
o

18
2
2

4
5
13

'Source: MassDOT Crash Database
2Crashes per million entering vehicles (MEV)
'District 3 Average Crash Rate
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As summarized in Table 5:

a Route 27 at West Street. There are a total of twenty-two (22) crashes reported at the
intersection during the three-year study period resulting crash rate of 1.12. MassDOT
has listed the intersecdon as a Highway Safety Improvement Program (HSIP) crash
cluster for 2013-2015. The crashes principally involved angle/sideswipe type collisions
(64%), four rear-end collisions (18%), three single vehicle type collisions, and one head-
on type collision. The majority (59%) resulted in personal injury type collisions. 82% of
the coUisions occurred under dry roadway conditions and 41% occurred during the
peak commuter periods. No pedestrian related crashes or fatalities were reported.

a West Street at Peter KristofWay. There were no reported crashes at this location over the
three-year study period.

a West Street at West Mill Street. There were no reported crashes at this location over the
three-year study period.

In summary, based on review of MassDOT crash data, the signalized study intersection of
Route 27 at West Street experienced a crash rate that is above the MassDOT District 3 average
and it is listed as a 2013-2015 HSIP location by MassDOT. Independent of the project the Town
is in the process of securing funding to improve the intersection. The intersection is eligible for
HSIP funding subject to a Road Safety Audit (RSA).
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FUTURE CONDITIONS

Evaluation of the proposed development impacts requires the establishment of a future baseline
analysis condition. This section estunates future roadway and traffic conditions with and
without the proposed development. To be consistent with industry standard guidelines for
projects not requiring State review, a five-year planning horizon was selected.

To determine the impact of Site-generated traffic volumes on the roadway network under
future conditions, baseline traffic volumes in the study area were projected to a future year
condition. Traffic volumes on the roadway nefrwork at that time, in the absence of the
development (that is, the No-Build condition), would include existing traffic, new traffic due to
general background braffic growth, and traffic related to specific development by others that is
currently under review at the local and/or state level. Consideration of these factors resulted in
the development of No-Build traffic volumes. Anticipated Site-generated traffic volumes were
then superimposed upon these No-Build traffic-flow networks to develop future Build
conditions.

The following sections provide ar> overview of future No-Build traffic volumes and projected
Build traffic volumes.

Backeround Traffic Growth

Nearby permanent count station data published by MassDOT indicates a 0.7 percent per year
growth rate. For purposes of this evaluation, a 1-percent compounded annual growth rate was
used (5.1 percent increase over a 5-year horizon). This growth rate is higher than historic rates
and is also expected to account for any small fluctuation in hourly ta-affic as may occur from
time to time in the study area and traffic associated with other potential small developments or
vacancies in the area. MassDOT permanent count station data and background growth
calculations are provided in the Attachments.

Additionally, based on a review of the MEPA database and correspondence with the Town of
Planning Staff indicates that there are is one significant site-specific development projects in the
area that is expected to moderately increase baseline traffic in the study area as follows:

• Medfield Children's Center (MCQ Daycare. As permitted, the daycare proposes to
relocate and combine its operations from Pleasant Street and South Street to 105 North
Meadows Road and expand its enrollment from 65 students in the preschool to
approximately 139 students. The proposed building will include a total of 8/131±sf of
space with fenced outdoor play areas. Staffing levels are projected at up to a maximum
of 20 to 24 staff to accommodate the expanded school enrollment. On-site parking will
include a total of 40 spaces (38 standard and 2 accessible) to support the Daycare use of
the Site. Proposed access to the facility is proposed via a smgle driveway along North

10
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Meadows Road with the entering and exiting movements separated by approximately
50 feet. The driveway will be located approximately 380 feet north of the North
Meadows Road/West Street signalized intersection. The site-specific trip tracings were
obtained from the TIAS prepared by MDM in January 2018. Trips for this project will be
included in the future No-Build traffic volume networks.

2023 No-Build Traffic Volume Networks

To account for future traffic growth within the study area, the 1-percent annual growth rate was
applied to existing traffic volumes over a five-year period along with trips associated with the
MCC Daycare relocation and expansion. Future 2023 No-Build traffic volumes are displayed in
Figure 4.

Site-Generated Traffic - ITE Basis

Future Build condition traffic volumes were developed by estimating the number of
incremental peak-hour trips expected to be generated by the construction of 56 mid-rise
apartments and distributing this additional traffic onto the local roadway network. The 1,500 sf
function room is assumed to be ancillary to the apartments with approxunately 10±American
Legion members using the room for a monthly meeting. Other uses include gatherings for
residents of the development. The methodology used to estimate the hiture trip-generation
characteristics of the proposed development is summarized below.

The traffic generated by the proposed development was estimated using trip rates published m
ITE's Trip Generation2 for Multifamily Housing (Mid-Rise) - LUC 221. Table 6 presents the trip-
generation estimates for the proposed development. A review of public transportation options
indicates that services are limited in the area with the closes services provide along the Franklin
commuter line, therefore, no credit (reduction) for transit use was assumed for planning
purposes. Detailed trip generation comparison is provided in the Appendix.

lTrip Generation, 10th Edition; Inshtute of Transportation Engineers; Washington, DC; 2017.

11
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TABLE 6
TRIP-GENERATION

Site Trips

Period/Direction
56 Apartments

Trips1
Historical Use

Trips2
Net New

Trips
Weekday Moming Peak Hour

Entering
Exitini

Total

Weekday Evening Peak Hoiir
Entermg

Exitins
Total

5
15
20

15
10
25

(21)
01}
(42)

(2)
m
(3)

-16

±
-22

13
9
22

'Based on ITE LUC 221 applied to 56 units.
2The observed use of the site as a bus parking lot.

As summarized in Table 6, projected trip generation for the Site as an apartment complex
compared to the existing bus parking lot is 22 fewer vehicle trips (-16 entering and -6 exiting)
during the weekday morning peak hour and a modest 22 vehicle trips (13 entering and 9
exiting) during the weekday evening peak hour. MDM finds that incremental fa'affic associated
with the proposed development is not expected to materially impact operating conditions at the
study intersections. Trip generation calculations are provided in the Attachments.

Trip Dish'ibution

The directional distribution of development-generated trips on the roadway network is a
function of a number of variables including area population centers and the efficiency of these
roadways leading to the Site. Journey to work data for the Town of Medfield served as the
primary basis for determining the trip distribution pattern for the project. Detailed calculations
are provided in the Attachments.

Development-related trips for the proposed apartment development are assigned to the
roadway network using the trip-generation estimates shown in Table 6 and the dista-ibution
patterns presented in Figure 5. Development-related trips at each intersection approach for the
weekday morning and weekday evening peak hours are quantified in Figure 6.

12
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Build Traffic Volumes

Build condition traffic volumes are derived by first removing trips associated with the existing
school bus parking use of the Site (see Attachments) then adding incremental traffic increases
for the proposed apartanents to the No-Build traffic volume networks. The resulting 2023 Build
condition traffic-volume networks for the weekday morning and weekday evening peak hours
are displayed in Figure 7.

CAPACITY ANALYSIS

Capacity analysis of intersections is developed using the Synchro®computer software, which
implements the methods of the 2010 Highway Capacity Manual (HCM). The resulting analysis
presents a level-of-service (LOS) designation for individual intersection movements. The LOS is
a letter designation that provides a qualitative measure of operating conditions based on several
factors including roadway geometry, speeds, ambient traffic volumes/ traffic controls, and
driver characteristics. Since the LOS of a traffic facility is a function of the traffic flows placed
upon it, such a facility may operate at a wide range of LOS, depending on the time of day, day
of week, or period of year. A range of six levels of service are defined on the basis of average
delay, ranging from LOS A (the least delay) to LOS F (delays greater than 50 seconds for
unsignalized movements and delays greater than 80 seconds for signalized movements). The
specific control delays and associated LOS designations are presented in the Attachments.

Level-of-Service (LOS) analyses were conducted for the Baseline, No-Build, and Build
conditions for the study intersections. The results of the intersection capacity are summarized
below in Table 7 and Table 8. Detailed analysis results are presented m the Attachments.

13
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TABLE 7
INTERSECTION CAPACITY ANALYSIS RESULTS
WEEKDAY MORNING PEAK HOUR

DRAFT

Peak Hour Appioach

2018 Baseline 2023 No-Build 2023 Build

v/c1 Delay2 LOS' v/c Delay LOS v/c Delay LOS

Route27at
West St

Eastbound 0.80 23 C 0.83 26 C 0.83 26 C
Westbound 0.31 13 B 0.37 15 B 0.37 15 B

Northbound 0.68 21 C 0.73 24 C 0.73 23 C
Southbound 05419 B0.6020 B05920 B

Overall 0.80 21 C 0.83 23 C 0.83 23 C

West St at
Peter Kristof Way

West St at
WestMillSt

Eastbound 0.00 <5 A 0.00 <5 A 0.00 <5 A
Westbound 0.04 <5 A 0.04 <5 A 0.01 <5 A

NBExit 0.12 22 C 0.13 24 C 0.08 20 C
SBExit 0.00 <5 A 0.00 <5 A 0.00 <5 A

Eastbound 0.23 <5 A 0.25 <5 A 0.24 <5 A
Westbound 0.00 <5 A 0.00 <5 A 0.00 <5 A

SBExit 0.14 12 B 0.15 12 B 0.14 12 B
' Volume-to-capacity ratio
2 Average control delay per vehicle (in seconds)
3 Level of service

TABLE 8
INTERSECTION CAPACITY ANALYSIS RESULTS
WEEKDAY EVENING PEAK HOUR

Peak Hour

2018 Baseline 2023 No-Build 2023 Build

Approach v/c1 Delay2 LOS' v/c Delay LOS v/c Delay LOS

Route27at
West St

Eastbound 0.22 9 A 0.23 10 A 0.23 10 A
Westbound 0.77 19 B 0.80 21 C 0.80 22 C

Northbound 0.62 20 B 0.67 22 C 0.67 22 C
Southbound 057 19 B 062 21 C. 062 21 £

Overall 0.77 18 B 0.80 20 B 0.80 20 B

WestSttit Eastbound 0.00 <5 A 0.00 <5 A 0.00 <5 A
Peter Kristof Way Westbound 0.00 <5 A 0.00 <5 A 0.01 <5 A

NBExit 0.03 14 B 0.03 15 C 0.06 16 C
SBExit 0.02 16 B 0.02 17 B 0.02 17 B

WestStat Eastbound 0.11 <5 A 0.11 <5 A 0.12 <5 A
WestMillSt Westbound 0.00 <5 A 0.00 <5 A 0.00 <5 A

SBExit 0.59 20 C 0.64 22 C 0.65 22 C
' Volume-to-capacity ratio
2 Average control delay per vehicle (in seconds)
3 Level of service
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As shown in Table 7 and Table 8:

D Route 27 at West Street. Under No-Build conditions the signalized mtersection will
operate at an overall LOS C or better during peak hours. The proposed development
does not result in any significant change in operations at the signalized intersection
compared to No-Build conditions. Specifically, the project will result in a reduction of
trips through this intersection during the weekday morning peak hour and a nominal
one (1) vehicle or less through this intersection every 6 minutes during the weekday
evening peak hour.

a West Street at Peter KristofWay. Under Build conditions the Peter Kristof Way approach
to the unsignalized intersection will continue to operate with at LOS C or better during
peak hours.

a West Street at West Mill Street. Under Build conditions the West Mill Street approach to
the unsignalized intersection will continue to operate with at LOS C or better during
peak hours.

In summary, the proposed development does not result in any significant change in operations
at the study intersections compared to No-Build conditions.

PROPOSED PARKING SUPPLY

The on-site parking will include a total supply of 98±spaces resulting in a parking supply of
1.75 spaces per unit. This section with review industa-y standard parking rates as outline in
Institute of Transportation Engineers (ITE's) Parking Generation, Urban Land Institutes (ULI's)
Shared Parking, and empirical parking date from suburban area apartment complexes located in
Massachusetts.

Parking observations at four (4) apartment complexes were completed between the hours of
4:45 AM and 6:00 AM (the peak parking demand period as documented by ITE and ULI). It is
noted that access to garage spaces was restricted at the time of the observations; however, as a
conservative measure all garage units were assumed to be fully occupied at the tune of the
count. Parking activity, residential unit count and associated peak parking rate for each of the
apartment complexes are presented in the Attachments and indicated an average peak parkmg
demand of 1.47 spaces per unit which is highly consistent with industry standard parking data
provided by ITE which indicates an average peak parking demand of 1.23 spaces per unit and
the recommended design value of 1.46 spaces per unit provided by ULI. Accordingly, a
parking supply of 1.75 spaces per unit will accommodate the parking demand for the Site as
well as provide additional visitor parking spaces to accommodate the monthly American
Legion meetings.

15
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RECOMMENDATIONS AND CONCLUSIONS

Trip generation for the Site as an apartment complex compared to the existing bus parking lot is
22 fewer vehicle trips during the weekday moming peak hour and a modest 22 vehicle trips
during the weekday evening peak hour. MDM finds that incremental traffic associated with the
proposed development is not expected to materially impact operating conditions at the study
intersections. The available sight lines at the Peter Kristof Way mtersection with West Street
exceed the recommended sight line requirements from AASHTO.

MDM recommends the following access improvements to enhance safety and capacity:

Ll Signage and Markings. A STOP sign (Rl-1) and STOP line pavement markings are
recoinmended on the proposed Site Driveway approach to Peter Kristof Way and the
Peter Kristof Way approach to West Street. The sign and pavement markings shall be
compliant with the Manual on Uniform Traffic Control Devices (MUTCD).

a Driveway Design. The final curb radii between the site driveway and Peter Kristof Way
should be designed to accommodate the Towns largest fire apparatus (ladder truck),
refuse trucks, and single unit delivery vehicles.

a Sight Line Maintenance. Any new plantings (shrubs, bushes) or physical landscape
features to be located within the project driveway sight lines should also be maintained
at a height of 2 feet or less above the adjacent roadway grade to ensure unobstructed
lines of sight.

In summary, trip generation for the development is projected to be modest. MDM finds that
incremental traffic associated with the proposed development is not expected to materially
impact operating conditions at the study intersections. The available sight lines at the Peter
Kristof Way intersection with West Street exceed the recommended sight line requirements
from AASHTO. The parking supply of 1.75 spaces per unit will accommodate the parkmg
demand for the Site as well as provide additional visitor parking spaces to accommodate the
monthly American Legion meetings. Implementation of recommended improvements will
satisfy all applicable design and safety criteria.

16
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6.0 SUMMARY AND CONCLUSIONS

6.1 FlNDINGS

6.7.7 On-Site Environmental Concerns

Several Recognized Environmental Conditions (RECs) were initially identified for the Subject
Parcel. These included the former Medfield Landfill and the presence ofan on-Site leaching septic
system. An LSI was completed to assess the RECs at the subject property with respect to current a
proposed future use. Additional assessment may be warranted for in the event groundwater beneath
the Subject Property is utilized for drinking water purpose; such use is not anticipated as the Subject
Property is serviced by public water. The results ofthe LSI indicated that the former landfill and
septic system are no longer RECs for the Subject Property.

6.1.2 Off-Site Environmental Concerns

OHI did not observe off-Site RECs for the Subject Property.

6.1.3 Historical Environmental Concerns

OHI did not identify and HRECs for the Subject Property.

6.1.4 Controlled Environmental Concerns

OHI did not identify any CRECs for the Subject Property.

6.1.5 Data Gap Analysis

No significant data gaps exist for the Subject Property. Reports on landfill sampling by the
Town ofMedfield were not available for the report. Groundwater beneath the site is not utilized.
In the event that groundwater beneath the Site is utilized, a more extensive sample analytical
suite may be warranted.

6.2 CONCLUSIONS

NoRECswere identifiedforthe SubjectParcel. An LSI was completed to assess the potential RECs
associated with a former landfill adjacent to the Subject Property and the on-Site leaching septic
system. The results ofthe LSI indicate that soil and groundwater at the Subject Property do not
represent a REC or reportable condition with respect to the current and proposed Site uses and
limited analytical suite completed. Based on the results of the LSI, further environmental
assessment/remediation is not recommended at the Subject Property at this time.

ESA, LSI, andGeolech
November 13, 2018
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Engineers & EnvironmentatScientists

OHI recommends any new construction include the installation the subsurface radon style
mitigation/sub-slab depressurization system beneath the foundation slab to facilitate the venting.
The system could be activated at a later date should radon or methane (potentially from the
adjacent landfill) become an future concern. OHI also recommends additional assessment in the
event that use of groundwater resources below the property are utilized.

ESA, LSI, andGeotech
November 13, 2018
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Engineers & EnvironmentalScientists

7.0 CONSULTANT INFORMATION

The work was completed by the following personnel:

Brian Snow, P.G., L.S.P.
OHI Engineering, Inc.
Senior Project Manager

Jared J. Kelly
OHI Engineering, Inc.
Project Engineer/Environmental Professional

We declare that, to the best ofour professional knowledge and belief, we meet the definition of
environmental professional as defined in 312.10 of40 CFR 312. We have the specific qualifications
based on the education, training, and experience to assess a property of the nature, history, and
setting ofthe Site. We have developed and performed all the appropriate inquiries in conformance
with the standards and practices set forth in 40 CFR Part 312. Resumes for the environmental
professionals can be found in Appendix G.

ESA, LSI, andGeolech
November 13,2018
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Serving generations - our legacy, our future.
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December 5, 2018

William Lane
Edward Coolbrith
Mayrock Development, LLC
40 Van Brunt Ave
Dedham, MA 02026

RE: Proposed 56 unit devetopment at 50 Peter KristofWay, Medfield, MA

DearGentleman,

Thank you for your inquiry for financing the acquisition and development of 50 Peter Kristof Way,
Medfield, MA.

Based on your financiat capacity and excellent credit history with Rockland Federal Credit Union, the
Credit Union has determined that you are qualified, subject to ordinary Rockland Federal Credit Union
underwriting standards, to purchase and develop 56 Units located at 50 Peter KristofWay, Medfield,
MA.

Best Regards

Thomas C. White
President

241 UNION STREET, ROCKLAND, MA 02370-2308 (781) 878-0232
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FISCAL IMPACT ANALYSIS 
 

50 Peter Kristof Way 
 

January 28, 2019 
 
 
I. Introduction 
 
Fougere Planning and Development has been engaged by Mayrock Development, LLC to 

estimate the net fiscal impact to the Town of Medfield, MA from the proposed development 

of a 40B residential apartment development, with 25% of the units set aside as affordable.    

This analysis is based upon the planned development of a 56 unit apartment building on a 

4.49 acre site, replacing an existing American Legion Hall.  One, 3.5-story building is 

proposed with onsite amenities including common areas.  Onsite parking for 78 vehicles 

will be provided.  The property will be privately maintained, along with all trash removal.  

Table One outlines the apartment mix contemplated by the development proposal, with 

55% of the units one bedroom. 
 

 
Table One 

 Apartment Unit Mix 
One Bed - Market 25 

One Bed - Affordable 6 
Two Bed - Market 14 

Two Bed - Affordable 5 
Three Bed - Market 3 

Three Bed - Affordable 3 
Total 56 

 
 
II. Local Trends 
 
Census figures1 report that from 2010 to 2017 Medfield’s population increased from 12,024 

to 12,610, showing a 4.8% growth rate over the 7-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  

 
 

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 

empty-nesters 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 
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affordable, resulting in their leaving Medfield for other communities. 

Smaller single family homes or condominiums and rental housing would 

allow residents an opportunity to stay in Medfield as they age.  

 

Budget 
Education, along with the Public Safety departments, are some of the largest 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 2018 

 
 
 
III. 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 
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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 

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.  This analysis will use a combination of these 

two fiscal approaches. 

 

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 with the Town.  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 the new land use. 

 

IV. Local Revenues from Development 
 

1) Revenue 
 
Local property taxes provide the bulk of general fund revenues for the Town, with fiscal 

year 2019 figures showing that 68.4% will be generated from this revenue source, with the 
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remaining income being received from state aid, local receipts and other financing sources.  

The 2019 Residential Tax Rate for the Town is $17.87. 
 

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 $173,589 in annual property tax revenue 
 

Table Two 
 Estimated Property Tax Revenue 
Units  Total Value  Property Taxes 
56  $9,714,000   $173,589  

 
2) Miscellaneous Yearly Revenues 
 
Another major revenue source for the community is from motor vehicle excise taxes.  In 

fiscal year 2018, the Town received a total of $2,200,0003  from this revenue source.  Table 

Three outlines the projected excise tax revenue stream for the redevelopment project, 

which is estimated to be $31,150 annually 

 
Table Three 

Motor Vehicle Excise Taxes 
Vehicles4  Avg. Value  Excise Taxes5 

70  $18,000   $31,150 
 

 

3) Total Revenues from Redevelopment 
 
The planned development of the apartment complex is expected to generate $205,089 in 

annual tax revenue as outlined in Table Four.   

 

Table Four 
Estimated Gross Revenues 
Property Taxes  $173,589 
Vehicle Excise  $31,500 

Total  $205,089 
 

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.    The anticipated new residents will create demand for 

local services, thereby creating a positive impact on the local economy.  In addition, one- 

                                                           
2 Assessments are based on preliminary Income Approach analysis, using an 8% Cap Rate recommended by 
the Assessing Department.  
3 Town Clerk. 
4 Estimated 1.25 vehicles per unit. 
5 70 vehicles x $18,000 =$1,260,000, tax $25/$1000. 
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time building permit fees will be paid to the Town, and the construction economy will be 

enhanced from this new development project.   

 

V. Department Impacts 
 

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 dramatic impact on Medfield’s municipal budget. 

Given the large budgetary impact these Departments have on the Town, they are closely 

analyzed in this Report. 

 

Police & Fire 
 
Both the Police and Fire Departments will see a measurable increase in demand for 

services which can be attributed to the new apartment complex.  To gain a firm 

understanding of the degree of impact this development would have on these departments, 

call data from over 2,500 40B apartment complexes6 were reviewed to collect the 

emergency call volume generated by the proposed apartment complex.  The data was 

analyzed to arrive at an average emergency call ratio 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 

Units 
Police Call 

Ratio Per Unit 
Estimated 

Calls 
56  .402   23 

 
 

Table Six 
Estimated Annual Fire/EMS Emergency Calls 

Units 
Fire Call Ratio 

Per Unit 
Estimated 

Calls 
56  .071  4 

 

Units 
EMS Call Ratio 

Per Unit 
Estimated 

Calls 
56  .112  6 

 
 
                                                           
6 Complete list of emergency calls located in Appendix.  
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Police Department 
 

Police Department calls are estimated to increase by 23 calls annually or an average of 2.2 

calls per week.  To put the call volume into perspective, the Department received 

approximately 9,000 totals calls for service in 2017 (173 per week).   

 

To gain an understanding of potential impact the Consultant met7 with Interim Police Chief 

John Wilhelmi and reviewed the proposed project.  The Chief does not believe the 

proposed project will impact his Department and staffing levels are adequate to handle the 

anticipated increased call volume.   The Chief believed having quality management for the 

project was important, noting The Parc was well managed and registered few police calls.  

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 $6,854 will be carried in this analysis. 

 

Table Seven 
Estimated Police Cost 

$2,680,538/6,000 = $298 a Call 
23 calls @ $298 = $6,854 

 
Fire Department 
 

The Department responded to 1,150 total calls in 2017, of which 600 were EMS related. 

The Consultant discussed the proposed project with Fire Chief William Carrico.  The 

Department has adequate staffing levels and equipment to address new calls to the 

proposed development.  The proposed project will not require increased staffing levels or 

burden the Department with additional costs.     The Chief agreed with the comments from 

the Police Chief that having quality management is important.  Although no cost impacts 

are anticipated to the Department, as will the Police Department, a cost per call was 

calculated to cover potential expense as detailed in Table Eight.   

 

Table Eight 
Estimated Fire Cost 

$1,032,652/1,150 = $898 a Call 
10 calls @ $898 = $8,980 

 

 

                                                           
7 Joint meeting was held with both the Police and Fire Chiefs. 
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In addition, it should be noted that ambulance calls generate an average of $333 per call8, 

which translates into a $1,998 in estimated annual income to the community. 

 

Other Departments 
 
Given the minimal impacts associated with the proposed apartment community, few 

financial impacts are expected on other Town Departments.  All on site trash and snow 

removal will continue to be privately maintained.  Public water and sewer will serve the site 

and calls costs will be addressed through user fees.  No new public roads are proposed in 

association with the development and any required public roadway improvements will be 

addressed in the course of review.  To assign some costs to miscellaneous expenses that 

may incur to the Town, we have allocated a general government impact of $10,000 for this 

development. 

 
 
 
School Department 
 
The School Department’s budget is the largest in the Town, with a fiscal year 2019 budget 

of $33,035,766 representing 46.9% of the total Town budget.  

 

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.  As outlined in 

Table 1 above, the proposed apartment community is expected to be comprised of 31 one 

bedroom units, 19 two bedroom units and 6 three bedroom units.  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 one bedroom 

units, 55%.  One bedroom units rarely generate school age children.  Reviewing the 

number on two and three bedroom units provides a clearly understanding on the potential 

number of new school children that may reside within the development.  As outlined in 

Table Nine, a per unit SAC ratio of .492 has been calculated from the 1,153 comparable 

apartment complexes, resulting in an estimated 12 school age children.  As a comparison, 

the Parc apartment complex has a SAC ratio of .515 which is understandable given the 

project has only 26% one bedroom units and is 100% affordable.  In addition, 75% of the 

units will be market rate and generate fewer children than affordable units. 

 

                                                           
8 Estimated 2017 ambulance income from the Fire Department was $200,000 on 600 EMS calls. 
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Table Nine 
Estimated School Age Children 

 

Complex 
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 

Totals  1,153  728  358  0.492 
Peter Kristoff Way  56  25       

   
Est. School Age 

Children  12   
The Parc (100% Affordable)  92  68  35  0.515 

 
 
 
Schools 
 
 

Table 10 illustrates a nine-year enrollment trend for the schools along with total school 

enrollment.   The most up to date enrollment projection estimates9 from the School 

Department indicate an increasing enrollment trend concentrated in the elementary grade 

level.   This increase can be seen starting in the 2016 school year. 

 
Table 10 

School Enrollments  
   2010/11  2011/12  2012/13  2013/14  2014/15  2015/16  2016/17  2017/18  2018/19 
Elementary   1,280  1,241  1,190  1,132  1,131  1,117  1,136  1,179  1,203 
Middle School  722  721  695  660  631  620  626  622  598 
High School  937  898  903  882  876  867  842  828  799 
Total 
Enrollment  2,939  2,860  2,788  2,674  2,638  2,604  2,604  2,629  2,600 

 
 

In order to detailed information on the school system and current enrollment growth trends,  

a meeting was held with Superintendent Dr. Jeffrey Marsden.    

 

The consultant outlined the estimated school children impact along with the recent 

enrollment trends.  The Superintendent felt the estimate was reasonable and recognized 

that the proposed apartment complex will contain a high percentage of one bedroom units.  

He also noted that he was surprised at the low number of school age children presently 

                                                           
9 NESDEC. 
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residing at The Parc.  Enrollment growth at the elementary school has been increasing and 

planning is underway for a new 900 +/- school scheduled to open in September 2023.   

 

The Superintendent stated that the school system will be able to accommodate these new 

students.  Although the hiring of new staff is unlikely, some schools costs should be 

accounted for.  The Superintendent suggested a cost of $70,000 be carried, with half the 

funds allocated to a teacher/aid and half to account for potential special education costs. 
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SUMMARY  
 

As outlined in Table 11, this fiscal impact analysis indicates that there will be a net positive 

annualized impact related to construction of the proposed development. 

 
Table 11 

Fiscal Summary 
Gross Projected Revenues  $205,089 
Estimated Municipal Costs  

Police -$6,854 
Fire -$8,980 

Schools -$70,000 
Other General Fund Impacts  -$10,000 

Total Costs -$95,834 
Net Positive Fiscal Impact +$109,255 

 
Key findings supporting this development include: 

 

 The planned redevelopment will generate approximately $205,089 in gross taxes 

per year.  Taking into consideration estimated municipal costs, the redevelopment 

will yield $109,255 in positive net tax revenue;   

 
 

 All on-site property maintenance and trash collection will remain private, no new 

public roads are proposed.   

 

 Calls to the Police Department are projected to increase by 23, compared with an 

annual Town wide call volume of 9,000.   

 
 The Fire Department is expected to receive approximately 10 calls a year from the 

proposed project, adding to the 1,150 calls a year that are presently received by the 

Department.  In addition, an estimated $1,998 of ambulance revenue may be 

realized. 

 
 It is estimated that 12 school age children will reside in the apartment community; 

 
 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.   
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 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 Fee of approximately $71,000 will be paid for the residential 

project.  

 

 
  



 

13 
 

Appendix 
Apartment Calls 40B Complexes 

 
 

Police Department Calls 

Project  Town  Units 
 Police Calls        
Three Years 

Avg. Call 
Per Year 

Avg. Call 
Per Unit  

Projected 
Yearly Calls  

The Lodge  Foxborough  250  222  74  0.296    

Union Place  Franklin  297  220  73  0.247    

Fairfield Green  Mansfield  200  437  146  0.728    

Pembroke Woods  Pembroke  240  277  92  0.385    

Blue Hills  Randolph  274  444  148  0.540    
Avalon Newton 
Highlands  Newton  294  459  153  0.520    

Avalon Chestnut Hill  Newton  204  201  67  0.328    

Arborpoint Woodland  Newton  180  65  22  0.120    

Cloverleaf  Natick   183     82  0.448    

The Gables  Westwood  350  464  155  0.442    

Hastings Village  Wellesley  52     3  0.058    

Totals     2,524  2,789  1,015  0.402    

Proposed Apartments     56           23 
 
 
 

Fire Department 
 

Project  Town  Units 
 Fire Calls      
Three Years 

Avg. Call 
Per Year 

Avg. Call 
Per Unit  

Projected 
Yearly Calls  

The Lodge  Foxborough  250  79  26  0.105    

Union Place  Franklin  297  56  19  0.063    

Fairfield Green  Mansfield  200  128  43  0.213    

Pembroke Woods  Pembroke  240  26  9  0.036    

Blue Hills  Randolph  274  29  10  0.035    

Avalon Newton Highlands  Newton  294  104  26  0.088    

Avalon Chestnut Hill  Newton  204  43  11  0.053    

Arborpoint Woodland  Newton  180  46  12  0.064    

Cloverleaf  Natick  183     7  0.038    

The Gables  Westwood  350     17  0.049    

Hastings Village  Wellesley  52     2  0.031    

Totals     2,524  511  180  0.071    

Proposed Apartments     56           4 
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Project  Town  Units 
 Amb. Calls     
Three Years 

Avg. Call 
Per Year 

Avg. Call 
Per Unit  

Projected 
Yearly Calls  

The Lodge  Foxborough  250  72  24  0.096    

Union Place  Franklin  297  132  44  0.148    

Fairfield Green  Mansfield  200  74  25  0.123    

Pembroke Woods  Pembroke  240  211  70  0.293    

Blue Hills  Randolph  274  83  28  0.101    

Avalon Newton Highlands  Newton  294  103  26  0.088    

Avalon Chestnut Hill  Newton  204  36  9  0.044    

Arborpoint Woodland  Newton  180  26  7  0.036    

Cloverleaf  Natick  183     24  0.131    

The Gables  Westwood  350     26  0.074    

Hastings Village  Wellesley  52     2  0.038    

Totals     2,524  737  284  0.112    

Proposed  Apartments     56           6 
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FOUGERE PLANNING & DEVELOPMENT, Inc. 
Mark J. Fougere, AICP 

Phone: 603-315-1288 Email: Fougereplanning@comcast.net 
 
 
 
 
 

Medfield Housing Market Review 
 
 
 
Mayrock Development, LLC is proposing a 56 unit apartment community, with 25% of the units set aside 

as affordable under the 40B housing development initiative.   A majority of the units (55%) will be one 

bedroom units, with 25 units consisting of two and three bedrooms.   This housing market review will 

explore the local housing market to understand competing developments and gauge the support in the 

market place for this type of housing development. 

 

 

National and Regional Trends 
 

At this time the local and national economies are strong, with positive short term trends being seen.   The 

Boston Federal Reserve recently reported   “Throughout 2018, New England and the United States 

continued to see improvements in economic conditions. Through November 2018, employment increased 

and unemployment rates fell relative to one year prior. Wages increased in all six New England states, 

although the average pace of gains eased compared with late 2017. Through the third quarter of 2018, 

home prices continued to climb both regionally and nationally compared to the same period in 2017.  In 

addition, incomes in New England and the United States continued to grow through the first three 

quarters of 2018. Wage and salary disbursements, the largest component of income, were up year-over-

year by 4.2 percent nationally and 2.6 percent regionally in Q3 2018. All six New England states 

experienced year-over-year gains in wages and salaries, though the rate of growth ranged between 0.3 

percent in Connecticut to 3.8 percent in Massachusetts.”  Although concerns of a potential recession 

have been expressed recently, Massachusetts economic fundamentals remain relative strong.  The 

Federal Reserve has forecasted stable GDP growth over the next three years, with steady unemployment 

and inflation trends seen. 
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Local Trends 
 
 
Few multi-family market rate rental options exist in the community, with many of the units that are 

available either dated or have income eligibility restrictions placed on them, excluding those individuals 

with higher incomes from renting these units.  The major apartment complexes in the community include 

Tilden Village, Wilkens Glen and Parc which total some 255 units, equating to 46.5% of the total rental 

market1 in the community.  At this time, there are no new market rate apartment units in the Medfield 

market.   Only a few new apartment projects will be coming on line in the near future, with two rental 

projects (eight unit and sixteen unit) presently under construction (both 40B), while a 24 unit rental 40B 

project is presently seeking approval from the ZBA.    There are presently no vacancies at the Parc 

complex indicating a strong demand for affordable units.  In the region there is a shortage of apartment 

units for both families and older age population segments. 

 
A significant percentage of residential units in Medfield are single family homes, Table One.  In addition, 

only 13% of total units are available for rent, many of which have income restrictions. 

 
Table One 

Single Family   3,720 
Two Family   190 
1‐unit attached  64 
Duplex  73 
3 ‐ 4 Units  121 
5 ‐ 9 Units  21 
10 ‐ 19 Units  139 
20 or More Units  133 

 
 
 
Medfield’s Housing Production Plan notes the communities Housing Priority Needs as follows: 
 
 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. 
 

                                                           
1 American Factfinder, 2013-2017 555 total rental units. 
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 Medfield’s homes are large, and there are few options for seniors and empty-nesters 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 condominiums and rental housing would 
 allow residents an opportunity to stay in Medfield as they age. 
 
 Single family homes in Medfield are very expensive. There is a need for more modest 
 homes, including affordable homeownership opportunities for younger adults, people 
 who work in town, care providers, and lower income households. 
 
  
Since 2000 Medfield’s population has increased by 2.75% and 4.87% since 2010 as outlined in Table 

Two.   In addition, Norfolk County’s population has increased by 7.54% since 2000 and 4.39% since 

2010.   

Table Two 

 2000  2010  2017 
% Change 
2000 ‐ 2017 

% Change 
2010 ‐ 2017 

Medfield   12,273  12,024  12,610  2.75%  4.87% 
Norfolk County  651,227  670,850  700,322  7.54%  4.39% 

 

 

Those over the age of 55 have increased dramatically in Medfield since 2000, along with those 62 years 

or older, Figure One.   Since 2000, the 55+ age bracket has increased from 2,203 to 3,679, a 66.9% 

increase.  From 2010 to 2017 this age bracket has increased 25.2%.   For those 62 years or older, since 

2000 a 42.7% increase has been seen, with a 12.8% rise since 2010.   This aging demographic creates a 

strong local market for those individuals who would like to downsize their living arrangement and stay in 

the community.  A significant percentage of the proposed units will be one bedroom (55%), which will be 

attractive to this older age demographic group.   

 

Figure One 
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Conclusion 
 

The overall economy of the region is strong and although some degree of economic slowdown can be 

expected, Medfield will remain a strong attraction given is excellent school system and rural character.  

Both State and School Department data show a continued increase in elementary school enrollments, 

demonstrating a growing younger age bracket being attracted to the community.  The lack of new and 

modern apartment units in Medfield is significant.  Although apartments units are available in the 

community, many have income restrictions associated with them, limiting access to those with higher 

incomes.   The aging demographic of the community will provide a strong market demand for those 

individuals who would like to remain in Medfield.  A majority of the units will be one bedroom which is 

attractive to this older demographic.  Providing housing options for younger demographics is also vital, 

allowing those who grew up in Medfield an affordable local housing option, as well as new families drawn 

to the community.  The proposed project will represent 9.2% of the total rental market in the community2. 

Given the region’s growth and growing aging population, these new units will create a reasonable 

increase into the local market place.  This is especially true given that a majority of the existing rental 

stock is aged. 
 

                                                           
2 Existing rental units, in addition to those either under construction or in approval process. 






































