
Board of Selectmen, MSH Master Planning Committee, MSH Development Committee 
Medfield High School Auditorium, October 7, 2019 

MEDFIELD STATE HOSPITAL PUBLIC FORUM  
STRATEGIC REUSE MASTER PLAN AND RE-ZONING 

Presenter
Presentation Notes
The Medfield State Hospital (MSH) Strategic Reuse Master Plan is a plan and specific guide for the reuse and rehabilitation of 39 historic buildings plus selected new construction for a total of 661,000 SF on a 128-acre campus overlooking the Charles River. The state hospital campus once owned by the Commonwealth, completely shuttered in 2003, and was acquired by the Town of Medfield in 2014.



 
Objectives for the Information Session 
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 Update everyone on where we are in the process of 
repurposing the State Hospital property 

 Explain what the Special Town Meeting is about and 
the issues you will be voting on 

 Place the Special Town Meeting into a broader 
context of what the town is planning going forward 
from here 

 Answer your questions 



How We Got Here 
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2014 2015 2016 2017 2018 2019 2020 

State-Proposed 
440-unit 

Development 

Town 
Buys 
MSH 

December 2014 

MSH MPC Develops 

Master Plan 
MSH DC 

Tests 
Market 

November 2019 
STM - Zoning 



Special Town Meeting Articles 

MSH Zoning 
 Item 1:  Creation of a 

new “Medfield State 
Hospital District” 

 Item 2:  Designates 
specific parcels within 
the new zoning district 
in order to create a 
new zoning map 

Medfield Cable TV 
 Article: Transfers 

funding to Medfield 
Cable TV to comply 
with new laws 
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Where We Go From Here 
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November 2019 
STM - Zoning 

Zoning Changes 
Approved 

Zoning Changes 
Rejected 

RFQ Developed 
and Issued 

(1st half 2020) 

RFP Developed 
and Issued 

(Summer 2020?) 

Developer 
Selection 

Fall 2020 - EARLIEST 
STM - Disposition 

Issue Returns to  
Board of Selectmen 



KEY DRIVERS & TAKEAWAYS 
Gil Rodgers 
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Key Driver - Medfield Board of Selectmen 
 

 
 BOS original charter, guidance and 

specific objectives 
 

 Extensive community feedback 
through surveys, workshops, internet, 
videos, etc. 

 
 Signed government agreements 

with Medfield, State, and Federal 
 

 Economic feasibility criteria 
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Objectives: 

Selectmen Richard DeSorgher, Pete Peterson, 
and Mark Fisher 

 

Presenter
Presentation Notes
Key Drivers --- Master Plan  --- Zoning Agreement

Four key drivers directed our efforts:

BOS original charter and specific objectives that were endorsed by BOS  and follow-up guidance
 “… present to the Board of Selectmen a comprehensive and coordinated vision for the sustainable redevelopment and reuse of the former Medfield State Hospital.”

Extensive community feedback through surveys, workshops, internet, movies, etc.

Signed government agreements at local Medfield, State, and Federal levels

Economic feasibility criteria


Need for balance between economic feasibility and social/community values 

Tradeoffs among alternatives

Many alternatives considered and ruled-out such as complete demolition, high density development, maximization of short-term financial profits



Key Driver – Community Feedback 

 Preserve beauty and 
openness 

 Keep historic buildings and 
landscape 

 Maintain “The Green” in front 
 Reuse Lee Chapel for cultural 

and arts center 
 Provide for sports, recreation, 

and exercise 
 Connect with agriculture 
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Clear Messages: 

2015 survey results on “Ideal Land Allocations” 

 

Presenter
Presentation Notes
MSHMPC conducted three different surveys in 2015 with total of over 3000 responses on residents’ desires and fears, as well as questions on land use, housing, open space, arts and commercial development. (Responses: #1 1073,  #2 1084,  #3 683  )

Pie chart shows Ideal Allocation of Land by Use for the future reuse of Medﬁeld State Hospital. Based on 2015 Survey (Point) 
(1) Open Space ( GREEN),27%, 
(2) Recreation (BLUE), 25%, 
(3) Agriculture (DARK GREEN) 14%, and 
(4) Housing, Arts and Culture, Hospitality  (YELLOW< PURPLE< PINK) – 11% each

Weekly newsletter  with 2000 members – secondary distribution through links with 4 or 5 other websites   ≈3000 total recipients
Facebook page with over 700 followers with some posts peaking over 1000
Cable TV series feature – “Our Town, Our Land, Our Future” –17 broadcasts, also available on YouTube
Catalyst Sub-committee conducted over 30 meetings



Key Driver – Government Agreements 

 Buildings and Grounds 
Registers: Federal, State, and 
Local 

 Disposition Agreement with 
DCAMM  

 Memorandum of Agreement  
with Massachusetts Historical 
Commission, Medfield Historic 
District Commission, and 
DCAMM 

 Agricultural Use Agreement 
for Sledding Hill 
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Constraints: 

Subzones in Zoning Amendment 

 

Presenter
Presentation Notes

Buildings and grounds are on the Federal National Historical Register since December 1993 under the jurisdiction of  United States Department of the Interior, National Park Service, National Register of Historic Places. 

The buildings and grounds are also protected by the Medfield Farm and Hospital Historic District.  This means that demolition of buildings will be a long and difficult process if the buildings can be renovated and used for new purposes… most can.

Disposition Agreement with DCAMM – Provisions include profit sharing and financial incentives

Memorandum of Agreement (MOA) -- The Town of Medfield, the MA Division of Capital Asset Management & Maintenance (DCAMM), Massachusetts Historical Commission (MHC) , and Medfield Historic District Commission (MHDC) entered into a multi-party regarding the historic resources future reuse and redevelopment

Sledding Hill (POINT) - Based on the Disposition Agreement and additional documentation from DAR no more than twelve acres may be used for development. Town further agreed to place an Agricultural Preservation Restriction (APR) on the remainder of the land south of Hospital Road 



Key Driver - Economic Feasibility 

 Minimize burdens on 
Town resources 

 Minimize increased 
property taxes 

 Provide opportunities for 
profitable development 
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Three Criteria:  

Presenter
Presentation Notes
Three criteria used in analyzing economic feasibility plan and alternatives

Reasonable impacts on Town Resources such as schools and infrastructures
Minimize increases on school-age population

Reasonable impacts on property taxes

Opportunities for profitable developments by private sector developers





Takeaways 

 Long-Term Vision and Planning 
 Cultural and Arts Center  
 Phased implementation  
 Medfield’s housing needs 
 Publicly accessible 
 Recreational and athletic uses 
 Flexibility 
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Presenter
Presentation Notes
Key points to emphasize: in summary:

Long-term perspective for future of Medfield – not short-term profit maximization strategy

Cultural Center and active programs – anchor for the ENTIRE site and increases value of other properties

Probable Implemented through phased development – not at once but responding to changing  markets and interests

Contributes to Medfield’s very specific and multiple housing needs

Accessibility to the entire public- - not a closed, gated community

Designates area for sports and recreation across Hospital Road, walking paths, dog walkers, and keeps the extensive trails for recreation

Flexibility as markets, needs, economics, priorities change

Introduce Brandie Erb who will present highlights of the plan




THE PREFERRED USE SCENARIO 
Brandie Erb & Lucille Fisher 
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COTTAGE 
ARBORETUM 

WEST 
SLOPE 

CORE 
CAMPUS 

NORTH 
FIELD 

THE 
GREEN   

WATER 
TOWER 
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         Use Legend 
 
         Single Family/ Duplex 
 

         Residential  
(3+ units/ bldg.) 

      Senior Housing 
   Commercial 
   Arts/Culture 
   Mixed Use 
   Arts (live/work) 
   Group Home  

Campus Area 
Sub-Districts 

Presenter
Presentation Notes
The current zoning for the hospital is BI – Business and Industrial which allows for limited housing activitiy.

The proposed zoning replaces this with subdistricts which are specifically defined by specific permitted uses that formalize the conceptual design into a legal framework for development.  

Let’s take a moment and talk about these 

Starting at the bottom adjacent to Hospital Road is the green which serves as an open space gateway to the property.  We wanted to keep this parcel open and inviting to public use and to preserve the view spaces of the rolling country side from the core campus.

Moving to the east, we have the cottage arboretum parcel where small residential units, single family and two family housing units will be constructed within this grove of mature and unique trees.   

Just north of this parcel is the new town water which sits in a parcel that was previously conveyed to the town.  This will remain as a town utility site with parking or perhaps a community garden as permitted uses.

Proceeding northward we have the appropriate named north field which remains open for casual recreation or agricultural uses.  Like the green at the south end of the site,, keeping this parcel open preserves the view shed from the core campus 

Moving around the perimeter we find the west slope where we have placed the commercial activity.  We find commercial, retail and potential hospitality uses in this parcel.  Keeping this activity and its attendant traffic on the west slope helps to preserves the ambiance of the remainder of the property while providing for a variety of site activity.


Finally, we come to the cor campus, which is considered by most folks as the jewel of the site.  Here we find a variety of housing types in repurposed historic structures along with an cultural center and artist activity.  Development here leverages the financial impact of various tax credits to allow re-use of these historic structures.  The permitted uses are sufficiently flexible to also allow elder housing and care facilities if they are deemed to be attractive for development.  

In summary, the division of this property into this sub districts reflect the embodiment of all the drivers and inputs considered by the Master Planning Committee.  It delivers additional variety to the town’s housing stock while preerving open spaces that defines Medfield’s essential rural character.



Sense of Place 
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Creating a place to Live-Work-Play 

 
 
 
 
 
 

Zoning is the key 



Housing 

 Approximately ¾ of the Housing Units 
targeted to be Market Rate 

 Approximately ¼ of the Housing Units 
targeted to be Affordable (40B) Units 

 

 Housing types to strive for a broad mix of 
Senior and Millennial-Appropriate, CCRC, 
and Artist Live/Work Space. 

 

 DCAMM Plan rejected by the Town 
included 440 Units 

 Total Number of Units projected to be 
312-355 
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Public Open Space  
and Paths 
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Open Space &  
Viewsheds 

 Approximately 60% 
of the land will be 
OPEN SPACE 
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ZONING 
Randy Karg 
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         Use Legend 
 
         Single Family/ Duplex 
 

         Residential  
(3+ units/ bldg.) 

      Senior Housing 
   Commercial 
   Arts/Culture 
   Mixed Use 
   Arts (live/work) 
   Group Home  

Campus Area 
Sub-Districts 

Presenter
Presentation Notes
The current zoning for the hospital is BI – Business and Industrial which allows for limited housing activitiy.

The proposed zoning replaces this with subdistricts which are specifically defined by specific permitted uses that formalize the conceptual design into a legal framework for development.  

Let’s take a moment and talk about these 

Starting at the bottom adjacent to Hospital Road is the green which serves as an open space gateway to the property.  We wanted to keep this parcel open and inviting to public use and to preserve the view spaces of the rolling country side from the core campus.

Moving to the east, we have the cottage arboretum parcel where small residential units, single family and two family housing units will be constructed within this grove of mature and unique trees.   

Just north of this parcel is the new town water tower which sits in a parcel that was previously conveyed to the town.  This will remain as a town utility site with parking or perhaps a community garden as permitted uses.

Proceeding northward we have the appropriate named north field which remains open for casual recreation or agricultural uses.  Like the green at the south end of the site, keeping this parcel open preserves the view shed from the core campus 

Moving around the perimeter we find the west slope where we have placed the commercial activity.  We find commercial, retail and potential hospitality uses in this parcel.  Keeping this activity and its attendant traffic on the west slope helps to preserves the ambiance of the remainder of the property while providing for a variety of site activity.


Finally, we come to the core campus, which is considered by most folks as the jewel of the site.  Here we find a variety of housing types in repurposed historic structures along with an cultural center and artist activity.  Development here leverages the financial impact of various tax credits to allow re-use of these historic structures.  The permitted uses are sufficiently flexible to also allow elder housing and care facilities if they are deemed to be attractive for development.  

In summary, the division of this property into this sub districts reflect the embodiment of all the drivers and inputs considered by the Master Planning Committee.  It delivers additional variety to the town’s housing stock while preserving open spaces that defines Medfield’s essential rural character.



Zoning Purpose 
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 Legal guidelines for management and control 
 Permitted Uses and Design Guidelines 
 Governing Bodies, Roles and Procedures  

 Gateway to the future of MSH 
 Approval necessary to engage Developer Community 
 Approval does not commit the Town to any specific 

development or activity 
 “No” vote will not result in a ‘Do Nothing’ strategy 



Enforce- 
ment 

Review & 
Permit 

Approval 

Execute 
Dev. 

Agree-
ment 

Seek 
Develop- 

ment    
Partner 

Zoning 
Bylaw 

Master 
Plan 

Zoning Enables Plan Implementation 

   

Sets 
Goals & 
Vision 

Regulatory 
Framework 
to Reinforce 
Master Plan 

Goals 

Development Agreement 
Negotiations, Design Guidelines,  
Planning Board Review & Local 

Permitting Provide Detailed 
Oversight 
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Town Meeting Vote 



IMPLEMENTATION 
Todd Trehubenko 
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MSH Development Committee 

 Created by BOS in August, 2018 
 

 Real estate professionals unaffiliated with MSH 
Master Planning Committee 

 

 Engage the broader real estate development 
community regarding viability of “Preferred 
Scenario” 

 

 Recommend to BOS what, if anything, should be 
presented to Town Meeting 
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Request for Information (Oct. 2018) 

 Outreach to developers and interested parties  
 

 Master Plan as a vision, not the plans and specs 
 

 What are the opportunities and challenges, 
possibilities and impossibilities, of the Preferred 
Scenario?  Would your firm be interested? 

 

 Five detailed RFI responses received, followed 
by individual interviews with all respondents 
 
 
 

24 

 



RFI Responses 

 Three responses from nationally-recognized, Boston-
based developers well-versed in historic preservation: 
 Well-established (each founded 30-50 years ago) 
 Collectively have completed hundreds of projects 
 Own and/or manage over 100,000 apartments nationally 
 

 Master Plan is “a realistic approach”, and should be 
“feasible” and “buildable” with Town flexibility during 
the process.  Adopting proposed zoning is critical. 

 

 Two responses with alternative proposals, firms are not 
specialists or experienced in re-use of historic buildings.  
Favor new construction (demolition) and more units.  
 
 

25 

 



Findings for BOS (May, 2019) 

 Blue chip developers 
interested in the Master 
Plan Preferred Scenario.  
No changes necessary to 
attract sufficient interest.  

 
 Critical to adopt flexible 

zoning prior to formal and 
binding Request for 
Qualifications/Request for 
Proposals.  Otherwise do 
not expect to get desired 
participation from highest 
quality firms. 

 
 
 

 Continue to refine 
potential development 
costs prior to subsequent 
disposition stage: 
 Ensure Town is well prepared 

for developer negotiations 
 Ensure critical questions are 

answered before any future 
Town Meeting to vote to 
convey specific MSH parcels  
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www.town.medfield.net/556/Medfield-State-Hospital 
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Key Financial Considerations 

Housing Units 

Infrastructure 
Developer 

Profit 

Town 
Budget 

Infrastructure Cost 

Development Cost 

Rent/Sales 

Taxes 

Municipal Services 

School Costs 

Historic Tax Credits 

Taxpayers 

Taxes 

Low Income Tax Credits 

Development Grants 
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