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The Town makes no representations or warranties, express or implied as to the accuracy and/or completeness of 
the information provided in this RFQ. This RFQ, including all attachments and supplements is made subject to errors, 
additions, omissions, withdrawal without prior notice, and different interpretations of laws and regulation. The 
proposer assumes all risk in connection with the use of the information, and releases the Town from any liability in 
connection with the use of the information provided by the Town. Further, the Town makes no representation or 
warranty with respect to the Property, including without limitation, the value, quality or character of the Property 
or it fitness or suitability for any particular use and/or the physical and environmental condition of the Property. The 
Property will be leased in “AS-IS” condition.



Introduction
The Town of Winchester, Massachusetts, a mature suburban town 
located eight miles northwest of Boston, is issuing this Request for 
Qualifications (RFQ) to pre-qualify developers and developer teams 
(Developer) to create a pool of developers from which it will choose 
to request formal proposals for the redevelopment of a town-owned 
parking lot in Winchester Town Center. 

The property encompasses just under one acre of downtown space. 
The site provides the opportunity for residential, mixed-income 
development, commercial, and/or mixed-use.The redevelopment of 
this property presents the opportunity to enhance the economic vitality 
of Winchester’s Town Center and provide housing options including 
affordable housing to help meet the town’s documented need.

The Town, per MGL c. 30B §16, will select developers from its pool of 
qualified developers to prepare proposals for the redevelopment of 
the site. The selected Developer will then enter into a Land Disposition 
Agreement with the Town for the property.

Specifically, the Town’s objectives are for the redevelopment of mixed-
income housing units, mixed-use, and/or commercial use on the Town-
owned property called the Waterfield Parking Lot located on Waterfield 
Street (the “Property”). The subject Property is currently used as public 
parking lot and a two-story masonry building that would be demolished/
redeveloped. At least 10 percent of the housing units shall be eligible 
for inclusion in the state’s Subsidized Housing Inventory. Per a 2018 
Massachusetts Housing Partnership feasibility analysis, one rough 
concept estimated a yield of 58 residential units on the Property.  

The Town intends to enter a long-term (99-year) lease with the selected 
Developer, whereby the Developer shall be responsible for construction, 
redevelopment, operation, and possible operation of a public parking 
area.  Note, state public bidding requirements may be triggered for 
construction of public parking and access replacement. 

The Town will select a Developer with demonstrated experience in 
completeing and capacity to develop mixed-income housing that best 
addresses the needs and goals of the Town. Details regarding Developer 
capacity and qualifications, the Property, and the development objectives 
are incorporated in this RFQ.

To respond to this RFQ, submit one bound hardcopy and a USB flash 
drive with files in PDF format on or before 12:00pm on 12/2/19 to:

Lisa Wong, Town Manager
Town Hall
71 Mount Vernon Street, 2nd Floor
Winchester, MA 01890W
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At which time and place the responses will be opened and recorded. Responses submitted after this time will not be 
accepted.
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Important Dates
• RFQ available: 
       October 30, 2019

• Pre-submission meeting: 
       November 12, 2019

• RFQ Questions due: 
       November 25, 2019

• Responses to RFQ due: 
      December 2, 2019 by 12:00pm

Community Characteristics 
Winchester is bordered by the municipalities of Arlington, Medford, Lexington, Stoneham, and Woburn and is an 
18-minute trip to North Station from Winchester Center on the MBTA Lowell commuter rail line. The town also 
has MBTA bus service. As a town-form of government, Winchester’s local legislative body is a representative town 
meeting; its chief executive body is the Select Board; and it is administered by a town manager. The population, 
which is just under 22,500, is projected to grow over the coming years. 

Winchester is an attractive suburban community with a variety of coherent residential neighborhoods, including a 
well-preserved stock of historic buildings. The community’s households largely consist of affluent families, many 
with school-age children. Winchester’s estimated median household income is $152,196 and median family income 
is $189,271.1 

The housing market in Winchester is strong. Winchester is a highly desirable town with attractive residential 
neighborhoods, historic housing stock, high-quality public amenities, good accessibility to regional job markets, 
public transportation options, and a vibrant town center. 

This market desirability is borne out by the substantial increase in median sales price for all housing sales 
(including single-family and condominium sales) of over 144 percent between 2000 and 2018 from a median of 
$399,000 to $975,000. In the same period, median sales price for single-family houses rose about 140 percent from 
$489,450 to $1,175,500. 

12013-2017 American Community Survey, Table S1903

Responses shall be marked “Waterfield Property Redevelopment 
Qualifications” and must include all required documents. Faxed or 
electronically mailed (e-mailed) proposals will be deemed non-responsive 
and will not be accepted.

The Town has determined that this RFQ is subject to the Uniform 
Procurement Act, MGL c. 30B. Therefore, the provisions of MGL c. 30B are 
incorporated herein by reference. 

Responses to this RFQ must include all required documents, completed 
and signed as required. The Town reserves the right to reject any or all 
responses or to cancel this RFQ if it is in the Town’s best interests. The 
Town also reserves the right to accept responses despite minor errors, 
omissions, or inconsistencies with the submission requirements of the RFQ.
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The Town’s decision to locate a 
number of civic and institutional 
buildings in the town center 
generates activity every day of the 
week and strengthens the economic 
vitality of the town center.
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Winchester has been successful in attracting and cultivating highly educated residents creating a community with 
great human and financial capital. Amenities like the thriving Town Center, multi-modal connectivity to the Greater 
Boston region via highways and public transit, and a mixture of residential, retail, office, and industrial uses can be 
attractive to businesses. 

Town’s Redevelopment Objectives for the Site
The Town objectives for the subject Property are for multi-family residential, mixed-income development of either 
rental or condominium units, mixed-use, or commercial development. The Waterfield Block is an important strategic 
location but underused. It is currently a town-owned commuter rail parking lot that services some town center em-
ployees/visitors, and delivery trucks for commercial businesses in town center. 

The Town has been planning to redevelop this block for many years and this objective is incorporated in studies 
and key policy and regulatory documents.  The Town would highly prefer a redevelopment that could be permitted 
through the Town’s existing zoning provisions through a Planned Unit Development Special Permit, with particular 
attention to the design guidelines, which are described more to follow, but will consider a redevelopment that would 
require a Comprehensive Permit per MGL c.40B.
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Winchester’s Town Center thrives as the cultural, historic, and commercial hub of the town drawing residents and 
visitors alike. The town center benefits from the confluence of several major roadways that cut through Winchester, as 
well as the Winchester Center MBTA Commuter Rail station. 



Redevelopment Phasing and Timing
Development teams that are prequalified as a result of the RFQ process will be invited by the Town to prepare 
proposals for the redevelopment of the property. Once a preferred developer for the site has been selected by the 
Town both parties will enter into a Land Disposition Agreement (LDA). The LDA will establish the parameters of the 
project as well as its terms and conditions.

In all instances, the selected Developer should be responsible for performing due diligence, design, redeveloping 
the property per the proposal, securing zoning approvals, securing all permits, submitting regular progress reports 
to the Town, coordinating community dialogue, securing needed financing/subsidies, and adhering to the project 
schedule. The selected Developer will be expected to start construction no later than 24 months after selection. 

SI
TE

 LO
CA

TI
ON

The Development Site
Adresses/Parcel IDs: 
1. 25-27 Waterfield Road/9 148 0
2. 0 Waterfield Road/9 175 0
3. 0 Waterfield Road/9 150 0

Acreage: +/- 0.98 acres (+/- 43,389 s.f. as recorded)

Existing Improvements: Paved parking lot and a 
two- story masonry building that currently houses the 
Winchester Chamber of Commerce.

Zoning District: CBD

Owner: Town of Winchester 

Key Development Constraints

• MWRA (MDC) easement for sewer line, cannot be 
built on / 20’ wide, can have parking, access over

• Site change in elevation approx. 5’
• Legally abandoned section / clean title by taking 

by town
• Easement northwest corner (private Waterfield 

Realty trust) limits access
• Possible water table issues

Source: Susan Connelly, Massachusetts Housing Partnership, 
Town of Winchester - Waterfield Road Presentation Slides, July 10, 
2018, based on assessment by J. Peznola, Hancock Engineering
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Zoning
Note: The following zoning summary is intended for convenience only, and proposers should rely on the Zoning Bylaw, which is superior to this 
RFQ. The Developer will be responsible for compliance with the Bylaw. 

Center Business District
The property is located in the Center Business District (CBD). The CBD covers most of the area known as 
Winchester Town Center. This district was substantially revised and updated by Town Meeting in 2015. The most 
recent version of the Town’s Zoning Bylaw is effective as of November 15, 2018 (Section 7.3 details provisions of the 
Center Business District). The purpose of this district includes:
1. Ensure the economic vitality and vibrancy of Winchester’s Town Center
2. Enhance the commercial and residential tax base within the CBD
3. Improve and reinforce the livability and aesthetic qualities of the town center
4. Promote and protect Winchester Center’s historic resources and small-town character while encouraging 

selective development to promote “smart growth”
5. Promote more diverse housing alternatives to accommodate the various population needs of the Winchester 

community and to support business activity
6. Provide for an expanded mix of allowable land uses where public transportation and public services are in 

close proximity to housing and retail services
7. Create a more efficient and effective permitting process for the CBD

The Planning Board is the Special Permit Granting Authority, as well as the Site Plan Review Authority, and conducts 
design review for development identified in the Zoning Bylaw as requiring those reviews. In 2017, the Planning 
Board adopted The Regulations Governing Section 7.3 Center Business District of the Town of Winchester. These 
regulations include provisions related to the application and review process. It also includes guidelines for: new 
construction; Planned Unit Developments (PUD) in the CBD; historically significant buildings; and inclusionary 
housing. Information regarding forms and fees is detailed within the regulations as well.

These changes and new CBD regulations are intended to create, improve, and enhance the quality and vitality of 
the town center by allowing for and encouraging mixed uses, diverse housing, and an expanded commercial tax 
base.

The CBD is divided into four core areas –East Core, Town Common, North Core, and Museum, allowing each core 
area to adopt various zoning regulations that reflect the core’s existing characteristics. The subject Property is 
located in the Town Common area. In this area, multi-family uses are allowed by right on upper floors and by 
special permit on ground floors. Retail, indoor restaurants, and other commercial uses as specified in Section
7.3.11.3 are allowed by right on ground floors.

In the Town Common area per Section 7.3.12.2, the dimensional requirements include:
• 40 foot maximum height by right, up to 50 foot height by special permit, and higher with a PUD Special Permit
• 1.5 FAR by right, up to 2.5 by special permit, and higher within a PUD special permit
• 0 foot front setback by right and 10 foot with special permit for entryway to main commuter rail egress
• 0 foot side yard unless bordering a free-standing historic structure, and if so, 5 feet
• 20 foot rear yard setback by right and 15 foot by special permit
• minimum open space 10 percent

Three subareas of the CBD were zoned as Planned Unit Development Districts (PUDs), designed to encourage 
mixed use developments. PUD 1 includes the subject Property and surrounding properties (See Map 7.3.3 in the 
Zoning Bylaw and Section 4 in the town center Rules and Regulations).

Per the PUD provisions, project plans and designs are carefully reviewed—creating development flexibility—rather 
than each project adhering to a standardized set of regulations. The CBD bylaw also includes design guidelines.
Protection of historic resources and the provision of affordable housing through an inclusionary housing 
requirement are part of this district. Specific parking requirements for different uses, including bicycle parking, are 
also included in the bylaw.

The PUD dimensional requirements per Section 7.3.14.6 permit the allowance of additional height and FAR by 
special permit for projects that offer more diverse housing opportunities which meet local needs. Also note that 
Map 7.3.4 indicates which structures in the CBD are designated as historic resources (triggering preservation 
considerations per the bylaw). The subject property is not within the Winchester Center National Register District, 
however some of the structures nearby are considered historic resources.
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Per Section 7.3.19, the CBD specifies inclusionary housing requirements for housing components of projects in the 
CBD. The requirements include 10 percent of units for projects with six or more units be affordable to households 
at or below 80 percent AMI and for projects with 25 or more units an additional 5 percent of units shall be 
affordable to households with 80-120 percent AMI.

Selection Process 
The selection process for the Pre-Qualified Developer and Developer Teams will be a two-phase process. The first 
phase will be a qualifications-based evaluation to identify an expected short-list of qualified finalists. The short-
listed firms may be invited to interview with the Town and submit proposals for the project as described below. 
The Town encourages all interested parties to assemble teams including developers and designers and submit 
responses to this RFQ. 

It is anticipated that upon receiving the responses to this RFQ, the Town will review submissions and select a set of 
finalists for further review and an interview based upon the extent to which those submissions meet the standards 
and qualifications stated in this RFQ including the Qualifications Evaluation Criteria. The responses will be rated 
using the Qualifications Evaluation Criteria with the following rating: Highly Advantageous, Advantageous, and Not 
Advantageous. The Town does not intend to limit the number of prequalified Developers.

Proposals will be reviewed by a Selection Committee. At the conclusion of the review process, the Town may 
designate several prequalified development teams from whom the Town will request proposals. Developers that 
fail to meet the minimum qualifications in their first submission may be invited to submit additional information 
to become qualified developers at the Town’s sole discretion. The Town reserves the right to reject any or all 
responses or to cancel this RFQ if it is in the Town’s best interests.

Request for Qualifications and Submission Requirements
The following are the terms and conditions of the Request for Qualifications (RFQ). The prospective Developer team 
responding to this RFQ shall be led by a firm or individual who is proposing to enter into a real property transaction 
with the Town for the project. Responses must also identify members of the proposed design team that would 
be responsible for creating the plan for the redevelopment. Designers may include urban designers, architects, 
landscape architects, and engineers. Designers must hold all required registrations in the Commonwealth of 
Massachusetts to perform the work proposed.

Project Coordinator
Brian Szekely, Town Planner of the Town of Winchester, will act as the project coordinator between the Developer 
and the Town. Inquiries and correspondence shall be directed to Mr. Brian Szekely, Planning Board Office, 71 Mt. 
Vernon St, Winchester, MA 01890 or email: bszekely@winchester.us.  

RFQ Availability
Copies of the RFQ are available beginning on October 30, 2019. The RFQ may only be obtained directly from the 
Town, so that any addenda and notices can be distributed to all interested parties. Responses submitted by firms 
that have not obtained the RFQ directly from the Town will not be accepted. Email Brian Szekely at bszekely@
winchester.us to obtain a copy of the RFQ.

Questions and Answers
Questions must be submitted in writing only via mail or email and received no later than at 12:00pm Eastern Time 
on November 25, 2019. Telephone or in-person questions will not be accepted. All answers and questions will be 
provided in writing to all parties who have obtained copies of this RFQ as addenda to the RFQ.

Pre-Submission Meeting
There will be a pre-submission meeting held at the Winchester Town Hall, 71 Mt. Vernon Street, Winchester, MA, 
in the Mystic Valley Room on the Lower Level on Tuesday, November 12, 2019 from 10:00am to 12:00pm. All 
interested parties are invited to attend. Weather permitting, Representative(s) from the Town will offer a site tour 
and be available to address any additional questions following the in-office meeting.

Cost Liability and Revisions to the RFQ
The Town assumes no responsibility and no liability for costs incurred relevant to the preparation of responses to 
this RFQ by prospective Developer teams. In the event it becomes necessary to revise any part of this RFQ, revisions 

6



will be provided to all who received the RFQ. The Town shall bear no responsibility or liability due to copies of 
revisions lost in mailing or not delivered to a prospective Developer due to unforeseen circumstances.

Response Date
In order to be considered for selection, signed responses to this RFQ should arrive at the Town, directed to the 
attention of the Lisa Wong, Town Manager on or before 12:00PM Eastern Time on December 2, 2019. Prospective 
Developers mailing responses should allow for normal mail delivery time to ensure timely receipt of their proposals. 

No exceptions to this deadline will be made for weather, poor courier service, transportation problems, or any other 
reason, unless issued by formal addendum from the issuing authority. All responses submitted to the Town shall 
become the property of the Town.

In order to be considered for selection, prospective developers should submit a complete response to the RFQ. 
Submit by mail one (1) bound hardcopy and a USB flash drive with files in PDF format to the attention of 
the Town Manager. The prospective Developer shall make no other distribution of the responses. Responses shall 
be marked “Waterfield Property Reevelopment Qualifications” and must include all required documents. Faxed or 
electronically mailed (e-mailed) proposals will be deemed non-responsive and will not be accepted.

Required Response Submission Content 
Qualifications along with statements of understanding of the project and a description of why the Town should 
select your team for the short-list of qualified finalists shall be included in the submission to be considered for 
selection. The Town requires that each prospective Developer follow the guidelines for response format and 
content so that the evaluation and selection process can occur in an orderly, timely, and equitable manner.

The response must include the following items in the following order and identified by the number listed below:
1. A statement in concise terms of the respondent’s understanding of the nature and scope of this redevelopment 

project as well as the responsibilities of the Developer Team.
2. A narrative description of how your team would approach redevelopment of this site. What uses would your 

team consider? What would your vision be for redevelopment the site?  
3. A detailed description of the Developer Team qualifications to carry out the requirements set forth in the RFQ 

including all firms and/or individuals that make-up the Developer Team. 
4. A description demonstrating the extent to which all members of the Developer Team have successfully worked 

together on similar development projects 
5. The assignment of specified personnel with the required skills for each area of responsibility. For each individual 

with identified responsibilities, the proposal must include a complete resume.
6. Identify the specified personnel who will be responsible for directing the work to be performed as part of the 

project. 
7. A list of the resources, personnel data, or other assistance which the Developer expects and requires from the 

Town order to complete the project.
8. A company background statement for the lead development entity to include:

• Name of Legal Entity; 
• Addresses and telephone numbers of all entity offices;
• Structure of entity, i.e., individual, partnership, corporation, LLC;
• Size of entity;
• Years entity has been in business;
• Current financial statement and balance sheet and lender commitments to the project;
• Names of principals in firm;
• Educational and experiential background of principals and those who will be working on the project;
• Names of those in the firm who will be working on the project and copies of their licenses, registrations or certifications 

(if applicable);
9. Documentation of qualifications based on the Qualifications Evaluation Criteria on the following page(s) 

including examples of the Development Team’s comparable past development projects;
10. Name of individuals familiar with the Developer’s work on similar projects who can be contacted as references;
11. Listing of any actions taken by any regulatory agency or litigation involving the entity or its agents or employees 

with respect to any past development projects;

The qualifications proposal need not include specific proposals for the redevelopment of the site, beyond the 
narrative requested per #2 above. 
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Qualifications Evaluation Criteria
Evaluation Criteria Highly Advantageous (+2) Advantageous (+1) Not Advantageous (0)
Experience with downtown 
commercial development or 
residential/mixed-use downtown/
Main Street projects in suburban 
communities that incorporate 
affordable/mixed-income housing 
and commercial/office uses in 
pedestrian-friendly, transit-oriented 
development.

Qualifications proposal includes 
three or more examples of com-
pleted well-designed and success-
ful comparable projects.

Qualifications proposal includes at 
least one example of a completed 
well-designed and successful 
comparable project.

Qualifications proposal does not 
include examples of comparable 
completed projects or projects 
included are not well-designed.

Financial capacity to complete 
project.

Financial statements along with 
prequalification commitments and 
letters of reference from lenders 
and potential equity investors clear-
ly illustrate capacity to complete all 
phases of the project.

Financial statements along with let-
ters of reference from lenders and 
potential equity investors illustrate 
capacity to complete all phases of 
the project.

Letters of interest from lenders and 
potential equity investors suggest 
potential capacity to complete all 
phases of the project.

Familiarity and experience with the 
local and regional development 
climate and Greater Boston area 
real estate markets.

Narrative provided and resumes of 
key individuals on the proposed de-
velopment team document specific 
experience which provides a clear 
and thorough understanding of 
applicable real estate market condi-
tions in Eastern Massachusetts.

Narrative provided documenting 
clear and thorough understanding 
of applicable real estate market 
conditions in Eastern Massachu-
setts.

Narrative provided illustrates only a 
general understanding of regional 
real estate market conditions.

Past successes in working construc-
tively with town officials, municipal/
project advisory committees, and 
local businesses and residents.

Three or more examples of 
success in development projects on 
publicly-owned property. Proposal 
includes at least three strong 
letters of reference from municipal 
officials in communities where the 
development team has previously 
worked.

At least one example of success in 
development projects on pub-
licly-owned property. Proposal 
includes at least one strong letter of 
reference from municipal officials 
in communities where the develop-
ment team has previously worked.

Proposal does not include 
examples of success in develop-
ment projects on publicly-owned 
property or narrative and other 
written material assert this ability 
but without corroboration from 
municipal partners.

Urban design and planning skills, 
along with the proven ability to 
create a sense of community and 
place, as well as embracing the 
character-defining elements that 
help to define the neighborhood 
and town.

Resumes of key individuals on the 
proposed development team clear-
ly demonstrate these skills which 
are also illustrated by examples of 
well-designed past projects.

Overall firm profile of the proposed 
developer clearly demonstrates 
these skills through illustrative 
examples of well-designed past 
projects.

Narrative and other written mate-
rial asserts that the development 
team possesses these skills but 
without
presenting well-designed exam-
ples.

Demonstrated success in em-
brac-ing and implementing the 
high-est standards of sustainability 
and environmental sensitivity.

Three or more examples of success 
in development projects that 
incorporate the highest standards 
of sustainability and environmental 
sensitivity.

One to two examples of success 
in development projects that 
incorporate the highest standards 
of sustainability and environmental 
sensitivity.

No examples of success in develop-
ment projects that incorporate the 
highest standards of sustainability 
and environmental sensitivity.
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Appendices
Previous Studies and Plans
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Massachusetts
Housing 
Partnership 

MHP is a quasi-public agency started in 1985

MISSION: Use private investment to bring more 
affordable housing to Massachusetts

Susan Connelly
Director, Community Assistance
sconnelly@mhp.net

Winchester July 10, 2018

Town of Winchester – Waterfield Road 

mailto:sconnelly@mhp.net


Massachusetts Housing Partnership

MISSION: Use private investment to bring more 
affordable housing to Massachusetts

Lending
� Permanent financing for affordable rental housing 
� We have provided over $1.1 billion for the financing of 22,000 rental units

ONE Mortgage 
• First time homebuyer program

• Over 19,300 low- and moderate-income families have purchased their first 
homes with over $3.1 billion in private financing 



Context – local Waterfield Road 





What do we know about the site and how we determine 
conceptual feasibility of multi-family residential?

J. Peznola, Hancock Engineering

1. MWRA (MDC) easement for sewer line, 
cannot be built on / 20’ wide, can have 
parking, access over

2. Lot B to Lot A change in elevation approx. 5’
3. Legally abandoned section / clean title by 

taking by town
4. Easement northwest corner (private 

Waterfield Realty trust) limits access
5. Boring information; using grade changes to 

offset below grade parking costs….(Jacobs 
borings, MBTA)



What are the goals of the town?

• Support affordable housing
• Provide public parking and service access 
• Promote a fiscally feasible development that works with its 

surroundings  ‘reflects local design vernacular’
• Extend commercial along Waterfield Rd.







Feasibility Assumptions
• Public access to parking at NW edge of site for parking and service access
• Change in grade (about 5 feet) from Lot B to Lot A
• Possible water table issues
• Town required .75 spaces for unit

All of the above support podium parking with some sub service parking at Lot B

• Concerns regarding T progress, funding/timing
• Limited land area with MDC easement
• Need for public access / site circulation
• Scale
Given above, extension of commercial corridor along Waterfield Rd. not fiscally feasible



The site’s physical and fiscal realities create project 
parameters

Play with balance between 
requirements and feasibility:

Approximately 19,000 sf floor 
plate

• 4 stories over podium parking
• 58 units

• 26 1 br
• 26 2 br
• 6   3 br (10%)

• 44 parking spaces (.75/unit)
• Avg apartment size; 1,050 sf





Keep in mind for Waterfield Road

• Determine how to legally procure 
public parking and access 
replacement – public bid portion 
(town legal)

• Timeline from the T that the 
developer can rely on 

• Recommend additional borings 
where building and sub-surface
parking is proposed for both water 
levels and soil structural analysis

• Identify zoning vehicle for 
developer

• Disposition vehicle


