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NHA FACILITIES MASTER PLAN

properties, and assesses new development opportunities on land already owned by the NHA.

Plan on February 21, 2019.

WHY IS A MASTER PLAN NEEDED?

•   60 buildings are more than 70 years old 
•   25 buildings are more than 57 years old 
•   10 buildings are more than 37 years old
•   20 buildings are more than 11 years old  
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EXECUTIVE SUMMARY

and years ahead.
 

1. Exterior envelope replacement at the six Capt. Robert Cook buildings as 
recommended by envelope consultants Russo Barr Associates.

2. 

1. A new 61 unit senior apartment building at the Seabeds/Captain Robert Cook site, as 
outlined in Section 6, is possible given the higher income residents anticipated, but will 

2. 

1. 
incorporating the recommendations in Section 5, or

EXECUTIVE SUMMARY AND GUIDE TO THIS FACILITIES MASTER PLAN

2. 
Section 6

possible.

• Funding programs change; the NHA should monitor programs that may emerge and 

• 
major projects.

• 

• 

• 

GUIDE TO THIS REPORT 

key content elements.

Section 2: Background for This Report
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Section 3: Description of Existing Developments

Section 4: Routine Repairs and Improvement Options

Section 5: Major Modernization Options

Section 6: New Development Options

and abutters, and enable NHA properties to meet contemporary standards  

Section 7: Funding Sources

Section 8: Cost Estimates and Pro Formas

recommended in Sections 4, 5, and 6. 

Section 9: Findings and Recommendations

Section 9: Table of Acronyms 

Section 10: Table of Reference Documents

EXECUTIVE SUMMARY AND GUIDE TO THIS FACILITIES MASTER PLAN



NHA FACILITIES MASTER PLAN8

INTRODUCTION

NHA FACILITIES MASTER PLAN

The NHA’s Mission: 

additional low income units. 

NHA Request for Proposals: 
limited resources, the Needham Housing Authority determined that a Facilities Master Plan should be developed.  

The Consultant Team: 

throughout the region. Abacus has worked with housing authorities throughout Massachusetts on new development, 
 

The Report:  

Dumouchel, Interim Executive Director Bernie Kirstein, Karen Sunnarborg, Needham Community Housing Specialist, 
Needham Planning Director Lee Newman and other stake holders in the Needham Community.  From October 2018 
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Challenges and Opportunities: 

The Needham Housing Authority, like many Authorities in the Commonwealth, 

renovation.  On the other hand, the Authority is a major land owner with 

back economic development in Eastern Massachusetts, with many young workers 

resources and the most challenges.

below, which means that rental income and associated State and Federal subsidy 

properties.

From one perspective, Needham is doing well compared to other communities in 

or Brookline, to develop new housing to replace existing housing, or add to their 

Increasingly, they compete with private developers building market rate housing 

Massachusetts General Law Chapter 40B allows developers to override local 

broader social need. 

use this mechanism.

Given this background, the Needham Housing Authority has chosen to take 

and may be in a position to increase that role.

BACKGROUND FOR THIS REPORT

THE AFFORDABLE HOUSING CHALLENGE
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ZONING  

appropriate locations.   

COMMUNITY IMPACT:  
land within its developments with minimal impact on neighbors and the broader 

even more than market rate development.  The work presented in this report is intended 

HIGH COST OF LAND:  

land, the report only considered development on NHA owned land. 

FAMILY VS. SENIOR HOUSING:  

close to maximum capacity.  On the other hand, new senior housing has the potential 

Setting a Direction for Repairs and Modernization: 

condition.  Severe weather related conditions in 2015 at the Seabeds Way buildings 

Redevelopment Opportunities: 

Cook and Seabeds, with appropriate maintenance, will continue to serve the NHA 

Seabeds by denser development should not be considered, especially since there 
is developable land that could accommodate new development between them 

by many in the community. For more than two decades they have been noted in  

nearby, suggest that replacement is an option to be explored.  

 

replacement is recommended in the report.  High Rock lots can also be incorporated 

owned properties.

BACKGROUND FOR THIS REPORT
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into two areas; one at the very north 

the south end.   Like many Housing 
Authority developments throughout the 
Commonwealth some properties are cut 

highways or railroad tracks.  

The Captain Robert Cook Drive and 
Seabeds Way developments, built in 

wetlands and limited access to streets 

retail and other community amenities in a 
secluded and relatively attractive enclave.

The Linden Street and Chambers Street 
developments, built in the late 1950s and 

and closer to retail and services, although 
railroad tracks prevent easy access to 

on well traveled Linden Street and back up 
to wetlands on the opposite side.  

High Rock is adjacent to Linden and 

character.  The development is composed 

built in the late 1940s and early 1950s 
on relatively small 10,000 SF lots with 

with new duplexes a decade ago.    

buildings and have more units per acre 

contexts.

C A P T A I N  C O O K / S E A B E D S

L I N D E N / C H A M B E R S / H I G H  R O C K 

T O W N  O F  N E E D H A M

NHA DEVELOPMENTS IN CONTEXT

M A T T H E W S  H O U S E
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CAPTAIN ROBERT COOK DRIVE / SEABEDS WAY 
DEVELOPMENT CLUSTER

The Captain Robert Cook Drive and Seabeds Way 
developments occupy adjacent sites which appear to 
be on a single 10 acre property.  They each have their 
own distinct architectural character, have separate 

grade and an earthen berm running between them.  

Nevertheless, Cook and Seabeds are visually and 
spatially connected by the open space between them, 
and the dense tree coverage that surrounds them 
on all sides.  The topography, tree coverage and 

everything else around it.  

envelope reconstruction at Seabeds in 2015 and 

work.  Other needs - updated mechanical systems and 
kitchen and bath replacements - are similar at the two 
developments.

Between the two developments where the berm 

topography in other areas limits where redevelopment 
could take place to this central area.  The surrounding 
trees limit the impact on adjacent neighborhoods.

1-Captain Robert Cook Drive Development
2-Seabeds Way Development

1

2

BACKGROUND FOR THIS REPORT

RT 128

CENTRAL AVENUE
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LINDEN STREET / CHAMBERS STREET / HIGH 
ROCK DEVELOPMENT CLUSTER

Although Linden Street, Chambers Street and High 

their individual needs. Linden Street and Chambers 

denser development on the High Rock properties.

Street and Chambers Street are served by a community 
center between them and have interconnected 
pedestrian pathways. Wetlands and topography run 
by and through all three, limiting where redevelopment 

neighborhoods suggesting less community opposition 
to major redevelopment than on more prominent areas 
on these or other sites. 

1-Linden Street Development
2-Chambers Street Development
3-High Rock Development

1

2

3



NHA FACILITIES MASTER PLAN1 4

NHA FACILITIES MASTER PLAN

• 

elevation and details are available on paper.  

Captain Robert Cook Drive Family Housing: rental

Seabeds Way Senior One Bedroom Apartments - rental

Linden Street Studio Apartments - rental

Chambers Street Studio Apartments- rental

High Rock  Single Family Homes Original Construction - rental

High Rock - Replacement of 20 single family homes with duplexes (20 rental and 20 ownership)

Matthews House
• No Plans available

INTRODUCTION



NHA FACILITIES MASTER PLAN 1 5

TOPOGRAPHIC SITE PLAN - CAPT. ROBERT COOK AND SEABEDS

CAPT. ROBERT COOK
 DEVELOPMENT

SEABEDS
 DEVELOPMENT

DESCRIPTIONS OF EXISTING DEVELOPMENTS

ST. MARY STREET
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OVERALL TOPOGRAPHIC SITE PLAN - LINDEN, CHAMBERS AND HIGH ROCK

CHAMBERS DEVELOPMENT

LINDEN DEVELOPMENT

HIGH ROCK 
 DEVELOPMENT

HIG
H RO

CK S
TR
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T

LINDEN STREET

LINDEN STREET

SY
LV

A
N

 R
O

A
D

YURICK ROAD

MURPHY ROAD

SUMMIT R
OAD

FA
IRV

IEW
 RO

AD

DESCRIPTIONS OF EXISTING DEVELOPMENTS
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Development History:        

report issued by Russo Barr Associates.  

Site Layout:

east, Route 9 to the north and Hurd Brook to the west and south. Along with the NHA 

trees. 

in a cul-de-sac with a playground in the middle.  All 30 apartments are built side by side 

providing privacy. Front doors are generally at grade. Back yards have projecting exterior 

to the rising landscape adjacent to them.   

scattered throughout the site and a playground, they have not been developed to provide 

sidewalks are provided along Captain Robert Cook Drive.  Dumpsters are located in 

scale housing.  

Five parking lots, some larger, some smaller, are tucked in next to or behind buildings, 

curbs and curb cuts.  

Building Character and Layout:

systems in each unit animate the massing at the rear, along with projecting exterior 

DEVELOPMENT NARRATIVE - CAPT. COOK DRIVE
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Apartment Layouts:

drive and playground to suggest a typical suburban neighborhood with individual entries, 

DESCRIPTIONS OF EXISTING DEVELOPMENTS



NHA FACILITIES MASTER PLAN 1 9DESCRIPTIONS OF EXISTING DEVELOPMENTS

CAPT. R. COOK DRIVE

SE
ABE

DS W
AY

PLAYGROUND

NHA OFFICE

TOPOGRAPHIC SITE PLAN - CAPT. ROBERT COOK DRIVE DEVELOPMENT
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BUILDING PLANS - CAPT. ROBERT COOK DRIVE BUILDING TYPE A

BUILDING:

UNIT TYPES: 

NO. OF FLOORS: 

NO. OF BUILDINGS:

COMMON SPACE: 

ENTRIES: 

WINDOWS:

LIVING ROOM: 

BATHROOM:

KITCHEN: 

STORAGE: 

EXTERIOR:

CONSTRUCTION: 

ACCESSIBILITY: 

UTILITY ROOMS:

LAUNDRY:

HVAC:

two story apartments; 

None

Double hung windows throughout

Small living room

Coat, broom and bedroom closets

Rear terraces with exterior storage

-

One story apartments are accessi-

in one story apartments approach 
-

ens are not MAAB compliant.

Hook-ups in each apartment

window AC by tenant in bedrooms, 
AC by tenant in sleeve in Living Rm.

2 BED, 2 FLOORS

ROOF

ROOF

ROOF

3 BED, 1 FLOOR

3 BED, 2 FLOORS

3 BED, 2 FLOORS

3 BED, 1 FLOOR

4 BED, 1 FLOORHALF-BATH

KITCHEN

STORAGE

FIRST FLOOR PLAN

SECOND FLOOR PLAN

DESCRIPTIONS OF EXISTING DEVELOPMENTS

0 2 4 8 16
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BUILDING PLANS - CAPT. ROBERT COOK DRIVE BUILDING TYPE B
BUILDING:

UNIT TYPES: 

NO. OF FLOORS: 

NO. OF BUILDINGS:

COMMON SPACE: 

ENTRIES: 

WINDOWS:

LIVING ROOM: 

BATHROOM:

KITCHEN: 

STORAGE: 

EXTERIOR:

CONSTRUCTION: 

ACCESSIBILITY: 

UTILITY ROOMS:

LAUNDRY:

HVAC:

Type B-  6 units

two story apartments; 

None

Double hung windows throughout

Small living room

Coat, broom and bedroom closets

Rear terraces with exterior storage

-

One story apartments are accessi-

in one story apartments approach 
-

ens are not MAAB compliant.

Hook-ups in each apartment

window AC by tenant in bedrooms, 
AC by tenant in sleeve in Living Rm.

ROOF

ROOF

ROOF

STORAGE

HALF-BATH

KITCHEN

FIRST FLOOR PLAN

SECOND FLOOR PLAN

4 BED, 2 FLOORS

3 BED, 1 FLOOR

3 BED, 2 FLOORS

2 BED, 1 FLOOR

3 BED, 1 FLOOR

3 BED, 2 FLOORS

0 2 4 8 16
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BUILDING PLANS - CAPT. ROBERT COOK DRIVE BUILDING TYPE C

BUILDING:

UNIT TYPES: 

NO. OF FLOORS: 

NO. OF BUILDINGS:

COMMON SPACE: 

ENTRIES: 

WINDOWS:

LIVING ROOM: 

BATHROOM:

KITCHEN: 

STORAGE: 

EXTERIOR:

CONSTRUCTION: 

ACCESSIBILITY: 

UTILITY ROOMS:

LAUNDRY:

HVAC:

Type  - 3 units 

two story apartments; 

None

Double hung windows throughout

Small living room

Coat, broom and bedroom closets

Rear terraces with exterior storage

-

apartments approach MAAB 

not MAAB compliant.

Hook-ups in each apartment

window AC by tenant in bedrooms, 
AC by tenant in sleeve in Living Rm.

ROOF

ROOF

3 BED, 1 FLOOR

3 BED, 2 FLOORS

2 BED, 1 FLOOR

HALF-BATH

STORAGE

KITCHEN

FIRST FLOOR PLAN

SECOND FLOOR PLAN

DESCRIPTIONS OF EXISTING DEVELOPMENTS

0 2 4 8 16



NHA FACILITIES MASTER PLAN 2 3DESCRIPTIONS OF EXISTING DEVELOPMENTS

BUILDING:

UNIT TYPES: 

NO. OF FLOORS: 

NO. OF BUILDINGS:

COMMON SPACE: 

ENTRIES: 

WINDOWS:

LIVING ROOM: 

BATHROOM:

KITCHEN: 

STORAGE: 

EXTERIOR:

CONSTRUCTION: 

ACCESSIBILITY: 

UTILITY ROOMS:

LAUNDRY:

HVAC:

Type D - 3 units total

two story apartments; 

None

Double hung windows throughout

Small living room

Coat, broom and bedroom closets

Individual walks and rear terraces 
with exterior storage

-

One story apartments are accessi-

in one story apartments approach 
-

ens are not MAAB compliant.

Hook-ups in each apartment

window AC by tenant in bedrooms, 
AC by tenant in sleeve in Living Rm.

BUILDING PLANS - CAPT. COOK DRIVE BUILDING TYPE D

ROOF

ROOF

KITCHEN

3 BED, 1 FLOOR

HALF-BATH

3 BED, 2 FLOORS

4 BED, 1 FLOOR

STORAGE

FIRST FLOOR PLAN

SECOND FLOOR PLAN 0 2 4 8 16
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Mary Street, to Evergreen Road and then Captain Robert Cook 

by mid-market houses and are not through streets. The area is 

Route 9 and Hurd Brook.

the two developments. The surrounding landscape is relatively 
open with trees beyond the developments in all directions. 

semi-public, semi-private and private outdoor space. Benches 

4. Curbs, sidewalks and streets are in relatively poor condition 

do have asphalt sidewalks adjacent to the street, acknowledging 
parking lots, which are scattered throughout the development. 

homes.

6. The curving road lined by one and two story townhouses 

EXISTING CONDITIONS IN PICTURES - CAPT. COOK DRIVE

DESCRIPTIONS OF EXISTING DEVELOPMENTS
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7. The land rises up behind the townhouses, providing wooded 

developed with walking paths or other amenities. 

8. Each apartment has an outdoor storage and mechanical 

rising landscape. They appear to be well-used amenities. The 
chimneys are used to vent the heating and hot water systems.

9. Most apartments are at grade with a roll in entrance. The 
sloping landscape is accommodated with occasional retaining 
walls where buildings step down along with the topography. 

10. Captain Robert Cook Drive ends in a cul-de-sac with a -
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illustrated here.

INTERIOR EXISTING CONDITIONS IN PICTURES - CAPT. COOK DRIVE

DESCRIPTIONS OF EXISTING DEVELOPMENTS
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SEABEDS WAY

Development History: 

million.  The entry drive was repaved in 2018 with new precast concrete curbing added.  
Apartments and common spaces have not been improved beyond repairs done in 2015.  
Additional site improvements are desirable.  Although Seabeds and Captain Robert Cook 
share a single site and were developed by the same architects at the same time they are 

Site Layout: 

small community center added on.  They are oriented perpendicular to a relatively wide 

entries to provide accessibility.  Most have been repaired but are in poor condition and 

provided in some areas but not others.

The site is surrounded on the east, south and west with dense tree coverage and sloping 
topography that rises up steeply to the south and west, and down steeply to the west.  

a major asset.  Although there are benches scattered throughout the site, it has not been 

Building Character and Layout: 

areas, and at the community center.  They have a pleasant contemporary character that 

have a stair at each end and a double loaded corridor.  There is a small two story 

DEVELOPMENT NARRATIVE - SEABEDS WAY

DESCRIPTIONS OF EXISTING DEVELOPMENTS
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sounds in hallways.

Apartment Layouts:  

Design Challenges:  

that tends to suggest larger buildings with elevators.
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TOPOGRAPHIC SITE PLAN - SEABEDS WAY DEVELOPMENT

SE
ABE

DS W
AY

COMMUNITY CENTER

TYPE A

TYPE A

TYPE A

DESCRIPTIONS OF EXISTING DEVELOPMENTS

TYPE B
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BUILDING:

UNIT TYPES: 

NO. OF FLOORS: 

NO. OF BUILDINGS:

COMMON SPACE: 

ENTRIES: 

WINDOWS:

LIVING ROOM: 

BATHROOM:

KITCHEN: 

STORAGE: 

EXTERIOR:

CONSTRUCTION: 

ACCESSIBILITY: 

UTILITY ROOMS:

LAUNDRY:

HVAC:

One bedroom apartments - 580 SF

has 10 apartments and a community 
room

Laundry and lobby/lounge on each 

Double loaded corridor with doors 
and stairs at each end

Double hung window in bedroom, 
sliding glass door in living room

Small living room, and small 
bedroom

generous

Coat, broom, linen and bedroom 
closets

batt insulation, slab on grade

Ramp access to common hallways

Two utility rooms serve 4 buildings

tube radiators in apartments,
AC by tenant in sleeves

BUILDING PLANS - SEABEDS WAY BUILDING TYPE A 

DOWN

DOWN

SECOND FLOOR PLAN

FIRST FLOOR PLAN

PLUMBING CHASE

KITCHEN

BATHROOM

CLOSET

OPEN TO 
BELOW

TERRACE

ENTRY LOBBY

OUTLINE OF TERRACE 
ABOVE

LAUNDRY ROOM

LAUNDRY ROOM

MECH ROOM  
BUILDINGS 2+3

MECH ROOM  
BUILDINGS 1+4

UP

UP

0 5 10 20 40



NHA FACILITIES MASTER PLAN 3 1

BUILDING:

UNIT TYPES: 

NO. OF FLOORS: 

NO. OF BUILDINGS:

COMMON SPACE: 

ENTRIES: 

WINDOWS:

LIVING SPACES: 

BATHROOM:

KITCHEN: 

STORAGE: 

EXTERIOR:

CONSTRUCTION: 

ACCESSIBILITY: 

UTILITY ROOMS:

LAUNDRY:

HVAC:

1 building; 3 other buildings have 12 
apartments and no community room

Double loaded corridor with doors 
and stairs at each end

Double hung windows

Small living room, and small 
bedroom

generous

Coat, broom, linen and bedroom 
closets

batt insulation, slab on grade

Ramp access to common hallways

Buildings 2 and 4

tube radiators in apartments, AC by 
tenant in sleeves

UP

UP

BUILDING PLANS - SEABEDS WAY BUILDING TYPE B

COMMUNITY ROOM- ONLY EXISTENT 
IN ONE BUILDING. SECOND FLOOR 
SIMILAR TO UNIT TYPE A, EXCEPT NO 
APARTMENT IN THE LOCATION OF 
THE COMMUNITY ROOM

PLUMBING CHASE

BATHROOM

MECH 
ROOM

KITCHEN

CLOSET OUTLINE OF TERRACE 
ABOVE

SECOND FLOOR PLAN

FIRST FLOOR PLAN

KITCHEN

BATHROOM

CLOSET

OPEN TO 
BELOW

TERRACE

LAUNDRY ROOM

FLAT ROOF

SLOPED ROOF

0 5 10 20 40

DESCRIPTIONS OF EXISTING DEVELOPMENTS



NHA FACILITIES MASTER PLAN3 2 DESCRIPTIONS OF EXISTING DEVELOPMENTS

the entry to Captain Robert Cook. Paving and curbs have been 
replaced and accessible curbs provided in this area. The road 
rises up with a berm between Seabeds and Robert Cook on the 
right. 

2. 46 one bedroom apartments are in 4 parallel buildings 
with open space in between. Benches, tables and other site 

to provide more parking with less asphalt. 

residents have either a balcony or terrace. 
5. Apartments between buildings have asphalt drives that dead 6. The development is surrounded by open space and tree 

livability and community use. 

EXISTING CONDITIONS IN PICTURES - SEABEDS WAY
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7. To the northwest the land slopes down, and is covered with 
vegetation that obscures neighboring properties.

10. Ramps provide accessibility to some building entries and 
terraces. Many have been patched but are still in poor condition. 

more attractive and lowering maintenance costs.

11. Residents appear to enjoy terraces and balconies, 

elements. 
with underlying sheathing. The envelopes are in reasonably 
good condition. 

DESCRIPTIONS OF EXISTING DEVELOPMENTS
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closet space on interior and exterior walls.  Each bedroom has 
one window.

do not have natural light and back up to the central corridor.  

INTERIOR EXISTING CONDITIONS IN PICTURES - SEABEDS WAY
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LINDEN STREET

                                    space
  

                                    rooms within 8 buildings

Development History:
       
Built in two phases between 1959 and 1962, repairs have been made over the years 

Chambers Street redevelopment.

Site Layout:  

green spaces to create a pedestrian oriented environment.  At Linden Street 18 long, 

appearance and aging materials and systems have led to a perception by some in the 
Needham community that replacement is advisable.

structure.

relatively well maintained.

potential to develop shared common areas near laundry rooms or elsewhere has not been 

Building Layout and Character:

by a small concrete stoop with several concrete steps, not by a porch.  The stoops are too 

DEVELOPMENT NARRATIVE - LINDEN STREET

DESCRIPTIONS OF EXISTING DEVELOPMENTS
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Although the red brick appears to be in good condition it is an unusual material in 

site layout and the long low congregate buildings, Linden Street is likely to be perceived 

materials used in unconventional ways, they do acknowledge the small scale suburban 

Apartment Layouts:

supplemented by the storage units.

When the Linden Street development was built its site layout, building layouts and 
apartment design were probably seen as being innovative in the way that they provide 
intimately scaled living tied to the surrounding landscape at a modest cost.  In general 
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TOPOGRAPHIC SITE PLAN - LINDEN STREET DEVELOPMENT

LINDEN STREET

C
HA

M
BE

RS
 S

TR
EE

T

SY
LV

A
N

 R
O

A
D

MAPLE STREET

HIGH ROCK SCHOOL

DESCRIPTIONS OF EXISTING DEVELOPMENTS

LINDEN STREET 
DEVELOPMENT

COMMUNITY 
CENTER & 
MAINTENANCE 
GARAGE

UTILITY 
BUILDINGS

CHAMBERS STREET 
DEVELOPMENT
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BUILDING PLANS - LINDEN STREET BUILDING TYPE A

BUILDING:

UNIT TYPES: 

NO. OF FLOORS: 

NO. OF BUILDINGS:

COMMON SPACE: 

ENTRIES: 

WINDOWS:

LIVING ROOM: 

BATHROOM:

KITCHEN: 

STORAGE: 

EXTERIOR:

CONSTRUCTION: 

ACCESSIBILITY: 

UTILITY ROOMS:

LAUNDRY:

HVAC:

Linden Street  Type A

Studio apartments at 405 SF

10 (plan B is similar but includes 
mechanical room and laundry)

None

back

bathroom and kitchen

Open space with rolling storage unit 
dividers

Wall hung sink and bathtub

Minimal galley kitchen, non-
accessible

One walk-in closet and rolling 
storage

Non-accessible entry stoops over 
continuous overhang 

cladding, batt insulation.  Slab on 
grade.

Apartments are not accessible

Located in 8 Type B buildings

Space allocated in 8 Type B build-
ings; 4 in operation

buildings installed in 2018, radiators 
in units, window AC by residents

2 MOVABLE 4’ x 2’-8”x 5’ 
PARTITION WITH STORAGE

BATHROOM

KITCHEN

ROOF OVERHANG 
ABOVE

STEEL COLUMNS WITH 
WOOD CLADDING

CONCRETE STEPS; 
NUMBER VARIES

CLOSET
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BUILDING PLANS - LINDEN STREET BUILDING TYPE B

BUILDING:

UNIT TYPES: 

NO. OF FLOORS: 

NO. OF BUILDINGS:

COMMON SPACE: 

ENTRIES: 

WINDOWS:

LIVING ROOM: 

BATHROOM:

KITCHEN: 

STORAGE: 

EXTERIOR:

CONSTRUCTION: 

ACCESSIBILITY: 

UTILITY ROOMS:

LAUNDRY:

HVAC:

 
Linden Street Type B

Studio apartments at 405 SF

8 (plan A is similar but does not in-
cludes mechanical room & laundry

Mechanical room and laundry room 

back

bathroom and kitchen

Open space with rolling storage unit 
dividers

Wall hung sink and bathtub 

Minimal galley kitchen, non-
accessible

One walk-in closet and rolling 
storage

Non-accessible entry stoops over 
continuous overhang 

cladding 

No accessibility 

Space allocated in 8 Type B build-
ings; 4 in operation

Serves Type A and B buildings

buildings installed in 2018, radiators 
in units, window AC by residents

LAUNDRY ROOM

MECH ROOM

2 MOVABLE 4’ x 2’-8”x 5’ 
PARTITION WITH STORAGE

STEEL COLUMNS WITH 
WOOD CLADDING

KITCHEN

BATHROOM

ROOF OVERHANG 
ABOVE

CLOSET

CONCRETE STEPS; 
NUMBER VARIES

DESCRIPTIONS OF EXISTING DEVELOPMENTS
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1. Low one story brick and wood buildings line Linden Street  

weave pattern in the overall layout.  The brick buildings have 

clad in white painted wood.
a porch like character, the small concrete stoops prevent the 

- 5. Overwhelmingly, apartments do not have accessible entries.  

and colors giving a sameness to every apartment, building and 
adjacent green space.

6. Some apartments have stoops at walkway level, but the 

EXISTING CONDITIONS IN PICTURES - LINDEN STREET
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8. Although the building scale, green spaces and tree-lined 
walkways create a pleasant scale. There is a homogeneous 

around which social activities could coalesce.  

but without walkways leading to back stoops.  Like the building 

could expand the space available to them.

trim and windows need to be replaced.

11. Paving is in relatively poor condition, especially in the 

maintenance.
residential building at the development.  Linden St. residents 

Chambers St. development with Chambers Street residents.

DESCRIPTIONS OF EXISTING DEVELOPMENTS
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1. Studio apartments are small by contemporary standards with 
light and helps extend the interior to the outside.  The storage 

unlikely to be possible.

4. A relatively large walk in closet is the only storage (besides 5. Both bathrooms and kitchens have windows - which is 

to-back apartment layout, in contrast to apartments that are on 

INTERIOR EXISTING CONDITIONS IN PICTURES - LINDEN STREET
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CHAMBERS STREET

         Center building with attached maintenance garage

Development History:       

possibly in conjunction with Linden Street redevelopment.

Site Layout:

behind the community center to the east.  

The development is surrounded by dense tree coverage to the south, east and west that 

building adjacent to Linden Street which does not have a strong street presence.  There 
are wetlands adjacent to the development on the south and east sides, and a small 
stream runs in a culvert under the parking lot, daylighting at the northeast and northwest 

There are entries at either end with simple one story porches with wood columns. They 

barrels are grouped throughout the development with no screening.  The community 

people to congregate.  

that at other NHA developments.  The paving is in poor condition throughout.  Parking 

parking is not allowed.

community services that they may need - nearly a mile.

the south between the High Rock Homes to the west and the railroad tracks to the east.  

Building Layout and Character:

DEVELOPMENT NARRATIVE - CHAMBERS STREET

DESCRIPTIONS OF EXISTING DEVELOPMENTS
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The buildings are in relatively good condition. The brick does not appear to be spalling 

apartments are only accessible by going up stairs, and everyone needs to go to the 

Apartment Layouts:

just along one wall.  A second door to the corridor was added at some point in time, 

units.  Apartments are generally in good condition.

Street development these can be pushed to the side to open the space up.
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LINDEN STREET
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TOPOGRAPHIC SITE PLAN - CHAMBERS STREET DEVELOPMENT

DESCRIPTIONS OF EXISTING DEVELOPMENTS

COMMUNITY CENTER

MAINTENANCE 
GARAGE

CHAMBERS ST. 
DEVELOPMENT

HIGH ROCK 
DEVELOPMENT
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BUILDING NAME:

UNIT TYPES: 

NO. OF FLOORS: 

NO. OF BUILDINGS:

COMMON SPACE: 

ENTRIES: 

WINDOWS:

LIVING ROOM: 

BATHROOM:

KITCHEN: 

STORAGE: 

EXTERIOR:

CONSTRUCTION: 

ACCESSIBILITY: 

UTILITY ROOMS:

LAUNDRY:

HVAC:

Studio apartments at 430 SF

5 identical buildings

Double loaded corridors with stairs 
at each end

Double and Single Window in living 
space 

Open space with rolling storage unit 
space dividers

Wall hung sink and bathtub

Minimal galley kitchen, non-
accessible

Porch at each end at shared building 

cladding, batt insulation, crawl 
space

Ramp access to common hallways; 

installed in 2018, radiators in units, 
window AC by residents

BUILDING PLANS - CHAMBERS STREET BUILDING TYPE

DOWN
DOWN

BALCONY

2 MOVABLE 4’ x 2’-8”x 5’ PAR-
TITION WITH STORAGE

PORCH ROOF

RAMP; ONE AT EACH 
ENTRY. 
NOT IN ORIGINAL 
CONSTRUCTION

BATHROOM

CLOSET

KITCHEN

UP UP

SECOND FLOOR PLAN

FIRST FLOOR PLAN

LAUNDRY

MECH.

0 2 4 8 16
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1. This 5 building two story development lines Chambers Street, 

story maintenance and community center building is located at 
condition. Parking spaces should be more clearly laid out so 

4.Entries on each end are similar- several steps up with a porch 
woods. To the north, the ground slopes up to abandoned 
railroad tracks. To the south, (shown here) the ground slopes 
down to a wet area. 

6. The entire site is relatively low and adjacent to the wetlands. 
Running water is culverted under the development, daylighting 
in three locations. 

EXISTING CONDITIONS IN PICTURES - CHAMBERS STREET

DESCRIPTIONS OF EXISTING DEVELOPMENTS
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7. The Chambers Street and Linden Street developments are 
adjacent to one another, sharing walkways and the community 
center building. All apartments are studios, although the 
Chambers Street apartments are slightly larger than the Linden 
Street apartments. 

that could attract residents. The parking lot and drive take up unattractive. The new boilers and water heaters are smaller 
than the originals, leaving extra space in these rooms, which 

scattered around the site. They are not screened or associated Street development on one side, and the High Rock develop-
ment on the other- around the bend in Linden Street. 

12. Paving is in poor condition, and the site is undeveloped 

surrounding neighborhood. Recent paving has improved some 
areas.
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2. Laundry rooms are large and open out to a balcony but are 

5. Living/Dining/Sleeping areas are in one open space, with a 
movable storage unit used to subdivide it into separate areas at 

INTERIOR EXISTING CONDITIONS IN PICTURES - CHAMBERS STREET

DESCRIPTIONS OF EXISTING DEVELOPMENTS
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HIGH ROCK ESTATES & HIGH ROCK HOMES 

                                    - 20 recent duplexes w/ 1 rental / 1 ownership unit (High Rock Homes)

                

Development History:       

Site Layout:

The original High Rock Estates houses were built on a topographically active site with steeply 

accessed by steps.  Most are much closer to the surrounding grade.  The entire site and sur-

 

road, Summit Road, Memorial Circle, Fairview Road and Sylvan Road.  Neither the street de-
-

-
age (High Rock Homes).  The new buildings are scattered throughout the site, sometimes 
clustered, sometimes not.  They are larger in scale but stay within the original lots lines.

-
hoods, altered by the replacement with duplexes.  Both the original layout and the new 

Building Layout and Character:

relatively good condition with some landscaping and trees along the street. Landscaping 
around the duplexes should be improved with trees and shrubs at a minimal cost. There has 

There is no common space other than streets and the sidewalks that exist, which are in 

them less accessible but giving them a dignity that the original homes lack. Landscaping is 
minimal.  Rooms are larger, there more closets, and buildings are in very good condition.

Governance Issues

duplexes would by rental only.

DEVELOPMENT NARRATIVE - HIGH ROCK ESTATES & HOMES
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TOPOGRAPHIC SITE PLAN - HIGH ROCK ESTATES & HIGH ROCK HOMES

LINDEN STREET

CHAMBERS STREET

SYLVAN ROAD

FAIRVIEW ROAD

YURIC
K RO

A
D

M
URPHY RO

A
D

SUM
M

IT RO
AD

HIGH ROCK STREET

SHADING INDICATES LOTS WHERE DUPLEXES (HIGH ROCK HOMES) HAVE REPLACED SINGLE-FAMILY HOUSES (HIGH ROCK ESTATES).

MEMORIAL 
CIRCLE

DESCRIPTIONS OF EXISTING DEVELOPMENTS
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BUILDING PLANS - HIGH ROCK HOMES

SECOND FLOOR PLAN

FIRST FLOOR PLAN

SECOND FLOOR PLAN

FIRST FLOOR PLAN

SECOND FLOOR PLAN

FIRST FLOOR PLAN

UNIT TYPE CUNIT TYPE BUNIT TYPE A

PLANS ARE FOR REPLACEMENT DUPLEXES (HIGH ROCK HOMES); SINGLE FAMILY HOME PLANS (HIGH ROCK ESTATES) NOT AVAILABLE.
0 2 4 8 16

High Rock Estates 

plans and massing vary.

One 

60

None

unit - need replacement.

Need replacement

Need updating

Need substantial improvements

Replaced 10 years ago.  In 
relatively good condition.

Materials and massing vary.   

conditions.  Repair and replace 

problem in some houses.

on slab on grade. 

No houses meet MAAB 

contingent on topography.

One in each house.

Hook-ups in each house.

heaters in each house to be 
replaced in 2019.  Window AC 
by tenants

BUILDING CONDITIONS - HIGH ROCK ESTATES

UNIT TYPES: 

NO. OF FLOORS: 

NO. OF BUILDINGS: 

COMMON SPACE:

ENTRIES:

WINDOWS:

LIVING ROOMS:

BATHROOMS:

KITCHENS:

STORAGE:

EXTERIORS:

CONSTRUCTION:

ACCESSIBILITY:

UTILITY ROOMS:

LAUNDRY:

HVAC:

NAME:
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NHA, Streets are lined with tall trees.
them.

houses to double the density on the lots. Each unit has its own 

rear.
Although larger than the original High Rock homes they are 

neighborhoods.

6. In other locations the duplexes abut the bungalows, 
suggesting divergent scales but adding variety to the 
neighborhood.

EXISTING CONDITIONS IN PICTURES - HIGH ROCK ESTATES & HIGH ROCK HOMES

DESCRIPTIONS OF EXISTING DEVELOPMENTS
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8. Paving is in relatively poor condition. In some areas there are 
curbs and sidewalks, but most areas have only vehicular paving 

10. Fairly large new homes line High Rock Street near 

development with large trees. 

11. An abandoned railroad line and dense tree coverage 
runs behind High Rock homes and the Chambers Street 

residential neighborhoods. 
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2. A back hallway connects bedrooms to the 

right at the center, which tends to separate kitchens closets and windows on two sides.

MATTHEWS HOUSE

5 other NHA developments. 

DEVELOPMENT NARRATIVE - MATTHEWS HOUSEINTERIOR EXISTING CONDITIONS: ORIGINAL HIGH ROCK ESTATES HOUSES

DESCRIPTIONS OF EXISTING DEVELOPMENTS
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NHA FACILITIES MASTER PLAN

and maintenance is always a step or two behind what is needed.  Buildings will continue to age and needs will 
increase.

Program (RAD), Massachusetts High Leverage Asset Preservation Program (HILAPP) or other programs noted in 

Boston Community Development ) sustainability programs and these have been installed at the Chambers Street 

can recommend additional energy conservation measures.  Along with utilities they may also provide rebates or 

 

• Signs with larger lettering on doors
• 

INTRODUCTION
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• Maps or plans providing directions to buildings and site services
• Sub captions in common resident languages and in braille
• 

This Section 4 describes the routine repairs and improvements that are within the reach 

that can make substantial improvements in buildings and sites and Section 6 describes 

entire development, but essential components can be integrated into the work described 

Other needs not withstanding, envelope work at Captain Robert Cook is a very high priority. 

REPAIRS AND IMPROVEMENTS NEEDED: CAPTAIN ROBERT COOK DEVELOPMENT

                                                      curbing and bring into compliance with accessibility   

                                                      and counters need replacement.

                                         

                                                      bathrooms.
                      

                                                      remaining 10%.  Provide assistance to tenants as needed

                                                      doors and new hardware to meet contemporary standard.

     and associated domestic hot water will be installed 

                                            

                meet contemporary standards. 

 

                                                      Captain Robert Cook drive  into compliance with MAAB 

                                                      Most units have accessible entries.  Considerer upgrading 

 

                                                      insolation to warrant consideration.  Investigate 3rd   
     party solar and other options. 

ROUTINE REPAIRS AND IMPROVEMENTS
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REPAIRS AND IMPROVEMENTS NEEDED: SEABEDS WAY DEVELOPMENT

                                                      curbing, and ramps. Entry drive repaved in 2018

                                                      and exterior doors replaced in 2016.

                                                      with exterior wall work noted above. 

Exterior Doors & Windows  Windows have been replaced; replace doors

                                                      and counters need replacement.

                                                      vanities.

                                                      bathrooms.

                                                      Replace remaining 20%.  Provide assistance to tenants  

                                                      core doors and hardware to meet contemporary   
     standard. 

     distribution and associated domestic hot water will be

     tract and schedule pending.  Boilers and water heaters 
     are located in mechanical rooms, one per building.

     dition; replace covers as needed..
                                                          

                                                          

                                                      units have accessible entries. Considerer upgrading   

                                                      compliance.
                                                                     

                                                      to warrant consideration. Investigate third party     
                                                  and other options.

                                                          
REPAIRS AND IMPROVEMENTS NEEDED: LINDEN STREET DEVELOPMENT

                                                    and potholed paving and curbing. Improve land-

                                                     Street and within the development and to provide 

     patch and paint as necessary.

                                                      cabinets and counters need replacement. 
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                                                                bathrooms.

       rugs.

                                                                 core doors to meet contemporary standard.

      rooms serving 18 buildings were replaced in 

      and water heaters.

      good condition.  Replace as needed.

      laundries indicated on plans but not currently in
      service.

                                                                 and bathroom layouts make compliance with 

      visitable entries.

 

      mold and remediate as needed.
                                                                  

                                                                 panels may be able to be positioned on more 

                                                                 worth consideration.  Investigate third party and 
                                                                other options.

REPAIRS AND IMPROVEMENTS NEEDED: CHAMBERS STREET DEVELOPMENT

                                                                 and curbing. Improve landscape to create more
                                                                 attractive community spaces and gardens.

      patch and paint as necessary.

                                                                 nets and counters need replacement.

                                                                 bathrooms.

                                                                  

                                                                 core doors to meet contemporary standard.    

ROUTINE REPAIRS AND IMPROVEMENTS
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      Consider removing unneeded 2nd entry door to
      create more usable space in kitchens.

      rooms, one per building, were replaced in 

      and water heaters.

                                                                  or more buildings. 

                                                                  tall trees to the east, west and south make 

                                                                  unlikely to be worth considering.

REPAIRS AND IMPROVEMENTS NEEDED: HIGH ROCK ESTATES
              HIGH ROCK HOMES

duplexes are less than a decade old and do not need work at this time other than routine 

                                                                 and driveways at each house. Improve    
                landscaping.  Enlarge or improve porches,   
       patios and stoops.

                                                                 

                                                                 envelope sealing and attic insulation to 

                                                                subsidies.

      mately 10 years ago and are in relatively good 
condition.

      relatively good condition.

                                                                and replace remainder.
 

                                                               Replace hardware to meet contemporary
      standards. 

ROUTINE REPAIRS AND IMPROVEMENTS
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      combination boilers and water heaters, one per home in
     utility rooms.

      good condition.  Replace as needed.

     walks are the only exterior common areas.

     upgrading homes at or near grade to meet MAAB 

                                                      tree cover make solar panel installations unlikely to 
     be worth considering.

     meeting or exceeding current building codes  Replace 

     conserving systems.  Pursue other options through   
     MassSave.

         ROUTINE REPAIRS AND IMPROVEMENTS

REPAIRS AND IMPROVEMENTS NEEDED: MATTHEWS HOUSE DEVELOPMENT

                                 
Replace both upstairs and downstairs with kitchens 
that meet or exceed MAAB, ADA and other 

priority. given the population housed.

     meet or exceed MAAB, ADA and other applicable

     borhood with more limited parking and more planting

     options through MassSave.
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NHA FACILITIES MASTER PLAN

INTRODUCTION

-

1. 

2. 
and appliances and can be replaced more economically across a whole development.

3. 
an environment easily degraded by water and moisture.

4. 

buildings, accessible building entries, and laundries in accessible locations.
5. 

6. 
7. Grading and landscaping to make sites more accessible and attractive.
8. 
9. Additional units added to existing buildings. 
10. 
11. 
12. 

-
munity and resident ownership.

13. 
community center back into an apartment.

14. Adding space at Seabeds Way to provide aging-in-place services to residents.

apartments. In Section 6 new developments on existing sites are proposed that are more extensive in scope than 
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MAJOR MODERNIZATION OPTIONS: CAPTAIN 
ROBERT COOK DRIVE DEVELOPMENT 

This development was constructed at the same time as 

Captain Robert Cook design and construction by Russo Barr 

ice dam damage at Seabeds, recommended replacement 

report on anticipated costs). Because the repairs were made 

Replace windows and entry doors:  
 
Doors and windows throughout the development are original.  

heating and cooling costs.  Although an energy savings 

building envelope they should be tied into the air and vapor 

advantageous to do the replacement at the same time as the 
envelope work noted above.  This will save money through 
incorporation into a single bid package, eliminate the need 
to install window trim twice, and provide tighter buildings with 

Kitchen Replacements:  

years old.  Although some are in reasonable shape, and 

should be considered.

Bathroom Replacements:  

apartments should be considered, with 5% to 10% brought 

example)

Site improvements: 

Although the site is relatively attractive and has been 

developments throughout the Commonwealth, there 

the result is an attractive and easy to maintain exterior 
environment.  They can bring creative ideas to the challenge 

1. Paving  

Streets, curbs and sidewalks are in relatively poor condition.  

1. Problems caused by a damaged building envelope and outdated 
doors or windows can be remedied with exterior improvements 

additionally, all other units would increase in value and appeal to 
present and prospective residents. 

MAJOR MODERNIZATION OPTIONS
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existing parking should be reconsidered by a site planning 

more parking than necessary?  Are there places where lot 
parking can be reduced and replaced by on street parking 

2. Yards 

no separation between adjacent yards, and between public 
sidewalks and private yards.  Fences and landscaping can 

spaces, making the Captain Robert Cook environment 

ownership.  These elements will make the development more 

overall site design strategy that considers the other issues 

3. Community Space 

would provide cohesiveness to the development.  It could 

but less prominently placed. (See image 4)

4. Community Gardens
 

gardens; setting aside space should be considered.  

Sustainability Upgrades:

issues there are long term cost savings. Recycling has a 

      mounted panels could also be considered.

•     Replace current heating system with combined heat 
      and power (co-generation) system that produces both            

      Way to be included.
•     Replace all lighting with LED lighting within apartments 
      and on the exterior.  Rebates may be available.

•     Add air and vapor barrier to exterior assembly

      a major envelope improvement project like that at 
      Seabeds Way in 2016, replacement may be limited 
       to R9 in walls and R19 in attics.  Additional insulation 

       the sheathing should be considered.
•     Encourage recycling.

character.

Captain Robert Cook development. 
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MAJOR MODERNIZATION OPTIONS: SEABEDS 
WAY DEVELOPMENT

Note that Seabeds Way was designed by the same architect, 
and built in a similar way and at the same time as Captain 

Replace doors:  

Doors throughout the development are original.  When 

heating and cooling costs.  Although an energy savings 

Siding and windows were recently replaced at Seabeds; and 

air and vapor barrier to provide a tight building envelope. 

Kitchen Replacements:  

years old.  Although some are in reasonable shape, and 

should be considered.

Bathroom Replacements:  

Site improvements:  

Although the site is relatively attractive and has been 

developments throughout the Commonwealth, there are 

attractive and easy to maintain exterior environment suited 
to the older residents in this development.  They can bring 

1.  Paving 

Although streets, curbs and sidewalks were replaced 
along the entry drive in 2018, the remaining paving is in 

circulation system to be in compliance with accessibility 

and at each end - that lead south down the entire length 

and emergency vehicle access, and lead to small storage 
sheds, they appear to add more paving than is necessary.  

2. Pedestrian Zones 

Drives thread their way throughout the development.  

Pedestrian areas can still accommodate emergency vehicles 
and support accessibility while providing more pleasant 

way around - Seabeds Way development can become a 

-
able pedestrian oriented gathering places.

MAJOR MODERNIZATION OPTIONS
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3. Community Space 

and landscape.  There are currently benches and dumpsters 
that seem to be scattered around the site rather that 

to be outdoors.  Outdoor terraces and balconies associated 
with every apartment help to animate the buildings and 

limbo. 

is more responsive to resident needs.  In addition, screening 

locations where they are easy to access but less prominent. 
(See images 7 and 8)

4. Community Gardens 

considered.

5. Accessible Entries 

been added to entries and to terraces.  Every building has 

relatively poor condition and most have been patched several 

an entry welcoming.  Regrading and sidewalk replacement to 

a comprehensive site design strategy.

Accessible Second Floors:

visit.  Elevators could be added to the existing buildings to 

barriers to overcome.

Although there appears to be space within the existing 
building envelope to add an elevator, the reality is that an 

be demolished, and new concrete elevator pit installed, a 
concrete block or steel and wood hoistway constructed, 
the cab and track installed, and an elevator machine room 

Elevators are rarely installed unless they serve 20 or more 
units (Seabeds Way buildings have 6 apartments on the 

elevator and bridge between buildings could be considered.

Sustainability upgrades:

Reducing energy usage is advisable at all NHA 

ELEVATOR 
MACHINE ROOM 
AND 
EQUIPMENT

ELEVATOR, PIT, 
AND HOISTWAY

NEW WALL 
CONSTRUCTION, 
FOUNDATION 
AND OVERRIDE 
ABOVE EXISTING 
ROOF

10. Adding 
elevators 

demolition and 
new construc-
tion, although 
it could be 
contained 
within the ex-
isting building 
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•      Replace current heating system with combined heat 

       Robert Cook Drive. 
•      Replace all lighting with LED lighting 

•      Although Insulation was added when the major enve-
       lope improvements were made in 2016, insulation was 
       limited to R9 in walls and R19 in attics.  Additional   

•     Encourage recycling.

Heat/Hot water: 

replacement through the DHCD sustainability program.

Common Space Improvements:

the residents should be assessed and upgrades implemented 

MAJOR MODERNIZATION OPTIONS: LINDEN 
STREET DEVELOPMENT 

Both Linden Street and Chambers Street developments are 
over 50 years old; many or most materials or assemblies 

Exterior Improvements:  

Doors and windows throughout the development are original.  

heating and cooling costs.  Although an energy savings 

siding and wood trim is in relatively good condition although 
there are locations were patching and replacing is warranted.  
Windows and doors should be replaced. 

All wood siding, columns and trim are painted white, which 

suggests that this is an institutional development.  Variation 

designer - should be retained to propose and test color 

Kitchen Replacements:  

Bathroom Replacements:  

apartments should be considered.

Site improvements:  

Although the site is relatively attractive and has been 

developments throughout the Commonwealth, there are a 

insure that the result is an attractive and easy to maintain 
exterior environment suited to the older residents in this 

identity to buildings that might otherwise be identical. 

laundries.

MAJOR MODERNIZATION OPTIONS
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(See image 12)

1. Paving 

Streets, curbs and sidewalks are in relatively poor condition.  

Street should be investigated. 

2. Linden Street Frontage 

The Linden Street development has a strong presence 
directly opposite the High Rock Public School (a Needham-

Linden will also help integrate the development into its 

institutional character.  

Simple spaced wood boards or metal verticals would 
complement both the building and neighborhood character.  
Continuous hedges open only at the walks to building 
entries are a viable alternative.  In addition to screening 

residents with semi-private outdoor spaces associated with 

spaces. (See image 13)

3. Porches, steps and walkways

The stoops are too small to be real porches, but are elevated 
up enough that that space under the overhang on either 
side cannot be used as a porch space either.  This design 

usable exterior space right outside the door.  This could 

Stoops could also be enlarged so that they are usable 

terraces at grade to make apartments accessible. (Currently 
no apartments are accessible.)  Grading and building 

4. Community Spaces

 Green spaces are evenly distributed throughout the 

have access to greenery right outside their door.  And on the 

locate a small terrace and benches with landscaping to make 
a small gathering space.  Alternatively, benches and paved 
terraces adjacent to laundry rooms, clothes lines and trash 
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the development behind the Chambers Street Development 
community and maintenance building there is a larger space; 

overall design strategy that is responsive to resident needs 

includes connections to Chambers Street to the south. 

5. Community Gardens

older residents to leave their homes and meet neighbors and 
enjoy the outdoors  Although space is limited, there a many 

resident use.  Setting aside this space should be considered. 
(See image 15)

Sustainability upgrades:

      slopes may be low enough to consider panels on east 

      consider panels elsewhere on site.

•     Replace all lighting with LED lighting 

MAJOR MODERNIZATION OPTIONS: CHAMBERS 
STREET DEVELOPMENT 

Exterior Improvements: 

Doors and windows throughout the development are original.  

and wood porches, eaves and window trim are in relatively 
good condition although there are locations were patching 
and replacing is warranted. All wood columns and trim are 
painted white.  Although this is a traditional color alternatives 
should be considered to give the buildings more character.  

project.  Alternative ramp designs should be considered too, 

Kitchen Replacements:

Bathroom Replacements: 

apartments should be considered.

Site improvements:  

Although the site is relatively attractive and has been 

developments throughout the Commonwealth, there are 

18.  Screening dumpsters and trash barrels makes sites more 

MAJOR MODERNIZATION OPTIONS

17.  Community spaces can be associated with building entries - 
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overall site strategy that is more responsive to resident needs 

includes connections to the Linden St. Development to the 
north and adjoining open spaces. (See Image 17)

There is considerable space behind buildings which could 

along the wetlands and abandoned commuter rail line to the 
East and South could be developed into pleasant walking 
trails.  Consolidating trash in limited screened locations to 

be considered.(See image 18)

attractive and easy to maintain exterior environment suited 
to the older residents in this development.  They can bring 

1. Paving 

Streets, curbs and sidewalks are in relatively poor condition. 

existing parking should be reconsidered by a site planning 

relatively limited and the asphalt drive and parking tend 

concrete or pavers would give them a presence that would 

residents and neighbors.

2. Community Space 

and landscape.  There are currently benches and trash barrel 
areas that seem to be scattered around the site rather than 

Building there are open areas that could be developed to be 

building, terraces and balconies associated with the second 

could accommodate an entry, an elevator and three accessible apartments on each 

include additional apartments. Construction would likely be very expensive on a per 
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3. Community Gardens

that bring people together.  And they can be an incentive 

considered.  (See image 15)

Accessible Second Floors:  

visit.  This is especially problematic because all laundries are 

The space between these buildings is large enough to 
also accommodate community spaces or up to 6 additional 
apartments. Because this construction would take place 
between existing buildings rather than inserted inside, it may 

added units.  

This is, however, a major undertaking.  Additions may trigger 

and structural upgrades, and connections to existing 

Elevators are rarely installed unless they serve 24 or more 

to these buildings, although additional apartments or other 

 
Sustainability upgrades: 

    and adding additional insulation, or adding insulation on 

    housing authorities have implemented these improvements
    they are unlikely to be practical at Chambers St.
•   Replace all lighting with LED lighting 

•   Encourage recycling.
•   Replace doors and windows.

Accessible Laundries:  

would be accessible. 

MAJOR MODERNIZATION OPTIONS: HIGH ROCK 
ESTATES DEVELOPMENT 

were replaced by new duplex High Rock Homes in 2009.    

expressed a desire to continue redeveloping these houses 
into more duplexes

Exterior Improvements: 

Doors and windows throughout the development appear to 

neighborhood.

give these homes a more residential character similar to the new 
duplex replacements.

MAJOR MODERNIZATION OPTIONS
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continue to need replacement.

homes and neighborhood and remove what could be the 

Needham.
 
The NHA should consider adding bays, porches, patios, 
terraces, dormers, changes in siding material, color and 
pattern, and adding trim details on the exterior that will 

Bays and porches that add usable space in addition to 

and 21)

Site improvements:  

Individual lots are relatively attractive and have been 

developments throughout the Commonwealth.  Improvements 

neighborhood whether or not homes are replaced.

All improvements should be pursued with site planning 

insure that the result is an attractive and easy to maintain 

1. Paving 

Streets are in poor condition. Repaving will allow all elements 

Sidewalks encourage walking and outdoor activity. 

sidewalks, which directly contrasts with the paving and 

2. Community Space 

The entire High Rock property has been subdivided into 
individual lots that are large enough to give each house a 

image 22)

Although there are recreational spaces at High Rock School 
and Needham Forest, a park or playground at High Rock 

existing house and replace it with open space.  A relatively 

gardens could also be provided.

Chambers Street Development land that extends between 
High Rock Homes and the railroad tracks.  A public access 

This option would be more expensive to develop given the 
clearing and regrading that would need to be done, but would 

A third option is to locate a community space between 
Chambers Street buildings and High Rock Homes - bringing 

 

22.  A small park or playground could be inserted into the High 

accessible.
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Interior reorganization/Additions:

dining rooms and living rooms are open to each other to 

layout.  (See image 23)

Although layouts vary at this development, many have a 

(The houses are all slab on grade with no basement.) A 

unit to a small closet with interior walls opened up to create a 

in each room would connect to an exterior condenser - an 
air source heat pump system - with no mechanical closet 

Combined with an added bay or small addition and other 

bring High Rock Homes up to contemporary standards. 

Kitchen Replacements:

cabinets that remain in good conditions.

Bathroom Replacements: 

Sustainability upgrades: 

Reducing energy usage is advisable at all NHA developments 
to save money and promote a sustainable agenda. 

      project.   Add insulation to attics.

       rebates may be available. 

      grant has been received to implement this work.

      windows and doors.

•     Encourage recycling.

24. By aggregating High Rock lots, townhouses 

constructed with 6 to 24 apartments.  Given the 
opportunity to develop new housing on a parcel 
that spans the High Rock/Chambers Street 

do not recommend pursuing the options shown 
here at the present time.

Lot aggregation: 

the Linden Street/Chambers Street/High Rock developments.  

that provided density increases that were larger than those 

but were smaller in scale than the major redevelopment 

be considered as an alternative way to use the High Rock 
property.

A challenge associated with larger scale development within 

did not progress beyond conceptual sketches but may 

MAJOR MODERNIZATION OPTIONS
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NHA FACILITIES MASTER PLAN

• New Development at Seabeds Way / Captain Robert Cook Properties
• 
• 

NEW DEVELOPMENT AT SEABEDS AND CAPTAIN ROBERT COOK

woods and steeply sloping hills, Route 9 to the north, Interstate 95 to the east, and Hurd Brook to the west and 

50 cars could be accommodated under the building with additional spaces on grade along Seabeds Way, or between 
the new building and Captain Robert Cook.

pastoral character maintained.  Because the proposed new development would need land now occupied by the NHA 

INTRODUCTION
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SEABEDS/CAPTAIN COOK REDEVELOPMENT

1. Existing Conditions Plan 2. Proposed Development Plan  

A new three story building with 61 one bedroom apartments would arc along the hillside 
between the Seabeds Way and Captain Robert Cook Drive developments where there is 

surrounding sites.

PROPOSED NEW 

BUILD
ING

CAPT. ROBERT COOK 
DEVELOPMENT

SEABEDS 
DEVELOPMENT

CAPT. ROBERT COOK 
DEVELOPMENT

SEABEDS 
DEVELOPMENT

SE
AB

ED
S 

W
AY

CAPT. COOK DRIVE

SE
AB

ED
S 

W
AY

CAPT. COOK DRIVE

NEW DEVELOPMENT OPTIONS
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3. Parking  

underground and without paving over green space.  A screen wall and landscaping would hide 

4. Massing  

block is broken down into smaller units which are then articulated with projecting bays, 
balconies and terraces.  Although the building is substantially larger than those around it, 

panels. 



NHA FACILITIES MASTER PLAN 7 7

5. View from Captain Robert Cook 

NEW DEVELOPMENT OPTIONS
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6. Integration into the Hillside

it into the hillside.  Landscaping and terraces can connect residents to nature and to each other.  A new development and 

neighborhoods.
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7. Aging-in-Place services

NEW DEVELOPMENT OPTIONS
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NEW DEVELOPMENT AT LINDEN/CHAMBERS

Although these two developments are separate entities, they occupy contiguous sites totaling 
8,2 acres that directly border the 25 acre High Rock site.  From Linden Street, Chambers 

Chambers Street development to the northeast, High Rock Homes to the northwest, west 

overwhelming presence on the site.

Although the Linden Street and Chambers Street developments could continue to serve 

Chambers buildings.  New buildings could be constructed without impacting the current 

IMPROVED SERVICES FOR THE ELDERLY

The proposed conceptual design houses all residents in a single building served by an 

their aging population.

All building systems and assemblies would meet high sustainable design standards to reduce 
energy use and to provide healthy interior environments - reducing operational costs in 

would like to see.

proposal as it looks at its capabilities and mission.  

PREVIOUS DEVELOPMENT STUDIES FOR LINDEN/CHAMBERS

development to the Linden/Chambers/High Rock area were considered.  They would 
provide less housing, have more impact on adjacent non-NHA neighborhoods, and be on 

and Chambers Street development properties and their possible development by others 

exploration.  

are a response to the perception that the Needham community would like to see existing 

LINDEN/CHAMBERS REDEVELOPMENT

NEW DEVELOPMENT OPTIONS
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1. Existing Conditions Plan  2. Proposed Development Plan

would be demolished and their site incorporated into the new buildout.   A 152 unit 

LINDEN/CHAMBERS REDEVELOPMENT

HIG
H R

OCK S
TR

EE
T

MURPHY ROAD

YURICK ROAD

PROPOSED NEW 

BUILDING

HIGH ROCK
 DEVELOPMENT 

CHAMBERS
 DEVELOPMENT 

MURPHY ROAD

YURICK ROAD

HIGH ROCK
 DEVELOPMENT 

UNDER-UTILIZED 
CHAMBERS 

LAND

CHAMBERS
 DEVELOPMENT 
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3. Parking  
 

-

4. Massing

The courtyard could be open to the public to provide a community asset.  Placing a green 

NEW DEVELOPMENT OPTIONS
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5. View from Yurick Road  

building and its perceived impact on adjacent properties. 
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6. View into Courtyard Landscape
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7. View of Entry 

By consolidating the Linden and Chambers senior apartments into one building they can be 

community.

8. Phasing 

Building 72 units would allow all Linden Street residents to move into new, larger, handicap 

project.  

YURICK ROAD

PROPOSED PHASED 

BUILDING

HIGH ROCK
 DEVELOPMENT 

NEW DEVELOPMENT OPTIONS
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bungalows with new two story, two-unit homes.  These are shown on the High Rock site plan 

ones that are more attractive, and whose planning, design, construction and resident and 

and closer in appearance to the market rate housing in surrounding neighborhoods.  The 

easy to achieve.  

The previous replacement project scattered new buildings throughout the overall High Rock 

1. 

2. 

3. Replacing an existing home with a park and playground would provide an excellent com-

4. 

-

planning and design work already in place.

HIGH ROCK SINGLE-FAMILY REDEVELOPMENT TO DUPLEXES

homes replaced with duplexes.

2. Lots shaded in light green have had duplex 
replacements.

redevelopment project..

duplex replacements.
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developments to remain occupied during construction reduces relocation costs.

Also implicit in the redevelopment proposal is the assumption that the land under Linden 

Linden (SRB District):

site, it is unlikely that a more advantageous subdivision plan could be achieved.

Chambers (GR District): 

The Chambers parcel is hourglass shaped with a larger and more immediately accessible 

High Rock (GR District): 

Seabeds and Captain Robert Cook (SRB District): 

ALLOWABLE DEVELOPMENT AT NHA PROPERTIES

1

2
3

12
10 9

8

Pond

7

65

4

11

1 2 3

987
654

NEW DEVELOPMENT OPTIONS
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DEVELOPMENT ON NON-NHA OWNED SITES

-
able housing in Needham, the team consid-
ered properties that the NHA does not own 

Given the other opportunities available to 
the NHA on properties they own, we do 

these, or other non-NHA owned properties 

Nevertheless, ongoing communications with 
the Planning Department, Needham Public 

the situation changes with these or other 

record. 

HARTNEY GREYMONT SITE

Located at 433 Chestnut St, Needham, 
Hartney-Greymont has been providing 
landscaping, lawn care and tree services 
since 1938.  When they opened, they 

railroad tracks.  As land values have 

oriented communities has become a priority, 
Hartney-Greymont can now be seen to 

needs.  In parallel with these changes, the 
rail line to Dover has been decommissioned 
(and redeveloped into an attractive rail trail) 

could be used.

This property has become interesting to the 

and High Rock developments to many nearby 
amenities, situated in the Chestnut Street 

T O W N  O F  N E E D H A M

H A R T N E Y  G R E Y M O N T  S I T E

H I L L S I D E  S C H O O L

A V E R Y  C R O S S I N G / S Q U A R E

1 1 8 0  G R E A T  P L A I N  A V E
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hair salons) and community resources (Needham Junction Commuter Rail Line, Beth Israel 

Currently NHA residents need to go to Oak Street to the north to access these neighborhood 
assets.  

A new connection would have to tunnel under the decommissioned tracks, but to the extent 
that the Linden and Chambers Street connection to Chestnut Street would be advantageous 

5.   There is no assurance that a connection across the tracks could be made in a cost 

HILLSIDE SCHOOL SITE

Located at 28 Glen Gary Road this elementary school, built in 1959 and expanded in1968, is 
being replaced by a new school building on Central Avenue (The Sunita L. Williams School) 

-

It is a short walk to the east to access the Needham Heights Commuter Rail Station, a Trader 

Highland Avenue and adjacent streets.  MBTA public transportation - commuter rail and Route 
59 bus - is available in nearby Needham Heights.  The school is adjacent to Glover Meadows 

be on other sites. Housing development would likely have less impact on neighbors than the 

     the site to low income housing

AVERY CROSSINGS/AVERY MANOR

independent and assisted living services, short-term and long term rehabilitation care, and 
respite care.  They are planning to sell the buildings. 

housing.  The commuter rail station and Rt 59 bus line are steps away.  The brand new 

two block radius.

replacement housing.

1180 GREAT PLAIN AVENUE

near an unlicensed center and associated town services, and the mission oriented owner 
suggests that there might be redevelopment opportunities.

1. 

site uneconomical to develop. 
2. 
3. 

burden in order to do so.  

NEW DEVELOPMENT OPTIONS
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NHA FACILITIES MASTER PLAN

INTRODUCTION

-

-

when making decisions on what opportunities to pursue. 
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FUNDING SOURCES FOR ROUTINE REPAIRS AND IMPROVEMENTS

and receives allocations every year.

1. Federal properties

Seabeds Way, Captain Robert Cook - HUD Capital Fund Grants. 

2. State Properties

Linden Street, Chambers Street, and Matthews House Developments - DHCD Formula 
Funding.

FUNDING SOURCES FOR MAJOR MODERNIZATION

Federal Properties: Rental Assistance Demonstration Program (RAD)

The Rental Assistance Demonstration Program (RAD) converts annual public housing 

Housing Assistance Payments through the Section 8 program. Because Section 8 provides 

 

projects. A development which meets certain criteria under the notice (e.g., unit obsolescence) 

RAD rents.  This means that the current very low income NHA tenants can remain in place 
while the RAD Conversion can use the much higher FMR to generate more debt capacity.  

month. 

In addition to accessing debt, the RAD program enables a Housing Authority to bring investor 

FUNDING SOURCES

1

1        
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discussed in several Sections below, in that they are not awarded through a competition.  
Rather the 4% LIHTCs are awarded by either MassHousing or MassDevelopment when they 

cover the higher development costs associated with new construction. In the next Section, 

NHA to change its business model as described in the next Sections. The risks and rewards 

previous Authority projects. Each project developed by the NHA that involves tax credits will 

1. 

2. The NHA, while having a small ownership interest (less than 1%), will nevertheless be 
the controlling entity.

3. -

Tenant Protection Under RAD

expired. 

Elapsed Timeframe for a RAD Conversion

submit a complete RAD application. During that period, an Authority will need to consult with 

a Commitment to enter into a Housing Assistance Payment Contract, or CHAP. Obtaining a 
CHAP is a critical step to accomplish as soon as possible.  There is a nationwide cap on the 

rounds.

Resources That Would be Required by the NHA 

Risks and Rewards of the RAD Program

Financial Risks: 

• 

• 

• 
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Financial Rewards: 

• 

• 
-

which should help project bottom lines. 

other relevant websites.   

State Properties: High Leverage Asset Preservation Program (HILAPP)

above, DHCD has created a program called HILAPP (High Leverage Asset Preservation 

1. 

2. 
counting monies such as CPA and local HOME)

3. Project Management Capacity

4. Property Management Capacity

5. C

-

DHCD is accepting HILAPP applications on a rolling basis. The NHA is allowed to submit only 
one application per year. The program is accepted applications on a rolling basis. 

State Properties: Partnership to Expand Housing Opportunities (PEHO)

neither project has broken ground. 

State Properties: Modernizing Public Housing and Supporting Elders (ModPHASE)

(1) to preserve senior Chapter 667 developments with extensive capital needs, and (2) to 
encourage housing authorities to work with senior service providers to assist the elderly with 

-
tal Planning System at the time the NOFA was issued. DHCD is determining over the next six 

State Properties: Public Housing Innovation Demonstration Program

FUNDING SOURCES
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Funding Sources That Can be Used for EITHER Federal or State Projects: Major 
Modernizations and New Development

Community Preservation Act. 

the Needham CPC.

recommendations to Town Meeting, which must approve the appropriation. 

Home Funds.

FUNDING SOURCES FOR NEW DEVELOPMENT AND CONSTRUCTION

Section 202. 

DHCD Funding Competitions

These are annual or semi-annual competitions that provide sponsors and developers with the 

explained below. 

interested in pursuing new development construction, it must engage the appropriate 

Role of Department of Housing and Community Development (DHCD)

Credits, the Commonwealth created its own Low Income Housing Tax Credit Program. The 

housing projects. 

• 

-
going loan payments. They typically have very low interest rates (less than 1%) and the 

• -
-

• 

• -
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Participating in a Funding Competition 

In order to participate in a competition, a project must be pre-approved by DHCD via a pre-

30% preservation), per unit cost limits (e.g. a suburban small unit new construction total 

Funding Rounds: Try, Try and Try Again

based application.

-
tium. This can be either CPA, HOME or another source. While an applicant may occasionally 

HUD Section 202

elderly housing.  The capital advance does not have to be repaid as long as the project 
-

-
-

er this program could meet their needs. 
 

DEVELOPMENT CONSIDERATIONS

Steps to Consider in Pursuing Private Financing Options

mortgaging Authority property and seeking out investors to purchase Low Income Housing 

NHA than what is now in place. Obtaining sound technical expertise and pre-development 
resources to cover early costs is essential. 

• Assembling a Development Team.

• Identifying Pre-development Loan/Grant Funding.

CEDAC (Community Economic Development Assistance Corporation) should be consid-

• Creating New Ownership Structures.

-
dents.

• Exploring Alternative Management Options. In evaluating potential deals, a tax credit 

investor, or whether it will need to explore bringing in third party management to operate 
properties that are syndicated. 

• Project-Basing of Section 8 Vouchers. 

FUNDING SOURCES
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whether to deploy Project Based Vouchers or Project Based Rental Assistance Vouchers.  
Given that it does not directly administer its own voucher program, the NHA needs to 

Robert Cook/Seabeds and High Rock Estates. 

Other Issues to Consider in Moving Towards Private Financing Options

-
ects, or developing new tax credit projects, there are several important issues which should 

routine repairs and improvements.

marketing and compliance issues, the agency will need to think through how to integrate 
the company with its overall operations. 

RISKS AND REWARDS OF ENTERING DHCD FUNDING COMPETITIONS

Risks: 

Rewards:

sources.

LOW INCOME HOUSING REFERENCES

-

Low Income Housing Tax Credits

DHCD Subordinate Debt Programs

Housing Stabilization Fund
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NHA FACILITIES MASTER PLAN

INTRODUCTION

-

1. 

2. 

3. 

4. 

rehabilitation and new construction work. Establishing and maintaining relationships with a Community Housing 
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1.  Captain Robert Cook/Seabeds-RAD Modernization

contingency). 

Construction costs assume prevailing wages. 

PRO FORMA NARRATIVE/REDEVELOPMENT ESTIMATES

Needham
Proposed Unit Mix and Operating Assumptions

Unit Mix Units % total NSF
Total 
NSF

Annual 
Income

 Mo Total 
Rent

Gross 
Monthly 

Rent

1 BR 1 BA Sec 8 RAD 44 58% 540 23,760 $341,088 $28,424 $646
1 BR 1 BA Sec. 8 2 3% 540 1,080 $34,104 $2,842 $1,421

Sub-Total 1 BR 46 61% 24,840 $375,192 $31,266

2 BR 1 BA Sec 8 RAD 3 4% 736 2,208 $28,908 $2,409 $803
2 BR 1 BA Sec. 8 2 3% 736 1,472 $41,760 $3,480 $1,740

Sub-Total 2 BR 5 7% 3,680 $70,668 $5,889

3BR 2 BA Sec 8 RAD 18 24% 921 16,578 $215,352 $17,946 $997
3BR 2 BA Sec. 8 2 3% 921 1,842 $52,368 $4,364 $2,182

Sub-Total 3 BR 20 26% 18,420 $267,720 $22,310

4BR 2BA Sec 8 RAD 3 4% 1,209 3,627 $39,636 $3,303 $1,101
4BR 2BA Sec. 8 2 3% 1,209 2,418 $56,880 $4,740 $2,370

Sub-Total 4 BR 5 7% 6,045 $96,516 $8,043
Total Units 76 100% 52,985 $810,096 $59,465

$810,096
Vacancy

Affordable 5% $40,505

$769,591

Residential Operating Expenses
Annual 
Total

Monthly 
Total 

Per Unit 
Annual

Total Residential Operating expenses 
Management Fee 6% $46,175 $3,848 $608
Administrative $135,000 $11,250 $1,776
Maintenance $189,838 $15,820 $2,498
Monitoring Fee $5,556 $463 $73
Utilities $110,674 $9,223 $1,456
Taxes $20,407 $1,701 $269
Insurance $35,557 $2,963 $468
MIP 0.25% $4,414 $368 $58
Replacement Res. $500 $38,000 $3,167 $500

$585,621 $48,802 $7,706
Net Operating Income $183,970
Debt Service $159,974

Cash Flow $23,996
DSCR 1.15

EFFECTIVE RESIDENTIAL RENTAL INCOME

GROSS POTENTIAL RESIDENTIAL INCOME

Total Expenses 

Capt Robert Cook/Seabeds RehabCapt Robt Cook/Seabeds Modernization

Unit Mix Total 100%
Total Units 76
Total LIHTC Units 76 100%
Total Affordable 0 0%
Total Market Units 0 0%
Total Moderate Units 0 0%
Total Development Cost Total Total/Unit Total/GSF
TDC $16,483,881 $216,893 $251.04
Acquisition $7,600,000 $100,000 $115.74
Construction $5,838,029 $76,816 $88.91
Soft Costs $1,371,819 $18,050 $20.89
Developer Fee/Overhead $1,300,000 $17,105 $19.80
Reserves $374,034 $4,921 $5.70
Total Sources Total Total/Unit Total/GSF

Total Sources $16,483,881 $216,893 $251.04
Permanent Loan $2,764,669 $36,377 $42.10
Federal Tax Credit Equity $5,794,212 $76,240 $88.24
Housing Trust/CPA $0 $0 $0.00
Developer Fee Loaned $325,000 $4,276 $4.95
Acquisition Loan $7,600,000 $100,000 $115.74

Surplus or (Gap) $0

Capt Robt Cook/Seabeds Rehabilitation
Capt Robt Cook/Seabeds Modernization

COST ESTIMATES, PRO FORMAS, FUNDING STRATEGIES
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2.  Captain Robert Cook/Seabeds-New Construction Senior Apartments

Construction costs assume prevailing wages. 

Unit Mix Total 100%
Total Units 61
Total LIHTC Units 61 100%
Total Affordable 0 0%
Total Market Units 0 0%
Total Moderate Units 0 0%
Total Development Cost Total Total/Unit Total/GSF
TDC $21,242,911 $348,244 $464.33
Acquisition $0 $0 $0.00
Construction $16,102,451 $263,975 $351.97
Soft Costs $2,780,572 $45,583 $60.78
Developer Fee/Overhead $1,984,000 $32,525 $43.37
Reserves $375,888 $6,162 $8.22
Total Sources Total Total/Unit Total/GSF

Total Sources $21,242,911 $348,244 $464.33
Permanent Loan $4,245,491 $69,598 $92.80
Federal Tax Credit Equity $9,799,020 $160,640 $214.19
State Tax Credit $3,750,000 $61,475 $81.97
Housing Trust/CPA $950,000 $15,574 $20.77
State Soft Debt $2,300,000 $37,705 $50.27
Developer Fee Loaned $198,400 $3,252 $4.34

Surplus or (Gap) $0

Capt Robt Cook/Seabeds Sr New ConstructionCapt Robt Cook/Seabeds Sr New Construction

Unit Mix Units %total NSF Total NSF Annual Income
 Monthly 
Total Rent

Utility 
Allowance

Gross 
Monthly Rent

Net Monthly 
Rent/SF

1 BR 1 BA affordable 30% 0 0% 600 0 $0 $0 $0 $0.00
1 BR 1 BA Sec. 8 8 13% 600 4,800 $136,416 $11,368 $1,421 $2.37
1 BR 1 BA affordable MRVP 0 0% 0 0 $0 $0 $0 $0.00
1 BR 1 BA affordable 50% 0 0% 0 0 $0 $0 $0 $0.00
1 BR 1 BA affordable 60% 53 87% 600 31,800 $740,304 $61,692 $1,164 $1.94
1 BR 1 BA affordable 80% 0 0% 0 0 $0 $0 $0 $0 $0.00

Sub-Total 1 BR 61 100% 36,600 $876,720 $73,060
Total Units 61 100% 36,600 $876,720 $73,060
Unit Summary Total Units % of Units           of Units/SF

Total Section 8 8 13% 13% $136,416
Total 60% 53 87% 87% $740,304

% of Units LIHTC-Eligible 100% 100%
Percentage LIHTC Eligible

Other Income
Parking $0 0 $0

Laundry $4 61 $2,928
Storage $0 0 $0

Total Commercial and Other Income $2,928

$879,648
Vacancy

Affordable 5% $43,836
Market/Mod 5% $0

Other Income 5% $146
Commercial 10% $0

$835,666

Residential Operating Expenses Annual Total
Monthly 
Total 

Per Unit 
Annual

Total Residential Operating expenses 
Management Fee 6% $50,140 $4,178 $822
Administrative $90,000 $7,500 $1,475
Maintenance $109,800 $9,150 $1,800
Resident Services $50,000 $4,167 $820
Utilities $109,800 $9,150 $1,800
Taxes $54,900 $4,575 $900
Insurance $33,550 $2,796 $550
Replacement Res. $350 $21,350 $1,779 $350
Monitoring Fee $0 $0 $0 $0
MIP 0.25% $10,981 $915 $1

$530,521 $44,210 $8,697
Net Operating Income $305,145
Debt Service $221,720

Cash Flow $83,425
DSCR 1.38

EFFECTIVE RESIDENTIAL RENTAL INCOME

GROSS POTENTIAL RESIDENTIAL INCOME

Total Expenses 

Capt Robt Cook/Seabeds Sr New Construction

COST ESTIMATES, PRO FORMAS, FUNDING STRATEGIES
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3.  High Rock Estates-Two Phase Redevelopment 

Construction costs assume prevailing wage.

Unit Mix Total 100%
Total Units 60
Total LIHTC Units 60 100%
Total Affordable 0 0%
Total Market Units 0 0%
Total Moderate Units 0 0%
Total Development Cost Total Total/Unit Total/GSF
TDC $22,700,023 $378,334 $325.45
Acquisition $0 $0 $0.00
Construction $16,994,337 $283,239 $243.65
Soft Costs $3,215,536 $53,592 $46.10
Developer Fee/Overhead $2,086,000 $34,767 $29.91
Reserves $404,151 $6,736 $5.79
Total Sources Total Total/Unit Total/GSF
Total Sources $22,700,023 $378,334 $325.45
Permanent Loan $6,537,623 $108,960 $93.73
Federal Tax Credit Equity $9,799,020 $163,317 $140.49
State Tax Credit $2,625,000 $43,750 $37.63
Federal Home Loan Bank $0 $0 $0.00
CPA $750,000 $12,500 $10.75
State Soft Debt $2,300,000 $38,333 $32.97
Developer Fee Loaned $688,380 $11,473 $9.87
Cash Equity from Land Sale $0 $0 $0.00

Surplus or (Gap) $0

High Rock Estates Phase 1
Proposed Unit Mix and Operating Assumptions

Unit Mix Units %total NSF Total NSF Annual Income
 Monthly 
Total Rent

Utility 
Allowance

Gross 
Monthly Rent

Net Monthly 
Rent/SF

2 BR 1 BA Sec. 8-RAD 13 22% 1,100 14,300 $103,116 $8,593 $661 $0.60
2 BR 1 BA Section 8 4 7% 1,100 4,400 $83,520 $6,960 $1,740 $1.58
2 BR 1 BA affordable 60% 13 22% 1,100 14,300 $215,779 $17,982 $1,383 $1.26

Sub-Total 2 BR 30 50% 33,000 $402,415 $33,535

3BR 2 BA Sec. 8-RAD 10 17% 1,225 12,250 $98,520 $8,210 $821 $0.67
3BR 2 BA Section 8 4 7% 1,225 4,900 $104,736 $8,728 $2,182 $1.78
3BR 2 BA affordable 60% 16 27% 1,225 19,600 $306,797 $25,566 $1,598 $1.30

Sub-Total 3 BR 30 50% 36,750 $510,053 $42,504

Total Units 60 100% 69,750 $912,468 $76,039
Unit Summary Total Units % of Units           of Units/SF

Total Section 8 RAD 23 38% 38% $201,636
Total Section 8   8 13% 13% $188,256

Total 60% 29 48% 49% $522,576

% of Units LIHTC-Eligible 100% 100%
Percentage LIHTC Eligible

$912,468
Vacancy

Affordable 5% $45,623

$866,845

Residential Operating Expenses Annual Total
Monthly 
Total 

Per Unit 
Annual

Total Residential Operating expenses 
Management Fee 6% $52,011 $4,334 $867
Administrative $93,000 $7,750 $1,550
Maintenance $96,000 $8,000 $1,600
Resident Services $0 $0 $0
Utilities $96,000 $8,000 $1,600
Taxes (PILOT) $42,000 $3,500 $700
Insurance $30,000 $2,500 $500
Replacement Res. $350 $21,000 $1,750 $350
Monitoring Fee $1,800 $150 $0
MIP $0 $0 $0

$431,811 $35,984 $7,197
Net Operating Income $435,034
Debt Service $378,290
Cash Flow $56,744
DSCR 1.15

EFFECTIVE RESIDENTIAL RENTAL INCOME

GROSS POTENTIAL RESIDENTIAL INCOME

Total Expenses (inlcuding meals and housekeeping)

High Rock Estates Phase IHigh Rock Estates Phase 1

COST ESTIMATES, PRO FORMAS, FUNDING STRATEGIES   
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4.  Linden Chambers Replacement

95-unit elevator Section 8 building.

Construction costs assume prevailing wages.

Assumptions
9% Tax Credits + State LIHTC                               

HOME, HSF & AHTF state soft debt                                

Equity from Sale of Old Linden & Chambers St sites

New 
site 
152

construction  
units                
units of proj

on adjacent    
xxxxx      
based Sec 8

Unit Mix Total 100%
Total Units 152
Total LIHTC Units 152 100%
Total Affordable 0 0%
Total Market Units 0 0%
Total Moderate Units 0 0%
Total Development Cost Total Total/Unit Total/GSF
TDC $47,199,911 $310,526 $522.99
Acquisition $0 $0 $0.00
Construction $35,707,536 $234,918 $395.65
Soft Costs $5,886,446 $38,727 $65.22
Developer Fee/Overhead $4,515,243 $29,706 $50.03
Reserves $1,090,685 $7,176 $12.09
Total Sources Total Total/Unit Total/GSF

Total Sources $47,199,911 $310,526 $522.99
Permanent Loan $20,799,315 $136,838 $230.46
Federal Tax Credit Equity $9,799,020 $64,467 $108.58
State Tax Credit $3,750,000 $24,671 $41.55
Federal Home Loan Bank $1,000,000 $6,579 $11.08
CPA $2,000,000 $13,158 $22.16
State Soft Debt $2,300,000 $15,132 $25.48
Developer Fee Loaned $1,503,576 $9,892 $16.66
Cash Equity from Land Sale $6,048,000 $39,789 $67.01

Surplus or (Gap) $0

Linden Chambers RedevelopmentLinden Chambers Redevelopment 
Proposed Unit Mix and Operating Assumptions

Unit Mix Units %total NSF Total NSF Annual Income
 Monthly 
Total Rent

Utility 
Allowance

Gross 
Monthly Rent

Net Monthly 
Rent/SF

0 BR 1 BA affordable Sec.8 152 100% 475 72,200 $2,514,019 $209,502 $1,378 $2.90
Sub-Total 0 BR 152 100% 72,200 $2,514,019 $209,502

Total Units 152 100% 72,200 $2,514,019 $209,502
Unit Summary Total Units % of Units           of Units/SF

Total Section 8 152 100% 100% $2,514,019

% of Units LIHTC-Eligible 100% 100%
Percentage LIHTC Eligible

Other Income
Parking $0 8 $0

Laundry $4 152 $7,296
Storage $0 0 $0

Total Commercial and Other Income $7,296

$2,521,315
Vacancy

Affordable 3% $75,421
Other Income 5% $365

$2,445,530

Residential Operating Expenses Annual Total
Monthly 
Total 

Per Unit 
Annual

Total Residential Operating expenses 
Management Fee 6% $146,732 $12,228 $965
Administrative $182,400 $15,200 $1,200
Maintenance $245,000 $20,417 $1,612
Resident Services $65,000 $5,417 $428
Utilities $228,000 $19,000 $1,500
Taxes (PILOT) $91,200 $7,600 $600
Insurance $83,600 $6,967 $550
Replacement Res. $350 $53,200 $4,433 $350
Monitoring Fee $4,560 $380 $0
MIP $0 $0 $0

$1,099,692 $91,641 $7,235
Net Operating Income $1,345,838
Debt Service $1,086,239
Cash Flow $259,599
DSCR 1.24

Linden Chambers Redevelopment

EFFECTIVE RESIDENTIAL RENTAL INCOME

GROSS POTENTIAL RESIDENTIAL INCOME

Total Expenses (inlcuding meals and housekeeping)

Linden Chambers Redevelopment 

COST ESTIMATES, PRO FORMAS, FUNDING STRATEGIES
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Proposed Unit Mix and Operating Assumptions

Unit Mix Units %total NSF Total NSF Annual Income
 Monthly 
Total Rent

Utility 
Allowance

Gross 
Monthly Rent

Net Monthly 
Rent/SF

2 BR 1 BA Sec. 8-RAD 12 20% 1,100 13,200 $95,184 $7,932 $661 $0.60
2 BR 1 BA Section 8 4 7% 1,100 4,400 $83,520 $6,960 $1,740 $1.58
2 BR 1 BA affordable 60% 14 23% 1,100 15,400 $232,378 $19,365 $1,383 $1.26

Sub-Total 2 BR 30 50% 33,000 $411,082 $34,257

3BR 2 BA Sec. 8-RAD 9 15% 1,225 11,025 $88,668 $7,389 $821 $0.67
3BR 2 BA Section 8 4 7% 1,225 4,900 $104,736 $8,728 $2,182 $1.78
3BR 2 BA affordable 60% 17 28% 1,225 20,825 $325,972 $27,164 $1,598 $1.30

Sub-Total 3 BR 30 50% 36,750 $519,376 $43,281

Total Units 60 100% 69,750 $930,457 $77,538
Unit Summary Total Units % of Units           of Units/SF

Total Section 8 RAD 21 20% 35% $183,852
Total Section 8 8 13% 13% $188,256

Total 60% 31 52% 52% $558,349

% of Units LIHTC-Eligible 85% 100%
Percentage LIHTC Eligible

$930,457
Vacancy

Affordable 5% $46,523

$883,934

Residential Operating Expenses Annual Total
Monthly 
Total 

Per Unit 
Annual

Total Residential Operating expenses 
Management Fee 6% $53,036 $4,420 $884
Administrative $93,000 $7,750 $1,550
Maintenance $96,000 $8,000 $1,600
Resident Services $0 $0 $0
Utilities $96,000 $8,000 $1,600
Taxes (PILOT) $42,000 $3,500 $700
Insurance $30,000 $2,500 $500
Replacement Res. $350 $21,000 $1,750 $350
Monitoring Fee $1,800 $150 $0
MIP $0 $0 $0

$432,836 $36,070 $7,214
Net Operating Income $451,098
Debt Service $392,259
Cash Flow $58,839
DSCR 1.15

EFFECTIVE RESIDENTIAL RENTAL INCOME

GROSS POTENTIAL RESIDENTIAL INCOME

Total Expenses (inlcuding meals and housekeeping)

High Rock Estates Phase IIHigh Rock Estates Phase 2

Unit Mix Total 100%
Total Units 60
Total LIHTC Units 60 100%
Total Affordable 0 0%
Total Market Units 0 0%
Total Moderate Units 0 0%
Total Development Cost Total Total/Unit Total/GSF
TDC $22,947,046 $382,451 $328.99
Acquisition $0 $0 $0.00
Construction $17,183,718 $286,395 $246.36
Soft Costs $3,248,680 $54,145 $46.58
Developer Fee/Overhead $2,103,000 $35,050 $30.15
Reserves $411,648 $6,861 $5.90
Total Sources Total Total/Unit Total/GSF
Total Sources $22,947,046 $382,451 $328.99
Permanent Loan $6,779,036 $112,984 $97.19
Federal Tax Credit Equity $9,799,020 $163,317 $140.49
State Tax Credit $2,625,000 $43,750 $37.63
Federal Home Loan Bank $0 $0 $0.00
CPA $750,000 $12,500 $10.75
State Soft Debt $2,300,000 $38,333 $32.97
Developer Fee Loaned $693,990 $11,567 $9.95
Cash Equity from Land Sale $0 $0 $0.00

Surplus or (Gap) $0

High Rock Estates Phase IIHigh Rock Estates Phase 2

COST ESTIMATES, PRO FORMAS, FUNDING STRATEGIES
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NHA FACILITIES MASTER PLAN

although priorities may change along with the economic and political climate.

Although the NHA is well managed and properties are in relatively good condition, it is in the same position as most 

decline. 

-

INTRODUCTION
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PROPOSED PROJECTS

the NHA improve their properties and advance their mission.  The choices, in ascending 

1. 

2. A new 61 unit senior building on the Seabeds/Cook property, located between the 
two existing developments.

3. 
the existing lots.

4. Develop the Linden and Chambers Street properties with new housing on adjacent 

Chambers building sites.

STAFFING AND GOVERNANCE

Needham employs a part time Community Housing Specialist, Karen Sunnarborg,  

now in place.

It is important that the NHA understands the changes that they will need to make in their 

 

authorities have in-house.  

Once the NHA has decided that the projects noted in this Master Plan are worth 
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issues that the NHA has to address to accomplish new development.  This outline is 

address.  

decisions can be made on what directions to pursue.

2.  Develop a Preliminary Financing Plan  

3.  Investigate Converting to Project Based Section  8  

described earlier in this report.  The NHA should investigate the impact that this 

decision to make this conversion, and along with consultants and other authorities can 

4.  Investigate New Ownership Structures  

impact this will have on its governance and operations so that it can make a decision 

rewards.

5. Investigate Alternative Management Options  

has had on operations and management costs.

6. Assemble a Development Team  

report.

• An experienced developer who can both manage the development process and 

• 

Construction cost estimates are generally provided by the architects or their 
estimating consultants.

• 

• 

• -

  CONSULTANT FINDINGS AND RECOMMENDATIONS 
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PUBLIC AND REGULATORY ENGAGEMENT
1. 

Given that many people do not have a vocabulary or clear concepts to use in discussing 

apartments being proposed, whether that will actually impact their neighborhood in 

• 

• -

• 

services to us, our children or our parents.

• 

development takes place.

• 
to everyone except those who already live in NHA housing.

• 

• 

• 

• 

2. Engage in Community Outreach 

Housing Authorities like those in Boston and Cambridge, and Community Development 

active opposition.  

opposition to proposals will occur.  The third is to actively build community support so 

• 

that there be broad agreement to embark on new projects (either Major Modern-

• NHA Tenants and Residents.  
help ensure that proposals are responsive to their needs and that concerns are 
addressed.  Public housing resident opposition to proposed changes can be a 

• Abutters and Neighbors  Those who live in close proximity to housing Authority 
developments may be concerned that changes will have a negative impact on 

not only the NHA, but Needham neighborhoods as well, it will take outreach to 

-

• Planning Department and Planning Board.  
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engagement and approvals issues, and how NHA proposals can support the 

process.

• Community Preservation Committee (CPC)

Funding is limited.  The NHA will have to decide on its priorities, and investigate 

support. Priorities should be reviewed with the CPC and applications should be 

Plan.  

• Conservation Commission 
any proposed new development should be reviewed with the Conservation 

approval.  

• Department of Public Works  To the extent that proposed NHA work impacts 

survey showing utilities and topography in impacted areas.

• Building Department  Like the DPW, the Building Department should be 
consulted early in the process to understand their review and approval process.  

• Fire Department -

• Police Department -

• School Department  

• Town Meeting   The NHA should attend and understand Town Meeting votes 

• Select Board 
consensus around major improvements and new construction, and their input on 

• State and Federal Elected Representatives  

• Department of Housing and Community Development (DHCD)  This state 

larger scale improvements or new construction, they have taken an interest in 
this report and have asked that the NHA stay in contact.  Periodic review with 
DHCD is recommended so that the NHA and DHCD can work together on plan-

• Housing and Urban Development (HUD). 
and improvements through their annual grants.  In initial meetings they have en-

3.  Pursue Parallel Paths 

the money is being invested in buildings that will eventually need to be replaced.  

its mission.

We recommend that the NHA continue taking preliminary steps, including public and 

towards implementation.  By taking these incremental steps the NHA will be in a better 

          CONSULTANT FINDINGS AND RECOMMENDATIONS
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PROACTIVELY USE & BROADEN NHA KNOWLEDGE BASE

1.  Seek Professional Planning and Design Expertise 

unneeded second entry doors in each apartment to improve kitchen layouts, regrade 

2.  Utilize Building and Site Plans

a. In the planning stages it allows the developments to be seen in their totality with 

accessible layout to be envisioned. This tends to be easier to do on plans than in the 

 

Note that the plans included in the report, and provided to the NHA in CAD and PDF 

-

-

needed.

3.  Obtain Site Surveys

-

PRIORITIZE AND PLAN SIGNIFICANT IMPROVEMENTS 

1.  Envelope Improvements at Captain Robert Cook Drive Development  

problems would not reoccur. 

A study by envelope consultants Russo Barr Inc. indicates that Captain Robert Cook 
-

lems. We recommend that this work be pursued as soon as possible to prevent similar 

and air and vapor barriers.  

at the opportunity to use color and material changes to give individual apartments or 
buildings their own identity.
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2.  Develop Comprehensive Plans 

problems.

3.  Plan for Landscape and Site Design Improvements

that is more like what is in surrounding neighborhoods, and looks less like public housing. 

attractive places in the neighborhood with improved site design.  

Pedestrian areas at Seabeds Way, outdoor community spaces at Captain Robert Cook 

playground at High Rock would all be community assets that instill pride and suggest a 

-
opment should be investigated by architects, civil engineers, and landscape architects. 

-

inter-generational activities.

applications and making choices on implementation.

4.  Designing Playgrounds as Community Assets

accessibility and landscape improvements noted above.

5.  Reconsider Interior Common Spaces

Seabeds Way/Captain Robert Cook development, and small lobby areas at the Seabeds 
Way and Chambers Street buildings.  Even the laundries at Linden Street and Chambers 
Street can be considered common spaces.  These can be merely utilitarian areas, but 

each other.  

Laundry rooms at Linden Street marked with canopies or colors can become little 

window gardens or book swap shelving that encourage engagement with other people 

6.  Plan for Accessibility and Aging in Place

        CONSULTANT FINDINGS AND RECOMMENDATIONS
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other than through lawsuits).  Accessibility becomes increasingly important as residents 

with hearing and visual impairments. The NHA should do a comprehensive accessibility 

compliance may be relatively easier with larger doors, kitchens with wheelchair knee 

be reconsidered as well.  In addition to ensuring that walks and curb cuts meet MAAB 

landscape, and should be pursued by landscape architects with experience in housing 

above. 

7.  Plan for Sustainability and Energy Conservation Improvements
 

Linden Street and Chambers Street boilers and water heaters were replaced in 2018, 

conditioning via individual units provided by tenants in windows or through-wall sleeves. 
Building envelopes have been improved at Seabeds Way but not at other developments. 

comprehensive heating/ventilation/air conditioning system that protects resident health and 
building durability.  We recommend that the NHA pursue a comprehensive energy audit 
by mechanical engineers working with New Ecology Inc. (NEI) or another sustainability 

8.  Plan for Renewable Energy 

Geothermal, wind, combined heat and power and solar photovoltaics are coming down in 

have already added these systems. Solar PV is probably the most practical and mature 

energy. A consultant such as New Ecology Inc. can provide related consulting services.

CONSULTANT FINDINGS AND RECOMMENDATIONS
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ADA   Americans with Disabilities Act
AC   Air Conditioning
CEDAC  Community Economic Development Assistance Corporation
CHAP Commitment to enter into a HAP agreement

CPA   Community Preservation Act
CPC   Community Preservation Committee

FCI   Facility Condition Index
FMR  Fair Market Rent
GPF  Gallons per Flush
HAP  Housing Assistance Payment
HILAPP  High Leverage Asset Preservation Program

HVAC  Heating, Ventilation and Air Conditioning
LED   Light Emitting Diode
LHA   Local Housing Authority 
LIHTC  Low Income Housing Tax Credit
MAAB  Massachusetts Architectural Access Board
NHA   Needham Housing Authority

OCAF  Operating Cost Adjustment Factors
PEHO  Partnership to Expand Housing Opportunities
PHA   Public Housing Agency
PV   Photovoltaic
RAD   Rental Assistance Demonstration Program

VCT   Vinyl Composite Tile
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A. FLOOR PLAN DRAWINGS

Captain Robert Cook Drive A1.1

Captain Robert Cook Drive A1.2

Captain Robert Cook Drive A1.3

Seabeds Way A2.1 

Seabeds Way A2.2

Linden Street A3.1 

Chambers Street A4.1

B. ORIGINAL CONSTRUCTION DOCUMENTS  

Linden Street Assessors Plan No. 133

Linden Street Floor Plans A1, A2

Chambers Street Site Plan (no plan designation)

High Rock Assessors Plan No. 135
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15. Master Deed - High Rock Homes Condominium --- 2008-9-23 
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25. Oxbow Partners Response to NHA RFP - 2011-3-4
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28. 

29. 

30. Russo-Barr Associates - Condition Assessment Estimated Construction Cost, 
Captain Robert Cook Drive- 2018-14-18
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