
 

 

 

 
Needham Housing Plan Working Group Meeting 

Thursday March 10, 2022 
7:15 p.m. 

 
Virtual Meeting using Zoom 
Meeting ID: 811 9113 9515 

(Instructions for accessing below) 
  

 
 
I. Welcome (Jeanne McKnight) 
II. Approval of Minutes from February 10, 2022 Working Group Meeting 
III. Discussion of Subgroup Logistics (Natasha Espada)   
IV. Discussion of Plans for the Community Housing Workshop (Karen 

Sunnarborg) 
V. Next Steps (Lee Newman) 

a. 3/24 Community Housing Workshop 
b. 4/14 Debriefing on Community Housing Workshop and review of draft 

Community Housing Survey 
VI. Other Business 
VII. Adjournment 

 
 

Housing Plan Working Group Membership
Natasha Espada Planning Board, Co-Chair 
Jeanne McKnight Planning Board, Co-Chair 
Emily Cooper  Citizen At Large 
Ed Cosgrove  Board of Health 
Laura Dorfman  Community Preservation Committee  
Carol Fachetti  Finance Committee  
Helen Gregory  Council on Aging 

Dan Matthews  Select Board   
Oscar Mertz  Citizen At Large 
Marcus Nelson  Select Board 
Michael O’Brien  School Committee 
Ed Scheideler  Housing Authority 
Rhonda Spector  Citizen At Large 

 

PLANNING & COMMUNITY 
DEVELOPMENT 

To view and participate in this virtual meeting on your phone, download the “Zoom Cloud Meetings” 
app in any app store or at www.zoom.us. At the above date and time, click on “Join a Meeting” and enter 
the following Meeting ID: 811 9113 9515 
 
To view and participate in this virtual meeting on your computer, at the above date and time, go to 
www.zoom.us click “Join a Meeting” and enter the following ID: 811 9113 9515 

Or to Listen by Telephone: Dial (for higher quality, dial a number based on your current location):  
US: +1 312 626 6799 or +1 646 558 8656 or +1 301 715 8592 or +1 346 248 7799 or +1 669 900 9128 or +1 
253 215 8782 Then enter ID: 811 9113 9515 

Direct Link to meeting: https://us02web.zoom.us/j/81191139515    

 

 

  

http://www.zoom.us/
http://www.zoom.us/
http://www.zoom.us/
http://www.zoom.us/
https://us02web.zoom.us/j/81191139515
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NEEDHAM HOUSING PLAN WORKING GROUP 
* MINUTES * 

February 10, 2022 
 
 
 

7:04 p.m.   A meeting of the Needham Housing Plan Working Group was convened by Jeanne 
McKnight, Co-Chair, as a virtual Zoom Meeting.  Ms. McKnight announced this 
open meeting is being conducted remotely consistent with Governor Baker’s 
Executive Order of March 12, 2020 due to the current state of emergency from the 
outbreak of the COVID-19 virus.  She said all supporting documents used at this 
meeting are available on a special section of the Town’s website 
www.needhamma.gov/housingplan2021.  Present were Jeanne McKnight and 
Natasha Espada representing the Planning Board, Dan Matthews and Marcus 
Nelson from the Select Board, Laura Dorfman from the Community Preservation 
Committee, Michael O’Brien from the School Committee, Helen Gregory from the 
Council on Aging, Ed Cosgrove from the Board of Health, as well as Emily Cooper, 
Rhonda Spector and Oscar Mertz as Citizens At Large. Also present were Director 
of Planning and Community Development Lee Newman, Assistant Town Planner 
Alexandra Clee, Public Information Officer Cynthia Roy Gonzalez, and 
Community Housing Specialist Karen Sunnarborg.    

 
Welcome and Introductions – Ms. McKnight, Co-Chair of the Housing Plan 
Working Group, offered a welcome and asked for a roll call of Working Group 
members.  She mentioned that there was a quorum and additional members would 
be brought into the meeting as they became available. She also introduced staff and 
noted that the Town had a special website dedicated to the preparation of the 
Housing Plan at www.needhamma.gov/housingplan2021 and invited community 
members to access these housing resources. 
 
While Ms. McKnight indicated that public comments will not be entertained as part 
of this meeting, the Working Group sponsored a Public Education and Listening 
Session on January 27th to obtain early input from the community on the Housing 
Plan and there will be other opportunities for community input throughout the 
planning process.  She emphasized that written comments were also encouraged. 
 
Approval of Meeting Minutes  
Motion: Ms. Espada moved that the Minutes from the December 9, 2021 
meeting be approved.  The motion was seconded by Mr. Mertz.  Approved: 6-
0 with Ms. Cooper abstaining as she was not present. 
Motion: Mr. Matthews moved that the Minutes from the January 27, 2022 
Public Education and Listening Session be approved.  The motion was 
seconded by Ms. Spector.  Unanimous: 7-0. 
 
Debriefing on January 27th Meeting – Ms. Espada indicated that the Working 
Group has a great deal of talent among its members and some have expressed an 

http://www.needhamma.gov/
http://www.needhamma.gov/
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http://www.needhamma.gov/housing
http://www.needhamma.gov/housing
http://www.needhamma.gov/housingplan2021
http://www.needhamma.gov/housingplan2021
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interest in being more involved in preparing the Housing Plan.  She went over a list 
of issues that were presented at the January 27th meeting and suggested that it might 
be useful to break into Subgroups to focus on particular categories of housing 
strategies.  She then shared a first take on an organizational framework for these 
Subgroups.  Mr. Mertz indicated that Subgroups would be a great structure to 
enable the Working Group to divide and conquer various elements by meeting in 
small groups between regular Working Group meetings.  Ms. Espada added that 
NUARI has organized Subgroups which have been helpful.   
 
Ms. Cooper thanked everyone for including her as part of the Working Group and 
suggested that breaking into groups was the only way to deal with the material, 
breaking it into manageable pieces.  She stated that she was not sure she was fully 
aligned with the recommended categories. 
 
Ms. McKnight indicated that she will be delving deeply into the zoning strategies 
and is particularly interested in the Housing Choice Initiative requirements for 
MBTA Communities. She added that while she is retired, she is involved with so 
many boards and committees that scheduling Subgroup meetings would be 
challenging.  Consequently, she preferred daytime meetings. 
 
Ms. Spector indicated that breaking into Subgroups was a great idea and offered 
that there were overlaps in the proposed categories of strategies that need to be 
addressed.  Ms. Dorfman indicated that she was not sure what capacity building 
meant as a category, and Ms. Espada responded that the categories were just a first 
pass at trying to organize the Subgroups and deserve further discussion. 
 
Ms. Gregory voiced her interest in participating in a Subgroup, expressing a 
particular interest in senior housing and some other topics. Mr. Cosgrove asked 
whether there can be a doodle poll to identify Working Group member preferences 
for particular Subgroups.  Ms. Cooper would like to be on a Subgroup but suggested 
there be a different structure starting with a problem statement and moving to 
specific findings and solutions.  She would like to see a topic on teardown activity. 
 
Ms. Spector offered that it was difficult to fully articulate the full breath of any 
single topic under the proposed framework but stressed the need to focus on the 
MBTA Communities zoning issue and teardown activity.  Ms. McKnight also 
proposed a doodle to evaluate responses from members on their interests in various 
topics and then appropriately divide them into Subgroups. 
 
Ms. Cooper then suggested that starter housing was tied to teardowns.  Ms. Spector 
mentioned that possibility of considering subsidized housing and market housing 
separately, also looking at different strategies related to seniors and first-time 
homebuyers. She stated that racial equity is an issue that is pertinent across all 
strategies and added that there could still be a category related to zoning. 
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Ms. Dorfman offered that the historic preservation category relates to changes to 
existing housing whereas housing development pertains to the creation of new 
units.  She added that starter housing can be a product of both new construction and 
housing rehab or conversion. Additionally, she suggested that under housing 
development, there may be some consideration of subsidized versus market rate 
projects.  She also mentioned that the Town already has permitting for ADUs and 
that regional approaches to housing production should be explored. 
 
Mr. Matthews indicated that the initial grouping of actions was pretty good and 
interrelationships of housing issues across categories can be sorted out.  He stressed 
the need to focus on goals and offered that the implementation of the NHA’s Capital 
Plan should stand out on its own.  Project plans are ready to go if the necessary 
pieces come together.  He added that racial equity crosses over all issues, and that 
infrastructure needs have to be addressed.  The Town has not had a property tax 
override in years but may have to do some rethinking on infrastructure investment 
in the future given continued growth.  He added that the Group should not be too 
concerned about the specific Subgroup categories. 
  
Ms. Espada stated that categories might include NHA, zoning, and perhaps a 
breakout under Housing Development by subsidized versus market rate units. Ms. 
McKnight suggested that the first two issues under the Capacity Building category 
are relevant to all actions but the capacity of Town resources and 
transportation/traffic issues are important.  Working Group members should be able 
to answer questions related to these issues. 
 
Ms. Cooper shared her screen and provided a spreadsheet for organizing the 
activities. Ms. Spector responded that the chart provided some clarity but the 
original breakdown was good too, concluding that everyone was on the right track. 
 
Ms. McKnight mentioned the issue of time and recommended that there be a 
separate Subgroup on the NHA.  She followed up with the suggestion of a doodle 
to help sort out the Subgroups. 
 
Mr. Mertz recommended that there be a focus on housing goals, rethinking the goals 
that are listed on page 11 of the Housing Needs Assessment. Mr. Matthews said 
that developing some unified goals is a good idea, and members should submit 
written suggestions. 
 
Ms. Espada concluded that the discussion of the Subgroups is fluid, and there will 
be more information forthcoming on a framework for moving forward. 
 
Review of Draft Housing Needs Assessment – Ms. Sunnarborg provided a 
PowerPoint Presentation on the highlights of the draft Housing Needs Assessment 
with initial slides from the Public Education and Listening Session pertaining to the 
basics of affordable housing and key demographic, economic, and housing 
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characteristics and trends.  She also presented some new slides related to indicators 
of need and other considerations that prioritize housing needs. 
 
Ms. McKnight noted that the draft document is very detailed, and she has not gotten 
through it all.  Mr. Nelson brought up the problem of limited options for those with 
disabilities including those for young adults who were raised in Needham.  He 
added that approving changes to ADU requirements should not be a huge lift and 
that the Town should be able to tackle it in the near term.  He further added that 
NHA has $150 million in new funding available to make progress on its Capital 
Plan. 
 
Mr. O’Brien said that the Housing Needs Assessment was very comprehensive and 
thorough but there should be more information on the impact of various actions on 
infrastructure and schools. He suggested that we need to look at the needs of multi-
generations as well as those who work in Needham and would like to live in the 
community.  He added that perhaps the upcoming survey can address this. 
 
Ms. Dorfman mentioned that there should be a focus on first-time homeownership, 
offering that there are so many financing programs available and perhaps lenders 
can be helpful to those looking to purchase homes in Needham. 
 
Mr. Matthews provided a slide comparing the definition of affordable housing in 
the Plan and a recommended alternative.  He emphasized that need to look at 
affordability based on the ability to pay for the house, providing a further definition 
of market affordable housing.  He suggested that there are two housing shortages, 
one related to subsidized affordable housing, which is affected by limited land 
availability, as well as market affordable housing which is largely caused by an 
imbalance in regional housing supply and demand.  
 
Ms. Cooper indicated that she works in the affordable housing industry and 
emphasized that affordable housing is tied to income.  She also mentioned different 
definitions of subsidized housing.  She offered that it was important to enable 
households with different incomes and of different races to afford to live in 
Needham and also stated her agreement that the Working Group needs to come to 
an agreement on the definition of affordable housing. 
 
Ms. Spector voiced her agreement and added that the term of affordable housing is 
a term of art.  They include units that are subsidized by some governmental entity 
including tax credit projects.  Affordable housing also includes units that people 
can afford including market rate affordable units. 
 
Mr. Mertz mentioned that the NHA Capital Plan is very important and this Working 
Group’s task is to support project feasibility.  Hopefully there will be sufficient 
funding coming from the federal government.  He offered the need to look at 
smaller units and greater density in proximity to the MBTA stations. He stressed 
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the importance of honest discussions with the community and the substantial need 
for more subsidized housing.  
 
Mr. Matthews reemphasized the importance of the NHA Capital Plan which is 
almost shovel ready and should become a separate topic as part of this planning 
process. He suggested that there are a lot of things the Town can do to support 
development plans including help in the area of community relations.  In regard to 
market affordable units, he stressed the need to increase the regional housing supply 
to bring prices down.  He also noted that ADUs can be helpful in promoting market 
affordable units.  
 
Ms. Cooper indicated that ADUs are still market-based units but perhaps there are 
ways to better promote them as affordable such as requiring that they be occupied 
by those with incomes at or below 80% AMI or available to Section 8 Housing 
Choice Voucher holders. She pointed out that there is currently a great deal of 
funding available for affordable housing through the American Rescue Plan,  and 
this is an unprecedented time for new rental development which should help the 
NHA projects.  She also identified the need for supportive housing for seniors and 
that the Town should be prepared to do a tax credit project. Mr. Mertz offered the 
example of a project that is being developed in East Boston that includes both 
market rate and affordable units as part of a private/public partnership. 
 
Ms. Espada interjected that state requirements regarding MBTA Communities are 
moving forward with some deadlines in May, well before the Housing Plan is 
completed.  Ms. McKnight suggested that the MBTA Communities requirements 
present a challenge which will involve by-right zoning for over 2,000 multi-family 
units within a half mile of transit in order to be in compliance. 
 
Mr. Matthews pointed out that there are a lot of moving parts to the MBTA 
Communities guidelines that impact 175 communities in the region.  He stated that 
the requirements involve zoning to include 50 acres, and early calculations suggest 
that Needham has 14 acres that meet the requirements.  He said that the Town might 
consider allowing three-family dwellings by-right in the General Residence 
District.  He added that the Town needs a thoughtful and engaged approach to the 
rezoning. 
 
Ms. Dorfman inquired as to whether compliance with the MBTA Communities 
requirements is something the Town has to do and whether not being eligible for 
certain state funds is a problem.  Mr. Matthews responded that the Town has not 
received much state funding in the past and non-compliance in the short-run is 
unlikely a problem.  However, in the long-run it is better to comply given future 
benefits in better balancing housing supply and demand throughout the region. 
 
Next Steps – Ms. Newman mentioned that the Working Group will next meet on 
March 10th to focus on plans for the Community Housing Workshop scheduled for 
March 24th.  The Workshop will include a presentation of the highlights of the draft 
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Housing Needs Assessment and then small group discussions in breakout groups to 
obtain important community input on a vision for Needham’s housing future, 
housing goals, as well as priority strategies.  The Working Group also intends to 
conduct a Community Housing Survey as a means for obtaining further community 
input and will hold another community-wide forum to present the Strategic Action 
Plan once it has been prepared. 
 
Mr. Mertz suggested that it would be helpful to promote the participation of those 
who work in Needham as part of the planning process.  Ms. Espada responded that 
it would be useful to check with Ms. Gonzalez on this. 
 

9:01 p.m. Motion: Ms. Espada moved that the meeting be adjourned.  The motion was 
seconded by Mr. Matthews. Unanimous: 11-0.   
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TOWN OF NEEDHAM 
HOUSING PLAN 

 
Community Housing Workshop 

Agenda  
March 24, 2022 

 
 

I. Welcome and Introductions  
Jeanne McKnight, Working Group Co-Chair 
 

II. Summary of Project   
Natasha Espada, Working Group Co-Chair 
 

III. PowerPoint Presentation  
Karen Sunnarborg, Community Housing Specialist 
Highlights from the Housing Needs Assessment 

 
IV. Roundtable Brainstorming/Breakout Groups 

 
V. Group Reports 

 
VI. Wrap-up and Next Steps 

Lee Newman, Director of Planning and Community Development 
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Needham Community Housing Workshop 
Instructions for Roundtable Brainstorming/Breakout Groups 

March 24, 2022 
 
I. Identify a Recorder (2 minutes) 

Each group will have an assigned  Facilitator to keep the group on track in 
fulfilling the assigned tasks within the allotted timeframe. Group members will  
identify a Recorder who will record the key comments of each group member on 
the easels/flip chart sheets that are provided. The recorders will present the 
Group’s Report.  
 

II. Introductions (8 minutes) 
The Facilitator will ask group members in turn to introduce themselves and 
provide a brief statement on what affordable housing means to them. 
 

III. Visioning (25 minutes) 
The basic assignment is to focus on a local vision for affordable housing that will 
be used to help define  priority housing goals and strategies in the Housing Plan.  
Each participant in turn will finish the following sentences (all group members 
should answer the first question before moving on to the next one): 
 
The Town’s greatest challenge related to preserving and producing housing 
affordability and diversity is _______________________________________? 
 
An appropriate housing goal (something aspirational to strive for in the years 
ahead) for the Town to achieve is to 
_______________________________________________.  (The goals included in 
the last Housing Plan will be provided and members can add new goals, tweak 
existing ones, or confirm those they believe are especially important.) 
 
The best locations for new housing development include 
___________________________________________________________.   
 

IV. Identify Actions (15 minutes) 
Each participant will in turn indicate what they think are the two most important 
actions or strategies for the Town to implement to address priority housing 
needs. (A list of potential strategies will be provided to aide in the discussion.) 
 

V. Prioritize Actions (10 minutes) 
Each member will respond in turn to the list of proposed actions by identifying 
their top 3 preferences.  The group would then select the top 6 actions that 
received the most support in order of priority importance.  This prioritized list of 
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actions would ideally be agreed to by consensus but, if necessary, could be 
reached by voting.   
 

VI. Present Priority Actions (15 minutes) 
All meeting participants will be reconvened, and the recorder of each group will 
present the priority actions from his/her group.   
 

VII. Wrap-up and Next Steps (5 minutes) 
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Needham Housing Plan Working Group Seeks Public 
Participation in Community Housing Workshop  

Community invited to share input as Housing Plan Working Group prepares 
Needham’s next Housing Plan  

NEEDHAM – Thursday, March 3, 2022 – The Needham Housing Plan Working Group, created late last 
year by the Planning Board, will host a Community Housing Workshop on Thursday, March 24th to share 
information and solicit input from the community as the Working Group develops Needham’s next 
Housing Plan. This workshop is part of the Housing Plan Working Group’s continued conversation with 
the community about the future of housing in Needham, which began with an initial public forum in 
January to hear local perspectives on housing needs and priorities. 

The workshop will be held at 7 pm via Zoom and will begin with a presentation of the key takeaways 
from a recently prepared Housing Needs Assessment, a major component of the Housing Plan.  The 
Needs Assessment provides information on affordable housing in Needham, updated demographic and 
housing characteristics and trends, as well as indicators and other considerations regarding unmet 
housing needs in the community.   

The presentation will be followed by small breakout group discussions.  While the Housing Needs 
Assessment focuses on current housing conditions and priority housing needs, participants in these 
small groups will provide important input on future Town priorities with respect to housing goals and 
strategies to address identified needs. 

Those interested in participating in the workshop must register by 6:45 pm Thursday, March 24th. 
Participants are asked to provide their email addresses so that the Housing Plan Working Group may 
follow up with a survey post-workshop to better identify the housing priorities that emerge from the 
small group discussions. Individuals who wish to offer comments but cannot attend the workshop can 
send an email to planning@needhamma.gov with the subject line “Housing Plan Working Group.” 

FOR IMMEDIATE RELEASE 
Thursday, March 3, 2022 

CONTACT 
Cyndi Roy Gonzalez 
Cell: 781-765-0394 

Email: Croygonzalez@needhamma.gov 

https://www.needhamma.gov/5050/Needham-Housing-Plan-2021
https://www.needhamma.gov/5050/Needham-Housing-Plan-2021
mailto:planning@needhamma.gov
mailto:planning@needhamma.gov


The Housing Plan Working Group hosted a public forum in January to begin a conversation with the 
community about the future of housing in Needham.  

The last housing plan for Needham was released in 2007. Since then, the makeup of the community has 
changed significantly, with an expanding population and an accompanying increase in housing costs. The 
Town has made important progress in addressing affordable housing needs during that time, adding 
nearly 900 units of housing to the Town’s state-defined Subsidized Housing Inventory (SHI) and 
surpassing the state’s 10 percent affordability goal. However, the Town acknowledges that numerous 
unmet housing needs remain. The Working Group will develop a plan that attempts to meet those 
needs and will present the plan to the community later this year. 

For more information on the Housing Plan Working Group and housing in Needham, visit the Working 
Group’s web page.  

Workshop Information  
When: Thursday, March 24th at 7 pm 
Where: Zoom 
Please register by 6:45 pm on Thursday, March 24th to ensure your participation. You must register to 
receive the Zoom link. Register here. 

 Members of the Working Group 

Natasha Espada Planning Board, Co-Chair 

Jeanne McKnight Planning Board, Co-Chair 

Emily Cooper Citizen At Large 

Ed Cosgrove Board of Health  

Laura Dorfman Community Preservation Committee 

Carol Fachetti  Finance Committee 

Helen Gregory Council On Aging 

Dan Matthews Select Board 

Oscar Mertz Citizen At Large  

Marcus Nelson Select Board 

Mike O’Brien School Committee 

Ed Scheideler Housing Authority 

Rhonda Spector Citizen At Large  

 

### 

https://www.needhamma.gov/DocumentCenter/View/24321/NeedhamAffordableHousingPlan61final
https://www.needhamma.gov/DocumentCenter/View/24321/NeedhamAffordableHousingPlan61final
https://www.needhamma.gov/5050/Needham-Housing-Plan-2021
https://www.needhamma.gov/5050/Needham-Housing-Plan-2021
https://us02web.zoom.us/meeting/register/tZEtc--pqzIpEtPLTv625C-LWZqo1e_RNIuK
https://us02web.zoom.us/meeting/register/tZEtc--pqzIpEtPLTv625C-LWZqo1e_RNIuK


From: Nancy Dimatteo
To: Planning
Subject: Housing Plan Working Group
Date: Saturday, February 5, 2022 7:35:55 AM

I am interested in co-op housing. It would give financial aid to the homeowner and have social
and physical benefits.

There are a few in Beacon Hill.
 I am not aware of any in this area.

Looking forward to your response. 

Thank you,

 Nancy Di Matteo

mailto:ndimatteo36@aol.com
mailto:planning@needhamma.gov


From: Jenn Scheck-Kahn
To: Planning
Subject: Info for the Housing Plan Working Group
Date: Monday, February 14, 2022 10:03:16 AM

Hello Members of the Housing Plan Working Group,

I've just watched the recording of your public meeting. Thank you so much for the important
work that you're doing and for providing so many opportunities for input from the community
as you proceed.

As you develop a housing strategy that considers existing affordable housing as well as new
structures, I'd like to share an example of a net-zero affordable housing project that was just
finished in Newburyport:
https://www.ywcanewburyport.org/ywca-at-hillside/

I realize that this detail of information may be premature, given where you are in the process,
but I hope it will help inform your scope of what's possible and aid in your vision for our
community's future. 

I learned about this project from a friend who worked on it. She works for Mass Housing. I'd
be happy to introduce her to you if you have any questions for her. 

Thanks,
Jenn Scheck-Kahn

mailto:jscheckkahn@gmail.com
mailto:planning@needhamma.gov
https://linkprotect.cudasvc.com/url?a=https%3a%2f%2fwww.ywcanewburyport.org%2fywca-at-hillside%2f&c=E,1,tOKfkEIdkxnEO7IV3IT2-O7hvru-DnyGlhh-97vovZf-UtmhXAfWU0pj8NwSIyP5Acuv3naxlUfl8aE5kBpeWbWqgrKe7oJn_8kU4sc7zTmO9Vmkfpx7mg,,&typo=1
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