
COMMUNITY PRESERVATION COMMITTEE 
TOWN OF NEEDHAM, MASSACHUSETTS 

 
Minutes of Meeting 
September 9, 2015 

 
PRESENT: Gary Crossen - Chair, Lita Young – Vice Chair, Mark Gluesing, Reg Foster, 

Peter Oehlkers, Paul Alpert, Ron Furman 
 
ABSENT:  Robert Boder, Mike Retzky 
 
STAFF:  Patricia Carey, Staff Liaison 
   Kristen Wright, Recording Secretary 
 
GUEST: Michael Greis, School Committee Representative 

Peter Pingitore, Needham Housing Authority Chairman  
Scott Brightman, Needham Housing Authority Commissioner  
Debra Jordan, Executive Director of the Needham Housing Authority 
Andrew Barr, Russo Barr Associates 
Emma Murphy, Needham Times 

 
Mr. Crossen called the meeting to order at 7:32 PM in the Highland Room at Town Hall.  
 
Vote & Discussion:  
FY2016-1 Seabeds Way Housing – Liaisons – Mark Gluesing and Lita Young 
This request is for $600,000 construction funds for emergency repairs and construction defects 
corrections under Community Housing.  Mr. Gluesing reviewed the information that he received from 
the Community Preservation Coalition to determine if the project is eligible, including an advisory 
from MA Department of Housing and Community Development providing guidance on eligibility 
under preservation of housing. (See Appendixes A – F). Housing Authority Executive Director Debra 
Jordan presented a brief overview of the project, and noted that it was out to bid, based on estimates of 
funds currently available. Mr. Crossen asked Ms. Jordan if there was any update on the emergency 
HUD funding. Ms. Jordan stated that she has reached out, but has not received any updates.  Mr. 
Gluesing made a motion that this proposal was eligible for CPA funding.  The motion was 
seconded by Ms. Young and was approved unanimously with 7 in favor.  
 
Next Steps and Meeting Dates:  As one of the project liaisons, Mr. Gluesing stated that the next step 
is to go review the project with the proponents to gain a better understanding. Ms. Jordan stated that 
the project is currently out to bid. Consultant Andrew Barr from Russo Barr Associates discussed the 
general scope of the project. Mr. Gluesing stated that he would work with Ms. Jordan, the Housing 
Authority representatives and Mr. Barr to on the details, including what components are eligible for 
CPA funding. If the CPC recommends funding, and the project is approved at Town Meeting, Ms. 
Carey noted that the Town Manager would develop an agreement with the Housing Authority on the 
process for payment.   
 
Mr. Crossen reminded the CPC that their next meeting will be on Wednesday, September 16th at 7:30 
PM.  The following meeting will be on Wednesday, September 30th.    
 
Minutes: August 26, 2015: Mr. Gluesing made a motion to approve the minutes of the August 26th 
meeting and the motion was seconded by Mr. Oehlkers. The minutes were unanimously approved.   
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Adjournment: Mr. Alpert made a motion to adjourn the meeting at 8:45PM.  Mr. Furman seconded 
the motion and the meeting adjourned at 8:45PM.    
 
Respectfully submitted, 
 
Kristen Wright, 
Recording Secretary 



NEEDHAM HOUSING AUTHORITY 
CPC QUESTIONS ABOUT SEABEDS WAY PROJECT 

 
 

1. Is the entire project eligible for CPA funding? If not, is a portion of the project eligible? 
Which portion? 
The Housing Authority believes the entire project is eligible. We have researched the 
Community Preservation Coalition database and found numerous examples of Housing 
Authority renovation and repair projects that have been funded with CPA funds. (List 
attached). We also conferred with legal counsel, Thomas McEnaney from Kopelman & Paige, 
who advised that the project does meet the CPA guidelines. 

 
2. Is the damage a result of overlooked or deferred maintenance? 

Not overlooked but underfunded. The Housing Authority regularly repairs and maintains its 
properties.  It is a well known fact that HUD has been underfunded for decades, resulting in 
Housing Authorities having to do more with less. Some estimate the backlog of underfunded 
capital improvements exceeds $26 billion. NHA receives approximately $150,000 in capital 
improvement funds each year to maintain 136 units of housing. That is about $1,100 per 
unit including 90 family units which often require significantly more upkeep. A portion of the 
capital improvement money is also allocated to supplement operating costs which have also 
been underfunded.  

 
3. How much of the project can be classified as repairs, as opposed to capital improvements? 

The roofs are about 18 year old; however they were not properly flashed, allowing water to 
seep in underneath them. The extraordinary winter weather created ice dams this year 
which further damaged the roofs. Residing the buildings is both a preservation measure and 
a capital improvement. Interior closet repairs are a result of the ice and water damage this 
winter. Balcony repairs are repairs to rotted wood and construction defects. All of the work 
that is being done will improve the condition of the buildings and sustain the useful life.  

 
4. If the project doesn’t receive CPA funding at Special Town Meeting, doe that mean it 

wouldn’t be done? 
No.  The project will be done regardless of whether we receive CPA funds. The Housing 
Authority will use Reserve monies to fund the necessary work. The scope of the project will 
be limited if we do not receive the funds. We will make only the repairs necessary to make 
the buildings weather tight and repair the closets.  Specifically, the roofs will be replaced, 
siding will be repaired and replaced where absolutely necessary, balconies shored up, and 
interior closets repaired. We will not be able to replace doors or windows or reside the 
entire buildings with vinyl siding. Only portions of the siding will be replaced.  The housing 
must be restored and made safe prior to the onset of winter.  Construction is anticipated to 
begin October 1. 

 
5. Provide more details about the other funding sources for the project. 

See attached spreadsheet. The spreadsheet reflects the full project including the 
remediation and repair work which has been completed. It is important to note that the 
spreadsheet shows the NHA using all of its cash reserves to fund the project if no grant 
funds were received. This would not be a sound business practice and would represent an 



extreme circumstance to get the project completed. In reality NHA would try to scale back 
the project even further and would seek a loan.   
 

6. Provide more detail about the application for funding from HUD. Explain why there is a 
problem paying NHA back if monies are already expended for repairs then the HUD grant 
comes through.   
By statute, Housing Authorities cannot expend nonfederal funds first to pay applicable bills 
and then use Capital Funds to reimburse themselves. Capital Funds must be budgeted and 
approved for specific expenditures. Once the funds are disbursed the Housing Authority 
must pay the applicable bill within three days. Therefore the Housing Authority cannot pay 
bills from reserves or other funding sources and then reimburse themselves from Capital 
Funds.  

 
7. Provide more information on the insurance coverage that NHA had in place. What did it 

cover? What did it not cover? How much in total does NHA expect to get from insurance 
reimbursements?  

 
NHA has a commercial property insurance policy in place through Housing Authority 
Property Insurance Group (HAPI) in the amount of $4,640,840. Coverage is subject to a 
deductible of $1,000. The insurance company was notified on 03/02/15 that there was a 
loss. HAPI retained a loss adjustor, Munroe Associates, who visited the site on several 
occasions and monitored the progress of the remediation and repair work. NHA retained an 
engineer and industrial hygienist to inspect & determine the cause & origin of damage. To 
the extent the damage was caused by ice dams, it was a covered loss under the policy. HAPI 
determined that damage caused by long term deterioration, rot, decay, general wear & tear, 
and any damage caused directly or indirectly by mold would not be covered. Coverage was 
limited to interior damage caused by ice damming. The total amount of the covered loss was 
$297,299.38. These funds were used to pay for remediation and repairs to the interior of 
the building, ice dam removal, and temporary housing and moving costs for residents who 
were displaced.  The letter from the insurance company is attached for reference.  

8. What can be done in the repair process to help prevent or mitigate future ice dam issues 
to the structures? 
Ice & water barrier will be added and roof ventilation will be improved. 

9. Can roof vents be installed?  
Yes, see above response. 

10. Should a roof system re-design be considered? (Consider material change from asphalt 
shingle to a metal roof system, sheet metal ice belts, etc.?) 
We can discuss, but properly designed, asphalt shingles should not be an issue. 

11. Is more insulation needed to prevent the warm air from the heated apartments from 
rising and getting into the attic space? 
We will be increasing R- value and adding insulation as well as improving the ventilation. 

12. Can a steeper pitch or slope be designed and installed for this roof system? 
A steeper pitch would be very expensive. 

13. Should changes be made to the roof system to include a better ventilation system with 
soffit vents, gable end vents, and attic/roof fans to keep the area cold? 
Ventilation will be increased. Soffit and ridge vents will be enlarged and gravity vents added. 



14. It was mentioned the decks and/or porches have structural issues, was flashing installed 
at the ledger boards where the deck/joists meet the building structure during the initial 
construction? If not, has this been included in the new repair and renovation plans? 
Ledger flashing is being added and structural support is being corrected. 

15. Will the NHA hire an on-site owner construction representative to inspect the necessary 
repairs and insure they meet the contract specification requirements, design criteria, and 
comply with all federal, state, and local building codes? 
Yes, NHA has contracted with VERTEX to provide Owner’s Project Manager services. The 
contractor will also have an onsite supervisor.  

16. Has the new design, for the roof repairs, considered use of a lighter colored roof shingle 
vs. a darker colored shingle (if shingles are used) to prevent the darker shingle from 
absorbing the heat from the sun and in turn warming the roof surface/attic then cooling 
and potentially forming ice dams? 
We will discuss this issue with the architect. 

 
 
Please note: The architect, Andy Barr, will attend the CPC meeting on 9/9 to answer any 
technical questions that the committee may have.  
  



NEEDHAM HOUSING AUTHORITY

SEABEDS WAY PROJECT

Emergency & Remediation Costs To Date
Emergency Remediation Services $402,589

Snow & Ice Removal services 9,899

Resident Relocation Costs 8,303

Supplies- Paint, etc 2,695

Electric door repairs & exit signs 752

Building Permits 400

Engineering Fees 9,500

Industrial Hygienist 2,220

Total Remediation & Repair Completed $436,358

Insurance coverage 287,299

HUD Capital Funds-2013 remaining 60,000

NHA Cash reserves used 89,059

Funding for Completed Work $436,358

Planned Work
Roof Replacements 190,000

Siding Replacement 280,000

Closet & Balcony Repairs 230,000

Attic Insulation 75,000

Construction Subtotal- Hard Costs 775,000

Permits & Bonds-2% 15,500

General Conditons-10% 77,500

Overhead & Profit- 5% 38,750

Architect Fees 55,000

Owner's Project Manager 32,600

Design Contingency 5,650

Soft Cost Estimate 225,000

Contingency 100,000

Total Planned Work $1,100,000

Hud Capital Funds- 2014 & 2015 288,753

NHA Reserves 811,247

Total Sources of Funds $1,100,000



COMMUNITY PRESERVATION ACT FUNDED

 HOUSING AUTHORITY PROJECTS

Approval CPA

Town Date Project # Recipient Project Description Funding

Acton 4/1/2013 37495 Acton Housing Authority Replace siding, sheathing & insulation 280,000$        

Acton 4/7/2014 40571 Acton Housing Authority Replace doors & windows 92,692$          

Canton 5/12/2014 40753 Canton Housing Authority Upgrade smoke detectors 63,700$          

Canton 5/12/2014 40752 Canton Housing Authority Replace electrical boxes 30,000$          

Cohasset 3/27/2010 17254 Cohasset Housing Authority Electrical upgrades 12,300$          

Cohasset 3/27/2010 17255 Cohasset Housing Authority Electrical upgrades 15,375$          

Concord 4/23/2013 37790 Concord Housing Authority Roof replacement 100,000$        

East Longmeadow 5/19/2009 33079 East Longmeadow Housing Authority Window replacement 95,000$          

East Longmeadow 5/17/2010 33081 East Longmeadow Housing Authority Window replacement 145,000$        

East Longmeadow 5/20/2013 39233 East Longmeadow Housing Authority Install generators in Community Rooms 160,000$        

East Longmeadow 5/20/2013 39234 East Longmeadow Housing Authority Install generators in Community Rooms 60,000$          

Easthampton 9/7/2011 30391 Easthampton Housing Authority Repair access ramp 16,500$          

Easton 5/20/2013 37891 Easton Housing Authority Roof replacement 56,950$          

Easton 5/19/2014 40639 Easton Housing Authority Window & siding replacement 200,000$        

Fairhaven 5/1/2010 7139 Fairhaven Housing Authority Fire alarm upgrades 40,000$          

Fairhaven 5/7/2011 32879 Fairhaven Housing Authority Window & siding replacement 50,000$          

Fairhaven 5/4/2013 37594 Fairhaven Housing Authority Roof replacement 40,000$          

Georgetown 5/7/2012 33163 Georgetown Housing Authority Community Room renovations 63,000$          

Georgetown 5/3/2010 7175 Georgetown Housing Authority Roof replacement 74,910$          

Gloucester 12/1/2011 33099 Gloucester Housing Authority Roof replacement 86,453$          

Hadley 11/18/2010 22462 Hadley Housing Authority Rehabilitation & maintenance 75,000$          

Hadley 5/5/2011 22476 Hadley Housing Authority Rehabilitation & maintenance 75,000$          

Hadley 11/3/2011 33504 Hadley Housing Authority Rehabilitation & maintenance 100,000$        

Hamilton 5/8/2010 6198 Hamilton Housing Authority Kitchen renovations 120,000$        

Lexington 4/7/2008 4990 Lexington Housing Authority Window replacement 158,686$        

Lexington 4/6/2009 5643 Lexington Housing Authority Roof replacement 320,828$        

Lexington 4/14/2010 17062 Lexington Housing Authority Siding replacement 386,129$        

Lexington 4/6/2011 22458 Lexington Housing Authority Drainage improvements 364,800$        

Lexington 4/8/2013 37809 Lexington Housing Authority Replace front doors 172,734$        

Lexington 4/7/2014 41353 Lexington Housing Authority Replace front doors 300,551$        

Millis 11/5/2012 38836 Millis Housing Authority Replace siding, windows, & porches 117,000$        

Northfield 5/7/2012 33810 Northfield Housing Authority Replace roofing & remove trees 23,000$          

Pembroke 11/13/2012 37617 Pembroke Housing Authority Install intercom system 82,000$          

Pembroke 11/13/2012 37620 Pembroke Housing Authority Install intercom system 60,000$          

Pembroke 4/23/2013 37635 Pembroke Housing Authority Install intercom system 57,500$          

Quincy 6/20/2011 32982 Quincy Housing Authority Security upgrades 125,000$        

Rowley 4/30/2012 33145 Rowley Housing Authority Kitchen renovations 260,000$        

Southwick 3/2/2010 17631 Southwick Housing Authority Replace furnaces & insulation 54,000$          

Stockbridge 5/17/2010 17617 Stockbridge Housing Authority Window & door replacement 24,000$          

Stockbridge 5/16/2011 33051 Stockbridge Housing Authority Skylight replacement 16,000$          

Stockbridge 5/21/2012 37326 Stockbridge Housing Authority Window replacement 25,000$          

Stockbridge 5/19/2014 40822 Stockbridge Housing Authority Fire rrotection panel 15,000$          

Sudbury 5/7/2014 40567 Sudbury Housing Authority Ceramic tile tub surrounds 200,000$        

Wareham 5/24/2011 30395 Wareham Housing Authority Replace storm doors 50,000$          

Wareham 4/30/2014 41501 Wareham Housing Authority Plumbing repairs 59,000$          

Wareham 4/30/2014 41498 Wareham Housing Authority Replace flooring 35,000$          

West Boylston 10/18/2010 22446 West Boylston Housing Authority Roof replacement 25,000$          

West Boylston 6/9/2014 40343 West Bridgewater Housing Authority Balcony restoration 30,000$          
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