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January 18, 2017 

 

 

Cambridge Housing Authority 

362 Green Street 

Cambridge, MA 02139 

 

Attention: Lindsey Gael, Project Manager 

 

 

    Subject:  Property Condition Report 

Leonard J. Russell Apartments 

 

 

Dear Ms. Gael: 

Attached please find the Property Condition Report (the Report) for the Leonard J. Russell 

Apartments in Cambridge, MA.  The information contained herein is based on meetings with 

agents representing the Cambridge Housing Authority property including the property manager 

plus our field observations which included the building interior, exterior, the site condition and 

the building history. 

The purpose of this report is to assist you and your agents with your evaluation of the buildings 

current physical condition and your future maintenance costs.  

Please call with any questions. 

 

Very Truly Yours, 

 

Judith OMara 

Project Manager 
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EXECUTIVE SUMMARY & PROPERTY DESCRIPTION 

 

 

EXECUTIVE SUMMARY 

 

Leonard J. Russell Apartments was constructed in 1985. It is a six story, 51 one bedroom unit building 

situated on a semi-rectangular 18,267 square foot site. The total living area is 43,864 square feet, each 

floor has a different footprint area. 

 

Floor Square Footage Breakdown 

Floor Square Footage 

1 (CHA) 2640 

1 (North Cambridge Senior Center) 3510 

2 8280 

3 8330 

4 8330 

5 7285 

6 6085 

 

Building Square Footage Break Down 

Space Quantity Square Footage Total Area Remarks 

Common Area 1 1,680 1,680 Includes unisex 

restroom, front 

and rear common 

room, kitchen and 

laundry 

Utility Rooms 4 980 980 Includes, boiler, 

trash, electric, fire 

protection and 

emergency 

electric rooms 

CHA Office and 

Maintenance Area 

1 190 190  

Typical Unit 

(One Bedroom) 

48 585 28,080  

ADA Unit 3 670 2,010  

Egress Elements 6 900 5,400 Includes two 

egress stairs and 

elevator lobby 

 

Overall, the property is in fair condition. The team felt that the building has an estimated effective useful 

life of ± 50 years in its current configuration, assuming replacement and repairs are made per 

recommendations of this report and proper maintenance is upheld.  The repairs identified in this report 

are typical for a building of this age.  Additional maintenance recommendations to preserve the useful life 
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of the building are contained in Recommended Repairs & Maintenance, located at the end of each 

section. 

The total inflated dollar value of the recommended repairs and maintenance for this property is 

$17,363,587.00 over the next 20 years. The total uninflated dollar value of the recommended repairs 

and maintenance for this property is $10,401,348.00 over the next 5 years. 
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SUBJECT PROPERTY DESCRIPTION 

 

The building is situated on a rectangular shaped 0.35± acre parcel with only one side having frontage on 

Massachusetts Avenue. The west façade faces Walden Street, the north façade faces Massachusetts 

Avenue, the south façade is adjacent to the abutter’s property and the east façade faces Creighton Street.  

The MBTA Red Line Station, Porter Square, is located four blocks to the west of the building.  

 

According to the City of Cambridge Assessors Data Base, the building is zoned as BA-2 on map 200, lot 10, 

with a total land area of 15,259 square feet, a living area of 43,864 square feet, and a gross area of 60,274 

square feet. The property was assessed in 2016. The value of the building is listed as $6,167,600.00, and 

the value of the land is listed as $3,479,100.00 for a total assessed value of $9,646,700.00. The property 

is described in book 14779 on page 315. The property is also located in Massachusetts Avenue Overlay 

District (20.100) and specifically in North Massachusetts Avenue Sub district (20.103.2). The intent of the 

North Massachusetts Avenue Subdistrict is to encourage the retention and expansion of pedestrian-

friendly ground floor retail and other active non-residential uses on the ground floors of buildings along 

the Avenue. The building design standards and conditions does not apply to CHA building as it was 

constructed prior to April 5, 2012 (20.111.61) and identified as Historic for the purposes of this overlay 

district. 

 

The building has had minor revisions performed on the interior. The first floor is divided into two areas; 

each area is separated by the entrance to the parking area in the rear of the building. The Senior Center, 

located on the first floor, has added office space, as well as a gathering area and computer use area. The 

second, third, fourth, fifth and sixth floors are all originally designed as apartments.  The main entrance 

to Russell apartments is located on the first floor on the northwest side of the building, and the entrance 

to the North Cambridge Senior Center is located on the first floor on the northeast side. The main entrance 

off Massachusetts Avenue leads to a vestibule, and then leads to the entry area containing the mail boxes 

with the elevator lobby on the east, and a corridor on the west. The corridor on the west leads to the 

common room, kitchen and rear door, which opens onto a large outdoor space. The egress stairs for the 

building are located on the east and west sides of the building at each end of the double loaded corridor 

on the floors above. The five residential floors are served by one elevator, which is situated near the west 

egress stair. The elevator lobby on floors 2, 3, 4 open into a common space, the third and fourth floor 

common space is connected by an open stair. 

 

CODE REVIEW 

 

The building is noted to be use group R-2.  The code at the time of building construction and current 

building code indicates that use group R-2 includes all multiple-family dwellings having more than two (2) 

dwelling units; it also includes all dormitories, boarding and lodging houses arranged for shelter and 

sleeping accommodation by more than three (3), but no more than twenty (20) individuals.   

 

The building construction type is listed as type 2A, according to the code at the time of construction. Type 

2 noncombustible construction consists of buildings and structures in which the walls, partitions, 

structural elements, floors, ceilings, roofs, and the exit ways are constructed of approved non-

combustible materials meeting the fire resistance rating requirements specified in the code. 

Noncombustible buildings are further classified as types 2A, 2B, and 2C based on the fire resistance rating 

of structural elements. The fire resistance rating of structural elements are as follows: 

 



Page | 5 

 

 

 

Fire Resistance Ratings of Structural Elements in Hours for Type 2A Construction 

Structural Element Design Code: 2A 

Noncombustible 

Current Code: 2A 

Noncombustible 

Exterior wall 30 feet or more 

from lot line non-bearing wall 

0 0 

Exterior wall 6 feet or less from 

lot line non-bearing wall 

2 2 

Fire enclosure of exit ways and 

stairways 

2 2 

Exit ways access corridor 1 1 

Vertical separation of resident 

spaces 

1 1 

Other non-bearing construction 1 0 

Interior bearing wall 

construction 

2 2 

Roof construction 1 1 

Fire walls and divisions 2 2 

Shafts (not stairs) 2 2 

 

 

Building Code Area and Height Limitations 

Code Use Group Type of Construction Allowable 

Height 

Allowable 

Area 

Design Code R-2 2A 9 stories, 100 ft 22,800 

Current Code R-2 2A 4 stories, 65 ft 24,000 

 

The height of Russell Apartments is 57.63 feet. The floor area of Russell Apartments is approximately 

7,410 square feet. 

 

Means of Egress Elements 

Element Element Requirement Truman Apartments 

Corridor width 44 inches required Actual 46 inches 

Corridor enclosure 1 hour required 1 hour 

Apartment doors 1 hour required 1 hour 

Trash room and stairway doors 1.5 hour required 1.5 hour 

Door width minimum 28 inches required Actual 30 inches 

Number of stairways  2 required Actual 2 

Stairway width 44 inches required Actual 44 inches 

 

It should be noted that access to the public way from the exit discharge of the east stair is impeded by the 

parking spaces and the electrical transformer. Striping the egress area to separate it from the nearby 

parking will not impact the amount of parking already on site. 

 



Page | 6 

 

The zoning classification from the City of Cambridge zoning map online indicates that the property is 

located in Zone BA-2 (Business A-2). The use of property as housing for senior citizens complies with article 

4.30. The parking requirement specified in Article 6 appears to provide an exception for existing facilities, 

however, the number of existing parking spaces may not be reduced. 

 

The International Existing Building Code classifies work as: 

Repairs; includes the patching or restoration or replacement of damaged materials, elements, equipment 

or fixtures for the purpose of maintaining such components in good or sound condition with respect to 

existing loads or performance requirements. Work on non-damaged components that is necessary for the 

required repair of damaged components shall be considered part of the repair and shall not be subject to 

the provisions related to alterations. 

 

The International Existing Building Code classifies work as: 

Alteration – level 1; includes the removal and replacement or the covering of existing materials, elements, 

equipment, or fixtures using new materials, elements, equipment or fixtures that serve the same purpose. 

New building elements and materials are to comply with chapter 8 of the International Building Code. Gas 

fired appliances and appurtenances shall comply with the State Gas Fitters Code. The alteration of fire 

protection, and means of egress elements shall maintain the level of protection provided. Accessibility 

must comply with the applicable provisions in chapters 7 and 11 of the International Building Code unless 

it is technically infeasible. Recovering or replacing an existing roof covering shall comply with the 

requirements of chapter 15 of the International Building Code. Structural elements must comply with the 

International Building Code where addition or replacement of roofing or equipment results in additional 

dead loads. Energy conservation only applies to the alterations; the entire building does not need to 

comply with the International Energy Conservation Code. 

 

Alteration – level 2; includes the reconfiguration of space, the addition or elimination of any door or 

window, the reconfiguration or extension of any system, or the installation of any additional equipment. 

New building elements and materials are to comply with chapter 8 of the International Building Code. 

Where the work area on any floor exceeds 50 percent of that floor area, stairways that are part of the 

means of egress serving the work area shall, at a minimum, be enclosed with smoke-tight construction on 

the highest work area floor and all floors below. The interior finish of walls and ceilings in exits and 

corridors in any work area shall comply with the requirements of the International Building Code. Gas 

fired appliances and appurtenances shall comply with the State Gas Fitters Code. The work area is required 

to be provided with an automatic sprinkler system in accordance with the International Building Code and 

International Fire Code for R-2 apartment buildings. The minimum number of exits during the work period 

shall comply with the International Building Code. In the work area and in the egress path from any work 

area to the exit discharge, all egress doors serving an occupant load greater than 50 shall swing in the 

direction of exit travel. The minimum design loads on existing elements of the building that do not support 

additional loads as a results of an alteration shall be the loads applicable at the time the building was 

constructed. All newly installed electrical equipment and wiring relating to work done in any work area 

shall comply with all applicable requirements of NFPA 70. In mechanically ventilated spaces, existing 

mechanical ventilation systems that are altered, reconfigured, or extended shall provide no less than 5 

cfm per person of outdoor air and no less than 15 cfm per person of ventilation air, or no less than the 

amount of ventilation air determined by the Indoor Air Quality Procedure of ASHRAE 62. Energy 

conservation only applies to the alterations; the entire building does not need to comply with the 

International Energy Conservation Code. 

 

Alteration – level 3; is applied when the work area exceeds 50 percent of the building area. Level 3 

alterations shall comply with chapter 9 of the International Building Code. Boiler and furnace equipment 
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rooms adjacent to or within group R-2 occupancy shall be enclosed by 1-hour fire-resistance-rated 

construction. Gas fired appliances and appurtenances shall comply with the State Gas Fitters Code. Trash 

chutes located in the work area shall be provided with automatic sprinkler system protection or an 

approved automatic fire-extinguishing system where protection of the trash would be required under the 

provisions of the International Building Code for new construction. Fire alarm and detection shall be 

provided in accordance with chapter 9 of the International Building Code as required for new construction. 

An engineering evaluation and analysis that establishes the structural adequacy of the altered structure 

shall be prepared by a registered design professional and submitted to the code official. Energy 

conservation only applies to the alterations; the entire building does not need to comply with the 

International Energy Conservation Code. 

 

CONCLUSION 

With this site’s age and history of little to no capital improvements over the last 32 years, it should be 

assumed that the necessary capital improvements and repairs required for the building to remain a viable 

housing option for seniors and persons with disabilities would exceed 50 percent of the building area. In 

short, the recommended scope of work will hit all building systems and be very invasive for an occupied 

senior/disabled housing site. Over the years the building has been renovated to include a fire alarm 

system, including an emergency generator, however, any renovation would need to include a building 

wide fire sprinkler system. Any major renovation requiring structural modifications would require an 

engineering evaluation and analysis to determine the structural adequacy of the altered structural 

modifications. All alterations would need to comply with the International Energy Conservation Code and 

Accessibility must comply with the applicable provisions in chapters 7 and 11 of the International Building 

Code unless it is technically infeasible. The building electrical service would also need to be upgraded. The 

level of renovations required at the site is reflected our initial cost estimate. 

 

UTILITIES 

The utilities servicing this property come from Massachusetts Avenue. Domestic water service and fire 

protection water service are connected to the sixteen inch main in Massachusetts Avenue. The gas service 

is connected to the eight inch gas main in Massachusetts Avenue. The sanitary sewer is connected to the 

eight inch main in Massachusetts Avenue. The storm drainage system is connected to the twenty four by 

thirty inch combined sewer in Massachusetts Avenue. Electric service is provided via a transformer in the 

rear of the building. Refer to Section 1.4 Utilities for additional utility information. 
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1.0 SITE CONDITIONS 

 

1.1  TOPOGRAPHY 

 

DESCRIPTION 

The building site is relatively flat with a slight slope from the building towards the fence at rear. The paved 

area adjacent to the ramp slopes toward Massachusetts Avenue. The property is either covered by the 

building or paved for parking, except for a landscaped or garden area to the south of the building. The 

landscaped patio area is raised approximately 3 feet and features planters, seating benches, a designated 

smoking area and a paved walkway. This patio area was originally designed to provide residents a chance 

for privacy outdoors and a retreat area where they can be outside while maintaining view of activities. 

However, from the resident survey, it is understood that this area is not being utilized by residents. The 

area is accessible directly from the community room and steps from the parking lot area. Storm water is 

collected by a series of catch basins in the parking lot, which discharge to the city’s combined sewer 

system in Massachusetts Avenue. Refer to Section 1.3 Landscaping and Site Amenities for additional 

information.                                                                                                                                                                 

 

1.2 PAVEMENT AND PARKING 

 

DESCRIPTION 

The paved parking and site circulation areas are paved with asphalt and are in fair condition. No damages 

or new cracks were observed to the bituminous pavement in the parking lot. The cracks were sealed and 

new pavement for trenches were placed. The lot has two handicap parking spaces and seven regular 

spaces. None of the handicap parking spaces are van accessible. All spaces are equipped with wheel stops. 

Some of the wheel stops appeared cracked, but seemed to be in an overall good condition. The parking 

space closer to the electrical transformer poses egress issues and may need to be eliminated. 

 

CONCLUSION  

Paving is in fair condition and will need to be replaced, sealed and striped in the next ten years. Given the 

extent of work proposed in this report, including upgrading the electric utility service, the entire parking 

area would need to be replaced in connection with the modernization scope. 

 

RECOMMENDED REPAIRS & MAINTENANCE 

See Section 1.3 Landscaping and Site Amenities.  

 

1.3 LANDSCAPING AND SITE AMENITIES 

 

DESCRIPTION 

The subject property features an entrance on Massachusetts Avenue with a single access drive between 

the halves of the first floor. Adjacent properties are commercial and residential. The sidewalk on 

Massachusetts Avenue has a few planted trees. These trees are small but are representative of the street 

planting along Massachusetts Avenue, since this is the north side of the building, the trees do not provide 

shade for the building. The main entrance to the building is accessible via stairs and a concrete handicap 

access ramp that is located to the north of the access driveway. The handicap access ramp with handrails 

has a slope of less than 7.5%, which complies with 521 CMR 24.00, the length of the ramp towards the 

street is less than 30 feet and the rise is less than 30”, which complies with 521 CMR 24.4. The clear space 

between the handrails is greater than 4’ which meets current code. The rear of the building provides 

access to the landscaped patio area from the Community Room. Residents did not frequent this back 

landscaped area very often as evidenced in Appendix D, Compiled Resident Survey. Residents complain 
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that the area is overgrown and not inviting. Improvements to landscaping might encourage more 

residents to use this amenity. 

 

The rear side of the property is also bounded by wooden fencing. Some sections of the wooden fencing, 

especially the sections near the generator, are damaged probably by a vehicle backing up. The landscaped 

areas in the rear are separated from the pavement by concrete curbing. The curbing showed some signs 

of spalling, but was in an overall good condition. The reinforced concrete wall appeared to be in good 

condition. There was no indication of ponding onsite and there is no onsite retention of surface run-off. 

The storm water system appeared to be adequate for the site and no further actions are recommended 

at this time. Roof leaders are internal and collect roof runoff prior to discharging to the 8-inch storm drain 

along the access driveway. 

 

No irrigation system was found in landscaped areas, but it does not appear to be warranted since the area 

is small. Rainfall is the main source of water for plants, supplemented with hand watering during times of 

drought. The raised patio area has some large trees, shrubs and groundcover plantings. The walkway in 

the patio is made of asphalt and is in good condition. 

 

The trash compactor and trash collection area is located south of the access driveway and is owned and 

operated by the property. Recycling bins are also placed in this area, but are not used much by the 

residents due to inconvenient location. A trash chute serving this area runs full height of the building and 

serves each floor via a trash room. In the meeting with residents, residents expressed concern over odors 

of these rooms. 

 

Site Lighting includes wall mounted fixtures in the rear of the building, and recessed fixtures at the ceiling 

of the driveway, refer to Section 3.3 Building Electrical for additional information regarding site lighting.  

 

CONCLUSION 

The fencing around the generator should be expanded to provide better access to the generator for repair. 

The gate should be replaced to provide better security for the generator. Recommend placing bollards 

around the gate to the generator to prevent future damage, refer to Section 3.3 Building Electrical for 

additional information regarding the generator enclosure. The expansion of the generator enclosure and 

added bollard will not impact any current parking spaces. 

 

The entrance to the driveway which serves the rear parking area has one bollard on the northwest side of 

the driveway, which protects the corner of the building from damage. The northeast side of the driveway 

does not currently have a bollard to protect the corner of the building from damage. The fire department 

connection is also located in this area, it is recommended that a bollard be added to the northeast side of 

the driveway to protect the building and fire department connection. 

 

The residents have indicated that the rear landscaped area is overgrown and uninviting. The landscaping 

in this area should be pruned, high maintenance plantings should be removed. Native plant species should 

be planted where high maintenance plantings have been removed. 

 

RECOMMENDED REPAIRS & MAINTENANCE 

1. Repave, stripe and seal driveway.  

2. Replace and expand the fencing and gate for the generator enclosure. 

3. Place bollards to prevent cars from backing into generator and generator fencing. 

4. Place bollards where exiting the building adjacent to ramp. 

5. Improve landscaping with native plant species to conserve water. 
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1.4 UTILITIES 

 

DESCRIPTION 

The mechanical room is on the ground floor accessible from the outside parking area. Utility service to 

the site is provided by the Cambridge Department of Public Works.  The water meter is located in a 

mechanical room in the rear of the building on the first floor.  The Department of Public Works owns and 

maintains the lines in the street.  The pipes from the street main to the building are the responsibility of 

the property owner. 

 

Sewage is discharged by gravity to the city sewerage system on Massachusetts Avenue. The plans indicate 

a six inch sanitary sewer line leaving the building and connecting to the eight inch main in the street. 

 

Storm water flow from the building roof drains and parking area catch basins discharge into the city 

combined sewer in Massachusetts Avenue. Storm water sheet flows from the pavement areas to catch 

basins.  Catch basins discharge as outlined above.  This drainage system is the responsibility of the 

property owner. 

 

Natural gas is provided by Eversource to the property.  The gas meter is located in the rear of the building 

adjacent to the boiler room. The gas feeds the interior gas fired boilers, and domestic hot water heaters. 

 

Eversource provides electric service to the site.  The service is fed by one exterior mounted transformer 

located in the rear of the building, adjacent to the main electrical room, which then feeds the Main 

Switchboard.  The utility owns and maintains the lines to the transformer.  The secondary service feeds 

to the Main Switchboard are the responsibility of the property owner. 

 

DSCI provides telephone service to the building. Comcast provides cable television and internet service to 

the building. Verizon provides elevator line services. 

 

The energy usage in the building is affected by the various climatic conditions. The water and electric 

usage increases in the summer months and decreases in the winter months. The gas usage increases in 

the winter months and decreases in the summer months. Electric usage in the winter months increases 

due to temperature variances; for instance, the winter of 2015/2016 was relatively mild, as compared to 

the winter of 2014/2015. The water usage in the building averages 103 gallons per person over the four 

year period from 2012 to 2015. The water usage value is high compared to that of a residential building 

provided with watersense fixtures and faucets.  The high water usage value is likely due to a combination 

of 3.5 gallons per flush water closets, poor flow rates at faucets and shower heads, and leaking 

infrastructure.     

 

CONCLUSION 

The current utilities meet the demand of the building. Refer to Section 2.6 Interior Finishes and 

Components and Section 3.1 Plumbing for additional information. 
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1.5 SEISMIC AND FLOODING 

 

DESCRIPTION - SEISMIC 

Seismic requirements in the current MA State Building Code require all new buildings be designed to resist 

seismic (earthquake) loading.   

 

CONCLUSION 

The existing building is grandfathered and will only require a seismic evaluation and/or an upgrade when 

a change of use or when a major remodel of the building is planned. 

 

DESCRIPTION – Flooding 

The Federal Emergency Management Agency (FEMA) maps and rates flood hazard zones throughout the 

United States.  These zones are depicted on a Flood Insurance Rate Map (FIRM), designated by Community 

Map and Panel numbers.  The flood hazard zones range from Zone A or AE (A1 – A130), with Base Flood 

Elevations (BFE) determined, to Zone X, with un-shaded areas outside the 500-year floodplain. According 

to the Flood Insurance Rate Map, published by FEMA and dated June 4, 2010, Map Number 25017C0438E, 

the property is located outside Zone X. 

 

CONCLUSION 

The existing building is outside the 0.2% annual chance flood plain and not in a Flood Zone. 

 

1.6 ZONING 

 

DESCRIPTION 

The zoning classification from the City of Cambridge zoning map online indicates that the property is 

located in Zone BA-2 (Business A-2). The use of property as housing for senior citizens appear to conform 

to the Use Regulations. The property is also located in Massachusetts Avenue Overlay District (20.100) 

and specifically in North Massachusetts Avenue Sub district (20.103.2). The intent of the North 

Massachusetts Avenue Subdistrict is to encourage the retention and expansion of pedestrian-friendly 

ground floor retail and other active non-residential uses on the ground floors of buildings along the 

Avenue. The building design standards and conditions does not apply to CHA building as it was constructed 

prior to April 5, 2012 (20.111.61) and identified as Historic for the purposes of this overlay district. 

 

The current off street parking requirements is one parking space per two dwelling units in Zone BA-2. The 

requirement maybe reduced but not below one space per four dwelling units. The Russell Apartments 

provides one space per 5.1 dwelling units. The off street parking and loading requirements appear to 

provide an exception to the required parking facilities for an existing facility, the regulations state that 

“off street parking facilities established after March 15, 1961, shall not hereafter be reduced below – or if 

already less than, shall not be further reduced below – the minimum requirements under the provisions 

of the Article.” 

 

CONCLUSION 

The use of property as housing for senior citizens appear to conform to the Use Regulations. 
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2.0 BUILDING CONDITIONS 

 

2.1 SUBSTRUCTURE AND SUPERSTRUCTURE 

 

DESCRIPTION 

Building substructure consists of concrete foundation walls over continuous footings. Building 

superstructure consists of reinforced concrete masonry unit (CMU) walls and precast hollow core slabs. 

Concrete beams are used when the loading demands are large, such as on the second floor which 

cantilevers over recessed CMU walls on the first floor.  

 

Penetrations can be cored or cut through the hollow core plank in the field after installation. Typically 

openings 6” in diameter or less can be located and cut through the cores in the plank with nearly zero 

effect on the capacity of the floor or roof system. Locating the opening through the cores would ensure 

that no reinforcing strand is cut or damaged. One exception to this would be openings placed side by side 

in the plank that do not cut the strand but cut most of the width of the plank; this would not be ideal. The 

ideal situation would have all openings placed in one core. If most of the width of the plank is removed 

by penetrations, even though the strand is not damaged, the plank may not have enough compression 

flange to carry the intended design forces. Larger openings that will cut reinforcing strand may be added 

at a later date, but the location of such openings is more critical. It is difficult to add moment capacity to 

the plank after it has been cast since the pre-stressing steel is the element that provides this capacity. So 

in a floor or roof system where the plank is working hard, adding penetrations that cut strand at mid span 

is not likely possible without the introduction of alternate framing methods, such as steel beams. Locating 

openings like this at the end of a span could be achieved more easily because adding shear capacity to the 

plank is simply done by adding core fill at the supports. 

 

CONDITION  

The overall condition of the building structure is in very good condition. There is no obvious settlement 

or duress observed during the site visit. Cutting large openings in the precast concrete floor and roof slabs 

would be difficult without providing a structural support system to carry the load.   

 

RECOMMENDED REPAIRS & MAINTENANCE 

We recommend no immediate action for substructure nor superstructure.  

 

2.2 WALLS  

 

DESCRIPTION  

Exterior walls include brick and EIFS finish and bare CMU finishes. The brick is in very good condition and 

the EIFS is in fair condition, but with some troubling cracks in some areas.  The front elevation is mostly 

brick, with small areas of EIFS at upper elevations set back from the lower brick facades.  The west 

elevation is entirely brick.  The east elevation is brick towards the front with a large area of EIFS towards 

the rear.  The rear elevation is CMU and brick at the lower floors and EIFS above.  Sealants at both brick 

and EIFS are weathered or failed and should be replaced.  The EIFS should be spot-repaired at a 

minimum but it should be noted that issues with the EIFS will only continue, and a viable option for a 

resilient building envelope should be discussed in the Schematics Phase. 
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Brick:  The brick is in decent condition for its age and climate location.  The team did not observe any 

cracks, spalls, or efflorescence. The sealant within the control joints is weathered, though it generally 

still appears to be functional. 

 

The drawings indicate that the brick walls include 2” of foam insulation.  The insulating value would be 

around R11.  This meets the current 2015 IECC for a commercial building, but is slightly low for a large 

residential building, which should be R13.3. 

 

EIFS:  The exterior insulation finish system, or EIFS, is generally in fair condition, though some cracks 

were observed, particularly within vee joints.   The front elevation has smaller EIFS panels and they 

appear to be in better condition. The rear elevation exhibited the most cracking and also evidenced that 

prior repairs have been done to the EIFS at window corners and some of the vee joints.  Sealant within 

control joints is weathered.  At the back of the building, the joint at the bottom of the EIFS where it 

meets the brick is in very poor condition, with failed sealant observed.   The wall leak at Unit 206 which 

is at the back of the building coincides with a cracked vee joint above.  The housing authority has 

reported major repairs in the past to the EIFS , with the north side EIFS partially collapsing a few years 

ago, requiring an emergency procurement to address the building envelope, and take care of damage to 

neighbors. 

 

The EIFS is 4” thick, which has an insulating value of approximately R16.7 , which meets 2015 IECC. Brick 

walls have 2" foam, around R11.  Meets 2015 IECC for mass wall in commercial building, but slightly low 

for residential use (R13.3).  

 

CMU: Some cracks exist on the walls of the first floor supporting cantilever slab of second floor. Cracks 

propagate from corners of doors going up and pointing to the underside of second floor slab. This might 

be related to high stress from concrete beams on the second floor slab which carries the weight of all 

floors above to the CMU walls on the first floor.   

 

CONDITION  

Overall, the brick walls are in good condition, the EIFS walls are in fair condition but need to carefully 

considered moving forward. The EIFS vee joints are failing and causing damage to the interior spaces. A 

more durable fascia system should be considered to eliminate the routine maintenance required by an 

exterior insulation finish system. 

 

RECOMMENDED REPAIRS & MAINTENANCE 

1. Replace sealant within control joints at all brick walls.  

2. Repair cracks and replace the control joint sealant.   

3. Replace the EIFS with an insulated metal panel system. 

4. Monitor for new cracks, and widening or elongating of existing cracks.  

 

2.3 WINDOWS  

 

DESCRIPTION  

Windows are double hung units and fixed lights.  The double hung windows are original but the window 

sashes were replaced in 2009 with vinyl-clad wood sashes, set in the existing frames.  The 2009 window 

replacement project specification has called for glazing with a low-e coating and argon gas for the 

double hung windows.   Specific performance values were not called for, but the U value and SHGC 

should be around current values. The double hung windows are in fair condition 
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The smaller wood fixed lights below the double hung windows were not replaced in 2009 work and are 

original. The exterior of these are wood.  They are in poor condition, with peeling paint and in some 

cases, rotted wood. Replacement or repair of the fixed lights is recommended.  

 

CONDITION  

The overall condition of the windows is good, except for the small fixed lights. There are 233 double 

hung windows which are approximately 2’-3” x 4’-5” tall.  The smaller fixed windows are 2’-2” wide x 1’-

5” tall and there are approximately 43 throughout the building. The details indicate that the frame of 

the fixed windows is separate from the double-hungs.  Therefore, it should be possible to remove the 

fixed windows without affecting the double hungs. 

    

 

RECOMMENDED REPAIRS & MAINTENANCE 

1. The double hung windows are in fair condition and may require future work.  The fixed lights 

should be replaced with vinyl clad wood units or all vinyl units.   

  

2.4 ROOFING 

 

DESCRIPTION  

According to the owner and observed documents, the roof is original, making it 32 years old. The roof 

warranty is reported to be expired. The roof appears to be in fair condition despite its age. The existing 

roof is a ballasted EPDM (rubber) membrane over tapered insulation.  There are no active leaks reported.     

 

The overall roof area is approximately 8,700 square feet.  Of that, approximately 6,000 square feet is at 

the high roof and 2,700 square feet at lower roofs.  The drawings indicate that the existing insulation 

tapers from 1.5" to 4.5".  An average thickness of 3.5" for polyisocyanurate insulation would have an R 

value of 20.  The current 2015 IECC calls for an R value of 30. As we do recommend roof replacement, we 

would recommend a high-albedo roof as a highly-reflective roofing material would be a great benefit to 

this building, especially in warmer months. At the high roof, the perimeter is a gravel stop.  Increased 

insulation could be accommodated.  At the lower roofs, the drawings indicate that there is already tapered 

insulation.  We should be able to increase the degree of taper, though it may be difficult to achieve a full 

1/4" per foot.   

 

Solar potential for the high roof is good.  There are not many penetrations and there is no shading from 

buildings or trees.  Panels could be oriented facing south or east.  The solar potential for the lower front 

roofs is marginal.  The roof areas are small and they are partially shaded by the rising walls.  We 

recommend that the roof be replaced prior to installing any solar panels.  

 

CONDITION  

With no reported leaks and no obvious problems observed, despite its age, the roof could continue to 

serve for another 2-3 years however given its age it is recommended to replace sooner rather than later.  

A new roof would likely have more insulation than the existing, and should reduce the energy required 

to heat and cool the building.  A new roof could also be a white or tan-colored membrane (high albedo 

rating as referenced above), which could reduce the urban heat island effect caused by darker roofing 

materials. We would recommend a fully adhered membrane, without ballast.  The high roof has a gravel 

stop perimeter, so additional tapered insulation could be added easily.  The lower front roofs have 

gravel stop edges but also rising walls with either EIFS or brick.  There is good flashing height at the 

rising walls, so we should be able to increase the insulation thickness without flashing problems. 
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RECOMMENDED REPAIRS & MAINTENANCE  

1. Replace roof within 2-3 years.  We recommend that the new roof be a high-albedo roof to reduce 

urban heat island effects.  

 

2.5 ELEVATORS AND STAIRWAYS 

DESCRIPTION 

Elevators:  

The 51-unit building is served by a single hydraulic elevator which was upgraded in 2000.  The CHA has 

passed on the complaint with its slowness and raised the possibility of replacing its cab finishes. This issue 

was also raised by the residents. Replacing the 31 year old elevator with a more reliable type elevator 

which is constructed in accordance with current codes, would be beneficial for the residents as well as 

EMT responders. Since it is a single elevator and the building is an elderly site where the residents depend 

on it, it is important to have a reliable functioning elevator. The building information was input into the 

KONE “Quick Traffic Calculator” shows that one elevator would be the minimum required for the building. 

The building information was also input into the KONE “Product Selector Application”, for a residential 

building with 6 stops and 51 occupants above the first floor, a 2,500 pound capacity International Building 

Code compliant elevator configured to accommodate an 84” x 24” International Building Code stretcher 

is recommended. The recommended speed of the selected elevator is 150 feet per minute. The 

recommended type of elevator is a machine room less elevator, which is eco-friendly, and provides a 

smooth, quiet ride. 

Stairways: 

The east stair descends clockwise, counter to the swing of the door from the corridor.  In both stairs risers 

exceeding the 7” code required maximum were observed.  The 32” high handrails also act as guardrails in 

which the opening limitations exceed 4”.  In some instances the wall-mounted rail is incorrectly installed 

in plan, leading to it being installed at the wrong height.  Protruding objects, such as the Cable TV 

distribution equipment observed at the east stair 5th floor landing also occur.  The bottom of the west 

stair is also acting as a storage area.   

 

All of the above are in violation of current codes but the space does not exist to reconfigure the stairs if 

in fact this were to be required due to the amount of work occurring elsewhere in the building.  Security 

issues also exist as the exit doors are sometimes left propped open.  Resident cooperation is the most 

effective solution but upgrading the security system is also recommended. 

 

Structurally the stairs are generally in very good shape although some unusual connections were observed 

on the landings at each stair. When the large stringer channels C12 (12 inches deep) are framed to 

transverse channels C6 (6 inches deep) at the middle of stairs, or turning point for each flight, only one 

bolt is used to connect C12 to C6. Standard industry practice is to have a minimum of 2 bolts at each 

connection to avoid rotation of stringer beams. One bolt will cause some movement of stringer beams or 

stairs. This connection exists on all landings but only some minor deflection was observed at one location 

on the east stairs.  

The top landings at each stair on the 6th floor use field welding and two post-installed anchors to connect 

an angle to the CMU walls at one side where there is no channel C12 on the wall. This field welding is of 

poor quality, but no distress was observed nearby.   
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CONDITION 

Elevators: 

In Appendix D, Compiled Resident Survey, residents expressed concern over the reliability of the elevator. 

90% of the residents who responded to the survey reported experiencing problems with the elevators. 

The problems reported include the door not closing properly, the elevator making loud noises, the 

elevator moving very slowly and the elevator stopping operation with people still in the elevator.  

Stairways: 

The stairs are generally in very good shape.  

Some unusual connections were observed on the landings at each stair. When the large stringer channels 

C12 (12 inches deep) are framed to transverse channels C6 (6 inches deep) at the middle of stairs, or 

turning point for each flight, only one bolt is used to connect C12 to C6. Standard industry practice is to 

have a minimum of 2 bolts at each connection to avoid rotation of stringer beams. One bolt will cause 

some movement of stringer beams or stairs. This connection exists on all landings and some minor 

deflection was observed at one location in particular on the east stairs.  

The top landings at each stair on the 6th floor use field welding and two post-installed anchors to connect 

an angle to the CMU walls at one side where there is no channel C12 on the wall. This field welding is of 

poor quality, but no distress was observed nearby.   

  RECOMMENDED REPAIRS  

1. Replace elevator. 

2. Relocate the items stored in the bottom of the west stair. 

3. Monitor stairways (See Security Section). 

4. Relocate protruding objects such as Cable TV distribution equipment. 

5. Relocate existing wall mounted (outside) handrail to correct relationship to the stairs. 

6. Infill guardrail and add handrail on inside side of stair. 

7. Field weld poor connections observed in stairways.  

2.6 INTERIOR FINISHES AND COMPONENTS 

First Floor Common Areas: 

The entry vestibule may be reached by either an exterior set of steps or a ramp.  The flooring in the entry 

vestibule is in poor condition, the other finishes are worn. It opens to a lobby containing the mail boxes; 

the elevator and Laundry Room are on the left and the Lounge/Waiting Area and Management and 

Maintenance Offices are on the right.  A corridor leads to the Community Room and Library overlooking 

the garden. 

 

A better means of contacting and notifying residents would be a useful and welcome addition to the lobby 

or lounge/waiting area.  The Leonard J. Russell Apartments dedication plaque occupies a desirable 

location opposite the front door with a bulletin board located around the corner between the elevator 

and Laundry Room.  The monitor suggested by the CHA would post system-wide announcements and 

messages to augment the bulletin board and leaflets currently hand delivered to the resident apartments.  

It needn’t replace either the plaque or bulletin board and would provide a more immediate contemporary 

connection to the other senior populations in the City. Ceiling mounting could be an option if wall space 

does not allow. The residents have expressed interest in a radio in the Lounge/Waiting Area and Comcast 

in Community Room.  Signage in more languages should also be provided.   
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While the space was not observed in use, the CHA has advised that the Lounge/Waiting Area is overused 

and that it could be expanded at the expense of the Management Office which would be relocated to the 

Library.  This appears to be feasible but we might recommend allocating the part of the Office containing 

the Fire Alarm panels to the Maintenance Room, instead, especially since storage appears to be an issue 

in general.   

 

The Library, which the CHA has said is more frequently used as a waiting area for the Laundry Room than 

as a Library, also appears to be acting as a serving area between the Community Room and Kitchen.  

Relocating the Management Office to this room, or part of it,  is certainly feasible but will require some 

thought to ensure its existing functions continue to be accommodated.    

 

The CHA would also like to see increased use of the Community Room which, when visited, appeared as 

a multi-purpose room in between functions.  Applying the same flooring to the entire room and providing 

an area with permanent lounge seating was raised by the residents and discussed with the staff as a means 

of anchoring this space.   

 

Refinishing existing construction adjacent to an area to be altered is always a judgement call.  We 

recommend repainting throughout the first floor unless a room isn’t being touched.  Ceiling and floor 

materials should be replaced where worn and likewise where required to present a consistent 

appearance. The residents are interested in replacing the institutional look with something more inviting 

which includes furniture, window treatment, plants and pictures on the wall.  

 

Door knobs appear to have been replaced by lever handles throughout the building but if any remain their 

replacement should be included in the scope.  

Residential Floor Common Areas: 

The elevator lobby is open to the double loaded corridor on the five residential floors.  On the second 

floor, the lobby extends to the front of the building and has a wireglass window looking into the double-

height building lobby.  The lobby on the third floor also has a glass wall with a door onto another double-

height space on the front of the building with a stair leadings up to the fourth floor lobby.  On the fifth 

and sixth floors the front of the building steps back to allow natural light into the corridor.  

The CHA has noted that the common areas on the residential floors are underused and CHA has suggested 

that the tenant council may be revived and may therefore need to be provided with the second floor 

space off the elevator lobby.  The door in the glass wall on the third floor should be provided with a 

magnetic hold open tied to the fire alarm so that it will close in case of an event.  The guardrail above on 

the fourth floor no longer meets the opening limitations required by current codes.  The corridor lighting 

has been replaced throughout, exposing holes in the acoustical tile where the old fixtures were removed.  

The team recommends replacing all acoustical tile in the corridors. Even taking into account the wood 

bumper rail, the narrowness of the corridors is causing scuff marks; thus, the team recommends 

repainting the corridors, including the unit doors and frames.  Replacing the carpet with a resilient floor 

is preferred over the replacement of the existing carpet with new due to its retention of odors from spills, 

and as a means to improve indoor air quality.  According to the Enterprise Community Criteria, carpet is 

not an environmentally preferred flooring type, so this is also a factor in the recommendation for a 

resilient floor instead of carpet in kind. Sound transmission from floor to floor would be mitigated by an 

underlayment.  At the alcove at each apartment door, the small triangular counter below the window 

from the kitchen is delaminating in most instances and requires replacement.  Ensuring resident 

notification with mail slots was raised but since it could negate the structure and fire ratings of the existing 
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doors we recommend surface mounted holder instead.  In some instances the door to the trash room has 

been provided with an ADA overhead operator per RA request which it would be desirable to relocate to 

the room side from the corridor side.  The trash room is not large enough to provide the ADA turning 

radius, and will therefore not permit the addition of a recycling chute, but the door operator allows a 

wheelchair to approach the chute.  If electrical work occurs in the electrical closets (see electrical portion 

of this report) it will become necessary to provide the code required clearances by replacing the existing 

doors with a pair of out swinging rated 24” wide doors. These interior architectural challenges will require 

careful consideration to adhere to the current accessibility code while maintaining a safe clearances within 

the corridors. 

Residential Units: 

All 51 units are one bedroom including the three accessible units stacked one over the other on the front 

side of the building.  The 48 typical units vary slightly if they are located at either end of the corridor 

adjacent to one of the egress stairs, or next to the elevator.  Doors to the baths swing both in and out.  

While it hasn’t been verified on site, the drawings show that the bathroom tile was installed over moisture 

resistant GWB.  Even if the size of the kitchens varies at the ends of the building or beside the elevator, 

the configuration and lengths of countertop and cabinets appear to be consistent. Living rooms are 

carpeted and bedrooms have resilient flooring.       

 

The interior components of the kitchens and baths throughout the building are original to the building. 

The kitchens feature limited cabinetry and counter space and expanding the cabinets and counters to a 

third wall in the kitchen would provide the needed storage and counter space requested by the residents 

in the resident survey. Both the kitchens and baths should be updated as part of any renovation work in 

the building, cabinetry and counters in the kitchens are worn, the baths feature high flow fixtures and 

faucets.  Since all the bathrooms have doors, and the kitchens have cased openings and a corresponding 

change of material at the floor, this may be able to be accomplished without impacting the entire unit if 

funds aren’t available for repainting throughout.  The floors are in moderate condition and we 

recommend replacing them all with resilient flooring on an as needed basis. 

 

The scope of work in the kitchens should include removal and replacement of appliances, countertops 

and cabinets, and flooring down to the substrate which should be patched as necessary.  Kitchen cabinets 

are in varying condition across units but in all cases cabinets are original and appear worn. In some units 

cabinet boxes are broken and cabinet doors are falling off hinges. The new appliances should include the 

recirculating hood with a light as requested by the CHA and residents and Energy Star refrigerators.  In 

the Resident Surveys, 89% of respondents reported dissatisfaction with the current condition of the 

kitchen shelves and cabinets, with residents noting limited storage as the primary reason. Some residents 

have expressed the need for a pantry type cabinet to increase storage.   

 

To conserve water it is desirable that the scope of work in the bathrooms include replacement of the 3.5 

gpf toilets with low flow models.  The toilets currently are rear discharge type, bottom discharge type are 

preferred and provide better durability and operation. If the toilets are replaced, bottom discharge type 

should be used they should also be comfort height type.  An environmental argument can also be made 

for the replacement of the bathtubs with showers to save water and in fact this is also the CHA’s standard.  

Replacement of floor tile is recommended to facilitate the recommended repairs and scope of work 

proposed for the bathrooms.  Installation of grab bars in all baths, as recommended by the CHA, will 

already necessitate replacement of the wall tile in order to install the necessary blocking within the walls.  

The lavatory faucets should be replaced with water conserving models containing paddle handles.     

First Floor Support Areas: 
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The drawings show that originally the compactor and outdoor storage occupied the same room.  There 

are now two spaces separated by a wall and electrical equipment has been added to each space; the 

standby power equipment is located with the compactor and the emergency electric room is located 

within the outdoor storage.  The stored outdoor items need to be relocated from both spaces. To make 

the installation code compliant, a separate room needs to be created for the transfer switch which is 

currently located in the trash room. This can be accomplished by creating an opening in the exterior wall 

to facilitate a door and by constructing a wall that separates the compactor room from the transfer switch 

room.  

Lack of storage for CHA management staff and maintenance staff is a major issue in the building, and 

additional space must be found to house the accumulation of items currently stored in the main electrical 

room (see electrical portion of this report) and the bottom of the west stair).  Taking some space from the 

boiler room and building a separate room was raised by the CHA and appears to be feasible.  The proposed 

wall and door segregating the extra space in the boiler room to be turned over to storage should be CMU 

and hollow to match the existing construction.  It should be noted that the current boiler room layout 

would need to be reconfigured to accommodate storage. The material stored in the bottom of the west 

stairwell might be best stored on that side of the building in which case space might be able to be found 

adjacent to the relocated manager’s office  

The finishes generally consist of the materials listed in the table below. 

TYPICAL INTERIOR FINISHES 

Area or Room Floor Walls Ceilings 

First Floor 

Main Entrance Ceramic Tile Painted GWB Exposed Precast Conc. 

Office Carpet Painted GWB Exposed Precast Conc. 

Hallway/Entrance Carpet Painted GWB Exposed/ACT 2x4 Panel 

Front Room Carpet Painted GWB Exposed Precast Conc. 

Community Room Carpet/Vinyl Tile Painted GWB Exposed/ACT 2x4 Panel 

Library Carpet Painted GWB Exposed Precast Conc. 

Kitchenette Vinyl Tile Painted GWB ACT 2x4 Panel 

Laundry Vinyl Tile Painted GWB ACT 2x4 Panel 

Trash/Mechanical Exposed Conc. Exposed Conc. Block Exposed Precast Panel 

Bath Vinyl Tile Painted GWB ACT 2x4 Panel 

    

Upper Floors 

Corridors Carpet Painted GWB ACT 2x4 Panel 

Elevator Lobby Carpet Painted GWB Exposed Precast Conc. 

Common Area Carpet Painted GWB Exposed precast Conc. 

Stairwells Exposed Conc. Painted Exposed Metal Deck 

Apartments 

Living Area Carpet Painted GWB Exposed Precast Conc. 

Kitchen Vinyl Tile Painted GWB Exposed Precast Conc. 

Bath Vinyl Sheet Ceramic Tile/Painted 

GWB 

Exposed Precast Conc. 

Bedroom Vinyl Tile Painted GWB Exposed Precast Conc. 

Closet Vinyl Tile Painted GWB Exposed Precast Conc. 
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Senior Center 

Entrance Area Vinyl Tile Painted GWB ACT 2x4 Panel 

Open Areas Vinyl Tile Painted GWB/Conc. 

Block 

ACT 2x4 Panel 

Kitchen Vinyl Tile Painted GWB/Conc. 

Block 

ACT 2x4 Panel 

Bath Vinyl Tile Painted GWB ACT 2x4 Panel 

Offices Carpet Painted GWB ACT 2x4 Panel 

 

CONDITION 

The interior finishes are dated and old.   

RECOMMENDED REPAIRS & MAINTENANCE 

1. Add a digital message board/monitor in ground floor lobby for CHA to share information with 

residents. 

2. Improve the front lounge/waiting area and consider expanding it by relocating the Management 

Office to a reconfigured Library space on the 1st floor. 

3. Replace the flooring in the community room with consistent, resilient flooring throughout.  

4. Repaint the first floor. 

5. Replace ceiling and floor materials where worn on the first floor. 

6. Add furniture, window treatment, plants and pictures to first floor. 

7. Replace any door knobs that remain with lever handles. 

8. Add door and wall at 2nd floor common area to create Tenant Council Office. 

9. Provide the door in the glass wall on the third floor with a magnetic hold open tied to the fire 

alarm so that it will close in case of an event. 

10. Replace all acoustical tile in the corridors. 

11. Repaint the corridors, including unit doors and frames. 

12. Replace the carpet in the corridors with resilient flooring. 

13. Replace the small triangular counter at each apartment door with a more durable counter able 

to withstand plant watering. 

14. Relocate the overhead operator for the trash room from the corridor side to the room side. 

15. Replace doors to the electrical closets with out swinging rated 24" wide doors (if electrical work 

is done in the closets).  

16. Remove and replace all kitchen appliances, including the addition of a light with the recirculating 

hood and larger refrigerators. 

17. Remove and replace all kitchen countertops and cabinets. Include a pantry type cabinet. 

18. Remove and replace all kitchen flooring down to the substrate. 

19. Replace 3.5 gpf toilets with low flow models at a comfortable height in the bathrooms. 

20. Replace the bathtubs with showers. 

21. Replace sheet vinyl in bathrooms. 

22. Install grab bars in all baths. 

23. Replace tile wall in bathrooms.  

24. Replace lavatory faucets with water conserving models with paddles. 

25. Repaint units throughout. 

26. Relocate the items stored in the main electrical room. 

27. During renovation of the Mechanical Room, if space allows, build a separate room to store items. 
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28. Build an automatic transfer switch room. 

29. Replace acoustical ceiling tile where MEP work occurs. 

 

3.0 BUILDING SYSTEMS 

 

3.1  PLUMBING 

 

DESCRIPTION  

The four inch domestic service enters the building on the south side. The water service is connected to 

the water main on the north side of the building, while the main runs through the driveway to enter the 

rear of the building. The connection to the main in Massachusetts Avenue is described in Section 1.4 

Utilities.  The water service is metered by a three inch water meter. The water service to the building is 

not provided with a backflow prevention device. The observed supply piping is a mixture of ductile at the 

water entrance and copper throughout the building.  

 

Domestic hot water for the building is produced in the mechanical room adjacent to the fire protection 

service. Two gas fired Rheem-Ruud model G91-200-1 storage type hot water heaters, produce hot water 

for the building. Each unit features an eighty-seven gallon storage tank, 80 percent efficiency, and a gas 

load of 1,200,000 BTUH. The units are dated 01/2007 and feature power exhaust venting. Domestic hot 

water is circulated throughout the building by a Taco Cartridge Circulator model 0012-BF4, 1/8 horse 

power, 120 volt 1.57 amp. 

 

Sanitary waste lines are cast iron. It was observed that a lot of sanitary piping in the ceiling of the first 

floor has been replaced. It was reported that many of the sanitary horizontal drainage lines located in the 

ceiling of the first floor are cracking, leaking and require replacement.  The CHA has reported that the 

sanitary lines within the entire building have issues with leaking, they appear to be an inferior product 

and will require replacement. It was also reported that the domestic water lines in the residential areas 

are experiencing leak related issues. In September CHA staff reported that a leak had occurred in the 

domestic water line on an upper residential floor and caused damage in units and common areas. When 

the wall was opened up, there were signs that this leak had existed for a long time before it grew big 

enough to cause a flood. The plumbing fixtures are vitreous china with chrome fixtures. The residential 

unit showers have been retrofitted with grab bars and adjustable hand held shower heads at the request 

of the residents. Of the residents who turned in a resident survey, 70% reported having adequate water 

pressure in their unit. 

 

The natural gas meters are located in the rear of the building just outside of the mechanical room. The 

gas enters the building in the mechanical room and serves the mechanical equipment. The gas service is 

connected to the gas main in Massachusetts Avenue. 

 

CONDITION  

The sanitary piping, especially the section located in the ceiling of the first floor which has not been 

replaced, should be considered for replacement. The domestic water piping is in poor condition and 

should be considered for replacement. Thirty percent of the residents indicated that low water pressure 

was an issue, this should be investigated and a water pressure booster system may be required to 

provide adequate water pressure to the upper floors. 

 

RECOMMENDED REPAIRS & MAINTENANCE 

1. Replace sanitary piping. 



Page | 22 

 

2. Replace domestic water piping. 

3. Investigate low water pressure. 

 

3.2  HVAC 

 

DESCRIPTION  

The Russell Building is heated and cooled by a variety of mechanical systems. The building is heated by 

six (6) hot water boilers located in the first floor mechanical room; the system does not contain glycol. 

Hot water is circulated throughout the building by two in-line hot water pumps located in the first floor 

mechanical room. The hot water boilers are Weil-McClain Model No. VHF-6 gas fired units each rated at 

a 147MBH output; they are all original to the building and were installed in 1985. The hot water pumps 

have both been replaced recently and are 1HP Grundfoss Model No. Magna65-120F S/N: 9673640 variable 

speed, pressure-sensing pumps.  A standalone DDC system was recently installed (mounted on the 

mechanical room entrance wall) which upgraded control of the 6 boiler units and is manufactured by 

Tekmar.  

 

Maintenance staff has expressed concern over this heating system. The boilers are beyond their useful 

life and could fail at any given time; replacement parts are no longer manufactured and not available for 

repairs of these boilers. STV believes the current six (6) 147 MBH boilers, totaling 882 MBH (output), are 

undersized for a building of this size and use. This existing heating capability equates to a 20 BTU/SQFT 

rating for this 43,864 square foot building. Typical residential heating BTU/SQFT design values range from 

25 to 40 BTU/SQFT. STV performed a preliminary block heating calculation for the Russell Building and 

determined 1,348 MBH of peak heating is required, which equates to a 31 BTU/SQFT value. The two new 

boilers are recommended to be selected at 75% of this buildings 1,348 MBH heating requirement, as 

identified in Recommended Repairs & Maintenance bullet item #1 below. 

 

Space heating is accomplished by floor mounted fin tube radiation at building perimeters and by unit 

heaters at various locations. The fin tube radiation units and unit heaters are original to the building and 

are in poor condition throughout. Both types of terminal units are served by the hot water hydronic 

system.  Controls for all building terminal fin tube radiation equipment were recently replaced; with new 

Honeywell control valves and thermostats, it is not known if the Unit heater controls were also upgraded. 

CHA prefers to use Pelican programmable thermostats due to their durability, ease of use, and 

environmental benefits. 

 

A ceiling suspended fan coil unit located within the first floor maintenance room provides cooling to 

various spaces of the first floor area; this unit has no heating capability. The fan coil unit, condenser, 

ductwork, and air terminals appear to be original to the 1985 building construction. The fan coil unit 

features a DX refrigerant coil (the air-cooled condensing unit is recessed in the building’s NW exterior 

wall). The unit is controlled by wall mounted controls in the maintenance room.  All other means of cooling 

for building spaces are provided by window and wall (thru-mounted) air conditioning units at various 

perimeter locations in the building. All of these existing air conditioning units are in very poor condition 

and do not meet the cooling requirements of the spaces they serve.  Residents complain of inadequate 

cooling of these spaces. This inadequate building cooling was personally experienced by STV staff on 

several occasions. STV staff were present for an evening resident meeting in the community room during 

a hot summer day and the existing air conditioning unit was unable to meet the cooling needs of the room. 

 

Space ventilation air is provided by operable windows. There does not appear to be a dedicated system 

for providing ventilation air to spaces within the building. Ventilation and circulation of air was observed 

to be very poor throughout the entire building. The current ventilation strategy for the building leads to 
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the problem of negative pressure within the building. Negative pressure in a building can compromise the 

comfort level of the building, cold drafts can enter through window seals, and odors can enter through 

door frames. In Appendix D, Compiled Resident Survey, 88% of resident respondents reported 

dissatisfaction with the ventilation in their apartment. Natural and mechanical ventilation for future 

renovation work will need further review to ensure new ventilation airflow rates meet International 

Mechanical Code and ASHRAE requirements. 

 

Exhaust fan systems exist at various locations throughout the building.  These fans serve tenant space 

bathrooms and main kitchen areas.  Fans are manually operated by the user via a wall-mounted switch. 

Fans are located in all of the spaces being served and were all observed to be past their useful lifespan.  It 

is recommended all fans be replaced and associated exhaust ductwork be tested, inspected and cleaned 

to ensure adequate system performance. Due to the fans observed age (assumed original to building) it 

is believed their performance no longer meets the designed CFM values.  Existing exhaust fan power and 

CFM values were not obtained as part of this properties condition report. If desired, it is recommended 

these values be obtained by a certified airflow testing and balancing contractor. 

 

The North Cambridge Senior Center occupies a portion of the Russell Building’s first floor.  This space 

shares the hot water hydronic system, as well as other trades’ systems with the Russell Apartment 

Complex.  

 

Space heating is provided by floor mounted fin tube radiation at perimeters of the space and by a ceiling 

mounted cabinet unit heater located at the main entrance vestibule. There were no unit heaters observed 

within this area.  Terminal units are hydronic hot water type. The heating system control valves and 

thermostats appear to have been upgraded with the same Honeywell system used in the Russell 

apartment complex. 

 

Cooling and ventilation of this space is accomplished by two (2) separate DX fan coil units, each with their 

own associated outdoor condensing unit (both mounted on building east wall). It appears outside 

ventilation air serving the FCUs is received via a wall louver(s) at the east building wall; access was limited 

to visually confirm location and quantity of louver(s). Tenant space #1 (consisting of a main reception, 

offices, and an activity room with sliding divider) is served by a ceiling mounted fan coil unit, Carrier model 

No. 40AS-036, and has a three (3) ton cooling capability. This fan coil, ductwork, air terminals, and 

associated condensing unit appear to be original to the 1985 construction.  Tenant space #2 (consisting of 

a kitchen and a common area with dining tables) is served by a ceiling mounted fan coil unit; details on 

the specific FCU and condenser ratings have not been located.  Controls are Johnson Controls / York; a 3 

ton cooling capacity is assumed for this unit. It is believed this unit and its associated condensing unit, 

ductwork, and air terminals have been replaced and are not original to the 1985 construction. Controls 

for these units are local wall mounted programmable thermostats. 

 

An exhaust fan system exists at the tenant space #2 kitchen area. The fan is manually operated by the 

user via a hood-mounted switch and is serving the kitchen cooking range. 

 

CONDITION  

HVAC equipment identified within this report is primarily original to the building and at the end of its 

serviceable life and should be repaired or replaced.  The sizing of most of the auxiliary equipment appears 

to be adequate for its intended use, with the exception of the newly installed in-line HW pumps 
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(maintenance staff has expressed concerns the units are undersized). The sizing of the heating system and 

the components within the boiler room appear to be inadequate. 

 

Plans for the replacement of older equipment, particularly the six (6) boilers and the components 

associated with the boilers.  The two (2) in-line pumps should be analyzed and tested to ensure they are 

working as designed. If flow rates are inadequate, the pumps should be replaced with appropriately sized 

units.  Any remaining older system controls in the building complex should be upgraded. All new 

mechanical equipment would come with a factory standalone DDC control system. 

 

RECOMMENDED REPAIRS & MAINTENANCE 

 

THE RUSSELL BUILDING: 

1. A plan should be developed to replace the six (6) boilers located in the first floor mechanical room 

of the building as these have reached the end of their useful life. These boilers will be replaced with 

two (2) (highest efficiency available) gas fired boilers. Each boiler will be sized to provide 75% of 

the building total heating load and units would operate in a lead/lag fashion, unless full load is 

required resulting in both unit operation. There is no recommended alternative other than 

replacement. The existing six (6) boilers are no longer manufactured and replacement parts cannot 

be located. These new boilers will have greater efficiency and control capability which will result 

in energy cost savings over their service lifetime.  In addition to operational cost savings, it is 

expected that maintenance costs will decrease as well. The existing 8” concrete pads are expected 

to be adequately sized and located to handle the new boiler footprint dimensions, code required 

clearances, and manufacturer’s recommended maintenance clearances.  

2. As a temporary measure, a manufacturer’s approved end fitting be placed on the existing boiler 

flue piping to prevent tripping of boilers during high wind events. 

3. Boiler combustion air intake and exhaust flue locations are recommended to be reviewed to ensure 

adequate code clearance exists between one another as well as other building openings. 

4. Within the first floor mechanical room exists one (1) air separator and two (2) ceiling mounted 

expansion tanks. Replacement of these non-powered hot water system units and all associated 

piping, connections, and accessories would aide in system performance.  Currently the water 

makeup line and expansion tanks share the same system connection into the top of the air 

separator. Removal of this shared connection is recommended.  The expansion tanks should have 

their own dedicated connection into the system main at a point between the air separator and the 

HW pump(s). The CW makeup connection to the air separator would remain.  

5. It is recommended that the finned tube within all corridors be replaced with full-length wall 

mounted panel radiators. The removal of the existing finned tube terminal units will free up 

corridor space.   

6. Perimeter fin tube radiation terminal units: If the building boiler system is upgraded to high 

efficiency condensing boilers, this will result in the average hot water hydronic system temperature 

to decrease, resulting in less heat output from the existing fin tube radiation units, if they are to 

remain. It is recommended these units be replaced with new appropriately sized units to ensure 

spaces are adequately heated. 

7. Building Unit Heaters: If the building boiler system is upgraded to high efficiency condensing boilers, 

this will result in the average hot water hydronic system temperature to decrease, resulting in less 

heat output from the existing unit heaters, if they are to remain. It is recommended these units be 

replaced with new appropriately sized unit heaters to provide adequate space heating in the new 

system. 

8. Replacement of powered hot water system equipment.  The two (2) in-line HW pumps are 

potentially undersized (maintenance staff has expressed concern they do not provide adequate 
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flow and system head) which results in HW system performance issues. It was communicated to 

STV that during peak heating load conditions both pumps must run simultaneously to provide 

adequate heating capacity to the building.  It is recommended that two new, appropriately sized 

(to full building heating load), base mounted end suction pumps with variable frequency drives be 

installed. These units would operate in a lead/lag fashion and be located on the existing 8” 

concrete pads. 

9. A plan should be developed to address air conditioning of the Russell apartment complex building 

spaces.  Currently, tenant spaces have either window mounted air conditioning units with local 

controls or no space cooling.  It is recommended the window mounted units be removed and all 

tenant spaces receive air conditioning (cooling) from a dedicated and appropriately sized VRF 

system. Indoor evaporator units would be wall mounted within tenant space(s) and the outdoor 

condensing unit(s) would be either roof mounted or located on site grade. This system will also 

have the ability to provide heating (if desired).  Each tenant space would have control over their 

space temperature.  Ventilation air would be provided by either existing operable windows 

through natural ventilation (IMC - section 402.2) or by ERV(s) (energy recovery ventilators) or 

evaporator unit(s) with wall knockouts and outside air louver(s) through mechanical ventilation 

(IMC – table 403.3.1.1). Routing of ductwork will be very difficult in the building due to extremely 

limited above ceiling space; roughly 6” of clear space exists.  This space also contains other trades’ 

existing piping, cable trays, and conduit which will require additional coordination and clash 

detection. In areas where no ceiling exists, substantial use of soffiting will be required to 

accommodate new ductwork. Design alternatives do exist for this VRF system, but based on 

observed existing building conditions the VRF systems use of relatively small diameter refrigerant 

piping will aide in this systems installation and implementation at the Russell Building Apartment 

Complex. 

10. The ceiling suspended fan coil unit located within the first floor maintenance room and its 

associated equipment, connections, and accessories should be replaced with a new system. The 

new system should either be replaced “in-kind” or as part of the new VRF/ERV system outlined 

above. 

11. A plan should be developed for inspection of all exhaust fans serving this building.  All fans and 

their associated ductwork, connections, accessories and controls should be inspected, cleaned, 

and/or replaced/repaired as needed. 

12. All new mechanical units should be provided with packaged standalone DDC control systems and 

all required accessories. 

 

The North Cambridge Senior Center: 

13. Perimeter fin tube radiation terminal units: If the building boiler system is upgraded to high 

efficiency condensing boilers, the average hot water hydronic system temperature will decrease, 

resulting in less heat output from the existing fin tube radiation units, if they are to remain. It is 

recommended these units be replaced with new appropriately sized units to ensure spaces are 

adequately heated. 

14. Entrance Vestibule Cabinet Unit Heater: If the building boiler system is upgraded to high efficiency 

condensing boilers, the average hot water hydronic system temperature will decrease, resulting in 

less heat output from the existing entrance vestibule cabinet unit heater, if it remains. It is 

recommended this unit be replaced with a new appropriately sized unit to ensure the space is 

adequately heated. 

15. A plan should be developed to address air conditioning of the North Cambridge Senior Center.  

Currently, ventilation and air conditioning of spaces is provided by two (2) DX fan coil units (FCU-

1 and FCU-2) and two (2) associated condenser units with ventilation air coming through building 

east wall exterior louver(s).  Both units are controlled by wall mounted programmable 
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thermostats, FCU-1 serves tenant space #1 and FCU-2 serves tenant space #2. Replace FCU-1 & 

FCU-2 entirely with a new dedicated VRF/ERV system which would provide space ventilation, 

cooling, and supplemental heating.   

16. A plan should be developed for inspection of all exhaust fans serving this space.  All fans and their 

associated ductwork, connections, accessories, and controls should be inspected and replaced (in- 

kind)/repaired/cleaned as needed. 

17. All new mechanical units should be provided with packaged standalone DDC control systems and 

all required accessories. 

 

3.3  BUILDING ELECTRICAL  

 

Building Power 

 

DESCRIPTION  

The incoming electric service from is a 120/208 Volt feed provided by one (1) 500 KVA pad mounted 

service transformer located on the southeastern end of the parking lot. The service feeds the switchgear 

located in the electric room on the ground floor in the southeastern corner of the building. The switchgear 

consists of five (5) Federal Pacific switchboards with 3 main breakers and 13 sub breakers feeding the 

tenant floors, public areas, and public facilities. One utility meter connected to the switchboard services 

the public areas and public facilities, one utility meter connected to the switchboard services the fire 

pump, and one utility electric meter bank services each tenant floor.  

 

The tenant floors are provided power through a main breaker for each floor located on the building 

switchgear. That breaker feeds a utility meter bank in each floors electric room located near the stairwell 

on the northwest end of the building. Each meter houses two (2) 70 amp breakers that are fed from a 

Federal Pacific Enclosure to the left of the meter bank. Each meter bank houses an individual meter for 

each tenant space that feeds a 125A Federal Pacific Stab-Lok 24 pole 120/240V single phase 3 wire panel 

within the tenant space. Each panel is filled with 10-20 amp breakers with 2 interlocked 50 amp breakers 

for the oven/range. Of those 10-20 amp breakers 7 are being used and 3 are available as spares.  

 

The emergency electric system is provided by a 125KW 120/208V Kohler Generator located in the 

southwestern corner of the building parking lot. The generator feeds the fire pump controller in the 

mechanical room through a 800A breaker, the emergency power ATS in the ground floor 2 hour fire rated 

closet through a 200A breaker, and the standby power ATS located in the ground floor trash room through 

a 150A breaker.   

 

Within the tenants space there are multiple receptacles located at 24” on center above finished floor on 

each wall throughout each room. Within the kitchen there are 2 GFI receptacles mounted at 

approximately 6” on center above the existing countertop. Also within the kitchen is a receptacles at 

approximately 44” on center above finished floor provided assumedly for home phone power. Within the 

bathroom there is 1 GFI receptacles located approximately 9” above the bathroom vanity. Within the 

public spaces there are adequate convenience receptacles spaced accordingly for adequate coverage.  

 

The North Cambridge Senior Center is fed via the same building service as the Russell Building. Within the 

Senior Center space is a utility meter which feeds the existing 100 amp panel. This panel feeds all of the 

lighting and power within the Senior Center. All receptacles are 18-24” on center above finished floor and 
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are spaced accordingly to provide adequate coverage throughout the space. Within the kitchen space 

there are 5 receptacles above the countertop along with receptacles for the refrigerator and range/oven.   

 

CONDITION  

The building electrical equipment including the service switchboards, meters, enclosures, disconnects and 

breakers within The Russell Building and the North Cambridge Senior Center appear in working and 

acceptable condition given they are installed in the late 1980’s. While the condition of the existing 

equipment is in good working order, given the recommendation by the HVAC designer to make the 

addition of Air Conditioning to the Russell Building, the switchboards will need to be upgraded to 

accommodate the additional load. Currently the Mechanical Equipment on the Switchboard is fed via a 

600 amp breaker which feeds multiple subpanels. Given the estimated load of the new air conditioning 

equipment to be approximately 500A, the switchboard and a panel will need to be added/upgraded to 

meet the demand of the additional units.  

 

Also note that while the current electrical room that houses the switchboards is large enough for the 

existing equipment, there can be no guarantee that the upgraded/added equipment for the air 

conditioning can be added to this room. An expansion or reworking of the room may be required to house 

the additional equipment.  

 

The condition of the panels installed within the tenant space like the rest of the electrical equipment 

appears in in working and acceptable condition. Where these panels differ from the rest of the Federal 

Pacific equipment is that this equipment has been the subject of an investigation by the Consumer Product 

Safety Commission and a series of third party tests. Through this testing it was discovered that 1 in 4 

Federal Pacific Stab Lok breakers are defective and will not properly trip in a case where it should. This 

can result in damage to the breaker/panel which can result in a fire. Given this information it is 

recommended that all 51 tenant panels be replaced with new 125 amp panels with new feeders back to 

the meter. Along with upgrading the panel, each meter enclosure for each tenant space houses Stab Lok 

breakers as well. So along with the panels, the meter enclosures and breakers will all need to be upgraded 

as well. The meters appear to be owned by the utility company and don’t appear to need upgrading. This 

effort should be undertaken as soon as possible. There is no way to know without inspecting each panel 

and breaker if there is any risk for fire in the immediate future so the risk for damage or a fire will always 

be possible.  

 

The generator, ATS’s and emergency and standby panels were all installed in 2006 and all appear in good 

working condition. There have been no known issues during the exercising of the generator and there is 

no reason to believe there are any issues with the operation of the existing generator. The two issues of 

particular note is the accessibility to the generator’s main breaker to the fire pump controller. There is no 

direct access to this breaker due to the fence enclosing the generator. The 800A breaker is located on the 

southeastern face of the generator which the opening on the fence does not provide proper access to. An 

expansion of the fences opening to the southeast would be recommended. There is space to do so and 

should not result in any major alterations to the fences design. The second issue is the need for bollards 

on the North and Northwestern faces of the generator. The current fence does not provide adequate 

protection in the case of a motor vehicle collision and given the current damage to the fence already, the 

addition of removable bollards surrounding the generator is recommended. This recommendation is 

based on a code requirement that adequate protection is required to protect all electrical equipment from 

damage and or vehicular traffic. Based on the ALTA Survey there is space for the bollards and a parking 

space will not be eliminated. 
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Within the tenant spaces all existing receptacles appear to be in acceptable working order and are 

operating as required. Within the bedroom, bathroom, living room, and entry way there are an adequate 

amount of receptacles, which are spaced out to provide good coverage throughout the rooms. The only 

area that could require additional receptacles is above the countertops in the kitchen where one 

additional GFI receptacle should be added to provide enough power on the kitchen counters. Within the 

public spaces and the North Cambridge Senior Center there is no immediate need for additional 

receptacles at this time.   

 

For future general power requirements within the tenant spaces it is recommended that a junction be 

placed above the doorframe of each of the tenants doors to the hallways. This junction box would be 

circuited back to the tenants panel and would be used to accommodate a door opener if required based 

on the tenant’s needs. Also, a junction box should be located in the proximity of where a tenant’s bed 

would normally reside to provide power to a bed shaker, should a tenant require one. This junction box 

would be circuited back to a new relay box within each floor’s electric room. The relay box would be 

powered by Panel EP on the ground floor and the low voltage would be hardwired back to the Fire Alarm 

Control Panel. This way in a fire alarm situation, the relay will power the bed shaker in each tenants space, 

if they have one, to alert them to the alarm event.  

 

RECOMMENDED REPAIRS & MAINTENANCE 

1. Perform preventative maintenance on the entire electrical system. This is simply a preventative 

maintenance item and can be done at the CHA’s convenience. The sooner it is done the better since 

it could prevent issues that could affect the systems performance in the near future. The preventive 

maintenance should encompass infrared testing and dusting and cleaning of the following 

equipment: 

Switchgear: Enclosures, connectors and conductors. (Provided installing new switchboards is 

not undertaken) 

Circuit Breakers: Insulation, contacts, arc interrupters, operating mechanism and auxiliary 

devices. (This does not include the panels within the tenant spaces. These panels and breakers 

require replacement.) 

Disconnect Switches: Insulation, contacts, arc interrupters, operating mechanism and auxiliary 

devices. 

Cables and Buses: Insulation and polarization. 

Surge Arrestors: Clean and inspect for damage and deterioration. 

Protective relays: Testing, cleaning and inspection. 

Electric Motors: Testing and inspection. 

2. Based on the results of the infrared testing and inspection of the existing equipment, replacement 

of breakers, contacts, relays, and conductors should be undertaken to ensure a reliable operating 

system for the future. 

3. Upgrade/replacement of the existing switchgear to accommodate the additional load of the 

recommended Air Conditioning equipment. The estimated electrical load of the additional 

equipment is 500A but depending on the efficiency of the chosen equipment this could change. 

(This recommendation is based upon the addition of the air conditioning load to the building and 

if the electrical load is significantly lower or not undertaken at all, then this upgrade may not be 

required.) 

4. In conjunction with the upgrade of the switchgear a new underground service will be required to 

handle the additional load. This will include underground feeders from the utility company 

transformer, new conduit, and a new pad mounted transformer. The utility company typically will 

install the transformer and primary feeders at minimal cost to the customer, but the CHA should 
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be prepared for potential back charges. The CHA would be responsible for the installation of the 

secondary feeders from the transformer. 

5. Removal and upgrade of the existing panels within all of the tenant spaces with new 125 amp 

120/240V panels and a new feeder back the corresponding utility meter on the floors electric 

room.  

6. Removal and upgrade of the existing meter enclosures and breakers feeding all tenant spaces. The 

existing meter appears to be owned by the utility company.  

7. Extension of the opening to the fence surrounding the generator to the southeast to provide access 

to the 800A breaker on the southeast side of the generator.  

8. The installation of removable bollards on the north and northwestern faces of the generator to 

provide the needed protection from motor vehicle collisions. 

9. Removal of all items being stored within all electric and emergency power rooms. A minimum 

clearance of 36”must be maintained at all times in front of all electrical equipment.  

10. Install a 120 volt junction box located above each doorway into each tenant’s space. The junction 

boxes would then be circuited into the corresponding tenant’s electric panel. The junction box 

would be used, if required, to power a tenant’s door opener. 

11. Install a 12 pole relay box within each floors electrical room. Power for the relay box will come 

Panel EP on the ground floor. Each relay will have two connections and one relay will be used per 

tenant bedroom. The communication connection will be hardwired to the Fire Alarm Control Panel 

currently in the Building Manager’s office on the Ground Floor. The power site of the relay will be 

circuited to a 120v junction box installed within each tenant’s bedroom. This setup will, in the case 

of a fire alarm emergency, provide power to the bed shaker within a tenant’s bedroom, if they 

have one, to alert them to an emergency situation. Given that the Fire Alarm Control Panel was 

not opened, an inspection would have to be done to determine there are enough connection points 

to provide this type of system. 

 

Building Lighting 

 

DESCRIPTION 

The light fixtures within the hallways and public spaces were all recently replaced with energy efficient 

LED fixtures that included occupancy sensors and appear to include battery backup. The area of most 

concern was the gathering room on the south side of the building. This area had minimal lighting and did 

not meet the lighting requirements for that space. Within the tenant spaces, including the North 

Cambridge Senior Center, older incandescent and fluorescent technology is being used. While the 

lighting is adequate, energy consumption could be reduced by upgrading to LED fixtures. 

 

The exterior of the building, like the interior, had been replaced with new LED fixtures recently. Through 

interviews with the CHA and the tenants, it was found that most of the lighting is adequate throughout 

the site; the area of the most lighting concern was the accessibility ramp and the driveway located 

underneath the building. This lighting, according to these interviews, is not adequate and should be 

inspected to be upgraded.  

 

CONDITION  

Within the public spaces the locations that needed light the most were the areas meant for 

congregation of the tenants. The main area of concern would be the gathering room on the south side 

of the building. This space had almost no lighting aside from the hallway lighting leading into the space, 

and the windows on the exterior walls. Additional lighting is required to bring this space up to the 

required lighting levels. Additional lighting and upgrades should be undertaken within all of the 

electrical and mechanical rooms as well as the trash rooms.  
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While the condition of the existing lighting fixtures within the tenant spaces is adequate and are 

operating as required, the upgrade to LED fixtures would present an opportunity to save energy. The 

recommendation would be to replace in kind all existing fixtures with new LED fixtures throughout all of 

the tenant spaces. The only locations where additional light within the tenant space is necessary are 

above the tubs and showers. An additional recessed LED fixture should be installed to provide additional 

lighting while bathing and getting in and out of the tub.  

 

Within the North Cambridge Senior Center old incandescent and fluorescent fixtures, while in adequate 

condition, should be replaced with new LED fixtures. This could be done by replacing the bulbs with LED 

retrofit bulbs or replacing the entire fixture in kind with an LED fixture. Given that this effort has already 

been undertaken within the apartment building, it would be recommended that LED retrofit bulbs be 

utilized to reduce energy consumption and construction cost.  

 

On the exterior of the building, like the interior, all of the fixture have been upgraded to LED fixtures. 

The only area of concern was the ramp and driveway underneath the building. These areas were the 

only exterior areas with complaints and as such additional lighting or higher output fixtures should be 

installed to provide more light.  

 

 

RECOMMENDED REPAIRS & MAINTENANCE 

12. Install additional LED lighting to the current congregation space on the south side of the first floor. 

Include battery backup and occupancy sensors.  

13. Upgrade all lighting within the mechanical spaces, electrical spaces and trash room to LED and 

provide additional light to meet the code requirements. 

14. Upgrade all bulbs within the North Cambridge Senior Center to LED bulbs. Where LED bulbs are 

not possible replace the fixtures in kind with LED fixtures.  

15. Upgrade all fixtures within the tenant spaces to LED fixtures.  

16. Install an additional LED fixture above the tub in each tenant space to provide more lighting. 

17. Install additional fixtures or upgrade to higher output fixtures on the ramp and above the driveway 

on the exterior of the building.  

 

Building Communications & Security 

 

DESCRIPTION 

The building is equipped with telephone service. The telephone back board is located in the ground floor 

electric room and appears to be an older analog system. It should also be noted that there is a phone line 

for the City of Cambridge located in the community room. This line is used during elections for polling 

purposes. As such, this line must be maintained in working order throughout any construction and must 

remain in its current location. During the visit, cell phone reception on the Verizon Wireless network was 

adequate and both calls and emails were able to sent and received throughout the building. As Verizon 

was the only network that our team uses, reception for other networks are unknown.  

 

The building is equipped with cameras at the main entrances, a key fob system for building access, and a 

manual tumbler lock system with a deadbolt at each tenant’s doorway. In addition, the main door has an 

audible alarm that activates after the main door has been propped for a certain period of time. This is 

meant to deter tenants from propping the front door ajar to let non tenants in the building.  

 

CONDITION  



Page | 31 

 

In general, the telephone system should be updated but is not being recommended. There have been no 

complaints about the service and it appears to be working properly. 

 

The condition of the existing security equipment is all in working order and seems to be functioning as it 

should, but there are certain upgrades that should be undertaken. After interviews with the tenants and 

talking with the CHA, certain situations, such as doors being propped open, need to be addressed to keep 

the security of the building intact.  

 

RECOMMENDED REPAIRS & MAINTENANCE 

18. Upgrading all existing cameras and adding additional cameras to cover all exterior doorways. In 

a case where there are “non-tenants” entering the building due to tenants leaving the door 

propped open, additional cameras and upgrading the current cameras will allow the CHA to verify 

who is entering the building and who is propping the doors open. There are currently no cameras 

at certain exterior doorways so adding some to fill in the gaps will be valuable.  

19. Upgrading the door alarm system to alert maintenance staff and or the building manager to a 

door being left open. This system could monitor how long the door is open and when it is determine 

that the door has been open for an extended period of time it would sound an audible alarm at 

the doorway. After another period of time, which can be set by the user, the system would dial a 

predetermined phone number to alert the proper staff that the door has been left open. This 

system would work in conjunction with the cameras such that when a door is opened or motion is 

sensed it would activate the cameras to record the door being opened.  

20. Upgrading all doors classified for emergency to be connected the fire alarm system. Currently any 

doorways that are classified for use only during an emergency only activate a local alarm. By 

adding a hardwire back to the fire alarm control panel it works in two ways. It will deter any 

residents from opening the door for a moment to let someone in because the entire building alarm 

system will activate and also provide a better method for alerting the building in the case of an 

actual emergency. These doors would also have a camera to show the person opening the door to 

provide security in the case of someone opening during a non-emergency situation.  

 

3.4 BUILDING, SITE, FIRE AND LIFE SAFETY 

 

DESCRIPTION 

The property is protected by a multiple zone Fire Alarm Control Panel, hard wired smoke and heat 

detectors, fire extinguishers, pull stations, illuminated exit lights, life safety lighting powered from the 

emergency generator, speaker/light signaling devices, and a partial coverage, wet sprinkler system with 

check valves and flow switches. Within the tenant spaces all smoke detectors are local while any devices 

within the public spaces are hardwired back to the Fire Alarm Control Panel. To provide life safety and 

standby power to the building a 125kw diesel fire generator is installed on site. This provides power to 

the Fire Alarm Control System, Fire Pump Controller, the existing elevator, and life safety lighting and 

standby power to mechanical system within the building during a power emergency. 

 
A six inch fire service is fed from the city water main to the building.  The six inch service serving the 

building is protected by a double check valve backflow preventer and feeds the fire pump in the 

mechanical room. The shut off valves on either side of the backflow preventer are provided with tamper 

switches to prevent unauthorized operation. The fire pump was noted to be a 40 horse power Lincoln fire 

pump, 200/400 volt, 3 phase 115 amperes.  The fire pump is supplemented by a jockey pump. The name 

plate on this pump was damaged and could not be read, but the jockey pump is in good condition. The 

shut off valves associated with the fire and jockey pumps were provided with tamper switches to prevent 
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unauthorized operation. The fire service from the pump discharge flows to an Automatic Sprinkler 6 inch 

alarm valve model 353.  The pressure gauge on the alarm valve indicated 125 psig. There was one butterfly 

valve on the discharge from the fire sprinkler line that was fitted with a chain and padlock and did not 

appear to have a tamper switch. There was one gate valve also on the sprinkler discharge line that did not 

appear to have a tamper switch. The sprinkler system within the building currently covers the mechanical 

room, the trash room and trash chute. The fire service also feeds two standpipes, one 4 inch riser located 

in each stairwell. The gauge at the top of the standpipe in the stairwell read just under 125 psig.   One fire 

department “siamese” connection is located on the west wall of the community center adjacent to the 

driveway. The fire pump test connection is located adjacent to the fire department connection. The fire 

sprinkler alarm and test connections are located in the rear of the building just outside of the mechanical 

room. The fire pump control panel is located on the south wall of the mechanical room. The sprinkler 

system and fire alarm system are tested annually. The fire pump test report indicated that the pump has 

passed the test. The testing company noted that the fire pump base was rotted and that shaft guards are 

required. They also noted that the relief to the drain should be piped, cased and replaced, and the fire 

pump and bearings should be repacked. 

 

CONDITION  

With a new fire alarm control system installed in 2008 all fire alarm components seemed to be in good 

operational condition. There don’t appear to be any code violations or operational issues with the 

current system. The emergency power system appears to cover all of the necessary equipment and does 

not require any modifications at this time.  

 

The fire pump impeller housing was heavily corroded with rust and scale. Future consideration to 

replace the impeller housing should be considered.    

 

RECOMMENDED REPAIRS & MAINTENANCE 

1. The fire protection control valves that lack tamper switches, should be provided with tamper 

switches in accordance with current codes. 

2. The fire pump impeller housing and base should be replaced. Shaft guards should be provided. 

The relief valve discharge should be piped to a drain, and the pump bearings should be repacked. 

3. If 50% of the building is to be renovated, install full fire protection system throughout. 

4. Continued exercising of the generator to ensure its operational capability. 

5. Continued testing of the fire protection equipment to ensure its operational capability. 

 

3.5 BUILDING STRUCTURES 

 

DESCRIPTION 

The Russell apartment building is a 6-story building constructed with 8” deep precast hollow core planks 

sitting over reinforced concrete masonry unit (CMU) walls, which are reinforced load bearing walls 

supported with concrete foundation walls. All transverse reinforced CMU walls, spaced about 23’-4” apart 

and parallel to each other, together with portions of corridor walls and all stairwells along longitudinal 

direction, provide lateral resistance for either wind or seismic loads. Concrete beams on floors are 

provided wherever the loading demand is large, such as the second floor which cantilevers over recessed 

walls on the first floor.      

 
CONDITION  

The overall condition of the building structural system is very good. Some cracks were observed on 

exterior walls either near the corner of windows or doors on the first floor where walls support the 
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cantilever slab of second floor. The cracks near window corners are likely due to shrinkage of EIFS 

finishes. Cracks at door corners are likely due to large forces from the cantilever slab of the second floor 

onto the recessed walls. None of visible cracks indicate any settlement issues.  

 

RECOMMENDED REPAIRS & MAINTENANCE 

1. We recommend no immediate repair but periodic monitoring of the building. Any new cracks or 

enlargement of existing cracks shall be reported to CHA immediately and shall call for another 

structural review.  

 

4.0 CODE VIOLATIONS 

 

DESCRIPTION  

While the equipment condition appears to be good, special consideration needs to be taken within the 

walls of the electrical rooms on each floor. The current conditions within the electrical rooms do not 

meet the existing NEC code requirements which says that there must be a minimum of 36” working 

clearance from the front of the equipment to the adjacent wall. The current distance to the adjacent 

wall is 32” and, without the addition of double doors, there is no way to make the swing of the electrical 

room doors code compliant.  

 

The fire rated closet and the electrical room on the ground floor do not adhere to code compliance 

either. Their current function to serve as an electrical room and storage closet for maintenance items 

poses a potential safety risk to the function of the equipment the room is intended for. According to the 

NEC there must be a minimum of a three foot (3’) working clearance in front of all service or emergency 

electrical equipment. In the main electrical room, the main breaker and all of the sub breakers going to 

each floor were not accessible due to the buildup of storage items in the way. The fire rated closet was 

not safely acceptable due to the buildup of storage items. These storage items should be moved to a 

proper storage location so to not impede the safe operation of the electrical equipment in these rooms. 

 

RECOMMENDATIONS 

1. Provide double doors leading into the electrical room on each tenant floor. These doors should 

swing outward into the hallway.  
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5.0 MATRIX 

 

RECOMMENDATION MATRIX 

 



Projected Cost Rating Rank

1.3 Landscaping and Site Amentities 

1 Patching asphalt (Minor Pothole repair) $600 2

2 Seal pavement cracks $9,200 2

3 Repair fencing gate for generator enclosure $1,400 1

4 Place bollards for generator fencing $2,160 0

5 Place bollards for ramp adjacent to building $1,440 0

2.2 Walls

1 Replace sealant within control joints at all brick walls $40,000 1

2 Repair cracks and replace control joint sealant $12,000 1

3 Recoat the EIFS $107,640 3

2.3 Windows

1 Replace fixed lights with vinyl clad wood units $165,240 1

2.4 Roofing

1 Replace roof $420,000 2

2.5 Elevators and Stairways

1 Refurbish elevator $22,500 1

2 Replace elevator cab finishes $12,500 1

3 Infill guardrail and add handrail on inside side of stair $1,200 0

2.6 Interior Finishes and Components

1 Add a monitor for spreading information $5,000 0

2 Expand the lounge/waiting area and move the Management Office to the library.
$51,000 0

3 Replace the flooring in the community room with resilient flooring throughout
$50,000 0

4 Repaint the first floor $20,000 1

5 Replace ceiling and floor materials where worn $87,000 1

6 Add furniture, window treatment, plants and pictures to first floor $12,000 1

7 Replace any door knobs that remain with lever handles $800 1

8 Add door and wall at 2nd fl common area to create Tenant Council Office $19,500 1

9

Provide the door in the glass wall on the third floor with a magnetic hold open tied to 

the fire alarm so that it will close in case of an event
$1,350 1

10 Replace all acoustical tile in the corridors $54,000 1

11 Repaint the corridors, including unit doors and frames $55,000 1

12 Replace the carpet in the corridors with resilient flooring $120,000 1

13

Replace the small triangular counter below the window at the alcove of each 

apartment door
$9,180 1

14

Relocate the overhead operator for the trash room from the corridor side to the room 

side
$36,000 1

15

Replace doors to the electrical closets with ourswinging rated 24" wide doors (if 

electrical work is done in the closets).
$32,500 1

16

Remove and replace all kitchen appliances, including the addition of the a light with the 

recirculating hood and larger refrigerators
$418,200 1

17

Remove and replace all kitchen countertops and cabinets. Include a pantry type 

cabinet.
$680,000 1

18 Remove and replace all kitchen flooring down to the substrate $187,000 1

19 Replace 3.5 gpf toilets with low flow models at a comfortable height in the bathrooms
$132,000 1

20 Replace the bathtubs with showers. $122,400 1

21 Replace floor tile in bathrooms $61,200 3

22 Install grab bars in all baths $70,380 1

23 Replace wall  tile in bathrooms $142,800 1

24 Replace lavatories with water conserving models with paddles $52,250 1

25 Repaint units throughout $225,000 1

27

Build a separate room to store items if space allows during the renovation of the 

mechancial room.
$62,500 1

28 Build an automatic transfer switch room $59,375 1

30 Replace acoustical ceiling tile where MEP work occurs $36,000 1

3.1 Plumbing 

1 Replace Sanitary Piping $162,500 1

Recommended Repairs & Maintenance



Projected Cost Rating RankRecommended Repairs & Maintenance

2 Replace Domestic Piping $151,250 1

3.2 HVAC

The Russell Building

1 Replace the 6 boilers with 2 high efficiency gas fired condensing boilers $275,000 1

2 Provide a manufacturer's approved end fitting on the existing boiler flue piping
$2,400 0

4

Replace air separator and two ceiling mounted expansion tanks. Replace all associated 

piping, connections and accessories
See 3.2.1 1

5

Inspect, clean, repair and paint the building perimeter fin tube radiation terminal units.  

Replace Thermostats with Programmable units.
$105,000 0

6 Replace the finned tube in all corridors with full-length wall mounted panel radiators
$75,000 1

7 Replace all perimeter fin tube radiation terminal units (if the boilers are replaced).
$280,000 1

8 Inspect, clean, repair and paint unit heaters $17,500 1

9 Replace unit heaters (if the boilers are replaced) $40,000 1

10

Replace the two powered in-line HW pumps with base mounted end-suction pumps 

with variable frequency drives
$35,000 2

11 Install VRF system and remove window A/C units. $1,890,000 0

12

Replace ceiling suspended fan coil unit and all associated equipment, connections and 

accessories in first floor maintenance room with new system

$37,000 1

13

Inspect, clean and repair all fans and their associated ductwork, connections, 

accessories and controls
$206,250 1

The North Cambridge Senior Center 1

15 Inspect, clean repair and paint the building perimeter fin tube radiation terminal units.
$26,250 1

16 Replace all perimeter fin tube radiation terminal units (if the boilers are replaced).
$70,000 1

17

Inspect, clean, repair and paint cabinet unit heater in senior center entrance vestibule. 

Controls and associated control valve should be inspected and replaced if necessary.

$3,500 1

18 Replace the cabinet unit heater in the entrance vestibule (if the boilers are replaced).
$15,000 1

19a

Replace fan coil unit #1, inspect and clean fan coil unit #2 and all associated piping, 

ductwork, insulation, air terminals, connections and accessories
$40,000 1

19b Replace fan coil #1 and #2 with a new VRF/ERV system $210,000 1

20

Inspect, clean and repair all fans and their associated ductwork, connections, 

accessories and controls
$7,900.00 1

3.3 Building Electrical

Building Power

1

Infrared test, dust and clean switchgears, circuit breakers, disconnect switches, cables 

and buses, surge arrestors, protective relays, electric motors
$30,000 0

2 Replace breakers, contacts, relays and conductors $15,000 2

3

Upgrade the existing switchgear to accommodate the additional load of A/C 

equipment
$150,000 2

4

Upgrade the underground service including underground feeders from the utility 

company, transformer, new conduit and a new pad mounted transformer

$32,000 2

5

Upgrade the existing panels within all tenant spaces with new 125 amp 120/240V 

panels
$250,000 0

6 Upgrade the existing meter enclosures and breakers feeding all tenant spaces
$102,000 2

7 Extend the fence surrounding the generator to the southeast side See 1.3.3 0

8 Install removable bollards on the north and northwest sides of the generator See 1.3.4 0

10 Install a 120V junction box located above each doorway into each tenant's space
$58,300 0

11

Install a 12 pole relay box within each floor's electrical room and install a 120V junction 

box in each tenant's bedroom
$48,000 0



Projected Cost Rating RankRecommended Repairs & Maintenance

Building Lighting

12

Install additional LED lighting to the current congregation space on the south side of 

the first floor, including battery backup and occupancy sensors
$17,500 0

13

Upgrade all lighting within the mechanical spaces, electrical spaces, and trash room to 

LED and provide additioanl light to meet code
$31,000 2

14

Upgrade all bulbs within the North Cambridge Senior Center to LED bulbs. Where LED 

bulbs are not possible, replace in kind with LED fixtures
$4,000 1

15 Upgrade all fixtures within the tenant spaces to LED fixtures $180,000 1

16 Install an additional LED fixture above the tub in each tenant space $38,250 0

17

Install additional fixtures or upgrade to higher output fixtures on the ramp and above 

the driveway on the exterior of the building
$24,000 2

Building Communications and Security

18

Upgrade the existing cameras and provide additional cameras to cover all exterior 

doorways
$40,000 1

19

Upgrade the door alarm system to alert maintenance staff and or the building 

manager to a door being left open
$32,000 0

20 Upgrade all doors classified for emergency to be connected to the fire alarm system
$10,000 0

3.4 Building Site, Fire and Life Safety

1 Provide the fire protection control valves with tamper switches $12,000 0

2 Replace the fire pump impeller unit $22,000 1

4.0 Code Violations (requiring attention if work is performed)

1

Provide double doors leading into the electrical room on each tenant floor. The doors 

should swing outward into the hallway
See 2.6.15 0

TOTAL: $8,343,915.00

Rating Range

4 = Excellent

3 = Good

2 = Fair

1 = Poor

0=N/A

Note: 1. The underlying values are not 

rounded, therefore, the total will differ from 

the sum of the added, rounded values.

2. The costs include all work done in the next 

5 years.



E X E C U T I V E   S U M M A R Y

IMMEDIATE REPAIRS & REPLACEMENT RESERVES TABLE
Property Name:  CHA Russell Apartments Property Type:  Apartments

Address:  2050 Massachusetts Ave. No. of units or residents:  59

City and State:  Cambridge, MA Square feet:  43,864

Report Date:  October 3, 2016

Section Condition Total Cost

# Section Name Section Description Excellent Good Fair Poor N/A Over 20 yrs

SITE CONDITIONS

1.3.1
Landscaping and Site 

Amentities
Repave, stripe and seal driveway

X $110,055

1.3.2
Landscaping and Site 

Amentities

Replace fencing and gate for generator 

enclosure X $10,020

1.3.3
Landscaping and Site 

Amentities
Place bollards for generator fencing

X $2,160

1.3.4
Landscaping and Site 

Amentities

Place bollards for ramp adjacent to 

building X $1,440

BUILDING CONDITIONS

2.2.1 Walls
Replace sealant within control joints at all 

brick walls X $40,000

2.2.2 Walls
Repair cracks and replace control joint 

sealant X $12,000

2.2.3 Walls
Remove EIFS and replace with insulated 

metal panel system X $1,035,000

2.3.1 Windows
Replace fixed lights with vinyl clad wood 

units X $165,240

2.4.1 Roofing Replace roof X $420,000

2.5.1
Elevators and 

Stairways
Replace elevator 

X $470,000

2.5.6
Elevators and 

Stairways

Infill guardrail and add handrail on inside 

side of stair X $91,008

INTERIOR ELEMENTS

2.6.1
Interior Finishes and 

Components
Add a monitor for spreading information

X $10,000

2.6.2
Interior Finishes and 

Components

Expand the lounge/waiting area and move 

the Management Office to the library.
X $51,000

2.6.3
Interior Finishes and 

Components

Replace the flooring in the community 

room with resilient flooring throughout
X $50,000

2.6.4
Interior Finishes and 

Components
Repaint the first floor

X $40,000

2.6.5
Interior Finishes and 

Components

Replace ceiling and floor materials where 

worn X $174,000

2.6.6
Interior Finishes and 

Components

Add furniture, window treatment, plants 

and pictures to first floor X $24,000

2.6.8
Interior Finishes and 

Components

Replace any door knobs that remain with 

lever handles X $800

2.6.9
Interior Finishes and 

Components

Add door and wall at 2nd fl common area 

to create Tenant Council Office X $19,500

2.6.10
Interior Finishes and 

Components

Provide the door in the glass wall on the 

third floor with a magnetic hold open tied 

to the fire alarm so that it will close in 

case of an event X $1,350

2.6.12
Interior Finishes and 

Components
Replace all acoustical tile in the corridors

X $108,000

2.6.13
Interior Finishes and 

Components

Repaint the corridors, including unit doors 

and frames X $110,000

2.6.14
Interior Finishes and 

Components
Replace the carpet in the corridors

X $120,000

2.6.15
Interior Finishes and 

Components

Replace the small triangular counter 

below the window at the alcove of each 

apartment door X $9,180

2.6.16
Interior Finishes and 

Components

Relocate the overhead operator for the 

trash room from the corridor side to the 

room side X $72,000

2.6.17
Interior Finishes and 

Components

Replace doors to the electrical closets 

with ourswinging rated 24" wide doors (if 

electrical work is done in the closets).
X $32,500

2.6.18
Interior Finishes and 

Components

Remove and replace all kitchen 

appliances, including the addition of the a 

light with the recirculating hood and larger 

refrigerators X $836,400

2.6.19
Interior Finishes and 

Components

Remove and replace all kitchen 

countertops and cabinets. Include a 

pantry type cabinet. X $680,000

2.6.20
Interior Finishes and 

Components

Remove and replace all kitchen flooring 

down to the substrate X $187,000

2.6.21
Interior Finishes and 

Components

Replace 3.5 gpf toilets with low flow 

models at a comfortable height in the 

bathrooms X $132,000

2.6.22
Interior Finishes and 

Components
Replace the bathtubs with showers.

X $122,400

2.6.23
Interior Finishes and 

Components
Replace floor tile in bathrooms

X $61,200

2.6.24
Interior Finishes and 

Components
Install grab bars in all baths

X $70,380

2.6.25
Interior Finishes and 

Components
Replace wall  tile in bathrooms

X $142,800

2.6.26
Interior Finishes and 

Components

Replace lavatories with water conserving 

models with paddles X $52,250

2.6.27
Interior Finishes and 

Components
Repaint units throughout

X $450,000
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Property Name:  CHA Russell Apartments Property Type:  Apartments

Address:  2050 Massachusetts Ave. No. of units or residents:  59

City and State:  Cambridge, MA Square feet:  43,864

Report Date:  October 3, 2016

Section Condition Total Cost

# Section Name Section Description Excellent Good Fair Poor N/A Over 20 yrs

2.6.28
Interior Finishes and 

Components

Build a separate room to store items if 

space allows during the renovation of the 

mechancial room. X $62,500

2.6.29
Interior Finishes and 

Components
Build an automatic transfer switch room

X $59,375

2.6.30
Interior Finishes and 

Components

Replace acoustical ceiling tile where MEP 

work occurs X $72,000

BUILDING SYSTEMS 

3.1.1 Plumbing Replace Sanitary Piping 
X $162,500

3.1.2 Plumbing Replace Domestic Piping X $151,250

3.2.1 HVAC
Replace the 6 boilers with 2 high 

efficiency gas fired condensing boilers
X $550,000

3.2.2 HVAC
Provide a manufacturer's approved end 

fitting on the existing boiler flue piping
X $4,800

3.2.4 HVAC

Replace air separator and two ceiling 

mounted expansion tanks. Replace all 

associated piping, connections and 

accessories X See 3.2.1

3.2.5 HVAC

Replace the finned tube in all corridors 

with full-length wall mounted panel 

radiators X $75,000

3.2.6 HVAC
Replace all perimeter fin tube radiation 

terminal units (if the boilers are replaced).
X $280,000

3.2.7 HVAC
Replace unit heaters (if the boilers are 

replaced) X $80,000

3.2.8 HVAC

Replace the two powered in-line HW 

pumps with base mounted end-suction 

pumps with variable frequency drives
X $70,000

3.2.9 HVAC
Install VRF system and remove window 

A/C units X $3,780,000

3.2.10 HVAC

Replace ceiling suspended fan coil unit 

and all associated equipment, 

connections and accessories in first floor 

maintenance room with new system
X $74,000

3.2.11 HVAC

Replace fans and controls.Test, clean 

and inspect their associated ductwork, 

connections, and accessories.
X $412,500

3.2.12 HVAC New DDC system X $500,000

3.2.13 HVAC
Replace all perimeter fin tube radiation 

terminal units (if the boilers are replaced).
X $70,000

3.2.14 HVAC

Replace the cabinet unit heater in the 

entrance vestibule (if the boilers are 

replaced). X $30,000

3.2.15 HVAC
Replace fan coil #1 and #2 with a new 

VRF/ERV system X $420,000

3.2.16 HVAC

Inspect, clean and repair all fans and their 

associated ductwork, connections, 

accessories and controls
X $15,800

3.2.17 HVAC DDC controls senior center See 3.2.12

3.3.1 Electrical Power

Infrared test, dust and clean switchgears, 

circuit breakers, disconnect switches, 

cables and buses, surge arrestors, 

protective relays, electric motors
X $30,000

3.3.2 Electrical Power
Replace breakers, contacts, relays and 

conductors X $30,000

3.3.3 Electrical Power

Upgrade the existing switchgear to 

accommodate the additional load of A/C 

equipment X $150,000

3.3.4 Electrical Power

Upgrade the underground service 

including underground feeders from the 

utility company, transformer, new conduit 

and a new pad mounted transformer
X $32,000

3.3.5 Electrical Power

Upgrade the existing panels within all 

tenant spaces with new 125 amp 

120/240V panels X $500,000

3.3.6 Electrical Power
Upgrade the existing meter enclosures 

and breakers feeding all tenant spaces
X $204,000

3.3.7 Electrical Power
Extend the fence surrounding the 

generator to the southeast side X See 1.3.3

3.3.8 Electrical Power
Install removable bollards on the north 

and northwestern sides of the generator
X See 1.3.4

3.3.10 Electrical Power
Install a 120V junction box located above 

each doorway into each tenant's space
X $116,600

3.3.11 Electrical Power

Install a 12 pole relay box within each 

floor's electrical room and install a 120V 

junction box in each tenant's bedroom
X $96,000

2 of 3



Property Name:  CHA Russell Apartments Property Type:  Apartments
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# Section Name Section Description Excellent Good Fair Poor N/A Over 20 yrs

3.3.12 Electrical Lighting

Install additional LED lighting to the 

current congregation space on the south 

side of the first floor, including battery 

backup and occupancy sensors
X $35,000

3.3.13 Electrical Lighting

Upgrade all lighting within the mechanical 

spaces, electrical spaces, and trash room 

to LED and provide additioanl light to 

meet code X $62,000

3.3.14 Electrical Lighting

Upgrade all bulbs within the North 

Cambridge Senior Center to LED bulbs. 

Where LED bulbs are not possible, 

replace in kind with LED fixtures
X $8,000

3.3.15 Electrical Lighting
Upgrade all fixtures within the tenant 

spaces to LED fixtures X $360,000

3.3.16 Electrical Lighting
Install an additional LED fixture above the 

tub in each tenant space X $76,500

3.3.17 Electrical Lighting

Install additional fixtures or upgrade to 

higher output fixtures on the ramp and 

above the driveway on the exterior of the 

building X $48,000

3.3.18
Communications and 

Security

Upgrade the existing cameras and 

provide additional cameras to cover all 

exterior doorways X $80,000

3.3.19
Communications and 

Security

Upgrade the door alarm system to alert 

maintenance staff and or the building 

manager to a door being left open
X $64,000

3.3.20
Communications and 

Security

Upgrade all doors classified for 

emergency to be connected to the fire 

alarm system X $20,000

BUILDING SITE, FIRE AND LIFE SAFETY

3.4.1
Site, Fire and Life 

Safety

Provide the fire protection control valves 

with tamper switches X $12,000

3.4.2
Site, Fire and Life 

Safety
Replace the fire pump impeller unit

X $22,000

3.4.3
Site, Fire and Life 

Safety
Install fire protection system throughout

X $438,640

CODE VIOLATIONS

3.5.1 Code Violations

Provide double doors leading into the 

electrical room on each tenant floor. The 

doors should swing outward into the 

hallway X See 2.6.15

TOTALS: $15,168,148

Dollars PV Inflated

per sf/yr Dollars Dollars

Present Value of Replacement Reserves Cost Estimate $345.80 $15,168,148.00

Inflated Value of Replacement Reserves Cost Estimate $395.34 $17,341,248
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CAPITAL NEEDS WORKSHEET- 20 YEAR SCHEDULE- CHA RUSSELL APARTMENTS

CHA Russell Apartments

2050 Massachusetts Ave. 1 100% in 1 yr 4 25% ovr 4 yr 7 5% ovr 20 yr
Cambridge, MA 2 50% ovr 2 yr 5 20% ovr 5 yr
EBI Project # 4018233 3 33% ovr 3 yr 6 10% ovr 10 
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SITE CONDITIONS

1.3.1
Landscaping and 

Site Amentities
Repave, stripe and seal driveway 20 31 -11 2 667 165 SY $110,055 110,055 $110,055

1.3.2
Landscaping and 

Site Amentities

Replace fencing and gate for 

generator enclosure
20 10 10 1 60 167 LF $10,020 10,020 $10,020

1.3.3
Landscaping and 

Site Amentities

Place bollards for generator 

fencing
25 - - 1 3 720 Each $2,160 2,160 $2,160

1.3.4
Landscaping and 

Site Amentities

Place bollards for ramp adjacent to 

building
25 - - 1 2 720 Each $1,440 1,440 $1,440

BUILDING CONDITIONS

2.2.1 Walls
Replace sealant within control 

joints at all brick walls
25 31 -6 1 2,500 16 LF $40,000 40,000 $40,000

2.2.2 Walls
Repair cracks and replace control 

joint sealant
30 31 -1 1 500 24 LF $12,000 12,000 $12,000

2.2.3 Walls
Remove EIFS and replace with 

metal panels
25 31 -6 2 4,140 250 SF $1,035,000 1,035,000 $1,035,000

2.3.1 Windows
Replace fixed lights with vinyl clad 

wood units
20 31 -11 1 51 3240 Each $165,240 165,240 $165,240

2.4.1 Roofing Replace roof 25 31 -6 2 8,400 50 SF $420,000 420,000 $420,000

2.5.1
Elevators and 

Stairways
Replace elevator 20 31 -11 1 1 470000 LS $470,000 470,000 $470,000

2.5.6
Elevators and 

Stairways

Infill guardrail and add handrail on 

inside side of stair
25 - - 1 384 237 LF $91,008 91,008 $91,008

INTERIOR ELEMENTS

2.6.1
Interior Finishes and 

Components

Add a digital message 

board/monitor
15 - - 1 1 5000 Each $5,000 5,000 5,000 $10,000

2.6.2
Interior Finishes and 

Components

Expand the lounge/waiting area 

and move the Management Office 

to the library.

45 - - 1 300 170 SF $51,000 51,000 $51,000

2.6.3
Interior Finishes and 

Components

Replace the flooring in the 

community room with resilient 

flooring throughout

20 - - 1 250 200 SY $50,000 50,000 $50,000

2.6.4
Interior Finishes and 

Components
Repaint the first floor 10 31 -21 1 4,000 5 SF $20,000 20,000 20,000 $40,000

2.6.5
Interior Finishes and 

Components

Replace ceiling and floor materials 

where worn
10 31 -21 1 1 87000 LS $87,000 87,000 87,000 $174,000

2.6.6
Interior Finishes and 

Components

Add furniture, window treatment, 

plants and pictures to first floor
10 - - 2 1 12000 LS $12,000 12,000 12,000 $24,000

2.6.7
Interior Finishes and 

Components

Replace any door knobs that 

remain with lever handles
25 31 -6 1 10 80 Each $800 800 $800

2.6.8
Interior Finishes and 

Components

Add door and wall at 2nd fl 

common area to create Tenant 

Council Office

45 - - 1 1 19500 LS $19,500 19,500 $19,500

2.6.9
Interior Finishes and 

Components

Provide the door in the glass wall 

on the third floor with a magnetic 

hold open tied to the fire alarm so 

that it will close in case of an event

20 - - 1 1 1350 Each $1,350 1,350 $1,350

2.6.10
Interior Finishes and 

Components

Replace all acoustical tile in the 

corridors
15 31 -16 1 5,400 10 SF $54,000 54,000 54,000 $108,000

2.6.11
Interior Finishes and 

Components

Repaint the corridors, including unit 

doors and frames
10 31 -21 1 11,000 5 SF $55,000 55,000 55,000 $110,000

2.6.12
Interior Finishes and 

Components

Replace the carpet in the corridors 

with resilient flooring
20 31 -11 1 600 200 SY $120,000 120,000 $120,000

2.6.13
Interior Finishes and 

Components

Replace the small triangular 

counter below the window at the 

alcove of each apartment door

20 31 -11 1 51 180 Each $9,180 9,180 $9,180

2.6.14
Interior Finishes and 

Components

Relocate the overhead operator for 

the trash room from the corridor 

side to the room side

15 - - 1 1 36000 LS $36,000 36,000 36,000 $72,000

2.6.15
Interior Finishes and 

Components

Replace doors to the electrical 

closets with ourswinging rated 24" 

wide doors (if electrical work is 

done in the closets).

25 31 -6 1 5 6500 Each $32,500 32,500 $32,500

2.6.16
Interior Finishes and 

Components

Remove and replace all kitchen 

appliances, including the addition 

of the a light with the recirculating 

hood and larger refrigerators

15 31 -16 1 102 4100 Each $418,200 418,200 418,200 $836,400

2.6.17
Interior Finishes and 

Components

Remove and replace all kitchen 

countertops and cabinets. Include 

a pantry type cabinet.

25 31 -6 1 1 680000 LS $680,000 680,000 $680,000

2.6.18
Interior Finishes and 

Components

Remove and replace all kitchen 

flooring down to the substrate
20 31 -11 1 11,000 17 SF $187,000 187,000 $187,000

2.6.19
Interior Finishes and 

Components

Replace 3.5 gpf toilets with low 

flow models at a comfortable 

height in the bathrooms

25 31 -6 1 55 2400 Each $132,000 132,000 $132,000

2.6.20
Interior Finishes and 

Components

Replace the bathtubs with 

showers.
25 31 -6 1 51 2400 Each $122,400 122,400 $122,400

A
V

E
R

A
G

E
 L

IF
E

A
G

E
 N

O
W

R
E

M
A

IN
IN

G
 U

S
E

F
U

L
 

L
IF

E

Replacement Schedule Codes

1 of 4



CAPITAL NEEDS WORKSHEET- 20 YEAR SCHEDULE- CHA RUSSELL APARTMENTS

CHA Russell Apartments

2050 Massachusetts Ave. 1 100% in 1 yr 4 25% ovr 4 yr 7 5% ovr 20 yr
Cambridge, MA 2 50% ovr 2 yr 5 20% ovr 5 yr
EBI Project # 4018233 3 33% ovr 3 yr 6 10% ovr 10 

A  n  n  u  a  l   C  o  s  t  s

2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036

S
E

C
T

IO
N

 N
U

M
B

E
R

S
E

C
T

IO
N

 N
A

M
E

RECOMMENDED WORK R
/S

 T
Y

P
E

Q
U

A
N

T
IT

Y

U
N

IT
 C

O
S

T

U
N

IT
 D

E
S

C
R

IP
T

IO
N

E
S

T
IM

A
T

E
D

 C
O

S
T

Y
E

A
R

 1

Y
E

A
R

 2

Y
E

A
R

 3

Y
E

A
R

 4

Y
E

A
R

 5

Y
E

A
R

 6

Y
E

A
R

 7

Y
E

A
R

 8

Y
E

A
R

 9

Y
E

A
R

 1
0

Y
E

A
R

 1
1

Y
E

A
R

 1
2

Y
E

A
R

 1
3

Y
E

A
R

 1
4

Y
E

A
R

 1
5

Y
E

A
R

 1
6

Y
E

A
R

 1
7

Y
E

A
R

 1
8

Y
E

A
R

 1
9

Y
E

A
R

 2
0

T
O

T
A

L
 O

V
E

R
 T

H
E

 

T
E

R
M

A
V

E
R

A
G

E
 L

IF
E

A
G

E
 N

O
W

R
E

M
A

IN
IN

G
 U

S
E

F
U

L
 

L
IF

E

Replacement Schedule Codes

2.6.21
Interior Finishes and 

Components
Replace sheet vinyl in bathrooms 20 31 -11 1 3,600 17 SF $61,200 61,200 $61,200

2.6.22
Interior Finishes and 

Components
Install grab bars in all baths 25 - - 1 204 345 Each $70,380 70,380 $70,380

2.6.23
Interior Finishes and 

Components
Replace wall  tile in bathrooms 25 31 -6 2 8,400 17 SF $142,800 142,800 $142,800

2.6.24
Interior Finishes and 

Components

Replace lavatories with water 

conserving models with paddles
25 31 -6 1 55 950 Each $52,250 52,250 $52,250

2.6.25
Interior Finishes and 

Components
Repaint units throughout 10 31 -21 1 45,000 5 SF $225,000 225,000 225,000 $450,000

2.6.27
Interior Finishes and 

Components

Build a separate room to store 

items if space allows during the 

renovation of the mechancial room.

45 - - 1 500 125 SF $62,500 62,500 $62,500

2.6.28
Interior Finishes and 

Components

Build an automatic transfer switch 

room
45 - - 1 475 125 SF $59,375 59,375 $59,375

2.6.30
Interior Finishes and 

Components

Replace acoustical ceiling tile 

where MEP work occurs
15 31 -16 1 3,600 10 SF $36,000 36,000 36,000 $72,000

BUILDING SYSTEMS 

3.1.1 Plumbing Replace Sanitary Piping 30 31 -1 1 2,500 65 LF $162,500 162,500 $162,500

3.1.2 Plumbing Replace Domestic Piping 30 31 -1 1 2,750 55 LF $151,250 151,250 $151,250

3.2.1 HVAC

Replace the 6 boilers with 2 high 

efficiency gas fired condensing 

boilers

15 31 -16 1 1 275000 LS $275,000 275,000 275,000 $550,000

3.2.2 HVAC

Provide a manufacturer's approved 

end fitting on the existing boiler 

flue piping

15 - - 1 6 400 Each $2,400 2,400 2,400 $4,800

3.2.4 HVAC

Replace air separator and two 

ceiling mounted expansion tanks. 

Replace all associated piping, 

connections and accessories

See 3.2.1

3.2.5 HVAC

Replace the finned tube in all 

corridors with full-length wall 

mounted panel radiators

30 31 -1 1 1 75000 LS $75,000 75,000 $75,000

3.2.6 HVAC

Replace all perimeter fin tube 

radiation terminal units (if the 

boilers are replaced).
30 31 -1 1 1,000 280 LF $280,000 280,000 $280,000

3.2.7 HVAC
Replace unit heaters (if the boilers 

are replaced)
15 31 -16 1 5 8000 Each $40,000 40,000 40,000 $80,000

3.2.8 HVAC

Replace the two powered in-line 

HW pumps with base mounted end-

suction pumps with variable 

frequency drives

15 5 10 1 2 17500 Each $35,000 35,000 35,000 $70,000

3.2.9 HVAC
Install VRF system and remove 

window A/C units
15 - - 1 45,000 42 LS $1,890,000 1,890,000 1,890,000 $3,780,000

3.2.10 HVAC

Replace ceiling suspended fan coil 

unit and all associated equipment, 

connections and accessories in 

first floor maintenance room with 

new system

15 31 -16 1 1 37000 LS $37,000 37,000 37,000 $74,000

3.2.11 HVAC

Replace fans and controls. 

Test,clean and inspect their 

associated ductwork, connections 

and accessories

15 31 -16 1 55 3750 Each $206,250 206,250 206,250 $412,500

3.2.12 HVAC New DDC system 15 - - 1 500 500 Point $250,000 250,000 250,000 $500,000

3.2.13 HVAC

Replace all perimeter fin tube 

radiation terminal units (if the 

boilers are replaced).

30 31 -1 1 250 280 LF $70,000 70,000 $70,000

3.2.14 HVAC

Replace the cabinet unit heater in 

the entrance vestibule (if the 

boilers are replaced).

15 31 -16 1 1 15000 LS $15,000 15,000 15,000 $30,000

3.2.15 HVAC
Replace fan coil #1 and #2 with a 

new VRF/ERV system
15 15 - 1 5,000 42 SF $210,000 210,000 210,000 $420,000

3.2.16 HVAC

Inspect, clean and repair all fans 

and their associated ductwork, 

connections, accessories and 

controls

15 31 -16 1 2 3950 Each $7,900 7,900 7,900 $15,800

3.3.1 Electrical Power

Infrared test, dust and clean 

switchgears, circuit breakers, 

disconnect switches, cables and 

buses, surge arrestors, protective 

relays, electric motors

- - - 1 1 30000 LS $30,000 30,000 $30,000

3.3.2 Electrical Power
Replace breakers, contacts, relays 

and conductors
15 31 -16 3 1 15000 LS $15,000 15,000 15,000 $30,000

See 3.2.1
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Replacement Schedule Codes

3.3.3 Electrical Power

Upgrade the existing switchgear to 

accommodate the additional load 

of A/C equipment

40 31 9 3 1 150000 LS $150,000 150,000 $150,000

3.3.4 Electrical Power

Upgrade the underground service 

including underground feeders 

from the utility company, 

transformer, new conduit and a 

new pad mounted transformer

40 31 9 3 1 32000 LS $32,000 32,000 $32,000

3.3.5 Electrical Power

Upgrade the existing panels within 

all tenant spaces with new 125 

amp 120/240V panels

15 31 -16 1 1 250000 LS $250,000 250,000 250,000 $500,000

3.3.6 Electrical Power

Upgrade the existing meter 

enclosures and breakers feeding 

all tenant spaces

15 31 -16 3 6 17000 Each $102,000 102,000 102,000 $204,000

3.3.7 Electrical Power
Extend the fence surrounding the 

generator to the southeast side
See 1.3.3

3.3.8 Electrical Power

Install removable bollards on the 

north and northwestern sides of the 

generator

See 1.3.4

3.3.10 Electrical Power

Install a 120V junction box located 

above each doorway into each 

tenant's space

15 - - 2 53 1100 Each $58,300 58,300 58,300 $116,600

3.3.11 Electrical Power

Install a 12 pole relay box within 

each floor's electrical room and 

install a 120V junction box in each 

tenant's bedroom

15 - - 2 6 8000 Each $48,000 48,000 48,000 $96,000

3.3.12 Electrical Lighting

Install additional LED lighting to the 

current congregation space on the 

south side of the first floor, 

including battery backup and 

occupancy sensors

15 - - 2 1 17500 LS $17,500 17,500 17,500 $35,000

3.3.13 Electrical Lighting

Upgrade all lighting within the 

mechanical spaces, electrical 

spaces, and trash room to LED 

and provide additioanl light to meet 

code

15 31 -16 3 1 31000 LS $31,000 31,000 31,000 $62,000

3.3.14 Electrical Lighting

Upgrade all bulbs within the North 

Cambridge Senior Center to LED 

bulbs. Where LED bulbs are not 

possible, replace in kind with LED 

fixtures

15 31 -16 1 1 4000 LS $4,000 4,000 4,000 $8,000

3.3.15 Electrical Lighting
Upgrade all fixtures within the 

tenant spaces to LED fixtures
15 31 -16 2 1 180000 LS $180,000 180,000 180,000 $360,000

3.3.16 Electrical Lighting
Install an additional LED fixture 

above the tub in each tenant space
15 - - 1 51 750 Each $38,250 38,250 38,250 $76,500

3.3.17 Electrical Lighting

Install additional fixtures or 

upgrade to higher output fixtures 

on the ramp and above the 

driveway on the exterior of the 

building

15 10 5 3 1 24000 LS $24,000 24,000 24,000 $48,000

3.3.18
Communications 

and Security

Upgrade the existing cameras and 

provide additional cameras to 

cover all exterior doorways

15 - - 1 1 40000 LS $40,000 40,000 40,000 $80,000

3.3.19
Communications 

and Security

Upgrade the door alarm system to 

alert maintenance staff and or the 

building manager to a door being 

left open

15 - - 1 1 32000 LS $32,000 32,000 32,000 $64,000

3.3.20
Communications 

and Security

Upgrade all doors classified for 

emergency to be connected to the 

fire alarm system

15 - - 1 1 10000 LS $10,000 10,000 10,000 $20,000

BUILDING SITE, FIRE AND LIFE SAFETY

3.4.1
Site, Fire and Life 

Safety

Provide the fire protection control 

valves with tamper switches
25 - - 1 4 3000 Each $12,000 12,000 $12,000

3.4.2
Site, Fire and Life 

Safety
Replace the fire pump impeller unit 50 31 19 1 1 22000 Each $22,000 22,000 $22,000

3.4.3
Site, Fire and Life 

Safety

Install fire sprinkler system for 

entire building
50 31 19 1 43,864 10 SF $438,640 438,640 $438,640

CODE VIOLATIONS

4.0.1 Code Violations

Provide double doors leading into 

the electrical room on each tenant 

floor. The doors should swing 

outward into the hallway

See 2.6.15See 2.6.15

See 1.3.4

See 1.3.3
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ANNUAL REQUIREMENTS, UNINFLATED 8,023,693 1,603,655 774,000 387,000 12,000 3,892,000 303,800 172,000 $15,168,148

INFLATION FACTOR, IN PERCENTAGE 1.025 100.00% 102.50% 105.06% 107.69% 110.38% 113.14% 115.97% 118.87% 121.84% 124.89% 128.01% 131.21% 134.49% 137.85% 141.30% 144.83% 148.45% 152.16% 155.97% 159.87%

ANNUAL REQUIREMENTS, INFLATED @ 0 AFTER YEAR ONE 8,023,693 1,643,746 813,184 495,393 15,745 5,636,776 450,993 261,718 $17,341,248

P R O P E R T Y   A N D   L O A N   I N F O R M A T I O N Building Area 43,864          Building Age 31 yrs Number of Floors 6

Resident Units 51                 Building Type Apartments Number of Buildings 1

Notes:

1.

2.

3.

4 of 4



Page | 35 

 

6.0 REFERENCES 

 

DESCRIPTION  

In addition to the attachments included in this report a number of additional sources were used to 

develop this report.  A partial list is as follows: 

 

2. Margaret Donnelly Moran, CHA Director of Planning & Development 

3. Diana Prideaux-Brune, CHA Deputy Director of Planning & Development 

4. Lindsey Gael, CHA Project Manager 

5. Garrett Anderson, CHA Deputy Director of Planning & Development – Construction 

6. Tina Miller, CHA Energy Efficiency Consultant 

7. Faith Marshall, CHA Deputy Director of Operations 

8. Roxanne Davies, CHA Senior Property Manager – Russell 

9. Jane Beaton, CHA Assistant Property Manager – Russell 

10. George Gannon, CHA Director of Operations – Maintenance 

11. City of Cambridge - Assessors Property Data Card 

12. FEMA – Flood Maps 

13. Cambridge Housing For The Elderly, Hill, Miller, Friedlaender, Hollander Incorporated, 1985 

14. Elevator Upgrades at Roosevelt Towers and Russell Apartments, Embree Elevator, 2000 

15. Emergency generator Installation, Russell apartments, Nangle Engineering Incorporated, 2005 

16. Fire Alarm Repair, Russell apartments, Nangle Engineering Incorporated, 2008 

17. Window Replacement Project, Russell Apartments, Ammondson Architects Incorporated, 2010 

18. Energy Usage and Utility Information 

 

The STV field team included: 

• Emily Talcott   Architecture 

• Herb Ule, CCS   Envelope Specialist   

• Preethi Sreeraj   Site 

• Zhu Liu    Structural                    

• Judy O’Mara, Designer  Fire Protection, Plumbing 

• Liam McHale, Designer  HVAC 

• Andrew Roy, Designer  Electrical 
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APPENDIX A 

 

PHOTOGRAPHS 



 

 

 

 

CHA   Condition Report Photographs  

Leonard J. Russell Apartments                                          STV Project # 4018233 

   

 

 

 

 

1.2 Paving and striping 

 

1.3 Trench pavement and crack sealants 

 

 

  

   

 

 

 

 

 

1.3 
Damaged generator fence gate, missing 
bollard protection 

 

1.3 Missing Bollard at parking lot exit 
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  1.3 
Gas meter in parking space with egress 
issues 

 

1.3 Current location of recycling 

   

   

 

 

 

1.3 Current landscaping 

 

2.2 Sealant at control joint is weathered 
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2.2 
 
Cracks and control joint sealant 

 

 

2.2 
EIFS system fair condition, but cracks 
at vertical joints 

   

   

 

 

 

2.3 

 
Fixed window is painted wood, not 
vinyl, and in poor condition 

 

2.4 
Roof is rubber (EPDM), minor scour of 
ballast 
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2.5 

Single bolt is used for each stringer 
beam, two beams in total. This is not 
standard industry practice. Two bolts for 
each stringer should be used. 

 

2.5 

East stair 6th Floor landing connection 
to CMU wall with bad quality of field 
welding. 

 

 

  

   

 

 

 

 

 

2.5 

West stair 6th Floor landing connection 
to CMU wall with bad quality of field 
welding. 

 

2.5 

West Stair w/ outdated tread/riser ratio, 
outdated handrail w/out guardrail and 
smaller opening limitations, w/ 
incorrectly wall mounted handrail, and 
w/ door swinging against traffic  
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2.6 
View of Lounge/Waiting Room to be 
increased in size  

 

2.6 
View of Common Room to be made 
more inviting 

 

 

  

   

 

 

 

2.6 

View of Library to be reduced in size to 
provide space for relocated 
Management Office 

 

2.6 View of elevator cab to be refurbished 
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   2.6 
View of 2nd Fl Common Area to be made 
into Tenant Council Office 

 

2.6 
View of 3rd Fl Common Area with door 
to be tied in to fire alarm 

   

   

 

 

 

2.6 
View of residential corridor with ceilings 
to  be replaced  

 

2.6 
View of tenant entry shelf, 
recommended by CHA to be replaced 
in kind 
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2.6 
 
View of resident kitchen to be replaced 

 

 

2.6 
View of resident bathroom to be 
upgraded 

   

   

 

 

 

3.1 

 
Sanitary piping (replaced portion from 
the roof of the Senior Center) 

 

3.2 

 
Mechanical room – existing boilers 
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3.2 
Mechanical room entrance- Boiler 
combustion air intake louver and six (6) 
boiler flue vents 

 

3.2 
Mechanical room – Hot water system 
air separator (note condition of 
insulation) 

   

   

 

 

 

3.2 

 
Mechanical room – Hot water system 
expansion tanks, two (2) 

 

3.2 
Typical fin tube perimeter heating 
showing wear and tear 
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3.2 
Laundry Room - Unit heater 

 

 

3.2 
Trash Room - Unit heater 

   

   

 

 

 

3.2 
Mechanical room – Inline hot water 
system pumps, two (2) 

 

 

3.2 
Maintenance office - Fan coil unit, 
ductwork, and air terminal 
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3.2 
Residential unit - Bathroom exhaust fan 
(typ.) 

 

 

3.2 
NCSC – Typical fin tube perimeter 
heating showing wear and tear  

   

   

 

 

 

3.2 

 
NCSC – Entrance vestibule cabinet unit 
heater 

 

3.2 
NCSC (Southeast wall) – Two (2) 
condensing unit(s) (note age and 
condition) 
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3.2 
NCSC - Kitchen exhaust hood 

 

 

3.2 
Russell Building - Window air 
conditioning unit (typ. for all units) 

   

   

 

 

 

3.2 
NCSC - Typical fan coil unit controller 
(note age and condition) 

 

 

3.2 
Russell common area - Typical 
temperature control device (note age 
and condition) 
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3.3 
 
Typical Tenant Electric Panel 

 

 

3.3 
Typical Tenant Electric Panel 

   

   

 

 

 

3.3 

Typical Electrical Room on Tenant 
Floor- 6th Floor Room shown 

 

3.3 

 

Typical breaker on Tenant Meter 

   

   

  

 



 

 

 
CHA   Condition Report Photographs  

Leonard J. Russell Apartments                                          STV Project # 4018233 

   

 

 

 

 

 

 

3.3 

 

1st Floor Community Room on 
Southside of Building  

 

3.3 
Building Switchgear located in 
Ground Floor Electric Room 

   

   

 

 

 

3.3 

Electric room on each floor  

3.3 

Not Used. 
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3.3 

Location of Utility Company 
Transformer in relationship to the 
Electric Room  

 

3.3 
Ground Floor Life Safety Closet 

   

   

 

 

 

3.4 

Fire protection valve without tamper 
switch 

 

3.4 
Fire pump impeller 
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APPENDIX C 

 

UTILITY INFORMATION 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Russell Apt - 351 (674)

Date  Electric Use (KWH) 

Electric 

Charges  Gas Use (Therms) Gas Charges

 Water Use 

(CCF) 

Water 

Charges

Acct  1175-307-0017,  1175-306-0018, heat  01087100 

 1175-309-0015, All 

 1175-310-0012, fire 

1/1/2012 8,909                            $1,421.30 2,177                              $2,221.12

2/1/2012 8,360                            $1,317.86 1,750                              $1,632.93 538                  $5,872.48

3/1/2012 7,634                            $1,211.27 1,564                              $1,419.53

4/1/2012 7,759                            $1,218.58 1,202                              $1,098.04

5/1/2012 7,467                            $1,176.21 971                                 $616.84 545                  $5,953.40

6/1/2012 7,300                            $1,158.13 520                                 $303.07

7/1/2012 7,832                            $1,232.98 226                                 $152.22

8/1/2012 8,214                            $1,284.52 240                                 $159.76 671                  $7,409.96

9/1/2012 7,990                            $1,273.79 327                                 $206.62

10/1/2012 7,506                            $1,184.99 815                                 $469.35

11/1/2012 8,088                            $1,273.74 1,157                              $956.86 831                  $9,259.56

12/1/2012 8,832                            $1,411.53 1,772                              $1,626.24

1/1/2013 9,417                            $1,536.71 2,275                              $2,083.47

2/1/2013 9,299                            $1,477.00 2,274                              $2,084.43 593                  $6,508.28

3/1/2013 8,048                            $1,335.37 1,913                              $1,758.37

4/1/2013 8,557                            $1,403.47 1,716                              $1,580.44

5/1/2013 8,083                            $1,349.01 1,015                              $845.16 560                  $6,126.80

6/1/2013 7,950                            $1,301.46 710                                 $581.66

7/1/2013 7,285                            $1,230.83 240                                 $216.48

8/1/2013 7,224                            $1,138.89 222                                 $202.50 598                  $6,765.18

9/1/2013 7,381                            $1,190.58 411                                 $309.15

10/1/2013 8,042                            $1,275.98 744                                 $503.71

11/1/2013 8,548                            $1,343.38 1,463                              $1,259.75 622                  $7,051.02

12/1/2013 8,599                            $1,341.09 1,846                              $1,718.54

1/1/2014 8,841                            $1,234.97 2,252                              $2,062.66

2/1/2014 9,295                            $1,307.86 2,556                              $2,322.98 615                  $6,967.65

3/1/2014 8,209                            $1,189.33 2,067                              $1,884.31

4/1/2014 8,591                            $1,202.84 1,774                              $1,621.45

5/1/2014 7,746                            $1,108.56 1,061                              $890.31 578                  $6,526.98

6/1/2014 7,322                            $1,057.35 644                                 $534.52

7/1/2014 7,019                            $985.24 283                                 $251.71

8/1/2014 7,007                            $939.25 261                                 $234.47 632                  $7,444.32

9/1/2014 7,432                            $999.02 498                                 $420.14

10/1/2014 7,093                            $951.06 791                                 $649.68

11/1/2014 8,617                            $1,098.81 1,251                              $1,270.55 570                  $6,678.00

12/1/2014 8,533                            $1,157.44 2,028                              $2,222.06

1/1/2015 8,918                            $1,238.94 2,308                              $2,517.26

2/1/2015 9,101                            $1,275.42 2,864                              $3,113.10 681                  $8,049.96

3/1/2015 8,168                            $1,181.32 2,202                              $2,134.74

4/1/2015 8,675                            $1,211.28 1,793                              $1,696.78

5/1/2015 7,796                            $1,122.45 1,021                              $672.67 657                  $7,753.32

6/1/2015 7,081                            $1,036.27 544                                 $310.22

7/1/2015 7,030                            $1,042.28 293                                 $180.92

8/1/2015 7,057                            $1,062.51 181                                 $123.24 924                  $11,611.02

9/1/2015 7,251                            $1,091.64 233                                 $150.02

10/1/2015 7,250                            $1,087.71 714                                 $397.78



11/1/2015 8,015                            $1,148.19 1,243                              $887.37 642                  $7,950.66

12/1/2015 8,020                            $1,163.34 1,572                              $1,221.74

1/1/2016 8,578                            $1,313.89 2,091                              $1,601.06

2/1/2016 8,607                            $1,360.90 2,229                              $1,697.93 711                  $8,846.28

3/1/2016 7,025                            $1,208.73 1,600                              $1,230.08
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APPENDIX D 

 

COMPILED RESIDENT SURVEY 

 



Russell Apartments Resident Survey 

 

 

Dear Russell Apartments Resident, 

This survey is to gather information from you about what works well and what 

could be improved at Russell Apartments. This survey is a supplement to the 

Thursday, August 11th resident meeting in which residents spoke with CHA and 

architect/engineers about what could be improved at Russell Apartments. 

Whether or not you were in attendance at the meeting, it would be helpful to get 

your input through this resident survey.  

Surveys are due by Thursday, August 18th.  Please drop them off at the 

Management Office. 

 

Name (Optional):           COMPILED RESIDENT SURVEY 

 

Apartment # (Optional): _______________________________________________ 

 

  



Russell Apartments Resident Survey 

 

1 

 

What type of unit do you live in? (Check one) Standard 1-Bedroom    9    Accessible 1-Bedroom    0 

 

 

What floor do you live on? (Check one) Floor 2   2   Floor 3   2   Floor 4   4  Floor 5   0  Floor 6   2 

 

 

What are 3 things you like most about the apartments and common spaces at Russell Apts.? 
 

The front room is a good space for gathering, the front outside has a great seating area to watch Mass 

Ave, the layout of the apartment is great, it is quiet (2), there are good neighbors, the elevator and 

trash are close, the living room and bedroom are good sizes (2), good amount of light in the hallways 

and common spaces, the rent is low (2), the location is good, everything mechanically works, fix the 

outlets that don’t work 

 

 

What are 3 things you would like to change about the apartments and common spaces at Russell Apts.? 
 

Add paintings and décor (3), replace the carpets in the apartments and common areas (4), make the 

atmosphere more cheerful and less institutional (3), replace the tubs, replace the windows, add more 

electrical outlets (2), increase ventilation in apartments, add more storage space in the bathroom and 

kitchen, replace the furniture in common areas, replace the elevators, replace the ceiling lights in the 

bathroom, replace the kitchen cabinets, replace the shower head in the bathrooms, repaint areas 

 

 

Do you have difficulty moving around in your apartment? (Check one)   Yes   2      No   8 

 

 

Do you have difficulty moving around in the building? (Check one)   Yes   1      No   8 

 

 

If you have difficulty moving in your apartment or the building, what could we do to make it easier? 

 

 
 

Do you feel safe within the building? (Check one)   Yes   5      No   3  If no, why? 

 

There is no alarm on the stairway to prevent strangers from going in and out, the back doors are 

wedged open, drug people are coming in, homeless people are coming in, strangers are entering at all 

hours of the night, there is a drug problem, the back door is frequently left open, outsiders are known 

to sleep in the community room, nobody is checking who is coming in the building and for what 

reason 

 

Have you experienced problems with the elevators? (Check one)   Yes    9      No   1 

 

If Yes, what are the problems and how often do they happen?  
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2 

 

Door won’t close properly (2), creeks and shakes (2), moves very slowly (2), it’s always dirty (2), the 

elevators stop while people are in them, problems happen often, doors are very slow to open and 

close (2) 

APARTMENT INTERIORS  

 

Do you use a microwave? (Check one)   Yes     7      No   3   If yes, how often?  2-3 times per day (1), 

almost daily (2) 

 

Check “Yes” or “No” regarding your use of the following items in your kitchen: 

 

a) Lower kitchen cabinets:  Yes    9   No   1 

 

b) Upper cabinets:  Yes    9   No   1 

 

c) Stove top and oven:  Yes    9   No   1 

 

d) Refrigerator:  Yes    8   No   2 

 

Are you satisfied with the condition of your kitchen shelves and cabinets? (Check one)   Yes   1   No    8 

Storage for food and dishes is very limited 

 

Do you generally have enough water pressure? (Check one)   Yes    7      No   3 

 

 

Do you generally have enough hot water? (Check one)   Yes    8      No   1   

 

 

Does it take a long time for hot water to reach your unit? (Check one)   Yes     1      No   9 

 

 

Do you find it hard to shut off your water? (Check one)   Yes   3      No   7  If yes, where? Kitchen, 

bathroom 

 

Does your faucet drip? (Check one)   Yes   3      No    7    If yes, where? (Check all that apply below)  

 

Kitchen sink    2    Bathroom sink   2   Shower/tub faucet   1   Shower head   0 

 

 

Do you ever have problems with any clogs or slow drains? (Check one below) 

 

Bathtub: Every day   0    Once a week   0   Once a month   1   Less than once a month   6 

 

Bathroom sink: Every day   1   Once a week   0   Once a month   0  Less than once a month   6 

 

Kitchen sink: Every day   1   Once a week   0   Once a month   0   Less than once a month   5 
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Frequent problems with toilet draining poorly 

 

When bathing do you take a bath or shower? (Check one below)  

 

Shower Only    7     Bath Only   0    Both Shower and Bath   3  

Only shower due to the uncomfortable ridges on the bathtub, for some medical reason a bath is 

necessary and a shower won’t suffice 

 

Have you observed or smelled mold or mildew in your unit, especially in the bathroom or kitchen?  

 

(Check one) Yes   2    No   5 

 

 

Does your sink, bathtub, or toilet leak? (Check all that apply) Bathroom Sink leaks   0  Bathtub leaks   1  

 

Toilet leaks   1   Kitchen sink leaks  1   No leaks    7 

 

 

Does your bathroom emergency pull string work? (Check one) Yes   1      No   1    Not sure   0 

 

Would you like to change this system in any way? 

 

Add an emergency pull string to the bathroom (never had one) (6), make it low so that people can pull 

it when on the floor 

 

Do you currently have grab bars in your bathroom? (Check one)   Yes   8      No   0 

If no, would you prefer to have grab bars in your bathroom? (Check one)      Yes   0      No   0 

 

Is there enough light in your unit? (Check one)   Yes     6      No   4 

If no, where is more light needed?   Kitchen, bathroom, living room, bedroom 

 

Is interior noise an issue in your unit? (Check one)   Yes   2      No     7 

If so, where is the noise coming from? (Check one) Corridor   1    Abutting units   0    Both   1 

On windy nights, the pipes bang loud making it sound like people banging on the door 

 

Does your intercom/door buzzer system work? (Check one) Yes   8      No   0    Not sure     1 

 

Are there any changes you would want to make in your kitchen, bathroom, or other part of your 

apartment?    

 

Install a higher toilet in the bathroom (2), install a cabinet under the sink in the bathroom with 

drawers, install heating in the bathroom, replace the pantry shelves in the kitchen, replace the 

flooring throughout the apartment (5), replace the baseboard heating (2), replace the electric wirings, 

replace the string activated light in the closet, repaint the apartments, install cabinets with 

countertop and shelves in the kitchen (6), remove the three kitchen shelves and extend that area out 

to allow more working room, install lights around the mirror in the bathroom, install a walk in shower 

(3), install heat lights in the bathroom, add more hand rails and towel racks in the bathrooms, add 
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more air vents and outlets in the bathrooms, add more electrical outlets, install a larger medicine 

cabinet, replace the bathroom sink, install a bigger fridge (2), install a larger stove (3), add a hood vent 

with a light and clock (2), install new screens on the windows, install a double lock on the front door 

of each apartment, add a new tub in the bathroom, make the front door of the apartments flush with 

the corridor to add more space in the apartment 

 

HEATING, COOLING, AND ELECTRICITY  
 

 

Is your apartment warm enough in the winter? (Check one)   Yes   9      No   1 

 

 

Is your apartment too hot? (Check one)   Yes   3      No   7 

 

 

Is your apartment too cool? (Check one)   Yes   0      No   9 

 

 

Is your apartment cool enough in the summer? (Check one)   Yes   5      No   3 

 

 

Would you prefer centralized air conditioning? (Check one)   Yes   5      No   2 

 

 

Do you have adequate electrical outlets? (Check one) Yes   2      No   1    Not sure   5 

The outlets are very old and hard to plug anything into (1) 

 

Are you satisfied with the ventilation in your apartment? (Check one)   Yes   1      No   7 

 

If not, what would you suggest? 

 

Add a ventilation source in the kitchen, make the air less dry, add more windows so they are not all on 

one side of the building  

 

 

How often do you open your windows? (Check all that apply) Every Day   6   Once a week   1  

 

During Winter   4   During Summer   7    Other:  0 

 

 

Is it difficult to open and close the windows? (Check one)   Yes   4      No   5 

Windows can be opened and closed, but cannot be opened for cleaning (1) 

 

Are there air or water leaks from the windows? (Check one)   Yes   1      No   9 
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Are there water leaks from the outside walls? (Check one)   Yes   1      No   7 

 

 

Have you ever had water stains or leaking on the ceiling of your apt.? (Check one)   Yes   4      No   6 

 

 

If so, what room(s) do they appear in? (Check all that apply) Kitchen   0   Living Room   1 Bedroom   2   

Bathroom   1 

 

COMMON AREA 

 

 

What common area do you use the most? (Check one) Front Sitting Room   5    Library   0 

 

Community Room   2    3rd-4th Floor Common Room   1    Backyard Patio   0  

 

 

What common areas need the most change and what would you change to make it more enjoyable?  

Are there any common areas that are under used? 

 

Renovate the community room, add pictures and plants to the front sitting room (2), replace drapes 

on all common area windows, replace the furniture in the common areas (2), make the area out front 

a sitting area, install Comcast, cut back the vegetation in the back yard area and spray for mosquitoes, 

add more furniture to the community areas, install something to provide shade on the front porch,  

the back yard is not used at all (3), expand the front sitting room into the office area and move the 

office area into the library, the long room next to the laundry room that used to be the library is 

hardly ever used, all common areas are unused or underused except for the front sitting room, 

 

 

Is there enough lighting in the stair and hallway? (Check one below)  

 

Yes   7     No   1    Too Bright   0   Too Dark   1 

 

 

Are you satisfied with the décor or the appearance of the common spaces? (Check one)   Yes   0   No   7 

It is very institutional looking- especially in the common areas, needs paint 

 

Do you use the trash chute? (Check one)   Yes   7      No   1 

 

 

If yes, how often do you take your household trash to the trash chute? (Check one) Every Day   3 

 

Every other day   4   Once a week   1 

 

 

Do you recycle? (Check one)   Yes   7      No   1 
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If you use the parking lot, do you have difficulty entering or exiting the parking lot? (Check one)  

 

Yes   1      No   4    If yes, how could it be improved? Make it easier for visitors who aren’t from 

Cambridge to park, add more parking, make all parking in the back handicapped parking, prohibit 

double parking, make it easier to get a car out of the parking lot, issue passes to work vehicles so that 

they don’t take up spots in the lot, get rid of the dumpsters,  

 

Are there any items that you would like to mention? What improvements could we make that would 

make living at Russell Apartments easier on a daily basis? 

 

Fix the leak in the crevice behind the toilet that occurs when it rains heavily (1), replace the stoves, 

replace the sinks, replace the lights, fix the problem of people sneaking into the building who aren’t 

on the lease, install alarms or cameras in the stairwells, prevent outside people from using the 

laundry, wash the windows (2), improve the ventilation, add ceiling fans, add pictures in the hallways 

(3), trim the back yard, add a rug to the front entrance, move the signs away from the window in the 

front entrance, renovate the office areas and install window air conditioning in there, make the 

laundry free for residents, install hooks for hanging plants, install at least two electrical outlets on 

each wall in the bedrooms, replace the hard chairs with soft chairs to sit on, replace the bathroom tub 

because it is too deep to step in to, replace brick outside the building, install an extra elevator or 

replace the current elevators, hire more maintenance staff to help keep the building clean (2), add 

more security, make the place more inviting via décor, change the painting surface of the elevators to 

one that holds paint well without peeling immediately, get rid of the front porch area and make it 

part of the front sitting room instead, decorate the community room, add windows to the apartments 

without windows, replace the furniture in the upstairs common rooms, provide more keys to the 

residents 

 


