
�
 
 

 
 
 
 

 
 
 
 

CODMAN SQUARE  
NEIGHBORHOOD DEVELOPMENT  

CORPORATION 
 
 
 
 
 
 

 
 
 
 
 
 
 
 

ANNUAL REPORT 
 

2008-2009 



 
 
 

 
 
TABLE OF CONTENTS  
 
      
 
Message from Chair, Vice Chair and                                 2 
Executive Director     
 
Real Estate Development Work    3   
 
Economic Development Work    8   
   
Community Organizing and Resident Resources  12 
 
Asset Management      15 
 
Agency Financials      17  
 
NDC Staff and Board of Directors    18      
         
 
     
    
 
OUR MISSION STATEMENT:  
 
Codman Square Neighborhood Development Corporation’s (NDC) primary mission is to 
enhance the quality of life for all residents in our service area and to ensure the stabilization of 
the community.  This mission is carried out through comprehensive initiatives, which include 
Real Estate Development, Economic Development and Community Building and Planning. 
 
 
 
SERVICE AREA:  
 
 
The NDC works in a two square mile area of Dorchester that is bounded by Columbia Road and 
Geneva Avenue, to the north, Gallivan Boulevard and Morton Street, to the south, Blue Hill 
Avenue, to the west, and Dorchester Avenue, to the east. 
 
 

 



 
2008-2009 ANNUAL REPORT  

 
BOARD CHAIR/VICE CHAIR  

AND  
EXECUTIVE DIRECTOR 

STATEMENT 
 
What a difference a year makes!  This past 
year has ushered in unprecedented times.  
The country elected a new President, one 
that has a background in the work we do and 
who reflects the people we serve.  We are 
hopeful that the new administrations’ vision 
and plans will set us on a more prosperous 
path. 
Again, what a difference a year makes:  
2007-2008 was a difficult and transitional 
year in our country.  In particular, 2008 
witnessed very hard economic times, with 
the near demise and major disruptions in 
large, long term and stable institutions like 
the financial, automotive and the real estate 
industries.   
The recession and the real estate bust have 
placed significant additional stress on the 
low and moderate income people in our 
community.  Foreclosures are now ravaging 
our neighborhood, threatening the economic 
and psychic health of families and causing 
blight.  Job stability is at an all time low, and 
many, from the highest to lowest levels, are 
being laid off. 
Codman Square NDC has mobilized and 
redirected resources to respond, as best as 
possible, to these troubling events.  Since 
2007, we refocused a full time position to 
work with homeowners to prevent 
foreclosures.   In 2008 we also initiated a 
foreclosure acquisition program aimed at 
stemming the blighting effect foreclosed 
properties have on our service area.  This 
coming year, 2009-2010, we will also focus 
on working with residents to hold 
accountable, the many private investors who 

are purchasing the foreclosures in our 
service area. 
We continue, through our Fairmount CDC 
Collaborative work, to acquire real estate to 
develop as mixed used housing (commercial 
on the ground floor with housing up above).   
A new Fairmount stop on Talbot Ave, near 
the Lee School, is at 60% design 
completion, and is slated for installation by 
the close of 2011. We are also “greening” 
our transit oriented housing developments, 
both existing and prospective, along the line 
for the health and economic vitality of our 
community.   
Through our Fairmount work, we are at the 
fledgling stages of exploring partnerships to 
develop green jobs, as a means of putting 
our community back to work. 
We’re also working hard to support sister 
CDCs that are facing challenges in these 
difficult financial times. 
At their request, we are partnering with Lena 
Park CDC and their private partner, New 
Boston Fund, to stabilize the Olmsted Green 
affordable housing development on the 
Boston State Hospital grounds.  We are 
pleased to report that our support will insure 
the ongoing economic viability of the 
existing 51 new units developed in Phase 1, 
and make possible the construction of an 
additional 50 affordable units in Phase 2. 
We are also pleased to announce a strategic 
partnership with our sister CDC, Southwest 
Boston CDC, which serves Hyde Park and 
Roslindale.  SWBCDC is already an 
important partner in the Fairmount CDC 
Collaborative.  We look forward to 
supporting SWBCDC in developing the 
physical infrastructure, and extending our 
foreclosure prevention and homeowner 
rehab lending services, in to in its service 
area. 
There are many challenges; we are working 
hard to retool and address them.  There are 
also many opportunities. 



Fortunately, even in the midst of all of this, 
Codman Square NDC remains strong.  We 
are proud of our service to our community.  
To continue the important work we do in our 
service area, while supporting others, we 
must safeguard the health of this agency.    
We will continue to work hard to ensure the 
long term financial and service stability of 
Codman Square NDC, going forward, while 
adapting and supporting our peers, in the 
current environment.   
 
Amad Onujiogu and Shirley Young                             
Board Chair and Vice Chair 
 
Gail Latimore 
Executive Director 
 
 

 
 



 
REAL ESTATE DEVELOPMENT 
WORK 
 
 
Year 4 of Fairmount Transit-Oriented 
Development Strategy 
 
 
Development along the Fairmount 
commuter rail line continues to be the focus 
for much of real estate development work.  
We've expanded the scope of our acquisition 
work along the line, and have added new 
foci to this work.  Our original smart growth 
and transit oriented development (TOD) 
frame continues around the Fairmount 
Commuter Rail line, a 9-mile commuter rail 
line that roars through our neighborhood, 
without stopping.  We are seeking to go to 
scale in our real estate acquisitions with the 
goal of developing mixed use urban villages 
within the 1/2 mile radius of each of the two 
proposed new stops on the Fairmount line in 
our service area (in the Four Corners area 
and the Talbot Ave/Lee School area).  We 
continue to work closely with our   3 
abutting sister CDCs (Dorchester Bay EDC, 
Mattapan CDC and South West Boston 
CDC), through the Fairmount/Indigo CDC 
Collaborative, to advocate for transit equity 
(5 new stops in our neighborhood) and to 
acquire land and buildings around the line 
for development (TOD).  This urban village 
concept continues to be at the heart of our 
real estate development strategy. See our 
website, www.csndc.com, for a copy of the 
award-winning vision document Boston’s 
Newest Smart Growth Corridor that outlines 
our initial urban village concept.  Also on 
our website are more refined Fairmount 
TOD/Urban Village plans resulting from the 
community charrettes that occurred in 2007 
and were tweaked in 2008.   

           
Through Boston’s Newest Smart Growth Corridor, 
and the strategic acquisition of specific sites, CSNDC 
has crafted more definitive plans to undertake both 
transit-oriented development (TOD) and non-TOD 
projects in our service area.  Transit oriented 
development strategies have been prioritized for our 
affordable housing work.  

 
Rental Housing Development 
 
Girls’ Latin Academy (Old and New 
 

 
 
In 2006, CSNDC closed on the purchase and 
renovation of the historic Girls’ Latin 
Academy building in Codman Square, and 
our work was completed in April, 2008. In 
addition to renovating (and financially re-
structuring) the existing 58 housing units, 
we have added 35 new affordable rental 
units in the vacant portions of the school 
building and the gym and the auditorium. 
This completes the adaptive re-use of this 
Codman Square landmark. Latin Academy 
was built in 1900 and it is one of the three 
historic buildings in the Codman Square 
Historic District. In 1986, most parts of the 
building were converted into housing by a 
private developer. Today the existing 
housing project has received long-needed 



capital improvements and financial 
restructuring.  
 
 
The Levedo Building (239 – 241 Talbot 
Avenue)  

 
 
 
Our first TOD project in support of the 
proposed Talbot Avenue stop on the 
Fairmount/Indigo rail line will be a 
conversion of the former Levedo's 
automotive site at 239 – 241 Talbot Avenue 
(corner of Mallard and Millet) into a newly 
constructed mixed-use project, with 24 
affordable rentals and a strategically located 
commercial space. We closed on acquisition 
in summer 2007, and have now received all 
the public funding commitments necessary 
to build the project. The last financing 
hurdle is to bring on a Low Income Housing 
Tax Credit investor (in a very challenging 
financing environment). Based on positive 
discussions to date, we expect to begin 
construction in late 2009 – early 2010. This 
would allow us to finish the building, and 
bring in new residents in time for the 
opening of the Talbot Ave Fairmount 
Station in 2011.   
 
 

 
Washington-Codman Apts. (367 
Washington, 472 Washington, 544 
Washington, 4 – 6 Lyndhurst and 702 - 728 
Washington Street)  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
This 54 unit rental project brings together 
five important sites along the Washington 
Street spine, from 367 Washington Street in 
Four Corners, to the 700 block near the 
Codman Square branch library. It includes 
two sites we have struggled to redevelop 
over the last several years: 472 Washington 
St. (former Ted and Terry’s), and 4 – 6 
Lyndhurst St.  This property was a notorious 
crime and drug hot-spot which the NDC 
purchased in spring 2006, and 472 
Washington Street was a severely 
environmentally polluted site formerly 
owned by Exxon Mobil. At 472 
Washington, after years of dis-use, and a 
court-ordered clean-up of the site by Exxon 
Mobile, we are now ready to build a new 
mixed-use building (one block from 
Dorchester District Court), to include 8 new 
affordable rental units, and the first newly-
constructed commercial space in Codman 
Square in many years. The other four sites 
are all important parts of Codman Square’s 



historical legacy, and will receive 
renovations in line with Federal historic 
standards. Lyndhurst will be fully gut-
rehabbed, while the other three buildings 
(currently fully occupied) will undergo 
moderate rehab. All rehabs will concentrate 
on “green” and energy saving measures, in 
line with new public policy. Although our 
redevelopment plans for Lyndhurst and 472 
Washington were set back by the condo 
crash, we are now well-placed to receive 
new funding commitments from both the 
City and State within the next 12 months. 
This will allow us to go into construction by 
the end of 2010.   
 
 
Limited Equity Co-ops 
 
 
 
With the fall of the housing market, starting 
in 2007, the financing, production and sale 
of new homeownership projects came to a 
sudden halt. Since our mission of 
neighborhood revitalization, in line with the 
wishes of many of our community partners, 
calls for increasing ownership opportunities 
as part of a balanced community 
development strategy, we are exploring new 
ways to reach this goal. We see limited 
equity co-ops as a promising new tool for 
our neighborhood. 
 
Co-ops combine some of the best features of 
ownership and rental housing. Co-op 
members own shares in a co-op corporation, 
which in turn owns the real estate the 
members live in. Through the co-op 
corporation, the members make all 
important housing decisions: setting rent 
levels; selecting the property management 
company; determining lease and eviction 
terms; implementing improvements and 
repairs, etc.  Co-op shares appreciate over 
time, like homeowners’ equity. At the same 

time, through use of public subsidy 
programs (like Low Income Housing Tax 
Credits), share prices and rents can be kept 
affordable to moderate and lower income 
families, who would otherwise be priced out 
of the ownership market.  We will also use 
our fledgling Individual Development 
Account (IDA) Program to support residents 
in making their equity contributions towards 
their co-op share. Successful examples of 
limited equity coops in Boston include 
Marksdale Gardens, St. Josephs, Methunion 
Manor, and Fensgate.  
 
In 2009, we are moving ahead with our first 
limited equity co-op: the A B & W Building 
(157 Washington Street).      
 
 
A B & W Building (157 Washington Street.)  
 

 
      
We closed on acquisition of this 28,000 
industrial building in July 2007. Located 1 
block away from the proposed Four Corners 
Fairmount/Indigo Line stop, this is a key 
transit oriented development (TOD) project. 
We will replace the existing building (while 
saving the historic façade), with a new, 3 1/2 
story mixed-use development. It will include 
retail spaces facing a public plaza on 
Washington Street, plus 24 limited equity 
co-op units. A thorough community process 



for the project, culminated in broad 
agreement for our modified development 
program. The process included extensive 
work with a neighborhood committee, to 
understand the challenges and opportunities 
of co-ops, and to set basic guidelines for the 
co-op corporation. We are also putting 
special emphasis on “greening” this 
building, as a model for future sustainable 
development. We have won nearly $2 
million in City funding commitments, and 
expect to receive final State commitments 
by December ’09.  Construction start is 
planned for 2010, so the project can be 
completed and occupied in time for the 
opening of the Four Corners Fairmount 
station in 2011. As a key Fairmount/Indigo 
Line TOD project, we are keeping close 
track on lessons to be learned for similar 
projects around the new Talbot Avenue and 
Four Corners Fairmount stops. 
 
Homeownership and Foreclosure 
Acquisitions   
 
 
  

412 Talbot Ave:  A Foreclosure Acquisition 

 

   

 

412 Talbot Ave 

 

In response to the recent foreclosure crisis 
sweeping our neighborhoods, new State and 
Federal programs were put in place in late 
2008 to help organizations like the Codman 
Square NDC buy foreclosed homes, rehab 
them, and then re-sell (or rent) them to 
qualified lower-income households. We 
acquired our first home (a four-family at 412 
Talbot) at the end of 2008. Three of the four 
apartments were occupied by tenants who 
had successfully resisted eviction through 
the foreclosure process; our acquisition has 
allowed them top stay in place. Renovation 
will take place during summer 2009, and we 
hope to sell the finished home by fall.  We 
are actively pursuing additional acquisitions, 
especially at strategic locations around 
existing or pipeline projects.   
 
We also plan to roll out a research and 
advocacy program, to better understand and 
influence the activities of investors in the 
foreclosure market. The majority of 
foreclosures in our area are being quickly 
purchased by investors, but there is no 
system yet in place to track how they treat 
these properties: Are current tenants being 
kept in place or evicted? What level of rehab 
(if any) is being carried out?  Are the 
buildings being operated legally or, (as often 
in the past), illegally sub-divided and rented 
out beyond occupancy limits?  Our research 



program will track investor-purchased 
foreclosures, and working with City 
officials, ensure they are being rehabbed and 
operated according to the law. In addition, 
we will engage in community organizing, 
where needed to have residents living near 
these foreclosed properties pressure 
landlords into neighborhood-friendly 
actions.   
 
We are also entering into a new venture with 
South West Boston CDC that serves Hyde 
Park and Roslindale, to support the agency 
in doing real estate development.  The goal 
of this work is to further strengthen and 
stabilize SWBCDC, our sister CDC and 
partner in the Fairmount CDC Collaborative.  
Our initial focus will be to support 
SWBCDC in developing foreclosed 
properties in its service area.  With over 100 
foreclosures in Hyde Park and Roslindale 
last year, we are pleased to be working with 
SWBCDC to develop such properties.  See 
more about our collaborative relationship 
with South West Boston CDC in the 
Economic Development section of this 
report, as well.  
 
Community planning 
 
Over the last several years, the NDC has co-
sponsored a number of community planning 
events for the Talbot Norfolk Triangle area, 
soon to be strongly impacted by the new 
Talbot Avenue Fairmount station. A three-
session charrette in 2007 (see picture, 
below) came up with planning guidelines for 
four key development areas. In 2009, 
working with TNT Neighbors United and 
the Codman Square Neighborhood Council, 
we re-started the charrette process, focusing 
on traffic and infrastructure around the new 
station, green space planning, and real estate 
opportunities near the Station. These events 
have been invaluable in engaging residents, 
building support for transit oriented 

development, and setting specific guidelines 
for future real estate projects. Final report 
from the 2009 series will be available later 
in summer 2009.  
 
 

 
 
 
Pipeline projects 
 
Following the lead of recent Talbot Norfolk 
Triangle community planning, we are now 
engaged in site assembly for two key transit 
oriented development (TOD) parcels near 
the Talbot Avenue Fairmount Line stop.  
The first, the “Talbot Station mixed use 
project”, will be built on both sides of New 
England Avenue, between Talbot and 
Mallard. The first two properties are under 
agreement, and we are making good 
headway on acquiring 3 additional parcels. 
Our plan is to build 60 – 80 affordable 
housing units, along with 5,000 square feet 
of commercial space, plus community space, 
directly across from the new Talbot 
Fairmount Station.    
 
The second project is the Whittier School 
Apartments/Syria Temple lot.  CSNDC 
manages Whittier School Apartments 
located at (60 Southern Avenue), on behalf 
of the State, as a 14 unit State public 
housing development for very low income 
families. The budget from the State has 
never been adequate to run this property, nor 
to keep up with capital needs.  The building 
is in serious financial difficulty. After years 
of effort, we have finally gained site control 



over an adjacent vacant lot, currently owned 
by the Syria Temple. With this lot, we can 
build 16- 20 new units, to combine with the 
14 already in Whittier School, in a Low 
Income Housing Tax Credit project. We are 
now working with the State to change status 
of Whittier School, to allow this new 
development to move forward.  

 

Commercial Development 
 
Four Corners Plaza 
 
For the last several years, the NDC has 
worked hard to bring new vitality to City-
owned parcels at the Four Corners 
intersection, in the heart of the business 
district (10 -30 Bowdoin Street, and 330 
Washington Street).  It has been an uphill 
struggle, which, to date, has not borne fruit.  
 
The City (BRA and DND) are now in the 
midst of a re-planning process for this 
property (and other City property in Four 
Corners and Codman Square). They expect 
to issue a new RFP for 10 – 30 Bowdoin 
before the end of 2009. Given our long-
standing commitment to Four Corners and to 
this site, we will certainly try to respond to 
this RFP with a new, feasible proposal. 
 
Retail as part of mixed use projects: 472 
Washington, Levedo, 157 Washington 
 
In line with transit oriented development 
(TOD) principles, many of our new projects 
have a commercial component, combined 
with their predominant residential character. 
A vibrant community needs homes, shops, 
services, recreation, in a proper mix, and we 
hope to accomplish this in our projects.  
 
 
 

ECONOMIC DEVELOPMENT WORK  
  
Preserving Assets and Wealth 
Addressing the Foreclosure Crisis 
 
Foreclosure prevention counseling 
continued to be the central focus of our 
Economic Development work this past year.  
Almost 200 people were served. 
 
Approximately 50 homeowners were saved 
from foreclosure, primarily by negotiating a 
modification of their loan.  Too many people 
continue to be in jeopardy of losing their 
homes due to rate resets on their mortgage 
loans, loss of jobs, unscrupulous lending 
practices, and other issues. 
  
We expect to serve more people in the 
coming year for two reasons; the 
moratorium period that some banks had put 
in place for foreclosures, recently expired.  
Given recent incentives announced under 
the Obama Administrations’ Making Home 
Affordable program, we hope to see more 
homes saved from foreclosure and are 
actively seeking partnerships with banks to 
support them in working with delinquent 
homeowners, as well as those in jeopardy of 
becoming delinquent, under this and other 
programs.   
 
Second, we are about to enter into an 
agreement to expand our foreclosure 
prevention services into Hyde Park and 
Roslindale.  This is the result of a new 
supportive collaboration we are crafting this 
year, with our sister CDC Southwest Boston 
CDC.  In 2008, there were approximately 
110 foreclosures in Hyde Park and 
Roslindale, so foreclosure prevention 
services are much needed, and Codman 
Square NDC is pleased to partner with 
SWBCDC to prevent homeowners from 
losing their homes. 



We also continued and expanded our 
partnerships around this work with the City 
of Boston and HomeFree USA, through 
NeighborWorks America.  Our Foreclosure 
Counselors attended 5 foreclosure 
prevention workshops over the past year 
sponsored by our partners in which they met 
with over 50 homeowners.   
 
Additionally, Codman Square NDC is 
working to strengthen formal partnerships 
with local churches, to extend foreclosure 
prevention services to congregations, and 
has outreached to the Black Ministerial 
Alliance for these purposes. 
 
 
Foreclosure Prevention Success Stories: 
 
Client A and her husband purchased a home 
in 2004, at the height of the market.  They 
worked with a subprime lender to finance 
their home.  They were not aware that they 
had a 3 year fixed rate that would then 
adjust to an undetermined amount.  When 
the rate adjusted, Client A had to dip into 
her limited savings account, each month, to 
pay the mortgage, and other monthly bills.  
She wrote to her subprime lender asking for 
a modification, but kept getting the run 
around.  With the help of Veronica Truell, 
Codman Square NDC’s Community 
Mortgage Lender, she was able to do a joint 
conference call with the lender and submit 
all needed paperwork for a loan 
modification.  Her mortgage loan rate was 
subsequently reduced from 7.5% to 5.5%.  
She credits Veronica for getting her through 
a very bureaucratic and stressful process 
with her lender.  She is now able to afford 
the reduced payments on her mortgage. 
 
Client B is a beautician, with her own shop.  
A reduction in the amount of business led to 
her being delinquent on her mortgage loan. 
She was carrying two loans with her lender, 

with a combined interest rate of 10.3%.  
While her income decreased, her expenses 
went up because of having to maintain 
upkeep of her shop, as well as her own 
household expenses.  She worked with 
Codman Square NDC’s Financial Fitness 
Specialist, Keyna Samuel, to get a 
modification agreement on her loan that 
included a much lower interest rate.  She 
went from a combined interest rate of 10.3% 
to 5.7%. She is now able to make her 
mortgage payments. 
 
Financial Fitness Services  
 
The goal of the Financial Fitness component 
is to help residents and businesses 
effectively manage their assets and wealth, 
no matter how limited.  This is achieved via 
one on one budget counseling, as well as 
through 3-5 week group sessions.  The 
group sessions use the MyMoney 
curriculum developed by the FDIC and 
endorsed by NeighborWorks America. 
Topics include: basic budgeting, managing 
and repairing credit, saving for financial 
goals, the use of insurance, etc.  Experts 
such as local bank branch managers, 
facilitate the sessions.  Additionally, all 
those receiving foreclosure prevention 
services are provided with one on one 
budget counseling.   
 
Through these means we assisted almost 350 
people this past year.  Over 185 of these 
gained financial stability as evidenced by 
opening bank accounts, saving at least 3 
months of living expenses, reducing bad 
debt and establishing good credit.   
Many of those served were clients that our 
Financial Fitness Specialist, working in 
conjunction with DotWell's Earned Income 
Tax Credit (EITC) Program, provided 
income tax assistance to.  Through these 
means, one quarter of a million dollars in 
federal income tax return funding flowed 



into the community, strengthening the 
financial position of its recipients. 
 
Supporting Homeownership Development 
 
 
Last year we partnered with the 
Massachusetts Individual Development 
Account System (MIDAS) on a proposal to 
the Department of Housing and Community 
Development to garner funding for a new 
Individual Development Account (IDA) 
Program.   
 
The IDA is a wealth generation program 
which provides cash support to low and 
moderate income homeowners to assist them 
in achieving their goals to either own a 
home, start a business, or pursue higher 
education.  Through this partnership, we 
were awarded four IDA "slots."  We 
partnered with the Mt. Washington Bank to 
match the IDA funding received.   
 
In keeping with our mission of supporting 
homeownership development, we will use 
the funds to help first time low/moderate 
income homebuyers make down payments 
on affordable homes, or make equity 
investments related to purchasing shares in 
limited equity housing cooperatives.     
 
We've outreached to residents living in 
CSNDC-developed rental housing who are 
paying close to market rate rent to avail 
themselves of this resource. Our goal is to 
match these residents to homeownership and 
limited equity housing opportunities that 
CSNDC is currently developing, for 
example, at 157 Washington Street (see Real 
Estate Development section of this report for 
more details on that development project).   
 
We are also pleased that one of the residents 
in the foreclosed property acquired this past 
year by Codman Square NDC, and who led 

her co-tenants in the fight against the lien 
holder to preserve their tenancies, may be 
able to take advantage of this IDA down 
payment opportunity to purchase that same 
property.   
 
Pre-Homeowner Education Services 
 
There are some silver linings to the cloudy 
economic environment that this country has 
experienced this past year, one is that  it has 
never been a better time to buy a home.  
Home prices are down significantly and 
there a glut of relatively affordable 
foreclosed properties.   
 
To support first time homebuyers in taking 
advantage of this ripe environment, this past 
year, we partnered with the Department of 
Neighborhood Development (DND) to offer 
homebuyer education training, on site at 
Codman Square NDC.   
 
As a result, over 155 potential first time 
homebuyers received training certification 
on the home buying process. The 4-session 
educational series covered topics such as, 
financial and grant support available to first 
time homeowners, budgeting for 
homeownership, what lenders look for and 
how to structure a loan package, how to 
work with realtors and how to safeguard 
against property physical defects.  For the 
first time this past year, specific training and 
workshops were also offered in the area of 
purchasing and renovating foreclosed 
properties.   We will continue to work with 
DND to provide these timely and important 
educational services. 
 
Know Your Home Post Purchase Training 
 
The Know Your Home Program provides 
direct services to first time homeowners 
after they have moved into their home and 
have had the chance to settle in.  This is a 



post purchase home training and education 
program.  It is focused on new homeowners, 
particularly those purchasing homes 
developed by Codman Square NDC.  Our 
financial fitness and asset management staff 
provide these new homeowners with 
knowledge and guidance that is tailored to 
specific features of their homes, as 
refreshers or new learning in basic 
homeowner issues, such as budgeting for 
repairs.   
 
 The goal of the program is to help 
homeowners get to know the operating 
characteristics of their homes, understand 
how to plan financially for the upkeep of 
their home, and to avoid foreclosure.  We 
also help homeowners get to know 
neighborhood and their neighbors by 
encouraging the development of block 
associations.  The Program has several 
components designed to:  
 
·  Build skills for new homeowners to 

better manage their biggest and most 
valuable asset, their homes 

·  Foster a sense of community by building 
a platform for new and current neighbors 
to form neighborhood or homeowners 
associations 
 

This past year, the primary target population 
for the Know Your Home Program, were the 
11 new low- to moderate-income first time 
homeowners who recently the newly 
developed Norwell Whitfield Homes in 
2007.   
 
Upon graduating from the three week 
training series, these new homeowners are 
provided with $250 checks that are intended 
to seed “rainy day” funds for their homes.  
We are proud of the 11 new homeowners 
who completed the program in 2009. 
 
Rehab Lending and Lead Abatement 

Codman Square NDC continues to offer low 
interest rehab and deleading loans to eligible 
owner occupants of 1 to 4 family properties.  
As mentioned above, a result of our new 
collaboration with, and in support of the 
Southwest Boston CDC, we will be 
expanding these services into Hyde Park and 
Roslindale this coming year. 
 
These loan funds will support homeowners 
in Dorchester, (and soon, Hyde Park and 
Roslindale), in making repairs, deleading 
properties, or installing infrastructural 
improvements such as new furnaces, 
porches, roofs, baths, etc.  In many cases, 
without the renovation work that these 
affordable low interest loans allowed for, 
homeowners would be unable to rent out the 
vacant units in their properties.   
 
The availability of this capital also helped 
homeowners avoid “borrowing trouble” by 
going to predatory and subprime lenders for 
capital. We expect to make about 4 such 
loans over the coming year. 
 
 
COMMUNITY ORGANIZING AND 
RESIDENT RESOURCES WORK 
 
The phrase “yes we can” (¡Sí Se Puede! in 
Spanish) took on new meaning and 
popularity this past year.  However, it’s a 
mantra known all too well to those of us that 
have chosen organizing as a career.   
 
For Codman Square NDC’s Community 
Organizing and Resident Resources 
Department (CORR), it is a necessary way 
of doing work, work that we don’t do alone.   
 
As we review our past year’s 
accomplishments, it is evident that our work 
is a product of this belief that “yes we can”.  
Not only based on the figures shared below, 
but because of the impact that our work has 



had in catalyzing bigger benefits for our 
community. 
 
CORR works to engage residents in ways 
that inform and direct the work of the NDC, 
and builds community. Through the 
development of resident leadership that can 
respond to a range of quality of life issues at 
the block and community-wide levels, 
CORR ensures that resident voices are heard 
in the social and physical planning and 
building of the community.   
 
During 2008-2009, CORR worked with and 
engaged 1587 residents, supported 137 
resident leaders, leveraged 2480 volunteer 
hours, and secured over $293,000 in 
financial and in-kind investments to our 
organization and community as a result of 
our community building and organizing 
work. 
 
Like many great things, our efforts start 
small and grow into bigger and better things.   
An essential part of our work is helping 
people come together and address issues that 
are important to them as a community.  
 
The Fairmount Line Initiative provided new 
opportunities for us to do just this and to 
apply our collaborative approach to our 
work….what started out as a collaborative 
effort to win new stops along the commuter 
rail line flourished into multiple joint efforts 
to plan for and invest in the immediate 
community. 
 
With the Codman Square Neighborhood 
Council, we formed the Talbot Avenue 
Station Stakeholders Group, to support 
residents in working with the MBTA, and 
City officials around the station design and 
broader community planning efforts that 
will result in a better quality of life for those 
who live, work, and play in Codman Square. 
 

To support this effort and local leadership, 
Codman Square NDC also sponsored a local 
team to participate in a national Community 
Leadership Institute sponsored by 
NeighborWorks America.  The action plan 
developed as a result of this, has yielded 
new residents and voices at the table, youth 
engagement opportunities, and original 
artwork to help brand this major planning 
effort. 
 
The Fairmount Fellows Program, an 
environmental justice leadership 
development program was also a result of 
our Fairmount Organizing work.  This 
innovative program trained and worked with 
tenants in properties owned and developed 
by Fairmount Community Development 
Corporation (CDC) Collaborative members.  
The work of these fellows helped survey and 
inform over 659 tenants/neighbors about the 
impact of diesel air quality on their health.  
Their work also helped inform and lead to 
green projects within their housing 
communities. 
 
The need to maximize the smart growth 
opportunities around the coming Fairmount 
Station on Talbot Avenue, led to new 
opportunities to engage neighbors around 
community planning that included housing 
as well as other key issues such as green 
space and infrastructure.  A TNT Planning 
Series was co-sponsored with the Boston 
Project Ministries, the Codman Square 
Neighborhood Council, and the Talbot 
Norfolk Triangle Neighbors United.  
 
Our years of involvement in the Dorchester 
Backyards Project that will see the 
completion of the Elmhurst Street 
Children’s Park (stay tuned for the final 
formal name) this June, led to the creation of 
the TNT Greenspace Initiative in 
collaboration with The Boston Project, The 
Trust for Public Land, and the Sustainable 



Neighborhoods Group. This will lead to 
opportunities to transform other vacant lots 
into green spaces that add benefit to the 
community. 
 
The Fairmount Greenway, part of the 
original vision document developed by the 
Fairmount CDC Collaborative also took off 
this year.  With both local and corridor-wide 
efforts to engage neighborhoods in 
identifying, prioritizing, and helping to plan 
for the transformation of vacant lots into 
community green areas all along the 9-mile 
commuter rail line, it represents one of the 
biggest local efforts to place land under 
community control for creating public good 
in this part of Boston.  An initial inventory 
of possible sites to be developed into 
gardens, passive parks, green parking, 
landscaped areas, etc., numbers 36 just in 
the Codman Square service area.  This major 
effort across many neighborhoods will 
benefit from local neighborhood leadership 
and ideas as well as from bringing a 
diversity of experiences to share with each 
other.  
 
But while the Fairmount Organizing 
Initiative has led to new efforts, CORR has 
steadfastly continued to support other key 
long-standing community building efforts… 
 
We continue to support both local and 
citywide efforts to beautify and improve our 
neighborhoods.  Whether through TNT’s 
Being Thankful for My Community annual 
clean-up, the City’s Boston Shines, or 
United Way’s Community Care Day, 
Codman Square NDC supports and 
leverages volunteer resources with the goal 
of Taking Pride in Where We Live, Work, 
Shop, Worship, and Play.   
 
The Neighborhood Backyards Project, as 
stated earlier, is a long standing commitment 
to supporting local efforts to create healthy 

green areas for children and youth to enjoy.  
With completion of the Elmhurst Street 
Park, we are committed to the goal of 
transforming the Spencer/Whitfield site into 
a true community asset.  We recently held a 
successful event, Color Me Codman, as part 
of our annual National NeighborWorks 
Week events, in collaboration with Athletes 
For Hope.  We also hosted Codman Expo, a 
showcasing of local planning efforts as part 
of the Week’s activities. 
 
Our Codman Square Stakeholders Group 
will soon reach its tenth year of focusing 
attention to the cleanliness and safety of the 
Square, particularly the commercial area.  
While the initial focus was to bring people 
together to demystify the sources of crime in 
Codman Square and engage renters in that 
discussion, it has also served to support the 
re-initiation of a Codman Square Merchants 
Association.  With other neighborhood 
stakeholders, as its name states, we have 
successfully leveraged more. 
 
Crime and safety are a major focus of the 
work we do as well as a priority for our 
constituency.  Our annual National Night 
Out events in the Grove Hall and Codman 
Square ends of our service area help to 
highlight the importance of community and 
neighbor involvement in reducing crime.  
For five years, our youth have helped to lead 
a Peace March on that same night, getting 
people’s attention and raising awareness 
about the unnecessary killings that plague 
our community and have taken too many 
young lives. 
 
Youth and youth programs have also 
evolved significantly due to CORR’s work.  
Our initial Smart and Talented Adolescents 
Reaching for Success (STARS) afterschool 
program gave way to a STARS II Leadership 
Class, a STARS Reading Club, and a STARS 
Summer Camp.  A STARS II Leadership 



Class held in the summer of 2005 evolved 
into the Parks Patrol and Girls Talk youth 
programs, each with unique focuses, and 
now offered in collaboration with other 
neighborhood stakeholders and volunteers.  
 
Our programs have been catalysts for 
change.  A STARS Leadership Class’ work 
in inventorying vacant lots with support 
from the Urban Ecology Institute (UEI) has 
given way to larger green space planning.  A 
STARS Leadership Class’ work on the rider 
safety on the MBTA #23 bus route, with 
support from the T Riders Union (TRU) led 
to increased safety measures on the buses as 
well as current considerations for improved 
service.  A STARS Leadership Class’ work 
on traffic issues on Talbot Avenue gave way 
to more focused planning efforts for 
pedestrian safety and traffic pattern changes.  
The mix of structured and drop-in programs, 
such as the Spot Teen Café, offer choices to 
our youth and provide opportunities for 
them to participate in safe and healthy 
activities. 
 
Providing choices is why the resident 
resources component of CORR’s work is 
also important.  With resident support and 
after a long struggle, residents will soon reap 
the benefits of a new computer learning 
center at the Washington Columbia II 
Apartments.  This Neighborhood Network 
Center will provide opportunities to 
residents of all ages to learn and explore life 
opportunities through a wide range of 
planned programs and services to be offered 
out of the Center.     
 
Finally, our work in supporting 
neighborhood associations could not go 
unmentioned.  From being a simple source 
of information, to supporting with outreach, 
to building the capacity of the association 
and its leadership, CORR’s role takes 
multiple forms.  In the end, ensuring the 

viability of these local groups is what 
matters, for the stability of our whole 
community depends on the strength of each 
of these associations.  And so we will work 
with five to ten neighbors as is the case of 
groups like Woodrow Mountain, with the 
goal of one day seeing 30 to 40 neighbors 
engaged as with the Community 
Improvement Association, the Talbot 
Norfolk Triangle Neighbors United.  
 
 
ASSET MANAGEMENT WORK 
 
Codman Square Neighborhood 
Development Corporation has developed 
over 850 units of affordable housing and 
currently has over 700 affordable housing 
units and approximately 40,000 square feet 
of commercial space in its portfolio.   
 
During 2008, Codman Square hired Robert 
Springer as its first, full-time Asset 
Manager.  Asset Management focuses on the 
physical, financial and social health of the 
commercial and residential properties that 
the CSNDC develops.     
 
Our Asset Manager works closely with 
Winn Residential, who Codman Square 
NDC contracts with, to manage its 
properties. 
 
Some of Asset Management’s 
accomplishments this past year include: 
 
REFINANCING OF WASHINGTON COLUMBIA II    
This refinancing, through HUD’s Green 
Market- to-Market Program, will allow the 
property to implement several “Green”, or 
environmentally sustainable, renovations.  
Some of the renovations which will be 
completed in the following year include:  
 

·  Replacing heating systems with more 
efficient boilers 



·  Installing energy-efficient lighting 
fixtures 

·  Utilizing non-toxic, low-VOC 
flooring and paints instead of 
cheaper, toxic alternatives 

·  Implementing IPM techniques 
·  Financing the built-out and 

computers at Washington Columbia 
II’s Computer Learning Center 
scheduled to open at the end of 2009. 

 
These activities, along with multi-year 
renovations like kitchen and bath upgrades, 
will improve the physical and social 
environment for our residents. 
 
REFINANCING AND RENOVATIONS AT LITHGOW 

RESIDENTIAL 
 This refinancing has improved the 
property’s operating condition, and it has 
also involved significant renovations to 
bathrooms, kitchens and the exterior of the 
property.  These renovations should produce 
lower capital expenses over the life of the 
property. 
 

 
 
 BEFORE /AFTER RENOVATIONS 

 
 
SECURING AND RETAINING COMMERCIAL 

TENANTS 
New leases / lease extensions were entered 
into with the following commercial tenants 
at Codman Square NDC’s On The Square 
and Lithgow Commercial developments: 

 
·  Neo MA, d/b/a 

Metro PCS 
·  Summitt 

Electronics 
·  Diaspora 

Express 
·  Petite Caille 

·  Roxbury 
YouthWorks 

·  PACT Project 
(Partners 
Healthcare) 

 
INSTALLATION OF A RESIDENT GRILLING AREA 

AT TALBOT BERNARD HOMES 
During the summer, many residents at the 
property enjoy grilling.  However, grilling 
too close to one of the building entrances 
was a safety risk to the property and other 
residents.   The solution that was identified 
by WINN Management, residents and 
CSNDC’s CORR and Asset Management 
staff, was to dedicate a portion of the 
property for grilling. 
 

 
 
 

 
 

During the next year Asset Management will 
continue to work with all of the NDC’s other 
departments to develop systematic policies 
to help maintain the physical, financial and 
social health of our properties and the 
broader community.   



 
CODMAN SQUARE NDC STATEMENT OF 
ACTIVITIES SEPTEMBER 30, 2008 
 
 

 

TOTAL 
REVENUE: 
4,541,558 

 

 
4,541,558  

 

 

TOTAL 
EXPENSES: 
3,812,063 

 

  
 
 
 
 
 
 
 
 
 

   



NDC STAFF  
    

Gail Latimore –Executive Director 
Peter DeBordes-Jackson – Director of 
Admin and Finance 
Marcos Beleche- Director of Community 
Organizing and Resident Resources 
Robert Springer- Asset Manager 
Mark Dinaburg- Director of Real Estate 
Tiffany K White-Executive Assistant 
Sonia Desrose- Administrative Assistant 
Keyna Samuel- Financial Fitness 
Coordinator 

 
Veronica Truell- Community Mortgage 
Lender 
Sareddi Tusen- Economic Development 
Assistant 
Michelle Nettles- Accountant 
Vincent Lo- Accountant 
Erick Jean-Project Manager 
Matt Henzy-Project Manager 
Richard Heath-Community Organizer 
Cullen Deas- Community Organizer 
 

    
 

 
 
 

Board of Directors 
 

Amad Onujiogu- Board Chair 
Shirley Young- Vice Chair 
Wilena Julien- Treasurer 

Michael Stella- Clerk 
Coleen Walker- Assistant Clerk 

Jadirah Ortiz 
Kenan Bigby 
Lisa Haskins 

Lorraine Evans 
Nathan Cooper 
Olin Latimore 
Julie Taylor 

 
 
CSNDC BOARD COMMITTEES 
 
 
Executive Committee      Loan Committee  
Amad Onujiogu- Chair     Delores Adighibe 
Shirley Young, Vice Chair      Shirley Young 
Wilena Julien- Treasurer                                    Olin Latimore 
Mike Stella- Clerk      Rupert Owen 
Coleen Walker- Assistant Clerk    Greg Burton   
       
 



Organizing Committee    RE Development Committee 
Ron Majors      Mike Stella  Kenan Bigby 
Lisa Haskins      Shelly Goehring Erick Jean 
Jadirah Ortiz      Brian Kean 
Coleen Walker     Richard Prosper 
       Julie Taylor 
   
      
Finance Committee 
Wilena Julien 
Amad Onujiogu 
Olin Latimore 
  
 
 
 
 

NDC FUNDERS AND 
COLLABORATORS 

 
Anonymous 
Bank of America 
Boston Community Capital 
Boston Foundation 
Boston Private Bank & Trust 
Citizens Bank 
City of Boston/Dept of Neighborhood 
Development 
Community Economic Development 
Assist Corporation 
Fannie Mae Foundation 
Federal Home Loan Bank 
Harvard University 
HomeFree USA 
Hyams Foundation 
Local Initiative Support Corp 
Mass Affordable Housing Alliance 
Mass. Assoc. of Community 
Development Corps 
Mass Bay Transportation Authority 
Mass Dept of Housing & Community 
Development 
Mass Development Finance Agency 
MassHousing 
 
 

 
 
 
Mass Housing Partnership 
McPhail Associates 
Mellon Bank 
Metro Boston Housing Partnership 
MMA Financial  
Neighborhood Housing Services 
America 
NeighborWorks America 
New Boston Real Estate Fund 
Riley Foundation 
State Street Corporation 
Tremont Credit Union 
TJX Foundation 
UMASS Small Business Dev Center 
U.S. Dept of Housing & Urban 
Development 
United Way of Mass Bay 
Urban Initiative Fund 
Washington Mutual Bank 
Winn Residential 
 
 
 
 

 
 



 
COMMUNITY PARTNERS/CIVIC 

GROUPS 
 
Alternatives for Community and the 
Environment 
Ashmont Hill Neighborhood Assoc 
Boston Homeowners Services 
Collaborative 
Boston Loan and Equity Fund 
Boston Police Department Area B-3 
Boston Police Department Area C-11 
Boston Police Department Area B-2 
The Boston Projects 
Boston Redevelopment Authority 
Boston Tenants Coalition 
Boston Votes/Mass Votes 
C Circle Plus Neighborhood Assoc 
Citizens Housing & Planning Assoc 
CityLife/Vida Urbana 
Codman Square Health Center 
Codman Square Library 
Codman Square Neighborhood Council 
Dorchester Bay Economic Development 
Corp 
Dorchester Community Services 
Collaboration 
Dorchester Family YMCA 
Dorchester Housing & Open Space 
Action Team 
Epiphany School 
Erie/Ellington Neighborhood 
Association 
 
 
 
 
 
 

 
 
 
 
Fair Foods 
Federated Dorchester Neighborhood 
Houses 
Four Corners Main Street 
Friends of Elmhurst Park 
Friends of Spencer/Whitfield Park 
Greater Boston Interfaith Organization 
Greater Four Corners Action Coalition 
Kit Clark Senior Services 
Mattapan Community Development 
Corp 
Melville Park Neighborhood Assoc 
Mass Association of Community 
Development Corps 
Nuestra Comunidad Community 
Development Corp 
Shawmut United Neighbors 
Southwest Boston Community 
Development Corp 
Talbot Bernard Resident Assoc 
Talbot Norfolk Triangle Group Neigh  
United 
The Trust for Public Land 
Urban Ecology Institute 
Whitfield Wheatland Aspinwall 
Rosedale Dunlap Assoc 
  �
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