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Project Description 

Goals: What are the goals of the proposed project? 

Sherman Gardens is a state public housing development currently composed of eighty (80) one-bedroom 
rental units for the elderly and persons with disabilities (Chapter 667). The property is owned by Belmont 
Housing Authority (BHA), and it is located at 131-135 Sycamore Street, Belmont, MA 02478 (Parcel ID: 28-
101). Sherman Gardens was constructed in 1971. The community consists of six, two-story brick masonry 
buildings.  

As demonstrated by the attached photographs and overview of existing conditions (Exhibit #1), Sherman 
Gardens has significant capital needs. In addition to building systems and interiors that are original to the 
1970s, the buildings are functionally ill-suited for their intended population of elderly and disabled 
residents. Specifically, half of the units in the garden apartment complex are accessed via stairs, posing a 
major architectural access barrier to residents and their ability to age in place.  

This Community Preservation Act (CPA) application seeks development funding to support the 
redevelopment of Sherman Gardens. A funding award would build upon prior CPA allocations for this 
purpose made in fiscal year 2018 ($173,200) and 2022 ($400,000). These awards provided funding for 
consulting, feasibility analysis, architectural, and engineering work at Sherman Gardens. Predevelopment 
efforts are proceeding well, with a feasibility report prepared by Cambridge Housing Authority (CHA) 
scheduled for delivery to BHA in December 2022. This report will include architectural and site design 
concepts for consideration by BHA, including a mix of renovation and new construction to both preserve 
and expand Belmont’s affordable housing stock. 

BHA has developed the following goals for the redevelopment of Sherman Gardens: 

• Replace the 80 current units for elderly/disabled individuals with at least the same number in a
high-quality and accessible mid-rise building.

• Create new, additional affordable housing units on site.

• Optimize the site to include sufficient community space, residential amenities, and outdoor
spaces.

• Streamline resident traffic to and from the new mid-rise building, while providing adequate
parking for the resident population.

• Ensure that Sherman Gardens has sustainable rental subsidy sources in order to create long-term
operational stability.

The $400,000 in CPA funding requested in this application will further support design activities required 
for zoning approval, which will make the project shovel-ready. Both a zoning approval and the Town’s 
ongoing financial commitment will enhance BHA’s ability to leverage funding from other entities, such as 
Community Economic Development Assistance Corporation (CEDAC), Local Initiatives Support 
Corporation (LISC), Massachusetts Housing Partnership (MHP) and the Massachusetts Department of 
Housing and Community Development (DHCD) 

From time to time, DHCD issues Notices of Funding Availability (NOFA) for housing authorities for specific 
grants to enable housing authorities to redevelop or modernize a property.  Potential grants include the 
Public Housing Innovations (PHI) Grant, Modernizing Public Housing and Serving Elders (ModPHASE), and 
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High Leverage Asset Preservation Program (HILAPP) among others. DHCD has been allocated a significant 
amount of American Recovery Plan Act (ARPA) funding. There is a DHCD Notice of Funding Availability 
(NOFA) to fund the federalization of state public housing which the development team is evaluating for 
Sherman Gardens. Moving forward expeditiously with Sherman Gardens’ design work in 2023 will 
position BHA to submit a compelling, fundable application to DHCD.    

Community Need: Why is the project needed? Does it address needs identified in existing Town plans? 

The redevelopment of Sherman Gardens -will both preserve and expand the stock of affordable rental 
housing in Belmont. Therefore, the project achieves multiple of the preferences for funding articulated in 
the Town of Belmont’s Community Preservation Plan (2017; pages 7-8): 

- Demonstrate consistency with other current and widely scrutinized planning documents that
have been adopted by the Town of Belmont. Belmont has adopted multiple planning documents
that emphasize the importance of producing and preserving affordable housing. Notably, the
Town of Belmont Comprehensive Plan: 2010-2020 (2010; page 50) includes providing “affordable
housing options for young families and the aging” as a goal. Belmont’s Housing Future: Housing
Production Plan (2018; pages 34, 41) recommends creating affordable housing options for seniors
and highlights Sherman Gardens as an important site for development.

- Benefit a currently under-served population – There is currently an acute need for housing that
serves low-income and elderly households in Belmont. According to the American Community
Survey (2020 5-Year Estimates) median monthly housing cost ($2,272) in the Town has risen 34%
over the past decade. This median housing cost is a burden (greater than 30% of income) to
households earning less than $90,880. Over 2,900 households in Belmont (29.7% of all
households) experience such a housing cost burden, yet little new affordable housing is being
built. In 2018, the Housing Production Plan assumed that the Town’s Subsidized Housing
Inventory (SHI) was effectively 675 units (6.67% of all housing). As of December 21, 2020 the SHI
stands at 661 units (6.5% of all housing), indicating that there may have been a small net loss of
affordable units in 2019-2020.

- Leverage additional public and/or private funds – Investment in Sherman Gardens’
redevelopment planning makes the project more competitive for DHCD’s open NOFA for state
public housing federalization. DHCD financial support is critical for project feasibility. For example,
a state public housing project in Medford that is similar to Sherman Gardens received
predevelopment funding through the CPA process, in a comparable fashion to this proposal. That



Rejuvenation of Sherman Gardens 
CPA Final Application  
Belmont Housing Authority 

project was recently awarded $15 million in DHCD capital grant funding through the Public 
Housing Innovations Demonstration Program.  As evidenced by the development proforma, the 
BHA could leverage over $17 of private and state funding for every projected CPA dollar awarded 
to the project. 

Within the Community Housing category of the Community Preservation Plan (2017; pages 18-19), 
Sherman Gardens directly addresses specific criteria. A recommend area of focus for Community Housing 
investment is working “with the Belmont Housing Trust and Belmont Housing Authority to assist with the 
creation of affordable and/or community housing.” Additionally, a selection criterion is that the project 
should “assist in the financing or construction of new affordable housing, especially on multi-family rental 
sites.” The rejuvenation of Sherman Gardens is a priority project for the Belmont Housing Authority, as 
well as the Town of Belmont. It has the potential to guarantee continued affordable housing for 80 
extremely low-income households and to create new units of deeply affordable housing, which will 
benefit the Town for decades to come.   

Community Support: What is the nature and level of support for this project? Include any letters of 
support and petitions. 

The Community Preservation Commission’s (CPC) latest annual plan indicates an intent to work with BHA 
to create affordable and/or community housing.  

Prior CPA awards of $173,200 in 2018 and $400,000 in 2022 have been extremely useful in establishing 
the potential for redevelopment and new construction at Sherman Gardens. The CPC’s continued support 
for this project will go a long way in ensuring that the Sherman Gardens redevelopment can make 
credible funding applications to DHCD in 2023.   

Additionally, the Belmont Housing Trust is expected to issue an updated letter of support for the project 
at either its 12/15/22 meeting or its 12/22/22 meeting. This letter will be sent as a supplement to this 
application.  

Project Documentation: Attach any applicable engineering plans, architectural drawings, site plans, 
photographs, any other renderings, relevant studies or material. 

Predevelopment of Sherman Gardens will involve the study of site and building conditions, as well as the 
creation of architectural and engineering drawings. Representative of such ongoing efforts, attached 
please find an environmental site assessment (Exhibit #2). This 2019 report found no Recognized 
Environmental Conditions on site. 

Timeline: What is the schedule for project implementation, including a timeline for all critical milestones? 

In order to advance the redevelopment of Sherman Gardens and take advantage of current DHCD funding 
opportunities, BHA intends to take the following steps during 2023 and 2024: 

1. Meet with Town of Belmont staff and boards, as well as Sherman Gardens residents and
neighbors, to review the forthcoming feasibility report. Preliminary comments from the Town,
Sherman Gardens residents, and neighbors should be identified and incorporated into the project
as it moves forward.
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2. While those meetings are occurring, prepare and issue a Request for Proposal for 

architectural/engineering services required to obtain zoning approval and procure a contractor.  
The goal is to have a designer hired by March 2023 or April 2023. 

3. Meet with DHCD and state allocating agencies (MassDevelopment and/or MassHousing Finance 
Agency), to discuss the availability and timing of potential public housing funding, a private 
activity bond allocation, which is necessary to be eligible 4% LIHTC, and other state soft loans.  

4. Aim to have zoning in place by December 2023 or January 2024 so the project can be considered 
for DHCD 2024 Funding Round. 

5. Supervise the design team through the development of the schematic design and construction 
documents. 

6. Supervise the bidding process for selection of a construction manager and the subsequent pricing 
of the project. 

7. Approve the redevelopment budget and selection of equity and lender partners in accordance 
with development agreement. 

8. Close on financing to allow a construction start in later half of 2024. 
 

In addition to these key steps, a thorough process of community engagement with Sherman Gardens 
residents and abutters will be critical.  
 

 
 
Credentials: How will the experience of the applicant contribute to the success of this project? What prior 
municipal procurement experience does the applicant have? If the applicant has no prior procurement 
experience, what member of the project's working team or Town of Belmont Department Head mentor 
will be responsible for ensuring the project adheres to the necessary procurement laws? 
 
BHA professionally manages a portfolio of 262 state public housing rental units. These units provide 
housing assistance for low-income families, veterans, elderly, and disabled individuals. The BHA portfolio 
consists of 100 units of two- and three-bedroom family housing, 154 units of elderly and 
handicapped/disabled housing, and an eight-unit Section 689 property serving individuals with 
developmentally disabilities in collaboration with the Department of Mental Health. BHA also administers 
17 aided Alternative Housing Voucher Program vouchers, and 47 federally aided Section 8 Housing Choice 
Vouchers. The Housing Authority Board is made up of five members, four of which are elected for 
overlapping five-year terms. The fifth member is appointed by the state. The Board sets policy and are 
the fiduciaries of BHA.  
 
Since August 2020, BHA has had a contract with CHA to provide day-to-day management services. During 
the summer of 2021, CHA’s scope of work was expanded to include consulting on the redevelopment of 
BHA’s properties. The Planning and Development staff at CHA have extensive experience with all tasks 
associated with the redevelopment of existing and construction of new affordable housing, including 
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project conception and execution, identifying and securing financing, managing relocation needs and 
construction phasing, overseeing design development and construction, and finalizing project 
completion. The staff of 25 is comprised of experienced project managers, architects, urban planners, 
construction supervisors, financial planners, and an energy specialist. CHA is one of only a few housing 
authorities nationally to do all its redevelopment and new development in-house. CHA has used a variety 
of public housing repositioning programs, including the federalization of state public housing, RAD, RAD 
Blend, and the Section 18 Disposition program. Since 2010, CHA has served as the developer of projects 
totaling over $1 billion in total costs. CHA’s projects have impacted over 2,000 units.  

CHA has also been at the forefront of incorporating green and sustainability features into existing and 
new properties and has experience meeting the requirements of Enterprise Green Communities. To date, 
portfolio-wide energy efficiency upgrades have reduced CHA’s annual utility cost by 32% while improving 
resident comfort and building performance.  

CHA has extensive experience with public procurement and will be responsible for ensuring that the 
project adheres to laws. CHA’s executive and legal teams were instrumental in the recent passage of the 
State Economic Growth and Relief Act (H. 5374) in November 2022. This legislation includes a long 
sought-after provision that should assist BHA in reducing the cost of constructing affordable housing. The 
law exempts redevelopment of state-aided or federally-aided public housing projects from the state’s 
procurement requirements, except for prevailing wages. The land or buildings of a project must have 
been conveyed or transferred to an affiliated non-profit or private entity for purposes of completing 
redevelopment, and DHCD must approve the procurement method used to select a developer.  

Success Factors: How will the success of this project be measured? 

BHA will measure success based on short- and long-term outcomes. Short-terms outcomes are the 
successful accomplishment of milestones in accordance with the schedule included in this application: 

- Creation of schematic design documents
- Zoning approval
- Application to DHCD and other private/public partners for project funding

Long-term outcomes are related to the provision of affordable housing to low-income families: 

- # of apartments renovated at Sherman Gardens
- # of newly constructed affordable apartments at Sherman Gardens
- # of households taken off of BHA’s waiting lists (currently 14,569 applicants)
- Square feet of community and recreational space constructed
- Square feet of open space preserved/enhanced

Budget: What is the total budget for the project and how will CPA funds be spent? All items of 
expenditure must be clearly identified. Distinguish between hard and soft costs and contingencies. 

The redevelopment of Sherman Gardens is anticipated to have a total cost of approximately $70.2 
million. This preliminary budget is subject to change as construction prices and interest rates fluctuate. 
Furthermore, the budget may be impacted by the design choices made by BHA in consultation with Town 
staff and Boards as the project moves forward.   



Rejuvenation of Sherman Gardens 
CPA Final Application  
Belmont Housing Authority 

CPA funding will be utilized on architecture, engineering, and related due diligence that prepare the 
project to receive zoning approval and make it shovel-ready for construction. 

As demonstrated by the below table, the development budget to bring Sherman Gardens to a 
construction loan closing is approximately $1.5 million. CPC’s prior $573,200 awards to BHA are utilized 
for predevelopment costs. BHA is working to secure the balance of predevelopment funding needed 
through CEDAC, LISC, and/or PCI among others. 

Other Funding: What additional funding sources are available, committed, or under consideration? 
Include commitment letters, if available, and describe any other attempts to secure funding for this 
project. 

Predevelopment funding will be sought from CEDAC, LISC, MHP, and DHCD. BHA has previously received 
$48,975 in funding from the WestMetro HOME Consortium, which is being utilized for both Sherman 
Garden and Belmont Village redevelopment planning. 

CPA funding lays the groundwork for receipt of many other public and private sources of funding. 
Potential funding sources include: 
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• Low Income Housing Tax Credit (LIHTC): The main source of financing for affordable housing
development is the LIHTC program. There are two types of LIHTC (4% and 9%), which are named
based on the percentages of eligible costs that they use to calculate tax credit availability.

• DHCD Soft Loan/Grant Funding: As noted previously, from time to time DHCD makes available
funding to support the modernization of public housing and development of affordable housing.
DHCD programs that may be applicable to Sherman Gardens include, but are not limited to:

o High Leverage Asset Preservation Program (HILAPP): This state funding program supports
the comprehensive modernization and preservation of the state’s public housing stock.
The program provides grants to local housing authorities (LHAs) that are able to secure
matching funds from local and/or other non-DHCD sources.

o Modernizing Public Housing And Serving Elders (ModPHASE): Since 2016, the ModPHASE
program has provided expanded access to funding for capital improvements and
supportive services to Chapter 667 state public housing communities (elderly/disabled).

o Public Housing Innovations (PH): PHI is a state program created in 2015, and it helps LHAs
find creative strategies to redevelop their state public housing portfolios. Completed
grant rounds have funded such strategies as mixed-income redevelopment, transferring
units to federal regulation and subsidy, and mixed-finance redevelopment involving tax
credits and the addition of new affordable units.

o State Federalization NOFA: The MTW Federalization Program at DHCD issued a NOFA in
October 2022 for a rolling application program funding work to be conducted prior to
federalization of state public housing.

o State Housing Production Loans:  DHCD also provides a variety of funding for new units
including funding through Affordable Housing Trust, Housing Stabilization and Investment
Funding, Capital Improvement & Preservation Trust, Housing Innovation Funding,
Community Based Housing Funding and Facilities Consolidated Funding

• Federal Programs: The federal government is an active funder of affordable housing:
o American Rescue Plan Act (ARPA): In 2021, ARPA was passed by the federal government

to enable American households to remain stably housed during the pandemic. States and

local governments can use ARPA funds for affordable housing projects. Belmont was

designated to receive $7.8 million in ARPA money during 2021 and 2022.

o HOME Investment Partnerships Program (HOME): HOME is a federally funded program

that assists in the production and preservation of affordable housing for low- and

moderate-income families and individuals. Belmont is part of the WestMetro HOME

Consortium.

o Energy Incentives for Affordable Housing: The federal Inflation Reduction Act directs $1
billion to grants and loans towards improving energy and water efficiency, as well as
climate resilience, in HUD-assisted multi-family housing.

o Elderly Modernization Notice of Funding Availability (NOFA): HUD’s Section 202
Supportive Housing for the Elderly program provides capital funding for the development
of supportive rental housing for very low-income persons aged 62 years or older.

• MA State Low Income Housing Tax Credits (SLIHTC): DHCD allocates SLIHTC competitively through
annual funding competitions. 

Town Properties: All CPA applications filed by a private person or entity for a CPA project either located 
on, or which involves, public land, structures, personal property or amenities shall be co-sponsored by […] 
entities of the Town of Belmont which have control of, or jurisdiction over, said land, structure, personal 
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property or amenity. The […] entities of the Town of Belmont which have control of, or jurisdiction over, 
said land, structure, personal property or amenity may set guidelines, standards and rules for, or make 
revisions to a CPA project 

Sherman Gardens is a project that involves public land and structures. Therefore, it will be sponsored by 
BHA, a public entity in the town of Belmont founded in 1948. 

As a result, the requirements for a private entity acting as a project sponsor (nonprofit 501(c)(3) 
organization and submission of IRS determination letter) are not applicable.  

Maintenance: If ongoing maintenance is required for your project, how will it be funded? 

After redevelopment, affordable housing on the Sherman Gardens site will require ongoing maintenance. 
BHA has entered into a management agreement with CHA, which will be managing and maintaining the 
property after construction completion. CHA will fund maintenance by using Sherman Gardens’ operating 
income (project-based operating subsidy and tenant rents). BHA will be positioned to successfully and 
sustainably operate Sherman Gardens given the introduction of new rental assistance and a more robust 
operating budget upon completion of the redevelopment. BHA currently manages and operates 262 
public housing units across four sites. BHA has been operating and managing public housing units since 
1948. BHA’s Maintenance Department is responsible for the day-to-day upkeep of properties, including 
routine and non-routine work orders, grounds maintenance, landscaping, common area cleaning, vacant 
unit preparation, and snow removal. 

Impact on Town Budget: What, if any, potential secondary effects will your proposed project have on the 
Town's Operating Budget? Are there any capital projects that rely on the successful completion of your 
project? 

The comprehensive redevelopment of the Sherman Gardens property is highly contingent on the receipt 
of CPA funding to complete both pre-development and development activities. CPA funding will assist the 
project in securing necessary zoning approvals, as well as additional state and federal funding. 

The development budget included within this application includes a $3.0 million line item for anticipated 
future CPA funding. Subject to future conversation with the Town and CPC, BHA believes that an effective 
way for CPC to generate this vital funding would be to pledge a portion of its future annual proceeds to 
support a bond issuance.  
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Additional Information 

1. Control of Site

The site is owned and controlled by the Belmont Housing Authority. 

2. Deed Restrictions

The property is currently state-assisted public housing and is required to serve elders and persons with 
disabilities with income at or below 80% of area median income. BHA’s proposed redevelopment of the 
site would continue to serve the same population. DHCD will require a use agreement be placed on the 
property requiring its use for affordable housing. 

3. Acquisitions

Not applicable. BHA currently owns the Sherman Gardens property. 

4. Feasibility

Redevelopment of the Sherman Gardens property will require zoning approvals. As discussed in greater 
depth within the Project Description, BHA anticipates the following timeline for further actions. 

5. Hazardous Materials

An Environmental Site Assessment (Exhibit #2) conducted 
in 2019 did not show any recognized environmental 
conditions associated with the property. However, some 
additional testing will be required since the initial 
assessment did not include testing building components 
for either asbestos containing materials or lead-based 
paint.   
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6. Permitting 
 
The Sherman Gardens redevelopment project will likely require zoning approvals, which are expected to 
be received in Fall/Winter 2023. The project will conform with the appropriate building codes. 

 
7. Environmental Concerns 

 
The prior environmental reports did not identify any wetlands, floodplains, or other natural resource 
limitations within the boundaries of the project.  

 
8. Professional Standards 

 
Cambridge Housing Authority (CHA), which is serving as BHA’s development consultant, has extensive 
experience with all aspects of the redevelopment of existing and construction of new affordable housing, 
from project conception to completion. CHA’s Planning and Development team includes 25 experienced 
project managers, architects, urban planners, construction supervisors, financial planners, and an energy 
specialist. This allows CHA to be one of only a few housing authorities nationally to do all its development 
work in-house. CHA has used a variety of public housing repositioning programs, including the 
federalization of state public housing, RAD, RAD Blend, and the Section 18 Disposition program. Since 
2010, CHA has served as the developer of projects totaling over $1 billion in costs. CHA’s projects have 
impacted over 2,000 units.  

 
9. Fundraising 

 
Not applicable. 

 
10. Further Attachments 

 
Exhibit #3 provides the property’s assessment map.   
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Exhibit 1: Existing Conditions Photographs and Description 
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Sherman Gardens – Existing Conditions and Opportunities 
 

A. Physical Conditions 
 
The Sherman Gardens site is approximately 80,586 square feet. The site includes a stand-alone 
community center and 80 one-bedroom units of approximately 415 square feet spread across six 
(6) two-story, walk-up buildings. Located in the Waverly Square section of Belmont, MA, the site 
has excellent transit access. It is situated just 0.15 miles from the MBTA Commuter Rail Fitchburg 
line, which provides service to downtown Boston, Porter Square in Cambridge, and employment 
centers along I-495.  Bus routes 73 and 554 also have stops within 0.25 miles of Sherman 
Gardens. These bus routes offer access to Harvard Square in Cambridge, Waltham, and Newton. 
Sherman Garden’s immediate, mixed-use neighborhood includes the sprawling Beaver Brook 
Reservation, active and passive recreational open spaces, a supermarket, a pharmacy, and 
McLean Hospital, which is an anchor institution that employs over 1,900 individuals.   
 
Over the years, BHA has been a strong steward of Sherman Gardens. Although the property is in 
relatively good condition considering its age, there are signs of deterioration. The property is no 
longer able to effectively serve its current resident population (seniors aged 60+ and persons 
with disabilities). The property's obsolescence is due to the following factors: 
  

• Nearly all building exteriors, systems, and interiors are in their original condition from 
1971. Property management staff have observed water infiltration, degradation of 
finishes, and failing building systems (electrical, heating, ventilation, plumbing, etc.).  

• Half of the units are located on the second floor and accessed by a staircase, which 
makes them inaccessible to residents who are disabled or infirm. Virtually none of the 
common entrances meet required widths or heights for wheelchair accessibility.  

• At 415 sq. ft., units are much smaller than DHCD’s target size of 600 sq, ft., for one-
bedrooms. The units would benefit from more storage space, natural light, and 
insulation.  

 
These issues have made Sherman Gardens functionally obsolete to its intended and current 
population. As residents age, their mobility needs grow, but Sherman Gardens is unable to 
provide a supportive living environment.  
 

 

Building System Type Condition Notes

Foundation Slab-on-grade (no basements; 4') Poor condition 

Roof Asphalt

Space Heating Electric baseboard Outdated  

Water Heating Electric boiler

Cooling None

Electric Breakers Outdated; lacks capacity

Building Systems Summary
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B. Environmental

In 2019, Campbell Environmental, Inc. conducted an environmental site assessment of Sherman 
Gardens. The report found no Recognized Environmental Conditions on the site. However, some 
additional testing will be required since the initial assessment did not include testing building 
components for either asbestos containing materials or lead-based paint.   



Rejuvenation of Sherman Gardens 
CPA Final Application  
Belmont Housing Authority 

Exhibit 2: Environmental Assessment 
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Exhibit 3: Property Assessor’s Record and Parcel Map 
 






