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EXECUTIVE SUMMARY

The goal of this study is to look at the feasibility of converting the Waltham 

Armory to affordable housing. The Armory is currently vacant and the 

existing shell can be put to good use as apartments. This study considers 

to options for unit configuration:

• A Family option - which has a combination of One, Two and Three-

bedroom units. 23 units total

• A Senior/Veterans option - all one bedroom units with community space.

24 units total.

A Structural Report, a Historic Analysis and an Environmental Assessment 

are all included in this report. Each indicate that a redevelopment for 

residential use is possible.

Because of the relatively small footprint and the significant costs of a 

historic redevelopment, the key to feasibility will be maximizing the 

number of units and leveraging all available subsidies that may include: 

Community Preservation Act funds, Low Income Housing Tax Credits, other 

State housing resources, and Historic Tax Credits.
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Rear of Armory  shows orgininal door and  
many of the windows are gone

Lower level showing missing floor, part of 
the foundation and the interior. The original 
Armory has a  floor over this section.

Interior view of the main space of the Armory. 
The floor is missing for most of this area. 

Windows on the West side are missing and the 
foundation needs repair. Windows on the lower 

level do not match the East elevation - which 
will be good for conversion to apartments since 

these can be larger and let in more light.
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BACKGROUND: 
The Waltham Armory has been vacant for over a quarter century and 

could be put back into productive use by serving as affordable housing. 

It is owned by a private entity having been sold by the Commonwealth of 

Massachusetts in 2004.

DESCRIPTION AND GOALS
This study looks at the financial, architectural and structural feasibility of 

the adaptive reuse of the Waltham Armory as affordable housing. Because 

the property is listed on the National Historic Register which, limits 

the modifications of the building that can be implemented, this report 

recommends a program of unit mixes that could be accommodated inside of 

the building with nominal modifications to the exterior of the building. Two 

options are available:

Family 

13 1-bedrooms

8  2-bedrooms

2  3-bedrooms Total:	23	units

Veteran/Senior	

24 1 bedrooms 

Total:	24	units

CONSTRAINTS
The goal in any development of affordable housing, is to balance financial 

feasibility with a design that makes sense for the site and neighborhood. 

The Armory presents several significant constraints:

• Historic nature of the building and historic restrictions which limit

redevelopment options and result in unusual construction expenses.

• Small site making location of parking and open space challenging.

• Building is not very big- the interior footprint is about 7,600 limiting the

number of units that can be created inside the building. Currently the

interior floors have collapsed leaving only the shell.

Existing Armory

INTRODUCTION
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ENVIRONMENTAL PHASE I REVIEW
A “Phase I” Environmental Review performed in January 2020 did not 

identify any concerns that warranted further investigation. That does not 

mean that the site is hazard free but, that there are no observable or 

historical issues that would trigger additional testing. Possible hazards due 

to the age of the building are asbestos and lead paint. Neither of these 

are likely to be significant enough to cause a major financial obstacle. The 

Executive Summary of the Review is attached in Exhibit A. 

STRUCTURAL ANALYSIS
The Armory is structurally sound.  While deficiencies were identified 

they are primarily due to the age and neglect of the building. Renovation 

considerations will need to include: repointing masonry and foundation 

repair.  The structure’s lateral system will need to be brought into 

compliance depending on the unit configurations. The idea will be to build 

a new building inside the masonry construction.   The Hayes & O’Neil 

Structural Engineers report follows this summary.

ARCHITECTURAL ANALYSIS
Plans for the various options for the buildings are presented later in the 

book. 

The property is listed on the National Historic Register which limits the 

modifications of the building that can be implemented. The architect, 

therefore, has recommended a program of unit mixes that could be 

accommodated inside of the building with nominal modifications to the 

exterior of the building:

FINANCIAL ANALYSIS
The small number of possible units makes for an expensive per unit project. 

The project is potentially eligible for historic and low-income housing tax 

credits as well as additional state subsidies. All subsidies will require a local 

contribution of resources. The contribution required depends in part, the 

EXISTING CONDITIONS: 
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amount of time the project is willing to wait for resources because some 

are very competitive and require multiple applications over multiple years. 

In order to create a 100% affordable development for households who 

earn 60% of the area median income ($64,020 for a family of three) we 

have proposed the financing path that we anticipate is fastest and would 

therefore require approximately  $4.5 million in local funds (HOME and 

CPA), $5,5 from State and Federal resources and $1.8 million in private 

debt. It also assumes that much of the City of Waltham funds are provided 

early in the project, at the time of acquisition. A sample budget is attached 

in Exhibit C.

ZONING
The site is located within a Residence B (RB) zone and multi-family housing 

is not allowed and therefore, Metro West CD recommends a “friendly” 40B 

application for a comprehensive permit.

HISTORIC PRESERVATION REGULATORY LANDSCAPE
The Armory is listed on the National Historic Register and has a Historic 

Restriction recorded with its deed to which any property owner would be 

subject. Any alterations to the building will need to be approved by the 

Massachusetts Historical Commission. Additional information is included at 

the end of the report in Exhibit B.
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Figure 1: 34 Sharon Street
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STRUCTURAL REVIEW

As requested, H+O Structural Engineering (H+O), conducted a structural 

assessment of the existing structure located at 34 Sharon Street in 

Waltham, MA.  Our assessment is based on information provided to us by 

your office as well as a site visit made on January 14, 2020. There do not 

appear to be any existing structural drawings for this building, and as such, 

our comments are based solely on our field observations and experience

BACKGROUND INFORMATION
The building being observed is a wood framed structure with multi-wythe 

brick masonry exterior walls, that is split into two unique attached sections 

consisting of a two-story portion located at the intersection of Sharon and 

Curtis Street, and a one-story portion located at the back of building along 

Curtis Street (Figure 1). The one-story portion has an approximate footprint 

of 5,800 square feet and the two-story portion has an approximate footprint 

of 2,300 square feet. The one-story portion has a large ceiling space with 

exposed steel trusses that match the profile of the gambrel roof (Figure 2). 

The two-story portion has a flat roof with brick masonry parapets on three 

sides (Figure 3). Both portions of the building have a partially below-grade 

basement.  We understand the building previously served as the Waltham 

Armory but is currently vacant and somewhat in a state of disrepair.

SCOPE OF SERVICES
The intent of this phase of work is to identify the existing structural system 

and conduct a structural feasibility report for the proposed development 

schemes. Our assessment was only visual in nature and did not include the 

removal of finished material for a more detailed investigation or testing.  

Hidden conditions may exist and could not be evaluated as part of this 

work.  The intent of our review was to make an initial cursory evaluation 

of those structural elements in plain sight and provide recommendations 

regarding futures of the structure.

Figure 2: Existing one-story portion

Figure 3: Existing two-story portion
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SITE OBSERVATIONS
The following is a general description of the structural framing types 

encountered throughout the building, split between the two unique 

portions of the building. 

One-Story	Portion
The roof framing consists of 2x wood rafters (with plywood sheathing), 

spanning from the exterior brick masonry walls to wood purlins, which are 

supported by large steel trusses. The steel trusses span the entire width 

of the space, and bear on the exterior brick masonry walls (Figure 4). The 

steel trusses are braced at the bottom chord of the panel points with steel 

elements that frame perpendicular to the span of the truss, with additional 

steel rod X-bracing that is fastened to each panel point. Roofing materials 

appears to be inadequate or entirely absent in select area of the roof, 

exposing the existing sheathing below.

 

The first-floor framing mostly consists of 2x wood joists spanning between 

interior masonry bearing walls (as well as wood and steel beams spanning in 

between masonry piers at certain locations) and the exterior brick masonry 

walls. There are large portions of the floor that have been damaged or 

modified, including joists that are showing signs of rot from prolonged 

exposure to the elements, large areas where the joists have been totally 

removed, and other areas where the subfloor has been removed and the 

joists remain (Figure 5). 

Figure 4: One-story portion roof 

framing - note steel trusses & high 

ceilings

Figure 5: One-story portion 1st floor 

framing
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Two-Story	Portion
The roof framing, second, and first floor framing consists of 2x wood joists 

(with plywood sheathing), supported by interior 2x wood bearing walls and 

the exterior brick masonry walls (Figure 6).

Entire	Structure
The ground floor structure for both portions of the building consists of 

mortared rubble stone and brick masonry foundation walls and a concrete 

slab-on-grade. The exterior of the building above grade consists of multi-

wythe brick masonry walls (Figure 7). In addition to acting as bearing walls, 

the multi-wythe brick masonry walls act as shear walls to provide lateral 

stability for the building under wind and seismic loadings. We did not see 

any evidence of foundation settlement at the masonry foundation walls 

(as may be indicated by step cracking in the masonry walls all around the 

exterior of the building, especially at the corners). 

It is apparent previous renovation work was not completed. We noted areas 

in the building where existing joists had been replaced, existing purlins had 

been strengthened or replaced entirely with new engineered lumber (Figure 

8), as well as other miscellaneous structural modifications. It is evident 

that even though some renovation work occurred in select portions of the 

building, there are still many areas of the building where the framing is 

missing or deficient. 

Figure 6: Two-story portion floor 

framing (viewed from one-story 

portion)

 

Figure 7: Slab-on-grade, mortared rubble 

stone foundation wall, and multi-wythe 

brick masonry wall.
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RENOVATION CONSIDERATIONS
While the proposed building redesign is currently under development and 

may have some variations, this section will provide a few of the structural 

considerations that will likely apply.

Existing	Deficiencies
In all scenarios, the structural deficiencies outlined in this assessment shall 

be addressed. This includes the missing/damaged first floor framing, taking 

appropriate measures to weatherproof the building, and areas of the brick 

masonry wall that will most likely need to be repointed and addressed by a 

mason. We recommend that the owner anticipate repointing procedures at 

all windows and approximately 15% of the existing brick masonry. Selective 

parging of the mortared rubble stone foundation wall can also be expected. 

It should be assumed that additional deficiencies will be uncovered as the 

existing structure is exposed from the current finishes.

Lateral	System
We understand that the renovations being considered include adding 

an additional 2nd floor and loft space within the one-story portion of 

the building and expanding some of the existing openings in the rubble 

stone/brick masonry foundation walls at the ground floor. The proposed 

renovation without a “Change of Use” to a higher “Occupancy Category”, 

and without Structurally Connected Additions (Vertical or Horizontal), 

usually need only address the following triggers and implications (refer to 

the International Existing Building Code 2015):
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 � If there is an increase of 5% in gravity loads on any element, or 

reduction in capacity, then the specific element must comply or be 

made to comply with current IBC gravity loads. (Not applicable here 

as the proposed adaptive reuse does not increase the load on the 

existing floors)

 � If there is an increase of 10% in lateral load “Demand-Capacity 

Ratio” of any element, then those specific elements must comply 

or be made to comply with (reduced) current IBC lateral loads. 

If the “Prescriptive Method” is used, then the entire structure’s 

lateral system shall be made to comply due to the increase of 

10% Demand-Capacity ratio on any element. (See comments 

below)

 � Regardless of Demand-Capacity Ratio, if “Work Area Method 

Alteration Level 3 Substantial” applies due to  >50% Work Area 

and  >30% of the building’s structure is being altered (based on 

area tributary to the altered elements), - then the entire structure’s 

lateral system shall be made to comply with IBC Wind and IBC 

Reduced Seismic loading. (See comments below)

 � If “Work Area” exceeds 50% of the aggregate area of the building, 

- Then wall anchors for concrete and masonry buildings shall be 

investigated and shall comply or be made to comply with reduced 

IBC seismic forces. (See comments below).
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The proposed 2nd floor and loft space within the one-story portion of 

the existing building will have to be reviewed within the context of the 

above referenced triggers and implications, as the proposed renovation 

total “Work Area” may be substantial enough to require a lateral upgrade 

if these particular floors are made to rely on the existing lateral system of 

the building (the multi-wythe brick masonry exterior walls). One possible 

way around this is to provide a new lateral system that is specific to 

the proposed 2nd floor and loft space and enclosed within the existing 

building shell. This would most likely consist of wood shear walls (which 

would also act as bearing walls) down to new strip footings at the ground 

floor. 

It should also be noted that for renovations to buildings with unreinforced 

masonry walls, the IEBC requires that the new or existing floor framing 

be anchored to the exterior walls to brace them from out-of-plane lateral 

loads during a seismic event. This is typically done by providing seismic 

clips between the wood framing and brick masonry walls at 4’-0” on 

center at all floor levels.

Generally, minor structural changes to the original structure, such as 

those required to infill or utilize existing openings, and to add small 

mechanical penetrations, do not have a major impact on the existing 

building structure.  New openings required for ducts, piping, etc. in the 

roof can be accommodated provided the openings fall between the 

existing framing members and do not interfere with the framing. Small 

openings, 12” or less, can be accommodated without any additional 

framing. The existing walls should be left intact as much as possible, as 

increasing the lateral shear in any wall by more than 10% would trigger a 

code mandated lateral upgrade, which should be avoided. 

Roof Framing

As noted above, one major portion of the renovation being considered 

includes a new 2nd floor and loft space within the existing one-story 

Figure 8: LVL from previous 

renovation
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portion of the building. As the existing steel roof trusses are quite deep, 

we recommend that floor layouts, elevations, and passageways be 

coordinated within the space provided by the layout of the trusses (Figure 

9). Modifications to the existing truss bracing should be avoided as much as 

possible, as these bracings elements are critical to the structural integrity of 

the roof trusses. If the truss bracing is removed, other structural elements 

will be introduced to stabilize the roof trusses.

We recommend that all new unit demising walls align with the roof trusses 

but it should be noted that the new loft framing cannot be supported by the 

roof trusses as the trusses do not have the capacity for the increased load 

and would require extensive reinforcing. As a result, the loft framing should 

be supported by new framing below (wood stud bearing walls or beam 

and columns down to new foundations at the ground floor). All new wood 

framing and partition assemblies at this elevation will require detailing to 

accommodate roof truss deflection.

In addition to the proposed framed floors, we understand that there is a 

desire to provide new dormers at certain locations at the roof. This would 

be acceptable provided the new roof framing spans between the existing 

wood purlins at the roof level, adhering to the existing load paths at the 

roof truss panel points. As noted above, it is important the new dormers do 

not add any additional load or change the way the existing load is applied 

to the existing steel roof trusses. Where the new dormers do not frame into 

the existing wood purlins, new framing will be provided (wood stud bearing 

walls or beams and columns down to new foundations at the ground floor).
Figure 9: View of roof truss profile 

from upper floor
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Floor	Framing
We anticipate that the new framed floors (2nd and loft space) would consist 

of ¾” tongue-and-groove sheathing supported by engineered I-joists or 

open-web wood trusses. At the perimeter of each floor, new ledgers (PT 

or LVL with ice and water shield) would be anchored to the existing brick 

masonry walls to support the edge of the floor framing and to provide the 

seismic ties described previously.  We would utilize all unit demising walls 

(2-2x4 walls or 2x6 walls) as bearing walls and shear walls where required. 

Note that the depth of the joist is dependent upon its span and applied 

load. We recommend keeping the unit demising walls within a reasonable 

spacing (25’-0” or less) to keep the joist depth down (16” or less, 

dependent upon the floor finish). It is also anticipated that the existing first 

floor framing within the one-story portion of the building will be removed 

and reframed with the above described approach.

The existing two-story portion may require select modifications to 

the existing framing, including strengthening/replacing any damaged 

framing, relocated windows and doors, bearing wall removal, and other 

miscellaneous alterations to accommodate the renovations.

Foundations
New strip footings would be required at the ground floor to support the 

new bearing/shear walls. If new columns/posts are introduced to the 

framing scheme, new isolated footings will also be required at the ground 

floor level. All new concrete foundation work will require patching/replacing 

the existing ground floor slab at localized areas.

An additional aspect of the renovation includes changing the level of 

the grade outside of the building to accommodate new entryways to the 

ground floor level. Modifications to the existing mortared rubble stone 

foundation may be required if the change in grade results in inadequate 

frost protection or undermining the existing walls. These modifications 

may include new concrete frost walls and/or underpinning in select areas, 

as well as new concrete foundation walls on the inside face of the existing 
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masonry walls to stabilize the foundation as required. 

Geotechnical Engineering Consultant

We recommend that a geotechnical engineering consultant be engaged 

to provide a complete subsurface investigation and report with specific 

foundation recommendations, evaluation of construction considerations, 

underpinning adjacent structures, excavation, filling and grading, and to 

review the Contractor’s construction proposals.

If you have any further questions, or if we can be of any further assistance, 

please do not hesitate to call.

_____________________

Ben Bolger, P.E. 

Project Manager
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ARCHITECTURAL PROPOSALS

The two main considerations in the architectural approach have been: 

1. what is likely to be required under the Historic Deed Restriction 

2. what is likely to be required under the presumed Affordable Housing 

guidelines

When dealing with an historic building there are challenges to preserving 

the essential fabric while creating modern housing. In general, historic 

officials want to preserve the primary street facade. This is challenging for 

the Waltham Armory because three sides of the building are exposed from 

the streets.  The general approach has been to make sure to preserve the 

front and then respectfully alter elements are required for housing.

In the design for converting the Armory into affordable housing the design 

considers the standards set by the Commonwealth of Massachusetts 

Department of Housing and Community Development (DHCD) as they will 

likely be involved in both the financing and zoning of the project. 

Family                             

 13  1-bedrooms

 8  2-bedrooms

 2  3-bedrooms Total:	23	units

Veteran/Senior	

 24 1 bedrooms 

    Total:	24	units

The general strategy for both options is the same. The front section of the 

building will remain similar to its existing structure with housing units on 

each floor. In the open section of the Armory there would be a new three-

story wood-framed structure to accommodate the housing units. In order to 

obtain financial feasibility, the project really needs to maximize unit count 

and therefore, a key to this plan is to build a third story in the upper trusses 

and adding dormer windows into the roof.

APPROACH
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There is one site plan for both options since the difference is how the 

building is divided internally.

Both options have an addition of an elevator and stair case at the rear of 

the building. This addition was placed to minimize the visual effect on the 

structure.  Ramps have been added to the rear with access to the elevator 

so that all units can be visited and wheelchair accessible units can be placed 

on any floor.
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SITE PLAN The site plan is limited given the relatively small amount of land available on 

the site and the footprint of the Armory. The intention of this design is to 

try to maximize parking while respecting the site as much as possible. This 

is accomplished by maintaining the front entry and most of the front lawn. 

There is an entry off Sharon Street with a one-way loop going around both 

the front and back of the building.

At the rear of the building is an accessible entry near most of the parking 

and accessible parking spaces.

In order to create larger windows in the lower units, the design calls for 

window wells on the Curtis Street sides which will obscure these window 

openings and preserves the image of the building.
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OPTION	1	-FAMILY	UNITS
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of One, Two and Three bedroom units. In a typical DHCD development 

there would be primarily Two Bedroom units. Given the constraints of the 

building, there are more One-Bedroom units which is appropriate given the 

site.

Family    
 13  1-bedrooms
 8  2-bedrooms
 2  3-bedrooms Total:	23	units

SHARON STREET



22 

Scale: 3/31/2020
11:42:16 AM

1/8" = 1'-0"

Family Plan - Section 2

1
A112

Scale: 3/31/2020
11:42:18 AM

1/8" = 1'-0"

Family Plan - Section 3

CURTIS STREET ADJACENT PROPERTY FORMER 
WALTHAM HOSPITAL

CURTIS STREETADJACENT PROPERTY FORMER 
WALTHAM HOSPITAL

One unique feature is the units on the 

second and third floors. All of these 

units are “townhouse-style”. They will 

be all entered on the second floor, 

with a living room; dining room and 

kitchen. An internal stair will lead up to 

the bedrooms on the third floor. This 

is done to take advantage of the roof 

space.

U
P

R
EF.

REF. REF. REF.

REF. REF. REF.

R
EF.

Unit 201
702SF

Unit 203
915SF

Unit 204
915SF

Unit 205
903SF

Unit 206
903SF

Unit 207
894SF

Unit 208
894SF

210SF

210SF

210SF

210SF

210SF

210SF

160SF

Unit 202
848SF

145SF

140SF

Scale: 1" = 10'-0" 03/06/20

Family Plan - Level 2

D
N

152SF155SF

155SF 152SF

152SF

152SF

Sitting 
Loft

Sitting 
Loft

Sitting 
Loft

Sitting 
Loft

Sitting 
Loft

Sitting 
Loft

Scale: 1" = 10'-0" 03/06/20

Family Plan - Level 3

Second floor - Main level of typical 
“townhouse” style unit. One bedroom 
is on the main floor, with Living Room; 
Dining Room/Kitchen and stairs 
leading up to the second bedroom

Third Floor - with second bedroom 
and an additional living space/office.



W a l t h a m  A r m o r y  F e a s i b i l i t y  S t u d y                
23

D
N

U
P

D
N

REF.

D
W

REF.

D
W

REF.

D
W

REF.

D
W

REF.

D
W

REF.

REF.

D
N

Unit 1
677SF

Unit 102
1256SF

Unit 103
710SF Unit 105

787SF

Unit 107
778SF

Unit 106
775SF

Unit 104
1186SF

200SF 200SF

200SF215SF230SF

215SF

175SF

160SF

230SF

Scale: 1" = 10'-0" 03/06/20

Family Plan - Level 1

UP

REF.

DW

REF.

DW

REF.
REF.

UP

REF.

DW

REF.

DW

UP

UP
UP

DN

Unit 005
762SF

Unit 006
759SF

Unit 004
1525SF

Unit 001
731SF

Unit 003
1530 SF

Unit 002
652SF

154SF

170SF

205SF

205SF

195SF

195SF

170SF

170SF

190SF

190SF

Maintenance

Electrical

MechanicalWater Service
/Sprinkler

Scale: 1" = 10'-0" 03/06/20

Family Plan - Basement

D
N

U
P

D
N

REF.

D
W

REF.

D
W

REF.

D
W

REF.
D

W

REF.

D
W

REF.

REF.

D
N

Unit 1
677SF

Unit 102
1256SF

Unit 103
710SF Unit 105

787SF

Unit 107
778SF

Unit 106
775SF

Unit 104
1186SF

200SF 200SF

200SF215SF230SF

215SF

175SF

160SF

230SF

Scale: 1" = 10'-0" 03/06/20

Family Plan - Level 1

TYPICAL	FAMILY	UNITS

TYPICAL ONE BEDROOM UNIT

TYPICAL TWO BEDROOM UNIT

TYPICAL TWO BEDROOM UNIT

The Three-Bedroom unit has 1-1/2 baths 

and a larger living area plus more storage.
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Option 2 is composed all One-Bedroom units. All units meet DHCD criteria 

with a 66” turning space in kitchens and bathrooms. In addition, there are a 

number of spaces that will support this community: A community gathering 

space and meeting room/office on the first level and a lounge on the 

second level. On the lower level is a meeting room/office. The concept is a 

variety of spaces to encourage social interaction amongst the residents.

Veteran/Senior	

 24 1 bedrooms 

    Total:	24	units

CURTIS STREET ADJACENT PROPERTY FORMER 
WALTHAM HOSPITAL
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CHALLENGES

When dealing with an historic building there are challenges to preserving 

the essential fabric and creating modern housing. In general historic 

officials want to preserve the primary street facade. The Armory presents 

a challenge since currents three sides of the building are exposed from the 

streets. 

WINDOWS - A SPECIAL CHALLENGE
Bright natural light is essential to creating qualify affordable housing. 

Armories were, by design, not built to allow in much light.  In addition, 

modern building code requires that a window in a residential setting is wide 

enough to provide rescue egress in case of fire.  This opening is required 

to be 5.7 square feet with minimum width of 20” and minimum height of 

24”. At the Waltham Armory the existing brick openings are 20” but once a 

window frame is added we will be below the minimum dimension.  There 

are strategies for working with this challenge but will require the support of 

the Massachusetts Historic Commission to ensure a design approach that 

satisfies everyone.
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CONCLUSION

The Waltham Armory is an important building that contributes significantly 

to the historical fabric of the community. It also presents an important 

opportunity to construct new affordable housing units in Waltham. Progress 

will require a partnership with the owner, City, State Dept. of Housing and 

Community Development and the Mass. Historical Commission.  While 

the site has several constraints and deficiencies that will take time and 

coordination to address, there is a clear feasible path to the construction of 

approximately 23-25 units of affordable housing in the Waltham Armory.

EXHIBITS
A – FINANCIAL
B – HISTORIC 
C - ENVIRONMENTAL



 

 

ATTACHMENT  A 

 

FINANCING SCENARIO 

 

  



Waltham Armory

Sources and Uses of Funds 06/01/20

  4% credits, historic credits  

Sources

Equity Credits Raise

Federal LIHTC equity 2,720,614          302,290               0.900

State LIHTC equity -                      -                       0.800

Federal historic equity 1,269,630          1,548,329           0.820

State historic equity 640,000             800,000               0.800

Deferred fee -                      Acquisition portion

Debt Rate Term Amort.

State soft loans, low-income units 750,000             

City CPA 4,242,078          

Consortium funds (HOME/CDBG) 200,000             

First mortgage loan 2,028,771          4.50% 20.00 30.00

Total permanent sources 11,851,092        

Construction loan Rate Term (mo.)

Construction loan (bond) 4,000,000          3.50% 18

 100% 0%

Uses

Total Residential Commercial

Acquisition:  Land 2,400,000          2,400,000           -                  

Acquisition:  Building 600,000             600,000               -                  

Acquisition:  Subtotal 3,000,000          3,000,000           -                  

Construction contract 5,520,000          5,520,000           -                  240 psf

Contingency 552,000             552,000               -                  

Construction: Subtotal 6,072,000          6,072,000           -                  303,600  

per unit

Architecture and Engineering 276,000             276,000               -                  

Survey and Permits 116,240             116,240               -                  

Clerk of the Works 75,000                75,000                 -                  

Environmental Engineer 100,000             100,000               -                  

FF&E 15,000                15,000                 -                  

Bond Premium -                      -                       -                  

Legal 150,000             150,000               -                  

Title & Recording 35,000                35,000                 -                  

Accounting & Cost Cert 40,000                40,000                 -                  

Marketing & Rentup 25,000                25,000                 -                  

 



Real Estate Taxes 37,980                37,980                 -                  

Insurance 100,000             100,000               -                  

Relocation -                      -                       -                  

Appraisal 15,000                15,000                 -                  

Construction Loan Interest 105,000             105,000               -                  

Predevelopment Loan Interest and Fees 21,000                21,000                 -                  

Inspecting engineer 27,500                27,500                 -                  

Carrying costs 81,970                81,970                 -                  

Historic Consultant 20,000                20,000                 -                  

Development Consultant 60,000                60,000                 -                  

Loan fees 40,000                40,000                 -                  

LIHTC fees 18,000                18,000                 -                  

Other -                       -                  

Soft Cost Contingency 67,935                67,935                 -                  

General Development:  Subtotal 1,497,956          1,497,956           -                  0.246699

Operating Reserves 231,037             231,037               -                  

Developer Overhead 525,050             525,050               -                  

Developer Fee 525,050             525,050               -                  

Total Uses 11,851,092        11,851,092         -                  

Sources Over/(Under) Uses -                      -                        

592,555             per unit

TDC per unit: 592,555              

TDC per unit net of owner loans: 592,555              
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ANALYSIS OF HISTORIC RESTRICTIONS 
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INTRODUCTION 
 
Building Conservation Associates (BCA) was commissioned by Meander Studios to provide 
guidance on the historic preservation regulatory landscape as part of a broader feasibility study 
related to potential rehabilitation of the Waltham State Armory. BCA was asked to briefly 
research the property for any preservation restrictions and provide guidance on the benefits and 
constraints of using the following state and federal funds to develop the property: Community 
Preservation Act (CPA) Funds, Massachusetts Historic Tax Credits, and Federal Historic Tax 
Credits. In addition to this, BCA was asked to provide a brief overview of the review process of 
the different agencies involved in the various fund sources. The following is a report of BCA’s 
findings. 
 
SUMMARY 
 

• A Preservation Restriction held by the Massachusetts Historical Commission (MHC) 
requires all work on the property to be done according to the Secretary of the Interior’s 
Standards for Rehabilitation. Prior approval by MHC of work beyond basic maintenance is 
also required. 

• Consultation with the Waltham Historical Commission and the Massachusetts Historical 
Commission early in the planning process is strongly encouraged, to avoid conflicts and 
inappropriate proposals concerning the preservation aspect of the project.  

• Community Preservation Act funding support may be available for both the historic 
preservation component and the affordable housing component of the project. 

o CPA applications are accepted on a rolling basis. 
o Community support plus the support of the relevant Waltham commissions 

(Waltham Historical Commission and Waltham Housing Authority) are required. 
o Deed restrictions associated with accepting CPA funding are likely to be 

subordinate to the existing preservation restrictions held by MHC. 
• Federal and State Historic Tax Credits may be appropriate for this project. 

o A three-part application process with a third part related to post-project 
certification. 

o Work must comply with the Secretary of the Interior’s Standards for 
Rehabilitation. 

o Support of Waltham Historical Commission is desirable. 
o Consultation with Massachusetts Historical Commission will be required to 

address challenges of corner lot visibility versus primary façade visibility. 
o Complex financial process requires knowledge tax/financial advisor. 

 
BACKGROUND 
 
Historically known as the Company “F” Armory, the Waltham State Armory is located at the 
intersection of Sharon and Curtis Street in Waltham, Massachusetts. The building sits 
approximately 600 feet from the Charles River. The property is situated on the edge of a 
Residential B zoning district, with the eastern and southern boundaries of the property bordering 
the Hope Ave. Redevelopment 1 zoning district. Built in 1908, the Armory was added to the State 
and National Historic Registers in September 1989.  



Waltham Armory State  Page 2 
Feasibility Study   
 

 February 2020 
 
BUILD ING  CONSERVAT ION  ASSOC IATES  INC

 
The Waltham State Armory was built with red brick in the Georgian Revival style. The National 
Register for Historic Places nomination form states that “[the Armory’s] design, materials, and 
workmanship are particularly distinguished compared to the other armories of the period”.1 For 
instance the Georgian Revival quoining on the Armory “stands in contrast to the medieval motifs 
employed by most armory designs”.2 In addition to the brick quoining, the structure still retains 
many of its original exterior features and details, such as corbeling on the east and west 
elevations and the board and batten front doors. Even though many of the original features are 
still extant, due to being vacant for so many years, the building is in poor condition and requires 
substantial work to be usable. Not only is the Waltham State Armory architecturally noteworthy, 
but it also holds historical significance.  
 
The structure was designed by the prominent Boston architectural firm, Hartwell, Richardson, 
and Driver, and is the only armory building in the city. Henry Hartwell, a founder of the firm, was 
a resident of Waltham, and the Armory was built by a local contractor, Rufus E. Lord. Waltham’s 
armory was one of the last armories in Massachusetts to be built to individualized architectural 
designs. Soon after the armory was constructed in 1908 for $45,000, “the State Armory 
Commission approved a standardized design for armories by the firm of Mulcahy & McLaughlin to 
streamline the building process”.3  
 
PRESERVATION RESTRICTIONS   
 
Preservation Restrictions 
The MHC holds a preservation restriction on the property. A preservation restriction is a legal 
instrument registered with the deed that governs changes to the property. The preservation 
restriction for the Armory states that MHC must review and approve all interior and exterior 
structural, physical, coloring, or surfacing changes and that all work must comply with the 
Secretary of Interior’s Standards for Rehabilitation.4 See Appendix A for the full deed record.  
 
The Secretary of the Interior’s Standards for Rehabilitation (The Standards) are a set of principles 
on how to properly maintain, repair, and replace character-defining features of historic buildings, 
and how to integrate contemporary materials and designs with historic elements. The latest 
version of The Standards was released in 2017 and can be found online on the NPS’s website: 
www.nps.gov/tps/standards/treatment-guidelines-2017.pdf. The MHC regulates changes to the 
building using this guide. Rehabbing properties following The Standards is also a requirement for 
many grants and tax incentive programs such as the Massachusetts Community Preservation Act 
(CPA) funds and the State and Federal Historic Tax Credit programs. 
 
  

 
1 Edward W. Gordon and C Jenkins. "Company “F” State Armory." National Register of Historic Places 
Inventory/Nomination Form. (National Register #89001571,Waltham Historical Commission, Waltham, MA., August 21, 
1989), 2. 
2 Ibid. 
3 Ibid. 
4 South Middlesex County, Massachusetts. “Massachusetts Quitclaim Deed” (Deed Book 63251, Page 282, February 4, 
2014) 
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LISTINGS ON HISTORIC REGISTERS  
 
State and National Register of Historic Places 
The Waltham State Armory is listed on both the State and National Register of Historic Places. 
The National Register is an official list of buildings, structures, objects, and sites that have 
architectural, historical, cultural, or archaeological significance. Properties listed on the national 
register are automatically included in the State Register of Historic Places. 
 
Having a building, structure, object, or site listed on the State and National Registers does not 
mean that there cannot be any changes to the property. The listing is primarily honorific, and its 
primary purpose is to provide national recognition of the importance of the property and allow 
for eligibility for state and federal tax incentives and other preservation-related assistance. Being 
included on the registers can provide limited protection if a federal or federally assisted project 
has the potential to affect the registered property. Typically, the MHC has review authority if 
state or federal money and permits are involved for state and national registered properties. 
Being listed on the State and National Registers can also affect full or partial demolition of the 
property. 
 
The city of Waltham has a demolition delay ordinance of 12-months for buildings it considers to 
be “significant”. The ordinance defines a significant building as a structure that is in whole or in 
part 75 years and older and meets listed criteria, such as being listed on the National Register of 
Historic Places.5 The Waltham State Armory meets these requirements and would be subjected 
to a demolition delay if part or all the building were to be demolished. The Waltham Historical 
Commission (WHC) oversees determinations with respect to the potential demolition of these 
significant properties. The WHC will require review of the current property as well as future plans 
when even partial demolition is desired. Since MHC also holds a preservation restriction on the 
property, any level of demolition will also require their approval. 
 
GRANTS AND TAX CREDITS 
 
Due to the age of the Armory and its listing on historic registers, the property is eligible for the 
Federal and State Historic Preservation Tax Credit programs. Additional grant funding through the 
Community Preservation Act (CPA) may also be available for rehabilitation efforts at the Armory. 
 
Community Preservation Act (CPA) Funds 
Since Waltham is a CPA community and the Waltham State Armory is on historic registers, the 
project should be eligible to receive CPA funding support. In order to qualify for CPA funds, the 
project must fall into a CPA project category - open space, historic preservation, recreation, and 
housing. Rehabilitating the Armory may qualify for two of these categories: historic preservation 
and housing.  
 
The CPA mandates that a minimum of 10% of the annual CPA revenue be allocated to the 
following categories: open space/recreation, historic preservation, and housing. No more than 

 
5 Waltham Delay Demolition Ordinance. Sec. 23-2 and Sec. 23-3.   
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65% of the fund can be undesignated and used for any CPA project. 6 Waltham’s Community 
Preservation Committee (CPC) determines how much to allocate to each approved project. Based 
on online records of past projects, most of the projects approved by the CPC fall into the historic 
preservation category. A copy of the CPA-General Laws Chapter 44B can be found online at 
www.communitypreservation.org. 
 
A condition of accepting CPA funds is that the property receives some kind of deed restriction. 
Since the Waltham State Armory already has a strong preservation restriction held by the MHC, it 
is unlikely that any CPA restriction, with respect to historic preservation, will be more stringent. 
There may be restrictions related to accepting CPA funds for affordable housing support. 
 
To apply for CPA funds, the applicant must fill out a CPA Application. For projects in Waltham, 
form WCPA-1 (the City of Waltham Massachusetts Community Preservation Act Historic, Open 
Space, and Recreation Funding Application) should be filled out and filed with the city’s CPC. 
Along with the application form, a number of supporting documents are needed that may require 
extra time to acquire. It is important to note that having community support for the project is a 
requisite for getting approval. Written support from the following agencies, groups, and 
individuals at a minimum should be obtained: 

• Members of the city council 
• Waltham Historical Commission 
• Waltham Housing Authority for Community Housing 
• Community members/groups that have a connection to the project 

A full list of items along with other required supporting documentation can be found on the 
second and third pages of form WCPA-1 (see Appendix B). 
 
Since the Waltham State Armory is intended to be rehabilitated for housing, form WCPA-2 is also 
required. Both forms are available online on Waltham’s CPC website. Waltham’s CPA Applications 
are accepted on a rolling basis. If the CPC approves the project, it goes to the second stage, 
where it is presented to the City Council.  
 
State and Federal Historic Preservation Tax Incentives Program 
The Federal Historic Tax Credit program can provide funding support for rehabilitation projects 
on historic buildings. The program is jointly administered by the National Park Service (NPS) and 
the Internal Revenue Service (IRS), in partnership with the Massachusetts Historical Commission 
(MHC). 
 
The program can provide federal tax credits equal to 20% of the qualifying rehabilitation 
expenses provided that the property is income-producing, and a substantial portion of the 
project’s overall budget is dedicated to historically sensitive rehabilitation efforts. The guide for 
appropriate rehabilitation work is the Secretary of the Interior’s Standards for Rehabilitation (The 
Standards). Concerning the Waltham Armory, The Standards are already in effect with respect to 
complying with the existing Preservation Restriction held by the MHC. 
 

 
6 “Community Preservation Act” Community Preservation Coalition (Community Preservation Coalition), accessed 
February 19, 2020, https://www.communitypreservation.org/text-legislation#anchor_community-housing 
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In addition to the Federal Tax Credits, Massachusetts also offers a similar program of up to 20% 
credit on state taxes. The current state program is set to expire on December 31, 2022. While 
there is no way to guarantee this program will continue to exist, the program has been in place 
since 2004 and consistently renewed each time expiration approached. 
 
Non-profit groups can work with for-profit investors to successfully take advantage of this 
financial instrument. The historic tax credits can often be leveraged in conjunction with tax credit 
incentives associated with affordable housing to increase a project’s financial viability. Due to the 
complex financial terms related to these tax credits, interested parties are strongly encouraged to 
retain a tax attorney to assist in navigating the financial part of the process. 
 
Securing historic preservation tax credits requires the submission of application materials to the 
Massachusetts Historical Commission. State and Federal submissions should be made under 
separate cover, although both are submitted to the Massachusetts Historical Commission. Part 1 
applications are submitted on a rolling basis and are used to determine the significance of the 
property. As the Waltham Armory is on the National Register of Historic Places, this should be an 
easy process. However, it is possible that the MHC will take the opportunity to request an 
updated “Form B” (Massachusetts Historic Building Inventory Form), or even a supplementary 
National Register Nomination Form. 
 
Once MHC determines that the property is significant and warrants tax credit consideration, the 
Part 2 application is submitted. Part 2 requires extensive information related to project budgets 
and construction documents equivalent to Design Development level of effort. This is the part of 
the application process, where The Standards first play a role. The project details must include 
how existing historic features will be treated and how alterations and new treatments will be 
implemented. There are three application cycles per year to submit Part 2 by (January 15th, April 
30th, and August 31st). 
 
APPLICATION OF THE STANDARDS 
 
In the case of the Waltham Armory, there are obvious challenges to converting its prior use to 
residential use. Accessibility, interior daylighting, and mechanical equipment are all required and 
will have an impact on the historic building fabric. In most cases, new treatments to historic 
buildings that are mostly hidden from the public way can often be implemented within the 
application of The Standards. Since the Armory is located on a corner lot, three-quarters of the 
building is visible from the public way (Figure 1). This increases the challenges associated with 
providing required amenities while minimizing the impact on historic fabric. 
 
In order to successfully navigate this process, early consultation with MHC is strongly 
encouraged. Currently, there are important elements under consideration that are likely to draw 
at least an initial negative reaction from MHC. 
 
The first element is the implementation of low profile, shed roof dormers installed in the lower 
section of the gambrel roof along both sides of the rear ell (Figure 2). This ell is not visible from the 
primary façade on Sharon Street, but the (nominally) east side of the ell is fully visible from Curtis 
and Bellevue Streets. Designing the new dormers so that they blend in with the roof as much as 
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possible would minimize their visual impact. However, there is no way to screen them entirely 
and eliminating these dormers from the east side negatively impacts the amount of daylight that 
can reach the living space. 
 

 
Figure 1. Map showing the Waltham State Armory and surrounding area. The north, east, 

and south elevations of the building are highly visible from the public way. Source: 
Google Earth   

 
Figure 2. The rear ell of the building is highly visible from the public way along Curtis and 

Bellevue Streets.  
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Another element is the installation of an elevator to make all interior spaces accessible. Installing 
an elevator within the existing footprint presents challenges since the elevator override is likely to 
require penetration through the roof and thus be highly visible. If there is a way to sensitively 
incorporate an elevator at the front of the building where the parapet might minimize the 
visibility, the front entrance will have to be significantly modified to provide the required 
accessibility. This will have a negative impact on the primary façade (Figure 3). Alternatively, 
creating an elevator addition at the rear of the building can provide appropriate accessibility but 
will be a very visible addition when viewed from the side streets. A scenario where the addition is 
off-center may be more palatable given that the original form of the roof, as seen from the rear, 
will still be clearly understood. Locating the elevator addition on the (nominally) west side of the 
ell may render it less visually jarring but may also create additional accessibility challenges. 
 

 
Figure 3. The façade of the building. Providing ADA accessibility on this primary elevation 

would have a negative impact on the historic appearance of the building. 

As a matter of course, The Standards and MHC tend to take a firm stance with respect to 
fenestration. Windows garner a great deal of attention with a strong preference to restore 
existing windows. Replacement windows that effectively replicate the existing windows are often 
allowed, especially in conjunction with large mill/factory type projects. A less preferred, but 
possibly acceptable option, would involve a window that “reads” as original but may operate 
differently. 
 
An additional issue is adding window penetrations at any of the visible elevations or modifying 
existing window openings runs counter to the intention of The Standards and will not likely gain 
approval. Increasing window openings at the grade level will be highly visible along the east 
elevation but implementing a screening solution so that the grade level openings are not visible 
from the street may gain approval. Accomplishing this with natural grade changes versus a 
physical retaining wall may gain more support. 
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To support a new residential use, mechanical systems will need to be implemented. At a 
minimum, these systems will likely require exhaust, ventilation, condensers, and plumbing vents. 
Careful coordination to locate these important elements out of the public view may be similarly 
challenging. 
 
As MHC holds a preservation restriction on the property, these challenges will exist regardless of 
whether tax credit support is solicited. It is strongly encouraged to develop the details associated 
with these visible features and added elements before dedicating much effort on internal details. 
However, it is important to understand that the preservation restriction held by MHC includes 
interior work and thus structural and spatial changes to the interior are similarly up for regulatory 
review. 
 
In addition to the basic regulatory hurdles, it is also important to understand timing hurdles. 
While Part 1 applications are accepted on a rolling basis, there are three deadlines for the 
submission of Part 2 – January 15th, April 30th, and August 31st. When factoring in consultation, 
the necessary project document development, April 30th, may present an overly aggressive 
timeline at this point.



 

 

 

 
 
 
 
 
 

Appendix A 
Deed Record 
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City of Waltham Massachusetts
Community Preservation Act  
Historic, Open Space and Recreation
Funding Application WCPA-1

 Page 1

 

ApplicAnt informAtion

Name of Applicant (1) _________________________________________________________________________

Name of Co-Applicant, if applicable (1) ___________________________________________________________

Contact Name ______________________________________________________________________________

Mailing Address ____________________________________________________________________________

__________________________________________________________________________________________

Daytime Phone (i.e. of Proposal Applicant) _______________________________________________________

proJEct BASicS

Address of Project (or Assessor’s Parcel ID) _______________________________________________________

__________________________________________________________________________________________

CPA Category (check all that apply):

 ☐ Open space

 ☐ Historic preservation

 ☐ Open space recreation

 ☐ Community Housing (You must also complete Application WCPA-2)

CPA Funding Requested ______________________________________________________________________

Total Cost of Proposed Project _________________________________________________________________

proJEct DEScription
Attach answers to the following questions. Applications will be returned as incomplete if all requested 
information is not provided. Include supporting materials as necessary.   

GoAlS: What are the goals of the proposed project?   

community nEED: Why is this project needed? Does it address needs identified in existing City plans?   

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

timElinE: What is the schedule for project implantation? Include a timeline for all critical items for their 
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 Page 2

City of Waltham Community Preservation Committee  Massachusetts
 Historic, Open Space and Recreation Funding Application WCPA-1

completion.   

crEDEntiAlS: How will the experiences of the Applicant(s) contribute to the success of this project?   
Success Factors: How will the success of this project be measured? Be specific.   

BuDGEt: What is the total budget for this project? How will the CPA funds portion be spent? All items of 
expenditure must be clearly identified and justified. Detail the hard and soft costs.  Identify contingencies.    

othEr funDinG: What additional funding sources are available, committed, or under consideration?  
Include commitment letters if available. Identify all sources of other funding which have been sought for this 
project and the status of the requests.   

mAintEnAncE: If ongoing maintenance is required for your project, how will it be funded?  (Note that CPA 
Funds may not be used for maintenance, but maintenance is an important consideration for all projects.) 

ADDitionAl informAtion
Provide the following additional information, as applicable.   

DocumEntAtion: Provide written documentation that you have control over the site,  such as Purchase 
and Sale Agreement, option, or deed.   

conStruction or rEhABilitAtion: (2) For projects with construction or rehabilitation, provide floor 
plans, elevations including the existing and proposed site plan(s), and any additional drawings or photographs 
which visually describe the project.

ZoninG: Provide evidence that the project is in compliance with the current City Zoning Ordinance as 
Amended, as well as all other laws and regulations . If zoning relief is required, note the parts of the proposal 
not in compliance with the Zoning Ordinance , and when an application will be made to the Zoning Board of 
Appeals.   

city ApprovAlS: Provide evidence that the appropriate City Boards and Commissions approve of the 
project (Waltham Historical Commission for Historic, Conservation Commission for Open Space, Park & 
Recreation Board for Recreation, and Waltham Housing Authority for Community Housing). As an example, a 
project in a City park would require that the Park & Recreation Board accept the project. 

hAZArDouS mAtEriAlS: Provide evidence that the proposed site is free of hazardous materials or that 
there is a plan for remediation in place.    

profESSionAl StAnDArDS: Provide evidence that appropriate professional standards will be followed if 
construction, restoration, or rehabilitation is proposed.   

lEvErAGED ADDitionAl BEnEfitS: Provide information indicating how this project can be used to 
achieve additional community benefits.   
Notes: 
(1) City Property: If the proposal is located on City-owned land, either the Applicant or Co-Applicant must be 
the City Board, Commission or Department that has custody of the land. 
(2) Appraisals:  If the requested funds are for a real estate acquisition, an independent appraisal will be required 
which the Applicant will be required to fund. No funding decisions will be made without an independent 
appraisal. Additional appraisals may be required for final approval. 
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 Page 3

City of Waltham Community Preservation Committee  Massachusetts
 Historic, Open Space and Recreation Funding Application WCPA-1

FOR COMMunity PReSeRvAtiOn COMMittee uSe Only

Application received on __________________________________________________________________

Application received by __________________________________________________________________

Date Project presented to CPC for Submission Acceptance Process ________________________________

Was Project accepted for Consideration? ____________________________________________________

If accepted for Consideration, Project Public Hearing date ______________________________________

Following meeting Date for decision to recommend for funding __________________________________

Was project recommended for funding to the City Council? _____________________________________

Was project funded by the City Council? ____________________________________________________

If project funded by the City Council, for how much? __________________________________________

Date funding Contract signed with applicant _________________________________________________

APPliCAtiOn SuBMiSSiOn RequiReMentS
Proposals for Community Preservation Act funding must be submitted using the City of Waltham’s Application 
forms WCPA-1 and WCPA-2. 
If the proposal is exclusively a community housing project, applicants must submit WCPA-2. If the proposal 
combines community housing with any other funding category, both WCPA-2 and the WCPA-1 must be 
submitted. Otherwise applicants can submit just WCPA-1.
All information requested on the application forms must be included with the proposal at the time of submission 
or it will not be accepted for consideration. Applications may not include any handwritten information.
Applications and all supporting documentation must be submitted as hardcopy with eleven (11) copies 
(including one unbound for reproduction) to the official mailing address as specified in Article VI. If an 
Application is recommended for funding by the CPC, then an additional 17 copies must be provided for use by 
the City Council.
Applicants are encouraged to include any maps, diagrams, and/or photographs pertaining to the project. Letters 
of support for the project from community organizations or other sources may also be submitted.
Applicants will also submit an electronic version of each and every document submitted in their application if 
available, either on CD or USB flash drive, preferably in Portable Document Format (PDF) or other commonly 
used file formats (eg. .doc, .docx, .xls, .xlsx, .jpeg). 
Applicants should include actual quotes for project costs whenever possible. If not available, estimates may be 
used, provided the basis of the estimate is fully explained.
Applicants should pursue matching or supplemental funds from state, federal and/or private sources when 
available. 
Applicants should detail who will be responsible for project implementation and management. Their relevant 
experience should be included in the narrative. Please be sure that project management costs have been included 
in the overall project budget.
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City of Waltham Massachusetts
Community Preservation Act  
Community Housing
Funding Application WCPA-2

 Page 1

 

Section i ApplicAnt/Developer informAtion

Contact Person/Primary Applicant (1) ____________________________________________________________

Organization, if applicable  ____________________________________________________________________

Co-Applicant, if applicable (1) __________________________________________________________________

Owner of project (if not developer/sponsor) (2) _____________________________________________________

Mailing Address ____________________________________________________________________________

__________________________________________________________________________________________

Daytime Phone (Contact Person/Primary Applicant) _______________________________________________

Email address ______________________________________________________________________________

Fax number ________________________________________________________________________________

Developer (if different than applicant) ___________________________________________________________

Developer mailing address ____________________________________________________________________

__________________________________________________________________________________________

Developer daytime phone _____________________________________________________________________

Developer email address ______________________________________________________________________

Developer fax number ________________________________________________________________________

Section ii proJect informAtion

Project Name _______________________________________________________________________________

Address of Project ___________________________________________________________________________

__________________________________________________________________________________________

Assessor’s Parcel ID  _________________________________________________________________________ 
(see http://waltham.patriotproperties.com/default.asp to look up parcel ID by address) 
Type of CPA-funded project  (check all that apply):

 ☐ Creation ☐ Preservation ☐ Support

 ☐ Acquisition ☐ Rehabilitation and Restoration
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City of Waltham Community Preservation Committee  Massachusetts
 Community Housing Funding Application WCPA-2

Brief project description ______________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

proJect funDing

city funding Sources                                         $ purpose                     
CDBG/Housing Development
Community Preservation Fund
Other Waltham City funds

total amount of city funding requested
stimated total evelopment Costs

type of houSing (check all that apply and provide Number of units)

housing target class                housing target                                       number of units
Homeownership  ☐ Single Family

 ☐ Condominum
 ☐ Cooperative
 ☐ Other __________________________

Rental  ☐ Individual/Family
 ☐ Group home/congregate
 ☐ Other __________________________

Targeted Population  ☐ Individual/Family
 ☐ Special needs/Identify needs
 ☐ Elderly
 ☐ Homeless
 ☐ At risk of homelessness
 ☐ Other___________________________
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City of Waltham Community Preservation Committee  Massachusetts
 Community Housing Funding Application WCPA-2

unitS of houSing

unit style total # 
units

# units <= 
30% Ami

# units <=

50% Ami

# units <=

80% Ami

# units <=

80-100%

  Ami

market

rent(s)

market 
Sale

price(s)

SRO
1 BR
2 BR
3 BR
4 BR
Other

Key: <= is “less than or equal”

Section iii Site informAtion

Lot size (ft2) _______________________________________________________________________________   

Zoning district(s) ___________________________________________________________________________  

Ward _____________________________________________________________________________________
Do you have site control (e.g. Purchase and Sales Agreement, option to purchase, deed? Note: Community 
Preservation Fund applicants are required to submit evidence of site control with the application.)

 ☐ Yes ☐ No

Zoning: If applicable, explain what zoning relief is required (e.g. a zoning variance, special permit) and why.

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

environmentAl: Please describe any anticipated environmental issues/concerns with the site. If the site 
contains known environmental hazards, provide a remediation plan.

__________________________________________________________________________________________

__________________________________________________________________________________________

How old is the existing building (or buildings), if applicable? _________________________________________
Are there (or will there be) children under the age of seven living on the premises?

 ☐ Yes ☐ No

DiSlocAtion: Will the project temporarily or permanently displace or require relocation of existing tenants? 
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City of Waltham Community Preservation Committee  Massachusetts
 Community Housing Funding Application WCPA-2

If yes, please describe any outreach efforts and/or notifications to residents to date.

__________________________________________________________________________________________

__________________________________________________________________________________________

hiStoric: Is the property listed in the National Register of Historic Places, located in a local historic district, 
National Register Historic District or eligible for listing in the National Register? 

 ☐ Yes; identify district(s): _____________________________________________________________ 

 ☐ No

C   P C  CH  AF  APP P A  F CPA F

milestone Date 
Inform Ward Councillors and immediate abutters of proposed plans
Pre-development (design, zoning, permitting)
Acquisition
Rehabilitation/construction
Marketing/outreach
Expected date of project completion
Full  Occupancy
Other significant milestone to implementation________________________
Other significant milestone to implementation________________________
Other significant milestone to implementation________________________

Section v finAncing AnD operAting BuDget  
proJect BuDget: Submit proforma development and operating budgets. Include all anticipated sources 
and uses of financing for the project. The operating budget must detail operating income and expenses. Detail 
the hard and soft costs. Identify contingencies. Applicants may use their own format or any of those used by 
Massachusetts affordable housing lenders and agencies. Refer to the attached Developer’s Checklist which lists all 
the information required for submission. 

cApitAl neeDS ASSeSment: Community Preservation Funds may not be used for housing-related 
maintenance costs. All applicants seeking Community Preservation Funds for community housing must 
submit a capital needs assessment with their application, unless the project is new construction or substantial 
rehabilitation. 

city of WAlthAm ASSeSSorS property ApprAiSAl AnD DAtA: Applicants must provide 
an “as is” appraisal of the project building(s) that provides satisfactory evidence that the purchase price 
of the project building(s) does not exceed fair market value. In addition, all applicants for housing funds 
must summarize data from the Waltham Assessors Department identifying the assessed value of the project 
building(s) and comparable properties in the neighborhood and/or City. 
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City of Waltham Community Preservation Committee  Massachusetts
 Community Housing Funding Application WCPA-2

P F F F A C A  C MM M  C  C MM M  F  H  
 If the Applicant does not have financing, describe what sources of financing are planned and 

the time frame that funds are expected to be available, with conditions, deadlines, limitations, and any and all 
restrictions related to the commitment of non-City sources of funding. If receiving housing subsidies, submit 
commitment letters or explain when the applicant will seek housing subsidies and from what source(s). 

Section vi proJect DeScription
Attach answers to the following questions. Applications will be returned as incomplete if all requested 
information is not provided. Include supporting materials as necessary.

goAlS: What are the goals of the proposed project?

community neeD: Why is this project needed? Does it address needs in existing City plans?

community Support: What is the nature and level of support for this project? Include letters of support 
and any petitions. Is a neighborhood outreach program planned?

creDentiAlS: In Section IV, some critical steps to completion and success of the project were estimated. 
How will the experiences of the Applicant(s) contribute to the success of this project?

SucceSS fActorS: How will the success of this project be measured? Be specific.

mAintenAnce: If ongoing maintenance is required for your project, how will it be funded? (Note that CPA 
Funds may not be used for maintenance, but maintenance is an important consideration for all projects.)

ADDitionAl informAtion: Provide the following additional information, as applicable.

other city AgencieS: If actions for acceptance or approval are required from other City Departments, 
Boards, Commissions, Committees or others, include the reference (s) or proof of the status of their actions. 
If plans or documents are available from those agencies, provide a reference copy or public location for CPA 
review.

comBinAtion community houSing/community preServAtion proJectS: 
If seeking Community Preservation Funds for a project combining community housing with any other 
Community Preservation categories (historic, open space, recreation), also submit a complete Historic, Open 
Space and Recreation Funding Application WCPA-1. Items which are common to both Forms can be filled by 
reference to “WCPA-1”.

leverAgeD ADDitionAl BenefitS: Provide information indicating how this project can be used to 
achieve additional community benefits.

Superscripted Notes: 
(1) City Property: If the proposal is located on City-owned land, either the Primary Applicant or Co-Applicant 
must be the City Board, Commission or Department that has custody of the land.
(2) Appraisals: If the requested funds are for a real estate acquisition, an independent appraisal will be required 
which the non-City Applicant, if applicable, will be required to fund. No funding decisions will be made without 
an independent appraisal. Additional appraisals may be required for final approval.
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City of Waltham Community Preservation Committee  Massachusetts
 Community Housing Funding Application WCPA-2

I verify that all information stated in this application is true and accurate.

Applicant signature Date
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City of Waltham Community Preservation Committee  Massachusetts
 Community Housing Funding Application WCPA-2

For CoMMunity PreservAtion CoMMittee use only

Application received on __________________________________________________________________

Application received by __________________________________________________________________

Date Project presented to CPC for Submission Acceptance Process ________________________________

Was Project accepted for Consideration? ____________________________________________________

If accepted for Consideration, Project Public Hearing date ______________________________________

Following meeting Date for decision to recommend for funding __________________________________

Was project recommended for funding to the City Council? _____________________________________

Was project funded by the City Council? ____________________________________________________

If project funded by the City Council, for how much? __________________________________________

Date funding Contract signed with applicant _________________________________________________

APPliCAtion suBMission requireMents
Proposals for Community Preservation Act funding must be submitted using the City of Waltham’s Application 
forms WCPA-1 and WCPA-2. 
If the proposal is exclusively a community housing project, applicants must submit WCPA-2. If the proposal 
combines community housing with any other funding category, both WCPA-2 and the WCPA-1 must be 
submitted. Otherwise applicants can submit just WCPA-1.
All information requested on the application forms must be included with the proposal at the time of submission 
or it will not be accepted for consideration. Applications may not include any handwritten information.
Applications and all supporting documentation must be submitted as hardcopy with eleven (11) copies 
(including one unbound for reproduction) to the official mailing address as specified in Article VI. If an 
Application is recommended for funding by the CPC, then an additional 17 copies must be provided for use by 
the City Council.
Applicants are encouraged to include any maps, diagrams, and/or photographs pertaining to the project. Letters 
of support for the project from community organizations or other sources may also be submitted.
Applicants will also submit an electronic version of each and every document submitted in their application if 
available, either on CD or USB flash drive, preferably in Portable Document Format (PDF) or other commonly 
used file formats (eg. .doc, .docx, .xls, .xlsx, .jpeg). 
Applicants should include actual quotes for project costs whenever possible. If not available, estimates may be 
used, provided the basis of the estimate is fully explained.
Applicants should pursue matching or supplemental funds from state, federal and/or private sources when 
available. 
Applicants should detail who will be responsible for project implementation and management. Their relevant 
experience should be included in the narrative. Please be sure that project management costs have been included 
in the overall project budget.
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City of Waltham Community Preservation Committee  Massachusetts
 Community Housing Funding Application WCPA-2

Developer checKliSt
☐ Submit the information required for Community Housing Application WCPA-2 and if necessary 
Historic, Open Space and Recreation Funding Application WCPA-1. Applications for CPA funding should be 
submitted to: 

Community Preservation Committee (CPC) 
C/O Community Preservation Act Program Manager  
Waltham City Hall 
610 Main St. 
Waltham MA 02452

Or in person, with an appointment, to the Community Preservation Act Program Manager at 11 Carter St..  
Telephone: 781-314-3117

requireD for All houSing  proJectS: 

☐ Completed WCPA-2 funding requires: ten (10) bound copies, one (1) unbound copy for 
reproductions, and one electronic copy (CD or thumb drive not in Read-Only status). 

☐ Development pro forma and operating budgets 

☐ Preliminary site plan locating existing buildings and parking. 

☐ Letters of community support, if available. 

☐ Site approval (eligibility) letter if project requires City applicant or co-applicant. 

☐ Remediation plan approved by the Conservation Commission if site contains known 
environmental hazards. 

☐ Appraisal of the property (required for acquisition only). 

☐ Commitment letter for housing subsidies or explanation when applicant will seek housing 
subsidies and from what source(s). 

☐ Plan to cultivate community support. 

☐ Proof of hazard insurance (required at closing). 

requireD for community houSing proJectS requeSting community 
preServAtion funDS: 

☐ Evidence of site control. 

☐ Capital needs assessment if applicant is applying for funds to create community housing, unless 
the project is new construction or substantial rehabilitation. 

☐ Description of project involving other Community Preservation categories (historic preservation, 
open space, recreation). 
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City of Waltham Community Preservation Committee  Massachusetts
 Community Housing Funding Application WCPA-2

funDing termS 
Community Preservation Funds:

• Deferred  loans
• Deed restrictions

Housing Development Funds: 
• Deferred loans
• Deed restrictions 

Housing Rehabilitation Funds: 
• Direct loans limited to funding construction. 
• Grants for lead paint, asbestos, and other hazard remediation; and removal of architectural 
barriers for the disabled. 

noteS:
For informational purposes only. Terms are subject to change without notice.
Terms acceptable to the CPC, City Mayor and City Council may vary widely and have not been determined for 
FY 2007-08 at this time.
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Secretary of Interior’s Standards for 
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https://www.nps.gov/tps/standards/rehabilitation.htm 1/2

Home > The Standards > Rehabiliation Standards and Guidelines

Rehabilitation Standards and Guidelines
The Secretary of the Interior's Standards for Rehabilitation, codified as 36 CFR 67, are regulatory for the Historic Preservation Tax
Incentives program. The Guidelines for Rehabilitating Historic Buildings and the Guidelines on Sustainability for Rehabilitating Historic
Buildings, which assist in applying the Standards, are advisory.

Applying the Standards for Rehabilitation

Guidelines for Rehabilitating 
Historic Buildings

Guidelines on Sustainability

Guidelines on Flood Adaptation for Rehabilitating Historic Buildings

Other Standards and Guidelines:

Four Treatment Standards: Preservation, Rehabilitation, Restoration, and Reconstruction

Guidelines for the Treatment 
of Historic Properties

History of the Standards

Secretary's Standards for Rehabilitation
The following Standards for Rehabilitation are the criteria used to determine if a rehabilitation project qualifies as a certified
rehabilitation. The intent of the Standards is to assist the long-term preservation of a property’s significance through the preservation of
historic materials and features. The Standards pertain to historic buildings of all materials, construction types, sizes, and occupancy and
encompass the exterior and the interior of historic buildings. The Standards also encompass related landscape features and the
building’s site and environment, as well as attached, adjacent, or related new construction. To be certified, a rehabilitation project must
be determined by the Secretary to be consistent with the historic character of the structure(s) and, where applicable, the district in
which it is located. The following Standards are to be applied to specific rehabilitation projects in a reasonable manner, taking into
consideration economic and technical feasibility.

1. A property shall be used for its historic purpose or be placed in a new use that requires minimal change to the defining

characteristics of the building and its site and environment.

2. The historic character of a property shall be retained and preserved. The removal of historic materials or alteration of features and

spaces that characterize a property shall be avoided.

3. Each property shall be recognized as a physical record of its time, place, and use. Changes that create a false sense of historical

development, such as adding conjectural features or architectural elements from other buildings, shall not be undertaken.

4. Most properties change over time; those changes that have acquired historic significance in their own right shall be retained and

preserved.

5. Distinctive features, finishes, and construction techniques or examples of craftsmanship that characterize a historic property shall be

preserved.



Waltham Armory State  Page C2 
Historic Preservation Regulatory Landscape  

 February 2020 
 
BUILD ING  CONSERVAT ION  ASSOC IATES  INC

 

 

2/21/2020 Rehabilitation Standards and Guidelines—Technical Preservation Services, National Park Service

https://www.nps.gov/tps/standards/rehabilitation.htm 1/2

Home > The Standards > Rehabiliation Standards and Guidelines

Rehabilitation Standards and Guidelines
The Secretary of the Interior's Standards for Rehabilitation, codified as 36 CFR 67, are regulatory for the Historic Preservation Tax
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Buildings, which assist in applying the Standards, are advisory.

Applying the Standards for Rehabilitation

Guidelines for Rehabilitating 
Historic Buildings

Guidelines on Sustainability

Guidelines on Flood Adaptation for Rehabilitating Historic Buildings

Other Standards and Guidelines:

Four Treatment Standards: Preservation, Rehabilitation, Restoration, and Reconstruction

Guidelines for the Treatment 
of Historic Properties

History of the Standards

Secretary's Standards for Rehabilitation
The following Standards for Rehabilitation are the criteria used to determine if a rehabilitation project qualifies as a certified
rehabilitation. The intent of the Standards is to assist the long-term preservation of a property’s significance through the preservation of
historic materials and features. The Standards pertain to historic buildings of all materials, construction types, sizes, and occupancy and
encompass the exterior and the interior of historic buildings. The Standards also encompass related landscape features and the
building’s site and environment, as well as attached, adjacent, or related new construction. To be certified, a rehabilitation project must
be determined by the Secretary to be consistent with the historic character of the structure(s) and, where applicable, the district in
which it is located. The following Standards are to be applied to specific rehabilitation projects in a reasonable manner, taking into
consideration economic and technical feasibility.

1. A property shall be used for its historic purpose or be placed in a new use that requires minimal change to the defining

characteristics of the building and its site and environment.

2. The historic character of a property shall be retained and preserved. The removal of historic materials or alteration of features and

spaces that characterize a property shall be avoided.

3. Each property shall be recognized as a physical record of its time, place, and use. Changes that create a false sense of historical

development, such as adding conjectural features or architectural elements from other buildings, shall not be undertaken.

4. Most properties change over time; those changes that have acquired historic significance in their own right shall be retained and

preserved.

5. Distinctive features, finishes, and construction techniques or examples of craftsmanship that characterize a historic property shall be

preserved.
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EXECUTIVE SUMMARY 

 

Cooperstown Environmental LLC (Cooperstown) conducted a Phase I Environmental Site Assessment (ESA) at 34 

Sharon Street in Waltham, MA (the Subject Property).  This ESA was performed in general accordance with the 

ASTM Standard Practice for Environmental Site Assessments: Phase I Environmental Site Assessment Process (E 

1527-13) and 40 CFR 312 and the Environmental Protection Agency’s “All Appropriate Inquiry” (AAI) Final Rule, as 

outlined in Cooperstown’s proposal to Ms. Jennifer Van Campen, representative of Metro West Collaborative 

Development, Inc., dated January 3, 2020.  

 

The ESA revealed the history of the Subject Property and adjoining properties dating back to before 1892. The 

Phase I Environmental Site Assessment was performed in conformance with the scope and limitations of ASTM 

Practice E 1527-13. There were no exceptions to, or deletions from, this practice. 

 

This assessment has revealed no evidence of recognized environmental conditions (RECs) in connection with the 

property except for the following:  

 

RECs 

• A tank report and undated map from the Waltham fire prevention office indicate that at some point in 

time, a 2,000-gallon underground storage tank (UST) was kept in the northwest portion of the armory 

building. There are no further city records available on when the tank was installed, what it contained, or 

whether it has been removed. Historical Sanborn maps show a horizontal steam boiler located in the 

same northwest portion of the building. During the site visit, a concrete slab approximately 5x10 ft in size, 

a sealed raised manhole, and broken steel piping were observed in that area. The slab had no stains and 

there was no remaining equipment indicative of above ground petroleum use, however further 

investigation would be needed to identify if the slab is a vault and if there is equipment or a tank below 

ground level. The possible presence and unknown condition of this underground storage tank or vault is 

considered a REC. 

The past use of the Subject Property as a national guard is considered a REC because there is a potential 

for lead contamination as a result of the discharge of firearms in the indoor firing range located in the 

central basement hall. There is also the possibility that chlorinated solvents were used inside the building 

to clean military equipment.   

Other Conditions 

• Based on the date of building construction and the observation of thick, chipping paint, it is likely that the 

building contains large amounts of lead-based paint. Lead-based paint is not considered a condition that 

requires notification to MassDEP when it is emanating from the point of original application (310 CMR 

40.0317(8)), however it may be difficult to claim an exemption of lead in soil in this case because there is 

likely lead dust impacts from the historical discharge of fire arms. In addition to the Massachusetts 

Contingency Plan (MCP) Regulations (310 CMR 40), other regulations may apply to the handling of lead-

based materials, such as the Massachusetts Lead Law (105 CMR 460).  
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• Asbestos containing building material (ACBM) has been removed from the Subject Property on previous 

occasions, and based on the age of the structure, there is a likelihood that more ACBM is present within 

the building. Undisturbed ACBM does not generally pose a health risk, and according to the ASTM 

Standard E 1527-13, it is excluded from CERCLA liability. However damaged or disturbed ACBM that 

allows asbestos fibers to be released into building air could lead to exposure, and the owner may be liable 

for that exposure under other federal or state environmental laws. If the building is to be renovated, care 

should be taken to abate and dispose of any ABCM properly. 

De Minimis Conditions 

• Sealed 5-gallon containers of water sealant, top coat and masonry detergent were observed outside on 

the south portion of the Subject Property. These containers do not pose an imminent threat of release, 

but for the sake of good housekeeping these buckets should be removed and properly disposed of. 
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1.0 INTRODUCTION 

1.1 Purpose 

Cooperstown Environmental LLC (Cooperstown) was retained by Metro West Collaborative Development, Inc., to 

conduct an Environmental Site Assessment (ESA) on a property in Waltham, Middlesex County, Massachusetts. 

The “Site” or “Subject Property” as defined for the purposes of this report comprises of the former state armory 

building and the lot on which it is built, identified as Parcel ID R068 014 0003 by the Waltham assessor’s office and 

located at 34 Sharon Street.  

 

A site locus and current topographic map is shown on Figure 1, Appendix A. A current aerial photo of the Subject 

Property is shown in Figure 2, Appendix A. The Plot Plan of the property is shown in Figure 3, Appendix A. 

 

The purpose of a Phase I ESA is to identify “recognized environmental conditions” on the Subject Property. The 

ASTM Standard Practice for ESAs (E1527-13) provides the following definition of “recognized environmental 

conditions”: 

 

The term recognized environmental condition (REC) means the presence or likely presence of any 

hazardous substances or petroleum products in, on, or at a property; (1) due to release to the 

environment; (2) under conditions indicative of a release to the environment; or (3) under conditions 

that pose a material threat of a future release to the environment. De minimis conditions are not 

recognized environmental conditions. (ASTM 2013). 

 

Controlled RECs result from a past release of hazardous substances or petroleum products that has 

been addressed to the satisfaction of the applicable regulatory authority with concentrations which 

are allowed to remain in place subject to the implementation of controls such as property use 

restrictions, institutional controls, engineering controls and/or activity and use limitations.  

 

Historical conditions result from a past release of hazardous substances or petroleum products that 

has been addressed to the satisfaction of the applicable regulatory authority, meets the requirements 

for unrestricted use, and the conditions at the time of closure would not be considered a recognized 

condition at the time the report is written. Historical RECs are reviewed as part of the Phase I and if 

closure conditions meet current regulatory standards, they are not considered to be RECS. 

 

Specifically, the purpose of this ESA was to: 

▪ Evaluate the potential for environmental impact by hazardous substances or petroleum products on the 
site due to known site uses; 

▪ Evaluate the potential for off-site, nearby sources of hazardous substances or petroleum products to 
impact the environmental quality of the property; 
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▪ Evaluate the potential for historical site contamination based on readily available information about prior 
use or development of the facility property; 

▪ Identify existing or potential environmental conditions or circumstances on the site that could require 
clean-up, remedial action or other response; 

▪ Identify existing or potential environmental conditions or circumstances on the site that may affect the 
value of the site; and 

▪ Provide written documentation that the user has performed all appropriate inquiry into existing and 
previous ownership and uses of the property consistent with customary commercial practices. 

1.2 Scope of Services 

This ESA was performed in general accordance with the ASTM Standard Practice for Environmental Site 

Assessments: Phase I Environmental Site Assessment Process (E 1527-13), published in 2013, and 40 CFR 312, the 

Environmental Protection Agency’s “All Appropriate Inquiry” (AAI) Final Rule, as outlined in Cooperstown’s 

proposal to Ms. Jennifer Van Campen for Metro West Collaborative Development, Inc., dated January 3, 2020.  

 

The Phase I ESA includes four primary tasks as set forth in the ASTM E1527-13 standard: 

• Records Review; 

• Site Reconnaissance;  

• Interviews; 

• Report Preparation. 

1.3 Significant Assumptions  

No significant assumptions were made for the purposes of this Environmental Site Assessment. 

1.4 Limitations and Exceptions 

Cooperstown reviewed information concerning potential recognized environmental conditions (RECs) at the 

Subject Property and prepared the report in a professional manner using that degree of skill and care exercised for 

similar projects under similar conditions in the same geographic locale by other qualified environmental 

consultants. This report, including its opinions and conclusions, is based on the information that was made 

available to Cooperstown during the investigation and upon the services described, which were performed within 

the approved time and budgetary requirements. Because the report is based upon available information, some of 

its conclusions could be different if the information upon which it is based is determined to be false, inaccurate, or 

contradicted by additional information. 

 

Cooperstown makes no representation concerning the legal significance of its findings or the value of the property 

investigation. Cooperstown has no contractual liability to third parties for the information or opinions in this 

report. 
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1.5 Principles 

The ASTM E 1527-13 standard recognizes several principles inherent in an ESA based on this standard, including: 

 

Uncertainty Not Eliminated — No environmental site assessment can wholly eliminate uncertainty regarding the 

potential for recognized environmental conditions in connection with a property. Performance of this practice is 

intended to reduce, but not eliminate, uncertainty regarding the potential for recognized environmental 

conditions in connection with a property, and this practice recognizes reasonable limits of time and cost. 

 

Not Exhaustive — All appropriate inquiry does not mean an exhaustive assessment of a clean property. There is a 

point at which the cost of information obtained or the time required to gather it outweighs the usefulness of the 

information and, in fact, may be a material detriment to the orderly completion of transactions. One of the 

purposes of this practice is to identify a balance between the competing goals of limiting the costs and time 

demands inherent in performing an environmental site assessment and the reduction of uncertainty about 

unknown conditions resulting from additional information. 

 

Level of Inquiry is Variable — Not every property will warrant the same level of assessment. Consistent with good 

commercial or customary practice, the appropriate level of environmental site assessment will be guided by the 

type of property subject to assessment, the expertise and risk tolerance of the user, and the information 

developed in the course of the inquiry. 

 

Comparison with Subsequent Inquiry — It should not be concluded or assumed that an inquiry was not all 

appropriate inquiries merely because the inquiry did not identify recognized environmental conditions in 

connection with a property. Environmental site assessments must be evaluated based on the reasonableness of 

judgments made at the time and under the circumstances in which they were made. Subsequent environmental 

site assessments should not be considered valid standards to judge the appropriateness of any prior assessment 

based on hindsight, new information, use of developing technology or analytical techniques, or other factors. 

1.6 Special Terms and Conditions 

There are no special terms or conditions are in place for this Environmental Site Assessment. 

1.7 Exclusive Use 

This ESA report has been prepared for the exclusive use of Metro West Collaborative Development, Inc. Metro 

West Collaborative Development, its affiliates, and successors or assigns are entitled to rely on this report. Any use 

or reliance on this report or its conclusions by any other party is strictly prohibited and if done, shall be solely at 

the user’s risk. Also, as described in the AAI regulations, this report should be considered to represent present 

conditions. As described in 40 CFR 312.20, a prospective purchaser may be able to use the findings and conclusions 

described herein within 180 days of the date of this report, or within one year of the date of this report if certain 

activities are updated. If so, however, Cooperstown shall have no obligations or shall not be liable to such 

prospective purchaser whatsoever. 
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2.0 SITE DESCRIPTION 

2.1 Location and Legal Description 

The Subject Property is located at 34 Sharon Street in Waltham, Middlesex County, Massachusetts. A site locus and 

current topographic map is shown on Figure 1, Appendix A. An aerial photograph of the site is shown in Figure 2, 

Appendix A and a plot plan is shown in Figure 3, Appendix A. 

 

The Subject Property comprises an approximate .663-acre (28,880 sq ft) lot with one building that was formerly a 

state armory.  The city of Waltham assessing department online database lists the current owner as Heritage Hall, 

LLC, and the current address as 34 Sharon Street. According to the city of Waltham zoning maps, the Subject 

Property is located in a residential zoning district abutting the Hope Avenue Redevelopment District. The 

assessor’s record card is included in Appendix B.  

 

The site’s coordinates are latitude 42° 22’ 11.26” N and longitude 71° 14’ 50.78” W. Universal Transverse Mercator 

(UTM) coordinates are 314944.2 (East) and 4693068.0 (North), in Zone 19. The elevation of the property is 

approximately 65 feet above sea level.  

2.2 Current Property Use 

The Subject Property is currently vacant. The property has historically been used as a state armory. 

2.3 Structures, Roads, & Other Improvements on the Site 

The Subject Property is improved by one approximately 13,134 sf brick building with an asphalt roof, classified as 

government building style, and listed in dilapidated condition according to the online assessor’s records. The rest 

of the property is unpaved and covered in grass and other vegetation.  

2.4 Current Use of Adjoining Properties 

Observations were made during the site reconnaissance of the adjoining and nearby properties. The adjoining 

properties include: 

 

• North: Sharon Street followed by residences  

• East: Curtis Street followed by residences 

• South: A multi-story multi-building apartment complex (Longview Place Apartments) 

• West: A commercial multi-story wing of the hospital and an associated paved parking lot 

3.0 USER-PROVIDED INFORMATION 

The user’s representative, Ms. Jennifer Van Campen, Manager of Metro West Collaborative Development, Inc., 

completed the ASTM 1527-13 Questionnaire for the Subject Property. The completed questionnaire is included in 

Appendix C and the user provided information is summarized below. 
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3.1 Title Records  

Title records were not provided by the user. The online municipal property record card is included in Appendix B.  

3.2 Environmental Liens or Activity and Use Limitations  

The AAI standard requires that the property be checked for environmental liens that may have been placed on the 

property’s title and that the person who is seeking limited liability protections from the AAI process provide this 

data to the environmental professional. 

 

The user of this report, Metro West Collaborative Development, Inc., (represented by Ms. Van Campen), stated 

that she has no knowledge of environmental liens on the Subject Property.  

 

In Massachusetts, in addition to an environmental lien, a property may have a Notice of Activity and Use Limitation 

(AUL). The Massachusetts Department of Environmental Protection (MassDEP) maintains a database of AULs that 

have been filed for all properties in Massachusetts. Cooperstown checked this online database on January 7, 2020 

and did not identify any AULs that have been placed on the Subject Property. 

3.3 Specialized Knowledge 

The user stated that she had no specialized knowledge related to the Subject Property. 

3.4 Commonly Known or Reasonably Ascertainable Information 

The user indicated that the property was previously a Massachusetts armory and that she is not aware of any past 

releases or environmental cleanups that have occurred at the Subject Property. The user did state that, in terms of 

the degree of obviousness of the presence or likely presence of contamination at the property, the armory may 

have stored vehicles, munitions and other chemicals. 

3.5 Valuation Reduction for Environmental Issues 

Cooperstown does not have knowledge that the value of the Subject Property is significantly less than the value of 

comparable properties. The user stated that the price reflects fair market value assuming no contamination.  

3.6 Owner, Property Manager, and Occupant Information 

The Subject Property is currently owned by Heritage Hall, LLC and is unoccupied.   

3.7 Reason for Performing Phase I 

It is the understanding of Cooperstown that this Phase I report was requested in connection with a potential real 

estate transaction. 

3.8 Previous Environmental Reports  

The user stated that she is unaware of any previous environmental assessments performed on the Subject 

Property. No previous reports were provided or found during this assessment.  
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4.0 RECORDS REVIEW 

4.1 Environmental & Physical Setting  

4.1.1 Site Topography 

Cooperstown Environmental LLC reviewed the current United States Geological Survey (USGS) Topographic 

Quadrangle Map for information on topography and elevation of the Subject Property. The Subject Property is 

located approximately 65 feet above mean sea level and is relatively level across the site. 

4.1.2 Local Geology and Hydrogeology 

Based on a review of subsurface investigations performed at the neighboring property at 9 Hope Street, historical 

area topography and proximity to surface water bodies, groundwater flow in the area would be expected to flow 

east/northeast towards the Charles River. Groundwater likely flows east/northeast following local topography, 

however local groundwater flow may vary due to the presence of underground utilities such as sewers, storm 

drains, and heterogeneous subsurface soil conditions. Depth to water is presumably 14 to 16 feet below ground 

surface (bgs) according to subsurface investigations performed on the neighboring property 9 Hope Street. Soils 

encountered during drilling consisted of glacial till overlying bedrock encountered at approximately 15 feet bgs. 

The glacial till consisted of dense, fine to coarse sand with gravel and varying amounts of silt.  

4.2 Standard Environmental Record Sources 

Environmental Data Resources (EDR) was subcontracted to perform an All Appropriate Inquiry (AAI) regulatory 

records search for the Subject Property and up to a one-mile radius surrounding the Subject Property, as specified 

within the ASTM 1527-13 standard. EDR is a data management firm that specializes in computer research of 

federal and state databases. In addition to searches of federal and state databases, EDR maintains proprietary 

databases of higher risk property uses such as dry-cleaning establishments and automotive service. A report of 

database findings was developed by EDR and reviewed by Cooperstown. The EDR Report dated January 3, 2019 is 

contained in Appendix D.  

 

The Search Summary Report includes a complete list of databases queried in the AAI search, as well as a 

description of the databases within which properties within the ASTM 1527-13 specified search distance from the 

Subject Property were identified. Where deemed applicable, supplemental data resources (e.g., MassDEP on-line 

data resources) were reviewed. It should be noted that sites subject to regulatory review often show up in multiple 

databases. 

 

The EDR Report findings are also utilized to evaluate the potential for vapor migration and intrusion, and to 

identify potential vapor encroachment conditions (VECs). A VEC is generally defined as contamination of indoor air 

caused by the release of vapor from contaminated groundwater or soil, which exists on or in close proximity to the 

property and thereby poses a health risk to the site’s occupants. 
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4.2.1 Database Results – Subject Property 

The Subject Property is listed in the asbestos database for the removal of approximately 400 linear feet of asbestos 

containing material from the first floor and basement in March 2005. The owner at the time is listed as Watch City 

LLC and the certified company that performed the removal was A-Best Abatement.   

 

Based on the age of the structure, there is a likelihood that asbestos-containing building material (ACBM) is 

present within the building. Undisturbed ACBM does not generally pose a health risk, but damaged or disturbed 

ACBM may allow asbestos fibers to be released into building air could lead to exposure. All ACBM should be abated 

and properly disposed of in accordance with current regulations and the appropriate permits obtained from the 

City prior to any removal. 

4.2.2 Database Results – Surrounding Properties 

Cooperstown reviewed the results of EDR’s AAI search to identity sites that could be expected to affect the Subject 

Property. Based on the topography and location of surface water bodies, the groundwater flow direction in the 

vicinity of the Subject Property is presumed to be to the east/northeast. The potential for nearby sites to affect the 

Subject Property was evaluated in light of this groundwater flow information. A summary of Cooperstown’s 

review, including details and the regulatory status of the properties within a ¼ mile of the Subject Property, are 

summarized in Table 1 of Appendix A. The following upgradient sites were thought to have the potential to affect 

the Subject Property and were further evaluated: 

 

• A site listed as ‘former Waltham hospital” located on Hope Avenue approximately 234 feet from the 

Subject Property, is listed with RTN 3-16802 assigned in 1998 for a leaking UST. The release and disposal 

site are located underneath a building and in a parking in the northern portion of the hospital, between 

Highland Street and Hope Avenue. Remediation work included excavation of approximately 2,783 tons of 

petroleum-impacted soil, removal of three USTs (25,000-gallons, 12,000-gallons and 1,000 gallons), 

extensive groundwater sampling and passive light-non-aqueous phase liquid (LNAPL) removal with oil 

absorbent socks. The site was closed in May 2017 with a permanent solution with conditions (PSC) and an 

activity and use limitation (AUL). LNAPL is still present within the AUL area, however the consultant was 

able to demonstrate that the plume is not mobile and when controlled by an AUL, poses no significant risk 

to human or environmental health. Cooperstown reviewed the permanent solution report dated May 8, 

2017 and concurred that the LNAPL plume is not expanding and therefore it should not pose a hazard to 

the Subject Property. 

• Boston Children’s Hospital at Waltham, located approximately 340 ft upgradient from the Subject 

Property at 9 Hope Avenue is listed in multiple databases for asbestos, a release (RTN 3-27487), and 

hazardous waste generation. Different entities of the hospital are considered small quantity and very 

small quantity generators of hazardous waste, including corrosive waste, ignitable waste and halogenated 

solvents. There have been some violations of the Massachusetts Hazardous Waste Regulations 310 CMR 

30, but none that suggest a release as occurred or that there are lingering affects for downgradient 

properties. RTN 3-27487 was assigned due to a threat of a release from a single-walled UST containing 

number 2 fuel oil, but said UST was removed within a month and the confirmatory soil samples taken 
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from the sidewalls and graves came back clean. The UST was replaced with an AST. Under current 

circumstances, this site is not expected to affect the Subject Property.  

Due to their respective distances from the Subject Property in combination with the details of the listing and the 

specific nature of the oil or hazardous materials found at these sites, none of the other identified sites are 

expected to affect the Subject Property. 

4.2.3 EDR Orphan Records 

Cooperstown reviewed the orphan records, which were not mapped by EDR due to insufficient geographical 

information. Due to their location with respect to groundwater flow, their distance from the Subject Property, or 

their achievement of a level of No Significant Risk, as designated by a permanent solution statement or a response 

action outcome (RAO), none of the orphan sites are expected to affect the Subject Property. 

4.2.4 Other Relevant Database Records  

There are four listings in EDR’s proprietary Historical Auto database;  

• Colvins Inc at 185 Prospect Street 

• Zegouros James, Co. at 186 Prospect Street 

• BP Marine Services at 70 Hope Avenue, Apartment 217 

• Jerry McGeans Auto at 140 Prospect Street  

All four sites are either downgradient or crossgradient of the Subject Property, and only Colvins Inc has had 

reportable releases, both of which were closed in 2003 with a level of No Significant Risk (NSR) remaining. These 

sites are not expected to affect the Subject Property.  

 

There are no listings in EDR’s proprietary US Historical Cleaners database.  

4.2.5 Evaluation of Potential of Vapor Intrusion onto Subject Property  

An evaluation of the potential of vapor intrusion onto the Subject Property was completed using the findings of the 

EDR Report. Namely, each site within the Area of Concern, as defined by ASTM E2600-15 Standard Guide for Vapor 

Encroachment Screening on Property Involved in Real Estate Transactions, was reviewed in light of site conditions, 

such as groundwater flow directions, presence of preferential pathways, and soil characteristics, to determine 

whether a vapor encroachment condition (VEC) would be likely to be present. 

 

Cooperstown reviewed the findings of the EDR report, conducted a Vapor Encroachment screening, and concluded 

that a VEC is not likely at the Subject Property. Documentation of this screening is provided in Appendix E. 

4.3 Wetlands, Floodplains, Areas of Environmental Concern 

According to the EDR report, there are no wetlands, floodplains or areas of environmental concern within a ¼ mile 

of the Subject Property. A Priority Resource Map for the area is included as Figure 4, Appendix A. The Subject 

Property is not within Non-Potential Drinking Water Source Areas, Sole Source Aquifers, Public Water Supplies, 
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Interim Wellhead Protection Areas, Protected Open Space, Areas of Critical Environmental Concern, Certified 

Vernal Pools, Zone II Public Water Supply, or a High Yield Aquifer. Three areas of protected open space, the Charles 

River and an associated flood zone and established rare wetland wildlife habitat, and one institution (The William 

F. Stanley Elementary School) are located within ½ mile of the Subject Property, as well as a Non-Potential Drinking 

Water Source Area to the south.  

4.4 Local Records Sources 

On January 3, 2020, Cooperstown submitted written requests for a file review to the city of Waltham fire 

prevention office, the conservation commission, the building department, and the department of engineering. On 

January 14, 2020, Cooperstown followed up with the above offices, as well as with the Waltham board of health 

and Waltham consolidated public works (CPW), with a site visit. The information gathered through this process is 

summarized below. Documentation from the local record sources is contained in Appendix F. 

4.4.1 Waltham Fire Prevention Office 

Cooperstown submitted a written request to Mrs. Jennifer Fitzgerald at Waltham fire prevention office, and then 

followed up with a visit to the office on January 14, 2020. Mrs. Fitzgerald did have an old record list that placed a 

2,000-gallon underground storage tank on the Subject Property. According to Mrs. Fitzgerald, the record did not 

include an installation date, storage material, any permits, or any information on whether the tank was ever 

removed. She also provided an undated, unscaled site map that shows a 2,000-gallon tank in the northwest 

portion of the property. When pressed, Mrs. Fitzgerald stated that the department had no further records to 

support or deny the presence of the tank. The documentation of a UST on the property and the possible presence 

of a 2,000-gallon tank underneath the floor is considered a REC. The potential presence of this UST is discussed 

further in Section 5.2.8. The fire prevention report and map are available in Appendix F.  

4.4.2 Waltham Board of Health and Conservation Commission Records 

Per MCP regulations, responsible parties are required to notify the local public health official of certain 

environmental actions and assessments occurring at a property. Also, complaints to the local conservation 

department regarding certain properties sometimes can provide information about the history of a property (fill 

being used, illegal dumping, etc.).  

 

In the city of Waltham, the board of health maintains all records related to environmental actions and 

assessments, including complaints such as those described above. Cooperstown visited the Waltham board of 

health on January 14, 2020 and spoke with Mrs. Nicola Quaranto. No asbestos abatement project permits, 

environmental hazard inspections, violations, enforcement activity case files, septic tank records or MassDEP 

correspondence were found during the search.  

 

On January 8, 2020 Cooperstown staff received an email in response to the request for information from Mrs. 

Michelle Richard of the Waltham conservation commission. Mrs. Richard responded that the property is not in any 
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jurisdiction of wetlands and therefore the commission does not have records on the Property. A copy of this 

correspondence is included in Appendix F. 

4.4.3 Waltham Building and Engineering Department Records 

Cooperstown visited the offices of the Waltham building department and engineering department to follow up on 

previously written record requests on January 14, 2020. Cooperstown was able to view the documents on file 

while there.  Records on file mostly pertained to renovations to the building performed in 2004 and 2018, and a 

2009 curb cut modification performed along Curtis Street, no violations were found during the search. According 

to the representative of the owner, new stub ins for water, sewer and electrical were put in during the curb cut, 

however neither department had any records to support this. The engineering department’s records show water 

coming off Sharon Street and sewer coming off Curtis Street. The records are available in Appendix F. 

4.4.4 Waltham Assessing Department 

Cooperstown visited the city of Waltham assessing department on January 14, 2020 and requested an official 

property record card. A copy of that property card is provided in Appendix B.  

 

The assessing department records are summarized in Sections 1.1 and 2.1. The property is owned by Heritage Hall, 

LLC and is listed as government building.  

4.4.5 Waltham Consolidated Public Works 

Cooperstown staff visited the Waltham consolidated public works (CPW) office on January 14, 2020 to try and 

confirm if there are new connections for water and sewer to the Subject Property along Sharon Street. Mrs. Janice 

Deveney responded by email with the only records the CPW had on file, which matched what the engineering 

department records showed; a water connection from Sharon Street and a sewer connection from Curtis Street. 

Records are provided in Appendix F.  

4.5 Historical Use Information 

4.5.1 Sanborn Maps  

EDR conducted a search of Sanborn maps and determined that fire insurance maps are available for the years 

1892, 1897, 1903, 1911, 1918, 1950 and 1972. The maps, included in Appendix G, indicate that the surrounding 

properties have been developed for residential and then mixed-use residential, institutional and commercial for 

over 125 years.   

 

1892, 1897, 1903 

The Subject Property is not yet developed in the first three maps, although the lot is defined by the presence of 

Sharon Street and Curtis Street. The surrounding properties are improved by buildings labeled with a ‘d’ for 

dwelling or ‘tenements’, suggesting that the area around Sharon Street and Curtis Street was first developed for 

residential use. Some businesses are present along Prospect Street to the east. Between 1892 and 1903, more 
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dwellings and shops appear, and the Waltham Hospital appears and grows in footprint to the west. A four-inch 

water pipe is observed on Sharon Street in the 1897 map. With such early municipal water service, the likelihood 

of former private wells at the Property is considered very low. 

 

1911, 1918, 1950 

The first observed improvement on the Subject Property appears in the 1911 map, and it is a structure labeled 

“State Armory” in the same footprint as the current building occupying the site.  The map notes that the building is 

heated by steam and the lights are powered by electricity and gas. A black rectangle is observed in the 

southwestern portion of the front half of the building, according to the Sanborn legend, this is a horizontal steam 

boiler. The location of the steam boiler corresponds with the location of the UST in the map provided by the 

Waltham fire prevention office. There is also a dark circle in the northeast corner of the building, possibly a vertical 

steam boiler. 

 

There are no appreciable changes on the Subject Property from 1911 through the 1950 map. Changes to the 

surrounding properties include additional improvements to the Waltham Hospital, including a building labeled 

‘laundry’ to the northwest of the Subject Property along Highland Street, and the appearance of a railroad line to 

the southeast. The properties immediately surrounding the Subject property continue to be used as residences.  

 

1972 

 The Subject Property structure remains unchanged except for the disappearance of the rectangle that represented 

a horizontal steam boiler. According to the notes, the heat is provided by steam power and the lights are electric. 

 

The Sanborn maps show that from approximately 1911 to at least 1972 the Subject Property has been used as a 

state armory, prior to that the Site was undeveloped. The properties immediately surrounding the Subject 

Property have been used for residential purposes, with a hospital to the west along Hope Street and commercial 

businesses to the east along Prospect Street. 

4.5.2 City Directories  

A City Directory Review is a service provided by Environmental Data Resources (EDR). The review identifies any 

historical city directory coverage or tenant information on the Subject Property and in the surrounding areas. The 

information included in the search is collected from various public entities. The City Directory Review for the 

Subject Property is included in Appendix H. 

 

City directories for Sharon Street and Hope Avenue covered the period 1930 through 2014; directories from 1930, 

1941, 1945, 1950, 1955, 1957, 1964, 1968, 1972, 1977, 1982, 1987, 1992, 1995, 2000, 2005, 2010 and 2014 were 

provided by EDR. Findings are summarized in the tables below. 
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Year Address Provided Title 

2014, 2010, 2005, 2000, 1995, 1992, 30-36 Sharon Street Not Listed 

1987 36 Sharon Street National Guard Armory 

1982, 1977 36 Sharon Street National Guard Armory; Co A Ibn 101 Infantry 

1972 36 Sharon Street Two Hundred Fifteen Army Band State Natl 

Guard 26th Infantry 1st Brigade 

1968, 1964 30 Sharon Street State National Guard 26th Military Police Co. 

1957, 1955, 1950 30 Sharon Street Mass Commonwealth of Armory; State Armory 

1945, 1941 00 Sharon Street Mass Commonwealth of Armory 

1930 00 Sharon Street State Armory 

 

The city directories indicate that the Subject Property has been used as a state armory since approximately 1930 to 

1987. The address most likely changed as more development went in along Sharon Street. The directories for 

neighboring properties on Sharon Street and Hope Street were mostly residential, with a few commercial 

businesses listed, most likely businesses run out of home offices. Of interest was a listing for a day care that 

appears to have been run out of 39 Sharon Street from 2000 to 2005 but is not listed in 2010 or beyond. A day care 

would be considered a sensitive receptor. The hospital located at 9 Hope Avenue has been present since at least 

1930.  

4.5.3 Historical Aerial Photographs and Historical Topographic Maps 

Historical aerial photos of the Subject Property and vicinity were obtained from EDR for the years 1938 through 

2016. The aerial photographs are included in Appendix I. The historical aerials indicate that the building on the 

Subject Property was present in its current footprint since at least 1938 and there have not been any appreciable 

changes to the Site from 1938 to 2016. The surrounding properties have been developed since at least 1938, with 

residential dwellings and commercial buildings surrounding the property to the north, east and west, and a park to 

the south. A railroad is visible to the southwest of the Subject Property, south of the park. The park is replaced in 

2008 with an apartment complex. There are no other appreciable changes in the surrounding properties between 

2008 and 2016. A current aerial photograph is also included in Appendix A as Figure 3. 

 

Topographic maps were available back to 1893 and show that the area has been developed since at least 1893. 

The city hospital located to the west first appears in the 1943 map. Topographic maps are also included in 

Appendix I.  

4.5.4 Chain of Title 

A Chain of Title search was not performed as part of this assessment.  

4.6 Previous Environmental Investigations 

Previous environmental investigations are discussed in Section 3.8. 
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4.7 Summary of Site Uses 

City records, historical references including historical aerial photographs, Sanborn maps, city directories, and 

information provided by the user establish property usage for the Subject Property back to 1892. The earliest 

record of the Site being developed is the 1911 Sanborn map, which shows the armory on site in its present 

footprint. Prior to that, the site is undeveloped and bordered by Sharon and Curtis Street. The Site appears to have 

been developed for and used as an armory until approximately 1987, and from then until present it has remained 

unoccupied.   

4.8 Summary of Surrounding Land Uses  

According to the city directories, town records, aerial photographs, and information provided by the user, this area 

of Waltham was developed primarily for residential and institutional use beginning before 1892. Currently the 

surrounding property uses include residences, both single family and apartment complexes, and institutional (the 

Waltham Hospital located at 9 Hope Avenue. 

5.0 SITE RECONNAISSANCE 

5.1 Methodology and Limiting Conditions 

On January 14, 2020, staff from Cooperstown conducted a site reconnaissance of the Subject Property and the 

immediate surrounding area. Photographs of the site and vicinity are provided in Appendix J. Information 

regarding the history of the property was provided by the son of the current owner, Mr. Omeed Aminipour, who 

was present during the site visit, and the current owner, Mr. Habib Aminipour, who answered several questions 

over the phone.   

5.2 General Observations 

5.2.1 Potable Water 

The representative of the current owner reported that the site is connected to the municipal water system, but 

water is not currently provided to the site. No toilets, sinks or showers were observed in the building. No 

monitoring wells were observed on the Property.  

5.2.2 Wastewater  

The representative of the current owner stated that the Property is connected to the municipal sewer but is not 

currently being serviced. No drains, sinks, bathrooms or kitchens were observed within the building. No evidence 

of a former septic system was found.  

5.2.3 Storm Water 

No storm water gutters were observed along the edges and trim of the building. Water that fell on the site would 

be absorbed by the vegetation surrounding the building or would run off into the catch basins in the street.   
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5.2.4 Solid Waste 

The interior of the armory was filled with building material waste such as bits of concrete, brick, and wood, asphalt 

shingles, nails, and a few sealed but rusty 1-gallon containers of paint. The entire southwest corner of the building 

was filled with enough rotten shingles to cover the floor. 

 

One dumpster was observed on the Subject Property behind the building (south). Debris related to the recent 

replacement of the roof (shingles, plastic wrap, waterproofing sealant, bits of wood, concrete and brick) was 

observed inside the dumpster and around the dumpster. Some evidence of litter (water bottles, food wrappers) 

was observed around the perimeter of the Property.  

5.2.5 Hazardous Materials/Chemicals & Hazardous Waste 

Approximately seven sealed 5-gallon buckets containing potentially hazardous materials (masonry detergent, 

waterproof coating, and topcoat) were observed outside behind the building, all associated with the recent 

replacement of the roof. The containers were sealed and observed to be in good condition, but their presence 

represents a De Minimis condition and they should be properly disposed of.  

5.2.6 Hydraulic Equipment 

No hydraulic equipment was observed during the site visit. Mr. Aminipour had no knowledge that there had ever 

been hydraulic equipment on the Subject Property.   

5.2.7 Above Ground Storage Tanks (ASTs) 

The owner stated that there are no ASTs on the property, and any historically present ASTs were removed prior to 

his ownership. Cooperstown staff observed piping that may have been indicative of a former tank against the 

internal north wall. This loosely corresponded to the location of the vertical steam boiler in the 1911 Sanborn map. 

No staining was observed on the floor in that area. 

5.2.8 Underground Storage Tanks (USTs) 

Mr. Aminipour had no knowledge of USTs on the property, either currently or historically. Records from the fire 

department indicate that at one point a 2,000-gallon UST was present in the northwest portion of the building. A 

records search has turned up no further documentation of what that UST contained, when it was installed, or 

whether it was removed. A concrete slab, approximately 10x5 feet in size, along with a 2 ft diameter sealed bolted 

well/manhole was observed during the site visit in the corresponding portion of the building. Photos are available 

in Appendix J. Two drilled holes of approximately 3“diameter were observed in the southwestern wall above the 

concrete slab, possibly former entry points for fill lines. The slab was stained in the center, but the odor suggested 

water, not petroleum. The concrete slab may be the top of a bunker, and further investigation would be needed to 

confirm if there is any equipment or tanks below ground. With no records of a tank removal, there is a possibility 

that a UST is still present underneath the slab, and if so, its condition is unknown. This represents a REC.  
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5.2.9 Polychlorinated Biphenyls (PCBs) 

PCBs are typically associated with electrical transformers and/or old lighting ballasts. PCBs were also used in 

paints, caulking, and other building materials are primarily found in buildings constructed during the 1940s 

through the 1970s. The production of PCBs was banned in 1977 and their use was banned in 1979.  

 

During the Property visit, no PCB-type transformers were observed on the site and a survey of lighting ballasts is 

beyond the scope of this investigation. Based on the age of the building (early 1900s), there is a possibility that 

PCBs may be present in the building materials. 

5.2.10 Lead-Based Paint 

Mr. Aminipour stated that no lead paint surveys have been performed during his ownership. Thick, chipping paint 

was observed throughout the interior of the building. Based on the age of the building, it is likely this is lead-based 

paint. Lead-based paint is not considered a condition that requires notification to MassDEP when it is emanating 

from the point of original application (310 CMR 40.0317(8). However other regulations may apply, such as the 

Massachusetts Lead Law (105 CMR 460) 

5.2.11 Waste Oil 

. No evidence of waste oil was observed on Site.  

5.2.12  Asbestos Containing Material (ACM) 

There was no ACM survey conducted as part of this ESA. Mr. Aminipour reported no specific knowledge of the 

presence of asbestos on the Subject Property, however based on the age of construction, the building likely 

contains ACM. During the site visit, Cooperstown staff observed a spray-painted note on the steel door leading to 

the historical shooting range, “Keep Out, Asbestos, State Maintenance.” Undisturbed ACBM does not generally 

pose a health risk, and according to the ASTM Standard E 1527-13, it is excluded from CERCLA liability. However, all 

existing asbestos within the building should be abated and properly disposed of in accordance with current 

regulations and the appropriate permits obtained from the City prior to any removal.  

5.2.13 Radon 

Mr. Aminipour stated that a radon survey has not been performed at the Subject Property. 

5.3 Interior Observations 

5.3.1 Heating/Cooling 

The building is not currently heated or cooled. According to historical records and the assessor’s card, the building 

was historically heated by steam fueled by oil. The Sanborn maps show a horizontal steam boiler located in the 

northwestern portion of the building and a vertical steam boiler located in the north corner of the building. The 

Sanborn maps do not show where the associated oil tank was. Steel piping that formerly conveyed the steam was 

observed along the interior walls of the building. No tanks or boilers were observed during the site reconnaissance.  
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5.3.2 Stains or Corrosion 

The floor of the building was concrete and observed to be in generally good condition underneath the dust and 

debris. Some water stains were observed along the east wall. 

5.3.3 Drains and Sumps 

One approximately 2’ diameter sealed wellhead was observed next to the concrete slab. Two 3” diameter steel 

pipes extended from the wellhead towards the wall, but the connection was severed. If the concrete slab is 

indicative of an underground tank, this wellhead may be the enclosure for the sump used to pump the oil into the 

steam boiler.  

 

Two approximate 1.5x1.5’ square-cut openings in the floor were observed in rooms in the north portion of the 

Subject Property. One larger trench was observed in the south end of the former firing hall in the center of the 

basement.  

5.4 Exterior Observations 

5.4.1 Pits, Ponds, Lagoons, Septic Systems 

No pits, ponds, or lagoons were observed on the Subject Property. No evidence of a former septic system was 

observed.  

5.4.2 Stained Soil or Pavement 

No staining was observed on the ground outside the building. There are currently no paved areas associated with 

the Subject Property. An approximate 4x8’ steel plate was observed on the north lawn. According to the owner, 

the plate was abandoned after some municipal utilities work was concluded on Sharon Street and there is nothing 

beneath it. 

5.4.3 Stressed Vegetation 

There was no apparent stressed vegetation on the Subject Property. The vegetated areas consisted mostly of lawn 

and some trees and shrubs along the western border. 

5.4.4 Solid Waste 

Solid waste was observed in and around the dumpster south of the Subject Property. The waste appeared to be 

associated with the recent roof replacement and consisted of shingles, construction materials and half a dozen 

sealed 5-gallon buckets of hazardous chemicals.  

5.4.5 Wells 

Mr. Aminipour was not aware of any monitoring wells on the Subject Property. No monitoring wells were observed 

on the Subject Property.   
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6.0 INTERVIEWS 

6.1 User Interview 

Ms. Jennifer Van Campen of Metro West Collaborative Development, Inc. completed the ASTM E 1527-13 

Questionnaire regarding his knowledge of the presence of oil and/or hazardous materials (OHM). The 

questionnaire form asks numerous questions regarding potential recognized environmental conditions that may be 

present on the site. The completed form is contained in Appendix C. Results are summarized in Section 3.  

6.2 Owner Interview 

The owner Mr. Habib Aminipour and the owner’s representative Mr. Omeed Aminipour were both interviewed, 

over the phone and in person, respectively, on January 14, 2020. Information provided during the interview is 

included with the site reconnaissance information in Section 5. 

6.3 Local Officials Interviews 

Local officials were interviewed as described in Section 4.4 to determine municipal records that pertain to the 

Subject Property.  
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7.0 DISCUSSION OF DATA GAPS AND UNCERTAINTIES 

EPA’s All Appropriate Inquiries (AAI) regulations require that the report discuss data gaps, or requirements of AAI 

that were not completed for any reason, and a requirement to comment on the steps taken to address these data 

gaps, document the sources consulted, and to comment on their significance. “Significant” data gaps are those 

that would prevent the report from making a determination as to whether there are Recognized Environmental 

Conditions on the Subject Property. 

 

The requirements of AAI include: 

• Work must be conducted by an environmental professional (§312.21) 

• Work must be conducted within 180 days (1 year for certain requirements) of purchase or transaction 

date 

• Must interview current owner & occupant, and may need to interview past owners, operators, and 

occupants and/or neighbors (§312.23) 

• Must review historical sources of information (§312.24) 

• Must search for recorded environmental liens on the property; (§312.25) 

• Must review databases of governmental records (§312.26) 

• Must conduct visual inspection of facility (§312.27) 

• Must seek to determine any specialized knowledge (§312.28), the relationship of the purchase price to 

value of property (§312.29), commonly known information about the property (§312.30), and the degree 

of obviousness of the presence of contamination (§312.31) 

Based on the AAI requirements, we do not believe that there are any significant data gaps after completing this 

work. Specifically, in performing this project, the AAI requirements were met in the following manner: 

 

• The work was conducted by an environmental professional; 

• We assume that any real estate transaction will occur within 1 year (180 days for certain requirements) of 

this report; otherwise, the report would need to be updated to comply with this requirement of AAI; 

• We interviewed the current owner of the property. Past owners and operators of the property were not 

available for interview. However, background resources were available to determine a timeline of Site 

history since approximately 1892; 

• We reviewed historical sources of information (Section 4); 

• The property owner has no knowledge of any environmental liens against the Subject Property that have 

been filed under federal, state, or local laws; 

• We reviewed databases of governmental records (Section 4); 

• We conducted a visual inspection of the facility (Section 5); 

• We determined that the final four requirements of AAI (specialized knowledge (§312.28), relationship of 

the purchase price to value (§312.29), commonly known information (§312.30), and the degree of 

obviousness of contamination (§312.31)) were met. 



PRIVILEGED AND CONFIDENTIAL 
Environmental Site Assessment Report 21 
34 Sharon Street, Waltham, MA January 2020 
 
8.0 CONCLUSIONS 

Cooperstown has performed this ESA in conformance with the scope and limitations of the ASTM International 

“Standard Practice for Phase I Environmental Site Assessment” (E-1527-13), as outlined in the proposal submitted 

to Metro West Collaborative Development, Inc. dated January 3, 2020. The purpose of the Phase I ESA was to 

identify “recognized environmental conditions” (RECs) in connection with the Subject Property. The Phase I ESA 

included a review of regulatory and historical records, site reconnaissance, and interviews with persons having 

knowledge of the property. 

 

The site reconnaissance, owner interview, and review of regulatory and historical records show a history of the 

Subject Property back to approximately 1892. Historical aerial photos, city directories, and local sources contain a 

record of the past uses of the Subject Property and surrounding properties. The established timeline of the 

historical record indicates there are no significant data gaps in meeting the standard for Phase I investigations (E-

1527-13). 

8.1 Findings 

This assessment has revealed no evidence of recognized environmental conditions in connection with the property 

except for the following:  

RECs 

• A tank report and undated map from the Waltham fire prevention office indicate that at some point in 

time, a 2,000-gallon underground storage tank (UST) was kept in the northwest portion of the armory 

building. There are no further city records available on when the tank was installed, what it contained, or 

whether it has been removed. Historical Sanborn maps show a horizontal steam boiler located in the 

same northwest portion of the building. During the site visit, a concrete slab approximately 5x10 ft in size, 

a sealed raised manhole, and broken steel piping were observed in that area. The slab had no stains and 

there was no remaining equipment indicative of above ground petroleum use, however further 

investigation would be needed to identify if the slab is a vault and if there is equipment or a tank below 

ground level. The possible presence and unknown condition of this underground storage tank or vault is 

considered a REC. 

The past use of the Subject Property as a national guard is considered a REC because there is a potential 

for lead contamination as a result of the discharge of firearms in the indoor firing range located in the 

central basement hall. There is also the possibility that chlorinated solvents were used inside the building 

to clean military equipment.   

Other Conditions 

• Based on the date of building construction and the observation of thick, chipping paint, it is likely that the 

building contains large amounts of lead-based paint. Lead-based paint is not considered a condition that 

requires notification to MassDEP when it is emanating from the point of original application (310 CMR 

40.0317(8)), however it may be difficult to claim an exemption of lead in soil in this case because there is 

likely lead dust impacts from the historical discharge of fire arms. In addition to the Massachusetts 
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Contingency Plan (MCP) Regulations (310 CMR 40), other regulations may apply to the handling of lead-

based materials, such as the Massachusetts Lead Law (105 CMR 460).  

• Asbestos containing building material (ACBM) has been removed from the Subject Property on previous 

occasions, and based on the age of the structure, there is a likelihood that more ACBM is present within 

the building. Undisturbed ACBM does not generally pose a health risk, and according to the ASTM 

Standard E 1527-13, it is excluded from CERCLA liability. However damaged or disturbed ACBM that 

allows asbestos fibers to be released into building air could lead to exposure, and the owner may be liable 

for that exposure under other federal or state environmental laws. If the building is to be renovated, care 

should be taken to abate and dispose of any ABCM properly. 

De Minimis Conditions 

• Sealed 5-gallon containers of water sealant, top coat and masonry detergent were observed outside on 

the south portion of the Subject Property. These containers do not pose an imminent threat of release, 

but for the sake of good housekeeping these buckets should be removed and properly disposed of. 

 

9.0 DEVIATIONS 

The ASTM Standard Practice requires the disclosure of all deletions and deviations from this practice (if any) which 

shall be listed individually and in detail, including client-imposed constraints, and all additions should be listed. No 

deletions or deviations from the ASTM Standard Practice have been implemented for this report.  
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10.0 REFERENCES 

Cooperstown relied on or reviewed the following sources of information to complete this ESA: 

 

• Property Reconnaissance and Owner Interview conducted January 14, 2020 

• Environmental Data Resource Report – 34 Sharon Street, Waltham, MA, dated January 3, 2020 

• City Directory Review, supplied by Environmental Data Resources 

• Sanborn Fire Insurance Map Report by Environmental Data Resources 

• Historical Aerial Photographs by Environmental Data Resources 

• USGS Topographic Map 

• City of Waltham Fire Department Records 

• Waltham Board of Health Records 

• City of Waltham Assessing Department Records 

• Waltham Consolidated Public Works Records 

• Waltham Building Department Records 

• Waltham Department of Engineering Records 

• Waltham Conservation Commission Records 

• ASTM (E 1527-13) Standard Practice for Environmental Site Assessments: Phase I Environmental Site 

Assessment Process 

• “Volume 1 Permanent Solution Statement with Conditions, 9 Hope Avenue, Waltham, Massachusetts, 

RTN 3-16802” Sanborn Head & Associates, Inc. (Westford, MA) dated May 8, 2017. 

• “Volume 2 Permanent Solution Statement with Conditions, 9 Hope Avenue, Waltham, Massachusetts, 

RTN 3-16802” Sanborn Head & Associates, Inc. (Westford, MA) dated May 8, 2017. 

• “Release Notification and Class A-1 Response Action Outcome Statement, 9 Hope Avenue, Waltham, 

Massachusetts, RTN 3-27487” Sanborn Head & Associates, Inc. (Westford, MA) dated April 2008. 

• “Remedy Operation Status Report Number 8, 20 Sun Street, Waltham, MA 02154 MADEP RTN 3-10991” 

FSL Associates, Inc (Boston, MA) dated August 1, 2019. 

• “Waltham, 3-10991 GW Flow Inferred” Clean Properties, Inc. (Sudbury, MA) dated June 11, 2014. 
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11.0  SIGNATURE OF ENVIRONMENTAL PROFESSIONAL 

 

This report was prepared in accordance with the American Society for Testing and Materials (ASTM) E1527-13 

standard for Phase I Environmental Site Assessments (ESAs) and Environmental Protection Agency’s (EPA’s) “All 

Appropriate Inquiry” Final Rule (40 CFR 312). The material and data in this report were prepared by the staff 

member(s) listed below under the direction of an “environmental professional” as defined in 40 CFR 312. 

Supporting documents are included in Appendix K. 

 

Prepared by: 

 
________________________________________ 

Lauren Brown 

Project Engineer 

Cooperstown Environmental LLC 

 

 

 

“I declare that, to the best of my professional knowledge and belief, I meet the definition of environmental  

professional as defined in §312.10 of 40 CFR 312” and “I have the specific qualifications based on education, 

training, and experience to assess a property of the nature, history, and setting of the Subject Property. I have 

developed and performed the all appropriate inquiries in conformance with the standards and practices set forth 

in 40 CFR Part 312.” 

 

Certified by “Environmental Professional”        

 

_____________________________________ 

Jeanne Westervelt, P.G., LSP  

Technical Services Director 

Cooperstown Environmental LLC 

 

Massachusetts Licensed Site Professional (LSP) #4097 

Pennsylvania Professional Geologist #PG002883G
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