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Price Proposal Form
Fee simple acquisition with a seller financing note.  
Acquisition price of $600,000, of which $500,000 will be paid 
with cash at the time of the financing closing and $100,000 will 
be paid over time via a seller financing note. The seller note 
will accrue interest at the Applicable Federal Rate (AFR) and 
would be repaid out of cash flow starting in year 15 via annual 
payments of $10k. The team is also open to a long-term ground 
lease arrangement if the City prefers that form of conveyance. 
 
Maintenance of the building before acquisition: HCP/Beacon 
will work with the City to maintain the building and minimize 
carrying costs between now and the closing by providing the 
City $75,000 six months after the execution of the Purchase 
& Sale agreement to support operating costs.  This payment 
will be credited against the acquisition price at the time of the 
sale. In the event that the financing does not close, these funds 
would be non-refundable to HCP/Beacon. This arrangement will 
be described in the purchase and sale agreement.





Disclosure Form & 
Non-Collusion/Tax Form















Redevelopment 
Proposal
Briscoe Village for Living and the Arts (BVLA) will be a state-
of-the-art, locally focused, environmentally respectful, and 
historically sensitive new community that extends the Briscoe 
School’s service to the community for decades to come. Our 
team’s redevelopment goal is to create a unique mixed-use 
intergenerational community that provides much needed senior 
housing and integrated wellness services, while supporting 
community arts and providing public gathering spaces.



Wilber School Adaptive Reuse, Sharon, MA          Ames Shovel Works Adaptive Reuse
Easton, MA

Beacon Communities

Harborlight Community Partners

&
combining local focus, adaptive reuse expertise, and deep experience in affordable senior housing with services

Boston Street, Salem, MA Harborlight House, Beverly, MA



At BVLA,  senior residents will live in beautiful apartments and be able to see a nurse, join a fitness class, or learn to use a computer all 
on the first floor of their building.  They may participate in programming developed with the neighboring Beverly Council on Aging, or 
the artists working in the building.  On site, they’ll enjoy private spaces, as well as spaces that will be shared with the broader Beverly 
community:  the turfbowl, the onsite grass fields, and the restored theater.  Through thoughtful design and careful staffing, BLVA will 
build connections between the residents, artists, and broader community members.

The following is a summary of our proposed uses based on the RFP.  Our proposed project meets many of the City and region’s goals 
and needs, and we look forward to engaging the neighborhood and broader community to ensure that we are adequately addressing 
their goals, questions and suggestions. 
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PROJECT CONCEPT

Senior Housing + Private Outdoor Space
The main element of the BVLA will be the creation of 85 
affordable supportive senior apartments.  This will incorporate 
74 1BR units at roughly 600-650sf each, and 11 studios at roughly 
450-500 sf each, subject to the final design and constraints of a 
historic renovation. The residential use will include management 
offices, health and wellness spaces, and resident common areas.  
The 85 affordable senior units and associated common areas for 
resident services and activities will incorporate approximately 
105,000sf in the overall building. There will by 85 associated 
parking spaces (1:1 parking ratio), plus approximately 20 spaces 

for visitors, health and wellness providers and staff. See section 
on Health & Wellness below.  

 In addition to the apartments, there will be new outdoor spaces 
that are dedicated for the private use of the residents, including 
a patio/terrace overlooking the existing fields, walking paths 
connecting to new perimeter sidewalks and enhancing the 
City’s pedestrian network, raised bed gardens, and landscape 
screening along property lines. 

Theater/Auditorium
The  development will preserve the historic theater/auditorium 
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Notes: The final number of apartments, bedroom mix, square footage, and parking is subject to slight adjustment based on the final 
design taking into account site and historic building constraints. In addition, there are parking spaces along Colon Street that we 
anticipate would continue to be used for the performance and art events.

Use Notes Management/Tenant Square Footage 
(approximate) 

Senior Apartment 
Housing – 100% 
affordable 
  

Residential  
85 apartments, 
management, health and 
wellness space 
  
Income: 
69 Under 60% AMI 
16Under 30% AMI 
  

Beacon Residential 
Management – “BRM” 
will manage the 
community  

~105,000 square feet 

Theater/Auditorium Non residential  North Shore Music 
Theater operate 

~23,000  square feet 

Artist Work Space  Non residential Leased to artists for work 
space.  

~8,000 square feet 

Turf Bowl Community use Deeded to the City ~1 acre 
Recreation Field Community use Deeded to City ~2 acres 
New Covered Bus Stop  Community use City-owned public 

improvement 
  

Parking and Landscaping 214 parking spaces 
(estimate) 

Shared parking 
Residential and other 
uses 

Residential  ~ 105 
 Arts ~ 109 

Maintenance building 
(free standing) 

BRM BRM maintenance facility ~865sf 
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and associated spaces. The theater is planned to be operated 
by our partners at the North Shore Music Theater (see letter 
enclosed). The space will represent an estimated 23,000sf for the 
theater, programming space, and storage. The front entrance to 
the building will serve as the main accessible, public entrance to 
the theater.  There will be 109 parking spaces for this use, shared 
with the artist studio use.

Artist Work Spaces
Artist work studios will represent approximately 8,000sf in 
the overall building. The spaces proposed for this use have 
high ceilings with natural light and will re-purpose some of the 
existing shop spaces. There will be ~109 parking spaces for these 
studios, shared with the auditorium use.

“Turf Bowl” Park
The historic ‘turf bowl’ (open green space) located at the entry 
of the building will be restored as a focal point of the community 
and a new public park with a nod to the historic past while 
embracing community creation.  The turf bowl will incorporate 
new seating, a historic marker, and an opportunity for public art.  
This space will be deeded to the City. This open space will be the 
focal point of the historic renovation and help to connect this 
space back into the surrounding neighborhood. 

Recreation Field
The existing field/play area to the rear of the building will be 
preserved as open space for uses as directed by the City. The 
landscape architecture team will carefully design the connection 
between the BVLA to this space. The field will be deeded to the 
City. 

Bus Stop
A proposed new covered bus stop for the existing #451 MBTA 
stop will be incorporated along Sohier Road.

Parking + Landscaping
Parking areas will be re-designed to incorporate shade trees, 
preserve existing mature trees and minimize curb cuts.  Vehicle 
access points to the site will be reduced, from 3 to 2 driveways 
on Colon Street and from 4+ to 3 driveways on Sohier Road.  
Much of the existing open curb cut on Sohier Road will be closed, 
with new curbing and sidewalk. There will be approximately 214 
spaces.

Maintenance Outbuilding
A small maintenance facility with bathroom is proposed for 
storage of snowblowers, fuel, maintenance trucks, tools, etc. 

Health & Wellness: Beacon + Harborlight’s 
unique  expertise
HCP and Beacon understand that the availability of safe, 
accessible, and affordable housing connected to transportation, 
health, and other community services is critical to maintaining 
the quality of life for older adults and people with disabilities.  
HCP has a strong track recrod of providing supportive senior 
housing in Beverly at Harborlight House, Turtle Creek, and Turtle 
Woods.  As a result of years of experience serving this population 
and a commitment to innovation and deploying best practices, 
Beacon has developed an effective wrap-around  “Wellness 
Program” that enhances the built environment of communities 
to inspire active and healthy lives for residents.  We propose to 
implement Beacon’s program at BVLA, in collaboration with 
HCP.

The wellness program enhances the community by offering 
residents health and wellness programs, assistance with 
services, and cultivating ongoing relationships with essential 
service providers.  Key components of the wellness program 
include:  Resident Service Coordinator, Wellness Office, Healthy 
Meals + Nutrition Education, Fitness Center, Programming + 
Education, Computer Learning Center + Connected Living, and 
Transportation.  

Beacon and Harborlight will work jointly to create a resident service 
program that is responsive to resident needs and connected 
to the broader community.  Please see the Development Team 
section for more detail on Beacon and Harborlight’s experience 
with supportive service-enriched housing.

Property Management Staff
The community will be managed by Beacon Residential 
Management (“BRM”).  We anticipate that our on-site team 
would include a full time Property Manager, Maintenance 
Supervisor, and Resident Services Coordinator.  

BRM and HCP will also work closely with the North Shore Music 
Theater and resident artists to ensure a professionally managed 
development.
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Priority Constituents
•	 Residents of the affordable senior apartments are the primary constituency to be served by the BVLA.  The 85 apartments will all 

be deeply affordable to seniors with incomes at or below 60% AMI (in 2019, a maximum income of $49,800 for a single person 
or $56,880 for a couple).

•	 Beverly and surrounding community residents, including building residents, will be able to access the rejuvenated theater space 
for various types of shows, concerts, and community events. The number of participants here will be governed by the capacity 
of the theater space and public interest in various events.

•	 Working artists will be the focus of the artist studios with the added benefit of possible shows and presentations of artistic work 
in and around the facility for residents and the general public.

Financial Community Benefits

beacon communities llc
two center plaza, suite 700

boston, ma 02108
www.beaconcommunitiesllc.com

harborlight community partners
283 elliot street
beverly, ma 01915
www.harborlightcp.com

Purchase & Sale execution deposit $60,000  
One-time payment credited to 
acquisition price 

 

Building Maintenance prior to 
acquisition 

$75,000  
One-time payment credited to 
acquisition price 

Maintenance of the Building 
before Acquisition: HCP/Beacon 
will work with the City to maintain 
the building between now and the 
closing by providing the City 
$75,000 6 months after the 
execution of the Purchase and 
Sale.  This payment will be 
credited against the acquisition 
price at the time of the sale. In the 
event that the financing does not 
close, these funds would be non-
refundable to the developer.  

Acquisition  $600,000 
One-time payment plus long-term 
cash flow payments 

Proposed Structure: Fee Simple 
Acquisition with a Seller financing 
note. Acquisition price of $600,000 
with $500,000 of cash paid at the 
time of the financing closing and a 
$100,000 Seller note. The Seller 
note will accrue interest at AFR 
and would be paid out of cash flow 
starting in year 15 via annual 
payments of $10k. The team is also 
open to a long-term Ground Lease 
arrangement if the City prefers 
that form of conveyance.  

Redevelopment / Capital 
Investment 

$39,000,000 
Onetime investment 

In addition to the $39 million initial 
investment to redevelop the 
property, annual capital 
improvements will be made. As 
part of the financial closing, a 
Replacement Reserve will be 
established and funded annually 
(as required by lenders/investors). 

Construction Period Spending  One time investment The construction period will 
employ approximately 150-200 
workers during the approximately 
18 month construction period who 
will be eating, purchasing gas, etc.  

Operating Budget  $785,000 annually Residential operating budget. 
Local staff hiring and spent on 
goods and services.  

Real Estate and Excise Taxes $115,000 to $150,000 
Annual Residential estimated 

Anticipated real estate and excise 
taxes.  Real estate taxes will be 
finalized based on building value 
and associated restrictions on use. 

Building Permit and other 
municipal Fees 

 Building Permit ~$400,000 
Other Fees/Water ~$250,000 
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General Community and Neighborhood Benefits
•	 Historic Redevelopment bringing a treasured community building back to active use and building new connections to the 

surrounding community. 
•	 Affordable Senior Housing with integrated health and wellness programs and services that is critically needed. The demand for 

this type of service enriched housing in Beverly and in the region for our growing senior population is extreme and demonstrated 
in a basic way by the local waiting lists at Turtle Creek, Turtle Woods and the Beverly Housing Authority. Currently the waiting 
list has over 110 people and is more than two years long for HCP’s housing.  BVLA will also advance recommendations from the 
Governor’s Council to Address Aging in Massachusetts—expanding the supply of new, affordable, service-enriched housing in a 
walkable and transit-oriented environment.

•	 Community Arts and Preservation: Additionally there are other key public benefits of the BVLA including the sensitive, long-
term, preservation of the historic building; the revitalization, public access and operationalization of the classic theater space; 
the protection and improvement of the open space areas; the enhancement of pedestrian connections around the site; and 
finally the creation of artist work studios.
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price at the time of the sale. In the 
event that the financing does not 
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time of the financing closing and a 
$100,000 Seller note. The Seller 
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Building Permit and other 
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Timeline for Permitting, Initial Investment, Capital Improvements, and Development Agreement
As described in this RFP response, the proposed redevelopment of the Briscoe School will include a mix of uses. The property is 
located in an RMD zone, which under Section 300-36 of the Zoning Ordinance allows subsidized elderly housing by right.  In order to 
include the proposed theater, artist studio spaces with affordable senior housing, the HCP/Beacon team anticipates permitting the 
proposed project under Section 300-58 of the Zoning Ordinance: Residential re-use of public buildings.  The City Council may permit 
the building for “residential purposes and for other supporting uses the Council may deem appropriate.”  Thus, the required City of 
Beverly permitting will entail the following:
 
Special permit from the City Council for the residential reuse of a public building under Section 300-58 of the Zoning Ordinance, 
including:
•	 Determination by City Council and/or Planning Board that the project will comply with the inclusionary housing requirements 

pursuant to Section 300-58 of the Zoning Ordinance and Section 315 of the City Ordinance. The proposed project is 100% 
affordable, and the ordinance requires 12%.

•	 Site Plan Review by the Planning Board according to Sections 300-58 and 300-98 of the Zoning Ordinance.
•	 Additional review and comment by any Board, Commission or City department as directed by the City Council.

The development team will work closely with the City and City staff to facilitate all permitting, review by police and fire departments, 
required utility connections, and other requested review, ensuring that all permitting, financing, and construction deadlines are 
achieved.
 
The development team and land use attorneys are well-versed in all Federal and State permitting requirements and processes, 
including MEPA and NEPA.   

The team is also open to a friendly 40B permitting process, if the City prefers that approach, recognizing that the City of Beverly has 
achieved 11.6% on the Subsidized Housing Inventory.  Following designation by the City, HCP/Beacon will engage a local, experienced 
permitting attorney and meet with the City planning team to determine the preferred permitting approach.  
 
A timeline for the project is as follows:  
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Mid-fall 2019
Execution of LDA 
& P&S

February 2021
Submission of tax 
credit application

Year End 2021
Closing/Construction Com-
mencement

Summer/Fall 2023
Construction Completion

December 2019
First Historic tax credit 
application

Fall 2020
Local funding 
commitments

Spring 2020
Local permitting 
submission/approvals

Initial Provisional Designation Agreement Fall 2019. 
Drafting, negotiation, and execution of Land 
Development Agreement (LDA) and Purchase & Sale 
Agreement (P&S) 

Mid-fall 2019 (45 days from Initial Designation). 

Site due diligence Upon execution of P&S, commence due diligence 
investigations of the site, which would include building 
walk-throughs, hazardous materials testing, potential 
investigative demolition to understand building 
construction, and soil testing.   

Conceptual design and community outreach Upon execution of P&S, commence conceptual design.  
This process would involve informal meetings with City 
staff for feedback as well as meetings with neighbors 
and other community stakeholders to guide the design 
process. See section on community engagement. 

First application to Massachusetts Historical 
Commission for state historic tax credits 

December 2019. 

Applications for permits and approvals Spring 2020.  (6 months from Initial Designation.) 
Special Permit approved by City Council  Summer 2020.  (3 months after submission.) 
Applications for local funding  North Shore HOME Consortium 

Beverly CPC 
Beverly Affordable Housing Trust 
Beverly HOME 
Note: Local funding awards are required in advance 
of submission for funding to DHCD. 

Preparation of the Department of Housing & 
Community Development (DHCD) funding application 

Fall 2020. 

Submission of DHCD funding application February 2021. (Anticipated date of the affordable 
housing tax credit application round). 

Governor’s announcement of Low-Income Housing 
Tax Credit awards 

Summer 2021. 

Closing and construction commencement Year-end 2021.  
Construction completion  Summer/fall 2023. (Approximately 18-month 

construction period). 
Advertising for affordable apartments, application 
period for a lottery 

3-4 months prior to completion. 

Lease up of residential units complete Spring 2024.  (Approximately 8-month lease-up 
period). 
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Timeline for Project/Community Investment in the 24 months following the LDA:
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Initial Provisional Designation Agreement Fall 2019. 
Drafting, negotiation, and execution of Land 
Development Agreement (LDA) and Purchase & Sale 
Agreement (P&S) 

Mid-fall 2019 (45 days from Initial Designation). 

Site due diligence Upon execution of P&S, commence due diligence 
investigations of the site, which would include building 
walk-throughs, hazardous materials testing, potential 
investigative demolition to understand building 
construction, and soil testing.   

Conceptual design and community outreach Upon execution of P&S, commence conceptual design.  
This process would involve informal meetings with City 
staff for feedback as well as meetings with neighbors 
and other community stakeholders to guide the design 
process. See section on community engagement. 

First application to Massachusetts Historical 
Commission for state historic tax credits 

December 2019. 

Applications for permits and approvals Spring 2020.  (6 months from Initial Designation.) 
Special Permit approved by City Council  Summer 2020.  (3 months after submission.) 
Applications for local funding  North Shore HOME Consortium 

Beverly CPC 
Beverly Affordable Housing Trust 
Beverly HOME 
Note: Local funding awards are required in advance 
of submission for funding to DHCD. 

Preparation of the Department of Housing & 
Community Development (DHCD) funding application 

Fall 2020. 

Submission of DHCD funding application February 2021. (Anticipated date of the affordable 
housing tax credit application round). 

Governor’s announcement of Low-Income Housing 
Tax Credit awards 

Summer 2021. 

Closing and construction commencement Year-end 2021.  
Construction completion  Summer/fall 2023. (Approximately 18-month 

construction period). 
Advertising for affordable apartments, application 
period for a lottery 

3-4 months prior to completion. 

Lease up of residential units complete Spring 2024.  (Approximately 8-month lease-up 
period). 

 

RFP Deposit to City $10,000 
P&S Execution – Additional Deposit to City $60,000, credited against acquisition price 
Building Maintenance / Stabilization prior to 
Acquisition, to City 

$75,000 paid 6 months after execution of the 
Purchase & Sale. Non-refundable but credited against 
the acquisition price. 

Environmental and Building Inspections $30,000 
Architecture and engineering to develop the site plan, 
design, and civil engineering for community outreach, 
permitting and applications 
  

$750,000 

Misc.  $10,000 
  
Total (estimate) 

  
$935,000 
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Building + Grounds Renovation Plan

Landscape Design 

For generations, the Briscoe School has gracefully and firmly 
commanded the intersection of Colon Street and Sohier 
Road. Viewed across a broad expanse of a treed lawn, this 
siting identified the importance and value of education to the 
community. The landscape design envisioned by this proposal 
seeks to restore and reinvigorate the original vision to serve 
new and equally important community uses: senior housing, a 
performance auditorium, and artist work studios.

Turf Bowl / New Public Park and Art

The southern portion of the site recreates the ‘turf bowl’ from 
the original 1926 landscape plan. The new design will preserve 
the original design intent of a passive park with gently sloping 
sides buffered by plantings along both Sohier Road and Colon 
Street. This will include the removal of the existing parking lot 
near the front of the building and a redesign of the current drop-
off to accommodate multiple related uses including drop-off and 
pick-up for residents by bus and by shared riding. The renovation 
of this area will create more green space, adequate lighting for 
safety, the use of new drought tolerant native plantings, and the

preservation of the existing mature shade trees, including the 

impressive stand of Black Locust trees on the east side. Given the 
size and topography of this area, opportunities for planted bio-
retention areas using LID (low impact development) drainage 
techniques may be easily integrated.

Visually linked to the building entrance and prominent terrace, a 
small pocket park will be created at the southern tip of the turf 
bowl at the major street intersection. This will offer opportunities 
for seating with views across the turf bowl to the historic facade 
of the Briscoe building and afford several prominent locations for 
public art installations. This pocket park creates project signage 
and wayfinding opportunities for visitors to understand and 
appreciate the history of the building.

East and West Sides

Along the eastern and western portions of the site, newly paved 
parking areas will be heavily buffered with shade trees and 
hedges to provide screening along Sohier Road and Colon Street. 
This will make a very noticeable difference on the Sohier Road 
frontage which currently has a curb cut running along the entire 
length of the building. There are several nice quality Maple trees 
along the Colon Street frontage that may be able to be moved 
to provide a more mature look to the landscape buffer on the 
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eastern side of the property.  The balance of the site in these 
areas will receive foundation plantings and irrigated lawn areas.

North Side

The northern side of the building will offer a generous terrace 
for residents with views beyond to the existing soccer fields. This 
terrace will incorporate outdoor seating with ‘victory gardens’ 
for residents, and winding connecting paths.

The parking lots on the northeast side will provide ample parking 
for parents of children using the soccer fields, with an open lawn 
area offering unobstructed connectivity between the fields and 
parking areas though the use of a shared lawn. All parking lots 
have been designed to contain required handicap accessible 
parking spaces.

The fenced and gated maintenance yard at the proposed 
maintenance building has been designed to accommodate 
maintenance vehicles and supplies such as salt in a separate area 
screened from view.

General

Pedestrian circulation around the entire site perimeter with 
connections to the major program elements has been provided, 
including a walkway to a new bus shelter located at the existing 
bus stop.

The building contains two interior lightwell courtyards which 
are currently entirely paved. This project envisions removing 
portions of the pavement to provide for planting areas to support 
places for quiet contemplation.

The project will be seeking LEED Silver certification and the site 
will be designed to support this effort. Related items will include 
the provision of bicycle racks, electric car charging stations, and 
composting storage. State of the art storm water management 
and dark sky compliant lighting strategies will also be employed.

Building Design

Program

The citizens of Beverly invested wisely in the construction of the 
Briscoe School in 1926 as is evidenced by the structurally sound 
building with solid interior finishes that still exist today. This 
proposal seeks to leverage that investment further, by working 
with the layout of the building without adding any additional 
volume or substantial relocation of bearing walls. Similarly, the 
existing double-loaded pentagonal corridor layout with 4 corner 
stairs will remain intact as it serves the proposed program very 
well. Generally, the existing wide and well detailed corridors 
remain, with the classrooms being converted into apartment 

units.

The residential units will be designed to meet senior living needs 
with energy-efficient appliances and finishes. Flooring will be 
restored hardwood where possible with tile floors in the baths. 
Each unit will have individual HVAC control and contain a washer/
dryer.

Two new elevators and an accessible ramp will be added to the 
southeast entry which will serve as the main resident entry area. 
The existing gymnasium has been designed to accommodate 
resident amenity and support spaces such as a community 
room, fitness room, toilets, management offices and a wellness 
center. A bicycle storage and repair room has been included in 
the lower level with the capacity to store at least 1 bicycle per 
unit. A resident mail and package center is also included in this 
area. Each level of the building will have a trash/recycling room 
including a chute to a large room at the lower level convenient 
for trash and recycling pick-up.

The beautiful main foyer entry, the auditorium and related toilet 
rooms will be restored allowing the auditorium to be put back 
into service. The former cafeteria and some spaces in the lower 
level have been included to support this function. The existing 
elevator in this area will be rehabilitated.

Continuing the theme of working with the natural assets of 
the existing building configuration, the lower level shop spaces 
and locker room areas will house artist studios. These generally 
contain rugged surfaces, high level windows with northern 
exposure and relatively easy access to grade.

Restoration

The project envisions a complete and sensitive historic 
rehabilitation. The building envelope is in good condition but 
requires replacement of the roof and windows as they are 
near the end of their life cycle. Portions of the existing exterior 
masonry walls will be repointed including portions of the existing 
and iconic ‘smokestack’ which will be retained. The window 
replacement and all other exterior work will meet Department of 
Interior Rehabilitation Standards.

The project intends to preserve interior finishes to the extent 
practical with special focus on the entry foyer, stairways, 
hallways and auditorium. Incorporation of new building systems 
and building insulation will require removal of some building 
finishes, most especially in the former classrooms. Measures will 
be taken to assure proper acoustical separation between tenants 
and common spaces.

Accessibility

The project will be designed to meet all applicable accessibility 
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standards including ADA, UFAS and the Massachusetts 
Architectural Access Board regulations. This work will include 
a new access ramp at the main residential entry, two new 
elevators serving the residential units and provision for 5% of the 
units to be fully accessible. Accessible common area toilets will 
be provided.

Building Systems

All major building systems will be replaced with code compliant 
highly energy-efficient components, including:

•	 New HVAC systems including fresh air provisions

•	 Plumbing systems will meet current code in terms of fixture 
quantity, with low-flow devices

•	 A new electrical service and distribution system incorporated 
in the renovations, including a back-up generator

•	 CATV and wireless internet connections

•	 An NFPA 13 fire suppression system will be added throughout 
the entire building

•	 An addressable fire alarm system

Sustainability

The building will be designed to meet the Massachusetts Stretch 
Energy Code and the International Energy Conservation Code. 
Practically, this translates into fully insulating the building to a 
high level and testing after construction to ensure the building 
envelope is performing efficiently as designed. All components 
of the building which use energy, ranging from appliances to 
HVAC equipment to lighting will be Energy Star rated.

The project seeks to be LEED Silver certified. To achieve this 
certification, a series of water conservation strategies, such as 
rain water capture and low flow fixtures are incorporated in the 
design. Occupancy sensors for lighting systems, low VOC paint, 
and use of daylighting all are captured by this certification.

In addition, there will be on-site recycling and composting with 
resident education.  Residents will also be able to participate in 
community gardens.

Both residents and visitors will have access to myriad low-
footprint transportation options:  there will be indoor bike 
storage on-site, an electric car charging station in the parking 
lot, a sheltered bus stop, and better pedestrian and bicycle 
connectivity in the neighborhood with new sidewalks connected 
to existing pathways and corsswalks, fewer curb cuts, and a new 
sheltered bus stop.

Community Engagement
Beacon and HCP become part of a community, strive to be the 
best neighbors, and meet local needs when we develop and 
manage a new housing community. Our successful tracks records 
in development and property management are heavily rooted in 
an open dialogue with the community during the planning and 
development process. We understand that community members 
have busy schedules but want to be informed and involved. 
We have an outreach approach that is multi-faceted to ensure 
everyone can participate in a meaningful and inclusive way.  
The BVLA team will implement a vigorous community 
engagement process to follow up on the process sponsored 
by Mayor Cahill and the City of Beverly.  The goal will be to 
involve the wider community, specific constituencies, and the 
immediate neighborhood in the visioning and planning process 
for the physical renovations and long-term operations of the 
historic Briscoe School.  This will include among other things:
•	 Project Website: coUrbanize– Establish a project website 

through coUrbanize. coUrbanize is a web-based platform 
that provides a forum for the development team to 
provide accurate clear information about the project and 
to address questions/comments/receive feedback from 
people who may be interested in participating but unable 
to attend public meetings. The Beacon team recently used 
this tool successful in a new mixed-income, mixed-use 
project in Amherst, MA.  (see coUrbanize interview with 
Darcy Jameson, Senior Development Director with Beacon 
Communities and Briscoe redevelopment team member 
www.courbanize.com/affordable-housing)

•	 Community Meetings: 
•	 Two-three community charrette type meetings for the 

Excerpts from the North Square coUrbanize campaign
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PROJECT CONCEPT
public at large in late 2019.

•	 Smaller planning meetings for immediate neighbors 
(within ½ mile).

•	 Survey: community survey available digitally and hard copy 
soliciting feedback on the planning process. Maybe done in 
collaboration with coUrbanize. 

•	 Public Relations: Consistent interaction with the local press 
(The Salem News) about process and details. The media 
teams will also have access to the coUrbanize website. 

•	 A series of meetings with critical partners and constituents 
including:
•	 Mayor and City Administration and Planning Team
•	 The Beverly Senior Center (staff and participants)
•	 Ward Three Civic Association
•	 Current and newly elected (this fall) Ward Three City 

Councilor
•	 Beverly City Council
•	 Beverly Planning Board and Staff
•	 Beverly Historic Commission
•	 Beverly Open Space and Recreation Committee
•	 Beverly Fire and Police Departments
•	 Senior Care and Element Care as possible service 

partners
•	 Beverly YMCA as a possible service partner
•	 North Shore Music Theater
•	 Montserrat College of Art (artist work spaces)
•	 Other local non-profit and/or advocacy groups

Comprehensive List of Permits & Approvals
Please see “Timeline for Permitting” for additional details. 
 
Special permit from the City Council for the residential reuse of 
a public building under Section 300-58 of the Zoning Ordinance, 
including:
•	 Determination by City Council and/or Planning Board 

that the project will comply with the inclusionary housing 
requirements pursuant to Section 300-58 of the Zoning 
Ordinance and Section 315 of the City Ordinance. The 
proposed project is 100% affordable, and the ordinance 
requires 12%.

•	 Site Plan Review by the Planning Board according to 
Sections 300-58 and 300-98 of the Zoning Ordinance.

•	 Additional review and comment by any Board, Commission 
or City department as directed by the City Council.

The development team will work closely with the City and 
City staff to facilitate all permitting, review by police and fire 
departments, required utility connections, and other requested 
review, ensuring that all permitting, financing, and construction 
deadlines are achieved.

 
The development team and land use attorneys are well-versed 
in all Federal and State permitting requirements and processes, 
including MEPA and NEPA.   

The team is also open to a friendly 40B permitting process, if the 
City prefers that approach, recognizing that the City of Beverly 
has achieved 11.6% on the Subsidized Housing Inventory.  
Following designation by the City, HCP/Beacon will engage a 
local, experienced permitting attorney and meet with the City 
planning team to determine the preferred permitting approach.

City Objectives and Zoning Requirements
The HCP / Beacon proposed project meets all of the City’s 
objectives  as set forth in the RFP as well as key City goals. The 
team, if selected, will continue to work closely with the City and 
community members to address their goals, including: 
 
Team Capacity: -  The BVLA team brings together an 
accomplished group of experts in historic renovation, sustainable 
design, financing, and management with a strong track record in 
successfully completing projects that meet resident and broader 
community needs.  The development team has completed five 
projects in Beverly and developed over 7,000 units of LIHTC 
affordable housing.  Beacon and Harborlight combined bring 
a focus on affordable senior housing with robust services and 
adaptive reuse developments.  Many on the broader design 
team live and work in Beverly, and all bring the track record to 
implement the highest quality preservation and renovation of 
the building.  

Building Historic Preservation - The BVLA proposal calls for 
the long-term preservation of the entire building including the 
exterior, grand entrance, theater, and key interior details.  This 
would involve preservation strategies including completing 
the process to list the property on the National and State 
Historic Registers, executing a historic preservation restriction 
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benefitting the City, creating key historic markers on the site, 
and integrating historic elements into the interior design. 
The auditorium and entrance would be restored to applicable 
preservation standards. The front exterior green space will be 
restored to historic plans including the re- establishment of the 
turf bowl into a public, City park.  

Open Space Historic Restoration: Restoration of the historic 
“turf bowl” located at the intersection of Sohier Road and Colon 
Street and the rear playing field will be preserved. Both spaces 
will be deeded to the City for long term protection. Mature trees 
will be preserved wherever possible.  Current and additional 
walking paths and sitting areas will be available for public use.  
Finally, enhanced screening and landscaping will be added to the 
front and both roadway areas of the building.

City Priorities including: 
•	 85 senior affordable apartments with key supportive services 
•	 100% of the apartments will be affordable  
•	 Artist studios for the use of local artists and to enhance the 

overall quality of life for residents and the wider community. 
•	 Historic theater will be preserved and will be operationalized 

by the North Shore Music Theater for public events. This will 
include a variety of events which will be accessible by the 
public in general in addition to residents of the building.

•	 Our approach will greatly enhance the value of the site, 
the building, and the surrounding area.  It will create one 
time and ongoing revenue to the City.  It will also respect 
the community and neighborhood goals for the historic 
property.

Zoning requirements: The development team expects to 
utilize the zoning provision  300-58 Residential Re-use of Public 
Buildings to permit the BVLA.  However, should the City choose 
a friendly 40B approach, that zoning mechanism could also be 
used.

Municipal Services

Utilities: The BVLA will be linked to the public water and sewer 
systems. As a part of this the team will utilize state of the art water 
conservation strategies including low flow faucets, showers, and 
toilets, and local drought resistant plants that do 
not require significant watering post establishment.  Any needed 
drainage and storm water retention, including designated rain 
gardens, will be provided on site.

Traffic: Senior rental housing will generate lighter demand for 
cars and associated parking than other possible uses.  It will also 
create much less traffic than other residential uses especially at 

rush hour. The historic theater will create traffic before and after 
shows using both parking on site and adjacent public parking.  In 
all cases, the parking and traffic demands will be significantly less 
than the previous school use of the building.

Life and Emergency Safety: The senior housing use will create 
some modest need for local police and fire services similar 
in scale to Turtle Creek.  The emergency call system and on-
site supportive services plan will mitigate the need for off-site 
services of this type.

Maintenance: BRM provides exceptional property management 
services. In addition, all snow, trash, recycling, composting, and 
leaf removal will be funded privately at the cost of the BVLA 
operating budget.
 

Analysis of Evaluation Criteria
All minimum requirements have been met including a clear plan 
consistent with the objectives of the City as noted in the RFP.
•	 Expertise/Capacity: The BVLA team has the deep experience 

with design, permitting, development, finance, operations, 
local, state, federal financing, regulations, and permitting 
all of which will be critical to successfully implementing 
the preservation and renovation of the Briscoe School.  
Beacon has recently completed several award-winning 
adaptive reuse developments with historic tax credits, and 
Harborlight brings nearly 60 years of affordable housing 
experience in the North Shore.   Please see team bios and 
successful projects attached. 

•	 Historic Preservation and Mix of Uses: The BVLA proposal 
meets all the goals described by the City of Beverly: the 
building is preserved and respected, including the entire 
exterior of the building and critical interior design features 
primarily the historically significant theater; all open space 
is maintained and deeded to the City in perpetuity, the front 
turf bowl is restored and the rear play area is preserved;  
key priorities are providing for by creating affordable senior 
housing with services, artist studio spaces, and preservation 
and revitalization of the historic theater.

•	 Building, Landscape Design Restoration and Preservation: 
The architecture and landscaping design are compatible 
and integrated with neighborhood and community uses and 
goals.  The design is intentionally and robustly welcoming, 
from the exterior landscaping with walking and sitting 
areas, to the multiple entries planned for different users. 
The public, especially the neighborhood, has access to the 
outdoor green spaces, complete with raised bed gardens 
and historic markers, as well as to the inside theater for 
shows and events where further historic photos celebrating 
Briscoe’s vibrant life will be featured.  Preservation of the 

harborlight/beacon partners

PROJECT CONCEPT

beacon communities llc
two center plaza, suite 700

boston, ma 02108
www.beaconcommunitiesllc.com

harborlight community partners
283 elliot street
beverly, ma 01915
www.harborlightcp.com



building is a key goal of the BVLA team. The design and 
construction process will work to honor Briscoe’s legacy, 
and a historic preservation restriction will protect Briscoe 
into the future.

•	 Community/Public Benefits: Benefits will include 
programming on the exterior for residents and the public 
including gardens, walking paths, sitting areas, and activities 
with the nearby Beverly Council on Aging. Additionally, there 
will be public benefits on the interior of the building via the 
operational theater space and artist studios. This will include 
theatrical shows, public events, and music and art, which will 
augment the already robust cultural life of Beverly and add 
to the health of the local economy.

•	 Financing Description: The financing plan will leverage 
Federal, State, and private resources to fund this large-scale,  
multi-use development.  The proposed financing includes:  
local funds such as Beverly Housing Trust, CPA, and HOME 
regional funding such as North Shore HOME Consortium 
and Federal Home Loan Bank, State and Federal funds via 
the MA Dept of Housing and Community Development, 
State and Federal Historic Tax Credits, and finally debt in 
the form of a first mortgage loan. We anticiopate that the 
first mortage loan would be provided from one of the State’s 
quasi public lenders such as MassHousing Finance Agency. 

•	 Short-term Building Stabilization Plan: – As described 
above, the BVLA team will work in collaboration with the 

City to identify and undertake work necessary to ensure that 
the building is safe and stabilized prior to acquisition. We 
assume that the City will continue to insure the building. 

•	 Long-Term Building Maintenance:  After an initial 
investment of ~$39,000,000 Beacon Residential 
Management will maintain the building and site to the 
highest standards to extend the life of the buildings for 
housing and community use.  As an indicator of quality 
management and maintenance, BRM consistently receives 
REAC scores in the 90s for properties with Section 8.    

•	 Affordable Housing:  Harborlight Community Partners and 
Beacon share a commitment to the creation of affordable 
senior housing; it is the driving mission of Harborlight, the 
local, State certified, non- profit Community Development 
Corporation and BVLA development partner, and a special 
focus of Beacon.  To that end BVLA will provide 85 apartments 
with 16 at 30% AMI ($24,900/single person) and the balance 
of 69 units at 60% AMI ($49,800/single person). All will serve 
a critical need for affordable senior housing locally and all 
will count on the Cities’ 40B inventory (currently 1.6%), 
protecting Beverly from future unfriendly 40B development.

•	 Revenue:  As described above, the redevelopment will 
include payment of an acquisition price to the City and 
permitting fees, construction period investment of over $39 
million in addition to ongoing revenue from real estate and 
excise tax revenues and purchase of local goods and services.
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Design Drawings
•	 Site Plan and Building Elevations
•	 Floor Plans
•	 Diagram of Uses
•	 Landscaping and Exterior Use Plan
•	 Schematic Illustrations
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Permitting, Construction, 
Initial Investment Details
As described in this RFP, the proposed redevelopment of the 
Briscoe School will include a mix of exciting new community 
uses.  The following information is also detailed in the “Property 
Description” tab.
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Timeline for Permitting, Initial Investment, Capital Improvements, and Development Agreement
As described in this RFP response, the proposed redevelopment of the Briscoe School will include a mix of uses. The property is 
located in an RMD zone, which under Section 300-36 of the Zoning Ordinance allows subsidized elderly housing by right.  In order to 
include the proposed theater, artist studio spaces with affordable senior housing, the HCP/Beacon team anticipates permitting the 
proposed project under Section 300-58 of the Zoning Ordinance: Residential re-use of public buildings.  The City Council may permit 
the building for “residential purposes and for other supporting uses the Council may deem appropriate.”  Thus, the required City of 
Beverly permitting will entail the following:
 
Special permit from the City Council for the residential reuse of a public building under Section 300-58 of the Zoning Ordinance, 
including:
•	 Determination by City Council and/or Planning Board that the project will comply with the inclusionary housing requirements 

pursuant to Section 300-58 of the Zoning Ordinance and Section 315 of the City Ordinance. The proposed project is 100% 
affordable, and the ordinance requires 12%.

•	 Site Plan Review by the Planning Board according to Sections 300-58 and 300-98 of the Zoning Ordinance.
•	 Additional review and comment by any Board, Commission or City department as directed by the City Council.

The development team will work closely with the City and City staff to facilitate all permitting, review by police and fire departments, 
required utility connections, and other requested review, ensuring that all permitting, financing, and construction deadlines are 
achieved.
 
The development team and land use attorneys are well-versed in all Federal and State permitting requirements and processes, 
including MEPA and NEPA.   

The team is also open to a friendly 40B permitting process, if the City prefers that approach, recognizing that the City of Beverly has 
achieved 11.6% on the Subsidized Housing Inventory.  Following designation by the City, HCP/Beacon will engage a local, experienced 
permitting attorney and meet with the City planning team to determine the preferred permitting approach.  
 
A timeline for the project is as follows:  

Initial Provisional Designation Agreement Fall 2019. 
Drafting, negotiation, and execution of Land 
Development Agreement (LDA) and Purchase & Sale 
Agreement (P&S) 

Mid-fall 2019 (45 days from Initial Designation). 

Site due diligence Upon execution of P&S, commence due diligence 
investigations of the site, which would include building 
walk-throughs, hazardous materials testing, potential 
investigative demolition to understand building 
construction, and soil testing.   

Conceptual design and community outreach Upon execution of P&S, commence conceptual design.  
This process would involve informal meetings with City 
staff for feedback as well as meetings with neighbors 
and other community stakeholders to guide the design 
process. See section on community engagement. 

First application to Massachusetts Historical 
Commission for state historic tax credits 

December 2019. 

Applications for permits and approvals Spring 2020.  (6 months from Initial Designation.) 
Special Permit approved by City Council  Summer 2020.  (3 months after submission.) 
Applications for local funding  North Shore HOME Consortium 

Beverly CPC 
Beverly Affordable Housing Trust 
Beverly HOME 
Note: Local funding awards are required in advance 
of submission for funding to DHCD. 

Preparation of the Department of Housing & 
Community Development (DHCD) funding application 

Fall 2020. 

Submission of DHCD funding application February 2021. (Anticipated date of the affordable 
housing tax credit application round). 

Governor’s announcement of Low-Income Housing 
Tax Credit awards 

Summer 2021. 

Closing and construction commencement Year-end 2021.  
Construction completion  Summer/fall 2023. (Approximately 18-month 

construction period). 
Advertising for affordable apartments, application 
period for a lottery 

3-4 months prior to completion. 

Lease up of residential units complete Spring 2024.  (Approximately 8-month lease-up 
period). 
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A timeline for investment in the 24 months following the LDA:

Initial Provisional Designation Agreement Fall 2019. 
Drafting, negotiation, and execution of Land 
Development Agreement (LDA) and Purchase & Sale 
Agreement (P&S) 

Mid-fall 2019 (45 days from Initial Designation). 

Site due diligence Upon execution of P&S, commence due diligence 
investigations of the site, which would include building 
walk-throughs, hazardous materials testing, potential 
investigative demolition to understand building 
construction, and soil testing.   

Conceptual design and community outreach Upon execution of P&S, commence conceptual design.  
This process would involve informal meetings with City 
staff for feedback as well as meetings with neighbors 
and other community stakeholders to guide the design 
process. See section on community engagement. 

First application to Massachusetts Historical 
Commission for state historic tax credits 

December 2019. 

Applications for permits and approvals Spring 2020.  (6 months from Initial Designation.) 
Special Permit approved by City Council  Summer 2020.  (3 months after submission.) 
Applications for local funding  North Shore HOME Consortium 

Beverly CPC 
Beverly Affordable Housing Trust 
Beverly HOME 
Note: Local funding awards are required in advance 
of submission for funding to DHCD. 

Preparation of the Department of Housing & 
Community Development (DHCD) funding application 

Fall 2020. 

Submission of DHCD funding application February 2021. (Anticipated date of the affordable 
housing tax credit application round). 

Governor’s announcement of Low-Income Housing 
Tax Credit awards 

Summer 2021. 

Closing and construction commencement Year-end 2021.  
Construction completion  Summer/fall 2023. (Approximately 18-month 

construction period). 
Advertising for affordable apartments, application 
period for a lottery 

3-4 months prior to completion. 

Lease up of residential units complete Spring 2024.  (Approximately 8-month lease-up 
period). 

 

RFP Deposit to City $10,000 
P&S Execution – Additional Deposit to City $60,000, credited against acquisition price 
Building Maintenance / Stabilization prior to 
Acquisition, to City 

$75,000 paid 6 months after execution of the 
Purchase & Sale. Non-refundable but credited against 
the acquisition price. 

Environmental and Building Inspections $30,000 
Architecture and engineering to develop the site plan, 
design, and civil engineering for community outreach, 
permitting and applications 
  

$750,000 

Misc.  $10,000 
  
Total (estimate) 

  
$935,000 
  

 



Development 
Team
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DEVELOPMENT TEAM
Developer Partners:                                         

Harborlight Community Partners
283 Elliot Street
Beverly, MA 01915
P: 978-922-1305
 
Beacon Communities Development
2 Center Plaza, Suite 700
Boston, MA 02108
P:  617-574-1100

                                                                                
Project Managers:                                           

Kristin Carlson
Director of Real Estate Development, HCP
 978-473-7156
kcarlson@harborlightcp.org
      
Darcy L. Jameson
Senior Development Director, Beacon
617-574-1132
djameson@beaconcommunitiesllc.com
 

Architect (Lead):                                               
Thad Siemasko
Principal, SV Design
126 Dodge Street
Beverly, MA 01915                                           
 

Architect (Supplemental):                          Beacon Concepts

General Contractor:                                      Keith Construction, Inc.
                                
Historic Consultant:                                       MacRostie Historic Advisors LLC
 
Civil Engineer:                                                  Meridian Associates
 
Structural Engineer:                                      Souza, True and Partners
 
Traffic:                                                                 Vanesse and Associates
 
LEED/Sustainability Consultant:              New Ecology, Inc.
 
Landscape Architect:                                    Ulrich Bachand Landscape Architecture, LLC
 
Legal:                                                                   Nixon Peabody LLP
                                                                                Kurt James, Esq.
 
Property Management and Wellness:   Beacon Residential Management Limited Partnership (“BRM”) 
 
Community Relations & 
Resident Services Planning:                      Harborlight Community Partners in collaboration with Beacon team
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DEVELOPMENT TEAM

Organizational Structure
Harborlight / Beacon Partners will be a joint venture between Harborlight Community Partners and Beacon Communities LLC.  Beacon 
brings a strong balance sheet, historic adaptive reuse experience, property management and the state and national relationships 
necessary to execute a development of this scale and complexity.  Harborlight brings a sensitivity to local concerns through an 
over 50-year track record of excellent affordable housing developments in the North Shore.  Beacon and Harborlight staff take a 
collaborative approach to development.

Team Experience
Beacon / Harborlight Partners are leaders in the industry of affordable housing, mixed-use, community-based development with 
a strong and successful track record of undertaking large-complex  initiatives in collaboration with municipalities and community 
members. Based in Beverly and Boston, our team is locally-rooted team with the commitment and talent necessary to build strong 
partnerships and preserve the Briscoe School as a vibrant community asset.  Each team member’s qualification statement is included 
on the following pages.
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HARBORLIGHT COMMUNITY PARTNERS

Harborlight Community Partners
283 Elliot Street

Beverly, MA 01915

 

Andrew DeFranza 

Executive Director

Direct Dial:  (978) 473-7158

E-mail:  adefranza@harborlightcp.org

 

Tim Donovan

COO

Direct Dial: (978) 473-7160

E-mail: tdonovan@harborlightcp.org

 

Kristin Carlson

Director of Real Estate Development

Direct Dial: (978) 473-7156

E-mail:  kcarlson@harborlightcp.org

 

Mission & Purpose
The mission of Harborlight Community Partners (HCP) is to collaborate with communities to cultivate just, equitable and sustainable 
housing opportunities, vital to the health and strength of the individuals and communities of our entire region.  HCP is a non-profit, 
Massachusetts-certified Community Development Corporation.  HCP develops, manages and advocates for quality, service-enriched 
housing that is affordable and inclusive.  By focusing on the housing needs of underserved populations and creating, preserving and 
operating, safe, affordable housing with supplemental supportive services, HCP strives to make homes available to all, because 
everyone deserves a home.

HCP engages in four program areas: property management, real estate development and asset management, supplemental resident 
services, and public advocacy/education.  HCP currently supports 392 housing units in nine North Shore communities, providing 
homes for close to 600 people.  

HCP creates contextually sensitive housing which meets the needs of our residents, their families and the communities and 
neighborhoods in which our properties are located.  HCP is very responsive to local concerns and input, and focuses our work on 
North Shore communities.

 

History - Key Achievements & goals
HCP is one of the oldest and largest nonprofit affordable housing providers on the North Shore, and the result of the merger of several 
smaller nonprofits into one more financially stable and efficient housing initiative.  This merger preserved hundreds of critically 
needed affordable housing units. HCP was originally an effort to assist low-income seniors in the 1960’s, when the First Baptist 
Church of Beverly opened “Harborlight House,” a home for low income elders; this continued for many years until the 1980’s when a 
related party from the First Baptist Church created Turtle Creek, a 109 unit building for low income elders. That was followed by the 
creation of Turtle Woods, an adjacent 67 unit low income elder building. Each operated independently until the collective boards of 
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harborlight/beacon partners

HARBORLIGHT COMMUNITY PARTNERS
the properties leveraged the years of experience to form one housing organization.  By 2009, all were merged into the newly-named 
Harborlight Community Partners (HCP). Subsequently, other smaller affordable housing organizations sought the infrastructure and 
stability of HCP through merger. In doing so, HCP preserved these rental and home-ownership properties.  

Recent key achievements include HCP’s Executive Director, Andrew DeFranza, being awarded the Community Service Award from 
CHAPA (Citizen’s Housing and Planning Association) and the Peter J. Gomes Service Award from Congressman Seth Moulton for 
commitment to affordable housing creation/preservation. HCP has also been honored by MHIC, Senior Care and the Women’s 
Institute for Housing and Economic Development, and has been named a “Housing Hero” by Mass Housing Partnership.  HCP has 
been honored by the North Shore Realtors Association, MA Housing Investment Corporation, and was named a Nonprofit of the Year 
by the Greater Beverly Chamber of Commerce.

Recent & Current Projects
•	 Turtle Creek, Beverly, MA – 109 units of supportive senior housing, 100% affordable, refinancing and renovation.  Completed 

2014.

•	 Harborlight House, Beverly, MA – 30 units of supportive senior housing, 100% affordable, refinancing and full renovation of 
existing, historic buildings. Residents receive an array of services on-site. Completed 2016.

•	 Boston Street Crossing, Salem. MA – 26 units of supportive housing for homeless individuals, 100% affordable.  Gut renovation 
of two existing, historic buildings.  A full-time caseworker supports all residents. Completed 2018.

•	 2 Hardy Street, Beverly, MA – 6 units for families, 100% affordable, new construction.  Construction start anticipated August 
2019.

•	 Anchor Point, Beverly, MA - 75 units for families with a 20% set aside for homeless families, 100% affordable, new construction.  
Permitted, applying for funding.

Communities & People Served
HCP has 392 units of affordable housing (51 first-time homebuyer properties) in nine North Shore communities and house over 500 
people.  These housing opportunities also provide supportive services to ensure elders receive the assistance and engagement they 
need, and families can sustain their housing, individuals have a stable place to call home.

•	 Our supportive living portfolio consists of Harborlight House (Beverly) for 30 low income elders and two H.E.A.R.T. homes 
(Peabody) which serve eight very low income elders in need of access to 24-hour assistance. 

•	 Our low-income elder housing (most with significant supportive services) consists of Beverly’s Turtle Creek (109 units) and 
Turtle Woods (67units); Rockport’s Pigeon Cove Ledges (30 units) and Rockport High School Apartments (31 units); and Whipple 
Riverview Place (10 of units) in Ipswich. 

•	 Our family housing portfolio encompasses three communities: in Beverly, 20 below market rate family units (eight buildings); 
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HARBORLIGHT COMMUNITY PARTNERS
in Marblehead, the Sewall Building (4 family units); and Gloucester is home to the Community Land Trust of Cape Ann (49 first-
time buyer units), for which HCP acquired the land and responsibility to monitor the permanent affordability of the homes.  or 
individuals and those with disabilities, Firehouse Place of Hamilton is a multi-use project with four affordable housing units (25% 
of all residents are considered disabled).  It is also home to the Acord Food Pantry, a community mainstay which needed an 
improved permanent space. 

•	 Housing with case management and supportive services for formerly homeless individuals is available in HCP’s newest project, 
Boston Street Crossing in Salem. This unique effort offers a collaborative program in conjunction with Lifebridge of Salem and is 
a direct result of the Mayor’s Task Force on Homelessness, convened on the North Shore to find a collective solution to the issue 
of homelessness across the region.

Each of our properties offers supportive services for health and personal care, as well as life enrichment activities and social 
connections.  For families and seniors, HCP works with varying social service organizations, to ensure residents have the nutritional 
food, resources and the support they need.  For elders in a variety of our locations, on-site exercise and art classes, author talks, group 
celebrations, and van trips all lend to a comfortable, full resident experience.  This comprehensive approach allows seniors to age in 
place for as long as possible, offering an environment that encourages activity, connection, and engagement.  Likewise, it supports 
families in myriad ways as they work to maintain independence and stability.
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Andrew DeFranza 
 
Education        M.S. Community Economic Development  Southern New Hampshire University  

        M.A. Theology: Social Ethics  Gordon-Conwell Theological Seminary  
 Social Ethics Award recipient  
 Magna Cum Laude 

 
Continuing Certified Credit Compliance Professional C4P in the Low Income Housing Tax 
Credit Program, Spectrum Seminars, Inc. 
 

Honors Peter J. Gomes Service Award-Congressman Moulton (2016) 
 Community Partners Special Recognition Award-Senior Care (2016) 
 Ann Gelbspan Partners in Community Award-WIHED (2016) 
 MHIC Excellence in Affordable Housing Award (2014) (With HCP) 
 River House Hero Award (2013) 
 North Shore 100 (2009) 
 Milwaukee Urban League Young Professionals: Community Achiever Award  
 North Shore United Way Unsung Hero Award (2004) 
 Mass Dept of Public Health Outstanding Outreach Educator Award (2004) 

   
Executive Director 
Harborlight Community Partners (2007-present) 
As Executive Director of Harborlight Community Partners I took over a group of related non profits and 
guided them through a merger process to sharpen commitment to mission and create an 
organizational infrastructure capable of creating and managing affordable housing on a more regional 
basis.  In 2009 HCP then merged in three other local affordable housing entities, refinanced their 
portfolio with a tax exempt bond and provided capital improvements. In 2011 HCP opened the first 
community supported affordable housing project in Hamilton MA and closed on a preservation 
transaction to protect the affordable elderly housing at Pigeon Cove Ledges in Rockport.  In 2012 HCP 
merged in the Community Land Trust of Cape Ann, partnered with Marblehead Community Housing 
Corp., and contracted with the River House Shelter to salvage and revitalize their struggling homeless 
shelter and permanent housing program.  In 2013 we partnered with the Women’s Institute for 
Housing and Economic Development to manage three other supportive housing buildings.  We have 
been consistently structuring effective and creative transactions to build, preserve, and renovate 
affordable housing in the region. Currently we operate or support 414 units of housing in 9 
communities with an active pipeline. We recently finished a refinancing and occupied renovation of 
Harborlight House, a unique model for service enriched housing for fixed income seniors. In 2016 
Congressman Seth Moulton kindly provided me with the inaugural Peter J. Gomes Service Award. 

 
Executive Director   
Guest House—Milwaukee, WI (2005-2007) 
As Executive Director I oversaw the restructuring and resurgence of a failing agency.  I reorganized 
the staffing pattern and delivery service mechanisms eventually having responsibility for 25-30 staff 
and another 25-35 partners who provided service to homeless men in our emergency shelter, 
transitional housing, permanent supportive housing, addiction treatment, and Safe Haven programs.  
Between the spring of 2005 and early 2007 we added 74 slots of permanent supportive housing for 
homeless disabled men.  During this time we also increased our annual budget size 200%, to over 
$3,000,000, while maintaining a surplus each year.  I supervised the financial and budget systems 
while managing 13 government contracts along with a myriad of private grants significantly increasing 
our revenue support from Federal, County, State and private sources.  I was responsible for the 
majority of the fundraising efforts including significant writing and extensive public speaking.  I 
represented the agency to public institutions, politicians, civic groups, faith based entities, and partner 
organizations.  I was responsible for interacting with the board and providing vision, strategic direction, 
and planning for the overall agency.  My final venture involved bringing a 24 unit permanent supportive 
housing facility to Milwaukee utilizing low income housing tax credits and a variety of funding sources 
via a partnership with Heartland Alliance.   

 

Professional 
Experience 



 
Community Outreach Director   
Beverly Bootstraps—Beverly, MA (1999-2004) 
In this role I was grateful for the opportunity to work on many different levels within the world of 
community development and social services on Boston’s North Shore.  Among other things I ran the 
first winter shelter in the City, created a program to provide low-income children with school supplies, 
and started a free tax clinic for local residents.  While much of my time was spent on case and crisis 
management for hundreds of low-income families and individuals, I was also responsible for the 
development, budgeting and operation of various empowerment programs.  In this process I 
supervised the work of other staff members, interns, and many volunteers.  In partnership with others I 
also participated in strategic planning and diverse development activities including public speaking, 
grant writing, and fund-raising events.  One of my greatest strengths in this role was my ability to 
network with other social service agencies, city officials, government offices, police, businesses and 
educational institutions both public and private.  As the Community Outreach Director I interacted with 
people from an array of income, ethnic and power groups in an attempt to improve the quality of life for 
low income families and individuals. 
 

 
 
  

 



            

    

KRISTIN CARLSON   
 

SUMMARY  
Real estate professional with more than 15 years of experience in development, architecture and construction, seeking project 
management role within the real estate development industry.  Licensed architect with strong leadership skills and experience with 
multiple project types, including affordable multi-family housing.  Excellent communication, quantitative and analytical skills, and ability 
to coordinate large project teams.  Experience in real estate financial modeling, asset management, zoning and permitting, and market 
research. 
 
EDUCATION  
2011 Massachusetts Institute of Technology  Cambridge, MA 
 Master of Science in Real Estate Development and Master of City Planning  
 
1998 Syracuse University, School of Architecture  Syracuse, NY 
 Bachelor of Architecture, cum laude 
 
EXPERIENCE  
2016 - present Harborlight Community Partners  Beverly, MA Director of Real Estate 

Development
 • Work directly with Executive Director on multiple affordable housing development projects.  Responsible for 

implementation of new projects, including feasibility studies, management of design and construction 
consultants, applications for funding, closings, construction, and working with lease-up staff.  Projects 
include new construction, renovation, and refinancing. 

 

2012 - 2016 Neighborhood of Affordable Housing  East Boston, MA Project Manager
 • Managed multiple development projects, including new construction, historic renovations, and refinancing.  

Project lead on a $32.5 million mixed-income, mixed-use new construction project.  Created proformas for 
new prospects, and coordinate RFPs.  Prepared financing applications and source funding, and assisted 
Development Director with all stages of current projects.  

 

2011 - 2012 Wells Fargo Bank - Community Lending & Investing  Boston, MA         Tax Credit Asset Manager  
 • Managed a portfolio of approximately 70 affordable housing and historic tax credit properties.  Responded to 

general partner requests including refinancing and disposition.  Monitored and reported on financial 
performance and compliance, and worked with general partners to resolve various issues.   
 

May - July 2011 Initiative for a Competitive Inner City  Boston, MA Senior Consultant
 • Hired for temporary role in MacArthur-funded research project, examining the role of the construction and 

development industries in inner city economic development. 
• Performed original research and co-wrote final paper. 
 

Summer 2010 The Community Builders  Boston, MA Development Intern 
 • Worked closely with the senior vice president on prospecting new deals under the federal Neighborhood 

Stabilization Program (NSP2).  Tasks included broker contact and market research. 
• Led intern team in developing and writing substantial amendment to HUD grant application. 
• Compiled database on banks’ Community Redevelopment Act investment activities. 
 

Summer 2009 Jonathan Rose Companies  New York, NY Development Intern 
  

• Assisted with closing documents, researched solar tax credits and coordinated the arts component of a 
competition-winning 200-unit green, affordable housing development. 

• Coordinated schedule for marketing and lease-up of a new 85-unit mixed-income housing development. 
• Led architectural coordination for a new, LEED Silver 46-unit affordable housing development.  Prepared 

closing due diligence documents and revised the proforma. 
 

2006 - 2008 CBT Architects  Boston, MA Project Architect 
  

• Led a 10-person architectural and consultant team in the $20M gut renovation of a Class A office tower 
lobby and adjacent plaza, designed to reposition the building.  

• Coordinated senior designers and junior staff within a collaborative team to produce schematic designs for 
four new dormitory buildings at Champlain College. 

 

2002 - 2006 Durkee Brown Viveiros and Werenfels  Providence, RI  Project Manager 
  

• Led a 10-person architectural and consultant team in the design, coordination and construction 
documentation for a new 40-unit affordable housing development.  Worked closely with the partner in charge 
to resolve complex wetlands site issues and bring the project through public hearings. 

• Directed zoning research and urban design for the redevelopment of several city blocks to provide 30 new 
units of infill housing. 

 
 
 

 



            

2001 - 2002 Barr and Barr Builders  Boston, MA Field Engineer
  

• Coordinated, scheduled and supervised structural, MEP and finish trades in the $25M renovation of the 150-
year old Boston Athenaeum Library.  Prepared, coordinated and reviewed RFIs and managed 
communications with the architects. 

 

2000 - 2001 Americorps, Portland Habitat for Humanity  Portland, OR Team Leader 
  

• Created a timeline for future housing development projects, coordinating land acquisitions with the 
requirements of varied funding sources. 

• Led up to 20-person groups of volunteers on housing construction sites through all phases of construction. 
 

1999 -  2000 Schwartz/Silver  Boston, MA Designer 
  

• Worked with a 15-person architectural and consultant team in the design and construction documentation for 
the renovation of the Boston Athenaeum Library.  Led structural coordination and assisted project manager 
during construction. 

 
HONORS AND AFFILIATIONS 
  

• Assistant Treasurer, Saint Michael’s Episcopal Church, Marblehead 
• Licensed Architect 
• LEED Green Associate 
• First Place, Boston Home Loan Bank Affordable Housing Development Competition 
• Instructor, Boston Architectural Center, foundation and graduate level architectural design studios 
• Twice ran the Boston Marathon with the Leukemia and Lymphoma Society 
• Outward Bound School, sailing and backpacking, student and volunteer 
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Timothy M. Donovan 
 

 

Senior Executive Summary 
Chief Financial Officer / Chief Operating Officer 
 
An accomplished real estate professional with experience in business leadership, problem solving, and working with 
Board of Directors, Lenders, Equity Investors, and Attorneys. An innovative and results driven leader focused on 
achieving consistently exceptional outcomes in a highly competitive businesses.  
Areas of strength: 
 

 Employee Engagement 

 Operational and Strategic Planning 

 Operating / Capital Budgeting 

 Financial Reporting and Operations 

 Process Optimization   

 Turnarounds and Workouts 

 Real Estate Capital Structures 

 Section 42 Low Income Housing Tax Credits, Section 8 Programs and Market 
  

 

 

Professional Experience 
 
State Street Bank and Trust, Boston, MA 
State Street Global Services – Alternative Investment Solutions (AIS) 
Global Head of Real Estate  
2012 – Current 
 
As a Senior Managing Director (SVP) in Alternative Investment Solutions responsibilities include leading the global 
team responsible for real estate fund administration for assets excess of $190B, including open and closed end 
structures, separate accounts, private and public funds.  
 
Responsibilities include all aspects of the global operations of the business and leading a team of 175 professionals in 
7 locations (Atlanta, San Francisco, London, Frankfurt, Milan, Singapore, and Tokyo) to accomplish aggressive 
revenue, expense and operational transformation goals. The team includes approximately 125 accounting 
professionals and 50 IT professionals responsible for the financial and investment reporting for approximately $191BB 
of real estate assets globally. Additional responsibilities include driving market share, revenue growth, partnering 
with technology and HR business partners, and marketing strategies for the business. Accomplishments to date 
include:  

 Managed the Morgan Stanley Real Estate Investment (MSREI) lift out, IT migration and integration of the 
MSREI team into State Street on time and ahead of budget – exceeded year one deal model by 42% 

 Working with the team decreased quarterly deliverables cycle times by 25% 

 Negotiated, closed, migrated and integrated  a second lift out of a MSREI treasury team to complete our 
real estate solution  

 Consistent generation of year over year of positive operating leverage  

 Gained the confidence of AIS leadership by consistently meeting or exceeding business and personal 
development goals 

_______________________________________________________________________ 
 
BEACON COMMUNITIES, Boston, MA 
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Chief Executive Officer, Beacon Residential Management 
2009 – 2011 
           
Beacon Communities consists of four real estate operating companies including Beacon Residential Management, the 
provider of property management and asset management services for over 12,000 apartments. Responsibilities 
include insuring compliance with operating and partnership agreements and approval of corporate and partnership 
annual operating budgets, including major capital expenditures.  Accomplishments include: 
 

 Led a core team of professionals in key areas of the organization including Human Resources, Accounting, 
Tax, Risk Management, Property Management and IT 

 Known for building and motivating cross‐functional teams that have added value through recommendations 
and implementation of process improvements 

 Created and executed a plan transforming our Low Income Housing Tax Credits LIHTC Compliance function 
from a cost center into a revenue generator 

 Created a team‐work based culture that supports the execution of the organization’s growth goals while 
achieving the delivery of quality housing to our residents 

 Led the planning and successful execution for a 50% growth in the number of properties under 
management 

 Implemented and oversaw the first employee survey in the history of the company. Results were used to 
create an employee engagement improvement plan. 

 

 
             
Chief Financial Officer / Chief Operating Officer 
1998 – 2009 
 
As Chief Financial Officer responsibilities included the accuracy and integrity of financial information, internal controls 
and related systems, compliance with the requirements of all partnership and operating agreements, budgeting, 
forecasting, financial reporting, tax, risk management and treasury. In addition, responsibilities as Chief Operating 
Officer included the day‐to‐day operational oversight of Beacon Residential Management and asset management. 
Accomplishments include: 
 

 Assessed and implemented a plan to reduce the operational weaknesses of the accounting department and 
property management company. This plan resulted in cost reductions and increased productivity, including 
the consolidation of multiple software solutions through the selection and implementation of YARDI in 
2001. Improvements included timely reporting of results, increased accuracy, access to information and 
reduced year‐end audit and tax preparation time by 35‐40%; 

 Completed the buy‐out of inactive partners from the operating companies; 

 Assisted Human Resources to improve compensation and benefits packages to attract top talent; 

 Served as CFO for BCJ Development, a Joint Venture between Beacon and Corcoran Jennison of Boston. The 
JV developed 11 properties through the HOPE VI program with a total development cost of $240m; 

 Negotiated, closed and managed a $4m unsecured Line of Credit; 

 Negotiated annual property and general liability insurance renewals with various insurance carriers 
resulting in stable premiums without sacrificing quality coverage. In 2003, saved $500,000 by implementing 
an SIR on GL coverage in a difficult market; 

 Successfully acted as court appointed receiver resulting in the payment of approximately $3m to creditors; 
and 

 In May, 2008 led the Executive Committee in the creation and implementation of a strategic plan to protect 
the organization and position it for success following the financial downturn. 

 

 
THE GATEHOUSE GROUP, Boston, MA             
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Vice President of Finance  
1994 – 1998 
 
The Gatehouse Group of Companies was a startup multi‐family developer of Section 42 properties and manager of 
apartment communities in Massachusetts, Rhode Island and Florida. Gatehouse developed approximately 3,000 units 
through new construction, historic re‐use or rehabilitation using a complex combination of city, state and federal 
resources including LIHTC. In addition, Gatehouse took over troubled assets for a major Boston, MA syndicator. In this 
role the Gatehouse team used its expertise in finance and property management to protect the syndicator’s 
investments and insured the achievement of projected returns to investors. Responsibilities included: 
 

 Creation of scalable accounting systems; 

 Reporting and internal control systems; 

 LIHTC compliance systems; 

 Assisting in the financing of new and existing assets; and, 

 Insurance, treasury and general HR responsibilities. 

 

 
CONGRESS REALTY GROUP OF COMPANIES, Boston, MA       
Corporate Controller 
1991 – 1994 
 
Congress Realty Group was a full service provider of real estate services including syndication, property management, 
and consulting. In addition to my day‐to‐day responsibilities, I assisted the Chief Financial Officer and the 
organization’s Principle in our role as Bankruptcy Trustee for the United States Bankruptcy Court. Responsibilities 
included: 
 

 Day‐to‐day operations of the property and corporate accounting functions; 

 Treasury; 

 Investor services;  

 NASD compliance reporting; and  

 Supporting the acquisition and disposition teams on transactions.  

 

 
ROBERT ERCOLINI AND COMPANY, Boston, MA         
Audit Senior 
1987 – 1991 
 
A CPA firm specialized in providing industry‐specific assurance, accounting, tax and business consulting services to 
leading organizations. Primary responsibilities included the audit and tax work of many of Boston’s leading real estate 
firms.  

 

 

Education 
 

 Merrimack College, BS Accounting 1987 

 

 

Affiliations 
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 St. Mary’s Regional High School, Lynn, MA 
Board of Advisors 2005 – current 

 St. Mary’s Regional High School, Lynn, MA  
Founding Member Board of Trustees 2003 – 2005 

 St. Mary’s Regional High School, Lynn, MA  
Co‐Chair Connell Center Building Committee 2002 – 2003 

 Merrimack College, North Andover, MA  
Board of Trustees 2005‐ 2006 

 Rental Housing Association, Boston, MA  
Board of Directors 2009‐2010 

 

 
References 
 
Available upon request. 
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BEACON COMMUNITIES

Beacon Communities Services LLC / Beacon Communities Development LLC
(jointly referred to as “BCD” or “Beacon”)

2 Center Plaza, #700

Boston, MA 02108

 

Dara Kovel 

CEO

Direct Dial:  (617) 574-1114

Cell:  (857) 366-2970

E-mail:  dkovel@beaconcommunitiesllc.com

 

Josh Cohen

President

Direct Dial: (617) 574-1151

Cell:  (617) 797-7757

E-mail:  jcohen@beaconcommunitiesllc.com

 

Darcy L. Jameson

Sr. Development Director

Direct Dial: (617) 574-1132

Cell:  (617) 877-1865

E-mail:  djameson@beaconcommunitiesllc.com

 

April Ognibene

Senior Development Associate

Direct Dial: (617) 574-1100 x585

E-mail:  aognibene@beaconcommunitiesllc.com

 

Beacon Communities LLC’s team of highly experienced residential real estate professionals develop, own, and manage over 19,000 
apartments across 150 communities throughout New England, the Mid-Atlantic, Florida, and California, as well as over 350,000 SF 
of commercial space. We have a proud forty-plus year history of building and managing award-winning communities that serve a 
diverse cross-section of society and make enduring contributions to the cities and towns where they are located. 

Beacon Communities Development LLC (BCD) is a full service development company with expertise in all aspects of multi-family 
housing. Since 1996, we have completed over 10,000 units of new construction or substantial rehabilitation, both as sole and co-
developer.  

Known throughout the country as a leading affordable and mixed income housing developer, Beacon has the demonstrated capacity 
to undertake complex residential real estate transactions. Beacon has designed, permitted and built developments ranging from 
the adaptive reuse of historic urban buildings to ground up mixed income construction to the moderate/substantial rehabilitation of 
occupied communities. All of our developments have some element of permitting, planning, constructability or financing complexity 
- most have all four.

beacon communities llc
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boston, ma 02108
www.beaconcommunitiesllc.com

harborlight community partners
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BEACON COMMUNITIES
Beacon has an exceptional track record for completing developments on-time and on budget, completing project lease-ups, 
maintaining occupancy levels and fulfilling the highest standards of property management. BCD works in partnership with its 
affiliated management company, Beacon Residential Management (BRM), from the inception of a project to ensure that site design, 
unit layout, amenity package and material selection meet the needs of the target population. BRM’s early involvement helps to 
ensure that our communities are leased up as quickly as possible, that we minimize turnover, maintain a high occupancy rate, and 
operate our developments in the most cost-effective manner.

 

Beacon has the skills necessary to transform the Briscoe School into a vibrant center for senior housing and the arts:

•	 Historic Rehabilitation Experience:  Beacon is the developer of several award-winning historic developments, including Ames 
Shovel Works, which won the prestigious Driehaus Preservation Award in 2015.  Beacon is skilled at navigating the particular 
design and financial challenges inherent in historic properties, and has closed eight developments with historic tax credits.  A 
number of these projects (Wilber School, Montgomery Mill, and Ames Shovel Works) are profiled later in this section.

•	 Senior Housing:  Beacon has developed an expertise in senior housing, and owns and manages 40 senior properties with over 
4,000 apartments.  Beacon works closely with BRM throughout the design and construction process to ensure appropriate 
spaces and partnerships to provide a unique senior living option with services that bridge the link between housing and health.  

•	 Financial Ingenuity:  Beacon has the demonstrated capacity to create and implement complex financing structures that integrate 
a variety of public and private financing sources, including private equity, federal and state low-income housing and historic tax 
credits and other state and local resources. The transactions with the most complicated financial arrangements can involve 
several different federal, state, and local funding sources, including low-income housing tax credits, historic preservation tax 
credits, tax abatements, Tax Increment Financing, and soft debt, as well as private debt. As a company, Beacon has developed or 
refinanced approximately 6,500 LIHTC units. Because of Beacon’s exceptional track record of developing, owning and managing 
housing, Beacon routinely secures the best financing terms available on the market.

•	 Collaborative Approach:  A critical element of our development success comes from understanding how to work with partners, 
communities, and local governments. Our aim is to design and implement our developments in a way that incorporates the 
needs and concerns of a wide variety of constituents. The composition of our portfolio speaks to our ability to form joint ventures 
with an array of partners including landowners, community groups, colleges and equity investors as well as our ability to work 
cooperatively with public officials and concerned citizens.

 

Current developments in construction include: 

•	 Montgomery Mill – adaptive reuse of former mill to 160 mixed-income units on a future TOD site in Windsor Locks, CT; estimated 
cost of $62MM, estimated completion September 2019

•	 Colonial I – RAD conversion of 83-apartment building for elderly or disabled, with the Rome Housing Authority; estimated cost 
of $21MM, estimated completion September 2019

•	 North Square at The Mill District - 130 units of mixed-income mixed-use new construction in Amherst, MA; estimated cost of $49 
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BEACON COMMUNITIES
MM, estimated completion November 2019

•	 Greene Hills – moderate rehabilitation of 100 family unit Section 8 portfolio in Springfield, VA; estimated cost of $31MM, 
estimated completion November 2019

•	 Camden – RAD conversion and historic preservation of 65 apartments with the Boston Housing Authority; estimated cost of 
$29MM, estimated completion April 2020

•	 Cambray Court Phase II – RAD Component 2 Mitchell Lama preservation of 25 senior apartments in Governeur, NY; estimated 
cost of $3MM, estimated completion September 2020

•	 Old Colony Phase Three A – redevelopment of 135 public housing apartments in South Boston, MA; estimated cost of $64MM, 
estimated completion January 2021

•	 Ninth Square – LIHTC preservation of 335 units in a mixed-income, mixed-use property in New Haven, CT; estimated cost of 
$101MM, estimated completion September 2020

 

Recent developments include:

Mixed Income

•	 Ames Shovel Works – the adaptive reuse of a historic former shovel mill into a LEED- certified 113-apartment mixed-income 
community;

•	 Island Creek Village – new construction of 120 LEED-certified mixed-income units for families in Duxbury, MA;

•	 Wilber School Apartments - a 75 unit mixed-income, LEED certified, historic rehabilitation and new construction development 
in Sharon, MA;

•	 Repton Place Phase I - the construction of 180 condominium homes on a former industrial site in Watertown, Massachusetts;

•	 Rosemont Phase II – New construction of 120 apartments within an existing community in Randolph, MA;

•	 The Cordovan Apartments and Haverhill Lofts - the rehabilitation of two historic buildings in downtown Haverhill, Massachusetts 
into 178 rental homes serving a mixed-income population; and

•	 Treehouse at Easthampton Meadow - an intergenerational rental and for-sale community serving families with foster and 
adoptive children and senior “foster” grandparents in Easthampton, Massachusetts.

 Affordable

•	 Berkshire Peak –preservation of 120 affordable apartment homes in Pittsfield, MA

•	 Cambray Court – new construction on occupied affordable housing site; preservation of 71 units in Gouverneur, NY;
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•	 Colonial Estates – preservation of 500 apartments in Springfield, MA;

•	 Conway Court – preservation of 28 apartments in Roslindale, MA;

•	 Dorado Apartments – the renovation and preservation of 189 affordable apartments in Yonkers, NY;

•	 Georgetowne Homes – preservation of 967 apartments in Hyde Park, MA;

•	 Highland Glen Apartments Phase One – preservation of 180 elderly affordable units and 102 elderly mixed-income units in 
Westwood, MA;

•	 Island Creek – new construction of 94 affordable apartments for seniors in Duxbury, MA;

•	 Jaclen Tower – preservation of 100 apartments in Beverly, MA;

•	 Mandela Homes – substantial rehabilitation of 276 apartments in Boston, MA;

•	 MLK I – multi-phase preservation of 46 affordable housing units through gut rehabilitation and new construction in Troy, NY

•	 Kingsborough—preservation of 40 affordable apartments through the substantial rehab of a historic former hotel in Gloversville, 
NY;

•	 Moorhead Tower – preservation of 141 apartments in Pittsburgh, PA;

•	 Palmer Green – preservation of 156 affordable homes in Palmer, MA

•	 Park Tower – preservation of 156 elderly apartments in Philadelphia, PA;

•	 Ocean Shores – new construction of 97 senior apartments in Marshfield, MA;

•	 Ohav Shalom – preservation of 210 affordable apartment homes for seniors and people with disabilities in Albany, NY

•	 Old Colony Phase One – new construction of 116 LEED Platinum affordable apartments on an occupied public housing site in 
South Boston, MA;

•	 Old Colony Phase Two – new construction of 169 LEED Platinum affordable apartments on an occupied public housing site in 
South Boston, MA;

•	 Quincy Towers –preservation of 161 affordable apartment homes for people over 62 in Boston, MA

•	 Sacred Heart – adaptive reuse into 44 apartments in Lawrence, MA;

•	 St. Stephen’s Tower – preservation of 130 apartments in Lynn, MA;

•	 Stratton Hill Apartments – preservation of 156 family apartments in Worcester, MA;

•	 Summerhill – preservation of 120 apartments in Maynard, MA;

•	 Tammy Brook Apartments - preservation of 90 apartments in Weymouth, MA; and

•	 Wilkins Glen – preservation of 103 apartments in Medfield, MA.

 

Beacon Communities Staff

Darcy L. Jameson, Senior Development Director

Darcy has been involved in multi-family development since 1999 and is actively involved in affordable housing policy and development. 
Darcy joined Beacon in 2004 and has managed the permitting, design, closing, and construction of numerous complex developments. 
In addition, Darcy is overseeing the implementation of a new asset management business system to help Beacon manage its 18,000 unit 
portfolio. Prior to joining Beacon, Darcy served as the Director of Housing for the City of Cambridge, Massachusetts. Before working 
in Cambridge, Darcy was an associate at Stockard Engler Brigham, a private consulting firm dedicated to housing development and 
neighborhood revitalization. Earlier in her career, Darcy worked in the field of international community development and education. 
Darcy holds a BA in environmental studies from the University of Vermont and an MA in public policy from Tufts University. Darcy is 
Co-Chair of the Program Oversight Committee for the Urban Land Institute’s Boston Chapter and serves on the leadership team for 
ULI’s national Affordable and Workforce Housing Council. 
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Josh Cohen, President  

On Beacon Communities’ development team, Josh is responsible for the management of the development process for development 
projects, including new construction and rehab. Josh has nearly 15 years of experience  at Beacon managing large interdisciplinary 
teams, leading community involvement processes, and facilitating the permitting, design and financing of complex development 
projects.  Josh managed projects ranging from the award-winning adaptive re-use of Ames Shovel Works to the occupied rehab 
of Moorhead Tower, a property serving seniors and people with disabilities, with a large visually-impaired population.  In his work 
managing Beacon’s affordable housing preservation transactions, Josh has overseen many resident engagement processes, which 
typically involve representatives from property management compliance, architecture, construction, and development.  Josh 
holds a B.A. in ethics, politics, and economics from Yale University.  He currently serves on the board of the National Housing and 
Rehabilitation Association.

 

Dara Kovel, Chief Executive Officer  

At Beacon, Dara is responsible for all aspects of the company’s operations, development, and strategy. Dara has been actively 
involved in the development of affordable housing for her entire career. Prior to her joining Beacon, she was Vice President and 
Chief Housing Officer at the Connecticut Housing Finance Authority (CHFA) where she oversaw all multifamily lending and tax credit 
allocation activities, as well as homeownership programs. Before working at CHFA, Dara ran the New England office of Jonathan 
Rose Companies, a New York-based real estate development and investment company. Her previous work was with Mercy Housing 
California, where she ran the Southern California office and developed affordable housing throughout the state of California. Dara 
currently serves on the Urban Land Institute’s Terwilliger Center’s Workforce Housing Board and the Home Connecticut Steering 
Committee. She is LEED accredited and holds a BA and MBA from Yale University.

 

Howard Earl Cohen, founder and Chairman of the Board 

Howard has over 40 years of experience in all aspects of multifamily development, and as CEO helped to craft the preservation 
strategy for Georgetowne Homes, a nearly 1,000 unit property that required outsized subsidy commitments from the Commonwealth 
of Massachusetts. Prior to joining Beacon in 1996,he provided legal counsel to real estate developers and public agencies including 
a fifteen- year partnership with the law firm Mintz, Levin, Cohn, Ferris, Glovsky, and Popeo, P.C. and as general counsel at the 
Massachusetts Housing Finance Agency and the Cambridge Housing Authority. He started his career as a staff attorney at the 
Massachusetts Law Reform Institute.

 

Kathleen M. Sheehan, General Counsel 

Kathleen is responsible for formulating the legal structure and coordinating the legal issues for Beacon’s portfolio. Her primary 
focus involves supervision of outside counsel, interpreting legislative and regulatory issues and drafting development and financing 
agreements. Prior to joining Beacon, Kathleen was a partner at the Boston law firm of Mintz, Levin, Cohn, Ferris, Glovsky, and 
Popeo, P.C. In private practice, she specialized in the area of government-assisted housing, representing developers and owners 
in all aspects of the development, financing and asset management of affordable housing. Many community- based organizations 
have benefited from Kathleen’s legal skills during the last twenty years. As part of her pro bono work, she has represented non-
profit groups including the Asian Task Force Against Domestic Violence, Inc. and the Women’s Institute for Housing and Economic 
Development in the acquisition and financing of properties. Kathleen is a board member of the Lawyers’ Clearinghouse on Affordable 
Housing and Homelessness and is a past member of the Caritas Advisory Board and the Elizabeth Stone Transitional Housing Project. 
Kathleen received a law degree from Harvard Law School and a B.S. from Cornell University.
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SIEMASKO+VERBRIDGE

Architect:  Siemasko+Verbridge

 126 Dodge Street

 Beverly, MA 01915

                

Thaddeus S. Siemasko, AIA

Principal

Phone: (617) 426-1300

E-Mail:  thad@svdesign.com

 

Krista Z. Broyles

Senior Project Manager

Phone: (978) 529-2319

E-Mail:  krista@svdesign.com
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Design Philosophy

For three decades, SV Design has built a reputation — from Boston’s North Shore 
to Cape Cod and beyond — for spaces of character and integrity. Founded by 
principals Thaddeus S Siemasko and Jean Verbridge, our multidisciplinary team 
engages closely with clients to identify opportunities, anticipate challenges, and 
steward projects from site planning to the details of construction.

SV Design specializes in beautiful and functional spaces that transforms lives 
through exceptional design. Each project is refined by the clients vision for 
success; their programmatic needs, and their aspirational goals. That is why our 
portfolio is as diverse as our clientele

Established
1987

Staff Size
26 Professional 
6 Administrative

Services
Architecture 
Consulting 
Decorating 
Fixture and Finish Fit Out 
Landscape Design 
Interior Design 
Procurement 
Site Planning

Project Types
Academic 
Corporate 
Hospitality 
Homes 
Multi-Family 
Non-Profit

Referrals & 
Repeat Clients
Over 92%

FIRM PROFILE

BEVERLY

126 Dodge Street 
Beverly, MA 01915

978.927.3745

CHATHAM  

403 Main Street 
Chatham, MA 02633

508.348.5485

Contact 
Information:

svdesign.com



In collaboration with Beverly 
Crossing, SV Design was tasked 
with re-purposing the McKay School 
Building into residential apartments 
while also creating an addition 
the would house another 13 units 
on the property. The result was a 
complete gut of the interior layout 
of the school building where 19 
apartments were constructed. These 
apartments take advantage of the 
tall ceilings and preserve existing 
architectural details that highlight 
the historic character of the school 
building. The new addition houses 
one bed/one bath townhouse units 
in a unique two-floor layout. Much 
of the site is preserved as open 
space, including a new path for 
the use of the public. SV Design 
assisted with project approvals and 
provided full architectural services 
from schematic design through 
construction administration.

McKay School

PROJECT TYPE 
Multi-Family 
Apartments

LOCATION 
Beverly, Massachusetts 







Anchor Point is an upcoming 
affordable family housing project 
that creates a truly unique 
community environment. 
The complex will combine 
resident living with teaching, 
extracurricular activities, and 
outdoor amenities. The client, 
Harborlight Community partners, 
is a non-profit company devoted 
to providing affordable housing 
on the North Shore. With over 
3 acres of land, Anchor Point 
will consist of two separate 
residential buildings connected 
via a sky bridge, and a communal 
building, all of which are also 
connected via pedestrian 
walkways.  

Anchor Point

PROJECT TYPE 
Multi-Family 
Affordable Family Housing

LOCATION 
Beverly, Massachusetts 



Site amenities include various 
play areas for differing ages 
of children, a bike path, and 
a common green for sports 
or casual play, just to name a 
few. Residents can even care 
for their own garden in the 
community planting beds. With 
a mix of two- and three-bedroom 
apartments, the unit layouts take 
into account that this community 
will be bustling with families. 
The communal building, though 
still in the programming phase, 
is designed to include dedicated 
classroom spaces, offices for 
social work, and a large multi-
purpose room for meetings, 
parties, and large events for 
everyone in the community. 
SV Design aided the client by 
producing 3D animations of the 
site for approvals meetings and 
funding applications which fly 
over and through the 3-acre site 
showing off the exterior building 
design, site features, and overall 
scale.



The Harborlight House project for 
Harborlight Community Partners 
was an occupied renovation of 
an existing three-story senior 
housing facility originating from 
two original Victorian homes.  
With a focus on improving interior 
functionality and energy efficiency, 
The Harborlight House underwent 
an intense renovation including unit 
reconfigurations, energy upgrades 
such as improved roof and exterior 
wall insulation, and the installation 
of high efficiency mechanical 
systems. The redesign allowed each 
apartment its own bathroom and 
kitchenette for increased quality of 
life for its residents, a fresh new 
look to the interior spaces, and an 
updated lighting design throughout. 
The exterior was refinished and the 
existing courtyard, connecting the 
two original Victorian homes, was 
renovated to include an accessible 
patio with lush plantings, soft 
lighting, and patio furniture to create 
a comfortable and homelike space 
for those who live there.

Harborlight House

PROJECT TYPE 
Multi-Family 
Assisted Living

LOCATION 
Beverly, Massachusetts 



Located just off Beverly’s newly 
updated Rantoul Street, 2 Hardy 
Street is simple in nature but big 
on energy efficiency. This affordable 
family housing project by Harborlight 
Community Partners offers 6 two-
bedroom units, each with front-to-
back layouts across the building and 
spacious floor plans. What happens 
behind the walls and ceilings is 
where the efficiency comes to play, 
exceeding building insulation code 
requirements and utilizing high 
efficiency mechanical systems with 
fresh air intakes. The triple glazed 
windows aren’t a bad choice either. 
A close walk to the train station, 
restaurants, and the post office, the 
residents have virtually everything 
they need within walking distance. 
Keeping with the aesthetic of the 
adjacent residential community, the 
building exterior includes clapboard 
siding with shingle accents and a 
mansard roof to top it off. It’s as 
though it’s been there all along. 

2 Hardy Street

PROJECT TYPE 
Multi-Family 
Affordable Family Housing

LOCATION 
Beverly, Massachusetts 



SV Design, in collaboration with 
Harborlight Community Partners, 
was honored by the Town of 
Hamilton for their support of 
Firehouse Place, the town’s first 
Community Preservation Fund-
supported affordable housing 
project. The renovation provided 
a long-term home for the Acord 
Food Pantry and four new units 
of Hamilton affordable housing.

Firehouse Place

PROJECT TYPE 
Multi-Family 
Affordable Housing & Food Pantry

LOCATION 
Hamilton, Massachusetts 



Maple Woods, an upcoming 
senior housing project in 
Wenham, Massachusetts sits on 
a secluded site, nestled between 
trees and set some 200 feet 
back from the road. Working in 
collaboration with Harborlight 
Community Partners, SV Design 
included considerations to 
reduce the projects impact on 
the neighborhood. The  
45-unit complex blends into 
the landscape and offers roomy 
one-bedroom units, as well 
as amenities such as a library, 
community room, kitchen, 
and various public and private 
outdoor seating areas. SV Design 
created rendered site plans and 
3-dimensional views to aid in 
town and funding approvals for 
the project. 

Maple Woods

PROJECT TYPE 
Multi-Family 
Senior Housing

LOCATION 
Wenham, Massachusetts 



Depot Two is a pinnacle project for 
downtown Beverly located adjacent 
to Beverly’s busiest commuter 
rail stop, the Depot Train Station. 
This 6-story mixed-use apartment 
project includes three ground floor 
retail spaces, of which two are 
being designed for restaurant use. 
These tenant spaces along with 
the resident’s entry open onto a 
pedestrian plaza deck that includes 
public art, various seating areas, and 
landscaped planting beds to soften 
the lively public spaces which wrap 
the ground floor of the building.  
 
 

Depot Two

PROJECT TYPE 
Multi-Family 
Mixed-Use, Apartments

LOCATION 
Beverly, Massachusetts 



The upper floors include 114 units 
with a variety of studios, one-
bedroom, and two-bedroom layouts. 
A “sky lounge” at the top includes 
views that overlook the train station 
and park where residents can soak 
in the scenery and even catch a 
glimpse of the water. SV Design 
created a 3D animation that flies 
you around the building and through 
the plaza deck, showing off the 
complex’s bustling pedestrian plaza 
and monumental building design.





The historical and quintessential 
church in the heart of Wenham 
is a peaceful sanctuary, home to 
over 400 members. The church 
is an important community 
treasure, serving as a gathering 
place for community events as 
well as religious services. When 
this deep-rooted institution 
asked SV Design for help to 
better serve the community, we 
jumped at the opportunity — not 
only to design the new addition, 
but also to produce renderings, 
3D models, marketing videos 
and more to help their 
fundraising efforts. 

First Church in 
Wenham

PROJECT TYPE 
Non-Profit 
Church

LOCATION 
Wenham, Massachusetts 



The historical nature of the 
main sanctuary building made 
the design process crucial 
to the project’s success. The 
new addition needed to blend 
with the traditional exterior 
of the existing church while 
providing modern, functional 
interior spaces for the Parish 
Hall, Chapel and Sunday School 
classrooms. 







Thaddeus S Siemasko, AIA
Principal

Thad founded the firm’s architecture practice in 1987 with a driving passion to create exceptional 
structures for living, learning and work. The projects he designs are timeless in style, highly 
functional, thoughtfully placed in the landscape and carefully woven into the fabric of their 
communities. Thad’s experience spans a wide range of project types and purposes, including 
academic institutions, commercial facilities, and single- and multi-family residences. He is a Beverly 
resident who plays an active role in the North Shore business community, serving on local boards 
and formerly as President of the Rotary Club. Thad’s idea of unwinding is tackling house projects 
at his cottage in Wellfleet. He never puts his feet up, but if he did he’d likely be sporting handmade 
Italian loafers.

Professional Affiliations 
 
American Insititute of Architects (AIA) 
 
Certified by National Council of 
Architectural Registration Boards (NCARB) 
 
Registered in MA, ME,  
NH, VT, NY, RI and FL 
 
Community Involvement 
 
Vice Chair/Vice President,  
Cabot Performing Arts Center 
 
Beverly Rotary Club,  
President 2011–2012 
 
Beverly Regional YMCA  
Board of Directors, past member 
Beverly Main Streets Board  
of Directors, past member 
 
City of Beverly Building Commission, 
past member

Education 
 
Harvard Graduate School of Design,  
Alumnus AMDP 2012 
 
Master of Business Administration,  
Boston University, High Honors 
 
Master of Architecture,  
University of Michigan,  
Highest Honors 
 
BS of Architectural Engineering,  
Wentworth Institute of Technology

Relevant Project Experience

•	 Harborlight Community Partners 
–Harborlight House 
Beverly, Massachusetts

•	 Harborlight Community Partners 
–Maple Street Housing 
Wenham, Massachusetts

•	 Harborlight Community Partners 
–Rockport Granite Street Housing 
Rockport, Massachusetts

•	 Harborlight Community Partners 
–Rockport High School Housing 
Rockport, Massachusetts

•	 Harborlight Community Partners 
–Anchor Point Housing 
Beverly, Massachusetts

•	 Harborlight Community Partners 
–Turtle Woods 
Beverly, Massachusetts

•	 Harborlight Community Partners 
–Cabot Street Housing 
Beverly, Massachusetts

•	 Harborlight Community Partners 
–Boston Street Crossing 
Salem, Massachusetts

•	 Harborlight Community Partners 
– Turtle Creek 
Beverly, Massachusetts

•	 Harborlight Community Partners 
–Firehouse Place 
Beverly, Massachusetts

•	 Harborlight Community Partners 
–Pigeon Cove  
Rockport, Massachusetts

•	 North American Family Institute 
Housing –Haverhill 
Haverhill, Massachusetts

•	 North American Family Institute 
Housing –Methuen 
Methuen, Massachusetts

•	 North American Family Institute 
Housing –Wilmington 
Wilmington, Massachusetts



Krista Broyles, AIA, LEED AP
Senior Project Manager, Architect

Krista Broyles joined SV Design with over a decade of experience in commercial, institutional and multi-family 
senior living projects. Now, more than five years with SV Design, her work extends from Massachusetts 
to Southern Arizona, with her experience encompassing project design, coordination, client relations, and 
construction administration. Through her understanding of project needs and strong communication skills, 
Krista aids in developing innovative design solutions and enjoys collaborative team settings. She enjoys 
positively impacting her local community by providing creative and functional architecture while maintaining 
positive and long-lasting relationships with clients and team members alike.

Professional Affiliations 
 
American Insititute of Architects (AIA) 
 
Leadership in Energy and Environemental 
Design (LEED) Accredited Professional 
 
Certified by National Council of 
Architectural Registration Boards (NCARB) 
 
Registered in MA and AZ

Education 
 
Bachelor of Architecture, 
Roger Williams University

Relevant Project Experience

•	 Beverly Crossing 
–McKay School, Apartments 
Beverly, Massachusetts

•	 Harborlight Community Partners 
–Boston Street Crossing, Affordable 
Housing 
Salem, Massachusetts

•	 Harborlight Community Partners 
–Maple Woods, Senior Housing 
Wenham, Massachusetts

•	 Harborlight Community Partners 
–2 Hardy Street, Affordable Family Housing 
Beverly, Massachusetts

•	 Harborlight Community Partners 
–Anchor Point, Affordable Family Housing 
Beverly, Massachusetts

•	 Harborlight Community Partners 
–Harborlight House, Assisted Living 
Beverly, Massachusetts

•	 Greenfield Acres, Senior Housing 
Greenfield, Massachusetts

•	 Publick House Historic Inn  
–Chamberlain House 
Sturbridge, Massachusetts

•	 Publick House Historic Inn  
–Tillyer House 
Sturbridge, Massachusetts

•	 Beverly Crossing 
–The Flats at 131, Mixed-Use, Apartments 
Beverly, Massachusetts

•	 Beverly Crossing 
–Link 480, Mixed-Use, Apartments 
Beverly, Massachusetts

•	 Beverly Crossing 
–211 Rantoul Street, Mixed-Use, 
Apartments 
Beverly, Massachusetts

•	 Beverly Crossing 
–Depot Two, Mixed-Use, Apartments 
Beverly, Massachusetts

•	 Care Dimensions 
–Lincoln Hospice 
Lincoln, Massachusetts

•	 West Dane Street, Mixed-Use, 
Apartments 
Beverly, Massachusetts

•	 Serpa, Mixed-Use, Apartments 
Ipswich, Massachusetts
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BEACON CONCEPTS

Supplemental Architect:  Beacon Concepts
Two Center Plaza, Suite 700

Boston, MA 02108

                

Mercedes Farrando, International Associate, AIA

President of Design Services

Phone: 617-574-1146

Fax: 617-422-0576

E-Mail:  mferrando@beaconcommunitiesllc.com

 

Alexandra Giffes

Associate

Phone: 617-574-1100 x120

Fax: 617-422-0576 

E-Mail:  agiffes@beaconcommunitiesllc.com

 

Beacon Concepts is an affiliated design company that works in conjunction with the lead architect to ensure sustainable, functional, 
and beautiful design at every Beacon development.  Led by Mercedes Farrando, Beacon Concepts translates the principles of high-
end design into affordable and mixed-income housing, setting a new standard for the affordable housing industry.

Beacon Concepts is committed to designing spaces that inspire resident pride, community connections, and healthy living.  The 
team is always thoughtful about enhancing resident experience when designing building and unit layouts and community character, 
aiming to provide spaces that are customizable to the residents’ own personality and tailored to the modern lifestyle.  From overall 
feel of the property to placement of electrical outlets, Beacon Concepts provides innovative thinking and an attention to detail at 
each step of the design process to ensure that spaces are functional, healthy, and stimulating for the people who live and work in 
them. 

The team believes well-designed spaces should be available to all incomes, and it is particularly skilled at high impact design 
interventions that are sensitive to budget constraints.  The team is constantly researching materials and new technologies that 
reflect the vocabulary of high-end design, yet are sustainable, cost-effective, durable, and easy to maintain. Layouts are meticulously 
crafted to increase efficiency and make the experience in interior space more expansive, and overall design is intentionally timeless.  
Across Beacon’s portfolio, these design interventions have served to deepen residents’ sense of ownership at all income levels, 
leading to properties that are better kept and more actively used.   

 

Representative Projects
The Homes at Old Colony, Phases One and Two

The Homes at Old Colony is testament to both to Beacon Concepts’ award-winning design and its ability to design spaces that reflect 
the needs of the resident community.  Beacon Concepts actively involved Old Colony residents in the design process, including 
hosting members of the residents’ council at Beacon’s Boston office, where they became active decision makers about interior design 
color and finishes.  As a result of their input and Beacon Concepts expertise, units were designed to fit the needs of small families:  
washers/dryers were located in the 3-4 bedroom units, and floorplans were arranged for maximum sightlines between the living 
room and the kitchen.
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BEACON CONCEPTS
Robinson-Cuticura Mill Apartments

Using a limited budget, Beacon Concepts made critical design interventions to transform a 94-unit senior housing community in 
Malden, MA and provide the space for an expanded wellness program.  The team focused on high-impact changes to drive project 
value while catering to resident input and meeting ADA guidelines, including energizing color schemes to encourage use of common 
spaces, repositioning and redesigning internal corridors and access points, and renovating kitchens and first floor office space. 

The Bodhi at Island Creek

Beacon Concepts brought a serene, modern design aesthetic to a ground-up affordable senior housing development.  The materials, 
color palette, and art pieces were carefully selected to provide a tranquil, inspirational environment for residents.  Amenity spaces 
were intentionally designed together in one area to encourage easy use of multiple spaces, interplay of services, and resident 
interaction, enhancing the impact of Beacon’s wellness program.  Individual affordable apartments were near matches to the market 
rate apartments at Island Creek’s mixed-income housing, with any substitute materials carefully selected to provide the same sense 
of quality.

 

Beacon Concepts Staff

Mercedes Farrando, President

Mercedes oversees and participates in all aspects of design at Beacon, working closely with the architecture, design, construction, 
and operations teams to create integrated design concepts that offer distinctive style and functionality while adhering to budget 
constraints. Mercedes creates her inspired designs both from the “outside-in,” respecting a site’s context and history, as well as from 
the “inside-out,” focusing on the details of resident and management needs.

A published architect and urban planner, Mercedes previously worked as a designer of high-end kitchens and bathrooms in the 
United States and has won a wide range of awards in that field. Mercedes received a Master’s degree in Architecture, Design, and 
Urban Planning from the Universidad de Buenos Aires in 1992. She is an Associate International Member of the American Institute of 
Architects and an active member of Consejo Profesional de Arquitectura y Urbanismo of Buenos Aires. Mercedes is a current board 
member of Preservation Massachusetts and The Art Connection.
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THE HOMES at OLD COLONY
new construction | south boston, ma

beacon concepts
two center plaza, suite 700

boston, ma 02108
www.beaconcommunitiesllc.com



beacon concepts
two center plaza, suite 700

boston, ma 02108
www.beaconcommunitiesllc.com

example work

THE BODHI at ISLAND CREEK
new construction | duxbury, ma 
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ROBINSON CUTICURA
mod rehab | malden, ma
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KEITH CONSTRUCTION, INC.
General Contractor:  Keith Construction, Inc.
3000 Davenport Avenue, Suite 300

 Canton, MA 02021

                

Tim Forde

Vice President

Phone: 617-567-0027

E-Mail:  tforde@keithconstruction.net

 

 

Keith Construction has served as general contractor on numerous projects with Beacon, and performed exceptionally well at the 
Ames Shovel Works, Wilber School, and Montgomery Mill adaptive reuse developments.  

Throughout the last 40 years, John Keith’s name has been synonymous with quality construction throughout New England. His 
motivation, experience and concern for clientele are the driving force behind last decade’s $300,000,000 in completed construction 
projects.

Keith Construction is well experienced in all areas of the construction industry. Their projects range from new construction of luxury 
townhouses on the waterfront in South Dartmouth, to rehabilitation of dilapidated federal housing projects in Springfield. Currently 
the company is working on several projects in Massachusetts and New York. Keith Construction is now incorporated to do business 
in Massachusetts, New Hampshire, Connecticut, Rhode Island, New York, Pennsylvania, Delaware and Virginia. Whether it is new or 
rehabilitated government housing, energy saving heat conversion, a historical renovation, occupied or unoccupied, you can be assured 
that Keith Construction has experience in the field.

Key Staff 

Tim Forde, Vice President

Tim Forde is Vice President of all construction operations and Partner. Tim has over 35 years’ experience in the construction industry. 
Tim was one of the key team members in Mr. Keith’s Central Street Construction prior to partnering to create Keith Construction. Tim 
is the executive leader in charge of both project management and field operations for Keith Construction. He has the uncanny ability 
to quickly understand and help deal with any situation, whether simple or complex.

Bob Bradley, Project Manager

Bob is a graduate from Wentworth Institute of Technology and has been with Keith Construction since 1997, after having worked for 
10 years as a registered architect. As an architect, he brings a unique perspective and insight to the role of project manager.

beacon communities llc
two center plaza, suite 700

boston, ma 02108
www.beaconcommunitiesllc.com

harborlight community partners
283 elliot street
beverly, ma 01915
www.harborlightcp.com



harborlight/beacon partners

MACROSTIE HISTORIC ADVISORS
Historic Consultant:  MacRostie Historic Advisors LLC
 263 Summer Street, 6th Floor

 Boston, MA 02210

                

Albert Rex

Partner, CEO

Phone: 617-531-7161

Fax: 617-499-4019

E-Mail:  arex@mac-ha.com

 

 

Since 2004, MacRostie Historic Advisors LLC has been a national leader in historic tax credit consulting, assisting real estate 
developers nationwide obtain project equity through federal and state historic tax credit programs. Our partners have over 60 years 
of combined experience in the field of historic preservation and have managed more than 1,000 federal historic rehabilitation tax 
credit certification applications for developments in 39 states across the country, including Alaska and Hawaii. All of our associates 
meet the Secretary of the Interior’s Professional Qualification Standards for Architectural History and maintain strong professional 
relationships with review staffs at the National Park Service and State Historic Preservation Offices. 

In our practice, we place particular emphasis on providing clients with a strategic approach to the historic tax credit certification 
process, ensuring timely and successful project certification with a minimum of design changes. We work collaboratively with clients 
and project teams to identify creative solutions that balance client and project objectives, regulatory requirements, and historic 
preservation principles. With extensive contacts in the equity syndication and corporate investor communities, we also are able to 
facilitate connections between our developer and corporate investor clients. With an active market providing institutional equity 
investment, state and federal historic credits are used as sources of capital to reduce a project’s debt load and increase overall project 
viability. MacRostie Historic Advisors’ success rate for Part 3 approvals is approximately 99 percent. 

Our diverse portfolio of work includes consulting for affordable housing, market-rate housing, student housing, military housing, 
hotels, commercial office and retail space, arts and entertainment venues, civic and educational facilities, and research and 
technology campuses.

We currently have seven offices in key locations around the country: Washington, DC, Boston, Chicago, Charleston, Houston, New 
Orleans, and San Jose. Our locations provide for efficient and customized client service wherever our projects are located while 
taking advantage of a greater network of resources and support.

Our headquarters location in Washington, DC and the involvement of our senior partner Bill MacRostie in industry advocacy on 
Capitol Hill reinforces our position as leaders in the historic tax credit field. The proximity to the DC-based National Park Service 
headquarters strengthens our relationship with decision makers for federal rehabilitation tax credit certification applications and 
gives us a competitive advantage by allowing us to work directly with reviewers to swiftly resolve issues that may arise in any given 
application.

 

MacRostie Historic Advisors Staff 

Albert Rex, Partner | CEO

Albert Rex is a Massachusetts-based historic real estate consultant and strategist with 20 years of experience in the Northeast. Albert 
has worked with clients that include developers and organizations, municipalities, and institutions that have complex preservation, 
permitting, and zoning issues.

Albert is a former Executive Director of the Boston Preservation Alliance, Boston’s citywide non-profit preservation advocacy 
organization. While at the Alliance, he was involved in numerous projects and planning processes that focusing on historic preservation’s 
role as an economic development tool. He was one of four authors of the original legislation that created the Massachusetts Historic 
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MACROSTIE HISTORIC ADVISORS
Rehabilitation Tax Credit (MAHRTC) and has consulted on that matter as a technical advisor to Preservation Massachusetts, Inc., the 
statewide non-profit advocacy organization. 

Albert has a B.A. from the University of Rhode Island, a Master’s degree in Historic Preservation from Boston University, and has 
completed courses in business administration at Babson College.
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MERIDIAN ASSOCIATES
Civil Engineer:  Meridian Associates
500 Cummings Center

Beverly, MA 01915

                

Charles E. Wear, III, PE

President

Phone: 978-299-0447

Fax: 978-872-1157

E-Mail:  cwear@meridianassoc.com

 

 

Meridian Associates, Inc. is a multi-disciplinary, 100% employee-owned consulting firm offering civil engineering, landscape 
architecture, land surveying, 3D laser scanning, LiDAR, and renewable energy services. Our services encompass the complete 
development process from initial programming studies, feasibility analysis, technical due-diligence, land planning, site and 
infrastructure design, permitting, and construction layout to final compliance certification. 

 

Our Team 

Meridian’s staff includes professional civil engineers, registered landscape architects, professional land surveyors, laser scanning and 
LiDAR professionals, BIM experts, and licensed aerial (drone) operators, renewable energy experts, LEED Accredited professionals, 
and technical and administrative staff. Since its founding in 1990 Meridian has grown to a current team of 34 employees. We rec
ognize that our staff represents our most valuable resource and we pride ourselves on the long-term commitment many have made 
to the firm. 

 

Our Clients

Meridian seeks to provide clients with technical expertise and end-to-end management of complex infrastructure, land development 
and energy projects, thereby helping them to succeed financially, environmentally, and with social responsibility. We provide land 
development and infrastructure consulting services to a wide range of public, corporate, commercial, industrial, and institutional 
clients. Meridian Associates has provided services to projects in 213 of the 351 cities and towns in Massachusetts, to 31 of the 48 
contiguous states in the US, and to several foreign countries. Our relentless commitment to client service is reflected in our dedication 
to understanding our clients’ goals and objectives. 
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CIVIL ENGINEERING • LAND SURVEY • 3D LASER SCANNING • LANDSCAPE ARCHITECTURE • RENEWABLE ENERGY   

Years of Professional Experience 

37 
 
Education 

Bachelor of Science in Civil Engineering,  
1982, Northeastern University, Boston, MA 
  
Registration 

Professional Engineer, Commonwealth of MA 
#37876  
  
Professional Engineer, State of Rhode Island 
#PE.0006587 
 
Leadership in Energy and Environmental 
Design (LEED) Accredited Professional 
 
OSHA 10-Hour Construction Safety and Health 

 
 
 

 

 

 
Charles E. Wear, III, P.E. 

President  

500 Cummings Center, Suite 5950 
Beverly, MA 01915  
(800) 466-5505  
www.meridianassoc.com 
cwear@meridianassoc.com  

 
 

 

In 1998, Charles E. Wear, III joined Meridian Associates as a Senior

Project Manager, advanced to the position of Vice President in 2006, and 

then to President in 2018. Mr. Wear became a LEED Accredited 
Professional in 2003, bringing vast civil engineering and site design 

abilities to the Meridian Associates’ staff. He has been personally 

responsible for numerous successful commercial, industrial, and 

residential project site designs throughout New England. Mr. Wear has 

extensive experience in the design of site layouts, stormwater 
management facilities, sanitary sewerage disposal systems, roadways, 

and utilities. He is fluent in project management and coordination of all 

phases of design permitting, such as Environmental Impact Statements, 

Notices of Intent, Massachusetts Highway Access Permits, Sewer 

Extension Permits, and Planning Board and Zoning Board of Appeals 
filings. Mr. Wear has managed the engineering design of several major 

projects on the North Shore including the New England Biolabs campus 

in Ipswich, the Newburyport Cancer Center, the Forest Ridge Industrial 

Park in Rowley, the Coco Key Water Park in Danvers, the Ironwood 

Condominium project in Middleton, the Ipswich Bay Glass campus in 
Rowley, the affordable housing project, the Powder House Village in 

Ipswich, and the Beverly and Ipswich YMCA facilities, to name just a few. 

He has assisted the City of Lowell and Trinity Financial in the 

development of the Master Plan of the Hamilton Canal District and has 
helped Windover Construction on several projects including Depot Square 

and the Burnham Apartments in Beverly, as well as the Shorecliff 

Residential Development in Magnolia. Mr. Wear has been working with 

Endicott College on several projects over the last three years including the 

master plan for the campus’ new Science and Business Center and the 
outdoor Amphitheatre. Mr. Wear, an avid bike rider, has remained active 

in the community by taking part in fundraising rides such as the Pan Mass 

Challenge as well as serving on the Amesbury Planning Board. Mr. Wear 

has acted as the peer review and consultant for a number of boards and 

commissions including the West Newbury Planning Board, the Beverly 
Salem Water Board, the Rockport Planning Board, and the Essex 

Conservation Commission.    

  

  

  

 
 
 

 
 



CIVIL ENGINEERING • LAND SURVEY • 3D LASER SCANNING • LANDSCAPE ARCHITECTURE • RENEWABLE ENERGY   

 
 

Charles E. Wear, III, P.E.   
 

Charles E. Wear, III was raised in Beverly, MA and graduated from Beverly High School in 1977. He attended 
Northeastern University in Boston, taking advantage their Co-op Program and graduating with a Bachelor of Science 
degree in Civil Engineering in 1982. From 1982 until 1984, Mr. Wear worked for the Town of Danvers in their 
Engineering Department as Assistant Town Engineer. While there, he managed Roadway Improvement Projects 
and assisted in the town’s Master Drainage Program. In 1984, Mr. Wear went to work for Carter & Towers 
Engineering in Swampscott, MA as a Project Engineer. Until 1993, he managed the office and completed the site 
design of many small to medium-sized residential and commercial projects on the North Shore of Massachusetts, 
including the expansion of the Marina at the Danversport Yacht Club. In 1994, Mr. Wear became a Registered 
Professional Engineer and took the position of Senior Civil Engineer with the firm of Daylor Consulting in Boston, 
MA. Over the next four years he worked on site designs throughout New England for corporate clients such as 
Home Depot, Circuit City, and Shaw’s Supermarkets. He was also involved in the early master planning of the 
Pinehills in Plymouth, MA.    

Hamilton Canal District, Lowell, Massachusetts   
As part of the Trinity Financial Team, Mr. Wear provided master planning, including site layout and pedestrian and 
vehicular traffic flow, evaluation of utility capacities and options, base mapping of surface conditions, and civil 
engineering design. His services supported permitting for the re-development of this 15.2-acre site. The Hamilton 
Canal District consists of a market-supportable mix of commercial space including new retail, large floor-plate retail 
and office space, and up to 1,000 new market-site waterfront residential units in the area along the Hamilton, 
Pawtucket, and Merrimack Canals.    

Powder House Village, Ipswich, Massachusetts   
Mr. Wear managed the site and utility design, and provided permitting and construction phase services for this 
mixed-use development that includes commercial units and 48 units of affordable residential apartments.    

New England Biolabs, Ipswich, Massachusetts   
Mr. Wear managed the project site design and permitting of this 200,000 square foot campus-style laboratory facility. 
Adept handling of the Conservation Commission and the Planning Board filings aided in keeping this project on 
schedule.   

Endicott College, Beverly, Massachusetts   
Mr. Wear managed the site and landscape design for a number of projects on the campus including the Science and 
Business Center and the outdoor Amphitheatre. In all three cases, Mr. Wear successfully navigated the regulatory 
landscape to obtain the necessary approvals from the Beverly Conservation Commission.   

Forest Ridge Industrial Park, Rowley, Massachusetts   
Mr. Wear coordinated the site design and permitting for Rowley’s largest industrial park. His services included the 
design of one half-mile of roadway and utilities that serve the 250,000 square foot research and development office 
space proposed on this hundred-acre site. He also submitted filings with the Massachusetts Environmental 
Protection Agency, the Department of Environmental Protections for Water Quality Certification, the Massachusetts 
Highway Department, the Rowley Conservation Commission, and the Rowley Planning Board.   

Home Depot, Rockland, Massachusetts   
Mr. Wear handled the site design, which included the site traffic flow, grading, stormwater management, and utility 
layout for this 120,000 square-foot home improvement store on the former site of the Boston Whaler boat 
manufacturing facility.   

Institution for Savings, Rowley, Massachusetts   
Mr. Wear provided design and permitting for the conversion of a restaurant into a full-service bank. He incorporated 
the use of Low Impact Development (LID) techniques and non-structural stormwater. Mr. Wear worked closely with 
the Conservation Commission in developing a riverfront wildlife habitat mitigation area to further enhance and protect 
the adjacent wetland resource areas.   

Coco Key Water Resort, Danvers, Massachusetts   
Mr. Wear managed and provided the civil and design for the renovation of an existing hotel into a new 50,000 square 
foot indoor water park located on the Danvers/Middleton town line.    
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SOUZA, TRUE, AND PARTNERS
Structural Engineer:   Souza, True and Partners
265 Winter Street, 3rd Floor

Waltham, MA 02451

                

Terry Louderback

President

Phone: 617-926-6100

E-Mail:  tlouderback@souzatrue.com

 

As a structural engineering firm that has been in business for over 62 years, Souza, True and Partners believes that the most successful 
projects are based on knowledge, collaboration, attention to detail, and personal involvement.

That personal involvement means that all our Principals are all also working principals: We are involved in each project from the 
very first kick off meeting, through the design and detailing, through the building process with the contractor and all the way to the 
close-out of the project. That personal involvement gives us an understanding of the goals of the entire project from start to finish. 
Furthermore, that knowledge can be applied throughout the process. Instead of reacting, we are anticipating.

While that personal touch is important, you can also be assured that involvement also comes with a backing of professional knowledge 
and experience, with a wide range of structural engineering expertise. Our design projects range from large commercial, industrial, 
and educational facilities to more intimate and detail driven projects such as architectural fit outs, personal residences, and sensitive 
laboratory spaces.

We also understand the importance and power of using BIM to its full capabilities and always strive to be precise not just with 
the modeling of structural members but also with the detailing of those members. To this end, we have worked directly with the 
programmers on how BIM can be more efficient for structural applications. We are proud of our involvement in the development of 
these important tools and strive to stay on the cutting edge of new technological developments.

Souza, True and Partners offers a wide range of structural services for building renovations and reuses, including the addition of new 
stair or elevator shafts to improve circulation, removal and resupport of existing bearing elements, addition of new floor openings 
or infills, addition of new exterior canopies and façade elements, upgrades to lateral systems, and even horizontal and vertical 
additions. Whatever the end goal, Souza, True and Partners will transform the existing structure into the perfect upgraded system 
while maintaining the unique historic character the building originally had.

 

Staff Profiles

Terry Louderback, President

Mr. Louderback received Bachelor of Science and Master of Science degrees from Cornell University and the Massachusetts Institute 
of Technology in 1970 and 1971, respectively. After a tour of duty as an officer in the U.S. Army Corps of Engineers, Mr. Louderback 
began his employment at Souza, True and Partners, Inc. in 1972. In 1977, he was named a principal in the firm followed by becoming 
Vice President and Director of Engineering in 1985 and President in 1988. Mr. Louderback has continued to serve as president of 
the firm since 1988. He is registered as a Professional Engineer in fifteen states. He also has worked on many projects outside of the 
United States.

During his career at Souza, True and Partners, Inc., Mr. Louderback has been the Principal Engineer on numerous projects. He has 
designed health care and research facilities, museums, college and university buildings, libraries, community centers, office buildings, 
student housing, schools, public and private housing, athletic and recreational facilities, maintenance and industrial buildings, 
religious buildings, parking structures and others. His designs have involved structural steel, reinforced and prestressed concrete, 
reinforced masonry, wood, and other structural materials. He has been the engineer for both new buildings and renovations including 
work on historic buildings. In addition to design work, Mr. Louderback has been involved in construction supervision of all of the 
above types of projects.
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NEW ECOLOGY, INC.
LEED Consultant:   New Ecology, Inc.
15 Court Square, Suite 420

Boston, MA 02108

 

 Lauren Baumann

Vice President

Tel:  (617) 557-1700 x23

Fax:  (617) 557-1770

E-mail: baumann@newecology.org

                                

New Ecology’s work is to bring the benefits of sustainable development to the community level, with a concerted emphasis on 
underserved populations.  A mission-driven nonprofit, we seek to address global environmental and equity issues by making the 
built environment more efficient, healthier, durable, and resilient.  We are nationally recognized for our work on affordable and 
multifamily housing, community and government buildings, educational facilities, renewable energy and local infrastructure and for 
the positive effect we have on the people who live and work in these places. 

Our reputation is based on our focus on practical and cost effective strategies. We work with developers to achieve significant 
positive environmental and economic impact by emphasizing measures to reduce energy and water use, improve indoor air quality 
and occupant health, and make buildings more durable and less costly to maintain. We also work with building owners to analyze 
their building performance, track their energy use, and recommend improvements. We have pioneered the effort to use cost/benefit 
analysis to inform greening decisions and measure their impact. We have worked with financing agencies to help them understand 
how to incorporate sustainability criteria into their lending decisions. We have helped to train the next generation of practitioners 
through our relationships with MIT and Tufts graduate schools of planning, and disseminated much of what we have learned by 
conducting trainings, speaking at conferences, and publishing our findings.  

Our scope of work for projects includes leading integrated design teams, facilitating design charrettes, providing technical assistance 
on sustainable design, writing specifications that ensure that projects are built as intended, providing field inspection of green 
features, conducting renewable energy assessments, interfacing with local utilities, developing energy management strategies 
for existing buildings, facilitating LEED certification, fundraising, and ground-breaking work in measuring the costs and benefits of 
green building.  NEI staff have experience with energy modeling, life cycle cost assessments, and climate resilience auditing.

In the past several years we have provided services to dozens of projects in New England, including over 5000 units of multifamily 
housing, historic buildings, community facilities, arts buildings, day care centers, health care facilities and office buildings. We assisted 
with the successful execution of one of the City of Boston E+ housing projects, taking affordable housing beyond “net zero” into 
energy production. NEI also provides services and expertise to national green building actors such as LISC, Enterprise Community 
Partners, Neighborworks, the US Green Building Council and the Home Depot Foundation.  NEI was an advisor to the revisions to 
the Enterprise Green Communities Green Criteria.   Additionally, we have worked on LEED-NC, LEED-H, LEED-EB, and LEED-ND 
projects. In the last three years we have raised over $6 million in funding for greening our projects from a variety of sources, including 
foundations, government agencies, and utility companies.

New Ecology is also the designated green technical assistance partner to the Connecticut Green Bank and an energy auditor for 
the Maryland Department of Housing & Community Development. New Ecology was competitively selected by the MA Division 
of Capital Asset Management and Maintenance (DCAMM) and the MA Department of Energy Resources in 2015 as a pre-qualified 
statewide contractor to state and local agencies in 7 categories of Energy Consulting Services. 

 

Staff Profiles

Lauren Baumann, Vice President, LEED AP, CPHC, joined New Ecology in 2005. Her unique experience as a scientist and an urban 
planner, along with her passion for the practical application of sustainable development concepts and building science theory have 
made Ms. Baumann a leader in the green affordable housing field. At New Ecology, Ms. Baumann manages the new construction 
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NEW ECOLOGY, INC.
program. She has greened more than 1,000 units of affordable housing in the Boston metro area, including projects pursuing Energy 
Star Homes and LEED certifications, as well as numerous other types of community based-development projects. She has worked 
with New Ecology’s clients to raise over $1.5 million dollars in grant and rebate funds to support energy efficiency, renewable energy, 
and other greening features. Ms. Baumann is a LEED accredited professional with Building Design and Construction (BD&C) and 
Homes (H) designations, a qualified Enterprise Green Communities charrette provider, and a Certified Passive House Consultant. She 
has been recognized as a young leader in the environmental movement with a fellowship from the Wild Gift, and she has served that 
organization on the Board of Directors and Alumni Council. She is also a Senior Fellow in the New England Region Environmental 
Leadership Program. Ms. Baumann holds a degree in Biology from Cornell University, and Masters in Urban and Environmental 
Policy and Planning from Tufts University.
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WHO
WE ARE

Founded in 1999, New Ecology, Inc. (NEI) is an innovative, nationally-recognized
Green Building and Sustainable Design non-profit consulting firm. We work with our
clients to develop and implement practical, cost-effective ways to reduce energy and
water use, improve indoor air quality and occupant health, and make buildings more
durable, resilient, and less costly to maintain.

"New Ecology has an amazing team of experts who
optimize our systems by contributing to the
efficient design of buildings, assisting with heating
system upgrades, and applying for large energy
rebate programs. We have worked with other
energy consultants that are basically in the
business to produce reports- New Ecology does
much more than that- they are true partners in our
efforts and go the extra mile to get it done right."

~Frank Alvarez, Sr. Vice President, 
Beacon Communities

NEI has greened over 150,000 units of housing and helped owners
articulate and achieve their sustainability goals in settings including
schools, day care centers, health care facilities, office buildings and
community centers. The common thread among these projects is
that they are better buildings—for owners, for residents, for the
environment—because of NEI’s involvement.

WHAT WE DO
NEI’s services include:

Integrated Green Design
Charrette Facilitation
Peer Review
Contractor Training and Field Inspections
Life Cycle Cost Analysis

Audits and Analysis
Green Building Certification

HERS Rating
Energy Star
LEED
Enterprise Green Communities
Passive House
NGBS Green Verifier

Renewable Energy
Energy Modeling
Remote Monitoring and Optimization
Rebates and Incentives
Operations and Maintenance Planning and Training
Owners Representative Services



Zumix

A redevelopment of a 9000 SF
former firehouse. Zumix provides
free after school and summer
enrichment programs.The
firehouse facility redevelopment
transformed a long-abandoned
building into a cultural and
performance space for the
community at large. Green
features include:

VAR HVAC system and HRV
for efficient, simultaneous
heating, cooling, and
ventilation
Spray foam insulation
Renewable flooring materials 
White roof and paving stones

Golda Meir

A full-building efficiency upgrade
project on a 199-unit complex
serving low-income seniors. They
have completed a full
rehabilitation of the property,
including upgrading mechanical
systems, new windows, and
renovating common areas and
individual apartments.

$390,000 funding from LEAN
Expected annual savings of
$56,000

HOW WE
GET RESULTS

NEI works as an integrated part of the project team, providing the technical
expertise and capacity to ensure that the project achieves its sustainability and
energy-efficiency goals in the most cost-effective and complementary way
possible. We are constantly refining our knowledge and approach based on
what we learn and the results we measure and achieve. We are not merely
advisors; we do the actual work of ensuring that the team’s green and
sustainability goals are clear and well communicated, adequately documented,
and built as designed. We are expert in achieving the highest certification levels
attainable for a project and in qualifying for the maximum incentives and rebates.
Whether the design team has chosen to build a conventional high
performance building or to break new ground as an early adopter, the NEI team
has a track record of delivering cost-effective results.
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ULRICH BACHAND LANDSCAPE ARCH
Landscape Architect:  Ulrich Bachand Landscape Architecture, LLC

156 Cabot Street Unit 2A

Beverly, MA 01915

 

 Matthew Ulrich, LEED AP

Principal

Phone:  (978) 337-6724

E-mail:  matt@ub-la.com

 

 

 

UBLA is a principal-led design collaborative offering landscape design and permitting services to owners, municipalities, developers, 
architects, and civil engineers.

Principal Matthew Ulrich has been providing landscape design and consulting services since 1998. His areas of expertise encompass 
master planning, design, permitting, and construction administration for projects of all sizes and scope. In Beverly, Matthew has 
recently completed the renovation of Ellis Square on Cabot Street and the Frates Hall dormitory at Endicott College. Current local 
projects include Anchor Point, an affordable multi family housing project, and a new auditorium quad on the Endicott College campus.

UBLA’s process begins with an assessment of existing site conditions to determine how the land will best be utilized, followed by a 
thorough analysis of the site’s opportunities and constraints. Throughout the design process, we combine progressive ideas about 
stormwater management, water reclamation, use of native, low maintenance plants, and potential use of appropriate recycled 
and/or repurposed materials to maximize programming of our client’s needs while engaging the site’s natural features. As LEED 
Accredited Professionals, we work with clients to integrate LEED points and sustainable techniques into all projects.

Providing services to both public and private sector clients makes UBLA uniquely suited to projects soliciting public participation. 
UBLA has completed projects with the communities of Marblehead, Beverly, Hamilton, and Stoughton, MA, redeveloping civic spaces 
for gathering, gardening, and play. In the City of Quincy, we developed Open Spaces overlooking the daylighted Town Brook after 
completion of the smelt run landscape installation. With a background in Therapeutic Landscape Design and Universal Accessibility, 
UBLA incorporates facets of these topics – strolling gardens with multi-season/multi-sensory plant palettes, contemplative labyrinths, 
semi-public gathering areas – into spaces for use by all generations and abilities.

At UBLA, we partner with local architects, civil engineers, contractors, and allied professionals to provide development teams with 
an integrated design process. We believe that this partnership makes for a better project experience for all involved, and streamlines 
the permitting and development processes.
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Matthew G. Ulrich, LEED AP 
Principal 

Mr. Ulrich has been actively involved in the field of landscape design and construction 
for over 20 years.  He has a strong background in single and multi family residential, 
assisted living facilities, and commercial design and construction. 

In 2010, Mr. Ulrich partnered his talent for intimate,  scale place‐making with Rebecca 
Bachand’s commercial design and permitting experience to service larger commercial, 
office, healthcare, education, and affordable housing clients by forming Ulrich Bachand 
Landscape Architecture, LLC   

Beginning in the Fall of 2016, Mr. Ulrich formed 'UBLA Residential, LLC' as the sole 
owner, to offer comprehensive design and owner's project management.  The focus of 
this practice will be single family residential, multi family housing, campus, and office 
park renovations. 

 

Select Project Experience  

 
Public 
 
Ellis Square Plaza 
Beverly, MA  
Working with Beverly Main Streets, the City, and various stakeholders, UBLA provided schematic design 
concepts and renderings in 2012.  Since the award of CPA funds in November of 2014, UBLA is currently 
developing construction level drawings for bidding in fall of 2015. 

Multi‐Unit / Family Residential 
 
St. Joseph's Redevelopment / 135 Lafayette 
Salem, MA 
Landscape design and construction administration of this new mixed use / affordable housing project in 
downtown Salem.  Design features included streetscape improvements, and the extensive reuse of 
historic granite from the original St. Joseph's Church. 
 
Maple Woods 40B 
Wenham, MA 
Landscape design,  exterior lighting selection, and permitting assistance for this proposed friendly 40B 
affordable elderly housing project in Wenham.  Design features included intergration of LID (low impact 
development) strategies, and the creation of extensive native meadows to blend this proposed 
development with the existing surroundings. 
 

 



 

Endicott College‐ Frates Dormitory 
Beverly, Massachusetts 
Landscape design and construction administration for a new 76 unit dormitory on campus. 
 

Anchor Point‐ Affordable family housing 
Beverly, Massachusetts 
Landscape design and permitting assistance for a proposed 75 unit affordable 40R project in Beverly's 
Smart Growth Overlay District. 
 
 

Education 

Shore Country Day School 
Beverly, Massachusetts 
Landscape design and construction administration for a new 'free play' playground connected to Shore's 
new extensive addition.  Design features included the reuse of existing fill material to sculpt a series of 
interesting landforms, which intergrate play structures and an embankment slide. 
 
  
Healthcare 
 
Avita Memory Care Center 
Newburyport, Massachusetts 
(Designer and Project Manager)  
Working with Waypoint Construction Consultants, UBLA provided construction level landscape plans for a 
68 unit dementia building.  The detailed landscape plans included the design of 4 distinct courtyard 
garden spaces for use by residents and their families, as well as the integration of multiple LID (low impact 
development) strategies throughout this large site. 
 

Seasons of Danvers 
Danvers, Massachusetts 
Landscape design and construction administration for a new senior living / memory care facility.  The 
detailed landscape plans included the development of a well landscaped interior courtyard and water 
feature for use by residents, and extensive plantings. 
 
 
Commercial 
 
Atkinson Country Club 
Atkinson, NH 
The landscape plan included the site design of a large outdoor pavilion space for functions and weddings.  
An outdoor dining area adjacent to the indoor function hall is connected to the large, circular paver 
terrace by a graceful path system.  This circular pergola and terrace is framed by lush plantings and offers 
stunning views to the fountain, pond and golf course beyond. 

 



Education 
LEED Accredited Professional, USGBC LEED for New Construction Technical Program, 
2008 
Bachelor of Science Landscape Architecture, University of Massachusetts, Amherst, 
Massachusetts, 1998  
Associates Degree Landscape Contracting, University of Massachusetts, Amherst, 
Massachusetts, 1995 

Previous Employment 
 
2010‐2016 
Ulrich Bachand Landscape Architecture 
Beverly, MA 
Principal 
 
2003‐2009 
Matthew Ulrich Landscape Design 
Wenham, MA 
Owner 
 
1999‐2003 
Corliss Landscape and Irrigation 
Ipswich, MA 
Lead Project Manager, Estimator  

Volunteer Associations 
Design Review Board, Member 
Beverly Main Streets, Executive Board Member and Co‐president 
Harborlight Community Partners, Member of the Project Committee 
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NIXON PEABODY LLP
Legal Counsel: Nixon Peabody LLP
53 Exchange Place

Boston, MA 02110

 

Paul Bouton

Partner, NP Team Lead

Direct Dial:  (617) 345-1210

E-mail:  pbouton@nixonpeabody.com

 

Ruth Silman 

Partner, Boston Office Managing Partner

Direct Dial:  (617) 345-6062

E-mail:  rsilman@nixonpeabody.com

 

Dara Newman Histed

Associate

Direct Dial:  (617) 345-1079

E-mail:  dhisted@nixonpeabody.com

 

Julie Hancock Stande

Associate

Direct Dial:  (617) 345-6045

E-mail:  jstande@nixonpeabody.com

 

Nixon Peabody’s Affordable Housing and Land Use/Permitting attorneys have many years of experience, both in private practice 
and in government service, and are leading practitioners in the field, including all aspects of land use and environmental permitting 
(NEPA, MEPA, etc).  Our comprehensive understanding of the issues and our close collaboration with the firm’s Tax Credit Syndication 
and Real Estate groups enable us to provide astute legal counsel in all areas related to federally assisted housing. Nixon Peabody has 
worked extensively with Beacon for many years to create and/or preserve hundreds of affordable housing units. Together we have 
pioneered new funding strategies and tackled some of the most complicated housing finance challenges and policies.

 

Affordable Housing Experience
For more than 40 years our affordable housing professionals have been involved in the development of every major federal 
housing law and a broad spectrum of federal housing regulatory and enforcement cases. We have more than 20 attorneys focused 
on affordable housing, with significant experience working with private developers and affordable housing property owners and 
federal and local governmental agencies. Our comprehensive understanding of the issues and our close collaboration with the firm’s 
Tax Credit Finance & Syndication and Real Estate groups enables us to provide astute legal counsel in all areas related to federally 
assisted housing.
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NIXON PEABODY LLP
Multifamily Housing Development Experience
NP routinely represents developers in transactions for both market-rate and affordable housing projects, including developments 
that leverage low-income housing tax credits (LIHTCs) as a funding source.

 

Members of our team helped shape the legislation that created the federal LIHTC program and have contributed to the creation and 
implementation of every major federal housing program since 1970. With this level of engagement, we understand the ins and outs 
of the LIHTC and other public funding programs in a way that helps us solve common—and, more importantly, uncommon—issues 
to keep multifamily housing developments on track and moving forward.

Most housing developments that use LIHTCs also use other forms of federal assistance and must interface with a number of public 
agencies. Our lawyers have specific experience in real estate, tax credit finance and syndication, public finance, and affordable 
housing to creatively structure these often complex deals.

Throughout the development process, we work with our clients to::

•	 Structure/draft acquisition documents (including partnership agreements, fee agreements, and related documents)	

•	 Negotiate with developers, lenders, and government agencies

•	 Conduct due diligence review of real estate, loan, tax-credit, and government-assistance documents	

•	 When applicable, prepare line of credit, bridge, construction, and/or permanent loan documents

Examples of Massachusetts Multifamily Housing Development Experience

 

Affordable and mixed-income housing

•	 Represented a Cambridge-based developer in the adaptive reuse of the Knight building—a former shoe, heat press, and sports 
equipment factory—into 25 units of mixed-income housing in Brockton, Massachusetts. Representation included negotiating 
and closing the property acquisition and financing for the project, which included LIHTCs, federal and state HTCs, and financing 
from a variety of public and private sources. The project will include a fitness center, parking structure, and resident storage.

•	 Represented the developer in rehabilitating and preserving Georgetowne Homes, a 967-unit affordable housing development in 
Boston’s Hyde Park neighborhood. The development was financed with tax-exempt bonds and federal LIHTCs, Massachusetts 
LIHTCs, and loans from MassHousing, Massachusetts Department of Housing and Urban Development, the city of Boston, and 
the Boston Community Loan Fund.

•	 Represented the developer in connection with preserving the historic Ames Shovel Works Complex, a once-thriving industrial 
village in North Easton, Massachusetts, as a 113-unit mixed-income housing development. The deal leveraged a combination of 
LIHTCs and Historic Tax Credits (HTCs), as well as financing from a variety of public and private sources.

•	 Represented the developer in rehabilitating and preserving Mandela Homes, a 276-unit affordable housing development in 
Boston’s South End neighborhood. The development was financed with tax-exempt bonds and federal LIHTCs.

•	 Represented the developer in the largest affordable housing preservation transaction ever closed in Massachusetts and the first 
state closing under the Treasury New Issue Bond Program.

•	 Represent a Boston developer in the restructuring of a 349-unit property that had a Section 236 mortgage and has a Section 8 
contract covering all of the units. The restructuring involves the separation of the scattered site project in five separate tax credit 
projects, with five separate new 20-year HAP contracts, a decoupling of the IRP, and the deferral of a $12 million flexible subsidy 
loan. Nixon Peabody developed the regulatory structure for the overall rehabilitation plan, and worked closely with HUD-Boston 
to obtain the HUD approvals necessary to implement the plan.

Market rate and luxury housing

•	 Represented a real estate management and development company in the refinancing of a luxury apartment building, Church 
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NIXON PEABODY LLP
Park, in Boston, Massachusetts. NP’s work included negotiating a first mortgage loan and mezzanine loan, and the defeasance 
of one of the existing loans.

•	 Represented a Boston-based developer in the conversion of 360 Newbury Street into housing units.

•	 Represented a Boston-based developer in a proposal to construct 196 privately financed rental housing units that will overlook 
Boston’s famed Emerald Necklace, designed by Frederick Law Olmsted.

•	 Represented a Boston-based real estate development and management company in obtaining permitting for the construction 
of a new, market-rate 190-unit multifamily apartment project in Jamaica Plain, Massachusetts.

Mixed-Use Development Experience

Developer clients know they can count on us for sound real estate development advice. We regularly advise and assist clients in 
construction, zoning, land use, permitting, and government relations matters involving major development projects. We also 
counsel on the legal requirements governing proposed use and development, and appear regularly before zoning, planning, and 
conservation boards and commissions.

For example, we have represented developers in major mixed-use developments nationwide:

•	 Represented a realty company in the asset management and redevelopment of a 110-unit apartment complex with retail on 
Huntington Avenue in Boston, Massachusetts.

•	 Represented a supermarket in the acquisition, development, and construction of a new 80,000-square-foot mixed-use retail/
office building on Morrissey Boulevard in Dorchester. Representation included obtaining MEPA approval, Article 80 Large Project 
Review approval, and zoning relief from the Board of Appeal. Also represented the client in acquiring, developing, and leasing 
multiple supermarkets in Allston, Boston, Brighton, Cambridge, Dorchester, Malden, Medford, and Milford, Massachusetts.

•	 Represented the developer in the approximately $150 million acquisition and development of a site in Boston to be developed as 
a community consisting of an approximately 30-story market-rate rental apartment unit, a ground floor retail unit, and a parking 
garage unit.

•	 Represented the owner in purchasing approximately 20 buildings in Boston Wharf’s Seaport District. The redevelopment of 
Boston Wharf is a multimillion dollar project in which many turn-of-the-century warehouses were converted into mixed-use 
retail, office, and residential developments. We also negotiated multiple design, construction, and construction management 
agreements, and handled the leasing and sale of the buildings.

•	 Represented ParkMobileGlobal in its negotiations with the Massachusetts Bay Transportation Authority (MBTA), resulting in the 
adoption of the ParkMobile electronic system for managing the MBTA’s 31,000 parking spaces.

•	 Represented the developer and borrowers in various tax credit and real estate aspects relating to the development of The Yards, 
a mixed-use project in the Washington Navy Yard Annex Historic District in southeast Washington DC. The development consists 
of both market-rate and affordable housing, and includes retail, a parking garage, gym, grocery store, and other amenities. NP 
negotiated the separate ownership agreements, mortgages including a deed of trust mortgage on the fee simple, a ground lease 
mortgage, a ground lease, financing from two commercial lenders, and bond financing from the DC Housing Finance Agency. 
Financing also involved LIHTCs and NMTCs.

•	 Represented a Chinese property developer in purchasing a downtown Los Angeles parking lot across from the Staples Center 
and the L.A. Live entertainment complex. The 4.6 acre site will be developed to include a five-star hotel, apartments, and retail 
space. The project has already been approved by the city for a high-end mixed-use complex.

•	 Represented a New York university in a successful public-private development endeavor in Rochester, New York. College Town is 
transforming the neighborhood into a gateway to the University of Rochester Medical Center by adding 500,000 square feet of 
retail and restaurant space, a conference facility, hotel, parking, and housing. We worked with the university on negotiating 1) 
the development agreement, 2) the main ground lease, 3) various financing documents, 4) retail lease for a national bookstore, 
and 5) other land use and development-related matters.

•	 Represented the buyer in acquiring a San Francisco industrial structure that will be developed into a mixed-use building with 
underground parking, ground-floor retail and grocery store, and 136 residential units. Representation involved tax planning, 
formation of entities, land use and environmental analysis, and landlord-tenant issues.
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NIXON PEABODY LLP
Key Staff

 

Paul Bouton, who will serve as the legal team lead, focuses on multifamily housing finance and development, in which he represents 
affordable housing owners, developers, and syndicators. Paul has been recognized as a leading lawyer in Chambers USA since 2013 
(Massachusetts Real Estate category), and has been included in The Best Lawyers in America since 2014 (Real Estate category). He is 
a graduate of Boston College Law School, J.D.; University of Connecticut, M.B.A.; and the University of Massachusetts, BBA (1976). 
He is admitted to practice in Massachusetts.

 

Ruth Silman is a partner in NP’s Energy & Environmental group and leads the Boston office as its Managing Partner. She concentrates 
her practice on complex environmental and land use matters. Her extensive environmental experience includes addressing air quality, 
hazardous waste assessment and remediation, brownfields redevelopment, wetlands protection, storm water, wastewater, septic 
system, and water quality issues at the federal, state, and local levels. She also advises on environmental management systems and 
audits, and represents clients concerning the land use implications of complex real estate projects, such as zoning, environmental 
impacts, permitting, and compliance. She has represented clients before state and federal courts and administrative agencies in 
environmental and land use litigation matters. Ruth previously worked for the Massachusetts Office of the Attorney General in the 
Environmental Protection Division. A graduate of Boston University School of Law, J.D., and Cornell University, B.A., she is admitted 
to practice in Massachusetts and Rhode Island, and before the U.S. District Court, District of Massachusetts. Chambers USA has 
recognized Ruth as a top attorney since 2013 (Massachusetts Environmental category), and she has been listed in The Best Lawyers 
in America since 2011 (Environmental Law).

 

Dara Newman Histed concentrates her practice on affordable and market-rate multifamily housing development. She assists 
developers and property owners on all aspects of acquiring, financing, and developing multifamily housing projects, including those 
leveraging LIHTCs. Another important part of her practice encompasses land use and permitting for development projects of all sizes. 
Dara is a graduate of Haverford College, B.A., and Boston College Law School, J.D., and is admitted to practice in Massachusetts.

Julie Hancock Stande assists owners and developers on several aspects of the acquisition and disposition of multifamily properties, 
including developments financed with LIHTCs and historic tax credits. She helps clients navigate the land use and permitting regulations 
of the City of Boston and other Massachusetts cities and towns, and also handles other more general real estate transactions. Julie 
is a graduate of Northeastern University School of Law, J.D., and the University of Connecticut, B.A., and is admitted to practice in 
Massachusetts.
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KJP PARTNERS LLP
Legal Counsel:   KJP Partners LLP
53 State Street

Boston, MA 02110

 

Kurt James

Co-Founding Partner

Phone:  (617) 409-5398

E-mail:  kjames@kjppartners.com

 

 

Kurt A. James is a co-founding partner of KJP Partners LLP.  

Kurt has practiced law for over 30 years and concentrates his practice in the area of real estate development and finance with a focus 
on affordable housing and community development. 

His clients include banks, insurance companies, public and quasi public lenders, and public, for profit and non-profit developers.  

Kurt counsels clients in structuring complex transactions to utilize tax credits, tax exempt financing and other public sources of 
subsidies and credit enhancements.  

Kurt has represented numerous clients in closing a broad range of projects, including multifamily housing projects, health care 
facilities, youth centers, commercial facilities, theaters and performing arts centers, manufacturing plants, office and retail buildings, 
senior care facilities, community centers and mixed use projects.

Prior to forming KJP Partners LLP, Kurt was a Director and Chair of the Affordable Housing and Community Development Practice 
Group at Rackemann, Sawyer & Brewster, P.C. in Boston. 

He received his B.A. in Economics from Haverford College, attended the University of St. Andrews, Scotland, and received his J.D. 
from Boston University School of Law School. 

 

Kurt’s Community Service and Professional Activities include:

Lawyers Clearinghouse

President, 2008-2009; Board Member

Harborlight Community Partners

Board Member; Vice President; Executive Committee

Real Estate Bar Association

Founding Chair, Affordable Housing Section; Board Member 

Town of Marblehead Fair Housing Committee 

Marblehead Community Housing Corporation

Board Member; Vice President

Sustainable Marblehead

President; Board Member
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BEACON RESIDENTIAL MGMT
PROPERTY MANAGER:  Beacon Residential Management Limited Partnership
Two Center Plaza, #700

Boston, MA 02108

 

Darlene Perrone

President

Phone:  (617) 574-1164

E-mail:  dperrone@beaconcommunitiesllc.com

 

 

Beacon’s management company affiliates manage over 150 communities, providing over 19,000 apartments in 13 states and the 
District of Columbia.  Founded in 1969, Beacon Residential Management Limited Partnership (“BRM”) has earned a reputation 
among residents, public agencies, and community partners as a best-in-class manager of affordable and mixed-income housing. 
Beacon has a proven track record of creating and nurturing strong resident partnerships and revitalizing old properties into thriving 
new communities.  

BRM’s portfolio is broad:  our communities range from suburban new construction to urban historic rehabilitation, to the conversion 
of public housing into newly constructed mixed-income developments. BRM’s properties range in size from 28 to 1,000 apartment 
homes. We manage both family housing and age-restricted housing for senior populations as well as both market and affordable 
communities.  

We are proud of our ability to successfully manage properties through renovations, new construction, resident relocation, lease-up, 
and stabilized operations.  

BRM’s more than 700 employees provide service in all aspects of real estate management, including: 

•	 Operations/facilities management - all routine, preventative, capital and emergency maintenance; all designed to maintain the 
physical plant to the highest level;  

•	 Sound financial asset management - rent collection, budget preparation and analysis, monthly financial reviews and owner 
reporting; 

•	 Personnel/ staffing/ training; leasing, marketing and resident retention;  

•	 Compliance/ government affairs oversight; and  

•	 An extensive resident services philosophy. 

 

BRM is known for tackling challenging affordable and market rate developments and finding unique ways to address the demands 
of today’s residential marketplace. Over four decades, Beacon Residential Management has developed a reputation for attractive 
architecture, attention to detail, superior management/ physical plant services, resident service programs, and overall community 
enhancement.  

 

Community Engagement & Living Well By Design
Beacon has six decades of experience meeting the needs of the residents who live in the 19,000 apartment units currently managed 
by Beacon. Over the years, Beacon has developed a comprehensive and carefully structured resident services department to address 
the diverse needs of residents and work closely with them so that they can be healthy, lease-compliant, and effectively connected to 
community agencies and social service programs.

Beacon has developed a comprehensive program to enhance the lives of residents living in our communities for seniors and people 
with disabilities. Living Well by Design® represents a holistic approach to providing resident services by focusing on education, 
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BEACON RESIDENTIAL MGMT
wellness, and community building. Providing an integrated and comprehensive service program enables people to remain 
independent longer, improves residents’ quality of life, reduces unnecessary hospitalizations and readmissions and reduces costs 
to the health care system. By implementing a comprehensive Wellness Program, we are increasing the value of the community and 
enabling residents to live healthier, more productive and independent lives.  These Living Well by Design wellness programs are in 
place at 16 of Beacon’s properties.  

Our community-building efforts and a holistic wellness program is a broad approach to enable residents of senior and disabled 
communities to age-in-place. The program is designed around three core principles:

1.	 Preventative Health – The program establishes partnerships with visiting healthcare organizations or providers to offer on-site 
services.

2.	 People – The program improves the connection and communication between residents and their families, friends, community 
and service providers.

3.	 Programming – The program offers senior and disabled residents cognitive, fitness, social and spiritual programming.

Incorporated within these three core principles are the Eight Components of Wellness.  Our proposed programs will address each of 
these components singularly and in various combinations:

1.	 Physical Wellness	

2.	 Social Wellness	

3.	 Emotional/Mental Wellness	

4.	 Spiritual Wellness

5.	 Intellectual Wellness	

6.	 Environmental Wellness	

7.	 Financial Wellness	

8.	 Career/Livelihood Wellness

 

Beacon is experienced in developing services that serve every resident in the building—even where needs are diverse.  Moorhead 
Towers, in Pittsburgh, PA is a good example-- Moorhead has both a large population of legally blind residents, as well as those with 
intellectual disabilities and behavioral health challenges. At Moorhead, services are designed to accommodate visual impairment, 
and mental health sessions are adapted for larger group size. 

Beacon is proud of its many successful collaborations with various community partners both large and small. One of our most 
fruitful partnerships has been at our Richmond, Virginia property, Dominion Place where we have an onsite wellness clinic that is 
staffed by medical students from Virginia Commonwealth University (VCU), the adjacent campus. Together, students from these 
various disciplines work to deliver targeted health interventions and programs to this very low-income senior community.  Under this 
partnership Dominion Place residents have access to VCU medical students twice per week who are available to evaluate resident 
health concerns, conduct health screenings, review medication issues, and make referrals to needed services. Third-year medical 
students are also making house calls at resident apartments to check-in on those residents transitioning from recent hospitalizations 
and rehab stays. Their thoughtful care and monitoring of residents have greatly impacted the healthy aging of this population which 
suffers from multiple chronic health conditions.  A detailed profile on this program from How Housing Matters is included in the 
attached Wellness brochure.

Some of our partners are active at nearly all of our properties with resident services. One example is Connected Living (CL). Beacon 
offers Connected Living at 22 properties. CL is a Massachusetts-based organization that provides residents with both simplified 
technology and personal instructional support to learn how to use that technology. CL teaches residents skills that allow them to 
navigate the Internet,  connect with family, friends, and service providers, and keep up with their hobbies and interests. CL has a 
great deal of experience with teaching low-income residents, elderly residents, and/or residents with disabilities. Their approach to 
technology has been implemented by many leaders in the senior living industry and some of the country’s top housing authorities. 
Beacon has a strong relationship with CL and has seen its positive impact at many of our communities.
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BEACON RESIDENTIAL MGMT
Also, we pursue collaborations with myriad smaller local partners. Typical senior communities and communities home to residents 
with special needs involve partnerships with numbers local organizations. These local organizations include, for example, Visiting 
Nurse Associations, meals programs, pharmacies, and fitness instructors. Through one-on-one supervision with individual RSCs and 
region-wide calls, we share information about different types of local organizations that could be useful to partner with. The RSCs 
are trained to seek out partner organizations that address the specific needs of the elderly or disabled residents, including those 
with mental health disabilities. In one instance, an RSC noticed that many residents had non-functioning walkers, wheelchairs, and 
scooters stored in their apartments. The RSC then found a local organization that ran a repair clinic at the property

 

Staff Profiles 

Darlene Perrone, President

Darlene has been a team member at Beacon for over 43 years, since a summer internship. Among other accomplishments, Darlene 
created Beacon’s compliance department, an early illustration of her forward-thinking leadership. Darlene previously served as Chief 
Administration Officer, where she led the Human Resources, IT, and adminstrative functions while ensuring the smooth operation of 
the property management division. She received her education at Northeastern University in Boston.

 

Thomas Stokes, Vice President of Resident Services 

Tom brings decades of experience and leadership to Beacon’s Resident Services department. He has been on the board of New 
England Resident Service Coordinators for six years and has been Board President for three years. He has also been a member of the 
Community Services Committee at MassHousing, which is Massachusetts’ state housing agency. 
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www.harborlightcp.com



There are currently a total of 16 senior and disabled properties with Wellness 
Programs. Below is a chart that lists the current Wellness sites in the portfolio. 

 

 
 

 

 

 

 

Property Units Location Services Provided 
MID-ATLANTIC REGION 

Moorhead Tower 141 Pittsburgh, PA Wellness Program 
Pheasant Hill Estates 172 Harrisburg, PA Wellness Program 
Park Tower 156 Philadelphia, PA Wellness Program 
Dominion Place 249 Richmond, VA Wellness Program 
Branchwood Tower 180 Clinton, MD Wellness Program 

CT/NY 
Ohav Shalom 
Apartments 

209 Albany, NY Wellness Program 

Countryside 
Apartments 

109 Wolcott, CT Wellness Program 

Exchange Place  150 Waterbury, CT Wellness Program 
Flanders West 145 Southington, CT Wellness Program 

Boston / Greater Boston 
Blake Estates 263 Boston, MA Wellness Program 
Quincy Tower 161 Boston, MA Wellness Program 
Robinson Cuticura 94 Malden, MA Wellness Program 
St. Stephen’s Tower 130 Lynn, MA Wellness Program 
Highland Glen 180 Westwood, MA Wellness Program 

South Shore-Boston 
Island Creek Village 94 Duxbury, MA Wellness Program 
Ocean Shores 97 Marshfield, MA Wellness Program 

TOTAL 2,530   
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Blake Estates Apartments 
Hyde Park, MA

Front Cover: 
Dominion Place
Richmond, VA
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Wellness Programs: 
As part of our commitment 
to ‘Living Well by Design’, 
Beacon has developed 
comprehensive Wellness 
Programs at many of our 
communities that serve 
seniors and persons with 
disabilities. With specific 
focus on health and well-
being, residents are able to  
maintain their independence 
as they age in place. 
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Beacon Communities: Living Well by Design®
Beacon understands that the availability 
of safe, accessible, and affordable 
housing is critical to maintaining quality 
of life for aging residents and those who 
have significant behavioral health issues, 
cognitive disabilities or other disabilities 
that limit their capacity to maintain 
independence. Connecting to health 
and other community services enhances 
these provisions by reducing costs and 
improving overall outcomes for these 
vulnerable residents. Federal initiatives 
including Medicaid waivers, ‘Money 
Follows the Person’ and the ‘Community 
Living Program’ help facilitate this shift, 
channeling seniors and people with 
disabilities from premature placement in 
nursing homes, to stable life in their own 
homes.

Living Well by Design®, Beacon’s 
Wellness Program, represents a holistic 
approach to providing resident services 
with a focus on education, wellness, and 
community building. This integrated and 
comprehensive service program enables 
people to remain independent longer. 

Two-thirds of residents in HUD-assisted 
housing are eligible for Medicare and 
Medicaid. These residents tend to 
have chronic conditions, higher levels 
of service utilization and higher health 
care costs.  A driving factor for residents 
to successfully remain in their homes 
is communication between the parties 
managing their care. Beacon’s program 
addresses this need with onsite care 
coordination and access to quality 
supportive services. 

The Wellness Program is designed 
around three core principles:

                  Preventative Health 

                  People

                  Programming

Beacon’s Wellness Program enhances the 
community by offering residents health 
and wellness programs, assistance 
with services, and cultivating ongoing 
relationships with essential service 
providers.

Key Components of Beacon’s Wellness 
Program:

•	 Resident Service Coordinator
•	 Wellness Office
•	 Healthy Meals + Nutrition 

Education
•	 Fitness Center
•	 Programming + Education
•	 Computer Learning Center + 

Connected Living
•	 Transportation
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recent developments:

BLAKE ESTATES
hyde park, ma

Wellness Programs often 
consist of:

•	 Wellness office used by third 
party service agencies

•	 Fitness and rehabilitation center
•	 Healthy meals several times per 

week
•	 Patrol and emergency services 

provided by third-party EMT-
trained security officers

•	 Transportation via third-party 
shuttle bus services

•	 Computer learning classes and 
discussion groups

•	 Site-specific programming and 
activities
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Services + Programs*:
RESIDENT SERVICES 
COORDINATOR - RSC
The RSC is an integral 
member of the property 
management team, serving as 
a liaison between residents, 
property staff, community-
based organizations, and 
government agencies. RSC’s 
build partnerships with service 
providers and coordinate 
educational, recreational 
and cultural programming. 
RSC’s also provide support 
and referrals to counseling, 
supportive services, and help 
resolve lease compliance 
issues. 

THE WELLNESS OFFICE
The Wellness Office provides 
a space for partners to offer 
services to residents, including 
Wellness Nurses offering 
care coordination including 
assessments, screening and 
vital testing and preventative 
health checks.

HEALTHY MEALS + 
NUTRITION EDUCATION
Shared healthy meals are an 
important part of the Wellness 
Program. In addition to dietary 
benefits, mealtimes are a 
place of community, providing 
opportunities for residents 
to catch up with friends.  In 
addition, healthy snacks are 
served during community 
events and certain programs. 
Meal programs are coupled 
with healthy food education 
and coordination of other 
programs such as “Meals on 
Wheels” and “Mom’s Meals.”

THE FITNESS CENTER
Integrated fitness centers 
available for residents to 
exercise or to meet with 
their physical or occupational 
therapists, are another 
key program component. 
Furnished with specialized 
equipment, these centers are 
thoughtfully designed to meet 
the needs of the respective 
community. Exercise and 
equipment instruction may 
be provided by a contracted 
licensed trainer or physical 
therapist. Regular programs 
offered include Yoga, Karate, 
Walking Club, and Tai Chi.

PROGRAMMING: EDUCATION 
+ COMMUNITY BUILDING
Educational opportunities that 
encourage socialization are 
offered through partnerships 
including programs on 
healthy living, nutrition, arts, 
crafts and adult continuing 
education. Other programs 
include book clubs, coffee 
hours, computer learning, 
field trips, GED preparation 
and ESOL education as well 
as intergenerational and 
volunteer programming.

COMPUTER LEARNING 
CENTER + CONNECTED 
LIVING
Computer Learning Centers 
(CLC)  provide access to 
computers. The Connected 
Living® Network (CLN) 
is a community based 
social network and web 
based platform that offers 
computer instruction, group 
programming and tools 

to manage community 
information and programs. 
The CLN includes community 
calendars, event bulletins, local 
resource guides, and wellness 
information. 

TRANSPORTATION
Residents have access to 
public transportation and RSC’s  
available to help schedule 
and arrange transportation. 
Transportation may be 
contracted for shuttle service 
to shopping and events.

PERSONAL EMERGENCY 
RESPONSE (PERS)
Many residents have personal 
emergency response systems 
(PERS) such as ‘Lifeline’. RSC’S 
are available to help residents 
obtain a PERS and coordinate 
with various providers.

SALON SERVICES
Incorporated into property 
design is a dedicated space 
for beauticians to offer salon 
services. These reduced-
rate services give residents 
opportunities for self-
development and the occasion 
to manage another aspect of 
self-care, improving well-being 
and self-esteem.

*Programming may vary by property
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case study:

DOMINION PLACE
richmond, va
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case study:

DOMINION PLACE
richmond, va



Bringing Health Care Home for  
Low-Income Older Adults
A Profile of the Richmond Health and Wellness Program  
at Dominion Place in Richmond, Virginia
By Janet Viveiros

The How Housing Matters conference is a project of the National Building Museum  
co-sponsored with the John D. and Catherine T. MacArthur Foundation, the Office of Policy 
Development & Research at the U.S. Department of Housing and Urban Development, and  
the National Housing Conference.

October 2014

HOW HOUSING MATTERS



The Richmond Health and Wellness Program (RHWP) is a health clinic located at Dominion 
Place, a privately-owned apartment building with Project-Based Section 8 Rental Assistance 
for older adults and adults with disabilities, located near the Virginia Commonwealth University 
(VCU) campus in Richmond, Virginia. The RHWP clinic offers care coordination, blood pressure 
and glucose monitoring, and wellness education to augment residents’ existing health care 
services and help them maintain their health between doctor visits. Interdisciplinary teams of 
students and faculty supervisors from the VCU Schools of Nursing, Medicine, Pharmacy, and 
Social Work staff the clinic during its weekly hours. Students gain experience working with 
health care providers from other disciplines to offer community care to older adults with chronic 
health conditions and limited health literacy. 

Key Takeaways
Multi-family housing serving low-income older adults offers opportunities for supporting health 
and wellness. A university partnership on a weekly health clinic can strengthen older adults’ 
health, prevent unnecessary high-cost service utilization, and provide students with practical 
community-based experience. 

History
Dominion Place and VCU partnered to establish the RHWP clinic as a result of the 
combination of proximity, mutual needs and benefits, and the commitment of community-
focused leaders. VCU’s Richmond campus and Dominion Place are directly adjacent, creating  
a natural opportunity for university-community partnership. Pamela Parsons, PhD, GNP-BC, an 
associate professor at VCU and a geriatric nurse practitioner, recognized that locating a free 
health clinic at a senior apartment building had great potential to improve health care access 
for low-income older adults and provide valuable practical experience for VCU students. 

In addition to VCU proximity, Dominion Place was familiar to Dr. Parsons 
as a housing development with existing wellness programming for 
residents. The owner of Dominion Place, Beacon Communities, agreed 
that the clinic would enhance its wellness and recreational programming 
and offered free space to host it on site. Dominion Place resident services 
coordinator Greg Ford ensured that residents also had input into the clinic 
and its offerings before it opened. 

RHWP received pilot funding from the VCU Council for Community 
Engagement in June 2012. A year later, the program received a three-
year, $1.5 million grant from the U.S. Department of Health and Human 
Services’ Health Resources and Services Administration (HRSA)i. The 
grant covers the costs of the medical supplies and equipment used in the 
clinic, as well as faculty time for clinic services and student supervision. 
Students receive academic credit for their clinic work. 

Before the clinic opened, residents often used ambulances and emergency departments for 
routine care. In annual unit inspections, Dominion Place staff discovered that many residents 
were taking expired medications and using other residents’ prescriptions, including medications 
not ordered by their care providers. Once the clinic opened, the student health care teams 
began meeting with residents to develop individual health plans, manage chronic conditions, 
assist with medications, and help residents comply with orders from their primary care 
providers. Most of the clinic’s work involves care related to diabetes, high blood pressure, and 
medication management. 

A discussion between a Dominion Place 
resident and RWHP clinic staff member. 
Courtesy of the Richmond Health and 
Wellness program.

Type of Housing
Affordable multifamily rental 
homes for low-income older 
adults and individuals with 
disabilities

Funding Sources
U.S. Department of Health 
and Human Services’ Health 
Resources and Services 
Administration, Virginia 
Commonwealth University, and 
Beacon Communities 

Partners
•  Virginia Commonwealth  
   University 
•  Beacon Communities

Number of  
Residents Served
Open to 249 residents. 
Currently, 145 residents 
actively visit the clinic

Budget
$1.5 million from 2013 to 
2016 for clinic services



The residential setting and relatively consistent staff have allowed residents to develop trusting 
relationships at the clinic rather than being intimidated or confused as they might be in more 
traditional medical settings. Because of that trust, residents share health concerns that they 
had been reluctant to broach with their primary care providers. Residents are also increasingly 
requesting transitional care home visits by the RHWP team when they experience changes to 
their health status, or return from the emergency room, hospital or nursing home stay. As the 
clinic staff learned more about the residents’ needs, it has added more services such as free 
medication delivery by a local pharmacy. Clinic staff is able to respond to more serious medical 
concerns and schedule same-day doctor appointments, transportation, and/or emergency room 
admission as needed.

Two years after the clinic first opened, Ford says many “residents take pride in helping to 
educate future health care providers” and “want to take better care of themselves to show their 
pride in the students and help the students see the benefit of their work.” Dominion Place staff 
has noticed improvements among participating residents in proper medication storage and 
usage, along with reduced use of ambulances. Dr. Parsons plans to measure the program’s 
outcomes by tracking ambulance usage, medication adherence, and coordination with other 
care providers, as well as overall health cost savings achieved by the clinic. 

Opportunities
Leveraging Local Institutions. RHWP 
benefits from the presence of VCU students 
and faculty of various disciplines in close 
proximity to Dominion Place. The mutually 
beneficial model offers health care providers 
service experience while providing residents 
in a low-income apartment building 
with increased health care access. But 
communities do not need to have a large 
public university with extensive health care 
programs to make something like RHWP 
work. Non-profit health care providers are 
required to demonstrate the community 
benefits of their services and may make 
equally willing partners. 

Maximizing Partner Assets. The dedication and commitment of RWHP’s partners also 
presented opportunities that have made the program possible. VCU and Dr. Parsons seeded 
RHWP with ideas, energy, and pilot funding. Those seeds found a receptive environment 
in Dominion Place and Beacon Communities. Beacon Communities provided free clinic 
space, which will soon be expanded, and assistance in connecting RHWP with potential 
future funders. The commitment of Dominion Place’s resident services coordinator secured 
buy-in from residents. Dr. Parsons attributes residents’ engagement with RHWP to Ford’s 
understanding of resident culture and his desire to empower residents in healthy living.

Before the 
clinic opened, 
residents often 
used ambulances 
and emergency 
departments for 
routine care.

A RWHP clinic staff member administers 
an eye exam for a Dominion Place resident. 
Courtesy of the Richmond Health and 
Wellness program.

i Department of Health and Human Services (DHHS), Health Resources and Services Administration, Bureau of Health Professions 
(BHPr), Division of Nursing, under grant number UD7HP26044  “Nurse Education, Practice, Quality, and Retention (NEPQR) Program 
- Interprofessional Collaborative Practice.”  The information or content, and conclusions are those of the authors and should not be 
construed as an endorsement of or the official position or policy of the U.S. Government, DHHS, BHPr or the Division of Nursing.



Challenges
Structuring the Partnership. Aligning the requirements and procedures of a large public 
university and a private affordable housing provider presented some initial challenges for 
RHWP. To formalize the partnerships, VCU administrators and Beacon Communities needed 
to resolve questions of legal liability and academic program requirements. After extensive 
communication, some procedures were streamlined, some compromises were reached, and the 
clinic was able to get started. 

Sustaining the Program. The greatest current concern for the program and its partner 
Beacon Communities, however, is sustainability. They are currently working to secure long-term 
funding for 2016 when RHWP’s current grant ends. Dr. Parsons is optimistic that the results 
of the program evaluation will demonstrate the value of the clinic to the residents at Dominion 
Place and show its potential to improve the health and quality of life for other low-income older 
adults. According to Dr. Parsons, “Beacon Communities has been a real advocate for us” by 
helping to search for funding opportunities and supporting the clinic’s daily activities. 

While these challenges are significant, they are not 
insurmountable. Using a portion of its current HRSA 
grant, RHWP plans to open two more clinics in low-
income senior housing in Richmond over the next two 
years and, in the fall, add a weekly mental health clinic 
day at Dominion Place.

Contact
Pamela L. Parsons, PhD, GNP-BC, director of Practice and Community Engagement and 
associate professor, School of Nursing, Virginia Commonwealth University, P.O. Box 980102  
Email: pparsons@mcvh-vcu.edu, Phone: 804-828-5306 

National Building Museum  |  401 F Street NW  Washington, DC  |  202.272.2448  |  www.nbm.org   |  Red Line Metro, Judiciary Square

This case study was prepared by the Center for Housing Policy, the research division of the 
National Housing Conference (NHC) that specializes in developing solutions through research.  
Through evidence-based advocacy for the continuum of housing, NHC develops ideas, resources, and 
policy solutions to shape an improved housing landscape. For more information, see www.nhc.org.

The residential 
setting and 
relatively 
consistent staff 
have allowed 
residents to 
develop trusting 
relationships  
at the clinic.

A Dominion Place resident undergoing an 
examination in the RWHP clinic. Courtesy of 
the Richmond Health and Wellness program.

COVER IMAGE: A Dominion Place resident sitting with RWHP clinic staff. Courtesy of the Richmond Health and Wellness program.
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recent developments:

EDMANDS HOUSE
framingham, ma

before

before
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recent developments:

MOORHEAD TOWER
pittsburgh, pa
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recent developments:

MOORHEAD TOWER
pittsburgh, pa

before
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recent developments:

PARK TOWER
philadelphia, pa

before

before
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recent developments:

ROBINSON CUTICURA
malden, ma

before
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recent developments:

ST. STEPHEN’S
lynn, ma

before
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ONLINE

www.beaconcommunitiesllc.com

TELEPHONE

+ 1 617 574 1100

ADDRESS

Two Center Plaza
Suite 700
Boston, MA 02108



harborlight/beacon partners

DEVELOPMENT TEAM
Featured Case Studies
The case studies on the following pages highlight relevant development projects from Harborlight and Beacon.

Organizational Status
The joint venture will be an LLC registered to do business in Massachusetts.

Other Legal Entity
There will be no other legal entity owning (or ground-leasing) land.

beacon communities llc
two center plaza, suite 700

boston, ma 02108
www.beaconcommunitiesllc.com

harborlight community partners
283 elliot street
beverly, ma 01915
www.harborlightcp.com



Harborlight House, Beverly 

For more informaƟon about this, or other HCP projects, please visit www.harborlightcp.org or contact   
Andrew DeFranza, ExecuƟve Director,  at adefranza@harborlightcp.org o r 978‐922‐105 x 207. 

Project Highlights 

Harborlight House is the flagship  property of Harborlight Community 
Partners.  The stately historic home was the first property founded by 
the First BapƟst Church in Beverly in 1963.  

Harborlight House serves very low‐income seniors in need who might 
otherwise require nursing home care. It is a warm, friendly and          
supporƟve environment offering  daily enrichment opportuniƟes in   
tandem with needed nursing care. 

Harborlight House RenovaƟons and  Improvements include: 
	

Anticipated		
TIMELINE	

  

Dec 2015 HCP Receives Grant &      August 2015                                  July 2016 

Housing Vouchers from MA DHCD              ConstrucƟon Begins                    ConstrucƟon Complete 

 State‐supported housing vouchers for each unit to  ensure 
affordability. 

 Dining Room expanded (to accommodate mobility needs) 
 Many units reconfigured to increase average unit size, adjusted 

for increased mobility equipment 
 KitcheneƩes will be added to each unit 
 Siding, insulaƟon and sealing up the exterior for energy efficiency 
 HLH will have a new roof, new boiler and mechanical systems to 

improve energy efficiency and ensure comfort of our senior     
residents 

 Number of units will shiŌ from 35 to 30 due of the expansion of 
the unit space 

 Elevator will be upgraded 
 A new emergency call system will be installed throughout  
 New flooring and paint in all common areas 
 Water efficient fixtures for all units 
	



  Boston Street Crossing, Salem 

For more informaƟon about this, or other HCP projects, please visit www.harborlightcp.org or contact   
Andrew DeFranza, ExecuƟve Director,  at adefranza@harborlightcp.org or 978‐922‐105 x 207. 

Project Highlights 

Boston Street Crossing is a response to 
the need for supporƟve housing for for‐
merly homeless individuals and is con‐
nected to the regional needs as directed 
rom the Mayors Regional Homelessness 
Task Force. 

The Boston Street Crossing vision: 

 26 Studio apartments for independent 
living 

 43 Boston Street: 12 Units 179 Boston 
Street: 14 Units for a total of 26 New 
Units 

 Permanent SupporƟve Housing 

 Improved property management 

 CollaboraƟon with Lifebridge of Salem 
to provide case management and   
supporƟve services 

 Significant investment in two older 
buildings with updates and renova‐
Ɵons, inside and out 

 Will add to the tax base of the Salem 
community (HCP pays property taxes 
in our host communiƟes) 

	

	

	

	

	

	

	

	

	

	

Project Partners: 

Siemasko + Verbridge 
Lifebridge 
Boston Private 
InsƟtuƟon for Savings 
MHIC 
MassDevelopment 
CEDAC 
DHDC 
North Shore Home ConsorƟum 
City of Salem HOME 
City of Salem CPC 

Anticipated		

TIMELINE	 NegoƟated purchase of 
buildings, met with 

public officials/
community groups, 

Spring/Summer  2015 

Due diligence Summer 
2015 & secured permit, 

Fall 2015 

Received funding from  
State and local partners, 

Summer 2016 

Projected construcƟon 
start, April 2017 

Projected project 
compleƟon and 

occupancy, 
 Spring 2018 



beacon communities llc
two center plaza, suite 700
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www.beaconcommunitiesllc.com

exemplary projects

WILBER SCHOOL
sharon, ma

Type:  TOD, adaptive reuse, historic preservation
Status:  Completed 2010; Beacon Communities is owner and managing agent
TDC:  $28.3 million

Sources:
•	 Massachusetts Housing Partnership First Mortgage
•	 9% Federal Low-Income Housing Tax Credits
•	 State Low Income Housing Tax Credits
•	 Federal Historic Tax Credits
•	 State Historic Tax Credits
•	 Boston Community Capital Loan

The Project: Adaptive reuse of the historic Charles Wilber School into a mixed-income development of 75 apartments, located 
directly across from a commuter rail line connecting Providence to downtown Boston.The Wilber School sat vacant in Sharon’s 
town center, in a prime location for more than 25 years before its redevelopment into mixed-income housing.  Through creativity 
and strong funding relationships, Beacon was able to structure a financing package for the redevelopment at the height of the 
recession.  The LEED for Homes Silver development achieved rent levels not seen before in Sharon while also serving low-income 
households.   

The Process:  Given the Wilber School’s important history and prominent location, and the fact that many current residents 
of Sharon attended the School while it was still in operation, finding a suitable program for its redevelopment was one of the 
Town’s greatest challenges.  Several previous attempts by other developers to redevelop the building had been unsuccessful, 
failing to balance economic feasibility with the Town’s needs, interests, and concerns.  After these attempts, the Town undertook 
a competitive bid process to find a developer.  Beacon and its partner, Frontier Enterprises, succeeded where the others failed, 
balancing difficult site, economic, historic, design, and permitting constraints. 
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exemplary projects:

WILBER SCHOOL
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TOD, adaptive reuse

MONTGOMERY MILL
windsor locks, ct
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exemplary projects

MONTGOMERY MILL
windsor locks, ct
Type:  TOD, adaptive reuse, historic preservation
Status:  currently in construction with targeted completion in 2019; Beacon Communities will be owner and manging agent
TDC:  $62.6 million

Sources:
•	 Boston Private Bank First Mortgage
•	 Bank of America Construction Debt
•	 9% Federal Low-Income Housing Tax Credits
•	 Department of Economic & Community Development Urban Act funds
•	 Department of Economic & Community Development Brownfields Loan
•	 Department of Housing soft debt
•	 State Historic Tax Credits
•	 Boston Community Capital Loan
•	 City of Windsor Locks TIF

The Project: Adaptive reuse of the historic J.R. Montgomery factory complex into a mixed-income development of 160 
apartments.  The development activates a long-vacant site that is adjacent to a planned commuter rail station, removes 
brownfields, improves access to a riverfront state park, and creates a town picnic area.  Strong working relationships with all parties 
allowed Beacon to close the historic preservation deal in the final days of 2017, managing a tight timeline triggered by a unique 
national political environment.

The Process:  The reclamation of the Montgomery factory building was a priority for the Town of Windsor Locks--the building 
occupied a key entryway to their city and had sat vacant and in disrepair for decades. Beacon worked closely with both elected 
officials and the general public to come up with a plan for its reuse that fulfilled a vision of a renewed waterfront long held by the 
town. We held several public meetings over the process of receiving necessary approvals in both formal and informal sessions. We 
also shared renderings and other details on social media in order to develop support and excitement around the project. In addition 
to turning an eyesore at the gateway of the town into a celebrated historic icon, the project also reconnects the town with its 
waterfront by providing improved public access to a new park and an existing 4-mile recreation path. This improved access was a 
direct result of ideas raised in community meetings. 
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exemplary projects

AMES SHOVELWORKS
easton, ma

Type:  adaptive reuse, historic preservation
Status:  completed 2013; Beacon Communities is owner and manging agent
TDC:  $46.8 million

Sources:
•	 Massachusetts Housing Partnership Permanent Loan
•	 9% Federal Low Income Housing Tax Credits
•	 State Low Income Housing Tax Credits
•	 Federal Historic Tax Credits
•	 State Historic Tax Credits 
•	 Town of Easton Loan
•	 State soft debt

The Project:  Ames Shovel Works is the award-winning adaptive reuse of the Ames Shovel Company’s factory buildings, once one 
of the most endangered historic properties in the country. The 113 unique apartment homes and 1.6 acres of open space are the 
result of Beacon’s ability to combine affordable and historic funding sources, manage environmental remediation challenges, 
and adapt design to unconventional spaces. The development combines top-of-the-market rental apartments with housing for 
extremely low-income households. The LEED for Homes Silver development is adjacent to a proposed commuter rail station.

The Process:  The Ames Shovel Works represents an innovative public-private partnership between Beacon and the Town of 
Easton. Beacon’s proposed restoration plans were first formulated in 2008, when a group of concerned citizens and community 
leaders formed the Friends of the Ames Shovel Works, an organization whose mission was to preserve the historic industrial 
complex. Beacon’s development plan was based directly on the plans prepared by the Friends of the Ames Shovel Works. The 
people and administration of the Town of Easton rallied behind the effort to preserve and rejuvenate the Shovel Works. Beacon 
worked closely with the Town to prepare a development package that addressed the Town’s different needs and concerns. The 
Town of Easton enabled this development by partnering with Beacon Communities and providing financial support at a level 
unprecedented for a town of any size. In April 2010, voters at Easton Town Meeting overwhelmingly approved several measures 
to support this development: $7.5 million in Community Preservation Act funding, $1.5 million in Town bonding capacity to 
establish a sewer fund, and an Urban Center Housing Tax Increment Financing District. In preparation for Town Meeting, Beacon 
representatives met numerous times with Town boards and directly with community members in order to build support for the 
measures. The 2010 Town Meeting approval was followed by several years of collaborative work between Beacon and Town 
administration, legal counsel, engineers, and staff in order to bring this transaction to a closing in April 2012. As a result of this 
public private partnership, Beacon has placed the property under a preservation restriction that will preserve the buildings’ restored 
facades in perpetuity. Beacon has also placed a portion of the property under a conservation restriction that grants public access 
to a 1.6-acre landscaped open space. In addition, the Town constructed a wastewater treatment plan on the site that serves the 
surrounding neighborhood, including the new residences at the Ames Shovel Works.



Project Financing



Capacity Statement
Harborlight Community Partners and Beacon Communities have exceptional track records financing large complex affordable housing 
and historic renovation projects that integrate a variety of public and private financing sources. The team will jointly work to obtain 
financing and Beacon will provide all financial guarantees.   Together, our strong balance sheet, willingness to fund predevelopment 
expenses, and longstanding relationships with banks and public financing sources enables us to take creative risks and be flexible to 
the demands of individual deals. 

Harborlight is highly experienced in working with local community lenders, including municipal HOME, CPC, and housing trust 
committees.  At the State level, HCP has an excellent reputation for creating deeply affordable service-enriched housing.  They 
have worked extensively with DHCD, CEDAC, MassDevelopment, and MassHousing to create housing that is responsive to both 
community and resident needs.

Beacon also has extensive experience in the full suite of tools available to finance mixed-use developments, including private equity, 
federal and state low-income housing tax credits and other state and local resources. The transactions with the most complicated 
financial arrangements can involve several different federal, state, and local funding sources, including low-income housing tax 
credits, historic preservation tax credits,  tax abatements, Tax Increment Financing, and soft debt, as well as private debt. As a 
company, Beacon has developed or refinanced approximately 6,500 LIHTC units, including large projects that also included historic 
tax credits. Because of Beacon’s exceptional track record of developing, owning and managing housing, Beacon routinely secures the 
best financing terms available on the market.
 
Creativity is also a hallmark of Beacon’s approach. In addition to more traditional lenders and subsidy providers, Beacon also works 
regularly with financial institutions who specialize in community development finance, including Boston Community Capital, which is 
a Community Development Financial Institution, and the Life Initiative, which is a dual bottom line investment fund. These institutions 
are able to pioneer products and fill in financing gaps where banks and public agencies may be unable to lend. For example, BCC is 
currently funding a TIF loan – the first of its kind – on Beacon’s Montgomery Mill historic adaptive re-use project underway in Windsor 
Locks, Connecticut. BCC’s loan allows the value of the town’s tax break to come into the project at closing rather than over time, 
leading to the most efficient use of this resource.
 
Behind all of our deals is Beacon’s strong set of relationships with financiers who are willing to be flexible as needed, based on 
longstanding trust and positive experience. At Beacon, we understand that every deal is unique and requires creativity and flexibility. 

We anticipate bringing the breadth of both of our team’s financial expertise and relationships to maximize this development’s success 
and broader benefit to the neighborhood.

beacon / harborlight partners
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85 Units
Sources and Uses

Sources Uses

First Mortgage 8,869,162     Acquisition 600,000        
Federal LIHTC Equity 9,747,075     Construction 26,392,487   
State LIHTC Proceeds 7,262,500     Contingency 1,847,474     
Federal Historic Equity 5,498,954     FF+E 350,000        
State Historic Equity 2,325,000     Soft Costs 3,400,000     
DHCD Soft Debt 3,000,000     Construction Loan Interest 2.5 years 2,505,857     
City Soft Debt 1,000,000     Reserves 657,641        
N. Shore HOME 400,000        Developer Fee 3,123,573     
Philanthropic 250,000        
Deferred Fee 424,340        
Seller Note* 100,000        
Total Sources 38,877,032   Total Uses 38,877,032   

Cash Flow

Year Gross 
Potential Rent

Less: 
Vacancy

Less:  other 
income

Less: 
Expenses Less: RE Tax 

Less: Rep. 
Reserve 
Deposits

 Net 
Operating 

Income 

Annual Debt 
Service + Fee Cash Flow DSCR

2.0% 4.4% 2.0% 3.0% 3.0% 3.0%

1 - 2019 1,366,351       (60,745)         115,865        (645,845)       (117,239)       (21,250)         637,137        (530,947)       106,189          1.20
2 - 2020 1,393,678       (61,959)         118,182        (665,221)       (120,756)       (21,888)         642,036        (530,947)       111,089          1.21
3 - 2021 1,421,551       (63,199)         120,546        (685,177)       (124,379)       (22,544)         646,798        (530,947)       115,851          1.22
4 - 2022 1,449,982       (64,463)         122,957        (705,733)       (128,110)       (23,220)         651,413        (530,947)       120,466          1.23
5 - 2023 1,478,982       (65,752)         125,416        (726,904)       (131,953)       (23,917)         655,871        (530,947)       124,924          1.24
6 - 2024 1,508,561       (67,067)         127,924        (748,712)       (135,912)       (24,635)         660,161        (530,947)       129,213          1.24
7 - 2025 1,538,733       (68,408)         130,483        (771,173)       (139,989)       (25,374)         664,271        (530,947)       133,324          1.25
8 - 2026 1,569,507       (69,776)         133,092        (794,308)       (144,189)       (26,135)         668,191        (530,947)       137,244          1.26
9 - 2027 1,600,897       (71,172)         135,754        (818,137)       (148,515)       (26,919)         671,909        (530,947)       140,961          1.27
10 - 2028 1,632,915       (72,595)         138,469        (842,682)       (152,970)       (27,726)         675,411        (530,947)       144,464          1.27

Note:   The Seller note will accrue interest at AFR and would be paid out of cash flow starting in year 15 via annual payments of $10k. 

457,377 per unit

Property: Briscoe School
Address: Beverly, MA



Municipal Revenue 
Projection
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Fees & Permit Revenue

Real Estate and Excise Taxes $115,000 to $150,000 
Annual Residential estimated 

Anticipated real estate and excise 
taxes.  Real estate taxes will be 
finalized based on building value 
and associated restrictions on use. 

Building Permit and other 
municipal Fees 

 Building Permit ~$400,000 
Other Fees/Water ~$250,000 

 

 



References
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REFERENCES
Harborlight References

Harborlight Community Partners has good relationships with many local lenders, including North Shore Bank, Beverly Bank, Eastern 
Bank, Institution for Savings, Cape Ann Savings Bank, and East Boston Savings Bank.  A selection of HCP’s financial, government, and 
community partners is below: 
  
Institution for Savings
Rob LeGallo, SVP and CFO
93 State Street
Newburyport, MA 01950
Tel: (978) 225-1329 
E-mail: rlegallo@ifs.bank
Institution for Savings has provided tax credit investment in Harborlight House, Boston Street Crossing, and Turtle Woods.

Beverly Bank
Mike Wheeler, President and CEO
254 Cabot Street
Beverly, MA 01915
Tel: (978) 922-0857 Ext. 144
E-mail: mwheeler@beverlybank.com
Beverly Bank is the FHLB member and loan permanent lender for our upcoming Anchor Point project in Beverly.

Boston Private
Peter Hollands, Senior Vice President
Community Reinvestment Commercial Lender
Ten Post Office Square 
Boston, MA 02109 
Tel: (617) 912-3701
E-mail: phollands@bostonprivate.com
Boston Private provided the construction loan and tax-exempt bond purchase for Boston Street Crossing.
  
MHIC (Massachusetts Housing Investment Corporation)
Chrissy Vincenti, Senior Investment Officer
21 Custom House Street, 8th Floor
Boston, MA 02110
Tel: (617) 850-1049
E-mail: vincenti@mhic.com
Working with Institution for Savings, MHIC has provided tax credit investment in Harborlight House, Boston Street Crossing, and Turtle 
Creek.

SeniorCare
Scott Trenti, CEO
49 Blackburn Center
Gloucester, MA  01930
Tel: (978) 281-1753
E-mail: scott.trenti@seniorcareinc.org
SeniorCare provides services to seniors who live in HCP’s supportive senior housing communities, including Harborlight House, Turtle 
Creek, and Turtle Woods in Beverly.

Groom Construction Co., Inc.
David Groom, Principal
96 Swampscott Road

beacon communities llc
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REFERENCES
Salem, MA  01960
Tel: (781) 592-3135
E-mail: dgroom@groomco.com
Groom Construction successfully completed the challenging gut renovation work on the two buildings that comprise Boston Street 
Crossing.

Beacon References

Beacon has strong relationships with many banks and tax credit institutions.  A selection of these references, as well as some of our 
state and local partners, is below:

Bank of America
Maria Barry, Market Executive
50 Kennedy Plaza, 16th Floor
Providence, RI 02903
Tel: (401) 278-6469
E-mail: maria.f.barry@bankofamerica.com

Bank of America has provided construction financing and tax credit investment on numerous Beacon development projects, including 
Ames Shovel Works, Wilber School Apartments, The Cordovan at Haverhill Station, Island Creek Village North, and Montgomery Mill. B of 
A is very familiar with Beacon’s financial capacity and creditworthiness. 

John Lisella, US Bank
Vice President
Community Development Corporation
324 Royal Palm Way, Suite 101 I 
Palm Beach, FL 33480
Tel:  (561) 653-3361
E-mail:  john.lisella@usbank.com

US Bank has provided tax credit investment and construction financing on multiple Beacon development projects, including North Square 
at The Mill District

Tom Maxwell, RBC
Regional Director
RBC Capital Markets – Tax Credit Equity Group
225 Franklin Street, 21st Floor
Boston, MA 02110
Tel:  (617) 725-2470
E-mail:  thomas.maxwell@rbccm.com

Mr. Maxwell is the NorthEast Regional Director at RBC Capital Markets.  Tom worked on the first phase of Old Colony in South Boston with 
his former employer (WNC) and with RBC, he worked on Georgetowne Homes in Boston, as well as Park Tower in Philadelphia.

J. Christopher Kervick 
First Selectman
Town of Windsor Locks
50 Church Street
Windsor Locks, CT 06096
Tel: (860) 627-1444
Email: ckervick@wlocks.com 
Beacon worked closely with Christopher Kervick and the Town of Windsor Locks on the Montgomery Mill development. 
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Kate Racer
Associate Director, Division of Housing Development
Massachusetts Department of Housing and Community Development
100 Cambridge St #300 
Boston, MA 02114
Tel: (617) 573-1312
Kate.racer@state.ma.us

Kate Racer worked closely with the Beacon team on all of our Massachusetts LIHTC properties.

John Keith
President
Keith Construction, Inc.
3000 Davenport Ave.
Canton, MA 02021
Tel: (781) 828-8474

John Keith and his team have constructed or rehabilitated hundreds of apartments for Beacon, including Ocean Shores Apartments, 
Wilber School Apartments, Ames Shovel Works, Colonial Estate, and Sacred Heart. Mr. Keith is very well acquainted with our work.

beacon communities llc
two center plaza, suite 700

boston, ma 02108
www.beaconcommunitiesllc.com

harborlight community partners
283 elliot street
beverly, ma 01915
www.harborlightcp.com



Disclosure + Tax Forms
Please find the requested forms in section 3.
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As developers, Beacon and Harborlight have strong track records in and are fully committed to job creation and specifically 
the involvement of Minority Business Enterprises and Women Business Enterprises. The team recognizes that real estate and 
development are closely tied to job creation and community building. As owner and managers of residential real estate, Beacon is 
committed to using this project as a vehicle for creating business and employment opportunities for minorities and women. We will 
work closely with our contractor and their subcontractors, the City of Beverly, and local hiring organizations to ensure that we and 
the project’s general contractor outreach to the right people and organizations to work towards achieving strong participation and 
involvement on the team.
 
Construction: During the construction process, we will require that our general contractor identify the particular needs of the 
project by trade and make outreach efforts to Minority Business Enterprises and Women Business Enterprises. Working with 
appropriate City and state agencies and private organizations, the contractor will develop a database of qualified minority and 
women subcontractors, vendors and material suppliers for the various aspects of the project. We always expect that the contractor 
takes MBE/WBE goals seriously and we monitor it closely on a monthly basis in each requisition. 
 
Ongoing employment: Beacon has had great success with employing residents at Beacon communities. Whenever employment 
opportunities are available, they are posted at project sites. Residents have been hired for a variety of permanent positions at 
Beacon, including administrative assistant, maintenance technician, marketing specialist, certified occupancy specialist, activity 
director, and outreach worker.  Many of these hires have been long-term hires who are still employed by Beacon. In addition, 
Beacon operates summer employment programs for youth. Work often involves painting, landscaping, and clerical assistance. 
Beacon team members have committed to participate in ongoing job training and educational programs. As a management agent, 
BRM understands the importance of using MBE/WBE vendors, suppliers, and small contractors during the property’s operations, 
and has been recognized in Massachusetts by the Massachusetts Housing Finance Agency for its accomplishments in this area. 
 
Our results: Beacon has an excellent track record meeting or exceeding hiring goals. Enclosed is a chart for representative Beacon 
projects over the past ten years. 



Development Location State End Date
#         

Section 3 
Contracts

%        
Section 3 
Contracts

% Section 3 
Workers

%             
Section 3 

Hours

%         
Minority 
Workers

%    
Minority 

Hours

%     
Female 

Workers

%     
Female 

Workers 
Hours

MWBE % $ 
of 

Subcontrac
t

Ames Shovel Shop Easton MA Dec-13 N/A N/A 37.0% N/A 17.0% 34.1% 6.0% 2.0% 0.0%
Cumberland Homes Springfield MA MA Nov-11 5 24.0% 61.0% 59.0% 22.5% 63.0% 0.5% 5.0% 1.0%
Dorado Apartments Yonkers NY Jun-16 N/A N/A N/A N/A 45.3% N/A 2.0% 1.0% 26.0%
Edmands House Framingham MA Nov-14 2 3.0% 36.0% N/A N/A N/A N/A N/A N/A
Haverhill Cordovan Haverhill MA Aug-07 N/A N/A N/A N/A N/A 21.5% N/A N/A 8.1%
Haverhill Lofts Haverhill MA Aug-07 N/A N/A N/A N/A N/A 19.4% N/A N/A 1.9%
Island Creek Duxbury MA Jan-17 10 64.0% 29.0% 34.0% 21.0% 16.0% 0.0% 0.0% 0.2%
Mandela Homes Roxbury MA Jun-16 2 14.9% 22.3% 43.4% 73.0% 65.4% 3.7% 4.2% 31.4%
Ocean Shores Marshfield MA May-11 17 68.0% 46.0% 14.0% 8.5% 28.0% 0.2% 1.2% 4.7%
Sacred Heart Lawrence MA Dec-10 2 5.0% 30.0% N/A 33.1% 41.4% 0.0% 0.0% 6.0%
St Stephens Lynn MA Sep-15 4 9.2% 13.3% 7.2% 47.5% 45.2% 1.3% 39.0% 14.6%
Tammy Brook Worcester MA Jul-10 N/A N/A N/A N/A 12.0% 13.8% 0.3% 0.0% 0.0%
Treehouse Easthampton MA Jul-06 1 5.8% N/A N/A N/A N/A N/A N/A 12.0%
Wilber School Apartments Sharon MA Feb-10 N/A N/A N/A N/A 43.5% 26.5% 2.0% 6.0% 0.5%

Beacon Communities:  Hiring Outcomes
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Building Maintenance $75,000 See details in Project Description 
Acquisition – Fee Simple (or open 
to a long-term ground lease) 

$600,000 See Price Proposal form and 
details above on structure of 
payments.  

Predevelopment Investment $365,000 See details in Project Description 
Environmental and Building Due 
Diligence 

  Proposal assume that there are no 
significant subsurface or building 
environmental issues that would 
require remediation (other than 
lead and asbestos removal from 
the building).  

Financing and Permitting 
Contingency for Acquisition and 
Redevelopment 

  Acquisition and redevelopment is 
contingent on successfully 
assembling the Federal and State 
Affordable Housing and Historic 
resources, other required local and 
state financing and mortgage 
financing and all required Federal, 
State and local permits and 
approvals.  

Turf Bowl and Recreation Field   City will retain ownership. 
Development team will fund and 
undertake improvements.  

Easements   The property will be subject to a 
long-term affordability restriction 
and a historic restriction.  City and 
Beacon/HCP will provide 
easements and/or cross-
easements as needed for 
construction period and permeant 
use, access, drainage, utility lines, 
etc.  

Insurance   City will maintain insurance on the 
building prior to acquisition. 
Beacon/HCP will place a Builder’s 
Risk policy on the property during 
construction and insure the project 
during operations. The City will 
continue to insure the Turf Bowl 
and Recreation spaces.  

 



Support Letters
Harborlight + Beacon have obtained specific support letters 
from:

•	 Element Care
•	 North Shore Community Theater
•	 Senior Care







 

 

August 8, 2019 
 
Andrew DeFranza 
Harborlight Community Partners 
283 Elliott St 
Beverly, MA 01915 
 
Dara Kovel 
Beacon Communities LLC 
Two Center Plaza #700 
Boston, MA 02018 
 
RE:  Briscoe Village for Living and the Arts 
 
Dear Andrew and Dara, 
 
Please accept this letter in support of Harborlight Community Partners and Beacon Communities’s 
response to the City of Beverly’s Briscoe School RFP.  We are excited by Harborlight and Beacon’s vision, 
and we believe that the proposed plan for affordable senior apartments, artist work studios, and 
community theater space will preserve the Briscoe School as a true community asset and address local 
needs. 
 
The Briscoe School has served the community since 1923.  The public benefits of the proposed 
preservation project are clear:  the development will provide quality housing with a best in class 
wellness program for low-income seniors, one of the State’s most underserved populations; restore 
landscaped community gathering spaces in the front and back of the building; support the City’s growing 
artist community; preserve the existing historic building; and continue public access to arts at the 
theater.     
 
Senor Care would be eager to partner with your organizations on this project by providing on and off 
site health care and supportive services via our State funded elder care programs as we successfully do 
now with HCP in Beverly Turtle Creek and Turtle Woods as well as Rockport Pigeon Cove and High 
School apartments.   
 
As the State designated Aging Services Access Point (ASAP) for this region we can definitively say that 
one of the critical needs of our participants is access to affordable housing. Creating affordable homes 
for seniors at the Briscoe School would greatly assist those we are all trying to serve. 
 
Sincerely, 

 
Scott Trenti 
Chief Executive Officer 
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