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HARBORLIGHT 

HOMES 
Hamilton Affordable Housing Trust 

Town Hall 

577 Bay Road, PO Box 429 

Hamilton, MA 01936 

Attn: Chair Jamie Knudsen 

November 20, 2023 

To Mr. Knudsen and the Hamilton Affordable Housing Trust, 

Our proposed Asbury Common project, at 466 Asbury Street, will create 45 new affordable homes in 

Hamilton. All units will be income-restricted rentals, with a mix of 1-, 2-, and 3-bedroom units. The new 

building will be highly energy efficient, Passive House certified, low water usage, and all-electric heating and 

cooling. Harborlight Homes is both the developer and the long-term owner and manager of the property. 

We are thrilled to add this housing option within town, which will bring Hamilton's percentage on the State 

Subsidized Housing Inventory (SHI) from 4.07% to approximately 5.6%. All units will count on the SHI, and all 

will be affordable to households at or below 60% AMI (in 2023, $89,040 for a family of four) . 

The project has been permitted with a 40B Comprehensive Permit, and the septic plan has been approved 

by the Hamilton Board of Health. Asbury Common will be financed by a mix of local, state and federal funds, 

low-income housing tax credits, private grants, and conventional debt. As we assemble this funding through 

various application rounds, we would like to request that the Hamilton Affordable Housing Trust commit 

$1,000,000 to Asbury Common. This is 3.5% of the overall project cost (approximately $28,400,000), and 

early town funding is very important in leveraging the other funding sources and demonstrating town 

support and participation. Neighboring Wenham awarded $1,000,000 (in AHT and CPC) to our 

Maple Woods project, also 45 units. The State funding round is coming up in mid-February 2024, and 

having local funding in place makes our application more competitive. 

With site control and permit in place, and drawings advancing for construction readiness, we will pursue all 

project funding in the coming months, including: 

North Shore HOME Consortium, application submitted October 20th 

Hamilton HOME, application being submitted concurrent with this Hamilton AHT request 

State funding, pre-application Nov. 16, full application Feb. 15, 2024 

Federal Home Loan Bank of Boston grant, apply summer 2024 

We anticipate having all funding in place by end of 2024, and breaking ground in late 2024/early 2025. 

Attached please find a project narrative, images, and budget. We appreciate your consideration and support 

in bringing these high quality, affordable homes to Hamilton, and we look forward to talking further. 

Thank
;) J

Andrf"fj"nza, Executive Director 
}I 

Harborlight Homes is a 501{c)(3) nonprofit organization 
P. 0. Box 507, Beverly, MA 01915 I 978-922-1305 I www.harborlighthomes.org

Tax ID II 04-2313571 



Harborlight Homes is a 501(c)(3) nonprofit organization 
P. 0. Box 507, Beverly, MA 01915 | 978-922-1305 |  www.harborlighthomes.org

Tax ID # 04-2313571 

Atachments included: 

- Project Narra�ve
- Project budget
- Site plan
- Building plans and eleva�ons
- Comprehensive Permit
- Amendment to Comprehensive Permit
- CPC Eligibility applica�on
- CPC Funding applica�on

http://www.harborlighthomes.org/


 
 
Asbury Common 
 
466 Asbury Street, Hamilton, MA 
45 units, 100% affordable, supportive services 
1-, 2- and 3-bedroom family housing 
New Passive House construction 
15% (7 units) for homeless families 
 
Asbury Common will bring forty-five new affordable, family housing units with supportive services to Hamilton.   Seven of 
the units (15%) will be for homeless families, and a total of 16 units will be for ELI households, supported by project-based 
vouchers (there is great demand for 30% units, and we would gladly use additional project-based vouchers if they are 
available).  Asbury Common will provide supportive services to all residents and be staffed by an on-site Resident Service 
Coordinator. 
 

 
 
Asbury Common was permitted under Chapter 40B, with substantial input and participation from the town and neighbors.  
There was no appeal, and permitting is complete.  The proposed septic system has been approved by the Hamilton Board 
of Health (sewer not available).  Harborlight has an option Agreement on the property and has site control.  Hamilton is 
an affluent community with strong schools, and Asbury Common will bring the town to approximately 5.6% on the SHI. 
 
This project will be Harborlight’s first Passive House certified project.  Our goal is to create sustainable homes while also 
reducing long-term operating expenses.  With a combination of Passive House enclosure, properly sized all-electric heat 
pumps, ERV fresh air, and solar on the roof, we will ensure comfortable, healthy homes for residents while also controlling 
operating expenses.   



 
Asbury Common will be located on a 4 acre property at 466 Asbury Street, about 2 miles from the MBTA station and 
downtown Hamilton. The parcel is adjacent to a recently constructed 23-unit 55+ community known as “The Village at 
Canterbrook Farm” on one side and protected farmland to the rear and side (owned by seller). Hamilton hosts a small 
downtown with a commuter station and is conveniently located along Route 128.  
 
Exterior amenities will include a playground, raised bed garden, walking paths and a furnished exterior terrace.  Interior 
amenities include a community room, childrens’ play and activity room, and laundry on each floor.  The units will be a mix 
of 1 bedroom (10), 2 bedroom (25) and 3 bedroom (10).  This unit mix allows up to accommodate many types of 
households, and stay under the bedroom limit for a passive septic system. 
 
 

 
In addition to housing, Asbury Common will provide services to all residents, and will be staffed by an on-site Resident 
Services Coordinator.  This will allow families to more easily connect to services that will help them stay in their housing 
and advance their lives and goals.  The project is planned with many community spaces, both indoors and out, where local 
partners can run programming for children and adults.  This programming could include before and after school programs, 
health and wellness classes, adult education, ESL, financial counseling, and community gardening.  All children living at 
Anchor Point will have the opportunity to take advantage of Hamilton/Wenham’s strong public schools. 
 

 
 
Asbury Common is permitted and site control is in place.  An application to the North Shore HOME Consortium has been 
submitted, and applications for Hamilton HOME and Affordable Housing Trust are going in early November, with 
Hamilton CPC to follow in January.  We also plan to apply for an FHLB grant and interest rate subsidy in the 2024 round.  
This would help offset the rising interest rates we are facing.  The current TDC is $28,792,388, or $639,831 per unit. 
 
 
Project Team: 
Sponsor: Harborlight Homes 
Architect: SV Design 
Civil Engineering: Hancock Associates 
Mechanical Engineering, Passive House Consultant: Peterson Engineering 
Envelope Consultant: RDH 
GC: Windover Construction 
 
 



Harborlight Homes
Asbury Common, Hamilton
45 units -  new construction
11/16/2023

1-bed 10
2-bed 25
3-bed 10

Sources
Fed LIHTC equity $9,100,000
MA LIHTC equity $2,952,000
Solar and Passive House tax credits $120,075
Deferred fee $150,000
FHLB grant $850,000
Passive House Incentive $112,500
MA DHCD soft debt $7,025,000
North Shore HOME Consortium $300,000
Hamilton HOME $50,000
Hamilton AHT $1,000,000
Perm loan (mortgage) $6,700,000

Total: $28,359,575

Construction loan $14,000,000

Uses
Land acquisition $1,060,000
Construction $20,214,235
Construction contingency $1,010,712
Architecture + Engineering $850,000
Legal $120,000
Const. loan interest $1,060,000
Other development costs $1,285,575
Capitalized reserves $290,514
Developer OH/Fee $2,468,539

Total: $28,359,575
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1/8" = 1'-0"
4

FRONT ELEVATION

1/8" = 1'-0"
2

EAST COURTYARD ELEVATION 2

1/8" = 1'-0"
6

WEST COURTYARD ELEVATION 1
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3

EAST COURTYARD ELEVATION 1
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5

WEST COURTYARD ELEVATION 2

PLAN LEGEND

1/8" = 1'-0"
1

FRONT (EAST) ELEVATION

1/8" = 1'-0"
7

FRONT (WEST) ELEVATION

EXTERIOR ELEVATION KEYNOTES
Key Value Keynote Text

1 Architectural Asphalt Shingles. CertainTeed Landmark, color: Timberbark.
2 Cementitious lap siding, Hardiplank, 5" exposure, smooth. Color: Cobblestone.
3 Cementitious straight edge shingle panel, Hardi Shingle, smoth, Color: Timberbark.
4 Cementitious trim. Boral, paint.
5 Cementitious Vertical board and batten siding. Color: Cobblestone.
6 Standing seam metal roof. Everlast DL-100. Color: Burnished Slate.
7 Mathews Brothers Spencer Walcott double hung windows with integral casing.
9 Natural wood entry door in metal frame with full glass lite and side lites.

11 1 x 3 PVC trim at rake
12 1 x 6 PVC trim.
15 Precast block retaining wall.
16 1 X 12 PVC wrapped columns.
17 1 x 10 PVC watertable trim board.
19 Kawneer aluminum storefront system.
20 Utility exterior door. Fiberglass flat panel door.
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EAST BUILDING ELEVATION

1/8" = 1'-0"
3

NORTH (REAR) BUILDING ELEVATION

1/8" = 1'-0"
1

WEST BUILDING ELEVATION

PLAN LEGEND

EXTERIOR ELEVATION KEYNOTES
Key Value Keynote Text

1 Architectural Asphalt Shingles. CertainTeed Landmark, color: Timberbark.
2 Cementitious lap siding, Hardiplank, 5" exposure, smooth. Color: Cobblestone.
3 Cementitious straight edge shingle panel, Hardi Shingle, smoth, Color: Timberbark.
4 Cementitious trim. Boral, paint.
5 Cementitious Vertical board and batten siding. Color: Cobblestone.
6 Standing seam metal roof. Everlast DL-100. Color: Burnished Slate.
7 Mathews Brothers Spencer Walcott double hung windows with integral casing.

11 1 x 3 PVC trim at rake
12 1 x 6 PVC trim.
13 1 x 10 PVC trim.
15 Precast block retaining wall.
16 1 X 12 PVC wrapped columns.
17 1 x 10 PVC watertable trim board.
21 Sliding glass door. Color: White
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TOWN OF HAMILTON 
APPLICATION FOR 

COMMUNITY PRESERVATION ELIGIBILITY 
 

Date: 11/20/2023  

Project Title:   Asbury Common   

Name of Applicant:   Kristin Carlson  

Name of Organization:          Harborlight Homes   

Address: PO Box 507, Beverly, MA 01915  

Telephone: 978-473-7156   

Email:   kcarlson@harborlighthomes.org   

 
CPA Category (underline all that apply): Open Space 

Recreation 

Historic Preservation 

Community Housing 

 
CPA Funding Requested: $ 1,000,000_ Total Project Cost: $ 28,359,575 _ 

 
 

Project Description: Please provide a brief project description below. Include a brief description of 

how your project accomplishes the goals of the CPA and include an estimated budget. Please include 

supporting materials as necessary. 
 

Asbury Common is a proposed 45-unit, 100% affordable project.  All units are rental units at 
or below 60% AMI income level, and all units will count on the State’s SHI, and help the 
town of Hamilton meet its housing production plan goals.  The project has been approved 
under a comprehensive (40B) permit.   
 
 
 
 
 
 
 
 
 

NOTE: This application enables the CPC to review the request to ensure eligibility and offer 

guidance. If eligible, an Application for Funding must be completed. 

Please be sure to read through the CPA Guidelines for Proiect Submission prior to 
completing this application. 



 
 

TOWN OF HAMILTON 
APPLICATION FOR 

COMMUNITY PRESERVATION FUNDING 
 

Date: Nov. 20, 2023   

Project Title:   Asbury Common                                                                                                                                                    

Name of Applicant:   Kristin Carlson                                                                                                                                        

Name of Organization:           Harborlight Homes                                                                                                                             

Address: PO Box 507, Beverly, MA 01915   

Telephone: 978-473-7156    

Email:   kcarlson@harborlighthomes.org    

 
CPA Category (underline all that apply): Open Space 

Recreation 

Historic Preservation 

Community Housing 

 
CPA Funding Requested: $ 1,000,000 _ Total Project Cost: $ 28,359,575 _ 

 
 

Please attach answers to the following questions. Include supporting materials as necessary. 

1. Project Description: Please give a detailed project description, including specific objectives. 

Please see attached project narrative. 

 

2. Goals: How does this project accomplish the goals of the CPA? (See Guidelines for Project 

Submission for general criteria) 

Asbury Common will create 45 new units of affordable housing, helping advance 

goals of the housing production plan and bringing the town of Hamilton up from 

4.07% to approximately 5.6% on the state Subsidized Housing Inventory (SHI). 

 

3. Timeline: What is the schedule for project implementation, including a timeline for all critical 

milestones? Will this be a multi-year/multi-faceted project? If so, the proposal should be 

submitted in two phases; phase one for the study/engineering, followed by phase two for the 

project completion. 

Asbury Common will be built in a single phase.  Anticipated timeline is as follows.  

Project duration reflects time required to secure all funding (local, state, Federal, grants, 

and conventional debt): 

• 10/2023 Funding application submitted to North Shore HOME Consortium 

• 11/2023 Submit funding applications to Hamilton HOME and AHT, architecture 



and engineering 70% complete 

• 2/2024 Submit state funding application (OneStop) 

• 6/2024 Submit FHLB grant application 

• 9/2024 Architecture and engineering 100%, apply for building permit 

• 12/2024 All funding awarded, start closing process 

• 3/2025 Financing closing and construction start 

• 3/2026 Construction complete 

• 4/2026 Residents begin to move in 

• 9/2026 Asbury Common fully occupied 

 

4. Budget: Please provide a full budget including the following information, as applicable. 

(NOTE: CPA funds may not be used for maintenance): 

a. Total amount of the project cost, with itemization of major components. 

b. Additional funding sources. Please include those that are available, committed, or under 

consideration including fundraising, other grants, etc. 

c. Describe the basis for your budget and the sources of information you used, including 

evidence detailing that the lowest bid has been received. 

Please see attached project budget, with Sources and Uses of funds.   

 

5. Support: Have the appropriate Town Boards and Commissions expressed support and/or 

approved the project? What is the nature and level of community support for this project?  

 

The ZBA unanimously approved the project under a 40B Comprehensive Permit, and the 

Planning Board also supports the project.  The Board of Health has approved the septic 

plan. 

 

Please provide evidence that you are qualified and eligible to undertake the project. 
Please be sure to read through the CPA Guidelines for Project Submission prior to 

completing this application. 
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