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This virtual meeting was held on Monday, August 25, 2025, and began at 9:00 AM. Newton 
Affordable Housing Trust (NAHT) members present included Mayor Ruthanne Fuller, City Councilor 
Susan Albright, Michael Alperin, Tamirirashe Gambiza, Ann Houston, and Peter Sargent 

Members of the public who attended included Gilbert Winn, Angela Gile, and Michael O’Brien of 
WinnCompanies, and Laurence Lee. 

Staff present included Director of Planning and Development Barney Heath and Housing 
Development Planner Allison McIntyre. 

 
1. Review and Discussion of Updates to the Newton Gardens Affordable Housing Project 

Chair Houston suggested that the Trust begin by clarifying the issues that need to be addressed 
before the funding is released. She did not want to reconsider the initial vote but wanted to address 
the new questions that had been raised since then on the restrictions to be placed on the units. She 
noted that all 120 units in the project would be rent restricted with 30 at an affordable level with 16 
at 30%-50% AMI using vouchers and 14 to be restricted at 80% AMI. The remaining 82 units would be 
restricted at 110% AMI with 36 both rent and income restricted at that level and 46 units only rent 
restricted. It is these last 46 units which are under discussion at this time. These 46 units will always 
be rented to be affordable to households at 110% AMI but will not consider the income of the 
households. 

 
Chair Houston also wanted to confirm the affordability of the 16 deeply affordable units and to 
understand the status of those vouchers. Director Heath asked the Trust to consider whether this 
would be a grant or a loan. Mr. O’Brien stated that they would prefer to receive the funds as a loan 
and Chair Houston agreed. 

Ms. Gile spoke to the reasons for only rent restricting the 46 units. She understood that the Trust’s 
goal is to serve the lowest income households possible, and were proposing to restrict the rest of 
these 46 units to110%, but to have a preference to rent these to the lowest income applicants. 
However, because they needed to have as large a potential pool of applicants as possible, they were 
proposing to cap that preference at 120% AMI or below for these units. Ms. Gile explained that in 
practice, they would chose the lowest income applicant for an available unit and would only go over 
the preference if there were no applicants below 120% AMI. This would provide them with the 
flexibility they need to fill middle income units and was important to their goal of maintaining 
occupancy.
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She also noted that they would still have 36 units that were both income and rent restricted at 110% 
AMI. 
 
Chair Houston asked Ms. Gile to explain why they wanted to cap the preference at 120% AMI rather 
than 110% AMI. Ms. Gile explained that this cap would give them a broader pool of applicants for the 
units. She noted that they typically had used a wider band of affordability than the rents were set at 
for middle income units. She also noted that it was also helpful to the households to pay slightly 
lower rent than their income allowed. Chair Houston noted that Ms. Gile’s memo had also 
mentioned that this income range could be a very tight place for households to meet the rent 
amounts. She thought that this was a good educational point for the Trust to understand that the 
industry liked to have a 10% window for those making rent payments. 

Mr. Sargent stated that he had found Ms. Gile’s explanation in her memo on about how the 
affordability levels were calculated to be interesting and noted that depending on the method used, 
these units could become more affordable. The difference came from using the HUD provided 
regional numbers versus the Newton specific census data. 

 
Councilor Albright asked how middle income was defined. Ms. Gile stated that it was any income over 
80% AMI to as high as 160% AMI depending on the community. Ms. McIntyre stated that HUD 
defines middle income as being from 60% AMI to 120% AMI and noted that the City calculated its 
own income limits above 80% as those were not provided by HUD. Ms. Houston noted that Ms. Gile’s 
point was that Newton’s incomes were higher than SMSA. Ms. Gile clarified that the unit rents would 
still be pegged to the regional requirements. 

Councilor Albright asked how long they would leave a unit open before moving to the higher 
threshold for applicants. Ms. Gile stated that they would be following the Mass Housing Tenant 
Selection Plan and other management guidelines that they could provide with those details. Mr. 
Winn stated that they would be creating a waiting list for these units so that they could quickly fill 
vacant units. Councilor Albright asked if there is any problem finding middle income residents to be 
added to wait lists. Mr. Winn stated that they will have a mix of income levels interested in these 
units and that they would be constantly marketed. 

 
Mr. Gambiza also had questions about the wait list, how it was updated and how it would be 
maintained. Chair Houston asked if WinnCompanies had systems to manage waitlists. Mr. Winn 
stated that they had many waitlists and had systems in place to maintain them. Mr. Gambiza, Mr. 
Sargent and Chair Houston all disclosed that they had done business in their professional lives with 
Winn Companies. 

Mayor Fuller appreciated the quandary that the Trust is in and WinnCompanies concerns. Her 
concern was that they are trying to have it both ways. She noted that Mr. Winn had stated that 
people in this income range will not wait for a unit and wondered if the wait list would actually mean 
anything. She noted that they were not just putting public funding in the project to restrict the rent 
but to restrict the income as well. She asked if there was anything that could work for their lenders 
so that there could be an income cap and perhaps that income cap could come down over time. She 
stated that she was uncomfortable in having 41% of the units with no income restriction. 
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Mr. Winn explained that the higher the cap is on incomes, the less likely applicants will want to 
submit the required documentation. He thought that if there is a need in Newton for 110% AMI units, 
then the wait list will be a success as people will be eager to get into these units. He asked if the City 
could be amenable to splitting the units evenly between the two categories. 

Councilor Albright asked if an income restriction on these units would be an issue with investors and 
Mr. Winn explained that he did think it would be a concern. Mr. Alperin stated that he understood 
where WinnCompanies was coming from and noted that Cambridge was now encouraging similar 
110% and 120%AMI units to be considered market rate. He did think this preference suggestion was 
a material change from last week’s discussion. He wondered if other fair housing preferences could 
also be considered in addition to the income preference. Winn Companies had considered an 
ongoing local preference which they were still considering. Chair Houston noted that the City’s local 
preference was 25% and thought that the City probably had a list of preferences which it could share. 

Chair Houston stated that while she would love to see it 100% affordable, she was concerned that the 
alternative was all luxury, unaffordable ones. She thought that in a few years, these restrictions 
might have more meaning than they do now and might be a greater resource over time. 

 
Councilor Albright stated that she would agree with the other housing professionals on the Trust on 
how to proceed. Mr. Sargent noted that for whatever reason there was some confusion on the levels 
of affordability agreed to at the start of this project, but that he could not think of a better 
organization to work with on this project. He noted that without this plan, the City would not receive 
any of these needed units. 

Mr. Alperin asked if the loan would be a 0% interest loan or an AFR loan and wanted to make sure 
that any vote would not prevent the flexibility that they needed on this. He also asked if there was 
anything that the City could do to assist with the closing on the project and prevent using the bridge 
loan. Mr. Winn explained why they were using this process. 

 
Mr. Gambiza though that they had achieved two things – they have guaranteed affordability and have 
preserved access for lower incomes households. 

Mayor Fuller stated that she appreciated the offer to split the 110% units with 40 rent and income 
restricted and 40 rent only restricted. Both Mayor Fuller and Chair Houston agreed that they wanted 
to move forward with this change.  

Chair Houston noted that Ms. Weber was not able to attend the meeting but had raised a concern 
that while the NHA wants to provide vouchers, there are no guarantees that they will be available. 
She wanted to learn what WinnCompanies plan B would be if this happens. Mr. Winn stated that 
they are eligible to apply to the state for project based vouchers and thought it would be an easier 
conversation if they could also get some from the City. Both Mr. Winn and Mr. O’Brien thought that 
the City’s support for the project would only help them in receiving the units. Ms. Gile stated that 
they are expecting 8 MRVPs from the state, if the City could not provide 8 PBVs they would go back 
to the state. 
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Mr. Alperin suggested that the City add a covenant to the mortgage that it will become due and 
payable if WinnCompanies fails to apply for additional state vouchers if NHA vouchers are not 
available. Both the applicant and Trust members agreed with this provision. 

 
Mayor Fuller stated that she still had concerns with the project but thought that it would be good 
overall for Newton and would vote in support of it. Councilor Albright also thought that the project 
was worth moving forward with. 

Mr. Sargent moved that the Trust approve a $4,000,000 commitment to Newton Gardens according 
to the revised plan with the comments recommended by Mr. Alperin and subject to the other terms 
proposed for the documentation of specific items and ongoing reporting as proposed. Chair Houston 
added that the 110% units would be divided with 40 units to be income and rent restricted and 40 
units to be only rent restricted and subject to a preference to make units available to the lowest 
income applicants available. This will be a loan with terms to be negotiated with the City including a 
covenant that WinnCompanies be required to apply for additional State vouchers if NHA ones are not 
available. Councilor Albright seconded the motion. 

 
Mayor Fuller asked that the applicant continue to keep the Trust informed on the progress of the 
project through staff. The motion was approved 4 to 0 with Mr. Gambiza and Mr. Alperin abstaining. 

 
2. Adjourn 

 
Mr. Gambiza moved to adjourn the meeting. Chair Houston seconded and all voted in favor. The 
meeting was adjourned at 10:07 A.M. 
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