
 

    
 
 
 
 
 
 
 
 
 

 
Newton Affordable Housing Trust (NAHT) Meeting Summary 

               November 18, 2025, 4:00 p.m. to 6:00 p.m. 
                  Virtual and in Room 204, Newton City Hall 

 
Newton Affordable Housing Trust (NAHT) members present on Zoom included Tamirirashe Gambiza. NAHT 
members Chair Ann Houston, Vice Chair Peter Sargent, Ward 2 City Councilor Susan Albright, and Judy 
Weber attended in-person. Mr. Alperin arrived virtually during the 793 Washington Street discussion. 
 
Staff present included Director of Planning and Development Barney Heath, Director of Housing & 
Community Development Lara Kritzer, and Housing Development Planner Allison McIntyre. Housing 
Program Manager Shaylyn Davis-Iannaco joined virtually. 
 
Guests included Cara Bertone, Ward 3 City Councilors Julia Malakie and Pamela Wright, Josephine McNeil, 
Senior Vice President of Beacon Communities LeAnn Hanfield Curtin, Newton Housing Authority Executive 
Director Michael Lara, Newton Housing Authority Director of Planning and Development Hannah Cross, and 
three Newton North High School students.  
 
The meeting began at 4:08 p.m. 
 
 
1. Approval of July 29, August 20, and August 25 Meeting Minutes and Trust Program Updates 
NAHT members, staff, City Councilors, and guests introduced themselves. Vice Chair Sargent motioned to 
approve the minutes for all three meetings, with recommended edits from himself and Ms. Weber. Ms. Weber 
seconded. All voted in favor with the exception of Mr. Gambiza who abstained. 
 
Ms. Kritzer provided a summary of anticipated Trust funding for FY26 and FY27, noting that this included the 
$4 million award to WinnCompanies for the Newton Gardens affordable housing project. She estimated that 
the Trust would receive approximately $1.8 million in Community Preservation Act (CPA) dollars in FY27 
depending on the market and State match.  
 
It was noted that the other Trust funding source, Inclusionary Zoning funds, could not be estimated at this 
time. Ms. Davis-Iannaco explained that the IZ Ordinance required that any payments in lieu be paid in full by 
the developer to the Newton Housing Authority and the Trust before a Certificate of Occupation (CO) could 
be provided for the property. Special permits can be altered by City Council to allow for IZ payments to be 
paid in part at the time of the building permit, with the other portion paid in tandem with the submission of 
a CO application. 
 
Trust members had been asked prior to the meeting to consider alternative January meeting dates. All Trust 
members agreed that January 13th or January 15th works for the date of the first meeting of 2026, to be 
confirmed via email. The Trust also planned a final meeting to complete any current year business for 
December 18th at 4:00 p.m.  
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2. Approval of New Signatory for Trust Documents 
Ms. Kritzer explained that Director Heath was the current signatory, with herself as backup. The City’s Law 
Department advised that the Trust assign signatories by job title, rather than by name. Ms. Weber moved to 
authorize the Director of Planning and Development to sign documents on the Trust’s behalf and to allow 
the Director of Housing and Community Development to sign when the Director of Planning is not available. 
Vice Chair Sargent seconded the motion. All voted in favor. 
 
 
4. Review of Housing Priorities Task Force Draft Final Report 
Chair Houston summarized the report’s contents and noted that Mayor Fuller had a few comments that she 
planned to incorporate.  
 
Councilor Albright noted that Councilor Gentile mentioned recently that 3,700 units are currently permitted. 
Chair Houston clarified that the report covered affordable units only, and that the report defined “affordable 
units” as any units reserved for households earning at or below 110% of the Area Median Income (AMI).  Ms. 
Kritzer noted that affordable housing units are removed from the Subsidized Housing Inventory (SHI) list 
maintained by the State if the units do not receive a building permit within twelve months of being 
permitted and are added back to the SHI when they receive Certificates of Occupancy. 
 
Councilor Wright asked where funding from non-40B housing came from, and Chair Houston clarified that 
funding subsidies contributed significantly. Councilor Wright also asked how the report defined affordable 
family housing, and Chair Houston answered that units of two to four bedrooms were considered family 
housing. 
 
Mr. Gambiza asked if it was possible to receive a version of the report with updated numbers by the meeting 
in January 2026. Chair Houston said she would send the updated version with the Mayor’s comments.  

5. New Trust Funding Application from Beacon Communities for 793 Washington Street Affordable 
Housing Development 
Ms. Hanfield Curtin of Beacon Communities presented her company’s proposal for 793 Washington Street, a 
10,000 sf. lot in a VC3 district in Newtonville. Beacon plans to knock down the current building and replace it 
with a five and a half-floor building of fifty-six affordable units with ground-floor retail. There will be one-, 
two-, and three-bedroom units available at 30% to 80% AMI, and units at two or more bedrooms available at 
65% AMI. TDC is currently budgeted at $44 million. No parking is required on the site because it is under 
twenty thousand square feet. The site is across the street from a commuter rail station. 
 
Although the schematic in the presentation showed two large retail spaces, Ms. Hanfield Curtin suggested 
that drywall could be added to make the space more than two retailers, as the building is presently 
configured. She added that the building would include an on-site management office, a bike room, and 
tenant amenities on the upper floors. The façades would bring in details from surrounding structures, 
including colors reminiscent of the copper details on the existing building. 
 
Ms. Weber noted that the schematic did not include any outdoor space, except for parking, and asked for 
clarification. Ms. Hanfield Curtin said that there would be a tenant lounge and outdoor patio on the top floor 
and clarified that there was no parking on site. She emphasized that these details were evolving and 
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changing, based on conversations between Beacon and interested parties over the past few months. Ms. 
Hanfield Curtin went on to say that Beacon was working with Trio, which has a surplus of parking that might 
be made available to residents at 793 Washington Street, but that no agreements were in place.  
 
Mr. Alperin joined the meeting virtually. 
 
Chair Houston asked how far it was to access a play area from the building and asked what parking options 
would be available to tenants. Ms. Hanfield Curtin answered that Beacon Communities was well-versed in 
building transit-oriented sites without parking and cited one such project recently completed in Somerville 
on Broadway. She continued to say that it was important during the lease-up and marketing process to be 
very clear with prospective tenants about these matters. 
 
Councilor Albright noted the recent election in Newton and the overnight parking ban. She asked where 
tenants would park if they had cars.  She also noted that the Newtonville commuter rail station currently has 
a limited train schedule. Ms. Hanfield Curtin said that if a person required a car, they would likely not apply 
for a unit in this property and affirmed that Beacon would make it very clear to tenants that there was no 
parking available. Councilor Albright also asked if there was a play space for tenants. Ms. Hanfield Curtin said 
that there was a tenant amenity lounge. It will be programmed as flex-space available to young people and 
for use as a birthday party space for children living in the building. 
 
Ms. Hanfield Curtin described Beacon Communities resident services component. These services could 
include classes on financial literacy, cooking, computers, and more. Beacon also offers opportunities for job 
training. She pointed out that resident service plans are often a requirement for an investor. There will be a 
dedicated resident service coordinator who will visit the property to meet with residents, conduct surveys on 
their needs, and orchestrate services. 
 
Ms. Weber said she thought the operating budget of $14,000 per unit was low. Ms. Hanfield Curtin replied 
that there would be a full-time manager and part-time maintenance person on site, and that the building 
would benefit from the overall Beacon Communities system present in Greater Boston. Ms. Weber asked to 
see comps from nearby towns. Chair Houston asked to see more detailed sources and uses in an operating 
budget for review before the December 18th meeting. 
 
Vice Chair Sargent asked to see “stress tests,” to better understand how market impacts would affect the 
project and what type of cushion was in place. Ms. Hanfield Curtin agreed to provide the details the Trust 
members had requested. She acknowledged uncertainty in the market and said that the Executive Office of 
Housing and Livable Communities (EOHLC) was an incredible partner when it came to moving the project 
forward with tax credits in place. 
 
Mr. Alperin asked Vice Chair Sargent if it was the intention of his question to determine if they were 
appropriately capitalizing on the project. He said that in his experience, projects often came back to the 
sponsoring City for additional funding during the course of a project and wanted to better understand their 
plans. Vice Chair Sargent said he would be more comfortable with numbers that would work within a 10% 
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window. He noted that there was always the potential for additional funding to be awarded by the Trust – 
based upon availability.  
 
Chair Houston offered a slightly different perspective. She said that Beacon Communities was coming to the 
Trust with what it believed was a reasonable request. When prices go up, the Trust is often not in a position 
to help. Beacon’s history of working with EOHLC shows that they have a realistic view of local communities 
and potential issues. 
 
Mr. Gambiza disclosed that his firm worked with Beacon Communities and said that there are constraints as  
to what the Trust could fund. He wanted Beacon Communities to be aware that they might not be able to 
come back for additional funds. 
 
Mr. Alperin also disclosed that he had worked at Beacon Communities in the past. He said that he thought 
there were a lot of merits to the project. He thought that from a tax credit funding perspective, family 
housing in Newton would be well received by State agencies and could result in an accelerated timeline for 
the project. 
 
Vice Chair Sargent noted that, as an independent body in the City, it was incumbent on the Trust to “over-
vet” projects up front. 
 
Chair Houston noted that green and sustainable development was important in Newton, and asked what 
plans existed to support that priority. Ms. Hanfield Curtin said that sustainability was at the forefront of 
Beacon Communities’ mission and that they planned to meet Passive House certifications, which was the 
gold standard in the communities it served. Chair Houston asked if there were set-aside populations that 
Beacon expected to serve. Ms. Hanfield Curtin noted that a set-aside for households earning at or under 30% 
of AMI is a threshold requirement from the State. She said that Beacon Communities often combined this 
with mobile and project-based vouchers in the capital stack. Chair Houston followed up by asking if there 
was a set-aside requirement for formerly homeless tenants. Ms. Hanfield Curtin answered no but that a lot of 
residents at 30% AMI tended to be formerly homeless. 
 
Chair Houston asked what relocation support was available to current commercial residents. Ms. Weber 
disclosed that the Trust members knew a current commercial resident. Ms. Hanfield Curtin confirmed that 
the property was subject to Uniform Relocation Assistance (URA), as required under policies set by the 
Department of Housing and Urban Development (HUD). Beacon Communities will not offer new leases to 
existing tenants and will be required to assist the three commercial tenants with leases that do not expire in 
2026. Under URA, Beacon Communities must provide forty-two months’ worth of rent payment and provide 
other forms of financial and technical relocation assistance. Chair Houston pointed out there were currently 
vacancies on the property.  
 
Mr. Alperin asked Ms. Hanfield Curtin to detail the underwriting and said he would like to understand how 
that impacts the financing. Ms. Hanfield Curtin said that Beacon Communities would be required to have a 
master lease and cover the rent whether the retail space is leased or not. 
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Councilor Albright noted that the retail spaces in the presentation were quite large compared to the spaces 
currently operating at 793 Washington Street. She asked if it would be possible to create smaller spaces. Ms. 
Hanfield Curtin replied that it would be possible, and that it was part of the evolving conversation around 
the project.   
 
Councilor Albright asked if Beacon Communities had considered the placement of solar panels on the 
property’s roof. Ms. Hanfield Curtin said there were lots of mechanicals positioned on the roof because they 
were building right to the property line, but that Beacon was looking at options. 
 
Councilor Malakie asked if Beacon Communities would notify current commercial residents of the benefits 
under URA and outline each tenant’s respective eligibility. Ms. Hanfield Curtin said their team would do that 
and hire a professional relocation consultant. Councilor Malakie also asked if the bike room would be 
fireproofed, in case an electric bike’s batteries had a problem. Ms. Hanfield Curtin said that they would meet 
the building code requirements and offered to send the exact specifications of the code for Councilor 
Malakie. 
 

6. Review and Discussion of DREAM Collaborative’s Final Report for the Site Feasibility Project 
Director Heath provided printed copies of the final report. He said there were ongoing conversations with 
the Housing Authority on the subject, and hoped this would be a good template as they thought about the 
Trust’s activities in the coming years. Ms. Weber said that this report made it possible for the Housing 
Authority to come in and look for predevelopment money. Chair Houston said that the report could be used 
as a vehicle for affordable housing development. 
 
Mr. Alperin stressed the importance of involving City Council. He asked Director Heath what the next steps 
would be for City-owned land. Director Heath replied that it would be up to the Trust to move forward and 
seed ideas, along with the new administration.  
 
The group discussed the Armory and Austin Street properties, which were both ground-leases. Councilor 
Albright recalled that Austin Street was an RFP for a public/private partnership.  

7. Adjourn 
Ms. Weber moved to adjourn, and Vice Chair Sargent seconded. All voted in favor. The meeting was 
adjourned at 5:51 p.m.  


