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Newton Affordable Housing Trust (NAHT) Meeting Summary 
               December 18, 2025 

                  Virtual and in Room 204, Newton City Hall 
 

Newton Affordable Housing Trust (NAHT) members present on Zoom included Chair Ann 
Houston, Judy Weber, Tami Gambiza, Michael Alperin, and Mayor Ruthanne Fuller. Vice Chair 
Peter Sargent and City Councilor Susan Albright attended in-person.  

Staff present included Director of Planning and Development Barney Heath; Director of Housing 
& Community Development Lara Kritzer, Housing Programs Manager Shaylyn Davis-Iannaco, and 
Housing Development Planner Allison McIntyre.  

Guests Maggie Cherry, Development Associate at Beacon Communities, Josh Cohen, President 
of Development at Beacon Communities, and City Councilor Pam Wright attended virtually.  

The meeting began at 4:04 p.m. 

Mr. Alperin noted that he had previously worked at Beacon Communities, and Mr. Gambiza 
confirmed that Beacon Communities was a client of his firm. Mr. Gambiza said he would abstain 
from any votes related to the Beacon project. 

 

1. Approval of November 18th Meeting Minutes  

Approval of the November 18th minutes was postponed until the next meeting to allow time for 
further edits. 
 
2. Review and Approval of New Funding Application from Beacon Communities for 793 
Washington Street Affordable Housing Development 

Mr. Alperin asked for a project timeline. Mr. Cohen replied that Beacon Communities officially 
owned the property as of today.  They will submit an application for State funding to the 
Executive Office of Housing and Livable Communities (EOHLC) in mid-March 2026. Vice Chair 
Sargent asked when Mr. Cohen thought EOHLC would announce funding for this application. Mr. 
Cohen guessed that they would know before Labor Day 2026.  

Mayor Fuller asked if Mr. Cohen believed the project would be funded in the next round or if it 
would be bumped. Mr. Cohen said that he was not sure but thought that the possibility of 
investments at the Newtonville commuter rail station across from the project, the project’s 
relatively small size, and other auspicious variables made him optimistic that the application 
would be funded on the first try. 
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Chair Houston asked if Mr. Cohen knew of any incoming MBTA projects. Councilor Albright and 
Director Heath said they had not heard about any other MBTA projects. 

Mayor Fuller said that the MBTA expects to do its first site observations for site upgrades during 
the second or third quarter in calendar year 2026, with construction to be completed in 2029 
which will provide a fully accessible station and more frequent service right in front of 793 
Washington Street. Mayor Fuller urged Beacon to manage construction carefully with two large 
projects happening simultaneously. 

Mr. Alperin suggested soliciting letters of support from the City Councilors representing the 
ward where the property was located. Mayor Fuller said it was a good idea and Chair Houston 
suggested circling back after the Trust awarded the funds.  

Vice Chair Sargent asked if LIHTC funding (currently at ninety-five cents on the dollar) was 
accurate and consistent across projects. Mr. Cohen said that the estimate was an educated 
guess, and that Beacon should be able to achieve mid-nineties pricing. He did not think ninety-
seven cents or ninety-eight cents was feasible but thought they could make ninety-five cents. 

Chair Houston noted that the Newton Fair and Affordable Housing Partnership had recently 
completed a study examining mitigation costs and permitting fees. They found that mitigation 
fees tend to be $8,360 per unit. Ms. Cherry said that she would adjust the development budget 
to account for mitigation fees. 

Chair Houston asked for clarification regarding the current commercial tenants’ rights and 
benefits under the Uniform Relocation Act (URA). Ms. Cherry said that URA applies to any 
tenant in place when the project is announced. All current tenants are covered by the URA. 

Councilor Albright asked if Beacon was under any obligation to find current tenants a place 
nearby or in the same city. Mr. Cohen answered that URA benefits were nuanced and the 
regulations required detailed consideration. Beacon has hired a consultant, and the manager is 
handing out the general information notice to tenants this week. The consultant would be 
working one-on-one with tenants to develop individualized relocation plans. There had been 
ongoing communication with the tenants through the former owner about the sale and the 
URA.  

Vice Chair Sargent asked about the status of the current leases. Ms. Cherry said there were 
sixteen leases in place right now, with ten leases expiring in January 2026. All but one lease will 
expire before construction starts.  

Chair Houston asked if most offices were on the second floor. Ms. Cherry confirmed this and 
said that some of the leases for the ground floor were month-to-month. 

Mr. Alperin commented on the cost of developing commercial properties. Ms. Cherry replied 
that the project design and floor space were in-flux. 

Ms. Weber asked if Beacon expected questions about the operating budget, which she found to 
be on the lighter side. She asked if Beacon had experience with operating budgets at this 
density and the proximity of this project to the nearest existing Beacon Communities property. 



 

Mr. Cohen answered that they had several nearby assets in Boston. Ms. Cherry said that Beacon 
Communities would expend $360,000 per unit on this new construction. Ms. Weber reiterated 
that she thought that the budget had a skinny debt service cover ratio. Chair Houston believed 
that Beacon had the capacity to cover operating shortfalls.  
 
Next, the group discussed parking for the future tenants of Washington Street. Mr. Cohen said 
Beacon had developments opening in Chinatown and Somerville with no parking. He said that 
he thought there were a lot of potential tenants for whom the proximity to Newton schools and 
the commuter rail line would make it worth giving up their cars to live at this development. 
Councilor Albright asked if Trio was going to provide off-site spaces for tenants. Mr. Cohen said 
that there were garages in the area, including Trio. Mr. Alperin spoke about his experience 
leasing affordable units in Brookline which has a year-round overnight parking ban. Mr. Alperin 
said that proximity to transit does offer access to jobs. Chair Houston pointed out that Beacon 
Communities was responding to guidance from the City in its zoning policy regarding parking. 
She also pointed out that the development had access to bus service. 
 
Councilor Albright recalled a presentation that Beacon Communities did for the City Councilors 
regarding the massing of the building. She said she had uploaded an image of the massing 
provided by Beacon to ChatGPT and asked ChatGPT how the massing on the project could be 
improved. It responded with a revised image. Ms. Cohen said that they would be happy to look 
at the additional imagery. 
 
The conversation then returned to parking. Mr. Gambiza asked Director Heath if the City gave 
money to people to park overnight. Director Heath replied that winter parking was available at 
public parking lots, and that there was an application process and rules for parking. Mayor 
Fuller noted that overnight winter parking was not available during snow emergencies. 
Councilor Wright asked if the spots were limited and Director Heath said that he believed they 
were, given that there was an application process. 
 
Vice Chair Sargent commented that not every occupant would need or want parking. Mr. 
Alperin said that in his experience, approximately one out of five applicants had cars. Chair 
Houston mentioned that she had a similar experience in Chelsea.  
 
Councilor Albright made a motion to approve the allocation of $2 million in NAHT funds to 
Beacon communities for the purpose of constructing a 100% affordable housing project at 793 
Washington Street, contingent on full funding from EOHLC, and with terms to be negotiated 
with staff. Vice Chair Sargent seconded. All Trust members voted in favor of the funding with the 
exception of Mr. Gambiza who recused himself. 
 
Chair Houston said that they would follow up with the Ward Councilors, as well as Congressman 
Auchincloss, and ask for letters of support for the project. 
 
Councilor Albright asked if Beacon Communities would allow pets at the property and Mr. 
Cohen replied that they were pet-friendly. 



 

 

3. Thank Yous and Goodbyes 

Mayor Fuller, Director Heath, and several Trust members expressed mutual gratitude for years 
of service and well-wishes in future endeavors.  
 
4. Adjourn 

Vice Chair Sargent motioned to adjourn, and Councilor Albright seconded the motion. The 
meeting was adjourned by unanimous vote at 5:11pm. 

  

 


