Zoning & Planning Committee Agenda

City of Newton
In City Council

Monday, March 9, 2026

7PM
Room 204

The Zoning & Planning Committee will hold this meeting as a hybrid meeting on

Monday, March 9, 2026 at 7PM that the public may access in-person or virtually

via Zoom. To attend this meeting via Zoom use this link: https://newtonma-

gov.zoom.us/j/88447589666 or call 1-646-558-8656 and use the following
kMeeting ID: 884 4758 9666. )

Items Scheduled for Discussion:

#99-26 Requesting presentation and discussion on the proposed Town of Brookline
rezoning on Route 9/Boylston St between Hammond St and Hammond
Parkway
COUNCILORS BAKER, GROSSMAN, KALIS, FARRELL, GOLDEN, SILBER,
DAHMUBED, LUCAS, ALBRIGHT, MALAKIE, WRIGHT, GETZ, and BLOCK requesting
a presentation and discussion about the proposed rezoning and related traffic
modifications under consideration by the Town of Brookline for the Boylston
St/Route 9 corridor between Hammond St and Hammond Pond Parkway
abutting the City of Newton (180 Days: 08/29/2026).

#59-26 Presentation and Discussion on Report of the Newton Housing Priorities Task
Force
COUNCILORS ALBRIGHT, MALAKIE, WRIGHT, AND GETZ requesting a presentation
and discussion regarding a report created by the Affordable Housing Trust, The
Housing Partnership and the Fair Housing Committee affordable housing deficit for
low and moderate-income households. This report, prepared by the Newton
Housing Priorities Task Force (formed in late 2023), analyzes the city's affordable
housing landscape to answer three questions: 1) What is the existing supply and

The location of this meeting is accessible, and reasonable accommodation will be provided to persons
with disabilities who require assistance. If you need a reasonable accommodation, please contact the city
of Newton’s ADA Coordinator at least two business days in advance of the meeting:
ADACoordinator@newtonma.gov or (617) 796-1253. The city’s TTY/TDD direct line is: 617-796-1089. For
the Telecommunications Relay Service (TRS), please dial 711



mailto:ADACoordinator@newtonma.gov
https://newtonma-gov.zoom.us/j/88447589666
https://newtonma-gov.zoom.us/j/88447589666
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what factors led to its development, 2) Whom does the existing affordable housing
serve, and 3) How does this supply match the need. (180 days: 07/19/2026)

Respectfully Submitted,

R. Lisle Baker, Chair






























#99-26

Route 9 and Hammond Street -- Signal Improvement



#99-26

Route 9 and Hammond Street
Signal Improvements

Anticipated Benefits Potential Challenges
* Improves operational « May not fully mitigate queue
efficiency spillback on Hammond Street

 Low cost, small footprint

Pedestrian / Bicycle Impacts
* No change related to signal improvements
* Does not preclude other geometric changes or addition of a

leading pedestrian interval (LPI)



Minor street through movements
and left-turns are redirected to
reduce conflict points and improve
signal efficiency

Introduce new
signalized U-turn
location near Dunster St




#99-26

Route 9 and Hammond Street
RCUT

Anticipated Benefits Potential Challenges
« Reduces conflict points at « Requires out-of-direction travel for
Intersection some minor street movements

e Reduces travel times for most
movements

* Improves coordination between
signals
Pedestrian / Bicycle Impacts
« Potential for improved safety performance with reduced number of
conflict points at each crossing

« Design includes median island (natural refuge) on Route 9 and does not
preclude other geometric changes or LPI



#99-26

Pkwy and Heath St -- Roundabout
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#99-26

Hammond Pond Pkwy and Heath St

Single-Lane Roundabout

Anticipated Benefits Potential Challenges
* Reduces conflict points » Footprint likely impacts multiple
+ Increases operational performance  quadrants of the intersection

* Promotes lower vehicular speeds

* Lower long-term costs relative to
signal
 Improved aesthetics
Pedestrian / Bicycle Impacts
« Pedestrians and cyclists would only cross one vehicular lane/direction at

a time
« Slower vehicular speeds reduce potential severity of crashes



Next Steps

=

Y]

Finalize intersection alternatives report and bike/ped network plan
Ongoing coordination with City of Newton, MassDOT, DCR
December Transportation Board Meeting

Outline of decision path with permitting agencies (MassDOT, DCR)

Kick-off Phase 3 (~January 2026)

#99-26



#59-26




#59-26

Task Force to Analyze the City’s Affordable
Housing as a Basis for Fact-Based Policies

* Newton Affordable Housing Trust

Susan Albright
Ann Houston
Alicia Bowman at beginning

* Newton Fair and Affordable Housing Partnership
(formerly the Fair Housing Commission and the Housing

Partnership)

* Josephine McNeil
Tatjana Meschede
Esther Schlorholtz
Charles Eisenberg
Davod Rockwell
Marva Serotkin

* Newton Housing Authority
Vincent O’Donnell

e City Housing Staff
Lara Kritzer
Shaylyn Davis-lannaco
Allison Mclntyre




#59-26
Task Force Formed to Guide Citizen

Commissions’ Policy and Funding

Three Questions Guide Work

1.  What is the existing supply of affordable
housing and whom does it serve?

2. Does the supply match need?

3. What lessons from the existing supply can
inform future efforts?




#59-26

Housing by Tenure and Affordability

1,987

10,442

23,243

® Own-Mkt = Own-Aff = Rent-Mkt = Rent-Aff

Housing Type Total Units | % of AllHousing | Affordable Units | Affordable as % of Type
Ownership Housing 23,243 69 % 88 0.4% (of ownership)
Rental Housing 10,442 31% 1,987 19% (of rental)
TOTAL 33,685 100% 2,075




Policy
Recommendations

Outline for each
recommendation:

Data snapshot
Recommended policy

Factors leading to
recommended policy

Implementation
recommendation

Rental

Ownership

Preservation

#59-26

Prioritize low-income (<60% AMI) family
rental housing production (while recognizing
pressing need for every type of affordable
housing and supporting development
opportunities as they emerge

Rely on Chapter 40B Comprehensive Permits
and Inclusionary Zoning to produce new
affordable homeownership while refining
City priorities for affordable homeownership.

Plan for, and invest, to preserve the existing
portfolio of 2,075 affordable units.



#59-26

Affordable
Rental Housing




#59-26

Snapshot of
Affordable
e ____AffordableRentalUnits
HOUSing Inventory counts as of June 2025
L Existing & In Construction
i Construchn g e o

affordable rentals are
6% of total housing Total Existing & In Construction 1,987

stock and 19% of the

rental stock. Permitted Not In Construction 455

Total Existing & Permitted 2,442




#59-26

Updated Snapshot of
Affordable Rental Housing

Affordable Rental Units
Inventory counts as of February 2025
Existing & In Construction
Existing (adjusted) 1,960
In Construction 158
Affordable Rental Units Total Existing & In Construction 2,118
Inventory counts as ofJune 2025 Permitted Not In Construction 587
Existing & In Construction — -
Existing (adjusted) 1 848 Total Existing & Permitted 2,705
In Construction 139 Additions
Total Existing & In Construction 1,987 February 2026
p itted Not In C tructi 455 Existing Newton Gardens 112
ermitte otintonstruction In Construction Riverside Bldg 3 19
Total Existing & Permitted 2,442 Permitted Riverside (less Bldg 3) 132

Note that there are de minimis differences (less than 1%) in
Riverside unit counts, and the number of units in Building 3
are estimated.



#59-26

Prioritize Low-Income
Family Rental Housing

Families will invest in Newton’s future and schools.

2- to 4-bedroom General housing serves families
(but is not restricted to families); Newton has 437 of
these units, only 22% of all affordable rentals.

Emphasize low-income (<60% AMI) housing: most
exist)ing family housing is moderate income (80%
AMI).

Leverage City resources to incentivize private
development of family housin% including city, state
and federal funds, City land & buildings, and
streamlined permitting.

Recognize the pressing need for everY type of
affordable rental housing; support all affordable
rental opportunities as they emerge.




#59-26

Affordable Rentals by Type of Household

Supportive housing
serves adults with significant
disabilities, homeless, or
victims of DV

General Occupancy or Any

Age housing is open to any
income-eligible households; some
units prioritize distinguishing
characteristics.

Senior housing serves
people 60 or 62 and older;
some properties have limited
units for non-elderly with
disabilities




#59-26
Affordable Rentals by Type of Household

o Senior housing: largest segment, and deepest affordability with 65% of units <60%
AMI (45% of units <50% AMI, 4% of units <30% AMI)

o General housing: serves broadest population, with affordability skewed to moderate
income with 61% of units @ 80-120% AMI. Family units (2-4 bedrooms) represent
22% of all affordable housing.

o Supportive Housing: includes temporary and life-long supports, including shelter and
transitional housing. An additional 75 units in General and Senior housing are
designated for households with qualifying service needs.

Rental Housing Affordability Mix Comparison
Units % of all rentals Low Income Moderate Income
(% of affordable rental) (= 60% AMI) (=260% AMI)
Senior Housing 1,070 (54%) 10% 65% 35%
General Housing 641 (32%) 6% 39% 61%
Supportive Housing 276 (14%) 3% 100% -0-
TOTAL 1,987 (100%) 19%




GENERAL HOUSING

lowincome
39%

moderate

income

61%

SENIOR HOUSING

lowincome
65%

Permitting drives General
Housing, while

funding subsidies drive Senior
Housing;

As a result, most Senior
Housing serves low-income
residents, and General housing
serves moderate income
residents.
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#59-26

.~

How: Growing the Affordable Supply

Leverage City Funds

o Our 10-year funding review found larger projects require fewer City dollars:
Projects with 10 or fewer units cost the City an average of $351,642/unit.
Projects with 33-49 units cost the City an average of $64,037/unit

Target Permitting

o Comp Permits produced 47% of the affordable units, and Inclusionary Zonin Broduced 33%
of the affordable units. Support Friendly 40B’s and encourage deeper affordability (<60%
AMI and below) for permitted projects.

Permitting drove 60% of General affordable housing, resulting in 38% of affordable units priced < 60% AMI
and 61% of units priced at < 80% AMI or < 110% AMI (depending on permitting source).

Z?\;?lior housing utilized deep subsidies, with 65% of units priced at < 60% AMI and 35% priced at < 80%

Take Advantage of Publicly-Owned Properties
o Utilize Municipal and State properties as a stimulus for affordable projects.

In December 2025, the City completed an assessment funded by the Affordable Housing Trust of municipal
land available for development.

Incentivize Private Development of Family Rentals

o Utilize city resources to support an RFP for affordable family rental housing (e.g., process
used for the Armory).



#59-26

Affordable
Homeownership




Snapshot of
Affordable
Ownership
Housing

Newton’s affordable
homeownership supply is

tiny!

Newton has 88 affordable
homeownership units —
just 0.4% of all owner-
occupied units in the City
and a quarter of a percent
of all housing units. Most
homes are priced for
households at 80% AMI.

#59-26

Affordable Homeownership

Income (AMI) 60% 80% 110%
units 2 84 2
% of affordable 2% 96% 2%

15




#59-26

Rely on permitting to produce
affordable ownership & refine

policy goals

Chapter 40B Comprehensive Permits and
Inclusionary Zoning are cost effective
approaches to produce new affordable
ownership housing.

Review the intended and actual impacts
of Newton’s affordable homeownership
programs and consider policy-guided
programmatic adjustments.

16




#59-26
Creating Affordable HO is Costly

Very Conservative Example:

Assumptions:
$800,000 total development cost
Maximum sales price for 4-person household with income at 80% AMI

Total Development Cost $ 800,000
less maximum sales price $ (320,000)
Required Subsidy $ 480,000

All subsidy must be local because Newton is not eligible for most state
capital programs; as a result, 5 to 10 times more local subsidy is needed
for each affordable ownership home than for an affordable rental unit.



——— .:"‘ #59-26

— —— Two Current Approaches

| ——

to Adding Units

1. Developers permitting new projects with Chapter
40B Comprehensive Permits or Special Permits
triggering Inclusionary Zoning sell required
affordable homes at greatly reduced prices; this is
the major source of affordable HO.

2. Some affordable HO is created via assistance to a
buyer in the form of downpayment and closing cost
grants or loans and/or mortgage interest rate write-
downs.

In both cases the resale price of the home is deed
restricted to be affordable at the original income tier
(e.g., 80% AMI), and some affordable buyers may also be
required to repay grants or loans. Affordable owners’
home value is always limited and cannot grow faster than
the Area Median Income (which historically does not
match sales price growth).

Factors Leading to Policy Recommendation

18




. . . . #59-26
Housing prices rise faster than income, but

Affordable resales are restricted to prices affordable
at the original income level

(and Newton’s home values have climbed faster than the state average)

Median household Income and median single-family home value in Massachusetts

— Median household income Median single-family horme value
S600K

500K

400K

300K

200K

100K

0
2000 2002 2004 2006 2008 2010 2012 2014 2016 2018 2020 2022

Chart: DAIGD FUJIWARA-SMITH, ANDREW BRINKER/GLOBE STAFF » Source: US Census Bureau, Federal Reserve Bank of 5t. Louis, Zillow Home Value Index



Affordable
Homeownership

Market Rate
Homeownership

#59-26

Homeownership is the leading source of
generational wealth.

It is prized for promoting family stability —
improving adult income outcomes and
children’s educational success.

Appreciating home equity secures kids’
college loans, supports family business loans,
provides a bridge in tough economic times,
and funds retirement.

However, affordable deed restricted
homeownership does not share all these
benefits. Resale restrictions limit resale
price to the rate of Area Median Income
growth, plus any repayment of mortgage
principal (less any required repayment of
grants or assistance).

20



Affordable
Homeownership
Restrictions Reflect
Community Values

and Benefit from $
Study

il
|

Community values should
guide policy.

What does Newton hope to
achieve with affordable
homeownership?

How is it valued relative to
rental housing?

#59-26

The terms of deed restrictions limit the benefits of
affordable homeownership.

Yet the local cost of creating a new unit, with few
potential sources of leverage, is high in
communities like Newton.

Some argue the expense justifies the need for
long-term deed restrictions.

Others believe affordable homebuyers should be
able to benefit from their investments.

Action: Form a task force to consider Newton’s
approach to home ownership.

21



#59-26

Preserving Existing
Affordable Homes




Snapshot of
Risks to the
Existing
Affordable

Homes

Planning and investment are
important tools in
maintaining the 2,075
affordable homes in
Newton.

#59-26

Key Risks:

» Expiring Use Restrictions: 302
affordable units at risk in next 10
years (representing 542 SHI units).

» Physical Deterioration
» Financial Problems
» Market Forces

Five companies own 68% of all
affordable housing, concentrating
these risks.

23



#59-26

Preserve the existing
stock

Plan for and invest in the existing 2,075
affordable homes in Newton

Maintain a 5-10 years rolling inventory of
projects with Expiring Use Restrictions

Support recapitalization needs for
housing with restrictions in perpetuity

Support owners struggling with financial
problems and market challenges

24




#59-26
Risks to the preservation of

affordable housing

o  Expiring Use Restrictions

»  Projects that ensure affordability through deed restrictions often have expiration dates
for those restrictions, which frequently coincide with needed capital investments and
debt or equity refinancing; additional subsidies or other incentives are usually needed
to preserve the affordable units and extend the restrictions.

o Physical Deterioration or Obsolescence

»  Normal wear and tear, and systems obsolescence requires restoration or
redevelopment for properties to remain habitable, attractive community assets; this
work may require additional subsidies or refinancing to maintain affordability.

o  Financial Problems

» Operating cost increases or income reductions can jeopardize financial viability, threaten
timely maintenance leading to physical deterioration, and/or mortgage default or
foreclosure; affordable restrictions can be extinguished in some foreclosures.

o Market Forces

»  Gentrification and supply scarcity, leading to rent inflation, puts additional pressure on
deed restricted affordable housing.



#59-26

Potential Loss
of 302 Units by
2035 with 51
Units by 2026

Expiring Use Risk in Next 10 Years

o Loss of most affordable Properties Units  SHI Units
rentals will trigger a Ownership 4 8 8
larger reduction of units Rental - General 1 21 59
on the Subsidized .
Housing Inventory (for Rental - Supportive 4 28 9
40B compliance) as all Rental - Senior 7 245 466
units in the property are 16 302 542

counted.

Early planning is
essential to retain these
units.

26




#59-26
Concentrated Risk:

5 Companies Own 68% of Affordable Housing*
3 Are Non-Profits

Largest Owners by Affordable Units Largest Owners by Total Units
Owner Total Affordable % of Afford Owner Total Affordable % ofTotal
Newton Housing Authority 625 625 31% Newton Housing Authority 625 625 16%
2Life 587 389 20% 2Life 587 389 15%
NCDF 230 139 7% OAMA Newton (Willow Bridge) 294 74 7%
Winn Development 112 112 6% Garden Homes 292 73 7%
OAMA Newton (Willow Bridge) 294 74 4% NCDF 230 139 6%
Garden Homes 292 73 4% Criterion Development 205 52 5%
Criterion Development 205 52 3% Avalon 204 43 5%
Metro West (Armory) 43 43 204 MNational Development 180 36 5%
Avalon 204 43 2% Mark Newtonville (TRIO) 140 35 4%
Family Aid 42 42 2% Winn Development 112 112 3%

Factors Leading to Policy Recommendation



Newton Housing
Authority —a

Public
Instrumentality

#59-26

Largest provider with 625 units and
management of 449 mobile tenant-
based vouchers (201 used in
Newton)

Strengths: dedicated staff and
Commissioners, strong resident
services program, development
potential on underutilized
properties.

Challenged by long term capital and
operating underfunding, resulting
in inadequate capital and operating
reserves.

New State funding will prioritize
projects that combine
rehabilitation with new
construction. NHA has several sites
that qualify.




#59-26

‘ordable Homes

How: Preserving A

o Maintain a rolling 5-10-year action plan for units approaching the end
of use restrictions: Report annually to the Fair and Affordable
Housing Partnership.

o Staff should monitor market trends for emerging trends, and
communicate annually with owners of significant affordable
portfolios to identify potential risks or recapitalization needs.

o Support Newton Housing Authority, the largest affordable owner, to
upgrade and expand their housing, including permitting relief for
expansion on existing properties, technical assistance and financial
support.



#59-26

Further Recommendations




#59-26

City Boards and Commissions

Affordable Housing Trust

o Creatively employ resources to encourage family housing and deeper affordability, while
taking advantage of opportunities to meet other housing needs.

o Work with City staff and Councilors to incentivize private development of family
housing, and developments with deeper affordability.

Fair and Affordable Housing Partnership
o Encourage developers to build affordable family units and offer deeper affordability.
o Annually monitor the expiring use inventory.
o Promote policies that align with the recommendations in this report.

Newton Housing Authority
o Develop under-utilized properties with infill development.

o Utilize the rental subsidies it manages to support deeper affordability in private
developments.



#59-26

Recommendations for Further Study

» Refine Newton’s housing production goals.

» Evaluate the policies and priorities that inform Newton’s affordable
homeownership restrictions.

» Expand the supply of middle-income housing.




By utilizing these strategies, Newton
can become a leader among its peer
communities in responding to the
housing crisis. In the process, it will
become an even more welcoming
and vibrant community.
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