
                 CITY OF NEWTON, MASSACHUSETTS 
           Newton Affordable Housing Trust 

AGENDA 

Meeting Date: March 17, 2026 
Location:  Hybrid—Room 204 & Zoom 
Time:   4:00 P.M. – 6:00 P.M. 

This meeting will be a hybrid meeting that will take place at Newton City Hall 
Room 204 and virtually via Zoom. To view and participate https://newtonma-
gov.zoom.us/j/86406911731 or dial  +16469313860,,86406911731# 

1. Approval of January 13, 2026 Meeting Minutes

2. Financial Report Review

3. Newton Gardens Update

4. Approval of New Signatory for Trust Documents

5. Declaration of Trust Documents for future mortgages

6. Discussion of Dream Collaborative’s Final Report for the Site Feasibility 
Project & the Newton Housing Priorities Task Force Report

7. Adjourn

Next Meeting: May 19, 2026 

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. 
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Marc C. Laredo 
Mayor 

Katie Whewell 
Acting Director 

Newton Affordable Housing Trust (NAHT) Meeting Summary 
               January 13, 2026 at 4:00 p.m. 

                  Virtual and in Room 204, Newton City Hall 
 

Newton Affordable Housing Trust (NAHT) members present on Zoom included Vice Chair Peter 
Sargent, Michael Alperin, and Tami Gambiza. Chair Ann Houston, Judy Weber, Mayor Marc Laredo, and 
Ward 2 City Councilor Susan Albright attended in-person.  
 
Guests included Ward 3 City Councilor Julia Malakie, City Councilor At-Large Pamela Wright from Ward 
3, City Councilor At-Large Rena Getz from Ward 5, Steve West of the Newton Fair and Affordable 
Housing Partnership, Alice Ingerson, and Sophia Chamberlin, reporter for Boston College’s news 
website, The Heights. All guests attended the meeting virtually.  
 
Staff in the room included Acting Deputy Director of Planning & Development Lara Kritzer, Housing 
Program Manager Shaylyn Davis-Iannaco, and Housing Development Planner Allison McIntyre. Acting 
Director of Planning and Development Katie Whewell participated virtually. 
 
The meeting started at 4:04 p.m. 
 
1. Approval of November 18th and December 18th Meeting Minutes  
Councilor Albright moved to approve the minutes for the November and December 2025 meetings, 
with a small modification from Councilor Albright. Mr. Alperin seconded. The motion passed 
unanimously.  
 
2. Financial Report Review  
Ms. Kritzer said that the Trust had received a voluntary donation of $50,000 as part of a special permit. 
All those funds will go to the Trust’s account; such donations are not required to be split with the 
Newton Housing Authority (NHA) because they are unrelated to the ordinance. Mayor Laredo asked 
what a “voluntary donation” meant. Ms. Kritzer explained that special permits occasionally have 
conditions or offers attached. Ms. Whewell said this donation came from a development of six single-
family units of housing on 270 Nevada Street, and that the donation was given as an act of goodwill. 
 
Trust is entering 2026 with close to half a million dollars. Chair Houston noted that the Trust would 
focus in March on ways to increase its resources. Councilor Albright asked if the Trust could request 
more money from the Community Preservation Committee (CPC) if a project came in and the Trust 
couldn’t fund it. Ms. Kritzer replied and said that the Trust could suggest that the applicant could 
apply, or the Trust could apply to the CPC for additional Community Preservation Act (CPA) money.  
 
3. Approval of New Signatory for Trust Documents 
This agenda item was rescheduled to the NAHT meeting on March 17, 2026. 

 
4. Declaration of Trust Documents 
This agenda item was rescheduled to the NAHT meeting on March 17, 2026. 

https://www.newtonma.gov/government/planning#ad-image-0
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5. Review of Housing Priorities Task Force Final Report 
Chair Houston reiterated the goal of the project. The task force sought to understand the affordable 
housing currently available in Newton, and, from there, identify which types of affordable housing 
should be built to meet those needs. This prioritization would allow the Trust to make the appropriate 
allocation of dollars. She noted that the task force created a housing inventory which included 
elements (like deed restrictions) not recorded on the Subsidized Housing Inventory (SHI).  
 
Trust members began reviewing the report on slide 10, with a discussion on affordable 
homeownership units. Chair Houston noted that such homes could not be resold for more than a 
certain amount, and Ms. Weber commented that people felt tricked by this fact. Chair Houston said 
that homeownership was the leading factor in building generational wealth, and research proves that 
it can be a source of equity, retirement funds, and that generational wealth exhibits better outcomes 
for education. She added that there were real advantages to the affordable homeownership program, 
like security and stability. Chair Houston asked members to consider whether policies should change 
around homeownership, and if there were other ways owners of these affordable units could take out 
equity and build wealth.   
 
Mr. Alperin added that people in the housing community glossed over the inability of residents in 
affordable homeownership units to build equity. He noted that there was going to be a referendum on 
the state ballot around rent control, and said that, depending on what happened there, it could be an 
interesting moment in time to revisit the balance of affordable rental units versus affordable home 
ownership units, as that could change the how rents rise or don’t rise in the Commonwealth over the 
next five to ten years. 
 
Councilor Albright asked Mr. Alperin to explain what he said about the relationship between what the 
Trust was talking about here and the rent control issue. Mr. Alperin said that, in the short term, rent 
control changes how fast rents could rise in Newton. The Trust should evaluate what opportunities 
there are for market owners to take affordable units off the rental inventory, or the opportunities for 
new rental units to be developed in Newton while there's such a different rent control regime in place. 
Rent control would affect the economics and, potentially, the affordability of rents.  
 
Councilor Wright said that the homeowners would not make as much as they would from a market-
rate sale, and that being a homeowner was a different feeling than being a renter. She added that it 
might be interesting to see how residents felt if they owned an affordable unit, and how that feeling 
was different than renting an affordable unit. 
 
Councilor Malakie said she agreed it was a trade-off. People get the security of a unit they own but are 
limited in the amount of appreciation. She suggested that owners of affordable units could receive an 
annual notice from the City showing what they could sell the unit for, and what someone would get in 
a sale if they had a market unit. She said that would give people an idea as to whether they should sell 
or stay put. 
 
Chair Houston  recommended a recent report from the Boston Indicators at The Boston Foundation on 
affordable homeownership. The group moved on to a discussion of preserving existing units and the 
threat of expiring use restrictions that would end affordability on a property.  
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Chair Houston noted that, aside from expiring use restrictions, physical deterioration, financial 
problems for the owner, and market forces could also put affordable units at risk. Chair Houston said 
that expiring land leases often required additional capital. The NHA in particular deals with that issue 
because its operating funds and access to capital is more limited. Operating costs are increasing more 
quickly than rents. 
 
Ms. Weber said that they used to believe that the revenue would go up two percent and expenses 
would go up three percent each year. Post-COVID, expenses moved at seven percent per year and the 
rents went flat. People didn’t pay rent, and federal programs bailed them out. After two years, those 
programs stopped. Ninety percent of tenants started paying rent, and ten percent didn’t pay rent.  
 
She explained that expenses increased because payroll increased. Jobs that included maintenance 
work on housing developments required people to go to work, as opposed to working from home. 
Therefore, the workforce shrank as people took jobs they could perform remotely. To retain their 
employees, developers had to pay them more. The cost of building materials increased, as did the cost 
of insurance due to the fires and floods happening around the country.  
 
Ms. Weber went on to say that residents in affordable housing are home more often than market-rate 
tenants, and that the cost to run an affordable housing property has to do with how often people are 
there. Ms. Weber said this was making operators frantic, and, as a result, there was more demand on 
the preservation side than there had been in the past.  
 
Chair Houston noted that five companies own sixty-eight percent of the affordable housing in Newton. 
The NHA is the number one provider of affordable housing. If one of those companies begin to falter 
trying to cover operating expenses, that is a significant risk to the City. Chair Houston said that long-
term capital and underfunding were incredibly challenged.  To access federal funds, communities 
must be competitive and combine rehab with reconstruction.  
 
Chair Houston said that a project needed at least thirty units to leverage state resources. Mayor Laredo 
asked for an example of state resources, and Chair Houston gave tax credits and soft debts as 
examples. Mayor Laredo asked if there was a policy requiring thirty units. Mr. Alperin replied that there 
were competitive rental rounds each year, and projects were evaluated for financial viability. Thirty 
units is the typical threshold for a project to be considered viable and competitive to receive loans, 
grants, tax credits, etc. Chair Houston noted that the State has programming for service-rich projects.  
Chair Houston reviewed the housing production recommendations. Mayor Laredo pointed out that the 
group was a housing trust and asked why the Trust was making recommendations about friendly 
40Bs. Chair Houston explained that the study was performed by three unified groups and noted that 
the Trust can fund only one project per year. Mayor Laredo asked where the money [to write the 
report] came from, and Chair Houston explained it was done in house. Staff did some of the work, and 
the members did more. Mayor Laredo stated that he was grateful for the explanation.  
 
Councilor Albright said that the Council should have the report, and Mayor Laredo agreed. Councilors 
Wright and Malakie said that the Zoning and Planning (ZAP) Committee of the City Council should hear 
it presented. Councilor Albright volunteered to docket it. 
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Mayor Laredo said he wanted to be protective of staff time over the next three months as staff got into 
new roles. He urged staff to speak up forcefully, and think carefully, about what they have time for. He 
advised staff to bring concepts to the City Councilors early. 
 
6. Review and Discussion of DREAM Collaborative’s Final Report for the Site Feasibility Project 
Mayor Laredo asked who paid for the report, and Ms. Kritzer replied that the Trust had paid for it. 
Mayor Laredo asked if the NHA had the financial wherewithal to maintain its current properties and 
expand. Chair Houston replied that was how they could maintain their properties [by expanding]. 
There was discussion of the expertise at the NHA and potential RAD (Rental Assistance Demonstration) 
conversions. Mayor Laredo asked about the City Council’s involvement, and Ms. Kritzer noted that 
Councilor Block had seen the report. 
 
Councilor Wright recalled a question about Ash Street, a senior housing complex in Auburndale listed 
in the report as a potential site for redevelopment and rehabilitation. She asked if some of it could be 
family oriented. For example, could there be one or two senior buildings and a building with units for 
families? Ms. Weber answered that you had to see if it would work on the site, and that lots of things 
were possible. She cited the Weeks House, where the old school building houses seniors and 
townhouses are available for families on the same site. 
 
Councilor Malakie asked how potential rehabilitation or redevelopment would work with people who 
are living there now. Chair Houston said that was a long ways from here to there. The NHA might want 
to do a charrette with residents and talk through the issues.  
                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                     
7. Adjourn 
Mayor Laredo moved to adjourn, and Chair Houston seconded. The meeting adjourned at 5:31 p.m. 
 

Next Meeting: March 17, 2026 at 4:00 p.m. 
 
 
 

 



Newton Affordable Housing Trust

Finances At a Glance
As of

Fiscal Year 2026

Revenue
Beginning balance 3,971,715        
CPA Funds 2,154,544        
IZ Funds 535,000           
Total Available Resources 6,661,259        

Expenses
Newton Gardens Project 4,000,000        
793 Washington Street 2,000,000        
Administrative costs -                   
Total Expenses 6,000,000        

Current Fund Balance 661,259           

Fiscal Year 2027

Revenue
Beginning balance 661,259           
CPA Funds 1,800,000        
IZ Funds
Total Available Resources 2,461,259        

Expenses
New Project
Administrative costs
Total Expenses -                   

Projected Fund Balance 2,461,259        

February 10, 2026
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