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#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). 

Action:  Zoning & Planning Held 8-0 
 
Notes:  The Chair introduced representatives from the Town of Brookline who were 
invited to appear and participate in the Committee discussion on item #99-26. Charles Carey, 
Town Administrator of Brookline, and Brookline Town Meeting members Janice Khan and 
Carla Benka were in attendance. 
 
The Chair spoke about an earlier meeting that occurred with Mayor Laredo and members of 
the administration from both Newton and Brookline, including Administrator Carey, in which 
the parties discussed the proposed development and rezoning along the Route 9/Boylston St  

https://www.newtonma.gov/government/city-clerk/city-council/council-standing-committees/zoning-planning-committee
https://www.newtonma.gov/government/city-clerk/city-council/council-standing-committees/zoning-planning-committee
https://www.youtube.com/watch?v=1A6eIN7zL00
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corridor. The proposal in Brookline includes several zoning and traffic modifications that would 
also affect Newton. The Chair stated that the goal of discussion on #99-26 was to share 
relevant information. The Chair cited the permit and rezoning process with the Star Market 
and Chestnut Hill Square along Route 9/Boylston as instances when Brookline offered input to 
Newton. The Chair selected slides from transportation and design studies prepared for the 
Town of Brookline to show the Committee potential areas of interest. 
 
Katie Whewell, Acting Director of Planning & Development, joined the Committee to present 
the slides chosen by the Chair from the Chestnut Hill Commercial Area Study: Designs and 
Guidelines document which offers a comprehensive review of the current and potential 
development sites. Topics of the shared slides included zoning, zoning subdistricts, and 
possible development dimensions. 
 
The Chair also led the Committee through slides selected from the Chestnut Hill Commercial 
Area Transportation Study, which offers options for traffic modifications to accommodate the 
proposed development and rezoning. Locations of interest to Newton that could potentially 
receive traffic modifications and/or signal changes include Route 9 & Hammond St and Heath 
St & Hammond Pond Pkwy. A slide described the desire for ongoing coordination with 
Newton, MassDOT, and the Department of Conservancy & Recreation (DCR) as the proposal 
process moves forward. 
 
A Councilor spoke about the traffic modification proposal at Route 9 and Hammond Stand the 
potential congestion it may cause. The Transportation Study offered potential solutions to the 
expected increase in traffic, one of which is a Restricted Crossing U-Turn (RCUT), which is 
displayed in the slides attached to the Committee Report. The study includes slides that show 
how an RCUT would be implemented at Route 9 and Hammond St, which would be prevent 
traffic traveling north and south on Hammond St across Route 9 and require cars crossing 
Route Nine on Hammond Street to make U-turns on Route 9 to travel north and south. The 
Councilor asked about the studies and tests that could be performed to test the efficacy of an 
R-Turn at intersection of Route 9 and Hammond St. Another Councilor mentioned the 
churches and schools on Hammond Street which could be affected in addition to shopper and 
nearby residents. 
 
Mr. Carey stated that the R-Cut was one potential solution offered by consultants and is not 
certain to be included in the final proposal submitted by developers. Also, Mr. Carey spoke 
about the desire to work collaboratively with Newton throughout the process to address 
potential concerns that may arise with changes to the area’s traffic management. The 
Councilor also asked about the ratio of residential to commercial development within the 
proposal and the introduction of alternative modes of travel, such as shuttles and bike lanes. 
Mr. Carey said he would ask Brookline Planning for information on that question. 
 
A Councilor asked about the new traffic that would be generated by the proposed 
developments and if residential roadways like Heath St would become busier. 
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The Chair asked if Brookline had produced a traffic generation study for the proposed 
rezoning. Mr. Carey said he would ask Brookline Planning for information on that question. 
 
A Councilor asked a question about pedestrian walkways over/under Route 9 to connect North 
and South sides. Mr. Carey expressed support for a potential pedestrian walkway for Route 9 
but noted several logistical and bureaucratic issues with a project of that scale over a State 
road. 
 
The Chair mentioned the Star Market parking lot spaces were counted as part of the Newton 
special permit for the Market renovation. He expressed concern about the proposed rezoning 
of that area in Brookline and how that could affect Newton residents. Mr. Carey responded 
that it is still possible for that parcel to be removed from the proposal. 
 
A Councilor gave an example of traffic at Chestnut Hill Square heading east on Rt. 9, which is 
prone to build up. The Councilor asked that this traffic be considered. The Councilor suggested 
frontage roads might be used to help create a safer environment for both drivers and 
pedestrians. They also asked about data on crashes and other traffic metrics along the Route 9 
corridor that could prove helpful to the Committee. Mr. Carey said he would ask the Police 
Department for that information. 
 
The Chair offered Janice Khan, member of the Brookline Town Meeting, an opportunity to 
respond to questions and comments from the Committee discussion. Ms. Khan stated that a 
Ch. 40B project south of Route 9 is planned to hold 104 units within a 6-story building. She also 
mentioned that Brookline’s Fire Station #6 is located on Hammond Street, south of Route 9, 
which adds additional consideration to the discussion on potential traffic modifications and 
signal changes. 
 
Council Albright motioned to hold, which passed unanimously 8-0. 
 
 
Chair’s Note: Vice Chair Wright led the Committee discussion on item #59-26. Both the 
presentation and report from the Newton Housing Priorities Task Force are attached to the 
Committee Report. 
#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 
what factors led to its development, 2) Whom does the existing affordable 
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housing serve, and 3) How does this supply match the need. (180 days: 
07/19/2026) 

Action:  Zoning & Planning Held 8-0 
 
Notes:   The Vice Chair introduced Ann Houston, Chair of the Newton Affordable Housing 
Trust (NAHT) to share the presentation and report developed by Newton Housing Priorities Task 
Force, which was formed in 2023 to create a new database of the City’s existing affordable 
housing resources. Councilor Albright, a member of the Zoning & Planning Committee, serves as 
a trustee for the NAHT and was involved in the development of the Task Force report. 
 
Ms. Houston spoke about the priorities and policy recommendations that were set by the Task 
Force. Low-income family rentals (Rentals); affordable ownership through Ch. 40B and 
Inclusionary Zoning (IZ) (Ownership); and the planning and investment into the City’s existing 
portfolio (Preservation). 
 
Ms. Houston described Newton’s overall housing stock: 
· 33,685 Total Units in the city; 23,243 are ownership units 10,442 are rentals 
· 68% ownership to 31% rental split 
· Of the 10,442 rental units, 1,987 (19%) are affordable 
· Of the 23,243 ownership units, only 88 (0.4%) are affordable 
 
Ms. Houston expanded on the previous comment that low-income family rentals should be a 
priority. Low-income affordable housing (less than 60 per cent of the Area Median Income should 
be emphasized to continue to attract families to Newton. 
 
Ms. Houston broke down the city’s affordable rental units by type and percentage of the overall 
rental inventory: 
· Senior Housing – 60+ or 62+, some with limited use for non-Seniors w/ disabilities (54%) 
· General Occupancy – open to any income-eligible households; some units prioritize certain 
characteristics (32% 
· Supportive Housing – serves adults with significant disabilities, homeless, or victims of DV (14%) 
 
Ms. Houston noted that General Housing units are driven by permitting while Senior Housing is 
driven by subsides. As a result, most Senior Housing serves low-income residents and General 
housing units serve moderate income residents. 
 
Ms. Houston described the affordable ownership units in the city by Area Median Income 
(AMI), number of units, and percentage of the affordable ownership inventory. 
· <60% AMI = 2 units (2%) 
· <80% AMI = 84 units(96%) 
· <110AMI = 2 units(2%) 
 
Ms. Houston then described the costs associated with developing affordable housing in 
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Newton. Due to Newton’s ineligibility for most State capital programs, the subsidies needed 
for each affordable ownership unit is 5x-10x more expensive than for an affordable rental 
unit. The City currently uses two approaches to add affordable ownership units to the housing 
inventory. First, developers sell required affordable units triggered by Ch. 40B or IZ at greatly 
reduced prices. Second, the City has aided with downpayments, closing costs, and interest 
rate write-downs. She also noted that buyers of affordable ownership units may be required 
to pay the City back for financial assistance and that the value of these 
units are limited and cannot grow faster than the AMI. 
 
Ms. Houston detailed the issue with affordable housing and generating home equity, a key 
vehicle through which homeowners finance major life moments (retirement, college funds, 
etc.). Due to restrictions on resale prices that are limited by AMI growth, owners of affordable 
housing units cannot access the same level of home equity. 
 
Ms. Houston described the potential risks to Newton’s existing affordable ownership stock. 
Within the next 10 years, 302 units are at risk due to expiring affordability restrictions, and 51 
units alone are expiring in 2026. Physical deterioration, financial problems, and market forces 
were all listed as additional risks. The concentration of ownership of Newton’s affordable housing 
poses another risk; 5 companies own 68% of the city’s affordable housing. Ms. Houston 
recommended ways in which the City could respond to these risks: maintain a rolling 5–10-year 
inventory of projects with expiring restrictions, support recapitalization needs for housing with 
restrictions in perpetuity, and support owners struggling with financial problems and market 
challenges. 
 
Ms. Houston detailed the state of the Newton Housing Authority (NHA) and its relationship with 
Newton’s overall affordable housing inventory. The NHA owns 625 units and manages 449 
mobile tenant-based vouchers, 201 of which are used in Newton. She noted that while the NHA 
staff are dedicated and offer strong resident services programs, they have been challenged by 
long-term capital and operational underfunding. The Task Force recommended that the City 
continues its support of the NHA ensure a level of stability for the city’s affordable housing 
inventory. 
 
Ms. Houston finished the Task Force presentation by stating its recommendations for further 
study, which included the refinement of Newton’s housing productions goals, evaluation of 
home ownership restrictions, and the expansion of middle-income affordable housing. 
 
The Vice Chair asked about the local subsidy amount needed in Newton for affordable home 
ownership units, which was shown to be $480,000 in an example with a total 
development cost of $800,000. Ms. Houston responded that Newton would need to provide 
a subsidy only in situations when developers are required to create affordable housing. 
 
Ms. Houston provided a historical example of a developer in Newton, Bob Engler, who produced 
CH. 40D affordable home ownership projects that tended to offer 50%-60% affordable units, not 
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25%. $50k/unit. The Councilor also asked about incorporating payment in-lieu programs that the 
City can utilize to encourage the development of more affordable housing. 
 
A Councilor asked about properties with ending affordability restrictions and efforts by the City 
to retain its affordable housing units. Ms. Houston spoke about the source financing Deeply 
Affordable housing in Newton and anticipating refinancing by homeowners. The Councilor also 
asked about municipal and Newton Housing Authority sites that could be utilized to help 
preserve affordable housing units. Ms. Houston spoke about Newton Gardens and “naturally 
occurring affordable housing”, which was described as making sure affordable housing stays 
affordable. For the Newton Gardens project, the City provided swift financing to help the project 
move quickly and supported conversations with the Governor’s office. The City offered $3 million 
for a development containing 112 units spread across multiple buildings. Of these units, 30 are 
designed as Senior Housing, 16 of which are for extremely low income (<30% AMI); the 82 
remaining units are income restricted at <110% AMI. 
 
A Councilor asked about interactions and collaboration with developers of affordable housing 
and the role of the Zoning & Planning Committee could have in these discussions. Ms. Houston 
responded that these negotiations occur with the Law Department and she was not familiar with 
the specific nature of these talks but shared that incentives and development adherence to Ch. 
40B & IZ could be topics that are discussed. Ms. Houston shared that many Newton residents 
have strong professional experience in the creation of affordable housing and should be utilized 
as resources by the Committee and City Council moving forward. 
 
A Councilor shared that it was a significant accomplishment to have Wynn and Beacon 
Communities develop within Newton and cited the Housing Trust and the Village Center Overlay 
District as contributing factors that incentivized these developers. 
 
The Chair asked about the hierarchy of priorities generated by the Task Force and the 
opportunity cost involved with creating more affordable housing vs preserving existing 
affordable housing. Ms. Houston responded that creating more family units and low-income 
family units were the two biggest priorities. She also stated that 25%-30% of funds spent on 
affordable housing should be allocated towards preservation. 
 
A Councilor asked a question about what happens to occupants of affordable housing units when 
the Use Restriction ends. Ms. Houston stated she would need to conduct further research but 
believed that once the Use Restriction is finished, the rent would return to the market rate. 
When this occurs, the City also loses State Housing Inventory (SHI) units. 
 
A Councilor asked a question about accessibility within the affordable housing units and what 
the breakdown was for accessibility across income tiers. Ms. Houston replied that unit 
accessibility was a specific item that had not been thoroughly researched but stated newer 
inventory typically has less issues with accessibility compliance and that Newton Housing 
Authority’s older inventory has more compliance issues. 
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The Vice Chair stated that those who need accessible units typically require a very low 
income/deeply affordable situation, well below the most common limit of 80% AMI. 
 
The Chair asked about helping potential renters and homeowners in situations where housing 
needs and eligibility requirements do not align. Ms. Houston proposed a matching system 
database like the State Navigator for affordable units. 
 
A Councilor stated that accessibility should be incorporated into the priorities developed by the 
NAHT Task Force to ensure accessibility compliance is maintained across Newton’s affordable 
housing stock. Ms. Houston responded that the units created by the City in recent years should 
comply with accessibility standards and that adaptability could possibly be included as a 
requirement in special permits. 
 
A Councilor noted disabled adult children living with parents as another segment of the housing 
market that needs to be considered. 
 
The Vice Chair mentioned residency requirements for the Police Department and the connection 
between the city’s housing supply and the ability to attract potential City employees. The Vice 
Chair asked if there was breakdown of the affordable units to identify short-term or transitional 
units like homeless shelters or housing for victims of domestic violence. Ms. Houston replied 
that more detailed information could be provided and the breakdown used in the presentation 
was an attempt to create a distilled graphic to share with the Committee. Ms. Houston also 
described the relationship between interest rates and the ability to create equity with affordable 
housing units. 
 
A Councilor asked about the relationship between affordable housing and climate goals for the 
City. Ms. Houston said that multi-family units use less land and preserve open space. 
 
Councilor Getz motioned to hold, which passed unanimously 8-0. 
 
The committee adjourned at 9:33 p.m.   
 
 
Respectfully Submitted,  
R. Lisle Baker, Chair 











27 | Chestnut Hill Commercial Area

What is a Zoning Envelope?
A zoning envelope is the three-dimensional 
space within which a building must �t. 
The zoning envelope is determined by the 
combination of requirements including ground 
level setbacks, upper level step backs, the 
maximum building heights, and bonus building 
heights where applicable.

It�s important to note that the zoning envelope 
represents more potential gross building area 
than is permitted. Other regulations such as 
frontage ratios, through block connections, 
upper level step backs, and Floor-Area-Ratio 
(FAR) will further limit the size of buildings 
within the envelope. 

This Diagram
This drawing represents the zoning envelope 
for each subdistrict within the study area. This 
drawing shows the scale of the new zoning 
envelope relative to the existing buildings.

Zoning Envelope
LOOKING NORTH WITH EXISTING BUILDINGS
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Chestnut Hill Commercial 
Area Transportation Study
Community Advisory Group Meeting
November 17, 2025
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Evaluation of Intersection Alternatives
• Evaluated alternatives based on their ability to:

• Address the project need in a balanced manner
• Improve safety performance
• Safely incorporate pedestrians and cyclists
• Improve (or preserve) traffic operations
• Fit within site constraints

• Developed conceptual layouts of the alternatives

#99-26



Route 9 and Hammond Street -- Signal Improvement
#99-26



Route 9 and Hammond Street
Signal Improvements
Anticipated Benefits
• Improves operational

efficiency
• Low cost, small footprint

Potential Challenges
• May not fully mitigate queue

spillback on Hammond Street

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

leading pedestrian interval (LPI)

#99-26



Route 9 and Hammond Street -- RCUT #99-26



Route 9 and Hammond Street
RCUT
Anticipated Benefits
• Reduces conflict points at

intersection
• Reduces travel times for most

movements
• Improves coordination between

signals

Potential Challenges
• Requires out-of-direction travel for

some minor street movements

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



Hammond Pond Pkwy and Heath St -- Roundabout
#99-26



Hammond Pond Pkwy and Heath St
Single-Lane Roundabout
Anticipated Benefits
• Reduces conflict points
• Increases operational performance
• Promotes lower vehicular speeds
• Lower long-term costs relative to

signal
• Improved aesthetics

Potential Challenges
• Footprint likely impacts multiple

quadrants of the intersection

Pedestrian / Bicycle Impacts
• Pedestrians and cyclists would only cross one vehicular lane/direction at

a time
• Slower vehicular speeds reduce potential severity of crashes

#99-26



Next Steps

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
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Newton's Affordable Housing: Challenges and Strategies  
A Report by the Newton Housing Priorities Task Force 
December 2025 

Executive Summary  

The Newton Housing Priorities Task Force has prepared this report to analyze the current state of 
affordable housing in Newton, Massachusetts, and to answer three questions: 1) what is the 
existing supply and what factors led to its development, 2) whom does the existing affordable 
housing serve, and 3) how does this supply match the need.  These questions provide a 
foundation from which to address two key issues: How can Newton expand the supply of 
affordable housing and preserve existing affordable homes? And, given the current supply, what 
types of affordable housing should be prioritized and for whom?   

The Newton Housing Priorities Task Force (Task Force) was formed in the fall of 2023 to create 
a new database, not currently available, of our City’s existing affordable housing resources, from 
which to develop a fact-based set of housing policy recommendations for the City’s 
consideration.  The Task Force includes representatives from the Newton Affordable Housing 
Trust, the Newton Fair and Affordable Housing Partnership (a merger in June 2025 of the 
Newton Fair Housing Committee and the Newton Housing Partnership), the Newton Housing 
Authority and City housing staff. The findings and recommendations of the Task Force will 
inform the work of these commissions and boards as well as City housing staff. 

Newton faces a significant affordable housing deficit, based on evidence that will be detailed in 
the report.  Market rents and home prices are beyond the reach of a large portion of existing 
residents and of those seeking to move to Newton.  Waiting lists for subsidized rental properties 
are as high as five years or more. A substantial portion of Newton’s renters and homeowners are 
experiencing pressing housing cost burdens, forcing them in some cases to cut back on essential 
expenditures in order to continue to afford their homes and stay in Newton.  Adding to the 
problem, the City faces a potential loss of some of its affordable housing base over the coming 
years as affordable units have deed restrictions that are set to  expire (“expiring use properties”).   

In the face of these challenges, however, Newton can take advantage of a useful toolbox of 
policies and practices for both preservation and new development of affordable housing, 
including targeted funding, use of publicly controlled land, and existing and new permitting 
incentives.  This report uses a first-of-its-kind inventory of our existing affordable housing 
resources, reference to strategies used by municipal peers in our region, and a review of 
Newton’s own affordable housing record to recommend specific actions the City can take to 
address our pressing affordable housing need. Key findings include the need to prioritize family 
rental housing, and the importance of preserving existing affordable units.  The report calls on 
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the City to prioritize the things it can control -- careful planning, effective management of 
resources, and streamlining of permitting processes -- to improve how we address Newton’s 
affordable housing challenges.  Our recommended actions conclude the report. 

Why Housing Matters: The Foundation for a Thriving Community 
The availability of safe, stable, and affordable housing is not merely a matter of individual 
comfort and stability; it is the bedrock upon which thriving communities and a vibrant economy 
are built.   The well recognized housing crisis prompted representatives of Newton’s housing 
commissions and boards – The Fair and Affordable Housing Partnership, the Affordable Housing 
Trust, and the Newton Housing Authorityi -- to form a joint task force in order to undertake this 
study to be used to better guide their work.  Completed in December 2025, the report analyzes 
the existing inventory of affordable homes to better understand who is served and examine the 
tools Newton used to encourage or support the development of that inventory. It aims to answer 
the following questions: 

• How can Newton expand the supply of affordable housing and preserve existing 
affordable homes? 

• Understanding our current supply, what types of housing should be prioritized? 

 

Facing the Housing Crisis 
The current housing crisis is unparalleled since the Great Depression. In much of the United 
States, a shortage of homes drives prices beyond the reach of many middle-income and the 
majority of low-income households. This shortage is severe in Massachusetts, and has serious 
consequences for our state and region, including: 

• Massachusetts has the second highest rate of homelessness in the country, with families 
making up a large percentage. 

• Employers struggle to recruit and retain workers due to high housing costs, hindering 
economic growth. 

• People, especially young individuals and families, are leaving the region because of high 
housing costs, threatening the regional economy. 

 

Regional Housing Production Goals 
In 2025, the Executive Office of Housing and Livable Communities set a goal to produce 
222,000 new homes by 2035, updating earlier goals in light of growing need. However, current 
housing production falls short of what is needed to meet this target and has for many years. 
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Beginning in 2022, the market has cooled dramatically in response to rising interest rates, 
increased construction costs and fears of a 
market downturn after 10 years of steady 
increases in housing production between 
2012 and 2022. Housing starts in 
Massachusetts through the first half of 
2023 were 30 percent below the same 
period of the previous year, according to 
the U.S. Census Bureau’s Building Permit 
Survey. That’s an annual pace of only 
12,400 housing units statewide – about 
44% below the level needed to meet the 
EOHLC goal of 220,000 units by 2035. 

Figure 1 Massachusetts Housing Partnership Building Momentum: New Housing Policies to Unlock the Commonwealth's 
Potential; August 2023 

 

Housing Production Far Below Goals & Newton Lags Behind Peers 
This trend is seen in the 15 cities in the Metro Mayors Coalition, where housing production has 
fallen far below goals set for the period 2015-2030. Newton's housing production ranks in the 
bottom half of its peers.  A significant proportion of the housing production between 2015 and 
2023 came from only six cities: Boston, Revere, Quincy, Cambridge, Everett and Somerville. 
During the period from 2015 to 2023, Newton produced 1,450 units. Among the 15 cities in the 
Metro Mayors Coalition, Newton's housing production ranks 8th in the number of units, but only 
12th in the percentage of 2010 stock.  
 
Improving the City’s track record is important. Current data indicates that the average home 
price in Newton is around $1.7 million, up more than 100% since 2010, and the average monthly 
rent for a 2-bedroom apartment is about $3,200.  These prices put most of Newton’s housing out 
of reach of a large portion of both our residents and of the newcomer individuals and families we 
need to keep our City vibrant.    Long time Newton residents remember a time 25 or 30 years ago 
when neighbors with a range of incomes and professions created a vibrant and diverse city and in 
fact, chose to live and raise children in Newton instead of wealthier suburbs for this reason.  As 
home prices have skyrocketed Newton is becoming more and more an exclusive community for 
the wealthy.  When ownership turns over, teachers, firefighters, and other city workers are 
replaced  by  households with higher-earning professions, even in more modest homes.  Many 
residents worry that their children cannot afford to remain in Newton near family and friends, 
and that an exclusively wealthy community will not ground young people – our children and 
grandchildren – in the values and life experiences key to thriving in an increasingly diverse 
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world.  While supply will help reopen Newton to middle-income households, it will not, alone, 
meet the housing needs of lower income families.  Retail workers who staff local stores, 
maintenance workers who keep City Hall clean, school aids who staff classrooms, and seniors 
without a deep retirement account are all priced out of the city. 
 
Newton’s relative wealth does not shield our city from the problematic impacts of the regional 
and nation-wide housing crisis.  A significant number of Newton’s existing residents face serious 
financial stress as a result of soaring housing costs.  Except for those who are uniquely wealthy, 
young families cannot move in, and seniors are aging in homes that no longer meet their needs.  
Employers, including the city government and schools, are challenged to find employees. 
Businesses of all sizes, which provide important tax revenue, goods, services and jobs in the 
community, may not continue to survive if their customers and employees cannot access a 
variety of housing options in the communityii. The economic and social vibrancy of our city has 
relied and will continue to rely on a  diverse population that can patronize and provide 
employees for our local businesses, send children to the Newton Public Schools, and contribute 
to the overall fabric of our community.  That means we need to attract residents with a range of 
incomes, racial, ethnic and family compositions.  And to do that, we need housing that is 
affordable to households at a range of incomes at all life stages.  
 
Building more housing can moderate prices, as it has done in cities like Austin, Texas, where the 
middle-income affordability crisis was solved by increasing the supplyiii.  The Task Force has 
reviewed a range of different metrics used around the country by housing planners, which take 
population density, mass transit availability, and affordability needs into account, to estimate a 
reasonable housing production goal for our City.  With reference to these industry standards and 
to the 222,000-unit 10-year production goal statewide, we estimate a rough production goal for 
Newton in the range of 2,500 to 5,000 units over the next ten years. We recommend further study 
of this data, which is beyond the scope of this report, to create a more specific refinement of this 
goal. 
 
Newton has a number of tools and resources to support housing production, along with its 
existing base of just under 2,100 units of housing affordable to low- and moderate-income 
residents. It is critical to recognize that these resources are limited and must be thoughtfully 
stewarded to meet the growing need for affordable housing. Increasing uncertainties at the 
federal and state funding levels, escalating costs of development, lengthy approval processes, 
economic volatility, and costly financing requirements, all result in a very challenging 
environment to build and preserve housing, especially affordable units, which are heavily 
dependent on subsidy resources that fill gaps not financeable otherwise.  This report emphasizes 
the importance of careful planning and effective management of resources to make progress in 
addressing these needs. 
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Affordable Rental Housing 
While affordable rental housing makes up just 6% 
of the total housing stock, it is 19% of all rentals in 
Newton with 1,987v units currently available or in 
construction.  As of June 2025, there were 455 
additional affordable rental units that have been 
permitted but are not yet under construction.  Given 
development risks, they cannot be counted until 
construction begins. If and when built, these 
additional units will bring the total rental count to 
2,442 units. 
   
Affordable rental housing falls into three main categories, based on the type of households 
served. Two of the categories serve households with distinct needs:vi 

• Senior housing dominates the affordable rental market with 54% of all units and serves 
people aged 60 or 62 and older; in addition, some older HUD properties have limited 
units for non-elderly people with disabilities who need the accessibility features of the 
senior housing. 

• Supportive housing is the smallest segment of the market, with 14% of all units, and 
serves adults with significant disabilities, in need of supportive services, or transitional 
housing for people who are homeless or who are victims of domestic violence.  
 

• General occupancy affordable housing serves the widest population and makes up a third 
of the affordable market. It is open to any eligible household, defined by income and 
sometimes other distinguishing characteristics such as being a veteran, disabled, or 
homeless. General housing is also known as Any Age housing – or Housing with No Age 
Restrictions. 
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Senior Rental Housing  
Senior rentals are designed to serve an aging population, typically offering greater accessibility 
for people with mobility and sensory disabilities and often featuring more common space than 
other housing types. Resident services are often provided, including case management or 
referrals, which is also known as service coordination, and social activities.  The three largest 
senior housing providers offer these services, including Newton Housing Authority (42% of 
senior units), 2Life Communities (36%), and Newton Community Development Foundation 
(NCDF – 8%).  In addition, at some sites 2Life offer deeper services including care coordination 
and meals.   Senior rental housing is restricted to qualifying households that have a member who 
meets age or disability requirements.  Seniors may also live in General and Supportive housing.   
 
Senior housing is dominated by 1-bedroom units, with 
some 3- and 4- bedroom units used for congregate 
care, with one household per bedroom.  It has the 
deepest affordability of the rental housing types, with 
65% of the units affordable to low-income households 
with incomes under 60% AMI.  Of these, 45% are for 
Very Low Income at or below 50% AMI, and 4% for 
Extremely Low Income at or below 30% AMI. Rents 
at Very Low Income and Extremely Low Income 
levels are not sufficient to support capital development 
costs and on-going operating expenses.  Some 
developments with a significant market component are 
able to skew costs to support a 50% AMI tier (e.g., in 
Chapter 40B developments, some owners choose to 
provide 20% of the units at 50% AMI, instead of 25% 
at 80% AMI), but usually deep public capital subsidies 
are needed in most units with this income profile.  In 
almost every instance, rental operating subsidies are 
needed to cover Extremely Low Income units at 30% AMI, as the affordable rent does not cover 
operating costs of the housing. 
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Supportive Rental Housing  
Supportive rental housing provides services designed to help people face the most complex 
challenges to live with stability, autonomy, and dignity. This population is a diverse mix of 
single adults, seniors, families, and people with disabilities.  The support can be life-long or 
temporary, often in response to a critical transition, such as transitional housing for the homeless. 
The housing is often owned and operated by providers who serve only people within specific 
categories of disability, such as mental illness, substance abuse and addiction, or chronic illness, 
or facing specific challenges such as homelessness or domestic violence.  Supportive housing is 
often located in group homes that may be single family homes with a resident in each bedroom, 
or a congregate facility such as shelter or transitional housing.  In addition to this specialized 
supportive housing, 75 units in General or Senior housing are designated, or set-aside, for 
households with qualifying disabilities or service needs.   These include 9 units in Senior housing 
that are set-aside for non-age restricted formerly homeless households. 

  
 
 
General (also called "Any Age") Rental Housing  
This broadest category, with 641 units, comprises 32% of Newton’s 1,987 affordable rental 
units.  All of the projects that have been permittedvii, but are not yet under construction, are in 
this category.  If all of those are developed, the General occupancy housing will increase to 45% 
of the City’s affordable units, bringing the total to 2,442 units.  This housing serves a wide range 
of people, providing critically needed homes for families and adult households with low and 
moderate incomes.  Eligibility restrictions place limits on allowable tenant income and match 
household size to unit size.  Some units prioritize additional characteristics such as being a 
veteran, having a disability, a survivor of domestic violence, experiencing homelessness, or 
being severely cost burdened. Some developments, notably those owned by non-profits, offer 

Supportive 

Sr or General 
Housing   Set-

Asides
Total Supportive 

Units

Group Homes 207 0 207
Individual Units 17 23 40
Homeless

Transitional 42 0 42
Permanent 2 40 42

Domestic Violence Victims
Transitional 8 0 8
Permanent 0 12 12

Total 276 75 351

Additional Supportive Units
Supportive Housing by Services/ Unit Type



12 
 

resident services, particularly in housing with a high percentage of very low and extremely low 
income units (<50% AMI).   

General occupancy housing includes: 

• 5% are Single Room Occupancy units (SRO) with a single room and shared bathroom 
and/or kitchen facilities; these serve very low-income individuals. 

• 27% are Studio and 1 Bedroom units for individuals and couples, including seniors. 
• 43% are 2 Bedroom units that house adult 2-person households and families with 2 to 

4 people. 
• 25% are 3 and 4 Bedroom units that house families. 

 

 

 
 
 
As illustrated in the following two graphs, the majority of affordable General housing in Newton 
is moderate income (80% - 110% AMI), while the majority of affordable Senior housing is low 
income (60% AMI and below). This discrepancy is due to how the housing was created rather 
than a reflection of need in Newton. Senior housing is 54% of the affordable stock, and 65% of 
those units are priced for low-income tenants.  General housing, representing 32% of the 
affordable stock, is skewed to moderate income households, with 61% priced for moderate 
income tenants.  Therefore, Senior housing has both more units and deeper affordability than 
General housing.  Most of the Senior housing was developed with the goal of creating affordable 
units using deep public capital and rental subsidies.  General housing, on the other hand, has 
been typically created through the state’s comprehensive permit housing law, Chapter 40B, with 
units priced at 80% AMI or Inclusionary Zoning with units priced at an average 65% AMI, some 
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higher and some lower.  Newton can increase the low-income General occupancy housing by 
incentivizing its developments using public subsidies. 

 
 
 
 
 
 
 
 

 

 

 

Key Lessons from the Affordable Housing Inventory 
 Affordable rental housing for families should be prioritized in allocating scarce resources.  

There are 435 units available for families (2-4 bedrooms), although they are not limited 
to families. This represents only 22% of all affordable housing and a mere 4% of all 
rental units in Newton. 

 In addition to positively responding to family housing proposals, the City should explore 
avenues to proactively motivate private development of affordable family housing, for 
example by assembling publicly owned land or buildings for development as family 
housing (as it did for the West Newton Armory),  issuing a request for proposals to 
develop family housing and offer assistance with local outreach and streamlined 
permitting. 

 Given the deep need for affordable housing across all categories, Senior and Supportive 
housing should also be encouraged and funded.  Developers should be particularly 
encouraged to exceed accessibility requirements and to provide supportive services for 
residents. Development is often opportunity-driven, and Newton should explore all the 
tools it has available to welcome new affordable housing of all types. 

 Inclusionary Zoning and Chapter 40B developments will add to the supply of affordable 
homeownership opportunities, while downpayment and closing cost assistance can 
continue to support purchasers of these units.  However, given the high per unit subsidy 
cost of building an affordable homeownership unit, estimated at $450,000 to $550,000, it 
is not an efficient use of City funds compared to building or preserving multi-family 
rental housing.  A review of the impact of affordability restrictions that are imposed on 
units created under Inclusionary Zoning, Chapter 40B and downpayment and closing cost 
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assistance – which should begin with a process to clarify goals for affordable 
homeownership – would help ensure that our resources truly achieve the intended impact. 

Stewarding Existing Affordable Homes: Preserving a Vital 
Resource 
Maintaining the existing stock of affordable homes is as crucial as building new ones. However, 
these homes face several risks, including expiring use restrictions, market forces, physical 
deterioration or obsolescence, and financial problems. 

Expiring Use Restrictions 
Most properties have affordability restrictions with expiration dates, raising the potential for the 
loss of the affordable units. When this happens, the units are removed from the City’s Subsidized 
Housing Inventory (SHI) that is used to test compliance with Chapter 40B Comprehensive 
Permits. The impact of expiring use restrictions in rental developments will have an outsized 
impact on the SHI count because all units in a mixed-income rental development, not just the 
affordable units, are counted towards meeting the affordability threshold on the SHI.  (In 
ownership developments, only the affordable units count.)  Additional subsidies or other 
incentives are often required to extend the affordable restrictions.  
 
Newton faces a high risk of losing 51 affordable units in three properties in the next 18 months: 

• One property is a supportive housing group home with 8 units. 
• Two properties are senior rentals with a total of 43 affordable units (located in properties 

with a total of 215 units, all of which will come off the SHI). 
 
In the next 10 years, use restrictions on 
another 302 units will expire.  Early 
planning is essential to retain these units.  
Not all can be preserved.  Ownership 
homes are unlikely to extend their 
affordability use restrictions but often 
repay the City investment if the restriction 
expires.viii 
 

The Synergistic Risks of Market Forces, Financial Problems, and Physical 
Deterioration  
Gentrification and a limited housing supply can put upward pressure on rents, challenging an 
owner’s willingness to extend affordability as restrictions expire.  Increasingly, owners and/or 
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investors are unwilling to forgo the significant market upside available by transitioning a mixed-
income property to an all-market rate project. 
 
Further, financial problems often stem from pressure on cash flow as inflation drives up 
operating expenses like materials for repairs, utilities and taxes, and labor, as well as financing 
costs because of rising interest rates. Lender and investor operating covenants, which often 
supersede affordability covenants, can restrict an owner’s option to extend affordability terms in 
the face of financial problems.  These same forces hamper development, leaving 
owner/developers cash strapped for both new development and management of existing 
properties.  
 
Finally, normal wear and tear, aging building systems, and evolving community needs can 
require costly restoration or redevelopment efforts.  Long term deed restrictions can limit an 
owner’s options for refinancing to address capital needs.  In addition, rising operating costs, 
reduced incomes, or changes in market conditions can jeopardize the financial stability of 
affordable housing developments, potentially leading to deferred maintenance, mortgage 
defaults, or even foreclosure.   
 

Concentration of Risk 
Ownership of affordable rental housing in Newton is concentrated in five companies, who own 
68% of the stock, amplifying the risk.  The organizational strength and stability of these 
dominant providers is a critical component in Newton’s affordable housing picture.   
 

 
*Note: % are of all affordable and total rental units, not just of the largest owners’ units   

 
The three largest owners, with 58% of the housing, are non-profits – Newton Housing Authority, 
2Life Communities, and Newton Community Development Foundation.  The Northland 
Needham Street project, with 822 total units, and 145 affordable units, slated to begin 
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construction in the fall of 2025, will shift these numbers, as Northland will move to third place in 
number of affordable units, and first place in total units. 
 
Newton Housing Authority (NHA) is Newton’s largest affordable housing provider, with 625 
units that are either state or federally funded providing homes to over 1,000  Newton residents 
(including Section 8 voucher holders).  NHA brings many strengths to fulfilling their mission, 
including dedicated staff and Commissioners, a strong resident services program, management of 
449 mobile tenant-based rental vouchers (201 supporting Newton rentals and 248 outside of the 
city), and development potential on several underutilized properties.  In 2023 NHA capitalized 
on this potential to develop Haywood House with 55 senior homes adjacent to Jackson Gardens.  
However, NHA is challenged with long-term underfunding, as is true of all state and federal 
public housing, resulting in deferred rehabilitation, including improvements in accessibility. 
Most properties have inadequate capital and operating reserves, and annual grants from both 
HUD (federal) and the state are woefully inadequate to meet the need.  Further, housing was 
developed with a complicated array of distinct programs, and resources are not fungible across 
the portfolio. Executive Director Michael Lara writes, “The state public housing backlog is in the 
millions and yet we receive ~$200,000/year.  Federal public housing needs are in the tens of 
millions, and we receive approximately ~$700,000/year for federal developments.  We 
essentially receive less than 10 cents on the dollar for the actual capital needs of our public 
housing properties.  Couple that with an uncertain political climate and a new administration that 
is hoping to cut funding and add work requirements for tenants in federal public housing, it is a 
challenging time for housing authorities.”  
  
The Massachusetts 2024 Affordable Homes Act allocated significant funds to address this 
statewide problem, but the competition for these resources is strong.  Priority will be given to 
housing authorities that can combine rehabilitation of existing housing with the creation of new 
units.  NHA has several possible sites to accomplish this objective.   
 

Key Lessons from Stewarding Existing Affordable Homes 
 Continue to partner with NHA to upgrade and expand their housing stock, including 

permitting relief for expansion on existing properties, technical assistance and financial 
support; note that NHA receives 50% of all Inclusionary Zoning in lieu payments, and is 
eligible to apply to the Housing Trust for funding and to the City for Community 
Development Block Grant funds and Home Funds. 

 Proactive measures are needed to mitigate the risk of losing existing affordable units, 
including the following: 
• The City should have a rolling 5- to 10-year plan to preserve housing with expiring 

use restrictions, with at least annual reports to the Fair and Affordable Housing 
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Partnership.  The Plan should include engaging with owners with at least a 5 year lead 
time.  

• Ongoing communication with the largest owners will allow early assessment of 
challenges, with financial and technical assistance to property owners who are 
experiencing financial stress.  

• Properties need to be assessed periodically for signs of physical deterioration that can 
be addressed through rehabilitation and modernization programs. 

• The City should monitor market trends and implement policies to protect affordable 
housing from gentrification. 

Growing the Supply of Affordable Low- & Moderate-Income 
Housing 

Lessons from Newton’s Production History 
Expanding the supply of affordable and middle income housing is essential to ensure Newton 
remains a vibrant city, and Massachusetts remains economically competitive. This requires a 
strategic and multifaceted approach, leveraging a variety of tools and resources using the key 
resources in Newton’s toolbox.  These include investing City funds, utilizing public land, and 
employing flexible and thoughtful permitting practices.  The City should also continue to 
streamline and improve the efficiency of its permitting process to reduce costly delays, and work 
to expand by-right zoning wherever possible.  The development of the 2,075 units currently in 
the City’s inventory offers valuable lessons to guide this effort. 
 

Investing City Funds 
Traditional “Affordable Housing” developers, both for- and non-profit, utilize public subsidies, 
tax credits and specialized financing with affordability requirements to build housing with at 
least 50% of a project’s units (and usually 80%-100% of the units) being deed restricted for low-
income tenants.  The City can strategically invest its funds including federal sources like CDBG 
and HOME, and local resources like the Affordable Housing Trust to leverage additional state, 
federal, and private investments.   
 
The most significant additional capital sources for public subsidies are the federal and state Low 
Income Housing Tax Credits (LIHTC) which can provide 30% to 70% of total development costs 
depending on the nature of the project and credits.  State and federal resources require an 
investment from the City but usually provide funds that far outweigh the more limited City 
funds. Typically, the role of local funding is to fill critical, but smaller, gaps that make a project 
viable and to signal strong local buy-in to state and federal funders.   Larger projects have a 
substantial advantage attracting state and federal funds, significantly increasing the efficiency 
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and impact of crucial local dollars. Typically, projects need to be in the 30+ unit size to 
successfully compete for these deep state and federal resources.  Further, larger projects benefit 
from economies of scale to control development costs. 
 
The Benefits of Larger Projects: A review of Newton’s investments over the 10 years from 
2014 to 2024 found that the City invested 20% of its housing dollars on 19 units in small projects 
(10 or fewer units) at a cost to the City of $351,642/unit. These housing dollars included local 
funds from Community Preservation Act and Inclusionary Zoning payments, prior grant 
repayments and federal funds channeled through the City such as Community Development 
Block Grants, HOME funds and ARPA funds. During the same period the City invested 30% of 
its funds in 153 units in moderate sized developments (33-49 units per project), at an average 
cost of $64,037/unit.  The larger projects were able to leverage state and federal resources for the 
majority of their subsidy needs to address development costs, while small projects relied on the 
City for the vast majority of their gap financing to address development costs. 
 
Leveraging Permitting  

Zoning offers a powerful tool for the production of affordable housing.  The City can streamline 
the permitting process to encourage development and reduce costs. Tools include: 

• Chapter 40B Comprehensive Permits have been the most effective driver of affordable 
housing in Newton, producing 47% of the affordable units (some of which also utilize 
deep subsidies). As explained above, this state law allows developers to bypass certain 
local zoning regulations in exchange for including 20-25% percentage of affordable units 
in their projects.  In communities with less than 10% of their housing stock on the state’s 
Subsidized Housing Inventory (SHI), developers can appeal permitting rejections to a 
state housing appeals committee.  At the time of this report, Newton is hovering close to 
this “safe harbor” threshold, but if the SHI passes this threshold, developers can still 
request a “friendly 40B” with no appeal rights.  Given the pressing need for housing 
affordable to extremely low income households, Newton should also encourage 40B 
developers to opt for providing 20% of their units for households at 50% AMI, rather 
than the standard of 25% of the units at 80% AMI. 
 

• Inclusionary Zoning (IZ), triggered by Special Permits, has also been effective in 
producing affordable housing, representing 33% of the affordable stock (although, again, 
some deep subsidy projects utilized Special Permits). The City uses IZ ordinances to 
require developers of market-rate projects to provide 15-20% at affordable prices, or in 
some instances, make an in-lieu payment that can be used by the Affordable Housing 
Trust and Newton Housing Authority for the development of additional housing.  
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The production of affordable Senior 
housing has been driven by deep 
subsidies.  

• 67% of Senior housing (1,070 
units) are affordable and 33% 
(537 units) are market rate. 

• 95% of affordable Senior units 
are developed through deep 
subsidy projects and 5% are 
required by permitting. 

For General/Any Age housing, 
permitting has been more important.  

• 40% of affordable General 
housing units in Newton are developed through deep subsidy projects and 60% are permit 
driven. 

• 29% (641 units) of the General housing is affordable and 71% (1,560) is market rate 
 
Land Use Strategies 
The City can utilize its own land holdings or sponsor purchase of State lands to support 
affordable housing development. Municipal land can be made available through long-term leases 
or the sale of City-owned land, often at below-market prices.  Example of this approach includes.  

• Newton Community Development Foundation’s Warren House and Weeks House, both 
developed on City properties that were leased to NCDF.  

• the Newton Armory, currently under construction on land the City purchased from the 
State for $1 for the development of 43 units of affordable housing at 60% AMI or below.   

 
The Affordable Housing Trust has partnered with the Newton Housing Authority to fund a City 
study of the development potential of available City-owned land and NHA properties with 
expansion capacity.  The report, slated for completion by December 2025, will provide a 
foundation for the City Council to consider options for reuse as affordable housing. 
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Key Lessons for Growing the Supply of Low- and Moderate-Income Housing 
 City funding should prioritize projects that leverage other public resources and prioritize 

project size for leverage and cost efficiency. 
 Proactive actions by the City to incentivize private development of deeply subsidized 

family housing will help meet the need for low-income affordable family housing, as in 
the case of the Newton Armory now under construction. 

 Streamlined and flexible permitting is a powerful tool in the City’s arsenal: 
o Use of friendly Chapter 40B (when the Safe Harbor status comes into effect) is a 

powerful way to encourage development of affordable housing, while maintaining 
flexibility and control over permitting. 

o Inclusionary Zoning is a productive tool for creating affordable housing. 
o By-right zoning is an effective tool for reducing lengthy and costly permitting 

delays and offering clear guidance on the City’s requirements.  
o The City should promote opportunities that were created with the MBTA 

Communities “village center overlay district (VCOD)” rezoning and consider 
options to expand zoning in neighborhoods not covered by it. 

 City and State land should be used to meet affordable housing goals, and the City should 
explore potential partnerships with the educational and medical institutions to meet 
shared need for affordable housing. 

Conclusion 
Newton faces a significant housing deficit, impacting both affordable and middle-income 
households.  To address this complex issue, the City must prioritize the creation of new housing 
and carefully manage its existing affordable housing stock.  It is our conclusion that affordable 
rental housing for families should be considered as a top priority among the pressing needs for 
every type of affordable housing.  A proactive system is essential to preserve the existing 
inventory of 2,075 affordable homes in Newton as physically and financially sound deed 
restricted housing.  Fortunately, Newton has a number of tools, including funding, land and 
permitting, that can be thoughtfully employed to achieve these ends.  The recommendations are 
outlined below. 
 
The focus on affordable housing does not diminish the critical need for middle income housing 
(~150% - 200% AMI), especially homeownership options, for young families with incomes 
above the “moderate” level but below market prices. Newton is stronger when young families, 
the teachers in our schools, police and fire fighters who protect us, all have a choice to live in 
Newton.  The solution to this shortage is different from those for affordable housing, and hinges 
on increasing the supply of housing affordable at that price point.  We strongly recommend the 
city develop a strategy to promote middle income housing.  Through effective collaboration and 



21 
 

creative planning, Newton can create a community where all residents have access to safe, 
stable, and affordable housing. 
 

Recommendations 
Production  
Affordable rental housing for families should be prioritized, while recognizing the pressing need 
for every type of affordable rental housing, and supporting development opportunities as they 
emerge. 

 Encourage Chapter 40B and Inclusionary Zoning developers to offer deeper affordability, 
serving households with incomes below 60% AMI. 

 Encourage developers to exceed accessibility requirements, and to provide resident 
services in properties with lower income residents. 

 Actively incentivize private development of affordable family housing. 
 Rely on Chapter 40B and Inclusionary Zoning developers to produce new affordable 

homeownership housing. 
 Review the intended and actual impacts of Newton’s affordable homeownership 

programs and consider programmatic adjustments accordingly. 
 Optimize the use of every production tool the City possesses. Specifically: 

o Maximize the impact of City funds, including federal passthrough funds such as 
CDBG and HOME funds, by prioritizing projects that leverage other public 
resources, and projects with sufficient scale for cost efficiency. 

o Utilize City land and buildings wherever possible, including surplus land owned 
by the Newton Housing Authority, and actively assess potential state land for 
development. 

o Explore partnerships with educational and medical institutions to develop 
housing. 

o Offer streamlined and flexible permitting for housing production, especially 
affordable homes. 
 Welcome “friendly Chapter 40B” applications when Newton comes into 

safe harbor status. 
 Promote more by-right zoning and opportunities created with the MBTA 

Communities rezoning and consider options to expand zoning in 
neighborhoods not covered by it. 

Preservation 
The existing 2,075 affordable homes in Newton are precious and should be preserved.   
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 Avoid the loss of units to expiring use restrictions by maintaining a rolling 5-10 year 
action plan for units approaching the end of use restrictions, with annual reports to the 
Fair and Affordable Housing Partnership. 

 Survey properties at least biannually to assess physical conditions; work with owners on 
needed capital improvements. 

 Communicate regularly with the largest 5-10 owners to understand any emerging 
financial or operating risks which they may be facing and offer support when possible. 

 Monitor market trends for emerging risks; confer with local owners about their 
experiences. 

 Particular attention should be paid to the Newton Housing Authority as the largest 
affordable owner.  Partner with NHA to upgrade and expand their housing, including 
permitting relief for expansion on existing properties, technical assistance and financial 
support. 

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. 

Further Study 
 Refining Newton’s housing production goals. 
 Evaluating the policies and priorities that inform Newton’s affordable homeownership 

restrictions. 
 Expanding the supply of middle-income housing. 

 
 

 

Endnotes: 
  i Housing Priorities Task Force members represent Newton’s housing Commissions and Boards: 
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The Newton Fair and Affordable Housing Partnership works to ensure both the availability of affordable housing 
and equal access to housing opportunities for all residents in Newton; the Task Force was formed prior to the 
merging of the Newton Fair Housing Commission and the Newton Affordable Housing Partnership. 

   
  The mission of Newton's Affordable Housing Trust (NAHT) is to allocate Trust funds to preserve existing 

affordable housing units and create new affordable units utilizing streamlined process. 
   
  The Newton Housing Authority creates and preserves permanently affordable quality housing for families, 

seniors, and people with all abilities. 
 
Members (some members term of service on their respective boards have ended but their work on the committee 
continued, and Chairs participated in policy discussions). 
Housing Partnership:    Charles Eisenberg & David Rockwell, with Marva Serotkin, Chair 
Fair Housing Committee:   Josephine McNeil & Tatjana Meschede, with Esther Schlorholtz, Chair 
Newton Housing Authority: Vincent O’Donnell 
Affordable Housing Trust: Ann Houston & Susan Albright, initially Alicia Bowman 
City Housing Staff:   Lara Kritzer, Shaylyn Davis-Iannaco, Alison McIntyre 
 

ii https://housingmatters.urban.org/articles/four-reasons-why-employers-should-care-about-
housing#:~:text=When%20employees%20cannot%20afford%20to,housing%20as%20a%20major%20barrier. 
 
iii https://www.forbes.com/sites/rogervaldez/2024/08/02/austin-housing-picture-a-lesson-in-supply-and-demand/ 
 
iv One goal of the project was to get an accurate snapshot of available affordable housing in Newton.  This inventory 
is fluid, with new developments, and occasionally lost units creating a shifting landscape.  The unit counts included 
in this report represent the inventory as of June 2025.  The Subsidized Housing Inventory dated 3/14/2025, provided 
the starting point, and from this the information was verified and expanded to include bedroom and income mix 
data, and permitting.  Projects are placed on the SHI when granted a permit but removed if they have not received a 
Building Permit within 12 months of the permit’s issuance and then restored to the SHI when the Building Permit 
issues. After that point, they are removed if a Certificate of Occupancy is not issued within 18 months of the 
building permit issuance, and, again, restored once the Certificate of Occupancy does issue.  

• Current units = units actually available, with SHI units that are not under construction netted out of the 
count. 

o 21 affordable units owned by the Newton Housing Authority that are not included in the SHI for 
technical reasons were counted. 

• Units under construction = are counted in the inventory as the risk of not becoming available in the next 18 
months is considered low. 

• Units permitted but not under construction = are not included in the current inventory, given the risk that 
they might not come to fruition. 

 
v See Appendix 
 
vi These categories match those in the Subsidized Housing Inventory (SHI), which calls “General Occupancy” “Any 
Age Housing”. 
 
vii Five rental projects are permitted but not yet under construction (for financing closing): 

• 528 Boylston Street, Toll Brothers, with 184 total units and 46 affordable units 
• 78 Crafts Street, Boylston Properties, with 295 total units and 59 affordable units. 
• Newton Gardens, Winn Development, with 112 total units and 112 affordable and moderate-income units 
• Northland Needham & Oak Street, Northland Development, with 822 units and 145 affordable units 
• Northland Charlemont, Northland Development, with 370 total units and 93 affordable. 
•  

viii List of expiring use units: 
 

https://housingmatters.urban.org/articles/four-reasons-why-employers-should-care-about-housing#:%7E:text=When%20employees%20cannot%20afford%20to,housing%20as%20a%20major%20barrier
https://housingmatters.urban.org/articles/four-reasons-why-employers-should-care-about-housing#:%7E:text=When%20employees%20cannot%20afford%20to,housing%20as%20a%20major%20barrier
https://www.forbes.com/sites/rogervaldez/2024/08/02/austin-housing-picture-a-lesson-in-supply-and-demand/
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Organization Property Property Address
Affordability 

Expiration

Deed-
Restricted 
Affordable 

Units

Subsidized 
Housing 

Inventory 
Units

NWW (Pathways to Possible) Orchard Avenue  40 Orchard Avenue West *Group home 8 0
Benchmark Assisted Living Evans Park at Newton Center 430 Centre Street 2025 23 115
Benchmark Assisted Living Cabot Park Village 276-278 Newtonville Ave / 22-24 Munroe St. 2026 20 100
NCDF Warren House 1600 Washington Street 2030 21 59
Boca Development Woodmere Commons 412-416 Parker St. Units A,B,C,J,K 2030 5 5
NCDF Casselman House 195 Sumner Street 2031 43 43
Meredith Management, Inc. Peirce House 88 Chestnut Street 2031 29 34
NHA Newton CLN House 390 Newtonville Ave 2034 11 0
2Life Golda Meir House II 160 Stanton Ave 2034 88 99
NCDF John W. Weeks House 7 Hereward Road 2034 42 75
NWW Beard House 21 Bontempo Road 2035 5 5
Barry Price Rehab. Ctr. The Barry Price Residence 1751 Washington St 2035 4 4
City of Newton Newton Homebuyer Assistance Program (FTHP- 12 Green Court 2035 1 1
City of Newton Newton Homebuyer Assistance Program (FTHP- 246-250 California Street #250 2035 1 1
City of Newton Newton Homebuyer Assistance Program (FTHP- 410-412 Langley Road 2035 1 1
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Newton Housing Priorities 
Task Force: 
Affordable Housing 
Challenges and Strategies
FEBRUARY 2026
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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

• City Housing Staff
• Lara Kritzer
• Shaylyn Davis-Iannaco
• Allison McIntyre
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Newton Housing Priorities Task Force representatives:



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?
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Housing Type Total Units %  of All Housing 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  

 

Newton’s Housing 
Stock by Tenure 
and Affordability*

As of June 2025

Affordability ≤ 110% AMI



Policy 
Recommendations
 

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

Rental

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

Ownership

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

Preservation

Outline for each 
recommendation:

o Data snapshot

o Recommended policy 

o Factors leading to     
recommended policy

o Implementation 
recommendation
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Affordable 
Rental Housing

6



Snapshot of
Affordable 
Rental 
Housing

Total Existing &       
In-Construction 
affordable rentals are 
6% of total housing 
stock and 19% of the 
rental stock.

7

Data Snapshot

Existing & In Construction
Existing (adjusted) 1,848         
In Construction 139              

Total Existing & In Construction 1,987         

Permitted Not In Construction 455              

Total Existing & Permitted 2,442         

Affordable Rental Units
Inventory counts as of June 2025



Updated Snapshot of
Affordable Rental Housing

8

Total Existing & In-Construction 
affordable rentals are 6% of total 
housing stock and 19% of the 
rental stock.

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

Existing & In Construction
Existing (adjusted) 1,960        
In Construction 158             

Total Existing & In Construction 2,118       

Permitted Not In Construction 587             

Total Existing & Permitted 2,705       

Existing Newton Gardens 112
In Construction Northland Needham St Bldg 3 19
Permitted Northland Needham St (less Bldg 3) 132

Affordable Rental Units
Inventory counts as of February 2025

Additions
 February 2026
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