
Zoning & Planning Committee Report 
 

City of Newton 
In City Council 

 
Monday, May 11, 2026 

 
Present: Councilors Baker (Chair), Wright (Vice Chair), Gordon, Albright, Kalis, Oliver, and 
Dahmubed 
 
Absent: Councilor Getz 
 
Also Present: Councilors Roche and Block 
 
City Staff: Katie Whewell, Acting Director of Planning & Development; Nora Colello, Chief of 
Long-Range Planning; Andrew Lee, Senior Assistant City Solicitor; Anthony Ciccariello, 
Commissioner of ISD; Miles Starkey, Committee Clerk 
 
All agendas and reports, both past and present can be found at the following link: 
https://www.newtonma.gov/government/city-clerk/city-council/council-standing-
committees/zoning-planning-committee  
 
For more information regarding this meeting, a video recording can be found at the following 
link: https://www.youtube.com/watch?v=hFtJ0exmO5A  
 
 
#125-26  Discussion with the Newton Housing Authority 

COUNCILOR KRINTZMAN requesting discussion with the Executive Director of 
the Newton Housing Authority to receive an update on the work of the NHA 
(180 Days: 10/03/2026). 

Action:  Held 7-0 
 
Notes:  Michael Lara, Executive Director of the Newton Housing Authority (NHA), joined 
the committee and delivered a presentation (attached) on the work of the NHA. The NHA 
subsidizes over 1000 units of low-income housing and serves over 1300 residents; tenants pay 
around 30% of their month income as rent. Funding from the U.S. Department of Housing & 
Urban Development (HUD) supports 298 units for seniors and individuals with disabilities. 
Funding from the MA Executive Office of Housing and Livable Communities supports 180 units 
for families, the elderly & disabled, and those with special needs. The NHA has 446 Section 8 
vouchers, over half of which are used to rent in Newton. The NHA has 32 vouchers through the 
state Massachusetts Rental Voucher Program. The NHA owns and operates 94 unsubsidized 
units. 
 

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=hFtJ0exmO5A
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A councilor asked about the organization and structure of the Haywood House. Mr. Lara said 
there are 55 units of senior housing, which are owned by the NHA and managed by Maloney 
Property. The NHA is responsible for capital improvements and financial audits. 
 
A councilor asked if the NHA was interested in acquiring land to develop and Mr. Lara said that 
operating and capital requirements for new projects are so great that acquiring more land is 
not necessarily a priority. 
 
Mr. Lara continued his presentation to describe the Rental Assistance Demonstration (RAD) 
programs run operated by HUD. Historically, Congress has not adequately funded public 
housing and RAD was designed to help address the large and growing backlog of capital needs 
in public housing. The principles of RAD are long-term preservation and affordability, public 
stewardship, and resident protection. RAD allows public housing authorities to move 
properties from traditional public housing funding to long-term Section 8 rental assistance 
contracts. The shift enables housing authorities to access private capital for significant repairs 
and renovations, aiming to preserve, modernize, and improve affordable housing units. The 
average RAD rents underwrite about $50,000 per unit that can be used for accessibility 
upgrades, roof replacement, and new HVAC systems. Public housing authorities in 
Massachusetts have converted 31 projects covering 3712 housing units under RAD, assisting 
approximately 8860 people. 
 
A councilor asked if special legislation through a Home Rule Petition would benefit the NHA 
and Mr. Lara said that allowing payment in-lieu of taxes may help encourage development 
from the private sector. 
 
Councilor Oliver motioned to hold, which passed unanimously. 
 
#133-26  Discussion of established Uses within Chapter 30 

COUNCILORS OLIVER, BAKER, SILBER, KALIS, LUCAS, LEARY, FARRELL, MALAKIE, 
WRIGHT, and GETZ requesting discussion and possible amendments to provide 
new or updated definitions in the Newton zoning ordinances for allowed uses 
(180 Days: 10/24/2026). 

Action:  Held 7-0  
 
Notes:  Nora Colello, Chief of Long-Range Planning, joined the committee and delivered 
a presentation (attached) on definitions of uses in Ch. 30, Zoning. Mrs. Colello shared a 
flowchart that explained the “use determination” process. Business owners describe their 
business to the Commissioner of ISD who determines if the business falls under an existing use 
and if that use is allowed in that zoning district. There are several undefined uses within the 
zoning ordinance, including the Live/Work use. Benefits of specificity in use definitions include 
consistency in decisions, legal defensibility, and predictability for applicants. Drawbacks of 
specificity are loss of flexibility for desirable businesses, the risk of being outdated, and 
hardship for new business unfamiliar with the zoning process. 
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A councilor emphasized a need for definitions rather than no definitions at all, particularly for 
unclear uses like Live/Work and suggested that undefined uses should not be permitted by 
right. 
 
A councilor said it would be interesting to see what neighboring municipalities are doing 
regarding undefined uses. While the definitions should still be broad enough to provide 
flexibility, the councilor did not want that to lead to more special permits. 
 
A councilor was concerned about leaving uses undefined in relation to Land Use Committee 
decisions and the possibility of developers taking advantage of the ambiguity. 
 
A councilor talked about the context in which certain uses like Live/Work were created and 
that leaving uses undefined leads to uncertainty about the intention behind creating that use. 
The councilor also said that the committee should consider looking into and amending the 
zones in which some uses are permitted. The councilor asked Anthony Ciccariello, 
Commissioner of ISD,  what common problems arise in his work when it comes to use 
definitions. Mr. Ciccariello said that it is most challenging when there is no definition and 
agreed with Mrs. Colello that it is beneficial when definitions are left vague to allow for 
interpretation. 
 
A councilor shared that committee discussion should focus on addressing specific uses, such as 
Live/Work, rather than taking up the definitions of uses more broadly. 
 
A councilor suggested that the Planning department could collaborate with the new Arts & 
Culture department to help strategize zoning efforts for artists and crafts people. 
 
Mrs. Colello talked about the diverse range of definitions used for Live/Work in other 
municipalities. Some definitions are extremely broad, such as language that says, “primarily 
residential with incidental work activity”. Other definitions have stricter parameters, like 
“residential occupancy with adequate workspace reserved for and regularly used by one or 
more person residing there”.  
 
The Chair asked that the Planning department focus on working on a definition for Live/Work 
in commercial zones before the committee attempts to address additional uses. 
 
The Chair motioned to hold, which passed unanimously. 
 
The Committee took a brief, 5-minute recess before discussion on the following item. 
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#65-26  Requesting discussion and amendment to Section 1.5.3 of Chapter 30, Zoning  

HIS HONOR THE MAYOR requesting discussion and possible zoning amendments 
to Section 1.5.3 Setback to allow for transformers to project into the setback. 

Action:  Held 7-0 
 
Notes:  Katie Whewell, Acting Director of Planning, joined the committee to deliver a 
presentation (attached) alongside Mrs. Colello. The department has seen an increase in requests 
for setback relief related to transformers due to factors like increased electrification of building, 
utility company accessibility standards, and implementation of enhanced energy code 
requirements. Transformers are treated as structures that are not permitted within the setback 
and require special permits to project into the setback. Final transformer locations may evolve 
during utility coordination and construction which leads to additional administrative review and 
delays in occupancy and project close-out. Ms. Whewell shared examples of projects that have 
run into issues with transformer placement. 
 
A councilor shared examples of a transformer (attached) to demonstrate their relative size and 
placement. 
 
A councilor was interested in learning more about the potential consequences of allowing 
transformers in the setback and the location requirements from utility companies. Another 
councilor said that one of the motivations from utility companies in transformer location is ease 
of access during emergencies like fires. 
 
A councilor requested that transformers be decorated and beautified if they are allowed within 
the setback. 
 
A councilor requested more information on the presented examples and information on how 
other communities are dealing with transformer locations. 
 
Commissioner Ciccariello shared that transformers cannot be wrapped or covered with 
decorative paper, require bollards for protection, and that landscaping must be a certain distance 
away. These utility regulations are derived from Eversource’s code book called Information & 
Requirements for Electric Service. 
 
A councilor asked what amount of energy use requires the utilization of transformers and if 
placement of generators have similar restrictions. Commissioner Ciccariello said he was 
uncertain about the specific energy use that requires a transformer but would find out by 
referring to information from the utility company and that generators are not allowed within the 
setback. 
 
A councilor said that growing use of electric vehicles will likely increase the need for transformers 
across the city. The councilor also said that developers should be more prepared in their planning 
and there should not be exceptions for requirements that are explicit and unambiguous. 
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A councilor shared that locations for transformers are not necessarily clear-cut from the 
development perspective and power companies often change their thinking very late in the 
development cycle. 
 
A councilor suggested the committee investigate the utility code requirements for transformer 
location to determine if this is an issue that developers should be aware of from the beginning 
of the development cycle and not addressing at the last moment. 
 
Councilor Kalis motioned to hold, which passed unanimously. 
 
 
#129-26  Reappointment of Marcela Merino to the Economic Development Commission 

HIS HONOR THE MAYOR reappointing Marcela Merino, 66 Cloverdale Road, 
Newton as a member of the Economic Development Commission for a term to 
expire on November 30, 2028 (60 Days: 06/05/2026). 

Action:  Approved 7-0 
 
Notes:  The Chair offered the committee opportunity to comment on the 
reappointment of Marcela Merino to the Economic Development Commission. There was no 
discussion on the reappointment.  
 
Councilor Gordon motioned to approve, which passed unanimously. 
 
The committee adjourned at 9:40 p.m. 
 
Respectfully Submitted,  
R. Lisle Baker, Chair 
 



Newton Housing Authority

May 11th, 2026

Zoning and Planning 
Committee Presentation

#125-26



NHA General Information

 Incorporated in 1959 under Chapter 121B of  Mass. Gen. Law

 The largest provider of  affordable housing in the City of  Newton

  Subsidizes over 1000 units of  low-income housing

 Serves over 1300 residents 

 Tenants pay ~30% of  their monthly income as rent

Public Housing construction dates:
Federal Elderly: 1963-1987
State Elderly: 1975-1991
State Family: 1920-1990
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NHA Tenant Statistics

Average Income (2017-present):

Federal Public Housing
Average age: 71 yrs
Average annual income: $17,832.00
Average tenant rent: $415/month

Section 8
Average age: 39 yrs
Average annual income: $29,704.56
Average tenant rent: $560/month
Average HAP:$1,883.20/month

• 100% AMI for 1 person household: 
$112,630

• 100% AMI for 4 person household: 
$160,900

State Public Housing
Average age: 39 yrs
Average annual income: $31,719.47
Average tenant rent: $667/month

#125-26



NHA Programs

Federal Public Housing

 298 units for seniors and individuals with disabilities
 Funded by operating and capital subsidies from US Housing and Urban Development (HUD)

Locations:
Parker House     21 Parker St. Newton Centre 33 Units
Horace Mann  Brookside Ave., Watertown St., Walker St.  72 Units
Jackson Gardens Green St., Kennedy Circle Nonantum    64 Units
Norumbega Gardens Ash St., Auburn St. Auburndale      57 Units
Echo Ridge     Thurston Rd. Newton Upper Falls    36 Units
Nonantum Village  239 Watertown St. Nonantum      36 Units
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NHA Programs

State Public Housing
 180 units funded by operating and capital subsidies from MA 

Executive Office of  Housing and Livable Communities 
(EOHLC)

State Family Housing (ch. 705)
79 two, three and four-bedroom units

State Elderly/Disabled Housing (ch. 667)
60 one-bedroom units

Special Needs Housing (ch. 689)
41 units of housing for individuals with special needs add in 
section re DMH 

Locations:

New Hyde (667/689) 82 Lincoln St. 24 Units

Centenary Village (667/689) 234 Central St. 
19 Units

Hamilton Grove (667) 541 Grove St. 42 Units

Beaconwood Family Housing(705) Hargrave 
and Wilson Circles 20 Units

Scattered Sites (667/689/705) 75 Units
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NHA Programs
Housing Choice Voucher Program (Section 8)

 Federally funded voucher program 
 446 NHA vouchers
 Tenants use voucher to rent a private market unit, NHA pays remainder of  rent to landlord
 Over half  of  voucher holders rent in the City of  Newton
 15 vouchers set aside for victims of  domestic violence 
 NHA pays over $800,000 in monthly Housing Assistance Payments (HAP)

Payment Standards:

0 Bdm $2,500 3 Bdm   $3,737
1 Bdm $2,624 4 Bdm   $4,746
2 Bdm $3,117

Massachusetts Rental Voucher Program

 State subsidized voucher program
 32 Vouchers
 20 vouchers project based at NCDF Houghton 

Village
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NHA Programs

Management Portfolio

 94 units of  NHA owned and operated unsubsidized units
 Not including 55 unit LIHTC property at Haywood House
 Occupied by some NHA Section 8 voucher holders 

Locations:

52-54 Wyman Street       68-70 Wyman Street 

76 Webster Park        36, 38, 40, 46 Crescent Street

1115 #8 Beacon Street      9A, 17A Baldwin Street

23 Considine Rd.          50-52 Fuller Street

15-17 Jackson Terrace      31 Murray Rd.

45 Pelham Street          390 Newtonville Ave. 

Section 8 YMCA Project-Based
 25 SRO units at West Suburban 

YMCA for single, homeless men

#125-26
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Marcela Merino Domínguez 
Newton, MA |  

PROFESSIONAL EXPERIENCE 

Guyana Development Initiative – Building Shared Prosperity 

Associate Project and Research Manager  

▪ Support strategic, management, research and implementation activities for Guyana’s economic and 

social development program launched by HBS Professor Michael Porter. 

Greater Boston Chamber of Commerce  

Senior Manager, Economic Growth 

▪ Led the launch and growth of the Pacesetters initiative, a collective regional effort of large 

corporations aimed at increasing market access for underserved small businesses. Conducted 

business assessments, designed program goals and strategies, and measured economic impact. 

Harvard Business School 

Associate Product Manager, HBS Online 

▪ Managed the launch of new online courses and ongoing product lifecycle and delivery across 

multiple teams. Conducted research to identify new markets and content for online courses. 

Research Associate, HBS Institute for Strategy and Competitiveness 

▪ Worked with Professor Michael Porter as the primary Research Associate in the areas of strategy, 

economic and shared value, acting as team lead for junior Research Associates. 

▪ Managed content and relationships with host organizations and partners. Conducted research and 

developed presentations for private, academic and public policy international engagements.  

▪ Co-author HBS case “Naranya: Created in Mexico” and “Intercorp: Innova Schools” 

McKinsey & Company 

Research Analyst 

▪ Provided research and analytical insights for multiple economic development and social sector 

engagements, including competitive assessment of urban areas and jobs mismatch. Presented 

research findings to consultants, academic visitors and leadership. 

Boston, MA        

2020 to   

present 

Boston, MA 

2018-2020 

 

Boston, MA 

2016-2018 

 

2013-2016   

  

  

 

         

 

 

Boston, MA 

   2010-2012 

Tufts University  

Local Team Lead, Impact of Title II Food Aid Program in Honduras 

▪ Evaluated the impact of food aid programs in Honduras in terms of income generation and 

sustainability. Interviewed beneficiaries, analyzed performance metrics over a two-year time 

frame and assessed NGO’s exit strategies. Presented research findings to USAID agency. 

         Boston, MA 

2010 

Urban & Associates 

Market Analyst 

▪ Performed detailed quantitative market analysis, population sampling and projection for media and 

consumption research studies. Designed survey questionnaire, supervised local field work, prepared 

final reports and presented key market recommendations to clients. 

   Boston, MA 

2005-2007 

Economic Competitiveness Group 

▪ Project Manager, Export plan of Honduran Ethnic Products in the US, sponsored by IDB. 

Budget planning and resource allocation. Measured market demand, analyzed trade capacity of 

artisan producers, developed market entry strategies and presented results to client. 

▪ Business Consultant, Nicaraguan Competitiveness Program, sponsored by the World Bank. 

Facilitated dialogue and strategy meetings between government and private sector industry groups. 

Identified market opportunities for local coffee producers and furniture makers in the US. 

Berkeley, CA  

2003-2004 

 

               

US Department of Agriculture - Hurricane Mitch Reconstruction Program  

▪ Program Management Assistant. Worked alongside management in planning, financial and 

administrative activities. Recipient International Honor Award for Outstanding Team Results. 
 

        Honduras  

   2000-2001 

EDUCATION 

Brandeis University 

Master of Arts, International Economics and Finance. Concentration: Economic Policy 

Recipient Global Leader Fellow Scholarship 

 Waltham, MA 

        2009 

Antonio de Nebrija University 

MBA, International Business  

  Madrid, Spain 

2001-2002 

Central American Technological University 

Bachelor of Science, Industrial and Business Management 

 Honduras 

 1994-1999 

ADDITIONAL 

Computer Skills: 

  Certificates: 

            Other:  

Excel, Word, Power Point                                                       Languages: English and Spanish  

Project Management Certificate, UC Berkeley (2021) 

Member Tennis Northeast and MSPCA (MA Society for the Prevention of Cruelty to Animals) 
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