
  
staff contact Lara Kritzer, Community Preservation Program Manager 

email lkritzer@newtonma.gov,  phone 617.796.1144 
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Newton Affordable Housing Trust 

APPROVED MINUTES 

July 20, 2022 
  
A hybrid meeting was held on Wednesday, July 20, 2022, beginning at 5:00 P.M. Newton Affordable 
Housing Trust (NAHT) members present in Room 204 included Mayor Ruthanne Fuller, Tamirirashe 
Gambiza, Ann Houston, Jason Korb, Peter Sargent and Judy Weber. City Councilor Andrea Bowman 
was present virtually.  Staff present in Room 204 included Planning and Development Director Barney 
Heath, Director of Housing and Community Development Amanda Berman, Housing and Community 
Preservation Program Manager Lara Kritzer with Development Planner Eamon Bencivengo also 
attending virtually. Ms. Kritzer served as recorder.  
 
Introductions 
 
Trustees and staff present in Room 204 introduced themselves at this time. Ms. Houston was not 
present at the start of the meeting and Trustees agreed to postpone elections until after the Draft 
Strategic Plan discussion. 
 
Review of Draft Strategic Plan and Guidelines  
 
Staff had sent out a draft Strategic Plan and Guidelines document for Trustees to begin reviewing 
prior to the meeting.  The draft reviewed at this time included initial comments and suggested edits 
submitted prior to the meeting.  
 
Discussion began with the proposed mission statement and introductory section. Trustees discussed 
whether there had been enough discussion to develop a mission statement or plan for the future. 
Ms. Weber noted that there were many big questions still to address and asked if the groundwork 
and documentation was in place yet to move forward. Mr. Sargent thought that the Trust needed to 
forge ahead with these issues and noted that the Community Preservation Committee was delegating 
their role in funding affordable housing to the Trust. Trustees reviewed the language used in the 
document and agreed to preserve as much flexibility for future refinements as possible. The mission 
statement should be clear but narrow to start but could be revised after six months or a year to 
better reflect the Trust as it moves forward. 
 
It was also suggested that there could be phases to the Mission statement that changed based on the 
money available at that time.  Mr. Gambiza suggested that the Trust should begin by planning only 
for what the current funding will allow. He  suggested that the Trust consider its goals in phases and 
provide more detail for broader phases in the future in subsequent documents.  The question was 
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asked as to whether the Trust was looking to define what success would look like in six months or 
whether the goals defined should be focused on longer period of time.  Ms. Houston agreed. 
 
Ms. Weber thought that the other piece to consider was what impact the Trust wanted to have in 
terms of households. She wondered if they should first be focused on getting more housing 
production off the ground or in focusing on easing housing burdens would support more households. 
Ms. Weber asked if the mission was to keep people in Newton or to make it easier for them to come 
to Newton. She was concerned that the Trust did not yet have much funding but was proposing to 
focus on the largest costing items. 
 
Mr. Sargent noted that the CPC had information on the pipeline for its future projects. He was not 
sure where housing projects stood on this but agreed that the Trust could plan for a wider range of 
projects with more funding.  Mayor Fuller noted that there are other funding sources already in place 
for some of these funding areas. She noted that Ms. Berman could provide additional information on 
the housing programs already in place and suggested that the Trust focus on new production.  Ms. 
Berman explained that the City does have a number of housing assistance projects and partners 
already in place.  She was not aware of any other housing development projects like the West 
Newton Armory in progress yet, but thought that there were other possibilities such as the former 
Walker Institute properties which could use Trust funding. Ms. Berman also noted that the Newton 
Housing Authority had drastic needs and a desire for growth.  Mayor Fuller added that there were 
members of the public that had reached out with ideas for projects as well. 
  
Mr. Sargent suggested that the Trust keep the document open and fluid for now as they did not   
know what might be coming in the future. He suggested that this be considered as a working 
document that will be changed over time. He saw this process as embarking on a journey and 
believed that the document should be as brief and broad as possible so that the Trust could move 
forward with whatever next comes in the door. Ms. Weber asked if there was an appetite for more 
housing production at this time. Trustees also discussed whether the document should include a  
statement on who the Trust will serve in terms of income requirements.  Trustees discussed these 
issues and agreed that the document should remain general in its descriptions for the time being.   
 
Ms. Houston asked about the comment in the mission statement concerning converting existing 
buildings into affordable housing. She noted that this can be very cost effective and also be 
considered affordable housing production.  Ms. Berman stated that the City’s CDBG program received 
$800,000 every year for affordable housing production and knew that there are more funding 
possibilities out there. She also pointed out that the City also had HOME program funds and 
Inclusionary Zoning funds and wanted the Trust to understand that there would be more than just 
the CPA funding it received to work with. 
  
Discussion moved to the Eligible Purposes Section.  Ms. Houston asked whether this section needed 
to have broad initial statement.  A question was raised as to whether the Trust could be used as seed 
money for new programs. Trustees agreed that it would not be used to start a new program at this 
time but that they still wanted the ability to review a wide range of project ideas.  Mr. Korb thought 
that the Trust should consider projects that assist new homeowners as he believed homeownership 
opportunities to be important.  Ms. Weber suggested that they have City staff come to a meeting to 
talk more about existing programs. Mr. Heath stated that they planned to have staff do this. 
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Mr. Korb referenced the Massachusetts Housing Partnership’s (MHP) Soft Second and ONE Mortgage 
program as examples of homeowner assistance. Ms. Houston noted that that program provided an 
interest write down with the individual community’s also providing assistance. Ms. Berman explained 
that Newton did have a program to provide $10,000 in downpayment assistance for deed restricted 
affordable units.  Ms. Houston thought that homeownership is a rich area for the Trust to look at. 
Trustees discussed other options that might be of interest including fair housing but ultimately 
agreed that these areas were not something that had to be decided right now.  Ms. Weber asked how 
many deed restricted units were located in Newton. Staff agreed to provide more information on this 
for the next meeting.   Mr. Sargent suggested that the Trustees focus on the major elements of the 
guidelines for now and return to the other questions at a future meeting.   
 
Trustees completed their review of the Eligible Purposes Section and moved on to the Goals of the 
Trust section. It was agreed this section should be moved farther up in the document.  Ms. Houston 
thought that the Trustees needed more information from Staff on what the City’s existing affordable 
housing goals and needs are. She thought that this was not be something that could be solved tonight 
but would be a good thing to look in to before the next meeting.  Trustees asked staff to further edit 
the goals to keep them broad and short. 
 
The question of who the funding was for was raised. Trustees discussed whether the Trust wanted to 
target funding for Newton residents only, or any households, and discussed whether local preference 
was an issue for Newton. Ms. Berman noted that the local preference cap was 25% in Newton. She  
explained that it had bought a lot of local good will in past projects and might be good to consider 
here as well. 
 
It was proposed that the guidelines be kept in draft form for now to allow additional time for 
Trustees to do some homework on Newton’s existing guidelines and for staff to complete the edits 
made to date. Trustees agreed and focused on general elements to consider in the future document.  
Trustees agreed to make it clear throughout the document that new housing would be preserved in 
perpetuity.  Mr. Gambiza questioned whether it might limit the type of funding opportunities 
available if the City required restrictions in perpetuity. He noted that if funding is coming from non-
government agencies, it might have more flexibility. Ms. Berman explained that the City had gotten 
pushback from a few projects recently on the requirement for perpetuity and that their concern was 
that perpetual restrictions could tie their hands in the future when the project was refinancing. 
Ms. Houston stated that she had made that argument in the past but that had been before 
syndicators had started taking housing out of affordability. She thought that it was important that 
public funds tie the hands of developers in the future.  Trustees discussed how syndicators bought  
limited partnership interests in affordable developments then forced them to go to market rate.  Mr. 
Gambiza asked if this could be addressed by adding in a right of first refusal requirement for future 
sales. Trustees agreed to add “in perpetuity” to the mission statement for now. 
  
Mayor Fuller raised a question on the Trust’s initial criteria for projects. She noted that some projects 
are going to be sustainable for the long term while others will need more assistance and wondered if 
there was some way to characterize that question in terms of physical design, project team, financial 
structure, etc. It was agreed that the long term sustainability of a project was an important criterion 
for the Trust.  Ms. Houston noted that she was particularly concerned with projects that did not have 
adequate support services.   
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Ms. Weber agreed but was concerned with being too prescriptive in how they required support 
services. Ms. Houston stated that when the West Newton Armory project was presented to the 
Newton Housing Partnership (NHP), they had talked about the services that they were putting in 
place. She then heard a presentation from Mark Development which was not including services. She 
explained that the NHP had encouraged them to purchase services from the West Newton Armory as 
it was right down the street. She thought that this was an area that needed more subsidy and could 
be the sort of thing that the Trust could do.  It was noted that about half of these residents would 
need some level of services but that only 30% of developments have any funding to support those 
services, which undermines the quality of the housing.  Trustees discussed whether the Trust should 
place an emphasis on this work or just state a strong preference for it. 
 
Ms. Weber asked whether the Trust was going to only fund projects or enforce regulatory 
requirements as well. She asked if the Trust would also need to make sure that applicants were 
compliant with any conditions or requirements. Mr. Korb explained that this was done by 
Cambridge’s Trust and that they were currently seeking a new staff person to oversee the compliance 
work. Trustees discussed whether applicants should be required to submit a one page form to the 
City on a regular basis to confirm that they were meeting all requirements. Both Mayor Fuller and Mr. 
Heath agreed that this would be difficult to oversee in perpetuity.  Ms. Houston asked Trustees to 
consider what kind of funding the Trust should give and whether it should be a lender or a grantor.  
Trustees were asked whether the Trust wanted to be the stewards for the City’s affordable housing 
and to consider that question over the next two months.   
 
Mr. Gambiza asked if the Trust could piggyback off of those programs that were already doing this 
type of affordable housing work. Mr. Korb was not sure that this could be done and explained his 
concerns. Ms. Berman stated that there were no good models at the government level for doing 
either support services or compliance work.  She thought that if this was a true priority for the Trust, 
then it would need true investment from them to be done in a meaningful way. Ms. Houston 
disagreed and thought that there were possibilities for moving funding to support services within 
normal housing deals. Ms. Berman answered that she felt that it had become a common element in 
the conversation about new affordable housing developments and was becoming more prioritized, 
but that without a real investment in funds and infrastructure, the City did not have the capacity to 
oversee it.  Ms. Weber agreed that there was a problem and suggested that the Trust find a way to 
tag into the other existing compliance reports that were required by most projects once a funded 
project got to that point.   
 
Mr. Korb felt that the Trust will be a lender but saw its role as going beyond just giving out money. He 
thought that the Trust should also get regular reports to see what going on and felt that there were 
options available for dealing with projects that did not comply. Ms. Houston asked if the Trust would 
require unfunded mandates or whether they would provide support service funding as part of the 
project. She noted that Mr. Sargent had spent a lot of time as a lender and could also help the Trust 
to understand how this could be done.  Mayor Fuller noted that the City does not know how to do 
this work and does not have the capacity at the moment to do it.  Trustees agreed that they did not 
want to spend Trust funding on administrative uses.   
 
Mr. Sargent suggested that the Trust get permission from another agency to receive copies of their 
required reports.  He added that the Trust would often be the first funding source and that they could 
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leverage that fact.  Mr. Korb stated that he would like to see a one page report explaining the cash 
flow, occupancy, etc. of completed projects. Trustees discussed whether this type of monitoring 
program could be managed by the City. 
  
Discussion moved on to the Application and Funding Process. Trustees agreed to accept applications 
on a rolling basis and to use the existing CPA program funding application as a template.  It was also 
agreed that applications would be reviewed at public hearings.  
  
Mr. Sargent suggested that they postpone further discussion on the Types of Assistance section until 
there is an updated clean copy to review.   Ms. Houston suggested that the Trust might want to 
create a subcommittee to look into these options outside of a meeting. Mr. Korb thought that that 
might not be necessary once all the edits had been made.  A question was raised about cash flow 
sharing with some Trustees feeling that loans and grants should be repayable. For example, if a deal 
has 90 mobile vouchers, they thought that it should be cash flow sharing with the City. Ms. Houston 
questioned whether this was a larger question to be discussed. Mr. Korb thought that this went back 
to the kind of lender that the City wanted to be and that the current feeling was that the Trust would 
not be a straight out lender. 
 
It was noted that the guidelines did not reference any of the City’s other housing organizations. Ms.  
Houston suggested that the Trust should meet with the Fair Housing Committee and NHP at a future 
date. Mayor Fuller noted that commissions and partnerships come and go and that it was good 
practice to work with them but that those interactions should not be built into the document. 
Mr. Sargent asked if there might be other organizations in the City that might also be interested in 
working with the Trust. Trustees agreed that they wanted to compliment but not duplicate the work 
of other City organizations. Mr. Heath suggested that staff talk through what is already out there, 
what is in pipeline, and what should be done and report back to the Trust. 
 
Mr. Sargent stated that he did not think the Trust should own or develop land and other Trustees 
agreed. Ms. Weber thought that one goal of the Trust was to get the City to its 10% SHI goal and 
wondered if that should be in the Mission Statement. Mr. Korb argued that it should not be added to 
the Mission Statement as he did not want to have the idea that the City was in safe harbor effect the 
development of new affordable housing projects. Mr. Heath stated that staff could bring the Trust up 
to speed on where the City is at with the SHI as there were a number of 40Bs coming forward at this 
time.  Ms. Houston suggested that staff provide the information in whatever form is already 
available.    
 
Elections for Chair and Vice Chair 
 
Mr. Sargent stated that it was very important that the Trust be established with an initial chair that 
has broad experience and abilities and suggested that Ms. Houston serve as chair. He knew her to be 
very active and knowledgeable about affordable housing and thought her appointment would send 
the right message to the community. Ms. Houston stated that she was willing to accept the 
nomination. Mr. Sargent moved to nominate Ms. Houston to serve as Chair to the Trust. Ms. Weber 
seconded the motion which passed with a vote of 6 to 0 with 1 abstention (Councilor Bowman). 
 
Discussion turned to the Vice Chair position. Mr. Korb nominated Mr. Gambiza as Vice Chair. Mr. 
Gambiza thought that Mr. Sargent should be Vice Chair. Ms. Houston stated that she had 35 years’ 
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experience in affordable housing but that most of this had been outside of Newton. She stated that 
she would like to have a Vice Chair that knows the City well and can balance out her knowledge. It 
was noted that these terms were only for one year and that the Trust would hold elections again next 
July.  Trustees discussed the proposed process and potential officers. Mr. Sargent accepted the 
nomination as Vice Chair and offered to help mentor other members to better understand Newton 
and its processes. Mr. Korb moved to nominate Mr. Sargent to serve as Vice Chair to the Trust. Mr. 
Gambiza seconded the motion which passed by unanimous vote. 
  
Review and Approval of CPA Funding Application  
 
A draft application for the CPA funding had been sent out prior to the meeting for review. Ms. Kritzer 
explained that the amount requested, $1,948,056, was 35% of the FY23 CPA program budget. 
Trustees had no changes to the draft at this time. Ms. Weber moved to approve the application and 
submit it to the CPA program for funding. Mr. Sargent seconded the motion which passed by 
unanimous vote. 
  
Mayor Fuller gave an update on future Inclusionary Zoning funds. She explained that a senior housing 
development on Crafts Street was currently under review with the City. At the moment, it was 
expected to pay IZ funds to the City in the range of $6 million which would go to the Trust when the 
project was ready for occupancy.  This was still a few years away but was another significant funding 
source for the Trust.    
 
Schedule for Future Meetings 
 
Trustees reviewed the draft schedule for future meetings and finalized the dates. For the time being, 
meetings would be hybrid and begin at 4:00 P.M. in City Hall. 
 
Mr. Gambiza moved to adjourn the meeting. Mr. Korb seconded the motion which was passed by 
unanimous vote. The meeting was adjourned at 6:55 P.M. 


