
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 

September 28, 2022 
 

The hybrid meeting was held on Thursday, September 28, 2022, beginning at 5:00 P.M. Newton 
Affordable Housing Trust (NAHT) members City Councilor Alicia Bowman, Tamirirashe Gambiza, Ann 
Houston, Jason Korb, Peter Sargent and Judy Weber were present in Room 204.  Trustee Mayor 
Ruthanne Fuller was not present for this meeting. 
 
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.  Ms. Houston opened the meeting and Members and staff introduced 
themselves at this time. 
 
Review and Approval of Draft Minutes for September 8 meeting 
 
Copies of the draft September 8 meeting minutes had been sent to Trustees for review prior to the 
meeting.  Ms. Weber moved to approve the draft minutes for September 8 at this time. Mr. Sargent 
seconded the motion which was approved by a vote of five to zero with Mr. Korb abstaining from the 
vote as he had not been present at this meeting. 
 
Staff presentation on the City’s affordable housing programs and funding sources 
 
Staff explained that Ms. Berman would be giving a presentation on the City’s federally funded CDBG 
and HOME programs, Mr. Bencivengo would explain the Inclusionary Zoning Funds program, and Ms. 
Kritzer would provide information on the City’s Community Preservation Program.   
 
Ms. Berman began and noted that her presentation was originally developed for the Zoning and 
Planning Committee’s review of the City’s FY23 Annual Action Plan. Ms. Berman explained that 
beginning in December and January, staff met with applicants to discuss their program needs and 
proposed projects.  She noted that the first year of the current Consolidated Plan was FY21 and 
reviewed the timeline for that plan and what it included. In FY23, the City expected to have $1.8 
million in CDBG funding and to oversee $1.6 million in HOME funds for the WestMetro HOME 
Consortium. The HOME funds were distributed between the member communities of the consortium 
with Newton serving as its lead entity.  Ms. Berman also explained how their programs provide grant 
funding.   
 
Ms. Houston asked about Newton’s annual share of  the HOME funding. Ms. Berman answered that 
Newton receives about $120,000 a year but can also take part in the pooled funding that is awarded 
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by the consortium through an application process.  She presented a pie chart showing how the $1.8 
million in CDBG funding was spent with approximately 60% going to Affordable Housing programs, 
15% to Human Services programs, 5% to Architectural Access programs, and the remaining funding to 
administration. The goals and activities funded come from the City’s Consolidated Plan.  Ms. Berman 
noted that Goal 1 of the plan was to broaden affordable housing opportunities, including creating, 
preserving and rehabilitating affordable housing units, and showed a rendering of the West Newton 
Armory project.   
 
Ms. Berman reviewed the program’s FY23 projects including the new affordable units currently under 
construction at the Newton Housing Authority’s Haywood House, 2Life Communities’ Golda Meir 
House and the project under development at the West Newton Armory. The City had allocated 
$875,000 to Haywood House and had pre-committed $930,000 in CDBG and $118,000 in HOME funds 
to the West Newton Armory.  Other existing sites with recently funded projects included 2Life 
Communities’ Coleman House project, which had received $411,898 in CDBG funds and $641,695 in 
local and pooled consortium HOME funds, and Nonantum Village Place, which had received $100,000 
in CDBG for restoration work on the building.  Ms. Berman explained that their program had also 
committed $640,000 to rehabilitating the former CANDO portfolio that had been recently sold to the 
NHA. This work included rehabilitating  16 units on 7 properties in that portfolio. Ms. Berman added 
that they were also talking to the NHA about potential projects at 57 units in 13 other properties and 
noted that the NHA was managing the CANDO housing portfolio in addition to state and federal 
housing portfolio.  
 
Ms. Berman stated that their program also worked with income eligible homeowners to complete 
necessary rehabilitation work. The Department usually worked on 2-3 of these projects each year and 
the spent an average of $2,500 per project.  She noted that they also issued lead remediation grants.   
Ms. Berman added that they had also provided downpayment and closing cost grants and had 
supported seven first time homebuyers this year and estimated that they would issue three more 
grants in FY23.   
 
Ms. Berman explained that their staff also worked towards furthering fair housing working with the 
City’s Fair Housing Commission.  This work included announcing the Impediments to Fair Housing 
Plan and implementing the recommendations for that Plan which included setting out an RFP to test 
for Fair Housing in Newton. They had originally issued the RFP last year and had received no 
responses. They are expecting a few this year.  Staff was also working with the WestMetro HOME 
Consortium on a Parking Utilization Study to understand the use of parking facilities in this region and 
were very interested in seeing the upcoming results.    
 
Ms. Berman noted that approximately $275,000 went to Human Services programs, including 
supporting nonprofits that provide direct services to low income households. She showed a slide with 
the wide range of services provided including childcare, mental health and recovery systems, Big 
Brothers/Big Sisters, and Pathways to Possible.  Newton also administered federal Emergency 
Solutions Grants (ESG) for Brookline, Newton, Watertown and Waltham. These funds provided 
$165,000 to help households that were homeless and at risk of homelessness. Ms. Berman shared 
examples of the types of support provided with FY23 funding including a community day center in 
Waltham.  Federal funds were also used for homeless prevention programs in these communities. 
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Ms. Berman showed a map of the thirteen members in the HOME Consortium and explained that the 
communities must remain contiguous and that their program would lose funding if any community 
chose to leave.  She noted that the Consortium included a diverse set of communities which was 
reflected in their Home funded work and the Analysis of Impediments.  Being part of a consortium 
was the only way that local municipalities could receive HOME funds and they had explored adding 
more communities but were not ready to do so at this time. She explained that new communities 
would need to be willing to put in the time necessary to take on the work of the HOME program and 
that some smaller communities could find this challenging. 
 
Ms. Houston stated that she understood the value of doing regional planning and that she had 
worked with the HOME consortium for Chelsea and Revere. She noted that in that consortium 
everyone had an equal part and wondered if the same was true here. Ms. Berman explained that 
HUD put forth the annual percentage allocations with Framingham and Brookline receiving the most 
funding followed by Newton and Waltham. Every year Newton was entitled to $120,000 based on 
this percentage allocation but must use those funds within a twelve month entitlement period. If 
they did not have an identified project within that period, then their HOME funds went into the 
Consortium funding pool. This year the Consortium had issued an RFP for the approximately $300,000  
in that pool and any member community could put in a request to use that funding.  The requests 
were then reviewed by a five community review team before being voted on by the full Consortium. 
During this voting process, each community has an equal vote in how the pooled funds are used.    
 
Ms. Houston asked if the use of the dedicated funds was decided at the local level. Ms. Berman 
answered yes, that each community has decision making power over its own entitlement funds but 
that if  no project was identified in the required time period, then they needed to relinquish 
entitlement funds to the pool. This system allowed the Consortium to meet the strict commitment 
and funding deadlines required for the HOME program.  Ms. Weber asked if funds that were not  
committed could be rolled over to the next funding cycle. Ms. Berman explained that HOME funds 
were awarded on a 7-8 year timeline and that their consortium had created the twelve month 
entitlement period as the Consortium never wanted to have to give any funding back.  She explained 
that it could take a long time to get a project going, noting that Newton had  FY18 funding in a 
current project that would have to be given to another project if the current one did not go forward. 
She noted that there were usually other projects needing funding if a funded project fell through and 
that the Consortium would award its pooled funding in November. 
 
Ms. Berman reviewed projects and programs funded through the HOME Consortium which 
rehabilitated existing units, produced new units, and provided tenant based rental assistance.  She 
explained that the Consortium had also received $5 million in HOME ARPA funds for very specific uses 
including preserving/producing affordable housing, tenant based rental housing, support 
services/homelessness prevention, and the purchase/development of non-congregate shelter. Before 
these funds could be used, though, the Consortium must do a needs assessment and gap analysis. 
They were currently working with Barrett Consulting on this document. Once it has been approved by 
HUD, the Consortium could start releasing that funding and had through 2030 to spend it. 
 
Ms. Weber asked in terms of doing rental housing, how much of these funds ended up going for hard 
units. Ms. Berman answered that about half of the $1.8 million in annual CDBG funding and of the 
$120,000 in annual HOME funds went towards hard units.  She explained that Newton always used its 
HOME funds for new units, noting that the Golda Meir project had used two years of Newton’s HOME 
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funds and $1.6 million from the Consortium’s pooled funds. The West Newton Armory also planned 
to apply this month for more HOME funds from the Consortium’s pooled funds.  Mr. Korb asked if it 
was possible for Newton to receive more HOME funding. Ms. Berman answered that funding was 
based on a formula and that in some years the City did receive a little more.  Mr. Bencivengo added 
that there were ways to cobble together more funding but the City would not receive more than a 
couple hundred thousand at best. 
 
Councilor Bowman asked if the amount awarded was based on the number of people in need. Ms. 
Berman answered yes, but that it was also based in part on the age of the housing stock and was not 
sure about all the elements of the formula.  Ms. Houston thought it would be helpful to see a chart 
that analyzed how funding had been used by the type of housing, dollars spent, and units created 
over the last five years.  She was also interested in seeing how many senior units had been created in 
comparison with other types of units. It was suggested that a lot of this information could be found 
on the CPA funded project chart sent out for the previous meeting. 
 
Councilor Bowman noted that the Mayor had announced that $3.5 million of the City’s ARPA funds 
would be used for affordable housing and retrofits. She asked when they would learn more details  
about how those funds would be used. Mr. Heath stated that those details would be forthcoming. 
The City’s ARPA funds had been divided for multiple uses and there had been talks about the role of 
the Trust in making some of the decisions for those funds, particularly in the retrofit piece. He 
suggested that the City could use the Trust to evaluate its use in Newton’s large developments. Mr. 
Sargent asked if there was a plan for how to look at using these funds.  Mr. Heath stated that the 
decision had not been made yet as how much would be available for retrofits and how much for new 
affordable housing.   
 
Mr. Gambiza suggested that the funding could be linked to the EV tax credits, noting that that was a 
new program and there were no rules written for it yet. Mr. Korb asked if there were EV credits 
available for affordable housing.  Mr. Heath explained the zoning issues and how that would 
determine what will qualify.  Councilor Bowman wondered if the City might want to consider that 
funding for places that need vans and noted how it would save in maintenance expenses. Mr. 
Gambiza thought that there should also be ways to make sure that lower income households could 
benefit from these vehicles.  It was noted that there was a lot of state funding available at the 
moment to retrofit systems and for upgrading and installing new insulation. 
  
Next Mr. Bencivengo provided a review of the Inclusionary Zoning (IZ) Ordinance as it pertains to the 
AHT.  He explained that the IZ Ordinance is triggered by new developments with more than seven 
units unless those developments are 40B projects.  The IZ Ordinance requires that these 
developments include affordable units or make a cash payment in lieu of those units. Affordable units 
created by the IZ Ordinance are not managed by the City and are instead the responsibility of a 
partner organization.  Mr. Bencivengo explained that the IZ Ordinance was updated in 2019 and 
showed a table of the multi-family units permitted under the ordinance and their percentage 
affordability. He explained that 17% of the 1,624 units created under the IZ Ordinance will be 
affordable and that ordinance divides the level of affordability according to the size of the 
development and whether there will be rental or home ownership units. He explained that the 
affordability levels were divided into two Tiers - Tier 1 provided units affordable to households at 50-
80% AMI while Tier 2 included units affordable to households up to 110% AMI. He explained how the 
number of affordable units was determined based on the size of the project and that the larger 
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projects required more affordable units. Mr. Bencivengo used the example of a 31 unit rental project 
and explained that the IZ Ordinance required 17% affordability with 15% at Tier 1 and 2.5 % at Tier 2, 
noting that in this case the number of actual affordable units would be rounded up to 5 units at Tier 1 
with an average of 65% AMI affordability and 1 unit in Tier 2 level affordability.  Mr. Bencivengo went 
on to explain that the number of affordable units in home ownership projects were similarly 
determined but that they also had an additional size based threshold that impacted the number of 
units required. 
  
Alternatively, the IZ Ordinance allowed developers to consider a cash payment option in lieu of 
constructing affordable units. These IZ funds were divided 50/50 between the Newton Housing 
Authority and the City, with the City’s funds to come directly to the AHT in the future.  Mr. 
Bencivengo stated that the City currently required $650,000 per unit to be paid through this program 
and that projects with 7-9 units used a simple calculation. He went on to explain that  fractional cash 
payments were more common and explained how the payment in lieu was determined using this 
formula.   
 
Mr. Bencivengo added that there was also an Elder Services Payment Option which was in addition to 
the $650,000 required per unit which took into consideration the average cost of senior care over a 
10 year period ($358,612.50). He explained that this process was driven by two recent senior Assisted 
Living and Nursing facilities proposed on Crafts Street and at the Sunrise project on Florence Street, 
and was used to develop an estimate for their potential in lieu payment.  Ms. Weber asked about the 
logic behind receiving an in lieu payment and was curious about how they developed the payment 
formula. Mr. Bencivengo explained how the IZ Ordinance had been revised and that Section 2 spells 
out the potential uses of these funds which include associated support services. These revisions had 
also revised the funding approval process to allow the Trust to make direct use of the funds.     
 
Councilor Bowman noted that the IZ Ordinance as it applied to senior housing had been a big topic of 
discussion and that during the special permit process, the Council was asked to consider in lieu funds 
rather than units.  Ms. Berman explained the discussion concerning the additional costs that were 
required for residents who lived in these housing facilities and that had led to this consideration. Ms. 
Houston stated that she knew the City Council and Housing Partnership had spent a lot of time 
discussing this issue. Mr. Bencivengo stated that they had researched other local senior housing 
providers to make sure that their proposal captured the real costs for individuals of these programs.   
  
Ms. Houston thought that it would be good to come back to this program in the future for further 
discussion.  Mr. Bencivengo stated that the City anticipated over $18 million in in lieu payments in the 
future based on the applications submitted at this time. Payment was not due, though, until the 
Certificate of Occupancy was issued for the completed project so these funds were still several years 
away.  He also noted that this amount would be split with the Newton Housing Authority. 
 
Review and Approval of Draft Strategic Plan and Guidelines  
 
Trustees reviewed the proposed changes made to the draft Strategic Plan and Guidelines following 
the last meeting and made further changes at this time.  Mr. Sargent moved to issue the Strategic 
Plan and Guidelines as amended. Mr. Gambiza seconded the motion which was unanimously 
approved by voice vote.  It was noted that the draft guidelines had been posted on the website prior 
to the meeting and would be replaced by the approved copy. 
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Review and Approval of Draft Trust Funding Application 
 
Ms. Kritzer reviewed the revised draft application form, noting that it was based on the information 
requested in the CPA funding application for housing projects. Trustees expressed concern that the 
amount of funding and size of the project would impact whether some of the requirements in the 
application were really necessary. It was suggested that there should be option levels.  Letters of 
support and market analyses might not be necessary depending on the project.  
 
Trustees discussed how to approach attachments for applications and when certain attachments 
would be required.  Trustees agreed to keep in the Community Contacts information and to phase 
requests for information based on the pre-application request.  It was suggested that the application 
include a table at the beginning that breaks down the requirements based on the type of application 
submitted (Acquisition, Full Development, etc.). 
 
Ms. Houston asked if the Trust would consider giving different amounts of funding based on the type 
of project submitted. She also asked if there should consider differently projects that are speculative 
versus those that are fully planned.  Mr. Sargent noted that the CPC frequently provides seed money 
for projects and suggested that the Trust could give less up front but provide additional funding later 
as the project moves forward.  Mr. Korb suggested that the Trust give staff the discretion to 
determine which attachments and how much information would be necessary for a project. Ms. 
Weber suggested that the application be divided by the phase and/or type of project.  Ms. Berman 
thought that the Trust would probably only really need to have applications ready for two to three 
types of projects.   
  
Ms. Kritzer was asked to send the Word version of the application to members for revisions. It was 
noted that there are three phases - acquisition, predevelopment, and long term financing – that are 
most likely to be applied for and that an applicant could come in at each stage for more funding. Ms. 
Weber thought that it would be good if the different applications were simple and similar. Ms. 
Houston remembered when the One-Stop application process was created as a means of simplifying 
the process and wanted to learn from that process.   
 
Ms. Houston and Mr. Korb agreed to form a subcommittee to review the draft application before the 
next meeting. Mr. Korb asked if it was possible to keep financial information private or reviewed in 
Executive Session. He explained that Cambridge’s housing trust did this and that not all developers 
would be comfortable making their financial information public.  Ms. Kritzer stated that she would 
check with the Law Department on this question.  Mr. Sargent thought that this information might 
not always be necessary as the project description would carry more weight at the early stages of 
projects when the numbers were likely to change.  It was noted that developer’s capacity was also a 
critical factor to consider.  Ms. Weber asked Trustees to also consider how these elements would be 
reviewed as part of the overall application process.  Trustees agreed to continue this discussion at the 
November meeting. 
 
Update on Zoning Reform Subcommittee 
 
Ms. Houston noted that the Trustees had previously discussed how to coordinate the Trust’s work 
with that of the other housing committees. She explained that she had exchanged information with 
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the Chairs of the Fair Housing Committee and Housing Partnership and that they would be getting 
together with staff soon to share and coordinate their work. At this time, Ms. Houston wanted to 
share a snapshot of what both committees are currently thinking about. The Housing Partnership’s 
mission is to foster and support the preservation and creation of affordable housing and to promote 
an economically diverse community.  Ms. Houston read their mission statement and explained that 
they served as an advisory body to the Mayor and City Council. Their chair, Lizbeth Heyer, feels that 
their main priority is to encourage policies and programs that maximize affordable housing  where 
appropriate . The Partnership is also involved with zoning reform, strengthening fair housing and 
marketing efforts, ARPA funding, and has recently looked at how to leverage funds that the City has 
received from market rate senior communities.  Their virtual meetings are open to the public and 
held on the third Tuesday  of each month beginning at 6:00 pm.   
 
Ms. Houston noted that there was a lot of overlap between the Trust and Partnership and thought 
that it would be great to have a discussion on where each group should focus. She noted that the 
Partnership’s reviews were simply advisory and that they focused on a broad range of policy 
decisions.  Councilor Bowman noted that the Partnership had started the City’s discussions on local 
preference and fair housing testing and had played an important role in moving these issues forward. 
Ms. Berman was noted to attend both the Partnership and Fair Housing Committee meetings.    
 
Ms. Houston explained that the Fair Housing Committee’s mission was to promote and support the 
City’s fair housing initiatives and that they were also acting in an advisory capacity. This Committee’s 
aim is to ensure that policies and practices that support fair housing are interwoven into the City’s 
plans and processes.  The Fair Housing Committee would be meeting the following week and would 
be prioritizing their work for the coming year. Ms. Houston reviewed their work list and noted that it 
includes promoting housing choice for diverse population, identifying problems, and working to 
overcome them.  Ms. Houston noted that there have been previous conversations as to whether the 
Fair Housing Committee should also study why there is more diversity at the first lottery for available 
units than there is in the occupancy of those units.  She thought that this type of issue was a perfect 
example of one that the different housing groups could work together on to decide who should be 
taking the lead in these discussions.    
 
It was noted that Newton has been a leading community in Fair Housing testing. Ms. Houston found it 
interesting to see this issue coming back and thought that there was support now for federal, state, 
and community collaboration to enhance Fair Housing and address civil rights issues.  Ms. Houston 
reviewed the Fair Housing Committee’s potential project list and noted that they would be narrowing 
and prioritizing the list in the next few weeks.  She thought that there might be places in this process 
where the Trust could provide input and gain a better understanding of what other groups are 
focused on.  Councilor Bowman asked if the list included reviewing projects.  It was noted that both 
the Partnership and the Fair Housing Committee often had developers come to them to gain support 
for their projects.  Trustees agreed that it would be valuable to have connection between these 
groups and supported moving forward with this process.   
 
In regard to Village Rezoning, Mr. Heath suggested that they request that either Zach LeMel, the 
City’s Long Range Planner, or Jennifer Caira, the Department’s Deputy Director, come to a future 
Trust meeting and give a succinct summary of the proposed Zoning Reform changes. Mr. Sargent 
noted that the Zoning and Planning Committee would be entering into a conversation on this soon 
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and thought that it would be helpful for the Trust to have a good understanding of it.  Ms. Houston 
agreed and thought that the subcommittee would use a good introduction to the changes.   
  
Councilor Bowman explained that there were twelve recommendations for changes to the Zoning 
Ordinance and thought that it would be helpful for a subcommittee to take a look at those 
recommendations to see if there were ones that the Trust wanted to support as bringing a particular 
benefit to affordable housing. It was noted that these recommendations had been developed during 
discussions between the Planning Department, their consultant, Utile, and the Zoning and Planning 
Committee. Mr. Heath stated that the biggest proposed change is to allow by-right development in 
village centers which is currently not allowed. He noted that several of the recommendations shared 
common traits with the requirements proposed by the state for MBTA communities. He explained 
that they hoped to complete their current review process by December 2023 after which it would be 
sent to City Council.  The next phase that the Planning Department was working on was to complete 
the maps showing the impacted zones which was anticipated to happen by the end of October. 
 
Trustees noted that there was time for a thorough review of the proposed recommendations and 
that they did not want to work in a vacuum. It was noted that there were also design guidelines 
proposed as part of this effort and Mr. Korb asked to see those as well. Ms. Weber urged members to 
check out the summary of the changes created by Engine 6. Trustees agreed to hold an additional 
meeting on October 20 at 4:00 P.M. to meet with Planning Department staff to learn more about the 
proposed recommendations.  
 
Update on CPA funding proposal and other funding sources 
 
It was noted that the current funding proposal was currently under review by the City Council. 
Trustees agreed to hold the discussion on the CPA program for the next meeting. 
 
Ms. Houston asked for a motion to adjourn. Mr. Sargent moved to adjourn the meeting. Ms. Weber 
seconded the motion which was passed by unanimous vote. The meeting was adjourned at 5:45 P.M. 
 
Action Items from September 28 Meeting:  

• Check with Law Department on whether financial information from program applicants is 
considered to be public information 

• Schedule additional meeting on October 20 
• Send Word copy of Draft Application to Ms. Houston and Mr. Korb for review and revision 


