Town of Arlington, MA
#4)) Affordable Housing Overlay District
(AHOD) Committee

Meeting Minutes
Date: 09/25/2025

Members Present: Carol Kowalski, Xavid Pretzer, Sarah Suarez, Maxwell Palmer,
Laura Wiener, Beth Elliott
Members Absent: Fiorella Badilla

Meeting called to order at 5:36pm

1. Review and approve minutes of 09/08/2025 meeting

e Xavid would be happy in the future for folks to reach out just to them with any
corrections to the minutes ahead of the meeting.
e Carol moved approval, Sarah seconded, unanimous vote (Fiorella absent).

2. Beth Elliot to discuss previous proposal for Affordable Housing
Overlay District

e Proposal from last year and associated presentation shared in meeting materials.
e Beth recaps the presentation and the thinking of the citizen working group.
Motivated in part by a resolution passed by Town Meeting in favor of an AHOD.
Making Affordable housing financially feasible is key, which requires a scale of
generally at least 30-40 units in order to take advantage of State and Federal
subsidies. Must have approved permits before receiving funding; AHOD could
make permitting faster. Faster and more predictable approvals reduce costs for
Affordable housing developers. An AHOD could greatly increase the rate of
Affordable housing projects.
e Previous proposal includes key points:
o 70%+ Affordability requirement (allow mixed-income projects)
m Laura notes that HCA has only done 100% Affordable and wonders
if 70% Affordable projects would be practical/worth prioritizing
m Beth notes that this could allow for subsidized workforce housing at
e.g. 100% AMI that doesn’t meet the definition of Affordable. 50%
Affordable 50% market housing projects have been successful
elsewhere.



m Laura notes that CPA funding can be used for up to 100% AMI
housing.
o Overlay Town wide, not limited to specific parcels or specific underlying
zoning districts (except not OS)
o Zoning increases: 2 additional stories, no limit on homes per lot, simplifies
other density requirements (parallel to MBTA-C).
m No changes to setbacks, stepbacks,
o Required first-floor commercial/office/community space in core business
districts
o Minimum 1 parking space for every 2 units (approximates actual usage at
HCA properties)
o As of right with site plan review, no special permit required
Committee appreciative of all the work that went into this proposal.

3. Recap of discussion with Arlington Redevelopment Board (ARB)
Chair

Carol, Sarah, and Laura met with Rachel Zsembery, the ARB Chair.
Communicating with the ARB continually and effectively will be key in order to
ensure a positive ARB recommendation to Town Meeting.

Carol explained that the ARB has zoning proposals in progress in the business
districts of Arlington Heights and East Arlington. It is unclear whether the ARB
would support residential-only developments in an AHO district in B/I districts.
Carol noted that a mixed-use requirement for Affordable developments is quite
unusual in other communities and makes an Affordable project harder to finance
as commercial space can be difficult to lease and subsidies cannot be used
towards the commercial space. This could put Arlington projects at a
disadvantage when applying for LIHTC funding.

Sarah noted that previous AHO attempts in the B districts was a big concern to
the ARB, and community engagement and outreach is also significant.

Carol noted that we need mapping resources and expertise, possibly needing
staff support/budget. Carol intends to pursue this with DPCD staff.

Plan to talk to ARB once a month or so to make sure AHOD committee is not too
diverged from their thinking and flag issues sooner.

4. Review of other cities’ efforts

Cambridge and Somerville are the obvious comparison points, as well as Acton
and North Reading.

Carol explained that Cambridge’s AHO is the strongest and most effective at
producing Affordable housing.



o Beth noted that Cambridge has an unusual ability to subsidize projects
locally, the differences between Cambridge and Somerville may not be
because of zoning differences.

e Carol stated that Acton’s zoning is more of a by-right cluster development with an
IZ component than an AHO, designed to preserve open space. Very different
from Arlington’s situation.

e Carol noted that North Reading’s AHO is not by-right and is limited specifically to
Town-owned parcels.

e Laura felt that the scale allowed in the Cambridge AHO allows substantially more
density than what’s been proposed in Arlington in terms of number of stories,
setbacks, etc.

e Carol noted that whatever we do in Arlington will be new and different, and that’s
not bad.

e Carol also noted it could be useful to present to the ARB about how Affordable
financing works and how that relates to what’s needed in AHO zoning.

o Sarah stated that the ARB understands the need for greater density for
Affordable developments to be financially feasible, but bringing in an
affordable housing expert to explain in detail could be useful.

e The committee agreed we don’t need to focus on financial education for this
group right now and maybe do it with the ARB slightly later.

e Carol suggested a driving tour to visualize where Affordable housing
developments could go.

o Laura noted that this could clarify the difference between B3/B5 core
commercial areas vs other B districts.

o Xavid noted that the current B1 districts are now B2A, could be good sites
for Affordable development because they’re not currently densely
developed and may be being redeveloped regardless.

o Driving tour would be for taking in and not discussing/deliberating, as a
site visit.

o Laura suggested inviting the ARB as well, and maybe it could be a public
meeting (pending Town Counsel’s advice).

e Possible agenda items for next time:

o Laura and Beth suggests for discussion in the future the following policy
points:

m Affordability (what % Affordable, at what level)
m Locations (where allowed: R, B, |, everywhere)
e Xavid: literal overlay vs incentive that applies to existing
overlying zoning worth discussing at some point
m Uses (residential only vs mixed use)



m Dimensional Requirements (height, setbacks, minimum lot area,
number of dwellings on lot, etc)
m Special Permit vs Site Plan Review
m  Whether there would be any specific requirement for developer to
meet with neighbors separately from ARB meeting
o Laura and Beth: when to meet with ARB, when to have public meetings
m Sarah: October 20th or November 3rd with ARB

5. Reschedule October 13 Meeting

Our regularly scheduled meeting in October falls on Indigenous Peoples’ Day so
it is rescheduled for October 14th at 6:30pm

Beth motioned to adjourn, Carol seconded, unanimous vote.Meeting adjourned
at approximately
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