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

Meeting Minutes  
Date: 10/14/2025  
Members Present: Carol Kowalski, Xavid Pretzer, Sarah Suarez, Maxwell Palmer, 
Laura Wiener, Beth Elliott 
Members Absent: Fiorella Badilla 

 
Meeting called to order at 18:33 

1. Review and approve minutes of 09/25/2025 meeting 
● Xavid and Beth’s last names were misspelled, fixed. 
● Carol moves to approve amended minutes, Beth seconded, unanimous vote 

(Fiorella absent). 

2. Policy points for discussion 
● Laura suggested that we’re ready to offer some thoughts and brainstorm on 

these points, nothing is carved in stone. 

a. Affordability- what percentage of the project needs to be affordable to qualify 
i. Must accommodate LIHTC requirements 
● Beth notes that both what percentage AMI, and what percentage of the project is 

Affordable, are relevant questions. 
○ CPA 
○ LIHTC 

■ 20% units Affordable at 50% AMI is one Federal standard 
■ 40% units Affordable to families at 60% AMI is another Federal 

standard 
● Laura notes that 40B requires 25% at 80% AMI. 

○ Since 40B exempts from normal zoning, we may want to be more 
attractive than that. 

● Sarah 
○ Arlington Inclusionary Zoning ordinance 

■ For rental at 60% AMI (15% minimum) 
○ MBTA-Communities (MBTA-C) Incentive two stories 



■ If 22.5% are Affordable, 1 bonus story; more than 25%, 2 stories 
● Carol notes the recent Data Opens Doors report, which indicates the greatest 

need is at or below 30% AMI. At 80% and above, it’s close enough to market rate 
that it can be hard to find tenants. 

● Laura notes for a zoning incentive, we probably want higher than 50% 
Affordable. 

● Xavid asks what HCA has built. (Only 100% Affordable projects.) 
○ 100% Affordable, or a high percentage, might be an easier sell at Town 

Meeting. 
● Carol notes the MA Qualified Allocation Plan, the LIHTC guidance for MA 

projects, still in draft. 
● Sarah wonders if there’s appetite for units affordable to 100% AMI (CPA max) or 

120% AMI projects, in a “missing middle” sense. 
○ Laura notes this proposes non-market-rate units without subsidy. 
○ Carol notes that it may be hard to find renters for 100-120% AMI. 
○ Carol notes that the average AMI for LIHTC with variable AMI eligibility 

must be 60%. 
● Maxwell suggests for next time we should think about the tradeoffs for various 

options here. 

b. Location (where to allow overlay zoning) “Committee Member Field Exercise” 
● Laura notes the 2025 proposal covered everywhere in Town. 
● Sarah notes that we could focus on certain parcels (~15) identified with potential 

in the Housing Production Plan or the Town’s Master Plan. 
○ The new AmpUp plan may include such a list as well. 
○ Parcels may need to be a certain size to be practical. 

● Carol suggests that we could scout areas with Laura, Sarah, and Carol. 
○ Get into the mindset of an Affordable housing developer looking for logical 

places where Affordable housing could go. 
○ Each member of the committee could pair with one of Laura, Sarah, and 

Carol as a scouting party. 
○ We could do this before our next meeting; Carol to follow up. 

● Beth notes we could make our own list of parcels, or look at broader districts on 
the zoning map. 

● Xavid notes that it could be valuable for the overlay to be broad enough to not 
only be competing with MBTA-C or Business district development, to allow 
multiple lots to be combined, and to not be overly concentrated in one part of 
town or one school district. 

● Carol notes that if we start with a few good locations, we can expand it later. 



● Laura suggests the Housing Production Plan list, already being approved, might 
have a lot of appeal as a place to start. 

● Laura notes that we have the option to define the overlay in terms of parcel size 
and underlying zoning. 

c. Uses- what is allowed in the overlay zone 
i. Mixed Use- required vs. allowed 
● Laura notes that it’s not helpful financially to have a small commercial space on 

the first floor, which can be hard to fill. 
○ Carol notes you can’t finance the commercial space with LIHTC. 

● Sarah notes the ARB had concerns about the overlay in B districts without a 
mixed use requirement. 

○ Could we meet in the middle with uses that are compatible with/helpful to 
an Affordable housing development? 

● Beth explains that community service facilities for low-income folks can qualify, 
such as a daycare. 

○ Sarah thinks daycare could have potential. 
● Xavid notes the decision is largely between larger B district properties near public 

transit, or R parcels that might be harder to assemble enough to support a larger 
development and may impact existing residential neighborhoods more. 

● Sarah notes we need to educate Arlington residents generally to help them 
understand the constraints and sell something practical in terms of larger parcels 
and/or higher density, community opinion will be important. 

d. Dimensional Requirements 
i. Height 
ii. Setbacks 
iii. Minimum lot area 
iv. Minimum frontage 
v. Number of units allowed on a lot 
vi. Open space/lot coverage 
vii. FAR, lot area per dwelling unit 

● Xavid suggests starting with the MBTA-C zoning, which exempted developments 
from a number of requirements and focused on number of stories as the deciding 
factor (which is easy for folks to visualize). 

● Maxwell points out that we want to consider this in the context of the specific 
parcels we have in mind to make sure that enough units for funding is possible. 

e. Process for approval 
i. Site Plan Review 



ii. Requiring neighborhood meeting(s) with developer 
● Laura notes that site plan review is less onerous than special permit 

(environmental design review). 
● Sarah explains the applicant meets with staff beforehand, and meets as many 

dimensional requirements as they can. Still a bit bumpy, questions that come up. 
The idea is for a quicker process, which is also needed for an Affordable housing 
overlay. 

○ ARB may be resistant to the idea of not even requiring site plan review. 
● Beth notes that site plan review is “as of right”, which matches the charter of this 

committee. We wouldn’t want to require more than site plan review. 
● Maxwell wonders what discretion the ARB has for site plan review, can they 

actually require changes or reject a project? 
● Sarah explains that the board has the ability to ensure the project is complying 

with standards regarding transportation, engineering, etc., but they have less 
discretion regarding the design of the building, etc. Not completely established 
right now. 

● Sarah notes that residents have come to terms to some extent with the MBTA-C 
properties, could be a model to follow. MBTA-C does not include B districts, but 
we could for this, but that raises the mixed use question. 

● Laura suggests that nothing more nor less than site plan review probably doesn’t 
make sense, so let’s settle on the site plan review process. 

○ Sarah notes that site plan review serves the purpose of a meeting with 
nearby residents. 

 
● Laura to summarize the options here for further discussion. 

3. Committee Process and Schedule 
● There’s an ARB meeting November 3rd, but Sarah thinks the agenda is already 

packed. 
● Sarah thinks the November 17th ARB meeting should be okay, but we’ll need 

something to present. 
● Sarah wonders about a community meeting before or after. 
● Xavid suggests that a community meeting might be a good basis for ARB 

presentation. 
● Maxwell and Beth suggest that we want community meetings both before and 

after the ARB presentation. 
● Laura suggests for the meeting: 

○ Explain charge, history, LIHTC restrictions. 
○ Present the options for the district. 

● Maxwell suggests that being specific about possible sites would be useful. 



● Xavid suggests that presenting more location options than we think we’ll 
necessarily use might be helpful for getting clear preferences. 

● Sarah wonders whether in-person or zoom would be best. 
○ ARB meetings are always in-person, so that’s another option if our 

community meeting is Zoom. 
○ Hybrid is tricky, limited options for meeting space if more people attend 

than can fit in the select board chambers etc. 
● Xavid suggests that a Zoom meeting with a survey for attendees to fill out could 

make sense. 
○ Comprehensive plan on October 30th could be another opportunity. 

● Xavid and Maxwell to put together a survey for the 27th for the committee to look 
at with support from Sarah. 

● Sarah suggests maybe Wednesday Nov. 12 for the community meeting. 
● Laura and Carol to work on presenting options, talking to LIHTC developers as 

part of this. 
● Sarah will cover outreach. 
● Beth and Laura can help with technical questions for the presentation. 
● Beth suggests a LIHTC developer present about the numbers as part of the 

presentation; Laura to reach out. 
● Sarah to reach out to Town Counsel to determine the scope of affordability. 

4. Schedule for ARB and AHOD interaction 
● Sarah to get us on the November 17th ARB meeting agenda if possible or report 

back if not. 

5. Next meeting: dates and agenda 
● Next meeting Oct. 27th, not meeting on Nov. 10th. Agenda mainly to talk about 

the community meeting. 

6. Public Comments (10 minutes. 2 minutes per comment) 
● Wynelle Evans: Minimal or no parking may be in the cards, so this should 

influence what sites are included. 
○ Many avenues for Affordable housing in the Town, a graphic that shows 

what each avenue can and can’t do would be helpful. When special permit 
applies, when site plan review applies, etc. 

● Grant Cook: choosing parcels to apply it to will be challenging. I don’t think you 
should exclude any of B, I, R entirely, we all say we want Affordable housing and 
larger parcels are scattered throughout town. Should potentially apply to larger 
lots regardless of current zoning type. 



● Jason Haas: with MBTA-C, the overlay is more on 2F zones than 1F zones. We 
shouldn’t disproportionately put the burden of construction inequitably. 

● Laure Porter: when scouting places to potentially include in the Affordable 
housing district, would it make sense to include community members in a 
scouting group? Could help with PR. 

● Carl Wagner: the committee should remember that Town Meeting did not 
approve a housing overlay. Should include a broad selection of Town, not just 
housing advocates. I hope the community is involved in deciding whether 
anything at all is done. 

● No further comments from the public. 
 

● Beth motions to adjourn the meeting. Sarah seconds. Unanimous. Adjourned at 
8:09. 
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