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CITY OF WATERTOWN 
AFFORDABLE HOUSING TRUST 

Administration Building 
149 Main Street 

Watertown, MA 02472 
Phone: 617 972 6417 

Fax: 617 972 6484 
www.watertown-ma.gov

Minutes of Watertown Affordable Housing Trust Meeting 
May 20, 2025 6:00 PM 
 
Attendance 
Members present: Cliff Cook, David Leon, Leo Patterson, Jill Hyde and Helen Oliver. Members 
not present: Zoe Weinrobe, George Proakis.   Non-members present in person or remotely: 
Larry Field (staff), Alisa Gardner-Todres, and Mark Kraczkiewicz.  
 

I. Minutes of April 15, 2025 meeting 
Minutes of the April 15, 2025 meeting were unanimously accepted. 
 

II. Watertown Housing Plan 2026-2030 
Cliff said the Trust will be working on the Housing Plan for 2026-2030 this year, starting 
with the items on this agenda.  He said the June 23 meeting would discuss the plan in 
more depth.  He noted that the Watertown Housing Partnership developed the last 
plan, covering 2021-2025.   
 

A. Progress in implementing 2021-2025 Plan 
Larry summarized a worksheet (attached) which listed each of the six goals and 26 
strategies in the 2021-2025 Plan and indicated what progress was made on each.  Larry 
noted that many of the strategies were general and/or involved ongoing activity, which 
makes “progress” harder to rate.  He also noted that finding an affordable housing site 
was not one of the recommended strategies but has been the Trust’s main priority.  
Finally, he noted that progress on Willow Park, while involving many parties, used 
multiple strategies recommended in the plan. 
 
In the context of past progress, discussion included the following points: 

• David suggested that Strategy 3B (universal design/visitability standards) might 
see more progress if it consisted of design guidelines for large projects.   

• Jill suggested more outreach to owners who have potential sites as part of 
Strategy 2B; Cliff suggested we talk to commercial brokers.  Later in the 
discussion, Helen said the next plan should include explicitly site identification as 
a significant focus.   

• Cliff noted that the next plan could do a better job of separating proposed 
actions and ongoing activity; Jill said that would allow us to keep better track of 
what has been done.  
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• Several members identified areas that could be included.  Leo asked if high 
performance buildings should be a goal; Cliff said the plan could refer more to 
sustainability.  Cliff noted that fair housing was not included in the last plan.  

 
Mark Kraczkiewicz said the CPC has thought about “buy-downs” and asked if the Trust 
had considered that idea.  Larry said yes and described research that occurred.  Alisa 
Gardner-Todres said that the Town of Harvard was talking about buying down market 
rate units to 80% of area median income.  Larry noted that the affordable housing 
incentives study could look at buy-downs.  
 

B. Relevant data for Housing Plan 
Larry summarized an annotated version of the data section in the 2021-2025 plan 
showing comparable numbers from the latest U.S. Census Bureau.   
 
When introducing the agenda, Cliff said that data showing a significant increase in 
Watertown’s diversity may, in part, arise from changes in how race is coded in the 
Census data.  Discussion included the following points: 
 

• Cliff suggested looking at school enrollment projections.  David said it would be 
useful to know whether growth is at the elementary, middle or high school level; 
Cliff said it would also be useful to know whether the growth is from renter or 
owner households.  

• Housing stock changes would be useful to understand, Cliff said. Mark  
Kraczkiewicz added that rental information might show if “naturally affordable” 
units were disappearing from the city’s housing stock. Alisa Gardner-Todres 
noted that Metro West Collaborative’s “ready renter” list was now over 3,000 
(many not Watertown residents), suggesting the difficulty in finding units 
households can afford. 

• Mark Kraczkiewicz said it would be interesting to see who both lives and works in 
Watertown. 

 
C. Collecting public comments at June 23, 2025 meeting 

The next agenda will include time to collect public comments on the Housing Plan. 
 

III. Other Business 
Larry noted that the Willow Park redevelopment project will be before the Zoning Board 
on May 28 and that the fair housing event on April 30 was attended by more than 20 
members of the public.  

 
VI.       Executive Session 

There were no matters to discuss in executive session.  A motion to adjourn passed 
unanimously at approximately 7:23 PM. 
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WORKSHEET FOR DISCUSSION OF 2026-2030 HOUSING PLAN 

The chart below lists all 25 strategies in the 2021-2025 Housing Plan, the extent each has been implemented and 
 whether they are accomplished (i.e., no need to be in next plan) or can be viewed as general (i.e., ongoing practice or not 
necessarily actionable).  About 1/3 were general and overlapping.  Notable omissions in the existing plan include: 1) trying 
to identify a site for affordable housing, and 2) anything related to fair housing.   
 

The trends since 2021 are fairly clear: rising prices and rents relative to income, little housing growth because of a lull in multifamily 
applications (which will change in the next few years), and a continuing increase in demographic diversity. 
 

Strategy Extent implemented Time 
Frame1 

Done (D) or 
General (G) 

GOAL 1: Increase affordable housing opportunities for lower-income households (less than 80% 
AMI) ff d bl  h i  k STRATEGY 1A:  Create an affordable 

housing trust to enable a more rapid 
response to development 
opportunities and access additional 
sources of funding. 

 

 

Completed August 2022 Near Term D 

STRATEGY 1B:  Evaluate increasing 
inclusionary zoning requirements. 

Not started Near to Mid-
Term 

 

 
1 The time frame refers to when the strategy should be implemented.  Strategies targeted for the next 1-3 years are “Near-Term,” while those targeted 
for the next 2-4 years are “Mid-Term” and for the next 3-5 years are “Long-Term.”  “Ongoing” refers to continuing a strategy already being pursued.  
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STRATEGY 1C:  Leverage public 
funds such as those from the 
Community Preservation Act and 
Commonwealth sources. 

 

 

Willow Park involves this strategy Ongoing  G 

STRATEGY 1D:  Leverage 
opportunities on public land. 

 

Initial steps taken in 2025 on WSQ 
municipal lots, which could involve 
affordable housing 

Ongoing G 

STRATEGY 1E:  Maximize Transit-
Oriented Development 
opportunities. 

 

Willow Park is an example.  WSQ 
zoning, including affordable 
bonuses in WSQ maximize TOD 
opportunities. 

Ongoing G 

STRATEGY IF:  Evaluate adding a 
requirement that developers 
building new commercial space help 
fund affordable housing, offsetting 
new housing demand created by 
such development. 

Implemented March 2023 Long-Term D 
 
 
 
 
 
 
 
 
 
  GOAL 2: Increase affordable housing opportunities for those needing deeper affordability (less 

than 60% AMI) 

STRATEGY 2A:  Prioritize the use of 
public funds, public land, and TOD 
locations to create more deeply 
affordable units. 

 

Willow Park Ongoing G?? 
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STRATEGY 2B: Support the 
Watertown Housing Authority and 
others in the effort to rehabilitate 
public housing inventory and create 
new units on its existing land. 

 

Willow Park.  Ongoing D?? 

STRATEGY 2C:  Partner with 
community development 
corporations and others to explore 
new ways to create/support more 
deeply affordable units.  
 

 

Other than working with affordable 
developers to find sites, no work in 
this area. 

Ongoing G 

 GOAL 3: Increase affordable and supportive housing opportunities for seniors and individuals 
with disabilities 

STRATEGY 3A:  Evaluate rehab loan 
program.  

 

Not started. Mid-Term  

STRATEGY 3B: Encourage universal 
design and visitability standards in 
new development. 

 

I did research on options in 2022 
and could not come up with 
actionable recommendations. 

Ongoing  

STRATEGY 3C:  Enter into 
partnerships with supportive service 
providers to create housing and/or 
provide services to seniors and 
individuals with disabilities. 

 

I explored this in 2022 and could not 
come up with actionable 
recommendations. 

Near-Term  

STRATEGY 3D Partner to provide 
financial planning assistance to 
enable seniors to age in place who 
chose to do so. 

 

Not started. Ongoing  
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GOAL 4: Encourage the creation of a variety of housing types at different price points, with 
particular emphasis on providing options for residents and workers who wish to remain in 
Watertown 

STRATEGY 4A: Evaluate adoption of 
accessory dwelling unit zoning. 

 

 

WHP and AHT considered ADU 
approaches before the state 
mandate passed in 2024; City 
approved interim ordinance in 
November 2024 and is in process to 
create new ordinance in 2025. 

Mid-Term Will be D 
 
 
 
 
 

STRATEGY 4B: Leverage public funds 
such as CPA (up to 100%) and State 
sources (up to 120%). 

 

Willow Park Near-Term 
and Ongoing 

G 

STRATEGY 4C: Continue to evaluate 
current zoning, parking 
requirements and other incentives 
to shape residential development. 

 

 

WSQ Plan and WSQ zoning are 
substantial steps.   Affordable 
bonuses in WSQ.  Affordable 
housing incentives study.   

Near to Mid-
Term 

 

STRATEGY 4D: Evaluate use of 
regulatory and administrative 
policies that would encourage 
creation of 3+ bedroom units.  

 

 

Although no policies considered, we 
have informally pushed developers 
to include 3BR units. 

Ongoing  

STRATEGY 4E:  To the extent 
possible, ensure that affordable 
units are compliant with DHCD 
guidelines for SHI units, but allow 
flexibility as needed to increase the 
number of functionally affordable 
units. 
 

 

No specific steps taken.  This was 
proposed by member who couldn’t 
articulate any issues but others 
thought there was no harm in 
including it. 

Ongoing G 

 GOAL 5: Preserve existing housing affordability 
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STRATEGY 5A: Continue monitoring 
affordable housing stock on the 
Subsidized Housing Inventory to 
ensure proper utilization. 

 

 

This is an administrative function. Ongoing G 

STRATEGY 5B: Prevent loss of any 
affordable units that have expiring 
deed-restrictions. 

 

No specific steps needed. Ongoing G 

STRATEGY 5C: Provide emergency 
funding for critical repairs in existing 
affordable units. 

 

Funding provided for St Joseph Hall 
elevator in 2022 & 1060 Belmont 
heating system in 2024.   

Long-Term G?? 

STRATEGY 5D: Evaluate short-term 
tenant-based rental assistance.  

 

WHP discussed in 2021 in the 
context of committing additional 
funds to COVID-era program.  No 
discussion of new program. 

Near-Term  

 
GOAL 6:  Increase community engagement around affordable housing  

 
 

STRATEGY 6A: Increase public  
education/awareness of the need for 
a variety of housing types at various 
income levels, via community 
workshops or other events. 

 

 

 

Not implemented.  HAW has done 
some of this.  

Near-Term 
and Ongoing 

 
 
 

STRATEGY 6B:  Evaluate using local 
preference in affordable housing 
lotteries. 

 

 

Adopted policy in February 2022 
with commitment to continue 
evaluating date 

Near-Term D, but needs to 
be re-evaluated 
with more data 

STRATEGY 6C: Improve marketing 
and outreach for affordable housing 
lotteries. 

 

 

No specific “improvements” made; 
this item was proposed by WHP 
member who was vague on what 
was deficient.   

Ongoing G 

 

 



HOUSING NEEDS COMPARISON: 2020 v. 2025 DATA 

Attached is an annotated version of the “Current Housing Needs” section of 
the 2021-2025 Housing Plan.   The handwritten annotations insert comparable 
data available in May 2025 with the data used in 2020.  Below are staff’s 
observations concerning significant points of comparison: 

• Watertown’s population is slightly lower and continues to skew toward 
younger adults.  The number of school age children is somewhat higher. 

• The city is significantly more diverse, with the % of individuals who 
describe themselves as “white only” falling from 82.8% to 69.8%. 

• The median household income of Watertown households rose from 
$101,103 to $123,422.  The % of households with incomes below 
$150,000 fell, while the % above that mark rose. 

• More Watertown households qualify for affordable housing at/below 
80% of area median income (AMI).  The % rose from 31.6% to 39%. 

• More Watertown households are renting.  The % rose from 48% to 51%. 
• While there are more deed-restricted affordable units in the city 

compared to 2020, the % is about the same.  There were 1,171 units in 
2020 (7.54%) and 1,258 now (7.43%).   

• Cost burden for renting households is higher for those at/below 50% of 
AMI.  (Cost burden=more than 30% of income used for housing.)  The 
same is true for owning households at/below 30% of AMI and those 
between 50 and 80% of AMI.  It is somewhat lower for the 30-50% AMI 
range, which probably reflects a data issue.   
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