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Roxanne Reddington-Wilde
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Councillor-at-large Stephen Winslow

New Business:
1. Call to Order
Mayor Christenson called the meeting to order at 5:01 PM.
Mayor Christenson read the following remote meeting notice into the record:
In accordance with Governor Baker’s 3/12/20 Order Suspending Certain Provisions of
the Open Meeting Law, G.L. c. 30A, §18, and the Governor’s 3/23/20 Revised Guidance
on Order by the Governor Prohibiting Assemblage of More than Ten People, this meeting
will be conducted via remote participation. In person attendance by members of the
public is prohibited, and all effort will be made to permit public attendance of this
meeting, in the manner specified below, via remote access by internet, telephone, and if
available via public broadcast of the meeting by Malden Access Cable Television on
public access television channels. Public access will also be provided by posting draft
minutes, and/or a transcript, recording, or record of the meeting on the City of Malden
website at cityofmalden.org as soon as practicable after the meeting.
Additional information/guidelines for the public can be found here:
https://www.cityofmalden.org/DocumentCenter/View/2487/Public-information-onPublic-Meetings-and-Hearings-during-the-Declared-State-of-Emergency-related-toCOVID19PDF
Members of the public who wish to attend remotely can do so using the following
information:
Please click the link below to join the webinar:
https://zoom.us/j/95585353046?pwd=YlhralBScjh4ZnpVdyt0WE5qMVhBZz09
Passcode: MAHTF20
Or iPhone one-tap :
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US: +16465189805,,98227686340#,,,,*8027017# or
+19294362866,,98227686340#,,,,*8027017#
Or Telephone:
Dial(for higher quality, dial a number based on your current location):
US: +1 646 518 9805 or +1 929 436 2866
Webinar ID: 982 2768 6340
Passcode: 8027017
International numbers available: https://cityofmalden.zoom.us/u/acf68kpYnP
Evan Spetrini called the roll
 Trustees Present: Mayor Gary Christenson, Steve Finn, Angie Liou, Councillor-atlarge Stephen Winslow
o Trustees arrived at 5:04: Roxanne Reddington-Wilde
 Others Present: Evan Spetrini, Senior Planner, Malden Redevelopment Authority;
Dan Grover, City Treasurer; Noah McDaniel, Affordable housing Planning Assistant;
Jeff Levine, Levine Planning Strategies
2. Approval of Meeting Minutes from January 6, 2021
On a motion by Councillor Winslow and seconded by Ms. Liou, the minutes from the January 6,
2021 meeting were approved unanimously.
3. Finance Report
Mr. Grover gave an update on the Trust’s finances. He stated that there is currently $662,349.98
allocated for the Trust. The final invoice for interpretation services for $4,460 has been
processed, which brings the remaining balance to $657,889.98. Mr. Grover stated that he has
followed up with the City Solicitor about filing the Declaration of Trust with the Registry of
Deeds and is waiting for a response. Once that document is filed, Mr. Grover will open a
dedicated bank account for the Trust.
4. Action Plan Sub-Committee Report
Mr. Spetrini thanked the trustees for participating in the community meeting held on January 14,
2021. He stated that he and Mr. McDaniel are working on putting the notes together from the
meeting and posting a video to the website. Mr. McDaniel is working on a draft of the final action
plan for review at the February meeting.
Councillor Winslow asked about the most significant comment from the meeting. Mr. McDaniel
said there was broad support for the priorities in general but there was a particular focus on
projects that can have a more immediate impact like the preservation of existing affordable
housing and an analysis of municipally owned properties.
Councillor Winslow asked about the utilization of the language interpretation services offered at
the meeting. Mr. Spetrini stated that there was quite a few Mandarin and Cantonese speakers but
the other languages were not well utilized. He said it was disappointing because the interpreters
had spent a significant amount of effort on outreach but there were many lessons learned from the
experience. The most positive takeaway was that we do have the technical capability of offering
interpretation services on Zoom. Mr. Spetrini stated that they fell short on outreach and plans to
have a debrief conversation with Danyal Najmi of Rosetta Languages to discuss how they can
improve outreach efforts in the future. Councillor Winslow stated that the lessons learned from
this experience will benefit all community meetings moving forward.
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5. Mayor’s Affordable Housing Program Updates
a. Inclusionary Zoning Presentation/Discussion
Mr. Spetrini gave a brief history of the Inclusionary Zoning Feasibility Study. This was part
of the Mayor’s Affordable Housing Strategies that were launched in September 2019. The
goal of the feasibility study was to test potential inclusionary requirements on hypothetical
developments in Malden to understand the financial impact of the requirements on those
projects. Inclusionary zoning should be designed to maximize affordable units without
making development financially infeasible. The City and MRA hired Levine Planning
Strategies to conduct the study. Working with an internal advisory group, the consultants
developed three options that would all work financially. Mr. Levine presented an overview of
the study and the three scenarios (see attached).
After the presentation, Mayor Christenson asked the trustees if they had any questions for Mr.
Levine. Mr. Finn asked how recent the data on rents was. Mr. Levine stated that the data was
collected over the summer so it was during COVID but the rents hadn’t softened much at that
point, which may have changed.
Ms. Reddington-Wilde asked about the definition of “structured parking.” Mr. Levine
clarified that it referred to a parking garage, either on the first two levels of a development or
in a separate structure. He added that the costs were based on the assumption that parking
would be above ground – underground parking is more expensive.
Mayor Christenson said that the report states that inclusionary zoning is an effective tool
when properly implemented. He asked Mr. Levine to further explain what is meant by
“properly implemented.” Mr. Levine said that it is important to have adequate staffing
resources to monitor the inclusionary units to make sure the rents are at or below the required
limit and the tenants are in the correct income bracket.
Mayor Christenson asked about the impact of the one parking space per bedroom requirement
on new development. Mr. Levine stated that the parking requirement is relatively high
compared to other Greater Boston communities but they didn’t do a lot of analysis on that as
a part of this study. He added that the requirement has a significant impact on the cost of
structured parking.
Mayor Christenson stated that he believed there should be a preference towards providing
inclusionary units on-site as opposed to collecting a fee in lieu of building the units to make a
more immediate impact. Ms. Liou stated that the preference should depend on the target
income levels. If the target income requirements for inclusionary zoning are higher, then
developers will only build the higher income units. If the Trust collects a fee in lieu, it can be
more flexible and able to build units that target lower income households by working with
nonprofit developers. Mayor Christenson agreed and stated that he preferred alternative 2,
which would provide affordable units for households making 50% AMI or less, for that
reason.
Mayor Christenson asked if the advisory group preferred one of the three alternatives. Mr.
Spetrini stated that the advisory committee did not take a position with the intention that the
Trust would discuss the alternatives and choose one to propose to the City Council.
Councillor Winslow added that the advisory group influenced the development of the three
alternatives but wanted the Trust to make the decision on which one to move forward.
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Councillor Winslow stated that he preferred either alternative 2 or 3 because they are more
aspirational. Mayor Christenson agreed and added that the 50% AMI target of alternative 2 is
what the community needs the most. Councillor Winslow stated that he liked the
homeownership opportunities created by alternative 3. Mayor Christenson asked if
alternatives 2 and 3 could be merged. Mr. Levine stated that there are two ways to merge the
two alternatives: one would be to require rental units to be set at 50% AMI while allowing
homeownership units to be set at 80% AMI, and the other would be to require half of the
units at 50% AMI and half at 80% AMI. He added that the half and half option gets
complicated when there are an odd number of affordable units and would not recommend that
option. Councillor Winslow agreed that alternative 2 with the 80% AMI homeownership
option would be the best way to go. Ms. Liou added that lower income buyers may have
difficulty qualifying for a mortgage, which makes selling units targeted at 50% AMI harder.
Councillor Spadafora agreed that alternative 2 with the 80% homeownership option is
preferred and added that the ordinance still needs to go through the City Council so it could
change.
On a motion by Councillor Winslow and seconded by Ms. Reddington-Wilde, the Board
voted to recommend alternative number 2 with the 80% AMI homeownership option
plus a $300,000 fee-in-lieu for developments of 8 or more units on a 5-0 roll call vote, 2
absent:
Mayor Gary Christenson: AYE
Steve Finn: AYE
Angie Liou: AYE
Catherine Price: ABSENT
Roxanne Reddington-Wilde: AYE
Brian Slater: ABSENT
Councillor-at-large Stephen Winslow: AYE
6. Adjournment
Councillor Winslow made a motion to adjourn and was seconded by Ms. Liou. All Trustees voted
in favor and the meeting was adjourned at 6:08 PM.
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Inclusionary Zoning
Feasibility Study
January 20, 2021 Overview
Affordable Housing Trust Fund
City of Malden

Inclusionary Zoning Advisory Group
• Craig Spadafora, Malden City Councillor, At Large
• Stephen Winslow, Malden City Councillor, At Large
• Maria Luise, Special Assistant to the Mayor, City of Malden
• Michelle Romero, City Planner, City of Malden
• Deborah Burke, Executive Director, Malden Redevelopment Authority
• Evan Spetrini, Senior Planner, Malden Redevelopment Authority
• Brian Slater, Trustee, Malden Affordable Housing Trust Fund

Definitions
Housing”: Housing that costs a households 30% or less of its overall income,
• “Affordable
generally including utilities, insurance, and other direct housing expenses. Affordable housing is
often assumed to be low-income affordable housing but exists at all income levels. While
household assets are not usually directly used as a measurement of affordability, the income
derived from those assets is considered part of household income.

Affordable Housing”: Affordable housing available for households below the
• “Below-Market
Area Median Income. This is what is often meant when someone refers to “Affordable

Housing.” Below-Market Affordable Housing is often calculated based on 50%, 60% or 80% of
Area Median Income.

• “Housing Burdened”: A household that spends more than 30% of

its income on housing costs.

In other words, a household that does not have affordable housing is housing burdened.

What is Inclusionary Zoning?
Requiring a percentage of units in a new housing development be
affordable to households making below a certain income level
Usually only applies to developments over a certain size
Usually the units are deed restricted to remain affordable at the
target income levels
Often an option to pay a fee-in-lieu instead of providing units on site
Research suggests that land values adjust over time to factor in the
cost of a reasonable requirement

What is Inclusionary Zoning?
An acknowledgement that new housing development should provide
a proportional level of below-market affordability to address:
 Policy goals
 Effects on larger market

An internal subsidy of the below-market units provided by the
development
Needs to be supportable with an expected return on investment
Can produce units directly or, via fee-in-lieu, fund a Housing Trust to
produce other housing units (takes longer, may allow leveraging of
resources)

Area Median Income & Permitted Pricing

Inclusionary Zoning in the Boston Region

Scope of Project
1. Review draft ordinance
2. Meet with City and MRA staff to discuss
3. Determine study methodology:
4. Develop a financial model that allows for feasibility analysis of factors such as the following:
a. Minimum size of applicable developments
b. Percentage of Inclusionary units
c. Income eligibility/maximum rents/sale prices
d. Homeownership vs. rental tenure
e. Unit types (studio, 1-bedroom, 2-bedroom, etc.)
f. Offsite compliance
g. Formula for fractional in-lieu payments
h. Potential incentives, including density bonuses, parking reductions, fee waivers, etc
5. Draft alternatives and make recommendations to MRA and City for comment
6. Hold community meeting to present analysis and alternative recommendations for public feedback
7. Finalize report

Stakeholder Conversations

“Development is very difficult in Malden… the parking requirement is difficult. Downtown can sustain parking garages, otherwise surface lots need to be built that cost money

and take up land.” – Market Rate Developer

“The rules [of an Inclusionary Zoning ordinance] should be clear.” – Market Rate Developer
“A density bonus would help a lot” – Market Rate Developer
“Restrictive zoning and political challenges have made developing affordable housing difficult in Malden. Proximity to the T is not enough. There need to be changes to allow
for higher density and less parking.” Non-profit Housing Development and Social Service Provider
“Off-site options should be considered. A fee-in-lieu might work if there are sites where the fee can be readily used.” - Non-profit Housing Development/Social Service Provider
“We never have had problems getting tenants for our units, except recently because of COVID” – Manager of Deed-Restricted Below-Market Housing Units
“The rents have gone up a lot in the past 12 years in Malden” – Non-profit Manager of Extremely Low-Income Housing
“Parking is something that all municipalities should be talking about. Today’s parking need is not tomorrow’s parking need.” – Market Rate Developer
“The Inclusionary Zoning tool is very blunt and needs flexibility.” - Market Rate Developer
“Malden wasn’t an easy sell to institutional investors, and not having an affordability requirement helped.” – Market Rate Developer
“Perhaps the overall affordability could be some percentage of overall rent structure, so you could provide a total ‘discount’ but not necessarily on specific units?” – Market
Rate Developer
“We would be interested in potential work with the City to use fee-in-lieu payments to develop off-site housing if that decision is made. However, generally the units should be
on site.” - Non-profit below-market affordable housing developer
“Mission driven organizations make better managers of units, and can also provide other needed services for low-income tenants.” - Non-profit below-market affordable
housing developer
“It’s important to have enforcement of ordinance requirements” – Non-profit below-market affordable housing developer

Financial Model
 Looked at model proformas for four different theoretical
developments:
 A 15-unit townhouse style or low-rise rental development;
 A 30-unit mid-rise rental development;
 A 50-unit high-rise rental development; and
 A 15-unit townhouse style or low-rise condominium development.
 While there are a number of variables that can be modified in this
model, it is primarily designed to explore:






Percentage of below-market units required;
Target income levels for those units;
Fee-in-lieu options in part or in whole;
Varying rates of fee-in-lieu; and
How changing other zoning requirements, such as parking requirements, might affect the
feasibility of a development.

Base Return on Investment
on Equity (ROE) is the cash flow after financing divided by the equity investment.
• Return
Basically, it is the annual interest rate you are getting as a developer on the money you put

into a project. This is very similar to the concept of “return on investment.” For a rental
project, the ROE should currently be about four to five percent. For a condominium project,
which has a much shorter investment time frame, the return is expected to be much higher.
Generally, condominium projects should have an ROE of about forty to fifty percent.

Rate of Return (IRR) is defined as the discount rate at which the sum of the
• Internal
present values of the cash inflows (or returns) exactly equals the cash outflow (or

investment.) In other words, this is a way of controlling for the fact that a project may get
money in future years and comparing it to money spent in the current year. For a rental
project, the IRR should currently be about nine to ten percent. While the IRR is often
calculated for condominium projects, it is not generally as useful a concept for the purposes
of this model, so we are only evaluating the ROE for that product.

Baseline Returns

Model Runs

Results

Can it go too far?
Model of 30% Requirement at 50% AMI with parking/density bonuses:
• IRR goes from 9.39% to 5.61% for 15 unit rental project
• ROE goes from 4.34% to 2.31% for 15 unit rental project
• ROE goes from 47.41% to 14.49% for 15 unit condo project
• Similar impacts for other product types
• Likely renders these models infeasible, at least in the short term

How to decide what income levels to target?
Policy goals (gaps in the market)
Financial feasibility
Actual gap between market rents and maximum
allowed rents
eg. 80% AMI 2 BR allows $2,166/month vs.
estimated market $2,600

Ability to transition to new requirements

Findings








The market in Malden can sustain a reasonable inclusionary zoning requirement;
In particular, any of the three options will work given rental market conditions:
Consideration should be given in all three scenarios to allowing higher income limits for
units that are offered for sale;
Any new requirement should have an option to pay a fee-in-lieu instead of providing units
on site, at least until the City’s Housing Trust is adequately capitalized.
Fee-in-lieu levels should be set at the approximate cost of providing units on-site unless
there is a particular preference for fee-in-lieu, in which case it could be set somewhat
lower than that cost;
While there may be some initial effects on the real estate market as a result of a new
requirement, over time the cost of land is likely to adjust and absorb the cost of providing
the inclusionary units.
This study looked at developments of 15 units or more. Many new inclusionary zoning
ordinances use a minimum threshold of ten units, so that would be a reasonable level to
set in a new ordinance for Malden.

