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Purpose of Action Plan
“I’m hoping the city is feeling the urgency the people of Malden
are feeling on this issue…we need this yesterday.” - focus group
participant
Affordable Housing, as this and many other focus group participants pointed out, is needed now
if not yesterday in Malden. The needs of some residents here are desperate, particularly after the
effects of the pandemic. Housing costs are a tremendous burden for some, even those who have
spent their whole lives in Malden. While we cannot get yesterday back, we can act today.
In the decade since the financial crisis, housing affordability has increasingly become an issue of
national concern. Malden is no exception to this phenomenon, one of the many eastern
Massachusetts municipalities confronted by growing housing costs. Recognizing the regional
housing affordability crisis, the City established the Affordable Housing Trust to provide the
necessary financial support for Affordable Housing in Malden. The Trust primarily operates
through financing the creation and preservation of Affordable Housing, and supporting policies
that improve affordability.
This Action Plan codifies the values, goals, and priorities of the Trust, establishes internal
operational structures, and creates a Yr 1-Yr 5 budget. The Trust has drawn on research,
feedback from focus groups, surveys, and a community meeting, and the experiences of
Maldonians to create this plan.

Description of the Malden Affordable Housing Trust Fund
The Mayor proposed and the City Council voted to establish the Trust at the end of 2019, and the
Trust began its activities in January 2020. The Trust is, at its core, a deliberative body
established for the purpose of disbursing funds for Affordable Housing. Its seven members can
vote to use funds for a variety of purposes listed in the ordinance (see Appendix A).1
Many Massachusetts municipalities have Affordable Housing Trusts. They can function in
different ways. Some have a more regional focus and collaborate with other municipal bodies
and Trusts, while others are smaller in scope. Operational structure can vary from a more passive
organization that receives applications for funding, to an active organization that solicits
developers and initiates projects.

1

Available at https://www.cityofmalden.org/DocumentCenter/View/2511/20191112-Affordable-Housing-TrustFund-Ordinance-FINAL
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In its guidebook on municipal affordable housing trusts, the Massachusetts Housing Partnership
identifies the statutory sources of funding available to trusts under MGL c.44 §55C .2 Revenue
can come from:
 Community Preservation Act (CPA) funds
 Inclusionary zoning payments
 Negotiated developer fees
 The municipality’s general fund
 Tax title sales
 Payments from special bylaws/ordinances
 Cell tower lease payments
 Resale of affordable units as market rate, lottery/resale agent revenue
 Private donations
Currently the Trust is funded by development mitigation fees that are imposed on new
construction in Malden’s Residential Incentive Overlay and Rowe’s Quarry zoning districts.
However, the properties subject to these fees are mostly built out, diminishing the potential for
additional revenue through these means. In the immediate future the Trust will need to identify a
sustainable revenue source, as there are no regularly scheduled funds currently available.
Ongoing efforts to enact Inclusionary Zoning could provide additional opportunities to raise
revenue for the Trust.

Mission Statement
The mission of the Malden Affordable Housing Trust Fund is:
“To maintain and create opportunities for affordable housing so Malden remains a vibrant,
diverse, and inclusive community where residents and families can stay and thrive”
The Trust recognizes that safe and affordable housing is essential to the wellbeing of a
community, and Malden is no exception. Housing offers the necessary shelter and safety for
households of all kinds. Particularly in the face of the current COVID-19 pandemic, housing is a
crucial component of any plan to ensure public health. Affordable housing is a requisite
component to a flourishing civic society. Without it, economic hardship and public health issues
contribute to community instability. The Trust will bear out its mission in all of its actions and
advocacy.

2

https://www.mhp.net/writable/resources/documents/municipal_affordable_housing_trust_guidebook.pdf
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Malden’s Affordable Housing Needs
The Trust’s powers can be broadly categorized into three groups: creation of new Affordable
Housing through lending to housing developers and acquisition of property; preservation of
existing Affordable Housing through deed-restriction and funding repair; and support of policies
to improve affordability. Improving affordability in Malden will require action of each type. In
order to understand what action to take, it is important to understand housing in Malden. The
City and the Metropolitan Area Planning Council (MAPC) completed a Housing Needs
Assessment (HNA) in June 2019, which is the source of most of the following analysis. The full
study can be viewed on the City’s website.3

Terminology
Low-income – While low-income can mean many different things, in the context of Affordable
Housing and to the Trust, it refers to households with income at 80% or less of Area
Median Income (AMI), which is calculated by the U.S. Department of Housing and
Urban Development (HUD) at the metropolitan area level. Malden falls within the
Boston-Cambridge-Quincy Metro Area.

Cost burden – Households spending more than 30% of their annual income on housing costs are
considered cost-burdened. Housing costs include rent, utilities, mortgage, insurance, etc.
Households spending more than 50% of their income are considered severely costburdened.
Below-Market Affordable Housing – Deed-restricted units, typically set aside for households
at 80% AMI or less, are considered Affordable Housing. They are priced to be affordable
to different household income levels relative to AMI. The restriction lasts a set number of
years and will revert to market rate unless the restriction is renewed.
3

https://www.cityofmalden.org/DocumentCenter/View/1342/Malden-Housing-Needs-Assessment-Plan---June2019-PDF
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Growing Demand for Housing in Malden
Malden is a growing city, having seen considerable demand for housing in the past decade, a
trend that is projected to continue. Between 2010 and 2018 the city permitted 2,148 market rate
units, which were primarily studios and one- and two-bedroom units. Malden, like many
municipalities in the Boston metropolitan area, has a tight housing market. Job growth in the
region, paired with limited housing, has led to increased prices particularly in the last decade. In
Malden the vacancy rate for owner-occupied housing is 5.8%, signifying a market with high
prices. This results in fewer opportunities for first-time homeowners to enter the housing market.
The median household in Malden would be able to afford a home at $250,000, while the median
home on the market in Malden costs $435,000.

Understanding Cost Burden
Approximately 59% of households in Malden rent their home. While 47% of all households are
cost-burdened, renters are more likely than homeowners to be housing cost-burdened, and have
lower incomes on average. Cost burden is most acutely felt by those at the lower end of the
income spectrum. Twenty-two percent of households spend more than half their income on
housing costs, primarily low-income households. Low-income households are more likely to be
seniors, renters, and people of color.

Affordable Housing Opportunities and Homelessness
In Malden 55% of all households, and 68% of renters, make less than 80% AMI, qualifying them
for most Affordable Housing. Currently 10.1% of Malden’s housing units are on the Subsidized
Housing Inventory (SHI), a state index for measuring Affordable Housing. In the next decade,
deed restrictions on 470 units in Malden are set to expire. There is currently 1 deed-restricted
unit for every 5 low-income households in Malden. While there is limited data, it is also clear
that some Maldonians experience homelessness or housing instability. There were 186 homeless
students registered in Malden Public Schools during the 2017-18 school year. In addition,
Housing Families, a local nonprofit organization, reported calls of housing instability from
households totaling 515 people in 2017.

COVID-19 Impacts
The COVID-19 pandemic has exacerbated many of the economic challenges Malden faces.
According to the Metropolitan Area Planning Council (MAPC), 1,315 Malden households in
need of assistance received unemployment benefits as of September 2020. At that same time,
2,520 households in need of assistance were receiving no aid. State and local eviction
moratoriums have helped dramatically to prevent displacement during the pandemic. Without
those preventive measures, it is likely that many more Malden households would be facing
housing insecurity.
6

In response to the pandemic, the City of Malden and Malden Redevelopment Authority launched
a number of housing stability programs including rental assistance and court-based eviction
prevention efforts as well as enacting a local eviction moratorium. Over $1,500,000 were
allocated across these programs in 2020 through Community Development Block Grant,
Community Preservation Act, and CARES Act funding. The City and MRA have continued
running these programs in 2021.

Takeaways for the Trust
As the demand for housing in Malden increases, following regional trends, prices will continue
to increase. Considering the large share of Malden households who are cost-burdened,
unmitigated growth in housing costs will be potentially devastating, leading to displacement and
homelessness. Furthermore, the COVID-19 pandemic has intensified existing economic issues.
With the livelihood of numerous households at stake, it is clear that the Trust must take action.

Community Engagement
To shape the goals and priorities, the Trust requires feedback from Malden residents and
stakeholders. The community engagement process complements the research on housing needs,
and together they provide essential information to the Trust. Engagement took three forms:
1. Focus group sessions with housing affordability stakeholders
2. Survey on affordability in Malden and the Trust’s goals
3. Community meeting
This section describes each part of the community engagement process in detail, and provides
the main conclusions for each. It was important to the Trust that the Action Plan be developed
with a comprehensive engagement process. The different forms of engagement were designed to
capture a wide range of perspectives, from Malden residents, City officials, and Affordable
Housing experts. Housing affordability is an immensely consequential issue. Because so much is
at stake in how the Trust uses its resources, this engagement process helps develop
accountability. Additionally, the Trust took efforts to ensure that the process was accessible in
multiple languages, and reached as many Malden residents, from all backgrounds, as possible.

Focus Groups
We conducted six focus group sessions in order to gather feedback on what issues the Trust
should focus on, and how it should prioritize spending. In total, we gathered feedback from 30
participants representing eight stakeholder categories. Each session was an hour long, beginning
with a presentation on housing in Malden, followed by an open discussion where participants
were free to answer prompts or bring up their own points. We asked all groups what they thought
the most important housing affordability issues are, the barriers to fixing them, and what projects
the Trust should undertake or advocate for. Where relevant, we also encouraged discussion of
7

issues in conjunction with the COVID-19 pandemic. The following sections summarize the
discussions by topics that came up frequently. Information on participants are included in
Appendix B.
Inclusionary Zoning
Every group discussed Inclusionary Zoning (IZ) at some point. Some participants were familiar
with the current efforts to create an ordinance, and encouraged the Trust to support those efforts.
Others knew about previous attempts to establish IZ, or suggested it as a policy advocacy option.
This was the most common topic to come up in discussions, and was widely supported.
Housing Unit Size and Overcrowding
Nearly every group had a participant bring up the need for affordable family-sized units.
Residents and city officials noted that recent developments in Malden have been almost entirely
small units of studios and 1-bedrooms that cannot accommodate families with children. A
housing developer mentioned that funders of Affordable Housing want to see family-sized units
of 2- and 3-bedrooms, but are often limited by regulations that drive costs up. Some groups also
directly addressed overcrowding, which is usually an indication of lack of affordable housing,
with extended discussions in Groups 3 and 4.
Incentivizing Developers
Many groups discussed providing financial incentives to developers, for a variety of purposes.
Groups 3, 4 and 5 proposed incentives for recently built residential buildings in Malden to set
aside some of their units for Affordable Housing. Group 6 broadly talked about using financing
to make affordable development financially feasible. Developers often have interest in a project,
but will quickly back out if it does not seem profitable.
Reducing Regulatory Barriers
Groups 1, 5, and 6 discussed the zoning regulations and parking requirements that create barriers
to the development of new Affordable Housing. These groups showed support for reducing
parking requirements and increasing density, especially near transit stations, and allowing
Accessory Dwelling Units (ADUs).
Preventing Displacement
All groups discussed community in some context – displacement, having a politically involved
populace, and keeping Malden affordable for the next generation. Some residents mentioned that
their streets have seen a lot of turnover in renters due to increasing rents. Others stressed the
difficulties seniors have in finding suitable housing, many of whom have spent their lives in
Malden. Group 4 talked about young residents struggling to find affordable living arrangements.
Maldonians coming back from college or graduating from the public school system have limited
8

options for homes if on a typical income. A number of focus group participants mentioned
personal experiences of friends who have left the city because of increasing unaffordability.
Eviction and Homelessness
Four groups discussed the pressing need for eviction and homelessness prevention. Many
participants brought up the need for keeping people in safe living arrangements during the
pandemic. Two participants mentioned the need for more city staffing to help on homelessness
issues. Affordable homeownership was brought up a few times as a more stable solution to
keeping people in their homes.
Public Awareness of Affordable Housing
Three groups discussed creating a program for public education or awareness on housing issues.
Some participants mentioned that Affordable Housing is seen in a negative light by some, but is
actually occupied by a variety of folks, including working families. Many offered that the Trust
could support a public awareness campaign to highlight housing affordability issues in Malden.

Survey
Over the period of a month we kept open a survey for Malden residents to share their
experiences and opinions on housing affordability. Responses were collected primarily online
through Google Forms. In total, we collected 458 responses in seven different languages.
Thirteen percent of responses were in non-English languages. The survey included questions on
demographics, housing affordability, and priorities for the Trust.
Demographic Representation
The demographic questions allow us to compare the makeup of respondents to Malden overall,
as captured in the 2018 American Community Survey (ACS), the most recent data from the U.S.
Census Bureau. We collected information on housing occupancy, age, income, educational
attainment, and race. Survey respondents were somewhat more likely to be homeowners, at 57
percent, compared to 41 percent for Malden. Respondents were relatively more likely to be aged
35-75, educated, and white. A full table of comparisons can be found in Appendix C.
Nevertheless, responses come from a wide range of demographic groups, and we believe the
survey offers a good representation of the experience and perspectives of Maldonians.
Housing Affordability
Respondents provided information on the number of places they have lived in Malden, whether
there were enough bedrooms and space for their household, and whether they worried they
would lose their home because it is unaffordable. In the full sample, 89 percent of respondents
have lived in three or fewer different places in Malden. Seventeen percent said they do not have
enough bedrooms or space, and 38 percent worry about losing their home. Of respondents who
rent their home, 32 percent do not have enough bedrooms or space, and 60 percent worry about
9

losing their homes. This result is consistent with findings from the HNA that was completed in
2019, which suggests that renters in Malden are more likely to face housing instability.
Priorities for the Trust
Respondents were asked to rank the following five general kinds of options for the Trust’s
priorities in order of preference:
Priority Type

Share of First Choice

1. Develop new Affordable homeownership housing

34%

2. Develop new Affordable rental housing

32%

3. Preserve existing Affordable Housing

24%

4. Provide direct assistance to renters/homeowners

7.50%

5. Advocate for public policies that will support housing affordability

2.30%

The development of new affordable rental and homeownership housing were the most-preferred
options in total, however the choices varied slightly by demographic group. Renters were more
likely to prefer development of rental housing, while homeowners were more likely to prefer
development of homeownership housing. Seniors preferred development of rental housing,
followed by preservation of existing Affordable Housing.

Community Meeting
On Thursday, January 14, 2021, the Trust held a community meeting to share progress on the
Action Plan and gather feedback on goals and priorities. Outreach for the meeting was conducted
through the City’s digital communications. Due to the pandemic, the meeting was held entirely
online via the video-calling platform Zoom. Simultaneous translation in seven languages was
provided for participants. The full presentation can be found in Appendix D.
There were 68 participants present at its peak, including the 17 organizers and facilitators. The
meeting began with a presentation on the Action Plan’s development to-date. It included
information on housing needs research, the focus group and survey feedback, and a summary of
the draft goals and priorities. Following the presentation, participants were divided into breakout
groups of 6-8, including a facilitator, to discuss their thoughts on the Trust’s next steps.
Inclusionary Zoning was a widely popular idea in the breakout groups, as was the case in the
stakeholder focus groups. Additionally, there was broad support for identifying municipallyowned parcels for Affordable Housing development. Many participants responded positively to
ideas that are cost effective and can be implemented more quickly, such as preserving existing
Affordable Housing through extending deed restrictions, and supporting an Affordable Housing
advocacy campaign. Multiple groups discussed avenues for outreach, including a one-stop
website for Malden Affordable Housing information, City-wide mailers, billboards, and
10

advertisement on social media and in newspapers. Some participants emphasized the need for
information available in multiple languages, and accessibility for the elderly and non-digital
needs.
Taking a broader look at the draft goals and priorities, participants supported the proposals
overall, and generally emphasized a balance between short-term needs and long-term
investments. It was important to many that the Trust address immediate pandemic impacts, in
addition to planning for future projects.

Goals and Priorities
By combining information from research, focus group interviews, surveys, and the community
meeting, the Trust has developed five goals and fifteen priorities. The goals and priorities are
informed by Malden’s housing affordability needs in the present and future. While this Action
Plan sets out the Trust’s course for the next 1-5 years, we designed these goals cognizant of the
sustained effort and accountability needed to fulfill the Trust’s mission in the long-term. The
Trust’s goals are:
Goal 1: Increase Supply of Affordable Housing
Goal 2: Prevent Displacement and Homelessness
Goal 3: Raise Awareness of Affordable Housing
Goal 4: Identify Additional Revenue Streams for Trust
Goal 5: Increase Staff Capacity

Description of Goals
Goal 1: Increase Supply of Affordable Housing.
The Housing Needs Assessment found that growth in demand for housing in Malden exceeds
growth in supply. The vacancy rate for housing in Malden is lower than the MAPCrecommended level, suggesting a tight housing market. If these trends continue, housing prices
will increase further, hurting affordability. Additionally, Malden households that qualify for
Affordable Housing far outnumber the number of Affordable Housing units. The HNA findings
indicate that the under-supply of both market-rate and Affordable Housing has deepened the
housing crisis. The survey results suggest a broad support for more affordable rental and
homeownership opportunities. Additionally, we heard in the focus groups that there is a need for
more financial support for new Affordable Housing, which is well within the allowable activities
of the Trust. Taken together, these findings strongly suggest that the Trust should make
increasing the supply of Affordable Housing one of its goals.
Goal 2: Prevent Displacement and Homelessness
Our housing needs research uncovered a significant lack of information on homelessness in
Malden. In addition, because of the lack of Affordable Housing, and particularly in light of the
11

pandemic, it is clear that displacement and homelessness could grow without intervention from
the City. In the focus groups we heard personal stories of neighbors losing their homes and
moving away from Malden because of rising costs. 38% of all respondents indicated that they
were worried about being priced out of Malden.
Goal 3: Raise Awareness of Affordable Housing
In the focus group discussions, many participants identified what they felt was a common trend
of misconceptions about Affordable Housing. They felt that those misconceptions hurt the
Trust’s ability to support Malden families. Indeed, some breakout group participants at the
community meeting reported they were surprised to find that they would qualify for Affordable
Housing. In addition, there is a lack of access to resources that currently exist – Malden residents
largely learn about Affordable Housing opportunities through word of mouth instead of one
official location. Taking this feedback into account, it is clear that the Trust should raise
awareness about Affordable Housing through various channels, such as social media, City
websites, informational mail, and an outreach campaign.
Goal 4: Identify Additional Revenue Streams for Trust
The Trust is currently funded through development mitigation fees that are imposed in specific
zoning districts. However, those districts are mostly built out at this point, and little further
revenue is expected. For the Trust to be able to continue its work it must establish other reliable
revenue sources. There was overwhelming support for Inclusionary Zoning in the focus groups.
Inclusionary Zoning can provide revenue for the Trust by allowing for payments-in-lieu of
constructing Affordable units. Many municipal trusts are funded in part through local
Community Preservation Act (CPA) funds. The Trust will establish a partnership with Malden’s
Community Preservation Committee (CPC) to ensure that public funds for Affordable Housing
are spent efficiently and effectively.
Goal 5: Increase Staff Capacity
Currently there is no permanent staff for the Trust in the long-term and the City does not have
staff that is solely focused on Affordable Housing to support the other goals and priorities of the
Trust. As such, the Trust will use its resources to fund the staff needed to perform its required
duties and advance other goals.
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Priority Initiatives
The Trust’s priority initiatives can be grouped into three categories—funding, advocacy, and
capacity building. The projects in each category satisfy one or more of the Trust’s goals, and
range in timeline from the next year, to the next five years and onward.
Funding Priorities
1. Fund Community Development Corporation (CDC) acquisition of existing housing
2. Work with CDCs and Malden Housing Authority to develop new Affordable Housing
3. Preserve expiring affordability restrictions
4. Support eviction prevention and rental assistance programs
5. Fund development of supportive housing
Advocacy Priorities
1. Support advocacy and educational campaign
2. Advocate for zoning changes to support new Affordable Housing
3. Advocate for unit sizes that support families in new developments
4. Identify municipally owned parcels that can be repurposed for Affordable Housing
development
5. Advocate for Inclusionary Zoning
6. Fund nexus study for Linkage Fees
Capacity Building Priorities
1. Establish funding policies and procedures
2. Create central information location for Affordable Housing programs, developments, and
resources
3. Develop partnership with CPC
4. Work with City and Malden Redevelopment Authority to hire Affordable Housing
Program Manager

13

Five Year Action Plan
Operating Approach
Affordable Housing Trusts may operate as either a funding entity or a project initiator, or some
combination of the two. Given limited resources, the Trustees decided that the Trust will
primarily act as a funding entity, meaning it will make loans and grants to other organizations in
order to address its goals and priorities. By statute, the Trust is required to invest in projects and
programs that benefit households earning up to 80% of the Area Median Income.

Implementation
Priority Initiatives

Funding

Fund Community Development Corporation
(CDC) acquisition of existing housing
Work with CDCs and Malden Housing Authority
to develop new Affordable Housing
Preserve expiring affordability restrictions
Support eviction prevention and rental
assistance programs
Fund development of supportive housing
Support advocacy and educational campaign

Advocacy

Capacity
Building

Advocate for zoning changes to support new
Affordable Housing
Advocate for unit sizes that support families in
new developments
Identify municipally owned parcels that can be
repurposed for Affordable Housing
development
Advocate for Inclusionary Zoning

Goals

FY21

FY22

FY23

FY24

FY25

1+2
1
1
2
1+2
3
1
1
1
1+4

Fund nexus study for Linkage Fees

4

Establish funding policies and procedures

5

Create central location for AH programs,
developments, and resources

3

Develop partnership with CPC

4

Work with City and MRA to hire Affordable
Housing Program Manager

5

First Steps
The Trustees should immediately focus on the Capacity Building priorities needed to fully
operationalize the Trust, including the establishment of policies and procedures regarding
project funding. The Trust will need to adopt an application for funding before accepting
proposals. The City of Malden and Malden Redevelopment Authority are currently exploring the
development of a single online application process that would be used to access Community
Development Block Grant (CDBG), HOME, and Affordable Housing Trust funding related to
the creation and preservation of Affordable Housing.
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Since the Trust has only one revenue source, which has limited potential for new revenue
moving forward, identifying additional revenue sources should be among the first actions of the
Trust. The Trust should hire a consultant to develop a linkage fee nexus study. A linkage fee is
a per-square-foot fee on commercial development (office, retail, etc.) that could be used to fund
the Affordable Housing Trust. Implementation of this policy requires a study to show the
relationship between commercial development and increasing housing unaffordability and must
ultimately be adopted by the City Council. The Trust should also develop a partnership with
the Community Preservation Committee (CPC) to pool resources in order to more efficiently
and effectively create, preserve, and support Affordable Housing. Finally, the Trust should
continue to advocate for the adoption of the proposed Inclusionary Zoning ordinance.

Staffing
The MRA Senior Planner and the City Treasurer as the custodian of funds currently cover the
primary staffing needs of the Trust. Through the development of this Action Plan, the Senior
Planner has led the planning process and created agendas and minutes for the Trust. As the Trust
begins accepting applications for funding and addressing other priorities, the staffing needs will
evolve. Those duties will include:











Create agendas and minutes
Create and manage budget
Guide implementation and updates of Action Plan
Review funding applications including real estate development proposals
Monitor Trust- funded projects and programs for compliance
Manage consultants as needed (ex. lawyers, auditors, real estate development experts)
Provide memos and research to Board of Trustees as necessary
Research additional funding sources
Maintain Trust’s website
Complete annual audit

In the short term, the Senior Planner will continue providing staff support to the Trust with
assistance from the City Treasurer on the Trust’s budget and finances. Some tasks, such as the
annual audit, which is required by statute, will need an outside consultant to complete. The Trust
should also consider hiring interns to work on specific priority projects such as supporting an
advocacy and educational campaign or identifying municipally owned parcels that can be
repurposed for Affordable Housing development.
Keeping in line with the capacity building priorities, the Trust should work with the City and
MRA to hire a full-time Affordable Housing Program Manager to handle the Trust’s staffing
needs in addition to other Affordable Housing initiatives run by the City and MRA.

Budget
The Trust currently, as of June 1, 2021, has about $650,000 collected through development
mitigation fees. Without additional revenue sources, the Trust will have limited opportunities to
15

invest in Affordable Housing projects and programs. The budget below focuses on the Trust’s
first year of operation and prioritizes activities that will establish new revenue sources and
general operational expenses. To remain flexible, the Trust elected not to allocate specific
amounts towards each of the Funding Priorities so the remaining funds should be put towards
those priorities as applications are received.
The budget includes three potential sources of revenue: Community Preservation Act,
inclusionary zoning, and linkage fees. As indicated in the Trust’s priorities, developing a
partnership with the Community Preservation Committee (CPC) will provide a consistent
revenue stream for the Trust. Advocating for inclusionary zoning and linkage fees on
commercial development are also included in the Trust’s priorities, and would provide two
additional sources of revenue. It is difficult to project the potential revenue that would be
generated from those two policies since neither have yet been adopted and both rely on the level
of new construction, which is hard to predict. However, this budget does include rough revenue
goals for each of those sources, based on the development patterns of the last few years.
As additional revenue sources are established, the Trust’s activities will increase. The budget
includes an increase in staffing costs in FY23, intended to be reflective of the Trust’s
contribution to the salary of the Affordable Housing Program Manager indicated in the goals and
priorities.
FY21

FY22

Starting/Carryover Balance: $ 519,000.00

Revenue

$
$

-

FY24

231,664.96
-

$

Community Preservation Act

$

-

$ 150,000.00

$

150,000.00

$

200,000.00

$

200,000.00

IZ fees-in-lieu

$

-

$

-

$

600,000.00

$

900,000.00

$

900,000.00

Linkage fees

$

-

$

-

$

250,000.00

$

400,000.00

$

400,000.00

Interest

$

-

$

-

$

-

$

169,614.96

$

$

-

$

$ 149,000.00

-

$

FY25

200,764.96

Expendable Trust Fund

$

-

-

SUBTOTAL REVENUE: $ 149,000.00

$ 150,000.00

$ 1,000,000.00

$ 1,500,000.00

$ 1,500,000.00

Total Funds Available: $ 668,000.00

$ 802,564.96

$ 1,231,664.96

$ 1,700,764.96

$ 1,669,614.96

Staff

$

(5,000.04) $

(5,000.00) $

(20,000.00) $

(20,000.00) $

(20,000.00)

$

(2,000.00) $

(2,400.00) $

(2,400.00) $

(2,400.00) $

(2,400.00)

$

(1,000.00) $

(1,000.00) $

(1,000.00) $

(1,000.00) $

(1,000.00)

$

(2,375.00) $

(2,500.00) $

(2,500.00) $

(2,750.00) $

(2,750.00)

SUBTOTAL OP COSTS: $ (10,375.04) $ (10,900.00) $

(25,900.00) $

(26,150.00) $

(26,150.00)

Operating Treasurer
Costs
Audit
Interns

Funds Available for Priorities: $ 657,624.96

Priorities

FY23

$ 652,564.96

$ 791,664.96

$ 1,674,614.96

$ 1,643,464.96

Action Plan

$

(5,060.00) $

$

-

$

-

$

Linkage Fee Nexus Study

$

-

$ (50,000.00) $

-

$

-

$

Advocacy campaign

$

-

$

(5,000.00) $

(5,000.00) $

(5,000.00) $

Municipal parcel research
AH development/
acquisition/preservation

$

-

$

(5,000.00) $

-

-

$

-

$ (500,000.00) $ (1,000,000.00) $ (1,500,000.00) $ (1,500,000.00)

SUBTOTAL PRIORITIES: $

-

$ 1,205,764.96

$

$

(5,000.00)
-

(5,060.00) $ (560,000.00) $ (1,005,000.00) $ (1,505,000.00) $ (1,505,000.00)

FY Year end Carryover: $ 652,564.96

$ 231,664.96

$

200,764.96

$

169,614.96

$

138,464.96
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Reporting Requirements
The trustees shall keep a record of its doings and at the close of every fiscal year make a report
thereof to the City Council. The report shall include a description and source of funds received
and expended and the type of Affordable Housing programs or properties assisted with the
Affordable Housing Trust funding. The trustees shall also provide the city council with a copy of
the Trust’s annual audit.
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Appendices
A. Affordable Housing Trust Fund Ordinance
Section I. Be it hereby Ordained that Chapter 2 of the Revised Ordinances of 1991, as amended,
be further amended by adding a new section as follows:
Section 2.## Affordable Housing Trust Fund Board of Trustees
.1 Established; Appointment; Term; Filling of Vacancies; Removal
The City shall establish an Affordable Housing Trust Fund Board of Trustees consisting of seven
members, who shall serve without compensation and shall be appointed as follows:
a. The Mayor, or a designee, who shall serve as chair;
b. One member designated by the City Council from among its members;
c. The Executive Director of the Housing Authority, or a designee;
d. One member appointed by the Mayor and confirmed by the City Council who shall be a
Malden resident living in or eligible for deed-restricted Affordable housing not to exceed 80
percent of the Area Median Income as determined by the U.S. Department of Housing and
Urban Development.
e. Three members appointed by the Mayor and confirmed by the City Council who shall have
relevant professional experience and backgrounds, which may include:
a. Non-profit affordable housing development;
b. Real estate or finance, especially with regard to affordable housing development;
c. Non-profit housing services.
A minimum of four of the seven trustees shall be Malden residents.
The terms of the inaugural trustees shall expire on January 31, 2022, with all subsequent terms
expiring on January 31 of every even-numbered year thereafter.
Members shall be eligible for reappointment in the same manner as the original appointment. If a
vacancy occurs, it shall be filled for the balance of the unexpired term in the same manner as the
initial appointment was made.
The trustees may be removed by their appointing authority, provided that trustees appointed by
the Mayor and approved by the City Council may be removed by a majority vote of the City
Council and subject to approval of the Mayor.
.2 Powers and Duties
The trustees shall administer an Affordable Housing Trust Fund to provide for the creation and
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preservation of affordable housing within the City of Malden for the benefit of low- to moderateincome households, as defined by income limits published from time to time by the U.S.
Department of Housing and Urban Development, and to pursue other strategies to support the
City’s affordable housing goals.
The specific powers and duties of the trustees, all of which shall be carried on in furtherance of
the purposes set forth in this ordinance, are as follows:
(1) to accept and receive real property, personal property or money, by gift, grant, contribution,
devise or transfer from any person, firm, corporation or other public or private entity, including
but not limited to money, grants of funds or other property tendered to the trust in connection
with any ordinance or by-law or any general or special law or any other source, including money
from chapter 44B of the Massachusetts General Laws; provided, however, that any such money
received from chapter 44B shall be used exclusively for community housing and shall remain
subject to all the rules, regulations and limitations of that chapter when expended by the trust,
and such funds shall be accounted for separately by the trust; and provided further, that at the end
of each fiscal year, the trust shall ensure that all expenditures of funds received from said chapter
44B are reported to the community preservation committee of the city or town for inclusion in
the community preservation initiatives report, form CP–3, to the department of revenue;
(2) to purchase and retain real or personal property, including without restriction investments that
yield a high rate of income or no income;
(3) to sell, lease, exchange, transfer or convey any personal, mixed, or real property at public
auction or by private contract for such consideration and on such terms as to credit or otherwise,
and to make such contracts and enter into such undertaking relative to trust property as the board
deems advisable notwithstanding the length of any such lease or contract;
(4) to execute, acknowledge and deliver deeds, assignments, transfers, pledges, leases,
covenants, contracts, promissory notes, releases, grant agreements and other instruments sealed
or unsealed, necessary, proper or incident to any transaction in which the board engages for the
accomplishment of the purposes of the trust;
(5) to employ advisors and agents, such as accountants, appraisers and lawyers as the board
deems necessary;
(6) to pay reasonable compensation and expenses to all advisors and agents and to apportion
such compensation between income and principal as the board deems advisable;
(7) to apportion receipts and charges between incomes and principal as the board deems
advisable, to amortize premiums and establish sinking funds for such purpose, and to create
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reserves for depreciation depletion or otherwise;
(8) to participate in any reorganization, recapitalization, merger or similar transactions; and to
give proxies or powers of attorney with or without power of substitution to vote any securities or
certificates of interest; and to consent to any contract, lease, mortgage, purchase or sale of
property, by or between any corporation and any other corporation or person;
(9) to deposit any security with any protective reorganization committee, and to delegate to such
committee such powers and authority with relation thereto as the board may deem proper and to
pay, out of trust property, such portion of expenses and compensation of such committee as the
board may deem necessary and appropriate;
(10) to carry property for accounting purposes other than acquisition date values;
(11) to borrow money on such terms and conditions and from such sources as the board deems
advisable, to mortgage and pledge trust assets as collateral;
(12) to make distributions or divisions of principal in kind;
(13) to comprise, attribute, defend, enforce, release, settle or otherwise adjust claims in favor or
against the trust, including claims for taxes, and to accept any property, either in total or partial
satisfaction of any indebtedness or other obligation, and subject to the provisions of this act, to
continue to hold the same for such period of time as the board may deem appropriate;
(14) to manage or improve real property; and to abandon any property which the board
determined not to be worth retaining;
(15) to hold all or part of the trust property uninvested for such purposes and for such time as the
board may deem appropriate; and
(16) to extend the time for payment of any obligation to the trust.
The powers and duties enumerated above are intended to encompass all powers and duties of the
trustees. Any action, power or duty not enumerated above shall require prior approval of the city
council.
.3 Records; Annual Report.
The trustees shall keep a record of its doings and at the close of every fiscal year make a report
thereof to the City Council. The report shall include a description and source of funds received
and expended and the type of affordable housing programs or properties assisted with the
funding. The trustees shall also provide the city council with a copy of the trust’s annual audit.
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Section II. This Ordinance shall take effect January 1, 2020

B. Information on Focus Groups
Group 1: Malden Redevelopment Authority
Participants: Alex Pratt, Alexis Turgeon, Wayne Martineau, Evan Spetrini
Group 2: Housing Production Plan Committee
Participants: Deborah Burke, Karen Lynch, Ryan O’Malley, Anna Tse, Josh O’Dor, Michelle
Romero
Group 3: CPC + Housing Service Providers + Advocacy Groups
Participants: Elizabeth Winston, Mark Liu, Gabrielle Snyder Stelmack, Frank Mollis, Monique
Ching
Group 4: Nonprofits + Advocacy
Participants: Marcia Manong, Deb Gesualdo, Erga Pierrette, Andrea So
Group 5: City Officials
Participants: Tewedaj Gebreselassie, Bill Sullivan, Christopher Webb, Karen Colon Hayes
Group 6: Housing Developers
Participants: James Kostaras, Laura Spark, Kyle Sullivan, Ariane Taylor, Angelo Nuby, Craig
Nicholson, Rachael Running, Ronnie Puzon

C. Action Plan Survey Demographics
The following table compares the demographic distribution of action plan survey respondents to
the 2018 American Community Survey, a biennial U.S. Census Bureau survey.
2020 Survey

ACS 2018

Homeownership rate

57.2%

40.8%

Average Household size

2.93

2.64

Age group
Less than 18
18-24
25-34
35-44
45-54
55-64
65-74
75 or greater

0.9%
1.6%
14.0%
26.7%
23.2%
18.0%
12.9%
2.7%

19.1%
9% (approx.)
20.9%
14.1%
12.9%
11.3%
6.8%
5.4%
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Income group
$0 - $24,999
$25,000 - $49,999
$50,000 - $74,999
$75,000 - $99,999
$100,000 - $149,999
$150,000 - $199,000
$200,000 or greater
Education level
8th grade or less
Some high school
High school degree or GED
Some college
Associate's or professional degree
Bachelor's degree
Graduate degree

18.5%
20.3%
14.1%
14.8%
17.6%
7.4%
7.4%

21.8%
8.5%
11.8%
16.1%
13.1%
7.5%
5.2%

3.1%
4.0%
15.7%
16.8%
7.2%
25.7%
27.5%

8.1%
5.4%
28.6%
15.0%
6.5%
21.5%
14.8%

Race
White
Black or African American
Hispanic or Latino
Asian or Pacific Islander
American Indian or Alaska Native
Other/Multiple

59.3%
8.0%
8.3%
14.7%
0.2%
9.4%

47.1%
16.1%
9.3%
23.4%
0%
5.8%

Time in Malden
Less than 1 year
1 - 5 years
5 - 10 years
10 - 20 years
More than 20 years

1.8%
20.1%
16.8%
21.3%
40.1%

-

D. Community Meeting Presentation
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Malden Affordable Housing Trust:
Action Plan Community Meeting

Road Map
(1) Introducing the Trust
(2) Housing Needs Research
(3) Community Outreach

(4) Draft Goals and Priorities
4

Introducing
the Trust

5

What is an Affordable Housing Trust?
 A funding entity separate from the municipal budget for the
purpose of creating and preserving affordable housing
 Municipalities are allowed to create a trust under a State statute
 Can be funded by a number of sources, often including
Community Preservation Act (CPA) funds and Inclusionary
Zoning payments
 Municipal board

Introducing the Trust
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Mission
The Malden Affordable Housing Trust Fund seeks to “maintain
and create opportunities for affordable housing so Malden
remains a vibrant, diverse community where residents and
families can stay and thrive.”

Introducing the Trust
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What Can the Trust Do?
Create

New affordable housing through
financing

Preserve

Existing deed-restricted units
and older housing stock

Support

Policies to improve
affordability

Introducing the Trust
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Action Plan Development
August-September

Malden housing affordability research

October

6 Focus groups with 30 community
stakeholders

November

Online survey with 458 responses

January

Community Meeting

February

Action Plan available for public comment

Introducing the Trust
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Housing Needs
Research
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Key Terms in Housing Policy
 Low income means earning 80% or less of the Area Median
Income (AMI)
 Housing cost burden is when a household spends more than
30% of their income on housing costs
 Affordable means housing that is set aside for households at
80% AMI or below and costs are capped at an affordable rate
 Deed-restrictions ensure that the unit will cost 30% of income or less to
households at a specified income level (at or below 80% AMI)
 Housing affordability is an umbrella term for any housing that costs
less than 30% of a household’s income. Not necessarily deedrestricted.
Housing Needs Research
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What Low-Income Looks Like
Area Median Income: $119,000
FY2020
Income Limit
Category

Persons in Family
1

2

3

4

5

6

30% AMI

$26,850

$30,700

$34,550

$38,350

$41,450

$44,500

50% AMI

$44,800

$51,200

$57,600

$63,950

$69,100

$74,200

80% AMI

$67,400

$77,000

$86,650

$96,250

$103,950

$111,650

Housing Needs Research
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Key Housing Vulnerabilities
Cost-burdened
renters

Cost-burdened
homeowners

Fixed-income
elderly or disabled
residents

Homelessness

Housing Needs Research
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The Housing Needs Assessment
 In 2018 the City enlisted the help of the MAPC to understand
Malden’s unmet housing needs
 Initially a Housing Production Plan, became the Housing Needs
Assessment after scope changed
 Development process from September 2018 to May 2019
 Provides the necessary data to understand housing issues in
Malden

Housing Needs Research
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Low Income Households
Share of Households at Income Level

25%
(7,710)

< 30% AMI
30-50% AMI

45%
(11,565)
15%
(3,855)

51-80% AMI
> 80% AMI

15%
(3,855)

Housing Needs Research
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Household Cost Burden
Share of cost-burdened households (all)

Cost-burdened renters

Cost-burdened homeowners
47%
(12,079)

56%
(8,491)

Housing Needs Research

34%
(3,583)
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Findings from Housing Needs Assessment
 Unmet housing needs will increase in the next decade – prices
will continue to rise
 Most low-income and renter households are cost burdened and
vulnerable to displacement
 All communities of color have lower rates of homeownership
 Fewer than 1 deed-restricted unit for every 3 cost-burdened
low-income household – very few new deed-restricted units
over the last 10 years
 Rising costs may lead to an increase in overcrowding and
homelessness
Housing Needs Research
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COVID-19 and Unemployment
Needs Being Met
$1,518,819 in
unemployment spending

Unmet Needs

1,315 households in need

2,520 households in need of

of assistance receiving
unemployment benefits

assistance, receiving no aid

$3,841,182 estimated
additional assistance needed

Based on Sept. 5 unemployment claims
(4,980 claims, via MAPC)
Housing Needs Research
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Eviction Prevention and Rental Assistance
 As of Dec. 21, Mayor Christenson enacted a Malden eviction
moratorium due to health emergency, in effect indefinitely
 The MRA provided rental assistance of one month’s rent to 220
households under 50% of AMI
 The City and MRA are currently evaluating continuing
assistance, as needs grow

Housing Needs Research
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Community
Outreach
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Focus Group Overview
 Participants included:
 City officials and staff
 Community Preservation Committee
members
 Local activists
 Non-profit and advocacy group leaders
 Housing and real estate professionals

 Focus group discussions helped shed
light on issues and generated
proposals for priority initiatives

6 hour-long
sessions

30 total
participants

Community Outreach
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Focus Group Discussion Themes
Inclusionary zoning

Preventing displacement

Housing unit size and
overcrowding

Eviction and homelessness

Incentivizing developers

Public awareness of
affordable housing

Reducing regulatory barriers
Community Outreach
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Survey Overview
 Gathered demographic info
 Asked whether respondents have
enough space in their homes, are
worried about affordability
 Ranked five priorities for the Trust:
1. Develop new affordable rental housing
2. Develop new affordable homeownership
housing
3. Preserve existing affordable housing
4. Provide direct assistance to
renters/homeowners
5. Advocate for public policies that will
support housing affordability

458 survey
responses

7 language
choices

Community Outreach
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Survey Finding Highlights
Worry about losing their home (renters)

 Most popular ranked choices were
development of new affordable
housing, both rental and ownership
 Renters were slightly more likely to
prefer rental housing, owners were
slightly more likely to prefer
ownership
 Low income respondents more
likely to worry about losing home,
not have enough space
Community Outreach

60%

Yes

No

Enough bedrooms or space (renters)

32%

Yes

No
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Goals and Priorities
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Five Main Goals
Goal 1: Increase Supply of Affordable Housing
Goal 2: Prevent Displacement and Homelessness
Goal 3: Raise Awareness of Affordable Housing
Goal 4: Identify Additional Revenue Streams for Trust

Goal 5: Increase Staff Capacity
Goals and Priorities

26

Developing Goal 1
Increase Supply of Affordable Housing
 Growth in demand for housing outpaces supply (HNA)
 Qualifying households far exceed deed-restricted units (HNA)
 Support for both rental and ownership affordable housing
(survey)
 Hard to finance affordable housing due to current regulations
(focus groups)

Goals and Priorities
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Developing Goal 2
Prevent Displacement and Homelessness
 Limited information on homelessness in Malden (HNA)
 Stories of Maldonians leaving because of housing costs (focus
groups)
 38% of survey respondents worried about losing their home

Goals and Priorities
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Developing Goal 3
Raise Awareness of Affordable Housing
 Many focus group participants felt that public perceptions of
affordable housing vary widely
 Lack of access to resources on learning about affordable
housing options (focus groups)

Goals and Priorities
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Developing Goal 4
Identify Additional Revenue Streams for Trust
 No current regular revenue sources
 Focus group discussions revealed strong support for
inclusionary zoning

Goals and Priorities
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Developing Goal 5
Increase Staff Capacity
 No permanent staff to the Trust in the long-term
 City lacks dedicated staff focused on Affordable Housing and
the goals and priorities of the Trust (focus groups)

Goals and Priorities
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Three Groups of Priorities
1. Funding Priorities
2. Capacity Building Priorities
3. Advocacy Priorities

Goals and Priorities
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Funding Priorities
Goal 1 Goal 2 Goal 3 Goal 4 Goal 5

1. Fund Community Development
Corporation (CDC) acquisition of
existing housing
2. Work with CDCs to develop new
Affordable Housing
3. Preserve expiring affordability
restrictions
4. Support eviction prevention and rental
assistance programs
5. Fund development of supportive
housing

X

X

X
X
X
X

X

Goals and Priorities
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Capacity Building Priorities
Goal 1 Goal 2 Goal 3 Goal 4 Goal 5

1. Support advocacy and
educational campaign
2. Create central location for AH
programs, developments, and
resources
3. Develop partnership with CPC
4. Work with City and MRA to hire
Affordable Housing Program
Manager
Goals and Priorities

X
X

X
X
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Advocacy Priorities
Goal 1 Goal 2 Goal 3 Goal 4 Goal 5

1. Advocate for zoning changes to
support new Affordable Housing
2. Advocate for unit sizes that support
families in new developments
3. Identify municipally owned
properties that can be repurposed
for AH development
4. Advocate for Inclusionary Zoning
5. Fund nexus study for Linkage Fees
6. Explore real estate transfer fees
Goals and Priorities

Thank You!

X
X
X
X

X
X
X
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Up Next:
25-Minute
Discussion Period
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