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The Foundation for Affordable Housing was never intended to be a short-term intervention. 
Its early years were deliberately devoted to building the intellectual, institutional, and financial 
foundations required to address one of Malta’s most pressing structural challenges in a serious 
and lasting way. Those initial years were defined by research, testing, innovation, and at times 
difficult choices. Choices guided by a single, unwavering mission: to make housing in Malta more 
affordable, and to ensure that working people can access a suitable home, whether they aspire to 
buy or to rent.

2025 marked a decisive turning point. With the launch of the Affordable Homes Initiative, the 
Foundation moved from design to delivery. This initiative represents a groundbreaking moment in 
Malta’s socioeconomic landscape: the country’s first social business model for affordable housing 
that is self-sustaining, long-term, and repeatable. It is the result of extensive evaluation of multiple 
international and local housing models, refined to respond realistically to Malta’s present-day 
market conditions.

The Maltese affordable housing model introduced through this initiative eliminates speculative 
pressures, delivers quality homes at genuinely affordable prices, and remains commercially 
viable for private partners. This balance is essential. Sustainability and repeatability are what allow 
affordable housing to move beyond one-off projects and become a lasting guarantee for working 
people that access to a home they can afford will remain within reach.

“The first and most fundamental principle… is the inviolability of private property, but this must be 
subordinated to the common good.” It is precisely this balance between social justice, economic 
realism, and human dignity that underpins the Foundation’s work.
We do not intend to stop here. The implementation of this mode

l will soon, be complemented by new ventures within Malta’s residential rental sector, expanding 
affordable supply through collaboration - the very bedrock of the Foundation’s approach. We 
remain firmly committed to listening, to exchanging ideas, and to working with all stakeholders in 
good faith. Above all, we remain committed to delivering on our mission: to give hope to working 
people. Because housing is not merely a commodity — it is the foundation of stability, opportunity, 
and dignity. Everyone deserves a home.

FOREWARD
Roberto Buontempo
Chairman | Foundation for Affordable Housing

The Foundation for Affordable Housing was established to respond to a challenge that is structural, 
long-term, and deeply social in nature. Housing affordability is not a temporary imbalance to be 
corrected quickly, but a complex issue that requires discipline and sustained cooperation across 
sectors. From its inception, the Foundation was therefore conceived not as a short-lived initiative, 
but as a permanent instrument serving the common good.

The year under review marks an important stage in this journey. After a period dedicated to 
research, institutional design, and model development, the Foundation has moved decisively into 
implementation. This transition reflects not only organisational maturity, but also the strength of 
the partnerships that underpin the Foundation’s work - partnerships between public authorities, 
the Church, civil society, and the private sector, all working towards a shared social objective.

What emerges clearly from this report is the value of continuity and trust. The Foundation’s progress 
has been made possible by a governance framework that prioritises long-term responsibility over 
short-term results, and by the confidence placed in the institution by its founding partners. This has 
allowed the Foundation to act with stability and clarity of purpose.

Affordable housing ultimately concerns people - their security, their dignity, and of course the most 
important aspect: their ability to plan for the future. The Foundation’s role is to ensure that solutions 
remain grounded in these human realities, while also being financially sustainable and structurally 
sound.

As Chairperson, I remain deeply conscious of the responsibility entrusted to the Foundation. The 
work ahead remains substantial, but the direction is clear. With continued collaboration and 
commitment to the common good, the Foundation is well placed to build on the foundations laid 
and to extend its impact in the years to come.

FOREWARD
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The Foundation for Affordable Housing was 
established in June 2023 as a joint initiative between 
the Government and the Archdiocese of Malta. 
Following a year of transition from setup to action in 
2024, the Foundation continued its work throughout 
2025, further strengthening its role in addressing 
housing affordability.

During the year, ongoing initiatives were advanced, 
new ideas were translated into concrete projects, 
and additional solutions were developed in response 
to evolving needs. Through sustained collaboration, 
innovation, and strategic focus, the Foundation 
consolidated its position as a key contributor to 
Malta’s affordable housing landscape. This report 
outlines the Foundation’s activities, achievements, 
and financial performance for the year 2025.

Introduction
01
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Organisational 
Set-up

02

The organisational structure of the Foundation is shown below. The Council 
appoints the Chief Executive Officer who administers the Foundation’s affairs. 
Additionally, the Council oversees and guides the Investment Committee which 
was established to promote diligence and transparency in managing any funds 
the Foundation may hold or choose to invest periodically.  During 2025, and in 
line with plans set in the previous year, the Foundation expanded its executive 
team to support the organisation’s growing operational scope. The Structure now 
includes an Executive Officer and an Operations Executive – a newly established 
role focused on the extended operational functions of the organisation – which 
has also been complemented by the appointment of a project leader. The CEO 
continues to lead the executive team and is supported by an Advisory Board 
that oversees three key groups: the Research Working Group, the NGO Forum, 
and the Sustainable Finance Forum. The Advisory Board, which reports to the 
CEO, is tasked with representing the Foundation in various collaborations and 
external engagement.

Council of Administrators

CEO

Advisory Board

Investment Committee

Executive Team

Government of Malta
Founder

Archdioceses of Malta
Founder

NGO Forum Sustainable Finance ForumResearch Working Group

Operations Executive

Project Leader
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During 2025, The NGO Forum continued to serve as a key platform for 
collaboration among non-governmental stakeholders in housing by 
providing a collaborative space for professionals working directly with those 
experiencing housing distress. Participants of the Forum are given a platform 
to exchange insights, showcase ongoing research, and advocate for grounded, 
community-based solutions. The Forum ensures that proposals reflect real 
needs of the community, promoting evidence-based initiatives that address 
housing challenges. The Forum holds quarterly meetings, bringing together 
representatives from Solidarjeta’, the Justice and Peace Commission of the 
Archdiocese of Malta, YMCA Malta St Jeanne Antide Foundation Caritas Malta, 
Moviment Graffitti and Momentum. Through this forum, the Foundation evokes 
its collaborative nature by providing space for healthy debate and discussion 
while it purports to promote autonomy and sustainability of operators in 
the social sector. The Forum welcomes input from all non-governmental 
organisations engaged in the social and housing sectors.

2.1
NGO Forum

The Foundation has been collaborating with the Housing 
Authority through a Joint Technical Committee to develop 
a New Use Class for Affordable housing within Malta’s 
planning policy framework, which was formally submitted 
to the Planning Authority. This initiative has advanced 
through 2025, focusing on unlocking underutilised 
properties, including large, shared residential spaces, by 
categorising specific developments under an affordable 
housing use class. This approach facilitates the conversion 
or construction of multi-unit buildings dedicated to lower 
cost housing alternatives. The overarching objective is to 
broaden the range of housing supply available on the market, 
ensuring it responds more effectively to the increasingly 
diverse demand characterising Malta’s contemporary 
housing landscape. Based on the work carried out by the 
Joint Technical Committee, the Foundation is developing 
its strategy to deliver a new housing model for Malta - co-
housing. 

2.2
Joint Technical Committee
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Through its membership in the European Community 
for Housing Equality (ECHE), the Foundation engaged 
in European-level discussions on socially innovative 
housing models aimed at expanding access to 
affordable housing while strengthening social inclusion. 
These exchanges focused on non-profit and collective 
approaches to housing provision that offer homes below 
market rates, limit speculative practices, and promote 
long-term affordability through structured governance 
and community-oriented frameworks.

The dialogue explored different models of rental and 
ownership structures that balance housing security with 
social objectives, as well as the key conditions required 
for such initiatives to succeed — including access to 
land, sustainable financing mechanisms, institutional 
credibility, and strong local partnerships. These themes 
closely align with the Foundation’s strategic direction of 
combining social objectives with market-based delivery 
tools and structured financial frameworks.

Economic sociologist Dr Dylan Cassar, a member of 
the Foundation’s Advisory Board, represented the 
Foundation in these European exchanges, contributing 
to knowledge-sharing and ensuring that Malta’s 
experience in developing socially responsive housing 
solutions formed part of the broader policy conversation.

2.4
European Community for 
Housing Equality.

During 2025, the Sustainable Finance Forum continued to serve as a key 
platform supporting the Foundation’s objective of strengthening the financial 
sustainability of its affordable housing initiatives. The Forum brings together 
experts from the financial, regulatory, and advisory sectors to guide strategic 
discussions on sustainable funding mechanisms and long-term financial 
resilience.

Throughout the year, the Forum focused on promoting collaboration among 
stakeholders, identifying challenges and opportunities in sustainable housing 
finance, and sharing best practices and innovative approaches. Discussions 
centred on diversifying funding sources, alternative investments, and 
partnerships.   

The Forum operates through quarterly meetings and is composed of 
representatives from leading private entities within the local financial sector. 
Its members include Calamatta Cuschieri, Camilleri Preziosi; Price Waterhouse 
Coopers; MeDirect and Bank of Valletta. By bringing these stakeholders 
together, the Foundation aims to address funding and investment gaps 
identified through its research as key barriers to the growth of social initiatives 
in Malta. 

2.3
Sustainable Finance Forum
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The Research working Group is tasked with making the Foundation a national 
reference point for information on housing affordability. Its responsibilities 
include establishing data sources, creating and maintaining a housing 
affordability dashboard, generating data and to produce policy relevant 
research articles and papers. In 2025, the research working group delivered 
two publications. A study by Dr Andrew P Camilleri, Dr Kurt Xerri, Dr Daniel 
Gravino, Dr Dylan Cassar and Dr Jake Azzopardi; “Third Sector Spaces in Malta 
and Europe – A Comparative Analysis” This report explores Malta’s affordable 
housing challenge, the emergence of the Foundation for Affordable Housing, 
and the effectiveness of hybrid public–private models through comparative 
analysis. The policy document published in December “Third Sector Housing 
in Malta: Broadening the Provision through Social Enterprise Models.” outlines 
the definition of Affordable housing, methods for policy implementation 
and the target pricing of Affordable Housing. It also clearly defines the 
target population and the eligibility criteria which shall be employed for the 
Foundation’s upcoming initiatives.

2.5
Research Working Group
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LoanUP
03

The Foundation marked the launch of its first initiative in 2024 through 
a partnership with APS Bank PLC. Introducing LoanUp, a financial 
instrument designed to support potential homebuyers whose 
incomes place them on the periphery of the market. While property 
supply has increased in recent years, a cohort of individuals remains 
unable to afford adequate housing and does not qualify for existing 
governmental social accommodation schemes. LoanUp targets this 
group by providing a two-tiered approach, with the greatest benefit 
offered to those with lower incomes, higher age, and dependents.

With a fund of €1 million dedicated to LoanUp, APS Bank offers Tier 1 
end-users a reduced fixed interest rate of 1.95% for seven years, followed 
by a variable rate of 1.95% per annum for the remainder of the term, 
significantly lowering the base mortgage rate. This structure also allows 
eligible clients to increase their maximum home loan and house price 
by up to 15% without additional costs. The model represents the most 
economical option currently available on the market and is expected to 
generate over €65 million in home loans. During 2025, the Foundation 
worked closely with APS Bank to enhance the product by refining its 
eligibility criteria, including widening age and income thresholds to 
make it accessible to a broader group of prospective homeowners. 
The Foundation is also exploring joint marketing initiatives to increase 
the product’s reach, ensuring LoanUp continues to address this critical 
housing gap effectively.
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Affordable Homes 
Initiative

04
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The Foundation for Affordable Housing (FAH) launched the Affordable Homes 
Initiative with the primary objective of delivering a minimum of 260 new 
affordable housing units. The initiative represents a strategic response to 
growing housing affordability pressures and seeks to strengthen the supply of 
housing options available to individuals and families who are priced out of the 
open market yet do not qualify for traditional social housing.

A central aim of the Initiative is to increase the overall supply of affordable 
housing in Malta through structured partnerships and sustainable delivery 
models. By introducing additional units specifically designed to meet 
affordability parameters, the programme contributes to a more balanced 
housing market and addresses a segment of demand that has historically 
remained underserved. The Initiative is also designed to offer homes at prices at 
least 30% below prevailing market values, thereby enabling eligible households 
to access homeownership under more attainable financial conditions.

Another key objective of the programme is the reinvestment of any proceeds 
generated from the sale of units into future affordable housing projects. This 
reinvestment model supports the long-term sustainability of the Initiative, 
ensuring that resources are recycled to expand the stock of affordable housing 
over time rather than serving as one-off interventions. Through this approach, 
the Foundation seeks to create a self-reinforcing mechanism that strengthens 
its capacity to respond to housing needs in a structured and continuous 
manner.

The housing units forming part of the Initiative will be developed on land 
transferred by emphyteusis to FAH by the Government of Malta, reflecting the 
public interest dimension of the programme and enabling the Foundation to 
deliver housing at reduced cost structures while maintaining its social mission.
The delivery of these developments is being carried out through a Design 
and Build contractual model, under which selected private contractors are 
responsible for both the architectural design and construction of the projects. 
The selection will be based on a Best Price to Quality Ratio within a competitive 
public call. This approach allows the Foundation to maintain oversight of 
affordability and quality standards while leveraging private sector expertise, 
efficiency, and innovation in the development process.

4.1
Overview and Objectives 

Site Street Location Plot Size (m2)
Minumum 

Number  of 
Housing Units

Kirkop Triq Salvu Sacco 1,970 55

Fgura
Triq tax-Xemx u l-Qamar

Triq il-Karmnu
Triq id-Dejma

4,200 117

San Ġiljan Triq Albert Mayr
Triq Charles Sciberras 4,800 79

Marsaskala
Tal-Gebel l-Abjad

Triq il-Qalet
Triq Thomas Ashby

337 9

4.2
Development Sites & Housing Output

The Affordable Homes Initiative is targeted towards individuals and households 
who are unable to access adequate housing through the open market, despite 
being in employment or having a stable source of income. Eligibility is determined 
in accordance with the Foundation for Affordable Housing’s established criteria, 
which assess potential applicants based on income thresholds, household 
composition, and their inability to meet prevailing market prices for comparable 
properties. Applicants must not own residential immovable property and are 
required to meet additional regulatory criteria established by the Foundation; 
including age category, annual income thresholds, and net worth limits.

4.3
Target Population & Eligibility Criteria
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Publications
05
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This study examines the emergence of 
the Foundation for Affordable Housing 
(FAH) as a third-sector response to 
Malta’s increasingly constrained housing 
market, characterised by rising prices, 
declining affordability, and limited non-
governmental involvement in housing 
provision. It situates the Foundation 
within Malta’s evolving housing policy 
landscape and explores how its hybrid 
institutional structure combines public 
welfare objectives with private sector 
efficiency. The analysis highlights the 
Foundation’s role in expanding housing 
supply through a reinvestment-driven 
model, structured governance, and 
partnerships that enable access to both 
public land and private capital, while 
maintaining a clear social mission.

The study also provides a comparative 
analysis with third-sector housing 
models in the United Kingdom, Italy, 
and Austria, identifying both shared 
challenges and differing institutional 
approaches. These international 
examples illustrate alternative financing 
mechanisms, regulatory frameworks, 
and partnership models that balance 
social objectives with market realities. 
Through this comparison, the paper 
highlights the Foundation’s potential 
to evolve toward more sustainable 
financing structures, including 
greater use of private and institutional 
investment.

5.1
Third sector spaces in Malta and 
Europe – A Comparative Analysis 

This study examines the role of third-sector housing in Malta and explores how 
social enterprise models can broaden affordable housing provision beyond 
traditional state and private market mechanisms. It traces the historical evolution 
of Malta’s housing policy, highlighting the shift from state-led provision toward 
market-driven systems, and identifies the growing affordability pressures faced by 
low- and middle-income households. Against this backdrop, the report positions 
the Foundation for Affordable Housing (FAH) as a hybrid institutional actor that 
combines social objectives with market-based delivery mechanisms.

The study outlines FAH’s strategic reorientation toward structured partnerships 
with private contractors, competitive procurement, and reinvestment-driven 
financing, enabling housing to be delivered at prices below prevailing market 
rates while maintaining financial sustainability. It outlines the operational 
model of the Affordable Homes Initiative, including land transfer arrangements, 
contractor engagement, pricing principles, risk-sharing mechanisms, and 
safeguards intended to deter speculation and protect long-term affordability. The 
analysis further defines the target population, focusing on the “stretched class” — 
households that fall above traditional social housing thresholds but remain unable 
to access market housing without support.

In addition, the report presents housing affordability indicators for Malta, including 
housing cost overburden rates, tenure trends, income-to-house price ratios, rent-
to-income ratios, and housing quality concerns. These indicators underscore 
structural pressures in the housing system and the need for diversified supply 
solutions. Overall, the study argues that social enterprise-led housing models can 
act as an intermediary layer within Malta’s housing system, leveraging private 
capital, public land, and social governance to expand affordable housing supply in 
a sustainable and socially responsive manner 

5.2
Third Sector Housing in Malta: 
Broadening the Provision 
through Social Enterprise Models

Overall, the research positions the 
Foundation as an innovative intermediary 
within Malta’s housing system, bridging 
the gap between public and private actors 
and contributing to a more diversified, 
socially responsive housing provision 
framework.
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Conference 
Participation & 
Public Engagement

06
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In this interview, Dr Jake Azzopardi, highlighted ongoing efforts to increase 
the supply of homes available at affordable rates for workers and families on 
average incomes. He emphasised that many employed individuals remain 
unable to access adequate housing due to the gap between property prices 
and borrowing capacity. The Foundation’s response, delivered through a social 
enterprise model, combines public and private collaboration, cost control on 
land and financing, and the development of financial instruments to ensure a 
sustainable, long-term flow of affordable housing.

6.2
Interview with Talk.mt

In January 2025, the Foundation for Affordable Housing (FAH) 
participated in the national conference “A Social Plan for the 
Family” held in Malta, during which the Ministry for Social Policy 
and Children’s Rights published a policy study examining the socio-
economic factors influencing family formation. FAH contributed 
to Section 6.2 of the study, which focused on the relationship 
between affordable housing, financial stability, and fertility trends.

The study highlighted housing affordability as a key structural 
factor affecting young couples’ decisions to start or expand their 
families. High housing costs, combined with financial insecurity, 
were identified as significant deterrents to family planning, as 
households face the challenge of balancing housing expenses with 
essential living costs and long-term child-rearing responsibilities. 
These pressures can lead to delayed parenthood or decisions to 
have fewer children than desired.

Policy responses outlined in the study emphasised the importance 
of expanding access to affordable housing, particularly through 
targeted housing and home improvement schemes for young 
couples and enhanced support for first-time buyers. The study 
also underscored the need for broader measures that strengthen 
financial stability — including employment opportunities, income 
growth, continued investment in education, and robust social 
welfare programmes — as essential components in reducing 
household financial strain and creating conditions that support 
family life. FAH’s contribution reinforced the link between housing 
policy and broader social outcomes, highlighting the role of 
affordable housing initiatives in fostering demographic resilience 
and social well-being.

6.1
Social Plan for the Family 

During a live episode of the programme Insights, Dr. Jake Azzopardi joined 
other leading experts in the housing sector to discuss housing affordability in 
Malta. The discussion highlighted the Foundation’s commitment to advancing 
the accommodation sector through innovative and affordable solutions. the 
discussion emphasised the importance of ensuring that working individuals 
and families have continued access to adequate and affordable housing.

6.3
Insights Live Broadcast
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In May 2025, the Housing Authority 
hosted a conference during which the 
Foundation’s CEO, Dr Jake Azzopardi, 
participated in an expert panel on 
alternative housing finance models. 
During the discussion, Dr Azzopardi 
presented the Foundation’s initiatives 
and drew attention to the growing 
affordability pressures faced by working 
households. He emphasised the need 
for a more diverse housing supply, 
sustainable investment approaches, and 
closer collaboration between the social 
and private sectors to expand access to 
affordable rental options.

6.4
The Housing 
Landscape 
Conference

In November, Dr Azzopardi, was 
invited to participate in a panel 
discussion at the “Affordable 
Homes Initiative: Reimagining 
Homelessness” conference. During 
the discussion, he explained that the 
Foundation had established its own 
pricing structures to ensure housing 
remained affordable for families. 
He highlighted the widening gap 
between wage growth and rising 
property prices in Malta, which has 
resulted in a growing segment of 
families unable to afford homes 
on the private market while also 
not qualifying for social assistance. 
Through the Affordable Homes 
Initiative, the Foundation addressed 
this gap by providing accessible 
housing solutions that support a 
stable and dignified quality of life. 

6.5
Affordable 
Homes Initiative: 
Reimagining 
Homelessness  

Dr Jake Azzopardi, appeared on ‘Vi jew Va’ on TVM+, where they discussed 
the local property market, highlighting the widening gap between 
wages and housing costs and its impact on middle-income earners. He 
emphasised that affordability challenges now affect a broad segment of 
working households, not only socially vulnerable groups, with many unable 
to purchase or rent without significant financial strain. The intervention 
outlined structural drivers such as rising land prices, limited housing 
typologies, and investment patterns that restrict access for first-time 
and average earners. The Foundation presented its response through a 
collaborative social enterprise model focused on delivering homes below 
market prices, expanding housing supply diversity, and developing financial 
instruments to ensure a sustainable, long-term flow of affordable housing.

6.6
Vi Jew Va live on TVM+

6.7
Envision
During the Envision 2050 Conference, the Foundation’s Chief Executive 
Officer, Dr Jake Azzopardi, highlighted the growing gap between wages and 
housing prices and its impact on young people and working households. 
He stressed that affordability pressures are no longer limited to vulnerable 
groups but increasingly affect average earners, influencing life choices 
such as family formation. The intervention outlined the Foundation’s 
response through the Affordable Homes Initiative, which delivers homes 
at significantly below market prices using a socially driven but financially 
sustainable model. Looking ahead, the CEO emphasised the need to 
expand affordable rental solutions, introduce new housing typologies such 
as co-housing, and develop collective investment instruments to ensure a 
steady, long-term supply of affordable housing.
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Financial Overview
07

During financial year 2025, the Foundation continued to manage its 
financial resources prudently, maintaining a conservative investment 
strategy aimed at preserving capital while generating stable returns. 
The Foundation’s portfolio, primarily comprising European Treasury 
bills, was managed with a focus on liquidity, low risk exposure, and 
alignment with the organisation’s operational needs.

As of 17 November 2025, the investment portfolio reached a value of 
€1,751,240, representing an increase of €51,240 from its initial value 
of €1.7 million at commencement on 15 July 2024. This performance 
corresponds to a net return of 3.01%, after accounting for portfolio charges 
amounting to €6,623. Returns during the year were influenced by 
broader macroeconomic conditions, particularly the European Central 
Bank’s monetary policy stance. In response to economic weakness 
in Europe relative to other major economies, the ECB implemented 
multiple interest rate cuts over the past year, which in turn reduced 
Treasury bill yields and moderated overall portfolio returns.

The portfolio remains diversified across short-term sovereign Treasury 
bills issued by Belgium, France, the Netherlands, Portugal, and 
Spain, with French bills currently offering the most favourable yields. 
Investments are structured on a rolling maturity basis, with a maturity 
gap of approximately four to six weeks and a longest maturity extending 
to May 2026. This laddered approach ensures that the Foundation 
maintains sufficient liquidity to meet operational requirements without 
incurring early redemption costs. Income generated from maturing 
Treasury bills is retained within the portfolio to support continued 
capital growth.
Overall, the Foundation’s investment management approach during 
financial year 2025 reflected a balanced focus on financial stability, 
liquidity, and the safeguarding of resources to support its affordable 
housing mission.
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Conclusion
08

The year 2025 marked a defining milestone for the Foundation, 
representing the transition from years of planning, research, and model 
testing to the active implementation of its mission. During the year 
under review, the Foundation moved from strategy to delivery, laying 
the operational, financial, and governance foundations necessary to 
bring affordable housing solutions into tangible reality.

Through strengthened partnerships, structured delivery models, and 
the advancement of key initiatives, 2025 established the framework 
through which the Foundation can sustainably expand its impact in 
the years ahead. The year also reinforced the organisation’s role as a 
bridge between public policy objectives, private sector efficiency, and 
social need — a position that will remain central to its work.

As the Foundation continues to build on the structures and momentum 
established during 2025, it remains committed to ensuring that access 
to adequate and affordable housing becomes an attainable prospect 
for more individuals and families across Malta.
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