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Fxecutive Summary

The United Nations considers adequate housing a fundamental
human right, crucial for security and well-being (UNHCR, 2009).
Research consistently links housing security to life satisfaction
(Cattaneo et al, 2009; Clapham, 2010), but a large portion of the
global population lives in inadequate or unaffordable housing
(Ben-Shahar et al, 2020), exacerbating issues of housing
affordability. In Malta, shifts between rent control and liberal
markets, combined with rising housing prices since 2013, have
added pressure on affordability, particularly for vulnerable
sections of the population (Micallef, 2021; Micallef, 2022; Briguglio
&amp; Spiteri, 2022). In light of the above the Housing Authority
requested an evaluation of the Housing Benefit Scheme (HBS),
which is a rent-subsidy scheme based on the income of
beneficiaries.

The evaluation adopted a qualitative approach using
semi-structured interviews. Six participants were interviewed (2
without child dependents, 2 with 1 child dependent, 2 with 2 +
child dependents), and interviews lasted approximately 20-45
minutes and were carried out over the phone and in-person
between July and August 2024. The interviews were
subsequently transcribed and were analyzed using a hybrid
thematic analysis incorporating both inductive and deductive
coding.
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Analysis revealed a clear pattern of divergence in participants’
starting points, with those experiencing more adverse structural
factors benefiting from the HBS but still struggling to achieve the
level of well-being and housing security aimed for by HBS. In
contrast, participants with fewer negative structural experiences
reported higher well-being and housing security, with some
even planning to purchase property. This disparity highlights the
need for HBS to cater to a heterogeneous group with tailored
approaches to address the varying needs of all beneficiaries to
improve overall outcomes.

Despite the various outcomes, even participants with fewer
adverse structural experiences expressed concerns about
rental market insecurity. While increases in the HBS subsidy can
improve beneficiaries” well-being in the short term, long-term
solutions will require policy and legal changes. Ensuring longer
tenancy periods and stabilizing rent increases, particularly for
those facing the most adversity, would enhance the long-term
effectiveness of HBS and reduce government spending, thus
allowing budgets to be better targeted at those most in need.
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INntroduction

The United Nations has long recognized the right to adequate standards in
housing accommodations as a fundamental aspect of the security and
well-being that should be afforded to all human beings (UNHCR, 2009).
Literature in the field has supported this claim by consistently finding strong
links between individual’s housing security (stable and adequate housing)
and life satisfaction and well-being (Cattaneo et al,, 2009; Clapham, 2010;
Clapham, et al, 2018; Foye, 2017, Harkness &amp; Newman, 2005; Rohe &
Stegman, 1994; Zumbro, 2014). Despite the importance of housing for
individual and communal well-being, an increasingly large part of the
global population lives in substandard housing or in housing that exceeds
their economic capacities, thus leading to problems with housing
affordability (Ben-Shahar et al,, 2020).

Within Malta, the private rental market has gone through diametrically
opposite phases of complete rent control and an unrestrained liberal
market (with recent attempts to introduce some regulation by the
Government of Malta) (Micallef, 2021), as well as significant increases in the
price of housing since 2013 (Micallef, 2022). Such a development has
resulted in additional pressures on housing affordability. This decrease in
affordability is further exacerbated when factoring age, immigration status,
and job precarity, with young persons, migrants, and those in unstable
employment with the latter categories more likely to have fewer options, in
both quality and quantity, with regards to rental options (Briguglio & Spiteri,
2022).
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11 The Housing Benefit Scheme and the
Current Evaluation Study

Recognizing such a need the Government of Malta, through the Malta
Housing Authority launched the Housing Benefit on Privately Rented
Dwellings Scheme in 2019 (Malta Housing Authority, 2019). The scheme
offers between €4,200 - €6,000 to individuals and families who earn
between €33,362 and €20,362.92 or less, to rent private property in a lease
agreement for at least six months or a contract of temporary emphyteusis
not exceeding 21 years (Malta Housing Authority, 2019). The scheme does
not impose any limitation on the location, provided the rental property is in
a state of good repair and does not require participants to be in
employment (Malta Housing Authority, 2019). HBS utilizes the skills, expertise,
offices, infrastructure and funding of the Malta Housing Authority to receive
applications from potential beneficiaries which are subsequently vetted to
assess the appropriate amount of subsidy to be provided and then issues
monthly payments into the bank accounts of eligible beneficiaries.
Payments are checked against receipts although at the time of writing this
evaluation study, changes were taking place as to how this procedure was
administered to become much less onerous than in the past. Whenever
beneficiaries move house, their application is re-vetted and re-approved,
and should fraud be detected at any point throughout the process, the
Housing Authority ensures that legal proceedings to reclaim payments are
carried out.

Procedurally, HBS attempts to ensure that waiting times are minimal, that
the paperwork submitted is complete and accurate, and that payments are
issued on time and to the correct amount. Furthermore, the Housing
Authority tries to ensure that all faulty payments are reclaimed. The
outcomes aspired to by the HBS mostly relate to increased wellbeing of the
beneficiaries, increase housing security, and increased residual income
after paying rent that allows for more leisure and educational activities. A
more in-depth analysis of HBS can be seen in Logic Model below.
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The present evaluation sought to ascertain whether the outcomes and the
outputs identified in the logic model in collaboration with the Housing
Authority were being achieved. Using a qualitative methodology to ensure
rich and thick descriptions that allow participants to describe in their own
words with minimal constraints how HBS impacts their lives, the evaluation
sought to answer the following four research questions:

1) What was the impact of HBS on the participants?

2) How did the HBS achieve such an impact?

3) Did the HBS achieve the impacts set out in its preliminary logic model?
4) How can the HBS be improved?

Figure 1: Logic Model
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Literature Review

2.1 Defining Housing Affordability

The concept of housing affordability has its origins in American
nineteenth-century ideas around household expenditure, with a frequently
used concept being “one week’s pay for one month’s rent” (Meen, 2018, p.7).
Elaborating on this Hancock (1993) claims that the notion of housing
affordability relates to the opportunity cost that is required to obtain decent
housing. Stephen Ezzenia and Hoskara (2019) however contend that the
concept of housing affordability is much more complex and includes
phenomena such as the cost of the housing unit, its quality, the condition of
the housing unit, the income of the household, and factors such as
overcrowding, amenities and whether that burden should be considered
reasonable or excessive.

Given the connection between housing and the financial cost and its
impacts on the well-being or otherwise of the household, housing
affordability is intrinsically linked to the income of such a household (Dorokh
& Torluccio, 201), and has in numerous circumstances been discussed as
some form of a ratio between the cost of the housing and the income of the
household (Dorokh & Torluccio, 2011). Such an approach provides the
opportunity ascertain whether paying for housing costs still allows enough
income to cover other basic life costs such as food, health, and education
(Stephen Ezzenia & Hoskara, 2019).

Additionally, structural factors such as social, economic, and ecological

forces also play an important role in determining housing affordability
within a given region (Arman et al, 2009; Mulliner et al., 2016, Mulliner et al,,

m IX'U%QR%\I(NG 10



2013). Housing supply and quality will play an important impact on housing
affordability, as well as access to public facilities such as healthcare and
transportation (Stephen Ezzenia & Hoskara, 2019). Crime, cleanliness, social
equity and the availability of green spaces will similarly have a
neighborhood knock-on effect on housing affordability (Stephen Ezzenia &
Hoskara, 2019). Finally, the availability of employment and access to
financial instruments will also play an instrumental role in determining
housing affordability (Stephen Ezzenia & Hoskara, 2019).

Given its multi-faceted nature for this study, we will adopt the definition
proposed by Stephen Ezzenia and Hoskara (2019), namely that housing
affordability refers to the ability of households to obtain and access
adequate housing without experiencing undue financial distress, factoring
in issues around attainability, i.e. the ability to initiate such an arrangement
and sustainability, i.e. the ability to maintain such an arrangement over
prolonged periods.

2.2 Measuring Housing Affordability

The most common method for calculating housing affordability is using
some form of ratio (Meen, 2018). Common ratios used by economists
include calculating the ratio of housing price to income, rental cost to
income, housing expenditure to income as well mortgage to income (Meen,
2018). A frequently used benchmark is the 30: 40 rule which states that the
bottom 40% of households who are spending more than 30% of their
income on housing as having housing affordability stress (Meen, 2018). The
problem with such approaches has been that their overly simplistic
approaches fail to consider the broader structural issues at play and will fail
to register the impact of housing affordability or lack thereof on other
quality of life indicators such as subjective well-being and health, which are
arguably the raison d'etre that housing affordability seeks to promote
(Stephen Ezzenia & Hoskara, 2019).
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Tackling the weaknesses of the income ratio method has led to numerous
other ways in which to quantify housing affordability including looking at
the residual income after housing expenses are catered for, and the
creation of composite methods that include various criteria in trying to
approximate whether some threshold for housing affordability has been
exceeded or not (Stephen Ezzenia & Hoskara, 2019). The weaknesses with alll
of these methods is that the criterig, thresholds, and benchmarks of what
constitutes housing affordability are set by the researcher and are rarely
influenced by the persons being studied.

An approach that has not often been used in economic studies on housing
affordability has been the subjective approach (Stephen Ezzenia & Hoskara,
2019). The subjective approach posits that the agents best capable of
identifying the levels of housing affordability stress, the quality of their
housing, and the accessibility of such housing are most likely the individuals
living within those circumstances (Stephen Ezzenia & Hoskara, 2019). The
weakness of such an approach is that individual or national perception can
skew definitions and thresholds of housing affordability and thus lead to
less comparability, with the increased risk of public funds not being used in
the most impactful manner.

For this study, given the small sample and the fact that this evaluation has
never been carried out before, the presence or otherwise of housing
affordability will emerge from the participants own assessments of their
situation, and will thus be adopting the subjective approach.
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2.3 Psychosocial Impacts of Housing
Affordability

Housing affordability has numerous impacts on the psychological and
social well-being of persons. Increased precarity of housing was associated
with negative mental health effects (Pevalin et al, 2008) especially for
renters (Arundel et al, 2022, Mason et al., 2013). Similarly, other studies have
shown that greater exposure to periods of housing affordability stress has
been positively correlated with depression (Baker et al., 2020), higher levels
of psychological distress (Brown et al,, 2005), and greater anxiety (Nettleton
& Burrows, 1998). It is presumed that the mechanism through which such
negative outcomes are achieved is likely to be related to the constant
thoughts surrounding the fear of losing own’s housing situation (Taylor et al,
2007).

Such a thought is particularly detrimental when one considers that the
house is more than simply an economic asset or a physical location but has
connotations with personal identity, neighborhood attachments, sense of
community, and spiritual dimensions (Moore, 2000), thus resulting in losses
to various dimensions of wellbeing and connection.

Furthermore, lack of housing affordability has also been associated with
poorer health outcomes including all-cause mortality and a higher
incidence of chronic conditions such as hypertension and arthritis (Pollack
et al,, 2010). Persons who lived with lower housing affordability were more
likely to require prescription drugs, less likely to adhere to healthcare
directives, and had poorer self-reported health than persons within
affordable housing situations (Pollack et al., 2010). Such a finding was
stronger for renters than for homeowners (Pollack et al., 2010). Persons
under housing affordability stress are more likely to delay or not seek health
professionals, thus leading to a likely underestimation of the true health
impacts of housing affordability (Pollack et al., 2010). Additionally, Kirkpatrick
and Tarasuk (2011) found a positive association between lack of housing
affordability and food insecurity. Furthermore, housing insecurity has been
significantly correlated with higher levels of employment insecurity, thus
leading to what the literature identifies as a double precarity, with renters, in
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particular, experiencing a higher likelihood of becoming unemployed if they
are evicted (Desmond & Gershenson, 2016, Bentley et al, 2019) Housing
affordability has a strong impact on families, with families with lower levels
of housing affordability being associated with an increased risk of
postpartum maternal depression, while higher levels of housing
affordability have reduced the risk for maternal depression (McGovern et
al, 2023).

Furthermore, higher housing affordability has been associated with better
nutritional outcomes in children and was seen to cause fewer trade-offs
between important needs such as housing costs and health-associated
costs (Pollack et al., 2010).

Narrowing down to the impact on children, lack of housing affordability has
been shown to impact poor attendance and performance in schools, and a
greater likelihood to suffer sexual assault and violence due to increased
household sizes (Harkness & Newman, 2005). Increases in family income
and thus housing affordability have also been positively associated with
significantly reduced psychiatric symptoms (Costello et al, 2003).
Conversely, greater poverty and thus less housing affordability have been
authoritatively correlated with negative cognitive development in children,
thus exacerbating the impacts of poverty on children (Duncan & Brooks
Gunn, 1997). Harkness and Newman (2005) posit that two mechanisms may
account for such impacts, with the first being an increase in parental stress
which leads to emotional contagion in children (Larson and Almeida, 1999),
subsequently negatively affecting adolescent development. The second
mechanism identified by Harkness and Newman (2005) is material
deprivation, which can easily result in overcrowding, disturbed sleep, and
reduced privacy which impacts educational outcomes (Lien et al., 2008).

Housing affordability requires contextualization within the ecosystem it is
being analyzed and cannot be separated from structural factors such as
urban or rural locations and systemic factors such as racism. JurciSinova
(2023) found that within Czechia and Slovakia, lesser housing affordability
was associated with more negative subjective well-being, with cities and
rural areas having somewhat different relationships. Subjective well-being
was found to be higher in cities, where presumably more opportunities exist,
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despite the higher housing burdens while rural areas had lower rates of
subjective well-being despite having more affordable housing. Such a
finding confirms the need for contextually-embedded discussion on the
multi-faceted nature of housing affordability. Additionally, McGovern and
colleagues (2023) found that housing affordability was more strongly
concentrated in black and Hispanic mothers, thus highlighting the
likelihood that housing affordability is also a product of racist renting
practices which exacerbates the impact of racism by creating additional
sources of stress.

When facing increasing housing costs, households typically employ four
strategies to cope, namely: 1) downgrade their housing situation by moving
to smaller less adequate structures which might be moldy, leaking, do not
have appropriate heating or cooling, and might have rodent infestation
(Clair, 2019) 2) or increasing the number of persons living with them, or 3)
reducing consumption of key needs such as food, clothing or health care
services, or 4) increasing the number of hours worked to increase
household income (Harkness & Newman, 2005). Additionally, persons in
housing affordability are more likely to increase in housing insecurity by
moving more often (Wood et al, 2008). Such outcomes create feedback
loops and create more negative health impacts (Clair, 2019). A summary of
the literature review can be found in figure 2 below.
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Figure 2: Summary of the Literature on Housing Affordability and Wellbeing
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Method

The evaluation was conducted using a qualitative approach to answer the
following evaluation questions: 1) What was the impact of HBS on the
participants? 2) How was this impact achieved? 3) Did HBS achieve the
outcomes it set out in the preliminary logic model? 4) What could be
improved? Given that the HBS had never been evaluated prior to this
evaluation a qualitative approach was deemed as the ideal method to
undertake this evaluation since qualitative approaches allow participants
to describe their lived experiences in their own words and allow for rich and
thick descriptions that enable a contextualized understanding whether HBS
works, how it works, and why it works.

3. Philosophical Worldview and
Positionality of the Researcher

A critical realist orientation was used by the researcher as a philosophical
worldview within which to interpret the data analyzed in this evaluation. A
critical realist orientation combines objective ontologies with subjective
epistemologies (Schwandt & Gates, 2018). Critical realism recognizes that
research methods employed by researchers are often vitiated and biased
however they still attempt to capture an objective social world (Schwandt &
Gates, 2018). Critical realists often uphold the equifinality and multifinality of
the social world, which allows for multiple pathways to achieve the same
outcome and a cause having multiple outcomes (Bennet and EIman, 2006).
These principles were applied to this evaluation by utilizing an assumption
that an objective reality on the impact of HBS on the participants did exist
but that the participants interpreted and relayed this perception through
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their perceptual filters based on their culture, background and intersecting
identities.

The subjective nature of the perceptual filters are not a property unique to
the participants of this study but also to the researcher. Qualitative
approaches require that the researcher situates themselves within the
study in order to account for the interpretations, meaning making, and
research decisions undertaken by the researcher. The author of this
evaluation is a native Maltese, highly educated, heterosexual middle-class
man with small bouts of lived experience of housing insecurity. Furthermore,
the author is recent emigrant and has had experiences dealing with
housing issues in a foreign country. These experiences combined with the
author's doctoral studies into community psychology provided some
insights into issues of housing especially from the perspective of
non-Maltese participants interacting with new systems.

3.2 Sample

The sampling strategy that was utilized for this evaluation with 6
participants was a maximum variation sample. Participants were recruited
on the three categories of beneficiaries of the HBS scheme namely,
beneficiaries with no dependents, beneficiaries with at least 1 child
dependent and beneficiaries with at least 2 or more child dependents.
Eligibility criteria included being over 18 and being beneficiaries of the HBS.
More details can be found in the table below.
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3.3 Procedures

Due to data protection laws, prospective participants were firstly contacted
by the Housing Authority who asked the beneficiaries whether they would
be interested in participating in the evaluation study. The details of the
beneficiaries who accepted were then shared with the author and the
research assistant. The research assistant contacted several beneficiaries
and asked once again whether they consent to an interview and set a date
for those that accepted and obtained informed consent.

Table 1: Descriptive statistics

- -

Mean 52.67 Single

SD 11.89 In a relationship 1

Female 5) Mean 7

Bachelors 2 Mean €832.50
Masters 1 SD €222.60
No children dependents Employed

1 child dependent 2 Unemployed 1

2 child dependent + 2 Retired 1
N=6
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The research assistant conducted the 6 interviews, 2 of which were held in
person while the other 4 were carried out over the phone. The interviews
lasted between 20 and 45 minutes with 2 interviews carried out in English as
requested by participants and 4 carried out in Maltese. All the interviews
were recorded electronically and were subsequently transcribed by the
research assistant. Participants were given a €30 One4all voucher for their
participation.

3.4 Instruments

The interviews utilized a semi-structured approach following an interview
schedule. The following questions were utilized to guide the interview:

1. How would you describe your experience applying for the Housing
Benefit Scheme?

2. How would you describe your experience getting your documents vetted
for the Housing Benefit Scheme?

3. How would you describe your experience receiving the monthly
payments?

4. How would you describe your experience with checks and paperwork
after the initial vetting?

5. Have you ever had the amount of benefit changed? If yes how would you
describe that experience?

6. How would you describe your experience interacting with the staff at the
Housing Authority?

7. What was the impact, if any, of benefitting from the Housing Benefit
Scheme?
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8. What was the impact on your family, if any, of benefitting from the
Housing Benefit Scheme?

9. If any, what has been the impact of the Housing Benefit Scheme on your
long-term plans?

10. How can the Housing Benefit Scheme be improved?

1. Are there any additional services or support you believe would be helpful
for beneficiaries of the scheme?

3.5 Analytic Approach

The analytic approach adopted to analyze the data involved a mixture of
deductive and inductive thematic analysis (Braun & Clarke, 2006, Fereday &
Muir-Cochrane, 2006). The author coded all 6 transcripts and created
numerous codes to capture the diversity of the data. Subsequently the
codes were combined and put into an appropriate hierarchical order to
identify themes and sub-themes which were used as a codebook. Once the
codebook was finalized the author recoded all 6 transcripts again and
further refined the themes to ensure that there was no overlap between the
themes and sub-themes and to ensure that they represented the data well.
The author used the Taguette software to analyze the data.
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3.6 Analytical Rigour and Trustworthiness

Rigour in qualitative methods is measured different to quantitative given its
different ontological and epistemological differences. Using Letts and
colleagues (2007) criteria for rigour, this work reaches the criterion for
credibility since it has chosen a maximum variation sample to understand
the lived experiences of various types of beneficiaries within HBS. The goal of
transferability was addressed by providing sufficiently nuanced information
about the participants and the HBS scheme that allows for the evaluation to
be carried out for similar governmental schemes. Additionally, the goal of
this qualitative research is not generalization to a population but that of
analytic generalization which seeks to explain the underlying theory as to
whether, how and why HBS achieves its desired outcomes. With regards to
the criteria of dependability and auditability, these criteria were achieved
through the detailed explanation of how the data was collected and
analyzed as well as the interpreted. The final criteria of confirmability was
achieved by having multiple conversations with the Housing Authority and
discussing research decisions with the Housing Authority.
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Results

The aim of analysis was primarily to address 4 research questions that the
consultant together with the Housing Authority had identified, namely: 1)
What was the impact of HBS on the beneficiaries? 2) How was this impact
being achieved? 3) Were the objectives of the HBS achieved? 4) What could
be improved?

Throughout the interviews, 7 themes emerged from analysis of the data
namely structural issues pervading the rental market, interactions with the
Housing authority, impact of HBS on beneficiaries, long term impact of HBS,
adverse structural factors, impact of insufficient buffering by HBS, and the
potential impact of more money. The first theme relates to the powerful
pressures of the Maltese property rental market and how it impacts the
participants, while the second theme deals with the relationship between
the participants, processes and staff of the Housing Authority. The third
theme looks at the positive impacts of HBS on the participants, while the
fourth theme identifies additional factors that might lessen the positive
impact of the HBS. The fifth theme identifies negative impacts when too
many adverse structural factors negate some of the protective impacts of
HBS, while the sixth theme highlights the ways different participants would
spend a small amount of hypothetical additional money (thus indicating
what their priorities/needs are). The figure shows all the themes,
sub-themes and codes.
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Figure 3: List of Themes and Sub-themes

Themes Sub-Themes Codes
Increase in Rent

How they got to know about the Scheme

Applying for the HBS Scheme

Vetting Process

Interacting with the

Housing Authority Interactions with HA Staff

Receiving Payment
Re-applying when moving to a new place

Correction of Payment

Family Life

Less Stress

More Leisure Activities

More Extracurricular Activities for Children
Increased Residual Income

Better Food

Preventing Homelessness

e Impact Saving for a Deposit for a House
of HBS

Disability

Low Level of Education
Caring for ill family members
Single Parenthood

Divorced/Seperated

Low wages
Pregnancy
Adverse Structural
Factors Children at a young age

Multi-generational dependants

Retirement
Bad Health
Covid-19
Proximity to Work
Property Restrictions Proximity to School

Familiarity with place
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Figure 3: List of Themes and Sub-themes

Themes Sub-Themes Codes
Eating less

No leisure activities

Yearly Anxiety at the end of contract
No long term plans

Adverse Health Effects

Impact of

Insufficient Buffering Depending on Family

Not able to save

Feelings of great fear and anxiety
Changing House often

Needing to add a part time job

Increased costs due to moving

R ! impact of What they would do with additional money
More Money
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4] Structural Issues

Given the limited incomes of the participants, participants talked at length
how even minor increases in rent affected them strongly and negatively.

“lllum jekk ma jkollokx il-post tieghek ha tbaghti hi. #a tbaghti hafna.
Jien ma nistghax. M'ghandiex jigifieri, la ghandi ghajnuna. Li kieku
m’ghandiex din I-ghajnuna kieku ma nafx fejn naghti rasi.” (Maltese
Family with 2 children).

While participants did not expect rent not to increase from one year to
another, some of the participants had experiences where the yearly
increase in rents was more than double the amount they had been paying
previously.

“The contract was finished and he said if you want to stay for another
year, you have to pay double like. Literally double. So like from 600 at
the time he went to 1300.” (Foreign Family, with 2 children)

Such increases created a lot of stress and anxiety on participants who feel
that they cannot cope with the property market forces they face and were
at times forced to rely on the benevolence of their landlords.

“Qalli ha navzak, ha jkolli nghollilek. Ghedtlu mhux hafna hu? Ghedt ha
jghollieli xi 50 jerga? Qalli no ta’” qalli ha nghollilek 250. Qas flaht
inkelmu. Ma flahtx inwiegbu. Ghedtlu tini ¢ans ha nahsieba u
naghmel. Qalli orrajt m'ghandekx ghagla. Qed nghidlek ma flahtx
inwiegbu.” (Maltese family with 1 child)

“ll-kera gholja. U ma tistghax tghidilha trahhasha hu. Ghax hawn
taghha. Qaltli hawn jinkera izjed. U vera jinkera izjed hawn. Imma dik
ghax tithassarni hu. Iggibli rispett. Voldieri. Imma ma tistghax taghmel
mod iehor hu.” (Maltese family with 1 child, 2)
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The frequency and size of the increases often left participants feeling a
sense of hopelessness when dealing with the property market, and most
were eager for more permanent solutions to their housing insecurity.

42 Interacting with the Housing Authority

The overall feeling when dealing with the Housing Authority was positive.
Participants mostly got to know about the scheme through third parties,
such as family members, the company they worked for during Covid-19,
and their landlord. Only one person discovered the scheme through social
media directly.

Participants felt overall that the process was quite easy, particularly for
those participants who had sufficiently high digital skills. The ability to fill in
application forms online was appreciated as it would have otherwise
required them to take time off work. Furthermore, most participants did not
have any issues with payments, while the few issues with payment were
rectified quickly.

“It was smooth there was a form to fill obviously and then... I-1 apply
for um.. what it was-what | was entitled for and they feed back with
me and, then emm the-when the decision was taken, they inform me
and the-I started to receive the-the check. Actually it was directly on
my bank account. So, the benefit on my bank account” (Foreign
household, no dependents)

The two issues that participants had with regards to their interactions with
the Housing Authority, related to the period of time relating to vetting,
normally around 2 months, and when re-applying for the benefit once they
had moved house. With regards to the latter, participants claimed that
once they moved house, they were required to file all of the paperwork to
apply for the benefit despite the only change would have been in the rental
agreement. Furthermore, they would once again be subjected to the 2
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month vetting period which they did not receive money which in certain
instances put participants in dire financial straits.

“Gifieri din il-bicca ged tesperjenzaha iktar minn darba..Kull darba li
jinghalagli I-kuntratt jew kull darba li rrid nikri post...Fhimt? [ddum ftit
sakemm tirCevieh. Vera tircevihom fdagqga mbaghad. Imma
I-problema, jekk ma jkollokx minn fejn thallas, toqod tigi bil-paroli ma’
sid il-kera, ged tifhem? Gifieri tal-kera ma riedetx temmini... Tal-kera
ma riedetx temmini fhimt? Bdiet tahsibni li ha nzommhom ghalijja
I-flus, mhux ha ntihomlha. Qed tifthem? U gejt f'hafna diffikulta fuq din
il-bicca xoghol” (Maltese Family with 2 Children)

“And | changed the apartment and emm | had to do everything from
the beginning. So it's not just to send the new contract for the new
apartment and then obviously nothing else has changed for me and
myself you know. So that was a bit of a problem when | have to
change for example..They stop obviously the payment and | have to
reapply again from the beginning.” (Foreign Family with 2 children)

Despite some occasions when the participants felt that the staff was a bit
curt with their inquiries, most felt that the service provided was of good
quality and issues were resolved promptly.
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“Dejjem lagawni, s-servizz tajjeb gewwa. Fhimt? Anke ic¢empillhom,
incempillom gifieri jtuk servizz mill-agqwa. U jfehmuk, u jipruvaw
jghinuk fhimt?” (Maltese Family with 2 Children)

“I don't really have any.. much of an experience since | did everything
online. | don't have any specific person. Like I.. I-actually | had one
situation when we changed the flat, that | had to email a lady. She
was quite helpful actually.” (Foreign Family with 2 children)

“It was always, always good. Emm it was always... informative and

helping, and polite. | mean | never had any issues with them. Any at
all.” (Foreign Household, no dependents)
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4.3 Impact of HBS on Participants

The additional income provided by the HBS had strong positive impacts on
the participants. The first and most obvious outcome was decrease in
housing affordability stress.

“I would count on that, obviously. Knowing that there is something
coming regularly, and you started to count on the whole income you
know.” (Foreign Household, no dependents)

“I: U li kieku, li kieku ma kellekx dan is-sussidju, kif tkun hajtek kieku?
P: Kieku niggennen. Minn fejn tridni nhallas kieku? Immur noqgod
f’kamra f'ghalga nahseb.” (Maltese Family with 1 child, 2)

Participants felt that the steady source of income provided by the HBS
provided them with consistency and greater control over their life and even
entertain future plans.

“I could, count on this, regular income, yeah you can, you can be
more more relax and maybe forecast for some expenses.” (Foreign
Household, no dependents)

Another positive impact on the lives of the participants was the increased
support for family life including through extracurricular activities for the
children such as football training and additional leisure activities.

“Family life [laughs]. You know like.. Obviously | could spend that
money somewhere else. You know like..it's not easy you know
[laughs].” (Foreign Family with 2 children)

“lI-familja ghanda bzonnu hu.Ghandna bzonnu u minghajru m’ahna
xejn.” (Maltese Family with 2 children)
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“As | said maybe you can go somewhere or maybe we can get more
ice-creams for kids you know like” (Foreign Family with 2 children)

“..0r pay their whatever-activities or | don’t know football or whatever
they have..” (Foreign Family with 2 children)

The additional income provided by HBS also contributed to greater food
security, with participants stating that they were able to buy more food, and
a wider variety of food.

“I: Allura gisu hajtek, li kieku ma kellekx dal-beneficju—

P: Aghar. Kieku ged aghar. Kieku geda iktar issikata. Kieku gedin
negsin aktar minn ¢ertu ikel... Bhal frott jew hekk. lkollok tixtri I-bazici
biss hu. Li taghddi. Imma bihom nixtri ¢ertu affarijiet, ifhem zejda
tal-ikel u hekk hu.  mean ¢ertu frott u certu jien naf, ikollok aptit certu
gelat. I mean. Tista’ zzzomm certu affarijiet fil-frigg u hekk hu.”
(Maltese Family with 1 child)

Finally, the biggest impact identified by the participants is that due to the
increasing rents, the HBS kept them from experiencing homelessness.
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“Jew nispicca homeless hi. Fhimt? Jew nispicca homeless heqq jew
tispicca barra fit-trig. Heqqg. Ghax mhux facli jkollok il-familja, u trid
thallas wahdek ta’ hi. Qed tifhem? Ma nafx emmini mhux affarijiet
sbieh xejn ghax dak il-hin mohhok jigu-gifieri tkun trid tara x'ha
taghmel inti ged tifthem? U |-kera kollha gholja illum. Ma nafx kieku hi.
Ma nafx. Emmini. Qas naf X nagbad nghidlek.” (Maltese Family with 2
children)
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44 Long Term Impact of HBS

For two of the participants the HBS had a prospective impact on their lives
in that it provided them with the respite required to start thinking of
investing some of the money they save, with one of the participants even
saving to buy a property, thus relieving the housing insecurity they are
currently facing within the rental market.

“Well my long term plans, as | said, being that | could, count on this,
regular income, yeah you can, you can be more more relax and
maybe forecast for some expenses or some investment for any, any
extra that without it you cannot afford. So very very welcome.”
(Foreign Household, no Dependents)

On my long term plans.. Actually my long term plan is to buy a
property with your help as well so..So | don't know if it impacted from
this. Maybe | have more money to save for that reason as well
maybe. (Foreign family, with 2 children)

It is important to note that this experience was not shared widely amongst
all the participants. The participants who claimed that HBS was providing
them with the possibility of future plans were on the younger side of the
sample, both highly educated, both had been benefitting from the scheme
since Covid-19 and both were employed. Such a combination of factors
was not shared by all participants and thus led to varying experiences with
regards to long-term impacts.
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45 Adverse Structural Factors

All the participants in this research had some form of adverse structural
factors which were not offset by protective factors such as previous saving,
higher education, higher wages, familial support etc. Such adverse
structural factors meant that the impact of property market pressures such
as increasing rents was severely exacerbated and negatively impacted the
participants. The HBS was vital to offset some of the interactions between
the property market pressures and the adverse structural factors.

Some of the adverse structural factors were directly identified by the
participants as leading causes as to why in some instances the amount of
subsidy provided by the HBS was not enough to sufficiently shield them
from the negative interaction between the property market pressures and
their lived experiences of adverse structural factors. One of the adverse
structural factors directly identified by participants is single parenthood.

“Jien ghandi t-tnejn li huma dipendenti fugi hu. Jiena irrid nahdem
ghalihom, ingasmillhom |-affarijiet, kollox kif suppost. Fhimt? Jiena
n-naqgra li nagla, fhimt, irrid ingassama fl-affarijiet tal-hajja. Fhimt?
Jieklu jridiu, jixorbu jridu, jilbsu jridu. Heqq kollox jridu. Jien ged
nghidlek jien irrid ukoll. Ahna gedin tlieta hu.” (Maltese Family with 2
children)

“Tlieta ged nghidlek jien gieli nogod bla bzonnijiet tieghi. Biex naghti
llhom. Heqq kemm tiflah iggebbed? Qed nghidlek kieku mhux
bil-ghaqal... tal-biza ee” (Maltese Family with 2 children)

Another source of structural adverse factors were multi-generational
dependents such as grandchildren depending on the participant.
Additionally, some participants were aiding their grandchildren by hosting
them while the adult children saved enough money for a deposit to buy a
house.
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“Ovvja, di iz-zghira ta’ 23 li ghandha t-tifla. Wiehed ghandu 35,
mizzewweg, u ghandi iehor jogod mal-partner tieghu ghandu 30. U li
baqgghat mieghi ghax kellha it-tifla zghira insomma I-istorja normali.”
(Maltese Family, with 1 child)

“Issa le, issa bdiet tahdem. Ilha minn February tahdem go office.
Gifieri ged tahdem. U hi ghandha it-tifla zghira hu. Tghin mhux ged
nghid ma tghiniex, fejn li kont qabel m'ghadniex dagshekk batuta
gravi. Gifieri imma xorta mhux se nippretendi heqq.. Di forsi xi darba
jkollha I-post taghha hu.” (Maltese Family, with 1 child)

“Naf li ged inbaghti, nahdem irrid imma ghad baqgalha hu biex tmur
ghaliha. Gifieri fadalli. #a niftehmu. Ghax jien studjo flatt wahdi
bizzejjed nghid innaqqas il-kera jew hekk hu. Ghalissa ma nistghax
bit-tifla hu.” (Maltese Family, with 1 child)

Lower wages were also an issue that decreased the effectiveness of the HBS
impacts

“Ghax jiena I-ewwel nett ghandi minimum wage. Mhux paga ta’ barra
minn hawn. Minimum bil-minimum wage geda. Fhimt? Gifieri xorta-li
jkolli xi haga, iktar ahjar ghall-familja hu. Xi haga zghira hafna imma
ta’. Qed tifhem? Ghax il-bqgija ged nghidlek, bilkemm inlahqu. Bl-ezatt
inlahqu ahna.” (Maltese Family with 2 children)

As well as family members with a disability:
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“I: Ok gifieri ghandek tifla li ghandha dizabbilta u hija dependenti
fugek?

P: Dependenti fuqgi u rrid nghina jiena. Qed tifhem. U ghandi z-zghira
ukoll, ghanda 4 years. Fhimt. U jien single mother. Heqq, irrid niehu
hsiebhom hu I-piz kollhu fugi hu.” (Maltese Family with 2 children)
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Other structural adverse factors were not explicitly identified by the
participants but could be inferred from their experiences as impacting their
abilities to navigate the rental property market. All of the participants within
the study were single, with 4 identifying that they were separated and/or
divorced. Three participants had children at a very young age, and had a
low level of education, with one participant not having completed
secondary schooling. Others contended with issues of ill health or were
pregnant which impeded their ability to work. Another participant had taken
on significant caring duties for an elderly ill member of their family. One
participant had retired from work and consequently had a significant
reduction in income.

“P: imbghad ghamilt 6 years-7 years, mizzewga... Mbaghad ghamilt
gisu tlett snin ohra nghix gol-post.

I: Li kellek mal-mar-ragel (5.00)

P: Li kelli gabel ezatt. Issa jiena I-post terga ma kienx nofs bin-nofs
ghax li kieku kien nofs bin-nofs kont nixtri x'imkien. Emm kelli bicca
zghira, kwart. Gifieri cucata kelli minnhu. Qed tifhem. Imma mbaghad
gifieri ma stajtx, ma stajniex nogodu hemm” (Maltese Family with 2
children)

“Jien ghandi saqgajja tugani hi. Ghandi x-xjatika..mela |-gimgha
I-ohra stess f'nofs il- pjazza tal-Mosta. Kelli ncempel lit-tifla. Ma stajtx
nimxi! Qisu zammieli xi hadd madoffi ta’. Tghidx kemm sthajt.”
(Maltese Family with 1 Child, 2)

“Eee kont tqila biz-zghira, tghidx! Ara mohhok dak ill-hin, x’jibda jahseb
hi ta. Mela! U la stajt, nahdem u la stajt xejn. Ghax tkun tgila ma

tistghax tahdem.” (Maltese Family with 2 children)

“Ghax rajt hafna ta’. Rajt hafna mard. Minn tieghu quddiem wicci.
llbierah ghalaqg tlett xhur miskin u gisu mohhok ma jigix f'postu

ma nghidlekx fejn ma hadtux. U dan. Qisni ghadni ma gejtx f'tieghi. ljja
tlett xhur ghadha friska hu.” (Maltese Family with 1 Child, 2)
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“Financially huwx. Qabel kelli s-salarju kelli salarju tajjeb. Ok kont
nogod bil-ghaqal ukoll. Plus il-pensjoni stajt naghmel certu affarijiet.
Meta mbaghad gejt introjtu wiehed jkollok tbiddel nagra I-istil ta’
hajja tieghek” (Maltese single, no dependants)

A temporary adverse structure factor that was observed was the impact of
the Covid-19 pandemic, which diminished their income. This was felt more
acutely by the foreign participants who sought and started to benefit from
HBS as a result of the Covid-19 pandemic, but were then further eligible even
after the pandemic had finished.

A final adverse structural factor was the fact that some of the participants
were less flexible on the geographic location where they could live either
because of proximity to work, or proximity to children’s education or
requirements due to the nature of the disability of their children. Such an
inflexibility meant that they were not able to necessarily move to places
with lower rents or would require to incur additional transportation costs
which would once again place more financial pressure.

“Kelli diffikulta biex insib, fhimt. Kelli diffikulta biex stajt insib, dawn
in-nahat ghax ma stajtx insib. Ghax jiena I|-kbira, b’dizabbilita’ u
kul-kul- da li ghandha t-tifla jiena, thobb tfittex il-bahar- fhimt-biex hi
tgheda b’'mohhha u kollox fhimt? Jien mhux ha nitlag minn hawn. Jien
ili nghix-issa ged nghix San Pawl il-Bahar. Ili nghix San Pawl-ili nghix
dawn in-nahat jiena, kwazi ghaxar snin ta’ hi” (Maltese Family with 2
children)

“Qeda vicin. It-tifla geda vi¢in I-iskola. Immur nigborha jien wara
x-xoghol u hi [the daughter] tehodha qabel ma tmur ix-xoghol.”

(Maltese Family with 1 child)

“Ghalingas fejn geda naf. Naf ic-¢ertu nies li ghandi gol-blokka, geda
vicin ix-xoghol, immur u nigi.” (Maltese Family with 1 child)
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4.6 Impact of Insufficient Buffering from
HBS

As stated previously, the participants in this evaluation presented a range
of impacts with the additional income provided with HBS. Those who had
the least adverse structural factors or those with only temporary adverse
structural factors to contend with, particularly if they were employed and
had higher education certificates, benefitted greatly from HBS and were
even able to form long-term financial plans to either invest or buy property
due to the input from HBS. For the participants who were dealing with
multiple concurrent and multiplicative adverse structural factors such asiill
health, single parenthood, low education, low wages, pregnancy, being
divorced and/or separated, having family members with a disability,
having children at a young age, having multi-generational dependents, as
well as being retired, often mean that the impact of HBS while helpful was
not sufficient to stave off the feelings of great distress and provide greater
housing security.

Participants who fell with this category of high adverse structural factors
and low protective buffers claimed that while the income of HBS had
lessened the negative impacts of the property market pressures, they were
still experiencing great amounts of distress and anxiety.

“Kieku m’ghandniex din I-iskema ma naf xjigri. Vera. Heqq ghax
persuna ma jkollux post, ged tifhem tal-biza’ ee tal-BIZA, tal-bizq,
tal-biza. Jien ged nghidlek jagbadni biza kbir gieli. Fhimt? Gieli gqas
ikolli biex inhallas dawk il-bgjja jien.” (Maltese family with 2 children).

“Di tgabbadni biza-jiena din il-bicca xoghol, tqabbadni biza kbir go
fijja. Anke kieku kont wahdi. Kieku kont wahdi ukoll nibza minnha
dil-bic¢ca xoghol ghax jekk ma jkollokx flux minn fejn thallas jew tkun
bla impjieg jew xi haga, orrajt, biex ha thallas? Mhux tispic¢a barra?
Torgod barra mbaghad? Minn fejn ha thallas jekk ma jkollokx xoghol
jew tispicca bla xoghol? Qed tifhem? Trid tkun tahdem u trid tkun vera
bil-ghaqgal biex inti tmexxi dawn I-affarijiet. U ggebbed. Ghax jekk ma
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taghmilx hekk, jew tispicca bla xoghol, bhal ma illum ged jaghmlu,
jdewmuk tlett xhur xoghol imbaghad ikeccuk il- barra, minn fejn se
thallas inti? Ghidli minn fejn se thallas? Tal-biza. Jien dawn |-affarijiet
ibezzawni.” (Maltese family with 2 children).

“Mhux ha nkun xi sinjura imma inkuna nagra aktar komda. Mhux
nogod ingebbed sal-ahhar. | mean nistenna li jasal I-ewwel u t-tieni
tax-xahar sakemm johrog dal-benefi¢ju. L-hin kollhu ni¢ccekja jekk
ikunx dahal. Ghax ikolli bonnu. Tghix kif inkun gieli. Issa wasal jumejn
iehor dak, immur naghmel ix-xiri jew hekk. Heqq. Tkun ged tistennieh
hu. U illum il-hajja mhux irhisa.” (Maltese family with 1 child)

This stress and anxiety were compounded at the end of each contract

“Heqq jien dik il-bizgha tieghi li jigi February u toghlieli. Ghidli inti x'ha
naghmel? Qas inkun naf li ged nghix gieli” (Maltese family with 1 child)

Coping with the increasing costs, resulted in some of the participants
opting to eat less and reduce their basic living expenses, while others
removed any form of leisure costs from their lives. Additionally, other
participants were looking into finding a part-time job in addition to their
full-time job.
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“Uu xejn. Dejjem thabbel mohhok u tiekol inqas ikel. Biex thallas il-kera.
Heqq. Tbaghti nagra I-guh hu.” (Maltese Family with 1 child, 2)

“No no, gifieri jekk ticcekja la gatt immur gurnata x'imkien, la immur
weekend break. Ma naffordjax. It-tifla tghidli ejja immorru ma.
Nghidilha dawk flus zejda. Nghidilha mur inti bit-tifla per ezempju.
Nippreferi naghmel oggett iehor jew hekk. #a nahseb ghax-xiri jew xi
jkollok bzonn hu. Nghid ha mmur naqta xaghari jew hekk hu.” (Maltese
Family with 1 child)

“Eq eq eq... Fi Frar toghlieli xi 200 ohra. Ghidli int xX'ha naghmel? Irrid

immur nahdem part time jien. Biex inhallsuha dil-kera. Li ma niflahx
naghmiu.” (Maltese Family with 1 child)
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The resulting housing insecurity meant that families moved often, incurred
additional costs due to moving frequently (thus erasing any savings), and
resulted in losing their ability to save and have any form of aspiration for the

future.

“Qed tifhimni? Imbaghad darba ofra. Darba ohra kelli z-zghira, wara
senqg, wara sena din. Terga. Wara sena. Fhimt! Imbaghad ghamlituli
ghal sena I-post, u wara nergghu ngedduh. Wara senaq, ergajna.
Ergajna. Riedet tghollieh 950. Ghedtilha minn fejn ser ingibhom 950°?
Vera ha jghini s-sussidju dan, imma xorta trid thallas il-bgija”.
(Maltese family with 2 children)

“U ee imbaghad sibt kedda biex ingor. Fhimt? Kull darba rrid ingorr,
ged tifhem? L-ispejjes li tanli biex iggor u kollox, ghax mhux facli. Jekk
ma jkollok xejn taht rasek, dik ix-xi haga zghira li kelli, li hdimt ghaliha,
heqq imbaghad infagta biex garrejt [-affarijiet.

Qed tifhem? U spi¢caijt-spicca zero il-bank account tieghi.” (Maltese
family with 2 children)

“M'ghandiex x'nippjana, ghaxx jien nghidlek il-verita’” ma nistghax
infaddal” (Maltese family with 2 children)

“l:U meta thares lejn is-snin li gejjin, ged thoss illi bil-fatt li ged tircievi
din is—somma kull xahar, b’xi mod geda tghin il-futur tieghek?

P: U jien naf. Ghada hadd ma rah. Jien hekk nifhimha. Jiena nghix
gurnata b’gurnata.” (Maltese family with 1 child, 2)

Some of the participants reported that the effects of these stressors
negatively impacted their health and often resulted in them having to rely
on family members to manage to survive.

“U ghandi hafna problemi anke gol-istonku b’din il-bi¢¢a xoghol ta’
stress tal-kera..[anke] CT scan ghamiuli.”(Maltese Family with 1 child)
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“Hajja difficli, difficli. #ajja gholja. Imnalla tghini nagra I-mummy.

I: Gifieri bl-ghajnuna tal-mama li thossok illi?

P: Mhux hekk mhux hekk. Sussidju ftit hu.”(Maltese Family with 1 child,
2)

“Anke t-tifel il-kbir jghini. Ghandu xoghol tajjeb, it-tnejn gradwati,
allura da xahar jghidli ha nhallasulek jien, imma jien nidejjaq hu.
Niddependi mit-tfal.”(Maltese Family with 1 child).

4.7 Potential Impact of More Money

The spectrum of low to high adverse structural factors emerged clearly
when participants where asked what they would do with the extra money.
On one end of the spectrum participants claimed that an additional 100
Euros per month would help them buy more meat within their diet, while
others claimed that they would simply make ends meet and be able to pay
their bills on time or afford some minor luxury. Contrastingly, the
participants who experienced less adverse structural factors and had more
protective factors had different ideas on how to use the money. Some
wanted to use it to travel abroad, while others wanted to save the money to
invest it, while one participant was using the additional income to save for a
deposit to purchase a house.

The diverging ways in which participants would use an additional income of
100 euros per month indicates that the participants were starting from
starkly different points of origin. The participants struggling with multiple
concurrent adverse structural factors would tackle basic needs such as
more food and paying day-to-day bills, while the least encumbered were
considering travel abroad, investment and buying property, thus
accounting for the difference in impact of HBS. Those with many adverse
structural factors did not experience the lack of distress and financial
security as a result of HBS that those with little structural adverse factors did.

“Tinibidel ghax jibqalek xi haga biex tixtri nagra laham jew hekk hu.”
(Maltese Family with 1 child, 2)
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Buy more meat

“Heqq ikollok il-kontijiet hu. Per ezempju jiena t-tv gieli ma nkunx
nista’ nhalsu. Gieni 70 ewro. Issa ghandi giex pagamenti, ged tifhem?
Ma nistghax inhallashom f'dagga ghax ma nistghax. Qed tifthem? Ikolli
Xi haga zghira biex fejn nista’ ndahhalha biex inhallas xi kont.”
(Maltese Family with 2 children)

“No no, gifieri jekk ticcekja la qatt immur gurnata x'imkien, la immur
weekend break. Ma naffordjax. It-tifla tghidli ejja immorru ma.
Nghidilha dawk flus zejda. Nghidilha mur inti bit-tifla per ezempju.
Nippreferi naghmel oggett iehor jew hekk. Ha nahseb ghax-xiri jew Xi
jkollok bzonn hu. Nghid ha mmur naqta xaghari jew hekk hu.”
(Maltese family with 1 child).

“100 fix-xahar forsi ma nafx. Jekk twarrabhom, 1200 fis-senaq, forsi
nsiefer.” (Maltese single no dependents)

“You can be more more relax and maybe forecast for some expenses
or some investment for any, any extra that without it you cannot

afford.” (Foreign Household, no dependents)

“Actually my long term plan is to buy a property..” (Foreign Family
with 2 children.)

Figure 4: Potential Impact of more Money
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Discussion

A clear pattern that emerged from the data relates to the divergence in
starting point of the various participants. Participants who experience more
adverse structural factors benefitted from HBS more limitedly due to their
increased susceptibilities to property market pressure and did not
experience the level of wellbeing and housing security aimed for by HBS.
Conversely, those with less lived experience of adverse structural factors
experienced much greater overall wellbeing and housing security and were
even considering plans to buy property themselves.

Such a divergence in outcomes indicates that HBS serves a heterogeneous
cohort and that it therefore requires nuanced approaches to ensure that
the needs of all beneficiaries within are adequately met to increase
sufficiently their overall wellbeing and housing security.

Consequently, the results of this evaluation have been split into two groups
high adversity group and low adversity group as can be seen by figure 5
below.

Furthermore, even those who experienced the least structural adverse
factors experienced some level of insecurity relating to the property rental
market. While changes to the way HBS is administered can immediately
improve the wellbeing and housing security of its beneficiaries, longer term
solutions require solutions at a policy and legal level. Without legislation
and policies that provides longer housing tenure and stability in rent
increases for tenants, especially those experiencing numerous adverse
structural factors, improvements to HBS will be short-lived and costly.
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Easing rental market pressures by protecting tenants further will most likely
diminish government spending, ensuring that the money spent will be
focused on those that need it the most and most likely to produce the

highest benefits to well-being and housing security in the longer term.

Figure 5: Evaluation of HBS Outcomes grouped by level of adversity

Low Adversity | High Adversity
Group Group

Increased access to higher quality of housing
Same accommodation in the last year
Increased Residual income

Increased Psychological wellbeing

Increased financial security

Increased participation in leisure activities
Increased participation in educational activities

Medium-term Housing Security

Yes
Yes
Yes
Yes
Yes
Yes
Yes

Yes

Yes
Yes

Slightly

No
No
No
No
No
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Recommendations

Recommendation I. Ensure all Documentation is in Maltese and English,
and other languages.

Ensuring that all documentation is in Maltese and English will ensure that a
wider range of potential beneficiaries can access the scheme, however
increasing the number of languages that information is provided will ensure
that even non-Maltese residents will be able to avail themselves of the
scheme.

Recommendation 2: Decrease arbitrary paperwork, especially for those
re-applying when rental contract has changed.

Throughout the period of interviews, the Housing Authority was in the
process of simplifying the necessary paperwork to access the scheme and
it is likely that some of this recommendation is already being implemented
by the time of this report. Participants, however noted that re-applying for
the scheme at the end of 2 years or when they changed their rental contract
was an onerous procedure, especially because they stopped receiving the
benefit throughout the vetting process. Simplifying and expediting such
processes will address many of the minor process concerns participants
had.

Recommendation 3. Make emergency funds available/known to
prospective beneficiaries throughout vetting period.

Some of the prospective beneficiaries of the HBS are in dire financial straits
and despite the seemingly short processing period of two months, can
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struggle significantly throughout those two months. Accessing emergency
funds while their application is being vetted would help significantly in being
able to maintain their rental contract (less chances of default) and not
requiring spending any saved capital.

Recommendation 4. Publicize initiative more, particularly through
information sessions with front-line professionals.

A number of participants got to know about HBS through members of their
social network. Increasing the exposure through social media and
traditional media of HBS, as well as provide information sessions to social
workers, psychologists and NGO’s will increase the reach of the scheme.

Recommendation 5: Provide aid in searching the rental market for
cheaper (yet adequate) alternatives and help negotiate the contract.

Participants within the study were all savvy in negotiating and finding
properties, however with increased financial pressure and stress, it is likely
that their ability to negotiate and find the best contracts might have been
impeded. Providing a service helping prospective applicants navigate the
property rental market from search to negotiation and signing of the
contract will have several benefits. Firstly, it will ensure that beneficiaries are
getting the best deal possible for their requirements and preferences.
Secondly, it will allow the authority to ensure that there is less abuse of
persons who might be more vulnerable due to their dire financial straits,
and, finally it might decrease the amount of subsidies needed due to
optimization of property market.

Recommendation 6: Adjust amount of benefit to income, cost of rent, and
multiple adverse structural factors.

The amount of subsidy currently provided by the HBS depends on the
income of the person and the number of dependents, however as rents
increase with certain years experiencing larger jumps, the amount of
subsidy provided is not increasing at a sufficiently fast rate to match
increase in the market. This leads beneficiaries to have to find ways to pay
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the difference, with those who are already stretched significantly incurring
great difficulty and distress to do so. Additionally, those facing multiple
structural adversities are less able to fill this gap adequately. Nuancing the
subsidy mechanisms and carrying out yearly assessments to ensure that
the amount given reflects the rental realities and the persons lived
experiences would allow the positive impacts HBS has to extend to all
beneficiaries and sustained in the long run.

Recommendation 7: Link scheme with strategies to move persons outside
of rental precarity and into housing security.

While the aim of HBS is not to provide long-term housing security but
medium-term housing security, participants within this study claimed that
they wished that the Housing Authority provided them with easier, more
accessible and faster pathways to attaining long-term housing security.
This can be achieved in a number of ways including the creation of new
programs or the better linking of currently existing ones.

Recommendation 8: Address broader structural property market forces
through legislation and policies.

Increasing the amount of subsidy will inevitably address the short- and
medium-term issues of the property rental market, however they will not
address the systemic dimension. Policies and legislation are required to
lessen the downwards pressure of property market and can include
measures such as increasing the minimum amount of the rental
agreement and stipulating the percentage increases each year of rents.
Such a macro-economic approach will serve to address and relieve
pressure on both participants and government resources.
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LIMIitations

The strengths of a qualitative approach within evaluations are that it
provides in-depth understanding of how the participants perceive and
experience the intervention being evaluated, while minimizing the external
imposition the evaluator. However qualitative approaches preclude
quantification of the phenomena being evaluated, thus disallowing
numeric comparability between participants. Consequently, the present
evaluation therefore did not account which structural adverse factors had
the highest impact on well-being and housing security and could not
provide an accurate Euro figure as to how much it would be best to increase
HBS.

Furthermore, while small samples are typically not a limitation in qualitative
endeavours, with qualitative evaluations seeking research saturation
instead of confidence levels or margins of errors, the present evaluation did
not full achieve research saturation. Further interviews would likely have
further nuanced the findings and presented more in-depth explanations on
the impacts of adverse structural factors on HBS.

m IX'U%QR%\I(NG 46



i}

Future Studies

Future studies on this scheme may include a structural equation model
could be used to combine various structurally adverse factors into an
endogenous variable and ascertain the moderation effect between the
amount of money provided in the subsidy and the changes in wellbeing.
Additionally, a latent class analysis could identify different classes of
persons within HBS and understand what their cormmon characteristics are.
Such an approach could also be complemented with a prevalence study to
identify mean levels of housing security and wellbeing levels and develop
baselines for future studies. Finally, a quasi-experiment with a synthetic
control could be utilized to understand quantitively whether those who
benefitted from HBS compared to a synthetic control group had better
outcomes.
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Conclusion

The United Nations considers adequate housing a fundamental human
right, essential for security and well-being (UNHCR, 2009). However, a
significant portion of the global population continues to live in inadequate
or unaffordable housing, highlighting the growing issue of housing
affordability (Ben-Shahar et al,, 2020). In Malta, shifts between rent control
and liberal market policies, combined with a rise in housing prices since
2013, have intensified affordability pressures, particularly for vulnerable
populations (Micallef, 2021, Micallef 2022, Briguglio & Spiteri, 2022). In
response, the Housing Authority requested an evaluation of the Housing
Benefit Scheme (HBS), a rent-subsidy program aimed at helping
low-income households.

The evaluation adopted a qualitative approach, using semi-structured
interviews with six participants from different family backgrounds.
Interviews revealed significant disparities in how beneficiaries experienced
the scheme. Those facing more adverse structural factors gained some
benefit from HBS but still struggled to achieve housing security and
well-being. In contrast, participants with fewer obstacles reported higher
levels of well-being, with some planning to purchase property.

Despite varying outcomes, concerns about rental market instability were
expressed by all participants. While increases in the HBS subsidy may offer
short-term relief, long-term effectiveness without significant budget
inflation requires policy and legal reforms. These include stabilizing rent
increases, ensuring longer tenancy periods, and addressing property
market forces.
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