
A collaborative discussion about Affordable Housing

Idaho’s Housing Dilemma



Affordable Housing



History and Overview

Tax Reform Act of 1986, IRS Code Section 42

Affordable Housing

• Simplified tax brackets

• Removed many real estate tax shelters

• Created the Low Income Housing Tax Credit 

(LIHTC) Program

Strategic Goals of LIHTC

• Spur investment in safe, affordable housing 

for lower income people

• Create a workable program dependent on 

public/private partnerships



What is LIHTC Affordable Housing?

• The leading federal housing program since 1980s  

• Approximately 3 million units nationwide

• Creates and supports +/- 95,000 jobs each year 

• Lower default rate than other real estate developments (Less than 1%)

• Rents are capped and units are reserved for tenants earning 60% or less of 

the county’s Area Median Income (AMI)

• Minimum 15-year affordability period

• Idaho: 40 years

Affordable Housing



What is LIHTC Affordable Housing?

• Properties are owned and operated by 

individual companies or nonprofits 

• Typically not reliant on government 

operating subsidies or vouchers, except 

for supportive housing  

• Addresses growing need for affordable 

housing in most areas 

• Utilizes the LIHTC to aid in financing

Affordable Housing



Low Income Housing 
Tax Credit



What is the Low Income Housing Tax Credit (LIHTC)?

• An indirect federal subsidy given to 

affordable housing developments 

• The subsidy includes a syndication of 

development tax benefits: 

• Credits 

• Depreciation

• Losses   

Low Income Housing Tax Credit



Low Income Housing Tax Credits (LIHTC)

• Tax credits flow over a 10-year period 

• Compliance period is longer

• Credits can be used by large corporations and real estate professionals 

• Given relatively low investment returns and Community Reinvestment Act 

benefits, predominant investors/equity partners tend to be big banks

Low Income Housing Tax Credit



Idaho Income and Rent 
Limits



Kootenai County



Ada County



Twin Falls County



Bannock County



Financing affordable housing

Low Income Housing Tax Credit



Rent Burden

HUD defines “cost-burdened families” as those who pay more than 30% 

of their income for housing and may have difficulty affording necessities 

such as food, clothing, transportation and medical care.



Idaho’s Rent Burden



Qualified Low Income 
Housing



LIHTC    Credit Allocation Process

Federal 
Government 

Allocates LIHTC 
funds to the state

State officials 
award credits to 

developers*

Developers sell 
credits to 

institutional 
investors

Proceeds from 
the sale of credits 
and depreciation 
pay for a majority 

of costs

*Each state adopts a Qualified Action Plan (QAP) establishing the 

criteria for awarding LIHTC



Qualified Allocation Plan (QAP)

• Document that describes the process for distributing tax credits

• Must include specific Internal Revenue Code preference and 

selection criteria

Notify 

• CEO of the local jurisdiction 

Maintain and Monitor
• Credit allocated to a property must not exceed the amount 

necessary to assure property feasibility 

• Properties must be monitored for compliance

Low Income Housing     Credit Agency Responsibilities

Underwrite

• Each property at three stages: application, allocation, placement



Program Features

• Provides a credit against federal income taxes 

to the owner of a qualified low-income rental 

housing property.  

• Credit claimed is based on tenant occupancy, 

affordable rent and quality of housing.

LIHTC      Qualified Low Income Property 

Three types

• New Construction 

• Substantial rehabilitation

• Acquisition  



Three Elements

• Low-Income Tenants

• Units are occupied by tenants whose income is less than 

60% of Area Median Income (AMI)

• Based on the number of people in household

• Affordable Rent

• Gross tenant paid rent does not exceed 30% of income 

• Based on the number of bedrooms in the unit 

• Quality

• Units are constructed and maintained in a safe, decent, 

and sanitary condition suitable for occupancy

Qualified Low Income Property



LIHTC     Development Timeline

Identify 
Property

Submit 
LIHTC 

Application

Receive 
LIHTC 
Award

Close 
Construction 

Financing
Complete 

Construction

Achieve 
Stabilized 

Occupancy

2-4m 4-7m 6-9m 10-15m 6-9m Done

Development timelines typically range from 28-45 months



Two Main Structures

9% tax credits with conventional debt 4% tax credits with bonds

LIHTC     Financing 

• More competitive because equity is more lucrative

• Balances budget with less debt

• Less competitive 

• Municipal bonds easier to secure but more 

complicated and expensive to finance

• Lack of local subsidies/subordinate debt makes it 

difficult to balance budgets



9 % Tax Credit

• Can generate tax credits equal to 

9%  of qualified tax basis over 10 

years

• Balances budget with less debt

• Awarded after a very competitive 

application process 

• Most common 

LIHTC     Financing 



Low Income Housing Tax Credit Properties

Idaho Case Studies



Las Brisas



Overview

• Affordable senior

housing

• 48 total units 

(40 affordable and 8 market)

Las Brisas    Caldwell, Idaho♦



Las Brisas    Caldwell, Idaho

Source of Funds:

Permanent Debt $1,500,000

Subordinate Debt (HOME) $1,000,000

Tax Credit Equity $6,191,681

Land Donation $240,000

Nonprofit Contribution $190,000

CDBG Loan $20,000

Developer Contribution $252,460

Total Development Cost: $9,394,141

♦



Amenity Package

• Air conditioning

• Washers and dryers

• Playground

• Laundry facility

• Carports

• Community center and exercise room

Las Brisas    Caldwell, Idaho♦



The Springs II



Overview

• Affordable family 

housing

• 36 total units 

(32 affordable and 4 market)

The Springs II    McCall, Idaho♦



The Springs II    McCall, Idaho

Source of Funds:

USDA 538 Permanent Loan $1,350,000

Tax Credit Equity $5,678,380

Land Donation (Valley County) $300,000

Total Development Cost: $7,328,380

♦



Amenity Package

• High-efficiency heating and cooling 

• Refrigerators and electric ranges

• Playground

• Laundry facility

• Carports

• Community center and exercise room

• Community gazebo

The Springs II    McCall, Idaho♦



Adare Manor



Overview

• Affordable family housing

for 60% AMI or less

• Downtown location

• 134 units (120 affordable,

13 market, 1 manager)

Adare Manor    Boise, Idaho♦



Adare Manor    Boise, Idaho

Total Development Cost: $27,229,430

♦

Source of Funds:

Tax Credit Equity $11,185,430

Subordinate Debt (IHFA HOME ) $1,500,000

City of Boise HOME $800,000

IHFA Tax-Exempt Bond $1,200,000

Permanent Loan $9,250,000

City of Boise Contributions $594,000

Local Development District Grant $720,000

NOI During Lease-Up $330,000

Developer Contribution $1,650,000



Amenity Package

• High-efficiency heating and cooling 

• Efficient appliances

• Playground

• Laundry facilities

• Fitness center

• Community center

• Business center

• Picnic area

Adare Manor    Boise, Idaho♦



New Path



Overview

• Permanent supportive

housing for chronically

homeless

• State’s only “Housing First”

development

• 40 total units 

New Path Community Housing    Boise, Idaho♦



New Path Community Housing    Boise, Idaho

Total Development Cost: $7,984,444

♦

Source of Funds:

Tax Credit Equity $5,833,047

Subordinate Debt (HOME) $500,000

Land Donation $1,000,000

Deferred Costs $1,397

Local Development District Grant $150,000

FHLB AHP $500,000



Amenity Package

• On-site social services 

• On-site medical services

• Career / education center

• Laundry facility

• Exercise room

• Community center

New Path Community Housing    Boise, Idaho♦



Depot Square



Overview

• Affordable Family Housing

• 34 total units 

(30 affordable and 4 market)   

Depot Square    Driggs, Idaho♦



Depot Square    Driggs, Idaho

Total Development Cost: $9,930,000

♦

Source of Funds:

USDA RD538 Perm Debt $800,000

Grants $685,000

Contributed Land/Building $310,000

Tax Credit Equity $8,091,791

Developer Contribution $43,209



Amenity Package

• Open floor plan

• Community lounge and adjacent outdoor patio

• Laundry facility

• Storage areas

• Exercise room

• Indoor bike storage

• Computer lab

Depot Square    Driggs, Idaho♦


