
Housing Hope

Housing Development Financing



Acquisition vs. New Construction

ÅAcquisition

+ Lower cost per unit

ï Relocation costs

ï Timing issues

ï Bridge financing

ÅNew Construction

ïHigher cost per unit

+  Custom design

+  Specific location

+  Bridge financing



Site Acquisition

ÅFeasibility
ïEnvironmental Evaluation

ïGeotechSoils Report

ïComprehensive Plan and Zoning Compliance

ïCapacity/Massing Study

ïUtilities and Off-site Costs

ïGoods and Service Convenience

ïTransit Convenience

ïEmployment Convenience



Project Based Section 8 Vouchers 
(PBV)

ÅIssued by HUD, HASCO and EHA
ÅPays the difference between affordable tenant 
ǊŜƴǘ όол҈ ƻŦ ǘŜƴŀƴǘΩǎ ƛƴŎƻƳŜ ŦƻǊ ǊŜƴǘ ŀƴŘ 
utilities) and market rent;
ÅPublic Housing Authority (PHA) issued vouchers 

generally require service program, and include 
άƳƻǾƛƴƎέ ƻǊ άŜȄƛǘέ ǾƻǳŎƘŜǊǎ ǳǇƻƴ ǇǊƻƎǊŀƳ 
completion;
ÅI¦5 ƛǎǎǳŜŘ ǾƻǳŎƘŜǊǎ ŀǊŜ ŘŜǎƛƎƴŜŘ ŀǎ ΨǇŜǊƳŀƴŜƴǘ 
ƘƻǳǎƛƴƎΩΣ Řƻ ƴƻǘ ǇŜǊƳƛǘ ƳŀƴŘŀǘƻǊȅ ǎŜǊǾƛŎŜ 
programs and do not include moving vouchers.



Tax Exempt Bonds

ÅMultifamily Housing Bonds
ïSubject to State Bond Cap;
ïMay qualify project for 4% tax credits;
ïAdministered by WSHFC

Å501(c)(3) Nonprofit Housing Bonds
ïUnlimited issuance authority
ïAdministered by WSHFC

ÅHousing Authority Bonds
ïAuthorized by the State
ïAdministered by HASCO and EHA
ïIntended for their own projects



4% Low Income Housing Tax Credits
(LIHTC)

ÅDesigned to fund 30% of Project Costs;

ÅMust be combined with Multifamily Housing 
Bond;

ÅMultifamily Housing Bonds are subject to 
State Bond Cap;

ÅNon-competitive process permits flexibility to 
serve residents up to 60% AMI.



9% Low Income Housing Tax Credits 
(LIHTC)

ÅDesigned to fund 70% of Project Costs

ÅHighly competitive process requires:

ïServing high needs populations

ïServing very-low income populations

ïLong-term 52 year housing use periods



Washington State Housing Trust Fund 
(HTF)

ÅCǳƴŘŜŘ ǘƘǊƻǳƎƘ {ǘŀǘŜΩǎ /ŀǇƛǘŀƭ .ǳŘƎŜǘΤ

ÅProjects presently prioritized by Legislature 
(LEAP List);

ÅAdministered through the Dept. of Commerce;

Å$3 million maximum per project;

ÅHighly competitive process.



National Housing Trust Fund 
(NHTF)

ÅFunded by profits on Freddie-Mac and Fannie-
Mae;

ÅServes extremely low-income and homeless 
households

ÅAdministered through the Dept. of Commerce;

ÅHighly competitive process.



HOME Investment Partnerships 
(HOME)

ÅHUD program funded by Congress, 

ÅAllocations made to States and qualifying 
municipalities;

ÅSnohomish County and the State of 
Washington administer HOME funding;

ÅPriority given to certified Community Housing 
Development Organizations (CHDO) 
sponsored projects;

ÅIntensive program regulations.



Affordable Housing Trust Fund (AFTF)

ÅAdministered by both City of Everett and 
Snohomish County;

ÅFunded by document recording fee surcharge;

ÅHighly flexible funding.

ÅDeclining source for capital funding.



1/10th of 1% Mental Health Sales Tax 
(MHST) 

ÅMental Health purposes;

ÅAdministered by Snohomish County;

ÅIncludes treatment and recovery from 
substance abuse.



Sponsor Loan

Å{ǇƻƴǎƻǊΩǎ ŎŀǎƘ ŎƻƴǘǊƛōǳǘƛƻƴ ǘƻ ǇǊƻƧŜŎǘ ŎƻǎǘǎΤ

ÅCǳƴŘŜŘ ōȅ {ǇƻƴǎƻǊΩǎ ŦǳƴŘǊŀƛǎƛƴƎκgrantwriting;

ÅRepaid through annual project cash flow.



Monroe Family Village LLC
4% LIHTC with Tax Exempt Bond

Å$12,345,000 100%  Total Development Costs

ï$  4,250,000 34%   Tax Exempt Bond

ï$  3,200,000 26%   4% LIHTC Equity

ï$  1,850,000 15%   State Housing Trust Fund

ï$  1,695,000 14%   SnoCoHUD HOME

ï$  1,320,000 11%  Sponsor Note

ï$       30,000 <1%  SnoCoAHTF



Monroe Family Village



Twin Lakes Landing LLC
9% LIHTC

Å$14,371,750 Total Development Costs

ï$  8,614,498 60%9% LIHTC Equity

ï$  3,600,000 25%Bank Loan

ï$  1,517,145 11%   SnoCoHOME

ï$     640,107 4%   Sponsor Note





QUESTIONS



Affordable housing 101

Planner/Affordable Housing Perspective

David Stalheim 
City of Everett



WHAT IS AFFORDABLE HOUSING?









IS IT LOW-INCOME?
VISUAL IDENTIFICATION SURVEY




