
Wood Rose Apartments

1160 W Ustick Zoning and Annexation

The Housing Company
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Section 8 & Tax Credit Vacancy Rate Comparison

The Housing Company, an Idaho nonprofit corporation

Our Purpose:

The Housing Company is a nonprofit organized in 1990 with the mission to address the 
concern of an inadequate supply of affordable, decent rental housing within the state of 
Idaho and recently surrounding states. We play an active role in bringing affordable 
housing resources to areas of the state not being adequately served. Through local 
public/private partnerships we have been able to bring creative housing solutions to 
areas struggling with insufficient housing. Our goal is to partner with local government 
and other interested parties to solve local housing needs.

We have developed more than 800 units in two dozen affordable rental communities. The 
Housing Company provides professional property management services for affordable 
apartment communities serving low-income families, seniors, and the disabled.

We own our properties in the long term and take pride in building an asset for the 
community that will stand the test of time. We are able to put together complex financing 
in order to make these housing communities a reality.

Our nearest developments are Moon Valley Apartments in Star, Nampa Duplexes, and 
Hazel Park in Caldwell. We also have Canyon Terrace in Nampa and Sunset Landing in 
Caldwell under construction. 
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ELI and Cost Burden Demographics: 
Idaho*

*Source. NLIHC ‘Out of Reach’ report.
nlihc.org/housing-needs-by-
state/idaho

%AMI: 1–30% | 30–50%  | 50–80%  | 80–120%

HUD Income Limits (4 Person: Ada County, ID)**

30% of Area Median Income 4-Person Household $25,260

Idaho Minimum Wage ($7.25/hr) $15,080

40% of Area Median Income 4-Person Household $33,680

60% of Area Median Income 4-Person Household $50,520

4-Person Area Median Income $87,500

**Source. 2022 HUD income limits for tax credit projects (Section 42)
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Housing types and prices that reflect local needs and incomes

What is ‘affordable’ relative to Household Income (HHI)?
< 30% of HHI = affordable
> 30% of HHI = housing cost burdened
> 50% of HHI = severely housing cost burdened

Impact of speculation, inflation on government finance
Foregone spending = money lost to housing cost burden.
Idaho lost $670M to foregone spending in 2018 & $971M in 
2020 *Source National Housing Act of 1937 | **Source Shift 
Research Labs

Many local restaurants are closing and one reason is being 
unable to staff the restaurant because housing costs are too 
high.

Economic Reasons to Invest
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ELI and Cost Burden Demographics: 
Idaho*

*Source. NLIHC ‘Out of Reach’ report.
nlihc.org/housing-needs-by-
state/idaho

%AMI: 1–30% | 30–50%  | 50–80%  | 80–120%

5



Potential Resident Profile

Single Person

Single 

Mother, Two 

Sons

Three Person 

Household

Four 

Person 

Household

Age(s) Sixties Twenties Forties Thirties

Job

Customer 

Service

Student w/ 

Part Time Job 

as Cashier

Warehouse 

laborer Cook 

Income 35,400 38,000 45,480 50,520

Bedrooms 

Desired 1 2 3 3 

Monthly Rent 

Paid by 

Resident 895 935 1,159 1,234
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Site Plan for Wood Rose Apartments- 1160 W Ustick

2-Story buildings  

Pedestrian Connections

Clubhouse, playground,
Dog park, open space
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Moon Valley, Star ID

8



Market Research

Effective Market Area: Chinden to North, Hwy 55 to East, Victory 
Road to South, and McDermott Road to West
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Market Research
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Market Research

There are 2,938 income-appropriate 
households in the Effective Market Area 
that would qualify for Wood Rose 
Apartments. 
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The Idaho Low Income Housing Tax Credit Allocation Plan
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9% Tax Credit Scoring Part 1
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9% Tax Credit Scoring Part 2
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Points for Local Leverage

• In listening to the IHFA presentation made a few weeks ago, I noticed that the example projects were from 
several years ago and not a current representation of the funding challenges/increased gap we face for an 
affordable housing project. 

• There have been changes to the States Qualified Allocation Plan which raised the bar in terms of how much local 
contribution is needed to generate the maximum number of points from 2.5% of total development costs to a 
sliding scale where there is a sliding scale for points up to 10% of total development costs. 

• Due to the highly competitive nature of the 9% Credit, it is important that we strive for as many points as 
possible, or risk not being selected in which case the project has to wait another year to apply. 

• Scoring excerpt from the 2022 Idaho Low Income Housing Tax Credit Qualified Allocation Plan:
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9% Tax Credit Rent and Income Limits Proposal

Unit No. of Square Gross Rent/ Utility Monthly Annual

Description Units Footage Unit Allow. Rent Rent

1 Bdrm 1 737 $ 474 $ $67 407 $ 4,884

1 Bdrm 1 737 $ 706 $ $53 653 $ 7,836

1 Bdrm 1 737 $ 632 $ $53 579 $ 6,948

1 Bdrm 3 600 $ 948 $ $53 895 $ 32,220

1 Bdrm 1 684 $ 801 $ $53 748 $ 8,976

1 Bdrm 1 684 $ 1000 $ $0 1,000 $ 12,000

2 Bdrm 1 851 $ 568 $ $67 501 $ 6,012

2 Bdrm 1 851 $ 758 $ $67 691 $ 8,292

2 Bdrm 3 851 $ 852 $ $67 785 $ 28,260

2 Bdrm 1 873 $ 847 $ $67 780 $ 9,360

2 Bdrm 1 873 $ 1002 $ $67 935 $ 11,220
2 Bdrm 20 873 $ 1137 $ $67 1,070 $ 256,800

2 Bdrm 4 912 $ 1300 $ $67 1,233 $ 59,184

3 Bdrm 1 1119 $ 1239 $ $80 1,159 $ 13,908

3 Bdrm 10 1000 $ 1314 $ $80 1,234 $ 148,080

3 Bdrm 1 1119 $ 1556 $ $80 1,476 $ 17,712

2 Bdrm 1 851 $ 800 $ $0 800 $ 9,600

52 $ $ $ 641,292

0.115385

2,736

VACANCY # 5% $ (32,201)

EFFECTIVE GROSS INCOME $ 611,827
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9% Tax Credit Operating Assumptions

OPERAT ING EXPENSES: Cost

Per Unit Annual

Per Year % of Total Expense

Administrative 1,100 21.76% $ 57,200

Management Fee (5% vacancy) 706 13.96% 36,710

HOME/Tax Credit Compliance Monitor Fee 50 0.99% 2,600

Maintenance & Utilities 1,900 37.58% 98,800

Real Estate Taxes and Insurance 1,000 19.78% 52,000

Reserves 300 5.93% 15,600

TOTAL $5,056 100.00% $ 262,910

YEAR 1 YEAR 2 YEAR 3 YEAR 4 YEAR 5 YEAR 6 YEAR 7 YEAR 8 YEAR 9 YEAR 10

2022 2023 2024 2025 2026 2027 2028 2029 2030 2031

GROSS RENTAL INCOME 320,646 641,292 641,292 654,118 667,200 680,544 694,155 708,038 722,199 736,643

MISC. INCOME 2,736 2,736 2,791 2,847 2,903 2,962 3,021 3,081 3,143 3,206

LESS VACANCY (7%) (16,032) (32,065) (32,065) (32,706) (33,360) (34,027) (34,708) (35,402) (36,110) (36,832)

IHFA Equity Financing

EFFECTIVE GROSS INCOME 307,350 611,963 612,018 624,258 636,744 649,479 662,468 675,717 689,232 703,016

OPERATING EXP & RESERVES (262,910) (262,910) (262,910) (270,797) (278,921) (287,288) (295,907) (304,784) (313,928) (323,346)

NET OPERATING INCOME 44,440$     349,054 349,109 353,462 357,823 362,190 366,561 370,933 375,304 379,671

ANNUAL DEBT SERVICE PERM LOAN (284,705) (284,705) (284,705) (284,705) (284,705) (284,705) (284,705) (284,705) (284,705)

ANNUAL DEBT SERVICE 

ANNUAL DEBT SERVICE - JOME (42,613) (42,613) (42,613) (42,613) (42,613) (42,613) (42,613) (42,613) (42,613)

OPERATIONAL CASH FLOW 44,440 21,736 21,790 26,143 30,505 34,872 39,243 43,615 47,986 52,353

ANNUAL PRINCIPAL REDUCTION PERM 32,000 32,517 34,351 36,289 38,336 40,498 42,782 45,196 47,745 50,438

ANNUAL PRINCIPAL REDUCTION - HOME 33,000 33,896 34,235 34,577 34,923 35,272 35,625 35,981 36,341 36,705

ANNUAL RESERVES 15,600 15,600 15,600 15,600 15,600 15,600 15,600 15,600 15,600 15,600

DEPRECIATION (113,822) (609,343) (262,910) (576,943) (563,083) (550,483) (544,543) (544,543) (544,723) (544,543)

OPERATIONAL GAIN/(LOSS) 11,219 (505,594) (156,933) (464,333) (443,719) (424,241) (411,293) (404,151) (397,051) (389,447)

BRIDGE INTEREST

EXPENSES FUNDED W/ OTHER SOURCES

AMORTIZED EXPENSE (22,461) (4,260) (4,260) (4,260) (4,260) (4,260) (4,260) (4,260) (4,260) (4,260)

PARTNERSHIP EXPENSE (2,999) (2,999) (3,056) (3,114) (3,173) (3,234) (3,295) (3,358) (3,421) (3,486)

NET GAIN/(LOSS) (14,241) (512,854) (164,249) (471,708) (451,153) (431,734) (418,848) (411,769) (404,732) (397,194)

DEBT SERVICE COVERAGE 1.23% 1.23% 1.24% 1.26% 1.27% 1.29% 1.30% 1.32% 1.33%

DEBT SERVICE COVERAGE W/HOME Payment 1.07 1.07 1.08 1.09 1.11 1.12 1.13 1.15 1.16

41,441 18,737 18,734 23,029 27,331 31,638 35,948 40,257 44,565 48,866

Deferred Developer Fee Payback (18,737) (18,734) (23,029) (27,331) (31,638) (35,948) (40,257) (44,565) (48,866)

TOTAL CASH FLOW 41,441

PROJECT CASH FLOW (Operational Cash Flow  Minus Partnership 

Expense)

Year 1 is a partial year, inflation on expenses is at 3% and income at 2%.
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Uses

          ITEM DESCRIPTION TAX CREDIT 

Land Cost price per foot 7.30 1,590,000

Offsite Improvements

Special Space for St Als Services

Site Improvements/ Environmental $10,380,000 1,800,000

Contingency 429,000

Clubhouse Equip. & Furnishings 70,000

Building 8,580,000

Permits & Fees 595,000

IHFA Equity Financing

Bond related costs

Construction Insurance and Payment and Performance Bond 80,000

Construction Interest 286,000

Taxes 5,000

Construction Loan Fee 50,000

Title Fees/close/disburse 25,000

Legal/Accounting (El.Basis Audit) 40,000
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Uses

Permanent Loan

Loan Fee/ Rate Lock 3,800

Org Legal Fees 35,000

Title Fees/close/disburse 10,000

Soft Cost Contingency 75,000

Architect/Engineering Fees 350,000

Survey 15,000

Soils/mkt/enivronmental 30,000

Const. Lender Arch. Inspections 10,000

Appraisal 15,000

Tax Credit Fees 64,000

Developer Fee 1,528,840

Subtotal 15,686,640

Lease Up Expense

Reserves for Lease Up Expenses 40,000

Total Development Costs $15,106,248 15,726,640

Operating Reserve 273,807

1/2 MADS

Revenue Fund Deposit

05/31/22 16,000,447
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Permit and Impact Fees Estimate

Need City to Review Estimate- Developer/Architect completed form

On April 19, 2022 there as a presentation made by City Staff in a Council Work session where one of the 
strategies presented in a matrix of ideas as a way to address housing needs would be to reduce impact 
fees for affordable housing developments. 
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How the Tax Credit Works
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How the Tax Credit Works
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How the Tax Credit Works
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Sources

Noncompetitive 4% Tax Credit Tax Exempt Bond scenario gap is much larger, even with Idaho Workforce 
Housing Trust Fund (ARPA). It also has higher cost due to legal and financing associated costs associated with the 
Bonds. Typically 4% bond projects are 60 units or more- many are around 100+ units.

9% Tax Credit AMOUNT

SOURCES:

Permanent Loan 4,600,000

HOME/Housing Trust Fund Loan (IHFA) 1,099,743

Funding Gap 1,350,000

Deferred Developer Fee 251,574

Tax Credit Equity 8,699,130

TOTAL $ 16,000,447

Competitive 9% Tax Credit Potential sources:

4% Tax Credit AMOUNT

SOURCES:
Permanent Loan 5,000,000

HOME Loan 1,099,743

Gap 2,479,928

Idaho Workforce Housing Trust Fund 2,600,000

Deferred Developer Fee 251,574

Tax Credit Equity 4,960,397

TOTAL $ 16,391,642

Unfortunately, this project does not work well for noncompetitive 4% credits due to its smaller size and 
the fact that it is not in a HUD qualified census tract. The Idaho Workforce Housing Credit funded 
through Federal ARPA is intended to be paired with 4% tax credit projects rather than 9% credit projects.
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Funding Ask

Our ask is for $1,350,000 from the City of Meridian which could come from a number of possible 
combined sources:

Option 1: $1,350,000 grant from Meridian General Fund:
1) Our understanding is that the City is not set up to provide lending directly to projects at this 

time, so our suggestion would be a $1,350,000 grant out of the Meridian General Fund to 
The Housing Company. The Housing Company would then loan at 0% interest the $1,350,000 
to the project. The reason it needs to be structured this way is as follows:

2) If it is granted directly to the project before going through The Housing Company it would 
generate taxable grant income to the Partnership (the ownership entity will be a Limited 
Partnership and is taxable). This Limited Partnership has The Housing Company as General 
Partner and the tax credit investor as limited partner.

3) If the grant goes directly to the Partnership it would reduce tax credit eligible basis to the 
project.

4) The result is a 40% reduction in the net benefit to the project if it is a direct grant to the 
partnership.

5) Having a grant pass through a non-profit entity before going to a project is incredibly 
common in the affordable housing industry due to the reasons above and we have done 
many projects this way.

Option 2: Combination of reduced impact fees and grant from General Fund totaling $1,350,000 between 
the reduced impact fees and grant. Based on the current estimate of fees, that would be $595,000 fees, and 
$755,000 grant from the City of Meridian General Fund.
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Timeline

Milestone Date

Zoning and Annexation January-February 2022

CUP and Certificate of Zoning 
Appropriateness

September 2022

Application submitted to IHFA August 5, 2022

IHFA awards announced November 2022

Building Permit Application Summer 2022 – Winter 2022

Close Financing/Construction 
start

Spring of 2023.
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