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Affordable Housing Credit 
Improvement Act of 2023

February 13, 2024 www.novoco.com



© 2024

Affordable Housing Credit Improvement Act
R E I N T R O D U C E D  M AY  1 1 ,  2 0 2 3

117th Cosponsors : H.R. 2573: 71R 137D
118th Cosponsors : H.R. 3238: 108R 108D as of 2/6/24

117th Cosponsors : S. 1136: 11R 33D
118th Cosponsors : S. 1557: 15R 14D  1 I as of 2/6/24

WENSTRUP
R-OH

DELBENE
D-WA

BEYER
D-VA

LAHOOD
R-IL

TENNEY
R-NY

PANETTA
D-CA

CANTWELL
D-WA

WYDEN
D-OR

YOUNG
R-IN

BLACKBURN
R-TN

BROWN
D-OH

TILLIS
R-NC

Retiring at the 
end of 2024February 13, 2024 www.novoco.com
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Primary LIHTC and PAB Production Provisions

Lowering the 50% Test 
down to 25% (Section 313)

• Lowering the “financed by” 
threshold from 50% to 
25% for PAB financed 
housing starting in 2024

Increasing 9% allocations 
(Section 101)

• Restoring and making 
permanent the 12.5% 
allocation increase that 
expired in 2021, 
increasing 9% LIHTC 
authority by 25% in 2023 
and in 2024 plus an 
inflation adjustment in 
2024

Implementing three 30% 
basis boost provisions

• Primarily affecting the 4% 
LIHTC credit (all of which 
were included in the 2021 
AHCIA), starting in 2023, 
unless otherwise noted:
• an extension of the 

discretionary 30% basis 
boost for 9% LIHTC to 
PAB-financed properties 
(Section 308), starting in 
2024,

• a 30% basis boost for 
properties in Native 
American areas (Section 
402),

• a 30% basis boost for 
properties in rural areas 
(Section 501)

Implementing 50% ELI 
basis boost (Section 307) 

• Giving states discretion to 
provide a 50% basis boost 
for apartments reserved 
for ELI renters, as long as 
at least 20% of the 
apartments are reserved 
for ELI households, making 
more deeply income 
targeted developments 
more financially feasible

February 13, 2024 www.novoco.com
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Primary LIHTC and PAB Production Provisions

Lowering the 50% Test 
down to 25% (Section 313)

• Lowering the “financed by” 
threshold from 50% to 
25% for PAB financed 
housing starting in 2024

Increasing 9% allocations 
(Section 101)

• Restoring and making 
permanent the 12.5% 
allocation increase that 
expired in 2021, 
increasing 9% LIHTC 
authority by 25% in 2023 
and in 2024 plus an 
inflation adjustment in 
2024

Implementing three 30% 
basis boost provisions

• Primarily affecting the 4% 
LIHTC credit (all of which 
were included in the 2021 
AHCIA), starting in 2023, 
unless otherwise noted:
• an extension of the 

discretionary 30% basis 
boost for 9% LIHTC to 
PAB-financed properties 
(Section 308), starting in 
2024,

• a 30% basis boost for 
properties in Native 
American areas (Section 
402),

• a 30% basis boost for 
properties in rural areas 
(Section 501)

Implementing 50% ELI 
basis boost (Section 307) 

• Giving states discretion to 
provide a 50% basis boost 
for apartments reserved 
for ELI renters, as long as 
at least 20% of the 
apartments are reserved 
for ELI households, making 
more deeply income 
targeted developments 
more financially feasible

February 13, 2024 www.novoco.com
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Novogradac estimates of additional affordable rental homes over 10 years
A S  O F  J A N U A R Y  2 0 2 4

1.1Mil
H O M E S

232k
H O M E S

210k
H O M E S

110k
H O M E S
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Judy Chu, CA      
Gwen Moore, WI     
Dan Kildee, MI     
Don Beyer, VA     
Dwight Evans, PA     
Brad Schneider, IL  
Jimmy Panetta, CA
Jimmy Gomez, CA     
   

House Ways and Means Committee Roster

Jason Smith, Chair, MO
Vern Buchanan, FL
Adrian Smith, NE
Mike Kelly, PA
David Schweikert, AZ
Darin LaHood, IL
Brad Wenstrup, OH
Jodey Arrington, TX
Drew Ferguson, GA
Ron Estes, KS
Lloyd Smucker, PA
Kevin Hern, OK
Carol Miller, WV

Greg Murphy, NC
David Kustoff, TN
Mike Carey, OH
Randy Feenstra, IA   
Michelle Fischbach, MN
Brian Fitzpatrick, PA
Nicole Malliotakis, NY
Blake Moore, UT
Michelle Steel, CA
Greg Steube, FL
Claudia Tenney, NY
Beth Van Duyne, TX

Richard Neal, Ranking Member, MA
Lloyd Doggett, TX    
Mike Thompson, CA    
John Larson, CT     
Earl Blumenauer, OR    
Bill Pascrell, NJ     
Danny Davis, IL    
Linda Sánchez, CA    
Terri Sewell, AL
Suzan DelBene, WA        

D E M O C R A T S R E P U B L I C A N S

HR 2573 Cosponsors
117th Congress 

HR 3238 Cosponsors
118th Congress as of 2/6/24 

Announced
retirement/resignation

February 13, 2024
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Ron Wyden, OR, Chair
Debbie Stabenow, MI
Maria Cantwell, WA
Bob Menendez, NJ
Tom Carper, DE
Ben Cardin, MD
Sherrod Brown, OH
Michael Bennet, CO
Bob Casey, PA

Senate Finance Committee Roster

Mike Crapo, ID, Ranking Member
Chuck Grassley, IA 
John Cornyn, TX
John Thune, SD
Tim Scott, SC
Bill Cassidy, LA
James Lankford, OK

Steve Daines, MT
Todd Young, IN
John Barrasso, WY
Ron Johnson, WI
Thom Tillis, NC
Marsha Blackburn, TN

Mark Warner, VA
Sheldon Whitehouse, RI
Maggie Hassan, NH
Catherine Cortez Masto, NV
Elizabeth Warren, MA

S 1136 Cosponsors
117th Congress 

Announced
retirement

S 1557 Cosponsors 
118th Congress as of 2/6/24

Up for election
in 2024

D E M O C R A T S R E P U B L I C A N S

February 13, 2024 www.novoco.com
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Legislative Priorities 
& Timeline

February 13, 2024 www.novoco.com
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MAR. 8 
Continuing Resolution expires for remaining 8 annual spending bills

FAA authorization and aviation tax extender expires

MAR. 1
Continuing Resolution expires for Agriculture, 
THUD, Energy/Water, & VA-Military Construction

FEB. 13
CHFA 2024 Housing 
Credit Summit

JUL AUGFEB MAR APR MAY JUNJAN

What to Expect in 2024

February 13, 2024
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MAR. 8 
Continuing Resolution expires for remaining 8 annual spending bills

FAA authorization and aviation tax extender expires

MAR. 1
Continuing Resolution expires for Agriculture, 
THUD, Energy/Water, & VA-Military Construction

FEB. 13
CHFA 2024 Housing 
Credit Summit

JAN. 17
HR 7024 
introduced

JAN. 19
HR 7024 (as amended) 
passes House Ways & Means 
Committee by a 40-3 vote

JAN. 31
HR 7024 (as amended) passes 
full House by a 357-70 vote

What to Expect in 2024

JAN. 22
NH Rep. primary

APR. 30
Deadline for OMB to implement the 1% across-the-board cuts

JAN. 15
IA Rep.
caucus

MAR. 5
Super Tuesday: 
16 states + American Samoa to hold primaries/caucuses

JAN. 1
Continuing resolution could be subject to 1% across-the-board cuts

FEB. 8
NV Rep.
caucus

JUL AUG

FEB. 24
SC Rep.
primary

JAN. - JUN. States and territories hold primaries and caucuses
FEB MAR APR MAY JUNJAN

JAN. - APR. Potential “year-end” tax bill

February 13, 2024 www.novoco.com
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What to Expect in 2024
JAN. – APR.
Potential 

“year-end” tax bill

“Republican” Ask“Democratic” Ask

EXPIRED PROVISIONS

• Business could reinstate expensing R&E costs 
in the first year, eliminates 5-year amortization

• Add back depreciation and amortization to 
earnings before interest and taxes as basis to 
calculate 30% limit on interest cost deductions 
for businesses

• Reinstate 100% bonus depreciation (eliminate 
phasedown over 2023-25)

• Refundability and 
enhancement of 
child tax credit

JUL AUGFEB MAR APR MAY JUNJAN

February 13, 2024 www.novoco.com
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Tax Relief for American Families 
and Workers Act of 2024

February 13, 2024 www.novoco.com
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• Low-Income Housing Tax Credit Provisions
– Restoration of 12.5% increase in 9% allocations for 2023-2025
– Reduction in Private Activity Bond financing threshold from 50% to 30% 

for 2024-2025

• Restoration of 100% bonus depreciation for 2023-2025, 
retains 20% for 2026

• Adding back depreciation and amortization (EBITDA) to calculation on 
limit of deducting debt under Section 163(j) – 2023 - 2025

• Restoring expensing for R&D
• Allowing more low-income households to receive refund from 

Child Tax Credit
• Taiwan
• Disaster relief for individuals
• Accelerating the end of the Employee Retention Tax Credit (pay for)

February 13, 2024 www.novoco.com

H .R .  7024
Introduced Jan. 17, 2024  |  Passed House Ways & Means Committee Jan. 19, 2024  |  Passed full House Jan. 31, 2024

Tax Relief for American Families and Workers Act of 2024
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E F F E C T  O F  P R I M A R Y  P R O V I S I O N S

Lowering the 50% Test to 30%

Affordable Housing Credit 
Improvement Act

Undersubscribed (19 states) Parity (11 states)

Oversubscribed (20 states & Washington, D.C.)

Information as of February 2024
Source: Tiber Hudson; Novogradac

186,310 units for 2024-2025
(estimate as of Jan. 2024)

850,670 units 2024-2033 
(estimate as of Jan. 2024)

February 13, 2024 www.novoco.com



© 2024

E F F E C T  O F  P R I M A R Y  P R O V I S I O N S

Increase in 9% allocations

Affordable Housing Credit 
Improvement Act Will update chart

Restoring the 
12.5% increase 
in 9% allocations 
for 2023-2025:

16,263 units

(estimates as of Jan. 2024)

Restoring the 
12.5% increase 
in 9% allocations 
for 2024-2033:

61,940 units

February 13, 2024
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E S T I M AT E  A S  O F  J A N .  2 0 2 4

Affordable Housing Credit Improvement Act

February 13, 2024 www.novoco.com
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ISSU ES T O  CO NSID ER

• Lowering Max Allocations from 55% to 33%

• 2024 - 55% Existing Awards
– Use recycling bonds

• More acq rehab / preservation / resyndications

• How to model going forward - return to 50% test in 2026

February 13, 2024 www.novoco.com

H .R .  7024
Introduced Jan. 17, 2024  |  Passed House Ways & Means Committee Jan. 19, 2024  |  Passed full House Jan. 31, 2024

Tax Relief for American Families and Workers Act of 2024
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Other Affordable Housing 
Tax Incentive Bills

February 13, 2024 www.novoco.com
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117th Cosponsors : H.R. 2134: 31R 78D
118th Cosponsors : H.R. 3940: 20R 28D as of 2/6/24

117th Cosponsors : S. 98: 7R 17D 
118th Cosponsors : S. 657: 5R 6D as of 2/6/24

SEWELL
D-AL

LAHOOD
R-IL

KELLY
R-PA

KILDEE
D-MI

CARDIN
D-MD

WYDEN
D-OR

YOUNG
R-IN

MORAN
R-KS

BROWN
D-OH

Neighborhood Homes Investment Act
H.R. 3940 introduced June 9, 2023 | S.657 introduced March 6, 2023 

WENSTRUP
R-OH

GRAHAM
R-SC

Retiring at the 
end of 2024

?

?

February 13, 2024

LARSON
D-CT

HIGGINS
D-NY
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Neighborhood Homes Investment Act

www.novoco.com/notes-from-novogradac

February 13, 2024 www.novoco.com
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Workforce Housing Tax Credit Act
a.k.a. Middle-Income Housing Tax Credit (MIHTC)

I N T R O D U C E D  D E C E M B E R  7 ,  2 0 2 3

CAREY
R-OH

PANETTA
D-CA

WYDEN
D-OR

SULLIVAN
D-AK

February 13, 2024 www.novoco.com
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WYDEN
D-OR

SULLIVAN 
R-AK

PANETTA
D-CA

CAREY
R-OH

Workforce Housing Tax Credit Act
a.k.a. Middle-Income Housing Tax Credit (MIHTC)

February 13, 2024 www.novoco.com
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2025 Major Tax Bill

February 13, 2024 www.novoco.com
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Expiring Provisions: 12/31/2025

WARNING!
ECONOMIC BURDEN 

Trump Tax Cut 
Expirations

+ 28 other provisions expiring 

Qualified business income deduction | Empowerment zone tax incentives | SALT

Rate on modified taxable income & treatment of credits in the calc. of base erosion min. tax amt.

Work opportunity credit | Increase in exemption amount and phaseout threshold of individual AMT

Increase in standard deduction of individuals | Employer credit for paid family and medical leave

Modification of TCJA individual income tax rates  |  Child tax credit  |  New Markets Tax Credit

DEC JAN

2025 2026

February 13, 2024 www.novoco.com
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Deficit Impact of Extending Tax Cuts and Jobs Act Provisions
E X P I R I N G  P R O V I S I O N S  D E C .  3 1 ,  2 0 2 5

Reduced Individual Income Tax Rates (2026) $1.8 trillion

Elimination of Personal Exemptions (2026) -$1.6 trillion

End of Alternative Minimum Tax (AMT) for most taxpayers (2026) $1.1 trillion

Doubled Standard Deduction (2026) $1.0 trillion

$10,000 SALT Deduction Cap and Other Deduction Changes (2026) -$935 billion

Increased Child Tax Credit from $1,000 to $2,000 (2026) $604 billion

20 Percent Pass-Through Deduction (2026) $548 billion

Limit on Pass-Through Business Loss Deduction (2029) -$137 billion

Doubled Estate Tax Exemption Threshold (2026) $126 billion

Opportunity Zone Capital Gains Deferrals (2027) $67 billion

Subtotal, Extend TCJA Individual and Estate Tax Extensions $2.6 trillion

$3.8
T RIL L IO N

Total, Extend TCJA 
Individual, Estate, 

and Business 
Provisions with 

Interest

Sources: Congressional Budget 
Office, Joint Committee on Taxation, 

and Committee for a Responsible 
Federal Budget. Numbers may not 

sum due to rounding

February 13, 2024 www.novoco.com

100 Percent Bonus Depreciation (2023) $325 billion

Reinstated R&E Expensing (2022) $200 billion

Reduced Foreign-Derived Intangible Income (FDII) Deduction (2026) $111 billion

Looser Limit on Qualified Business Interest Deduction $50 billion

Other Changes (2026 and 2028) $39 billion

Subtotal, Extend TCJA Business Provisions $720 billion

Interest $420 billion

Policy (First Year Policy Expires of Changes) 2024-2033 Cost/Savings (-)

NMTC Permanence: estimated $8 billion over 2026-35
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Likely R

Toss-
Up

2D, 1I

2024 House & Senate Outlook

Current Senate

48D  3I  49R

Notable Races

Open Seat - WV (currently held by Joe Manchin-D), Open Seat - MI (currently held by Debbie Stabenow-D), 
Rosen - NV, Tester - MT, Brown - OH, Menendez - NJ, Baldwin - WI, Sinema - AZ  |  Scott - FL, Cruz - TX 

Source: Cook Political as of 2/6/24 

Current House

219R  212D
4 Vacancies
NY-03 (former seat of expelled George Santos-R) – special election today to fill seat, CA-20 (former seat of 
former Speaker Kevin McCarthy-R), OH-06 (former seat of Bill Johnson-R), NY-26 (former seat of Brian Higgins-D)

Senate Race Ratings

Solid D 1
Likely

D

Solid R

50

House Race Ratings

10D, 13R

28, no election 38, no election12D, 2I 3 2 104

Lean D

20D, 3I, 11R seats up for reelection

171 Solid D 192 Solid R18 23 81013

Likely D

Lean D

Toss-Up

Lean R

Likely R

218

February 13, 2024 www.novoco.com
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2024 Key Senate Races

LEAST VULNERABLE             MOST VULNERABLE

R E P U B L I C A N  S E AT S

Cruz (TX)
Scott (FL)

Rep. incumbents in 
red states 

D E M O C R AT I C  S E AT

Open Seat (MI)
• Currently held by 

Debbie Stabenow-D

Formerly held dem. seat 
in a purple/blue state

D E M O C R AT I C  S E AT S

Casey Jr. (PA)
Menendez (NJ)
• Facing federal 

indictment and 
significant primary 
opposition

Rosen (NV)
Baldwin (WI)

Dem. incumbents in 
purple/blue states

D E M O C R AT I C  S E AT S

Open Seat (WV)
• Currently held by 

Joe Manchin-D

Tester (MT)
Brown (OH)

Dem. incumbents in
red states

Source: Cook Political as of 2/6/24 

February 13, 2024 www.novoco.com
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2024 Election Scenarios

February 13, 2024 www.novoco.com
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The “Defensive”
Path

The “Modest 
Offensive” Path

The “Aggressive 
Offensive” Path

PROTECTING
OURSELVES

SEEKING 
RESOURCES

SEEKING 
RESOURCES

The “Modest
Defensive” Path

PROTECTING
OURSELVES

Democrat Republican Democrat Democrat Democrat DemocratRepublican Republican Democrat

2024 Election
Scenarios

Republican Sweep Democratic Sweep

Republican Democrat DemocratDemocrat Republican Republican

R

Republican Republican Republican

R

February 13, 2024 www.novoco.com
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OBAMABUSHCLINTONBUSHREAGANCARTER TRUMP BIDEN

Recent Presidents Who Had Major Tax Bills
the Year of Their Inauguration

February 13, 2024 www.novoco.com
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OBAMABUSHCLINTONBUSHREAGANCARTER TRUMP BIDEN

Recent Presidents Who Were Reelected
Major Tax Bills During Second Term

?
Tax Reform 
Act of 1986

Taxpayer Relief 
Act of 1997

Tax Increase 
Prevention and 
Reconciliation 
Act of 2005 

(TIPRA)

American 
Taxpayer Relief 

Act

Since two-term limit was established, six out of nine presidents (66%) running for reelection were successful.

February 13, 2024 www.novoco.com
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Regulatory
Environment & More

February 13, 2024 www.novoco.com
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Supply & Demand Factors affecting
INVES T O R EQ U IT Y  P RIC ING Additional

factors??
Recession?

Recent Tax Legislation
• More energy tax credits
• Transferrable tax credits
• Refundable tax credits
• Book minimum tax

Inflation & 
Higher Interest 

Rates

FASB Changes 
Final FASB Accounting Standards 

Update (ASU) released March 29, 2023 Community Reinvestment Act
OCC, FDIC and Fed released 

final regulations Oct. 24, 2023

Basel III
Endgame
Capital requirements 
for large banks

Global Minimum Tax?
Guidance released July 17, 2023

ESG, Impact 
Investing & Public 

Commitments

February 13, 2024 www.novoco.com
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HUD Income Limits 
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• Only 54 areas had a decrease this year – less than 2% of the areas across the country

• Cap was 5.92%, over 85% of areas were capped

• Average increase was 5.45%

• Recent high rates of inflation potentially not captured in year-over-year ACS data 
change – potential implications for 2024?

– 2022 1-Year ACS was released in Sept. 2022 5-Year ACS was released in Dec.  

– Novogradac’s Income Limit 
Estimate has been updated 
and is estimating an average 
increase of 6.7% for the areas 
we can estimate.

• Utilizing HUD’s new cap 
methodology

– Over 95% of areas will have 
an increase.

www.novoco.com/podcast

Income Limits

February 13, 2024 www.novoco.com
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Income Limits

https://www.govinfo.gov/content/pkg/FR-2024-01-10/pdf/2024-00279.pdf 

HUD CAP Notice:
• Cap will be based on ACS data going forward

• 2024 Cap will be based on change in 2021 to 2022 ACS data.

• Cap will have a ceiling of 10%

• 2024 Will have a cap of 10% calculated as follows:

7.39%   x 2   =   14.78%
Change in 
2021-2022 ACS

10% Ceiling
10%

2024 income limit cap = 10%

February 13, 2024 www.novoco.com
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Income Limits

Available at 
www.novoco.com/products

• Insight into how income and rent limits in that 
area will change in future years

• Updated estimates when available data 
changes

www.novoco.com/notes-from-novogradac

February 13, 2024 www.novoco.com
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Rise of State Tax Credits

February 13, 2024 www.novoco.com
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State Tax Credits

• More than half of states 
have already enacted a 
state LIHTC program

• Follow the status and 
learn more about state 
LIHTC programs at 
www.novoco.com

February 13, 2024 www.novoco.com
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NCSHA’s Recommended 
Practices in Housing Credit 
Administration

U P D AT E D  O C T O B E R  2 0 2 3

https://www.ncsha.org/resource/ncsha-recommended-
practices-in-housing-credit-administration/

www.novoco.com/notes-from-novogradac



© 2024© 2024February 13, 2024 www.novoco.com

KEYNOTE ADDRESS
for the CHFA 2024 Housing Credit Summit

Michael Novogradac, CPA
Managing Partner, Novogradac
michael.novogradac@novoco.com

@Novogradac





colorado
legislative update
Jerilynn Francis
Chief Communications and Community 
Partnerships Officer, CHFA



As of February 9, 2024

• $10M increase to pair 
with federal 9% credit

• $20M in state AHTC 
2025-2031

State Affordable Housing Tax Credit

building on success

Representative 
Shannon 
Bird

Representative 
Ron 
Weinberg

Senator 
Rachel 
Zenzinger

Senator 
Cleave 
Simpson



Representative 
William 
Lindstedt

As of February 9, 2024

• New pilot program

• $10M in 2025, 2026, and 2027
• Five-year credit

• 80% to 120% AMI, up to 140% in 
rural resort counties

Middle Income Housing Tax Credit 

building on success

Senator 
Jeff 
Bridges



As of February 9, 2024

more housing now
Transit Oriented Communities 
(TOC) Tax Credit
• Stand-alone credit
• Modeled after state AHTC except 

for a few key differences
• Five-year credit
• Accelerated schedule: 

70% in year 1; 8% in years 2 and 3; 
7% in years 3 and 4



www.chfainfo.com

support our efforts
Jerilynn Francis
Chief Communications and 
Community Partnerships Officer
303.297.7427
jfrancis@chfainfo.com

Julia Selby
Legislative Liaison and Policy Analyst
303.297.5267 
jselby@chfainfo.com 



health, wealth, 
and housing
Megan Sandel, MD, MPH
Co-Lead Principal Investigator, 
Boston Medical Center



Health, Wealth, and Housing

Megan Sandel, MD, MPH
February 13, 2024



Roadmap
• Understanding the Social Drivers of Health,

Wealth, and Housing

• Four Dimensions of Housing and Health

• How Health and Wealth are Interconnected

• Ingredients of Health + Housing Partnerships

• Future Directions

55



Intersections of Health, Wealth, and Housing (Where you live) 

Health

WealthHousing

56



Understanding how Structures underline differences in Social Determinants 
of Health Outcomes 

Social Determinants 
of Health Health Inequities

Housing Inequality

Policies

Economic 
Systems

Social 
Hierarchies 

(racism)

Health 
Outcomes

Structures

Structural Competency
Metzl JM, Hansen H. 2014
Hansen, H et al 2017



Social Factors Drive Health Positively and Adversely

SDOH are the structural factors and conditions in which people are born, grow, live, work 
and age.

Often Multi-factorial, 
Interactive, 
Multi-generational 
and are Not Random

Can be Both Asset 
and Deficit Oriented



Why Housing is the Foundation of Positive Health

An interpretation of Maslow's Hierarchy of Needs 

housing 
instability

food 
insecurity



Dimensions of Housing and Health Impact

Taylor, L. Health Affairs, 2018



Dimensions of Housing and Health Impact

Taylor, L. Health Affairs, 2018



Evidence on Home Quality

Skinner et al, 2014

• Accidents/Injuries – exposed wiring, needed repairs

• Development and worsening asthma, allergies tied to home
• Pests (cockroaches and mice)
• Molds/Chronic Dampness
• Tobacco smoke

• Lead exposure tied to long term effects
• Developmental delay, Attention deficit

• Heat or eat



• Poor housing quality strongest predictor of 
emotional and behavioral problems in low-
income children

• Much of association between poor 
housing quality and children’s wellbeing 
operates through parental stress, 
parenting behaviors and mental health

Home Quality and Mental Health



Maternal and Child Health outcomes associated with adverse housing

Low birth weight and 
pre-mature birth

Mental and 
behavioral health 

conditions, including 
anxiety and 
depression

Developmental 
delays for infants 

and toddlers

Increased need for 
urgent health 

services

Poor overall 
caregiver health

Adverse educational 
outcomes

Other economic hardships like inability to 
afford food, utilities, and health care



Homelessness matters across the life course



HOMELESS

HIDDEN HOMELESS:

HOUSING 
INSECURE

UNAFFORDABLE HOUSING

• Multiple moves
• Overcrowded
• Doubled Up

Housing Stability Iceberg



Sandel et al., 
Unstable Housing 
and Caregiver and 
Child Health
Pediatrics 2018

Affordability and Stability Both Matter to Health



Neighborhoods in BMC’s catchment area still display stark disparities in many measures like 
prevalence of diabetes1

Fenway: 
4.2%

Boston Overall: 
8.5%

Allston/Brighton: 
4.3%

Mattapan: 
17.9%

Roslindale: 
9.3%

Roxbury: 
14.0%

Dorchester: 
10.0-12.8%

Charlestown: 
4.5%

SOURCE: 2019 Boston Community Health Needs Assessment 

1. Percent of adults reporting a diabetes diagnosis, 2013, 2015, and 2017 combined   

BMC

Back Bay: 
5.0%



Neighborhoods in our catchment area have higher rates of homicide by firearm1 than other 
neighborhoods 

BMC

Fenway: 
n/a – insufficient 

sample size

Boston Overall: 3.8

Allston/Brighton: 
0.8

Mattapan: 
9.4

Roslindale: 
5.5

Roxbury: 
7.3

Dorchester: 
10.6-13.7

Charlestown: 
5.6

Back Bay: 
n/a – insufficient 

sample size

SOURCE: 2019 Boston Community Health Needs Assessment 

1. Reflects homicide by firearm rate, age-adjusted per 100,000 residents, 2011-2016 combined  



30% or More Household Income 
Paid Toward Gross Monthly Rent 

Unemployment 
Rate 

South End
R=196.1

Fenway
R=41.7

Charlestown
R=72.1

East Boston
R=252.9

Back Bay, Beacon Hill, 
Downtown, N. End, 

W. End
R=58.9

Roxbury
R=180.2

West Roxbury
R=135.5 Roslindale

R=173.2

Allston/Brighton
R=96.6

Jamaica Plain
R=142.4

South Boston
R=96.5

Dorchester
Zips 02121,02125
R=216.3

Dorchester
Zips 

02122,02124
R=199.1Mattapan

R=208.5

Hyde Park
R=260.1

Deep-Rooted Inequity Across Economics and Health
Without coordinated and systems-level 
investments, legacies of discrimination and 
disinvestment will be compounded by the health 
and economic effects of COVID-19. Residents will 
find themselves fenced off from the paths to 
prosperity previously afforded to those privileged 
by society. 

COVID-19 Rate
    (unadjusted for age)

Lower than the rest of 
Boston
Higher than the rest of 
Boston



Inequities built across generations require new Re-investment

Still 
Desirable

Definitely 
declining

HazardousBest

Federal Housing Authority practice of redlining denied mortgages to African 
American and Low Income Populations



Place, Opportunity,
and Health

• Mapping Boston 
Neighborhoods by Child 
Opportunity Index from 
Kirwan Institute and  
diversitydatakids.org

• Vital Village Network at 
Boston Medical Center maps 
relationship between 
opportunity and stress

(elevated BP at age 3)

Sandel et al., 
Academic Pediatrics 2014



To achieve Health Equity we must go to Upstream to Root Causes 

The Importance of Moving Upstream—
When you’re having to decide, ‘well, do I use my limited resources to pay for rent, pay for utilities, feed my family, 

or do I use my limited resources for a co-pay or transportation to my medical appointments?’ it’s an easy 
decision…

Health and healthcare will always rank secondary to survival… 
Meanwhile, perpetual cycles of ER visits, hospital admissions, poor health outcomes, and high costs persist 
because those are the downstream consequences of root causes upstream… until you go upstream you’ll 

never eliminate the problem.
–Thea James, MD; VP of Mission at Boston Medical Center 



Economic Opportunities are Health Opportunities

Wealth equals Health.

Poor kids: 2x 
as likely to 

be 
hospitalized 

& 1.5x as 
likely to die

Poor kids: 
Risk of 

differences 
in brain 
growth

Poor adults: 
More 

depression, 
chronic 
illness

Asset building 
helps: 

State-funded 
529 accounts = 

better 
development 

at age 4

Cash helps: 
Earned 

Income Tax 
Credit = 

higher birth 
weight

Cash helps: 
Lower rates 

of 
depression & 

suicide

3% of 
families open 
529 college 

savings 
accounts

25% of our 
families 

don’t have 
bank 

accounts



We are on the frontlines of how health and wealth are connected everyday. We se  
the transformational impact of a stable, decent, affordable home. 

Health



An affordable home in a neighborhood of opportunity changes people’s life 
course, measured in in years and quality of life.

Wealth



The Ingredients for Housing and Health Partnerships, 
towards Economic Mobility

Capital for 
housing 

production

Rental 
assistance and 

income boosting 
policies, better 
employment

Tailored 
services for 
family and 

individual needs



Better Health Starts with Finding a Home 

78



A small number of patients drives healthcare costs

Recent or current 
homelessness: 
47%

Mental health 
condition: 
79%

Substance 
use 
disorder: 
38%

Our highest risk patients have both 
clinical and social needs

Members Cost

98% 60%

40%

2%

2 percent of our patients account 
for 40% of our costs



Homelessness disproportionately drives healthcare costs

80

Each 1% 9%

5%
7%

17%

91%

69%

Members experiencing 
homelessness account for 

9% of the overall 
population and 26% of 

overall total cost of care

Top 2%, homeless
Top 2%, non-homeless

Non-top 2%, homeless

Members Cost



Connecting Systems for Medically Complex families 

HIgh



Housing Prescriptions RCT show improved child health and 
parent mental health

Analysis demonstrated significantly greater improvements in 
child health status and parent anxiety and depression scores 
among those in the intervention group, compared to the control 
group.

Bovell-Ammon A, et al . Health Affairs, 2020 



Supportive Housing in Denver showed better Psychiatric Care Outcomes

• Permanent Supportive Housing 
through Housing First resulted in:

- Better use of office based 
psychiatric care
- Fewer ER visits
- Better medication usage
- Demonstrated a high risk 
population can be reached and 
housed stably



Affordable Housing allows for more spending on health, child development

• When living in a home that limits how 
much income is spent housing 
(typically 30%) it can result in huge 
gains in health:

- more money spent on child 
development
- able to afford food, energy 
costs, medications
- lower stress

Newman S, Holupka CS. Effects of assisted housing on children’s 
healthy development. Hous Policy Debate. 2023;33(1):306–30. 



What are the Future Directions?

• Understand the sources of dollars in healthcare and how they can 
be leveraged for change

• Cracking the code of resident services and how to match with 
housing production may require policy changes for future 
collaboration

• Hospitals and Health Plans as partners may have political capital for 
larger investment in housing 

• State Housing Finance Agencies can create more acceleration in 
housing production to benefit everyone

85



Understand the different sources of money in Healthcare

Investment 
portfolios

Healthcare 
delivery 

Community 
benefit



Different sources are driven by different motivations

Investment 
portfolios
differ by 

Hospital and 
Health Plan

Healthcare 
delivery needs 

to be tied to 
specific patients

Community 
benefit is 
best but 

smallest $



Resident services require scale and targeting to have a return on investment  



Partners can bring Political Capital and Leverage Funding

Healthy Homes Zone on Columbus’s South Side

© 2021 CENTER FOR COMMUNITY INVESTMENT  |  CATHOLIC HEALTH ASSOCIATION
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Rents and Vacancy

Photo: Montview



3%

4%

5%

6%

7%

8%

9%

10%

11%

12%

3Q
04

1Q
05

3Q
05

1Q
06

3Q
06

1Q
07

3Q
07

1Q
08

3Q
08

1Q
09

3Q
09

1Q
10

3Q
10

1Q
11

3Q
11

1Q
12

3Q
12

1Q
13

3Q
13

1Q
14

3Q
14

1Q
15

3Q
15

1Q
16

3Q
16

1Q
17

3Q
17

1Q
18

3Q
18

1Q
19

3Q
19

1Q
20

3Q
20

1Q
21

3Q
21

1Q
22

3Q
22

1Q
23

3Q
23

Stablized Vacancy Rate vs. All Property Vacancy   

All Properties

Stabilized

Data Source: Apartment Insights, Denver, CO 

5.81%
Up 46 bps QoQ
Up 20 bps YoY

Current vacancy 
below 6% stabilized 
vacancy – not 
alarming.

9.40%
Up 67 bps QoQ
Up 121 bps YoY



Gross rent down 
$34 QoQ

Gross rent up 
$30 YoY

Net rent down 
$51 QoQ

Gross rent up 
$16 YoY



New Construction

Photo: Ladora
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108,600
Down 6,100 QoQ
Down 11,400 YoY

65,700 Prop.
42,900 UC
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0.9% 4Q23

~20% 2Q22

~16% 3Q22

~10% 4Q22

4.4% 
1Q23
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7,476
9,154

13,305
15,440

Q 1,105
Q Down 1,660
T-12 up 1,019 

T-12 is still 
well below the 
peak of 
13,305 
conventional 
units (15,440 
total units) 
reached in 
1Q22, but is 
trending up, at 
least in the 
short term.

Avg Since 1996 = 6,000
10-Year Avg = 9,600 (7,800 
Conv.)
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Affordable Analysis 
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$1,863

$1,251
Difference = 

$612 (49%) before UAs
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Colorado Springs
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Apartments Under Construction + Proposed
Colorado Springs MSA

Under Construction
Proposed

Prepared by Apartment Insights, 10/2023

UC:     11,395
Prop:    9,653
Total: 21,048

Developer success rate in 
Colorado Springs has 
been higher than northern 
markets.

11,400 units under 
construction that will 
deliver in the next 2 to 3 
years (3,800 to 5,700 
units per year).

Historical high annual 
absorption was just over 
2,000 units per year, 
leaving at least 2,000 
units vacant each year 
moving forward.

This will cause vacancy to 
continue to increase and 
rent growth to continue to 
be slow (likely negative).



Conventiona
l
Q 2,089
Up 285 QoQ
T-12 up 1,417

Total
Q 2,317
Up 509 QoQ
T-12 up 1,356

4Q 2023 is a new 
12-month record, 
but not nearly 
enough to absorb 
new units being 
added to the 
market.



7.50%
Up 38 bps QoQ
Up 99 bps YoY

Current vacancy 
is highest in 14 
years.

14.28%
Up 196 bps 
QoQ
Up 467 bps YoY

Record 
historical high 
vacancy.
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Gross
Effective

Data Source: Apartment Insights, Denver, CO 

Gross: $1,469, -1.7% YOY
Effect: $1,439, -2.8% YOY

Gross rent down 
$12 QoQ 

YoY, rents 
decreased by 
$25, negative 
annual growth of 
1.7%

Net rent 
decreased $12 
QoQ and fell $41 
YoY, negative 
annual growth of 
2.8%

Vacancy 
increased above 
7.0%, which will 
limit rental 
growth in the 
future, and both 
gross and net 
rents suffered 
annual rent 
losses over the 
past 12 months.
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Apartments Under Construction + Proposed
Northern Colorado

Under Construction

Proposed

Prepared by Apartment Appraisers & Consultants and Apartment Insights

UC:       5,588
Prop     9,880
Total: 15,468

This pipeline, with 
lower developer 
success rates, much 
like the DMA, indicates 
that at current 
absorption rates, the 
market area could be 
slightly overbuilt over 
the next 3 years, but 
could also stay at or 
near equilibrium.
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Four Quarter Absorp�on - Northern Colo 

1,392

Source: Apartment Insights, Denver, CO

1,817

Q 466
Up 163 QoQ

T-12 1,392
T-12 up 215 

Current T-12 
absorption is below 
recent historical 
highs, but still 
approximately 
double the long-
term average for the 
area. Right on pace 
with the regression 
line.
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Data Source: Apartment Insights, Denver, CO 

5.34%
Up 21 bps QoQ
Up 52 bps YoY

10.47%
Flat QoQ
Up 171 bps YoY

Highest overall 
vacancy in 3 
years.
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Data Source: Apartment Insights, Denver, CO 

Gross: $1,662,  1.5%
Effect: $1,662,  1.8%

Gross: $1,662
Down $29 QoQ
Up $24 YoY, 1.5%

Net: $1,662
Down $28 QoQ
Up $29 YoY, 1.8%

Growth still slowed but is 
faster than both DMA 
(0.9%) and Colorado 
Springs (negative).
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LIHTC Trends 
in 2024: Why 

Colorado Is 
Hot!

Tested Markets

Experience

Debt Opportunities

Regional Multi-Funds

Liquidity

State Credit Deals

Income Averaging

Predictable Closing Timeline

IN:



SYNDICATION LIHTC STRIKE ZONES

GREEN

Multi-funds: $5MM-$20MM in a strong market with less than 25% hard debt with a strong developer.
• CHFA’s 9% allocations all fit 

Proprietary: $12MM+ experienced LIHTC developer in a primary or secondary market with a focus on: 
• Reasonable hard debt.
• Agency Duty to Serve Rural AND High Needs transactions 

YELLOW

$5MM-$25MM with 26%-50% hard debt
• Fully section 8 (assuming the overhang isn’t too large) or senior makes the deal more attractive.

Greater than $25MM with less than 25% FD
• Lower price per credit and strong sponsor preferred due to execution 

ORANGE
Greater than $25MM with greater than 50% hard debt

RED
• 80/20s 
• Assisted Living  
• Historic Master Lease Structures

LI
HT

C 
 

ST
RI

KE
ZO

NE
S



Caution 
Ahead

PSH Structuring

Residual Values

Capital Accounts

Assumed Growth Rents

Competition From Other Credits

Impact of CRA Reform

Lag in Pricing to Treasury 

Election Year Fun

WATCH OUT FOR:
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Strengthening Colorado

U.S. Bancorp Impact Finance
Ann T. Melone
SVP, Business Development Officer
Affordable Housing LIHTC Equity

Q3 2023
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U.S. Bancorp Impact Finance overview
A trusted community development partner since 1988

Who we serve Where we invest How we can support you

• Real estate developers
• Business owners
• Community Development Financial Institutions 

(CDFI)
• Lenders
• Investors
• Government or nonprofit agencies

• Affordable housing (LIHTC)
• Economic development (NMTC)
• Historic renovations (HTC)
• Renewable sources of energy (RETC)
• We acquire a variety of state tax credits in over 

100 state tax credit programs across the 
country

• Affordable housing, CDFI, and environmental 
and renewable energy lending

• Federal and state tax credit equity investments 
• Tax credit syndications 
• A full suite of financial products and services

See end disclosures.

U.S. Bancorp Impact Finance provides financial solutions that combine purpose and 
profitability to help create lasting impact for people and the planet.

Our tax credit investments and syndications, lending and other financial solutions help 
clients financial, social and environmental goals.
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1,555 investments and funds

$4.4 billion in current affordable 
housing loan commitment

$16.9 billion invested

102,696 affordable housing units

Making safe and affordable 
housing possible

Covington Crossings Senior Living Covington, 
GA

Low Income Housing Tax Credits (LIHTC) 
Affordable housing lending

Pullman Artspace Lofts
Chicago, IL

North Park Senior Apartments 
San Diego, CA

Data as of September 30, 2023. See end disclosures.
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Impact Capital for Developers of Color
• $250 million program that supports emerging Black, Indigenous, and other people of color developers
• Sponsor guidelines for experience and financial strength meaningfully adjusted  to reduce systemic 

barriers
• Available for LIHTC equity investments, construction loans and permanent loans
• Developer must be 51% owned or led by people of color
• Must have some LIHTC experience
• Guideline guarantor strength at $50,000 in liquidity and $250,000 net worth
• Focus on Denver, although other areas may be considered.
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32 investments and funds

2,509 affordable housing units

Making safe and affordable 
housing possible

All Saints Senior

Recent Colorado LIHTC Investments

Montbello FreshLoWarren Village III

Data as of January 31, 2024. See end disclosures.
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Strengths & Opportunities
• Developments & Developers are excellent
• CHFA is a huge asset
• Underwriting standards are conservative
• State & local resources are available 
• Markets have been resilient
• 45L and solar credits
• Potentially more sources from federal government on the way
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Risks & Challenges

• Permanent Supportive Housing – remains a need but increasingly difficult to underwrite
• Ever Increasing Complexity – more sources, new sources, condominiums, conversions, service partners, 

ground leases, income averaging – vanilla doesn’t exist
• Preservation Deals -  need more funding to renew and upgrade expiring tax credit properties
• Operating Expenses – on their way up
• Interest Rates and Tax Credit Pricing challenges
• More stringent capital requirements are coming for Banks – who will need to increase profits and reduce 

expenses to achieve the new standards
• Election uncertainty
• CRA Changes
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National vs. Colorado – USBIF Investments
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Thank you. 
We’re ready to help you explore options for your next step.

Ann T. Melone

Equity ann.melone@usbank.com

Jodi Enos

Loans jodi.enos@usbank.com

Visit us: usbank.com/impactfinance

mailto:abc@usbank.com
mailto:Jodi.enos@usbank.com
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Investment products and services are:
NOT A DEPOSIT • NOT FDIC INSURED • MAY LOSE VALUE • NOT BANK GUARANTEED • NOT INSURED BY ANY FEDERAL GOVERNMENT AGENCY

U.S. Bank, U.S. Bancorp Investments, and their representatives do not provide tax or legal advice. Each individual’s tax and financial situation is unique. Clients should consult their tax or legal advisor for advice and 
information concerning their particular situation.

For U.S. Bank: Deposit products are offered by U.S. Bank National Association. Member FDIC. Credit products are offered by U.S. Bank National Association and subject to normal credit approval. Other fees, terms, 
and conditions may apply. 

U.S. Bank is not responsible for and does not guarantee the products, services or performance of U.S. Bancorp Investments.

Disclosures
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thank you
Kathryn Grosscup

Manager, Housing Tax Credits
Colorado Housing and Finance Authority
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Director, Community Development, 
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