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About Agnew::Beck

Who We Are Our Collaborators

We are a multi-disciplinary team of planners, We work with Tribes, tribal organizations, nonprofits,
connectors, analysts, researchers, writers, historians, advocacy and funding entities, health and wellness
social workers, facilitators, designers, subject matter organizations, local and state governments, public
experts, and people with lived experiences. institutions, private sector, partnerships, coalitions, and

people growing healthy, equitable, thriving communities.

Our Vision: Working alongside our clients to grow healthy, equitable, thriving communities.
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Housing in the West Central Mountains is not a new topic
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Why Housing Remains at the Forefront

Economic
Development

The strength and

L. . Amenitie§ and JobAttract!on
Condruon Ofyour hous,ng Recreation and Retention
environment impacts
nearly every other factor
of community wellbeing.

Individual and Climate and
Public Health Sustainability

Transportation Community
and Mobility Character




What Makes Housing Special?

I. Physical importance for basic wellbeing and health

2. Emotional importance for sense of self, security and stress
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Source: Bratt, Rachel G, Michael E. Stone and Chester Hartman. “Why a right to housing is needed and makes sense: Editors'
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What Makes Housing Special?

4. Determines access to public and private services and amenities

5. Financial importance — housing is often a household’s biggest budget item,
ownership is a source of wealth generation

HOME VS INVESTMENT
rental ownership
tenant limited equity community
association cooperative  housing/land trust g
' > [*i
1%k non-profit rental deed-restricted deed-restricted
'i':‘ — housing apartment condominium

Source: Bratt, Rachel G, Michael E. Stone and Chester Hartman.“Why a right to housing is needed and makes sense:
Editors' introduction. “the affordable housing reader (2013): 53-71.
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Housing as a Special Commodity

* Spatially fixed — location can’t be changed, making each
unit unique and subject to neighborhood externalities.

* Very heterogenous — by dimension, location, quality —
many submarkets.

* Highly durable — last longer than other commodities and
supply is primarily made of existing homes.

* Moving is costly — large financial and physical cost make
moving difficult.

* Very expensive — supply is linked to capital market
functions.

Source: Herbert, Chris. “U.S. Housing Markets, Problems, and Policies.” January 22, 2018. Joint Center for Housing Studies at Harvard University.

These significant
externalities mean that
supply and demand do
not function as they do

with normal
commodities such as
clothing or home
goods.

Agnew::Beck | 13



Impacts of Housing Instability

caregivers of .
young children young children

Housing influences

o | . .
* w 2y Morelikely to be in fair J f increased risk of community physical

0, o
or poor health 1 20% hospitalization and elrl‘?DOF'Ona|
wellbeing.

s 2 2 more likely to ° _ |
3x report depressive e o 25% increased risk of
symptoms « developmental delays

Source: Sandel M, Sherward R, Ettinger de Cuba S, et al. Unstable Housing and Caregiver and Child Health in Renter Families.
Pediatrics 2018: 141(2):e 20172199
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Impacts of a Constrained Housing Market

When housing is not affordable to workers in
the local economy:

* Local employers have a harder time recruiting and
retaining a workforce.

* More young workers and young families cannot stay
in, or return to, the area.

* Households lose economic opportunity to save, build
wealth, and pay for other services.

West Central Mountains Housing Trust supported and
currently available 4-bedroom home in New Meadows

* Increased commuting and congestion.

¢ Community identity can change.

Agnew::Beck | 15
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Ensuring attainable housing isn’t just about preventing the negatives

When communities focus on providing
attainable housing there are often many positive
economic development effects:

* Creates immediate and long term-employment

* Can help activate areas and increase home values to
create more sustainable tax base and public service
delivery

* Builds a broader year-round consumer base

e Can reduce strain on community resources and
human services supports

Chalk-It Up McCall 2016 —Vision Board
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West Central Mountains Study Area

Regional assessment approach that included:

* Valley County
* Cascade
* Donnelly
* McCall

* All other unincorporated areas

* North Adams County
* New Meadows

e Two U.S. Census tracts of
unincorporated Adams County P




Needs Assessment Recap

Key Assessment Takeaways West Central Mountai
al

Housing Needs Assessment

The housing market (for sale and for rental units) for
residents and local employees was expensive, scarce and
was causing some individuals to leave the region.

Prepared on it Central Mountamny Conom ncd
behaif of the W, Central M, E: Dﬂr‘nomm(nu

The local workforce had largely been priced out of

| ; oo AL MOUNTANS
homeownershlp opportunities. -

Demand for single-family style homes was high, but there
was interest in multi-family units, townhomes,
condominiums, manufactured homes and even tiny homes.

Individuals and households earning 100% or less of the
area median income were approximately two-thirds of the
forecasted housing need.

Agnew::Beck 19




Population and Growth



West Central Mountains Population Trends (2010-2024)

The population of the West Central Mountains has experienced steady growth since 2014 with an
average annual growth rate of 1.6%. Over the last 5 years that rate increased to 2.9%. (During this
same 5-year time-period, the state of Idaho had an average annual growth rate of 2.2%.

Population has continued to grow
at a steady rate

16000

13.905 14,165
14000
12,723
12000 11,287
10000
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4000
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0
2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024

Source: 2024 ACS 5-Year Estimates
WCMEDC Focus Area includes all of Valley County and Census Tract 9501 of Adams County Agnew::Beck |




Regional Population Forecast (2024-2035)

22,000
20‘000 I 9,496
18,998
16,000
16,328
14,000 =
12,000
10,000
8,000
2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035
e \WCM 5-Year Average e \VCM 10-Year Average e Southwest |daho Forecast
Average Annual

Population forecasts are based on average Years Growth Rate
historical lati th rat d bublished MWCMEDC 5-year [1] 2019-2024 2.9%

Istorical population growtn rates and publishe MCMEDC 10-year [1] 2014-2024 27%
Idaho Department of Labor population Southwest Region [2] 2019-2029 3%
projections for the Southwest Region Assumed Average Annual 2025-2035 23%

Forecasted
Source: [1] US Census Bureau, ACS 5-Year Estimates [2] Idaho Department of Labor Regional Population Projections, 2019-2029 Agnew:Beck | 2
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Housing Occupancy

A majority of housing units in the West Central Mountains are “vacant”

80%

WCMEDC Vacancy Details

. 69% .

70% 67% Vacant - for sale, Other, 3%
for rent, 1%
60%
50%
40%
319 33%
30%
20%
Vacant-seasonal,

10% recreational, 96%

0%

Occupied Vacant

m2022 m2024
For this housing needs assessment, we will
Source: 2024 ACS 5-Year Estimates, Household Income by Tenure (Table $2503) talk about year—round residents and

occupied housing.

“Occupied” housing units represent housing for current year-round residents in the West Central Mountains.
Year-round housing units can be occupied by renters or owners but must be the occupant’s primary residence.




Housing Tenure
The majority of “occupied” or full-time housing units in the region are owner-occupied.

Cascade City Donnelly City McCall City New Meadows City ~ Unincorporated WCMEDC Focus
Valley County Area

m % Owner Occupied B % Renter Occupied

Source: 2024 ACS 5-Year Estimates, Household Income by Tenure (Table $2503) Agnew:Beck | 25



Age of Housing

About |6 percent of the housing units in the region were constructed more than 50 years ago

Year Structure Built
35%

30%
25%

20%

15%

10%

5%|||| ”I | i |||

0 I II I I ll I IIII

Idaho Cascade City Donnelly City McCall City New Meadows City WCMEDC Focus Area

2

1939 or earlier W[940to 1949 m 1950 to 1959 m 1960 to 1969 m1970to 1979 m 1980 to 1989 m 1990 to 1999 m2000 to 2009 m2010 to 2019 m2020 or Later

Source: 2024 ACS 5-Year Estimates, Selected Housing Characteristics (Table DP04) Agnew:Beck | 26
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Housing Tenure By Household Income
Homeowners are more likely to have higher household incomes

35% 45% of homeowners have

0% household incomes over
30% $100,000
25%
25%
20%
20% 19% 19%
[o)
40% of renters have
15% household incomes
13%
5 12%
under $50,000 1%
10%
6% 6% 6%
o o 5% o o
5% 5% 4% - 4% 4%
3% ° 3%
A L ol L.
0% L — —_
Less than $5,000 $5,000 to $9,999 $10,000 to $15,000 to $20,000 to $25,000 to $35,000 to $50,000 to $75,000 to $100,000to  $150,000 or more
$14,999 $19,999 $24,999 $34,999 $49,999 $74,999 $99,999 $149,999

B Owner Occupied Units B Renter Occupied Units

Source: 2024 ACS 5-Year Estimates, Household Income by Tenure (Table $2503) Agnew:Beck | 27
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Regional Unit Composition
Multifamily homes represent a slightly larger percentage of total homes now than they did in 2022.

100.0%

90.0%

80.0%

70.0%

60.0%

50.0%

40.0%

30.0%

20.0%

10.0%

0.0%

73.8%

Donnelly saw the greatest
percentage growth in
multifamily development
since 2022 rising from
19.7% to 27.4%

63.1%

53.3%

31.4%

27.4%
13.3%
6.9% s 39 i
1.5%
0.0%
o —

Cascade City Donnelly City

84.5%

71.3%
18.4%
9 5.3% 5.3%
0.4% - 24%
“Hm -
McCall City New Meadows City

mSingle Family ®Duplex ™3+ units B Mobile Homes

Source: 2024 ACS 5-Year Estimates, Selected Housing Characteristics (Table DP04)

83%

8% 7%

§ T

WCMEDC Focus Area

The region has seen a
significant investment
into multi-family
development

217 multi-family units
constructed between
2018-2022

An estimated |70 new
multi-family units
constructed between

2022 and 2024.

With more in the
pipeline!

Agnew::Beck | 28




Cost Burdened Households — 2022

In 2022, More than half of all renter-occupied households and 38% of owner-occupied households in the
West Central Mountains are cost burdened

Households spending more than 30% of
their total household income are
considered Cost Burdened

L

Less than 25% of HH Income 25-30% of HH Income 30-35% of HH Income More than 35% of HH Income

B Owner Occupied Households m Renter Occupied Households

Source: 2022 ACS 5-Year Estimates, Selected Housing Characteristics (Table DP04) Agnew:Beck | 29




Cost Burdened Households — 2024

Significantly less households were reported as cost-burdened in 2024 compared to 2022.

58%
Households spending more than 30% of
their total household income are
44% considered Cost Burdened
33%
22%  22%
1 4%
6%
2%
I
Less than 25% of HH Income 25-30% of HH Income 30-35% of HH Income More than 35% of HH Income
® Owner Occupied Households m Renter Occupied Households

Source: 2024 ACS 5-Year Estimates, Selected Housing Characteristics (Table DP04) Agnew:Beck | 30




Average Rent 2014-2024

Average Monthly Rent for a 3-Bedroom unit 2014-2024

Average
$2,500 rents rose
$2,200 248%
$2,000
$1,500
1,400
$1,000 /
$900
$500
$0
2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024

Source: Combined Market Data Provided by McCall Cabins, Done Right Property Management,
and Zillow Listings for a 3-bedroom/2-Bathroom housing unit.
Agnew::Beck | 31




Median Sold Price

Housing prices (rent and for sale units) have increased substantially

Median Home Sale Price 2014-2025 .
Median

$800,000.00 $750,000.00 home Sale

prices rose
$700,000.00 $732,500.00 248%

$685,000.00
$600,000.00
$500,000.00
$400,000.00
$429,500.00
$300,000.00
$215,000.00
$200,000.00 Median
2015 Median 2024 Median
$100,000.00 Household Income Household Income for Household
T for Valley County Valley County Income rose
49,772 76,078
. $49, 876, 53%
2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025
Source: Market Data Provided by Mountain Central Association of Realtors (MCAR)
Agnew::Beck | 32



The Housing Affordability Gap

. Middle Income U
\nco™ $104,200 Ppe, M

Subsidized/
Lower-priced
Rentals

Subsidized
Rentals

Affordability

Supportive for Family of 4 BN\ High End
Housing . ‘ ! Housing

Average rent ~ $2,200

Likely mortgage payment for

Median Home Sale Price in
2026 ~ $3,950

Source: Housing and Urban Development — FY
2025 Income Limits for a four-person
household. Affordability estimates reflect 30%
of monthly household income going towards
rent or mortgage.

Average Rent data provided by McCall Cabins,
Done Right Property Management, and Zillow
Listings for a 3-bedroom/2-Bathroom housing
unit in 2024.

Monthly Mortgage Payment reflects 2026
Median Home Sale price of $750,000 with a
30-year fixed mortgage at 5.98% Interest with
a 20% down payment.

Agnew::Beck | 33




Employment and Wages



Valley County Employment Statistics

% change
2020-
2024

Number of 51%

. 616 674 761 874 929
establishments Increase

During this same
period average

Average annual 34% monthly rent
e 4,122 4,394 4,903 5,423 5516 i crease increased by 57%
and median home
. sale prices
Averageannual gi0800  $41,663  $45951  $48401  $52271 % e
wage per employee increase

Source: Bureau of Labor Statistics: Quarterly Census Of Employment and Wages (QCEW)
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Valley County Employment by Industry Sector

Industry Sector Employment 2014 Employment 2024 Percent Change

All Employment Sectors Combined 3,900 5,391 38%
Natural Resources and Mining 90 74 -18%
Construction 297 464 56%
Manufacturing 28 46 64%
Trade, Transportation and Utilities 729 946 30%
Information 55 34 -38%
Financial Activities 230 273 19%
Professional and Business Services 106 266 151%
Education and Health Services 610 766 26%
Leisure and Hospitality 1,023 1,710 67%
Other Services 104 161 55%
Public Administration 628 651 4%

Source: Bureau of Labor Statistics: Quarterly Census Of Employment and Wages (QCEW) 36
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Valley County Wages by Industry Sector

Industry Sector Employment 2014 Employment 2024 Percent Change

All Employment Sectors Combined $32,977
Natural Resources and Mining $57,180
Construction $33,461
Manufacturing $30,589
Trade, Transportation and Utilities $29,758
Information $66,283
Financial Activities $34,934
Professional and Business Services $36,444
Education and Health Services $46,355
Leisure and Hospitality $18,678
Other Services $17,530
Public Administration $41,760

Source: Bureau of Labor Statistics: Quarterly Census Of Employment and Wages (QCEW)

$48,558

$75,200
$50,409
$43,957

$48,466

$73,331
$46,140

$62,826

$65,576
$32,013
$35,689
$65,172

47%

32%
51%
44%
63%
11%
32%
72%
41%
71%
104%
56%
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Daily Inflow and Outflow Analysis —Valley County 202 |

Employed in the Selection
Area

Employed in the Selection
Area but Living Outside

Employed and Living_in the
Selection Area

Living_in the Selection Area

Living in the Selection Area

but Employed Qutside

Living and Employed in the
Selection Area

Source: U.S. Census Bureau Center for Economic Studies LEHD

&' Inflow/Outflow Job Counts (All Jobs)

2021
Count  Share
4524 100.0%
2002 443%
2522 557%
4248 100.0%
1,726 406%
2522 594%

At least 15% of Valley
County jobs are held by

individuals living in the
Treasure Valley area.




Daily Inflow and Outflow Analysis —Valley County 2023

Employed in the Selection
Area but Living Outside
Employed and Living_in the
Selection Area

but Employed Outside
Living and Employed in the
Selection Area

Source: U.S. Census Bureau Center for Economic Studies LEHD

Living_in the Selection Area
Living_in the Selection Area

Inflow/Outflow Job Counts (All Jobs)

2023

Count

5136
2,128
3,008
4,784
1,776
3,008

Share
100.0%

41.4%
58.6%
100.0%
37 1%

62.9%

At least | 1% of Valley
County jobs are held by

individuals living in the
Treasure Valley area.
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Short-Term Rentals
Short-term rentals can play a role in constraining housing availability

Average Listing Revenue  Gitearn +5.0% past year

* Active listings across the

WCMEDC Study area have
ranged from around 650-1,100
units over the last three years. _ e —

Approx 4.6-7.7% of the total o s
. . Expected revenue per unit vary seasonally.
housing inventory.

* The average monthly revenue Anticipated Anticipated
. revenue (not profit
over the past year for listed (not profi revenue (not profit)
. from an average from an average
STRs in the McCall area was year-round long- short-term rental
$3,641. term rental in in the McCall area
WCEMDC area

$26,400 $43,700

Source: AirDNA

Agnew::Beck | 41



Updated Housing Need



West Central Mountains Housing Need through 2033

Middle Income

e

" \nco™ $88,900
<

Subsidized/
Lower-priced
Rentals

WCMEDC needs

Y 1,191 new units =

Supportive by 2033 p Y High End

Housing | & with an additional W Housing

207 rehab or renovation |
of existing units

new::Beck
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West Central Mountains Housing Need through 2035

These numbers are preliminary and
were included for discussion
purposes only. Additional

Middle Income i
$104,200 Ppey M,

interviews, local data collection,
and broader model inputs would
be included in a full update to the
needs assessment numbers.

Subsidized/
Lower-priced
Rentals

Step-Up
Ownership

WCMEDC needs

~ 1,295 new units 2

Supportive by 2035 L High End

Housing & with an additional | Housing

211 rehab or renovation ! }
of existing units

Agnew::Beck | 44
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Session 2: Development Overview

How does development occur and how can we ensure that it
better supports the housing needs of the community?
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Introductions

Ellen Nelson, AICP Aaron Mondada Carissa Connelly
Principal/Co-Owner Senior Analyst Housing Specialist



About Agnew::Beck

Who We Are Our Collaborators

We are a multi-disciplinary team of planners, We work with Tribes, tribal organizations, nonprofits,
connectors, analysts, researchers, writers, historians, advocacy and funding entities, health and wellness
social workers, facilitators, designers, subject matter organizations, local and state governments, public
experts, and people with lived experiences. institutions, private sector, partnerships, coalitions, and

people growing healthy, equitable, thriving communities.

Our Vision: Working alongside our clients to grow healthy, equitable, thriving communities.
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A::B’s Approach Technical Skills
We work throughout the West, from offices in Alaska, Idaho,
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Quick Data Recap

* Population continues to grow and is anticipated to continue moving
forward.

* Number of cost burdened households has gone down - for a variety of
complex reasons.

* Housing costs (rent and for-sale) have continued to grow and have
outpaced wage increases.

* The West Central Mountains has a very high vacancy rate.

* The need for new housing has grown with a further emphasis on entry
level homeownership options.

Agnew::Beck | 54
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Definitions — Creating Common Vocabulary

* Housing that is affordable: housing on which the occupant is paying no more
than 30 percent of gross income for housing costs, including utilities.What is
affordable varies based on household income.

* Legally (deed) restricted housing: Residential units that have occupancy limits,
and often income and price caps. Limits are imposed through deeds, especially for
ownership, but may also be placed on properties through ground leases and other
types of covenants.

* Income restricted housing: Housing that is restricted and available only to
households who meet certain income thresholds.

* Attainable Housing: Generally refers to housing options that are accessible and
affordable for middle-income families typically those between 80 percent and 120
percent of area median income. Often referred to as “workforce housing.”

Agnew::Beck | 56




Common Housing Interventions

Temporary Supply Downpayment
(rental assistance, Assistance with long-
transitional housing) term restrictions

Preservation and
rehabilitation of
existing inventory

New housing
construction

Agnew::Beck | 57
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TENANT/BUYER CHOOSES

Housing Choice Voucher: Rental Downpayment Assistance:
assistance that moves with the tenant Second, soft mortgages or grants

o Mtk with or without long-term restriction

—51,000

Rent /

TBRA covers
difference
between rent +
30% of tenant’s —
income

30% of tenant’s
income

Agnew::Beck | 58




TEMPORARY SUPPLY (STEM THE BLEED)

Between 5 months to 30 years

e STR Conversion: Financial incentive $
to convert seasonal/short-term rentals
to long-term rentals

* Rental Preservation: Financial A

incentive to existing landlords \

* Transitional Housing + Shelter: for o
households experiencing homelessness :
(couch surfing, camping, garages/RVs)

* It last months rent, security
deposit: Enables access to rentals.

Agnew::Beck 59




NEW CONSTRUCTION + PRESERVATION

Funding Gap

Development
or Acquisition
cost

Revenue from
affordable
rents or sales

Project-Based Rental Assistance:
Operating assistance to the building to
finance construction + lower debt
service (and rents)

Low-Income Housing Tax Credits:
For households earning under 80%
area median income

Philanthropic + Employer-funded:
Dependent on donor requirements
and employee-employer relationship

Agnew::Beck 60
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What is development, why is it important

* The process through which real estate and buildings
(housing, commercial, industrial, mixed-use, etc.) gets created.

* Encompasses many related activities including land
acquisition, feasibility analysis and planning, design,

entitlement, financing and construction.
* Can be led by private entities, public agencies, nonprofits or ﬂ

through public-private partnerships.

* The type of development that occurs in a community is
driven by the local economy and market forces, incentive
programs, and local policy and regulation.

Agnew::Beck | 62




Development Factors

ENTITIES
Developer
/\/ g

RESOURCES

Buildings
4

I .
(41 1
N N .
A

SUPPORTIVE ENVIRONMENT
Education

2]

Government

PN
IHIT

Money

=

Collaboration

w1

Non-Profit Provider

I,':’\\

Program Administrator

LS

Ve

Agnew:Beck | 63




Public and Private Objectives + Synergies

| Public | Prvae_________

Timeframe 50 to 100 years Typically, less than 20 years
* Health, safety, and welfare of the broad -+ Fulfilling the organization’s mission
Motives community * Ongoing longevity of the organization
* Fiscal responsibility * Profit/net revenue
Accountable to local residents via adopted plans + input Legal requirements + funding criteria
* Set development criteria * Developer — coordinate financing, design,
. * Provide land + gap funding construction
T I Rol
ypical Rote * Process entitlements * Risk taker
* Check compliance * Facilitate property management

P ;
111X fivinnd- af e'?‘e
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Misconceptions about Developers m

Al

What people often assume Who a qualified or local developer is

“Fat Cat” always asking for more money Taking financial risks in a volatile environment

Not trustworthy Transparent, trustworthy, and bound by legal requirements
Pushy Wanting as much certainty as possible

Makes the government’s/people’s vision possible within

Doesn’t follow the rules
complex parameters
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Moving a project from idea to implementation

Request for Lease-up
Proposals or Site Financing or Sale
Identifi catlon
= AN\
Design + .
Enti tlefnen ¢s Construction
PUBLIC ROLE
Public criteria Public process Public gap Inspections + Applicant Compliance
for public land + code funding + criteria permits Screening (unless checks
T TSTETS | | state/fed funded)
Competitive Design changes Interest rates, Unpredictable site Does demand Does
application impact cost + labor, material discoveries, meet assumptions | | revenue/expenses
process revenue costs, inflation environment change meet assumptions
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Housing a Range of Incomes

We need housing
across all income
levels, and
multiple tools to
achieve that goal.

TOOLS

Low-Income Housing Tax Credits Zoning Incentives To Increase Housing Supply
]

New Construction On Publicly Owned Land
R

USDA & HUD Funded Conversion Incentive Category Local Deed

Developments For Long-Term Rental Restriction Purchase
IS EEEe—— Agnew::Beck | 68




What Local Government Can’t do in ldaho for
Revenue Generation, Affordability + Availability

)@ ==$ 4

REVENUE GENERATION

~ 7 3

state tax real estate vacant homes impact fees, short-term increase rent control
incentive  transfer tax tax inclusionary rental minimum wage
zoning regulation

I
AFFORDABILITY + AVAILABILITY

Source: National League of Cities, “Local Tools to Address Housing Affordability: A State-by-State Analysis.” 2019.
https://www.nlc.org/wp-content/uploads/2020/10/local-tools-to-address-housing-affordability-a-state-by-state-analysis.pdf
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New Construction Cost Assumptions m

DEVELOPMENT

Pre-Development Site Development

Planning Materials/Construction Costs
Architecture & Engineering Soils, Environmental
Entitlement Fees Site Work

Site Improvements

Road Closing Costs
Sidewalks Financing Costs (interest rates)
Utility Hookups Legal Costs
Marketing
Taxes
Insurance
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How to Cover Construction + Ongoing
Debt Service in High Cost Areas

MARKET LOW INCOME HOUSING MIDDLE INCOME, NO
TAX CREDIT TAX CREDIT EQUITY
<4=—= Debt =—p 20% <4 Debt =) 30%
Debt service
determines rents,

thg more debt the 50%

higher the rent .

tax credit
equity
Equity
grants,
soft loans,

20% 30%
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Ongoing Compliance: State and/or Federally Funded

* Developments with state and federal funding
are audited on multiple levels for:

* Income eligibility

* Ongoing occupancy (must live in the home)

Operating
Pre- Constr- Guarantee
development BIlaile]y!

* No screening for local eligibility

Tax Credit Period (investors, IRS, state)

State’s affordability restrictions (deed covenant)

City/County’s affordability restrictions (ground lease + funding agreement)

Local ownership of Building (if local co-sponsor)

2-4 years internal 2 years end of end of end of end of
developer construction year 7 year 16 year 45 year 75
funding
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Ongoing Compliance: Middle Income Housing

Example of Creation Methods, Blaine County

Must be administered locally: 15

m Zoning Incentive
* applicant screening for eligibilit

PP & & 4 m PUD (negotiated
* annual + complaint-based compliance checks benefits)

. Variance 58
* legal enforcement of non-compliance

* $1,200 to $2,000 per year per unit (staffing, Gap funding or

N . direct purchase
legal counsel, digital infrastructure, office) Donation
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Middle Income Ownership: Shared Equity

Land trust / housing trust

model: i
$600,000
* De-risks ownership N
. $400,000 -
* Lowers purchase price + can -
o $300,000
ensure long-term affordability
$200,000
* Appreciation split between seller $100000
and the community 50
Initial Sale 2nd Sale 3rd Sale 4th Sale
* Legal restriction + program s i SRS

m— Exiting Homeowner Mortgage W Exiting Homeowner Equity Before Fees

administrator

AHordable Price —Fair Market Value

s Local Partner Retained Equity

Source: Grounded Solutions Network, May 19, 2023.
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Local Land Use & Planning Act (LLUPA)

Idaho Code Title 67, Chapter 65 (1975) mandates that Idaho cities and counties create
comprehensive plans and zoning ordinances to manage development.

LLUPA’s purpose is to promote local government’s
ability to ensure the health, safety and general
welfare of its residents:

* Supports responsible development while protecting property rights.
* Ensures affordable housing, public services, and economic stability.

* Protects natural resources, environment, and hazard-prone areas.

* Encourages city-focused growth and avoids overcrowding.

* Includes schools in planning and protects public airports.
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