
Financing the Future
The Mixed-Income Public Development Model

Wednesday, November 13, 2024
2024 Virginia Governor’s Housing Conference



Mixed-income Public Development 

Center for Public Enterprise
Paul Williams, Executive Director

Presenter Notes
Presentation Notes
Center for Public Enterprise is an organization focused on broadening the public sector’s capacity to deliver economic development. We do so through our think tank by publishing original research and policy innovations, and by partnering directly with public agencies on designing and implementing development programs.
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Today’s Big Constraints
• Limited Resources

• Low-Income 
Housing Tax Credits

• Tax-Exempt Bond 
Volume Cap

• Production limited by 
market conditions 
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Mixed-Income Public Development

Presenter Notes
Presentation Notes
The solution we will be covering today is the mixed income public development model! This model was originally developed by Montgomery County’s Housing Opportunity Commission and has since expanded into other communities across the nation. This model was recently featured at HUDs PD&R Quarterly Update 
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Mixed-Income Public 
Development Ingredients 

Low Cost Debt

Public 
Ownership 
Tax Relief 

Revolving 
Loan Fund

03 
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Presenter Notes
Presentation Notes
The mixed income public development model operates outside of our existing precious federal resources and includes the following key ingredients:A revolving loan fundLow cost debtAnd public ownership which can provide an opportunity to tap into tax reliefWe will cover these ingredients in more detail today as we discuss this model
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Public Ownership Benefits

Short Term

● Subsidiary 
structure

● Tax relief 
● Powers and 

authorities

Long Term

● Ongoing affordability
● Strengthen portfolio
● High performance asset
● Leverage expanded funding 

opportunities

Presenter Notes
Presentation Notes
Public ownership provides both short term and long term benefitsThe short term benefits are that theProjects are established using a wholly owned non-profit subsidiary structureProject are either fully owned by this subsidiary organization or the owned with a majority share Another key factor includes the ability to tap into existing tax relief available to publicly owned buildingsSetting up the subsidiary to maximize this benefit is essentialAnd lastly establishing a non-profit subsidiary within a parent organization that has all the necessary powers and authorities is essentialSuch as the authority to lend, develop and own residential propertyOften there is collaboration between local government and local PHA and each have th roles and depends on community. 



Housing Production Fund Lifecycle
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Im p a c t  
In v e s t o r s

Construction

Fully Leased

Mezzanine Loan

3  - 5  
Y e a r s

H o u s in g  
P r o d u c t io n
F u n d

B a n k

HPF Loan Repaid

HPF Construction Loan

In it ia l 
In v e s t m e n t
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Presenter Notes
Presentation Notes
A question we often receive is how big does the revolving fund need to be?The answer is unique to every community For example montgomery county started with an initial 50M and added another 50M for their current revolving fund of 100M Atlanta established a fund with 38MChicago has a fund with 150MChattanooga has a fund with 20MSome folks choose to start small with a pilot approach and scale up and others like to go for the whole shebang from the start
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Construction Financing

Owner Equity

2 3 4 5 6 7 81Year

HPF Loan

Construction 
Loan

C a p it a l S t a c k : C o n s t r u c t io n

Equity-like
Construction Loan

H o u s in g  
P r o d u c t io n
F u n d

B a n k

Below-Market
Senior Loan



FULLY
LEASED

Equity-like
Construction Loan

Construction Financing

2 3 4 5 6 7 81Year
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Owner Equity

HPF Loan

Construction 
Loan

Investor
Loan

Permanent 
Loan

C a p it a l S t a c k : C o n v e r s io n  t o  P e r m a n e n t  

Loan Repaid
in Full

Mezzanine
Loan

Permanent Financing

H o u s in g  
P r o d u c t io n
F u n d

Im p a c t  
In v e s t o r s

B a n k

Mortgage

Refinancing



Permanent Financing

Construction Financing

2 3 4 5 6 7 81Year
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Owner Equity

Investor
Loan

Permanent 
Loan

C a p it a l S t a c k : P e r m a n e n t

Construction Loan 
for a New Project

Mezzanine
Loan

HPF Loan

Construction 
Loan

Loan Repaid
over 10 years

H o u s in g  
P r o d u c t io n
F u n d

Im p a c t  
In v e s t o r s

B a n k

Mortgage Repaid
over 30 years

Refinancing



20 Years of HPF Investment
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Permanent FinancingConstruction Financing

5 10 15 20Year

Project 1

Project 4

Project 7

Project 10

HPF 1st Revolution
Housing Investment

$40M Public
$160M Total

Project 1

HPF 2nd Revolution
Housing Investment

$60M Public
$240M Total

HPF 3rd Revolution
Housing Investment

$80M Public
$320M Total

HPF 4th Revolution
Housing Investment

$100M Public
$400M Total

2 0 :1
Leverage over 20 

Years

Project 2
Project 3

Project 5

Project 6

Project 8
Project 9

Project 12

HPF
Loans

$20M

$40M

$60M

$80M

$100M

HPF Fully Deployed
Housing Investment

$20M Public
$80M Total



$$
Maintenance + 
Management

Impact 
In v e s t o r sIn v e s t o r s

Revenue

F r o m  M a r k e t  R a t e  t o  M ix e d - In c o m e

1 4

Mortgage 
Payment

B a n k

Operating 
Expenses

Investor
Return

Developer Return

$$$$$
Rent

$$$
Debt

Service

D e v e lo p e r
H o u s in g  
P r o d u c t io n
F u n d

+
100% Market-Rate 

Housing Development



Public Financing

$$
Maintenance + 
Management

Cheaper Debt

Revenue

From Market Rate to Mixed - In c o m e
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Mortgage 
Payment

B a n k

Operating 
Expenses

Investor
Return

Developer Return

$$$$$
Rent

$$$
Debt

Service

H o u s in g  
P r o d u c t io n
F u n d

D e v e lo p e r +

Im p a c t  
In v e s t o r s

Cost savings subsidize 
affordable units



$$
Maintenance + 
Management

Cheaper Equity

Cheaper Debt

Impact 
In v e s t o r s

Revenue

F r o m  M a r k e t  R a t e  t o  M ix e d - In c o m e
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Mortgage 
Payment

B a n k

Operating 
Expenses

Investor
Return

Developer Return

$$$$
Rent

$$
Debt

Service

H o u s in g  
P r o d u c t io n
F u n d

D e v e lo p e r +

Cost savings subsidize 
affordable units

Housing Production Fund



Cheaper Equity

Cheaper Debt

Impact 
In v e s t o r s

Revenue

F r o m  M a r k e t  R a t e  t o  M ix e d - In c o m e
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Mortgage 
Payment

B a n k

Operating 
Expenses

Investor
Return

Developer Return

$$$
Rent

$$
Debt

Service

$
Maintenance + 
Management

H o u s in g  
P r o d u c t io n
F u n d

D e v e lo p e r +

Tax Discount

Cost savings subsidize 
affordable units

PILOT



Project Pipeline
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Stalled Market Rate 
Developments

Underutilized Public Land Mixed-Income Housing

~70% Market Rate

~30% Affordable 

No Federal Subsidy Needed

LIHTC Overflow
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Example Projects
Housing Opportunities Commission
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Example Projects
Atlanta Urban Development Corporation

Midtown Fire Station, Atlanta Thomasville Heights, Atlanta
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Establish Revolving Fund 

Framework & Governance Design

Financial Structure Design

Project-level Financial Modeling 

Pipeline Development 

Implementation Steps



Q&A



Thank you!

bit.ly/2024-hfv-ghc

Take 30 seconds to share your 
thoughts. You’ll help us…

– Secure more funding

– Prioritize the issues you want

– Organize impactful events

Scan the QR code  or
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