April 15, 2013

Ways and Means Committee Office
Real Estate Tax Reform Working Group
1102 Longworth House Office Building
Washington, D.C. 20515
Dear Chairman Johnson, Vice Chairman Pascrell, and Members of the Working Group:
The LIHTC Working Group was established to provide a platform for low-income housing tax credit
(“LIHTC”) industry participants to work together to resolve technical and administrative LIHTC program
issues. On behalf of the members of the LIHTC Working Group, we respectfully would like to submit
comments surrounding some of the key benefits of the LIHTC as comprehensive tax reform is being
considered. The members of the LIHTC Working Group strive to make the LIHTC program even more
efficient in delivering benefits to help build affordable rental housing. Our group includes nonprofit and
for-profit developers, property managers, lenders, syndicators, investors, accountants and lawyers. We
hope to engage the Real Estate Tax Reform Working Group in a continuing dialogue on the benefits of
the LIHTC, as well as the importance of retaining the LIHTC as a permanent part of the tax code.
The following are examples of key benefits of the LIHTC program:
•

The LIHTC program has helped build, renovate and/or preserve over 2.5 million affordable
housing rental units.

•

The LIHTC program creates jobs for around 95,000 people annually across the United States,
and generates approximately $7.1 billion in economic income each year.

•

The LIHTC is an efficient program with a successful track record.

•

The LIHTC is an acquired tax benefit, unlike other corporate tax expenditures.

The following is an executive summary of the key benefits of the LIHTC program mentioned above:
The LIHTC program has helped build, renovate and/or preserve over 2.5 million affordable
housing rental units. 1, 2, 3
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The LIHTC is one of the most important and successful federal housing programs ever created, and
it is responsible for helping build, renovate and/or preserve over 2.5 million housing units since its
creation and creates around 100,000 more affordable rental homes each year. Nearly half (19
million) of the nation’s renters are rent burdened and need affordable options. Without the LIHTC,
there would be a significant reduction in the options for these renters.
The LIHTC program encourages private individuals and corporate investors nationwide to invest in
affordable rental housing. Without the tax credit equity from the investors, these affordable housing
properties are not financially feasible, as they would not be able to sustain the debt coverage that
would be required without tax credit investor equity.
The LIHTC program creates jobs for around 95,000 people annually across the United States, and
generates approximately $7.1 billion in economic income each year. 4
The LIHTC not only benefits low-income communities with affordable housing, the LIHTC creates
jobs and economic activity. The 95,000 annual jobs that are created with the LIHTC are measured in
full-time equivalents, which is defined as sufficient employment to keep a worker employed full time
for a year. The increase in income to the economy generates approximately $2.8 billion in federal,
state, and local taxes. The LIHTC fosters community renewal and attracts job opportunities to the
surrounding neighborhoods, while providing increased purchasing power from new tenants. At the
same time, unused or abandoned land, as well as inefficiently used real estate, can be put to
productive use.
The LIHTC is an efficient program with a successful track record. 5
The LIHTC program has experienced significantly lower foreclosure rates relative to other real estate
asset classes, observed lower levels of noncompliance with program requirements and maintained
affordable rental housing stock over the long-term. The LIHTC’s successful past performance can be
attributed to the involvement of third-party for-profit partners who partner with developers and/or
syndicators, the synergies of which provide benefits to LIHTC developments through economies of
scale and uniform practices. The various parties involved with LIHTC investments have become
more sophisticated and have streamlined their processes making the program more efficient. Also,
the LIHTC program’s successful track record can be attributed to all of the involved parties’ constant
monitoring of their LIHTC properties to ensure the delivery of the LIHTC benefits over a period of
time, rigorous screening of the developments, construction and lease-up risk borne by the sponsors
and investors instead of the federal government, and state and federal oversight of the program. This
public/private partnership brings together the strength of each partner to generate a stable investment
opportunity for its investors and contributes to the successful track record of the LIHTC program.
Other government supplied housing programs have demonstrated less consistent performance,
because of issues inherent to those programs; most notably, a lack of continued property monitoring
and upfront funding of the applicable public subsidy.
The LIHTC is an acquired tax benefit, unlike other corporate tax expenditures. 6
The LIHTC is a credit which is essentially acquired by the investors with the low-income tenants as
the beneficiary. Investors assume the development and operating risk that is associated with the
LIHTC. Investors only get to claim and keep the tax credit if affordable housing units are built,
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leased, and maintained as affordable throughout the compliance period. The LIHTC has been
categorized as a corporate tax expenditure due to the economic efficiencies of marketing LIHTC
investments to large corporations. The LIHTC should be viewed distinctly from other corporate tax
expenditures as it is an acquired investor based tax credit. Also, any discussion about tax
expenditures should include a distinction between those tax expenditures where the substantial
portion of the benefit is retained by the recipient of the subsidy versus those where the predominant
benefit of the subsidy is being low-income families. A repeal or reduction of the LIHTC would
have a dramatic impact on low-income families for reasons previously mentioned, but only a minor
economic impact to large corporate investors.
We are excited about the positive impact that the LIHTC program is having on the nation’s low-income
communities and low-income persons, and its potential for future success. The furtherance of the LIHTC
program will better provide affordable housing and help increase the number of jobs in our communities.
We appreciate the opportunity to submit our comments to explain the importance of retaining the LIHTC
as part of the tax code, and we thank you in advance for your time and consideration. Please do not
hesitate to contact us if you have any questions regarding our comments or if we can be of further
assistance.

THE LIHTC WORKING GROUP
Very truly yours,
NOVOGRADAC & COMPANY LLP
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