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New Wisconsin State LIHTC
Spurs Affordable Senior
Housing Development

W

TERESA GARCIA, MARKETING MANAGER, NOVOGRADAC

Wisconsin’s new state low-income housing tax credit (LIHTC) proved to be
a game-changer for a new construction affordable housing development in

Fitchburg, Wis., a suburb of Madison.

Regional developer E.J. Plesko & Associates Inc. had

senior housing. “We were looking at what we could

planned Fitchburg Senior Apartments for years, but

do with the parcel of land and identified the needs

being able to leverage both federal and state LIHTCs

of the neighborhood, particularly as they relate to

helped the development take the next step to address

affordable senior housing.”

the severe affordable housing shortage in the area.
Two aging apartment buildings on the site
Fitchburg Senior Apartments will have 160 one-

were demolished in 2007 to make way for new

and two-bedroom apartments. Amenities include

development, but the national economic downturn

two club rooms with kitchens and fireplaces, a

sidelined redevelopment plans. That is, until

library, a screened-in porch, a wellness center and

Wisconsin created a state LIHTC in 2018.

underground parking. Retail, health care services
and public transportation are within walking
distance and an adjacent public golf course will offer

“The state [LIHTC] program was instrumental in
allowing this project to go forward,” said Gevers.

residents a picturesque view.
Advantage Capital, which invested state LIHTC
“We bought the property in 2005,” said David Gevers,

equity in Fitchburg Senior Apartments through

vice president and director of development for E.J.

Hunt Capital Partners’ Fund entity, helped draft

Plesko & Associates Inc., a longtime developer of

the legislative text for the state LIHTC. Ruth Sorrell,
continued on page 2
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a principal at Advantage Capital, took the lead on

the inaugural round of the new state LIHTC, a six-year,

drafting the bill text.

4 percent LIHTC program that largely matches the
federal incentive. WHEDA provided $24.5 million in

One priority was to make sure the new program was

debt to Fitchburg Senior Apartments and awarded the

the right size. Sorrell said that state programs that are

development $933,000 in state LIHTCs and $933,000

too big can be difficult to enact, while programs that are

in 4 percent federal LIHTCs.

too small might not generate enough investor interest
to garner competitive pricing. The bill proposed $42

“This [state LIHTC] is a separate resource that can be

million in state credit to be awarded annually and

used on its own, but when paired [with the federal

claimed $7 million per year for six years. The other

credit], it can unlock unused volume cap–it opens the

main priority for the legislation was to pair the state

floodgates potentially so much more to leverage existing

LIHTC with the federal 4 percent LIHTC to help unlock

federal resources,” said Paul Olsen, vice president of

unused volume cap.

Advantage Capital. “Hopefully with the first year of this
program being successful, it will show local- and state-

“I took a crack at drafting the legislation with input from

level lawmakers that it really does work as advertised.”

www.novoco.com

various stakeholders,” said Sorrell. “The final version
passed incredibly fast with high majorities.”

“Since the inception of the state housing tax credit
program in 2018, the statewide impact has been quite



Former Wisconsin Gov. Scott Walker signed the state

significant,” said WHEDA executive director Joaquin

LIHTC into law in March 2018 and the Wisconsin

Altoro. “After two rounds of allocations, $7,369,167 in

Housing

Authority

tax credit awards will move forward 22 developments

(WHEDA) began accepting applications for the first

that will create 2,040 units of rental housing.” Altoro

and

Economic
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Fitchburg Senior Apartments
in Fitchburg, Wis., is being
constructed with federal and state
low-income housing tax credit
equity.

Development
allocation

round

two

months later. Fitchburg

was recently appointed as WHEDA’s executive director
by Wisconsin Gov. Tony Evers.

Senior Apartments was
one of nine allocation

Hunt Capital Partners Tax Credit Fund 27 provided

award recipients under

federal LIHTC equity. “The equity derived from both
continued on page 3
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the federal and state credits is so substantial that it

Fitchburg

would be impossible to do it without either,” said James

completion in June 2020 and project partners expect

Crowder, director at Hunt Capital Partners.

the development will spur further investment in the

Senior

Apartments

is

scheduled

for

neighborhood.
Fitchburg Senior Apartments is one of the first
developments in Wisconsin to use the income-averaging

“The nature of community development is you hope it’s

set-aside, said WHEDA’s director of commercial

not one and done,” said Earl Chase, Hunt’s director of

lending, Sean O’Brien, a Fitchburg resident who drives

acquisitions. “You hope it’s catalytic. The size and scale

past the Fitchburg Senior Apartments site every day

of this [development] and the visibility it has in the

to and from work. Fitchburg Senior Apartments will

community will create opportunities for more housing

offer apartments to senior households earning between

similar to it.” ;
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30 percent and 80 percent of the area median income
(AMI).

Fitchburg Senior Apartments
FINANCING

of the units to be at 60 percent AMI, but O’Brien said

 $24.5 million in debt from the Wisconsin Housing
and Economic Development Authority
○○ $14.2 million in long-term, tax-exempt bonds
○○ $3.2 million construction plus loan
○○ $2.9 million in short-term, tax-exempt bonds
○○ $2.7 million in tax increment financing-project
mortgage loan account
○○ $1.5 million in Housing Trust Funds
 Federal LIHTC equity from Hunt Capital Partners Tax
Credit Fund 27
 State LIHTC equity from Advantage Capital,
facilitated by Hunt Capital Partners

that the advent of the income-averaging set-aside
helped close financing gaps and reduce market risk.
“This is a market that can sustain units at above 60
percent [AMI] rents, so we can use this as a test case,”
said O’Brien. “We’re going from 100-plus units all at 60
AMI and now we’re able to produce 30 to 80 percent
AMI units, so the market risk has been extremely
reduced and on top of that, without significant spending
resources. It’s a definite win for the state.”

This article first appeared in the July 2019 issue of the Novogradac Journal of Tax Credits.
© Novogradac 2019 - All Rights Reserved
Notice pursuant to IRS regulations: Any U.S. federal tax advice contained in this article is not intended to be used, and
cannot be used, by any taxpayer for the purpose of avoiding penalties under the Internal Revenue Code; nor is any such advice
intended to be used to support the promotion or marketing of a transaction. Any advice expressed in this article is limited to
the federal tax issues addressed in it. Additional issues may exist outside the limited scope of any advice provided – any such
transaction should seek advice based on their particular circumstances.
This editorial material is for informational purposes only and should not be construed otherwise. Advice and interpretation
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advice does not consider or provide a conclusion with respect to any additional issues. Taxpayers contemplating undertaking a
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Early plans for the development called for 100 percent

regarding property compliance or any other material covered in this article can only be obtained from your tax advisor. For further
information visit www.novoco.com.

3

CREDITS

EDITORIAL BOARD

ADVISORY BOARD
OPPORTUNITY ZONES
Glenn A. Graff
Steven F. Mount
Mary Tingerthal

PUBLISHER

Michael J. Novogradac, CPA
EDITORIAL DIRECTOR

Alex Ruiz
TECHNICAL EDITORS

Thomas Boccia, CPA
James R. Kroger, CPA
Diana Letsinger, CPA

Matt Meeker, CPA
John Sciarretti, CPA
Stacey Stewart, CPA

COPY
SENIOR EDITOR

Brad Stanhope
MARKETING MANAGER		

COPY EDITOR

Teresa Garcia

Mark O’Meara

Elizabeth Orfin
CONTRIBUTING WRITERS

Paul Anderson
Richard Bell
Rebecca Darling
Michael Kotin
Ray Landry

Sandra Moore
Stephanie Naquin
Albert Rex
John M. Tess

KAY KAY REALTY
CONAM MANAGEMENT CORPORATION
HIGHRIDGE COSTA HOUSING PARTNERS
SOLARI ENTERPRISES INC.

HOUSING AND URBAN DEVELOPMENT
Flynann Janisse
RAINBOW HOUSING
Ray Landry
DAVIS-PENN MORTGAGE CO.
Denise Muha
NATIONAL LEASED HOUSING ASSOCIATION
Monica Sussman
NIXON PEABODY LLP

ART

NEW MARKETS TAX CREDITS
Frank Altman
COMMUNITY REINVESTMENT FUND
Merrill Hoopengardner
NATIONAL TRUST COMMUNITY INVESTMENT CORP.
Scott Lindquist
DENTONS
Tracey Gunn Lowell
U.S. BANCORP COMMUNITY DEV. CORP.
Ruth Sparrow
FUTURES UNLIMITED LAW PC
Elaine DiPietro
BLOOMING VENTURES LLC

CARTOGRAPHER

David R. Grubman
CREATIVE DIRECTOR

Alexandra Louie

www.novoco.com

July 2019
4

NATIONAL HOUSING TRUST BOARD

LOW-INCOME HOUSING TAX CREDITS
Bud Clarke
BOSTON FINANCIAL INVESTMENT MANAGEMENT
Tom Dixon
BOSTON CAPITAL
Rick Edson
NFP AFFORDABLE HOUSING CORP.
Richard Gerwitz
CITI COMMUNITY CAPITAL
Alisa Kennedy
DENTONS
Rochelle Lento
DYKEMA GOSSETT PLLC
John Lisella
U.S. BANCORP COMMUNITY DEV. CORP.
Philip Melton
BELLWETHER ENTERPRISE
Thomas Morton
PILLSBURY WINTHROP SHAW PITTMAN LLP
Rob Wasserman
U.S. BANCORP COMMUNITY DEV. CORP.
PROPERTY COMPLIANCE
Michael Kotin
Kerry Menchin
Michael Snowdon
Gianna Richards

CONTENT MANAGEMENT SPECIALIST

APPLEGATE & THORNE-THOMSEN
SQUIRE PATTON BOGGS

SENIOR GRAPHIC DESIGNER

James Matuszak

CONTACT
CORRESPONDENCE AND EDITORIAL SUBMISSIONS

ADVERTISING INQUIRIES

Alex Ruiz
alex.ruiz@novoco.com
415.356.8088

Christianna Cohen
christianna.cohen@novoco.com
925.949.4216

EDITORIAL MATERIAL IN THIS PUBLICATION IS FOR INFORMATIONAL PURPOSES ONLY AND SHOULD NOT
BE CONSTRUED OTHERWISE.
ADVICE AND INTERPRETATION REGARDING THE LOW-INCOME HOUSING TAX CREDIT OR ANY OTHER
MATERIAL COVERED IN THIS PUBLICATION CAN ONLY BE OBTAINED FROM YOUR TAX ADVISOR.

HISTORIC TAX CREDITS
Jerry Breed
John Leith-Tetrault
Bill MacRostie
John Tess

MILES & STOCKBRIDGE
NATIONAL TRUST COMM. INVESTMENT CORP.
MACROSTIE HISTORIC ADVISORS LLC
HERITAGE CONSULTING GROUP

RENEWABLE ENERGY TAX CREDITS
Bill Bush
STEM INC.
Benjamin Cook
NEXTPOWER CAPITAL
Jim Howard
DUDLEY VENTURES
Forrest Milder
NIXON PEABODY LLP

© Novogradac
2019 All rights reserved.
ISSN 2152-646X
Reproduction of this publication in whole or in part in any form without written permission from the publisher is prohibited by law.

