USP Affordable Housing Finance – 496/596 – SYLLABUS – Spring 2026
Instructor: Catherine Such - 503-780-2541, csuch@pdx.edu
Welcome to USP 496/596 - Affordable Housing Finance. I am looking forward to working with you! 
This course focuses on affordable housing finance in America – we will learn about how multifamily rental housing is financed, including a brief discussion of the policies associated with affordable housing. It is an asynchronous course, which means we will not see each other in the classroom, but I will be available to you for questions – please reach out to me if there is anything you need. 
LECTURE RECORDINGS
We use technology and Zoom AI for virtual meetings, recordings and transcriptions in this course. The use of such technology is governed by FERPA, the Acceptable Use Policy and PSU’s Student Code of Conduct. A record of all meetings, recordings and transcripts is stored securely by PSU. Lectures with guest speakers and case studies will not be recorded. 

Your instructor will not share recordings of your class activities outside of course participants, which include your fellow students, TAs/GAs/Mentors, and any guest faculty or community-based learning partners that we may engage with. You may not share recordings or transcripts outside of this course. Doing so may result in disciplinary action. All class recordings will be deleted at the end of the quarter. 

TECHNOLOGY
These are the tools you will need.
· Functional webcam
· Microphone (internal or USB)
· Google Chrome browser
· Reliable internet connection
· The Microsoft suite of products (Excel, Word, Powerpoint) or its equivalent. 

If you have technical questions/problems related to using Canvas or obtaining an ODIN account, contact the OIT Help Desk at help@pdx.edu or by calling (503) 725-4357.
GENERATIVE AI
All submissions in a course, whether in draft or final form, must be the student’s own work and clearly acknowledge (typically through citations) any source(s) that contributed to the work product. The use of generative AI programs, such as ChatGPT or others, must be clearly cited if used in completing an assignment. This includes but is not limited to, creating or editing any text, presentations, images, audio, or video. Students are responsible for all content submitted, including that created by generative AI programs, and the citation must describe the program used, the prompt entered, and the date retrieved. For examples of how to cite Generative AI using APA style or MLA style please refer to the citation guidelines of the PSU library (https://guides.library.pdx.edu/cite/AI). The submission of content created by generative AI for an assignment without a citation would be considered a potential violation of the PSU Code of Conduct.
No course material provided on Canvas or class (e.g., slides, spreadsheets or assignments) may be uploaded to generative AI programs such as ChatGPT and other programs unless I specifically indicate that is acceptable. Furthermore, the use of Otter.ai or similar recording plug-ins is not allowed at this time. Students should check with the instructor if they have any questions about the use of generative AI.
You will note that some of your assignments encourage the use of AI as a tool. It can be unreliable; please be sure your work is accurate.



LEARNING GOALS:
· Broadly, understand government involvement in affordable housing – specifically, understand terms and concepts such as area median income, rent burden, construction debt, equity investing, etc. Understand what factors influence rent levels, sources for developing affordable housing, and the need for housing subsidies in the context of affordability
· Consider redlining and how this structurally exclusionary practice has influenced and continues to influence affordable housing development 
· Understand specific tools of affordable housing in the US – the low income housing tax credit, tax exempt bond financing, operating subsidies, property tax exemptions. Consider their impact on who is housed and who is not
· Understand “pro formas,” both the sources and uses and the net operating income schedules, how they interact, and how subsidies influence both: discuss debt, equity and how they differ
· Apply concepts through mathematical assignments designed to show how affordable housing is financed and developed
· Understand the motivations of institutions that invest in the housing tax credit
· Understand how, through financial markets, Wall Street influences affordable housing
REQUIRED TEXT:
· Gregg Colburn, Rebecca Walter – Affordable Housing in the United States (AHUS in the modules)
· Other reading/zoom sessions/articles/webinars as listed in the modules 
Note – guest speaker sessions are required and you’ll need them to complete your homework assignments. It’s great if you can attend – I will send out a survey to see what time maximizes in person attendance – but they will be recorded and posted.
GRADING:
All-Class Posts: 3 assignments, 5 points each, or 15% of the overall grade
There are all-class posts in Week 1, Week 2, and Week 9, posted in that respective week’s module. 

Discussion Group Participation: 3 assignments, 10 points each, 30% of the overall grade

Graduate students: Discussion Groups – 2 weeks, 3 - 4 students, 10 points each assignment

· Choosing a group: each group will be 3 - 4 students – you can self-select or I’ll organize you.

· I will post a question or a framework for discussion by the start of each module. Your assignment is to provide posts that have a connection to course material, provide analytic commentary, and generally keep the conversation going. This does not have to become your life’s work: I expect 2 – 3 meaningful posts each of which should be 200 – 300 words. Your first post needs to be up by Wednesday at noon of the assigned week. Response posts need to be up by Friday. Note: discussion groups will focus on guest lectures and/or reading assignments – be sure you are caught up.

Undergraduate students: Discussion Groups 
· Undergraduate students are organized into a single discussion group. During the weeks of the Discussion Group Assignment, I will post a question for you to consider. Your response has two parts: your own individual thoughts in a post that is 200 – 300 words, and a comment on a colleague’s post, also 200 – 300 words. I am looking for independence of thought and consideration of the material – it’s great to affirm your colleagues, but I will grade based on content and not just repetition/affirmation. Note: discussion groups will focus on guest lectures and/or reading assignments – be sure you are caught up.


Module Exercises: 3 Assignments, 10 points each, 30% of the grade

Module exercises are in the form of spreadsheets to be completed. Rubrics are included in the assignment descriptions. They are due on the Friday of the assigned module. Late assignments will be docked 2 points for every day you are late starting 24 hours after the due date. I won’t accept them three days after the due date (in case of emergency of course I am available to discuss, but do it before the original assignment date). I will not accept late final assignments.
Final Project: 25 points, or 25% of the grade (posted late April in its own module)

Summary:
	
	Dates:
	Topics:
	Assignments:

	1
	3/30 – 4/3
	Foundational concepts in affordable housing; intro to class
	All Class Post # 1: Introduction – post a short video  (5 points)

	2
	4/6 – 4/10
	Policy and regulatory framework for affordable housing
	All Class Post #2: Identify an affordable housing – post a short video (5 points)

	3
	4/13 – 4/17
	What makes an affordable housing project financially feasible?
	Discussion Group Assignment  #1 (10 points) – Project Feasibility

	4
	4/20-4/24
	Introduction to simple financial projections and the sources/uses statement
	Module Exercise #1: Sources and Uses assignment (10 points)

	5
	4/27-5/1
	Introduction to affordable housing operations + guest speaker
	Module Exercise #2: Affordable Housing Operations Analysis (10  points)

	6
	5/4-5/8
	“Demand side” subsidies (rental assistance/Section 8)
	Discussion Group Assignment #2 (10 points) – Section 8 project based vouchers

	7
	5/11-5/15
	Debt, interest rates, and housing production + guest speaker
	Discussion Group Assignment #3 (10 points) – underwriting risk as a lender

	8
	5/18 – 5/22
	Affordable housing equity – low income housing tax credit (LIHTC)
	Module Exercise #3: LIHTC (10 points)

	9
	5/25-5/29
	Wall Street, private equity, and affordable housing finance
	All Class Post #3 – post a short video (5 points)

	10
	6/1-6/5
	No class work – prepare for final project
	

	Final
	
	See Final Project Module
	25 points






Module 1 – Foundational concepts in affordable housing - Class overview and expectations. Concepts and language: what is “affordable housing?” What images come to mind? Why does the production of affordable housing matter? What are the implications – societal, economic, financial – when a community lacks affordable housing? Discuss what affordability means, how it is measured, and what is considered to be affordable in Multnomah County.
Learning goals:
· Understand affordable housing in the context of multifamily development
· Understand the idea of area median income, rent burden, and how to calculate affordable rent

Module 2 – Policy and regulatory framework for affordable housing - There are many ways the public sector – federal and local – facilitates housing affordability – the government is a policy maker, a regulator, a funder, and sometimes a builder. Discuss why government intervention is necessary to create affordable multifamily housing in most markets – specifically, why is there a “financing gap” in affordable housing development, and how does government fill it? 

Learning goals:
· Understand why the private sector cannot/does not create affordable housing without subsidy
· Understand redlining and the Community Reinvestment Act as a response to redlining
· Discuss ways in which the public sector fills the financing gap – federal, state, local


Module 3 - What makes an affordable housing project financially feasible? What influences feasibility? Discuss the cost of land, neighborhoods, and the financial factors that impact location, the number of units, and other aspects of multifamily development. For nonprofit developers, in particular, how is a project influenced by available financial tools vs. mission? Consider scarcity of resources, and how building for specific populations can influence project design, location and why it matters. Discuss feasibility in light of lender (both conventional and public) requirements – it is always possible to build the project you might want to build? Why or why not? How does capital structure influence project choice? Discuss developers’ fees and developers’ financial motivations.

Learning goals:
· Understand project feasibility as affordable housing developers define it
· Using the ULI app, understand how different aspects, particularly the income level of a project’s proposed target households, affect the capital stack of an affordable multifamily project
· Understand the tradeoffs in deciding where and what to develop, and for whom
· Return to the idea of the housing gap, and understand why it is so difficult to build affordable housing
· Discuss developer fee and the profit motive for building affordable housing.

Module 4 – Simple pro formas/financial forecasting, sources/uses. We consider the two schedules used by developers to create a financing structure for a multifamily affordable housing project: the sources and uses schedule and the net operating income statement. This module will cover the conventions of how these modules are presented, why there are such conventions, the differences in how lenders, equity providers, and developers look at different financing aspects, and critically, how these two schedules work together. We will examine risk and return in affordable housing development from a variety of different perspectives. Finally, we will introduce the idea of “cost of capital,” and touch on why interest rates matter so much. 
Learning goals:
· Understand a sources and uses statement and how they are balanced – and how the developer fee interplays with budget balancing
· Understand and calculate net operating income and available cash for debt payments
· Risk/return – always integral to finance – in the context of affordable housing and how risk/return is defined differently by different participants
Module 5– Affordable Housing Operations. You can compare a multifamily rental project to a small business – it has revenue (rents) and expenses. In this module, we will spend time understand rents – returning to the affordability tables provided by the Portland Housing Bureau – and expenses, zeroing in on expenses that are considered controllable by the developer and those that are not considered controllable, why that distinction matters, and once again why location matters. 
Learning goals:
· Discuss elements of revenue in affordable multifamily housing
· Discuss operating expenses, in particular property taxes and insurance
· Learn about operating reserves and guarantees
Module 6 – Demand side subsidies. One of the ways the government facilitates the development of affordable housing is subsidizing the income generated by rents, either by providing a subsidy for households or by providing a subsidy specific to a development. The federal government program in America is called “Section 8,” but the government provides public housing subsidies as well. This module examines the two different kinds of Section 8 vouchers (household and project specifics). Advantages and disadvantages of each – from the landlord’s point of view, and from the resident’s point of view. 
Learning goals:
· Learn about Section 8, generally how it is administered and the mechanics of how it subsidizes rental revenue from the perspective of the developer/owner.
· Understand how Section 8 reduces the financing gap.
· Discern the differences between tenant- based subsidies and project-based subsidies. 
Module 7 – Debt, interest rates and housing production. Most real estate developments have two sources – debt and equity. In this module, we will focus on debt and how lenders determine how much debt an affordable housing project can bear. Returning – once again – to the concept of the financing gap, learn about how relative levels of affordability affect the level of debt and how, in turn, the level of debt affects the sources and uses statement. We will look at the debt coverage ratio, value in income-restricted properties, the effect of property tax abatements and exemptions on cash flow and how interest rates fundamentally affect the production of affordable housing.
Learning goals:
· Understand how debt affects affordability, and how affordability affects debt
· Understand the difference between private sector, “must pay” debt, and soft debt, or debt that is only repaid if there is enough cash to pay it
· Calculate debt coverage ratios – critical to debt sizing – and understand how they are affected by the net operating income statement
· Return to the idea of sources and uses, and understand debt as a source 
Module 8: Affordable housing equity – the low income housing tax credit - The other major source of capital to build housing is equity. We will discuss the history (briefly) of the housing tax credit and its link to the Community Reinvestment Act, who benefits from investment and why the housing credit is the biggest driver of affordable housing production. We will talk about specific technical aspects and definitions – eligible basis, how to calculate how much housing tax credits an affordable housing project is eligible for, how “pricing” the credit works, and benefits investors receive. Note that this module is closely connected to Module 9 so the reading list and the learning goals are combined. 
Learning goals:
· Understand calculation of the housing tax credit and how it creates equity for building affordable housing
· Understand the housing tax credit’s connection to regulatory requirements for banks
· Understand the connection between a project’s cost and the generation of tax credits
· Learn about investors for the housing tax credit and what influences pricing
· Understand how pricing leads to more (or less) equity available for development
Module 9 – Wall Street’s influence over affordable housing – how is the investment decision made? Different investment vehicles – direct investing, single-investor funds, multi-investor funds. Discuss why institutional investors choose the housing tax credit – distinction between investors driven by regulatory requirements (banks) and investors who are more purely economic. Discuss differences in risk/return models between single investor funds and multi investor funds, and the role of intermediaries in this financial space. Tax credit investors are corporations, typically banks – discuss their motives– economic buyers, bank buyers, “spread to treasury” buyers, others – how does a LIHTC investment fit into an investor’s overall portfolio? Briefly discuss other Wall Street influences – the tax exempt bond market, agency debt, and private equity. 
Learning goals:
· Understand different investment vehicles for the low income housing  tax credit
· Understand investors’ motivations – economic and otherwise
· Understand how interest rates can affect pricing for the housing tax credit
Module 10: Prepare for your final project 
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