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Executive summary 
Overview 
Since its inception in 1987, the Bond Cap Allocation Program (BCAP, or program) has received more than $20.69 

billion in tax-exempt private activity bond issuing authority for a variety of economic and industrial development, 

housing, hydroelectric power, exempt capital facility projects and student loans in Washington. The Washington 

State Department of Commerce (Commerce) administers the program. 

The program authorizes the issuance of bonds under the federal bond volume cap but does not directly fund or 

finance projects. Private investors purchase the bonds, and those sales fund projects that have received 

permission to issue tax-exempt private activity bonds. 

Revised Code of Washington (RCW) 39.86.190 requires that Commerce prepare and submit a biennial report to the 

Legislature summarizing usage of the bond allocation proceeds and any policy concerns for future bond 

allocations. Specifically: 

Beginning in June 2018 and thereafter by June 30th of each even-numbered year, the agency shall submit a 

biennial report to the legislature summarizing usage of the bond allocation proceeds and any policy concerns 

for future bond allocations. 

This is the report for the 2024–25 calendar biennium.  

Allocations and outcomes for 2024–25 
The biennium began with $295.34 million in available carryforward (the allocation of volume cap not used within 

the current year and carried over to the next). When combined with the additional $2.01 billion for the 2024–25 

period, Washington had the potential to authorize approximately $2.3 billion in bond cap resources. During this 

period, BCAP authorized the sale of private activity bonds totaling $1.29 billion for projects located throughout the 

state. Unused portions of bond cap from 2024 and 2025 resulted in $1.02 billion available to carryforward in 2026.  

During 2024 and 2025, housing projects used approximately $1.21 billion in bond cap. This total included: 

• $1.04 billion to create 5,721 units of affordable multifamily rental housing in 37 developments around the 

state; and, 

• $163.9 million for low-income, first-time homebuyer assistance that helped 987 homebuyers.  

Housing construction is estimated to have created 6,067 jobs (primarily in construction and manufacturing 

sectors), according to the National Association of Home Builders.1  

Three non-housing projects used $80.8 million in volume cap, with one exempt facility project comprising just more 

than 71% of that amount. Small issue and exempt facility projects resulted in 479 retained positions and the 

creation of an undetermined number of temporary construction jobs, as reported by applicants.  

  

                                                       

1 National Association of Home Builders, “National Impact of Home Building and Remodeling: Updated Estimates,” April 2020. 

https://www.commerce.wa.gov/about-us/research-services/bond-cap-allocation-program/
https://app.leg.wa.gov/rcw/default.aspx?cite=39.86.190
https://www.nahb.org/~/media/NAHB/news-and-economics/docs/housing-economics-plus/special-studies/2020/special-study-national-impact-of-homebuilding-and-remodeling-april-2020
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Figure 1: Category issuances, 2024–25 (in millions)

 
 

During the biennium, the program allocated all carryforward to the Washington State Housing Finance Commission 

(WSHFC) for affordable housing projects. 

Allocations for 2026–27  
A total of $1.080 billion in new cap was available in 2026. Approximately $880.95 million in multi-family 

carryforward and $136.1 million in single-family carryforward were available at the start of 2026. The 2027 volume 

cap will not be determined until December 2026. 

Current applications for bond cap are close to matching the total of the new volume cap available. For example, in 

May 2026, there are pending requests for $994.43 million in volume cap for housing projects, while the total new 

volume cap for 2026 exceeds that amount by just $85.70 million.  

Based upon similar circumstances in recent years, however, it is likely that a portion of new volume cap will not be 

issued prior to the end of the year and will be designated as carryforward. Recent carryforward designations have 

almost exclusively been made to the WSHFC. 

Strong ongoing demand for allocations is due in large part to issuances by WSHFC and housing authorities for 

housing projects, although exempt facility applications have resulted in supplemental demand in recent years. 

Small issue applications have been limited primarily to Beginning Farmer/Rancher projects in recent years.  

In the 2024-25 biennium, a variety of factors have affected the timing and number of project closings and caused 

an apparent slowing in the total number of housing and exempt facility projects receiving allocations. The 

estimated construction costs of projects approaching development have stayed relatively stable. However, 

increased interest rates and higher permitting and insurance costs have caused a few projects to not proceed to 

bond sale or construction. This dynamic has increased the time for projects to advance toward bond sale and 

development, and as bond cap trends illustrate, is likely linked to increases in bond cap carryforward. 

$1,208.62
Housing

$0.2, 
Small Issue

$80.6, 
Exempt Facility
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Policy discussion 
Washington continues to experience affordable housing, economic development and infrastructure challenges.234 

While BCAP is positioned to support housing development, economic and market issues continue to compromise 

development and affordability. Housing affordability is becoming a greater challenge for more income levels and 

elevated home prices, coupled with higher mortgage rates, have placed homeownership out of reach for a large 

share of moderate-income households. This has shifted demand into the rental market, where competition for 

available rental housing, including affordable and workforce housing, has deepened. 

Similarly, construction costs have increased total development budgets, requiring larger amounts of capital to 

complete projects. Higher interest rates have reduced the amount of debt that projects can support, both by 

increasing debt service costs and by lowering loan-to-value ratios under more conservative underwriting standards. 

In turn, operating costs have increased, reducing projected revenues and further constraining debt capacity. Project 

readiness, which includes factors such as site control, permitting progress and committed funding, has intensified 

as a critical determinant of success. 

With demand outpacing supply and increased housing development costs continuing to rise, the rent or sale prices 

required to make projects financially viable will also increase. Affordable housing development relies on a 

combination of subsidies, tax credits and specialized financing tools to bridge the difference between development 

costs and affordable rents. This creates a structural gap between the cost of producing housing and what many 

households can afford to pay.  

Rising costs and the demand for rental housing pair with the slowing of projects moving towards bond sales and 

development to create a likely significant build-up of carryforward that, at the current rate of development, could 

result in the expiration and loss of bond cap over time. 

Potential strategies to increase bond cap use include: 

• Increase the percentage of affordable multi-family housing project costs covered by bond cap. 

• Increase the amount of bond cap used for the WSHFC’s first-time homebuyer assistance program for low-

income households. 

• Increase the amount of affordable multi-family housing rehabilitation and preservation projects. 

To meet demand and address increased needs, Commerce will continue to convene stakeholder discussions to 

consider strategies to maximize available resources, monitor trends, track cost increases, evaluate economic 

conditions, and explore potential innovations, including bond cap recycling and new exempt facility categories. 

In addition, Commerce will continue to collaborate with WSHFC and other key stakeholders to: 

• Consider programmatic changes to prioritize allocations of cap for projects that are primed to move forward 

to bond sale and development. 

• Identify fallback strategies, options and trigger dates to ensure full use of carryforward. 

• Craft performance measurements with stakeholders to monitor metrics such as project closings, units 

delivered, timelines and pipeline-to-delivery conversion rates, supported by new tools such as benchmarks 

and dashboards.  

• Collaborate with stakeholders to address trends, barriers, delays and proposed strategies.  

                                                       

2 Washington State Standard, “Washington’s neverending housing crisis.”  
3 Association of Washington Cities, “2025 Infrastructure Report” (PDF).  
4 Office of Financial Management, “Economic and Revenue Outlook.”  

https://washingtonstatestandard.com/2024/05/01/washingtons-neverending-housing-crisis/
https://wacities.org/docs/default-source/legislative/2025infrastructurereportawcawbwsacwppa.pdf?sfvrsn=fd4a2c4f_1
https://ofm.wa.gov/budget/state-budget-2025-27/26-proposed-supplemental/budget-highlights/outlook/
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These efforts will help Commerce ensure that emerging and volatile dynamics and trends are identified and 

addressed in a proactive manner to help bond cap fully reach its potential in addressing housing, economic 

development and infrastructure needs throughout the state. 

Introduction 
Private activity bonds are not usually eligible for tax-exempt status if the proceeds benefit businesses or 

individuals. However, when issued under the authority of the state's bond cap allocation, many projects financed by 

private activity bonds can access lower-cost, tax-exempt bond financing if the projects have substantial public 

benefits.  

This report contains a significant number of acronyms and terms that may be unfamiliar to the reader. For 

reference, Appendix A provides a compilation of acronyms and definitions. Discussion of issuances of private 

activity bond volume cap throughout this report is alternatively known as and may be referred to as "bond cap," 

"volume cap" or "cap." 

What is bond cap? 
The bond cap is a federal limitation on the total volume of these tax-exempt private activity bonds issued annually 

in each state. The Internal Revenue Code allows states to determine how to distribute cap authority among five 

categories of projects: exempt facility, housing, public utility districts (for specific hydroelectric projects), small 

issue manufacturing and student loans. Washington law sets percentages for each category, criteria for allocation 

within the categories and timelines for bond cap that are set aside in some categories to encourage development 

in eastern and distressed areas of the state. 

BCAP has authorized approximately $20.69 billion in tax-exempt private activity bond issuances since its inception. 

These bonds have contributed to: 

• The development of thousands of affordable housing units and new jobs in Washington’s communities 

• Industry, infrastructure and clean energy production across the state 

• Low-cost student loans to educate thousands of Washington’s residents 

How much cap authority is available? 
The total amount of tax-exempt private activity bond authority for each state is calculated using a per capita 

formula. During the 2024–25 biennium, the multiplier, as established by the Internal Revenue Service, increased 

from $125 in 2024 to $130 in 2025. For calendar year 2026, the multiplier increased to $135 per Washingtonian. 

Based on annual population estimates from the U.S. Census Bureau, a total of $1,080,137,700 in bond cap authority 

was available to Washington in 2026. This reflects an increase of 10.6% compared to the initial 2024 allocation. 

State statute (RCW 39.86.120) describes how cap authority must be divided among the eligible categories. 

What is a tax-exempt private activity bond? 
A bond is a means for an investor to lend money to a corporate or governmental entity that borrows the funds for a 

defined period at a specified interest rate. Because bond investors are not required to pay federal taxes on interest 

earned on tax-exempt bonds, these bonds can qualify for lower interest rates than conventional financing, thereby 

saving the borrower money. 

For projects with benefits considered essentially public, such as roads and most infrastructure, tax-exempt bonds 

can be issued without cap authority. Bonds for projects with a high level of private benefit or participation are not 

tax-exempt unless they meet specific Internal Revenue Service (IRS) criteria and are issued under the authority of 

the bond cap allocation.  

https://app.leg.wa.gov/rcw/default.aspx?cite=39.86.120
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A bond is considered a private activity bond if it meets one of two tests: 

1) It meets both of the private business use tests: 

a) Greater than 10% of its proceeds are used for any private business purpose, AND  

b) Greater than 10% of its proceeds are either secured by property used for private business purposes or are to 

be repaid from private business sources. 

2) OR, it meets the private loan financing test: 

a) Greater than 5% (or $5 million, whichever is less) of its proceeds are used for loans to people other than 

governmental entities.5  

What kinds of projects are eligible? 
The Tax Reform Act of 1986 established five categories of projects eligible to issue bonds under cap authority: 

• Exempt facility: Certain types of capital transportation, waste management, energy and environmental 

facilities as defined in the Internal Revenue Code. Multifamily low-income rental housing projects are 

included in the exempt facility category under federal law. However, for distribution purposes, Washington 

law separates multifamily rental housing from the rest of the exempt facility category and places it in a 

separate housing category, along with single-family homeownership projects, which are not considered 

exempt facilities under federal law. 

• Housing: In Washington, this includes both affordable multifamily rental housing and single-family 

homeownership projects. 

 

 

Alberta J. Canada Building in Tacoma's Hilltop Neighborhood, a housing project completed by the Tacoma Housing Authority. Photo 

courtesy of the Washington State Housing Finance Commission and the Tacoma Housing Authority. 

                                                       

5 LexisNexis, “Federal Taxation of Municipal Bonds Deskbook,” 2017 (citing 26 U.S.C. Sec. 141). 
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• Small issue: Industrial development projects needing less than $20 million in capital expenditure over six 

years. Bonds are limited to a par value of $10 million. 

• Student loans: Higher education loans for qualifying students. 

• Public Utility District (PUD): Efficiency and environmental enhancements for certain hydroelectric facilities. 

Each state’s PUD volume cap was further limited in federal law, with Washington’s limited to a lifetime 

maximum of $750 million. In 2007, Washington’s PUDs used the last of the $750 million cap, so the PUD 

category no longer exists in the state. 

How does Commerce decide which projects get cap allocations? 
RCW 39.86.120 established a formula for initial allocations – set-asides of cap authority – for each category. Since 

2017, the initial set-aside allocations have been: 

 Exempt facility: 20% 

 Housing: 42%, divided between— 

• WSHFC: 80% (that is, 33.6% of total cap) 

• Local housing authorities: 20% (that is, 8.4% of total cap) 

 Small issues: 25% 

 Student loans: 5% 

 Remainder: 8% 

Commerce is responsible for taking applications, evaluating projects, authorizing bond issuances under the cap 

and ensuring the state does not exceed its cap authority. 

State laws or rules establish timelines for some of the "initial annual set-asides," and set restrictions to allocations 

for exempt facility projects that exceed more than 30% of the initial set-aside prior to May 1 of each year.  

After July 1, unused cap from any category can be reallocated to another category. However, 50% of any unused 

cap is prioritized for housing. The remainder category can be used for any eligible project category at any time, 

providing flexibility in the program early in the year.  

Each category has a set of basic eligibility criteria established by the Internal Revenue Code, state statute and WAC 

that guide allocation decisions. These criteria help Commerce prioritize projects for allocation by assessing each 

project's public benefit.  

Generally, projects that apply for an allocation of volume cap and meet all requirements will receive a full or partial 

allocation if there is a remainder, initial set-asides (subject to restrictions), or released amounts. As a result, the 

program often makes allocations based on the order in which it receives a valid application.  

Who applies for bond cap authority? 
Private activity bonds help finance projects with a significant non-governmental component that provide a qualified 

public benefit. These private entities can include for-profit businesses, nonprofits and housing authorities. 

Nonprofit providers of affordable housing use a significant amount of cap each year to expand housing 

opportunities throughout the state.  

In addition to housing, companies can use up to $10 million in private activity bonds to support qualified industrial 

development projects that do not exceed $20 million in total project cost. This allocation can be used to create or 

expand manufacturing businesses to support economic development.  

https://app.leg.wa.gov/rcw/default.aspx?cite=39.86.120
https://app.leg.wa.gov/rcw/default.aspx?cite=39.86.120
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Supplementally, businesses such as waste management companies or private water purveyors can use private 

activity bonds to provide utility services, including water lines, expanded waste collection or the creation of value-

added products to reduce waste streams.  

An allocation of cap can be used if a public entity, such as a port or municipality (a city, county or special district), 

is expanding infrastructure to specific businesses rather than the public at large.  

How does a project apply for cap authority? 
Projects seeking an allocation of cap must work with a public conduit issuer such as a local city, county, housing 

authority, port authority or economic development council; or statewide entities such as the Washington State 

Housing Finance Commission or the Washington Economic Development Finance Authority.  

The conduit issuer, in conjunction with a team that includes the applicant, qualified legal counsel, financial advisors 

and bond sellers or underwriters, solidifies a proposal. The conduit issuer then formally approves the proposal by 

adopting an “inducement resolution” or “intent to issue” through a resolution or ordinance. 

Once this step is completed, an application is submitted to the Department of Commerce by the conduit issuer 

requesting an allocation of cap. Applicants pay a fee to the program, typically 0.0277% of the requested cap. 

BCAP reviews the application and, if it approves the project, awards a Certificate of Allocation to the issuing 

authority. The certificate allows the issuing authority to issue the tax-exempt bonds. Applications are reviewed in 

the order they are received, as guided by the provisions of the RCW and WAC, and within the available resources for 

that specific project category.  

What is carryforward? 
Annual bond cap may be either issued as bonds or designated as carryforward. Carryforward represents unused 

allocations that may be used by a designee during the subsequent three-year period. In slow economic times, less 

bond cap is used during the year, and as a result, more cap is carried forward into future years. 

How is carryforward allocated? 
Allocating carryforward to a specific project carries the risk the cap will be lost if a project hits a snag and is unable 

to issue a bond within the time limit. The state has chosen to allocate nearly all carryforward on a program basis 

rather than to individual projects to avoid the potential loss of cap.  

In most years, carryforward amounts have been allocated to WSHFC because it can use them on a program basis. 

As a sub-allocating agency of Commerce, it can reallocate housing cap to other issuers, such as local housing 

authorities. However, under federal law, those reallocations must be within the same bond cap category for which 

WSHFC received the carryforward. For example, carryforward allocated to WSHFC for affordable multifamily rental 

housing can only be reallocated to other issuers of multifamily rental housing bonds. 

The program has rarely allocated carryforward in the exempt facility category, except in unique circumstances, 

because of the risks associated with allocating to specific projects. For most years, including 2024 and 2025, 

Commerce allocated carryforward to WSHFC. 

Reducing initial allocations by carryforward amounts 
When an issuer has received a carryforward allocation, the program may reduce the issuer’s initial allocation for the 

following year by the amount of the carryforward received. State statute requires that the resulting cap amount is 

moved into the remainder category. This allows additional flexibility in making allocations outside the set-aside 

structure early in the year. 

https://app.leg.wa.gov/wac/default.aspx?cite=365-135-020
https://app.leg.wa.gov/rcw/default.aspx?cite=39.86.120


 

 

BOND CAP ALLOCATION PROGRAM BIENNIAL REPORT 2026 11 

Several times in the history of the program, the program reduced WSHFC’s initial allocation by carryforward 

amounts. That enabled local housing authorities and exempt facility projects to obtain the cap they needed without 

waiting for the category set-asides to be released on July 1. 

In 2024, the program determined that reductions to the initial set-asides due to carryforward would only occur 

when multiple projects in separate categories had submitted complete applications prior to the start of the 

calendar year. The program adopted this approach to increase predictability and consistency when reducing initial 

set-asides. 
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Bond cap policy issues 
Current landscape 
Washington’s need for affordable housing, infrastructure investment and targeted economic development 

continues to outpace the capacity of traditional public and private financing systems.678 Within this context, private 

activity bonds (PABs) remain a central financing mechanism, enabling projects that would otherwise be infeasible 

to proceed.  

However, the environment in which these bonds operate has undergone a fundamental transformation recently. 

The conditions shaping development today are not simply a continuation of past cycles, nor are they a temporary 

disruption tied solely to the COVID-19 pandemic and its aftereffects. Rather, they represent a structural shift in the 

economics of development, financing and project delivery that has profound implications for BCAP and the broader 

policy framework within which it operates. 

During the two previous biennia (2020–21 and 2022–23), the economic environment was defined by acute 

volatility. Inflation surged to levels not seen in decades, supply chains were disrupted, labor shortages intensified 

and construction costs rose rapidly. Interest rates increased sharply in response to inflationary pressures, 

dramatically altering the cost of capital. In addition, federal changes made to tax law decreased private investor 

interest in bond cap purchases.  

While some of these conditions have stabilized in the intervening period, they have not reversed. Instead, the 

system has settled into a new equilibrium, one characterized by persistently elevated costs, higher financing 

expenses, tighter underwriting standards and increased uncertainty for project feasibility. 

This transition from volatility to constraint is critical. The earlier period was marked by rapid change and 

uncertainty about direction; the current period is defined by stability at less favorable conditions. Construction 

costs, for example, are no longer escalating at the same rate, but they remain significantly higher than pre-2020 

levels. Similarly, interest rates have stabilized but remain well above the historically low levels that underpinned 

development feasibility during the prior decade. Insurance costs, regulatory requirements and operating expenses 

have also increased, further compounding the financial challenges facing developers. 

These conditions have reshaped the baseline assumptions under which development occurs. Projects that would 

have been feasible under prior cost structures and financing conditions must now overcome larger financial gaps, 

navigate more complex capital stacks, and absorb greater risk. This shift has significant implications for all 

categories supported by PABs, but it is most pronounced in the affordable housing sector. 

Affordable housing need and development constraints 
Washington’s housing system remains characterized by a persistent and substantial imbalance between supply 

and demand. The state’s projected need for approximately 1.1 million additional housing units by 2044 

underscores the scale of the challenge. 9 Importantly, a significant share of this need, more than half, is 

concentrated among households earning 50% or less of area median income. These households are largely unable 

to access market-rate housing, meaning that their housing needs must be met through subsidized or income-

restricted units. For 2025 data on housing permits, completions and demolitions, the Office of Financial 

Management estimates that approximately 47,000 units were completed, while approximately 2,000 were 

                                                       

6 Washington State Standard, “Washington’s neverending housing crisis.” 
7 Association of Washington Cities, “2025 Infrastructure Report” (PDF). 
8 Office of Financial Management, “Economic and Revenue Outlook.” 
9 Washington State Department of Commerce, “Washington state will need more than 1 million homes in the next 20 years.” 

https://ofm.wa.gov/data-research/population-demographics/estimates/archive/
https://ofm.wa.gov/data-research/population-demographics/estimates/archive/
https://washingtonstatestandard.com/2024/05/01/washingtons-neverending-housing-crisis/
https://wacities.org/docs/default-source/legislative/2025infrastructurereportawcawbwsacwppa.pdf?sfvrsn=fd4a2c4f_1
https://ofm.wa.gov/budget/state-budget-2025-27/26-proposed-supplemental/budget-highlights/outlook/
https://www.commerce.wa.gov/washington-state-will-need-more-than-1-million-homes-in-next-20-years/
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demolished. This net gain in housing units, while positive, is estimated to be 10,000 behind the annual number of 

new units needed. 

Simultaneously, housing affordability pressures have expanded beyond traditionally defined low-income 

populations. Elevated home prices, coupled with higher mortgage rates, have placed homeownership out of reach 

for a large share of moderate-income households. This has shifted demand into the rental market, where 

competition for available units has increased across income levels. As a result, demand for rental housing, 

including affordable and workforce housing, has intensified. 

This dynamic is further compounded by the private market's limited ability to produce housing at price points 

accessible to lower-income households. Market-rate development is constrained by the same cost factors 

affecting affordable housing, such as construction costs, land prices, financing costs and regulatory requirements. 

As these costs rise, the rents or sale prices required to make projects financially viable also increase. This creates 

a structural gap between the cost of producing housing and what many households can afford to pay. 

Affordable housing development exists within this gap. It relies on a combination of subsidies, tax credits and 

specialized financing tools to bridge the difference between development costs and affordable rents. Private 

activity bonds are a foundational component of this system, particularly through their role in enabling access to 4% 

Low Income Housing Tax Credits (LIHTC). Projects using private activity bonds must have at least 25% of their 

project cost financed by these bonds. Without a bond cap allocation, most multifamily affordable housing projects 

cannot access this financing structure and therefore cannot proceed. 

However, the effectiveness of this system depends on the interaction of multiple financial components. Affordable 

housing projects typically rely on a layered capital stack that includes tax-exempt bond financing, LIHTC equity, 

public subsidies and debt (including both construction loans and eventual permanent project debt amounts). Each 

of these components is sensitive to broader economic conditions, and in the current environment, all have come 

under pressure. 

Construction costs have increased total development budgets, requiring larger amounts of capital to complete 

projects. Higher interest rates have reduced the amount of debt that projects can support, both by increasing debt 

service costs and by lowering loan-to-value ratios under more conservative underwriting standards. At the same 

time, operating costs, in particular insurance costs, have increased, reducing projected net operating income and 

further constraining debt capacity. 

Equity financing has also become less favorable. LIHTC pricing, which determines the amount of equity investors 

are willing to provide in exchange for tax credits, has softened relative to previous periods. This reduction in 

investment reduces the amount of equity available to projects, increasing reliance on other funding sources. Public 

subsidies, while essential, are limited and often insufficient to fully close the resulting financing gaps. 

In recent years, a significant number of new affordable housing development projects sought to keep costs down 

by developing studio and one-bedroom units. As a result, there is a growing gap between the number of new 

affordable units available to meet the demand for larger households. 

In addition, projects have struggled to keep project development and operating costs for new development 

sufficiently low to support funding packages and affordable rents that allow long-term repayment. As a result, 

many projects require supplemental funding to help bridge those gaps. 

WSHFC has responded by focusing on preservation and renovation of existing units to increase the ability of cap to 

secure larger units and minimize disruption to estimated project costs. This strategy will be implemented in 2026 

through a newly created round of funding for preservation and renovation projects. 
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Evolving role of bond cap in affordable housing development 
The shift in funding dynamics and project costs has fundamentally altered the role of private activity bonds within 

the system. Historically, the primary challenge for BCAP and its partners, such as WSHFC, has been allocating 

limited resources among competing projects. Demand for bond cap consistently exceeded supply, and program 

effectiveness was largely defined by how efficiently and equitably allocations were made. 

While this allocation constraint remains relevant, it is no longer the dominant factor shaping outcomes. Instead, the 

primary constraint has shifted to project execution. The key question is no longer simply whether a project can 

obtain bond cap, but whether it can successfully move from allocation to financial closing and ultimately to 

construction and completion. 

This transition from allocation constraint to execution constraint represents a fundamental change in program 

dynamics affecting the use of annual volume cap. Projects that receive allocations are increasingly subject to 

delays, restructuring, or, in some cases, cancellation. These outcomes are driven by the same economic pressures 

affecting the broader system, including rising costs, permitting delays, constrained financing and increased risk. 

One of the most visible indicators of this shift is the growth in carryforward balances. Carryforward allows unused 

bond cap authority to be preserved for future use, providing flexibility in program administration. However, the 

scale of carryforward in the current environment reflects more than administrative timing. The increase from 

approximately $295 million in 2024 to more than $1 billion entering 2026 signals a system in which projects are 

taking longer to reach closing, encountering greater challenges in assembling financing and requiring extended 

timelines to proceed. 

While the overall number of housing-related applications for bond cap roughly matches the total amount available, 

the number of projects moving forward has been significantly reduced during this biennium. Most of these projects 

that did not move forward to bond sale are still pending; however, many have had to alter their proposals to 

address the challenges listed above. 

Carryforward has thus evolved from a secondary tool into a central feature of program management, especially in 

affordable housing. It serves as a buffer, allowing viable projects to remain in the pipeline despite delays. At the 

same time, its growing scale introduces new challenges. Large carryforward balances can complicate the 

assessment of program performance and increase the risk that some allocations may expire if projects do not 

advance. 

These dynamics are closely tied to a broader issue within the housing system: the growing gap between 

development pipelines and actual production outcomes. Demand for affordable housing remains strong, and the 

number of proposed projects seeking financing remains substantial. However, a smaller share of these projects is 

successfully reaching completion within the biennial time frame. 

This “pipeline versus delivery” gap reflects the increasing difficulty of translating demand into tangible outcomes. It 

is not a function of insufficient interest or activity within the development community, but rather of structural 

constraints within the financing system. As projects face larger gaps and greater uncertainty, timelines lengthen, 

costs rise further and a few projects even become infeasible. 

At the same time, federal policy changes are altering the framework within which the program operates. Beginning 

in 2026, the reduction of the bond financing threshold required to access LIHTC, from 50% to 25%, effectively 

increases the capacity of bond cap. Projects will be able to qualify for tax credits with smaller bond allocations, 

allowing a greater number of projects to be supported.  
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While the change to LIHTC requirements expands access to financing for housing projects, it does not address the 

underlying feasibility challenges. Projects will continue to face elevated costs, constrained debt capacity and 

reliance on limited subsidies. As a result, the system is transitioning from one constrained primarily by bond cap 

availability to one constrained by financial feasibility and execution capacity. 

This shift has important implications for program strategy. As access to bond cap becomes less restrictive, the 

importance of prioritizing projects that are financially viable and likely to proceed to completion increases. Without 

such prioritization, expanded access could lead to higher levels of allocation without corresponding increases in 

production. 

As a result, despite a lower proportion of bond cap required to access LIHTC, projects may end up using a higher 

amount of private activity bonds to address factors such as rising construction costs, elevated insurance 

premiums, constrained financing and increased risk. While this dynamic has not yet played out, it is a central 

question to be answered in the upcoming biennium. The program will continue to monitor per-project private 

activity bond usage and whether fewer affordable housing units are created as a result. 

Bond cap’s role in infrastructure and economic development 
PABs continue to support infrastructure, manufacturing and economic development through the exempt facility 

and small issue categories. While use in these categories has been more limited than for affordable housing, they 

play an important role in addressing broader economic needs. Infrastructure investments, including water, sewer, 

solid waste and energy utilities, are often prerequisites for housing development. Without adequate infrastructure, 

even well-financed housing projects cannot proceed. 

Similarly, economic development projects supported through these categories contribute to employment, tax base 

growth and regional economic resilience. In areas outside major metropolitan centers, these investments can be 

particularly important in supporting local economies and addressing disparities in economic opportunity. 

Broader economic trends suggest that these categories may become more significant over time, as domestic 

manufacturing, clean energy and supply chain resilience are eligible uses under private activity bond programs. As 

these sectors continue to grow, demand for financing tools that support capital-intensive projects may increase. 

Currently, small issue manufacturing and exempt facility projects are challenged by high interest rates. The cost 

spread between taxable and tax-exempt debt has been relatively narrow. Low corporate income tax rates have 

contributed to low demand from banks. And new projects often face increasing permitting obstacles and costs. 

Despite this, interest in solid waste disposal bonds remains viable, with one issuance this biennium. 

Role of BCAP during 2026–27 
Taken together, the identified policy dynamics point to a broader evolution in the role of BCAP, which no longer 

seems to operate solely as an allocator of a scarce federal resource. It is increasingly functioning as a facilitator 

within a complex and constrained development system, where success depends on aligning multiple financing 

components and navigating heightened risks. 

This evolution carries important policy implications. In this environment, allocation decisions should be closely 

aligned with project feasibility when possible, incorporating a deeper understanding of financial structures and 

potential risks. Project readiness, which includes factors such as site control, permitting progress and committed 

funding, has become a critical determinant of success. The program will enter the next biennium closely watching 

this dynamic and evaluating whether such factors should play a larger role in allocation decisions and, if so, how. 
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Coordination across funding sources is essential. Bond cap alone cannot resolve the financing challenges facing 

projects. Effective alignment with tax credit programs, public subsidies and private lenders is necessary to close 

gaps and support project viability. This requires a more integrated approach to program management and policy 

design, especially in conjunction with WSHFC. BCAP will consider program management changes to accomplish 

this integration. 

Performance metrics must also evolve to reflect these realities. Traditional measures, such as the total amount of 

bond cap allocated, provide an incomplete picture of program effectiveness. Greater emphasis should be placed 

on outcomes, including the rate at which allocated projects reach closing, the number of units delivered, the time 

required to move from allocation to completion and the overall efficiency of capital deployment. The program will 

be developing benchmarks and dashboards to better monitor and evaluate these dynamics over the coming 

biennium. 

In this context, the central policy challenge is not simply to allocate bond cap, but to help ensure that those 

allocations result in completed projects that deliver meaningful public benefits. This requires balancing access 

with feasibility, flexibility with accountability and short-term responsiveness with long-term strategy. 

The economic context facing Washington has changed in ways that fundamentally reshape how private activity 

bonds function within the development system. Demand for housing, infrastructure and economic development 

investment remains strong, but the pathways through which that demand is translated into outcomes have become 

more complex and more constrained. 

PABs remain an essential tool within this system. Their continued effectiveness will depend on the BCAP's ability 

to adapt to changing conditions, leveraging limited resources to maximize impact while navigating the structural 

challenges that now define the development landscape. 

Over the upcoming biennium, BCAP will begin a transition from a traditional allocation-focused model to a more 

engaged, active role in close partnership with stakeholders, due to changes in the development and cap use 

environment identified in the discussion above. The program will consider ways to prioritize financially viable, 

“ready-to-proceed” projects, placing greater emphasis on factors such as site control, permitting progress and 

secured co-funding, while also considering updates to administrative frameworks to better reflect these conditions. 

Additionally, the program will consider more active and integrated efforts managing carryforward as a central tool, 

balancing its role in preserving delayed projects with the need to maintain flexibility and avoid expiration risks. The 

2026 reduction in the LIHTC bond threshold from 50% to 25% will expand access to tax credits, but the program 

must carefully monitor whether this leads to more projects overall or whether higher bond usage per project should 

be maintained (or perhaps increased).  

To address widening financing gaps driven by permitting delays, rising interest rates and reduced equity pricing, the 

program will collaborate with stakeholders to deploy bond cap as part of an integrated capital stack strategy, 

requiring stronger coordination with tax credit programs, public subsidies and private lenders. 

Commerce will work with stakeholders to create performance measures to monitor metrics, including project 

closings, units delivered, timelines and pipeline-to-delivery conversion rates, using tools such as new benchmarks 

and dashboards. These tools will help Commerce stay on top of usage dynamics and potential risks to the full use 

of volume cap. 

The program will also work with stakeholders such as WSHFC and the Washington Economic Development 

Finance Authority (WEDFA) to close the growing “pipeline versus delivery” gap, ensuring that strong demand 

translates into completed projects. The program will use quarterly briefings and periodic updates to discuss trends, 
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barriers, delays and other factors. These interactions will also focus on potential strategies to ensure full use of 

carryforward. 

Initial concepts that will be considered for potential deployment include increasing the percentage of affordable 

multi-family housing project costs covered by bond cap; increasing the amount of bond cap used for the WSHFC’s 

first-time homebuyer assistance program for low-income households; and increasing the amount of affordable 

multi-family housing rehabilitation and preservation projects. 

Beyond housing, Commerce will continue to promote infrastructure and economic development uses, particularly 

in areas such as utilities, manufacturing, and energy that enable broader growth.  

Overall, the program will focus on aligning funding sources, managing risk and ensuring that allocations produce 

tangible public benefits; shifting the core measure of success from how much bond cap is allocated to how 

effectively it results in completed projects and delivered outcomes. 

Commerce will also continue to work with stakeholders to reconvene a discussion group to strengthen 

partnerships, track bond cap trends, evaluate increases in project costs, monitor economic conditions and discuss 

proposed federal legislation. The discussion group will investigate potential innovations such as bond cap 

recycling and new exempt facility categories. 

These adjustments will help Commerce ensure that emerging and volatile dynamics and trends are identified and 

addressed proactively, enabling bond cap to fully reach its potential in addressing housing, economic development 

and infrastructure needs throughout the state.  
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Bond cap categories 
Housing — 42% initial allocation 
In Washington, the housing category includes mortgage revenue bonds, mortgage credit certificates and exempt 

facility bonds for qualified residential rental projects.  

Under state law, 42% of the total cap is set-aside for housing — 80% to WSHFC (33.6% of the total cap) and 20% to 

local housing authorities (8.4% of the total cap). 

WSHFC’s allocation can be used by its Single-Family Homeownership Program or Multifamily Rental Housing 

Program. WSHFC’s multifamily program issues bonds for both nonprofit and for-profit affordable housing 

developers. The Single-Family Homeownership Program’s mortgage revenue bonds are used for single-family low-

income homebuyer assistance. Under IRS Code, 95% of mortgage revenue bond allocations must be used to 

finance residences for first-time homebuyers. 

Local housing authorities in the state issue bonds for affordable multi-family rental projects — both their own 

projects and to nonprofit developers of affordable housing.  

Since 2007, bond cap allocations in the housing category have helped create or rehabilitate 67,435 units of low-

income, senior and special needs housing statewide. 

Small Issue — 25% initial allocation 
A small issue project, as described in IRS Code, is an industrial development/manufacturing project with a 

maximum of $20 million in capital expenditures over a six-year period — three years before and three years after 

the issuance of the tax-exempt private activity bond. Allocation requests for a single project in this category cannot 

exceed $10 million during the six-year period. 

The state adopted legislation in 2006 to create the Beginning Farmer/Rancher or “Aggie Bond” program, a subset 

of the small issue category administered by WSHFC. Bonds to support new farming operations were first issued in 

early 2008. Since then, aggie bonds have helped 41 families establish new agricultural businesses. This program 

helps permanent residents start farms if they have never owned one (or owned a farm that was less than 30% of 

the county's median farm size). 
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Approximately 2,400 acres in two farms were established by the Thomsen Brothers in December 2023 through the Beginning Farmer 

Rancher Program. Photo provided by Bryan Thomsen. 

Aside from the Beginning Farmer/Rancher Program, activity in the small issue category has been slow since the 

recession. Nevertheless, since 2007, bonds issued in the small issue category helped create or retain more than 

1,527 jobs in communities throughout the state. 

Exempt facility — 20% initial allocation 
Exempt facility projects are capital developments that qualify for tax-exempt status only if issued under the bond 

cap due to a high level of private involvement or benefit. Exempt facility projects include: 

• Solid and hazardous waste disposal 

• Wastewater/sewage treatment 

• Water facilities 

• Mass commuting facilities 

• Local district heating and cooling 

• Local furnishing of electricity or gas 

Under federal law, the term “exempt facility" also includes low-income rental housing. However, Washington 

classifies low-income rental housing in the housing category. 
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The Columbia Pulp project is intended to prevent tons of wheat straw from entering the waste stream or pollution from burning by turning 

straw into feed, pulp and erosion control. Photo by Allan Johnson. 

In BCAP's history, tax-exempt private activity bonds in the exempt facility category have financed innovative 

recycling, alternative energy and waste management projects. 

In addition to removing tons of waste and pollution; creating value-added consumer products; and providing power, 

sewer, and water facilities; exempt facility projects have created or retained more than 4,289 jobs for Washington 

residents since 2007. 

Student loans — 5% initial allocation 
While the state issued bonds in this category prior to 2005, issuance was suspended after the Student Loan 

Finance Association (SLFA) assets were sold in late 2004 to a for-profit corporation. The Washington Higher 

Education Facilities Authority (WHEFA) was appointed the new authorized student loan bond issuer in the state. 

However, beginning in 2008, changes in federal financial aid procedures made it difficult, or even unnecessary, for 

the state to issue student loan bonds. Depending on developments in federal student financial aid, WHEFA is 

prepared to offer both federally insured student loans and alternative loans. 

Remainder and redevelopment — 8% initial allocation 
Remainder and redevelopment, hereafter referred to as “remainder,” is a miscellaneous category. The program can 

allocate the remainder to projects eligible under any of the other bond-use categories throughout the year if the 

initial allocation in the project’s category has been depleted or the availability of cap for a specific project is limited 

by program timelines. At the beginning of each year, the program reserves at least 8% of the state’s total bond cap 

authority for the remainder category, providing flexibility to make more allocations earlier in the year. 
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If bond issuers submit applications in separate categories prior to the start of the calendar year, initial set-asides 

may be reduced by the amount of carryforward designated in the prior year. This amount is then added to the 

remainder category. 

Most often, the remainder cap is used for housing category projects, particularly for local housing authority 

allocations over the initial set-aside. At times, the remainder cap is used for exempt facility projects that are larger 

than the 30% of the initial allocation allowable for any one project early in the year. 
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2024–25 program activity summaries 
Bond cap activity during 2024 and 2025 was characterized by decreased use of the housing cap, significantly lower 

demand for the exempt facility cap, and extremely limited demand for the small issue cap. Affordable housing 

received the most bond cap issuances.  

The program approved private activity bonds totaling just under $1.29 billion, using new and prior-year carryforward 

bond cap authority. There was one issuance totaling $178,816 for the beginning farmer/rancher program in the 

small issue category. Two exempt facility projects used $80.63 million in bond cap, and there were no small issue 

manufacturing issuances during the biennium. 

2024 bond cap issuances 
The program approved private activity bond sales for projects totaling $637.41 million in bond cap authority. Of 

that amount, 99.97% went to housing category projects that created or rehabilitated more than 3,252 units of 

affordable housing and assisted 452 homeowners through the Single-Family Bond program. Small Issue projects 

used $178,816 in bond cap during 2024. No exempt facility bonds were issued in 2024.  

The year began with $295.3 million in carryforward; $185.9 million of that amount was used during 2024. A 

carryforward allocation of $525.1 million at the end of 2024 brought the total carryforward at the end of the year to 

$634.54 million, an increase of almost 115% compared to the amount at the start of the year.  

Appendix B contains details on specific issuances during 2024. 

2025 bond cap issuances 
The program approved private activity bonds for projects totaling $652.02 million in bond cap authority. Of that 

amount, 87.63% went to housing category projects. No small issue bonds were issued. Two exempt facility 

category projects used allocations in 2025 totaling $80.63 million in private activity bonds. Issuances in the 

housing category created or rehabilitated more than 2,469 units of affordable multi-family housing and helped 535 

low- to moderate-income families become homeowners. 

The year began with $634.54 million in carryforward; $401.41 million of that amount was used during 2025. A 

carryforward allocation of $783.96 million at the end of 2025 brought total carryforward going into 2026 to almost 

$1.02 billion, an increase of 60.28% compared to the amount at the start of the year. 

Appendix C contains details on specific issuances during 2025. 
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2024–25 bond cap project highlights 
Polaris at Totem Lake 

Bond cap amount: $64,000,000  

 

Photo from project website  

A new affordable housing development, Polaris at Totem Lake in Kirkland, has been completed through a 

partnership between the Evergreen Impact Housing Fund (managed by the Seattle Foundation), Inland Group and 

the Microsoft Corporation.10 

The project adds more than 440 apartments, including 260 units for households earning between 50–60% of area 

median income (AMI), 40 units for those at 30–50% AMI and 140 market-rate units. Most affordable units are 

designed for families, with 75% offering two or more bedrooms. 

Polaris at Totem Lake supports long-term housing stability, especially for families transitioning out of 

homelessness. In partnership with Hopelink, residents have access to services such as behavioral health support, 

transportation connections and other resources. 

Microsoft played a key financial role, contributing to land acquisition, construction and permanent financing 

through a mix of investments and loans. This blended funding approach helped close financing gaps that often 

delay affordable housing projects. 

“Polaris at Totem Lake demonstrates the power of public-private collaboration to overcome funding 

challenges and deliver lasting affordable housing,” said Joey Launceford of Inland Group. 

                                                       

10 Evergreen Impact Housing Fund, “Our Impact.” 

https://www.polaristotemlake.com/
https://www.evergreenimpact.org/our-impact
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St. Luke’s Affordable Housing Project 

Bond cap amount: $26,800,000 

 

Photo from project website  

In May 2021, St. Luke’s Episcopal Church (Diocese of Olympia) selected Bridge Housing to redevelop a 15,000-

square-foot portion of its Ballard property in Seattle. The site sits in a rapidly gentrifying area near Ballard 

Commons Park, a library, a grocery store and frequent transit, including a future light rail station. 

Enabled by Washington’s Substitute House Bill 1377 (2019), the project is among Seattle’s first to use new 

provisions allowing religious organizations to increase density for affordable housing. This allowed an eight-story 

building that maximizes units on the constrained site. 

Using $26.8 million in bond cap, the project delivered 84 affordable apartments for households earning 50–60% 

AMI, with units available for rent beginning in 2025. Through the partnership between St. Luke’s and Bridge 

Housing, residents now have stable homes rooted in a long-standing community institution. 

As resident Thomas Penix shared, moving to St. Luke’s brought stability after difficult housing conditions: “It 

felt like we could finally breathe… St. Luke’s gave us something we had never had, a sense of security… It’s not 

just a building, it’s a welcoming home in a community we love.” 

  

https://bridgehousing.com/properties/stlukes/
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Norpac 

Bond cap amount: $47,970,000 

 

Photo from Google maps screen capture 

NORPAC, a privately owned Washington paper and packaging manufacturer founded in 1979, produces recycled 

paper using waste wood fiber and regional wastepaper. Its mill in Longview employs about 450 workers. 

In 2017, declining demand for printing paper led NORPAC to idle one of its three machines and lay off more than 

100 workers. After China restricted recycling imports, more U.S. paper waste ended up in landfills. NORPAC 

responded by restarting the machine in 2018 to produce packaging materials and rehiring those workers. 

As operations resumed, the mill’s recycling system hit capacity. To improve efficiency and expand capacity, 

NORPAC secured bonds through the Washington Economic Development Finance Authority in 2020. This funded 

new equipment, including a larger rotary drum pulper. 

Completed in 2022, the upgrade enables NORPAC to recycle more than 500,000 tons of mixed paper annually that 

would otherwise be landfilled. As demand for newsprint declines, the company has shifted toward manufacturing 

packaging materials while continuing to produce some graphic papers, including those for books. 
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Broadway Youth Center 

Bond cap amount: $31,250,000 

 

Photo from National Equity Fund of the Broadway Center for Youth  

The Broadway Center for Youth in Seattle’s Capitol Hill neighborhood is a YouthCare-led development addressing 

youth homelessness through a centralized service model. YouthCare is a Seattle-based nonprofit dedicated to 

serving homeless and runaway youth, ages 12-24, through a comprehensive continuum of care.  

Projected to be completed in 2027, the facility combines supportive housing, job training, mental health services 

and community spaces in one location. 

The project is funded through a mix of public investment, private donations, grants and nonprofit fundraising. Its 

purpose is to provide stable housing and integrated support for young people while improving access to 

employment and long-term independence. 

A key feature is its central urban location, chosen to connect youth with public transit, job opportunities and 

community resources. Overall, the center reflects a shift toward holistic, accessible solutions to youth 

homelessness by combining multiple services within a single, strategically placed facility. 

  

https://www.nationalequityfund.org/impact/developments/project/broadway_center_for_youth/
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Orchard Vista Apartments 

Bond cap amount: $32,520,000  

 

Photo from Spokane Housing Authority Facebook page 

The Orchard Vista Apartments in Spokane Valley are a 240-unit workforce and affordable housing development 

created through a partnership between the Spokane Housing Authority and the Inland Group (a Washington-based 

real estate development and construction firm specializing in age-restricted affordable housing). Construction 

began in 2025, with completion expected by 2027. 

The project is funded through a mix of tax-exempt bonds, public land investment and private capital, reflecting a 

public–private partnership model that enables below-market housing at scale. The development includes a range 

of unit types and amenities, including shared spaces and on-site childcare, to support working families. 

Orchard Vista was developed in response to a significant regional housing shortage, which has left many 

households struggling with high rent burdens and limited availability. Its purpose is to expand access to both 

affordable and workforce housing while improving proximity to jobs, services and transit. 

Overall, the project represents a modern housing strategy that combines financing innovation, service integration 

and strategic location to address long-term affordability challenges in the Spokane area. 
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Summary of 2024–25 public benefits 
Tax-exempt private activity bond issuances must be used for projects with measurable public benefits. State law 

and WAC provide guidance for evaluating the public benefit of projects applying for cap and for prioritizing projects 

in case demand exceeds the cap available. 

Affordable housing units created or rehabilitated 
One of the primary ways bond cap has historically been used is for the creation or rehabilitation of affordable multi-

family housing. 

Bond cap authority used for affordable multi-family housing development typically leverages at least as much in 

other project financing as the amount of bond cap allocated. In particular, development needs a bond cap issuance 

to qualify for federal 4% LIHTCs. To qualify for these tax credits, at least 25% of the project’s financing must come 

from the tax-exempt bond cap issuance.  

During 2024 and 2025, financing packages using tax-exempt private activity bonds created or rehabilitated 5,721 

units of affordable multifamily rental housing. 

This amount represents an 18.72% decrease from the 7,039 units developed during the previous two-year period. 

This decrease extends the trend seen over the past several biennial reports. While in the past this decrease was 

somewhat attributable to rising per-unit construction costs, this biennium saw a slight decrease from $190,205 to 

$182,618 in the average per-unit construction cost. 

While this drop might be expected if the total amount of cap used was skewed toward rehabilitation and renovation 

rather than new construction, the percentage of all new housing development using private activity bonds during 

the biennium increased from 76.28% in the 2022–23 biennium to 80.46% in the 2024–25 biennium.  

Data from WSHFC on pending unit development (the 'pipeline') indicates that projects with higher per-unit 

development costs, which were expected to close bond sales during the current biennium, were unable to reach 

that stage. As a result, those with lower per-unit development costs were the proposals most likely to reach the 

bond sale stage of development over the past two years. 

Table 1: Affordable multifamily rental housing units created or rehabilitated, 2024–25 

A. WSHFC/local  
housing authority 

B. Housing units 
 

C. Bond cap used 
 

D. Average: bond cap/unit = C ÷ B 
 

WSHFC 4,379 $731,584,055 $167,066 

Local housing authorities 1,182 $258,471,540 $218,673 

Public development authorities 160 $54,703,583  $341,897 

Totals 5,721 $1,044,759,178 $182,618 
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Homeownership assistance benefits 
As part of its Single-Family Program, titled Housekey, WSHFC uses bond cap allocations to provide down payment 

assistance and tax credits to qualifying homebuyers.  

WSHFC issued a total of $247.4 million in down-payment assistance and tax credits for qualifying homebuyers in 

2024 and 2025. This amount contained a mixture of recycled cap and $163.86 million in new and carryforward cap 

allocations. Using the proceeds of these issuances combined with balances from prior issuances in the first-time 

homebuyer program, WSHFC served 452 households in 2024 and 535 in 2025.  

WSHFC traditionally directs some of its bond cap to mortgage credit certificates (MCCs), particularly during 

recession years. The placement of carryforward into the MCC program during recession years has prevented any 

carryforward from expiring before it could be used. This practice has ended as low-income multi-family projects 

and Housekey assistance have rebounded. This biennium did not see any issuances of MCCs.  

Housing-related job creation 
In addition to other public benefits, affordable multifamily rental housing development creates jobs in construction, 

property management and social services. 

The U.S. Bureau of Economic Analysis and the National Association of Home Builders (NAHB) publish data on the 

estimated job benefits of housing construction due to increased economic activity in a local area, including both 

new construction and rehabilitation of existing buildings. 

NAHB data show that the estimated impacts of building 100 new rental apartments in a typical local area include: 

• $5.59 million in taxes and other revenue for local governments 

• 125 jobs11  

 

Table 2: Estimated job and tax impacts of construction of new multifamily housing, 2024–25 

WSHFC/ LHA/ PDA12 
New housing  
units 

Estimated jobs 
created 
 

Estimated taxes/revenue 
 

WSHFC 3,947 4,934 $220,637,300 

Local housing authorities 496 620 $27,726,400 

Public development authorities 160 200 $8,944,000 

Totals 4,603 5,754 $257,307,700 

In addition to jobs created by the construction of new multifamily housing, rehabilitating existing housing units also 

creates jobs. According to NAHB, the local community impacts of each $1 million spent on residential remodeling 

(rehabilitation) include: 

• $29,797 in taxes and other revenue for local governments 

• 0.75 jobs13  

                                                       

11National Association of Home Builders, “National Impact of Home Building and Remodeling: Updated Estimates,” April 2020. 
12 WSHFC: Washington State Housing Finance Commission; LHA: Local Housing Authorities; PDA: Public Development Authorities 
13 NAHB, page 1 
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Because bond proceeds are usually one of the largest portions of the subsidized financing package for an 

affordable housing project, it is unusual for the proceeds of the cap-authorized bond to finance between 25% and 

50% of the total project costs. Therefore, to estimate job impacts, the total project costs are conservatively 

estimated to be twice the amount of the bond cap allocation. 

Table 3: Estimated jobs impacts by rehabilitation of affordable multifamily housing, 2024–25 

WSHFC/  
LHA /PDA 
 
 
 

Units 
rehabilitated 
 
 
 
 

Bond cap  
used 
 
 
 

Estimated total  
project costs 
 
 

Estimated jobs  
created 
 
 

WSHFC 432 $60,360,624 
$120,721,248 
 

91 

Local housing 
authorities 

686 
$147,997,453 
 

$295,994,906 222 

Public 
development 
authorities 

0 $0 $0 0 

Totals 1,118 $208,358,077 $416,716,154 313 

 

Job creation impacts of small issue and exempt facility projects 
During 2025, two exempt facility projects retained 478 permanent jobs and created an indeterminate number of 

temporary construction jobs. One first-time farmer/rancher bond issuances in 2024 created one new agricultural 

job. These numbers represent actual jobs created or retained in specific Washington businesses, as indicated on 

the projects’ applications for bond cap authority. These figures do not account for indirect jobs creation or 

retention. 

Appendix D provides a full list of annual small issue and exempt facility issuances. 

  



 

 

BOND CAP ALLOCATION PROGRAM BIENNIAL REPORT 2026 31 

2026 initial allocations 
In 2026, the IRS increased the per-capita multiplier to $135 from $130 in 2025. According to official U.S. Census 

Bureau population estimates, Washington’s population grew to 8,001,020, increasing the total cap available to the 

state to $1,080,137,700 for 2026. 

In 2016, the Legislature reduced the student loan category initial allocation to 5% and increased the housing 

category initial allocation to 42% through adoption of Substitute Senate Bill 6342. The housing category allocation 

is further divided — 80% (33.6% of the total cap) to WSHFC and 20% (8.4% of the total cap) to local housing 

authorities.14 

Table 4: Bond cap initial allocations for 2026 

Category 
Initial allocation %  
(per RCW 39.86.120) 

Amount of initial  
allocations 

Exempt facility 20% $216,027,540 

Housing – WSHFC 33.6% $362,926,267 

Housing – local housing authorities 8.4% $90,731,567 
 

Small issue 25% $270,034,425 

Student loans 5% $54,006,885 

Remainder 8% $86,411,016 

Total 100% $1,080,137,700 

 

Appendix E provides a full list of annual initial volume cap amounts. 

  

                                                       

14 RCW 39.86.120 allows Commerce to reduce the initial allocation of a category by an amount equal to the amount of carryforward that 
category received from the previous year. When a category’s initial allocation is reduced because of a carryforward allocation, the initial 
allocation is moved into the remainder category. Although WSHFC has received a large amount of carryforward every year for several years, 
due to the high demand for housing cap and the overall low amount of activity in the other bond cap categories, Commerce has not used this 
provision since 2006. If demand for remainder cap early in the calendar year were to increase beyond the supply, Commerce could 
potentially meet the need by moving some or all of WSHFC’s initial allocation into the remainder category. 

http://app.leg.wa.gov/rcw/default.aspx?cite=39.86.120
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Bond cap trends 
Throughout the program’s history, the housing category has consistently represented the largest share of the 

state’s total bond cap authority. From 1987 through 2025, housing has used an average of 82.4% of the state’s 

total cap (see Figure 2). Over the past ten years, that share has increased to an average of 90.4%, reflecting 

sustained demand for affordable housing development across the state (see Figure 3).  

During the 2024–25 biennium, housing use reached 93.73% of the total bond cap, representing a continued 

increase above both the long-term historical average and the recent ten-year average. This elevated share reflects 

both strong demand for housing projects and comparatively lower levels of activity in other bond cap categories. 

The exempt facility category accounted for 6.26% of total bond cap use during the biennium, below the historical 

average of approximately 10.5% and also below the recent ten-year average of approximately 9%. While several 

exempt facility projects applied for allocations, only two projects ultimately issued bonds, totaling approximately 

$80.6 million. 

The small issue category continued to experience minimal activity. Limitations on project size, higher interest rates 

and relative competitiveness with commercial loan rates impact the small issue category, which, nonetheless, has 

occasionally experienced significant amounts of allocation activity. During the biennium, one beginning 

farmer/rancher issuance accounted for $178,816, representing approximately 0.01% of total bond cap use, well 

below the historical average of 4.2%. 

Appendix F provides details on the annual issuances by category. Lastly, as in recent years, there were no 

issuances in other categories. 

Figure 2: Bond cap category issuances, 1987–2025 
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Figure 3: Bond cap category issuances, past 10 years 

 

Trends in total annual bond cap 
The total amount of bond cap available annually is determined by a per-capita multiplier set by the Internal Revenue 

Service and state population estimate provided by the U.S. Census Bureau in December. Over time, both factors 

have contributed to a steady increase in total bond cap capacity (see Figure 4). 

Figure 4: Total beginning of year capacity (new cap and residual carryforward), 2016–25 
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Between 2001 and 2025, the per-capita multiplier increased by 108% from $62.60 to $130. Over this period, the 

state population increased by approximately 35% from 5,894,121 to 7,958,180. The combination of both increases 

has resulted in an annual volume cap amount that has expanded by 180.84% or about 7.23% annually. This 

increase exceeds the 81.28% increase in inflation over this period provided by the Bureau of Labor Statistics 

Consumer Price Index (CPI) inflation calculator.  

During the 2024–25 biennium, the total available cap increased modestly at a rate of 5.93%, primarily due to slower 

population growth. 

Trends in overall bond cap use 
The use of the cap across categories — as well as the annual percentage of the cap used — has varied over the 

years. For example, in the program’s first year, only 5% of the cap was allocated to the housing category under 

state law provisions for initial set-asides, compared with today’s initial allocation of 42%. In 2000, the Legislature 

adjusted the category divisions closer to the current configuration. Additional updates occurred in 2007, after the 

completion of the public utility district (PUD) special allocation for hydroelectric facilities, and in 2017, when the 

Legislature transferred 10% of the total cap from the student loan category to the housing category 

The state reached an all-time low annual use of cap in 2013, following the Great Recession. Multiple years of large 

carryforward resulted in large initial amounts of cap available at the start of each year. In 2014, $2.4 billion in cap 

was available, an all-time high. The next few years saw a surge in issuances due to the use of carryforward for 

Mortgage Credit Certificates (MCCs) and housing projects by a mix of housing authorities, housing nonprofits and 

for-profit housing developers. Figure 5 illustrates the use of bond cap resources, by percentage of available cap, 

over the last 10 years.  

 Figure 5: Percent of total capacity used during calendar year, 2016–25 

 

Total bond cap usage increased each year from 2014 to 2022. In 2022, annual issuances hit $860.82 million, using 

86.16% of all available cap. However, this amount did not exhaust all available cap (the initial annual allocation plus 

available carryforward). As a result, $142.36 million in residual and new carryforward designations were rolled over 

at the close of the year.  
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At the beginning of 2023, the $142.36 million in carryforward capacity, plus the initial annual allocation of $934.29 

million, resulted in over $1,076,650,000 available for allocations to bond cap projects. Total issuances, however, 

dropped compared to the previous biennium. As a result, residual and newly designated carryforward increased to 

$295.34 million heading into this biennium. 

During this biennium, residual and newly designated carryforward began with $295.34 million. This amount has 

significantly increased to $1,017.09 million going into the 2026–27 biennium. 

 

Trends in category distribution 
In 2024 and 2025, the overall amount of cap used for the housing category, 93.73%, was somewhat higher than the 

79.37% average amount of cap historically used for housing. Figure 6 illustrates this relationship and the gradual 

increase of the percentage of bond cap allocated for housing purposes.  

 Figure 6: Housing percentage of total annual cap, 2016–25 
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Since 2004, federal changes to the student loan category have prevented an issuance of student loan bonds in the 

state. 

Throughout the program’s history, Washington has almost always used its entire cap allocation, whether issued 

during the year or as carryforward within three years of allocation. Only very small amounts of cap have been lost. 

Once the state began allocating all carryforward on a program basis, primarily to WSHFC, only a minimal amount of 

cap has been lost through expiration. 

Trends in carryforward amounts 
Over the past ten years, the initial annual volume cap issued in the same calendar year has steadily increased. In 

2014, virtually all (99.05%) of initial set-asides were not used and were directed to carryforward at the end of the 

calendar year. In contrast, during 2022, a substantial portion was used within the same calendar year as the initial 

allocation, with 84.94% used and 15.06% allocated to carryforward. This use rate fell somewhat in 2023 to 78.13% 

of the initial set-asides used during that year. As a result, 21.87% was available in December 2023 for carryforward 

designation.  

In 2024 and 2025, the unused cap increased, so that the remaining carryforward reached $1,017,091,891 by the 

start of 2026. This increase does not necessarily indicate a reduction in demand for volume cap. Instead, it 

predominantly reflects delays in project closings and increased complexity in project financing. Figure 7 illustrates 

this dynamic and the decline in recent bond cap usage and the rise of carryforward. 

Once designated as carryforward, the recipient has three years to use that balance prior to expiration. No volume 

cap was lost to expiration during this biennium. 

Figure 7: Current-year allocations issued during the year and carried forward, 2016–25 
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Appendix A: Acronyms and definitions 
Acronyms 

Below is a list of acronyms common to the Bond Cap Allocation Program. 

AMI — Area Median Income 

ARRA — American Recovery and Reinvestment Act of 2009 

BCAP — Bond Cap Allocation Program 

CDFA — Council of Development Finance Agencies 

CFR — Code of Federal Regulations 

CPI — Consumer Price Index 

EDC — Economic Development Corporation 

FTE — Full-Time Equivalent (2,080 staff hours per year) 

HAI — Housing Affordability Index 

HERA — Housing and Economic Recovery Act of 2008 

IDB — Industrial Development Bond 

IDC — Industrial Development Corporation 

IRB or IDRB — Industrial (Development) Revenue Bond 

IRC — Internal Revenue Code 

IRS — Internal Revenue Service 

LHA — Local Housing Authority 

LIHTC — Low-Income Housing Tax Credits 

LLC — Limited Liability Company 

LP — Limited Partnership 

MCC — Mortgage Credit Certificate 

NABL — National Association of Bond Lenders 

NAHB — National Association of Home Builders 

OFM — Office of Financial Management (state) 

PAB — Private Activity Bond 
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PUD — Public Utility District 

QECB — Qualified Energy Conservation Bond 

RCW — Revised Code of Washington 

SLFA — Student Loan Finance Association 

WAC — Washington Administrative Code 

WEDFA — Washington Economic Development Finance Authority 

WHEFA — Washington Higher Education Facilities Authority 

WSHFC — Washington State Housing Finance Commission 

Definitions 
Allocation: For bond cap purposes, the total dollar amount of bond issuing authority available to the state during a 

calendar year for any bond type limited or “capped” under federal law; or the amount available in a specific bond 

use category that is awarded to a specific project or issuer. 

Bond counsel: An attorney specializing in advising clients on bond issuances, especially on the Internal Revenue 

Code (IRC) and tax implications of bond issuances. The bond counsel provides a legal opinion on whether a 

particular project meets the criteria in federal law for a specific type of bond issuance as established in the IRC and 

the Revised Code of Washington (RCW). 

Bond use category: There are four categories of activities that could use tax-exempt private activity bond financing, 

plus a “remainder” category that might be used if the initial allocation in another category is depleted. The four 

categories are housing, student loans, small issue and exempt facility. A fifth category, public utility district, was 

officially retired after 2007. 

Cap: The ceiling, or limit, on the total dollar amount of specific bond types that can be issued in the state during a 

calendar year, as defined in federal law (also “bond cap”). 

Carryforward: Any portion of the cap that is not used during the allocation year but instead is carried forward into 

subsequent years. Carryforward amounts expire after three years or as specified for the bond type in federal law. 

Once expired, a carryforward cap is no longer available for use. 

Exempt facility: Certain types of transportation, solid-waste management, energy and environmental facilities as 

described in the Internal Revenue Code. Some exempt facility projects must be owned by a governmental entity to 

qualify for tax-exempt private activity bonds. 

Housing: In Washington, for the purposes of the bond cap allocation, housing includes mortgage revenue bonds for 

homebuyer assistance, Mortgage Credit Certificates (a type of tax credit) and exempt facility bonds for multifamily 

rental housing. 

Initial allocation: The percentage of the state’s total annual tax-exempt private activity bond cap set aside for each 

bond use category at the beginning of the calendar year.  

Issuer: The state, any agency of the state, any political subdivision or any other public entity authorized to issue 

private activity bonds under state law. 
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Mortgage Credit Certificate (MCC): A federal tax credit for homebuyers who purchase homes in specific 

disadvantaged census tracts. These homebuyers can deduct the MCC amount from their income taxes. 

Original allocation: An allocation granted by formula in federal law to a specific city or county for Recovery Zone 

Economic Development Bonds, Recovery Zone Facility Bonds or Qualified Energy Conservation Bonds. 

Originally awarded locality: A unit of local government granted an allocation by a formula in federal law for 

Recovery Zone Economic Development Bonds, Recovery Zone Facility Bonds or Qualified Energy Conservation 

Bonds. 

Private activity: Any activity that has significant private involvement. The Internal Revenue Code describes three 

tests to determine whether a project has significant private involvement for the purpose of tax-exempt bond 

issuance. A project needs to meet one of two tests to be considered a private activity: 

1. It meets both of the private business use tests: 

• Greater than 10% of its proceeds are used for any private business purpose, and 

• Greater than 10 % of its proceeds are either secured by property used for private business purposes or are to 

be repaid from private business sources. 

2. OR, it meets the private loan financing test: 

• Greater than 5% (or $5 million, whichever is less) of its proceeds are used for loans to persons other than 

governmental entities. 

Reallocation: When an initial allocation goes unused, or an original allocation has been returned to Commerce and 

Commerce has distributed it to another issuer. 

Small Issue Aggie: Also known as the Beginning Farmer/Rancher Loan Program. Created by the Legislature in 

2006, this program provides loans for first-time farmers and ranchers to establish their businesses. Bonds in this 

category are issued by the Washington State Housing Finance Commission and individual farmers or ranchers 

apply to it for financing. Aggie bonds are in the small issue category. Federal law currently limits individual loans 

under the program to $649,400 per family as of Jan. 1, 2024.15 

Small issue manufacturing: Industrial development projects that have capital expenditures of $20.0 million or less 

during a six-year period – three years before and three years after the issuance of the tax-exempt private activity 

bond. Small issue allocations are limited to $10.0 million per project. 

Tax-exempt: Bond investors (who purchase the bonds, thus providing project financing) are not required to pay 

federal taxes on interest earned on the bonds, which can be attractive to investors and might, at times, make the 

bonds easier to sell. Tax-exempt bonds qualify for lower interest rates, which means lower costs for the user of the 

bond proceeds. 

Underwriter: A financial or investment institution, usually a large bank, which guarantees the purchase of a full 

issue of bonds. 

User: The governmental entity, business or individual who is the primary beneficiary of the bond proceeds. 

                                                       

15 National Council of State Agricultural Finance Programs, “Types of State Ag Loan Programs.” 

https://www.stateagfinance.org/types-of-state-ag-loan-programs
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Appendix B: 2024 bond cap issuances 
Appendix B contains a list of bond cap issuances, including the date of issue, issuer, project title, bond cap award 

amount and source of bond cap allocation during the 2024 calendar year. 

Date Issuer Project 
Bond cap 
amount 

Allocation source 

2/21/2024 Commission Anacortes Portfolio 
                      
$12,000,000 

2021 MF Carryforward (MF CF) 

2/29/2024 Commission Victory Northgate 
                      
$48,000,000 

2022 MF Carryforward (MF CF) 

3/29/2024 Commission 
Beginning Farmer 
Rancher 

                      
$178,816 

2024 Bond Cap 

4/4/2024 Commission St. Lukes 
                      
$770,946 

2021 MF Carryforward (MF CF) 

4/4/2024 Commission St. Lukes 
                      
$26,029,054 

2024 Bond Cap 

5/13/2024 Community Roots White Center HUB 
                      
$23,453,583 

2024 Bond Cap 

5/30/2024 Commission 
Single Family 
Program 

                      
$32,937,000 

2023 SF Carryforward 

5/30/2024 Commission Crestview Terrace 
                      
$27,500,000 

2024 Bond Cap 

7/23/2024 Commission Camas Flats 
                      
$19,999,701 

2024 Bond Cap 

8/16/2024 Commission Landsdale Pointe 
                      
$29,000,000 

2024 Bond Cap 

9/30/2024 Commission Ovation at Meeker 
                      
$2,500,000 

2024 Bond Cap 

10/22/2024 Vancouver HA Esther Cougar 
                      
$36,997,453 

2024 Bond Cap 

11/6/2024 Commission 
Grata at Totem 
Lake 

                      
$12,000,000 

2024 Bond Cap 
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Date Issuer Project 
Bond cap 
amount 

Allocation source 

11/13/2024 Commission Midvale Village 
                      
$28,000,000 

2024 Bond Cap 

11/19/2024 Commission 
Single Family 
Program 

$17,063,000 2023 SF Carryforward 

11/19/2024 Commission 
Single Family 
Program 

$50,000,000 2024 Bond Cap 

11/27/2024 Commission 
Bryant Manor 
Phase II 

$48,734,255 2024 Bond Cap 

12/4/2024 Commission Four Corners $4,176,790 2022 MF Carryforward (MF CF) 

12/4/2024 Commission Four Corners $5,423,210 2023 MF Carryforward (MF CF) 

12/5/2024 Commission 
Village at Lake 
Stevens 

$36,500,000 2023 MF Carryforward (MF CF) 

12/5/2024 Commission 
Mercy Aviva 
Crossing 

$21,597,628 2024 Bond Cap 

12/6/2024 Commission 
Redondo Heights 
TOD Phase II 

$3,000,000 2023 MF Carryforward (MF CF) 

12/11/2024 Bremerton HA 
Bremerton Bright 
Start 

$36,000,000 2024 Bond Cap 

12/18/2024 Vancouver HA Cascara $15,496,181 2024 Bond Cap 

12/19/2024 Commission 
Spring District 
120th TOD 

$68,800,000 2024 Bond Cap 

12/20/2024 Community Roots 
Broadway Center 
for Youth 

$31,250,000 2024 Bond Cap 
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Appendix C: 2025 bond cap issuances 
Appendix C contains a list of bond cap issuances, including the date of issue, issuer, project title, bond cap award 

amount and source of bond cap allocation during the 2025 calendar year. 

Date Issuer Project 
Bond cap 
amount 

Allocation source 

1/16/2025 Commission 
Westgate Terrace & 
Parkland Terrace 

$20,860,624 2023 MF Carryforward (MF CF) 

1/22/2025 Commission Viridian Grove $20,500,000 2023 MF Carryforward (MF CF) 

2/25/2025 Whatcom PUD #1 Whatcom PUD #1 $57,625,000 2025 Bond Cap 

4/10/2025 Commission Samma Senior Apts. $1,750,000 2023 MF Carryforward (MF CF) 

5/16/2025 Commission Rucker Avenue $55,000,000 2023 MF Carryforward (MF CF) 

5/28/2025 Commission 
Single Family 
Program 

$49,585,000 2024 SF Carryforward 

6/5/2025 Commission 
Burien Family 
Housing 

$11,330,861 2023 MF Carryforward (MF CF) 

6/5/2025 Commission 
Burien Family 
Housing 

$3,548,479 2024 MF Carryforward (MF CF) 

6/18/2025 Spokane HA Orchard Vista $32,520,000 2025 Bond Cap 

6/26/2025 Commission West 6th $23,000,000 2024 MF Carryforward (MF CF) 

8/15/2025 Commission Beacon Hill TOD $22,500,000 2024 MF Carryforward (MF CF) 

9/5/2025 Kennewick HA Bubble on Gum $10,000,000 2025 Bond Cap 



 

 

BOND CAP ALLOCATION PROGRAM BIENNIAL REPORT 2026 43 

Date Issuer Project 
Bond cap 
amount 

Allocation source 

9/17/2025 Commission 
Creekside Village on 
Vashon 

$14,974,000 2024 MF Carryforward (MF CF) 

10/7/2025 WEDFA Recology, Inc. $23,000,000 2025 Bond Cap 

10/17/2025 Commission 
New Hope Family 
Housing 

$27,700,000 2024 MF Carryforward (MF CF) 

11/5/2025 Commission 35th and Pacific $27,820,000 2024 MF Carryforward (MF CF) 

11/6/2025 Commission 192 Shoreline $47,414,457 2024 MF Carryforward (MF CF) 

11/20/2025 Commission 
Single Family 
Program 

$14,275,000 2024 SF Carryforward 

12/4/2025 Commission Copper View $38,230,000 2024 MF Carryforward (MF CF) 

12/9/2025 Tacoma HA 
Salishan-Hillside 
Phase I 

$75,000,000 2025 Bond Cap 

12/11/2025 Commission Cedar Flats $22,924,050 2024 MF Carryforward (MF CF) 

12/22/2025 Seattle HA 
Jackson Park 
Village 

$52,457,905 2025 Bond Cap 
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Appendix D: Small issue and exempt facility issuances, 2007–
2025 
Appendix D presents bond cap projects awarded to small issue and exempt facility categories from 2007 to 2025. 

This data includes the annual number and value of awards for farmer/rancher, small issue manufacturing and 

exempt facility issuances. 

Year Farmer/rancher  Small issue manufacturing  Exempt facility  

2007 0 $0  10 $59,856,000  5 $103,200,000  

2008 6 $1,168,800  5 $16,240,000  3 $45,000,000  

2009 7 $1,543,603  1 $1,928,000  2 $54,685,000  

2010 7 $1,691,000  1 $5,200,000  1 $20,980,000  

2011 2 $459,500  0 $0  0 $0  

2012 1 $150,000  0 $0  0 $0  

2013 0 $0  0 $0  1 $26,500,000  

2014 1 $200,000  1 $6,400,000  0 $0  

2015 1 $215,000  1 $8,200,000  0 $0  

2016 2 $750,000  1 $10,000,000  * * 

2017 0 $0  0 $0  3* $146,716,912* 

2018 3 $1,279,255  0 $0  ** $14,000,000** 

2019 3 $852,849  2 $18,448,457  2** $77,185,000**  

2020 0 $0  0 $0  2 $ 62,028,000.00  

2021 1 $433,500 0 $0  3 $ 74,639,269**  

2022 1 $278,000 2 $12,163,000 1 $114,225,000 

2023 5 $1,603,515 0 $0  0 $0 

2024 1 $178,816 0 $0 0 $0 

2025 0 $0 0 $0  2 $80,625,000 

Totals 41 $10,803,838 24 $138,435,457 25 $819,784,181 

*A carryforward allocation of $28,724,180 was awarded in 2016 to WEDFA for the Columbia Pulp project. The three exempt facilities 
issuances in 2017 include that carryforward amount along with current-year 2017 cap for Columbia Pulp and two additional projects. 
** A single allocation of $14,000,000 in 2018 and two allocations of $43,060,000 and $1,125,000 in 2019 to the Columbia Pulp project are 
included in the annual summary of par value but are not listed in the project count as that project is enumerated as one project in 2017. 
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Appendix E: Annual bond cap, 1987–2026 
Appendix E presents Washington's population, the per capital bond cap multiplier and the total allocation available 

for the state. The total of the state’s allocations does not equal the total amount of bond cap used. An abandoned 

or expired cap is rare in Washington, but small amounts have occasionally been lost, at times due to changes in 

federal law. 

Year 
 
 

Washington 
population 
 

Per capita multiplier 
 
 

Total state bond cap 
allocation 
 

1987 4,444,333 $75 $333,325,000 

1988 4,538,000 $50 $226,900,000 

1989 4,619,000 $50 $230,950,000 

1990 4,660,700 $50 $233,035,000 

1991 4,761,000 $50 $238,050,000 

1992 5,018,000 $50 $250,900,000 

1993 5,136,000 $50 $256,800,000 

1994 5,255,000 $50 $262,750,000 

1995 5,343,000 $50 $267,150,000 

1996 5,343,000 $50 $267,150,000 

1997 5,532,939 $50 $276,646,950 

1998 5,610,362 $50 $280,518,100 

1999 5,689,263 $50 $284,463,150 

2000 5,756,361 $50 $287,818,050 

2001 5,894,121 $62.50 $368,382,563 

2002 5,987,973 $75 $449,097,975 

2003 6,068,996 $75 $455,174,700 

2004 6,138,183 $75 $460,363,692 

2005 6,213,682 $75 $466,026,165 

2006 6,294,460 $80 $503,020,720 

2007 6,395,798 $85 $543,642,830 

2008 6,468,424 $85 $549,816,040 

2008 HERA16 – – $202,541,072 

2009 6,549,224 $90 $589,430,160 

2010 6,664,195 $90 $599,777,550 

2011 6,724,540 $90 $638,831,300 

2012 6,830,038 $95 $648,853,610 

                                                       

16 In October 2008, an additional $202.5 million was the state’s portion of extra bond cap authority created by the federal Housing and 
Economic Recovery Act (HERA) to be used for housing purposes. 



 

 

BOND CAP ALLOCATION PROGRAM BIENNIAL REPORT 2026 46 

Year 
 
 

Washington 
population 
 

Per capita multiplier 
 
 

Total state bond cap 
allocation 
 

2013 6,897,012 $95 $655,216,140 

2014 6,971,406 $100 $697,140,600 

2015 7,061,530 $100 $706,153,000 

2016 7,170,351 $100 $717,035,100 

2017 7,288,000 $100 $728,800,000 

2018 7,405,743 $105 $777,603,015 

2019 7,535,591 $105 $791,237,055 

2020 7,614,893 $105 $799,563,765 

2021 7,693,612 $110 $846,297,320 

2022 7,738,692 $110 $851,256,120 

2023 7,785,786 $120                                        $934,294,320                        

2024 7,812,880 $125                                 $976,610,000  

2025 7,958,180 $130 $1,034,563,400 

2026 8,001,020 $135                                 $1,080,137,700 

Total 
  
  

$21,767,322,162 
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Appendix F: Bond cap category allocations, 1987-2025 
Appendix F presents the allocations for each bond cap category from 1987 to 2025. Importantly, the PUD category, 

which was specific to certain kinds of environmental enhancements of hydroelectric facilities, had a lifetime 

limitation in federal law. Washington’s lifetime limitation was $750 million. The state’s hydroelectric facilities used 

the last of that lifetime cap in 2007. So, beginning in 2008, that category no longer exists in the state. PUD 

hydroelectric bonds include $107.1 million issued in 1986; that issuance is not reflected in the above table because 

it occurred before the 1987 adoption of the balance of the bond cap category structure. 

Year Housing Small issue 
Exempt  
facilities 

Student  
loans 

PUD17 Annual total 

1987 $195,755,000 $34,100,000 $0 $50,000,000 $53,470,000 $333,325,000 

1988 $172,000,000 $31,900,000 $0 $0 $23,000,000 $226,900,000 

1989 $150,200,000 $68,800,000 $0 $0 $12,000,000 $231,000,000 

1990 $24,465,000 $60,350,000 $79,875,000 $0 $68,345,000 $233,035,000 

1991 $120,045,000 $15,660,000 $77,910,000 $0 $24,435,000 $238,050,000 

1992 $47,725,000 $14,350,000 $138,455,000 $0 $50,370,000 $250,900,000 

1993 $62,965,000 $1,800,000 $149,355,000 $0 $42,680,000 $256,800,000 

1994 $217,325,000 $15,125,000 $30,300,000 $0 $0 $262,750,000 

1995 $40,061,000 $44,680,000 $182,409,000 $0 $0 $267,150,000 

1996 $140,483,000 $76,852,000 $21,600,000 $0 $26,715,000 $265,650,000 

1997 $151,602,000 $58,385,000 $19,000,000 $0 $47,660,000 $276,647,000 

1998 $127,682,000 $64,786,000 $0 $60,000,000 $28,050,000 $280,518,000 

1999 $173,368,000 $28,100,000 $50,850,000 $0 $32,145,000 $284,463,000 

2000 $149,034,000 $39,425,000 $49,359,000 $50,000,000 $0 $287,818,000 

2001 $151,252,563 $22,195,000 $60,915,000 $68,400,000 $65,620,000 $368,382,563 

2002 $201,347,975 $17,520,000 $77,475,000 $107,850,000 $0 $404,192,975 

2003 $251,609,700 $16,820,000 $46,365,000 $123,700,000 $16,680,000 $455,174,700 

2004 $387,739,400 $3,191,141 $30,935,000 $68,650,000 $0 $490,515,541 

2005 $338,374,187 $14,400,000 $44,850,000 $0 $98,678,853 $496,303,040 

2006 $410,445,720 $28,290,000 $64,285,000 $0 $0 $503,020,720 

2007 $372,581,129 $59,719,365 $103,200,000 $0 $8,142,336 $543,642,830 

                                                       

17 The PUD category, which was specific to certain kinds of environmental enhancements of hydroelectric facilities, had a lifetime limitation 
in federal law. Washington’s lifetime limitation was $750 million. The state’s hydroelectric facilities used the last of that lifetime cap in 2007. 
So, beginning in 2008, that category no longer exists in the state. PUD hydroelectric bonds include $107.1 million issued in 1986; that 
issuance is not reflected in the above table because it occurred before the 1987 adoption of the balance of the bond cap category structure. 
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Year Housing Small issue 
Exempt  
facilities 

Student  
loans 

PUD17 Annual total 

200818 $688,948,312 $18,408,800 $45,000,000 $0 $0 $752,357,112 

200919  $518,021,631 $3,472,203 $54,685,000 $0 $0 $576,178,834 

201020  $562,886,550 $6,891,000 $20,980,000 $0 $0 $590,757,550 

2011 $638,371,800 $459,500 $0 $0 $0 $638,831,300 

2012 $648,703,610 $150,000 $0 $0 $0 $648,853,610 

2013 $628,716,140 $0 $26,500,000 $0 $0 $655,216,140 

2014 $690,540,600 $6,600,000 $0 $0 $0 $697,140,600 

2015 $697,753,000 $8,415,000 $0 $0 $0 $706,168,000 

2016 $677,560,920 $10,750,000 $28,724,180 $0 $0 $717,035,100 

2017 $610,807,083 $0 $117,992,912 $0 $0 $728,799,995 

2018 $762,323,790 $1,279,225 $14,000,000 $0 $0 $777,603,015 

2019 $695,014,59821 $19,025,128 $77,185,000 $0 $0 $791,224,726 

2020 $737,489,994 $0 $62,073,771 $0 $0 $799,563,765 

2021 $697,809,263 $2,000,000 $147,623,788 $0 $0 $847,433,051 

2022 $734,149,021 $12,441,000 $114,225,000  $0 $0 $860,815,051 

2023 $779,706,110 

 

$1,603,515 

 

$0 $0 $0 $781,309,625 

2024 $637,228,802 

 

$178,816 

 

$ $0 $0 $637,407,618 

2025 $571,390,376.5 

 

$0 

 

$80,625,000 $0 $0 $652,015,376.50 

Total $15,863,482,275 $808,122,693 $2,016,752,651 $528,600,000 $597,991,189 $19,814,948,838 

 

                                                       

18 Housing totals from 2008 include an additional $202,541,072 in cap authorized by the Housing and Economic Recovery Act of 2008 
(HERA). 
19 The actual total of 2009 bond cap was $589,430,160. An IRS rule change in December 2010 caused two 2009 local housing authority 
draw-down bonds to revert a portion of their 2009 cap that was originally recorded as having been issued in 2009. The portion of those 
bonds that had not yet been drawn down by the end of 2009 is reflected in this table as $13,251,326 in abandoned 2009 cap. The same 
amount in 2010 carryforward was allocated to those projects to cover the shortfall in cap authority 
20 The actual total of 2010 bond cap was $599,777,550. An exempt facilities allocation late in 2010 reverted $9,020,000 after the 
carryforward amounts were allocated; the reverted amount was abandoned. 
21 $12,329 in 2019 Bond Cap expired due to a clerical error 


	Executive summary
	Overview
	Allocations and outcomes for 2024–25
	Allocations for 2026–27
	Policy discussion

	Introduction
	What is bond cap?
	How much cap authority is available?
	What is a tax-exempt private activity bond?
	What kinds of projects are eligible?
	How does Commerce decide which projects get cap allocations?
	Who applies for bond cap authority?
	How does a project apply for cap authority?
	What is carryforward?
	How is carryforward allocated?
	Reducing initial allocations by carryforward amounts

	Bond cap policy issues
	Current landscape
	Affordable housing need and development constraints

	Bond cap categories
	Housing — 42% initial allocation
	Small Issue — 25% initial allocation
	Exempt facility — 20% initial allocation
	Student loans — 5% initial allocation
	Remainder and redevelopment — 8% initial allocation

	2024–25 program activity summaries
	2024 bond cap issuances
	2025 bond cap issuances

	2024–25 bond cap project highlights
	Polaris at Totem Lake
	Bond cap amount: $64,000,000

	St. Luke’s Affordable Housing Project
	Bond cap amount: $26,800,000

	Norpac
	Bond cap amount: $47,970,000

	Broadway Youth Center
	Bond cap amount: $31,250,000

	Orchard Vista Apartments
	Bond cap amount: $32,520,000


	Summary of 2024–25 public benefits
	Affordable housing units created or rehabilitated
	Homeownership assistance benefits
	Housing-related job creation
	Job creation impacts of small issue and exempt facility projects
	Trends in total annual bond cap
	Trends in overall bond cap use
	Trends in category distribution
	Trends in carryforward amounts

	Appendix A: Acronyms and definitions
	Definitions

	Appendix B: 2024 bond cap issuances
	Appendix C: 2025 bond cap issuances
	Appendix D: Small issue and exempt facility issuances, 2007–2025
	Appendix E: Annual bond cap, 1987–2026
	Appendix F: Bond cap category allocations, 1987-2025

