
   
 

 

Section 1. Introduction 

A. Mission Statement 

The Blaine County Housing Authority’s (BCHA) mission is to advocate for, promote, plan, and 
preserve the long-term supply of desirable and affordable housing choices in all areas of Blaine 
County to maintain an economically diverse, vibrant, and sustainable community. 
 

B. Purpose of Policies 

1. The purpose of these Policies is to define and describe the process and qualifications of 
renting, purchasing, and selling Community Homes within Blaine County. These are the 
parameters by which BCHA administers Deed Covenants and Community Homes in its 
programs. BCHA staff are required to follow, implement, and enforce these Policies: Any 
Exceptions can only be approved by the BCHA Board of Commissioners.  
 

2. These Policies are supplemented by professional guidance available from BCHA staff. 
 

3. These Policies are also intended to assist government staff, the development  
community, Applicants, and the public in understanding the priorities and processes 
governing Community Housing development and administration in Blaine County.  

 
4. These Policies are intended to support the achievement of BCHA goals and to supplement 

the Deed Covenant, land use and building codes used by the County and Cities. These 
Policies are used to review land use applications, to establish affordable rental rates and 
sales prices, and to establish criteria for admission and occupancy.  
 

5. These Policies will be reviewed and updated annually, at a minimum.  
 

6. In the event of any conflict between Policies and the Deed Covenant, the Deed Covenant 
will prevail. 
 

C. Role of The Blaine County Housing Authority 

Blaine County Housing Authority (BCHA) is a public entity and has administered Community Homes and 
provided housing policy advice to local Blaine County governments since its inception in 1997. The role 
of BCHA, as transferred to Blaine County, is determined by BCHA’s Creating Resolution 2007-33 
(amended 2010-36). It states, “Recognizing that the Wood River Valley is one social and economic unit, 
the Board of County Commissioners believes it can better fulfill the affordable housing needs of the 



   
 

County’s residents by creating a county housing authority that represents all of its citizens through 
participation by the County and all of the Cities in the County as members of its governing body. By 
granting each governmental jurisdiction a more direct voice in the selection of the Board members, we 
believe the organization will be more representative and more effective fulfilling the housing needs of 
each jurisdiction and the county as a whole….The County Board desires that the Housing Authority 
prioritize its services in the following areas: 
 

1. Assist the County, cities and private developers with planning affordable housing. 
 

2. Perform periodic needs assessments and program studies to assure that Agency programs 
are productive and effective and advise the county and Cities of any policies and programs 
changes that would facilitate development of affordable housing. 

 
3. Act as a clearing house for the delivery of housing product and placement of qualified 

applicants by maintaining a current list of applicants, qualifying purchasers and renters and 
aiding applicants with the purchase or rental of available Community Housing. 

 
4. Generate, maintain and update Community Housing Guidelines (Policies) and deed 

restrictions; and monitor compliance by developers, buyers and renters. 
 

5. For its own account, or in concerts with others, develop affordable housing within the County. 
 

Nothing in this section shall preclude BCHA from undertaking other projects as authorized by 
Idaho Code. (Blaine County Resolution 2007-33)” Additional responsibilities and direction, as 
adopted by the BCHA Board of Commissioners, are described in BCHA’s long-term Strategic Plan 
and Annual Action Plans. 

 
D. Authority of the Blaine County Housing Authority 

BCHA is an independent public body, corporate and politic created by Blaine County and has all the 
powers and authority bestowed upon a housing authority pursuant to Title 31, Chapter 42 and Title 
50, Chapter 19, Idaho Code. BCHA is not a certified Public Housing Authority associated with, or 
managed by, the U.S. Department of Housing and Urban Development (HUD). 
 

E. Income Categories 

1. Income Categories are used by BCHA to determine which Applicants must be considered for 
specific Community Homes. These Income Categories are based on percentages of the Area 
Median Income (AMI) and adjusted on an annual basis, informed by HUD-adjustments and as 
adopted by the BCHA Board.  

2. The most current chart for Household Income Categories is available at www.bcoha.org. 



   
 

Income, assets, and debts for all adult household members must be disclosed to determine 
the Applicant’s Income Category. 

3. The actual dollar amount of income and net worth limits per category change annually and 
are listed as Income Limits published by BCHA on its website for the Income Category and 
Household Size. 

4. The Income Category of the Household is determined by total Gross (pre-tax) Income of all 
members of the Household and must not exceed the maximum Household Income specified. 

5.   BCHA will not qualify a Tenant for the rental of a Community Home designated Category 1 
through 6 to an Applicant whose income category is higher or lower than the unit’s 
designated category. BCHA will not qualify a buyer for the sale of a Community Home 
designated Category 1 through 6 to an Applicant whose income category is higher than the 
unit’s designated category.  

 
F. Definitions  

Throughout the document, terms with definitions are capitalized, including in the definition section. 
For example, the definition for Local Employee includes two additional defined terms: Employee and 
Local Employer: “Local Employee - A person who meets the definition of Employee for their work with 
one or more Local Employer(s).” 

1. Administration Fee – The fee charged by BCHA in connection with a purchase and sale 
transaction of a Community Home as compensation for administering the lease-up and sales 
process, describing and enforcing program requirements, and monitoring compliance with 
the Deed Covenants. 

2. Adult – A person 18 years of age or older. 

3. Applicant/Applicant Household – Persons or households that have completed the BCHA 
application process to obtain, either through purchase or rental, a Community Home or other 
housing administered or managed by BCHA. 

4. Applicant Database – The official BCHA record of Applicants who have completed the 
Common Intake Form. Except for transitional housing placement, the date that an Applicant 
joins the Applicant Database is the date that an Applicant submitted a complete application 
(if prior to 2023) or the Common Intake form determines Waitlist prioritization. 

5. Area Median Income – Area Median Income (AMI) is the midpoint of the county’s income 
distribution. It represents the income level where half of the households in the county earn 
more and half earn less.  



   
 

6. Assets - Anything owned by an individual that has commercial or exchange value. Assets 
consist of specific property or claims against others, in contrast to obligations due others. 
Assets used to provide equity in the purchase of a Community Home are considered Assets 
for BCHA’s purposes. Assets in retirement accounts that will be taxed or penalized for 
retrieval prior to retirement will not be considered Assets for BCHA’s purposes. 

7. Common Intake Form - Initial Application to enter BCHA’s Applicant Database and be 
considered for BCHA’s housing and referred to other housing providers. 

8. Capital Improvements - Unless otherwise defined in the Deed Covenants on the Community 
Housing unit, any fixture erected as a permanent improvement to real property that enhances 
the value of the property, excluding repair, maintenance costs, and standard depreciation 
when applicable. A fixture is any personal property attached to or installed on land or a 
structure thereon to become part of the real property. For Capital Improvements to be 
included in the Maximum Sales Price calculation, they must be approved by BCHA during 
annual review and not considered luxury or for a limited population group. 

9. Community Housing/Home - Dwelling units, for sale or rent, restricted typically via deed 
covenant for households meeting assets, income and/or minimum occupancy policies 
approved by BCHA. Homes that first prioritize or are restricted to employees of specific 
employers are not considered Community Housing (see Employer Housing). 

10. Deed Covenant - A legally enforceable provision in a deed that restricts use, occupancy, 
alienation, and other attributes of real property ownership or imposing affirmative obligations 
on the owner or Tenant of the real property.  

11. Employer Housing - Housing which is required to be developed or administered in conjunction 
with an organization and is intended for sale or rental by the employees of the enterprise.  

12. Employee - A person who is employed or offered employment and is working for a minimum 
of 1,500 hours worked per calendar year (average of 30 hours per week) for one or more 
employers (or self-employed). Exceptions to the minimum work hours include teachers and 
active-duty military personnel. Breaks in these employment requirements that do not 
disqualify applicants include temporary physical or mental disability, family medical leave, 
and education or training. 

13. Exception - A review of a petition to waive any provision of these Policies due to special 
circumstances. 

14. Full Application - The final determination of eligibility and priority for a current housing 
opportunity, which requires documentation. 

15. Grievance - Any dispute that an Applicant, purchaser, seller, or Tenant may have with BCHA 



   
 

with respect to an alleged action or failure to act in accordance with the complainant’s rights, 
duties, welfare, or status under these Policies or Deed Covenant. 

16. Gross Income - The total income derived from a business, trust, employment, and income-
producing property and investments, before deductions for expenses, depreciation, taxes, 
and similar allowances. Gross Income must also include alimony, child support, retirement 
pension, and social security benefits. 
 

17. Household - All individuals who are occupying or intend to occupy the Community Home. 

18. Household Income – The total Gross Income of all adults who are or will be occupying the 
Community Home.  

19. Income Category –  
(a) For a household, the classification of a household’s annual income as a percentage of the 

Area Median Income, adjusted for household size and defined by BCHA. 
(b) For a Community Home, the classification is a designation determined by the Deed 

Covenant and/or relevant land use agreements.  

20. Joint Tenancy – Ownership of real property by two (2) or more unmarried persons, each of 
whom has an equal undivided interest in the property.  

21. Debt - Monetary obligations and liabilities owed by an Applicant. 

22. Local Person with a Disability - A person who meets the definition of "Person with a 
Disability" and who either  
(a) lived in Blaine County at least nine (9) out of every twelve (12) month period for the 

previous two years or  
(b) was a Local Employee immediately prior to their disability. 

23. Local Employee - A person who meets the definition of Employee as defined herein and 
for their work with one or more Local Employer(s) as defined herein.  

24. Local Employer - A business whose business activity is primarily located within Blaine County, 
is licensed in Blaine County, and whose business employs person(s) physically working within 
Blaine County. Employers that create and manage short-term rentals are not considered a 
Local Employer. 

25. Local Senior – A person 65 years or older who meets at least one of the following definitions:  
(a) was a Local Employee for at least five of the six years prior to reaching age 65 (or older) 

and continued living at least nine (9) out of every twelve (12) month period in Blaine 
County since reducing work hours or retirement; and/or  

(b) was a Local Employee for at least ten of the fifteen years prior to reaching age 65 (or 



   
 

older), and continued living at least nine (9) out of every twelve (12) month period in 
Blaine County since reducing work hours or retirement.  
 

26. Luxury – Any item or feature of an item that is not essential or necessary but is an amenity or 
desired bonus that adds pleasure, comfort, or convenience to either aesthetics or function 
and which may increase the market values of the unrestricted properties.  

27. Maintenance and Repair – Work done that keeps a property in a normal efficient operating 
condition. 

28. Maximum Housing Costs - The maximum monthly cost (including but not limited to the rental 
or mortgage fees, utilities, internet, management fees, taxes, dues, snow removal, pet fees, 
HOA fees, etc.) paid by a qualified Tenant of a community home. The Maximum Housing Cost 
is the upper limit of total allowed housing costs and is not a guarantee of Applicant interest at 
that price.   

29. Maximum Sale Price – The allowable sale price of a Community Home, as calculated by the 
formula set forth in the applicable Deed Covenant. This price includes Capital Improvements. 
Other Fees not charged by BCHA and not specified in the applicable Deed Covenant are not 
incorporated into the base price from which appreciation starts, unless the total of those fees 
when added to the purchase price is less than the Maximum Sale Price and buyer agrees. 

30. Mobile Home - A manufactured home built to the federal HUD Code (Manufactured Home 
Construction and Safety Standards), built on a steel chassis and fitted with wheels, that is 
designed to be used as a dwelling with or without a permanent foundation when connected 
to required utilities. 

31. Net Worth/Household Net Worth - Combined net worth (all Assets minus all Debt) of all 
individuals who may be occupying the Community Home. Households with Senior(s) have a 
higher maximum Net Worth. See bcoha.org for current Net Worth limits. For Applicants near 
the limit of maximum Net Worth for their Income Category, upon request, BCHA staff have 
discretion in determining if Assets used for closing costs in the purchase of a Community 
Home not be considered Assets for BCHA’s purposes. 

32. Person with a Disability - A person who is any (1) a person who has a physical or mental 
impairment that substantially limits one or more major life activities; (2) a person who has a 
history or record of such an impairment; or (3) individual who is perceived by others as having 
such an impairment. 

33. Primary Residence - The sole and exclusive place of residence for at least nine (9) out of every 
twelve (12) month period.  

34. Regular Dues. Recurring payments owed to a Homeowners Association (HOA) to cover 



   
 

Operating Expenses and Capital Reserves. 
(a) Operating Expenses: Recurring, day-to-day costs to run the HOA and maintain shared 

property or services. Examples include landscaping/snow removal, utilities for common 
areas, property management, maintenance, insurance, legal and accounting fees.  

(b) Capital Reserves (Reserve Fund): Savings set aside for repairs or replacements of shared 
property and infrastructure in the future.  

35. Senior – A person 65 years or older. 

36. Special Assessment – One-time charges levied on homeowners when an HOA does not have 
enough Capital Reserves to cover an unexpected or underfunded major expense. Special 
Assessments are calculated and assessed separately and in addition to HOA Regular Dues. 

37. Special Waitlist – A Waitlist established for a development that intends to house a specific, 
restrictive population (i.e., Employees of a specific entity). 

38. Tenant - A person who is leasing or can lease a Community Home that is subject to these 
Policies, and any qualifying potential lessee or past lessee of any such home, but only with 
respect to any issue arising under these Policies. 

39. Waitlist – Applicants from the Applicant Database that meet screening criteria for a specific 
property and ordered by priority.  
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