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CALL TO ORDER

ROLL CALL

CERTIFICATION OF QUORUM

The Single-Family Activities Committee of the Governing Board of the Texas Department of Housing
and Community Affairs (TDHCA) will meet to consider and may act on any of the following:

SINGLE FAMILY & HOMELESS PROGRAMS REPORT ITEMS:

1. Presentation and Discussion of Texas Housing Trust Fund (Texas HTF). Abigail Versyp

BOND FINANCE REPORT ITEMS:

2. Presentation and Discussion of Bond Finance and Home Ownership activities 
and initiatives

Scott Fletcher

PUBLIC COMMENT

EXECUTIVE SESSION

The Committee may go into Executive Session (close its meeting to the public) on any agenda
item if appropriate and authorized by the Open Meetings Act, Tex. Gov’t Code, Chapter 551.
Pursuant to Tex. Gov’t Code, §551.074 the Committee may go into Executive Session for
the purposes of discussing personnel matters including to deliberate the appointment,
employment, evaluation, reassignment, duties, discipline, or dismissal of a public officer or
employee.

Pursuant to Tex. Gov’t Code, §551.071(1) the Committee may go into executive session to seek
the advice of its attorney about pending or contemplated litigation or a settlement offer.

Pursuant to Tex. Gov’t Code, §551.071(2) the Committee may go into executive session for the
purpose of seeking the advice of its attorney about a matter in which the duty of the attorney to
the governmental body under the Texas Disciplinary Rules of Professional Conduct of the State
Bar of Texas clearly conflicts with Tex. Gov’t Code, Chapter 551.

Pursuant to Tex. Gov’t Code, §2306.039(c) the Committee may go into executive session to
receive reports from the Department’s internal auditor, fraud prevention coordinator, or ethics
advisor regarding issues related to fraud, waste, or abuse.

OPEN SESSION

If there is an Executive Session, the Committee will reconvene in Open Session and may take
action on any items taken up in Executive Session. Except as specifically authorized by applicable
law, the Committee may not take any actions in Executive Session.
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ADJOURN

To access this agenda and details on each agenda item in the board book, please visit our website at 
www.tdhca.texas.gov or contact Michael Lyttle, 512-475-4542, TDHCA, 221 East 11th Street, Austin, Texas 
78701, and request the information. If you would like to follow actions taken by the Governing Board during 
this meeting, please follow TDHCA account (@tdhca) on X.

Individuals who require auxiliary aids, services or sign language interpreters for this meeting should contact 
Nancy Dennis, at 512-475-3959 or Relay Texas at 1-800-735-2989, at least five days before the meeting so that 
appropriate arrangements can be made. Non-English speaking individuals who require interpreters for this 
meeting should contact Danielle Leath, 512-475-4606, at least five days before the meeting so that appropriate 
arrangements can be made.

Personas que hablan español y requieren un intérprete, favor de llamar a Danielle Leath, al siguiente número 
512-475-4606 por lo menos cinco días antes de la junta para hacer los preparativos apropiados.
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Texas Department of Housing and Community Affairs

Single-Family Activities Committee

Board Action Request

File #: 1174 Agenda Date: 10/8/2025 Agenda #: 1.

Presentation and Discussion of Texas Housing Trust Fund (Texas HTF).

BACKGROUND

The Texas Legislature established the Housing Trust Fund in 1993 to provide state general revenue for
affordable housing activities. The program receives state appropriations, which include loan repayments from
previous Texas HTF projects, to fund the Texas HTF. The Department awards funding in the form of grants
and/or loans to nonprofits, units of local government, councils of government, local mental health authorities,
other public agencies, and public housing agencies to serve low-income households. State statute does not
direct the specific activities that are to be implemented but requires the publication of a biennial plan that
details how the Department will program and expend the funds. Over the years, the Department
implemented a diversity of programs with Texas HTF resources to varying success. The Texas HTF has now
evolved to focus on two successful primary programs: the Texas Bootstrap Loan Program, which satisfies the
statutory requirement to operate an owner-builder loan program, and the Amy Young Barrier Removal
Program.

Texas Bootstrap Loan Program (Bootstrap)
• Bootstrap is funded by a portion of the Texas HTF, including new allocations of state revenue and

proceeds from prior Bootstrap loans.  A minimum of $3 million per year must be made available for
Bootstrap per TDHCA’s governing statute.

• Bootstrap is administered through subrecipients that provide self-help housing utilizing a reservation

system.  The majority of Bootstrap administrators are Habitat for Humanity affiliates.

• Bootstrap provides repayable loans of up to $45,000 to low-income households. The funds may be

utilized for construction loans or permanent financing to purchase and construct new housing or
rehabilitate existing housing. The loans are provided at 0% interest, and the household must contribute
at least 65% of the labor required for construction.

• Two-thirds of Bootstrap funds must be programmed to census tracts where the median household

income is less than or equal to 75% of the median state household income.
• Further priority is granted to households whose income is less than $17,500 per year, or if the property

is located in an area where Capitol Recovery Fees, building permit fees, or other fees related to the
home to be built are waived.

• Households must be at or below 80% AMFI for the county in which they reside, or the state median,

whichever is greater.

Amy Young Barrier Removal Program (AYBR)
• AYBR is funded by the remainder of the Texas HTF, including excess non-Bootstrap proceeds paid into

the Texas HTF and new allocations of state revenue.  The allocation is about $1.6 million per year.
• AYBR is administered through subrecipients and provides grants of up to $22,500 per household for
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• AYBR is administered through subrecipients and provides grants of up to $22,500 per household for

accessibility modifications for both tenant and owner-occupied properties. Up to 25% of the $22,500
may be utilized for repairs to mitigate life-threatening hazards in owner-occupied housing.

• Funds are regionally allocated.

• At least one household member must be a person with a disability.

• Funds may not be utilized for general repairs unless they present an immediate threat to life, health,

and safety; these repairs may not make up more than 25% of the total project budget.
• If the home is a rental, the owner must agree to tenant’s participation.

• Households must be at or below 80% AMFI for the county in which they reside, or the state median,

whichever is greater.

Texas Housing Trust Fund Funding and Allocation
Funds may be awarded through a reservation system agreement via periodic NOFA announcements. A
reservation system allows eligible subrecipients to access a pool of funding and reserve a portion of the pool
for activities for individual households as the need arises. A reservation system agreement does not go before
the Board as it does not award a specified amount of funds, but merely authorizes the potential to access
funds. The reservation system allows for funds to be utilized for the activities with the highest demand. The
Texas HTF Plan was approved by the Board on September 4, 2025, and includes the following programming
plan for the fund.

2026-2027 HTF Biennial Allocation

Use of Funds SFY 2026 SFY 2027 Amount

Total Biennial Appropriation $5,028,454 $5,030,221 $10,058,675

Programming Plan

Texas Bootstrap Loan Program Appropriation $3,300,480 $3,300,480 $6,600,960

Department Administration ($330,048) ($330,048) ($660,096)

Funds for Programming ($2,970,432) ($2,970,432) ($5,940,864)

Remaining Balance $0 $0 $0

Amy Young Barrier Removal Program Appropriation $1,727,974 $1,729,741 $3,457,715

Department Administration ($172,797) ($172,974) ($345,771)

Funds for Programming ($1,555,177) ($1,556,767) ($3,111,944)

Remaining Balance $0 $0 $0

Texas Housing Trust Fund Impact

The Department considers home ownership fundamentally important in supporting Texans. This is confirmed
when evaluating the programmatic impact of the Texas HTF Bootstrap Program. Since its inception, 232 Texas
families transitioned out of tenancy into home ownership. A majority of these Texans now pay a lower
mortgage than their previous rental payments. Homeownership provides these families, many of whom live in
very low-income communities, who would likely be unable to attain a traditional mortgage, with equity and
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very low-income communities, who would likely be unable to attain a traditional mortgage, with equity and
stability. The Division considers this positive generational impact on participating households as a critical
accomplishment of the program.

 Some highlights of the program are as follows.
· ~$12,497,520 in program funds utilized​
· ~$10,000,000 of the funds utilized came from principal repayment​
· There have been 0 foreclosures since 2020 and less than a 0.01% foreclosure/charged off rate since

2010 (6 out of 1180 loans)

The impact of the Amy Young Barrier Removal Program is concentrated on homeowners as well. 98% of all
AYBR participants own their home. The majority of participants are aged 60-93, which reflects that the
program supports a vulnerable aging population, prone to higher needs of accessibility. Furthermore, these
participants reside in some of the most disadvantaged areas, earning an average of 34% of the state’s median
family income, as measured in the last five years. During this time, the AYBR served 421 households. These
households are ones that require the most assistance with incomes that are not keeping pace with inflation.
While limited by the scope of funds each year, this program does not lack demand. Funds are fully depleted
after each funding cycle, and these funds are critical to helping the growing aging population in Texas age in
place.
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Texas Housing Trust Fund

3

Amy Young Barrier Removal ProgramTexas Bootstrap Loan Program

One‐time grant up to $22,500 for accessible 
modifications

Zero interest loan up to $45,000 for self‐help 
construction or rehabilitation of home

Increase accessibility and ensure safety in homes of 
Persons with Disabilities

Pathway to home ownership

Funded by Texas HTFFunded By Texas HTF

Household income ≤ 80% of state or local Area Median 
Family Income (AMFI)

Serves Texans with Household income ≤ 80% of state or 
local Area Median Family Income (AMFI)

Biennial allocation for 2026‐2027: ~$3.5 millionBiennial allocation for 2026‐27: ~$6.6 million

Texas Housing Trust Fund Application Process Comparison

4

Amy Young Barrier Removal ProgramTexas Bootstrap Loan Program

Applicants must locate an Administrator, typically a nonprofit or 
local government entity. TDHCA’s Housing Resource Center or Help 
for Texans webpage provides guidance to interested parties for local 
AYBR providers.

Applicants must locate an Administrator, which may be a nonprofit or 
Colonia Self‐Help Center. TDHCA’s Housing Resource Center or Help for 
Texanswebpage provides guidance to interested parties of 
local Bootstrap providers.

1. Initiation—Finding a Provider

Administrators must have a reservation agreement with TDHCA to access funds under a Notice of Funding Availability (NOFA). Applications to 
access the reservation system are accepted on an ongoing, year‐round basis. TDHCA issues NOFAs for AYBR and Bootstrap, and Administrators 
must use the Reservation System.

2. Administrator & Reservation 
System Access

Applicants work with an Administrator who submits intake and eligibility information through a reservation system based on the NOFA. 
Administrators oversee intake, verification, and project management.

4. Application Submission

Funds are allocated in phased draws: first by urban/rural region, 
then region‐wide, then statewide pool until funding is exhausted. 
Applicants are served on a first‐come, first‐served basis by their 
region.

Funding is allocated through TDHCA’s reservation system, with 
replenished NOFAs; two‐thirds of funds go to low‐income census tracts. 
Applications are year‐round based on fund availability.

5. Funding Allocation

After grant reservation, the Administrator coordinates modifications 
for accessibility or hazard removal using approved contractors and 
inspections. TDHCA oversight ensures compliance.

Once the loan is reserved, the applicant (owner‐builder) begins 
construction under Administrator supervision. Final funding and closing 
procedures occur after construction milestones are met.

6. Post‐Award Process

3
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Funding Mechanisms‐ comparison to other SF programs

5

Reservation SystemContract Awards

Access to available funds for a specific ready‐to‐
proceed project

Fixed sum of funds for a fixed term 

Funding is not guaranteed to be available when the 
subrecipient is ready to submit

Funds guaranteed to be available to subrecipient

Reduces deobligation of funds that place funds at‐risk 
of recapture

Funds considered committed for HUD deadlines 
without specific address

Allows most projects to operate under the same 
regulations 

Regulations frozen in place as of the date of the 
contract

The Bootstrap Program is a self‐
help housing construction program 
that assists low‐income households 
(Owner‐Builders) purchase or 
refinance real property on which to 
build or repair housing by 
contributing the labor themselves. 

6

5
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Texas Bootstrap Loan Program
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Historical Context Launched over 25 years ago; as of early 2025, has provided over $68 million in loans and supported nearly 
2,200 homes

Purpose Provide a pathway to home ownership. Allows Texans to purchase, build, or repair housing by contributing labor ("sweat 
equity"). Provides repayable purchase money loans, residential construction loans, or purchase of existing mortgage loans to 
homebuyers at 0% interest.

Labor Requirement Owner‐builders must contribute at least 65% of labor themselves (or through assistance) under supervision 
of a certified Administrator

Eligible Beneficiaries Low‐income "Owner‐Builder" households (must complete education class; Texas residency ≥ 6 months; 
debt‐to‐income ratio ≤ 45%). 

Disbursement Mechanism Loan must be administered through state‐certified Administrators or Colonia Self‐Help Centers via 
reservation system; beneficiaries leverage with other funds

Funding and Allocation Biennial funding via Housing Trust Fund (HTF); NOFAs released regularly; set‐asides require two‐thirds of 
funds go to low‐income census tracts (≤ 75% state median income). Limit on loan amount is $45,000 by statute.

Statistics

8

Descriptive Statistic of Households Benefited by Bootstrap Activities

Single/Divorced 

Widow/Unmarried
Married

Average Age of 

Mortgagee

Average 

HH Size

Total 

Projects
Year

69.00%31.00%393632020

76.00%23.00%383262021

90.00%10.00%363312022

74.00%26.00%393462023

79.00%21.00%413482024

89.00%11.00%393182025

79.50%20.33%393232
Total & 5 Year 

Average

7
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Average Mortgage & Rent Payments

9

Average Rent 

Payment

Average 

Mortgage 

Payment

Year

▲ $574.80▼ $505.342020

▼ $609.53▲ $624.852021

▼ $591.61▲ $618.102022

▼ $815.78▲ $878.122023

▼ $737.69▲ $845.412024

▼ $786.16▲ $818.382025

Avg Rent Payment 

(without $0 rent 

applicants)

▲ $613.77

▼ $609.54

▲ $705.38

▲ $962.21

▲ $885.23

▲ $884.43

Avg Mortgage 

Payment (without 

$0 rent applicants)

▼ $509.31

▲ $624.86

▼ $623.34

▼ $890.26

▼ $883.58

▼ $826.10

Counties with higher 
than average 

percentage of renters

10
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Participating 
Administrators in 
the last 5 years
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15

Purchasing Power

16

Scenario B (0%)Scenario A (6%)Metric

$237,000 $237,000 Purchase Price (2025 Bootstrap Average)

0%6%Interest Rate

$45,000 @ 0%$0 Bootstrap Portion

$192,000 @ 0%$237,000 @ 6%Remaining Loan

$658.33 $1,420.47 Monthly P&I

$400.00 $400.00 Monthly Escrow (Taxes & Insurance)

$1,058.33 $1,820.47 Total Monthly Payment

45%Traditional front‐end (28%)DTI Ratios

$28,236 $78,020 Required Annual Income

$0$274,370 Total Interest Over 30 Years

$237,000 $511,370 Total Cost 

15

16
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Equity

17

% of Purchase Price 

covered with 

Bootstrap Loan

Average 

Bootstrap Loan

Average 

Appraised 

Value

Average 

Purchase Price
Year

54.10%$32,490.72$84,943.58$60,056.752010

30.16%$44,984.13$151,823.81$149,154.832020

26.98%$45,000.00$175,176.92$166,819.232021

23.91%$45,000.00$192,677.42$188,209.682022

23.28%$44,986.96$201,826.09$193,275.622023

21.33%$44,191.67$211,371.79$207,224.032024

18.99%$45,000.00$237,000.00$237,000.002025

Funding

18

 $2,400,000.00

 $2,500,000.00

 $2,600,000.00

 $2,700,000.00

 $2,800,000.00

 $2,900,000.00

 $3,000,000.00

 $3,100,000.00

FY 2021 FY 2022 FY 2023 FY 2024 FY 2025

Bootstrap Repayments by Fiscal Year

17
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Bootstrap Accomplishments

19

• 232 families went from renters to homeowners

• ~$12,497,520 in program funds utilized

• ~$10,000,000 funds utilized came from principal repayment

• A majority of homeowners pay less for their home than rent

• Households gain equity and stability. 

• 0 foreclosures since 2020 and less than a 0.01% foreclosure/charged off 
rate since 2010 (6 out of 1180 loans)

• The Amy Young Barrier Removal (AYBR) 
Program provides one‐time grants of up to 
$22,500 for qualified households with 
Persons with Disabilities who need 
modifications to increase accessibility and 
eliminate hazardous conditions in their 
home.

20

19

20
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AYBR Program

21

Historical Context In May 2010, the Texas Department of Housing and Community Affairs launched its all‐new Amy Young Barrier 
Removal Program, named in honor of one of the state’s most passionate and persuasive advocates for Texans with disabilities, 
Amy Young. The program was previously named HomeFree Barrier Removal Program.

Purpose Increase accessibility and eliminate hazardous conditions in homes of persons with disabilities by providing funding for 
modifications. (Up to 25% of grant may be utilized to mitigate health and safety hazards.) Examples of modifications: handrails 
and ramps, widening of doors, adjusting countertops and cabinets to appropriate heights, installation of buzzing or flashing 
devices for persons with visual or hearing impairments, and installation of accessible showers, toilets, and sinks.

Eligible Beneficiaries Persons with disabilities (tenant or homeowner), low‐income households qualifying under AMFI limitations 
(at or below 80%). Assisted 194 households in SFY 24

Disbursement Mechanism Grant administered through nonprofit organizations or local governments as project administrators

Funding and Allocation Funded via HTF with biennial NOFAs; application and reservation through administrators. Funds are 
allocated in phased draws: first by urban/rural region, then region‐wide, then statewide pool until funding is 
exhausted. Applicants are served on a first‐come, first‐served basis by their region.

Why Accessibility for People with Disabilities Matters

22

• One in four adults live with a disability, while most housing is not built 
for accessibility 

• Unsafe or inaccessible homes lead to falls, hospitalizations, and loss of 
independence

• The Amy Young Barrier Removal Program removes barriers in order for 
people to live safely in their own homes

• On average, a person with disabilities earns between $9,000‐$14,000 
less per year, making community based living more difficult

• The average cost of nursing home care in Texas in varies 
between $5,323‐$6,692 per month

21

22
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Average Income of 
Beneficiaries by Fiscal 
Year
The Amy Young Barrier Removal Program 
consistently serves households far below the 
state’s median income.

The Texas state median income between 
2020‐2025 averages at $73,950 per year. 
Currently, state median income exceeds 
$79,000 per year.

23

28%

29%

30%

31%

32%

33%

34%

35%

36%

37%

FY2020 FY2021 FY2022 FY2023 FY2024 FY2025

Average Income per Household Served

Housing Status of 
Program Participants

This chart shows that 98.8% of our impact is 
concentrated on homeowners, confirming 

that the Amy Young Barrier Removal Program 
Is addressing the largest area of need among 
low‐income households with disabilities.

24

1%

99%

Housing Status of Program Participants

Renters

Homeowners
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Age Distribution of 
Program Participants
Most program participants are older adults 
which reflect higher accessibility needs due 
to aging.

25
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Program Reach by Fiscal Year

26

0

20

40

60

80

100

120

FY2020 FY2021 FY2022 FY2023 FY2024 FY2025

68

70

64

114

35

70

Annual Program Reach

25

26



9/29/2025

14

27

28

27

28



9/29/2025

15

29

From Barriers to Accessibility

Before

Unsafe & Inaccessible

After

Safe & Accessible
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Ramp Installation
BEFORE

Front View Side View

Ramp Installation
AFTER

Front View Side View
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https://www.tdhca.texas.gov/prog
rams/single‐family‐programs
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Texas Department of Housing and Community Affairs

Single‐Family Activities Committee

Board Action Request

File #: 1177 Agenda Date: 10/8/2025 Agenda #: 2.

Presentation and Discussion of Bond Finance and Home Ownership activities and initiatives

BACKGROUND

The Bond Finance and Home Ownership Division assists Texas families and individuals of low‐to‐moderate income obtain
home ownership. These teams work in tandem to promote home ownership for qualifying low to‐moderate‐income
Texas families and veterans.

Bond Finance Report
Bond Finance administers the Department's Mortgage Revenue Bond (MRB) and Mortgage Lending Programs and is
responsible for managing the Bond Indentures.  This report will cover the following topics:

TDHCA Loan Programs

· My First Texas Home (MFTH) is exclusively for qualified first‐time, low to moderate‐income, Texas homebuyers
and veterans.  MFTH loans include Repayable Down Payment Assistance (DPA) ranging from 2% to 5%.  The
MFTH program also provides an “unassisted” loan with 0% DPA, which is essentially a TDHCA funded rate buy‐
down.

· My Choice Texas Home (MCTH) is available for low‐to moderate‐income Texans who don’t qualify for MFTH.
TDHCA provides Repayable and Forgivable Down Payment Assistance (DPA) ranging from 2% to 5% of the
purchase price.

Down Payment Assistance
Down Payment Assistance is designed to help homebuyers cover some of the upfront costs associated with purchasing a
home and provide a path to homeownership sooner rather than later.  TDHCA DPA programs include a 30‐Year repayable
and a 3‐Yr forgivable.  Both are 0%, non‐amortizing, second liens, due upon refinance or repayment of the first lien
mortgage loan or if the property is no longer the borrower’s primary residence.

Mortgage Credit Certificates
Mortgage Credit Certificates are a homebuyer assistance program designed to help low‐to‐moderate income families
afford homeownership, which allows homebuyers to claim a dollar‐for‐dollar tax credit for some portion of mortgage
interest paid per year.

Home Ownership Report
Homeownership manages the loan level interface and relationships with lenders, realtors, and borrowers in partnership
with the Program Administrator and Master Servicer.  Homeownership is responsible for marketing TDHCA’s mortgage
programs throughout the State of Texas.  This report will focus on current marketing initiatives.
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Bond Finance & Home Ownership 2

Bond Finance administers the Department's Mortgage Revenue Bond (MRB) and Mortgage Lending 
Programs and is responsible for managing the Bond Indentures.

TDHCA finances below-market rate mortgage loans to qualified Texas buyers through the issuance of 
Mortgage Revenue Bonds (MRBs) and by selling mortgage loans in the TBA market (TBA = To Be 
Announced) through the Department’s Taxable Mortgage Program (TMP).

All TDHCA mortgage loans, regardless of funding source, provide borrowers with some level of Down 
Payment Assistance (DPA).  Our ‘unassisted’ 0% DPA Bond loans are essentially a rate buydown.

Mortgage Credit Certificates (MCCs) are a homebuyer assistance program designed to help 
lower‐income families afford homeownership by allowing a dollar‐for‐dollar tax credit for some 
portion of mortgage interest paid per year. 

Homeownership manages the loan level interface and relationships with lenders, realtors, and 
borrowers in partnership with the Program Administrator and Master Servicer.  Homeownership is 
responsible for marketing TDHCA’s mortgage programs throughout the State of Texas.

TDHCA Programs



TDHCA Production by year
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Mortgage loan volume 
tends to be interest rate 
dependent. TDHCA loan 
demand is no exception.  

Overall loan volume has 
trended lower in recent 

years as rising interest 
rates have negatively 

impacted affordability.  

Bond Finance   &
Home Ownership
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Current TDHCA Mortgage Rates
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Current TDHCA Mortgage Rates



Bond Finance
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Bond Finance Introduction

TDHCA’s Bond Finance Division is entirely self funded, receiving no funds from Federal, State, 
or Local Governments.  Bond Finance makes quarterly contributions to TDHCA to fund the 
Department’s portion of expenses and shared services.

Bond Finance:
     manages over $3 billion dollars in Bond Indenture Assets & Liabilities 
     issues $750 million annually in Mortgage Revenue Bonds
     finances over $1 billion mortgage loans for low to moderate-income Texas families annually
     funds over $50 million in Down Payment Assistance annually
     oversees an $8.7 billion Mortgage Servicing Rights book
 
It is imperative that each program not only supports our mission, but is financially viable and 
sustainable. Bond Finance is committed to enhancing our partnerships and modernizing our 
approach to optimize our portfolio, create sustainable growth, and expand our impact.



Bond Finance Highlights
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• Market Value of Indenture Assets total $3.2 
billion

• DPA Portfolio totals $372 million

• Mortgage Servicing Rights on $8.7 billion in 
mortgage loans generating around 1.6 million 
in monthly revenue

• Bond Finance is winding down the Single 
Family MRB Indenture.  All future issuance 
will be in the Residential Mortgage Revenue 
Bond (RMRB) Indenture

Market Value of Assets
            RMRB         $ 1,726,429,676
       SFRMB         $ 1,490,146,303

         TMP/TBA         $         7,306,765
            $ 3,223,882,744

DPA Portfolio 
$    371,498,974

Mortgage Servicing Rights 
 MSR  $ 8.67 billion

TDHCA receives monthly fees on MSR portfolio



Bond Finance Accomplishments
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Expanded the Texas Local HFC partnership program

Transitioned to continuous lending in bond program 

Initiated Volume Cap Recycling

Established new Financial Advisor relationship

Established new Master Servicer relationship

Started Servicer Oversight Initiative

One Billion
in Volume Cap 

assigned to TDHCA by 
Local HFCs since 2020

TDHCA has recycled

$60 million
in volume cap since

January 2025



Bond Finance Initiatives
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Enhance and optimize TBA program

Improve internal data & reporting 

Expand & leverage FHLB Relationship

DPA securitization & alternative funding methods

Identify CRA lending opportunities

Secondary Market Execution to optimize cross calling

Expand investor base and direct placement sources

TDHCA
will be a 

best-in-class 
State Housing 

Finance Agency



Mortgage Revenue Bonds
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TDHCA issues Mortgage Revenue Bonds (MRBs) to finance below market-rate 
mortgage loans for qualified, low-to-moderate income, first-time Texas 
homebuyers and veterans. 

Participating Mortgage Lenders originate qualifying mortgage loans which are 
pooled into GNMA MBS pass-through Certificates (US Govt. Guaranteed) by 
the Master Servicer.  

The GNMA certificates are purchased into the indenture by the Trustee using 
bond proceeds.

GNMA certificates are the collateral for the Mortgage Revenue Bonds.      
Cashflows from mortgage principal and interest payments flow through the 
GNMA certificates to make debt service payments on the bonds.  

Mortgage Revenue Bond Process
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MRB Economics  $250,000,000 TDHCA RMRB Series 2025 BC
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Loan Assumptions
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Yield Assumptions
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TDHCA RMRB Ratings    Moody’s: Aa1   S&P: AA+ 
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Moody’s Downgrade

Moody’s downgraded RMRB from Aaa to 
Aa1 on May 21, 2025 in sympathy with 
their downgrade of US Sovereign debt.  

SFMRB retained Moody’s Aaa rating due to 

the strength of the Parity Ratio.

This ratings downgrade affected 31 US HFA 
Issuers.

S&P downgraded the US Sovereign Debt 
on August 5, 2011.  TDHCA’s RMRB and 
SFMRB ratings were accordingly 
downgraded as well.



Taxable Mortgage Program  (TMP) or 
To-Be-Announced (TBA) Program

19
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TBA Provider quotes the lock-price for Mortgage-Backed Securities (MBS) to 
be delivered by the Department in the future

Department uses quoted prices to set mortgage rates and originates loans

Lenders originate loans through the Program Administrator and sell first and 
second mortgage loans to the Master Servicer

Several times each month, mortgage loans are pooled into MBS

TBA provider purchases the MBS from the Master Servicer and sells the MBS 
in the market.

TDHCA is paid the margin on the sales proceeds and upfront servicing release 
from the Master Servicer.

TDHCA TBA Process
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TDHCA TBA Process
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TDHCA TBA Economics

Loan Amount:    $200,000 
Loan Rate:        6.625%
Repayable DPA:   2%
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TBA Loan Comparison

Loan Amount:   $200,000 
Repayable DPA:            2%
Loan Rate:              6.500%                        6.625%                6.750%
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TBA Loan Comparison

Loan Amount:   $200,000 
Repayable DPA:                      2%         5%
Loan Rate:                   6.625%                                  7.375%
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TDHCA TBA Economics

Loan Amount:    $200,000 
Loan Rate:        6.875%
Forgivable DPA:   2%



Down Payment Assistance
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Down Payment Assistance is designed to help homebuyers cover some 
of the upfront costs associated with purchasing a home  and provide a 
path to homeownership sooner rather than later. 

DPA also provides an opportunity to supplement other funding sources 
and ultimately lower the borrower’s monthly payment, supporting 
sustainability.

 DPA funding sources include:  

▪ Indenture excess revenue
▪ DPA repayments
▪ Excess servicing income and Mortgage Servicing Release
▪ Premium on MRB Issuance
▪ Premium received selling TBA Loans

TDHCA’s ‘unassisted’ or 0% DPA Bond Loans as essentially a rate buy-
down. Unassisted loans provide a path to lower interest rates for a 
generally more qualified homebuyer benefiting them with a lower 
payment and enhanced sustainability. 

Down Payment Assistance 

TDHCA 
DPA Programs

Repayable DPA
30-Years | 0% | Non-Amortizing

Forgivable DPA
3-Year | 0% | Non-Amortizing

TDHCA Second Liens are due 
upon Refinance or 

Repayment of the first lien.



Mortgage Credit Certificates (MCCs)
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Mortgage Credit Certificates are a homebuyer assistance program designed to 
help low-to-moderate income families afford homeownership.
 

The program allows homebuyers to claim a dollar‐for‐dollar tax credit for 
some portion of mortgage interest paid per year. Remaining mortgage interest 
paid may still be taken as an itemized deduction.

To be eligible, individuals must be a first‐time homebuyer or qualified veteran, 
meet the program’s income and purchase price restrictions, and use the home 
as their primary residence. MCCs generally are subject to the same eligibility 
and targeted area requirements as Mortgage Revenue Bonds (MRBs).   

TDHCA offers MCC only on Combo-Loans provided by the Department.

Mortgage Credit Certificates
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TDHCA Benefits
Combo Loans provide TBA Revenue & 

MCC Fee Revenue

TDHCA Drawbacks
MCC revenue is less than revenue from 

bond issuance

Sufficiency of Volume Cap

Borrower Benefits
Tax Credit lowers borrowers net 

interest rate

Helps borrowers qualify for mortgage

Borrower Drawbacks
Borrowers must claim tax credit on tax 

returns annually

Risks
Changes in Tax Law & Tax Rates

TDHCA typically uses a 20% Credit Rate as MCCs with a 
Credit Rate higher than 20% cap the Tax Credit for the 
Homeowner at $2,000 per year.

Mortgage Credit Certificates
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MRB Private Activity Bond Volume Cap is converted to MCC Authority on four-to-one basis 
…for each $1,000,000 of volume cap, $250,000 of authority can be used.

The tax credit rate utilized determines the dollar amount of loans that can receive the MCC.  

MCC Volume Cap usage 

At a 25% tax credit rate, MCCs 
can be issued dollar-for-dollar 
to the amount of volume cap 
converted.  MCCs can be issued 
against a greater par amount of 
loans with a smaller tax credit 
rate (minimum is 10%) or 
against a lesser par amount of 
loans with a higher tax credit 
rate (maximum is 50%).    



Volume Cap Recycling
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Volume Cap Recycling 
is a way to preserve and recycle prior years tax-
exempt private activity bond volume cap which 
would otherwise expire upon repayment of the 
financing, resulting in redemption of the bonds.

In a traditional recycling program, mortgage loan 
repayments and prepayments are deposited into an 
investment, and a like amount of funds are borrowed 
to redeem bonds. 

At a later date, tax exempt bonds are issued to repay 
the borrowed funds, and the funds invested are 
released to originate new loans.
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Volume Cap Recycling
Deemed Transfer 

To facilitate the ease of execution and avoid the risk 
of failed/delayed wires or bond redemptions, 

TDHCA has adopted a “deemed transfer approach.

  Under this approach, funds will be borrowed from 
FHLB through an advance and immediately 

deposited into a CD with FHLB, and funds will be 
“deemed” to transfer back and forth between FHLB 

and BNY. 

Funds will be held in the CD until bonds are issued, 
at which time the CD matures and is used to repay 

the advance, and new bond proceeds are deposited 
into the mortgage loan fund to originate mortgage 

loans.

 As such, funds will have been “deemed” to transfer 
back and forth between FHLB and BNY.

The cost to TDHCA will be 10 basis points = the 
spread between the advance and CD interest rates.



Private Activity Bond Volume Cap
35



Private Activity Bond (PAB) Volume Cap Overview

36

Tax-exempt financing of “private activities” has been limited by federal law since the passage of the Tax 

Reform Act of 1986. The IRS establishes a volume cap that limits the amount of Private Activity Bond 

(PAB) issuance that can take place in a given calendar year.  Volume Cap is assigned to each state based 

on population.  Unused volume cap may be carried forward for up to three years. 

The 2025 Texas PAB Ceiling amount is $4,067,808,030.  The State of Texas divides its volume cap 

allocation across five different activities or subceilings as follows:



Subceiling 1 – Mortgage Revenue Bonds

37

Texas allocates 32.25% of volume cap, or $1,311,868,090 to ‘Sub-Ceiling 1 - Mortgage Revenue 

Bonds (MRBs), which supports Single Family Home Ownership activities.  This volume cap is divided 

among the Texas Department of Housing & Community Affairs (TDHCA), the Texas State Affordable 

Housing Corporation (TSAHC) and the various Local Housing Finance Corporations (HFCs) as follows:

Single Family or MRB volume cap can be used to issue Mortgage Revenue Bonds where bond proceeds 

are used to fund low-cost mortgage loans to first-time homebuyers and veterans.  

MRB volume cap can also be used to fund Mortgage Credit Certificates (MCCs).  MCCs are a federal 

income tax credit for lower-income borrowers which allow a dollar-for-dollar tax credit on some portion of 

mortgage interest paid.



Texas Private Activity Bond Allocation

  The State of Texas will receive $4,067,808,030 in 2025

38
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Texas Local Government Code, Chapter 394 (the “Act”) authorizes local 

HFCs to issue bonds for the purpose of obtaining funds to finance home 

mortgage loans for persons of low and moderate incomes, however due to 

the complexity, financial risk, administrative burdens, compliance 

requirements, and expense of a running a bond program, most opt not to 

do so.

Section 394.032(e) authorizes HFCs to delegate to TDHCA the authority to 

act on their behalf in the financing, refinancing, acquisition, leasing, 

ownership, improvement, and disposal of home mortgages or residential 

developments, within and outside the jurisdiction of the housing finance 

corporation, including its authority to issue bonds for those purposes.

Texas Government Code, Chapter 1372, allows HFCs to reserve a portion of 

the State Ceiling and Section 1372.044 of the Allocation Act authorizes the 

HFCs to assign their reservation to TDHCA to issue private activity bonds on 

behalf of the HFC.

Local HFC Volume Cap Assignments

Since 2020, 
numerous local HFCs 

have assigned their 
MRB volume cap to 

TDHCA to ensure that 
volume cap allocated 
to their community is 
utilized as effectively 

and efficiently as 
possible within their 

communities.



Local HFC Partnership Program
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HFC Volume Cap Assignments

41

Local Housing Finance Corporations’ (HFCs) mission under State law is to 
facilitate the financing of housing for low- and moderate-income 
residents within their jurisdiction. 

HFCs may promote single-family homeownership by issuing Mortgage 
Revenue Bonds, where proceeds are used to provide mortgage loans to 
low- and moderate-income homebuyers at below-market interest rates. 

Mortgage Revenue Bond programs are an important part of the mission, 
however they are difficult to establish, costly to administer, and arduous 
to maintain. 



HFC Volume Cap Assignments

42

Many Local Texas HFCs have concluded that the most effective way to promote Single-
Family Home Ownership in their jurisdiction is to partner with the 

Texas Department of Housing and Community Affairs (TDHCA) through the 
assignment of Private Activity Bond Volume Cap. 

TDHCA has an established and extensive Mortgage Revenue Bond program, 
issuing nearly $1 Billion in bonds annually to fund My First Texas Home Mortgage

 Loans and Mortgage Credit Certificates for eligible first-time homebuyers and veterans. 

TDHCA’s Bond Indentures are approaching $3 Billion.  The Department works 
hand-in-hand with each HFC to determine the projected loan demand in their 

jurisdictions and appropriate Volume Cap Assignment amount to ensure 
Volume Cap assigned to your HFC is used where it was intended…  in your community.
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TDHCA HOMEBUYER PROGRAM

MARKETING CAMPAIGN

The housing market presents significant

challenges for homebuyers, including financial

constraints, mortgage approval hurdles, market

competition, limited inventory, and hidden costs.

Additionally, the complex homebuying process

and emotional rollercoaster add further

obstacles.

However, the TDHCA aims to assist homebuyers

by simplifying its programs and connecting them

with suitable lenders and programs. To address

these challenges, Happy Medium proposes a

multifaceted campaign to incentivize preferred

TDHCA lenders. With them on the front lines, this

is the audience we need to bring focus to.

Running a media campaign only for potential first-

time homebuyers without other activations will

likely not result in significant additional program

usage and TDHCA-closed loans. Prioritizing the

relationship between preferred Lenders,

homebuyers, and TDHCA will move the needle in

a new way. We’ll also work to market to a

homebuyer audience, targeting bilingual

outreach, lead nurturing, and creative storytelling.

Utilizing audience engagement strategies, the

campaign aims to reach potential homebuyers

early in their journey, providing them with

relevant information and guidance. Through

targeted digital advertising across various

platforms, including social media, and display

ads, the campaign seeks to raise awareness and

effectively reach the target audience. Our focus

will be to bring qualified leads to TDHCA

preferred lenders.

Quality over quantity will be foundational to the 

success of the campaign.

The campaign’s success will be measured 

through robust reporting and optimization, 

ensuring a clear return on investment (ROI) for 

TDHCA. By continuously monitoring campaign 

performance and adjusting strategies 

accordingly, the goal is to maximize conversions 

and ultimately increase TDHCA loan closings. 

Through these efforts, TDHCA aims to support 

homebuyers in achieving their homeownership 

dreams while building stronger partnerships with 

lenders across the state.

1. Marketing

2.Education 

3.Homebuyer Qualification and Lead Generation 

4.Lead Routing to Qualified Loan Officers 

5.HFA Loan Closure Tracking and Reporting

STRATEGY



STRATEGY

NEW MODEL

TDHCA

Marketing and

Education

Eligibility Tool

Applies for Loan

Reach Out with HFA Assistance

Eligible Leads

Applies for

Assistance

Prospective
Homebuyers

Lenders



Rebranding Program Name: TDHCA Homebuyer Program



Lender Ambassador Designation: 

This program was created to recognize and support our valuable lender partners who consistently

demonstrate a commitment to helping Texas homebuyers access affordable, and sustainable

homeownership through our TDHCA programs.

What lenders receive as part of the ambassador program:

Featured listing on our website — with a customizable profile page that includes their contact

info and areas served.

Direct referral leads — they’ll receive contact information from homebuyers who complete our

online Eligibility Check Tool and are ready to start the loan qualification process.

Access to their own lead dashboard — to track and follow up with leads in real time.

Official TDHCA Lender Ambassador badge — for use in email signatures, marketing materials,

and social media.

Exclusive coupon codes to share with their clients so they can complete the Finally Home! HBE

course for FREE!! ($50 value) The Finally Home course satisfies the Homebuyer Education

requirement for program eligibility.

Opportunities to be highlighted in our Lender Spotlight features on our website and social

media.

Opportunities to join TDHCA at Homeownership Fairs

Our goal of the TDHCA lender ambassador program is to create a mutually beneficial partnership.

TDHCA will recertify lender ambassadors on an annual basis. 

TDHCA Lender Ambassador Badge



Re-branding Realtor Specialists:

The TDHCA Real Estate Specialist designation recognizes real estate agents who complete

required training and annual recertification. This rebrand expands beyond the former “DPA

Specialist” title to reflect the full range of TDHCA’s homebuyer programs.

Expanded Designation – Broader focus now includes mortgage loans, down payment

assistance, and closing cost support.

Specialized Training – Realtors must complete the official TDHCA Homebuyer Program

training to earn the designation.

Annual Recertification – Specialists are required to renew their designation every year to stay

current on program updates and changes.

Trusted Resource – Designated specialists are recognized for their knowledge of TDHCA

programs, giving Texas homebuyers added confidence in the purchase process.

Stronger Partnerships – The designation helps foster closer collaboration with approved

TDHCA lenders, ensuring smoother transactions for buyers.

Consumer Visibility – Realtors who earn the designation will be highlighted in TDHCA’s

directory as qualified partners for Texas homebuyers.

TDHCA Real Estate Specialist Badge

TDHCA
REAL ESTATE SPECIALIST



Lender Advisory Panel:

The TDHCA Lender Advisory Board was created to strengthen collaboration with our lending

partners and ensure our programs remain competitive, effective, and responsive to industry needs.

The board is composed of select lenders with significant experience in our programs and serves as

a platform for open feedback, dialogue, and innovation.

Purpose & Structure – Provides a forum for lender input on program operations, policies, and

market competitiveness

Intended Outcomes – Identify strengths, uncover areas for improvement, and explore new

products, features, or processes to better serve Texas homebuyers.

Key First-Meeting Topics –

Feedback on current offerings and process timelines

Observations on marketing efforts and borrower appeal across the industry

Identification of competitive advantages (rates, price structure, support)

Discussed challenges and solutions re: the pre-close underwriter certification process

Initial Insights – Lenders value TDHCA’s strong offerings, pricing, and support, while also

pointing to opportunities to expand marketing reach and streamline review timelines—areas we

are actively working to strengthen.



Social Media/PR



Social Media/PR 



Email Marketing Asset - Homebuyer Guide:









Email Marketing Asset - Homebuyer Education:





Email Marketing Asset - Homebuyer Checklist:





Email Marketing Asset - Homebuyer Programs:





Email Drip Campaign Examples:



Email Drip Campaign Examples:



Email Drip Campaign Examples:



Landing Page:



Quick Check 

Eligibility Tool:



Reporting Results and Lender Referral:



Feedback from Lenders

Hearing directly from our lending partners gives us valuable insight into the impact of our

programs. Positive feedback and testimonials highlight where we are delivering real value, through

competitive pricing, strong lender support, and program features that help more Texans become

homeowners.
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