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Multi-Mortgage 
Product Strategy
Successful local HFAs have executed multiple 

mortgage products to gain market share in 
their local market



Taxable TBA Program
• HFA DPA Product - Post Great Financial Crisis 

• MRB’s weren’t working 2009-2011

• Provides a low cost of capital, continuous funding source, generates upfront 
revenue

• TBA product, using solely premium pricing worked well 2012-2022, rising interest 
rate market resulted in lower premium pricing and low to no payups; forced change

• Blend of HFA investment and premium pricing allows for down 
payment and closing cost assistance

• Requires HFA contribution    



Excess Servicing Remittance Program
• TBA product with adding excess servicing remittance 

• HFA investment into the second lien in exchange for excess servicing

• Keeps interest rates low

• Generates upfront and ongoing revenue

• Can blend HFA investment and premium pricing

• Requires HFA contribution

• Potentially fund with a second lien bond



Mortgage Revenue Bond Program 2.0

• Market demand 

and competition

• Key barriers

• Program status 

(active vs. 

restart)

• Target lenders 

and contacts

• Pre-sale 

agreements 

and training

• Realtor 

engagement 

and team setup

• Deal structure 
(issuer and 
bonds)

• External 
funding sources

• Scalable, 
sustainable 
capital plan

• Align 

stakeholders

• Coordinate 

bond sale and 

rollout

• Consistent 

lender 

marketing

Business 
Plan

Marketing 
Plan

Finance 
Plan

Execution 
Strategy



Case Study 1 – Capital Area Finance Authority

• Series 2023, 2025A, 2025B and 2026A Tax Exempt MRB Program
• $140 million par amount total, rated Aa1

• 5.88%-6.58% borrower note rates

• 689 families are new homeowners to date

• 2.5X oversubscribed in 2026 

• Rotating Senior Manager Issuer last issued a tax exempt MRB program in 
2010

• Extensive lender and Realtor program training, recorded 24/7 link

• 4-5% assistance, 5-10 year forgivable, second lien

• FHA, VA and USDA – RD and Conventional loan products



Case Study 2 – Tulsa County HFA

• Series 2024 and 2025 Tax Exempt MRB Program
• $25 million par amount for each issue, rated Aa1

• 5.83-6.35% borrower note rates

• 236 families are new homeowners

• 1.9X oversubscribed in 2024, 1.6X oversubscribed in 2025

• Served as Sole Manager

• Contracted 10 correspondent lenders prior to bond sale, total of 30 lenders

• Issuer last issued a MRB program in 2008

• Extensive Lender and Realtor program training, recorded 24/7 link

• 3.5% assistance, 5 year forgivable, second lien

• FHA, VA and USDA – RD loan products 



• Series 2024 and 2025 Tax Exempt MRB Program
• $25 million par amount for each issue, rated Aa1
• 5.84-6.06% borrower note rate
• 236 families are new homeowners
• 3.3X oversubscribed in 2024, 1.7X oversubscribed in 2025 
• Served as Sole Manager
• Contracted 10 correspondent lenders prior to bond sale, total of 30 lenders

• Issuer last issued a MRB program in 2009

• Extensive lender and Realtor program training, recorded 24/7 link

• 3.5% assistance, 5 year forgivable, second lien

• FHA, VA and USDA – RD loan products 

Case Study 3 – Cleveland County Home Loan              
                           Authority (OK)
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About HOC



Montgomery County is…

Public Housing Authority

Housing Finance Agency

Public Developer

…a large suburb of Washington DC
500 square miles and 1.1 million residents

… racially and culturally diverse
Majority people of color; 41% speak a language other than English 
at home

…economically diverse
Median income of $125,583, but more MCPS students receive Free 
& Reduced Price Meals than there are total students in DCPS

…urban, suburban, and rural
County has dense urban centers like Bethesda and Silver Spring, 
extensive suburban development, and a 300 acre Agricultural 
Reserve

…expensive to live in
Median owner-occupied home value of $588,000Map from Montgomery County’s 1993 “Wedges & Corridors” General Plan Update



HOC is a PHA and a local HFA

Public Housing Authority
Since 1966

Housing Finance Agency
Since 1974

• Governmental, Private Activity, 501(c)(3), and taxable bonds (Moody’s A2)
• Multifamily: $786m outstanding FHA Risk Share loans 
• Single family: $40m/year low-cost mortgages + down payment & closing cost 

assistance for moderate-income families

Public Developer
Since 1989

• HOC owns 9,416 rental units
○ 6,111 multifamily
○ 1,595 scattered sites
○ 1,710 senior

• 18 construction and renovation projects in pipeline: 4,344 
units (2,715 affordable) with total investment of $950 millionHOC

• 8,707 rental assistance vouchers 
• Resident services
• Permanent supportive housing
• Housing Opportunities Community Partners - affiliated nonprofit providing youth 

and workforce development programs



HOC’s Homeownership Programs

• Low-Cost Mortgages for First-Time Homebuyers
• Income and sales price limits

• 30 year fixed rate, up to 97% LTV

• Down Payment and Closing Cost Assistance
• Variety of programs, funded with bond proceeds and County-funded

• MPDU Program (inclusionary zoning)
• Set-aside units for HOC customers

• Housing Choice Voucher Homeownership Program
• + Family Self-Sufficiency Program

• Financial Literacy and Credit Counseling
• Classes, workshops, and 1-on-1 coaching



New Goals in HOC’s Five-Year Strategic Plan

• In 2024, HOC’s Commission adopted a new Five-Year Strategic Plan
• Historically, HOC has developed a lot of rental housing, but relied on private 

sector (+MPDUs) to produce for-sale homes

• New development in the County has slowed and skewed increasingly toward 
the high-end of the market

• HOC set an objective to look for ways to add supply directly

• We have embarked on two initiatives so far: 
• Disposition of Scattered Sites

• Development of new for-sale homes in the Heritage Emory Grove 
development



Disposition of 
Scattered Sites



HOC’s Scattered Site portfolio is a great asset

• HOC owns 1,595 scattered site units
• 75% are townhomes
• Vast majority at least 30 years old
• Primarily inclusionary zoning units 

acquired with variety of federal, state and 
local funding sources

• Provides a valuable source of rental 
housing for larger low-and-moderate 
income households, including in areas of 
the county with few other affordable 
rental options

• Portfolio has become more difficult to 
manage as units age

• Fewer options to finance growing 
maintenance needs

• Serve a range of incomes; many units 
have deep restrictions



A Partnership Opportunity

• In March 2024, HOC developed a new partnership with Habitat for 
Humanity Metro Maryland and the Montgomery County Department 
of Housing and Community Affairs (DHCA)

• HOC sold 20 scattered sites to Habitat, financed by a $2 million loan 
from DHCA using CDBG funds

• Homes average 1,200 sq ft and were built in the 1970s
• Sale price was well below market to support affordability
• Units were in an area where HOC had a large concentration
• HOC reinvests revenue in remaining scattered site portfolio
• Homes were vacant and required extensive renovations
• Renovations included sustainability enhancements, cost an average of 

$120,000 and took about one year
• CDBG loan is repaid to DHCA when buyer purchases the home, allowing 

DCHA to recycle the funds
• Sale proceeds to HOC are reinvested to support the remaining Scattered 

Site Portfolio



Homes were sold to low-income families

• Purchasers ranged from 35 to 
63% of Area Median Income

• Purchasers provide “sweat 
equity” by assisting with 
renovations and completing 
extensive homebuyer education 
classes

• Habitat provides 0% interest, no 
down payment mortgage which 
allows the units to be much 
more deeply affordable



Heritage Emory 
Grove

Rebuilding community with new affordable 

for-sale housing



Findings from the Emory Grove Task Force

Created by the Maryland General Assembly in 2024, the Emory 
Grove Task Force published an interim report in December 2025.

• Emory Grove was a historically Black community founded in the 
1860s by formerly enslaved African Americans. The self-
sustaining community included a market, general store, beauty 
shop, entertainment venue, and other commercial 
establishments. 

• Johnson Field, one of the first lighted baseball fields in the region, hosted 
many prominent Negro League games. 

• The center of the community was Emory Grove United Methodist Church, 
which held large Camp Meetings bringing worshipers from many states 
around.

• Between 1960 and 1985, Montgomery County used the federal 
urban renewal program in Emory Grove. The program was 
justified by claims of “blight,” which were closely tied to decades 
of public infrastructure neglect, including the lack of sewer and 
water service. As a result, homes and land were acquired and 
demolished, and at least 112 households were displaced.

• HOC developed and operated two Section 8 properties that 
were intended to serve as replacement housing.

https://montgomeryperspective.com/wp-content/uploads/2025/12/Interim-Report-and-Findings-Submitted-by-the-Emory-Grove-Task-Force-December-2025.pdf


Heritage Emory Grove
• HOC has partnered with Emory Grove United 

Methodist Church, Montgomery County Government, 
and Habitat for Humanity Metro Maryland on a large, 
multi-phase development plan to rebuild the 
community of Emory Grove.

• HOC is redeveloping parcels it controls, assisting the 
Church with development on parcels it controls, and 
working with the County to transfer ownership of the 
Upcounty Parcel for future development.

• The community will include retail and multifamily 
rental, but is predominantly intended to produce for-
sale homes, including a large number of affordable 
homes in partnerhship with Habitat for Humanity.

• The Emory Grove Task Force is working with legal 
experts to develop recommendations for programs to 
allow families who were displaced from Emory Grove 
to return.



Development Plan
• Phase 1: HOC-owned properties

• Emory Grove Village (54 units) and Camp Hill Square 
(51 units) are obsolete and in disrepair. Emory Grove 
Village is already vacant, and HOC is now beginning 
the relocation process for Camp Hill Square.

• In their place, HOC will develop approximately 80 new 
rental units and 82 for-sale townhomes. 30% of the 
units will be affordable in partnership with Habitat.

• Phase 2: Church-owned properties
• Emory Grove United Methodist Church is developing 

additional for-sale housing on several parcels 
surrounding the church

• Phase 3: County-owned properties
• HOC is working with the County on potential 

development opportunities on the remaining County-
owned properties, along with efforts to renovate the 
existing County-owned recreation center and outdoor 
pool, and Johnson’s Park, which is owned by 
Montgomery Parks (an independent agency).






