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Texas Department of Housing & Community Affairs; Multifamily Multiple
MBS; Single Family Multiple MBS

Credit Profile

US$150.0 mil residential mtg rev bnds (Non-AMT) (Social Bonds) ser 2022B due 07/01/2034
  Long Term Rating AA+/Stable New

Texas Dept of Hsg & Comnty Affairs SFMULTMBS
  Long Term Rating AA+/Stable Affirmed

Texas Dept of Hsg & Comnty Affairs (Resid Mtg Rev Bnd Trust Indenture)
  Long Term Rating AA+/Stable Affirmed

Texas Dept of Hsg & Comnty Affairs Texas Dept of Hsg & Comnty Affairs resid mtg rev bnds ser 88A
  Long Term Rating AA+/Stable Affirmed

Texas Dept of Hsg & Comnty Affairs resid mtg rev bnds ser 1998 B dtd 11/01/1998 due 01/01 & 07/01/2022
  Long Term Rating AA+/Stable Affirmed

Texas Dept of Hsg & Comnty Affairs resid mtg rev bnds ser 1998A dtd 11/01/1998 due 01/01 & 07/01/2003-2010
07/01/2002 2018 2029 2030 & 01/01/2030 2031
  Long Term Rating AA+/Stable Affirmed

Texas Dept of Hsg & Comnty Affairs resid mtg rev bnds ser 2001AB&C dtd 10/01/2001 due 01/01/2003-2012 2033 &
07/01/2015-2016 2022 2033
  Long Term Rating AA+/Stable Affirmed

Texas Dept of Hsg & Comnty Affairs resid mtg rev rfdg bnds ser 2003A dtd 07/01/2003 due 07/01/2013
  Long Term Rating AA+/Stable Affirmed

Texas Dept of Hsg & Comnty Affairs residential mtg rev bnds
  Long Term Rating AA+/Stable Affirmed

Texas Dept of Hsg & Comnty Affairs residential mtg rev bnds
  Long Term Rating AA+/Stable Affirmed

Texas Dept of Hsg & Comnty Affairs residential mtg rev bnds ser 2021A due 01/01/2052
  Long Term Rating AA+/Stable Affirmed

Texas Dept of Hsg & Comnty Affairs residential mtg rev bnds ser 2021B due 07/01/2042
  Long Term Rating AA+/Stable Affirmed

Texas Dept of Hsg & Comnty Affairs single fam bnds ser 2009A dtd 08/18/2009 due 01/01/2012-2019 2039
07/01/2011-2019 2024 2029 2034 2039
  Long Term Rating AA+/Stable Affirmed

Texas Dept of Hsg & Comnty Affairs single fam bnds ser 2009B dtd 08/18/2009 due 01/01/2010-2014 2018
07/01/2010 2014 2016-2019 2022
  Long Term Rating AA+/Stable Affirmed

Texas Dept of Hsg & Comnty Affairs single fam bnds ser 2009C-3 due 07/01/2041
  Long Term Rating AA+/Stable Affirmed

Texas Dept of Hsg & Comnty Affairs single fam mtg rev bnds ser 2020A due 09/01/2050
  Long Term Rating AA+/Stable Affirmed

Texas Dept of Hsg & Comnty Affairs single fam mtg rev rfdg bnds
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  Long Term Rating AA+/Stable Affirmed

Texas Dept of Hsg & Comnty Affairs single fam mtg rev rfdg bnds ser 2020B due 09/01/2050
  Long Term Rating AA+/Stable Affirmed

Rating Action

Credit overview

The indenture's very strong resolution cash flows, showing an opening assets-to-liabilities (A/L) parity ratio of
109.63% and projected stressed low A/L parity ratio of 103.59% when including the subordinate lien loans;

The bond program's cash-flow sufficiency and overcollateralization;

The high-quality MBS assets, virtually all of which are either Ginnie Mae or Fannie Mae guaranteed; and

The very high quality of indenture investments.

Environmental, social, and governance

Stable Outlook
Downside scenario

Upside scenario

Credit Opinion
The indenture

S&P Global Ratings assigned its 'AA+' rating and stable outlook to Texas Department of Housing & Community
Affairs' (TDHCA) series 2022B residential mortgage revenue bonds (RMRBs) and affirmed its 'AA+' rating on all bonds
under the RMRB indenture. The outlook is stable.

TDHCA will issue the series 2022B bonds, with an expected par amount of $150 million, to purchase Ginnie Mae
mortgage-backed securities (MBS).

The series 2022B senior-lien bonds are a limited obligation of TDHCA and payable solely from, and secured by, all funds
pledged under the indenture. The bonds will be on parity with approximately $283.2 million of senior-lien bonds
outstanding, as of Jan. 1, 2022. TDHCA also has $10 million in subordinate-lien notes outstanding.

The rating reflects our opinion of:

The stable outlook reflects S&P Global Ratings' opinion that the indenture will likely perform at the current rating level--
specifically regarding the A/L parity ratio, asset quality, and risk profile--during the two-year outlook.

We have analyzed environmental, social, and governance (ESG) risks relative to TDHCA's legal and operational-risk
frameworks and cash-flow assumptions; we view these risks as neutral in our credit rating analysis. The rating
incorporates our view of social risks, specifically health-and-safety dangers posed by COVID-19 and the related
economic events that affected all affordable-housing lenders during the past two years. However, we think offsetting
these risks are the overcollateralization in TDHCA's RMRB indenture and strong credit quality of its resolution collateral.

While we find it unlikely, we could lower the rating if the indenture's A/L parity ratio were to deteriorate to near or below
100%, where full and timely payment on the bonds becomes uncertain. In addition, a negative rating action on the U.S.
government could result in a lower rating on the bonds.

We could raise the rating if, through overcollateralization, the indenture's A/L parity ratio were to increase to levels
capable of satisfying our stressed loss-coverage requirements for a 'AAA' rating. In addition, a positive rating action on
the U.S. government could result in a positive rating action on the bonds.

TDHCA created the RMRB trust indenture in 1987 as a whole-loan indenture. As of Jan. 1, 2022, the indenture was
entirely MBS with $288.7 million of MBS assets. As of Jan. 1, 2022, the indenture's consolidated A/L parity ratio was
strong with an opening parity ratio of 109.63% and a projected stressed low parity ratio of 103.59%.

https://spcreditresearchda.ratingsxpress.com/ratingsdirect/getArticlePageWS.do?articleId=2861970&daAccessId=MqFgaBeScjG9qNX3GZP4xS5TDmpdZqGk%2Fa9huqmh%2FCk%3D&product=WS
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Legal and operational-risk framework requirements

Federal enhancement

Cash-flow analysis

Related Research

Primary Credit Analyst: Sam Krouse, Dallas (1) 214-871-1409;
sam.krouse@spglobal.com

Secondary Contact: Joan H Monaghan, Denver + 1 (303) 721 4401;
Joan.Monaghan@spglobal.com

The transaction meets the legal framework set forth in our criteria "Global Framework For Assessing Operational
Risk In Structured Finance Transactions," published Oct. 9, 2014, on RatingsDirect, which focuses on the underlying
security and collateral, bankruptcy risk, eligible investments, flow of funds, additional bonds, redemptions, events of
default, reserves, and trustee responsibilities. The transaction also meets eligibility conditions for key transaction
participants (KTP), as set forth under our criteria for assessing operational risk. The maximum potential rating for the
bonds is 'AAA' based on our view of moderate severity risk of the potential effect of a disruption in KTP services on the
issuer's cash flows and low portability risk, or the likelihood KTP could be replaced, if needed.

All underlying mortgage collateral supporting the bonds outstanding in the resolution is in the form of MBS, all of which
are 'AA+' eligible under our criteria, based on full credit enhancement through a guarantee from a U.S. federal agency,
such as Ginnie Mae, and U.S. government-sponsored enterprise, such as Fannie Mae and Freddie Mac.

We have analyzed consolidated indenture cash flows, which assumed S&P Global Ratings' stressed reinvestment
earnings commensurate with the rating on the bonds (0.05% for the 'AA' rating category) and include a variety of stress
scenarios, including nonorigination, a $15 million withdrawal from the indenture, and several different prepayment
speeds. Cash flows have a basis date of Jan. 1, 2022, excluding downpayment-assistance second-mortgage loans. In
our view, cash flows demonstrate TDHCA's ability to pay full and timely debt service on the bonds through maturity or
earlier redemption. The lowest A/L parity ratio, calculated in any consolidated cash-flow scenarios, is approximately
103.59% for consolidated cash flows, which is more than the 100.25% threshold, as set forth in our criteria "U.S.
Federally Enhanced Housing Bonds," published Nov. 12, 2019; this is in-line with the low parity ratio calculation of
102.31% from earlier in March 2021.

Through The ESG Lens 3.0: The Intersection Of ESG Credit Factors And U.S. Public Finance Credit Factors,
March 2, 2022

No content (including ratings, credit-related analyses and data, valuations, model, software or other application or output therefrom)
or any part thereof (Content) may be modified, reverse engineered, reproduced or distributed in any form by any means, or stored
in a database or retrieval system, without the prior written permission of Standard & Poor's Financial Services LLC or its affiliates
(collectively, S&P). The Content shall not be used for any unlawful or unauthorized purposes. S&P and any third-party providers, as
well as their directors, officers, shareholders, employees or agents (collectively S&P Parties) do not guarantee the accuracy,
completeness, timeliness or availability of the Content. S&P Parties are not responsible for any errors or omissions (negligent or
otherwise), regardless of the cause, for the results obtained from the use of the Content, or for the security or maintenance of any
data input by the user. The Content is provided on an "as is" basis. S&P PARTIES DISCLAIM ANY AND ALL EXPRESS OR
IMPLIED WARRANTIES, INCLUDING, BUT NOT LIMITED TO, ANY WARRANTIES OF MERCHANTABILITY OR FITNESS FOR A
PARTICULAR PURPOSE OR USE, FREEDOM FROM BUGS, SOFTWARE ERRORS OR DEFECTS, THAT THE CONTENT'S
FUNCTIONING WILL BE UNINTERRUPTED, OR THAT THE CONTENT WILL OPERATE WITH ANY SOFTWARE OR
HARDWARE CONFIGURATION. In no event shall S&P Parties be liable to any party for any direct, indirect, incidental, exemplary,
compensatory, punitive, special or consequential damages, costs, expenses, legal fees, or losses (including, without limitation, lost
income or lost profits and opportunity costs or losses caused by negligence) in connection with any use of the Content even if
advised of the possibility of such damages.

Credit-related and other analyses, including ratings, and statements in the Content are statements of opinion as of the date they
are expressed and not statements of fact. S&P's opinions, analyses, and rating acknowledgment decisions (described below) are
not recommendations to purchase, hold, or sell any securities or to make any investment decisions, and do not address the
suitability of any security. S&P assumes no obligation to update the Content following publication in any form or format. The
Content should not be relied on and is not a substitute for the skill, judgment and experience of the user, its management,
employees, advisors and/or clients when making investment and other business decisions. S&P does not act as a fiduciary or an
investment advisor except where registered as such. While S&P has obtained information from sources it believes to be reliable,
S&P does not perform an audit and undertakes no duty of due diligence or independent verification of any information it receives.
Rating-related publications may be published for a variety of reasons that are not necessarily dependent on action by rating
committees, including, but not limited to, the publication of a periodic update on a credit rating and related analyses.

To the extent that regulatory authorities allow a rating agency to acknowledge in one jurisdiction a rating issued in another
jurisdiction for certain regulatory purposes, S&P reserves the right to assign, withdraw, or suspend such acknowledgement at any

https://spcreditresearchda.ratingsxpress.com/ratingsdirect/getArticlePageWS.do?object_id=8737366&rev_id=11&sid=2861970&sind=A&
https://spcreditresearchda.ratingsxpress.com/ratingsdirect/getArticlePageWS.do?object_id=11192827&rev_id=1&sid=2861970&sind=A&
https://spcreditresearchda.ratingsxpress.com/ratingsdirect/getArticlePageWS.do?object_id=12287505&rev_id=1&sid=2861970&sind=A&
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time and in its sole discretion. S&P Parties disclaim any duty whatsoever arising out of the assignment, withdrawal, or suspension
of an acknowledgment as well as any liability for any damage alleged to have been suffered on account thereof.

S&P keeps certain activities of its business units separate from each other in order to preserve the independence and objectivity of
their respective activities. As a result, certain business units of S&P may have information that is not available to other S&P
business units. S&P has established policies and procedures to maintain the confidentiality of certain nonpublic information
received in connection with each analytical process.

S&P may receive compensation for its ratings and certain analyses, normally from issuers or underwriters of securities or from
obligors. S&P reserves the right to disseminate its opinions and analyses. S&P's public ratings and analyses are made available on
its Web sites, www.spglobal.com/ratings (free of charge) and www.ratingsdirect.com (subscription) and www.spcapitaliq.com
(subscription) and may be distributed through other means, including via S&P publications and third-party redistributors. Additional
information about our ratings fees is available at www.spglobal.com/usratingsfees.

Any Passwords/user IDs issued by S&P to users are single user-dedicated and may ONLY be used by the individual to whom they
have been assigned. No sharing of passwords/user IDs and no simultaneous access via the same password/user ID is permitted.
To reprint, translate, or use the data or information other than as provided herein, contact Client Services, 55 Water Street, New
York, NY 10041; (1) 212-438-7280 or by e-mail to: research_request@spglobal.com.
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