Texas Department of Housing and Community Affairs
QAP Roundtable Discussion- Agenda and Materials
April 25, 2025

TDHCA will hold a public roundtable on Friday, April 25, 2025, to gather informal stakeholder input on
the 2026 Qualified Allocation Plan (QAP). To support a productive discussion, staff has prepared a list of
topics and draft edits to the QAP, which are attached to this notice.

Please note that the attached edits are not proposed rules and are not part of the formal rulemaking
process. The 2026 QAP will be formally proposed and adopted later this year.

For questions or to submit written input, contact Joshua Goldberger at
joshua.goldberger@tdhca.texas.gov.

Roundtable Discussion Topics

e Status of 2024 Deals

e Eviction Prevention Program Revisions

e Changes to Opportunity Index (see attachment)

e Changes to Concerted Revitalization Plans (see attachment)
e Changes to Sponsor Characteristics (see attachment)

e Open Discussion

The following is a partial list of QAP provisions under consideration for potential changes. These items
will not be discussed at the roundtable due to time constraints. Stakeholders are encouraged to submit
written comments to the email listed above.

Other Items

e The QAP does not currently require a minimum age for existing Housing Tax Credit (HTC)
Developments to qualify for acquisition and rehabilitation beyond federal rules. Staff proposes
adding a minimum age threshold—e.g., 25 years in service before resyndication.

e Existing HTC Developments eligible for a Qualified Contract Sale under 26 U.S. Code §42 may
currently qualify for the At-Risk Set-Aside if all requirements are met. Since Texas rules are
stricter than federal regulations, staff proposes limiting eligibility to developments that meet
both federal and state Qualified Contract criteria.

e The QAP includes a scoring item for the Quantity of Low-Income Units. Staff is reviewing possible
alternative incentives to encourage higher unit production, such as a per-unit developer fee.

e The QAP does not currently restrict seller cash-outs in related-party transactions. Staff proposes
prohibiting such payments.



Opportunity Index



(5) Opportunity Index. (42(m)(1)(C)(i)) The Department may refer to locations qualifying for
points under this scoring item as high opportunity areas in some materials. Based on the
American Community Survey (ACS) data, a Development is eligible for a maximum of seven
(7) opportunity index points from subparagraphs (A) and (B) of this paragraph.

(A) A proposed Development is eligible for up-te-twe{2}-opportunity index points if it-is
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(i) The Development Site is located entirely within a census tract that has:

(1) a poverty rate less than 20% or the median poverty rate among Census tracts
for the region whichever is greater; and

(I1) a median household income in the highest quartile among Census tracts
within the uniform service region (7 points): or

(ii) The Development Site is located entirely within a census tract that has:

() a poverty rate less than 20% or the median poverty rate among Census tracts
for the region whichever is greater; and

(I1) a median household income in the two highest quartiles among Census tracts
within the uniform service region (2 points); or

() a poverty rate less than 20% or the median poverty rate among Census tracts
for the region, whichever is greater, and

(I1) a median household income in the third quartile among Census tracts within
the region, and

(111) is contiguous to a census tract that is in the first or second quartile among
tracts for median household income in the region, and has a poverty rate less
than 20% or the median poverty rate among tracts for the region, whichever is
greater, and the Development Site is no more than 2 miles from the boundary
between the census tracts (1 point); or

(Hiv) The Development Site is located in a Rural Area and:



(1) is located entirely located within a Census tract that has a poverty rate less
than 20% or the median poverty rate among Census tracts for the region,
whichever is greater, and

(1) is located in a Place which experienced an increase in population since the
2010 Decennial Census according to the Site Demographics Characteristics
Report; (37 points).

(B) An Application that meetsene-of-the foregoing criteria in-of clause (ii) or (iii) of
subparagraph (A) of this paragraph may qualify for additional points for any one or more
of the factors in clause (i) er{ii-of this subparagraph. Each amenity may be used only
once for scoring purposes, unless allowed within the scoring item, regardless of the
number of categories it fits. All members of the Applicant or Affiliates cannot have had
an ownership position in the amenity or served on the board or staff of a nonprofit that
owned or managed that amenity within the year preceding the Pre-Application Final
Delivery Date. All amenities must be operational or have started Site Work at the Pre-
Application Final Delivery Date. Any age restrictions associated with an amenity must
positively correspond to the Target Population of the proposed Development.

(i) For Developments located in an Urban Area (other than Applicants competing in
the USDA Set- Aside), an Application may qualify to receive points through a
combination of requirements in subclauses () - (V1) of this clause.

(1) The Development Site is located on a route, with sidewalks for pedestrians,
that is within a specified-distaneel/2 mile from the entrance of a public
transportation stop or station with a route schedule that provides regular service
to employment and basic services. The entirety of the sidewalk route must
consist of smooth hard surfaces, curb ramps, and marked pedestrian crossings

when traversing a street. Only-one-of-thefollowingmay-beselected:

a-) The Devel Site is 12 rmil loss £ I . I
The scheduled service is beyond 8 a.m. to 5 p.m., plus weekend service (both
Saturday and Sunday) (1 point); or




(I4) The Development Site is located within 2 miles of a full-service grocery store.
A full service grocery store is a store of sufficient size and volume to provide for
the needs of the surrounding neighborhood including the proposed
Development; offering a wide variety of fresh, frozen, canned and prepared
foods, including but not limited to a variety of fresh meats, poultry, and seafood,;
a wide selection of fresh produce including a selection of different fruits and
vegetables; a selection of baked goods and a wide array of dairy products
including cheeses, and a wide variety of household goods, paper goods and
toiletry items. (2-1 point).




(%I11) Development Site is located in a census tract where 27%-e+meorethe
percentage of adults age 25 and older has-with an Associate's Degree or higher is
above the median of all Tracts in the region as-tabulated-by-the-American

Commuhity-Survey-5-year-Estimate according to the Site Demographics
Characteristics Report. (-2 point)

(@MIV) Development Site is located in the attendance zone of a general
enrollment public school rated A or B by TEA for the most recently available
rating. (1 point).

(%V4) If at Application, the Development is located in a county with a population
of 1.2 million or more, but less than 4 million, and is located not more than two
miles from a veteran's hospital, veteran's affairs medical center, or veteran's
affairs health care center, (which include all providers listed under the Veteran's
Health Administration categories, excluding Benefits Administration offices,
listed at this link

https://www.va.gov/directory/guide/fac_list_by state.cfm?State=TX&dnum=AL
L), and has federal or state financing that requires or allows preference for



leasing units in the Development to low income veterans, and agrees to provide
that preference. (1 point).

(V1) Development Site is in a tract with a Median Home Value above the median
for all tracts in the region according to the Site Demographics Characteristics
Report (2 point).

(V1) Development Site is located in a tract with a lower commute time than the
median of all tracts in the region according to according to the Site
Demographics Characteristics Report (2 point).










Concerted Revitalization Plans



(7) Concerted Revitalization Plan. (§42(m)(1)(B)(ii)(11l) and (C)(iii)). An Application may
qualify for up to seven (7) points under this paragraph only if no points are elected under
subsection (c)(5) of this section, related to Opportunity Index.

(A) For Developments located in an Urban Area:

(i) An Application may qualify to receive points if the Development Site is
geographically located within an area for which a concerted revitalization plan (plan
or CRP) has been developed and published by the municipality. If proposing New
Construction, the Development Site must be entirely located within a census tract
that has a median household income in the three highest quartiles among Census
tracts within the region according to the Site Demographics Characteristics Report.

(ii) A plan may consist of one or two complementary local planning documents that
together have been approved by the municipality as a plan to revitalize the specific
area. The plan and supporting documentation must be submitted using the CRP
Application Packet. No more than two local plans may be submitted for each
proposed Development. The concerted revitalization plan may be a Tax Increment
Reinvestment Zone (TIRZ) or Tax Increment Finance (TIF) or similar plan. A city- or
county-wide comprehensive plan, including a consolidated plan or one-year action
plan required to receive HUD funds does not equate to a concerted revitalization
plan. However, a comprehensive plan may include plans for specific areas targeted
for revitalization that would qualify so long as that plan meets all requirements of
this section.

(iii) The proposed Development must be entirely located within the targeted
revitalization area.(iv) The Application must include a copy of the plan or a link to
the online plan and a description of where specific information required below can
be found in the plan. The plan must meet the criteria described in subclauses (1) and
(1) of this clause:

() The concerted revitalization plan, or each of the local planning documents
that compose the plan, must have been published by the municipality or county
in which the Development Site is located.

(I1) The plan must be current at the time of Application. (v) If the Application
includes an acceptable Concerted Revitalization Plan, up to seven (7) points will
be awarded as follows:

(-a-) the proposed Development Site is located within a Qualified Census
Tract and has submitted a letter from the appropriate local official for the
municipality (or county if the Development Site is completely outside of a
municipality) that explicitly identifies the proposed Development as



contributing to the concerted revitalization efforts of the municipality or
county (as applicable) (7 points); or

(-b-)the proposed Development Site is not located within a Qualified Census
Tract and has submitted a letter from the appropriate local official for the
municipality (or county if the Development Site is completely outside of a
municipality) that explicitly identifies the proposed Development as
contributing to the concerted revitalization efforts of the municipality or
county (as applicable) (7 points); or

(-c-)the proposed Development Site does not have a letter described in items
(-a-) and (-b-) of this subclause (5 points).

(B) For Developments located in a Rural Area, the Rehabilitation or demolition and
Reconstruction of a Development that has been leased and occupied at 85% or greater
for the six months preceding Application by low income households and which was
initially constructed 25 or more years prior to Application submission as either public
housing or as affordable housing with support from USDA, HUD, the HOME program, or
the CDBG program. The occupancy percentage will not include Units that cannot be
occupied due to needed repairs, as confirmed by the SCR or CNA. Demolition and
relocation of units must be determined locally to be necessary to comply with the
Affirmatively Furthering Fair Housing Rule, or if necessary to create an acceptable
distance from Undesirable Site Features or Neighborhood Risk Factors. (7 points)



Sponsor Characteristics



(2) Sponsor Characteristics. (§42(m)(1)(C)(iv)) An Application may qualify to receive either
one (1) or two (2) points if it meets the requirements of either subparagraphs (A), (B), e~(C),

(D), or (E) of this paragraph.

(A) HUB. The ownership structure contains a HUB or HUBs certified by the Texas
Comptroller of Public Accounts by the Full Application Delivery Date. The HUB or HUBs
must have some combination of ownership interest in each of the General Partner of
the Applicant, Cash Flow from operations, and Developer Fee which taken together
equal at least 50% and no less than 5% for any category. The HUB may not be more than
50% of the General Partner. When more than one HUB is included, each individual HUB
is not required to participate in each category, nor is each HUB required to meet the
minimum 5% in a category in which it does not participate. For HUD 202 Rehabilitation
projects which prohibit for-profit ownership, ownership will not be required for a HUB
or nonprofit, only for Cash Flow or Developer Fee; the total ownership percentage must
still equal 50%, even if it is only attributable to one of the two categories. Any
Application that includes one or more HUBs must include a narrative description of each
of the HUB's experience directly related to the housing industry (2 points).-

(i) The HUB must materially participate in the Development and operation of the
Development throughout the Compliance Period and must have experience directly
related to the housing industry, which may include experience with property
management, construction, development, financing, or compliance. Material
participation means that the HUB is regularly, continuously, and substantially
involved in providing services integral to the Development Team; providing services
as an independent contractor is not sufficient.

(ii) No member of the HUB may be a Related Party to or an Affiliate of any other
member of the Applicant. Members of the HUB may be Related Parties to one
another; however, a member of the HUB may not be a member of the Applicant in
any other capacity. A-Principal-orofficer of the HUB cannot bea-RelatedParty toor
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(iii) No member of the HUB may have previous participation with Department
programs that would necessitate more than two Developments being listed on the
Application’s Previous Participation Form.
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(B) Qualified Nonprofit Organization. The ownership structure contains a Qualified
Nonprofit Organization provided the Application is submitted in the Nonprofit Set-Aside.
The Qualified Nonprofit Organization must have some combination of ownership
interest in the General Partner of the Applicant, Cash Flow from operations, and
Developer Fee which taken together equal at least 50%, and no less than 5% for any
category. For HUD 202 Rehabilitation projects which prohibit for-profit ownership,
ownership will not be required for a nonprofit, only for Cash Flow or Developer Fee; the
total ownership percentage must still equal 50%, even if it is only attributable to one of
the two categories.

(i) The Qualified Nonprofit Organization must materially participate in the
Development and operation of the Development throughout the Compliance Period
and must have experience directly related to the housing industry, which may
include experience with property management, construction, development,
financing, or compliance. Material participation means that the Qualified Nonprofit
Organization is regularly, continuously, and substantially involved in providing
services integral to the Development Team; providing services as an independent
contractor is not sufficient.

(ii) A Principal of the Qualified Nonprofit Organization cannot be a Related Party to
or Affiliate, including the spouse, of any other Principal of the Applicant, Developer,
or Guarantor (excluding another Principal of said Qualified Nonprofit Organization).
(2 points).

(iii) The Qualified Nonprofit Organization must be involved with the Development
Services or in the provision of on-site tenant services during the Development's
Affordability Period. A Principal of the Qualified Nonprofit Organization cannot be a
Related Party to or Affiliate, including the spouse of, any other Principal of the
Applicant, Developer, or Guarantor (excluding another Principal of said Qualified
Nonprofit Organization). (1 point).

(C) Nonprofit Organization. The ownership structure contains a nonprofit organization
that meets the requirements of IRC §42(h)(5)(C) on the Application Delivery Date, with
at least 51% ownership in the General Partner of the Applicant. (2 points)

(i) The nonprofit organization must maintain Control of the Development and
materially participate in the operation of the Development throughout the
Compliance Period. Nonprofit organizations that formally operate under a parent
organization may assign Control of the Development to that parent organization, so
long as it meets the requirements of IRC §42(h)(5)(C).

(ii) The nonprofit organization, or individuals with Control of the nonprofit
organization, must provide verifiable documentation of at least 10 years' experience



in the continuous operation of a Development that provides services similar to those
in the proposed Development.

(iii) The Applicant will provide a minimum of 3 additional points under §11.101(7) of
this chapter (related to Resident Supportive Services), in addition to points selected
under subsection (c)(3) of this section.

(D) Local Housing Finance Corporation or Housing Authority. The ownership structure
contains a Housing Finance Corporation organized under Local Government Code
Chapter 394 or a Housing Authority created under Local Government Code Chapter 392
and the entire Development Site is located within that Corporation or Housing
Authority’s boundaries (2 points)

(E) Property Tax Status. The Application does not include any exemptions, abatements,
rebates, or similar reductions related to the ad valorem taxes imposed by the taxing
units in the Development Site’s district. The Application must include a certification
from the Development Owner that no such exemption or abatement will be sought or
effected prior to the expiration of the Extended Use Period (2 points).






