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THDA Board of Directors and Committee Meetings Agendas 

 
Committee Agenda 

 
Tuesday, January 28, 2025 at 1000am CT 

Tennessee Room #2, Tennessee Towers 
312 Rosa L. Parks Avenue, 3rd Floor 

Nashville, TN 37243 
 
 
 

        
AUDIT & BUDGET COMMITTEE 
A. Approval of Audit & Budget Committee Meeting Minutes-November 19, 2024* 
B. Committee Item (* items require committee vote) 

1. Internal Audit Charter* 
  
  

 
BOND FINANCE COMMITTEE 
A. Approval of Bond Finance Committee Meeting Minutes-September 24, 2024* 
B. Committee Items (* items require committee vote) 

1. THDA Financial Forecast – FY2025-2029 
2. Volume Cap Update 
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THDA is an equal opportunity, equal access, affirmative action employer. 

THDA Board of Directors Board Meeting Agenda 
(directly following Bond Finance Committee Meeting) 

Tuesday, January 28, 2025 at 1000am CT 
Tennessee Room #2, Tennessee Towers 

312 Rosa L. Parks Avenue, 3rd Floor 
Nashville, TN 37243 

A. Board Chair Convening of the Board and Introductory Comments

B. Public Comment Period

C. Executive Director’s Report

D. Single Family Business
Business Update

E. Multifamily Business
Business Update

F. Board Action items (* items require board vote)
1. Approval of Minutes from November 19, 2024 meeting*
2. Fiduciary Responsibilities of Board Members
3. Official Statement Review
4. Annual Cybersecurity Report
5. Housing Cost Index and Resolution*
6. 2025 Habitat for Humanity Program Description*
7. Housing Choice Voucher Program Administrative Plan Update*
8. 2020 HOME Bright Futures Bridge Subsidy Pilot Program Amendment*

G. Annex
1. ERA-EPP Awards to New Grantees
2. Additional funding awards to Existing EPP Grantees
3. 2024-2 HOME CHDO Homeownership Development Program Funding Award

3

http://www.thda.org/


 

 

Tennessee Housing Development Agency - 
Board of Directors  

 
Audit & Budget Committee 

4



 
Bill Lee                             Ralph M. Perrey 
Governor                                  Executive Director 

 
Andrew Jackson Building Third Floor - 502 Deaderick St.  -  Nashville, TN 37243 

THDA.org  - (615) 815-2200 -  Toll Free: 800-228-THDA 
THDA is an equal opportunity, equal access, affirmative action employer. 

Tennessee Housing Development Agency 
 

Andrew Jackson Building Third Floor 
502 Deaderick St., Nashville, TN 37243 

 
Audit & Budget Committee Meeting Agenda 

 
Tuesday, January 28, 2025 at 1000am CT 

Tennessee Room #2, Tennessee Towers 
312 Rosa L. Parks Avenue, 3rd Floor 

Nashville, TN 37243 
 
 

  
A. Approval of Audit & Budget Committee Meeting Minutes-November 19, 2024* 

 
B. Committee Item (* items require committee vote) 

1. Internal Audit Charter* 
 

 
 
 

Committee Members: 
Secretary Tre Hargett (Chair) 
Treasurer David Lillard 
Rick Neal 
Stephen Dixon 
Micheal Miller 
Dan Springer 
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TENNESSEE HOUSING DEVELOPMENT AGENCY 

AUDIT & BUDGET COMMITTEE 
November 19, 2024 

 
Pursuant to the call of the Chairman, the Audit & Budget Committee of the Tennessee 

Housing Development Agency Board of Directors (the “Committee”) met on Tuesday, November 
19, 2024, at 10:03 AM CT at the William R. Snodgrass Tennessee Tower, Tennessee Room 2, 312 
Rosa L. Parks Ave.; Nashville, TN 37243.  

 
The following Committee members were present in person: Rick Neal (Board Chair); 

Christina Temple (for Secretary Tre Hargett); Treasurer David Lillard (Audit & Budget Committee 
Chair); and Stephen Dixon. Other Board Members present were Robert Mitchell; Alex 
Schuhmann; Dan Springer; Jacky Akbari, Eva Romero; Maeghan Jones; and Micheal Miller.   

 
Recognizing a quorum present, Treasurer Lillard called the meeting to order at 10:03 AM 

CT.  For the first order of business, Treasurer Lillard called for consideration and approval of the 
September 24, 2024, Audit & Budget Committee Meeting Minutes. Upon motion by Treasurer 
Lillard, second by Mr. Dixon, and following a vote with all members identified as present voting 
“yes”, the motion carried to approve the September 24, 2024, minutes.  

 
Treasurer Lillard recognized Ms. Gay Oliver, Director of Internal Audit, to present the 

Enterprise Risk Management Report (ERM). The ERM process is in place to ensure THDA has 
the appropriate internal controls in place. Ms. Oliver provided details of the ERM process and 
noted key risk areas identified this year to include federal compliance, cybersecurity and IT project 
implementation and vendor risk management.  

 
Treasurer Lillard recognized Ms. Oliver, to discuss the disclosure analysis reports for 

THDA Board members and THDA staff. Ms. Oliver noted that THDA’s enabling legislation, the 
THDA Conflict of Interest Policy, the Board Disclosure Policy and the Staff Disclosure Policy 
require Board members, their representatives and all THDA staff to disclose annually any direct 
or indirect involvement in activities that do or could involve THDA or THDA programs including 
the federally funded programs. She explained that Board and staff disclosures were completed 
electronically and are available for public inspection upon request. Ms. Oliver explained that even 
if no conflict of interest exists, the Code of Conduct applies and Board members and THDA staff 
should refrain from any activity that would give the appearance of impropriety or a conflict of 
interest. Upon completion of the presentation by Ms. Oliver, Treasurer Lillard indicated no Board 
action is required. 

 
There being no further business, Treasurer Lillard called for the meeting to be adjourned 

at 10:15 AM CT. 
 

Respectfully submitted, 
 
 
Gathelyn Oliver  
Director of Internal Audit  
Approved this 28th day of January, 2025 
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TO:  THDA Audit and Budget Committee 
FROM:  Gathelyn Oliver, CPA, Director of Internal Audit  
DATE:  January 13, 2025  
SUBJECT:  THDA Internal Audit Charter Update  
 
Recommendation  
Staff recommends the Audit and Budget Committee approve the revised THDA Internal Audit 
Charter. 
 
Key Points 
The Institute of Internal Auditors (IIA) updated the Global Internal Audit Standards in 2024 to be 
effective January 6, 2025. The previous THDA Internal Audit Charter, adopted in September 2015, 
has been revised to comply with the updated standards.  The revised charter is attached to this memo 
for your review.   
 
Background 
Section 4-3-304 (9), Tennessee Code Annotated requires that the Comptroller of the Treasury 
establish minimum standards for the performance of audits by the internal audit staffs of local 
governments, special taxing districts, utility districts, political subdivisions, state departments, 
boards, commissions, institutions, agencies, authorities or other entities of the state. These standards 
include “Standards for the Professional Practice of Internal Auditing” published by the IIA. 
IIA Standard 6.2 states: 
 
The chief audit executive must develop and maintain an internal audit charter that specifies, at a 
minimum, the internal audit function’s:  

• Purpose of Internal Auditing.  
• Commitment to adhering to the Global Internal Audit Standards.  
• Mandate, including scope and types of services to be provided, and the board’s 

responsibilities and expectations regarding management’s support of the internal audit 
function.  

• Organizational position and reporting relationships.  
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Internal Audit Charter for Tennessee Housing Development Agency (THDA) 

 

Purpose 

The purpose of the internal audit function is to strengthen THDA’s ability to create, protect, and 
sustain value by providing the Audit and Budget Committee of THDA’s Board of Directors (ABC) 
and management with independent, risk-based, and objective assurance, advice, insight, and 
foresight. 

The internal audit function enhances THDA’s: 

• Successful achievement of its objectives. 

• Governance, risk management, and control processes. 

• Decision-making and oversight. 

• Reputation and credibility with its stakeholders. 

• Ability to serve the public interest. 

THDA’s internal audit function is most effective when: 

• Internal auditing is performed by competent professionals in conformance with The IIA’s 
Global Internal Audit StandardsTM, which are set in the public interest. 

• The internal audit function is independently positioned with direct accountability to the 
ABC. 

• Internal auditors are free from undue influence and committed to making objective 
assessments. 

Commitment to Adhering to the Global Internal Audit Standards 

THDA’s internal audit function will adhere to the mandatory elements of The Institute of Internal 
Auditors' International Professional Practices Framework, which are the Global Internal Audit 
Standards and Topical Requirements. The chief audit executive (Director of Internal Audit) will 
report periodically to the ABC and senior management regarding the internal audit function’s 
conformance with the Standards, which will be assessed through a quality assurance and 
improvement program. 

Mandate 

THDA’s ABC grants the internal audit function the mandate to provide the Board and senior 
management with timely, independent, objective assurance and consulting services designed to 
enhance internal controls and improve THDA operations through relevant recommendations. The 
Internal Audit division brings a systematic and disciplined approach to evaluating and improving 
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the effectiveness of risk management, control and governance processes to assist THDA in 
accomplishing its objectives.  

 Authority 

THDA’s internal audit function mandate is found in TCA 13-23-112 (h) which states 

(1)  
(A)  There is hereby created an audit and budget committee of the agency, which shall 

be composed of the following: 
(i) The chair of the agency; 

(ii) The vice chair of the agency; 
(iii) The state treasurer; 
(iv) The secretary of state; and  
(v) Two (2) members appointed annually by the chair from among the 

appointed members of the board. 
(B)  The state treasurer shall serve as chair of the audit and budget committee in even 

years and the secretary of state shall serve as chair of the audit and budget 
committee in odd years beginning in 2013, and alternating thereafter. 

(C)  The agency’s director of internal audit shall serve as the secretary for the 
committee. The agency’s director of internal audit shall serve at the pleasure of the 
committee. The committee has the authority to employ, terminate and establish the 
salary of the director of internal audit. 

(2) Three (3) or more members of the audit and budget committee shall constitute a quorum 
and the concurring vote of three (3) members shall be required for the approval of matters 
coming before the committee. Written minutes of all meetings shall be prepared by the 
secretary and kept on file, open to public inspection. The audit and budget committee shall 
be charged with the responsibility of monitoring agency financial and programmatic 
controls, including potential conflicts of interest of agency members and staff. To carry out 
these responsibilities, the committee shall review reports from the agency internal audit 
staff and shall review agency financial and programmatic controls at least annually, and 
shall review and submit the annual agency budget to the bond finance committee and the 
board. 

The internal audit function’s authority is created by its direct reporting relationship to the ABC of 
THDA’s Board of Directors and ABC’s Charter Responsibilities (Item 23).  Such authority allows 
for unrestricted access to the Board. 

The ABC authorizes the internal audit function to: 

• Have full and unrestricted access to all functions, data, records, information, physical 
property, and personnel pertinent to carrying out internal audit responsibilities. Internal 
auditors are accountable for confidentiality and safeguarding records and information. 

• Allocate resources, set frequencies, select subjects, determine scopes of work, apply 
techniques, and issue communications to accomplish the function’s objectives.  
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• Obtain assistance from the necessary personnel of THDA and other specialized services 
from within or outside THDA to complete internal audit services. 

Independence, Organizational Position, and Reporting Relationships  

The chief audit executive will be positioned at a level in the organization that enables internal audit 
services and responsibilities to be performed without interference from management, thereby 
establishing the independence of the internal audit function. (See “Mandate” section.) The chief 
audit executive will report functionally to the ABC and administratively (for example, day-to-day 
operations) to the Executive Director. This positioning provides the organizational authority and 
status to bring matters directly to senior management and escalate matters to the Board, when 
necessary, without interference and supports the internal auditors’ ability to maintain objectivity.  

The chief audit executive will confirm to the ABC, at least annually, the organizational 
independence of the internal audit function. If the governance structure does not support 
organizational independence, the chief audit executive will document the characteristics of the 
governance structure limiting independence and any safeguards employed to achieve the principle 
of independence. The chief audit executive will disclose to the ABC any interference internal 
auditors encounter related to the scope, performance, or communication of internal audit work and 
results. The disclosure will include communicating the implications of such interference on the 
internal audit function’s effectiveness and ability to fulfill its mandate. 

Changes to the Mandate and Charter  

Circumstances may justify a follow-up discussion between the chief audit executive, the ABC, and 
senior management on the internal audit mandate or other aspects of the internal audit charter. 
Such circumstances may include but are not limited to: 

• A significant change in the Global Internal Audit Standards. 

• A significant reorganization within the organization. 

• Significant changes in the chief audit executive, Board, and/or senior management. 

• Significant changes to the organization’s strategies, objectives, risk profile, or the 
environment in which the organization operates. 

• New laws or regulations that may affect the nature and/or scope of internal audit services. 

Board Oversight 

To establish, maintain, and ensure that THDA’s internal audit function has sufficient authority to 
fulfill its duties, the ABC will: 

• Discuss with the chief audit executive and senior management the appropriate authority, 
role, responsibilities, scope, and services (assurance and/or advisory) of the internal audit 
function. 
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• Ensure the chief audit executive has unrestricted access to and communicates and interacts 
directly with the Board, including in meetings with the ABC without senior management 
present.  

• Discuss with the chief audit executive and senior management other topics that should be 
included in the internal audit charter. 

• Participate in discussions with the chief audit executive and senior management about the 
“essential conditions,” described in the Global Internal Audit Standards, which establish 
the foundation that enables an effective internal audit function. 

• Approve the internal audit function’s charter, which includes the internal audit mandate 
and the scope and types of internal audit services. 

• Review the internal audit charter periodically with the chief audit executive to consider 
changes affecting the organization. 

• Approve the risk-based internal audit plan. 

• Approve decisions regarding the appointment and removal of the chief audit executive, 
ensuring adequate competencies and qualifications and conformance with the Global 
Internal Audit Standards. 

• Perform and annual review of the chief audit executive’s performance. 

• Receive communications from the chief audit executive about the internal audit function 
including its performance relative to its plan. 

• Ensure a quality assurance and improvement program has been established and review the 
results annually. 

• Make appropriate inquiries of senior management and the chief audit executive to 
determine whether scope or resource limitations are inappropriate. 

Chief Audit Executive Roles and Responsibilities 

Ethics and Professionalism 

The chief audit executive will ensure that internal auditors: 

• Conform with the Global Internal Audit Standards, including the principles of Ethics and 
Professionalism: integrity, objectivity, competency, due professional care, and 
confidentiality. 

• Understand, respect, meet, and contribute to the legitimate and ethical expectations of the 
organization and be able to recognize conduct that is contrary to those expectations. 

• Encourage and promote an ethics-based culture in the organization.  
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• Report organizational behavior that is inconsistent with the organization’s ethical 
expectations, as described in applicable policies and procedures. 

Objectivity  

The chief audit executive will ensure that the internal audit function remains free from all 
conditions that threaten the ability of internal auditors to carry out their responsibilities in an 
unbiased manner, including matters of engagement selection, scope, procedures, frequency, 
timing, and communication. If the chief audit executive determines that objectivity may be 
impaired in fact or appearance, the details of the impairment will be disclosed to appropriate 
parties.  

Internal auditors will maintain an unbiased mental attitude that allows them to perform 
engagements objectively such that they believe in their work product, do not compromise quality, 
and do not subordinate their judgment on audit matters to others, either in fact or appearance. 

Internal auditors will have no direct operational responsibility or authority over any of the activities 
they review. Accordingly, internal auditors will not implement internal controls, develop 
procedures, install systems, or engage in other activities that may impair their judgment, including: 

• Assessing specific operations for which they had responsibility within the previous year.  

• Performing operational duties for THDA or its affiliates. 

• Initiating or approving transactions external to the internal audit function. 

• Directing the activities of any THDA employee that is not employed by the internal audit 
function, except to the extent that such employees have been appropriately assigned to 
internal audit teams or to assist internal auditors. 

Internal auditors will: 

• Disclose impairments of independence or objectivity, in fact or appearance, to appropriate 
parties and at least annually to the chief audit executive and/or Chief Legal Counsel. 

• Exhibit professional objectivity in gathering, evaluating, and communicating information.  

• Make balanced assessments of all available and relevant facts and circumstances. 

• Take necessary precautions to avoid conflicts of interest, bias, and undue influence. 
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Managing the Internal Audit Function 

The chief audit executive has the responsibility to: 

• At least annually, develop a risk-based internal audit plan that considers the input of the 
ABC and senior management. Discuss the plan with the ABC and senior management and 
submit the plan to the ABC for review and approval.  

• Communicate the impact of resource limitations on the internal audit plan to the ABC and 
senior management. 

• Review and adjust the internal audit plan, as necessary, in response to changes in THDA’s 
business, risks, operations, programs, systems, and controls. 

• Communicate with the ABC and senior management if there are significant interim 
changes to the internal audit plan. 

• Ensure internal audit engagements are performed, documented, and communicated in 
accordance with the Global Internal Audit Standards.  

• Follow up on engagement findings and confirm the implementation of recommendations 
or action plans and communicate the results of internal audit services to the ABC and senior 
management periodically and for each engagement as appropriate.  

• Ensure the internal audit function collectively possesses or obtains the knowledge, skills, 
and other competencies and qualifications needed to meet the requirements of the Global 
Internal Audit Standards and fulfill the internal audit mandate. 

• Identify and consider trends and emerging issues that could impact THDA and 
communicate to the ABC and senior management as appropriate. 

• Consider emerging trends and successful practices in internal auditing. 

• Establish and ensure adherence to methodologies designed to guide the internal audit 
function. 

• Ensure adherence to THDA’s relevant policies and procedures unless such policies and 
procedures conflict with the internal audit charter or the Global Internal Audit Standards. 
Any such conflicts will be resolved or documented and communicated to the ABC and 
senior management. 

• Coordinate activities and consider relying upon the work of other internal and external 
providers of assurance and advisory services. If the chief audit executive cannot achieve 
an appropriate level of coordination, the issue must be communicated to senior 
management and if necessary escalated to the ABC. 

Communication with the ABC and Senior Management  

The chief audit executive will report periodically to the ABC and senior management regarding: 
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• The internal audit plan and performance relative to its plan. 

• Significant revisions to the internal audit plan and budget.  

• Potential impairments to independence, including relevant disclosures as applicable.  

• Results from the quality assurance and improvement program, which include the internal 
audit function’s conformance with The IIA’s Global Internal Audit Standards and action 
plans to address the internal audit function’s deficiencies and opportunities for 
improvement. 

• Significant risk exposures and control issues, including fraud risks, governance issues, and 
other areas of focus for the ABC that could interfere with the achievement of THDA’s 
strategic objectives. 

• Results of assurance and advisory services. 

• Management’s responses to risk that the internal audit function determines may be 
unacceptable or acceptance of a risk that is beyond THDA’s risk appetite. 

Quality Assurance and Improvement Program 

The chief audit executive will develop, implement, and maintain a quality assurance and 
improvement program that covers all aspects of the internal audit function. The program will 
include external and internal assessments of the internal audit function’s conformance with the 
Global Internal Audit Standards, as well as performance measurement to assess the internal audit 
function’s progress toward the achievement of its objectives and promotion of continuous 
improvement. The program also will assess, if applicable, compliance with laws and/or regulations 
relevant to internal auditing. Also, if applicable, the assessment will include plans to address the 
internal audit function’s deficiencies and opportunities for improvement.  

Annually, the chief audit executive will communicate with the ABC and senior management about 
the internal audit function’s quality assurance and improvement program, including the results of 
internal assessments (ongoing monitoring and periodic self-assessments) and external 
assessments. External assessments will be conducted at least once every five years by a qualified, 
independent assessor or assessment team from outside THDA; qualifications must include at least 
one assessor holding an active Certified Internal Auditor® credential. 

Scope and Types of Internal Audit Services  

The scope of internal audit services covers the entire breadth of the organization, including all of 
THDA’s activities, assets, and personnel. The scope of internal audit activities also encompasses 
but is not limited to objective examinations of evidence to provide independent assurance and 
advisory services to the ABC and management on the adequacy and effectiveness of governance, 
risk management, and control processes for THDA.  

The nature and scope of advisory services may be agreed with the party requesting the service, 
provided the internal audit function does not assume management responsibility. Opportunities for 
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improving the efficiency of governance, risk management, and control processes may be identified 
during advisory engagements. These opportunities will be communicated to the appropriate level 
of management. 

Internal audit engagements may include:  

• Audits/Reviews are assurance services that provide an independent examination of 
information on governance, risk management, and control processes for THDA. Examples 
include financial, performance, compliance, systems security and due diligence 
engagements. 
 

• Consulting services add value and enhance THDA’s governance, risk management, and 
control processes without the internal auditor assuming management responsibility. 
Examples include limited review, recommendations (advice), and training. 
 

• Investigations are independent assessments of allegations involving misuse of assets, 
fraud, financial irregularities, significant control weaknesses and unethical behavior or 
activities.  

 

Approved by the Audit and Budget Committee at its meeting on January 28, 2025.   

 

Acknowledgments/Signatures 

 

 

_________________________________   _________________   

Chief Audit Executive (Director of Internal Audit)  Date 

 

_________________________________   _________________ 

Chair, THDA Audit and Budget Committee   Date 

 

_________________________________   _________________ 

Chair, THDA Board of Directors    Date   
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Tennessee Housing Development Agency 
 

Andrew Jackson Building Third Floor 
502 Deaderick St., Nashville, TN 37243 

 
Bond Finance Committee Meeting Agenda 

 
Tuesday, January 28, 2025 at 1000am CT 

Tennessee Room #2, Tennessee Towers 
312 Rosa L. Parks Avenue, 3rd Floor 

Nashville, TN 37243 
 
 
A. Approval of Bond Finance Committee Meeting Minutes-September 24, 2024* 

 
B. Committee Items (* items require committee vote) 

1. THDA Financial Forecast – FY2025-2029 
2. Volume Cap Update 
 
 

Committee Members: 
Rick Neal (Chair) 
Commissioner Jim Bryson 
Secretary Tre Hargett 
Treasurer David Lillard 
Comptroller Jason Mumpower 
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TENNESSEE HOUSING DEVELOPMENT AGENCY 

BOND FINANCE COMMITTEE 
September 24, 2024 

 
 
 

Pursuant to the call of the Chair, the Bond Finance Committee of the Tennessee Housing 
Development Agency (“THDA”) Board of Directors (the “Committee”) met on Tuesday, 
September 24, 2024, at 10:37 AM CT in the Lansdowne Room, Peabody Hotel; Memphis, 
Tennessee.  

 
The following Committee members were present in person: Rick Neal (Chair); Mallory 

Dunavan (for Secretary of State Tre Hargett); Tim Joyce (for Treasurer David Lillard); and Katie 
Armstrong (for Comptroller Jason Mumpower).   

 
Recognizing a quorum present, Chair Neal called the meeting to order at 10:37 AM CT.  

For the first order of business, Chair Neal called for the consideration and approval of the July 23, 
2024 Committee meeting minutes. Upon motion by Ms. Armstrong, second by Mr. Joyce, and 
following a vote with all members identified as present voting “yes”, the motion carried to approve 
the July 23, 2024, minutes.  

 
Chair Neal indicated the next item for consideration was the Comprehensive Fiscal Year 

2025-2026 Budget as presented by Trent Ridley, Chief Financial Officer in the Audit and Budget 
Committee Meeting. Upon motion by Ms. Armstrong, seconded by Mr. Joyce and a vote with all 
members identified as present voting “yes”, the motion carried to recommend to the Board to 
approve the plan the Comprehensive Fiscal Year 2025-2026 Budget. 

 
There being no further business, Chair Neal adjourned the meeting at 10:38 AM CT. 
 
 

Respectfully submitted, 
 
 
 
Sandi Thompson, 
Assistant Secretary  
Approved this 28th day of January, 2025 
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Bill Lee  Ralph M. Perrey 
Governor  Executive Director 

Andrew Jackson Building Third Floor - 502 Deaderick St.  -  Nashville, TN 37243 
THDA.org  - (615) 815-2200 -  Toll Free: 800-228-THDA 

THDA is an equal opportunity, equal access, affirmative action employer. 

Tennessee Housing Development Agency 
Andrew Jackson Building Third Floor 
502 Deaderick St., Nashville, TN 37243 

TO: THDA Bond Finance Committee 
THDA Board of Directors 

FROM: Michell Bosch, CTP, CFA, Chief Financial Officer 
DATE: January 28, 2025 
SUBJECT: Five-Year Strategic Financial Plan FY 2025-2029 

Attached is THDA’s Five-Year Strategic Financial Plan (Plan) for fiscal years 2025 through 2029. 
The Plan was developed using guiding principles established in our enabling legislation as well as 
objectives established in our Debt Management Policy approved by the Board on November 29, 2011. 
The main objective of the Plan is to effectively balance the use of our financial resources to fund 
mortgage programs and other initiatives that fulfill our statutory purpose without compromising our 
financial stability and sustainability.  

The Plan anticipates $2.9 billion in Single Family loan business over the next five years funded with 
$2.3 billion Mortgage Revenue Bonds and $627 million Capital Markets Sales.  All future bond 
issuance will be under the 2013 General Resolution, which does not carry the “moral obligation” of 
the State.  Total net withdrawals are anticipated to be $126.6 million to fund costs related to bond 
issuance, lender compensation, THDA operations, and other Board-approved initiatives (e.g. Housing 
Trust Fund and New Start Loans).  Considering these withdrawals, by 2029, the Plan projects an 
overall Weighted Average PADR of 1.09, a maximum outstanding debt of $4.16 billion ($4.0 billion 
statutory debt limit), and a $363 million fund balance. 

We engaged the services of our financial advisor, CSG Advisors, to provide the various scenarios, 
analyses, input, and graphs to ensure the plan is viable according to industry methodologies, including 
slow and fast prepayment speed stress tests.  If you have any questions regarding the Plan or if you 
would like more information, please do not hesitate to call me at (615) 815-2011 or contact me via e-
mail at mbosch@thda.org. 

No action required. 
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Tennessee Housing Development Agency 
Five-Year Strategic Financial Plan Summary 

FY 2025 – FY 2029 
 
Guiding Principles: 

Statutory Purpose (TCA 13-23-101) 

 To promote the production of more affordable new housing units for very low-, low- and 
moderate-income individuals and families in the state, 

 To promote the preservation and rehabilitation of existing housing units for such persons, and 
 To bring greater stability to the residential construction industry and related industries to 

assure a steady flow of production of new housing units. 

Long Term Financial Objectives: 
As indicated in THDA’s Debt Management Policy – Section IV “Long Term Financial 
Objectives”, THDA has made a commitment to effectively balance the use of our financial 
resources to fund mortgage programs and other initiatives that fulfill our statutory purpose without 
compromising our financial strength or credit ratings assigned by S&P Global Ratings and 
Moody’s Ratings. The Five-Year Strategic Financial Plan (Plan) is a tool that outlines our financial 
goals and provides a roadmap to ensure long-term financial stability and sustainability. The Plan 
serves as a liquidity analysis tool designed to support management in decision-making and 
incorporates forecasts and assumptions. As such, it is intended for internal use only and should not 
be relied upon for external financial reporting purposes. 
 

Summary Production and Program Withdrawals 
Liquidity needs assume that total homeownership production for Whole Loans, Ginnie Mae, 
Freddie Mac, and Fannie Mae grows from $528.9 million in FY25 to $650 million in FY29, this 
is a decrease from last year’s assumed homeownership production growth. Our forecast for capital 
markets MBS sales has been extended to 2028, at less than 50% of production. Liquidity 
assumptions for the Housing Trust Fund (HTF) and Technical Assistance Grants for the next 5 
years, total $44.5 million.  Withdrawals for New Start loans are estimated to be $21.9 million ($45 
million less $3.1 million recoveries less $20.0 million funded with 0% Bond Proceeds).  THDA 
DPA loans have increased and are assumed 100% funded by MRB for the first 3 years and 50% 
funded by MRB in years 4 and 5, with a 5-year total $121 million.  Lender Compensation is 
estimated to be $23 million or 1% of MRB production over the next five years.  
  

Financial Results 
Cash & Investment Composition (1974, 2009, and 2013 Resolutions) 
The presentation shows the composition of our cash and investments after planned withdrawals 
and uses. Excluding acquisition funds of $224 million, held for future loan origination, overall 
total cash and investments are projected to increase from approximately $225 million in 2025 to 
approximately $244 million in 2029.  Remaining Liquidity is projected to increase from $90 
million to $129 million by 2029. 
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Remaining Liquidity (1974, 2009, and 2013 Resolutions) 
Remaining Liquidity represents a further breakdown of cash and investments remaining by Bond 
Resolution after considering the loan loss reserve required by the rating agencies, mortgage 
repays and prepays (for bond calls), bond reserve requirements, and program withdrawals.  Of 
the $129 million in remaining liquidity on June 30, 2029, $121 million is projected to be in the 
2013 Resolution. 

 
Balance Sheet Measurements (1974, 2009, and 2013 Resolutions) 

Balance Sheet Measurements estimate that at the assumed production levels and uses of liquidity, 
debt outstanding is projected to exceed the THDA’s Statutory Debt Limit of $4.0 billion in 2027.  
It also shows a measurement we track, the weighted average Program-Assets-to-Debt Ratio 
(PADR) which is an indicator of the bond program’s balance sheet strength. THDA’s combined 
PADR decreases from 1.12 in 2025 to 1.09 by 2029.  The PADR for the 2013 Resolution remains 
above levels required by Rating Agencies, with a projected 2029 PADR of 1.07.  The 2013 
Resolution maintains a healthy fund balance above $383 million in 2025 and ending at $310 
million by 2029.  Fund Balance is vital to maintaining a strong PADR, maintaining current credit 
ratings and thus helping to lower THDA’s cost of funds.   
 

Detailed Assumptions 
In addition to the assumptions included on the Summary of New Production and Program 
Withdrawals, other assumptions for each bond resolution are listed separately. Some of the 
additional assumptions include, but are not limited to: 

1. Cash flow scenarios assume a 100% PSA based on historical prepayment speeds 
2. Reinvestment rates of 4.25% in 2025 and 3.5% thereafter 
3. Debt Service Reserve average investment rate for all 5 years is 3.50% 
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TO:  THDA Board of Directors 
FROM: Bruce Balcom, Chief Legal Counsel  
DATE: January 13, 2025  
SUBJECT: Volume Cap Update 

 

Each year THDA receives an allocation of volume cap from the Department of Economic and Community 
Development (”ECD”). At the beginning of the year THDA receives 50% of the state’s total volume cap 
available for that year. On or about July 1 of each year THDA receives an additional allocation of the lesser of 
all remaining volume cap for that year or 25% of the total volume cap for that year. At the end of the year any 
unused volume cap is allocated to THDA to be carried forward for single family mortgage revenue bonds in a 
future year. 

Volume cap that is not used in the calendar year in which it is received by the state can be carried forward for 
future use for issuing mortgage revenue bonds to purchase qualifying single-family loans. Such volume cap 
must be used within 3 years of carryforward. At the beginning of 2025 THDA had the following carryforward 
amounts available: 

2022 - $108,165,384 

2023 - $255,209,795 

2024 - $168,087,574 

Additionally THDA has $224,275,000 available from 2024-3 Convertible Option Bonds ($125,010,000 in 
expiring volume cap and $99,265,000 in replacement refunding) for use in 2025. 

With the expectation that THDA would enter the mortgage-backed securities market via Ginnie Mae, THDA 
began providing substantially more volume cap for multifamily use in 2021. Before that, THDA carried 
forward the majority of volume cap each year for single family use. This was necessitated by THDA’s effort 
to avoid dramatically increasing the amount of debt THDA carries, an amount which is capped under state 
law. The attached chart shows THDA’s volume cap allocation and the breakdown of use between single-family 
and multifamily production for the past 10 years. THDA’s 2025 initial allocation should be approximately the 
same as last year’s allocation of  $445,405,500. Historically THDA could have expected to receive a like 
amount over the course of the year, however, ECD saw demand for volume cap come into their offices last 
year, and such could continue, so THDA cannot expect to receive the state’s full allocation of volume cap 
going forward. 
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Presently THDA is in good shape in terms of volume cap available, however, if the MBS market remains 
challenging, allocations of volume cap for multifamily use may need to be scaled back in order to cover single-
family production.  
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Year Total Allocation From ECD Multifamily Use Carry Forward 
    
2015 $ 654,935,000.00 $ 118,093,000.00 $ 536,842,000.00 
2016 $ 660,030,000.00 $ 165,873,000.00 $ 494,157,000.00 
2017 $ 665,119,000.00 $ 198,100,000.00 $ 467,019,000.00 
2018 $ 705,178,000.00 $ 335,725,000.00 $ 369,453,000.00 
2019 $ 706,351,000.00 $ 286,114,000.00 $ 420,237,000.00 
2020 $ 717,063,000.00 $ 241,845,000.00 $ 475,218,000.00 
2021 $ 757,552,000.00 $ 539,812,124.00 $ 217,739,876.00 
2022 $ 720,174,000.00 $ 612,008,616.00 $ 108,165,384.00 
2023 $ 766,161,000.00 $ 510,951,205.00 $ 255,209,795.00 
2024 $ 762,483,391.00 $ 594,395,817.00 $ 168,087,574.00 
TOTAL $ 7,115,046,391.00 $ 3,602,917,762.00 $ 3,512,128,629.00 
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502 Deaderick St., Nashville, TN 37243 

THDA Board of Directors Board Meeting Agenda 
(directly following Bond Finance Committee Meeting) 

Tuesday, January 28, 2025 at 1000am CT 
Tennessee Room #2, Tennessee Towers 

312 Rosa L. Parks Avenue, 3rd Floor 
Nashville, TN 37243 

A. Board Chair Convening of the Board and Introductory Comments

B. Public Comment Period

C. Executive Director’s Report

D. Single Family Business
Business Update

E. Multifamily Business
Business U

F. Board Action items (* items require board vote)
1. Approval of Minutes from November 19, 2024 meeting*
2. Fiduciary Responsibilities of Board Members
3. Official Statement Review
4. Annual Cybersecurity Report
5. Housing Cost Index and Resolution*
6. 2025 Habitat for Humanity Program Description*
7. Housing Choice Voucher Program Administrative Plan Update*
8. 2020 HOME Bright Futures Bridge Subsidy Pilot Program Amendment*
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G. Annex 
1. ERA-EPP Awards to New Grantees 
2. Additional funding awards to Existing EPP Grantees 
3. 2024-2 HOME CHDO Homeownership Development Program Funding Award 

 

28

http://www.thda.org/


 

TENNESSEE HOUSING DEVELOPMENT AGENCY 
BOARD OF DIRECTORS MEETING MINUTES 

November 19, 2024 
 

Pursuant to the call of the Chair, the Tennessee Housing Development Agency (THDA) Board of 
Directors (the “Board”) met in regular session on Tuesday, November 19, 2024, at 10:15 AM CT in the 
Tennessee Room #2 of the Tennessee Towers, Nashville, Tennessee. 

 
The following board members were present in person: Chair Rick Neal, Jacky Akbari, Stephen 

Dixon, Micheal Miller, Dan Springer, Maeghan Jones, Eva Romero, Rob Mitchell, Secretary of State Tre 
Hargett, Treasurer David Lillard, Katie Armstrong (for Comptroller Jason Mumpower), and Alex 
Schuhmann (for Commissioner Jim Bryson).  

 
Chair Rick Neal called the Board meeting to order and welcomed two new board members: Maeghan 

Jones and Eva Romero. Chair Neal also took a moment to reflect on the unexpected passing of our Board 
Member, Ms. Chrissi Rhea, acknowledging her years of service in the mortgage industry and on THDA’s 
Board. 

 
Chair Neal then opened the floor to anyone present from the public who wished to address the Board. 

Seeing none, Chair Neal closed the floor to public comment.  
 

Chair Neal then recognized Executive Director Ralph M. Perrey for his report. 
 

Mr. Perrey shared the following:  
 

• An introduction of the Agency’s incoming Chief Financial Officer. 
• Recognition of Veterans employed by THDA. 
• Recognition of the Director of Single-Family Loan Operations earning the Certified 

Mortgage Banker Designation. 
• THDA will monitor the actions of Congress, during its “Lame Duck” session, on the federal 

budget for impact on any of the federal programs the Agency administers. THDA expects 
Congress will approve relief funding for Hurricane-impacted areas, including East Tennessee, 
and assumes that any housing-specific funds made available to Tennessee will come to 
THDA. 

• Finally, just as THDA mourns the passing of our friend and Board member Chrissi Rhea, we 
note with sadness the passing of Bill Freeman, founder of the Freeman Webb company, a 
long-time THDA partner and one of the nation’s leading firms involved in preservation of 
affordable housing.  

 
At the conclusion of Mr. Perrey’s remarks, Chair Neal recognized Ms. Lindsay Hall, the Chief of 

Single-Family Loan Programs for a Single-Family Programs Business Update, which included how 
Volunteer Mortgage Loan Servicing is continues to assist Homeowners impacted by Hurricane Helene.  

Next, Chair Neal recognized Mr. Eric Alexander, the Director of Multifamily Programs, for a 
Multifamily Programs Business Update. 
 

Chair Neal then asked for consideration of the September 24, 2024, board meeting minutes. Upon 
motion by Treasurer Lillard and a second by Ms. Akbari, the motion carried, and the minutes were 
approved. 
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Chair Neal recognized Ms. Lindsay Hall, Chief of Single-Family Loan Programs to present the 
Updated Ginnie Mae 11702 Form Authorization as outlined in the memo dated November 4, 2024, from 
herself, as found in the board packet. Ms. Hall highlighted that the Board is required to authorize any 
changes to the Form for changes in personnel or position. In this instance, one update was required – 
Removing Mr. Trent Ridley, who is retiring, and adding Ms. Michell Bosch, the new Chief Financial 
Officer. Upon motion by Mr. Dixon and a second by Ms. Romero, the motion to approve the Updated 
Ginnie Mae 11702 Form Authorization was carried. 

 
Chair Neal recognized Mr. Bill Lord, Director of Community Housing, to present 4 HOME program 

descriptions – the 2025 HOME Homeownership Development Program Description, as outlined in the 
memo dated November 4, 2024; the 2025 HOME Homeowner Rehabilitation Program Description, as 
outlined in the memo dated November 4, 2024; the 2025 HOME Rental Development Program 
Description, as outlined in the memo dated November 4, 2024; and the 2024 HOME Homeowner 
Rehabilitation East Tennessee Disaster Recovery Program Description, as outlined in the memo dated 
November 18, 2024, all from Director of Community Housing, Mr. Bill Lord, and Chief Programs 
Officer Don Watt, as found in the board packet. Mr. Lord highlighted that all regular HOME programs 
are competitive except for the 2024 HOME Disaster Recovery Program which will be a discretionary 
award to the (8) Counties affected by Hurricane Helene under the Presidential Disaster Declaration with 
an Individual Assistance designation. Also, the 2025 program awards are projected for start on July 1, 
2025. He also noted that the 2024 HOME Disaster Recovery Program Description still required HUD 
approval before execution. Upon motion by Treasurer Lillard and a second by Mr. Springer, the motion to 
approve all four program descriptions was carried. 

 
Chair Neal recognized Mr. Bill Lord, Director of Community Housing, to present the 2025 Tennessee 

Housing Trust Fund Competitive Grant Program Description, as outlined in the memo dated November 4, 
2024, from himself, and Chief Programs Officer Don Watt, as found in the board packet. Mr. Lord 
highlighted that this program is always oversubscribed. Upon motion by Mr. Miller and a second by Ms. 
Romero, the motion to approve the program description was carried. 

 
Next, Chair Neal recognized Ms. Rebecca Carter, Director of Community Services, to present the 

2025 Emergency Solutions Grant Program Description, as outlined in the memo dated November 4, 2024, 
from herself, and Chief Programs Officer Don Watt, as found in the board packet. Ms. Carter highlighted 
that this program may grant up to $125,000 per grantee. Upon motion by Mr. Dixon and a second by Ms. 
Jones, the motion to approve the program description was carried. 
 

Chair Neal then recognized Mr. Eric Alexander, Director of Multifamily Programs, to present the 
2025 National Housing Trust Fund Program Description, as outlined in the memo dated November 4, 
2024, from himself and Chief Programs Officer Don Watt, as found in the board packet. Mr. Alexander 
noted that THDA hoped to receive approximately $5.2 million in program funding. Upon motion by Mr. 
Miller and a second by Ms. Romero the motion to approve the program description was carried. 

 
Chair Neal then recognized Mr. Eric Alexander, Director of Multifamily Programs, to present the 

2025 Multifamily Tax-Exempt Bond Authority Program Description, as outlined in the memo dated 
November 4, 2024, from himself and Chief Programs Officer Don Watt, as found in the board packet. Mr. 
Alexander highlighted the changes to the program description that reflect the changes made to the 2025 
QAP. Upon motion by Mr. Miller and a second by Mr. Dixon the motion to program description was 
carried. 
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Noting that all action items for the Board were completed, Chair Neal pointed out informational 

award letters provided to the Board in the Annex.  
 
In closing, Chair Neal emphasized the importance that bond allocations recipients close their deals in 

the year the bonds are allocated - this is especially true for allocations under the EDA, given their size and 
potential impact. 

 
      With no further business, the meeting was adjourned at 10:59 AM CT. 

 
Respectfully submitted, 

       
 
 

Ralph M. Perrey 
      Executive Director  

 
Approved this 28th day of January 2025 
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TO: THDA Board of Directors 

FROM: Dr. Hulya Arik, Senior Economist 
 Dr. Dhathri Chunduru, Director of Research and Planning 
 
DATE:  December 10, 2024 

SUBJECT: Housing Cost Index for 2025 

Recommendation 

Staff recommends adoption of the housing cost index (HCI) for 2025 via the attached Board Resolution.  

The HCI for 2025 is 45.48 percent, which is higher than last year’s index of 44.44 percent. Higher median home 
purchase price and homeowners’ insurance greatly contributed to the rising cost of owning a home for Tennesseans, 
even though the average interest rate was slightly lower. 

 

Background 

The attached HCI for 2025 is prepared in accordance with the formula set out in THDA’s enabling legislation. 
Under Tennessee Code Annotated Section 13-23-114, “The housing cost index shall serve to determine what 
percentage of the average Tennessee household’s gross monthly income is required to pay for primary fixed housing 
costs under then existing market conditions…” If the housing cost index exceeds 25 percent, the legislature 
determined that “…a majority of Tennessee citizens are excluded from the normal housing market…” indicating a 
need for THDA financial assistance programs to aid in providing adequate housing for lower and moderate-income 
persons and families.  

This HCI is calculated by dividing the median gross household income by the sum of the following cost factors: (a) 
a monthly mortgage loan payment for an average Tennessee household based on a thirty-year mortgage loan at the 
prevailing mortgage loan interest rate on a mortgage loan amount sufficient to purchase a median priced home, (b) 
an average mortgage insurance premium, and (c) the average property tax and hazard insurance amounts. 
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ESTIMATED TENNESSEE HOUSING COST INDEX, 2025 
  2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 
(1) Median Purchase Price  $174,864 $186,358 $201,021 $211,257 $223,125 $248,645 $297,318 $334,197 $337,415 $358,561 
(2) Discount Points 0.61 0.54 0.50 0.50 0.52 0.73 0.70       
(3) Market Rate 4.06% 3.92% 4.17% 4.63% 4.01% 3.20% 2.90% 5.16% 6.76% 6.72% 
(4) Adj. Sales Price $175,938 $187,359 $202,026 $212,313 $224,278 $250,462 $299,399 $334,197 $337,415 $358,561 
(5) FHA Mort. Amount $172,752 $183,965 $198,367 $208,468 $220,216 $245,926 $293,977 $328,144 $331,304 $352,066 
(6) Property Tax Rate 3.23 3.20 3.19 3.10 3.03 2.98 2.86 2.77 2.32 2.15 
(7) Property Tax/Month $118 $124 $133 $136 $141 $154 $177 $193 $163 $160 
(8) Homeowners Insurance $116 $116 $127 $134 $132 $147 $156 $171 $170 $190 
(9) P&I/Month $831 $870 $966 $1,072 $1,053 $1,064 $1,223 $1,794 $2,151 $2,276 
(10) Monthly PITI $1,065 $1,111 $1,227 $1,342 $1,325 $1,365 $1,556 $2,157 $2,483 $2,627 
(11) Gross Income $45,747 $47,275 $49,585 $54,566 $55,471 $58,070 $59,385 $67,701 $67,055 $69,326 
Housing Cost Index                     
   (% of Gross Income) 27.93% 28.19% 29.70% 29.52% 28.67% 28.20% 31.44% 38.24% 44.44% 45.48% 

 

Variable description, including sources and methodology: 

1. Median Purchase Price: For the 2025 HCI, median purchase price is calculated from all home sales reported by county property assessors to Tennessee 
Office of the Comptroller. We then adjust this estimate using the Federal Housing Finance Agency (FHFA) quarterly House Price Index (HPI) for the 
third quarter of the year prior to index year. For example, for the 2025 HCI, the 2023 median home price is adjusted using the third quarter of 2024 HPI 
from FHFA. 

2. Discount Points: As of November 17, 2022, Freddie Mac stopped reporting the average fees and points because under the current LPA requirements, 
fees and points are not always required to be provided by lenders. Since there is no other reliable and publicly available source for fees and discount 
points, the 2024 HCI calculations do not include discount points and fees, a departure from prior years. The implications include a potential 
underestimation of true housing cost, as we assume that homebuyers finance the cost of discount points. 

3. Market Rate: Data regarding the average of weekly interest rates (2024 year to date) are from Freddie Mac PMMS®. In their November 17th, 2022 
release, Freddie Mac updated its mortgage rate collection process. Rather than of surveying lenders, Freddie Mac used data from Loan Product 
Advisor® (LPASM). Therefore, the PMMS® results are now based on mortgage rates collected from thousands of loan applications submitted to 
Freddie Mac from lenders across the country when a borrower applies for a mortgage.1Additionally, unlike previous years, the interest rate data is 
released weekly. Therefore, the average interest rate is the average of weekly rates as of the most recent date the interest rate data was released. 

 
1 For more information, please reference a recent Research Note from Freddie Mac explaining the new enhanced methodology, which can be retrieved here: 
https://www.freddiemac.com/research/pdf/202210-Note-PMMS-07.pdf.  
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4. Adj. Sales Price: This value is the median Purchase Price adjusted with discount points. However, since there was no data for discount points for 2025 
HCI calculations, this is equivalent to median purchase price. 

5. FHA Mort. Amount: The value is the average FHA mortgage amount for 2024. This assumes a 3.5% downpayment and includes an upfront mortgage 
insurance premium financed into the final mortgage (1.75% of the base loan amount). 

6. Property Tax Rate: Tax rate data are from the Tennessee Office of the Comptroller, Division of Property Assessment. 
7. Property Tax / Month: The monthly property tax is the weighted average statewide residential effective tax rates per $100 of assessed value; 25% of 

assessed value. 
8. Homeowner Insurance: This value is homeowners' monthly insurance payments, based on the insurance rates of THDA borrowers. 
9. P&I / Month: This value is monthly principal and interest (P&I) payments, assuming 30-year fixed payments with the average interest rate. 
10. Monthly PITI: Monthly fixed housing costs include principal, interest, property tax and insurance (PITI).  
11. Gross Income: This value is calculated using median family gross income (MFI) and median household income (MHI) data from the 2023 1-year 

estimates of the American Community Survey (ACS). To estimate the MHI for 2024, we calculate the percentage change in HUD median family 
income (MFI) from 2023 to 2024. 
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RESOLUTION OF THE 
BOARD OF DIRECTORS ADOPTING THE 

HOUSING COST INDEX AND 
AUTHORIZING THE OPERATION OF FINANCIAL ASSISTANCE 

PROGRAMS 
            JANUARY 28, 2025 

WHEREAS, pursuant to Tennessee Code Annotated Section 13-23-114, a part of the 
Tennessee Housing Development Agency Act (the “Act”), the Tennessee Housing Development 
Agency (“THDA”) is directed to establish a housing cost index as defined in Section 13-23-103 of 
the Act; and 

WHEREAS, THDA has established a housing cost index for 2025 pursuant to Section 
13-23-103(7) of the Act based on calculations as of December 10, 2024, a copy of which is 
attached hereto and incorporated herein by this reference (the “Housing Cost Index”); and 

WHEREAS, the Housing Cost Index shows that primary housing costs exceeded 25% of an 
average Tennessee household’s gross monthly income; and, the Board, as authorized by Section 
13-23-114 of the Act, wishes to approve the continued operation of THDA’s financial assistance 
programs including, but not limited to, THDA loan programs.

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF DIRECTORS OF THE 
TENNESSEE HOUSING DEVELOPMENT AGENCY AS FOLLOWS: 

1. The Housing Cost Index for 2025, which shows that primary housing costs equal 
approximately 45.48% of an average Tennessee household’s gross monthly income 
is hereby adopted.

2. The continued operation of THDA’s financial assistance programs including, but 
not limited to, THDA loan programs, is hereby authorized.

3. This resolution shall take effect immediately.

This resolution was adopted by the affirmative vote of no fewer than eight (8) members of the Board 
of Directors of THDA at its meeting on January 28, 2025. 
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TO:  THDA Board of Directors 
FROM:  Bill Lord, Director of Community Housing 

Don Watt, Chief Programs Officer 
DATE:  January 13, 2025  
SUBJECT:  2025 Habitat for Humanity of Tennessee Program Description Amendment  
 
Recommendation  
Staff recommends the approval of an amendment request for the 2025 Habitat for Humanity of 
Tennessee Program Description to allow 100% of funding to address the housing needs of 
households at or below 80% of Area Median Income.  
 
Key Points: 
• THDA annually awards a $500,000 set-aside grant to the Habitat for Humanity of Tennessee to 

assist Habitat affiliates with the construction of homes for low-income households.   
• THDA’s program description currently requires that Habitat for Humanity of Tennessee reserve 

50% of the funds to assist home buyers at or below 60% of the applicable Area Median Income 
(AMI) for the county in which the home is located, with the remaining households assisted to 
have incomes at or below 80% of AMI.     

• Due to increased construction costs, insurance premiums, and property tax burdens, Habitat for 
Humanity of Tennessee has requested that THDA allow all households to be assisted at incomes 
of 80% AMI or less.   

 
Background 
As noted in the attached request from Colleen Dudley, State Director of the Habitat for Humanity of 
Tennessee, Habitat affiliates are increasingly challenged to serve households at 60% AMI or less.  
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Habitat for Humanity of Tennessee P.O. Box 10375  Murfreesboro, TN 37129 
P:  615-494-3207    www.HabitatTN.org 

January 4, 2025 

Director Ralph M. Perrey  
Tennessee Housing Development Agency 
Andrew Jackson Building Third Floor 
502 Deaderick St., Nashville, TN 37243 

Subject: Request for Amendment Adjustment to Housing Trust Fund Grant – Increase Income 
Eligibility to at or below 80% AMI 

Dear Director Perrey, 

On behalf of Habitat for Humanity of Tennessee, I am writing to formally request an amendment to our 
current Housing Trust Fund (HTF) grant agreement. Presently, our grant enables us to serve families 
earning up to 60% of the Area Median Income (AMI), with only 50% of the grant funding allowed to serve 
families earning 61% to 80% AMI. Given the escalating costs associated with home construction, 
homeowners' insurance, property taxes, and overall inflation, I respectfully request that our grant eligibility 
criteria be adjusted to allow 100% of the grant funding to serve families earning at or below 80% AMI.  

While we do continue to serve families at and below 60% AMI, it is becoming increasingly challenging to do 
so. Families in our program often remain for 1-3 years before their home build is complete, and during that 
time, some secure new jobs or receive pay increases that slightly elevate their salaries above the 60% 
threshold, making them ineligible under current limitations. This adjustment would help ensure that we 
can continue supporting families as they work toward financial stability without penalizing marginal 
income growth. 

Rationale for Adjustment: 

1. Rising Construction Costs: According to the National Association of Home Builders (NAHB),
construction costs have surged by over 30% since 2020. Material shortages and supply chain
disruptions have significantly impacted affordability.

o Source: NAHB Cost of Construction Survey, 2023

2. Insurance Premium Increases: Tennessee homeowners have seen an average increase of 20% in
insurance premiums over the past two years, according to the Insurance Information Institute (III).

o Source: Insurance Information Institute, 2023

3. Property Tax Burden: Local property tax assessments have also increased due to rising property
values, placing additional strain on low-income families.

o Source: Tennessee Comptroller of the Treasury, 2023

4. Expanding the Reach of Affordable Housing: By increasing the income eligibility threshold to 80%
AMI, we can address the needs of more families who are currently underserved by other housing
programs but still face significant financial barriers.

Seeking to put God’s love into action, Habitat 
for Humanity brings people together to build 

homes, communities and hope. 
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Habitat for Humanity of Tennessee P.O. Box 10375  Murfreesboro, TN 37129 
P:  615-494-3207    www.HabitatTN.org 

5. Increased Income Pressures: Over the past three years, blue-collar positions have experienced
a decline in available workers willing to accept wages below $15 per hour. This shift has placed
significant upward pressure on wages, with many employers reporting wage increases of 20-30%
in industries such as construction, manufacturing, and service roles. These increases are a direct
response to labor shortages and inflationary pressures, making it even more challenging for
families with incomes below 80% AMI to meet housing affordability.

o Source: U.S. Bureau of Labor Statistics, 2023
o Source: National Employment Law Project, 2023

Income Categories (HUD Definitions): 

• Extremely Low Income: At or below 30% of AMI
• Very Low Income: At or below 50% of AMI
• Low Income: At or below 80% of AMI
• Moderate Income: Between 80% and 150% of AMI

Households earning at or below 80% of AMI are considered low income under HUD guidelines, ensuring we 
continue to serve the population Habitat for Humanity was created to support.  

Current Grant Limitation: 

Under the current terms, only 50% of the grant funding may be used to serve families earning up to 80% 
AMI. We are requesting an adjustment to allow 100% of the grant funding to serve families earning up to 
80% AMI. 

This adjustment aligns with THDA's mission to ensure housing stability for Tennessee families and will 
enable us to maximize the impact of this vital funding. 

Impact of Proposed Adjustment: 

• Increased capacity to serve low-income families struggling with housing affordability.
• Enhanced long-term sustainability of housing solutions for Tennessee communities.
• Alignment with the economic realities of construction, insurance, and property costs.

I appreciate your continued partnership and support in addressing Tennessee's housing needs through our 
partnership!  

Thank you for your time and consideration. 

In partnership, 

Colleen Dudley 
State Director, Habitat for Humanity of Tennessee 
P.O. Box 10375, Murfreesboro, TN 37129 
C: 615-512-1922 
cdudley@HabitatTN.org 

38



Habitat for Humanity Model 
 
The Habitat for Humanity model is a unique approach to affordable housing that combines 
community support, volunteer efforts, and partnerships to help families achieve 
homeownership.   
 
Key Elements: 
 

1. Affordable Homeownership: 
o Habitat builds or renovates homes and sells them to families in need. 
o Families pay an affordable mortgage, often with low or no interest, designed 

to fit within their financial means. 
 

2. Sweat Equity: 
o Homebuyers contribute "sweat equity," which means they work on the 

construction of their own home or help build homes for others in the 
program. This fosters a sense of pride and ownership while reducing 
construction costs. 
 

3. Volunteer-Based Construction: 
o Much of the labor is provided by volunteers from the community, including 

individuals, faith groups, corporate teams, and other organizations. This 
allows Habitat to keep costs low and engage the community in its mission. 
 

4. Partnering with Families: 
o Habitat selects families based on need, willingness to partner, and ability to 

repay the affordable mortgage. Families are not given free homes but are 
provided with a hand up, not a handout. 
 

5. Homebuyer Education: 
o Families receive training and support, such as budgeting, home 

maintenance, and financial planning, to ensure long-term success as 
homeowners. 
 

6. Sustainable Communities: 
o Habitat often builds entire neighborhoods or works to revitalize existing 

ones, aiming to create safe, stable, and sustainable communities. 
 

7. Global Reach: 
o While Habitat operates locally, it is a global organization active in over 70 

countries, adapting its model to meet the unique housing needs of different 
regions. 

 
The Impact: 
 

Habitat for Humanity has helped millions of people worldwide achieve safe, decent, and 
affordable housing, improving not only individual lives but also strengthening 
communities. The model emphasizes partnership, empowerment, and sustainability, 
making it more than just a housing program—it's a catalyst for positive change. 
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Habitat for Humanity of Tennessee
History with THDA's Housing Trust Funds

Project 
Year

Grant 
Awarded

Total 
Development 

Value

# of 
New 

Homes

Elderly 
& 

Special 
Needs Elderly

Special 
Needs

Average 
Household 

income 

Average House 
Value 

(Appraised)

2008 $500,000 $1,200,000 20 11 2 9  -  -

2009 $350,000 $1,400,000 20 7 2 5  -  -

2010-11 $1,000,000 $3,050,000 45 26 7 19  - $98,455

2012-13 $1,400,000 $5,676,300 65 36 10 26  - $108,850

2014 $400,000 $1,535,300 17 6 3 3  - $113,840

2015 $500,000 $2,920,000 30 17 2 15  - $119,726

2016 $300,000 $2,426,400 20 5 2 3 $28,548 $121,320

2017 $500,000 $3,947,000 30 6 2 4 $26,397 $131,568

2018 $500,000 $4,140,000 30 3 1 2 $29,753 $138,181

2019 $500,000 $4,298,700 30 5 0 5 $29,496 $143,290

2020 $500,000 $4,300,530 30 10 5 5 $30,371 $143,351

2021 $500,000 $5,093,500 30 6 1 5 $31,987 $169,783

2022 $1,500,000 $10,025,000 50 15 3 12 $34,448 $200,506

2024 $500,000 $5,020,000 20 9 3 6 $37,126 $251,000

$8,950,000 $55,032,730 437 162 43 119

37% of these homes built were sold to families of elderly or special needs populations.  

Updated below with 2024 figures:

Over 1500 children and adults now live in a stable, newly constructed, energy efficient, affordable home 
that they own due to this parternship.

Since 2008, THDA has made it possible for Habitat for Humanity to build 437 homes across Tennessee.  A 
total development value of $55 million; THDA has provided $9 million of these funds and Habitat raised 
$46 million through other grant programs and donations of funds, labor and goods.
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36 Habitat Tennessee Affiliates          57 Counties Served  
    5,300+ Homes Built 3,000+ Homes Repaired 30,000+ Lives Changed

West Tennessee

Carroll County Habitat
Gibson County Habitat
Jackson TN Area, Habitat of 
(Madison & Haywood)
McNairy County Habitat
Memphis, Habitat of Greater 
(Shelby & Fayette)
Northwest TN, Habitat of
(Dyer)
Obion County Habitat
Paris/Henry County
Weakley County Habitat 

Appalachia Habitat
(Morgan & Scott)
Blount County Habitat
Campbell County Habitat
Chattanooga, Habitat of Greater
(Hamilton)
Claiborne County Habitat
Cleveland Habitat 
(Bradley)
Clinch River Habitat
(Anderson & Roane)
Cumberland County Habitat
Greene County Habitat
Hawkins Habitat
(Hancock & Hawkins) 

East Tennessee

Holston Habitat
(Carter, Sullivan, Unicoi, &
Washington)
Jefferson County Habitat
Knoxville Habitat 
(Knox)
Lakeway Area Habitat
(Grainger & Hamblen)
Loudon County Habitat
McMinn County Habitat
Monroe County Habitat

Middle Tennessee

Bedford Builds Habitat
Highland Rim Habitat 
(Coffee & Franklin)
Montgomery County Habitat
Nashville, Habitat of Greater
(Cheatham, Davidson, Dickson,
Robertson, & Wilson)
Rutherford Co. Area Habitat
Smith County Habitat 
Sumner County Habitat
Upper Cumberland Habitat
(DeKalb, Overton, Putnam, & White)
Warren County Habitat
Williamson Maury Habitat
(Decatur, Hickman, Lawrence, 
Maury, & Williamson)

Updated November 2024
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community hope 

Habitat for Humanity is the largest nonprofit
homebuilder, serving the most extensive
geographic region in Tennessee.

Habitat’s Aging in Place program saves
Medicare/Medicaid $90k per year for every
senior kept out of a nursing home.

1 in 8 households in Tennessee are paying over
half of their income on housing. Forcing them to
make tradeoffs with what little money remains.

Children of homeowners are 116 percent more
likely to graduate from college compared with
children in families who do not own their homes.

90 percent of surveyed Habitat homeowners in
44 U.S. cities said they could not have owned a
home without help from Habitat.

30 Habitat ReStores in Tennessee reduce landfill
waste while providing funding for the
construction of new Habitat homes. 

The foreclosure rate on Habitat houses in the
United States is less than 2 percent on an
annualized basis.

Each year, Tennessee’s Habitat for Humanity
affiliates build, sell and finance more than 100
new homes and repair more than 275 homes.

building homes,
community, and

hope!

Habitat for Humanity builds strength, stability, self-reliance and shelter.

Habitat for Humanity of
Tennessee affiliates have served
more than 28,000 children and

adults in Tennessee.

Habitat for Humanity in
Tennessee generates over $107

million annually in economic
activity and the equivalent of

1,234 full-time jobs. 

Habitat for Humanity of
Tennessee  affiliates have built

more than 5,100 new homes and
renovated or repaired more than

2,600 homes.

homes 

615.494.3207 info@habitattn.org habitattn.org

More than
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The Tennessee Housing Development Agency's (THDA) has made it possible for Habitat for
Humanity to build 437 homes across Tennessee through their Housing Trust Fund Program. A
total development value of $48.5 million; THDA provided $9 million of these funds and Habitat
TN affiliates raised $39.5 million through other grant programs and donations of funds, labor
and goods. As a result of this amazing partnership, nearly 1,500 children and adults now live in a
newly constructed, energy efficient, affordable home that they can proudly call their own. 

Every connection creates the opportunity to build a better life.

every 
parent
 

wants a better
future for their
family.

every 
child
 

needs a stable start
in a safe and secure
home.

every
laugh
is more joyful when
you realize you’re
finally home.

every 
door
  
opens up a new
opportunity.

every 
brick
  
is a building block.

Habitat for Humanity brings together individuals from diverse communities to collaborate in
building homes that can truly be called their own. Through this partnership, Habitat
homeowners actively participate in the construction process alongside dedicated volunteers.
They also commit to paying an affordable mortgage. The selection process for potential
homeowners is rigorous, with careful consideration given to their level of need, ability to pay,
and willingness to work in partnership. Additionally, families are required to complete
homeowner education classes and contribute a minimum of 350 hours towards the construction
of their own home before purchasing it with the assistance of Habitat. This unique approach
empowers Habitat homeowners, providing them with the strength, stability, and independence
necessary to forge a better future for themselves and their loved ones.

Everyone needs a decent place to live.

Every voice can advocate and help more families build strength,
stability and independence.
Driven by the vision that everyone needs a decent place to live, Habitat for Humanity of
Tennessee successfully advocated for a for a share of the state of Tennessee's American Rescue
Plan funds. As a result of their focused advocacy, Habitat Tennessee has been granted 15 million
dollars from the state's ARPA funds. These funds have been specifically allocated towards
promoting affordable homeownership. With this significant financial support, Habitat
Tennessee affiliates are now poised to construct over 100 new homes within the next three years.
This remarkable achievement underscores Habitat's unwavering commitment to their vision that
everyone deserves a decent place to call home.

As the first state to implement a statewide Aging in Place (AIP) program, Habitat Tennessee has
been providing home accessibility modifications and repairs to seniors. Habitat Memphis took
the lead in initiating a mentoring program to extend this initiative to affiliates across the state.
Since 2019, over 2,000 elderly homeowners who are financially unable to complete repairs
themselves have been served through this program. The primary goal of the AIP program is to
enable seniors to remain in their homes, where they can live safely, comfortably, and
independently. Every senior kept in their home saves Medicare/Medicaid $90,000 per year by
preventing the need for costly nursing home care.

Every person needs to live in stability.

Tennessee Counties Served 

Anderson County 
Bedford County 
Blount County
Bradley County 
Campbell County 
Carroll County 
Carter County 
Cheatham County
Claiborne County 
Coffee County 
Cumberland County 
Davidson County 
DeKalb County 
Decatur County 

Dickson County Dyer
County
Fayette County
Franklin County 
Gibson County 
Grainger County 
Greene County 
Hancock County 
Hamblen County 
Hamilton County 
Hawkins County 
Haywood County 
Henry County 
Hickman County  

Jefferson County
Knox County 
Lawrence County 
Loudon County 
Madison County
Maury County 
McNairy County 
McMinn County 
Montgomery County 
Monroe County 
Morgan County 
Obion County
Overton County 
Putnam County 

Roane County
Roberston County 
Rutherford County 
Scott County
Shelby County 
Smith County
Sullivan County 
Sumner County 
Unicoi County 
Warren County 
Washington County 
Weakley County
Wilson County 
Williamson County
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Tennessee Housing Development Agency 
 

Andrew Jackson Building Third Floor 
502 Deaderick St., Nashville, TN 37243 

 
TO:  THDA Board of Directors 
FROM:  Jeboria Scott, Director of Rental Assistance 
  Don Watt, Chief Programs Officer 
DATE:  January 13, 2025 
SUBJECT:  Housing Choice Voucher Program Administrative Plan Update Regarding the 

Housing Opportunity Through Modernization Act Implementation within the 
Project Based Voucher Program 

 
Recommendation  

 
Tennessee Housing Development Agency’s (“THDA”) Rental Assistance staff recommends the 
approval of the proposed program rules for the Project-Based Voucher (“PBV”) Program outlined 
within the Housing Choice Voucher Program Administrative Plan to include the addition of the 
federal requirements of the Housing Opportunity Through Modernization Act (“HOTMA”). See 
attached with the addition of for your consideration. 
 
Key Points 
Following THDA’s 2024 submission of the proposed rules for the PBV Program to the Attorney 
General’s Office for legal review, THDA learned of additional mandatory regulatory changes 
required under HOTMA. These additional changes were incorporated into the proposed rules within 
the attached Section 0770-01-05-.46 Project-Based Voucher Program of THDA’s Administrative 
Plan for the Housing Choice Voucher (“HCV”) Program . The Attorney General’s Office determined 
that these revisions were substantial, necessitating a subsequent public hearing.  
 
Background 
 
In accordance with the process, the Public Hearing to receive comments on the PBV Proposed 
Administrative Plan was conducted, Thursday, January 9, 2025, at 10:00 AM CT, in the TN Tower 
in the Nashville Room 1, as a hybrid meeting to ensure all interested parties could access the 
meeting. THDA received comments primarily focused on THDA’s procedures and selection criteria, 
which will be outlined in future published Request for Proposals (RFP).  
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Those in attendance virtually included: Kate Roberts of McMahan Winstead & Richardson; Mallory 
Key of ALCO Management, Inc.; Rebecca Mize of LBG; Jay Cengiz of NHP Foundation; Carter 
Swayze of The Clear Blue Company; and THDA employee – Charity Williams 
There were no in-person attendees besides THDA employees - Hillary Craig, Pasquel McLeod, and 
Jenia Tortora. 
 
After reviewing the comments and responses below and obtaining the Board’s approval, the Attorney 
General’s Office will continue its review for promulgation as part of the state’s rule-making process. 
 
 

Jay Cengiz – NHP Foundation 
Comment – Where can future 
questions be directed. 

THDA Response: - Hilary Craig 
responded that all future questions 
regarding the PBV program can be 
sent via email to rapbv@thda.org and 
will be responded to as promptly as 
possible. 

Carter Swayze, The Clear Blue Company 
Comment  - What has changed 
between the PBV Program initially 
presented on May 9, 2024, and the 
PBV Program being presented today? 

THDA Response: - Charity Williams 
responded to this question that the only 
differences had to do with the addition 
of the HOTMA regulatory changes that 
are mandated by HUD for the program 
to be in compliance. There are no 
changes to the program itself or the 
plans for the program. 

 
No additional comments were received. The Public Hearing officially concluded at 11:30 AM CT.  
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0770-01-05-.46 PROJECT-BASED VOUCHER PROGRAM (24 C.F.R. 983).  
THDA has chosen to take a percentage of its authorized units under its Consolidated Annual 
Contributions Contract (ACC) with the U.S. Department of Housing and Urban Development 
(HUD) and attach the funding to specific units (project-base the units) instead of using it for tenant-
based vouchers under its Housing Choice Voucher (HCV) Program.  This is known as the Project-
Based Voucher (PBV) Program and its rule is codified at 24 C.F.R. 983.   

(1) When the PBV Rule Applies.  Many parts of the PBV Program follow the Tenant-Based 
Voucher Rule codified at 24 C.F.R. 982 and, therefore, much of this Administrative Plan will 
also apply to the PBV Program, except as outlined under 24 C.F.R. 983.2 and this section. 

   
(2) Provisions under 24 C.F.R. 982 and this Administrative Plan that Do Not Apply to the PBV 

Program.   
 

(a) Provisions on the issuance or use of a voucher; 
 

(b) Provisions on portability; 
 

(c) Provision on the following special housing types: Shared housing, manufactured home space 
rental, and the homeownership option; 

 
(d) Subpart D of part 982: paragraph (e )(2) of 24 C.F.R. 982.158; 

 
(e) Subpart E of part 982: paragraph (e) of 24 C.F.R. 982.201, paragraph (b)(2) of 24 C.F.R. 982.202, 

and paragraph (d) of 24 C.F.R. 982.204; 
 

(f) Subpart G of part 982, with the following exceptions: 
 

1. Section 982.310 (owner termination of tenancy) applies to the PBV Program, but to the extent 
that those provisions differ from 983.257, the provisions of 983.257 govern; and  

 
2. Section 982.312 (absence from unit) applies to the PBV Program, but to the extent that those 

provisions differ from 983.256(g), the provisions of 983.256(g) govern; and  
 

3. Section 982.316 (live-in aide) applies to the PBV Program; 
 

(g) Subpart H of part 982;  
 

(h) In subpart I of part 982: 24 C.F.R. 982.401; paragraphs (a)(3), (c), and (d) of 24 C.F.R. 982.402; 
24 C.F.R. 982.403; 24 C.F.R. 982.404; paragraphs (a), (b), (d), (i) and (j) of 24 C.F.R. 982.405; 
paragraphs (a), (e), and (f) of 24 C.F.R. 982.406; and 24 C.F.R. 982.407;  

 
(i) In subpart J of part 982: paragraphs (a), (b)(3), (b)(4) and (c) of Section 982.451 and Section 

982.455.  
 

(j) Subpart K of Part 982, except the following provisions apply to the PBV Program: 
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1. Section 982.503, paragraphs (a)(10 and (d)(1) – (4) do apply (for determination of the payment 
standard amount and schedule for a Fair Market Rent (FMR) area or for a designated part of an 
FMR area). However, provisions authorizing approval of a higher payment standard as a 
reasonable accommodation for a particular family that includes a person with disabilities do 
not apply (since the payment standard amount does not affect availability of a PBV unit for 
occupancy by a family or the amount paid by the family);  

 
2. Section 982.516 (family income and composition; regular and interim examinations); and 

 
3. Section 982.517 (utility allowance schedule); except that 24 C.F.R. 982.517(d) does not apply; 

and 
 

(k) In subpart M of part 982: Sections 982.603, 982.607, 982.611, 982.613(c)(2), 982.619(a), (b)(1), 
(b)(4), (c); and provisions concerning shared housing (Sections 982.615 through 982.618), 
manufactured home space rental (Sections 982.622 through 982.624), and the homeownership 
option (Sections 982.625 through 982.641). 

 
(3) Maximum Number of PBV Units Allowed Under THDA’s PBV Program and Exceptions. 
 

(a) THDA may select owner proposals to provide project-based assistance for up to twenty (20) 
percent of its authorized voucher units.  THDA is not required to reduce its number of PBV units 
selected under an Agreement or Housing Assistance Payment (HAP) contract if its amount of 
authorized units is subsequently reduced. 

 
(b) The following types of units are not subject to the Twenty (20) Percent PBV Program Cap. 

 
1. RAD.  Units committed to RAD PBV are excluded from the numerator and denominator when 

calculating the number of voucher units that can be project-based.  This exception applies 
regardless of the effective date of the HAP contract.   

 
2. HUD-VASH PBV.  HUD has awarded vouchers specifically designated for project-based 

assistance out of HUD-VASH appropriated funding.  These PBV units supported by HUD-
VASH vouchers do not count against the PBV program cap as long as the vouchers remain 
under the PBV HAP contract at the designated project and they, therefore, are excluded from 
the numerator and denominator when calculating the number of voucher units that can be 
project-based.  However, all other HUD-VASH vouchers, including non-set-aside HUD-
VASH vouchers are subject to the project-based cap limit.   

 
3. Units that were previously subject to certain federal rent restrictions or were receiving another 

type of long-term housing subsidy, including LIHTC.  Units must be covered under a PBV 
HAP contract, effective on or after April 18, 2017. 

 
(c) THDA may project-base an additional ten (10) percent of its authorized units if the additional units 

meet one of the exceptions below.  THDA does not need to meet the 20 percent maximum units 
before it designates eligible units for the ten (10) percent exception. 
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1. Homeless.  The units are specifically made available to house individuals and families who 
meet the definition of homeless under section 103 of the McKinney-Vento Homeless 
Assistance Act (42 U.S.C. 11302) included in 24 C.F.R. 578.3. 

 
This definition includes unaccompanied youth under twenty-five (25) years of age, or families with 
children and youth, who do not otherwise qualify as homeless under this definition, but who: (1) Are 
defined as homeless under section 387 of the Runaway and Homeless Youth Act (42 U.S.C. 5732a), 
section 637 of the Head Start Act (42 U.S.C. 9832), section 41403 of the Violence Against Women 
Act of 1994 (42 U.S.C. 1437e-2), section 330(h) of the Public Health Service Act (42 U.S.C. 
254b(h)), section 3 of the Food and Nutrition Act of 2008 (7 U.S.C. 2012), section 17(b) of the Child 
Nutrition Act of 1966 (42 U.S.C. 1786(b)), or section 725 of the McKinney-Vento Homeless 
Assistance Act (42 U.S.C. 11434a); (2) Have not had a lease, ownership interest, or occupancy 
agreement in permanent housing at any time during the sixty (60) days immediately preceding the 
date of application for homeless assistance; (3) Have experienced persistent instability as measured 
by two moves or more during the sixty (60)-day period immediately preceding the date of applying 
for homeless assistance; and (4) Can be expected to continue in such status for an extended period of 
time because of chronic disabilities, chronic physical health or mental health conditions, substance 
addiction, histories of domestic violence or childhood abuse (including neglect), the presence of a 
child or youth with a disability, or two or more barriers to employment, which include the lack of a 
high school degree or General Education Development (GED), illiteracy, low English proficiency, a 
history of incarceration or detention for criminal activity, and a history of unstable employment; 
 

2. Veteran.  The units are specifically made available to house families that are comprised of or 
include a veteran.  A veteran is a person who served in the active military, naval, air, or space 
service, and who was discharged or released therefrom under conditions other than 
dishonorable. 38 U.S.C. 101(2). HUD-awarded vouchers specifically designated for project-
based assistance out of HUD-VASH appropriated funding are already excluded from the 
program cap and are not to be included under this ten (10) percent exception category. 

 
3. Supportive Housing to Persons with Disabilities or to Elderly Persons.  The units provide 

supportive housing to persons with disabilities or to elderly persons, as defined in 24. C.F.R. 
5.403.  Supportive housing means the project makes a range of services reasonably available to 
all of the families in the project that are receiving PBV assistance and the services are (i) 
tailored to the needs of the residents occupying such housing; (ii) voluntary; and (iii) are 
continuous for as long as the family is in need of the service.  Such services may include (but 
are not limited to): meal service adequate to meet nutritional need; housekeeping aid; personal 
assistance; transportation services; health-related services; case management; child care; 
educational and employment services; job training; counseling; peer support; life skills 
training; or other services that meet the above criteria  Such services need not be provided by 
the owner or on-site, as long as they can be made reasonably available through a service 
provider.  Such services must be made available to a household within one hundred twenty 
(120) days of the household’s request for services.  The disabled or elderly member of the 
family must be eligible for one or more of the supportive services at the time the family first 
occupies the unit, but the member of the family may choose not to participate in the service. 

 
4. Area Where Vouchers are Difficult to Use.  The units are located in an area where vouchers are 

difficult to use as defined by 24 C.F.R. 983.3. 
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5. Replacement Units.  The units replace, on a different site, the units listed in 24 C.F.R. 

983.59(b)(1) and (2) for which THDA had authority under 24 C.F.R. 983.59 to commit PBV 
assistance on the original site without the units counting toward the program cap or project cap. 
The units are eligible under this category only if THDA has not committed and will not 
commit PBV assistance to the original site pursuant to the normally applicable exclusions of 
those units under 24 C.F.R. 983.59. If THDA subsequently plans to commit PBV assistance to 
units on the original site, those proposed units count toward and must comply with the twenty 
(20) percent maximum or increased cap of this section, as applicable, and the project cap 
requirements of 24 C.F.R. 983.54. 

 
6. Units Exclusively for Certain Eligible Youth.  The units are exclusively made available to 

eligible youth as described in Section 8(x)(2) of the U.S. Housing Act and if the units 
exclusively made available to eligible youth use Family Unification Program (“FUP”) 
assistance that is normally available for eligible families and youth described in Section 8 
(x)(2) of the U.S. Housing Act, THDA determines and documents that the limitation of the 
units to youth is consistent with the local housing needs of both eligible FUP populations 
(families and youth).  

 
(a) Higher Project Cap.  THDA may provide PBV assistance to the greater of twenty-five (25) units or 

forty (40) percent of the number of units in the project if the project is located in an area where 
vouchers are difficult to use, defined as:  i) a census tract with a poverty rate of twenty (20) percent 
or less as determined by HUD; ii) a zip code area where the rental vacancy rate is less than four (4) 
percent as determined by HUD; iii) a zip code area where 90 percent of the Small Area FMR is 
more than one hundred ten (110) percent of the metropolitan area or county FMR. 

 
(b) Exceptions to the Project Cap.  A project Is not limited to a single exception category but may 

include any of the categories below.   
 

1. Units exclusively for elderly families, as defined in 24 CFR 5.403 do not count against the 
Project Cap. 

 
(i) Elderly Family, thereunder, means a family whose head (including co-head), spouse, or 

sole member is a person who is at least sixty-two (62) years of age. It may include two or 
more persons who are at least sixty-two (62) years of age living together, or one or more 
persons who are at least sixty-two (62) years of age living with one or more live-in aides. 

 
(ii) It is not necessary that the entire project or buildings within the project be designated as 

elderly in order for the exception to apply. Under the PBV Program, projects are not 
“designated” as elderly as is the case in other programs, such as the Public Housing or 
Section 202 Elderly Programs.  

 
(iii) The owner must identify under the HAP contract, however, the particular number of units 

that are exclusively made available for elderly families.  
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(iv) As each unit turns over, THDA may amend the HAP contract to transfer the exception 
status from one unit to another, provided it is possible to substitute a different unit for the 
formerly excepted unit in the project in accordance with 24 CFR 983.207(a). 

 
(v) As provided under 24 CFR 983.262(e), THDA may allow a family that initially qualified 

for occupancy of an excepted unit based on elderly family status to continue to reside in a 
unit, where through circumstances beyond the control of the family (e.g., death or long-
term or permanent hospitalization or nursing care of the elderly family member), the 
elderly family member no longer resides in the unit. See Section 0770-01-05-.26(2)(d) of 
this Administrative Plan for rules regarding Absences from Unit. In this case, the unit may 
continue to count as an excepted unit for as long as the family resides in that unit. Once the 
family vacates the unit, in order to continue as an excepted unit under the HAP contract, 
the unit must be made available to and occupied by a qualifying family, unless it is possible 
to transfer the exception status to another unit as described in the paragraph above. 

 
2. Units Exclusively for Certain Eligible Youth.  The units are exclusively made available to 

eligible youth as described in Section 8(x)(2) of the U.S. Housing Act and if the units 
exclusively made available to eligible youth use Family Unification Program (“FUP”) 
assistance that is normally available for eligible families and youth described in Section 8 
(x)(2) of the U.S. Housing Act, THDA determines and documents that the limitation of the 
units to youth is consistent with the local housing needs of both eligible FUP populations 
(families and youth).  

 
3. Supportive Services.  Units are made exclusively available to households eligible for 

supportive services.  Supportive Services must be made reasonably available to all of the 
families in the project that are receiving PBV assistance, but the family does not need to 
participate in the services as a condition of living in the excepted unit.  The services should be 
designed to help the families in the project achieve self-sufficiency or live in the community as 
independently as possible.  Such services may include (but are not limited to): meal service 
adequate to meet nutritional need; housekeeping aid; personal assistance; transportation 
services; health-related services; case management; child care; educational and employment 
services; job training; counseling; peer support; life skills training; or other services that meet 
the above criteria THDA’s Family Self Sufficiency Program also qualifies as a Supportive 
Service.  Such services need not be provided by the owner or on-site, as long as they can be 
made reasonably available through a service provider.  Such services must be made available 
to a household within one hundred twenty (120) days of the household’s request for services.   

 
(4) Units Excluded from the Program Cap and the Project Cap.   
 

(a) Exclusion of Existing or Rehabilitated Units.  Excluded units must, in the five (5) years prior to the 
request for proposals (RFP) or the proposal or project selection date in the case of selection 
without RFP, fall into one of the following categories provided that the units are removed from all 
categories prior to the effective date of the HAP contract. 

 
1. The unit received one of the following forms of HUD assistance: (i) Public Housing Capital or 

Operating Funds (section 9 of the Act); (ii) Project-Based Rental Assistance (section 8 of the 
Act), including units assisted under the section 8 moderate rehabilitation (Mod. Rehab.) 

50

http://www.thda.org/


 
Andrew Jackson Building Third Floor - 502 Deaderick St.  -  Nashville, TN 37243 

THDA.org  - (615) 815-2200 -  Toll Free: 800-228-THDA 
THDA is an equal opportunity, equal access, affirmative action employer. 

program and Mod. Rehab. single-room occupancy (SRO) program; (iii) Housing for the 
Elderly (section 202 of the Housing Act of 1959); (iv) Housing for Persons with Disabilities 
(section 811 of the Cranston-Gonzalez National Affordable Housing Act); (v) The Rent 
Supplement (Rent Supp) program (section 101 of the Housing and Urban Development Act of 
1965); (vi) Rental Assistance Program (RAP) (section 236(f)(2) of the National Housing Act); 
or (vii) Flexible Subsidy Program (section 201 of the Housing and Community Development 
Amendments of 1978); or 

 
2. The unit was subject to a federally required rent restriction under of one of the following 

programs: (i) the Low-Income Housing Tax Credit Program (26 U.S.C. 42); (ii) Section 515 
Rural Rental Housing Loans (42 U.S.C. 1485) or (iii) the following HUD Programs: (a) 
Section 236; (b) Section 221(d)(3) Below Market Interest Rate; (c) Housing For the Elderly 
(Section 202 of the Housing Act of 1959); (d) Housing for Persons With Disabilities (Section 
811 of the Cranston-Gonzalez National Affordable Housing Act); or (e) Flexible Subsidy 
Program (Section 201 of the Housing and Community Development Amendments of 1978) or 
(f) any other program identified by HUD through Federal Register Notice..  

 
(b) Exclusion of Replacement Units.  Newly constructed units developed under the PBV program may 

be excluded from the Program Cap and Project Cap provided the primary purpose of the newly 
constructed unit was to replace units that meet the criteria of 0770-01-05-.37(5)(a)1. and 2.  The 
newly constructed unit must be located on the same site as the unit it is replacing, however, an 
expansion of or modification to the prior project’s site boundaries as a result of the design of the 
newly constructed project is acceptable as long as a majority of the replacement units are built 
back on the site of the original project and any replacement units that are not located on the 
existing site are part of a project that shares a common border with, are across a public right of 
way from, or touch that site. One of the following must also be true: (i) former residents of the 
original project must be provided with a selection preference that provides the residents with the 
right of first occupancy at the PBV new construction project when it is ready for occupancy; or (ii) 
prior to the demolition of the original project, the PBV newly constructed project must be 
identified as replacement housing for that original project as part of a documented plan for the 
redevelopment of the site. 

 
(c) Unit size configuration and number of units for newly constructed and rehabilitated projects.  The 

unit size configuration of the PBV newly constructed or rehabilitated project may differ from the 
unit size configuration of the original project that the PBV units are replacing. In addition, the total 
number of PBV-assisted units may differ from the number of units in the original project. 
However, only the total number of units in the original project are excluded from the program cap 
and the project cap. Units that exceed the total number of covered units in the original project are 
subject to the program cap and the project cap. 

 
(d) Inapplicability of Other Program Cap and Project Cap Exceptions.  The ten (10) percent exception 

under 24 C.F.R. 983.6 and the project cap exception under 24 C.F.R. 983.54(c)(2) are inapplicable 
to excluded units under this section 

 
(5) Selection of Units for the PBV Program.  Units are selected for the PBV Program by THDA 

selecting projects for PBV assistance based on a previous competition or by THDA requesting 
PBV proposals via public notice. Selection will be based on a previous competition unless such 
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process does not yield enough eligible units for PBV assistance, in which case THDA will resort 
to issuing a Request for Proposals. 

 
(a) Analysis of Units and Budget. THDA must calculate the number of authorized voucher units that it 

is permitted to project base and determine the amount of budget authority that it has available for 
project basing before it issues a request for proposals, makes a selection based on a previous 
competition, amends an existing HAP contract to add units, or noncompetitively selects a project. 

 
(b) Analysis of Impact.  Prior to selection, THDA must perform an analysis of the impact if project-

basing fifty (50) percent or more of THDA’s authorized voucher units.  The analysis should 
consider the ability of THDA to meet the needs of the community across its tenant-based and 
project-based voucher portfolio, including the impact on, among others; families on the waiting list 
and eligible PBV families that wish to move.  The analysis performed by THDA must be available 
as part of the public record.         

 
(c) Selection Based on Previous Competition. THDA will utilize its other state and federal housing 

assistance, community development, and supportive service programs, including, but not limited 
to, its Tennessee Housing Trust Fund programs, Housing Trust Fund Program, HOME Program, 
and the Low-Income Housing Tax Credit Program (THDA Programs) to select projects for PBV 
assistance that (i) assist families in Tennessee’s rural and distressed counties (as defined under the 
THDA Program it was initially awarded under), (ii) provide permanent supportive housing within 
THDA’s HCV service area, or (iii) otherwise serve THDA’s priorities outlined in its Annual Plan. 
THDA may either contact specific owners directly, whose projects fit the criteria THDA is 
seeking, to inform them of available PBV assistance, or it may send an email blast to owners under 
the programs above, notifying them of an offering of PBV assistance, in order for the owners to 
submit applications for such assistance.  Before any round of selection based on a previous 
competition, THDA will also post its current selection criteria and the number of units it is seeking 
to project base to www.THDA.org. To be eligible for selection, a project must have been selected: 

 
1. By THDA;  

 
2. Competitively under one of its housing assistance programs;     

 
3. Within the last three (3) years of the PBV selection date; and  

 
4. Without any consideration as to whether the project would receive PBV assistance. 

 
(d) Selection Based on Requests for PBV Proposals via Public Notice.   

 
1. THDA may not limit proposals to a single site or impose restrictions that explicitly or 

practically preclude owner submission of proposals for PBV housing on different sites. 
 

2. Public notice will be given per publication in a local newspaper of general circulation, on 
THDA’s website and phone system, or other suitable means and will specify the deadline for 
submission. The Request for Proposal will specify the details of the selection criteria.  
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3. THDA will draft detailed application and selection information before any request and will 
provide such at the request of any interested parties. 

 
(e) Before THDA makes a selection based on a previous competition or issues a Request for PBV 

Proposals, it will provide the following to its HUD field office for review: 
 

1. The total amount of authorized units:  
 

2. The percentage of authorized units available to be project-based; and  
 

3. The total amount of authorized units THDA is planning to project-base pursuant to the 
selection or request. 

 
(f) All PBV proposals must comply with HUD program regulations and requirements, including a 

determination that the property is eligible housing (24 C.F.R. 983.53 and 983.54), complies with 
the cap on the number of PBV units per project (24 C.F.R. 983.56), and meets the site selection 
standards (24 C.F.R. 983.57). 

 
(g) THDA will provide written notice to the party that submitted a selected proposal and public notice 

of such selection within fourteen (14) calendar days of such selection.  
 

(h) THDA will make documentation available for public inspection regarding the basis for the 
selection of a PBV proposal. 

 
(6) Eligible Housing Types.  THDA may attach PBV assistance to units in existing housing or in 

newly constructed or rehabilitated housing developed under in accordance with an Agreement, as 
defined under 24 C.F.R. 983.3.   

 
(a) Existing Housing.  A housing unit is considered an existing unit for purposes of the PBV Program 

if, at the time of notice of selection, the units substantially comply with housing quality standards 
(HQS) subject to the National Standards for the Physical Inspection of Real Estate (NSPIRE), 
which THDA defines as units with no life-threatening violations that will pass HQS within twelve 
(12) months of the HAP contract execution date.  

 
1. Units for which rehabilitation or new construction began after owner's proposal submission but 

prior to execution of the Agreement to Enter into a Housing Assistance Payment Contract 
(AHAP) do not subsequently qualify as existing housing.  

 
2. Units that were newly constructed or rehabilitated in violation of program requirements also do 

not qualify as existing housing. 
 

(7) Ineligible Units.  THDA may not attach or pay PBV assistance for units in the following types of 
housing:  

 
(a) Shared housing. A unit occupied by two or more families. The unit consists of both common space 

for shared use by the occupants of the unit and separate private space for each assisted family;  
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(b) Units on the grounds of a penal, reformatory, medical, mental, or similar public or private 
institution;  

 
(c) Nursing homes or facilities providing continuous psychiatric, medical, nursing services, board and 

care, or intermediate care. However, THDA may attach PBV assistance for a dwelling unit in an 
assisted living facility that provides home health care services such as nursing and therapy for 
residents of the housing;  

 
(d) Units that are owned or controlled by an educational institution or its affiliate and are designated 

for occupancy by students of the institution;  
 

(e) Manufactured homes. Manufactured homes are ineligible only if the manufactured home is not 
permanently affixed to a permanent foundation or the owner does not own fee title to the real 
property (land) on which the manufactured home is located; 

 
(f) Transitional Housing. Housing where all program participants have signed a lease or occupancy 

agreement, the purpose of which is to facilitate the movement of homeless individuals and families 
into permanent housing within twenty-four (24) months or such longer period as HUD determines 
necessary. The program participant must have a lease or occupancy agreement for a term of at least 
one month that ends in twenty-four (24) months and cannot be extended; 

 
(g) Owner-occupied units.  THDA may not attach or pay PBV assistance for a unit occupied by an 

owner of the housing. A member of a cooperative who owns shares in the project assisted under 
the PBV program is not considered an owner for purposes of participation in the PBV program;  

 
(h) Ineligible families.  Before THDA selects a specific unit to which assistance is to be attached, it 

must determine whether the unit is occupied and, if occupied, whether the unit's occupants are 
eligible for assistance. THDA must not select or enter into an Agreement or HAP contract for a 
unit occupied by a family ineligible for participation in the PBV program; 

 
(i) Units for which commencement of construction or rehabilitation occurred prior to Agreement to 

Enter into a Housing Assistance Payment Contract (AHAP).  THDA may not attach or pay PBV 
assistance for units for which construction or rehabilitation has commenced, as defined in 24 
C.F.R. 983.152, after proposal submission and prior to execution of an AHAP; and 

 
(j) Units in Subsidized Housing. THDA may not attach or pay PBV assistance to units in any of the 

following types of subsidized housing:  
 

1. A public housing dwelling unit;  
 

2. A unit subsidized with any other form of Section 8 assistance (tenant-based or project-based);  
 

3. A unit subsidized with any governmental rent subsidy (a subsidy that pays all or any part of the 
rent);  

 
4. A unit subsidized with any governmental subsidy that covers all or any part of the operating 

costs of the housing;  
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5. A unit subsidized with Section 236 rental assistance payments (12 U.S.C. 1715z–1). However, 

the PHA may attach assistance to a unit subsidized with Section 236 interest reduction 
payments;  

 
6. A unit subsidized with rental assistance payments under Section 521 of the Housing Act of 

1949, 42 U.S.C. 1490a (a Rural Housing Service Program). However, the PHA may attach 
assistance for a unit subsidized with Section 515 interest reduction payments (42 U.S.C. 1485);  

 
7. A Section 202 project for non-elderly persons with disabilities (assistance under Section 162 of 

the Housing and Community Development Act of 1987, 12 U.S.C. 1701q note);  
 

8. Section 811 project-based supportive housing for persons with disabilities (42 U.S.C. 8013);  
 

9. Section 202 supportive housing for the elderly (12 U.S.C. 1701q);  
 

10. A Section 101 rent supplement project (12 U.S.C. 1701s);  
 

11. A unit subsidized with any form of tenant-based rental assistance (as defined at 24 C.F.R. 
982.1(b)(2)) (e.g., a unit subsidized with tenant-based rental assistance under the HOME 
program, 42 U.S.C. 12701 et seq.);  

 
12. A unit with any other duplicative federal, state, or local housing subsidy, as determined by 

HUD or by THDA in accordance with HUD requirements. For this purpose, “housing subsidy” 
does not include the housing component of a welfare payment; a social security payment; or a 
federal, state, or local tax concession (such as relief from local real property taxes). 

 
(8) Site Selection Standards. 
 

(a) THDA may not select a proposal for existing, newly constructed, or rehabilitated PBV 
housing on a site or enter into an Agreement or HAP contract for units on the site, unless it 
has determined that project-based assistance for housing at the selected site is consistent 
with the goal of deconcentrating poverty and expanding housing and economic 
opportunities.  

 
(b) In determining whether a proposed PBV development will be selected, THDA must 

consider the following:  
 

1. Whether the census tract in which the proposed PBV development will be located is in a HUD-
designated Enterprise Zone, Economic Community, or Renewal Community;  

 
2. Whether a PBV development will be located in a census tract where the concentration of 

assisted units will be or has decreased as a result of public housing demolition;  
 

3. Whether the census tract in which the proposed PBV development will be located is 
undergoing significant revitalization;  
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4. Whether state, local, or federal dollars have been invested in the area that has assisted in the 
achievement of the statutory requirement;  

 
5. Whether new market rate units are being developed in the same census tract where the 

proposed PBV development will be located and the likelihood that such market rate units will 
positively impact the poverty rate in the area;  

 
6. If the poverty rate in the area where the proposed PBV development will be located is greater 

than twenty (20) percent, the PHA should consider whether in the past five years there has 
been an overall decline in the poverty rate;  

 
7. Whether there are meaningful opportunities for educational and economic advancement in the 

census tract where the proposed PBV development will be located.  
 

8. Whether the site is suitable from the standpoint of facilitating and furthering full compliance 
with the applicable provisions of Title VI of the Civil Rights Act of 1964 (42 U.S.C. 2000d–
2000d(4)) and HUD's implementing regulations at 24 C.F.R. part 1; Title VIII of the Civil 
Rights Act of 1968 (42 U.S.C. 3601–3629); and HUD's implementing regulations at 24 C.F.R. 
parts 100 through 199; Executive Order 11063 (27 FR 11527; 3 C.F.R., 1959–1963 Comp., p. 
652) and HUD's implementing regulations at 24 C.F.R. part 107. The site must meet the 
section 504 site selection requirements described in 24 C.F.R. 8.4(b)(5).  

 
9. Whether the site meets HQS site standards at 24 C.F.R. 982.401(l). 

 
(c) Existing and Rehabilitated Housing Site and Neighborhood Standards.  A site for existing 

or rehabilitated housing must meet the following site and neighborhood standards. The site 
must:  

 
1. Be adequate in size, exposure, and contour to accommodate the number and type of units 

proposed, and adequate utilities and streets must be available to service the site. (The existence 
of a private disposal system and private sanitary water supply for the site, approved in 
accordance with law, may be considered adequate utilities.)  

 
2. Promote greater choice of housing opportunities and avoid undue concentration of assisted 

persons in areas containing a high proportion of low-income persons.  
 

3. Be accessible to social, recreational, educational, commercial, and health facilities and services 
and other municipal facilities and services that are at least equivalent to those typically found 
in neighborhoods consisting largely of unassisted, standard housing of similar market rents.  

 
4. Be so located that travel time and cost via public transportation or private automobile from the 

neighborhood to places of employment providing a range of jobs for lower-income workers is 
not excessive. While it is important that housing for the elderly not be totally isolated from 
employment opportunities, this requirement need not be adhered to rigidly for such projects. 

 
5. Be free of disturbing noises and reverberations and other dangers to the health, safety, and 

general welfare of the occupants. 
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6. The site and neighborhood may not be subject to serious adverse environmental conditions 

natural or manmade, that could affect the health or safety of the project occupants, such as 
dangerous walks or steps; contamination; instability; flooding, poor drainage, septic tank back-
ups or sewage hazards; mudslides; abnormal air pollution, smoke or dust; excessive noise, 
vibration or vehicular traffic; excessive accumulations of trash; vermin or rodent infestation; or 
fire hazards. 

 
(d) New Construction Site and Neighborhood Standards.  A site for newly constructed 

housing must meet the following site and neighborhood standards:  
 

1. The site must be adequate in size, exposure, and contour to accommodate the number and type 
of units proposed, and adequate utilities (water, sewer, gas, and electricity) and streets must be 
available to service the site.  

 
2. The site must not be located in an area of minority concentration, except as otherwise 

permitted below, and must not be located in a racially mixed area if the project will cause a 
significant increase in the proportion of minority to non-minority residents in the area.  

 
3. A project may be located in an area of minority concentration only if:  

 
(i) Sufficient, comparable opportunities exist for housing for minority families in the income 

range to be served by the proposed project outside areas of minority concentration; or  
 

(ii) The project is necessary to meet overriding housing needs that cannot be met in that 
housing market area (see below for further guidance on this criterion).  

 
(iii) “Sufficient” does not require that in every locality there be an equal number of assisted 

units within and outside of areas of minority concentration. Instead, application of this 
standard should produce a reasonable distribution of assisted units each year, which, over a 
period of several years, will approach an appropriate balance of housing choices within and 
outside areas of minority concentration. An appropriate balance in any jurisdiction must be 
determined in light of local conditions affecting the range of housing choices available for 
low-income minority families and in relation to the racial mix of the locality's population.  

 
(iv) Units may be considered “comparable opportunities” if they have the same household type 

(elderly, disabled, family, large family); tenure type (owner/renter); require approximately 
the same tenant contribution towards rent; serve the same income group; are located in the 
same housing market; and are in standard condition.  

 
(v) Application of the sufficient, comparable opportunities standard involves assessing the 

overall impact of HUD-assisted housing on the availability of housing choices for low-
income minority families in and outside areas of minority concentration, and must take into 
account the extent to which the following factors are present, along with other factors 
relevant to housing choice:  
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(I) A significant number of assisted housing units are available outside areas of minority 
concentration.  

 
(II) There is significant integration of assisted housing projects constructed or rehabilitated 

in the past ten (10) years, relative to the racial mix of the eligible population.  
 

(III) There are racially integrated neighborhoods in the locality.  
 

(IV) Programs are operated by the locality to assist minority families that wish to find 
housing outside areas of minority concentration.  

 
(V) Minority families have benefited from local activities (e.g., acquisition and write-down 

of sites, tax relief programs for homeowners, acquisitions of units for use as assisted 
housing units) undertaken to expand choice for minority families outside of areas of 
minority concentration.  

 
(VI) A significant proportion of minority households has been successful in finding units in 

non-minority areas under the tenant-based assistance programs. 
 

(VII) Comparable housing opportunities have been made available outside areas of minority 
concentration through other programs.  

 
(vi) Application of the “overriding housing needs” criterion, for example, permits approval of 

sites that are an integral part of an overall local strategy for the preservation or restoration 
of the immediate neighborhood and of sites in a neighborhood experiencing significant 
private investment that is demonstrably improving the economic character of the area (a 
“revitalizing area”). An “overriding housing need,” however, may not serve as the basis for 
determining that a site is acceptable, if the only reason the need cannot otherwise be 
feasibly met is that discrimination on the basis of race, color, religion, sex, national origin, 
age, familial status, or disability renders sites outside areas of minority concentration 
unavailable or if the use of this standard in recent years has had the effect of circumventing 
the obligation to provide housing choice.  

 
4. The site must promote greater choice of housing opportunities and avoid undue concentration 

of assisted persons in areas containing a high proportion of low-income persons.  
 

5. The neighborhood must not be one that is seriously detrimental to family life or in which 
substandard dwellings or other undesirable conditions predominate, unless there is actively in 
progress a concerted program to remedy the undesirable conditions.  

 
6. The housing must be accessible to social, recreational, educational, commercial, and health 

facilities and services and other municipal facilities and services that are at least equivalent to 
those typically found in neighborhoods consisting largely of unassisted, standard housing of 
similar market rents.  
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7. Except for new construction, housing designed for elderly persons, travel time, and cost via 
public transportation or private automobile from the neighborhood to places of employment 
providing a range of jobs for lower-income workers, must not be excessive. 

 
(9) Environmental Review. 
 

(a) HUD Environmental Regulations.  Activities under the PBV Program are subject to HUD 
environmental regulations at 24 C.F.R. 50 and 58. 

 
(b) Existing Housing. No Environmental Review is required to be undertaken before THDA enters 

into a HAP contract for existing housing, unless: 1) an Environmental Review is required by law 
or regulation relating to funding other than PBV HAP; 2) the project or proposal was selected in 
accordance with the site selection standards at 24 C.F.R. 983.55 in effect before June 6, 2024.  

 
(c) New Construction/Rehabilitation. An Environmental Review is required for new construction or 

rehabilitated projects. THDA may not enter into an Agreement or HAP contract with an owner, 
and the owner, and its contractors may not acquire, rehabilitate, convert, lease, repair, dispose of, 
demolish, or construct real property or commit or expend program or local funds for PBV 
activities, until one of the following occurs:  

 
1. THDA has completed the environmental review and HUD has approved the environmental 

certification and HUD has given a release of funds, as defined in 24 C.F.R. 983.3(b);  
 

2. THDA has determined that the project to be assisted is exempt under 24 C.F.R. 58.34 or is 
categorically excluded and not subject to compliance with environmental laws under 24 C.F.R. 
58.35(b); or  

 
3. HUD has performed an environmental review under 24 C.F.R. part 50 and has notified the 

PHA in writing of environmental approval of the site.  
 

4. HUD will not approve the release of funds for PBV assistance if the owner, or any other party 
commits funds (i.e., enters an Agreement or HAP contract or otherwise incurs any costs or 
expenditures to be paid or reimbursed with such funds) before THDA submits and HUD 
approves its request for release of funds (where such submission is required).  

 
(d) Mitigating Measures.  THDA must require the owner to carry out mitigating measures required by 

HUD as a result of the environmental review. 
 

(10) Relocation Requirements.  
 

(a) Any persons displaced as a result of implementation of the PBV program must be provided 
relocation assistance in accordance with the requirements of the Uniform Relocation Assistance 
and Real Property Acquisition Policies Act of 1970 (URA) [42 U.S.C. 4201-4655] and 
implementing regulations at 49 C.F.R. part 24. 

 
(b) The cost of required relocation assistance may be paid with funds provided by the owner, local 

public funds, or funds available from other sources. THDA may not use voucher program funds to 
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cover relocation costs, except that THDA may use their administrative fee reserve to pay for 
relocation expenses after all other program administrative expenses are satisfied, and provided that 
payment of the relocation benefits is consistent with state and local law.  

 
1. Use of the administrative fee for these purposes must also be consistent with other legal and 

regulatory requirements, including the requirement in 24 C.F.R. 982.155 and other official 
HUD issuances. 

 
(c) The acquisition of real property for a PBV project is subject to the URA and 49 C.F.R. part 24, 

subpart B. It is the responsibility of THDA to ensure the owner complies with these requirements. 
 

(11) Housing Quality Standards (HQS).  On May 11, 2023, HUD published the “Economic Growth 
Regulatory Relief and Consumer Protection Act: Implementation of National Standards for the 
Physical Inspection of Real Estate (NSPIRE).  These requirements are outlined in Chapter 0770-
01-05-.23 of this Administrative Plan and any differences between the HCV Program and the 
PBV Program are outlined here. 

 
(a) Lead-based paint requirements.  The Lead-based Paint Poisoning Prevention Act (42 U.S.C. 4821–

4846), the Residential Lead-based Paint Hazard Reduction Act of 1992 (42 U.S.C. 4851–4856), 
and implementing regulations at 24 C.F.R. part 35, subparts A, B, H, and R, apply to the PBV 
program.  

 
(b) Enforcement.  24 C.F.R. 982 and 983 do not create any right of the family or any party, other than 

HUD or THDA, to require enforcement of HQS requirements or to assert any claim against HUD 
or THDA for damages, injunction, or other relief for alleged failure to enforce HQS.  

 
(c) Additional THDA quality and design requirements.  This section establishes the minimum federal 

housing quality standards for PBV housing. However, THDA also requires adherence to its 
Minimum Design Standards Rehabilitation and New Construction Single Family and Multi-Family 
Housing Units for PBV units, which must be specified in the Agreement. 

 
(d) Housing Accessibility for Persons with Disabilities.   

 
1. Program Accessibility.  The housing must comply with program accessibility requirements of 

section 504 of the Rehabilitation Act of 1973 (29 U.S.C. 794) and implementing regulations at 
24 C.F.R. part 8. THDA will ensure that the percentage of accessible dwelling units complies 
with the requirements of section 504 of the Rehabilitation Act of 1973 (29 U.S.C. 794), as 
implemented by HUD's regulations at 24 C.F.R. part 8, subpart C.  

 
2. Design and Construction.  Housing first occupied after March 13, 1991, must comply with 

design and construction requirements of the Fair Housing Amendments Act of 1988 and 
implementing regulations at 24 C.F.R. 100.205, as applicable. 

 
(e) Inspections. 

 
1. Pre-Selection Inspection.  
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(i) Inspection of Site.  THDA must examine the proposed site before the proposal 
selection date.  

 
2. Turnover Inspections.   THDA will approve assisted tenancy of a unit prior to the HQS 

inspection if the property has passed an alternative inspection (inspections of housing assisted 
under HOME, LIHTC, or other inspections performed by HUD) within the past 24 months.  
THDA must conduct an initial inspection of the unit, within fifteen (15) days of receiving the 
Request for Tenancy Approval (RTA). THDA may not provide HAP until the unit fully 
complies with the HQS. 

 
(i) If the unit passes the initial HQS inspection, THDA will pay HAP retroactively to 

the effective date of the lease.   
 

(ii) If the unit fails the initial HQS inspection, life-threatening deficiencies must be 
corrected within 24 hours of receiving the inspection results.  Non-life-threatening 
deficiencies must be corrected within 30 calendar days.  

 
1. If the deficiencies are corrected, THDA will pay HAP retroactively to the 

effective date of the lease. 
 

2. If the deficiencies are not corrected, within timeframe established, THDA must 
abate the HAP, in accordance with this Administrative Plan.  

 
3. Periodic Inspections.  

 
(i) At least biennially, during the term of the HAP contract, THDA must inspect a 

random sample, consisting of at least twenty (20) percent of the contract units in 
each building, to determine if the contract units and the premises are maintained in 
accordance with the HQS. Turnover inspections are not counted toward meeting 
this inspection requirement.  

 
(ii) If more than twenty (20) percent of the sample of inspected contract units in a 

building fail the initial inspection, then THDA must reinspect one hundred (100) 
percent of the contract units in the building.  

 
4. Other Inspections.  

 
(i) THDA must inspect contract units whenever needed to determine that the contract 

units comply with HQS, and that the owner is providing maintenance, utilities, and 
other services in accordance with the HAP contract. THDA must take into account 
complaints and any other information coming to its attention in scheduling 
inspections.  

 
(ii) THDA must conduct follow-up inspections needed to determine if the owner (or, if 

applicable, the family) has corrected an HQS violation, and must conduct 
inspections to determine the basis for exercise of contractual and other remedies for 
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owner or family violation of HQS. (Family HQS obligations are specified in 24 
C.F.R. 982.404(b).)  

 
(iii)In conducting quality control of HQS inspections, THDA must include a 

representative sample of both tenant-based and project-based units. 
 

(12) Requirements for Rehabilitated and Newly Constructed Units.   
 

(a) Agreement to Enter Into HAP Contract (“Agreement”).  THDA must enter into an Agreement with 
the owner at such time as the subsidy layering review is complete, the environmental review is 
complete and THDA has received approval, and if construction or rehabilitation has not 
commenced after proposal submission. Construction begins when excavation or site preparation 
(including clearing of the land) begins for the housing.  Rehabilitation begins with the physical 
commencement of rehabilitation activity on the housing.  Additional Agreement requirements 
include the following: 

 
1. The Agreement must be in the form required by HUD headquarters (see 24 C.F.R. 982.162).    

 
2. In the Agreement the owner agrees to develop the contract units to comply with HQS, and 

THDA agrees that, upon timely completion of such development in accordance with the terms 
of the Agreement, THDA will enter into a HAP contract with the owner for the contract units.  

 
3. The Agreement Must Describe the Housing.  At a minimum, the Agreement must describe the 

following features of the housing to be developed (newly constructed or rehabilitated) and 
assisted under the PBV program: (i) Site; (ii) Location of contract units on site; (iii) Number of 
contract units by area (size) and number of bedrooms and bathrooms; (iv) Services, 
maintenance, or equipment to be supplied by the owner without charges in addition to the rent 
to owner; (v) Utilities available to the contract units, including a specification of utility services 
to be paid by owner (without charges in addition to rent) and utility services to be paid by the 
tenant; (vi) Indication of whether or not the design and construction requirements of the Fair 
Housing Act and implementing regulations at 24 C.F.R. 100.205 and the accessibility 
requirements of section 504 of the Rehabilitation Act of 1973 (29 U.S.C. 794) and 
implementing regulations at 24 C.F.R. 8.22 and 8.23 apply to units under the Agreement. If 
these requirements are applicable, any required work item resulting from these requirements 
must be included in the description of work to be performed under the Agreement; (vii) 
Estimated initial rents to owner for the contract units; (viii) Description of the work to be 
performed under the Agreement. If the Agreement is for rehabilitation of units, the work 
description must include the rehabilitation work write up and, where determined necessary by 
THDA, specifications, and plans. If the Agreement is for new construction, the work 
description must include the working drawings and specifications; (ix) HQS; and (x) THDA 
Minimum Design Standards Rehabilitation and New Construction Single Family and Multi-
Family Housing Units. 

 
4. Conduct of Development Work.   

 
(i) In the case of an Agreement for development of nine or more contract units 

(whether or not completed in stages), the owner and the owner's contractors and 
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subcontractors must pay Davis-Bacon wages to laborers and mechanics employed 
in development of the housing. The HUD prescribed form of Agreement shall 
include the labor standards clauses required by HUD, such as those involving 
Davis-Bacon wage rates. 

 
(ii) The owner and the owner's contractors and subcontractors must comply with the 

Contract Work Hours and Safety Standards Act, Department of Labor regulations in 
29 C.F.R. part 5, and other applicable federal labor relations laws and regulations. 
The PHA must monitor compliance with labor standards.  

 
(iii)Equal Employment Opportunity. The owner must comply with federal equal 

employment opportunity requirements of Executive Orders 11246 as amended (3 
C.F.R., 1964–1965 Comp., p. 339), 11625 (3 C.F.R., 1971–1975 Comp., p. 616), 
12432 (3 C.F.R., 1983 Comp., p. 198) and 12138 (3 C.F.R., 1977 Comp., p. 393).  

 
(iv) Eligibility to Participate in Federal Programs and Activities. The Agreement and 

HAP contract shall include a certification by the owner that the owner and other 
project principals (including the officers and principal members, shareholders, 
investors, and other parties having a substantial interest in the project) are not on the 
U.S. General Services Administration list of parties excluded from federal 
procurement and nonprocurement programs.  

 
(v) Disclosure of Conflict of Interest. The owner must disclose any possible conflict of 

interest that would be a violation of the Agreement, the HAP contract, or HUD 
regulations. 

 
(vi) Completion of Housing Deadline. The owner must develop and complete the 

housing in accordance with the Agreement. The Agreement must specify the 
deadlines for completion of the housing and for submission by the owner of the 
following required evidence of completion.  

 
(I) Minimum Submission. At a minimum, the owner must submit the following evidence 

of completion to THDA in the form and manner required by the THDA: (i) Owner 
certification that the work has been completed in accordance with HQS and all 
requirements of the Agreement; and (ii) Owner certification that the owner has 
complied with labor standards and equal opportunity requirements in development of 
the housing.  

 
(II) Additional Documentation. Owners must submit a certificate of occupancy or 

certificate of completion, as applicable. 
 

(b) Broadband Infrastructure. Any new construction or substantial rehabilitation, as substantial 
rehabilitation is defined by 24 C.F.R. 5.100, of a building with more than 4 rental units and where 
the date of the notice of owner proposal selection or the start of the rehabilitation while under a 
HAP contract is after January 19, 2017 must include installation of broadband infrastructure, as 
this term is also defined in 24 C.F.R. 5.100, except where the owner determines and documents the 
determination that: (i) The location of the new construction or substantial rehabilitation makes 
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installation of broadband infrastructure infeasible; (ii) The cost of installing broadband 
infrastructure would result in a fundamental alteration in the nature of its program or activity or in 
an undue financial burden; or (iii) The structure of the housing to be substantially rehabilitated 
makes installation of broadband infrastructure infeasible. 

 
(c) THDA Determination of Completion and Acceptance of Completed Units.  When THDA has 

received owner notice that the housing is completed, THDA must: 
 

1. Inspect to determine if the housing has been completed in accordance with the Agreement, 
including compliance with HQS and THDA’s Minimum Design Standards Rehabilitation and 
New Construction Single Family and Multi-Family Housing Units. 

 
2. Determine if the owner has submitted all required evidence of completion.  

 
3. If the work has not been completed in accordance with the Agreement, THDA must not enter 

into the HAP contract.  
 

(13) HAP Contract.   
 

(a) Execution of HAP Contract.  
 

1. Newly Constructed or Rehabilitated Housing.  If THDA determines that the housing has been 
completed in accordance with the Agreement and that the owner has submitted all required 
evidence of completion, THDA must submit the HAP contract for execution by the owner and 
must then execute the HAP contract prior to the effective date. 

 
2. Existing Housing.  In the case of existing housing, the HAP contract must be executed once all 

contract units have passed inspection and prior to the effective date of the PBV HAP-C. 
 

(b) The HAP contract must specify: 
 

1. The total number of contract units by number of bedrooms;  
 

2. Information needed to identify the site and the building or buildings where the contract units 
are located. The information must include the project's name, street address, city or county, 
state and zip code, block and lot number (if known), and any other information necessary to 
clearly identify the site and the building;  

 
3. Information needed to identity the specific contract units in each building. The information 

must include the number of contract units in the building, the location of each contract unit, the 
area of each contract unit, and the number of bedrooms and bathrooms in each contract unit;  

 
4. Services, maintenance, and equipment to be supplied by the owner without charges in addition 

to the rent to owner;  
 

5. Utilities available to the contract units, including a specification of utility services to be paid by 
the owner (without charges in addition to rent) and utility services to be paid by the tenant;  
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6. Features provided to comply with program accessibility requirements of Section 504 of the 

Rehabilitation Act of 1973 (29 U.S.C. 794) and implementing regulations at 24 C.F.R. part 8;  
 

7. The HAP contract term;  
 

8. The number of units in any project that will exceed the twenty-five (25) percent per-project cap 
(as described in § 983.56), which will be set-aside for occupancy by qualifying families 
(elderly and/or disabled families and families receiving supportive services); and  

 
9. The initial rent to owner (for the first twelve (12) months of the HAP contract term). 

 
(c) Term of the HAP Contract.   

 
1. Twenty (20)-year Initial Term.  THDA may enter into a HAP contract with an owner for an 

initial term of up to 20 years for each contract unit. The length of the term of the HAP contract 
for any contract unit may not be less than one year, nor more than twenty (20) years.  

 
2. Extension of Term.  THDA may agree to enter into an extension at the time of the initial HAP 

contract term or any time before expiration of the contract, for an additional term of up to 
twenty (20) years if THDA determines an extension is appropriate to continue providing 
affordable housing for low-income families. A HAP contract extension may not exceed twenty 
(20) years. THDA may provide for multiple extensions; however, in no circumstance may such 
extensions exceed twenty (20) years, cumulatively. Extensions after the initial extension are 
allowed at the end of any extension term provided that not more than twenty four (24) months 
prior to the expiration of the previous extension contract, THDA agrees to extend the term, and 
that such extension is appropriate to continue providing affordable housing for low-income 
families or to expand housing opportunities. Extensions after the initial extension term will not 
begin prior to the expiration date of the previous extension term. Subsequent extensions are 
subject to the same limitations described in this paragraph. Any extension of the term must be 
on the form and subject to the conditions prescribed by HUD at the time of the extension.  

 
3. Termination by THDA - Insufficient Funding.  

 
(i) The HAP contract must provide that the term of the THDA’s contractual 

commitment is subject to the availability of sufficient appropriated funding (budget 
authority) as determined by HUD or by THDA in accordance with HUD 
instructions. For purposes of this section, “sufficient funding” means the 
availability of appropriations, and of funding under the ACC from such 
appropriations, to make full payment of housing assistance payments payable to the 
owner for any contract year in accordance with the terms of the HAP contract.  

 
(ii) If it is determined that there may not be sufficient funding to continue housing 

assistance payments for all contract units and for the full term of the HAP contract, 
THDA has the right to terminate the HAP contract by notice to the owner for all or 
any of the contract units. Such action by THDA shall be implemented in accordance 
with HUD instructions.  
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4. Termination by Owner - Reduction Below Initial Rent. The owner may terminate the HAP 

contract, upon notice to THDA, if the amount of the rent to owner for any contract unit, as 
adjusted in accordance with 24 C.F.R. 983.302, is reduced below the amount of the initial rent 
to owner (rent to owner at the beginning of the HAP contract term). In this case, the assisted 
families residing in the contract units will be offered tenant-based voucher assistance under 
THDA’s HCV Program. 

 
(d) Statutory Notice Requirements for Contract Termination or Expiration. Notices required hereunder 

must be provided in the form prescribed by HUD.  
 

1. Not less than one (1) year before termination of a PBV HAP contract, the owner must notify 
THDA and assisted tenants of the termination.  

 
2. For purposes of this section, the term “termination” means the expiration of the HAP contract 

or an owner's refusal to renew the HAP contract.  
 

3. If an owner does not give timely notice of termination, the owner must permit the tenants in 
assisted units to remain in their units for the required notice period with no increase in the 
tenant portion of their rent, and with no eviction as a result of an owner's inability to collect an 
increased tenant portion of rent.  

 
4. An owner may renew the terminating contract for a period of time sufficient to give tenants 

one-year advance notice under such terms as HUD may require.  
 

(e) Amendment to HAP contract to Add or Substitute Contract Units.   
 

1. Amendment to Substitute Contract Units. At the discretion of THDA and subject to all PBV 
requirements, the HAP contract may be amended to substitute a different unit with the same 
number of bedrooms in the same building for a previously covered contract unit. Prior to such 
substitution, THDA must inspect the proposed substitute unit and must determine the 
reasonable rent for such unit.  

 
2. Amendment to Add Contract Units. At the discretion of THDA and provided that the total 

number of units in a project that will receive PBV assistance will not exceed the greater of 
twenty-five (25) units or twenty-five (25) percent of the total number of dwelling units in the 
project (assisted and unassisted), (unless units were initially identified in the HAP contract as 
excepted, a HAP contract may be amended during the three-year period immediately following 
the execution date of the HAP contract to add additional PBV contract units in the same 
project. An amendment to the HAP contract is subject to all PBV requirements (e.g., rents are 
reasonable), except that a new PBV request for proposals is not required. The anniversary and 
expiration dates of the HAP contract for the additional units must be the same as the 
anniversary and expiration dates of the HAP contract term for the PBV units originally placed 
under HAP contract.  

 
3. Staged Completion of Contract Units.  Even if contract units are placed under the HAP 

contract in stages commencing on different dates, there is a single annual anniversary for all 
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contract units under the HAP contract. The annual anniversary for all contract units is the 
annual anniversary date for the first contract units placed under the HAP contract. The 
expiration of the HAP contract for all the contract units completed in stages must be concurrent 
with the end of the HAP contract term for the units originally placed under HAP contract. 

 
(f) Removal of Unit from HAP Contract. 

 
1. Units occupied by families whose income has increased during their tenancy resulting in the 

tenant rent equaling the rent to the owner, shall be removed from the HAP Contract one 
hundred eighty (180) days following the last housing assistance payment on behalf of the 
family.  

 
2. If the project is fully assisted, THDA may reinstate the unit removed to the HAP contract after 

the ineligible family vacates the property. If the project is partially assisted, THDA may 
substitute a different unit for the unit removed to the HAP contract when the first eligible 
substitute becomes available. A reinstatement or substitution of units under the HAP contract, 
in accordance with this section, must be permissible under 24 C.F.R. 983.207. The anniversary 
and expiration dates of the HAP contract for the unit must be the same as it was when it was 
originally placed under the HAP contract. THDA must refer eligible families to the owner in 
accordance with the THDA’s selection policies 

 
(14) Owner Responsibilities.  The owner is responsible for performing all of the owner 

responsibilities under the Agreement, the HAP contract, Owner Responsibilities under 24 C.F.R. 
982.452, and Chapter 0770-01-05.24 of this Administrative Plan. 

 
(a) Owner Certification.  By execution of the HAP contract, the owner certifies that at such execution 

and at all times during the term of the HAP contract, the following statements are true:  
 

1. All contract units are in good and tenantable condition. The owner is maintaining the premises 
and all contract units in accordance with the HQS.  

 
2. The owner is providing all the services, maintenance, equipment, and utilities as agreed to 

under the HAP contract and the leases with assisted families.  
 

3. Each contract unit for which the owner is receiving housing assistance payments is leased to an 
eligible family referred by THDA, and the lease is in accordance with the HAP contract and 
HUD requirements.  

 
4. To the best of the owner's knowledge, the members of the family reside in each contract unit 

for which the owner is receiving housing assistance payments, and the unit is the family's only 
residence.  

 
5. The owner (including a principal or other interested party) is not the spouse, parent, child, 

grandparent, grandchild, sister, or brother of any member of a family residing in a contract 
unit.  
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6. The amount of the housing assistance payment is the correct amount due under the HAP 
contract.  

 
7. The rent to owner for each contract unit does not exceed rents charged by the owner for other 

comparable unassisted units.  
 

8. Except for the housing assistance payment and the tenant rent as provided under the HAP 
contract, the owner has not received and will not receive any payment or other consideration 
(from the family, the PHA, HUD, or any other public or private source) for rental of the 
contract unit.  

 
9. The family does not own or have any interest in the contract unit. The certification required by 

this section does not apply in the case of an assisted family's membership in a cooperative.  
 

10. Repair work on a project selected as an existing project that is performed after HAP execution 
within such post-execution period as specified by HUD may constitute development activity, 
and if determined to be development activity, the repair work undertaken shall be in 
compliance with Davis-Bacon wage requirements. 

 
(b) Continuing Condition of Contract Units. 

 
1. Owner Maintenance and Operation.  

 
(i) The owner must maintain and operate the contract units and premises in accordance 

with HQS, including performance of ordinary and extraordinary maintenance. 
These requirements are outlined in Chapter 0770-01-05-.23 of this Administrative 
Plan and any differences between the HCV Program and the PBV Program are 
outlined herein. 

 
(ii) The owner must provide all the services, maintenance, equipment, and utilities 

specified in the HAP contract with THDA and in the lease with each assisted 
family.  

 
2. Remedies for HQS Violation.  

 
(i) THDA must vigorously enforce the owner's obligation to maintain contract units in 

accordance with HQS. THDA may not make any HAP payment to the owner for a 
contract unit covering any period during which the contract unit does not comply 
with the HQS.  

 
(ii) If THDA determines that a contract unit is not in accordance with HQS  (or other 

HAP contract requirement), the PHA may exercise any of its remedies under the 
HAP contract for all or any contract units. Such remedies include termination of 
housing assistance payments, abatement or reduction of housing assistance 
payments, reduction of contract units, and termination of the HAP contract.  

 

68

http://www.thda.org/


 
Andrew Jackson Building Third Floor - 502 Deaderick St.  -  Nashville, TN 37243 

THDA.org  - (615) 815-2200 -  Toll Free: 800-228-THDA 
THDA is an equal opportunity, equal access, affirmative action employer. 

3. Maintenance and Replacement - Owner's Standard Practice.  Maintenance and replacement 
(including redecoration) must be in accordance with the standard practice for the building 
concerned as established by the owner. 

 
(15) Selection of Tenants. 
 

(a) Who May Receive PBV assistance?  
 

1. THDA may select families who are participants in THDA’s HCV Program and families who 
have applied for admission to such Program.  

 
2. Except for HCV Program participants (determined eligible at original admission to the voucher 

program), THDA may only select families determined eligible for admission at 
commencement of PBV assistance.  

 
3. The protections for victims of domestic violence, dating violence, sexual assault, or stalking in 

24 C.F.R. part 5, subpart L, apply to admission to the project-based program.  
 

4. THDA may not approve a tenancy if the owner (including a principal or other interested party) 
of a unit is the parent, child, grandparent, grandchild, sister, or brother of any member of the 
family, unless the PHA determines that approving the unit would provide reasonable 
accommodation for a family member who is a person with disabilities.  

 
(b) Protection of In-Place Families.  

 
1. The term “in-place family” means a family residing in a proposed contract unit on the proposal 

or project selection date. 
 

2. To minimize displacement of in-place families, if an in-place family is determined to be 
eligible prior to the placement of the family’s unit on the HAP Contract, the in-place family 
must be placed on the PBV waiting list (if the family is not already on the list) and given an 
absolute selection preference.  If the PHA’s waiting list for PBV assistance is not a project-
specific waiting list, THDA must refer the family to the applicable project owner for an 
appropriate-sized PBV unit in the specific project.  

 
3. If the in-place family is a tenant-based voucher participant, program eligibility is not 

redetermined.  However, THDA must determine that the total tenant payment for the family is 
less than the gross rent for the unit, such that the unit will be eligible for a monthly HAP and 
THDA may deny or terminate assistance for the grounds specified in 24 C.F.R. 982.552 and 
982.553. 

 
(c) Selection from the Waiting List.  

 
1. THDA will allow owner-maintained PBV waiting lists for PBV projects.  The owner may 

maintain a single waiting list across multiple projects owned by the owner.   
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2. For any newly established owner-maintained waiting lists, THDA must first offer to place 
applicants who are listed on the waiting list for tenant-based assistance on the waiting list for 
PBV assistance.  

 
3. Under an owner-maintained waiting list, the owner is responsible for carrying out 

responsibilities including, but not limited to, processing changes in applicant information, 
removing an applicant’s name from the waiting list, opening and closing the waiting list.  

 
4. THDA will identify in the Administrative Plan the names of the projects that have owner-

maintained waiting lists once awarded. [To be determined] 
 

5. Under an owner-maintained waiting list, the owner is responsible for carrying out 
responsibilities including but not limited to, processing changes in applicant information, 
removing an applicant’s name from the waiting list, opening and closing the waiting list. 

 
6. THDA will monitor owner-maintained waiting lists in accordance with the Section Eight 

Management Assessment Program (SEMAP) – Selection from the Waiting list.   THDA will 
ensure the owner’s waiting list policies are in compliance with fair housing requirements and 
the THDA Administrative Plan.  

 
7. At least biennially, THDA will pull a quality control sample for each owner-maintained 

waiting list, based on the SEMAP guidelines in 24 C.F.R. 985.3, drawn separately for 
applicants reaching the top of the owner-maintained waiting list and for admissions, 
documentation shows that at least ninety-eight (98) percent of the families in both samples of 
applicants and admissions were selected from the waiting list for admission in accordance with 
these policies and met the selection criteria that determined their places on the waiting list and 
their order of selection.  

 
(a) The owner must develop and submit a written owner waiting list policy to the THDA 

for approval. The owner's waiting list policy must include policies and procedures 
concerning waiting list management and selection of applicants from the projects 
waiting list including any admission preferences, procedures for removing applicant 
names from the waiting list and procedures for closing and reopening the waiting list.  
The owner must receive approval from THDA of its owner waiting list policy in 
accordance with the process established in THDA’s Administrative Plan. The owners' 
waiting list policy must be incorporated in THDA’s Administrative Plan. 

 
(b) The owner must receive approval from THDA for any preferences that will be 

applicable to the project. THDA will approve such preferences as part of its approval of 
the owner’s waiting list policy. Each project may have a different set of preferences.  
Preferences must be consistent with THDA Plan and listed in the owners waiting list 
policy. 

 
(c) The owner is responsible for opening and closing the waiting list, including providing 

public notice when the owner opens the waiting list in accordance with 24 C.F.R. 
982.205.  If the owner -maintained waiting list is open and additional applicants are 
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needed to fill vacant units, the owner must give public notice in accordance with the 
requirements of 24 C.F.R. 982.206 and the owner waiting list policy. 

 
(d) The applicant may apply directly at the project, or the applicant may request that  

THDA refer the applicant to the owner for placement on the project’s waiting list.   
THDA must disclose to the applicant all the PBV projects available to the applicant, 
including the projects’ contact information and other basic information about the 
project. 

 
(e) Applicants already on THDA’s waiting list must be permitted to place their names on 

the project’s waiting lists. 
 

(f) At the discretion of THDA, the owner may make preliminary eligibility determinations 
for purposes of placing the family on the waiting list, and preference eligibility 
determinations. THDA may choose to make this determination rather than delegating it 
to the owner. 

 
(g) If THDA delegated the preliminary eligibility and preference determination to the 

owner, the owner is responsible for notifying the family of the owner's determination 
not to place the applicant on the waiting list and a determination that the family is not 
eligible for a preference. THDA is then responsible for conducting the informal  
review. 

 
(h) Once an owner selects the family from the waiting lists, the owner refers the family to 

THDA who then determines the family’s final program eligibility. The owner may not 
offer a unit to the family until THDA determines that the family is eligible for the 
program. 

 
(i) All HCV waiting list administration requirements that apply to the PBV program apply 

to owner-maintained waiting lists. 
 

(j) THDA is responsible for oversight of owner-maintained waiting lists to ensure that they 
are administered properly and in accordance with the program requirements, including 
but not limited to non-discrimination and equal opportunity requirements under the 
authorities cited at 24 C.F.R. 5.105(a). The owner is responsible for maintaining 
complete and accurate records as described in 24 C.F.R. 982.158.  The owner must give 
THDA, HUD, and the Comptroller General full and free access to its offices and 
records concerning waiting list management as described in 24 C.F.R. 982.158(c). 
HUD may undertake an investigation to determine whether the PHA or owner is in 
violation of authorities and, if unable to reach a voluntary resolution to correct the 
violation, take enforcement action against either the owner or THDA or both. 

 
8. No less than seventy-five (75) percent of the families admitted to THDA’s HCV and PBV 

Programs during THDA’s fiscal year from THDA’s waiting list shall be extremely low-income 
families based on area median income. The income-targeting requirements at 24 C.F.R. 
982.201(b)(2) apply to the total of admissions to THDA’s HCV and PBV Programs during 
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THDA’s fiscal year from THDA’s waiting list (including owner-maintained PBV waiting lists) 
for such programs.  

 
9. In selecting families to occupy PBV units with special accessibility features for persons with 

disabilities, THDA must first refer families who require such accessibility features to the 
owner (see 24 C.F.R. 8.26 and 100.202).  

 
(d) Preference for Services Offered.  In selecting families, THDA may give preference to disabled 

families who need services offered at a particular project in accordance with the limits under this 
paragraph. The prohibition on granting preferences to persons with a specific disability at 24 
C.F.R. 982.207(b)(3) continues to apply.  

 
1. Preference Limits.  

 
(i) The preference is limited to the population of families (including individuals) with 

disabilities that significantly interfere with their ability to obtain and maintain 
themselves in housing;  

 
(ii) Who, without appropriate supportive services, will not be able to obtain or maintain 

themselves in housing; and  
 

(iii)For whom such services cannot be provided in a non-segregated setting.  
 

2. Disabled residents must not be required to accept the particular services offered at the project.  
 

3. In advertising the project, the owner may advertise the project as offering services for a 
particular type of disability; however, the project must be open to all otherwise eligible persons 
with disabilities who may benefit from services provided in the project.  

 
(e) Offer of PBV Assistance.  

 
1. If a family refuses THDA’s offer of PBV assistance or the owner rejects a family for admission 

to the owner’s PBV units, the family’s position on the THDA waiting list for tenant-based 
assistance is not affected regardless of the type of PBV waiting list used by THDA.   

 
2. The impact (of a family’s rejection of the offer or the owner’s rejection of the family) on a 

family’s position on the PBV waiting list will be determined as follows:  
 

i. If a central PBV waiting list is used, the family may be rejected after one offer of 
assistance without good cause before the family is removed from the PBV waiting list. 
If the owner rejects the family, the family will be allowed one more referral to a 
different project before being removed from the list.  

 
ii. If a project-specific PBV waiting list is used, the family’s name is removed from the 

project’s waiting list connected to the family’s rejection of the offer without good cause 
or the owner’s rejection of the family.  The family’s position on any other project-
specific PBV waiting list is not affected. 
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iii. Good cause is defined as: 

    
(A) The family determines the unit is not accessible to a household member with a 

disability or otherwise does not meet the member’s disability-related needs; 
(B) The unit has HQS deficiencies; 
(C) The family is unable to accept the offer due to circumstances beyond the 

family’s control (such as hospitalization, temporary economic hardship, or 
natural disaster); and 

(D) The family determines the unit presents a health or safety risk to a household 
member who is or has been a victim of domestic violence, dating violence, 
sexual assault, or stalking.  

 
3. THDA may not take any of the following actions against an applicant solely because the 

applied for, received, or refused an offer of PBV assistance:  
 

i. Refuse to list the applicant on THDA’s waiting list for 
tenant-based assistance or any other available PBV waiting 
list. However, the THDA (or owner in the case of owner-
maintained waiting lists) is not required to open a closed 
waiting list to place the family on that waiting list.  

 
ii. Deny any admission preference for which the applicant is 

currently qualified;  
 

iii. Change the applicant's place on the waiting list based on 
preference, date, and time of application, or other factors 
affecting selection under THDA’s selection policy;  

 
iv. Remove the applicant from the waiting list for the tenant-

based voucher assistance.  
 

(f) Information THDA is Required to Provide a Family Accepted for the PBV Program. 
 

1. Oral Briefing.  When a family accepts an offer of PBV assistance, THDA must give the family 
an oral briefing. The briefing must include a description of how the program works and family 
and owner responsibilities and family right to move.  Briefings are conducted virtually.  

 
2. THDA will take appropriate steps to ensure effective communication with limited English 

proficient speakers and must provide information on the reasonable accommodation process.  
 

3. Information Packet.  THDA must give the family a packet that includes information on the 
following subjects:  

 
(i) How the PHA determines the total tenant payment for a family;  

 
(ii) Family obligations under the program; and  
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(iii)Information on Federal, State and local equal opportunity laws, the contract 

information for the Section 504 coordinator, a copy of the housing discrimination 
complaint form and information on how to request a reasonable accommodation or 
modification under Section 504, the Fair Housing Act, and the Americans with 
Disabilities Act;   

 
(iv) THDA subsidy standards, including when THDA will consider granting exceptions 

to the standards as allowed and when exceptions are required as a reasonable 
accommodation for a person with disabilities under Section 504, the Fair Housing 
Act or the Americans with Disabilities Act; and 

 
(v) Family right to move 

 
4. Statement of Family Responsibility – THDA and family must sign the statement of family 

responsibility form. 
 

5. Providing Information for Persons with Limited English Proficiency.  THDA will take 
reasonable steps to ensure meaningful access by persons with limited English proficiency in 
accordance with obligations and procedures contained in Title VI of the Civil Rights Act of 
1964, and HUD’s implementing regulation at 24 C.F.R. part 1, Executive Order 13166 and 
HUD’s Final Guidance to Federal Financial Assistance Recipients Regarding Title VI 
Prohibition Against National Origin Discrimination Affecting Limited English Proficient 
Persons (72 FR 2732) or successor authority.  See Section 0770-01-05-.30(2) of this 
Administrative Plan. 

 
(g) Owner Selection of Tenants.  

 
1. During the term of the HAP contract, the owner must lease contract units only to eligible 

families selected and referred by THDA from THDA’s waiting list.  
 

2. The owner is responsible for adopting written tenant selection procedures that are consistent 
with the purpose of improving housing opportunities for very low-income families and 
reasonably related to program eligibility and an applicant's ability to perform the lease 
obligations.  

 
3. An owner must notify, within thirty (30) days, in writing any rejected applicant of the grounds 

for any rejection.  
 

4. The owner must comply with 24 C.F.R. part 5, subpart L (Protection for Victims of Domestic 
Violence, Dating Violence, Sexual Assault, or Stalking).  This applies to tenant screening as 
well.   

 
5. Size of unit.  The contract unit leased to each family must be appropriate for the size of the 

family under THDA’s subsidy standards.  See Section 0770-01-05-.21(3) of this 
Administrative Plan. 
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6. Tenant Screenings.   
 

(i) THDA Responsibility.  THDA has no responsibility or liability to the owner or any 
other person for the family's behavior or suitability for tenancy.  

 
(ii) Owner Responsibility.  The owner is responsible for screening and selection of the 

family on the basis of their tenancy histories. An owner may consider a family's 
background with respect to such factors as:  

 
(I) Payment of rent and utility bills;  

 
(II) Caring for a unit and premises; 

 
(III) Respecting the rights of other residents to the peaceful enjoyment of their housing;  

 
(IV) Drug-related criminal activity or other criminal activity that is a threat to the health, 

safety, or property of others (Refer to HUD’s Office of General Counsel Guidance on 
Application of Fair Housing Act Standards to the Use of Criminal Records by Providers 
of Housing and Real Estate-Related Transaction, dated April 4, 2016).; and  

 
(V) Compliance with other essential conditions of tenancy;  

 
(iii)Providing Tenant Information to Owner. THDA must give the family a description 

of THDA’s policy on providing information to owners and such policy must give 
the same type of information to all owners regarding families.     

 
(I) THDA must give the owner the family's current and prior address (as shown in THDA 

records) and the name and address (if known to THDA) of the landlord at the family's 
current and any prior address.  

 
7. Vacancies.   

 
(i) Filling Vacant Units.  

 
(I) THDA and the owner must make reasonable good-faith efforts to minimize the 

likelihood and length of any vacancy in a contract unit.  However, contract units in a 
rehabilitated housing project undergoing development activity after HAP contract 
execution that are not available for occupancy in accordance with 24 C.F.R. 983.157(e) 
(5) are not subject to this requirement. 

 
a. If an owner-maintained waiting list is used, the owner must promptly notify 

THDA of any vacancy or expected vacancy in a contract unit and refer the 
family to THDA for final eligibility determination.  THDA must make every 
reasonable effort to make such final eligibility determination within thirty 
(30) calendar days. THDA will not pay a vacancy payment for contract unit 
subject to an owner-maintained waiting list.  
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b. If a THDA-maintained waiting list is used, the owner must promptly notify 
THDA of any vacancy or expected vacancy in a contract unit and  THDA 
must, after receiving the owner notice, make every reasonable effort to 
promptly refer a sufficient number of families for the owner to fill such 
vacancies within thirty (30) calendar days. THDA will pay a vacancy 
payment for contract unit subject to a THDA-maintained waiting list. See 
Section 0770-01-05-.37(19) of this Administrative Plan for rules regarding 
Vacancy Payments. 

  
The owner must lease vacant contract units only to families determined eligible by THDA .  
 

(ii) Reducing the Number of Contract Units.  If any contract units have been vacant for 
a period of one hundred twenty (120) or more days since owner notice of vacancy 
(and notwithstanding the reasonable good faith efforts of THDA to fill such 
vacancies), THDA may give notice to the owner amending the HAP contract to 
reduce the number of contract units by subtracting the number of contract units (by 
number of bedrooms) that have been vacant for such period. 

 
(16) Lease.  
 

(a) Tenant's Legal Capacity.  The tenant must have legal capacity to enter a lease under state and local 
law. “Legal capacity” means that the tenant is bound by the terms of the lease and may enforce the 
terms of the lease against the owner.  

 
(b) Form of the Lease.  

 
1. The tenant and the owner must enter a written lease for the unit. The lease must be executed by 

the owner and the tenant.  
 

2. If the owner uses a standard lease form for rental to unassisted tenants in the locality or the 
premises, the lease must be in such standard form.  If the owner does not use a standard lease 
form for rental to unassisted tenants, the owner may use another form of lease, such as a 
THDA model lease.  

 
3. In all cases, the lease must include a HUD-required tenancy addendum. The tenancy addendum 

must include, word-for-word, all provisions required by HUD.  The terms of the tenancy 
addendum shall prevail over other provisions of the lease.   

 
4. THDA may review the owner's lease form to determine if the lease complies with state and 

local law. THDA may decline to approve the tenancy if THDA determines that the lease does 
not comply with state or local law.  

 
(c) Required Information.  The lease must specify all of the following:  

 
1. The names of the owner and the tenant;  
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2. The unit rented (address, apartment number, if any, and any other information needed to 
identify the leased contract unit);  

 
3. The term of the lease (initial term and any provision for renewal);  

 
4. The amount of the tenant rent to owner. The tenant rent to owner is subject to change during 

the term of the lease in accordance with HUD requirements;  
 

5. A specification of what services, maintenance, equipment, and utilities are to be provided by 
the owner; and  

 
6. The amount of any charges for food, furniture, or supportive services.  

 
(d) Tenancy Addendum. The tenancy addendum in the lease shall state the program tenancy 

requirements and the composition of the household as approved by THDA (names of family 
members and any THDA-approved live-in aide).  

 
(e) Amendment/Change to the Lease.  

 
1. If the tenant and the owner agree to any change in the lease, such change must be in writing, 

and the owner must immediately give THDA a copy of all such changes.  
 

2. The owner must notify THDA in advance of any proposed change in lease requirements 
governing the allocation of tenant and owner responsibilities for utilities. Such changes may be 
made only if approved by THDA and in accordance with the terms of the lease relating to its 
amendment. THDA must redetermine reasonable rent, in accordance with § 983.303(c), based 
on any change in the allocation of responsibility for utilities between the owner and the tenant, 
and the redetermined reasonable rent must be used in calculation of rent to owner from the 
effective date of the change.  

 
(f) Term of Lease.  

 
1. The initial lease term must be for at least one year.  

 
2. The lease must provide for automatic renewal after the initial term of the lease. The lease may 

provide for automatic renewal for successive definite terms (e.g., month-to-month or year-to-
year) or for automatic indefinite extension of the lease term.  

 
3. The term of the lease terminates if any of the following occurs:  

 
(i) The owner terminates the lease for good cause;  

 
(ii) The tenant terminates the lease;  

 
(iii)The owner and the tenant agree to terminate the lease;  

 
(iv) THDA terminates the HAP contract; or  
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(v) THDA terminates assistance for the family.  

 
(g) Lease provisions governing absence from the unit.  The lease may specify a maximum period of 

family absence from the unit that may be shorter than the maximum period permitted by THDA 
policy. See Section 0770-01-05-.26(2)(d) of this Administrative Plan for rules regarding Absences 
from Unit. 

 
(h) Security Deposits 

 
1. The owner may collect a security deposit from the tenant.  

 
2. THDA prohibits the owner from charging assisted tenants security deposits in excess of private 

market practice, or in excess of amounts charged by the owner to unassisted tenants. 
 

3. When the tenant moves out of the contract unit, the owner, subject to state and local law, may 
use the security deposit, including any interest on the deposit, in accordance with the lease, as 
reimbursement for any unpaid tenant rent, damages to the unit, or other amounts which the 
tenant owes under the lease.  

 
4. The owner must give the tenant a written list of all items charged against the security deposit 

and the amount of each item. After deducting the amount used to reimburse the owner, the 
owner must promptly refund the full amount of the balance to the tenant, in accordance with 
state law.  

 
5. If the security deposit is not sufficient to cover amounts the tenant owes under the lease, the 

owner may seek to collect the balance from the tenant. However, THDA has no liability or 
responsibility for payment of any amount owed by the family to the owner. 

 
(17) Owner Termination of Tenancy and Eviction. 
 

(a) In general. 24 C.F.R. 982.310 applies with the exception that 982.310(d)(1)(iii) and (iv) do not 
apply to the PBV Program. In the PBV program, “good cause” does not include a business or 
economic reason or desire to use the unit for an individual, family, or non-residential rental 
purpose. 24 C.F.R. 5.858 through 5.861 on eviction for drug and alcohol abuse apply to this part. 
24 C.F.R. part 5, subpart L (Protection for Victims of Domestic Violence, Dating Violence, Sexual 
Assault, or Stalking) applies.  

 
(b) If a family resides in a project-based unit excepted from the twenty-five (25) percent per-project 

cap on project-basing because of participation in a Family Self-Sufficiency (“FSS”) or other 
supportive services program, and the family fails without good cause to complete its FSS contract 
of participation or supportive services requirement, such failure is grounds for lease termination by 
the owner. 

 
(18) Family Right to Move. 
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(a) The family may terminate the assisted lease at any time after the first year of occupancy. The 
family must give the owner advance written notice of intent to vacate, with a copy to THDA, in 
accordance with the lease.  If the family terminates the assisted lease before the end of one year, 
the family relinquishes the opportunity for continued tenant-based assistance. 

 
(b) If the family has elected to terminate the lease in this manner, THDA must offer the family the 

opportunity for continued tenant-based rental assistance, in the form of either assistance under the 
HCV Program or other comparable tenant-based rental assistance.  

 
(c) Before providing notice to terminate the lease under paragraph (a) of this section, a family must 

contact THDA to request comparable tenant-based rental assistance if the family wishes to move 
with continued assistance. If HCV or other comparable tenant-based rental assistance is not 
immediately available upon termination of the family's lease of a PBV unit, THDA must give the 
family priority to receive the next available opportunity for continued tenant-based rental 
assistance.  

 
(d) The above policies do not apply when the family or a member of the family is or has been the 

victim of domestic violence, dating violence, sexual assault, or stalking, as provided in 24 C.F.R. 
part 5, subpart L, and the move is needed to protect the health or safety of the family or family 
member, or any family member has been the victim of a sexual assault that occurred on the 
premises during the 90-calendar-day period preceding the family's request to move. THDA may 
not terminate assistance if the family, with or without prior notification to THDA, moves out of a 
unit in violation of the lease, if such move occurs to protect the health or safety of a family 
member who is or has been the victim of domestic violence, dating violence, sexual assault, or 
stalking and who reasonably believed he or she was threatened with imminent harm from further 
violence if he or she remained in the dwelling unit, or any family member has been the victim of a 
sexual assault that occurred on the premises during the 90-calendar-day period preceding the 
family's request to move.  

 
(e) If a family breaks up as a result of an occurrence of domestic violence, dating violence, sexual 

assault, or stalking, as provided in 24 C.F.R. part 5, subpart L, THDA will offer the victim the 
opportunity for continued tenant-based rental assistance.  

 
(19) Continuation of Housing Assistance Payment (“HAP”). 
 

(a) Zero HAP. Housing assistance payments will continue until the tenant rent equals the rent to 
owner. The cessation of housing assistance payments at such point will not affect the family's other 
rights under its lease, nor will such cessation preclude the resumption of payments as a result of 
later changes in income, rents, or other relevant circumstances if such changes occur within one 
hundred eighty (180) days following the date of the last housing assistance payment by THDA. 
After the one hundred eighty (180)-day period, the unit shall be removed from the HAP contract 
pursuant to 24 C.F.R. 983.211. 

 
(b) Overcrowded, Under-Occupied, Accessible Units.  If THDA determines, according to its subsidy 

standards, that a family is occupying a wrong-size unit or a unit with accessibility features that the 
family does not require, and the unit is needed by a family that requires the accessibility features, 
THDA, within thirty (30) days, must notify the family and the owner of this determination, and 
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within sixty (60) days from the PHA determination, offer the family continued housing assistance.  
THDA’s offer of continued assistance in another unit under (i) project-based voucher assistance in 
an appropriate-size unit (in the same project or in another project) or (ii) tenant-based rental 
assistance under the HCV program. If no continued housing assistance is available, THDA must 
remove the wrong size or accessible unit from the HAP contract to make voucher assistance 
available to issue the family a tenant-based voucher. THDA may reinstate a unit removed to the 
HAP contract after the family vacates the property. 

 
(20) Amount of Rent to Owner.  The amount of the initial and redetermined rent to owner is 

determined hereunder and in accordance with 24 C.F.R. 983.302. THDA will utilize Small Area 
Fair Market Rents for the PBV program.  

 
(a) Initial Rents. The amount of the initial rent to owner is established at the beginning of the HAP 

contract term. For rehabilitated or newly constructed housing, the Agreement states the estimated 
amount of the initial rent to owner, but the actual amount of the initial rent to owner is established 
at the beginning of the HAP contract term.  

 
(b) Amount of Rent to Owner.  Except for certain tax credit units, the rent to owner must not exceed 

the lowest of:  
 

1. An amount determined by THDA, not to exceed one hundred ten (110) percent of the 
applicable fair market rent or Small Area FMR’s (or any exception payment standard approved 
by the Secretary) for the unit bedroom size minus any utility allowance;  

 
2. The reasonable rent; or  

 
3. The rent requested by the owner.  

 
(c) Rent to Owner for Certain Tax Credit Units.  This paragraph (c) applies if a contract unit receives a 

low-income housing tax credit (“LIHTC”) under the Internal Revenue Code of 1986 (see 26 
U.S.C. 42); the contract unit is not located in a qualified census tract; in the same building, there 
are comparable tax credit units of the same unit bedroom size as the contract unit and the 
comparable tax credit units do not have any form of rental assistance other than the tax credit; and 
the tax credit rent exceeds the applicable fair market rental (or any exception payment standard) as 
determined in accordance with paragraph (b) of this section. For LIHTC units, the rent to owner 
must not exceed the lowest of:  

 
1. The tax credit rent minus any utility allowance;  

 
2. The reasonable rent; or  

 
3. The rent requested by the owner.  

 
4. The “tax credit rent” is the rent charged for comparable units of the same bedroom size in the 

building that also receive the low-income housing tax credit but do not have any additional 
rental assistance (e.g., additional assistance such as tenant-based voucher assistance).  
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5. A “qualified census tract” is any census tract (or equivalent geographic area defined by the 
Bureau of the Census) in which at least fifty (50) percent of households have an income of less 
than sixty (60) percent of Area Median Gross Income (“AMGI”) or where the poverty rate is at 
least twenty-five (25) percent and where the census tract is designated as a qualified census 
tract by HUD.  

 
(d) Rent to Owner for Other Tax Credit Units.  Except in the case of a tax-credit unit above, the rent to 

owner for all other tax credit units may be determined by THDA pursuant to paragraph (b) of this 
section.  

 
(e) Reasonable Rent.  The rent to owner for each contract unit may at no time exceed the reasonable 

rent, except in cases where upon redetermination of the rent to owner, the reasonable rent would 
result in a rent below the initial rent.  THDA has elected to not reduce rents below the initial rent to 
owner.   

 
1. How to Determine Reasonable Rent.  

 
(i) The reasonable rent of a contract unit must be determined by comparison to rent for 

other comparable unassisted units.  
 

(ii) In determining the reasonable rent, THDA must consider factors that affect market 
rent, such as:  

 
(I) The location, quality, size, unit type, and age of the contract unit; and  

 
(II) (Amenities, housing services, maintenance, and utilities to be provided by the owner. 

 
(iii)Comparable Analysis. 

 
(I) For each unit, THDA’s comparability analysis must use at least three (3) comparable units 
in the private unassisted market, which may include comparable unassisted units in the premises or 
project.  
 
(II) THDA must retain a comparability analysis that shows how the reasonable rent was 
determined, including major differences between the contract units and comparable unassisted units.  
 
(III) The comparability analysis may be performed by THDA staff or by another qualified 
person or entity. A person or entity that conducts the comparability analysis and any THDA staff or 
contractor engaged in determining the housing assistance payment based on the comparability 
analysis may not have any direct or indirect interest in the property. 
 

2. Redetermination.  THDA must redetermine the reasonable rent:  
 

(i) Whenever there is a ten (10) percent decrease in the published FMR in effect sixty 
(60) days before the contract anniversary (for the unit sizes specified in the HAP 
contract) as compared with the FMR in effect one (1) year before the contract 
anniversary.  
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(ii) Whenever THDA approves a change in the allocation of responsibility for utilities 

between the owner and the tenant;  
 

(iii)Whenever the HAP contract is amended to substitute a different contract unit in the 
same building or project; and  

 
(iv) Whenever there is any other change that may substantially affect the reasonable 

rent.  
 

3. Owner Certification of Comparability.  By accepting each monthly housing assistance payment 
from THDA, the owner certifies that the rent to owner is not more than rent charged by the 
owner for comparable unassisted units in the premises. The owner must give THDA 
information it requests on rents charged by the owner for other units in the premises or 
elsewhere.  

 
(f) Use of Fair Market Rents (“FMRs”) and Utility Allowance Schedule in Determining the Amount 

of Rent to Owner.   
 

1. Amounts Used.  
 

(i) Determination of Initial Rent (at beginning of HAP contract term).  When 
determining the initial rent to owner, THDA shall use the most recently published 
FMR in effect and the utility allowance schedule in effect at execution of the HAP 
contract. At its discretion, THDA may use the amounts in effect at any time during 
the thirty (30)-day period immediately before the beginning date of the HAP 
contract.  

 
(ii) Redetermination of Rent to Owner.  When redetermining the rent to owner, THDA 

shall use the most recently published FMR and THDA utility allowance schedule in 
effect at the time of redetermination. At its discretion, THDA may use the amounts 
in effect at any time during the thirty (30)-day period immediately before the 
redetermination date.  

 
2. Exception Payment Standard and THDA Utility Allowance Schedule.  

 
(i) Any HUD-approved exception payment standard amount under 24 C.F.R. 

982.503(c) applies to both the HCV and PBV Programs. HUD will not approve a 
different exception payment standard amount for use in the PBV program.  

 
(ii) THDA may not establish or apply different utility allowance amounts for the PBV 

Program. The same utility allowance schedule applies to both Programs. 
 

(iii)Utility reimbursement payments will be paid directly to the tenant. 
 

(g) Redetermination of Rent to Owner. 
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1. THDA must redetermine the rent to owner:  
 

(i) Upon the owner's request; or  
 

(ii) When there is a ten (10) percent decrease in the published FMR.  
 

2. Rent Increase.  
 

(i) THDA may not make any rent increase other than an increase in the rent to owner 
as determined pursuant to 24 C.F.R. 983.301. (Provisions for special adjustments of 
contract rent pursuant to 42 U.S.C. 1437f(b)(2)(B) do not apply to the voucher 
program). 

 
(ii) The owner must request an increase in the rent to owner, in writing along with 

documentation of justification for the increase, sixty (60) calendar days prior to the 
annual anniversary of the HAP contract. 

 
(iii)THDA may not approve, and the owner may not receive, any increase of rent to 

owner until and unless the owner has complied with all requirements of the HAP 
contract, including compliance with the HQS. The owner may not receive any 
retroactive increase of rent for any period of noncompliance.  

 
3. Rent Decrease.  

 
(i) If there is a decrease in the rent to owner, as established in accordance with 24 

C.F.R. 983.301, the rent to owner must be decreased, regardless of whether the 
owner requested a rent adjustment.  

 
(ii) Rent to owner shall not be reduced below the initial rent to owner for dwelling units 

under the initial HAP contract, except:  
 

(I) To correct errors in calculations in accordance with HUD requirements;  
 

(II) If additional housing assistance has been combined with PBV assistance after the 
execution of the initial HAP contract and a rent decrease is required pursuant to 24 
C.F.R. 983.55; or  

 
(III) If a decrease in rent to owner is required based on changes in the allocation of 

responsibility for utilities between the owner and the tenant.  
 

4. Notice of Rent Redetermination.  Rent to owner is redetermined by written notice by the 
THDA to the owner specifying the amount of the redetermined rent (as determined in 
accordance with 24 C.F.R. 983.301 and 983.302). The THDA notice of the rent adjustment 
constitutes an amendment of the rent to owner specified in the HAP contract.  

 
5. Contract Year and Annual Anniversary of the HAP Contract.  
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(i) The contract year is the period of twelve (12) calendar months preceding each 
annual anniversary of the HAP contract during the HAP contract term. The initial 
contract year is calculated from the first day of the first calendar month of the HAP 
contract term.  

 
(ii) The annual anniversary of the HAP contract is the first day of the first calendar 

month after the end of the preceding contract year. The adjusted rent to owner 
amount applies for the period of twelve (12) calendar months from the annual 
anniversary of the HAP contract.  

 
(iii)If contract units are placed under the HAP contract in stages commencing on 

different dates, there is a single annual anniversary for all contract units under the 
HAP contract. The annual anniversary for all contract units is the annual 
anniversary date for the first contract units placed under the HAP contract. The 
expiration of the HAP contract for all the contract units completed in stages must be 
concurrent with the end of the HAP contract term for the units originally placed 
under HAP contract. 

 
(h) How Other Subsidy Effects Rent to Owner. 

 
1. General.  In addition to the rent limits established in accordance with 24 C.F.R. 983.301 and 24 

C.F.R. 982.302, the following restrictions apply to certain units.  
 

2. HOME.  For units assisted under the HOME program, rents may not exceed rent limits as 
required by the HOME program (24 C.F.R. 92.252). 

 
3. Subsidized Projects.  

 
(i) This paragraph applies to any contract units in any of the following types of 

federally subsidized project:  
 

(I) An insured or non-insured Section 236 project;  
 

(II) A formerly insured or non-insured Section 236 project that continues to receive Interest 
Reduction Payment following a decoupling action;  

 
(III) A Section 221(d)(3) below market interest rate (BMIR) project;  

 
(IV) A Section 515 project of the Rural Housing Service;  

 
(V) Any other type of federally subsidized project specified by HUD.  

 
(ii) The rent to owner may not exceed the subsidized rent (basic rent) as determined in 

accordance with requirements for the applicable federal program.  
 

4. Combining Subsidy – Subsidy Layering Review.  Rent to owner may not exceed any limitation 
required to comply with HUD subsidy layering requirements. See 24 C.F.R. 983.55.  

84

http://www.thda.org/


 
Andrew Jackson Building Third Floor - 502 Deaderick St.  -  Nashville, TN 37243 

THDA.org  - (615) 815-2200 -  Toll Free: 800-228-THDA 
THDA is an equal opportunity, equal access, affirmative action employer. 

 
(i)  Subsidy Layering Requirements. THDA may provide PBV assistance only in 

accordance with HUD subsidy layering regulations (24 C.F.R. 4.13) and other 
requirements. The subsidy layering review is intended to prevent excessive public 
assistance for the housing by combining (layering) housing assistance payment 
subsidy under the PBV program with other governmental housing assistance from 
federal, state, or local agencies, including assistance such as tax concessions or tax 
credits. The subsidy layering requirements are not applicable to existing housing. A 
further subsidy layering review is not required for housing selected as new 
construction or rehabilitation of housing, if HUD's designee has conducted a 
review, which included a review of PBV assistance, in accordance with HUD's 
PBV subsidy layering review guidelines.  

 
(ii) When Subsidy Layering Review is Conducted. THDA may not enter into an 

Agreement or HAP contract until HUD or THDA, as applicable, has conducted any 
required subsidy layering review and determined that the PBV assistance is in 
accordance with HUD subsidy layering requirements.  

 
(iii)Owner Certification. The HAP contract must contain the owner's certification that 

the project has not received and will not receive (before or during the term of the 
HAP contract) any public assistance for acquisition, development, or operation of 
the housing other than assistance disclosed in the subsidy layering review in 
accordance with HUD requirements. 

 
5. Other Subsidy: Rent Reduction.  To comply with HUD subsidy layering requirements, at the 

direction of HUD or its designee, THDA shall reduce the rent to owner because of other 
governmental subsidies, including tax credits or tax exemptions, grants, or other subsidized 
financing.  

 
6. Prohibition of other Subsidy.  For provisions that prohibit PBV assistance to units in certain 

types of subsidized housing, see 24 C.F.R. 983.54.  
 

(i) Effect of Rent Control and other Rent Limits.  In addition to the limitation to one hundred ten 
(110) percent of the FMR in 983.301(b)(1), the rent reasonableness limit under 24 C.F.R. 
983.301(b)(2) and 983.303, the rental determination provisions of 24 C.F.R. 983.301(f), the special 
limitations for tax credit units under 24 C.F.R. 983.301(c), and other rent limits under this part, the 
amount of rent to owner also may be subject to rent control or other limits under local, state, or 
federal law. 

 
(21) Payment to Owner. 
 

(a) When Payments are Made.  
 

1. During the term of the HAP contract, THDA shall make housing assistance payments to the 
owner in accordance with the terms of the HAP contract. The payments shall be made for the 
months during which a contract unit is leased to and actually occupied by an eligible family.  
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2. Except for discretionary vacancy payments in accordance with 24 C.F.R. 983.352, THDA may 
not make any housing assistance payment to the owner for any month after the month when the 
family moves out of the unit (even if household goods or property are left in the unit).  

 
(b) Monthly Payment.  Each month, THDA shall make a housing assistance payment to the owner for 

each contract unit that complies with HQS and is leased to and occupied by an eligible family in 
accordance with the HAP contract.  

 
(c) Calculating Amount of Payment.  The monthly housing assistance payment by THDA to the owner 

for a contract unit leased to a family is the rent to owner minus the tenant rent (total tenant 
payment minus the utility allowance).  

 
(d) Prompt Payment.  The housing assistance payment by THDA to the owner under the HAP contract 

must be paid to the owner on or about the first day of the month for which payment is due, unless 
the owner and THDA agree on a later date.  

 
(e) Owner Compliance with Contract.  To receive housing assistance payments in accordance with the 

HAP contract, the owner must comply with all the provisions of the HAP contract. Unless the 
owner complies with all the provisions of the HAP contract, the owner does not have a right to 
receive housing assistance payments.  

 
(22) Vacancy Payments. 
 

(a) Payment for move-out month.  If an assisted family moves out of the unit, the owner may keep the 
housing assistance payment payable for the calendar month when the family moves out (“move-
out month”). However, the owner may not keep the payment if THDA determines that the vacancy 
is the owner's fault.  

 
(b) THDA will provide vacancy payments to the owner of a contract unit subject to an owner-

maintained waiting list for a period of vacancy extending from the beginning of the first calendar 
month after the move-out month for a period not exceeding two full months following the move-
out month.  

 
1. The vacancy payment to the owner for each month of the maximum two-month period will be 

half of the monthly rent to owner under the assisted lease, minus any portion of the rental 
payment received by the owner (including amounts available from the tenant's security 
deposit). Any vacancy payment may cover only the period the unit remains vacant.  

 
(c) THDA will make vacancy payments to the owner only if:  

 
1. The owner gives THDA prompt, written notice certifying that the family has vacated the unit 

and containing the date when the family moved out (to the best of the owner's knowledge and 
belief);  

 
2. The owner certifies that the vacancy is not the fault of the owner and that the unit was vacant 

during the period for which payment is claimed;  
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3. The owner certifies that it has taken every reasonable action to minimize the likelihood and 
length of vacancy; 

 
4. The owner provides any additional information required and requested by THDA to verify that 

the owner is entitled to the vacancy payment; and 
 

5. The owner submits a request for vacancy payments in the form and manner required by THDA 
and provides any information or substantiation required by THDA to determine the amount of 
any vacancy payment.  

 
(23) Tenant Paid Rent. 
 

(a) THDA Determination.  
 

1. The tenant rent is the portion of the rent to owner paid by the family. THDA determines the 
tenant rent in accordance with HUD requirements.  

 
2. Any changes in the amount of the tenant rent will be effective on the date stated in a notice by 

the PHA to the family and the owner.  
 

(b) Tenant Payment to Owner.  
 

1. The family is responsible for paying the tenant rent (total tenant payment minus the utility 
allowance).  

 
2. The amount of the tenant rent as determined by THDA and is the maximum amount the owner 

may charge the family for rent of a contract unit. The tenant rent is payment for all housing 
services, maintenance, equipment, and utilities to be provided by the owner without additional 
charge to the tenant, in accordance with the HAP contract and lease.  

 
3. The owner may not demand or accept any rent payment from the tenant in excess of the tenant 

rent as determined by THDA. The owner must immediately return any excess payment to the 
tenant.  

 
4. The family is not responsible for payment of the portion of the rent to owner covered by the 

housing assistance payment under the HAP contract. The owner may not terminate the tenancy 
of an assisted family for nonpayment of THDA’s housing assistance payment.  

 
(c) Limit of THDA Responsibility.  

 
1. THDA is responsible only for making housing assistance payments to the owner on behalf of a 

family in accordance with the HAP contract. THDA is not responsible for paying the tenant 
rent, or for paying any other claim by the owner.  

 
2. THDA may not use housing assistance payments or other program funds (including any 

administrative fee reserve) to pay any part of the tenant rent or to pay any other claim by the 
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owner. THDA may not make any payment to the owner for any damage to the unit, or for any 
other amount owed by a family under the family's lease or otherwise.  

 
(d) Utility Reimbursement.  

 
1. If the amount of the utility allowance exceeds the total tenant payment, THDA shall pay the 

amount of such excess as a reimbursement for tenant-paid utilities (“utility reimbursement”) 
and the tenant rent to the owner shall be zero (0).  

 
2. THDA either may pay the utility reimbursement to the family or may pay the utility bill 

directly to the utility supplier on behalf of the family.  
 

3. If THDA chooses to pay the utility supplier directly, THDA must notify the family of the 
amount paid to the utility supplier.  

 
(24) Other Fees and Charges by Owner. 
 

(a) Meals and Supportive Services.  
 

1. Except as provided below, the owner may not require the tenant or family members to pay 
charges for meals or supportive services. Non-payment of such charges is not grounds for 
termination of tenancy.  

 
2. In assisted living developments receiving project-based assistance, owners may charge tenants, 

family members, or both for meals or supportive services. These charges may not be included 
in the rent to owner, nor may the value of meals and supportive services be included in the 
calculation of reasonable rent. Non-payment of such charges is grounds for termination of the 
lease by the owner in an assisted living development.  

 
(b) Other Charges by Owner.  The owner may not charge the tenant or family members extra amounts 

for items customarily included in rent in the locality or provided at no additional cost to 
unsubsidized tenants in the premises. 

 
Authority: T.C.A. §§ 13-23-104 and 13-23-115(18), 42 U.S.C. § 1437, and 24 C.F.R. 982 and 983 
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Tennessee Housing Development Agency 
 

Andrew Jackson Building Third Floor 
502 Deaderick St., Nashville, TN 37243 

 
TO:  THDA Board of Directors 
FROM:  Bill Lord, Director of Community Housing 

Don Watt, Chief Programs Officer 
DATE:  January 13, 2025  
SUBJECT:  2020 HOME Bright Future Bridge Subsidy Pilot Program Description Amendment  
 
Recommendation  
Staff recommends the approval of an amendment to the 2020 HOME Bright Futures Bridge Subsidy 
Pilot Program Description to increase the maximum award amount of project funds from $650,000 
to $750,000. 
 
Background 
THDA’s Board approved the Program Description for the 2020 HOME Bright Futures Bridge 
Subsidy Pilot Program to allow eligible nonprofit organizations to provide tenant based rental 
assistance to youths aging out of foster care. THDA made two awards under this Program 
Description. The first award of project funds was to Omni Family Foundation (“Omni”) for 
$378,000. The second award of project funds was to Knoxville Leadership Foundation (“KLF”) for 
$650,000. The programs were slow to implement due to the onset of the COVID-19 pandemic and 
the Board approved extensions for both grantees, through March 31, 2025. 
 
KLF has concluded their program and returned unused project funds totaling $376,900. Omni’s 
program, in turn, is oversubscribed and Omni has requested to use the balance of the KLF award. 
Staff would like to amend the program description to increase the previously approved maximum 
grant award of project funds from $650,000 to $750,000 in order to provide Omni with $372,000 in 
additional funds needed to serve eligible youth aging out of foster care already in their pipeline.  
 
Omni has assured THDA that they have the capacity to expend the remaining funds by the end of the 
contract term, March 31, 2025. This request does not increase the amount of the original funds 
allocated to the program, but only reallocates the funds to allow more Tennesseans to be served.  
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Tennessee Housing Development Agency 
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502 Deaderick St., Nashville, TN 37243 

 
 

TO: THDA Board of Directors 
FROM: Rebecca Carter, Director, Community Services 

Don Watt, Chief Programs Officer 
DATE: January 10, 2025 
SUBJECT: 2024 ERA EPP New Subgrantees 
 

 
THDA made an additional $115,000,000 in ERA2 funds available through a competitive application 
process to nonprofit organizations and local governments that can assist eligible households with 
eviction prevention through strengthened housing stability. Eligible activities include rental 
assistance for rental arrears and prospective rental payments, housing counseling services, eviction 
prevention support, and legal fees. All services must be delivered by July 31, 2025. 
  
THDA received thirteen applications to its competitive round, of which twelve applications were 
from nonprofit organizations and one application was from a local government. A total of over $4.9 
million was requested from applications meeting threshold requirements.  
 
THDA awarded funds totaling $4,955,000 to ten nonprofits and one local government as detailed in 
the attached 2024 ERA Eviction Prevention Program matrix. Of the thirteen competitive applications 
received, two were deemed ineligible for funds due to failure to meet threshold requirements. 
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 2024 ERA Eviction Prevention Program (DGA2)

Applicant

Threshold

(eligible / 

ineligible)

County Grand Div
 Financial 

Assistance 

 Housing 

Stability 

 Legal/Court 

Fees 
 Admin 

 Total Proposed 

Costs 

Program 

Experience

(40)

Applicant 

Capacity

(30)

Housing 

Stability

(15)

Total % 

Score

(85)

 Recommended 

Award 

Aid to Distressed Families of Appalachian Counties Elligble Anderson, Campbell, Morgan, Roane E 88,970$            10,000$        -$                          10,887$     109,857$          34.5 24.5 12.5 84% 125,000$            

City of Chattanooga Elligble Hamilton E 929,600$         92,960$        -$                          112,482$   1,135,042$       37 26.5 15 92% 1,140,000$        

Family Promise of Bristol Sullivan E 51,350$            6,500$          -$                          7,150$       65,000$            30 20 12 73% 65,000$              

Franklin Housing Authority Elligble

Bedford, Bradley, Cheatham, Coffee, Dickson, 

Giles, Hickman, Lawrence, Lewis, Lincoln, 

Marshall, Maury, Montgomery, Moore, Perry, 

Robertson, Sumner, Trousdale, Wayne, 

Williamson M 400,000$         25,000$        10,000$               47,000$     482,000$          37 29 15 95% 500,000$            

Good Neighbor Foundation Elligble

Cannon, Cheatham, Dickson, Hickman, 

Marshall, Maury, Montgomery, Rutherford, 

Williamson M 400,000$         40,000$        16,000$               44,000$     500,000$          33 25 15 86% 500,000$            

Keystone Development Eligible Carter, Sullivan, Washington E 445,000$         -$                   -$                          55,000$     500,000$          36 24 13 86% 500,000$            

Life of Victory International Christian Ministries Elligble

Bedford, Cannon, Coffee, Davidson, Dickson, 

Giles, Lawrence, Marshall, Rutherford, Smith, 

Williamson, Wilson M 400,000$         40,000$        16,000$               44,000$     500,000$          37 26 13 89% 500,000$            

The Crossville Housing Development Corp Eligible Bledsoe, Cumberland, Fentress, Putnam, Rhea M 455,000$         -$                   -$                          45,000$     500,000$          33 23 9 76% 500,000$            

Tennessee Voices, Inc. Eligible ALL Counties Statewide 395,000$         50,000$        -$                          55,000$     500,000$          35 23 12 82% 500,000$            

Volunteer Behavioral Health Care System Eligible 40 Counties E 345,000$         50,000$        50,000$               55,000$     500,000$          37 28 14 93% 500,000$            

Williamson County Homeless Alliance Eligible

Bedford, Cheatham, Coffee, Dickson, Giles, 

Hickman, Lawrence, Lewis, Lincoln, Marshall, 

Maury, Montgomery, Moore, Perry, 

Robertson, Sumner, Trousdale, Wayne, 

Williamson M 100,000$         12,500$        -$                          12,500$     125,000$          27 23 10 71% 125,000$            

Applicant Requested

Metropolitan Ministries -$             Approved  by:
Van Buren County Board of Education 36,000.00$    

Total Program Funding Requested:

TOTAL FUNDING RECOMMENDATION: Ralph M. Perrey, Executive Director Date

TOTAL ADMIN FUNDS ALLOWED: 545,050.00$                                                                              

4,955,000.00$                                                                          

4,952,898.30$                                                                           

Justification

FAILED  - No budget included.
FAILED - Application not signed or dated. Lacks experience.

Page 1

12/13/24
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Tennessee Housing Development Agency 
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TO: THDA Board of Directors 
FROM: Rebecca Carter, Director of Community Services 

Don Watt, Chief Programs Officer 
DATE: January 13, 2025 
SUBJECT: ERA-EPP Additional Funding Awards 
 
Following policy approved by the Board at its November 14, 2023, meeting, the Director of Community 
Services is to advise the Board of subsequent funding awards made to Emergency Rental Assistance - 
Eviction Prevention Program (ERA-EPP) partners using the following eligibility criteria: 
 
THDA may award an additional grant amount up to the lesser of: 
 
• 300% of its existing grant award, or  
• The monthly expenditure rate from August 1, 2023, to the most recent completed month before the 

additional funding request is made to THDA, multiplied by the number of months remaining in the 
contract period,  

• The remaining ERA-EPP funds available for award; or,  
• The Grantee’s requested amount of additional assistance.  
 
THDA has made the following subsequent awards since the last board update in November 2024: 

 

SUBGRANTEE 
ADDITIONAL 

FUNDING AWARD 
(Since last board update) 

TOTAL 
AWARD TO 

DATE 
Mid-Cumberland Community Action Agency $1,501,744.10 $7,093,131.25 
Upper East Tennessee Human Development Agency $491,303.86 $1,729,286.86 
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Tennessee Housing Development Agency 
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TO: THDA Board of Directors 
FROM: Bill Lord, Director of Community Housing 
 Don Watt, Chief Programs Officer  
DATE: January 13, 2025  
SUBJECT:  2024-2 HOME CHDO Homeownership Development Program Awards  
 
THDA made $1.6 million available in program funds and $84,100 available in Operating Expense to 
award under the 2024-2 HOME CHDO Homeownership Development Program Description and 
received one application requesting $1 million in program funds and $70,000 in operating expenses.  
 
The following table represents the award made under this program description.  
 

Applications Passing 
Threshold 

Grand 
Division 

Score Program Funds 
Awarded 

Operating 
Expense Funds 

Awarded 
Neighborhood Housing, Inc. E 76 $1,000,000 $70,000 

 
These funds will be used to build five units of housing for sale to low-income homebuyers in Knox 
County. 
 
THDA will add the funds not awarded in this round to a future HOME round.  
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 2024-2 HOME CHDO Homeownership Development Program Funding Matrix

Programs Funds 
Available 

Operating 
Funds 

Available 

$1,604,103.18 $84,114.00

Neighborhood Housing, Inc. Knox E $1,000,000.00 $70,000.00 $1,070,000.00 5 26 24 10 10 -5 0 10 1 0 76 $1,000,000.00 $70,000.00 $604,103.18 $14,114.00

$1,000,000.00 $70,000.00 $1,070,000.00 5
$1,000,000.00 $70,000.00 $1,070,000.00 5 Approved: 
$1,000,000.00 $70,000.00 $1,070,000.00 5 Ralph M Perrey, Executive Director

Applications Passing Threshold

Applications Meeting Threshold:
Applications Recommended for Funding:

Application Received:

Applicant County 
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Operating $ 
Requested

Total Funds 
Requested 

# of 
Units
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 Public Private 
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Program Funds 
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