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In the last 10 years, single family mortgage revenue bond volume has steadily increased. The 
biggest jump occurred from 2022 to 2023, coinciding with the sharp increase in interest rates as the 
Fed commenced its monetary tightening in March 2022.

Growth of Single Family MRB Volume

2025 Transactions include issues through August 31, 2025
Source: LSEG (SDC)
 

+56%

($millions)



4|

$26+bn in Single Family MRBs Issued in 2024*

Source: LSEG (SDC)
*Total MRB volume includes both tax-exempt and taxable bonds
 

Volume of total single family MRBs issued by state along with Taxable MRB %
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Recent Housing New Mexico 
Single Family MRB 
Transactions

Blended tax-exempt / taxable 
structures allows Housing New Mexico 
to extend lending against growing 
demand for volume cap and keep rates 
competitive.  
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Taxable municipal market conditions

Source:  Bloomberg
 

UST 5Y 10Y 30Y

Current 3.57% 4.07% 4.74%

2021-2025 YTD Low: 0.35% 0.91% 1.66%

2021-2025 YTD High: 4.96% 4.99% 5.11%

10Y Low: 0.19% 0.51% 0.995%

(80)

(49)

(4)

(120)

(80)

(40)

0

5-Year 10-Year 30-Year

(bps)

UST Net Change

(26)
(22)

(11)

(30)

(20)

(10)

0

5-Year 10-Year 30-Year

(bps)

UST Net Change

5, 10 & 30YR UST movement 2025 YTD
January 2, 2025 – September 8, 2025
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Treasury vs Mortgage Rates
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Avg 30-Year Fixed Rate Mortgage vs. 10-Year US Treasury

30 YR FRM 10 YR UST

Sources:  30 Year Fixed Rate Mortgages based on Freddie Mac Primary Mortgage Market Survey; 
10 Year US Treasury Rates from Bloomberg
 

The 10-Year US Treasury and mortgages typically move in the same direction; 
however, in recent years, the spread has been widening.    
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Current ∆WoW ∆MoM ∆YoY
UST Yields 
5 Yr 3.571% -0.15% -0.22% 0.08%
10 Yr 4.067% -0.19% -0.18% 0.37%
30 Yr 4.741% -0.22% -0.09% 0.74%
UST Curve Slope
5s30s 1.170% -0.07% 0.14% 0.66%
10s30s 0.675% -0.03% 0.10% 0.37%
Market Volatility
VIX Index (S&P) 15.13 -2.04 -1.44 -4.32
MOVE Index (UST) 79.39 -5.89 -0.76 -25.22
Equities 
Dow 45,455.07                         -0.20% 2.90% 12.66%
S&P 6,503.23                           0.67% 1.78% 20.24%
Nasdaq 21,848.83                         1.83% 1.86% 30.90%
Economic Indicators 
CPI 322.13 - 0.20% 2.70%
PPI 262.56 - 0.50% 2.60%
Employment 4.30% - 0.00% -4.20%
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Macro Snapshot Fed Funds Rate Cut Probability

Macro Themes UST Rates
A weaker than expected jobs report pushed market 

expectations for a Fed rate cut in September to 100%, as 
well as additional cuts before year-end.

The rally was driven largely by several weeks of soft 
economic data, reinforcing the narrative of a slowing 

economy.

Macro Overview
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• Continued supply and demand
−Overall municipal market
− Single-family MRBs 

• Blending tax-exempt and taxable structures to stretch volume cap and keep 
rates competitive 

• Prepayment speeds 

• Market volatility driven by:
− Inflation, tariffs, GDP, employment data, etc.
−Global conflicts 
− Fed actions

Single Family Market Outlook:
2025 - 2026
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Disclaimer

10

The information contained herein is solely intended to facilitate discussion of potentially applicable financing applications and is not intended to be a specific buy/sell 
recommendation, nor is it an official confirmation of terms. Any terms discussed herein are preliminary until confirmed in a definitive written agreement. While we 
believe that the outlined financial structure or marketing strategy is the best approach under the current market conditions, the market conditions at the time any 
proposed transaction is structured or sold may be different, which may require a different approach. 

The analysis or information presented herein is based upon hypothetical projections and/or past performance that have certain limitations. No representation is made 
that it is accurate or complete or that any results indicated will be achieved. In no way is past performance indicative of future results. Changes to any prices, levels, or 
assumptions contained herein may have a material impact on results. Any estimates or assumptions contained herein represent our best judgment as of the date 
indicated and are subject to change without notice. Examples are merely representative and are not meant to be all-inclusive. 

Raymond James shall have no liability, contingent or otherwise, to the recipient hereof or to any third party, or any responsibility whatsoever, for the accuracy, 
correctness, timeliness, reliability or completeness of the data or formulae provided herein or for the performance of or any other aspect of the materials, structures 
and strategies presented herein. This Presentation is provided to you for the purpose of your consideration of the engagement of Raymond James as an underwriter 
and not as your financial advisor or Municipal Advisor (as defined in Section 15B of the Exchange Act of 1934, as amended), and we expressly disclaim any intention to 
act as your fiduciary in connection with the subject matter of this Presentation. The information provided is not intended to be and should not be construed as a 
recommendation or “advice” within the meaning of Section 15B of the above-referenced Act. Any portion of this Presentation which provides information on municipal 
financial products or the issuance of municipal securities is only given to provide you with factual information or to demonstrate our experience with respect to 
municipal markets and products. Municipal Securities Rulemaking Board (“MSRB”) Rule G-17 requires that we make the following disclosure to you at the earliest 
stages of our relationship, as underwriter, with respect to an issue of municipal securities: the underwriter’s primary role is to purchase securities with a view to 
distribution in an arm’s-length commercial transaction with the issuer and it has financial and other interests that differ from those of the issuer. 

Raymond James does not provide accounting, tax or legal advice; however, you should be aware that any proposed transaction could have accounting, tax, legal or 
other implications that should be discussed with your advisors and/or legal counsel. 

Raymond James and affiliates, and officers, directors and employees thereof, including individuals who may be involved in the preparation or presentation of this 
material, may from time to time have positions in, and buy or sell, the securities, derivatives (including options) or other financial products of entities mentioned 
herein. In addition, Raymond James or affiliates thereof may have served as an underwriter or placement agent with respect to a public or private offering of securities 
by one or more of the entities referenced herein.

This Presentation is not a binding commitment, obligation, or undertaking of Raymond James. No obligation or liability with respect to any issuance or purchase of any 
Bonds or other securities described herein shall exist, nor shall any representations be deemed made, nor any reliance on any communications regarding the subject 
matter hereof be reasonable or justified unless and until (1) all necessary Raymond James, rating agency or other third party approvals, as applicable, shall have been 
obtained, including, without limitation, any required Raymond James senior management and credit committee approvals, (2) all of the terms and conditions of the 
documents pertaining to the subject transaction are agreed to by the parties thereto as evidenced by the execution and delivery of all such documents by all such 
parties, and (3) all conditions hereafter established by Raymond James for closing of the transaction have been satisfied in our sole discretion. Until execution and 
delivery of all such definitive agreements, all parties shall have the absolute right to amend this Presentation and/or terminate all negotiations for any reason without 
liability therefor. Thomson Reuters Municipal Market Data (“MMD”) is a proprietary yield curve which provides the offer-side of AAA rated state general obligation bonds 
as determined by the MMD analyst team. Raymond James & Associates, Inc., member New York Stock Exchange/SIPC. 
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Disclaimer

This presentation is intended for educational and informational purposes only and does not constitute 
legal or investment advice, nor is it an offer or a solicitation of an offer to buy or sell any investment or 
other specific product. Information provided in this presentation was obtained from sources that are 
believed to be reliable; however, it is not guaranteed to be correct, complete, or current, and is not 
intended to imply or establish standards of care applicable to any attorney or advisor in any particular 
circumstance. The statements within constitute HilltopSecurities’ views as of the date of the report and are 
subject to change without notice. This presentation represents historical information only and is not an 
indication of future performance.

12

Hilltop Securities Inc. (HTS) is a registered broker-dealer, registered investment adviser and municipal 
advisor firm that does not provide tax or legal advice. HTS is a wholly owned subsidiary of Hilltop 
Holdings, Inc. (NYSE: HTH) located at 717 N Harwood St, Suite 3400 | Dallas, Texas 75201, (214) 859-
1800. Member: NYSE/FINRA/SIPC. 
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THE ECONOMIC 
BACKDROP
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U.S. Labor Market: Strain Now Points to Imminent Rate Cut(s) 

• The U.S. labor market is flashing red
• August payrolls rose by just 22,000, the weakest in years
• Prior months saw revisions, including a negative June print
• Job growth has stalled, wage gains remain muted
• Headwinds - from trade frictions to immigration limits - are weighing heavily on the 

economy
• Investors are increasingly pricing in additional moves in October and December

14

Source: Kozlik, T.(2025).The Curious Case of the 2025 US Labor Market: Strain Now 
Points to Imminent Rate Cut(s). HTS Municipal Blog
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U.S. Housing Market Stuck in the Mud

• Affordability continues to be challenged. Mortgage rates remain range-bound 6.6-7.0%
• Flat existing home sales through the first half  of  2025.  Down 0.7% YTD according to 

NAR
• Rising supply. Inventory of  existing homes for sale up 19th consecutive month.  Sits 26% 

above the recorded low of  4Q2023
• Near zero home price appreciation.  Estimated to end the year at 2.3%
• All the factors above will certainly help affordability in the long run

15

Source: NAR, Freddie Mac, US Census Bureau, BLS and Morgan Stanley
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NATIONAL 
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The Housing Backdrop Remains Challenging

17

Source: NAR, US Census Bureau, MBA, eMBS and Morgan Stanley
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Inventory of The Rise and HPA Trending Lower

18

Source: eMBS, NAR, Freddie Mac, US Census Bureau, BLS and Morgan StanleySource: NAR, US Census Bureau, Case-Shiller and Morgan Stanley
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Housing Trends in New Mexico

19

Source: 2025 New Mexico Housing Needs Assessment

In New Mexico the median sale price of a home in 2024 was 
$345,000.  Increased 6.7% from the prior year and 72.5% from 2018. 

Residential building permits have trended higher in recent years and 
are up 51.2% from 2019-2024
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MORTGAGE
MARKET UPDATE
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Impact of Rate Sell-off on Mortgage Rates

21

Bloomberg
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Challenging Mortgage Environment for Mortgage Bankers

22

Source: MBA
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Market Dynamics Haven’t Changed Much

• Lack of  supply – exacerbated by slow prepayments and high mortgage rates

• Record home prices – but some relief  in home price appreciation

• Strong demand for housing due to 2–4 million-unit shortage

• Institutional investors owning rental housing not selling

Other Factors
• Higher for longer rates mindset from Fed – with some relief  in sight
• Ailing mortgage industry, shrinking profits (11 out of  14 losing quarters according to MBA)
• Volatility is here to stay
• Mortgage rates will likely remain elevated for the foreseeable future.  According to MBA forecast 30-

year mortgages will end at 6.5% this year and 6.4% in 2026

23
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QUESTIONS?

MIKE.AWADIS@HILLTOPSECURITIES.COM
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U.S. Ca p it a l Ma rk e t s :  
Mu lt ifa m ily Affo rd a b le  Ho u sin g ,

On e  Big  Be a u t ifu l Bill

DAVID JONES, CFO                                        Se p t e m b e r 20 25



Na v ig a t in g  Vo la t ilit y
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TBA Funding Bond Funding 30-Yr PMMS

Ho u s in g  Ne w  Me x ic o                                    
S in g le  Fa m ily  Lo a n  P ro d u c t io n

*     FY2025 YTD actual production is shown through July 2025, and projected production is shown for subsequent months.
** Source: Freddie Mac Primary Mortgage Market Survey® (PMMS®), 30-Year Fixed-Rate Mortgage. 

■ Lo n g -t e rm  t re n d  o f 
se rvin g  m o re  Ne w  
Me xica n  h o m e b u ye rs  

■ 34 % o f t h e  s t a t e ’s  
c u rre n t  FHA lo a n  
p ro d u c t io n  is  a  Ho u sin g  
Ne w  Me xico  lo a n



A fe w  s t a t s ….
■ Sin ce  it s  in ce p t io n  50  ye a rs  a g o , Ho u sin g  Ne w  Me xico  h a s  

issu e d  o ve r $8  b illio n  in  a ffo rd a b le  h o u sin g  b o n d s
– $ 2 b illio n  is s u e d  s in c e  20 20

■ Gro w n  it s  p rim a ry s in g le  fa m ily in d e n t u re  fro m  $60 0  m illio n  t o  
$2.2 b illio n  in  b o n d s o ve r t h e  la s t  7 ye a rs

■ Ho u sin g  Ne w  Me xico  e xp e c t s  t o  fu n d  ~ 10 ,0 0 0  s in g le  fa m ily 
m o rt g a g e  lo a n s  fro m  20 20  t h ro u g h  20 25.



Re n t in g  v s . Ho m e o w n e r s h ip

Source: Newmark Research, RealPage, Atlanta Federal Reserve (July 8, 2025)

■ As o f 2Q 20 25, t h e  sp re a d  b e t w e e n  re n t in g  a n d  h om e ow n e rsh ip  in  t h e  U.S. w id e n e d  t o  
$ 1,20 0  p e r  m o n t h , 2.9 7  t im e s  t h e  lo n g -t e rm  a ve ra g e . 

■ Th e  su st a in e d  g a p  u n d e rsco re s  t h e  g row in g  fin a n c ia l p re m iu m  b e t w e e n  re n t in g  a n d  
b u yin g , h a vin g  re m a in e d  a b ove  t h e  $4 0 4  lon g -t e rm  a ve ra g e  fo r 13 con se cu t ive  q u a rt e rs .



O n e  Big  Be a u t ifu l Bill Su m m a ry
■ OBBB p e rm a n e n t ly lo w e rs  t h e  b o n d -fin a n c in g  t h re sh o ld  fo r 

4 % LIHTC fro m  50 % t o  25% o f a g g re g a t e  b a s is  (b u ild in g  + 
la n d ).

■ St a t e s  e ffe c t ive ly d o u b le  t h e  re a ch  o f sca rce  P riva t e  Ac t ivit y 
Bo n d  (P AB) ca p ; m o re  d e a ls  q u a lify w it h  le ss  t a x-e xe m p t  d e b t .

■ 9% LIHTC st a t e  c re d it  ce ilin g s  in c re a s e  ~12% p e rm a n e n t ly; 
b o n u s d e p re c ia t io n  re t u rn s  fo r ce rt a in  FF&E/la n d sca p in g .

■ Effe c t ive  fo r p ro p e rt ie s  p la ce d  in  se rvice  a ft e r De c . 31, 20 25 
w it h  a t  le a s t  5% o f a g g re g a t e  b a sis  fin a n ce d  b y b o n d s issu e d  
a ft e r 12/31/20 25.

■ Im m e d ia t e  p rio rit ie s: p ip e lin e  t ria g e , a d ju st  ca p it a l s t a cks , re -
s ize  b o n d  a llo ca t ion s, re p rice  e q u it y, re vis it  sch e d u le s .



IMP ACTS

Co n t e xt
Mu lt ifa m ily h ou sin g  
la n d sca p e

Le g isla t ive  ch a n g e s a ffe c t in g  
fin a n c in g  s t ru c t u re s

BBB 25% Te st  – re le va n ce  t o  
d e ve lop e rs  & in ve st o rs

1. In c re a s e  in  To t a l De ve lo p m e n t  Co s t s  (TDC)

• Drive n  b y d iffe re n ce  in  ra t e s  b e t w e e n  t a xa b le  a n d  
t a x-e xe m p t  fin a n c in g

2. Ad d e d  In t e re s t  Offs e t  b y Ta x Cre d it s

• Hig h e r t a xa b le  in t e re st  co st s

• P o t e n t ia lly b a la n ce d  b y in c re a se d  t a x c re d it s

3. Bo n d  Fe e s  Im p a c t e d

• Typ ica lly ca lcu la t e d  o n ly o n  t a x-e xe m p t  p o rt io n

• Ch a n g e s m a y in c re a se  t o t a l fe e s

4 . P ra c t ic a l Ta k e a w a ys

• Exp e c t  h ig h e r u p fro n t  co st s

• Mo d e l ca re fu lly t o  u n d e rst a n d  o ffse t s

• Co n sid e r im p a c t s  o n  lo n g -t e rm  p ro je c t  fe a sib ilit y



Im p a c t  o n  P AB Vo lu m e  Ca p  & 
Un it  P ro d u c t io n
■ Lo w e r t h re s h o ld  fre e s  s ig n ific a n t  vo lu m e  c a p , e n a b lin g  m o re  4 % 

LIHTC d e a ls  t o  p ro ce e d .

■ Exp e c t  in c re a s e d  c o m p e t it io n  fo r  e q u it y; p o t e n t ia l m o d e st  
d o w n w a rd p re ssu re  o n  t a x c re d it  p ric in g .

■ P ip e lin e  re p rio r it iza t io n : p ro je c t s  p re vio u sly sh o rt  o n  ca p  m a y n o w  
p e n c il w it h  p a rt ia l t a x-e xe m p t  + t a xa b le  t ra n ch e s.

■ HFAs m a y re vise  a llo ca t ion /in d u ce m e n t  p ra c t ice s a n d  sco rin g  t o  
m a n a g e  d e m a n d .



Ca p it a l St a c k  Im p lic a t io n s

■ Gre a t e r  fle xib ilit y  t o  m ix t a x-e xe m p t  a n d  t a xa b le  d e b t w h ile  
p re se rvin g  4 % c re d it s .

■ P o t e n t ia l t o  o p t im ize  d e b t  s e rvic e  c o ve ra g e  ra t io s w it h  sm a lle r t a x-
e xe m p t  t ra n ch e  a n d  la rg e r t a xa b le  firs t  m o rt g a g e .

■ Re vis it  s o u rc e s /u s e s : d e ve lo p e r fe e  t im in g , b a sis  b o o st s , so ft  fu n d in g , 
re se rve s .

■ W a t ch  fo r p riva t e  u se , a rb it ra g e  re b a t e , a n d  ch a n g e -in -u se  
co n sid e ra t ion s.



St a t e  HFA & Is s u e r  
Co n s id e ra t io n s
■ Re c a lib ra t e  b o n d  in d u c e m e n t  s iz in g  a n d  c a rryfo rw a rd  s t ra t e g y u n d e r  

25%.

■ Up d a t e  a llo c a t io n  p la n s /QAP s  a n d  a p p lica t ion  g u id a n ce  t o  re fle c t  n e w  
ru le s .

■ Co o rd in a t e  c lo sin g  ca le n d a rs t o  a cco m m o d a te  sp lit -issu a n ce  a n d  t im in g  o f 
p la ce d -in -se rvice .

■ Exp a n d  co m p lia n ce  o ve rs ig h t  fo r m ixe d  t a xa b le /TE s t ru c t u re s .



P r ic in g  & In v e s t o r  De m a n d

■ P e rm a n e n t  12% in c re a se  in  c re d it s  fo r 9% t a x c re d it  d e a ls m a y a t t ra c t  
m o re  in ve s t o r  c a p it a l t o  LIHTC.

■ Bo n u s d e p re c ia t ion  ca n  in flu e n ce  yie ld  t a rg e t s  a n d  p a y-in  t im in g .

■ Mo re  d e a ls  ch a sin g  e q u it y co u ld  p re s s u re  t a x c re d it  p r ic in g ; m o n it o r 
in ve st o r le t t e rs  a n d  p ip e lin e s .

■ Mo d e l s e n s it ivit y: c re d it  p rice  ±5–10 ¢, co n st ru c t ion  co st  in fla t io n , a n d  
p e rm a n e n t  ra t e  a ssu m p t ion s .



THANK YO U
DAVID JONES

CFO, CSG ADVISORS
d jo n e s@csg a d viso rs .com

mailto:djones@csgadvisors.com


Questions?

We Are Housing New Mexico



We’d Love Your Feedback!

Rating This Session

1. Log into the 2025 New Mexico Housing 
Summit App

2. Click on: Agenda

3. Search for: U.S. Capital Markets Update: 
Where We Are, Where We’re Headed & 
Why It Matters to Housing

4. Select the Session

5. In the top right corner, click on “Rate”

6. Save your rating.

We Are Housing New Mexico
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