
THDA’s Great Choice Mortgage Loan Basics 101
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Or missing the 
closing costs?



Who 
can 

THDA 
help?



First-Time Home Buyers

First-Time Home Buyers
Veterans/Military

Borrowers Buying in “Targeted” Areas
1st Time Home Buyers Without A Credit Score

Millennials 



AFFORDABLE 
MORTGAGE 
FINANCING

AVAILABLE 
THROUGH 
APPROVED 
LENDERS

MORTGAGE 
REVENUE 

BOND 
PROGRAM

NO TAX 
DOLLARS USED



GREAT CHOICE MORTGAGE 
LOAN PROGRAMS

Available for all 
eligible applicants

Available for eligible 
veterans/military

Rate reduction: .50%

First 
Mortgage



GREAT CHOICE MORTGAGE 
LOAN PROGRAMS

Second 
Mortgage

(DPA)

Available across 
Tennessee



2nd Mortgage: 30-Year Term

Interest rate is 
equal to the first 

DPA= 6% of 
the sales price

Monthly payment 
considered in debt ratio



2nd Mortgage: 30-Year Term

0% Interest rate

$6,000 Down 
Payment Assistance

Due on sale 
or refinance



• VA: 0%
• USDA: 0%

• FHA Loans: 3.5%
• Conventional Loans: Up to 22%

LOAN TYPES AND 
DOWN PAYMENT REQUIREMENT



3Any remaining may be used towards closing costs



Conventional + THDA = Requires 22% down = Uninsured
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wner-Occupied
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+ in prior 3 
years

+ as a 
primary 

residence

+ and 
occupied

+ have not 
owned



First-time 
homebuyer?

Marital 
interest in 

prior 3 years?

Benefited 
from marital 

property even 
if not on 

mortgage in 
prior 3 years?

Both 
spouses 
must be 
first-time 

homebuyers

Non 
Borrowing 

Spouse



Targeted Areas

IRS determined 
chronic economic 
distressed areas

Entire counties
or

Census tract(s) 
within counties

95 TN counties 
43 counties targeted 
15 partially targeted

Repeat 
buyers 

allowed!



Repeat 
buyers 

allowed!



First-time 
homeowner? No

Buying in a 
targeted 

area?

Yes

Yes

No No

Military/ 
Veteran?

Owned a 
home in last 3 

years?

Yes

Lived in the 
home?

Down Payment 
Available!* 

6% or $6,000!

No

Yes

* Eligibility Requirements Apply

Are you a first-time homeowner?



Only includes the income of the mortgagor.
+

That’s it!
+

No joke!
+

We no longer consider “household” income!

MRB Income Limits



Download this form at 
https://thda.org/homeow
nership-partners/realtors

https://thda.org/homeownership-partners/realtors


• Existing Construction - Free 60-day rate lock 
• New Construction - Free 120-day rate lock 

Acquisition Cost Limits



Building Types 
Allowed:

• Detached
• Semi-Detached
• Condos
• Townhomes
• Row-Houses
• Manufactured Homes
• HUD OwnedSi

ng
le 

Fa
m

ily
 R

es
id

en
ce

HUD 
Definition: 

Up to 4 units 
with 1 being 

owner 
occupied



Si
ng

le 
Fa

m
ily

 R
es

id
en

ce
Restrictions Maximum

Land 5 acres

Appraised Value over 
Acquisition Cost

20%

Land Value of 
Appraised Value

40%



Primary 
residence

Applicant(s) 
occupied

Occupied 
within 60 days

BUSINESS USE 
PROHIBITED

OWNER-
OCCUPIED 
RESIDENCE



640 Minimum Score



45% Maximum DTI



• 36% max. DTI
• 2 Months PITI Reserves (may not be gift)
• 3 non-traditional trade lines

“No Score” 
Borrowers



Lender: 
Application

Lender: 
Underwriting

THDA: Tax Code 
Compliance

Lender: ClosingLender: Post 
Closing

THDA: Purchase 
from Lender

THDA: Servicing

The Life of a 
THDA Loan



GreatChoiceTN.com



In-Person Course: 
Up to $99 per Household

On-Line Course: 
$99 per Household

Certificate good for 12 months
All borrowers/co-borrowers must take course 

Homebuyer Education



Homebuyer Education42% Fewer 
Odds of  

Foreclosure
55% Fewer 

Odds of First 
Default 

Leading to 
Foreclosure

Better than 
“skin in the 

game”!



Lender Password:
mortgage

Realtor Password:
downpayment

GreatChoiceMarketing.com



What’s the difference?

QUALIFYING 
INCOME

HOUSEHOLD 
INCOME



What’s the difference?

TENNESSEE TARGETED 
AREAS



What’s the difference?

GREAT 
CHOICE

GREAT 
CHOICE PLUS



Advantages of THDA’s Great Choice Mortgage Loan Programs
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