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Texas Housers supports low -income  Texans ’ e ffort s  to 
achieve  the  dream of a  decent , a ffordable  home  in a  qua lity 
ne ighborhood of the ir choice .

Ben Martin Research Director



The Texans who cannot afford 
hous ing  are  ove rwhe lming ly the  
Texans  with the  lowes t -incomes .



State of Affordability in Texas
Texas Comptroller Report, August 2024
- Cost burden concentrated among lowest income 

households : “88 percent of households with 
annual incomes less than $20,000 were cost 
burdened, compared to 8 percent of households 
with incomes of $75,000 or more” (p. 8)

- “Texas ranks 46 out of 51 on the national scale 
(including the District of Columbia) with only 25 
affordable and available rental homes per 100 ELI 
[extremely low income, making 0 -30% of area 
median income] renter households” (p. 13)

Source: The Housing Affordability Challenge, Texas Comptroller of Public Accounts



Most severe housing needs among lowest -income

Source: National Low-Income Housing Coalition, The Gap Report, Texas, 2024



- Shortage  of 670 ,000+ unit s  
a ffordable  and ava ilable  to ELI 
households

- Over the  pas t  decade , Texas  has  
los t  cheape r unit s  and built  more  
marke t  ra te  hous ing  for highe r-
income  households , le ading  to a  
worsening  shortage  of deeply 
a ffordable  unit s . 

The supply of low -rent rental housing is shrinking



Texas’ workforce is low -income.



- Mixed evidence  about  the  ability of marke t  ra te  product ion making  
hous ing  cos t s  a ffordable  for low-income  households , even in the  long  
te rm.

- At  a  minimum, we  need a  “yes  and” approach tha t  a lso includes  direct  
support  for the  lowes t -income  households  who are  the  mos t  cos t  
burdened.

- For 3 0% AMI unit s , it  is  a  rule  of thumb in the  indus t ry tha t  the se  unit s  
cannot  be  built  and mainta ined without  ongoing  subs idy.

Land use deregulation cannot fix this alone.



- The  HTC prog ram is  the  s ing le  la rges t  produce r of income-re s t ric ted 
hous ing  in Texas .

- Thus  the  prog ram has  an outs ized role  to play in mee t ing  the  hous ing  
needs  of Texans .

- The  HTC prog ram mus t  provide  the  highes t  and bes t  public  bene fit  in 
exchange  for public  subs idy by providing

- The  mos t  unit s  poss ible
- With the  deepes t  poss ible  affordability
- In high opportunity loca t ions  tha t  g ive  re s idents  choice  of where  to 

live
- With decent  quality and appropria te  amenit ie s

The role of the Housing Tax Credit program



Fair Housing in the Housing Tax Credit program
- Texas must comply with civil rights and fair housing law, cannot use federal 

dollars in ways that promote segregation of protected classes.
- Moving to high opportunity areas has been linked to positive outcomes for low -

income families, especially children.
- This is critical to breaking cycles of intergenerational poverty.
- In the 2010s, the state housing agency made great progress in reducing the 

concentration of tax credit properties in high -poverty areas.



More 9% awards in low poverty tracts in 2010s

Source: TDHCA Draft 2025 Site Demographic Characteristics Report, Property Inventory as of August 30, 2024



How can the Legislature address low -income housing?
ONE: Kickstart low -income housing funding.
- e.g., the State Housing Trust Fund, the State Housing Tax Credit
- What about land use deregulation? To reach lowest -income households, at 

minimum it’s a “yes and”.



How can the Legislature address low -income housing?
TWO: Improve the effectiveness of state housing programs for low -income 
Texans
Housing Tax Credits:
- Strengthen the delivery of tax credit housing in high -opportunity areas.
- End veto choke points that make it harder to build Housing Tax Credit 

properties than other developments.
- End mid-lease rent increases at Housing Tax Credit properties.



How can the Legislature address low -income housing?
TWO: Improve the effectiveness of state housing programs for low -income 
Texans
Public Facility Corporations:
- Improve multifamily property tax exemptions in Local Gov’t Code, Chpts. 303, 

392, and 394 to better serve taxpayers and low -income Texans.
- What is this tool supposed to do? Low -income housing? “Workforce” housing? 

Economic development? 
- Taxpayers and local governments get a raw deal.
- Does not address Texas’ real affordable housing crisis. 
- Ripe for abuse. Industry targeting properties that do not need the exemption.



How can the Legislature address low -income housing?
THREE: Establish basic protections for renters under the law.
- Junk fees: Require fee transparency and an “all -in” rent amount in advertising 

and leasing.
- Evictions: Help renters and landlords avoid unnecessary evictions and 

instability.
- Seal eviction records when the tenant does not lose their case.
- Give tenants the courtesy of a few days to pay the rent they owe before 

landlords can file an eviction (“opportunity to cure”).



Thank you

Ben Martin ben@texashous ing .org
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