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... Raymond James Disclaimer

Raymond James & Associates, Inc. is providing this information to you for discussion purposes. The materials do not contemplate or relate to a future issuance of municipal securities.
Raymond James & Associates, Inc. is not recommending you take any action, and this information is not intended to be regarded as advice within the meaning of Section 15B of the
Securities Exchange Act of 1934 or the rules thereunder.

Raymond James & Associates, Inc., member New York Stock Exchange/SIPC.

The information contained herein is solely intended to facilitate discussion of potentially apPIicable 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, if ever, confirmed in a definitive written agreement. While we believe that the outlined financial
structure or marketing strategy is a reasonable approach under the current market conditions, the market conditions at the time any proposed or hypothetical transaction is structured or
sold may be significantly 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 compléete or that any results indicated will be achieved. In no way is past performance indicative of future results. Changes to an¥ ﬁrlces, levels, or assumptions contained herein ma){
have a material impact on results. Any estimates or assumptions contained herein represent our current reasonable judgment as of the date indicated and are subject to change withou
notice. Examples are merely representative and are not intended to be all-inclusive.

Raymond James shall have no liability, contingent or otherwise, to the recipient hereof or to any third ﬁarty, 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.

Raymond James is not hereby acting as a Munici?al_ Advisor (as defined in Section 15B of the Exchange Act of 1934, as amended), and we expressly disclaim any intention to act as a
fiduciary to anyone in connection with this presentation. The information provided is neither intended to (i) give any recommendation or “advice” (within the meaning of Section 15B of
the above-referenced Act), nor (ii) be and should not be construed as such. All information regarding municipal financial products or the issuance of municipal securities is only given to
provide you with factual historical information or to demonstrate our experience with respect to municipal markets and products.

Ra¥mond 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 accounting, tax, and other 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 (mcludm% 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 fo a public or private offering of securities by one or more of the entities referenced herein.
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.- HFA Single Family History

*  Until mid-2008, most HFAs funded mortgage loan/DPA programs through the sale of tax-exempt
single family MRBs sold to the public, including the GSEs (Fannie Mae and Freddie Mac).

- Single family MRBs were designed to fund below market rate mortgage loans & DPA to qualifying
low-and-moderate income first-time homebuyers.

« Economic dislocations following 2008 and the Great Recession (when “Housing” became a 4-
letter word) made Single Family MRBs difficult to sell effectively, particularly longer-dated MRB
maturities.

*  Most HFAs securitize loan production into MBS (GNMA, Fannie Mae, Freddie Mac). The lack of
liquidity of MRBs relative to MBS (along with the direct (or implied) full-faith and credit nature of
such MBS) resulted in a dislocation between MRBs and MBS in the wake of 2008.

The New Issue Bond Program (NIBP), where the U.S. Treasury purchased 60% of an MRB (in
some cases 100%), enabled HFAs to continue their single-family programs from 2009-2012
during significant market dislocation.
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.. Incorporation of TBA by HFAs

- With NIBP over by 2012, TBA became predominate financing tool for
HFAs for several years post-NIBP, and is still used today.

 What is TBA? To-Be-Announced — market that lenders utilize daily —
forward MBS delivery.

- TBA market is one of the largest financial markets.

* Why HFAs pivoted to TBA?
Less upfront costs to HFA than MRBs
Ability to raise money for DPA (though not as much as pre-2020)

- As rates have increased in recent years and TBA has become less
efficient, many HFAs are once again exploring MRB financings.
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.. Single Family Funding Basics — TBA vs MRB

*» HFA/Lenders — program guidelines/mortgage origination agreement MRB
» HFA/Servicer — servicing agreement P -:
- U dB'md't — Bondholders :
NAaerwrier
» HFA/Custodian — custody agreement : - :
_____ -
| I
» HFA/Hedge Provider — MBS purchase agreement : Bond Trustee 1
I 1
| |
| - 1 e —— j Pp—— '
I |
| \
- Hec?ge | MBS Purchaser : GNMA
| Provider . FNMA
'_________1 I FHLMC
I |
I ' H
1 Loan omeowiners
| i <«
|
|

|~
] ’

NALHER 2026




.: Single Family MRB Issuance Trends

Single Family HFA Municipal Financings by Tax Status

- Significant TBA volume in 2012-2022 35,000
* As interest rates rose post COVID,
MRB issuance climbed with it. 30,000
- 2023-2025 saw record levels of tax-  _ -
exempt MRB issuance. F 25000
- Pre-2008, Taxable MRBs primarily T 20000
used to refund callable bonds. E
- Drivers of increase of taxable volume 3 15,000
starting in 2023 include (i) funding for ¢
non-qualified loans (TBA i 2 10,000
replacement) programs and (ii) =
volume cap constraints from record 5 000
MRB issuance. ’ I ii I
% SF Taxable Issuance 0
© 2000-2011: ~11% S 8233 S2=3833838§
2012-2026YTD: ~23% D DERREERAE

2023-2026YTD: ~ 32% ENon-AMT M Taxable EAMT

Source: LSEG; *2026YTD 4
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.. Single Family Financing Considerations

- TBA competitive with MRB? °
- Taxable MRB vs TBA?

* % of non-bond loan production
that would meet tax-exempt bond
requirements?

*  Volume Cap considerations?
SF/MF MRBs & MCCs?

Local HFA ~10-15bps higher bond
rates than State HFA MRB. .

- MRB IRS requirements more
restrictive than TBA.

* Lender/realtor network? Training? °
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Premium PAC? Ability to
support PAC schedule.

Issuer contribution? Costs: Neg
Arb & COI

Investments to reduce upfront
contribution? GIC/ladder UST
portfolio/money market?

Standalone/open indenture?
Form of DPA?

Recycling volume cap?
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-+ Single Family Housing Revenue Bonds, 2025 Series C (Non-
* AMT) and Series D (Taxable)

» Continuous lending program
» Utilize line of credit at Federal Home Loan Bank of Atlanta
* Issue Premium PAC bond to generate additional cash at closing

» Use prior zero participations and create new zero participations for
future bond issuance

* Preserve Private Activity Allocation by issuing Taxable Bonds
* Reuse/Recycle Volume Cap
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Continuous Lending Program

- Between issuance of single family bond issues, the Authority has a
continuous lending program where first-time homebuyer loans continue to
be originated by participating lenders.

- The Authority monitors the market to make adjustments to mortgage rates,
downpayment assistance, etc. during this time.

* As these loans are being originated and closed by the participating
lenders, the Master Servicer agrees to purchase the loans from the
lenders and on a monthly basis sells the MBS pools to the Authority.

« The Authority uses its line of credit at the Federal Home Loan Bank of
Atlanta (FHLB) to purchase the MBS pools until new bonds are issued and
the MBS at the FLHB can be delivered to fully fund the bond issue.
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Premium PAC Bond

*  Non-AMT portion issued as a traditional bond structure including
semi-annual serial bonds, term bonds and a structured bond known
as a premium PAC bond (Planned Amortization Class).

- Raise additional bond proceeds by issuing a portion of the 2025CD
bonds at a premium to fund accrued interest on the MBS, pay any
premium due on the MBS as purchased, and reimburse the Authority
for a portion of its upfront contribution towards the 2025CD costs of
ISssuance.

NALHER 2026




.- - Zero Participations

*  Previous bond issue 2025A sends “excess spread” beyond the
allowable 1.125% single family yield spread (mortgage yield less
bond yield) in the form of zero % participations (“Zeros”) to the
2025CD issue to reduce the mortgage rate. The rate is reduced
when proceeds at effective 0% interest rates are transferred from

2025A to 2025CD.

« 2025C Non-AMT portion will have additional “excess spread” and
create subsidy of ~$3,190,000 in Zeros for future issuance of bonds

at a later date.

» Zeros not only assist in lowering rates for future borrowers but also
provide the Authority with a hedge against increases in bond rates.
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.-+ Taxable Bonds

«  Series 2025D included taxable bonds which helped to minimize the
usage of volume cap. Taxable bonds were similar in structure to the
tax-exempt bonds but with no premium PAC bond.

 Pinellas County only received ~$51,000,000 private activity allocation
iIn 2025 and that allocation is used for single family and multifamily
bond issues.

Tremendous need to stretch resources. This structure allowed us to
save $6,500,000 in allocation.
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Pricing Recap

- $22,000,000 total Bonds
+ $15,500,000 Series C (Non-AMT)
+ $6,500,000 Series D (Taxable)

* Pricing date Tuesday, August 12, 2025

« $7,400,000 of Premium PAC Bonds raised $766,936 of bond
premium

» |ssuer Contribution $120,000

+  Warehoused MBS: GNMA and FHLMC pools ranged from 5.75% -
7.00%
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Pricing Recap

- The Bonds priced at an aggregate yield of 5.10%, which given that
30% of the bonds sold were taxable and did not use volume cap,
provided an attractive blended cost of funds to the Authority to fund
MBS and loans in the Authority’s pipeline.

 Shortly after the closing of 2025CD, approximately $18,700,000 of
MBS were funded with the remaining 2025A bond proceeds and the

majority of the 2025CD bond proceeds with MBS warehoused with
the Authority’s line of credit at FHLB.
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.- - Stretch Volume Cap with Recycling

*  New loan originations can be funded with recycled Principal
Repayments and Prepayments (“Repayments™) from existing tax-
exempt bond issues without requiring new bond allocation.

* Repayments can be recycled for the first 10 years of the life of a
bond
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Stretch Volume Cap with Recycling

- With a Line of Credit, Repayments from prior bond issues can be
preserved to be used with a future bond issue.

» Issuer borrows an amount equal to the Repayments to redeem bonds and
the Repayments are used as collateral on the loan

* The collateral is paid off with new bond proceeds and the Repayments are
released for deposit to the acquisition account of the new bond issue for
additional loan originations

* The bond issue Is sized up in an amount equal to the Repayments without
using additional volume cap.
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Questions?

Kathryn Driver, Executive Director
Housing Finance Authority of Pinellas County
450 Carillon Parkway, Suite 105
St. Petersburg, FL 33716
(27-223-6418
kdriver@pinellashfa.com
www.Pinellas.gov/hfa
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Thank you for
attending this session

PP We value your opinion:

Please share your feedback by taking
the session survey in the mobile app.






