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116th Congress
Term - (1/3/2019 – 1/3/2021)

U.S. House:

U.S. Senate: 

NAHMAnalysis about key players for 
housing policy in the 116th Congress 
available online

FY 2019 Appropriations

 After multiple short-term Continuing Resolutions in Fall 2018, FY19 
funding lapsed for approximately 25% of the federal government for 35 
days starting on Dec. 22, 2018

HUD, UDSA, Treasury, other agencies affected

Most agency staff furloughed; normal operations at HUD and USDA shut 
down

Federal agencies returned to work on Jan. 28, 2019

Congress held oversight hearings to investigate HUD’s handling of 
contract non-renewals and communication issues during the shutdown

 NAHMA members impacted

1,000+ HUD contracts not renewed due to shutdown, for December-
January

Generally, members accessed reserves to cover costs

FY 2019 Appropriations - Details

 On Feb.15, President signed funding bill to end shutdown

 Project-based Rental Assistance (PBRA)

PBRA FY19 funding levels – sufficient to renew all contracts
PBCAs – Congress encourages HUD to work with performance-based 

contract administrators to identify cost savings while ensuring 
continuation of all necessary tasks

Section 202 program – provides $51 million for new capital advances 
and project-based rental assistance contracts, up to $90 million for 
service coordinators and the continuation of existing congregate service 
grants, and $10 million for aging in place home modification grant 
program

Section 811 program – provides just over $30 million for new capital 
advance and project rental assistance awards, and directs HUD to 
prioritize the creation of new unit configurations that help localities 
comply with their Olmstead obligations
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FY 2019 Appropriations - Details

 Tenant-based Rental Assistance (vouchers)

 Includes $25 million to implement new Family Mobility Demonstration

 $20 million to support PHA programs designed to empower families to successfully 
move to, and remain in, lower-poverty areas 

 Up to $5 million for incremental housing vouchers for families with children that 
participate in the demonstration 

 Again rejects Administration’s proposed Rent Reforms

 Maintains Public Housing Cap Fund, Housing Trust 
Fund, HOME, CDBG, Choice Neighborhoods and U.S. 
Interagency Council on Homelessness

All were proposed to be eliminated by the Administration

 Rural Housing programs see slight decrease due to 
program attrition; sufficient funding for renewals

FY 2019 Appropriations – HUD 
Housing and Urban Development

Fiscal Year 2019 Appropriations Act ($ in millions)

HUD Affordable Housing and 
Community Development Programs

FY19 
Enacted

FY20 
Request

FY20 

House Passed

Tenant-Based Rental Assistance 22,598 22,444 23,810

Contract Renewals 20,313 20,116 21,400

Project-Based Rental Assistance 11,747 12,021 12,590

Housing for the Elderly (Section 202) 678 644 803

Capital Advance 51 0 140
Service Coordinators 90 90 95

Home Modifications – Aging in Place 10 0 10

Supportive Housing for Persons with 
Disabilities (Section 811)

184 157 259

Capital Advance 30 0 96.5

Community Development Fund 3,365 0 3,600

HOME 1,250 0 1,750

FY 2019 Appropriations – USDA

USDA – Rural Development 
Fiscal Year 2019 Appropriations Act ($ in millions)

RHS Programs
FY19 

Enacted

FY20

Request 

FY20

House Passed

Section 521 Rental Assistance 1,331 1,407 1,375

Section 515 Rental Housing Direct 
Loans

40 0 45

Multifamily Revitalization 51.5 0 75

Preservation Demonstration 24.5 0 40

Section 542 Rural Housing Vouchers 27 0 35

Section 538 Loan Guarantee 230 250 250
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Budget Deal FY 2020-2021

 House and Senate pass “Bipartisan Budget Act of 2019”

 Suspends U.S. debt limit through mid 2021 to eliminate 
looming risk of default

 Establishes two-year budget caps with $324 billion in 
additional domestic and defense funding above current 
spending cap levels

 Agreement lifts immediate risk of sequestration; will 
likely expire uncontested

 With overall budget deal in place, appropriators can focus 
on FY20 program funding levels

FY 2020 Appropriations –
President’s Budget Request

 Administration’s proposed Rent Reforms

Rent Calculations and Minimum Rents:

 Increases tenant rent contribution to 35% of gross income (not adjusted by 
deductions)

 For Elderly and Disabled households, increases rent to 30% of gross income
 Sets minimum rent at approx. $150/mo or higher
 For Elderly and Disabled Households, sets min. rent at $50/mo or higher for 

new residents (phase-in for existing tenants)

Family Income Reviews:
 Reduces family income reviews to triennial; prohibits interim reexaminations 

that result in higher rents

Alternative Rent Structures:
 Allows for the creation of alternative rent structures (tiered or stepped rents, 

etc.)

Work Requirements:
 Allows PHAs/Owners to impose work requirements

FY 2020 Appropriations –
President’s Budget Request

 Public Housing Cap Fund, Housing Trust Fund, HOME, 
CDBG, Choice Neighborhoods, all Rural Housing 
Programs (maintains Section 521), and U.S. Interagency 
Council on Homelessness

All were proposed to be eliminated by the Administration

 Authorizes $100 million for the Rental Assistance 
Demonstration (RAD) program and Establishes Public 
Housing Capital and Operating Fund Flexibility 

 Congress has expressed bipartisan disapproval in recent 
hearings; NAHMAnalysis available online
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FY 2020 Appropriations – Congress

House has passed funding bills for HUD, USDA
Strong funding levels for HUD and RHS programs

Reject the President’s requested cuts and program eliminations 

 Include a number of policy amendments, including halting HUD’s 
immigrant eligibility rule

New caps fall just under House levels, so lawmakers will need to 
make certain funding adjustments

Senate under pressure to complete funding bills 
before fiscal deadline end of September
NAHMA advocating for numbers similar to House levels

Senate in time crunch because of August Recess

House and Senate expected to conference bills; 
short Continuing Resolution likely

Section 202 PRAC Funding

 In July 2019, HUD informed NAHMA and industry 
colleagues that 202 PRAC account funding is limited until 
the end of the Fiscal Year (September)
HUD will delay rent increases until funding becomes available in 

the next fiscal year

 Currently has enough funds for Oct renewals, but not Nov
Will continue to consider/process straight renewal requests and 

increases under 5% 

 NAHMA concerned about impacts of funding delays
Could impact property abilities to make costly repairs

Could impact owners positioning rents for RAD for PRAC 

HUD believes that once full funding is appropriated, they can 
process the increase requests

KEY LEGISLATIVE ISSUES:
LIHTC and Tax Reform
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Tax Reform in the 115th Congress
 In December 2017, Congress passed the “Tax Cuts and 

Jobs Act”

 Retained the Housing Credit with no modifications

 Retained tax-preferred status of private activity bonds (PABs), 
including MFH Bonds, which triggers the critical 4% credit rate

 Lowered top corporate tax rate from 35% to 21%, effective 
January 1, 2018, which somewhat reduced Housing Credit value

 Created a base erosion and anti-abuse tax (BEAT), which would 
make Housing Credit investment less attractive to certain investors 
with foreign operations (however, final bill exempts 80% of the value 
of the Housing Credit from the BEAT, which could mitigate the 
impact) 

Tax Reform in the 115th Congress

 Included the Investing in Opportunity Act

 Incentivizes investments in low-income areas defined by state 
governors as “Opportunity Zones”; 

 Temporarily defers recognition of capital gains that are reinvested; 

 Reduces or exempts capital gains made available to long-term 
investments;

 All states and territories have opted-in and selected their zones 
(8700+); IRS provided FAQs certifying Opportunity Funds and 
released proposed regulations addressing the initial investments

 HUD Secretary chair of White House Council aiming to target 
federal resources into Opportunity Zones; implementation plan

 April 2019: HUD requesting public comment on OZ policy

 NAHMAnalysis available

Community Reinvestment Act (CRA)
 April 2018: Treasury released “modernization” recommendations

 Includes changes to the program’s administrative framework, expansion of 
eligible activities, and more specific criteria for eligibility and ratings:
 Update definitions of geographic assessment areas to reflect “changing nature of 

banking”

 Increase clarity and flexibility of CRA examinations to increase transparency and 
effectiveness of ratings

 Improve examinations process to increase timeliness of evals and increase 
accountability for banks

 Incorporate performance incentives to better serve CRA intended purpose; 
incentivize bankers to do more for low- and moderate-income communities

 Does not recommend expansion to cover Credit Unions / non-bank institutions

 August 2018: OCC released Advanced Notice of Proposed 
Rulemaking on CRA Modernization
 Solicited stakeholder comments on increasing lending and services in areas 

that need it the most; clarifying and expanding eligible activities, establishing 
metric-based thresholds for CRA ratings, etc.

 April 2019: Congressional hearings on CRA impacts on housing
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KEY LEGISLATIVE ISSUES:
Major Legislation in the 116th Congress

Violence Against Women Act (VAWA)

 Reauthorization introduced after February lapse
 Introduced by Reps. Karen Bass (D-CA) and Brian Fitzpatrick (R-PA)

 Significant new provisions, including related to guns, housing

 Passed House in March by a vote of 263-158

 Significant New Housing provisions
 Adjusts resident screening requirements

 Expands emergency transfer requirements

 Expands requirements regarding early termination of assistance

 Expands access to Tenant Protection Vouchers for DV survivors 

 Future uncertain in Senate
 Senate Committees working on separate reauthorization draft

 NAHMA is working with Congress on the housing provisions

Affordable Housing Credit Improvement Act

 Sens. Cantwell (D-WA), Isakson (R-GA), Wyden (D-OR), 
Young (R-IN), and Reps DelBene (D-WA), Marchant (R-
TX), Beyer (D-VA), and Walorski (R-IN):

 Increase LIHTC authority by 50% over five years (12.5% 
expansion for 4 years authorized by FY18 Appropriations)

 Set a minimum 4% rate for both acquisition credits and for 
housing bond-financed credit properties

 Better align LIHTC student rule with the HUD student rule and 
provide exemptions for single parents, formerly homeless youth 
and those aging out of foster care, victims of domestic violence, 
veterans, and others

 Align the Housing Credit with VAWA
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Affordable Housing Credit Improvement Act
 S. 1703 / H.R. 3077 also provide:

 Make Housing Credit properties in rural and hard-to-serve areas 
eligible for additional credits if needed for financial feasibility

 Clarify that the Housing Credit and Housing Bonds can be used to 
develop properties specifically for veterans, other special populations

 Enable states to maximize Private Activity Bond affordable housing 
resources by recycling Multifamily Housing Bonds that are used in 
conjunction with Housing Credits

 For newly financed properties, replace right of first refusal with a 
purchase option at the minimum purchase price allowed by law

 Allow tenant relocation costs to be capitalized as part of the cost of a 
rehab

 NAHMA is working with House and Senate offices to gather new 
bipartisan co-sponsors to the bill; advocacy resources and 
nahmanalysis available online

Save Affordable Housing Act

 Introduced by Sens Wyden (D-OR) and Young 
(R-IN), and Reps Neguse (D-CO), Beyer (D-VA), 
and Walorski (R-IN)
Repeals qualified contract option in Section 42 for 

future developments

 Eliminates the QC provision being used as an opt-out 
for properties awarded credits or bonds beginning in 
2019

Corrects statutory price for purchase of existing 
properties so that it is based on fair market value of 
property as affordable housing

Task Force on the Impact of the 
Affordable Housing Crisis Act

 Bipartisan bill introduced by Sen Young (R-IN); 

 Task force with bipartisan leadership to better 
understand and respond to America’s affordable 
housing crisis:

 Evaluate, quantify impact of lack of affordable housing on 
other areas of life/life outcomes (education, employment, 
income, health, nutrition, access to transportation, poverty)

 Quantify costs incurred by other federal, state, and local 
programs due to lack of affordable housing

 Make recommendations to Congress on how to use affordable 
housing to improve effectiveness of other federal programs 
and improve life outcomes
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Housing Voucher Mobility Demonstration

 Re-introduced early in 116th Congress
 Senators Young (R-IN), Van Hollen (D-MD), Rubio (R-FL), Klobuchar 

(D-MN), Blunt (R-MO), and Hassan (D-NH)

 Authorizes 5-year demonstration to help voucher holders 
meet mobility goals (moving to higher-opportunity areas)
 Would require PHAs to submit regional housing mobility plans 

detailing how proposed group will assist families in moving 

 HUD would award demonstration funds on competitive basis and 
prioritize regional collaborations with high concentrations of voucher 
holders in low-opportunity neighborhoods, etc.

 Report to identify cost-effective methods to increase voucher mobility

 Passed House in March 2019
 FY19 Appropriations bill includes funding

CO-Alerts Act (Carbon Monoxide)

 Introduced by Sens. Scott (R-SC) and Menendez (NJ)

 Bipartisan bill requiring:

Carbon monoxide alarms in units that have 
potential CO sources like gas-fired appliances, 
fireplaces, forced air furnaces, and attached garages;

Carbon monoxide alarms in rural housing, 
managed by USDA;

HUD guidance on how to educate tenants on health 
hazards in the home, including carbon monoxide 
poisoning and lead poisoning

HUD study on health impacts

HUD Physical Inspection Process 
Legislation

 HUD Inspection Process and Enforcement 
Reform Act

 Introduced by Sen. Rubio (R-FL), Rep. Ferguson (R-GA)

 Allows the agency to remove certain HUD employees; 
protects “whistleblowers” who report misconduct; requires 
HUD to publish housing reports that detail inspection 
scores of facilities

 Housing Accountability Act

Reintroduced by Sen. Rubio and Rep. Cohen (R-TN)

Would require semi-annual tenant surveys, allows owner 
penalties depending on survey outcomes
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Tribal Access to Homeless 
Assistance Act

 July 2019: Introduced by Senators Smith (D-MN) and 
Murkowski (R-AK); Reps Heck (D-WA) and Duffy (R-WI)

 Despite prevalence of homelessness in Indian Country, 
Tribes and tribally-designated housing entities are 
unable to access the Homeless Assistance Grants 
offered by HUD

 Make Tribes, tribally-designated housing entities eligible 
to submit funding requests through their local CoC;

 Ensure Tribes and tribally-designated housing entities are 
eligible to take on the administration and coordination of 
homeless assistance grants within their geographic area

Rent Relief / Renter Tax Credit Bills

 Sen. Harris (D-CA) and Danny Davis (D-IL) re-introduced the 
Rent Relief Act in 2019:

 Provides renters with a refundable credit against their federal tax 
liability for the rent and utilities they pay in excess of 30 percent of their 
gross annual income 

 Dollar for dollar tax credit to households earning $25,000 or less 

 Available to households earning up to $100,000 ($125,000 in high cost 
areas) based on a tiered system

 Total tax credit a household could receive limited to rent paid up to 100 
percent of the Small Area Fair Market Rent

 Households living in government-subsidized housing eligible to receive 
annual tax credit equal to the value of the tenant-paid portion of one 
month’s rent for the household

 Establishes tax mechanism for households to receive the credit on a 
monthly basis

American Housing and Economic Mobility Act

 Reintroduced by Sen. Warren (D-MA) and Rep. Richmond 
(D-LA):
 Calls for using federal funds to build 3.2 million housing units for low-income 

buyers, aiming to bring rents down 10% in ten years and create 1.5 million 
new jobs 

 Create $10 billion grant program for local governments to build infrastructure 
if they change exclusive zoning laws 

 Provide down payment assistance to African American borrowers and others 
historically denied mortgages; also calls for $2 billion to go to families who 
lost homes to the financial crisis

 Proposes extending Community Reinvestment Act requirements to credit 
unions

 Expands Fair Housing Act protections to include gender identity, sexual 
orientation, marital status, source of income 

 Increases mobility in voucher programs
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Ending Homelessness Act

 Re-introduced early in 116th Congress
 House Financial Services Committee Chair Maxine Waters (D-CA) 

 Advanced by Committee in March 2019

 Congressional hearing held in February to discuss policy needs

 Comprehensive plan to address homelessness 
 Provides $13.27 billion in mandatory emergency relief funding over five 

years to programs and services addressing homelessness

 Provides funding for new permanent units through McKinney-Vento 
Homelessness Assistance Grants

 Expands funding for special purpose vouchers, units for ELI and 
homeless preference, service coordination and outreach

 Provides $20 million for states and localities to integrate healthcare 
and housing initiatives

“Source of Income” Legislation

 “Landlord Accountability Act” re-introduced by Nydia 
Velazquez (D-NY) early in 116th Congress 
 Makes “source of income” a protected class under the Fair 

Housing Act

 Establishes fines for landlords who intentionally disqualify units 
from federal housing programs by letting them fall into disrepair

 Establishes new Multifamily Housing Complaint Resolution 
Program to investigate and resolve landlord/tenant disputes

 “Fair Housing Improvement Act” introduced by Senator 
Kaine (D-VA) and Rep. Peters to add fair housing 
protections for source of income and veteran status 

 NAHMA expects more SOI legislation to be 
introduced this Congress in House and Senate

Housing as Infrastructure

 April hearing on housing as infrastructure
House Financial Services Committee

Examined efforts to preserve portfolio, develop 
new affordable housing

 Draft legislation by Chairwoman Waters
 Authorize funds for public housing backlog; rural 

preservation; disaster mitigation; Housing Trust Fund; etc.

 Authorize CDBG funding specifically for housing projects

 Incentivizes state and local efforts to streamline 
regulations
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Fair Housing Hearings and Legislation
 Housing named top priority for House Committee

 Issues include Homelessness, Fair Housing, Housing Finance, etc.

 Bills introduced on criminal background, facial 
recognition software, evictions

 Fair Housing hearing held during Fair Housing Month
 Discussed housing issues related to immigration, discrimination in the 

housing market, zoning laws, LGBTQ community in homeless shelters 
and assisted housing, and sexual harassment

 Draft bills considered:

 Restoring AFFH housing protections  

 Prohibiting discrimination based on sex, gender identity, and sexual 
orientation

 Authorizing funds to prevent housing discrimination and expand FH 
programs

 Requiring reporting regarding sexual harassment housing assistance

Rural Housing Hearings and Legislation

 Hearing on Affordable Housing Crisis in Rural America
 Bipartisan House Financial Services Subcommittee in April 2019

 Rural affordable housing needs and the issue of prepayment and 
maturation of Section 515 Rural Rental Housing Loans

 Discussed USDA data, funding levels, resident protections, rural 
homelessness, rural housing production, and incentivizing private 
owner participation in rural housing programs

 Strategy and Investment in Rural Housing Preservation
 Permanently authorizes the Multifamily Preservation and Revitalization 

Restructuring Program (MPR)

 Decouples rental assistance from mortgage term, allowing USDA to 
renew rental assistance regardless of length of mortgage

 Introduced by Rep. Clay (D-MO) and Cleaver (D-MO), advanced by 
House Committee; Senate version expected soon

Housing Finance/GSE Reform Legislation

 Senator Crapo (Chairman of Senate Banking Committee) released 
legislative outline and held hearings early in 116th Congress

 Aims to comprehensively reform Housing Finance Entities:

 Preserves 30-year fixed rate mortgage

 Fannie Mae and Freddie Mac become private guarantors

 Converts the Federal Housing Finance Agency’s leadership structure to 
a bipartisan board of directors, instead of a single director

 Replaces Affordable Housing Goals and Duty-to-Serve requirements 
with a new Market Access fund that provides grants, loans, and credit 
enhancement to address rental housing needs and homeownership

 Housing Trust Fund, Capital Magnet Fund and Market Access Fund 
would all be funded through an annual assessment of 10 basis points 
of the total annual loan volume of each guarantor

 Administration released its own GSE reform plan in March ‘19

 Requests Treasury and HUD Secretaries to develop reform plans
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Community Development Legislation

 Sustainable Communities Act
 Introduced by Congresswoman Torres (D-CA) 

 Builds on HUD’s “Sustainable Communities Initiative” (SCI), which 
provided Regional Planning Grants to locally-led initiatives 

 Encourages local and federal collaboration to create more sustainable 
housing, environmental, transportation, and infrastructure programs

 Targeting Resources into Communities in Need Act 
 Sen. Booker (D-NJ), Sen. Sanders (I-VT), Rep. Clyburn (D-SC) 

 “Anti-poverty” bill to better target federal grant dollars to high-poverty 
urban, rural, and tribal communities

 Expands application of the 10-20-30 allocation formula

 Requires that a minimum of 10 percent of federal funds of a particular 
federal program go to communities with "persistent" poverty, defined as a 
county where the poverty level has been 20 percent or higher over the past 
30 years

KEY LEGISLATIVE ISSUES:
Key Bills from the Last Congress

Rent Relief / Renter Tax Credit Bills

 Sen. Cory Booker (D-NJ) and Rep Clyburn (D-SC) introduced 
the Housing, Opportunity, Mobility and Equity Act of 2018:

 Establishes new Consolidated Plan (Con Plan) requirements, enacts a 
refundable tax credit for renter households, and sets up an optional 
savings program for renters that receive the renters credit established 
by the bill:

 Requires state and local Con Plans to include strategies for creating 
affordable housing

 Provides a refundable tax credit to renters on rent paid in excess of 
30 percent of their income up to a limit of no more than the fair 
market rent; does not set an explicit income eligibility limit for 
claiming the credit

 Establishes a "Rainy Day Savings Program" allowing renters 
receiving the credit to defer up to 20 percent into a fund to be 
invested in United States Treasury bills for up to 180 days
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Rent Relief / Renter Tax Credit Bills

 Sen. Wyden introduced the Middle Income Housing Tax Credit 
Act (MIHTC)

 Based on LIHTC model and establishes a new state administered tax credit to 
encourage the building of affordable rental housing for moderate-income 
households

 Based on current data, the allocation would be $1 per capita with a $1.14 
million small state minimum; additional 5 cents per capita above this allocation 
would be reserved for rural areas (15-year compliance period)

 60% of the property’s units must be occupied by individuals with incomes of 
100% or less of Area Median Gross Income (AMGI); furthermore, tenants’ rents 
must not exceed 30% of 100% of AMGI

 A state’s unused MIHTC allocation would get added to the state’s existing 
LIHTC allocation after one year

 Aims to relieve market pressure on housing affordable at lower incomes

Public Housing Tenant Protection and 
Reinvestment Act

 Introduced by Ranking Member Waters (D-CA) 

 Authorizes full funding for public housing, plus additional 
funding to address the backlog of capital needs

 Provides loan guarantee for PHAs to attract outside 
investment in units

 Authorizes grant program that focuses on revitalizing the 
most distressed public housing units

Requires one-for-one replacement in cases where public 
housing units are demolished or sold, and 

 Increases tenant protections

KEY LEGISLATIVE ISSUES:
Implementation of Recently Passed Laws
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Housing Opportunity through 
Modernization Act (HOTMA)

 July 2016: Signed into law by President Obama
 Streamlines physical inspection protocols and income reviews

 Increases the maximum contract term for PBV from 15 to 20 yrs 

 Authorizes HUD to collect utility data

 Oct. 2016: FR Notice outlined implementation strategy
 Section 102 – changes in income and income review requirements

 Section 104 – limitations on resident assets

 2017-2019: HUD published HOTMA guidance for PHAs

 Further guidance currently underway at HUD

 Expected in late 2019 to take effect 2020; delayed due to regulatory relief / rent 
reform efforts and the partial government shutdown

Family Self-Sufficiency Program
 May 2018: Family Self-Sufficiency Act enacted

 Consolidates FSS program (formerly divided between HCV/PHAs)

 Clarifies FSS access to PBRA tenants

 Broadens services to various levels of training, education, housing 

 Part of larger overhaul of 2010 Dodd-Frank Act
 Rolls back mortgage regulations

 Allows institutions with <$10 billion in assets to waive ability-to-repay 
requirements for certain residential mortgages

 Loosens mortgage-lending requirements related to appraisals, data, 
employments, transaction waiting periods, etc.

 Increases credit reporting requirements

 Includes PHA regulatory items
 Voluntary use of shared waiting list software
 Small PHA deregulation for rural areas
 Guidance and public comment released in mid-February 2019

HOW TO GET INVOLVED:
Grassroots Advocacy

Site Visit with Congressional Staff at Mary Taylor House, West Chester, PA
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Grassroots Advocacy

 NAHMA advocacy toolkit, grassroots 
alerts, materials, and activities
 Topics include funding, Housing Credit 

program, rural housing, and senior housing 

 Video testimonials from AHMA and NAHMA 
members on advocacy experiences

 Let us know how we can help

 NAHMA’s new “Grassroots Advocacy 
Task Force” hosting regular 
“Advocacy Calls” with members

 Join our new task force!

 Successful Hill Visit Challenge in March
NEAHMA advocates for 

affordable housing – 2017

Grassroots Advocacy

 Please contact NAHMA staff for additional information about 
grassroots advocacy and meeting your representatives
 Stay tuned for grassroots alerts

 We highly encourage members to invite their representatives 
to site visits at your properties

 Excellent opportunity to change 
lawmakers’ perception of affordable 
housing

 Provides time to discuss important 
housing issues and challenges 

 Opportunity for resident engagement

 Recent NAHMA advocacy call discussed 
best practices for property tours; key 
takeaways available online

AHMA of Washington ‘17
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August 
Advocacy 
Challenge:

• Friendly 
competition 
among AHMAs

• Region with the 
most points wins

• Points per category

• Resources 
available

• NAHMA can assist 
with template 
letters, regional 
info, how-to’s, 
advocacy 
workshops, etc.

Transforming Lives Through Literacy
 Connecting affordable housing 

residents to free literacy app

 Property managers and 
owners can help by 
distributing NAHMA’s fliers 
to properties, staff, and 
service coordinators

 Literacy app is free, self-
supported, and self-paced; 
intended for all ages; available 
until August 31, 2019

 Fliers (English and Spanish) 
and more information available: 
www.nahma.org/transforming-
lives-through-literacy/
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KEY REGULATORY ISSUES:
Impacting All Agencies

Administration Focus on 
Federal Regulations and Agency Reform

 Trump Administration issued several Executive Orders 
impacting federal regulations in 2017:

 Halting new regulations, withdrawing regulations yet to be published 
in the Federal Register, and postponing the effective date of regs

 Requiring 2 for 1: for every new federal regulation issued, two older 
regulations must be deleted; this E.O. has been challenged in court

 On March 13, 2017, the President issued a 
“Reorganization Executive Order”
 Directs OMB to submit a comprehensive plan to reorganize 

executive departments and agencies

 Proposal unveiled in summer of 2018

Government Reorganization Plan

 June 2018: Administration proposal to 
reorganize the federal government

 Recommends consolidations and overhauls 

 Many recommendations require legislative 
approval 
 Proposes moving USDA’s rural home loan guarantee 

and rental assistance programs to HUD

 Proposes consolidating HUD headquarters and 
reforming HUD’s rent policies

 Seeks to overhaul the housing finance system by 
privatizing Fannie Mae, Freddie Mac
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Administration Focus on Work 
Requirements

 April 2018: Executive Order to promote economic 
mobility and strengthen work requirements

 “Reducing Poverty in America by Promoting 
Opportunity and Economic Mobility”

Calls on HUD, USDA, and other agencies to submit 
recommendations for reg and policy reforms

 Empower people through “Principles of Economic Mobility” 

 Strengthen work requirements

 Limit “unqualified” immigrant access to public assistance 
programs  May 2019: HUD proposes mixed-status rule

Executive Councils on 
Housing and Opportunity – chaired 

by HUD Secretary
 WH Opportunity and Revitalization Council 

Council identified 160 federal programs to increase 
targeting of federal resources to Opportunity Zones

Grant preference points, loan qualifications, reduced 
fees, and eligibility criteria modifications

 WH Council on Eliminating Barriers to 
Affordable Housing Development 
 identify policies that artificially increase the cost of 

developing affordable housing

Recommend streamlining policies

KEY REGULATORY ISSUES:
HUD - REAC Physical Inspections
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REAC – Major Overhaul
 On Feb. 20, HUD announced a major REAC and Physical 

Inspection Overhaul; formal Notice issued on Feb. 22

HUD stated problems as being:

 Inspections do not always identify extent of health and safety 
conditions impacting residents

 Properties can pass inspection even with poor unit conditions

 Existing scoring model no longer aligns with expectations for 
housing quality

 Some owners only prepare for inspections instead of performing 
year-round maintenance

 Not all scored deficiencies are critical to the quality of the unit to the 
tenant

REAC – Major Overhaul

 Late Nov. 2018 – HUD invited NAHMA and Industry Partners 
to a meeting to announce the upcoming REAC and Physical 
Inspection Overhaul

 Acknowledged Congressional pressure and bad press coverage 
of troubled properties (both public housing and project-based)

 While HUD MF’s own data shows that 96% of its portfolio 
receives passing REAC scores, HUD said it no longer has 
trust in its data

 Inspection Task Force of multiple HUD departments and outside 
stakeholders has been examining REAC with a mission to:

 Place greatest emphasis on eliminating health and safety hazards

 Ensure owners have year-round maintenance protocols

REAC – Major Overhaul
(Short-Term)

 Shorten the inspection notification timeframe to an exact 
14 days, effective March 25, 2019

 If an owner/agent/landlord/housing authority declines 
inspection timeframe (on the 14th day), the property has 7 
days to hold rescheduled inspection – otherwise, receives 
automatic “zero” score

 Intended to amend what the agency perceives as owners 
“performing to the test” through the use of inspection 
consultants and work orders that are lined up once the 
inspection has been scheduled, as opposed to maintaining 
the portfolio year-round

NAHMA advocating for policy change or withdrawal
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REAC – Major Overhaul
(Short-Term)

 April 2019: HUD notice to remind and encourage owners 
to use carbon monoxide monitors 
 HUD intends to update UPCS standards to require working CO2 monitors in 

all units with combustion (gas appliances)

 April 2019: HUD guidance on approving limited delays
to the 14 day inspection notice
 Major Rehabilitation ($15,000 per unit); HUD Approved Repair Plan; 

Presidential Disaster Declaration (PDD); Other Emergency

 May 2019: HUD guidance for field office staff enforcing 
zero scores for non-inspections within 14 days
 O/As given a 14-day notice of an inspection; if O/A cannot accept, 

given a second date within next seven days; if O/A refuses second 
date, project receives physical inspection score of zero

REAC – Major Overhaul
(Long-Term)

 HUD will launch a limited two-year demonstration 
(“pilot”) program for physical inspections

 Pre-registration open; expected to launch Oct 2019

Owners can opt-in; preference given to Region 3 
(Pennsylvania, Virginia, Maryland, Delaware, Washington, 
D.C.)

 Scores will be advisory during the demonstration; in the 
meantime, HUD intends to “carry over” scores from before 
the demonstration for administrative purposes

REAC – Major Overhaul
(Long-Term)

 During the demonstration program, the UPCS will be waived for 
participating inspections

 The UPCS will be replaced by a new model and scoring for inspections

 HUD will test the new model throughout the demonstration and accept 
feedback

 Following the demonstration program, HUD intends to roll out the 
new inspection protocol nationwide

 Goals include improving how well inspections reflect the status of a 
property

 New model to shift toward living conditions and functionality

 Bigger sample size of units may be inspected

 Inspectors will utilize new model for physical inspections

 Owners will also be required to “self-inspect” 100% of units annually
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REAC – Major Overhaul
(Long-Term)

 REAC staff intend to replace the current inspection model, 
which emphasizes property “curb appeal” and 
appearance, with a new demonstration model with 
emphasis on tenant living conditions and functionality
 Health and Safety Issues (Is the unit safe to live in? Are there health 

hazards resulting from mold, lead, pests, dangerous conditions, etc.?)

 Functionality/Operability (Does the sink and other appliances work? 
Is the unit in good repair?)

 Condition of the property/Appearance (Is the property in good 
condition? What is the condition of the outside of the building and the 
common areas?)

 During the demonstration program, 50% of the inspection to 
consist of the unit, meaning that properties must pass this 
portion in order to pass the inspection

REAC – Major Overhaul
(Long-Term)

 Owners to Self-Inspect Annually: 
 The agency will require owners to self-inspect 100% of units at any 

point each year (or throughout the year, if the owner prefers); 

 Owners to use software enabled by HUD to report any deficiencies 
found in all of their units; 

 No levels to the deficiencies, but rather a recording of whether or not a 
deficiency exists 

 No bearing on the scheduling or scoring of physical inspections, and 
they will not result in any repercussions from HUD

 The agency has stated that it intends to shift the self-inspection toward 
a submission of work orders as software is enabled throughout the 
demonstration program 

 The agency has also stated that they do not intend owners to incur 
costs, but rather intend to provide software to owners, or to allow 
owners to utilize their own software

REAC – Major Overhaul
(Long-Term)

 Contract Inspectors to Conduct Risk-Based Inspections: As 
with the current inspection model, contract inspectors will conduct 
physical inspections on the risk-based model (every 3-years for 
high-performing properties; every 2 years for middle-performing 
properties; and every year for troubled properties); however, HUD 
intends to enhance the risk-based model by shifting toward 
inspections every 5 years for the highest-performing properties. 

 HUD intends to shift away from the reverse auction method; 
instead, contract inspectors will be selected through a competitive 
bidding process. 

 HUD Inspectors to Conduct Quality Assurance Inspections: As 
with the current inspection model, HUD will send a quality 
assurance inspector to re-inspect a property if significant health and 
safety hazards are suspected. 
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REAC – Major Overhaul
 NAHMA pushes back on newly imposed REAC changes – sends letters 

to HUD, Congress urging HUD to withdraw notice and suggesting five 
alternate approaches:

1. HUD should utilize recently enhanced inspection enforcement tools enacted by 
Congress to address troubled properties;

2. HUD should go through appropriate regulatory channels and in partnership with 
Congress to establish an improved, data-driven policy for physical inspection 
notification timeframes;

3. HUD should foster strong partnerships between the agency, owners, and residents 
by allowing for proper notification and logistical feasibility when scheduling physical 
property inspections;

4. HUD should implement a forbearance policy in a limited number of documentable 
situations in which the property is held harmless for inspection scheduling non-
compliance, such as natural disasters or major property rehabilitation (HUD has 
since provided guidance on this issue);

5. HUD should improve data integrity of the REAC protocol by reversing its new 
automatic “zero” score policy in favor of a more accurate and actionable compliance 
incentive.

 NAHMA continues to advocate on this issue; more info available our 
“Emerging REAC Issues” webpage

 March 2019: GAO releases REAC report
 “Real Estate Assessment Center: HUD Should 

Improve Physical Inspection Process and Oversight of 
Inspectors”

GAO provided HUD with 14 recommendations for 
making improvements to the REAC

 GAO identified three key areas of weakness within REAC: 
Selection, Training, Monitoring

 HUD has agreed to most of the recommendations, but cites 
limited resources as barrier to implementation beyond pilot

NAHMAnalysis coming soon

GAO Report on Improving REAC

 June 2018: REAC announces one-year 
demonstration as proactive mold 
prevention (or remedial measure)
Uses moisture meters and infrared cameras to detect 

presence of moisture before mold appears

 According to REAC, will not constitute a change in 
REAC UPCS inspection protocol and will not slow 
down process

REAC Mold/Lead Hazard Prevention
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KEY REGULATORY ISSUES:
HUD– Key recent, proposed, pending 
activities

Immigration Verification –
Proposed  Rule

 In May 2019, HUD proposed a new rule to require 
verification of eligible immigration status by revising its 
previous implementation of Section 214 of the Housing 
and Community Development Act of 1980

 Would require verification of the eligible immigration status of all 
recipients in public / assisted housing who are under age 62 
(verification through SAVE, the Department of Homeland 
Security’s “Systematic Alien Verification for Entitlement”)

 Would specify that individuals who are not in eligible immigration 
status may not serve as leaseholder of an assisted unit, even as 
part of a mixed-eligibility family with prorated assistance

Immigration Verification –
Proposed  Rule

 Would prohibit a household from receiving housing 
assistance unless every member residing in the assisted 
unit, including those over 62, is of eligible immigration 
status (over 62 not verified through SAVE, but must provide 
DHS-accepted proof)

 Non-family members such as live-in aides and foster children 
may still reside in an assisted unit and are not required to have 
their immigration status verified

 Current families with mixed immigration status and prorated 
assistance would be considered in temporary eligibility, and 
would have up to 18 months to move from an assisted unit 
through “temporary deferral of termination of assistance”
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Immigration Verification –
Proposed  Rule

 Internal HUD document providing a Regulatory Impact:

 Estimated impact: HUD estimates there are currently some 
25,000 mixed families in assisted housing, with an average of 
four persons per family, with a general makeup of three family 
members being eligible and one not

 The states with the highest number of current mixed families are 
California (37%), Texas (23%) and New York (12%)

 “Fear of the family being separated” is cited by HUD as likely to 
prompt evacuation of the assisted unit by most mixed 
households, or, alternatively, some mixed households may ask 
the non-eligible member to leave

 Mixed families that leave their unit will incur moving costs, and/or 
may become homeless

Immigration Verification –
Proposed  Rule

 Internal HUD document providing a Regulatory Impact:

 Estimated costs: HUD estimates the cost of rental assistance 
programs to increase by $372 million to $437 million as a result 
of the rule, as prorated families leave units and are replaced by 
families with 100% eligibility

 Despite this projected increased cost, HUD states it believes 
Congress is not likely to increase funding for rental assistance, 
and as a result over time, the quantity and quality of assistance 
would go down

 HUD estimates the cost to evict mixed families to be $3.3 to $4.4 
million, particularly in areas with strong pro-tenant laws

 The cost of serving an ineligible person is estimated by HUD to 
be $1900 per year

Immigration Verification –
Proposed  Rule

 Internal HUD document providing a Regulatory Impact:

 “There are less costly alternatives that would achieve a 
similar objective” – HUD’s impact analysis outlined two such 
alternatives to lessen the adverse impact of implementation of the 
rule on eligible children

 Grandfather existing mixed-eligibility families and apply the new 
rule to new families only, or

 Limit the denial of benefits to households where the leaseholder is 
ineligible, which is estimated to be 17,000 of the current 25,000 
mixed-eligibility families 

 Industry groups estimate that some 55,000 children who 
are eligible and/or are U.S. citizens would be negatively 
impacted by the rule
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Final Rule: Inadmissibility on Public 
Charge Grounds

 August 2019: DHS published Final Rule on “Public 
Charge,” effective October 15, 2019
 Previous rule: Evaluated immigrant admissibility based on 

the likelihood of becoming “primarily dependent on the 
government for subsistence” (such as long-term 
institutionalization or need for cash assistance)

New rule: Evaluates admissibility based on “receiving one or 
more public benefit… for more than 12 months in the 
aggregate within any 36-month period”

New rule: Considers SNAP, Medicaid, Rental Assistance

 For immigrants with legal status in assisted housing, 
can deny or revoke legal status / “green card”

PBCA Contract Status
 All PBCAs are operating under contract extensions 

 In December 2017, HUD requested comments on a draft Request for 
Proposal (RFP) for Housing Assistance Payments Contract 
National/Regional Support Services (HAPNSS/HAPRSS) 

 NAHMA and other industry groups opposed the proposal for split-level 
national/regional system to consolidate current PBCA program

 Previously, HUD hired consulting firm Deloitte to conduct research on 
industry best practices; Deloitte contacted O/As for their input 
 HUD published Deloitte recommendations report in Jan. 2018

 March 2018: HUD cancelled solicitations; FY18 omnibus directed 
HUD to report on state-by-state contract methodology

 FY19 Funding Bill authorizes HUD to renegotiate fees with 
PBCAs, HUD has contacted all PBCAs and will issue new 
contracts

PBCA Contract Status
 HUD is reportedly drafting a new procurement solicitation which is 

now expected in summer/fall 2019

 In the meantime, HUD has proposed changes to the current contracts 
to comply with Congressional directions to reduce costs:

 New contracts would be effective this fall, and would run for 15 months, 
with a 90-day transition period for new PBCAs if the new procurement is 
successful, an early termination clause, and an option for HUD to extend 
the contracts for an additional 12 months as needed

 New contracts would increase the number of MORs across the portfolio, 
reinstitute financial reporting requirements, while reducing per-unit and 
MOR compensation

 Some PBCAs have asked for an additional short-term extension of 
current contracts to have more time to comment to HUD on the 
proposed changes
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Electronic Signatures
 In July 2019, HUD issued draft e-signature 

notice

 Addresses procedures for electronic 
signatures, document transmission, and 
file storage

 NAHMA submitted member feedback to 
HUD
NAHMA supports new e-signature policy 

Recommends minor adjustments to the draft

HUD Clarification – Guidelines on 
Addressing Infestations (Bed Bugs)

 April 2019: HUD issued memo with clarifications to 
2012 Notice on pest infestations / model leases

 Acknowledges advances in the treatment of pests 

 Focuses on permited addenda to Model Lease or House 
Rules related to pest management

 Provisions that transfer the cost of monitoring, prevention 
and treatment to residents without cause or that require 
the purchase of equipment by residents are not permitted

 Pending release of updated guidance

Rental Assistance Demonstration
 FY18 appropriations bill increased cap on units converted 

under RAD from 225,000 to 455,000, extended sunset date 
to 2024, allowed RAD for PRAC

 July 2018: Guidance implements certain provisions

 Unit cap increase

 March 2019: Draft RAD for PRAC guidance published

 NAHMA submitted comments

 Supplemental Guidance published
 Streamlined option for small PHAs
 Expanded “Rent Bundling” flexibility
 Permitted project-specific utility allowances for PBV conversions
 Incentive for homelessness wait list preferences
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Foster Youth to Independence (FYI) 
Initiative 

 August 2019: HUD announced new initiative to 
prevent, end homelessness for young people 
aging out of foster care

Housing vouchers to public housing authorities for 
young adults aged 18-24 who have left or will leave the 
foster care system and are at risk of homelessness

 Tenant Protection Vouchers (TPVs) for youth eligible 
under the Family Unification Program (FUP), as 
allowed by the 2019 Consolidated Appropriations Act

Will benefit certain PHAs (many smaller, rural), that do 
not participate in FUP

FHA’s Housing Credit Pilot Program

 Feb 2019: HUD expands LIHTC pilot program 

New Construction and Substantial Rehab projects 
under Sections 221(d)(4) and 220

 Eliminates redundant reviews for low-risk, LIHTC 
transactions 

Under FHA’s pilot, processing times are reduced to 
30 days under the Expedited Approval Process track 
and 60 days under the Standard Approval Process 
track (compared with 90 days)

Tenant Rental Assistance 
Certification System (TRACS)

 Jan. 2019: TRACS Release 2.0.3.A Delayed 
 TRACS Release 2.0.3.A forms approval is pending at 

Office of Management and Budget (OMB)

 Targeted February 1, 2019 implementation date 
postponed

New date will be set to two months (to begin on the first 
of the month) after approval by OMB forms approval

 Reminder: TRACS system users are required to 
recertify annually or reactivate accounts after 90 
days of inactivity 
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Treatment of ABLE Accounts

 Required under the Achieving a Better Life 
Experience Act of 2014 (ABLE Act)

 May 2019: HUD guidance regarding the federally 
mandated exclusion of ABLE accounts from 
the calculation of income and assets:

Distributions from ABLE accounts

Contributions made by the designated beneficiary

Contributions made by others into the ABLE account

Rollovers from existing ABLE accounts; and

Requirements for verifying ABLE accounts

KEY REGULATORY ISSUES:
Department of Housing and Urban 
Development – Fair Housing

Disparate Impact
 Disparate Impact Supreme Court Case

 6/25/15: the SCOTUS upheld the concept of “disparate impact” within 
the Fair Housing Act

 Sent case back down to district court, where TX Dept. of Housing won 
case based on “robust causality”

 June 2018: HUD solicits public comments on 
Implementation and changes to DI Rule
 NAHMA submitted direct comments and joint industry comments

 August 2019: HUD to publish proposed rule
 NAHMA viewed advance copy; industry-friendly changes, including 

“robust causality” standard; requirement that challenged policy 
must be “arbitrary, artificial, and unnecessary” barrier to housing; 
some “safe harbor” provisions for state and local law  

 Solicits further public comments; NAHMA will comment
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Combatting Sexual Harassment 
in Housing

 April 2018: HUD and DOJ announce nationwide rollout of 
initiative aimed at increasing awareness, reporting

 Interagency taskforce, public awareness campaign, outreach 
materials

 Builds on DOJ’s successful pilot initiatives in DC and VA

 Pilots developed and tested ways to better connect victims with 
assistance organizations

 April 2019: HUD announces an initiative, “The Call HUD: 
Because Sexual Harassment in Housing is Illegal”, to raise 
awareness, increase sexual harassment training

Affirmatively Furthering Fair Housing
 On 7/16/15, HUD published the Affirmatively Furthering Fair 

Housing (AFFH) final rule
 1/13/17: Revised Assessment Tool for Local Governments

 Local Governments Tool withdrawn by HUD in May 2018

 1/13/17: Revised Assessment Tool for PHAs

 FY18 omnibus bill prohibits use of funds to undertake zoning 
law changes under AFFH

 January 2018: HUD delays full implementation of AFFH 
 May 2018: HUD is sued by fair housing advocates challenging delayed 

implementation

 May 2018: HUD withdraws deadline extension
 Participants to continue fulfilling fair housing obligations under AFFH, 

such as through the use of “Analysis of Impediments to fair housing 
choice” (AI)

 August 2018: HUD solicited comments on AFFH

Fair Housing 2015 - 2016

 Criminal History in Housing Decisions
 4/4/16: HUD’s Office of General Counsel (OGC) released 

guidance on how the Fair Housing Act applies to the use of 
criminal history in housing decisions

 HUD Harassment Rule
 10/21/15: FHEO issued “Quid Pro Quo and Hostile Environment 

Harassment and Liability for Discriminatory Housing Practices 
Under the Fair Housing Act” Notice

 9/13/16: HUD publishes Final Rule, effective 10/14/16

 Arrest Records in Housing Decisions
 11/2/15: HUD issued guidance on excluding the use of arrest 

records in housing decisions
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Fair Housing 2015 - 2016

 Local Nuisance and Crime-Free Ordinances
 9/13/16: HUD issued guidance asserting that the Fair Housing Act 

(FHA) prohibits both intentional housing discrimination and housing 
ordinances, policies or practices that have an unjustified 
discriminatory effect because of protected characteristics

 Guidance on Fair Housing Protections for LEP
 9/15/16: HUD issued guidance on Fair Housing Protections for 

Persons with Limited English Proficiency (LEP), prohibiting both 
intentional housing discrimination and housing practices that have an 
unjustified discriminatory effect 

KEY REGULATORY ISSUES:
Department of Housing and Urban 
Development – Senior Housing

Supportive Services Demonstration for 
Elderly Households in HUD-Assisted 

Multifamily Housing 

 Early in 2016, HUD announced it would award $15 million in 
grants to test a promising housing and services model for low-
income seniors to age in their own homes and delay or avoid 
the need for nursing home care

 3-year grants to eligible owners of HUD-assisted senior housing 
developments to cover the cost of a full-time Enhanced Service 
Coordinator and a part-time Wellness Nurse

 Purpose is to test the effectiveness of this enhanced supportive 
services model for elderly households and to evaluate the value 
of enhanced service coordination paired with affordable 
housing for seniors
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Supportive Services Demonstration for 
Elderly Households in HUD-Assisted 

Multifamily Housing 

 On 1/13/17, HUD announced the recipients of the $15 million in 
funding for Supportive Services for Elderly Demonstration
 Demonstration will be independently evaluated to determine impact on

 Aging in place;

 Avoiding early transitions to institutional care; and

 Preventing unnecessary health care utilization

 Grantees in 7 states:
 California

 Illinois

 Maryland

 Massachusetts

 Michigan

 New Jersey

 South Carolina

New HUD Resources for Service 
Coordinators and Grants

 August 2018: HUD released new resources to learn 
about service coordination and grants management

 Service Coordinator in MFH Online Learning

 For new and experienced service coordinators

 Self-paced, not required

 Companion resource guide included

MFH Finance and Grants Management Toolkit

 Audiences include Assisted Living Conversion program, 
Congregate Housing Services program, Section 811, Service 
Coordinators in MFH, Supportive Services Demonstration

KEY REGULATORY ISSUES:
LIHTC
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LIHTC Final Compliance Monitoring Rule

 Feb 2019: IRS published final rule on LIHTC compliance 
monitoring regulations  

 Sample Size
 Removes rule allowing minimum sample size to be the lesser 

of 20 percent of the total number of low-income units or the 
minimum unit sample size set forth in LIHTC reference chart

 Instead requires agencies to use sample size from “LIHTC 
Minimum Unit Sample Size Reference Chart”

Notification Time
 Shortens notice requirement to 15 days for upcoming 

physical inspection or review of low-income certification

 NAHMA and other housing groups, including NCSHA, sent 
letters to IRS outlining burden and excessive cost of 
compliance 

Final Rule on Utility Submetering

 Feb 2019: IRS published final regulations regarding 
utility allowance submetering in LIHTC properties

Makes permanent temporary rules for building owners 
purchasing utility from company, separately charging 
tenants

 If utility costs paid by a tenant are based on actual consumption in 
the tenant’s submetered, rent-restricted unit, they are treated as 
paid by the tenant directly to the utility company

 Tenant’s payments to the owner for these utilities are not 
treated as payments of gross rent

 Extended policy to renewable energy and utility not 
purchased from local utility company

LIHTC - New Volume Caps; 
Special Populations; Income Averaging

 IRS issued guidance to increase state Housing Credit ceiling

 Based on FY18 Appropriations Act: 12.5% increase for four years

 2019 Volume Caps: greater of $2.76 multiplied by the population, or 
$3,166, 875; state ceiling for PABs greater of $105 multiplied by state 
population, or $316,745,000

 April 2019: IRS Clarifies That Housing for Special 
Populations (people with special needs and military veterans) 
Does Not Violate Multifamily Bond Public Use Rules

 April 2018: FAQs available for new Income-Averaging 
implementation

 May 2018: IRS published revised Form 8609 with income-
averaging option
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KEY REGULATORY ISSUES:
Rural Housing

RD Maturing Mortgages 

 NAHMA has been raising awareness of Maturing Mortgages 
with lawmakers and stakeholders: 75% of the portfolio could be 
lost in the next decade (11,500 properties = 333,845 units)

 The GAO is also monitoring the situation 
 Congress requested that the GAO seek answers on the number of 

properties that could lose their affordability and RD’s preservation 
strategies for the portfolio

 GAO report released in May 2018; NAHMA helped draft industry 
letter in response

 Lawmakers are paying attention – from the FY 2016 
Omnibus Committee Report:
 “The increasing number of Section 515 multifamily housing loans that 

are reaching maturity and being paid off is a significant threat to very 
low-income rural households needing affordable housing”

USDA Rural Multifamily 
Comprehensive Property Assessment

 The report, issued August 2016, analyzed capital needs 
of RD’s rural multifamily portfolio (last analyzed in 
2004)

 Finds the portfolio will need an additional $5.6 billion 
over the next 20 years to cover Replace Reserves (RR) 
deficits

 Estimates that the Section 515 portfolio alone (384,216 
units) has an estimated 20-year RR deficit of $4.7 
billion

 Section 515 portfolio’s capital needs will occur in the 
next 10 years
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KEY REGULATORY ISSUES:
Government-Sponsored Enterprises 
(GSEs)

White House Memo on Housing Finance Reform

 March 2019: Memo outlining the need for reform
 Directs Treasury Secretary to develop a reform plan:

 Ending conservatorships of the GSEs and facilitating competition in the 
housing finance market

 Establishing regulation of GSEs that safeguards their safety and soundness 
and minimizes risks

 Preserving access for qualified homebuyers to 30 year fixed-rate 
mortgages

 Directs HUD Secretary to develop reform plan:
 Ensuring that FHA and GNMA assume primary responsibility for providing housing 

finance support to low- and moderate-income families that cannot be fulfilled through 
traditional underwriting

 Reducing taxpayer exposure through improved risk management and product design

 Modernizing the operations and technology of the FHA and GNMA

 Assessing the risks and benefits associated with providing assistance to first-time 
homebuyers, including down-payment assistance;

 Defining the appropriate role of the FHA in multifamily mortgage finance

FHFA Affordable Housing Goals

Goal Criteria Current goal level for 
2017

Proposed goal level for 
2018-2020

Low-Income Goal Units affordable to families with incomes 
no greater than 80 percent of area 
median income in multifamily rental 
properties with mortgages purchased by 
an Enterprise

300,000 units 315,000 units

Very Low-Income 
Subgoal

Units affordable to families with incomes 
no greater than 50 percent of area 
median income in multifamily rental 
properties with mortgages purchased by 
an Enterprise

60,000 units 60,000 units

Small Low-Income 
Multifamily Subgoal

Units affordable to families with incomes 
no greater than 80 percent of area 
median income in small multifamily 
rental properties (5 to 50 units) with 
mortgages purchased by an Enterprise

2015: 6,000 units

2016: 8,000 units

2017: 10,000 units

10,000 units

 In July 2017, FHFA proposed new housing goals for GSEs for 2018 – 2020 

 NAHMA submitted comments 

 Final Rule Published early February 2018, maintains most goals
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KEY REGULATORY ISSUES:
Disaster Preparedness and Relief

 Any displaced persons should register with FEMA in order 
to qualify for assistance offered by other agencies

 HUD MF Owners and Agents can find emergency and 
disaster guidance under Chapter 38 of HUD Handbook 
4350.1

 HUD continues work on chapter update

 In an April 2019 report, the GAO has recommended that 
Congress permanently authorize a federal disaster 
assistance program

 NAHMA continues to monitor disaster recovery efforts and 
appropriations in Congress

 More info on NAHMA’s Disaster Recovery Webpage

Federal Agencies Coordinate Disaster Relief

OTHER NAHMA INITIATIVES
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Communities of Quality Smart Badges

 In June 2017 NAHMA announced that Communities of Quality 
(COQ) Corporate Partners could participate in a new free Digital 
Smart Badge designation and marketing program

 Now available to ALL COQ Properties
 Two Smart Badges – one for the Corporate Web homepage, one for each 

COQ recognized property Webpage

 Date dynamic; can’t be replicated; clicks to verification page 

 Two step process to implement – 1) send list of website addresses to 
NAHMA, who verifies with provider (Yoshki) and 2) insert provided code into 
your approved Webpage code pages
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