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STREAMLINING AND IMPROVING REGULATIONS IMPACTING AFFORDABLE HOUSING SUPPLY AND
PRESERVATION: SAHF’s 2025 PoLicY RECOMMENDATIONS

The United States faces an escalating affordable housing crisis that requires urgent, pragmatic, and
collaborative solutions. To respond effectively and to unlock the expansion of the Low Income Housing
Tax Credit through the recently enacted One Big Beautiful Act (H.R. 1), we need a comprehensive federal
strategy that strengthens HUD programs and eliminates regulatory burdens that impede housing supply
and preservation. Our shared mission—to build strong, inclusive, and sustainable communities—must
be matched by streamlined oversight and empowered public-private partnerships.

As a collaborative of mission-driven affordable housing providers, Stewards of Affordable Housing for
the Future (SAHF) offers the following policy and regulatory recommendations—that are a complement
to our recommendations to Congress on continued support for critical HUD programs-- to improve
program delivery, accelerate development, and sustain affordable housing across the country.

¢ Simplifying Cross-Cutting Federal Requirements such as prevailing wage rules and
environmental reviews, to lower development costs while maintaining safeguards.

¢ Enhancing HUD's Office of Housing and FHA Programs to reduce closing timelines, support
preservation transactions that are essential to long-term affordability and reinvestment.

e Improving HUD’s Information Technology Infrastructure to replace legacy systems, promote
transparency, and ensure timely and efficient processing of critical functions like rent payments
and reserve requests.

e Strengthening the Housing Choice Voucher (voucher) participation by updating protocols,
incentives and leasing processes; streamlining referrals and Project-Based Voucher (PBV)
administration to reduce inefficiencies and unnecessary vacancies.

¢ Promoting Housing and Health Integration by improving data sharing and unlocking resident
service models that allow older adults and high-need residents to remain in their communities.

e Piloting innovative and cost-effective models to test new approaches to reduce barriers for
assisted households and burden for participants, such as third-party verification and utility
budgeting.

This resource outlines actionable steps HUD and its federal partners can take to improve program
delivery, enhance efficiency, and scale solutions that meet today’s urgent housing needs and unlock
housing provisions in H.R.1.

SIMPLIFYING CROSS-CUTTING FEDERAL REQUIREMENTS

¢ Reducing the complexity, time, and cost of complying with the Davis-Bacon Act (29 CFR Parts 1, 3,
and 5) is essential to accelerating the production and preservation of high-quality affordable
housing—without compromising standards for the workers who build it. To achieve this, HUD and
the Department of Labor should pursue the following reforms:

=  Confirm that Project Labor Agreements (PLAs) satisfy prevailing wage requirements under
Davis-Bacon, providing clarity for developers and reducing legal uncertainty;

= Establish a single residential wage decision for multifamily housing construction or
substantial rehabilitation projects based on the overall residential character of the project
rather than requiring “split-wage” decisions;

=  Apply the wage rate in effect at the time of a firm commitment application, rather than
requiring continuous updates during the development process. This would minimize
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disruption and enhance predictability for developers. SAHF members have experienced cost
increases of hundreds of thousands of dollars within days of closings that have delayed
construction and delivery by months and ultimately increases costs by millions of dollars;

= Revisit HUD's recent reinterpretation of “existing housing” as it relates to project-based
vouchers and Davis-Bacon applicability to avoid misapplication of wage requirements;

=  Where feasible, raise the unit or dollar thresholds that trigger Davis-Bacon requirements to
limit unnecessary application on smaller or preservation-focused developments.

e HUD should modernize and streamline its Environmental Review process (24 CFR Part 50 and 58)
to reduce delays and align more closely with the pace of affordable housing development. Key
recommendations include:

= Allow developers to add federal funding sources to a project’s capital stack to fill a financing
gap after an environmental review is completed without triggering a new review;

= Permit HUD's Office of Housing to approve Part 50 waivers for FHA-financed projects, which
currently must be approved by the Assistant Secretary for CPD, and establish clear
timeframes to expedite the waiver process;

= Eliminate environmental review requirements for existing properties undergoing
rehabilitation;

= Reduce the standard 30-day public comment period to no more than 15 days to limit
unnecessary delays;

= Empower state housing finance agencies (HFAs) to certify environmental reviews for the
developments they fund, avoiding bottlenecks caused by HUD review delays;

= Reduce acquisition costs and delivery time by permitting developers to take specific risk-
based actions—such as conditional purchase agreements, limited demolition, or early
procurement of hard-to-source materials—before environmental clearance is finalized,
leveling the playing field with market-rate developers who are not subject to the same
review restrictions.

e The Build America, Buy America Act (BABA; 2 CFR Part 184) establishes domestic content
procurement preferences for all federal financial assistance (FFA) used in infrastructure projects,
including affordable housing development and rehabilitation. While the policy goal of supporting
domestic manufacturing is important, the cost and complexity of complying with BABA
requirements—particularly related to material sourcing—pose significant challenges for affordable
housing projects, which already operate under tight financial constraints.

e To avoid unintended barriers to housing production and preservation, HUD and the Office of
Management and Budget (OMB) should exempt affordable housing development and
rehabilitation from BABA requirements, by issuing an updated notice and/or expanded waiver
authority?. This targeted exemption would help ensure that federal housing resources are
deployed efficiently and effectively to meet the nation’s urgent housing needs.

1 SAHF letter, July 2022; SAHF letter, January 2023: While the Infrastructure and Jobs Act (I1JA) defines infrastructure to include “buildings and
real property”, OMB has explicitly exempted “projects consisting solely of the purchase, construction, or improvement of a private home for
personal use.” The use of HUD resources, such as the HOME Investment Partnerships Program, Housing Trust Fund, Section 202 Capital
Advances, in affordable housing development projects should not trigger BAP requirements since they are used to construct, rehabilitate, or
preserve private homes which are not “open to the public.” While most affordable rental housing has a general public use requirement, the
actual homes themselves are privately leased and not open to the public unlike other more traditional infrastructure projects.
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e The Paperwork Reduction Act (PRA; 5 CFR 1320), designed to ensure public input and evaluate the
burden of regulatory paperwork, has become outdated and inefficient. Its implementation now
causes significant delays in policy changes due to layered reviews and rigid timelines, especially at
HUD in coordination with the Office of Information and Regulatory Affairs (OIRA). The changes
below would make PRA compliance more agile and responsive, especially in a digital environment,
encouraging stakeholder engagement and speeding up policy adoption:

= Allow forms with active stakeholder feedback processes to remain valid longer, possibly
indefinitely, reducing repetitive review cycles;

= Skip formal review for unchanged forms if the economic and policy context hasn't shifted,
avoiding unnecessary re-publication and delays;

= Permit simultaneous public comment on policy changes and related forms, accelerating
implementation without compromising feedback.

e Developers face significant challenges, including complex regulations and lengthy reviews, which
often result in delays that negatively impact both developers and the families waiting for homes.
One area in which we see this is through lengthy and inconsistent Section 106 Historic Preservation
(36 CFR Part 800) reviews. Streamlining the reviews through the following actions is needed:

= Activities such as mechanical and electrical upgrades should be exempt or fast-tracked in
Section 106 reviews. These updates have a minimal impact on a building’s historic character
and reduce operating costs;

=  Work with State Historic Preservation Offices (SHPOs) to establish consistent standards and
expectations for Section 106 reviews across jurisdictions. This will reduce confusion and
ensure a more predictable and efficient process.

OFFICE OF HOUSING/ FEDERAL HOUSING ADMINISTRATION

e Streamline closings to reduce associated cost and time: HUD’s Low Income Housing Tax Credit
(LIHTC) Pilot Program (Notice: H 2019-03) is intended to align HUD’s Section 221(d)(4) and
Section 220 platform with the programmatic requirements of the LIHTC program and improve
HUD’s responsiveness and application processing times. This pilot program allows for setting the
target closing date at issuance of Firm Commitment which removes the uncertainty created by
lengthy reviews by the Office of General Counsel (OGC), and thus reduces time and cost to
transactions. This allowance should be extended to all affordable transactions. HUD should also
make permanent the closing flexibilities, including the use of electronic submissions, approved
by the OGC in response to the COVID-19 pandemic.

o Simplify review process for related party transfers: Under current HUD guidance, transfers of
Housing Assistance Payment (HAP; HUD Handbook 4350.1) contracts between related parties—
such as from a sponsor to a partnership it controls—are subject to the same level of review as
third-party transfers. This approach creates unnecessary delays and imposes significant costs on
both project sponsors and HUD. In preservation transactions, it is common to use a two-stage
process: first, acquiring a property from a third-party seller, followed by a related-party transfer
into a Low-Income Housing Tax Credit (LIHTC) partnership within 1-5 years to finance
renovations. Current rules require duplicative HUD reviews for both transfers, adding tens of
thousands of dollars in legal and processing costs and delaying critical investments. HUD should
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adopt a streamlined review process for related-party transfers that occur within a defined
window following the initial acquisition.

Additionally, related-party transfers at the end of the Housing Credit compliance period (Year
15)—where the general partner or its affiliate acquires the limited partner interest—should also
be subject to simplified review. These transactions typically result in no change to day-to-day
operations and provide little added oversight value, yet they burden both HUD and owners with
costly and time-consuming requirements. Streamlined Transfer Processing Agreement (TPA)
criteria should be established for stable properties undergoing such transitions.

e Eliminate redundant “previous participation” reviews (4 CFR Part 200, Subpart H; H 2016-15)
for owners already approved in the same calendar year. Currently, the same owner must be
reviewed for each transaction, sometimes with multiple program-level reviews on a single
transaction.

e Streamline reserve for replacement withdrawal process (HUD Handbook 4350.1) by leveraging
the strength of MAP lenders. MAP lenders are reviewed periodically and have an incentive to
comply with all FHA requirements to ensure that mortgage insurance remains intact. These
high-capacity lenders should be permitted to review and approve reserve for replacement
withdrawals and notify HUD rather than requiring a duplicative review. Prepayment requests on
HUD-held and HUD- insured loans offer another opportunity for streamlining.

¢ Improve Senior Housing options by modernizing Section 202 program (24 CFR Part 891 Subpart
E; HUD Handbook 4571.1) by:

o Aligning the Section 202 closing process more closely with the FHA Section 223(f)/D4
process, which does not require extensive amendments to finalize a firm commitment.
Because fluctuations in construction costs and interest rates can alter a project’s
sources and uses before closing, requiring an exact match with the firm commitment
leads to repeated amendments and reviews, significantly delaying project timelines.
Amendments should be required only when there are material changes to overall
project costs.

o Simplifying the draw request process by allowing qualified FHA lenders to perform draw
request reviews, rather than requiring duplicative HUD review.

o Aligning Section 202 with other HUD programs by permitting off-site storage of
construction materials both prior to and during construction. This policy change would
enable developers to purchase materials in advance—potentially reducing overall costs
and mitigating delays caused by supply chain disruptions or price volatility.

e Expedite GRRP transactions and guidance (Notice H 2023-05 as amended by Notice H 2024-
01(GRRP Supplemental Notice): The GRRP program is an important preservation tool for aging
HUD multifamily housing properties, and is often an integral part of larger transactions. We
appreciate that HUD has recently begun moving forward with transactions following the
temporary freeze and review period. However, the delays and prolonged uncertainty over the
past few months have caused significant disruption. Many owners have been forced to explore
alternative financing strategies to bridge gaps—only to find that, in many cases, no viable
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alternative to GRRP exists. To ensure the continued effectiveness of GRRP as a preservation tool,
we urge HUD to:

o Provide Updated, Clear and Flexible Guidance: Awardees need consistent, actionable
guidance that enables them to move forward confidently. Flexibility is particularly
important given the diversity of projects and financing structures involved.

o Include Comprehensive Awards in Ongoing Solutions: Owners with Comprehensive
awards should be offered clear pathways for progress. This could include allowing
sponsors to conduct their own financial and environmental analyses that would have
otherwise been done by a HUD-provided contractor.

e Scale “Preservation Teams” —experienced with processing HAP assignments and Chapter 15/
Mark Up to Market Requests-- that exist in some offices to all HUD regions. These staff teams
are responsible for processing all requests related to preservation transactions rather than the
requests going to the individual account executives.

e To the extent that HUD continues to require documentation such as sponsor financials, HUD
should develop a centralized review process for owners who engage in a high volume of
transactions with HUD. While we believe these items should not be necessary—given that the
2530 submission sufficiently demonstrates an owner’s capacity and experience, and that lenders
conduct their own financial reviews—we recognize the value of streamlining compliance where
such documentation is required. A potential approach could involve HUD conducting a
comprehensive review of these materials for a given developer on an annual or biennial basis,
thereby reducing redundant submissions and improving efficiency for both HUD and program
participants.

e Optimize Project-Based Rental Assistance transfer authority by updating guidance (H-2015-
03): To fully utilize Section 8(bb) of the U.S. Housing Act and preserve critical PBRA resources,
HUD must substantially reduce the regulatory and administrative burdens that currently impede
transfers of expiring or non-renewed Housing Assistance Payment (HAP) contracts. Current
guidance is overly complex, imposes rigid timelines, and delays decision-making, creating
unnecessary risks of lost budget authority.

o HUD should streamline the process by prequalifying owners of receiving properties
(Property B)—particularly those with strong track records of providing high-quality
housing, long-term affordability, and resident services—and simplifying or waiving
duplicative reviews, such as upfront FHEO site and neighborhood assessments for
preservation transactions.

o In addition, greater flexibility on transfer timelines and post-transfer rent-setting is
essential. HUD should eliminate the current five-year rent freeze following a transfer
and instead allow contracts to be terminated and renewed at current local-market
rents, particularly for properties in high-opportunity areas. These changes would
encourage more effective use of Section 8(bb), reduce transaction delays, and promote
reinvestment in affordable housing.

o Enhance the effectiveness and efficiency of Risk-Based Monitoring and Occupancy Reviews
(MORs; 24 CFR Parts 880, 881, 883, 884, 886, and 891; 2022 Streamlining Management and
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Occupancy Reviews for Section 8 Housing Assistance Programs Final Rule): Recent shifts toward a
risk-based approach to Management and Occupancy Reviews (MORs) in the Section 8 housing
programs represent a positive step in aligning oversight with property performance. However,
targeted refinements can further improve efficiency without compromising accountability or tenant
protections.

e For properties with a strong history of compliance, limit certification reviews to only the final
year within a two- or three-year MOR cycle. This change would reduce the administrative
burden while still providing sufficient data to assess ongoing compliance.

e Require MORs to be conducted within one year—rather than six months—of a change in
ownership or management agent. This allows the new entities sufficient time to implement
operational improvements before being reviewed, fostering a more constructive and fair
evaluation process.

e Reinstate the option to perform non-visual and non-physical elements of MORs remotely.
Remote reviews can maintain program integrity while reducing logistical burdens and enhancing
HUD’s operational efficiency.

o Maintain statewide approach to Performance-Based Contract Administration: SAHF members
work closely with PBCAs, including state HFAs, and rely on their understanding of local markets,
which is critical for effective oversight, timely contract renewals, and integration with complex
transactions like refinancing or rehabilitation. Centralizing these functions would undermine
efficiency, increase risks of delays, and disrupt successful preservation efforts.

o Support Housing Supply with FHA-HFA Risk-Sharing Program. Maintaining this effective program is
an important supply tool, has shorter processing times, lower transaction costs than MAP, and also
saves significant FHA staff time, because the lenders are responsible for underwriting and
processing the mortgages and resolving any problems. Maintain the Federal Financing Bank option
for financing loans made by HFAs under the FHA-HFA Risk-Sharing program and consider ways to
improve the recently established interest rate collar option.

o Support self-sufficiency among residents and more efficient operations, by revising interpretation
of “eligible entity” in Family Self-Sufficiency Program (24 CFR Part 984) to allow PBRA owners and
sponsors to better leverage the program. In practice, project-based rental assistance (PBRA)
properties are typically owned by single-purpose legal entities, while a single “sponsor” entity often
controls multiple properties through ownership or control of general partner or managing member
interests. Current HUD guidance requires property-by-property administration, creating
inefficiencies, duplicative systems, and higher costs. Aligning PBRA FSS administration with the
sponsor-level model used by PHAs would streamline operations, reduce administrative burden, and
enable more coordinated and cost-effective services for residents.

IMPROVING HUD’s INFORMATION TECHNOLOGY INFRASTRUCTURE

HUD’s information technology infrastructure has not kept pace with modern standards, continuing to
rely on outdated systems—such as the Tenant Rental Assistance Certification System (TRACS)—and
costly maintenance contracts. These legacy systems are often inefficient, burdensome to navigate, and
hinder HUD's ability to provide effective oversight. The resulting inefficiencies impose significant
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administrative burdens on both HUD staff and private partners, contributing to delays and frustrations
in program implementation and management. HUD should initiate a comprehensive inventory and
assessment of its IT systems and associated maintenance contracts. This process should inform a
strategic roadmap for decommissioning legacy platforms and investing in modern, user-friendly, and
cloud-based systems that improve transparency, oversight, and operational efficiency.

This recommendation, though longstanding, is even more relevant today. The outdated systems are
contributing to delays in the implementation of the Housing Opportunity Through Modernization Act
(HOTMA). Moreover, system limitations hinder core functions such as rent payment processing and
oversight of activities like replacement reserve requests. Many interactions currently take place via
email, lacking confirmation of receipt or status tracking—an unacceptable norm in modern
administration. Cloud-based systems would offer critical improvements in tracking, accountability, and
responsiveness.

Private housing providers working with HUD are required to navigate multiple redundant and outdated
IT platforms. These systems are often not intuitive, require significant training, and demand substantial
investments in specialized technology, particularly for new participants. This complexity serves as a
disincentive for property owners to participate in HUD-assisted housing programs.

Key Recommendations:

e Modernize and streamline TRACS and the Enterprise Income Verification (EIV) system to simplify
program administration and improve accuracy and efficiency. Completion of these updates is
critical to fully implement HOTMA, which Congress enacted nearly a decade ago to better align
income and asset rules across HUD programs.

e Accelerate the transition from the current Voucher Management System (VMS) to the new
electronic Voucher Management System (eVMS) for Public Housing Agencies (PHAs) operating
the Housing Choice Voucher (HCV) program. This shift would reduce the administrative burden
and improve data integrity.

e Ensure integration and interoperability between the NSPIRE inspection platform and the
Integrated Real Estate Management System (iREMS) for improved performance-based rental
assistance (PBRA) reporting.

e Additionally, for technological improvements to be effective, broadband internet access must be
available in HUD-assisted units.

OFFICE OF PUBLIC AND INDIAN HOUSING

¢ Housing Choice Vouchers (HCVs) are one of the most effective tools available to help low-income

households afford stable housing in neighborhoods of their choice. Yet, inefficiencies in

administration, barriers to landlord participation, and inconsistent implementation across

jurisdictions limit their reach and impact. To ensure this essential program can meet growing

housing needs, HUD should adopt the following common-sense reforms:

e Waive inspection requirements (24 CFR Part 5.705) in appropriate circumstances where
alternative habitability assurances exist, and adopt simplified inspection protocols to avoid
unnecessary delays in lease-up.
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e Require all PHAs to implement Small Area Fair Market Rents (SAFMRs; 81 CFR 80567) for tenant-
based vouchers, with appropriate hardship protections, while maintaining the current opt-in
approach for Project-Based Vouchers (PBVs). SAFMRs better align subsidy levels with local rental
markets and help expand access to high-opportunity areas.

e Allow PHAs to treat self-certification and third-party income determinations as the highest form
of income verification, reducing administrative burden and accelerating the eligibility process.

e Enhance landlord participation through targeted incentives such as signing bonuses, security
deposit assistance, and expedited approval processes to attract and retain property owners in
the program.

¢ Enhancing the Effectiveness of Project-Based Vouchers (PBVs; 24 CFR 983)—a critical tool for
expanding supply and increasing access to opportunity-rich neighborhoods. While the Housing

Opportunity Through Modernization Act of 2016 (HOTMA) introduced meaningful PBV reforms,

delayed implementation—particularly around income and asset limits and supporting technology

infrastructure—has hindered their full impact. Public Housing Agency (PHA) capacity constraints,
outdated waitlists, and inefficient referral processes have contributed to long-term vacancies and
revenue loss.

To strengthen PBV implementation and reduce administrative burden on private owners, we

recommend the following:

e Waive the competitive award process for PBV allocations where local housing needs are well
documented and aligned with community priorities.

e Allow PHAs to issue PBV commitments contingent on a project securing other competitively
awarded public funding, such as Low-Income Housing Tax Credits (LIHTC), to align with standard
development timelines.

e Promote full adoption of HOTMA's site-based waitlist authority and encourage PHAs to
implement batching or other efficient referral processes to accelerate lease-up and reduce
vacancy loss.

e Allow owners to move tenants in immediately upon vacancy, contingent on existing eligibility
certification.
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OFFICE OF COMMUNITY PLANNNG AND DEVELOPMENT

¢ Realize improvements to the HOME program by fully implementing provisions of the 2025 Final
Rule. We were pleased that HUD released the Final Rule on the HOME Investments Partnerships
Program, which provides needed streamlining and modernization. HUD should prioritize the
necessary guidance and other updates to implement these changes, especially those that better
align HOME with the Low Income Housing Credit such as aligning how voucher and PBRA rents are
determined; permitting owners to use a PHA’s utility allowance; and eliminating duplicative
inspection protocols by allowing inspections conducted for the Housing Credit that meet or exceed
NSPIRE standards to also satisfy HOME requirements.

e Improve coordination between Continuums of Care Program (24 CFR part 578) participants, PHAs
and private owners to streamline supportive housing by:

=  Provide clear guidance to CoC Participants that coordinated entry systems may provide
multiple referrals at once to housing providers to decrease delays.

= |ncentivize and encourage frequent meetings/collaboration between PHA and CoC to
streamline coordination. Provide guidance /examples of deploying staff to identify and hold
units.

=  Make vacancy payments available to owners that experience material delays due to referral
process to encourage continued participation.

OTHER RECOMMENDATIONS:

This is a particularly opportune moment to pilot innovative, cost-effective, and streamlined operational
processes within the affordable housing sector.

¢ Modernize income verification by piloting third-party tools (e.g., Stripe) to reduce friction in
compliance while maintaining program integrity. Streamlined verification can improve accuracy,
reduce processing delays, and enhance the overall experience for applicants, owners, and
administrators.

¢ Improve waitlist management and placement by partnering with platforms like Matrix Rental
Solutions to create dynamic, centralized systems that better match households with available
units, reduce vacancies, and accelerate lease-ups.

e Pilot utility budgeting in HUD-assisted multifamily housing to address the split incentive that
discourages energy efficiency investments. Under this model, owners pay utilities and set a
consumption threshold; residents who exceed that threshold pay surcharges. This approach
encourages conservation and gives owners a financial incentive to install efficient systems. HUD
should test this approach in PBRA properties with individual metering and historic utility data,
integrating tools like smart sensors and energy literacy training to support resident engagement.
Pilot results should inform a scalable national model, adaptable to various utility configurations
and including water usage where feasible.
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This is also an opportunity to scale cross-agency collaborations to fasten outcomes and savings.
¢ Improve and expand broad scale data sharing between HHS and HUD, to scale data matching
for dual eligible households (those lowest income senior households eligible for both Medicare
and Medicaid) and to identify Medicaid eligible households. Both services and capital
partnerships are often facilitated where there is a concentration of residents likely to be
covered by Medicaid. This data can help facilitate partnerships, and demonstrate the resulting
outcomes and savings to both the housing and healthcare systems.
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