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Seven Senate Seats Are Toss Ups 

SOURCE Cook Political Report with Amy Walter

COOK POLITICAL REPORT: 2026 SENATE RACE RATINGS
 Solid D    Likely D    Lean D    Toss Up    Lean R    Likely R    Solid R    No election
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Twenty-One House Seats Are Toss Ups

SOURCE Cook Political Report with Amy Walter

COOK POLITICAL REPORT: 2026 HOUSE RACE RATINGS
 Solid D    Likely D    Lean D    Toss Up    Lean R    Likely R    Solid R
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Legislative Outlook

01 Appropriations Federal agencies are funded only through December 11 under 
a stopgap bill, leaving FY2027 appropriations for the lame 
duck or next year. 

02 Debt Ceiling
The debt limit is projected to be reached late winter to  mid-
summer2027, so it will be a major issue on the agenda for the 
new Congress (or possibly in a lame duck session).

03
TRIA, T ransportation, 
and Tax

TRIA renewal, TIFIA for transit-oriented development and 
tax policy are all on the agenda. TRIA could be done as soon 
as a lame duck session.
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Regulatory Outlook

01 Implement Housing 
Act

21st  Century ROAD to Housing Act has over 100 rules and 
programs to establish

02 Bank CRA Regs

03
GSE Reform Althoughquiet in 2026 Congress will have to take action 

sometime in 2027 or early 2028 to address the maturity of 
their warrants

Bank regulators are proposing to 
modify the CRA Regulation
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Restricting Tech-Driven Solutions

The regulatory landscape is complicated and technology is increasingly at the center of the 
conversation.

States are actively enacting rules without a deep understanding of emerging technology its 
potential benefits. 

RETTC is engaged with policymakers to ensure they do not stifle innovation or inhibit the 
growth of tech-driven solutions that have significant pro-consumer and pro-housing 
benefits. 

RETTC is working tirelessly to push back at this narrative and believes that real estate tech is 
a force for good. 
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AI Regulation: Where Things Stand

Federal Uncertainty: No 
comprehensive federal AI 

framework; federal preemption 
remains a key policy debate.

State-Level Patchwork: States 
are advancing varied AI 

requirements as technology 
evolves rapidly.

Need for Clear, Consistent 
Rules: Protect residents, provide 

regulatory certainty, and 
preserve responsible innovation 

in housing.
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MITS Data Model 5.0

Goal: enable the 
transparent presentation of 
fee, charge and cost-related 
information for rental 
housing consumers.

The MITS Data Model 
supports complete and 
accurate formats and 
classifications for 
identifying, describing, 
transmitting and receiving 
related data between rental 
housing providers, system 
suppliers, and internet 
listing partners.
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Nov. 16-18

MGM Grand Hotel & 

Casino

Las Vegas, NV

Scan the QR Code 

to secure your spot 

at OPTECH 2026
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Market Performance Starting to Improve, Sales Still Struggling

Source: NMHC Quarterly Survey of Apartment Market Conditions
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Debt and Equity Conditions Still Mixed

Source: NMHC Quarterly Survey of Apartment Market Conditions
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New Supply = Lower Rent Growth

Source: Costar
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Expenses Have Begun to Outpace Rent Growth as 
New Supply Comes Online

Source: CoStar, RealPage, Yardi
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I NCIDENCES OF RENTAL 
APPLICATION, FINANCIAL AND 
IDENTITY FRAUD ARE ON THE 
RISE

Source: NMHC State of Multifamily Risk Survey & Report Source: NMHC Fraud Pulse Survey

Some Property Management Costs are Rising 
as Well
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The Affordability Discussion Has Evolved

Lowest-income households Direct subsidy / rental assistance

Moderate-income / residual 
need

By-right abatements + lower 
development costs Improve feasibility at attainable rents

Supply-constrained markets Faster approvals + more capacity Unlock dormant development and reduce 
scarcity

Existing attainable stock Preservation capital + tax relief Keep lower-rent units from being lost

Income gap cannot be solved by supply alone

PROBLEM BEST-FIT TOOL WHY IT MATTERS

Source: NMHC & NYU Housing Affordability Toolkit
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Successful vs Unsuccessful Solutions

• Tax abatements

• Rent control/rent regulation

• “Builder’s Remedy”

• Adaptive reuse

• LIHTC
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