
What They’re Saying: Experts and Industry Leaders Voice Serious 
Concerns about BTR Provision in 21st Century ROAD to Housing Act 

The Senate’s bipartisan 21st Century Road to Housing Act was initially set to boost housing supply and address 
the nation’s worsening affordability crisis. But a last-minute provision would decimate the pipeline of Build-to-
Rent (BTR) communities, hurting the very Americans they aim to help by halting the construction of new rental 
communities.

In recent weeks, a broad range of economists, housing experts and industry leaders from across the political 
spectrum have expressed concerns, arguing that the provision will, in fact, reduce the development of new supply 
and deter investment in build-to-rent housing from key groups. The following are a small sample of the research 
and opposition:

“There’s literally no reason for this,” Schatz said. “They wrote it wrong.”

“Anyone who wants to build housing and then provide it for rent is going to be forced to sell after seven 
years. ... They will not have made their money back.”

Watch the full video here

Pew’s letter explains how the current language of Section 901 (Build-
to-Rent) risks sharply reducing the construction of much-needed 
rental housing and could lead to a decline in new single-family housing 
construction starts of 100,000 or more homes annually. That large 
of a reduction in new housing leads to higher rents, according to 
Pew’s research. Pew’s letter urges the Senate to revisit Section 901 
so it does not raise rents for American families by curtailing BTR 
housing. 

- Pew Research Center

https://x.com/PEWilliams_/status/2031773586780778673?s=20
https://www.pew.org/-/media/assets/2026/03/pew-senate-banking-committee-21st-century-road-to-housing-act-letter.pdf


“It doesn’t prohibit it, but it greatly discourages build-to-rent activities... These projects take years to get through the 
development process, the zoning process, the funding process. Requiring any private business or citizen to sell any 
kind of asset in a certain time is highly unusual, and I think a lot of people would say it’s unconstitutional.” –Jeffrey 
DeBoer, CEO The Real Estate Roundtable, Bisnow 

“While the legislation appears to provide safe harbors for the industry, this is illusory because the bill is riddled 
with poison pills... This bill makes these assets anything but safe for long-horizon real estate investors, and it is 
already chilling investment in SFR housing.” – Edward J. Pinto, Senior Fellow and Codirector, American Enterprise 
Institute Housing Center 

“[Institutional investors have contributed] billions in renovating tens of thousands of homes in need of repair and 
tens of billions more to construct hundreds of thousands of new homes built specifically to rent, all of which was 
done without government subsidy. Consequently, this bill will lead to fewer, not more one- and two-unit homes 
being built and repaired, and [it] will raise rents... We need more single-family homes, both owner-occupied and 
rental, not legislation that fails to add to the stock of homes, and may well reduce the number.” – Chris Nebenzahl, 
Rick Palacios, Jr., Danielle Nguyen, John Burns, John Burns Research and Consulting 

Rick Palacios, Jr., Director of Research, John Burns Research and Consulting

“The U.S. House and Senate must come together to further en-
hance this legislation and pass a deal that responsibly addresses 
institutional investment while fixing a provision that could cut 
tens of thousands of affordable housing units from build-to-rent 
projects every single year.” 
- Build America Caucus

https://www.bisnow.com/national/news/build-to-rent/btr-operators-sound-alarm-forced-sale-provision-senate-housing-bill-133536
https://www.aei.org/articles/individuals-live-in-homes-owned-by-investors/
https://www.aei.org/articles/individuals-live-in-homes-owned-by-investors/
https://jbrec.com/insights/21st-century-road-to-housing-act-impact/
https://x.com/RickPalaciosJr/status/2030745599658922422?s=20
https://buildamericacaucus-harder.house.gov/media/press-releases/housing-build-america-caucus-chair-statement-on-encouraging-progress-on-housing-reform


“Build-to-rent is a win-win all around.” – Laurie Goodman, founder of the Housing Finance Policy Center at the Urban 
Institute, NPR 

“No one will invest” in build-to-rent housing with such a restriction in place, said Sharon Wilson Géno, presi-
dent of the National Multifamily Housing Council. The move could ultimately limit supply by restricting financing, 
she said. - Bloomberg 

“Evidence suggests that institutional investors are in a strong position to increase housing supply through their 
build-to-rent activities, thereby easing strains on both homeowner and renter budgets.” – Laurie Goodman, 
founder of the Housing Finance Policy Center, Urban Institute

“This provision is harmful because it reduces investment for political gain and sets a dangerous precedent by giving 
federal officials authority to direct people’s investment choices. Overall, it is difficult to see how the policies in this 
new bill will improve housing markets.” – Norbert Michel, CATO Institute

“BTR residential development is helping to alleviate the nation’s housing shortage.”  
– CBRE Build-to-Rent Residential Market Overview

https://www.npr.org/2026/03/04/nx-s1-5703574/home-rent-housing-crisis-ownership#:~:text=That%20is%20why,around%2C%22%20Goodman%20said.
https://www.urban.org/urban-wire/will-regulating-large-institutional-investors-actually-make-housing-more-affordable
https://www.cato.org/blog/road-letting-treasury-pick-winners-losers-investing#:~:text=This%20provision%20is%20harmful%20because%20it%20reduces%20investment%20for%20political%20gain%20and%20sets%20a%20dangerous%20precedent%20by%20giving%20federal%20officials%20authority%20to%20direct%20people%E2%80%99s%20investment%20choices.%20Overall%2C%20it%20is%20difficult%20to%20see%20how%20the%20policies%20in%20this%20new%20bill%20will%20improve%20housing%20markets.
https://www.cbre.com/insights/reports/build-to-rent-overview-2024


“It doesn’t do anything for the renters who don’t qualify for a mortgage, don’t have cash for a down payment 
and can’t afford to pay the additional $1,000 a month it costs to be a homeowner versus a renter.” – Jay Parsons, 
rental housing economist, Atlanta Business Chronicle

“America’s housing challenge is fundamentally one of supply…This policy doesn’t expand ownership, it simply 
favors one family over another, privileging owners over renters and pushing hard working Americans out to make 
room for the preferred few.” – Sean Dobson, Chairman, CEO and CIO, Amherst, Fortune

https://fortune.com/2026/03/05/housing-affordability-crisis-trump-suggestion-banning-institutional-investors-make-it-worse/


Eleanor Mueller, White House Economics Reporter, Semafor

“The real answer here is streamlining the building process and figuring out ways to incentivize builders to build 
smaller houses. I just don’t see how banning institutional investors solves the problem that it’s setting out to 
solve.” – Ryan Ward, broker at Premier Atlanta Real Estate, CNBC

“[The 21st Century ROAD to Housing Act] also includes one notably bad idea: restrictions on institutional 
investors buying homes... There is no correlation between an area’s proportion of investor-owned homes and 
housing shortages.” – The Washington Post Editorial Board

https://www.cnbc.com/2026/03/05/institutional-investor-ban-impact.html
https://www.washingtonpost.com/opinions/2026/03/06/housing-bill-affordability-senate-scott-warren/

