(6) soft costs necessary to carry out development activities.

(d) Tenant and community participation.—Before submitting any application under this section,
a public housing agency shall—

(1) conduct at least 1 public meeting regarding the proposed development;

(2) provide written notice and meaningful consultation with tenants and affected community
stakeholders; and

(3) certify compliance with the tenant participation requirements of section 425 to the extent
applicable to an existing occupied development affected by the proposed project.

(e) Standards.—The Secretary shall require that housing developed under this section meet the
following requirements:

(1) energy-efficiency and environmental-performance standards;

(2) accessibility standards under the Rehabilitation Act of 1973 and the Americans with
Disabilities Act of 1990; and

(3) hazard-mitigation and climate-resilience standards established by the Secretary.

(f) Prohibition on privatization.—No housing developed under this section may be disposed,
converted, transferred, or permanently removed from assistance under section 9 of the United
States Housing Act of 1937. A dwelling unit may be demolished or replaced only in accordance
with section 425, and each replacement unit shall remain publicly owned and assisted under
section 9 permanently.

(g) Enforcement.—The Secretary may require corrective action, recapture funds, impose civil
monetary penalties, or take other actions necessary to ensure compliance with this section.

SEC. 428. AUTHORIZATION OF APPROPRIATIONS.

(a) Rehabilitation funding.—There are authorized to be appropriated $25,000,000,000 for each
of fiscal years 2027 through 2030 to carry out section 426, to remain available until expended.

(b) Construction and expansion funding.—There are authorized to be appropriated
$15,000,000,000 for each of fiscal years 2027 through 2030 to carry out section 427, to remain
available until expended.

(c) Administrative costs.—Of the amounts made available under this section, the Secretary may
use not more than 3 percent for administrative expenses, technical assistance, data collection, and
program oversight.

Subtitle C—Housing Supply and Preservation

SEC. 431. MORE HOUSING NEAR TRANSIT.
(a) Section 5309 of title 49, United States Code, is amended—

(1) in subsection (a)—
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(A) by redesignating paragraph (6) as paragraph (7); and
(B) by inserting after paragraph (5) the following:
"(6) Pro-housing policy.—The term 'pro-housing policy'—

"(A) means any adopted State or local policy that will remove regulatory barriers to the
construction or preservation of housing units, including affordable housing units; and

"(B) shall include any adopted State or local policy that—
"(i) reduces or eliminates parking minimums;

"(ii) establishes a by-right approval process for housing under which land use
development approval is limited to determining that the development meets objective
zoning and design standards that—

"(1) involve no subjective judgment by a public official;

"(I) are uniformly verifiable by reference to an external and uniform benchmark
or criterion available to both the land use developer and the public official prior to
submission; and

"(1l1) include only such standards as are published and adopted by ordinance or
resolution by a jurisdiction before submission of a development application;

"(iii) reduces or eliminates minimum lot sizes;

"(iv) eliminates or raises residential property height limits or increases the number of
dwelling units permitted to be constructed under a by-right approval process; or

"(v) carries out other policies as determined by the Secretary, in consultation with
the Secretary of Housing and Urban Development.";

(2) in subsection (g)(2), by adding at the end the following:

"(D) Eligibility for adjustment of rating for project justification criteria for pro-housing
policies; considerations.—In evaluating and rating a project as a whole for project
justification under subparagraph (A), the Secretary—

"(i) may increase the rating of a project by 1 rating level if the applicant submits
documented evidence of pro-housing policies for areas accessible to transit facilities
along the project route; and

"(ii) should consider whether the pro-housing policies documented by the applicant
will result, through new production and preservation, in an amount of housing units,
including housing units affordable below the area median income, that is appropriate to
expected housing demand in the project area.

"(E) Consultation.—In developing the evaluation process that could lead to the
increased rating described in subparagraph (D)(i), the Secretary shall consult with the
Secretary of Housing and Urban Development."”;



(3) in subsection (h)(6), by adding at the end the following:

"(C) Eligibility for adjustment of rating for project justification criteria for pro-housing
policies; considerations.—In evaluating and rating the benefits of a project under
subparagraph (A), the Secretary—

"(i) may increase the rating of a project if the applicant submits documented
evidence of pro-housing policies for areas accessible to transit facilities along the
project route; and

"(ii) should consider whether the pro-housing policies documented by the applicant
will result, through new production and preservation, in an amount of housing units,
including housing units affordable below the area median income, that is appropriate to
expected housing demand in the project area.

"(D) Consultation.—In developing the evaluation process that could lead to the
increased rating described in subparagraph (C)(i), the Secretary shall consult with the
Secretary of Housing and Urban Development."; and

(4) in subsection (0)—
(A) in paragraph (1)—
(i) in subparagraph (B), by striking "and" at the end;
(i) in subparagraph (C), by striking the period at the end and inserting "; and"; and
(iii) by adding at the end the following:

"(D) information concerning projects for which the applicant submitted pro-housing
policies under subsection (g)(2)(D) or subsection (h)(6) and received an adjustment of
rating for project justification.".

SEC. 432. NEIGHBORHOOD HOMES CREDIT.

(a) In general.—Subpart D of part IV of subchapter A of chapter 1 of the Internal Revenue Code
of 1986 is amended by inserting after section 42 the following new section:

"Sec. 42A. Neighborhood homes credit.

"(a) Allowance of credit.—For purposes of section 38, the neighborhood homes credit
determined under this section for the taxable year is, with respect to each qualified residence sold
by the taxpayer during such taxable year in an affordable sale, the lesser of—

"(1) an amount equal to—
"(A) the excess, if any, of—

"(i) the reasonable development costs paid or incurred by the taxpayer with respect
to such qualified residence, over

"(ii) the sale price of such qualified residence, reduced by any reasonable expenses
paid or incurred by the taxpayer in connection with such sale; or
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"(B) if the neighborhood homes credit agency determines it is necessary to ensure
financial feasibility, an amount not to exceed 120 percent of the amount under
subparagraph (A);

"(2) 40 percent of the eligible development costs paid or incurred by the taxpayer with
respect to such qualified residence; or

"(3) 32 percent of the national median sale price for new homes, as determined pursuant to
the most recent census data available as of the date on which the neighborhood homes credit
agency makes an allocation for the qualified project.

"(b) Development costs.—For purposes of this section—
"(1) Reasonable development costs.—

"(A) In general.—The term 'reasonable development costs' means amounts paid or
incurred for the acquisition of buildings and land, construction, substantial rehabilitation,
demolition of structures, or environmental remediation, to the extent that the neighborhood
homes credit agency determines that such amounts meet the standards specified pursuant
to subsection (f)(1)(D), as of the date on which construction or substantial rehabilitation is
substantially complete, as determined by such agency, and are necessary to ensure the
financial feasibility of such qualified residence.

"(B) Considerations in making determination.—In making the determination under
subparagraph (A), the neighborhood homes credit agency shall consider—

"(i) the sources and uses of funds and the total financing;

"(ii) any proceeds or receipts generated or expected to be generated by reason of
tax benefits; and

"(iii) the reasonableness of the development costs and fees.

"(2) Eligible development costs.—The term 'eligible development costs' means the amount
which would be reasonable development costs if the amounts taken into account as paid or
incurred for the acquisition of buildings and land did not exceed 75 percent of such costs
determined without regard to any amount paid or incurred for the acquisition of buildings and
land.

"(3) Substantial rehabilitation.—The term 'substantial rehabilitation' means amounts paid or
incurred for rehabilitation of a qualified residence if such amounts exceed the greater of—

"(A) $25,000; or

"(B) 20 percent of the amounts paid or incurred by the taxpayer for the acquisition of
buildings and land with respect to such qualified residence.

"(4) Construction and rehabilitation only after allocation taken into account.—

"(A) In general.—The terms 'reasonable development costs' and 'eligible development
costs' shall not include any amount paid or incurred before the date on which an allocation
is made to the taxpayer under subsection (e) with respect to the qualified project of which



the qualified residence is part unless such amount is paid or incurred for the acquisition of
buildings or land.

"(B) Land and building acquisition costs.—Amounts paid or incurred for the acquisition
of buildings or land shall be included under paragraph (A) only if paid or incurred not more
than 3 years before the date on which the allocation referred to in subparagraph (A) is
made. If the taxpayer acquired any building or land from an entity, or any related party to
such entity, that holds an ownership interest in the taxpayer, then such entity must also
have acquired such property within such 3-year period, and the acquisition cost included
under subparagraph (A) with respect to the taxpayer shall not exceed the amount such
entity paid or incurred to acquire such property.

"(c) Qualified residence.—For purposes of this section—
"(1) In general.—The term 'qualified residence' means a residence that—

"(A) is real property, constructed onsite or manufactured offsite, affixed on a permanent
foundation;

"(B) is—
"(i) a house which is comprised of 4 or fewer residential units;
"(ii) a condominium unit; or

"(iii) a house or an apartment owned by a cooperative housing corporation, as

defined in section 216(b);

"(C) is part of a qualified project with respect to which the neighborhood homes credit
agency has made an allocation under subsection (e); and

"(D) is located in a qualified census tract, determined as of the date of such allocation.
"(2) Qualified census tract.—
"(A) In general.—The term 'qualified census tract' means a census tract—
"(i) which—

"(I) has a median family income which does not exceed 80 percent of the
median family income for the applicable area;

"(Il) has a poverty rate that is not less than 130 percent of the poverty rate of the
applicable area; and

"(Ill) has a median value for owner-occupied homes that does not exceed the
median value for owner-occupied homes in the applicable area;

"(ii) which—

"(I) is located in a city which has a population of not less than 50,000 and such
city has a poverty rate that is not less than 150 percent of the poverty rate of the
applicable area;
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"(I1) has a median family income which does not exceed the median family
income for the applicable area; and

"(ll) has a median value for owner-occupied homes that does not exceed 80
percent of the median value for owner-occupied homes in the applicable area;

"(iii) which—
"(l) is located in a nonmetropolitan county;

"(I1) has a median family income which does not exceed the median family
income for the applicable area; and

"(Ill) has been designated by a neighborhood homes credit agency under this
clause;

"(iv) which is not otherwise a qualified census tract and is located in a disaster area,
as defined in section 7508A(d)(3), but only with respect to credits allocated in any
period during which the President has determined that such area warrants individual or
individual and public assistance by the Federal Government under the Robert T.
Stafford Disaster Relief and Emergency Assistance Act; or

"(v) which is not otherwise a qualified census tract and is identified by the
neighborhood homes credit agency, through methodologies detailed in the qualified
allocation plan, as having a shortage of affordable owner-occupied homes.

"(B) Applicable area.—The term 'applicable area' means—

"(i) in the case of a metropolitan census tract, the metropolitan area in which such
census tract is located; and

"(ii) in the case of a census tract other than a census tract described in clause (i),
the State.

"(d) Affordable sale.—For purposes of this section—

"(1) In general.—The term 'affordable sale' means a sale to a qualified homeowner of a
qualified residence that the neighborhood homes credit agency certifies as meeting the
standards promulgated under subsection (f)(1)(D) for a price that does not exceed—

"(A) in the case of any qualified residence not described in subparagraph (B), (C), or
(D), the amount equal to the product of 4 multiplied by the median family income for the
applicable area, as determined pursuant to the most recent census data available as of the
date of the contract for such sale;

"(B) in the case of a house comprised of 2 residential units, 125 percent of the amount
described in subparagraph (A);

"(C) in the case of a house comprised of 3 residential units, 150 percent of the amount
described in subparagraph (A); or
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"(D) in the case of a house comprised of 4 residential units, 175 percent of the amount
described in subparagraph (A).

"(2) Qualified homeowner.—The term 'qualified homeowner' means, with respect to a
qualified residence, an individual—

"(A) who owns and uses such qualified residence as the principal residence of such
individual; and

"(B) whose family income, determined as of the date that a binding contract for the
affordable sale of such residence is entered into, is 140 percent or less of the median family
income for the applicable area in which the qualified residence is located.

"(e) Credit ceiling and allocations.—
"(1) Credit limited based on allocations to qualified projects.—

"(A) In general.—The credit allowed under subsection (a) to any taxpayer for any
taxable year with respect to 1 or more qualified residences which are part of the same
qualified project shall not exceed the excess, if any, of—

"(i) the amount allocated by the neighborhood homes credit agency under this
paragraph to such taxpayer with respect to such qualified project, over

"(ii) the aggregate amount of credit allowed under subsection (a) to such taxpayer
with respect to qualified residences which are a part of such qualified project for all prior
taxable years.

"(B) Deadline for completion.—No credit shall be allowed under subsection (a) with
respect to any qualified residence unless the affordable sale of such residence is during the
5-year period beginning on the date of the allocation to the qualified project of which such
residence is a part, or, in the case of a qualified residence to which subsection (i) applies,
the rehabilitation of such residence is completed during such 5-year period.

"(2) Limitations on allocations to qualified projects.—

"(A) Allocations limited by State neighborhood homes credit amount.—The aggregate
amount allocated to taxpayers with respect to qualified projects by the neighborhood homes
credit agency of any State for any calendar year shall not exceed the State neighborhood
homes credit amount of such State for such calendar year.

"(B) Set-aside for certain projects involving qualified nonprofit organizations.—Rules
similar to the rules of section 42(h)(5) shall apply for purposes of this section.

"(3) Determination of State neighborhood homes credit amount.—

"(A) In general.—The State neighborhood homes credit amount for a State for a
calendar year is an amount equal to the sum of—

"(i) the greater of—
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"(1) the product of $9, multiplied by the State population, determined in
accordance with section 146(]); or

"(11) $12,000,000; and

"(ii) any amount previously allocated to any taxpayer with respect to any qualified
project by the neighborhood homes credit agency of such State which can no longer be
allocated to any qualified residence because the 5-year period described in paragraph
(1)(B) expires during calendar year.

"(B) 3-year carryforward of unused limitation.—The State neighborhood homes credit
amount for a State for a calendar year shall be increased by the excess, if any, of the State
neighborhood homes credit amount for such State for the preceding calendar year over the
aggregate amount allocated by the neighborhood homes credit agency of such State during
such preceding calendar year. Any amount carried forward under the preceding sentence
shall not be carried past the third calendar year after the calendar year in which such credit
amount originally arose, determined on a first-in, first-out basis.

"(f) Responsibilities of neighborhood homes credit agencies.—

"(1) In general.—Notwithstanding subsection (e), the State neighborhood homes credit
amount shall be zero for a calendar year unless the neighborhood homes credit agency of the
State—

"(A) allocates such amount pursuant to a qualified allocation plan of the neighborhood
homes credit agency;

"(B) subject to paragraph (2), allocates not more than 20 percent of amounts allocated
in the previous year, or for allocations made in the first allocation year under this section,
not more than 20 percent of the State neighborhood homes credit amount for such year, to
projects with respect to qualified residences which—

"(i) are located in census tracts described in subsection (c)(2)(A)(iii), (c)(2)(A)(iv), or

(i)(5); or

"(ii) are not located in a qualified census tract but meet the requirements of
subsection (i)(8);

"(C) subject to paragraph (2), in addition to any allocation described in subparagraph
(B), allocates not more than 20 percent of amounts allocated in the previous year, or for
allocations made in the first allocation year under this section, not more than 20 percent of
the State neighborhood homes credit amount for such year, to projects with respect to
qualified residences which are located in any census tract described in subsection
(c)(2)(A)(v), except that, with respect to any qualified residence located within such census
tract which is sold to a qualified homeowner, subsection (d)(2) shall be applied by
substituting '120 percent' for '140 percent’;

"(D) promulgates standards with respect to reasonable development costs and the
reasonableness of fees;
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"(E) promulgates standards with respect to construction quality which are consistent
with building codes or other standards required by the State or local jurisdiction in which the
project is located;

"(F) in the case of any neighborhood homes credit agency which makes an allocation to
a qualified project which includes any qualified residence to which subsection (i) applies,
promulgates standards with respect to protecting the owners of such residences, including
the capacity of such owners to pay rehabilitation costs not covered by the credit provided by
this section and providing for the disclosure to such owners of their rights and
responsibilities with respect to the rehabilitation of such residences;

"(G) submits to the Secretary, at such time and in such manner as the Secretary may
prescribe, an annual report specifying—

"(i) the amount of the neighborhood homes credits allocated to each qualified project
for the previous year;

"(ii) with respect to each qualified residence completed in the preceding calendar
year—

"(I) the census tract in which such qualified residence is located;

"(I) with respect to the qualified project that includes such qualified residence,
the year in which such project received an allocation under this section;

"(Ill) whether such qualified residence was new, substantially rehabilitated and
sold to a qualified homeowner, or substantially rehabilitated pursuant to subsection

(i)
"(IV) the eligible development costs of such qualified residence;

"(V) the amount of the neighborhood homes credit with respect to such qualified
residence;

"(VI) the sales price of such qualified residence, if applicable; and

"(VII) the family income of the qualified homeowner, expressed as a percentage
of the applicable area median family income for the location of the qualified
residence; and

"(iii) such other information as the Secretary may require;

"(H) makes available to the general public a written explanation for any allocation of a
State neighborhood homes credit amount which is not made in accordance with established
priorities and selection criteria of the neighborhood homes credit agency; and

"(l) provides educational outreach on application and compliance requirements,
including for small residential builders and remodelers.

"(2) Alternative for certain States.—



"(A) In general.—In the case of any State which, for a calendar year, is an applicable
State, as defined in subparagraph (B), in lieu of the requirements under subparagraphs (B)
and (C) of paragraph (1), the neighborhood homes credit agency of the State may elect to
allocate not more than 40 percent of amounts allocated in the previous year, or for
allocations made in the first allocation year under this section, not more than 40 percent of
the State neighborhood homes credit amount for such year, to projects with respect to
qualified residences which are described in either subparagraph (B) or (C) of paragraph (1).

"(B) Applicable State.—For purposes of this paragraph, the term 'applicable State'
means a State which, for purposes of determining the amount under subsection (e)(3)(A)(i)
for the calendar year with respect to such State, received the amount described in
subclause (Il) of such subsection.

"(3) Qualified allocation plan.—For purposes of this subsection, the term 'qualified allocation
plan' means any plan which—

"(A) sets forth the selection criteria to be used to prioritize qualified projects for
allocations of State neighborhood homes credit amounts, including—

"(i) the need for new or substantially rehabilitated owner-occupied homes in the area
addressed by the project;

"(ii) the expected contribution of the project to neighborhood stability and
revitalization, including the impact on neighborhood residents;

"(iii) the capability and prior performance of the project sponsor; and
"(iv) the likelihood the project will result in long-term homeownership;
"(B) has been made available for public comment;

"(C) as determined by the neighborhood homes credit agency, is likely to result in the
selection of highly qualified applicants while also minimizing, to the extent practicable,
application costs and barriers to entry for small residential builders and remodelers; and

"(D) provides a procedure that the neighborhood homes credit agency, or any agent or
contractor of such agency, shall follow for purposes of—

"(i) identifying noncompliance with any provisions of this section; and

"(ii) notifying the Internal Revenue Service of any such noncompliance of which the
agency becomes aware.

"(g) Repayment.—
"(1) In general.—

"(A) Sold during 5-year period.—If a qualified residence is sold during the 5-year period
beginning immediately after the affordable sale of such qualified residence referred to in
subsection (a), the seller shall transfer an amount equal to the repayment amount to the
relevant neighborhood homes credit agency.



"(B) Use of repayments.—A neighborhood homes credit agency shall use any amount
received pursuant to subparagraph (A) only for purposes of qualified projects.

"(2) Repayment amount.—For purposes of paragraph (1)(A)—

"(A) In general.—The repayment amount is an amount equal to the applicable
percentage of the gain from the sale to which the repayment relates.

"(B) Applicable percentage.—For purposes of subparagraph (A), the applicable
percentage is 50 percent, reduced by 10 percentage points for each year of the 5-year
period referred to in paragraph (1)(A) which ends before the date of such sale.

"(3) Lien for repayment amount.—A neighborhood homes credit agency receiving an
allocation under this section shall place a lien on each qualified residence that is built or
rehabilitated as part of a qualified project for an amount such agency deems necessary to
ensure potential repayment pursuant to paragraph (1)(A).

"(4) Waiver.—

"(A) In general.—The neighborhood homes credit agency may waive the repayment
required under paragraph (1)(A) if the agency determines that making a repayment would
constitute a hardship to the seller.

"(B) Hardship.—For purposes of subparagraph (A), with respect to the seller, a hardship
may include—

"(i) divorce;

"(ii) disability;

"(iii) illness; or

"(iv) any other hardship identified by the neighborhood homes credit agency for
purposes of this paragraph.

"(h) Other definitions and special rules.—For purposes of this section—

"(1) Neighborhood homes credit agency.—The term 'neighborhood homes credit agency'
means the agency designated by the governor of a State as the neighborhood homes credit
agency of the State.

"(2) Qualified project.—The term 'qualified project' means a project that a neighborhood
homes credit agency certifies will build or substantially rehabilitate 1 or more qualified
residences.

"(3) Determinations of family income.—Rules similar to the rules of section 143(f)(2) shall
apply for purposes of this section.

"(4) Possessions treated as States.—The term 'State' includes the District of Columbia and
the possessions of the United States.

"(5) Special rules related to condominiums and cooperative housing corporations.—
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"(A) Determination of development costs.—In the case of a qualified residence
described in clause (ii) or (iii) of subsection (c)(1)(B), the reasonable development costs
and eligible development costs of such qualified residence shall be an amount equal to
such costs, respectively, of the entire condominium or cooperative housing property in
which such qualified residence is located, multiplied by a fraction—

"(i) the numerator of which is the total floor space of such qualified residence; and

"(ii) the denominator of which is the total floor space of all residences within such
property.

"(B) Tenant-stockholders of cooperative housing corporations treated as owners.—In
the case of a cooperative housing corporation, as such term is defined in section 216(b), a
tenant-stockholder shall be treated as owning the house or apartment which such person is
entitled to occupy.

"(6) Related party sales not treated as affordable sales.—

"(A) In general.—A sale between related persons shall not be treated as an affordable
sale.

"(B) Related persons.—For purposes of this paragraph, a person, referred to in this
subparagraph as the 'related person’, is related to any person if the related person bears a
relationship to such person specified in section 267(b) or 707(b)(1), or the related person
and such person are engaged in trades or businesses under common control, within the
meaning of subsections (a) and (b) of section 52. For purposes of the preceding sentence,
in applying section 267(b) or 707(b)(1), '10 percent' shall be substituted for '50 percent'.

"(7) Inflation adjustment.—

"(A) In general.—In the case of a calendar year after 2026, the dollar amounts in
subsections (b)(3)(A), (€)(3)(A)(i)(1), (e)(3)(A)(i)(II), and (i)(2)(C) shall each be increased by
an amount equal to—

"(i) such dollar amount, multiplied by

"(ii) the cost-of-living adjustment determined under section 1(f)(3) for such calendar
year by substituting 'calendar year 2025’ for 'calendar year 2016' in subparagraph (A)(ii)
thereof.

"(B) Rounding.—

"(i) In the case of the dollar amounts in subsections (b)(3)(A) and (i)(2)(C), any
increase under subparagraph (A) which is not a multiple of $1,000 shall be rounded to
the nearest multiple of $1,000.

"(ii) In the case of the dollar amount in subsection (€)(3)(A)(i)(I), any increase under
subparagraph (A) which is not a multiple of $0.01 shall be rounded to the nearest
multiple of $0.01.
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"(iii) In the case of the dollar amount in subsection (e)(3)(A)(i)(Il), any increase under
subparagraph (A) which is not a multiple of $100,000 shall be rounded to the nearest
multiple of $100,000.

"(8) Report.—

"(A) In general.—The Secretary shall annually issue a report, to be made available to
the public, which contains the information submitted pursuant to subsection (f)(1)(G).

"(B) De-identification.—The Secretary shall ensure that any information made public
pursuant to subparagraph (A) excludes any information that would allow for the
identification of qualified homeowners.

"(9) List of qualified census tracts.—The Secretary of Housing and Urban Development
shall, for each year, make publicly available a list of qualified census tracts under—

"(A) on a combined basis, clauses (i) and (ii) of subsection (c)(2)(A);
"(B) clause (iii) of such subsection; and
"(C) subsection (i)(5).

"(10) Denial of deductions if converted to rental housing.—If, during the 5-year period
beginning immediately after the affordable sale of a qualified residence referred to in
subsection (a), an individual who owns a qualified residence, whether or not such individual
was the purchaser in such affordable sale, fails to use such qualified residence as such
individual's principal residence for any period of time, no deduction shall be allowed for
expenses paid or incurred by such individual with respect to renting, during such period of time,
such qualified residence.

"(i) Application of credit with respect to owner-occupied rehabilitations.—

"(1) In general.—In the case of a qualified rehabilitation by the taxpayer of any qualified
residence which is owned, as of the date that the written binding contract referred to in
paragraph (3) is entered into, by a specified homeowner, the rules of paragraphs (2) through (7)
shall apply.

"(2) Alternative credit determination.—In the case of any qualified residence described in
paragraph (1), the neighborhood homes credit determined under subsection (a) with respect to
such residence shall, in lieu of any credit otherwise determined under subsection (a) with
respect to such residence, be allowed in the taxable year during which the qualified
rehabilitation is completed, as determined by the neighborhood homes credit agency, and shall
be equal to the least of—

"(A) the excess, if any, of—

"(i) the amounts paid or incurred by the taxpayer for the qualified rehabilitation of the
qualified residence to the extent that such amounts are certified by the neighborhood
homes credit agency, at the time of the completion of such rehabilitation, as meeting the
standards specified pursuant to subsection (f)(1)(D), over

"(ii) any amounts paid to such taxpayer for such rehabilitation;



"(B) 50 percent of the amounts described in subparagraph (A)(i); or
"(C) $50,000.
"(3) Qualified rehabilitation.—

"(A) In general.—For purposes of this subsection, the term 'qualified rehabilitation’
means a rehabilitation or reconstruction performed pursuant to a written binding contract
between the taxpayer and the specified homeowner if the amount paid or incurred by the
taxpayer in the performance of such rehabilitation or reconstruction exceeds the dollar
amount in effect under subsection (b)(3)(A).

"(B) Application of limitation to expenses paid or incurred after allocation.—A rule similar
to the rule of subsection (b)(4) shall apply for purposes of this subsection.

"(4) Specified homeowner.—For purposes of this subsection, the term 'specified
homeowner' means, with respect to a qualified residence, an individual—

"(A) who owns and uses such qualified residence as the principal residence of such
individual as of the date that the written binding contract referred to in paragraph (3) is
entered into; and

"(B) whose family income, determined as of such date, does not exceed the median
family income for the applicable area, with respect to the census tract in which the qualified
residence is located.

"(5) Additional census tracts in which owner-occupied residences may be located.—In the
case of any qualified residence described in paragraph (1), the term 'qualified census tract'
includes any census tract which—

"(A) meets the requirements of subsection (c)(2)(A)(i) without regard to subclause (lll)
thereof; and

"(B) is designated by the neighborhood homes credit agency for purposes of this
paragraph.

"(6) Modification of repayment requirement.—In the case of any qualified residence
described in paragraph (1), subsection (g) shall be applied by beginning the 5-year period
otherwise described therein on the date on which the qualified rehabilitation is completed.

"(7) Related parties.—Paragraph (1) shall not apply if the taxpayer is the owner of the
qualified residence described in paragraph (1) or is related, within the meaning of subsection
(h)(6)(B), to such owner.

"(8) Pyrrhotite remediation.—The requirement of subsection (c)(1)(D) shall not apply to a
qualified rehabilitation under this subsection of a qualified residence that is documented by an
engineer's report and core testing to have a foundation that is adversely impacted by pyrrhotite
or other iron sulfide minerals.

"(j) Regulations.—The Secretary shall prescribe such regulations as may be necessary or
appropriate to carry out the purposes of this section, including regulations that prevent avoidance
of the rules, and abuse of the purposes, of this section.".



(b) Credit allowed as part of general business credit.—Section 38(b) of the Internal Revenue
Code of 1986 is amended by striking "plus" at the end of paragraph (40), by striking the period at
the end of paragraph (41) and inserting ", plus", and by adding at the end the following new
paragraph:

"(42) the neighborhood homes credit determined under section 42A(a).".

(c) Credit allowed against alternative minimum tax.—Section 38(c)(4)(B) of the Internal
Revenue Code of 1986 is amended by redesignating clauses (iv) through (xii) as clauses (v)
through (xiii), respectively, and by inserting after clause (iii) the following new clause:

"(iv) the credit determined under section 42A,".
(d) Basis adjustments.—

(1) Energy efficient home improvement credit.—Section 25C(q) of the Internal Revenue
Code of 1986 is amended by adding after the first sentence the following new sentence: "This
subsection shall not apply for purposes of determining the eligible development costs or
adjusted basis of any building under section 42A.".

(2) Residential clean energy credit.—Section 25D(f) of such Code is amended by adding
after the first sentence the following new sentence: "This subsection shall not apply for
purposes of determining the eligible development costs or adjusted basis of any building under
section 42A.".

(3) New energy efficient home credit.—Section 45L(e) of such Code is amended by
inserting "or for purposes of determining the eligible development costs or adjusted basis of
any building under section 42A" after "section 42".

(e) Exclusion from gross income.—Part |ll of subchapter B of chapter 1 of the Internal Revenue

Code of 1986 is amended by inserting before section 140 the following new section:
"Sec. 139N. State energy subsidies for qualified residences.

"(a) Exclusion from gross income.—Gross income shall not include the value of any subsidy
provided to a taxpayer, whether directly or indirectly, by any State energy office, as defined in
section 124(a) of the Energy Policy Act of 2005 (42 U.S.C. 15821(a)), for purposes of any energy
improvements made to a qualified residence, as defined in section 42A(c)(1).".

(f) Conforming amendments.—

(1) Subsections (i)(3)(C), (i)(6)(B)(i), and (k)(1) of section 469 of the Internal Revenue Code
of 1986 are each amended by inserting "or 42A" after "section 42".

(2) The table of sections for subpart D of part IV of subchapter A of chapter 1 of such Code
is amended by inserting after the item relating to section 42 the following new item:

"Sec. 42A. Neighborhood homes credit.".

(3) The table of sections for part Il of subchapter B of chapter 1 of such Code is amended
by inserting before the item relating to section 140 the following new item:
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"Sec. 139N. State energy subsidies for qualified residences.".

(g) Effective date.—The amendments made by this section shall apply to taxable years
beginning after December 31, 2026.

SEC. 433. RURAL HOUSING PRESERVATION FUNDING.

(a) Housing preservation and revitalization program.—There is authorized to be appropriated to
the Secretary of Agriculture $200,000,000 for each of fiscal years 2027 through 2031 to carry out
section 545 of the Housing Act of 1949, as added by section 502 of the 21st Century ROAD to
Housing Act (Public Law 119-101).

(b) Multifamily housing technology.—There is authorized to be appropriated to the Secretary of
Agriculture $50,000,000 for fiscal year 2027 for improving the technology of the Department of
Agriculture used to process loans for multifamily housing and otherwise manage such housing.
Such improvements shall be made within the 5-year period beginning upon the appropriation of
such amounts, and such amounts shall remain available until the expiration of such 5-year period.

SEC. 434. AUTHORIZATIONS OF APPROPRIATIONS FOR FARMWORKER HOUSING.

(a) Section 513 of the Housing Act of 1949 (42 U.S.C. 1483) is amended by adding at the end
the following new subsection:

"(f) Funding for farmworker housing.—
"(1) Section 514 farmworker housing loans.—

"(A) Insurance authority.—The Secretary of Agriculture may, to the extent approved in
appropriation Acts, insure loans under section 514 (42 U.S.C. 1484) in an aggregate
amount not to exceed $200,000,000 during each of fiscal years 2027 through 2036.

"(B) Authorization of appropriations for costs.—There is authorized to be appropriated
$75,000,000 for each of fiscal years 2027 through 2036 for costs (as such term is defined in
section 502 of the Congressional Budget Act of 1974 (2 U.S.C. 661a)) of loans insured
pursuant to the authority under subparagraph (A).

"(2) Section 516 grants for farmworker housing.—There is authorized to be appropriated
$30,000,000 for each of fiscal years 2027 through 2036 for financial assistance under section
516 (42 U.S.C. 1486).

"(3) Section 521 housing assistance.—There is authorized to be appropriated
$2,700,000,000 for each of fiscal years 2027 through 2036 for rental assistance agreements
entered into or renewed pursuant to section 521(a)(2) (42 U.S.C. 1490a(a)(2)) or agreements
entered into in lieu of debt forgiveness or payments for eligible households as authorized by
section 502(c)(5)(D).".

(b) Section 514 of the Housing Act of 1949 (42 U.S.C. 1484) is amended by adding at the end
the following:

"(j) Per project limitations on assistance.—If the Secretary, in making available assistance in
any area under this section or section 516 (42 U.S.C. 1486), establishes a limitation on the amount
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of assistance available per project, the limitation on a grant or loan award per project shall not be
less than $5,000,000.".

(c) Subsection (a)(5) of section 521 of the Housing Act of 1949 (42 U.S.C. 1490a(a)(5)) is
amended—

(1) in subparagraph (A) by inserting "or domestic farm labor legally admitted to the United
States and authorized to work in agriculture" after "migrant farmworkers";

(2) in subparagraph (B)—
(A) by striking "Amount.—In any fiscal year" and inserting "Amount.—
"(i) Housing for migrant farmworkers.—In any fiscal year";
(B) by inserting "providing housing for migrant farmworkers" after "any project"; and
(C) by inserting at the end the following:

"(ii) Housing for other farm labor.—In any fiscal year, the assistance provided under
this paragraph for any project providing housing for domestic farm labor legally admitted
to the United States and authorized to work in agriculture shall not exceed an amount
equal to 50 percent of the operating costs for the project for the year, as determined by
the Secretary. The owner of such project shall not qualify for operating assistance
unless the Secretary certifies that the project was unoccupied or underutilized before
making units available to such farm labor, and that a grant under this section will not
displace any farm worker who is a United States worker."; and

(3) in subparagraph (D), by adding at the end the following:

"(iii) The term 'domestic farm labor' has the same meaning given such term in

section 514(f)(3) (42 U.S.C. 1484(f)(3)), except that subparagraph (A) of such section
shall not apply for purposes of this section.".

(d) Housing assistance eligibility for certified agricultural workers and dependents.—Subsection
(a) of section 214 of the Housing and Community Development Act of 1980 (42 U.S.C. 1436a) is
amended—

(1) in paragraph (6), by striking "or" at the end;
(2) by redesignating paragraph (7) as paragraph (8); and
(3) by inserting after paragraph (6) the following:

"(7) an alien granted certified agricultural worker or certified agricultural dependent status
under title 1X of the POPULIST Act, but solely for financial assistance made available pursuant
to section 521 or 542 of the Housing Act of 1949 (42 U.S.C. 1490a, 1490r); or".

(e) VAWA covered housing programs.—Paragraph (3) of section 41411(a) of the Violence
Against Women Act of 1994 (34 U.S.C. 12491(a)(3)) is amended—

(1) in subparagraph (l), by striking "and" at the end;
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(2) by redesignating subparagraph (J) as subparagraph (K); and
(3) by inserting after subparagraph (1) the following new subparagraph:

"(J) rural development housing voucher assistance provided by the Secretary of
Agriculture pursuant to section 542 of the Housing Act of 1949 (42 U.S.C. 1490r), without
regard to subsection (b) of such section, and applicable appropriation Acts; and".

Subtitle D—Market Safequards for Housing Access

SEC. 441. PROHIBITION ON ALGORITHMIC RENT PRICING AND COORDINATION.
(a) Definitions.—In this section:
(1) Chair—The term "Chair" means the Chair of the Federal Trade Commission.
(2) Commission.—The term "Commission" means the Federal Trade Commission.

(3) Consciously parallel pricing coordination.—The term "consciously parallel pricing
coordination" means a tacit agreement between 2 or more rental property owners to raise,
lower, change, maintain, or manipulate pricing for reasonably interchangeable products or
services.

(4) Coordinating function.—The term "coordinating function" means—

(A) collecting historical or contemporaneous prices, supply levels, or lease or rental
contract termination and renewal dates of residential dwelling units from 2 or more rental
property owners;

(B) analyzing or processing the information described in subparagraph (A) using a
system, software, or process that uses computation, including by using that information to
train an algorithm; and

(C) recommending rental prices, lease renewal terms, or ideal occupancy levels to a
rental property owner.

(5) Coordinator.—The term "coordinator" means any person that operates a software or
data analytics service that performs a coordinating function for any rental property owner,
including a rental property owner performing a coordinating function for their own benefit.

(6) Person.—The term "person" has the meaning given that term in section 12(a) of the
Clayton Act (15 U.S.C. 12(a)).

(7) Residential dwelling unit.—The term "residential dwelling unit"—

(A) means any house, apartment, accessory unit, or other unit intended to be used as a
primary residence; and

(B) does not include inpatient medical care, licensed long-term care, or detention or
correctional facilities.

(8) Rental property owner.—The term "rental property owner" means any individual,
corporation, partnership, association, joint-stock company, trust, or unincorporated organization
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