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We have a problem to solve...



Can housing projects be 

lined up faster?

5 years
From planning & first applying 
to get funding to completing a 
multifamily housing project so 
that tenants can move in.



The hurdles in the way of faster housing 

development

Developers would like to build as fast as 
possible, but they face obstacles even 
before breaking ground: 

• Site selection: where to build?

• No. of units, budget: what to build?

• Financing sources: where to get the money?

• Assemble the deal physically & financially: 

deal team, due diligence material, securing 

funding sources: how to do it?



How technology can help?



How policy can help?



Intro: Housing Count



Housing shortage trends (2019–22)

Texas
Texas is especially feeling the rental 

pressure from the population influx.



Texas: expected loss of affordability



Migration trends: 

counties w/ most inbound renters

We analyzed the top two counties w/ 
most incoming renter households.

Harris & Bexar County, TX



Shortage severity changes:

Bexar County vs Harris County (Texas)



Shortage severity changes:

Bexar County vs Harris County (Texas)



Harris County (Houston)



Bexar County (San Antonio)



Technology + policy applied 

together will help ease the shortage 



Examples of successful policies



What we do at Builders Patch?

We started Builders Patch with the 
aim to connect developers & 
lenders, and speed up the funding 
process of affordable housing deals. 



Closing a MF loan today…



AI-augmented underwriting



Automated proforma builder



AI-driven onboarding of complete 

portfolio datasets



AI-driven analytics & insights



Thank you!



WHO WE ARE
• CohnReznick LLP is a leading advisory, assurance and tax firm in the U.S. with one of the 

largest and most experienced tax credit practices in the country.

• Tax Credit Investment Services (“TCIS”) is a dedicated business unit within 

CohnReznick that provides strategic advisory and due diligence services to help clients 

make informed decisions on acquiring and managing tax-advantaged investments. 

•  TCIS is well-regarded in the industry for: 

– Having authored 3,000+ investment due diligence reports for tax credit investors;

– Having authored numerous affordable housing industry studies and spoken frequently at industry 

conferences and events;

– Being sought after by the regulators and policymakers to provide industry data and insights;

– Publishing housing tax credit equity market trends on a monthly basis in the Tax Credit Advisor 

magazine.



STUDY HISTORY
▪ LIHTC industry needed a track record to attract capital 

– $4 billion equity market in 2000

– $9 billion equity market in 2006

– $18 billion equity market in 2020

– $26.2 billion equity market in 2023

▪ From 6,250 properties in 2000, to more than 30,000 in the current report

▪ Through establishing timely and reliable industry track record information, 

the studies supported the important objectives of advocacy, capital infusion 

and best practice sharing. 
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2023 STUDY HIGHLIGHTS
▪ Historical information was drawn from 30,600 properties; while 2021-2022 information was 

reported on 19,200 properties. 

▪ Housing tax credit portfolio once again proved to be resilient. 

▪ No foreclosure or deed in lieu of foreclosure was reported in 2021-2022 across all data 

providers.

▪ Some indicators signal that the portfolio is not completely immune from the “Covid- 

headwinds.”  



WATCH LIST
Watch list percentages rose across properties in all stages of development in 2021-2022. 



WATCH LIST
As of December 31, 2022, properties in lease-up reported the highest watch list 

representation of 28.6%, followed by pre-stabilized properties (19.4%) and properties under 

construction (17.0%).



DEVELOPMENT PERFORMANCE
▪ Consistent with the long-term trend, the development phase properties had a more 

pronounced tenancy to be on the watch list. 

▪ The pace at which their watch list representation rose confirmed that affordable housing 
industry was not immune to the challenges faced by the broader real estate industry. 

▪ All data providers incorporated additional underwriting protective clauses to mitigate the 
pandemic impact; without those, the watch list would have been worse. 

▪ Funds closed in 2019-2022 reported a worse than average track record in initial years’ 
credit delivery; although investor returns were maintained through adjustors and other 
mitigants. 

▪ The IRS provided much needed deadline extensions to relieve the compliance risk 
pressure. 



PHYSICAL OCCUPANCY

Housing tax credit 

properties reported 

a 97.2% median 

physical occupancy 

rate in 2022.



ECONOMIC OCCUPANCY

Housing tax credit 

properties reported a 

96.0% median 

economic occupancy 

rate in 2022 



COLLECTION LOSSES
▪ While rent collection rates were down modestly, the worst fears never materialized to 

the degree initially projected. 

▪ Eviction moratoriums were a double-edge sword, creating stress on property operations 
and their owners. 

▪ Different parts of the country has felt the impact to a varying degree. 



ECONOMIC OCCUPANCY

16.6% of the national stock 

was less than 90% 

“economically” occupied in 

2022 vs. 9% in 2016.



DEBT COVERAGE RATIO
Strong financial 

performance trend 

sustained as evidenced 

by a 1.38 national 

median DCR in 2022 

However, over 23% of 

the national portfolio 

operated below 

breakeven in 2022, 

representing a ten-year 

high.



DEBT COVERAGE RATIO

15% of the national 

housing tax credit 

portfolio reported less 

than a 0.80 DCR (up 

from 9% in 2020); and 

8.8% reported less than a 

0.50 DCR (up from 3.6% 

in 2020).



REVENUE AND EXPENSE TREND
Operating expense spike was a leading factor for the rising watch list representation amongst 

the stabilized properties. 



EXPENSE TREND
Of the seven expense categories, the four fastest-growing expenses are insurance (13.4% 

annually from 2020 to 2022), administrative (9%), property tax (8.6%), and utilities (7.9%). 



CREDIT TOOL



CREDIT TOOL



CREDIT TOOL



CONTACT

Cindy Fang
CPA, Partner - Tax Credit Investment Services Leader

Boston, MA

617-648-1400

617-478-9410

Cindy.Fang@CohnReznick.com

Michael.Francescani@CohnReznick.com

Michael Francescani
JD, LLM, Senior Manager – Project Finance and 

Consulting

Boston, MA

mailto:Cindy.Fang@CohnReznick.com
mailto:Cindy.Fang@CohnReznick.com


• Multifamily industry illuminating challenges 

faced by property managers

• NAA Mental and Emotional Health Survey and 

MRI Software’s The Global Voice of the 

Property Manager

• Affordable Housing operators → longstanding 

and recent challenges:

▪ Challenging client base

▪ Scarce property and organizational resources

▪ Post-pandemic pressures: past due rent, inflation, 

rising operating costs and mental health  

• How to overcome the obstacles? 

Examining the Tumultuous World of Property Management



• A look at the unique challenges 
facing subsidized housing operators

• MRI Software survey of affordable 
and public housing providers during 
April-May 2024

• More than 320 industry professionals

• Focus on site operations 

Voice of the Subsidized Housing Operator

Sign-Up Link: https://info.mrisoftware.com/preregister-for-voho-report

https://info.mrisoftware.com/preregister-for-voho-report


Survey Overview: Age Range  
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Survey Overview: Years in Current Role
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Overall Sentiment: Job Satisfaction
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Job Satisfaction – AH Property Mgmt vs. PHA Site Operators
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Job Satisfaction – AH Property Mgmt vs. All Respondents
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Most Popular Training Topics

Housing Regulations & 
Compliance 

50%

Industry News
28%

Financials & Accounting
22%

Training Topics in Last 12 Months 
All Respondents



Satisfaction with PropTech

Very dissatisfied
6%

Somewhat dissatisfied
13%

Neutral
16%

Somewhat satisfied
41%

Very satisfied
24%

All Respondents



Drivers of Dissatisfaction with PropTech

25-34
5%

35-44
25%

45-54
25%

55+
45%

Satisfaction with Technology by Age Group
Very Dissatisfied Group



Perceived Job Impact on Mental Health

29.2%

44.6%

16.9%

9.2%

29.6%

51.9%

11.1%

7.4%

35.3%

35.3%
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No Impact
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Correlations with Mental Health Impact – Salary 

Neutral, 21%

Somewhat 
dissatisfied, 

37%

Somewhat 
satisfied, 21%

Very 
dissatisfied, 

17%

Very satisfied, 
4%

Satisfaction with Salary
Significant Mental Health Impact Group

Neutral
10%

Somewhat 
dissatisfied

13%

Somewhat 
satisfied

32%

Very 
dissatisfied

7%

Very satisfied
38%

Satisfaction with Salary
No Mental Health Impact Group



Correlations with Mental Health Impact – Job Flexibility 

Completely 
Agree
34%

Completely 
Disagree

4%

Neutral
21%

Somewhat 
Agree
33%

Somewhat 
Disagree

8%

Afforded Job Flexibility? 
Significant Mental Health Impact Group

Completely 
Agree
75%

Neutral
2%

Somewhat 
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20%

Somewhat 
Disagree

3%

Afforded Job Flexibility? 
No Mental Health Impact Group



Correlations with Mental Health Impact - Workload

100 to 199 
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58%

200 to 299 
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300 to 399 
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400 or more 
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11%
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300 to 399 
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400 or more 
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16%
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31%
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Regional Comparisons
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Commitment to Industry 

No
13%

Maybe
18%

Yes
69%

All Respondents

No
0% Maybe

26%

Yes
74%

AH Property Management

No
6%

Maybe
23%

Yes
71%

PHA Site Operations

Survey Question: Do you see yourself working in the subsidized housing industry in 3 years? 



Commitment to Functional Area

Survey Question: Do you see yourself working in site management and operations in 3 years? 

No
7%

Maybe
26%

Yes
67%

AH Property Management

No
11%

Maybe
25%

Yes
64%

PHA Site Operations



The Future of Affordable Housing 

Top 5 Challenges Facing the Industry

Dealing with Challenging Residents

Housing Compliance Requirements

Managing the Workload 

Maintaining Proper Staffing Levels

Keeping Up to Date with Legislation 



The Role of PropTech
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Perceptions on New Technology 

12.3%

46.2%

12.3%

29.2%

11.1%
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Opportunity
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Perceptions on Digital Disruption & New Technology
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• High impact areas: compensation, job flexibility and 

training.

• Critical training areas: housing regulations and 

compliance, financials and accounting and industry news.

• Investing in change management and training.

• Greater focus on younger operators and their higher 

expectations for PropTech. 

• Focus of PropTech: i) promoting efficiency, ii) facilitating 

communication with residents and iii) managing 

complexity with housing regulations.

• For PHAs - quality of PropTech, staff benefits, and 

training must keep pace with other segments of the real 

estate industry.

Major Takeaways 



The Voice of the Housing 

Operator Report

• COMING SOON •

Scan the QR code 
to join the email list 
to get the report



The Voice of the Subsidized Housing Operator

June 13, 2024

Maximizing Outcomes with 

Data-Driven Policies

Allen Feliz
VP, U.S. Affordable Housing

MRI Software / TCAM 
Allen.Feliz@mrisoftware.com

(617) 894-4217
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