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TL;DR
The enactment of the 21st Century ROAD to Housing Act establishes a historic federal ban on institutional 
single-family home acquisitions, forcing a dramatic strategic pivot across the housing market. Rather than 
retreating, major public operators are maintaining strong margins by recycling capital out of scattered-site retail 
sales and expanding exempted build-to-rent portfolios.

Federal Guardrails Codify the Institutional Playbook
The regulatory landscape has permanently shifted with the official enactment of the federal acquisition ban, 
though strategic carve-outs preserve the industry's primary growth engines.

"Section 1001 of the Act prohibits covered 'large institutional investors' from purchasing, or entering into 
contracts to purchase, any single-family home... [defined as] any for-profit entity... [with] investment control 
over 350 or more single-family homes..." — [federal-legislation-executive-action-institutional-sfr]

This legislative milestone, enacted as Public Law 119-101, codifies a strict ceiling on scattered-site 
acquisitions for large operators while leaving build-to-rent programs entirely unencumbered 21st Century 
ROAD to Housing Act Becomes Law. By exempting new construction and allowing a 15-year sunset on the 
purchase ban, federal policymakers have effectively redirected institutional capital away from existing 
neighborhood housing stock and toward expanding the net supply of rental communities 21st Century ROAD 
to Housing Act (H.R. 6644 / Public Law 119-101).

What to watch: Watch how mid-sized operators approaching the 350-home threshold restructure their 
ownership entities to avoid triggering the "investment control" rules before the ban takes effect.

Capital Recycling and Build-to-Rent Fill the Acquisition Void
Public single-family rental REITs are actively selling off existing scattered-site inventories to fund massive 
share buybacks and expand their dedicated build-to-rent pipelines.

"We continue to sell homes at prices well above what is implied by our current stock price, and since 
December, we have repurchased $600 million of our own shares." — [sfr-operator-performance-q1-2026]

Both Invitation Homes and American Homes 4 Rent have transitioned into net sellers of existing homes, 
capitalizing on high private-market valuations to reward shareholders while insulating themselves from the 
upcoming purchase ban Invitation Homes Reports Second Quarter 2026 Results. Rather than buying on the 
open market, these giants are expanding through internal development programs—such as AMH's delivery of 
651 newly constructed homes in the second quarter—which are legally protected under the new federal 
framework AMH Reports Second Quarter 2026 Financial and Operating Results.



What to watch: Watch whether the accelerating pace of home sales by public REITs to retail buyers puts 
downward pressure on home prices in highly concentrated Sun Belt markets.

What surprised us
• The Bipartisan Non-Veto: President Trump allowed the sweeping ROAD to Housing Act to pass into 

law without a timely veto, despite its historic restrictions on private real estate investment 
[federal-legislation-executive-action-institutional-sfr].

• Massive Capital Recycling Spree: Instead of hoarding homes, major operators are aggressively 
offloading existing properties, with Invitation Homes selling 657 homes and American Homes 4 Rent 
selling 608 homes in a single quarter [sfr-operator-performance-q1-2026].

• The Resilience of Rent Growth: Even as new lease rent growth softens, renewal rent spreads remain 
remarkably resilient at over three percent for both major operators, proving tenant demand for 
single-family rentals remains highly sticky [sfr-operator-performance-q1-2026].
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Federal Legislative Actions Restricting Institutional 
SFR Purchases: The 21st Century ROAD to Housing 
Act Enacted
The single-family rental (SFR) landscape has been fundamentally reshaped by the enactment of the 
21st Century ROAD to Housing Act (H.R. 6644), which officially became federal law on July 11, 
2026 (Public Law 119-101). This sweeping bipartisan housing package represent the most 
significant federal restriction on institutional real estate investment in modern U.S. history.

Passed by the Senate (85-5) on June 22, 2026, and the House (358-32) on June 23, 2026, the Act 
became law after President Trump failed to timely veto it. Its most controversial and market-altering 
provisions are contained in Title X, Section 1001 ("Homes are for people, not corporations"), 
which establishes a federal prohibition on single-family home acquisitions by large institutional 
investors. The purchase ban officially takes effect on January 7, 2027 (180 days post-enactment).

1. The Core Prohibition & Covered Entities

Section 1001 of the Act prohibits covered "large institutional investors" from purchasing, or entering 
into contracts to purchase, any single-family home.

Key Definitions:



• Single-Family Home: Defined as a structure containing two or fewer dwelling units intended for 
residential occupancy by a single household. The definition expressly excludes manufactured 
homes, structures with three or more dwelling units, and vacant land.

• Large Institutional Investor: Defined as any for-profit entity engaged in investing in, owning, 
renting, managing, or holding single-family homes that, alone or together with affiliates, has 
direct or indirect investment control over 350 or more single-family homes in the aggregate.

• Investment Control: Defined broadly to capture any entity that: 
1. Owns the home or has primary investment/management decision-making authority.
2. Directly or indirectly controls the owning entity (e.g., general partners, managing members, 

investment managers, or advisors).
3. Directly or indirectly owns or controls more than 25% of any class of equity interests of 

the entity that owns the single-family home (unless the entity is a passive investor).
• Note: Investment control does not include the ownership or control of debt investments 

(mortgages).
• Purchase: Broadly defined to include any purchase, transfer, or acquisition, including through 

mergers, acquisitions, construction, foreclosures, or bulk portfolio purchases, whether or not for 
cash consideration.

2. The 11 "Excepted Purchase" Categories

To minimize broader housing market disruption and protect existing business models like 
Build-to-Rent (BTR), the Act outlines eleven categories of "excepted purchases" that are exempt 
from the purchase ban:



1. For-Sale Inventory: Newly constructed, renovated, or rental-conversion homes intended for 
sale by the institutional investor to individual homebuyers, and not as a residence rented 
pending sale.

2. Build-to-Rent (BTR) Programs: Purchases, construction, or retention of newly constructed 
single-family homes to be managed as rental properties, whether as communities exclusively of 
renter-occupied homes or mixed owner/renter communities.

3. Renovate-to-Rent Programs: Purchases of homes that do not meet local building codes, 
provided the investor substantially rehabilitates the structures and makes capital improvements 
equal to not less than 15% of the purchase price.

4. Homeownership Programs: Purchases pursuant to eligible homeownership programs that 
constitute a consumer credit transaction secured by a dwelling (e.g., rent-to-own agreements 
with specific consumer protections).

5. Homeownership Boost Programs: Purchases under programs that provide renters with a 
right of first refusal, a 30-day "first look" period, and positive credit reporting.

6. Debt Satisfaction: Acquisitions in connection with the satisfaction of debts previously 
contracted in good faith, where the investor has the legal right to repossess the home.

7. Foreclosure / Loss Mitigation: Acquisitions by mortgage servicers, lenders, or other entities 
for the purpose of loss mitigation or compliance with servicing/investor obligations, and not as a 
long-term investment strategy.

8. Inter-Institutional Transactions: Purchases from another large institutional investor, provided 
that the seller owned the home prior to the Act's enactment (July 11, 2026) or acquired it in 
compliance with Title X.

9. Two-Year Transition Period: Purchases of homes from non-covered investors (investors 
owning fewer than 350 homes), provided the transaction occurs not more than two years after 
the effective date (i.e., before January 7, 2029).

10. Senior Housing (55+): Newly constructed, renovated, or converted housing intended and 
operated for occupancy by households with at least one member aged 55 or older, satisfying 
HUD visitability standards.

11. Aggregations: Any purchase or series of purchases comprised entirely of the above-listed 
exceptions.

3. Compliance, Notice, and Reporting Obligations

The Act imposes ongoing compliance and transparency requirements on covered investors, some of 
which are not subject to the law's sunset clause.



• Annual HUD Registration: Each large institutional investor must confirm its status with the 
Secretary of HUD within 180 days of enactment, and on an annual basis thereafter (no later 
than December 31 of each year). The filing must disclose the number of single-family homes 
controlled by the investor and the city and state where they are located (unless the investor 
controls 10 or fewer homes in a given city).

• Renter Outreach Resource: HUD is directed to establish a toll-free telephone number and a 
public website to assist tenants of large institutional landlords in raising disputes and reporting 
potential violations of federal law.

• Tenant Disclosure Requirements: Institutional landlords must provide each renter, at the time 
of initial occupancy and annually thereafter, with: 

1. The contact details of the person or entity responsible for addressing renter disputes.
2. Information regarding HUD's renter outreach resource.
• This resource must also be prominently featured on the investor's public website.

4. Enforcement and Penalties

Violations of the purchase ban carry severe financial penalties designed to deter non-compliance:

• Civil Penalties: The Secretary of the Treasury (or the Attorney General) can assess civil 
penalties of up to $1,000,000 per violation, or three times the purchase price of the 
property involved, whichever is greater.

• Recycling of Penalty Funds: Civil penalties collected under this section will be transferred to 
HUD to provide additional funding for the HOME Investment Partnerships program, 
specifically earmarked for the construction, acquisition, and rehabilitation of single-family homes 
and to provide downpayment assistance grants to first-time homebuyers.

5. Key Safeguards and Sunset Clause

• No Forced Divestiture: The Act contains no requirement for institutional investors to sell or 
divest homes owned prior to the July 11, 2026 enactment date, regardless of how they were 
acquired.

• Bankruptcy Protection: The law explicitly states that it does not prevent the filing of 
bankruptcy petitions or otherwise affect bankruptcy proceedings under Title 11.

• Sunset Provisions: The purchase ban and its associated exceptions (Title X, Section 1001(b)) 
will sunset and be repealed 15 years after the effective date (approx. January 2042). 
However, the HUD registration requirements, renter outreach resources, and tenant notice 
obligations are not subject to this sunset and will remain in effect indefinitely.

• Regulatory Limitations: The Secretary of the Treasury is authorized to issue implementing 
regulations to minimize market disruptions. However, the statute explicitly prohibits regulators 
from narrowing the "excepted purchase" categories, expanding the definition of "large 
institutional investor," or altering the 350-home threshold.
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Single-Family Rental Operators: Financial 
Performance, Operating Metrics, and Capital 
Strategies
The financial and operating results of the nation's two largest publicly traded single-family rental 
(SFR) operators—Invitation Homes (NYSE: INVH) and American Homes 4 Rent (NYSE: 
AMH)—for the second quarter of 2026 reveal a highly resilient rental market characterized by 
steady rent growth, disciplined cost controls, and strategic portfolio optimization. Despite broader 
macroeconomic pressures and the enactment of federal restrictions under the 21st Century ROAD 
to Housing Act, both operators exceeded analyst expectations, repurchased significant portions of 
their own shares, and raised their full-year earnings guidance.

Leasing a single-family home continues to present a significant financial advantage over 
homeownership, which has supported high occupancy levels and robust renewal rent growth.

1. Invitation Homes (NYSE: INVH) Q2 2026 Performance

Invitation Homes reported strong second-quarter 2026 results, driven by steady lease rate growth 
and active share repurchases funded by asset sales into a favorable private market.

Key Financial & Operating Metrics:



• Total Revenue: Increased 9.7% year-over-year to $748 million (TTM revenue of $2.85 billion).
• Earnings & Cash Flow: Net income available to common stockholders rose 55.1% YoY to 

$218 million ($0.37 per diluted share). Core FFO per share grew 5.0% YoY to $0.51, beating 
analyst estimates of $0.48, while AFFO per share rose 5.9% YoY to $0.44. The company 
generated $329.4 million in quarterly free cash flow.

• Same-Store Portfolio (77,326 homes):
• Same-Store NOI: Increased 1.5% YoY, driven by 1.6% Same-Store Core Revenues growth 

and partially offset by 1.9% Same-Store Core Operating Expenses growth.
• Occupancy: Same-Store Average Occupancy was 97.1%, representing a minor, expected 

reduction of 20 basis points YoY.
• Rent Growth: Renewal rent growth of 3.3% and new lease rent growth of 1.1% resulted in 

a blended lease-over-lease rent growth of 2.7%.
• Guidance Update: Raised full-year 2026 Core FFO guidance by $0.01 at the midpoint to $1.95 

(range of $1.92 to $1.98). Same-store revenue growth guidance is narrowed to 1.5%–2.3% 
(midpoint 1.9%) and Same-store NOI growth to 0.4%–1.9% (midpoint 1.15%).

Capital Allocation & Portfolio Strategy:

• Dispositions as a Funding Source: Invitation Homes significantly increased its wholly owned 
disposition guidance midpoint by $300 million to $850 million (range of $750 million to $950 
million). In Q2 2026, the company disposed of 657 wholly owned homes for $309 million in 
gross proceeds, while acquiring only 196 homes for $74 million (net dispositions of 461 homes). 
The company is actively capitalizing on high private-market home valuations to fund share 
repurchases.

• Share Repurchases: Repurchased 3,478,690 shares of common stock for approximately $100 
million in Q2 2026. Since December 2025, INVH has repurchased a total of 22,812,421 shares 
for approximately $600 million at an average price of $26.30 per share.

• Liquidity & Debt: Available liquidity stood at $1,546 million. Net debt-to-TTM adjusted 
EBITDAre was 5.4x, below the target range of 5.5x to 6.0x. Subsequent to the quarter's end, 
the company closed a $500 million senior notes offering (4.950% coupon, maturing 2032) to 
prepay secured debt maturing in June 2027.

“We delivered another quarter of strong operational execution thanks to our caring associates 
and loyal residents. New lease rent growth accelerated every month through June this year, and 
demand for high-quality rental homes remains healthy across our markets, particularly as leasing 
a home now costs an average of over $1,000 less per month than owning, according to data from 
John Burns. We continue to sell homes at prices well above what is implied by our current stock 
price, and since December, we have repurchased $600 million of our own shares. Given this 
performance, we have raised our full-year guidance by a penny at the midpoint for both Core 
FFO per share and AFFO per share, to $1.95 and $1.65, respectively.” — Dallas Tanner, CEO of 
Invitation Homes



2. American Homes 4 Rent (NYSE: AMH) Q2 2026 
Performance

American Homes 4 Rent delivered a strong Q2 2026 performance, anchored by its highly 
successful, vertically integrated homebuilding platform (AMH Development Program) and robust rent 
growth.

Key Financial & Operating Metrics:

• Total Revenue: Rents and single-family property revenues rose 2.8% year-over-year to $470.1 
million (TTM revenue of $1.88 billion).

• Earnings & Cash Flow: Net income available to common stockholders was $113.6 million 
($0.31 per diluted share), compared to $105.6 million ($0.28 per share) in Q2 2025. Core FFO 
per share increased 5.2% YoY to $0.49, beating the $0.47 analyst estimate. Adjusted FFO per 
share rose 8.3% YoY to $0.45. Quarterly free cash flow reached $269.4 million.

• Same-Home Portfolio:
• Same-Home NOI: Increased 2.7% YoY, driven by a 2.3% increase in core revenues and a 

0.2% decrease in core property operating expenses.
• Occupancy: Achieved a Same-Home Average Occupied Days Percentage of 96.0% (down 

40 bps YoY).
• Rent Growth: Blended lease-over-lease rent growth was 2.7%, driven by 3.2% renewal 

spreads and 1.4% new lease spreads.
• Guidance Update: Raised full-year 2026 Core FFO guidance midpoint by $0.03 to $1.95 

(range of $1.93 to $1.97), representing 3.2%–5.3% annual growth. Same-Home Core NOI 
growth guidance was revised upward to 1.4%–3.4% (midpoint 2.4%), driven by strong expense 
controls and lower-than-expected property tax increases.

• July 2026 Preliminary Results: Same-Home Average Occupied Days rose sequentially to 
96.1%, with renewal rent growth at 3.3% and new lease rent growth accelerating to 1.6%.

Capital Allocation & Portfolio Strategy:

• AMH Development Program (Build-to-Rent): AMH delivered 651 newly constructed homes 
through its internal development program in Q2 2026 (542 homes added to its wholly owned 
operating portfolio and 109 to joint ventures). The company's total portfolio reached 60,482 
operating homes (excluding 701 properties held for sale and 3,961 joint venture properties). 
Full-year guidance remains on track for 1,300 to 1,500 wholly owned development deliveries 
($500 million to $600 million in gross capital investment).

• Asset Recycling: AMH sold 608 properties in Q2 2026, generating $181.2 million in net 
proceeds.

• Share Repurchases: Repurchased and retired 4.1 million Class A common shares for $123.0 
million at a weighted-average price of $29.88 per share.

• Liquidity & Leverage: Total outstanding debt stood at $5.2 billion (weighted-average interest 
rate of 4.5% and 7.6 years average maturity). Debt-to-EBITDA was comfortable at 4.9x.



“AMH delivered a strong first half of 2026, supported by healthy demand for single-family rental 
housing, outstanding execution from the teams, and strong expense controls. As a result, we 
have raised our full-year Core FFO per share guidance by three cents to $1.95 at the midpoint... 
Additionally, the recent passage of the 21st Century ROAD to Housing Act reflects a thoughtful 
approach by policymakers to address housing affordability and recognizes the valuable role that 
single-family rental housing plays in the broader housing ecosystem. Notably, the law reinforces 
the importance of our integrated operating platform and AMH Development Program which has 
delivered more than 15,000 new homes across the country.” — Bryan Smith, CEO of American 
Homes 4 Rent

3. Comparison of Operator Strategies

Metric / Strategy Invitation Homes (INVH) American Homes 4 Rent (AMH)
Total Operating 
Portfolio

85,509 wholly owned (109,217 total 
owned/managed)

60,482 wholly owned (over 61,000 total 
owned)

Q2 2026 Core 
FFO / Share

$0.51 (Beat by $0.03) $0.49 (Beat by $0.02)

FY 2026 Core 
FFO Guidance

$1.92 - $1.98 (Midpoint $1.95) $1.93 - $1.97 (Midpoint $1.95)

Same-Store NOI 
Growth

+1.5% YoY +2.7% YoY

Same-Store 
Occupancy

97.1% 96.0%

Blended Rent 
Growth

+2.7% (3.3% Renewals / 1.1% New 
Leases)

+2.7% (3.2% Renewals / 1.4% New 
Leases)

Primary 
Acquisition 
Strategy

Asset recycling, joint ventures, and 
strategic acquisitions (e.g., ResiBuilt)

Vertically integrated build-to-rent (AMH 
Development Program)

Q2 2026 Net 
Dispositions

Net seller of 461 homes (657 sold / 196 
acquired)

Net seller of 66 operating homes (608 
sold / 542 BTR deliveries added)

Share 
Repurchase 
Activity

$100 million in Q2 2026 ($600 million 
since Dec 2025)

$123 million in Q2 2026

Leverage 
(Debt-to-EBITDA)

5.4x 4.9x

Key Strategic Insights:



1. Net Sellers of Existing Housing Stock: Both companies acted as net sellers of existing 
scattered-site homes during the quarter. INVH sold 657 homes and AMH sold 608 homes. 
These sales were targeted at retail buyers (families) at premium private-market valuations, 
generating cash to pay down debt and fund share repurchases.

2. Build-to-Rent (BTR) Resilience: Both operators are heavily focused on newly constructed 
BTR communities. AMH added 542 brand-new homes directly from its construction pipeline. 
INVH highlighted its January 2026 acquisition of BTR developer ResiBuilt as a core driver of 
Core FFO. Since BTR purchases are explicitly exempted under Section 1001 of the 21st 
Century ROAD to Housing Act, both companies' growth pipelines remain legally 
unencumbered by the new federal purchase ban.

3. Rent Growth Disparity: Renewal rent growth remains highly robust (3.2% to 3.3%) for both 
operators, reflecting high resident retention and a tight housing market. However, new lease 
rent growth is softer (1.1% to 1.4%), signaling that asking rents are moderating from their 
historic pandemic-era peaks.
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