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Testimony to the Economic Matters Committee
HB 548 — Housing Certainty Act

Position: Favorable (FAV)

Maryland faces a severe housing shortage. We are tens of thousands of units short of what is needed
to meet demand. That shortage is especially acute for low- and moderate-income households,
seniors on fixed incomes, and working families. When housing production stalls, rents rise, families
are displaced, and economic opportunity suffers.

One of the most significant barriers to building affordable housing is unpredictability during the
entitlement and approval process. Affordable housing projects often take years to assemble
financing, secure tax credits, and move through local review. During that time, local governments
sometimes change zoning standards, development regulations, impact fee structures, or procedural
requirements midstream. In some cases, those changes effectively “move the goalposts” and make it
impossible for a project to proceed — even after substantial time and resources have been invested.
For affordable housing developments operating on thin margins and dependent on competitive
financing like Low-Income Housing Tax Credits, even modest regulatory changes can kill a project
outright.

HB 548 addresses this problem in a balanced and reasonable way. By clarifying that development
applications are governed by the laws in effect at the time of submission, and by providing
appropriate vesting protections, this bill brings certainty and fairness to the process. Developers,
lenders, and investors need predictability. Without it, projects simply do not get financed.

The bill does not eliminate local oversight or weaken health and safety standards. It simply ensures
that affordable housing proposals are evaluated under a stable set of rules — not shifting regulations
that can derail desperately needed homes. At a time when Maryland must increase housing
production, we cannot afford to lose viable projects because the regulatory landscape changes mid-
process.

MAHC is the leading organization for the affordable rental housing industry in Maryland and
represents over 185 member organizations, including nonprofit and for-profit developers, community
action groups, State and local housing authorities, property management companies, financial
institutions, community development organizations, contractors, investors, consultants and
individuals. This new tax exemption will provide an additional resource for our nonprofit members to
use for the development and preservation of affordable housing across Maryland. We urge your
support of HB 548.

Respectfully submitted on February 17, 2026 by Miranda Darden-Willems, Executive Director, on
behalf of the MAHC Board of Directors.
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MAHC Board of Directors

Tom Ayd, Green Street Housing, President

Dana Johnson, Homes for America, Vice President

Mary Claire Davis, Affordable Homes and Communities, Secretary

Mike Font, New Harbor Development, Treasurer

Mansur Abdul-Malik, NHP Foundation

Mike Cumming, CohnReznick, Chief Financial Officer

Rick Kottke, Harkins Builders

Christine Madigan, Enterprise Community Development (retired), Ex-Officio
Dan McCarthy, Episcopal Housing

Willy Moore, Southway Builders, Advisor Emeritus

Brandon Moss, CSI Support & Development

Jeff Paxson, Pax Edwards Development

Allison Roddy, Corporation for Supportive Housing

Grant Searfoss, Severn Development

Mo Smith, Vorys, Of Counsel

Patrick Stewart, Pennrose Properties

Milana Vayner, Baltimore County DHCD

Jessica D. Zuniga, Benton Communities/Foundation Development Group
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