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Agenda
This webinar aids public housing authorities 
(PHAs) in understanding payment standards, 
exception payment standards, Fair Market 
Rents (FMRs), and Small Area FMRs (SAFMRs) 
in the Housing Choice Voucher (HCV) 
Program. Participants will also learn best 
practices and tools to use in implementing 
payment standards, FMRs, and SAFMRs.

1. Opening Remarks & Introductions

2. Background & Shared Challenges

3. Overview of Payment Standards, Exception 
Payment Standards, FMRs, & SAFMRs

4. Rent Reasonableness

5. Requesting 50th Percentile FMRs

6. PIH 2022-9 (Streamlined Regulatory Waivers)

7. Exception Payment Standards

8. Tools & Techniques for Assessment

9. Use of SAFMRs

10. Questions & Wrap Up
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Background on Shared 
Challenges



Utilization
HUD has determined that improving leasing and better utilizing funding and reserves is a very 
important goal. Recent HUD data* indicates:

*Includes Moving-to-Work (MTW) agencies

85% Nationwide Unit Utilization Rate (Ranging from 75% to 99%)

96% Nationwide Budget Authority Utilization Rate (Ranging from 99% to 110%)

0 – 64% HCV Program Budget Authority Reserves



Utilization

 47 states including U.S. territories are leasing less 
than 95% of their available units

 20 states including U.S. territories are utilizing 95% 
of their budget authority

 Appears that HCV Programs are spending money but 
not leasing units;

Funding is a constraint, so determine what factors impact 
your agency.



Challenges
Each jurisdiction has its own unique challenges and 
impediments that impact utilization:

 Insufficient number of units available and/or 
affordable

 Rents that exceed payment standards

 Willingness of owners to lease to voucher holders 
and lack of, or poor, outreach efforts

 Units fail inspection

 Agencies have insufficient data collection systems

 Lack of resources to perform short- and long-term 
planning and analytics



Overview of Payment Standards, 
Exception Payment Standards, 
FMRs, & SAFMRs



Overview

Program administrators are encouraged to carefully consider 
and take advantage of regulatory flexibility to determine 
payment standards.

The basic range for payment standards is between 90% and 
110% of the FMR or the SAFMR.

All PHAs are authorized to apply a payment standard up to 
120% of the FMR or SAFMR for a reasonable accommodation.



Overview
Agencies have discretion to set payments 
standards that best meet the needs of their 
constituents. The regulations are codified in 
24 CFR Part 982.503. 

The needs of voucher holders coupled with 
market demands are the chief considerations.

https://www.ecfr.gov/current/title-24/subtitle-B/chapter-IX/part-982?toc=1


Payment Standard 
Options

“One size fits all” may not be the best option for 
your jurisdiction.

One area may have units that are affordable if the 
payment standard is at 95% of the FMR or SAFMR.

Another area may be affordable at 100% or higher.



Rent Reasonableness



Rent Reasonableness

All program administrators are required to comply 
with rent reasonableness regulations. HCV Program 
rents are intended to be consistent with market 
demands and not to set the market.

Data must be current, and the rules must be applied 
consistently.



Rent Reasonableness

Analyze the data used and 
determine if they are in line 

with current market 
conditions.

1

Review comparable units that 
are used to ensure they 

reflect units recently leased in 
the private market.

2

Review methodology to 
determine how to conduct 

rent reasonableness.

3

 



Rent Reasonableness 
Methodology 

 Do you allow landlords to submit their own comparisons?

 If using a database, how are you grading units?

 What is the radius?

 Are adjustments made for newly-rehabilitated or newly-
constructed units?

• How are rents for units in LIHTC (Low-Income Housing Tax 
Credit) or other subsidized developments determined?



Rent Reasonableness

When is it required?

 Before the HAP Contract is executed
 Before approval of a rent increase
 When the FMR decreases by 10%
 When directed by HUD



Rent 
Reasonableness Owners should be informed about rent reasonableness and 

its requirements:

 Location

 Size

 Age

 Utilities 

 Amenities

 Maintenance

 Quality

 Unit type

 Housing services

Encourage owners to provide comparable data for 
unsubsidized units.

HCV payment standards are intended to make units affordable, 
not intended to encourage owners to arbitrarily increase rents.



When to Request Higher 
Payment Standards



Fair Market Rents

Payment standards are typically set at 90-110% of the FMR.

FMRs are estimates of rent plus the cost of utilities, except 
telephone.

 Market-wide estimates that provide opportunities to 
rent standard quality housing in geographic areas 
where units are in competition

 The 40th percentile drawn from the distribution of 
rents of all units occupied by recent movers within 
the FMR area

 Adjustments are made to exclude public housing 
units, newly-built units, and substandard units



Strategies
In some rental markets, there are a limited number of rental units available to voucher 
holders, if FMRs and related payment standards are set based on the 40th percentile of 
the rental market and within the 90-110% range.
HUD has several ways this can be overcome:

Exception Payment 
Standards above 
110% of the FMR 

Exception 
Payment 

Standard Waiver

Small Area Fair 
Market Rents 
(SAFMRs)

FMRs at the 
50th Percentile



Why Use Exception Payment Standards?

As a Reasonable
Accommodation

To Promote 
Leasing

Deconcentration
of Poverty



Reasonable Accommodations

Without HUD approval, a PHA may establish an exception payment 
standard of not more than 120% of the published FMR if required as 
a reasonable accommodation for a family that includes a person 
with a disability.

A PHA may establish an exception payment standard of more than 
120% of the published FMR if required as a reasonable 
accommodation for a family that includes a person with a disability 
after approval from HUD.

NOTE: This is unit specific based upon individual need.



Regular Payment Standards 
above 110% of FMR/SAFMR
A PHA must request HUD approval to establish a 
payment standard amount that is higher or lower than 
the basic range. 

HUD has sole discretion to grant or deny approval of a 
higher or lower payment standard amount. 



Exception Areas

At HUD's sole discretion, HUD may approve a payment 
standard amount that is higher than the basic range for a 
designated part of the FMR area. This is called an 
exception area. 

HUD may approve an exception payment standard amount 
for all units or for all units of a given unit size leased by 
program families in the exception area. 

Any PHA with jurisdiction in the exception area may use 
the HUD-approved exception payment standard amount. 



Above 110% of FMR to 120% of Published FMR

The HUD Field Office may approve an exception payment standard 
amount from above 110% of the published FMR to 120% of the 
published FMR (upper range) if the HUD Field Office determines that 
approval is justified by the median rent method, the 40th percentile 
rent, or the SAMFR method.

HUD determines if an adjustment is warranted in accordance with 
the methodology described in 24 CFR 888.113 for determining 
FMRs. A PHA must present statistically representative rental housing 
survey data to justify HUD approval. This requires that the PHA study 
its rental market and present data to HUD showing the need for 
exception payment standards in this range.

https://www.ecfr.gov/current/title-24/section-888.113


Above 120% of FMR
At the request of a PHA, the Assistant Secretary for Public and Indian Housing may approve an exception 
payment standard amount for the total area of a county, PHA jurisdiction, or place if the Assistant Secretary 
determines that all of these are true:

Prevents Hardship
Necessary to prevent financial 

hardship for families

Supported by Data
Supported by representative rental 
housing survey data to justify HUD 
approval according to §888.113

Justified by Program
Find housing outside high poverty 
areas or due to difficulty locating 

housing within voucher term

https://www.ecfr.gov/current/title-24/section-888.113


1 2 3 4 5 6 7 8 9 10 11 12

HUD Approval
Date of HUD Approval 

Six Months in 110%-120% Range

HUD will only approve an exception payment standard amount after six months from the 
date of HUD approval of an exception payment standard in the 110-120% range, if data 

shows this range was not sufficient. HUD approvals are not required for payment 
standards in the 90-110% of the FMR. 

Pursuant to paragraph (c)(3) of § 982.503

https://www.ecfr.gov/current/title-24/subtitle-B/chapter-IX/part-982/subpart-K/section-982.503p-982.503(c)(3)


Population

The total population of HUD-approved exception areas in an FMR area may not include more than 
50% of the population of the FMR area, except when applying SAFMR exception areas.

https://www.ecfr.gov/current/title-24/subtitle-B/chapter-IX/part-982?toc=1


Success Rate Amounts

In order to increase the number of voucher holders who 
become participants, HUD may approve requests from 
PHAs whose FMRs are computed at the 40th percentile 
rent to establish higher success rate payment standard 
amounts. 

A success rate payment standard amount is defined as 
any amount between 90% and 110% of the 50th 
percentile rent.



HUD Approval A PHA may obtain HUD Field Office approval of success rate payment 
standard amounts, provided the PHA demonstrates to HUD that it 
meets all of the following criteria: 

Fewer than 75% of the families to whom the PHA issued rental 
vouchers were successful during the most recent 6-month period for 
which there is success rate data available.

The PHA established payment standard amounts at 110% of the 
published FMR for at least the six-month period prior to the time the 
request is made to HUD.

The PHA has a policy of granting automatic extensions of least 90 
days to provide additional search time after sustained efforts to 
locate suitable housing.

NOTE: HUD approval of success rate payment standard amounts is for all unit 
sizes in the FMR area. A PHA may opt to establish this for one or more unit
sizes in all or a designated part of the jurisdiction within the FMR area. 



Data Sources
PHAs should be familiar with market data when making requests for 
exception payment standards. The following sources of survey data 
are used to develop the base-year FMR estimates:

American Community Survey: The most recent American Community 
Survey conducted by the U.S. Census Bureau, which provides statistically 
reliable rent data.

Mail or Random Digit Dialing Telephone Survey Data: Locally collected 
survey data acquired through address-based mail surveys or Random Digit 
Dialing (RDD) telephone survey data, based on a sampling procedure that 
uses computers to select random samples of rental housing.

HUD-Determined Information: Statistically valid information, as 
determined by HUD, presented to HUD during the public comment and 
review period.



Supporting Information Example

PROPOSED EXCEPTION VOUCHER PAYMENT STANDARD FOR HUD-VASH

Bedroom 
Size

50th Percentile 
2017 FMR

Proposed Exception VPS at 140% of 
50th Percentile 2017 FMR

SRO 801 1,121
0 1,069 1,496
1 1,292 1,808
2 1,671 2,339
3 2,249 3,148
4 2,490 3,486
5 2,863 4,008
6 3,237 4,531
7 3,610 5,054

SOURCE: Regulatory Waiver Request: Exception Voucher Payment Standard (VPS) for the HUD-VASH Program (HACLA)



Supporting Information Example

LEASING SUCCESS RATE PROFILE: STANDARD HCVP vs HUD-VASH CY2015

Days to Lease for Successful Voucher Holders

Success Rate 1-30 31-60 61-90 91-120 >120

HCVP 66% 32% 13% 15% 13% 27%

VASH 43% 16% 19% 24% 20% 22%

SOURCE: Regulatory Waiver Request: Exception Voucher Payment Standard for the HUD-VASH Program (HACLA)



Supporting Information Example

QUARTERLY VACANCY RATE: Los Angeles – Long Beach - Anaheim
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SOURCE: Regulatory Waiver Request: Exception Voucher Payment Standard for the HUD-VASH Program (HACLA)



Supporting Information Example

HUD’s Good Cause
1. Humanitarian Urgency: Chronically homeless veterans are among the most vulnerable populations; every 

measure that reduces the amount of time required to house them (including an exception VPS) will save lives.

2. Stated Policy Objective: Housing homeless veterans has been identified as a top-policy objective, one of the few 
programs with increased commitment of funds even in years where there have been budget cuts.

3. Success Rates: HUD-VASH voucher holders are less successful and take longer to find housing than other 
voucher holders. Considering the city’s low vacancy rate at 2.4%, an exception VPS will allow these voucher 
holders to find housing within submarkets where the neighborhood conditions are rated as strong or stable.

4. Housing Opportunity: The high housing costs located near the VA Medical Center limits choices. This exception 
VPS will enable veterans to move into new areas, increasing housing opportunities and deconcentrating poverty.

5. Housing Need: The stated goal of the mayor’s office is to house homeless veterans, especially in light of the 
increase in veteran homelessness to 2,500, a 56% increase vs. 2016.

6. Increased VPS Still Required: 49.8% of VASH families would not have executed a lease without the exception VPS 
(since the initial request was approved). But more assistance is needed, as the average monthly rent is $2,173.

SOURCE: Regulatory Waiver Request: Exception Voucher 
Payment Standard for the HUD-VASH Program (HACLA)



Example

HUD Response: Requirements for Success Rate
The requirements of §982.503(e) specify that a PHA may obtain HUD Field Office approval of success 
rate payment standard amounts provided that the PHA demonstrates it meets the following criteria: 

i. Fewer than 75% of the families the PHA issued vouchers during the most recent six-month 
period have become participants in the voucher program;

ii. The PHA has established payment standard amounts for all unit sizes in the entire PHA 
jurisdiction within the FMR area at 110% of the published FMR for at least the six-month 
period in (i) above and up to the time the request is made to HUD; and

iii. The PHA has a policy granting automatic extensions of voucher terms to at least 90 days to 
provide a family who has made sustained efforts to locate suitable housing with additional 
search time.

SOURCE: Request for Approval of Success Rate Payment Standards for SAFMR Areas (HACLB)



HUD Response Example

Provided Evidence
The PHA provided information and documentation to address HUD’s criteria:

1. Success Rate: The success rate was less than 10%, and the PHA adopted payment standards of 
110% FMR for all unit sizes for at least the past six months. The PHA also adopted a policy 
granting automatic extensions to at least 90 days to locate suitable housing.

2. Vacancy Rates: Local vacancy rates are between 1.8% and 2.5%. The PHA has more than 600 
voucher holders searching for available, affordable units, and less than 25% locate housing within 
120 days of voucher issuance.

3. Extensions: More than 36% of voucher holders required extensions longer than 150 days to lease 
a unit, based on data in the Two-Year Tool.

SOURCE: Request for Approval of Success Rate Payment Standards for SAFMR Areas (HACLB)



PIH Notice 2022-9
Streamlined Regulatory Waivers*

*Waiver request period expires on September 30, 2022, and waiver implementation expires on December 
31, 2022, unless extended by HUD.



PIH Notice 2022-9
PIH Notice 2022-9 (Streamlined Regulatory Waivers for the Housing Choice Voucher) is a continuation of 
three specific waivers that were available through previous notices:

PIH Notice 2021-14

COVID-19 Statutory and 
Regulatory Waivers and 
Alternative Requirements

PIH Notice 2021-34

Expedited Regulatory Waivers

(to March 1, 2022)

PIH Notice 2022-04

Expedited Regulatory Waivers

(to April 1, 2022)

1 2 3



Streamlined 
Regulatory Waivers

Increase in Payment Standard during HAP Contract Term

Term of Voucher: Extension of Term

Voucher Tenancy: New Payment Standard Amount



Requirements

Requests must be received on or before September 30, 2022.

PHAs must provide justification for:

 Why the waiver is needed

 The impact on PHA operations and utilization

 Proposed duration of the waiver (not to exceed beyond 
December 31, 2022)



Waivers 1 & 2

Justification of 
Good Cause

Voucher Success Rate Challenges
Caused by rental market fluctuations, local 
pandemic delays, or limitations related to 
conducting a successful housing search

Time to Locate Unit
Increases in the length of time it 
takes for a family to 
successfully locate a unit

Rent Burden
Increases in family rent 

burdens

Housing Instability

Potential negative impacts 
to tenants or the onset of 

housing instability



Waiver 3 Justification
A PHA must certify that it meets one of the following good cause reasons:

1. HUD FMR Area Determined to Have Significant Rental Market Fluctuations

2. Utilization Rate: Under 98% year to date or more than a 5% decrease from 2019 -
21

3. Timely Leasing of Vouchers: Success rate under 85% over the past 6 months

Additionally, the PHA must determine the budgetary impact of the 
implementation of the waiver and ensure they have sufficient budget authority.



Waiver 1: Payment Standard 
Increase During HAP Contract

PHAs have the option to increase the payment 
standard for families at any time after the effective 
date of the payment standard increase, rather than 
waiting for the next regular reexamination.

Example: Once approved, the PHA can implement the payment 
standards to all current families with an effective date following 
the approval.



Wavier 2: Term of Voucher 
Extensions

Allows PHAs to grant a family one or more 
extensions of the initial voucher term, regardless of 
the policy described in the Administrative Plan. 

PHAs should ensure consistency with these requests 
and remain in compliance with the informally 
adopted interim standard.



Waiver 3
Voucher Tenancy: 
New Payment 
Standard Amount

PHAs may request a waiver to allow for 
establishment of a payment standard between 
110% and 120% of the 2022 FMR or SAFMR.

 To request this waiver, the PHA must justify 
this request.

 PHAs must revert to payment standards 
between 90% and 110% of the 2023 FMR or 
may apply for continued use of 120% FMR 
with a regular waiver request (instructions in 
notice).



Payment Standard Decrease
Payment standards may decrease at the end of the wavier. Follow your PHA’s Administrative Plan 
to determine how to approach and manage this decrease. 

Per PIH 2018–01, three options could be in your Administrative Plan:

1 Hold Harmless (no reduction in subsidy as long as the family continues to receive 
the voucher assistance in that unit)

2 Gradual Reduction in Subsidy (phasing the payment standard reduction to 
calculate the family’s subsidy)

3 Implement Payment Standard Reduction (use the lower payment standard at the 
effective date of the the second annual re-examination following decrease)

https://www.hud.gov/sites/dfiles/PIH/documents/PIH-2018-01.pdf


Exception Payment 
Standards



Exception Payment Standards

Exception payment standards can be used as a reasonable accommodation or 
to promote leasing and deconcentrate poverty.

CFR 24 982.505 (How to Calculate Housing Assistance Payment)

(d) PHA approval of higher payment standard for the family as a reasonable accommodation. If 
the family includes a person with disabilities and requires a payment standard above the basic range, as a 
reasonable accommodation for such person, in accordance with part 8 of this title, the PHA may establish 
a payment standard for the family of not more than 120% of the FMR. A PHA may establish a payment 
standard greater than 120% of the FMR by submitting a request to HUD.



Exception Payment Standards

Exception payment standards can be used as a reasonable accommodation or 
to promote leasing and deconcentrate poverty.

A PHA may establish a payment standard amount that is higher than the basic range for designated parts 
of the FMR area (the “exception areas”) and has two options for doing so.

With the approval of its local HUD field office, a PHA that has not adopted SAFMRs may establish an 
exception payment standard above 110% and up to and including 120% of the metropolitan area FMR.

1. The local HUD field office will determine whether the request is supported by an appropriate 
justification using either the median rent method or the 40th percentile.

2. SAFMR method in accordance with 24 CFR §982.503(c)(2)(ii).



To Promote Leasing: Option 1

HUD will approve the request only if the exception payment standard is needed to:

1. Help families find housing outside of high-poverty areas or

2. Because voucher holders have trouble finding housing to lease under the 
program within the voucher term. 

The total population of all HUD-approved exception areas must not include more than 
50% of the population of the FMR area. 

The exception payment standard may be for all units in the exception areas or for all 
units of a given bedroom size in these areas. Any PHA with jurisdiction in the exception 
areas may use the HUD-approved exception payment standards without requesting 
specific HUD approval.



To Promote Leasing: Option 2
A PHA that has not adopted SAFMRs may establish a SAFMR-based exception payment 
standard for a ZIP code area of up to and including 110% of the SAFMR determined by HUD 
for that ZIP code area.

Regardless of the level of the exception payment standard compared to the metropolitan area 
FMR, the PHA must send an email to SAFMRs@hud.gov and copy its local HUD Field Office to 
notify that the PHA has adopted an exception payment standard based on the SAFMR.

The 50% limitation does not apply to such exception payment standard requests. A PHA that 
adopts an exception payment standard pursuant to this authority must apply it to the entire 
ZIP code area, for both its HCV and, if applicable, PBV Programs.

For the PBV Program, this means that the rent to owner may not exceed the new exception 
payment standard amount, provided the rent is still reasonable (24 CFR §983.301[b]). Any PHA 
with jurisdiction in the ZIP code area may use the exception payment standard without 
requesting specific HUD approval.

mailto:SAFMRs@hud.gov
https://www.ecfr.gov/current/title-24/subtitle-B/chapter-IX/part-983/subpart-G/section-983.301p-983.301(b)


Above 120%

Requests for exception payment standards over 120% of the FMR 
may be approved by the Assistant Secretary for Public and Indian 
Housing at the request of the PHA. The PHA must submit this 
request to its local HUD field office. 

A request will only be approved after six months from the date of 
HUD’s approval of an exception payment standard between 110% 
and 120%. 

The exceptions must be necessary to:

 Prevent financial hardship for families

 Be supported by statistically representative housing survey 
data to justify HUD’s approval (24 C.F.R. 888.113); and

 Be supported by an appropriate program justification 
(needed to help families find housing outside areas of high 
poverty concentrations or because voucher holders have 
trouble finding housing within the voucher term)

https://www.ecfr.gov/current/title-24/subtitle-B/chapter-VIII/part-888/subpart-A/section-888.113


How to Apply
Use the tools to determine your PHA’s needs:

Success Rate Tracking: Use the Two-Year Tool Success Rate 
Tracking tab to measure the success rate of your program.

Use the Payment Standard Analysis to determine the 
budgetary impact of increased payment standards. PHAs 
must consider at least a two-year time frame to ensure hold 
harmless requirements are accounted for.

Use the Payment Standard Analysis to determine the 
percentage of families who are currently rent burdened.



If 120% Implemented in 2022

STEP 1

Run the Payment 
Standard Analysis when 

the 2023 FMR’s come out.

STEP 2

In the current year, use 
the 2022 FMR and 120% 
payment standards.

STEP 3

In the 2023 year, enter in 
the 2023 FMRs at 110%.

STEP 4

Select an implementation 
month (for example, 

1/1/2023).

STEP 5

Review the increase of 
rent-burdened families in 

2023 and 2024.



Next Steps
Analyze your data (Two-Year Tool and Tool of Tools).

Discuss with your field office (reasonable accommodation or promote leasing).

Apply for waivers (impact on payment standards and rent burdened).

Plan for implementation.

Analyze to determine need for 2023 (exception payment standard).

Discuss with your field office.



Tools & Techniques
For Assessing Payment Standards



Assessing Payment Standards
In order to make the best-informed decisions regarding payment standards, 

PHAs must analyze their data.

Participants
Impact that changes in payment 
standards have on participants

Utilization
Impact that changes in payment 
standards have on utilization



Tools Available

Tool of Tools – Payment Standard Analysis Tool: 
This tool will provide various data that PHAs need 
to determine the impact of the payment standard, 
including percentage of families who are rent-
burdened and increase in the Per Unit Cost (PUC).

Two-Year Tool: This tool provides PHAs with 
information regarding their utilization and leasing.

https://www.hud.gov/program_offices/public_indian_housing/programs/hcv/Tools
https://www.hud.gov/program_offices/public_indian_housing/programs/hcv/Tools


Payment Standard 
Analysis Tool
 Go into PIC.

 Select Ad Hoc Report.

 Choose all voucher funded assistance.

 Select actions 1-5 and 7.

 Select all fields on both pages of the Ad Hoc Report.

 Export to Excel.

 Save the file in .xls or .xlsx format.



Payment Standard Analysis 
Tool Continued
 Next, go to the HCV UTILIZATION TOOLS page.

 Scroll down and select Tool of Tools (ToT).

 Wait for the Excel file to download, and then 
open the file.

 When the file opens, it provides a prompt for 
instructions.

 Select the Payment Standard Tool and click I’m 
so excited!

https://www.hud.gov/program_offices/public_indian_housing/programs/hcv/Tools


Payment Standard Analysis 
Tool Continued

 Select No edification needed; time to load PIC if you 
have already downloaded your PIC data.

 Upload the PIC Ad Hoc Report.

 If the PIC data is saved correctly in an acceptable 
Excel-type file, a success window appears. Click OK.

 The next pop-up window prompts you to select the 
tool type that applies to your PHA.



Payment Standard Analysis Tool



Payment Standard Analysis 
Tool Continued
 Select your county from the dropdown.

 Enter the current FMR and your current payment 
standards.

 Enter the 2022 FMR (which is likely the same as your 
current) and then enter the payment standards at a 
higher percentage than you are currently using.

 Then, enter a date in which you would change the 
payment standard.



Payment Standard Analysis Tool



Best Practice: Payment Standards
This data should be used in conjunction with the Two-Year Tool to 

determine the impact of increased payment standards.

Payment standards should be reviewed annually; therefore, the Payment 
Standard Tool should be used at least annually when the new FMRs 

come out to determine the impact on your program.



Determine Sufficient HAP Reserves



Determine Sufficient HAP Reserves 



Two-Year Tool
This tool should be used to help you make operational and budgetary decisions 
about your program. Additionally, the data contained in the tool will help justify 
the decisions to pursue the Streamlined Waivers.

Success Rate Tracking:



Success Rate Tracking

This information is used in 
the justification of Waiver 3.



Are the Waivers Right for My PHA?

Analyze

Run a payment standard 
analysis and determine the 
percentage of families who 

are rent burdened.

Compare

Look at the success rate 
of your program and 

determine if you want it 
to improve.

Calculate

Determine if you 
have the budget 

to afford it.



Is This Right for My PHA?

If your PHA is in a shared jurisdiction:* 

 Make sure your payment standard is not lower 
than other PHAs.

 In general, make sure your rents are competitive 
with the market.

*Voucher holders from multiple PHAs can lease units in 
participating jurisdictions.



Is This Right for My PHA?
If your PHA experienced a decrease in the 
FMR for 2022 and it is making it difficult 

for participants to lease, it may be 
possible to utilize these strategies to 

bring your payment standards back up to 
previous levels or higher, if justified.



Voucher Tenancy
When implementing Waiver 3, consider:

Standard Range
In 2023, PHAs will have to go back 
to the standard range of 90%-

110% of the FMR unless they have 
a waiver approved to use 120% 
through the regular process. 

Effective Dates
When payment standards decrease, 
they cannot become effective until 

after the second annual re-
examination, unless through a new 

admission or change of unit.

Operational Impacts
Payment standard implementation 
will need to be evaluated as it 

relates to the impact on 
operations.



Use of SAFMRs



Resources

PIH Notice 2018-01
https://www.hud.gov/sites/dfiles/PIH/documents/PIH
-2018-01.pdf

Guidebook
https://files.hudexchange.info/resources/documents/
SAFMRs-Implementing-Small-Area-Fair-Market-Rents-
Implementation-Guidebook.pdf

https://www.hud.gov/sites/dfiles/PIH/documents/PIH-2018-01.pdf
https://files.hudexchange.info/resources/documents/SAFMRs-Implementing-Small-Area-Fair-Market-Rents-Implementation-Guidebook.pdf


Overview of SAFMRs

Policy Background
November 2016, Federal Register: Final Rule establishing 
Small Area FMRs

What Are SAFMRs?
Rents analyzed at ZIP code area

Purpose of SAFMRs
Enable assisted households to find affordable homes in high-
opportunity areas

https://www.federalregister.gov/documents/2019/03/14/2019-04691/fair-market-rents-for-the-housing-choice-voucher-program-and-moderate-rehabilitation-single-room


Scope of the Program
“Designated” SAFMR PHAs

 24 metropolitan areas where the use of 
SAFMRs is mandatory

“Opt-In” SAFMR PHAs

 Voluntary participants



Example SAFMR Table

    



Opting In

Requires HUD Approval

Can Opt Out Later

Options: Jurisdiction-Wide and 
Selected ZIP Codes



Opting In: Things 
to Consider

Advantages:
 Can expand housing 

opportunities in high-rent areas

 Can reduce rent burden for 
families

 Can expand access to 
opportunity or better resourced 
neighborhoods for families

 More closely reflects market 
rents given it is zip-code level

Considerations:
 If implemented jurisdiction-wide, 

payment standards in low-rent 
areas could decrease 

 More than one PHA could 
administer a voucher in a 
designated area OR a ZIP code 
overlaps neighboring counties 

 Can require augmented 
processes 

 May impact HAP Expenses



SAFMR 
Implementation

Option 1: Jurisdiction-Wide

 Mandatory Areas – prescribed in regulations

 Non-Mandatory Areas – require HUD approval

Option 2: Use of Selected ZIP Codes to Expand Housing 
Opportunities

A PHA may choose to adopt payment standards based on SAFMRs within one 
or more ZIP Codes.

This option could be useful for a PHA that finds FMRs work well for purposes of 
giving HCV families a meaningful choice of units but wishes to increase 
payment standards within specific low-poverty or opportunity areas.



Exception Payment Standard

A PHA must send an email to SAFMRs@hud.gov to notify HUD 
that it has adopted an exception payment standard based on 
the SAFMR. There is no need to obtain HUD approval.

PHAs that adopt an exception payment standard must apply the 
standard to the entire ZIP code area for both the HCV and, if 
applicable, PBV Programs. 



Items to Update

Administrative Plan

Add language about SAFMRs 
and the applicable zip codes

Briefing Materials

Place SAFMR information and 
rent amounts in materials 

Outreach Strategy

Incorporate availability and 
benefits of SAFMRs



Sample Administrative Plan Language

Exception Payment Standards – PIH Notice 2018-01

Example PHA shall utilize small area fair market rents (SAFMRs) for the basis 
of establishing payment standards in hard to rent areas. Hard to rent areas 
are defined as ZIP codes with rents that are typically higher than the rest of 
the jurisdiction, with typical rents exceeding the payment standard. ZIP codes 
12345 and 67890 are considered hard to rent. For these areas, the payment 
standard shall be set annually based upon 90-110% of the SAFMR.



Example Analysis

 
Bedroom Size 0 1 2 3 4

FMR $834 $954 $1,255 $1,783 $2,148 

SAFMR
(Without 
Material 
Benefit)

96001 $840 $960 $1,260 $1,790 $2,160 
96016 $840 $960 $1,260 $1,790 $2,160 
96028 $840 $960 $1,260 $1,790 $2,160 
96040 $840 $960 $1,260 $1,790 $2,160 
96049 $840 $960 $1,260 $1,790 $2,160 
96071 $840 $960 $1,260 $1,790 $2,160 
96075 $840 $960 $1,260 $1,790 $2,160 
96076 $840 $960 $1,260 $1,790 $2,160 
96089 $840 $960 $1,260 $1,790 $2,160 
96095 $840 $960 $1,260 $1,790 $2,160 
96099 $840 $960 $1,260 $1,790 $2,160 

Benefit

96019 $900 $1,030 $1,350 $1,920 $2,310 

96003 $940 $1,080 $1,420 $2,020 $2,430 
96088 $1,010 $1,160 $1,520 $2,160 $2,600 
96073 $1,250 $1,430 $1,880 $2,670 $3,220 

https://www.huduser.gov/portal/datasets/fmr/fmrs/FY2022_code/2022zip_code_calc.odn?zcta=96001&metro_code=METRO39820M39820&year=2022&hypo=hypo
https://www.huduser.gov/portal/datasets/fmr/fmrs/FY2022_code/2022zip_code_calc.odn?zcta=96016&metro_code=METRO39820M39820&year=2022&hypo=hypo
https://www.huduser.gov/portal/datasets/fmr/fmrs/FY2022_code/2022zip_code_calc.odn?zcta=96028&metro_code=METRO39820M39820&year=2022&hypo=hypo
https://www.huduser.gov/portal/datasets/fmr/fmrs/FY2022_code/2022zip_code_calc.odn?zcta=96040&metro_code=METRO39820M39820&year=2022&hypo=hypo
https://www.huduser.gov/portal/datasets/fmr/fmrs/FY2022_code/2022zip_code_calc.odn?zcta=96049&metro_code=METRO39820M39820&year=2022&hypo=hypo
https://www.huduser.gov/portal/datasets/fmr/fmrs/FY2022_code/2022zip_code_calc.odn?zcta=96071&metro_code=METRO39820M39820&year=2022&hypo=hypo
https://www.huduser.gov/portal/datasets/fmr/fmrs/FY2022_code/2022zip_code_calc.odn?zcta=96075&metro_code=METRO39820M39820&year=2022&hypo=hypo
https://www.huduser.gov/portal/datasets/fmr/fmrs/FY2022_code/2022zip_code_calc.odn?zcta=96076&metro_code=METRO39820M39820&year=2022&hypo=hypo
https://www.huduser.gov/portal/datasets/fmr/fmrs/FY2022_code/2022zip_code_calc.odn?zcta=96089&metro_code=METRO39820M39820&year=2022&hypo=hypo
https://www.huduser.gov/portal/datasets/fmr/fmrs/FY2022_code/2022zip_code_calc.odn?zcta=96095&metro_code=METRO39820M39820&year=2022&hypo=hypo
https://www.huduser.gov/portal/datasets/fmr/fmrs/FY2022_code/2022zip_code_calc.odn?zcta=96099&metro_code=METRO39820M39820&year=2022&hypo=hypo
https://www.huduser.gov/portal/datasets/fmr/fmrs/FY2022_code/2022zip_code_calc.odn?zcta=96019&metro_code=METRO39820M39820&year=2022&hypo=hypo
https://www.huduser.gov/portal/datasets/fmr/fmrs/FY2022_code/2022zip_code_calc.odn?zcta=96003&metro_code=METRO39820M39820&year=2022&hypo=hypo
https://www.huduser.gov/portal/datasets/fmr/fmrs/FY2022_code/2022zip_code_calc.odn?zcta=96088&metro_code=METRO39820M39820&year=2022&hypo=hypo
https://www.huduser.gov/portal/datasets/fmr/fmrs/FY2022_code/2022zip_code_calc.odn?zcta=96073&metro_code=METRO39820M39820&year=2022&hypo=hypo


Briefing Materials: ZIP Codes

Zip Codes 0-BR 1-BR 2-BR 3-BR 4-BR
14032 $1,160 $1,210 $1,440 $1,780 $1,990

14051 $1,160 $1,210 $1,440 $1,780 $1,990

14059 $920 $970 $1,150 $1,420 $1,590

14072 $920 $960 $1,140 $1,410 $1,580

14085 $1,000 $1,050 $1,240 $1,530 $1,720

14127 $900 $940 $1,120 $1,380 $1,550

14221 $1,040 $1,090 $1,290 $1,590 $1,790

14222 $970 $1,020 $1,210 $1,500 $1,680

14228 $1,000 $1,050 $1,240 $1,530 $1,720

SOURCE: BMHA Briefing Materials



Factors to Consider for PBV
Area wide SAFMR PHAs are not required to use SAFMRs in their PBV Programs:

Must adopt policy in Administrative Plan

Must be applied uniformly for all projects in which notice of owner 
selection was made after effective dates of both the adoption of SAFMRs 
and a revised Administrative Plan

Where notice of owner selection was made prior to either or both
effective dates, the PHA and owner may mutually agree to apply SAFMRs 
to the project

 Rent increase effective no earlier than the first anniversary of the HAP 
Contract



Implementation 
Strategies

Zip Code Bundling

Assignment to Seasoned Staff

Talk to Software Vendor

Enhanced Briefing Materials

Partner with Mobility Program



Implementation Strategies

SOURCE: Small Area FMRs Implementation Guidebook



Briefing Materials: FlyerSOURCE: WNCP Briefing Materials



All questions asked today will be 
addressed in an FAQ document 

posted to HUD Exchange.



Thank You

See HUD Exchange for additional documents and resources.

© 2022 U.S. Department of Housing and Urban Development. All rights reserved.
Design and Content Development by CVR Associates, Inc.
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