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This webinar will provide a high-level 
overview of how public housing agencies 
(PHAs) can successfully implement Small 
Area Fair Market Rents (SAFMRs) in the 
Housing Choice Voucher (HCV) Program, 
starting with initial analysis through steps 
to take after new SAFMRs are published.
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Introduction to 
SAFMRs



SAFMR Overview

SAFMRs are Fair Market Rents (FMRs) established 
at the ZIP code-area level. Currently, there are sixty-
five designated areas, where PHAs in those areas 
are required to implement SAFMRs.

To learn more about SAFMRs, visit HUD Exchange to 
review:

 Virtual Convening

 Office Hours

 Case Studies

 Implementation Guidebook

https://www.hudexchange.info/programs/public-housing/small-area-fair-market-rents/ 

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


SEMAP Impacts
PHAs’ implementation of SAFMR-based payment standards can 
impact three parts of the Section 8 Management Assessment 
Program (SEMAP) certification, including:

 Lease-up: The PHA executes assistance contracts on behalf 
of eligible families for the number of units that have been 
under budget for at least one year.

 Expanding Housing Opportunities: The PHA ensures 
voucher holders have opportunities in low-poverty, high-
opportunity areas.

 Deconcentration Bonus Indicator: The PHA increases 
leasing in low-poverty, high-opportunity areas.

 Payment Standards: The PHA must ensure that payment 
standards remain in the basic range or proper approval has 
been obtained for exception payment standards.



Initial Analysis



Published SAFMRs

To access published SAFMRs (including Fiscal Year [FY] 2025), visit:  
https://www.huduser.gov/portal/datasets/fmr/smallarea/index.html

Each year, HUD publishes new SAFMRs by September 1; these take 
effect on October 1. 

1. Within ninety days from October 1, PHAs must review and 
implement the new fiscal year SAFMRs. 

2. Once a PHA has met HUD’s requirements, the agency may modify 
its payment standards at any time during the year.

FY 2025 Advisory SAFMRs for non-metropolitan areas are accessible at: 
www.huduser.gov/portal/datasets/fmr/fmr2025/fy2025_safmrs.xlsx

https://www.huduser.gov/portal/datasets/fmr/smallarea/index.html
https://www.huduser.gov/portal/datasets/fmr/fmr2025/fy2025_safmrs.xlsx


Sample SAFMR Data



Develop Initial SAFMR 
Payment Standards

To set payment standards based on SAFMRs:

 Begin by comparing FMRs to SAFMRs across 
ZIP codes or other geographic area

 Can also evaluate by city, county, census 
tract, or grouping of ZIP codes

 Ensure payment standards are affordable to 
current participant families (approximately 
30–40% of their monthly adjusted incomes 
toward housing costs)



Initial Financial Projections 
PHAs that would like one-on-one technical assistance (TA) to work through the 
mandatory SAFMR payment standard implementation process can contact 
their local Field Office to request TA.

To track voucher utilization and identify potential impacts to their overall 
program budgets, PHAs should use the following HUD tools:

 Two-Year Tool (TYT)

 Tool of Tools (ToT)

 Payment Standard Tool (PST)

 PIC Drill Down Tool

 Housing Analysis Tool

These tools allow PHAs to project voucher usage and calculate available funds 
in program budgets over multiple years. 

NOTE: See the fact sheets on the SAFMR page on HUD Exchange for more information.

https://www.hud.gov/program_offices/public_indian_housing/programs/hcv/safmr
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TYT and PST
SAFMRs may increase or decrease Housing Assistance Payments 
(HAPs) due to changes in payment standards in small areas. 

 Examine available HAP funding in the TYT, taking into account 
possible HAP renewal funding inflation factor

 Compare SAFMRs for each ZIP code where voucher holders live to 
the metro-area FMR

 Use the TYT and PST to test payment standard levels in specific 
ZIP codes or groups to see impacts on per-unit costs and overall 
spending

 Analyze rent burden using the PST and see how payment standard 
changes impact the percentage of income that families are paying 
for rent

 Transfer monthly voucher HAP from the PST into the TYT's Manual 
PUC Override field and run multiple scenarios



Compare SAFMR to FMR Payment Standards

The data from HUD’s Two-Year Tool PUC.RB worksheet tab and Open SAFMR Detailed Analysis (Cells AN4 to AO7) 
can help PHAs develop ideas on setting future payment standards.

Count of Areas (i.e. Zip Code) in SAFMR 36 
% of December 2023 UML - within SAFMR 90.0%

Count of Areas - SAFMR > FMR 27 
% of December 2023 UML - SAFMR > FMR 15.4%

Waiver Applications: Immediate Implementation? No;120% Vanilla? No; EPS SAFMRs? No; 120% 
Mandatory/Opt-In SAFMRs? No.

Success Rate Payment Standard - Use 50th Percentile CFR

Exception Payment Standard: SAFMR PIH 2018-01

AZ004 is not participating in SAFMRs.

Regulatory Waivers: 120%/Immediate Implementation PIH 2023-29

Open 
SAFMR 
Detail 

Analysis



SAFMRs for Each ZIP Code (TYT)



Payment Standard Tool
HUD’s PST (within the ToT) can be used to project future per-unit HAP costs and rent 
burden for voucher-assisted families.

A PHA can model its possible future SAFMR-based payment standards to balance its 
voucher program goals and regulatory requirements in a mandatory SAFMR area, utilize its 
HAP funds, and avoid going into shortfall.



Inputting Proposed Payment Standards
PHAs will be presented with a series of options on payment standards by ZIP code, city, etc. For PHAs with more than 20 ZIP 
codes in their service area, selecting Other as an option allows them to use multiple payment standards.

Use the data on the created spreadsheet to calculate whether the PHA varies percentages OR uses an across-the-board 
percentage by ZIP code (basic range of 90–110%, exception above 110% with HUD approval).

 Copy/paste that information into the standard line by each ZIP code in the PST.

 Populate the Current Payment Standard row with the payment standards currently in effect and the same amount in Year 1.



Reviewing PST Analysis
Review the table to examine the rent burden by bedroom size currently and at the end of the current 
and following years. HUD will review the PHA's payment standard for a particular unit size if ≥ 40% of 
such families occupying units of that size currently pay > 30% of adjusted monthly income as the 
family share.

If red, HUD has the regulatory ability to 
require an increase in payment 

standards. 

Percent 
>31% rent 
burden: 

19.4% 
Percent 
>31% rent 
burden: 

14.4% 

Voucher Bedroom Size Regular Total 
(269 PBVs) 

~Current Rent Burden CYE 2025 - Year 3 
% >= 41% % >= 31% % >= 41% % >= 31% 

Efficiency 2 0.0% 0.0% 0.0% 0.0% 
1 Bedroom 2,409 4.2% 17.9% 3.2% 12.7% 
2 Bedroom 823 8.1% 22.7% 5.8% 18.1% 
3 Bedroom 704 6.0% 20.2% 4.5% 15.1% 
4 Bedroom 190 10.0% 22.6% 8.9% 20.0% 
5 Bedroom 23 4.3% 17.4% 0.0% 8.7% 
6 Bedroom 4 0.0% 0.0% 0.0% 0.0% 
7 Bedroom 1 0.0% 0.0% 0.0% 0.0% 

 



Using the PST 
(Rent Burden: Area-Bedroom Size)

The PST displays the rent burden by bedroom size. Additionally, the tool shows the estimated Per Unit Cost (PUC) change for 
the next few years and projected annual HAP costs/changes of the new payment standard.



Entering PUC Data into the TYT

After inputting the SAFMRs, payment standards, assumptions, and effective date, enter the PUCs into the TYT.

2024 2025 2026
January $0.00 $6.61 $2.77

February $0.00 $4.57 $1.99
March $0.00 $4.64 $1.97
April $0.00 $6.30 $2.94
May $0.96 $5.83 $2.84
June $1.01 $6.13 $2.84
July $0.71 $6.50 $2.89

August $1.14 $6.68 $2.76
September $0.98 $7.46 $3.58

October $0.72 $8.04 $3.60
November $0.86 $7.02 $3.29
December $0.91 $6.43 $3.16

Overall, by the end of 2025, your PUC will increase by $118.13, 
or about 13.8%.

PUC Change Type Program-Wide

Program-Wide PUC Change from Current



Calculate Annual Percentage Changes
Calculate annual projected percentages using PIC Ad-Hoc Query Data by Action effective dates through software, 
or the Housing Analysis Tool. Enter results into the PST and the effective date of the SAFMR payment standards.

This results in all three assumptions' percentages being applied in the second year of the PST (in this case, 2025).



Manual PUC Override
To decide whether to use per-unit HAP costs, enter data into the Manual PUC Override field.

2024 2025 2026
January $0.00 $6.61 $2.77

February $0.00 $4.57 $1.99
March $0.00 $4.64 $1.97
April $0.00 $6.30 $2.94
May $0.96 $5.83 $2.84
June $1.01 $6.13 $2.84
July $0.71 $6.50 $2.89

August $1.14 $6.68 $2.76
September $0.98 $7.46 $3.58

October $0.72 $8.04 $3.60
November $0.86 $7.02 $3.29
December $0.91 $6.43 $3.16

Overall, by the end of 2025, your PUC will increase by $118.13, 
or about 13.8%.

PUC Change Type Program-Wide

Program-Wide PUC Change from Current



Assess SAFMR Impacts on HAP 
Funding in the TYT
Using the PST and TYT, PHAs can assess the impacts on total 
HAP funding available in the given year (and in future years) and 
weigh the data in relation to the PHA’s:

 Voucher lease-ups

 HAP budget utilization

 Income-to-rent burdens

 Goals of expanding affordable housing opportunities

Adjust proposed SAFMR payment standards accordingly.

2025

UML % of ACC 
(UMA) 88.2% 92.4%

HAP Exp as % of 
All Funds 92.9% 93.3%

HAP Exp as % of 
Eligibility only 93.3% 99.9%

Projected 12/31 
Total HAP 
Reserves

$3,445,063 $3,503,952

HAP Reserves as 
% of ABA 

(Start: 0.3%)
7.3% 7.1%

End of Year Results

2024



Implementing 
Payment Standards



Individual or 
Groups of Payment 
Standards

PHAs may adopt a unique payment standard schedule for each 
ZIP code or create groups. 

Payment standards can be set by:

 Census tract

 ZIP code

 Neighborhood

 School district

NOTE: An area may be no smaller than a census tract block group.

 City

 County

 Region

For in-depth information on this topic, attend Office Hours: Setting Payment Standards 
and Grouping Zip Codes on August 28.

https://www.hudexchange.info/news/safmr-office-hours
https://www.hudexchange.info/news/safmr-office-hours


Varying Payment Standards 

PHAs may use different payment standard percentages for different 
bedroom sizes.

 A single payment standard for the entire area 

 Varied payment standard for each part of an area (e.g., ZIP code, 
city, county, etc.)

 Bedroom size

See 982.503[a][3] for more information.

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


Varying Percentages
Varying payment standard percentages among designated parts of 
an SAFMR area and by bedroom size can be an important strategy 
in helping PHAs transition to SAFMR-based payment standards. 

These can also be part of a long-term strategy to fine tune a PHA’s 
payment standard amounts by submarket based on a range of 
factors, such as: 

 Availability of rental housing versus homeownership

 Rental housing supply versus demand overall and by 
bedroom size

 Rental vacancy rates

 Transportation



Key Factors to Consider
In areas with greater variations in rent across jurisdictions, PHAs should consider 
a variety of factors when determining how many payment standards to establish 
(and at what levels), including:

 Identical or similar SAFMR values by ZIP code, differences in SAFMR 
values by ZIP code, and annual percentage change of SAFMRs

 Staying within the basic range (90–110%) or exceptions (if secured)

 Examine how the system of record (SoR) will process SAFMR-based 
payment standards 

 Unit availability and rental versus homeownership in grouped ZIP codes

 PHA budget impacts relative to total annual HAP funding availability

 Rent burden and access to low-poverty, high-opportunity areas

 Compatibility with affordability calculators by payment standard areas

 Practices at neighboring PHAs and PHAs with overlapping jurisdiction



Balance Goals

PHAs are encouraged to balance the goals of increasing access to low-
poverty, high-opportunity neighborhoods and serving the greatest number of 
eligible households when making these decisions, while also understanding 
the potential impact on HAP costs and minimizing administrative burden and 
opportunities for error.



Request an Exception 
or Stay in Basic Range
PHAs should evaluate whether to notify or 
request exception payment standards from 
HUD, such as when:
 Payment standards in the basic 

range (90–110%) are too high or too 
low to achieve program goals

 Voucher success rates and/or housing 
cost burdens need improvement

 Total HAP funding is available to 
maintain uniform percentages at 
exception payment standards



Payment Standard 
Decreases

If use of SAFMR-based payment standards results in a decrease for voucher-
assisted households under lease and HAP Contract, PHAs have three options:

1. Hold Harmless: The PHA uses the existing, higher payment standard 
as long as the family receives voucher assistance in that unit. 

2. Two Years After Effective Date: The reduced payment standard may 
be applied no earlier than two years following the effective date of the 
decrease in the payment standard amount. 

3. Phase In: The PHA continues to use the lower payment standard to 
calculate HAP costs beginning at the effective date of the family’s 
second regular reexamination (no earlier than two years following the 
effective date of the decrease in the payment standard).



HAP Costs

PHAs must apply SAFMR-based payment standards for new 
admissions, relocations, and port-ins without considerations for 
policies affecting in-place households.

For moderate to lower rental housing submarkets, there are likely 
HAP cost savings when PHAs decrease payment standards using 
SAFMRs and, alternatively, HAP cost increases when they increase 
payment standards.  



Projecting HAP

 Project per-unit HAP costs and rent burdens in the 
PST 

 Export into the TYT to assess the overall impact on 
families served, rent burdens, and expanded 
opportunities 

 Determine whether exception payment standards 
may be warranted in designated areas and 
bedroom size



Exception Payment Standards 
Above 110% (up to 120%)

Exception payment standards can be established greater than 110% 
and up to 120% of the SAFMR for the applicable ZIP code area for the 
time period specified by HUD via notice. PHAs must notify HUD that it 
meets at least one of the following criteria: 

 Less than 75% of the families were issued tenant-based rental 
vouchers during the most recent twelve-month period and there 
is voucher success rate data available demonstrating that those 
families leased in the voucher program

 More than 40% of families with tenant-based rental assistance 
administered by the agency pay more than 30% of adjusted 
income as the family share

 Such other criteria established by 982.503(c)(3)(i–iii)

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


Above 110% of SAFMR: 
Option 2
In the request to HUD, the PHA must provide:

 Rental market data demonstrating the requested exception is 
needed for families to access rental data

 U.S. Census Bureau data

The PHA may provide:

 Local rental market data that includes a rent estimate for the entire 
FMR area compared to the proposed exception area

 Data demonstrating the annual percentage of rent inflation is 
greater than the rental inflation adjustment factor in the published 
FMR



Below 90% of SAFMRs
HUD may consider a PHA’s request for approval to establish a 
payment standard amount that is lower than the basic range. 
HUD will consider appropriate factors, including rent burden of 
families assisted under the program. 

Unless it is necessary to prevent termination, HUD will not 
approve a lower payment standard if the proposed payment 
standard would cause the family share for more than 40% of 
participants with tenant-based rental assistance to exceed 
30% of adjusted monthly income (AMI) (see 982.503 [d][5][e]).

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


Examining PHA Software

Evaluate housing management software and 
coordinate with vendors to ensure:

1. Multiple payment standards can be supported 
(individual and groups)

2. Updates apply to PBVs, if applicable

3. Software adapts to the selected policy for 
payment standard decreases



Planning Updates
Each year, coordinate the time between the date of HUD’s proposed SAFMRs, time 

needed to enter SAFMR-based payment standards into the software system, and the 
effective date of SAFMR payment standard implementation.

NOTE: Keep in mind annual recertifications start ninety to 120 days in advance of lease anniversary dates.



Affordability Calculators

Communicate with vendors about affordability calculators, which tenants can use to determine 
whether a unit is affordable (40% of AMI). This can reduce administrative burden on PHAs.
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Administrative Plan 
Updates



Updating Administrative Plans
PHAs implementing SAFMRs may need to revise their Admin Plans to include:

 The process for establishing and revising SAFMR-based payment standards: Ensure payment standards 
are within basic range (90–110%), determine effective date within ninety days of published SAFMRs, and 
set single or grouped payment standards based on actual market conditions and rent burdens.

 How decreases in the payment standard are handled for assisted families continuing to reside in their 
unit: Options include hold harmless, phase-in, or two years after effective date. 

 Criteria used to determine designated areas and their payment standard amounts (if establishing 
different amounts, including exception areas): Define a long-term strategy to fine tune payment standard 
amounts by submarket based on a range of factors. 

 Application of SAFMRs to the PBV Program (if applicable): Policy with SAFMRs applied uniformly for all 
projects for which the notice of owner selection was made after the effective dates of the adoption of 
SAFMRs.

NOTE: Attend the Office Hours: Required Administrative Plan Revisions on November 20 and see the SAFMRs Guidebook for more information. 



PBV Considerations

The use of area-wide MAFMRs or SAFMRs is not mandatory for 
the PBV Program.

 The Admin Plan must state the selected option.

 If the PHA elects to use SAFMRs for the PBV Program, the 
policy must be applied uniformly for all PBV awards made 
after the effective date of the policy change.

 If a PHA elects to use the SAFMR for PBV units, it can be 
applied to existing PBV HAP Contracts with mutual 
agreement of the owner. 

 Once the decision is made to use SAFMRs for a PBV site, the 
PHA cannot revert to MAFMRs for that site.



Communications
Resident and Landlord



Developing Resident and 
Landlord Communications

Transparency between the PHAs, landlords, and tenants is vital to 
building trust. It is important to establish clear policies, 
communicate upcoming policy changes, and make information 
accessible.

 For reductions, PHAs must notify families in writing at least 
twelve months before the effective date of a reduced 
payment standard. It is a best practice for PHAs to also notify 
the landlord of the change and what it may mean for them.

 Sample materials, such as website language, letters, Admin 
Plan language, etc., can be found on the HUD Exchange.



Steps After Publication 
of SAFMRs



Process after Publication

1
Review New SAFMRs
 Examine if new amounts are in line with prior analysis. 

 If so, update financial analysis.
 If not, consider whether prior decisions are still best for the PHA.

 Compare the changes to the newly published SAFMRs to the current SAFMRs. ​
 Use the TYT and the ToT to determine financial implications.

2 Determine Payment Standards

 After conducting analysis, determine whether to use individual or grouped payment standards.
 Analyze the payment standards within the basic range (90–110%) and consider exception 

payment standards up to 120%.

3
Update Materials

 Update the briefing packet, landlord packet, website, and other materials with 
the latest payment standards.

 Update the affordability calculator (if applicable).



Process after Publication

4 Enter into Software System
 Verify entered amounts are correct.
 Confirm staff have new payment standard schedules, especially in admissions and contracts.

5
Make Internal Updates

 Document and update any changed policies and procedures.
 Train staff. 
 Educate owners on any changes.

6
Implement Quality Control Policies

 Make sure staff are aware of the effective date of the new SAFMR-based 
payment standards. 

 To ensure compliance, include “correct payment standards” as a normal 
item to check when performing quality control (QC) reviews.



Process after Publication

7
Establish Policy for Decreases

 Establish a process to update a family’s file when there is a decrease, based on the PHA's policy. 

8
Monitor Financial Impacts

 Ensure rent reasonableness aligns with new SAFMRs and adjust as necessary.

 Use the TYT monthly to determine budget utilization and voucher issuance decisions. 

9
Monitor Success Rate

 If the success rate decreases, review owner engagement to determine if 
fewer units are available. 

 Review patterns and determine if leasing in certain ZIP codes is 
changing significantly.

 Consider exception payment standards.



Conclusion
Additional Support, Resources, and Q&A



Additional Support

To learn more about mandatory SAFMRs or the processes described 
during this presentation, participate in the following:

 Upcoming Office Hours: Review SAFMR-related topics and provide 
PHAs the opportunity to participate in live question-and-answer 
sessions to address concerns.                                   
https://www.hudexchange.info/news/safmr-office-hours/

 Request Direct TA: Contact your local Field Office to request direct 
technical assistance.

 Communities of Practice: HUD is inviting agencies to partner with 
mentoring agencies that have already adopted SAFMRs to navigate 
the process of implementing SAFMRs.

https://www.hudexchange.info/news/safmr-office-hours/


SAFMR Page

To find all the information discussed in this webinar, 
visit the SAFMR page on HUD Exchange, which 
includes the following materials:

 Virtual Convening

 Office Hours Registration

 Case Studies

 SAFMR Guidebook

 FAQs

 Fact Sheets

 Implementation Notices

https://www.hudexchange.info/programs/public-housing/small-area-fair-market-rents/ 



Resources

 PIH Notice 2023-32: hud.gov/sites/dfiles/PIH/documents/PIH2023-32.pdf

 SAFMR Data: huduser.gov/portal/datasets/fmr/smallarea/index.html 

 Utilization Tools: hud.gov/program_offices/public_indian_housing/programs/hcv/Tools 

 SAFMR Webinar for 2024 Expansion PHAs: youtu.be/mkZJsUTgGFw 

 982.503: https://www.ecfr.gov/current/title-24/section-982.503

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

 PIH Notice 2003-12: hud.gov/sites/documents/DOC_9090.PDF 

 PIH Notice 2020-19: hud.gov/sites/dfiles/PIH/documents/pih2020-19.pdf

https://www.hud.gov/sites/dfiles/PIH/documents/PIH2023-32.pdf
https://www.huduser.gov/portal/datasets/fmr/smallarea/index.html
https://www.hud.gov/program_offices/public_indian_housing/programs/hcv/Tools
https://youtu.be/mkZJsUTgGFw
https://www.ecfr.gov/current/title-24/section-982.503
https://www.hud.gov/sites/dfiles/PIH/documents/PIH-2018-01.pdf
https://www.hud.gov/sites/documents/DOC_9090.PDF
https://www.hud.gov/sites/dfiles/PIH/documents/pih2020-19.pdf


Q & A

Please type your questions into the Q & A Panel.



HUD Acknowledgment of Support
This material is based upon work supported by funding under an award with the U.S. 

Department of Housing and Urban Development (HUD). The substance and findings of the work 
are dedicated to the public. Neither the United States Government, nor any of its employees, 

makes any warranty, express or implied, or assumes any legal liability or responsibility for the 
accuracy, completeness, or usefulness of any information, apparatus, product, or process 

disclosed, or represents that its use would not infringe privately-owned rights. Reference herein 
to any specific commercial product, process, or service by trade name, trademark, 

manufacturer, or otherwise does not necessarily constitute or imply its endorsement, 
recommendation, or favoring by the U.S. Government or any agency thereof. Opinions 

expressed in this document are those of the authors and do not necessarily reflect the official 
position of, or a position that is endorsed by, HUD or by any HUD program.



Thank You

See HUD Exchange for additional documents and resources.
All links referenced in this training are included in the video description.

© 2024 U.S. Department of Housing and Urban Development. All rights reserved.
Design and Content Development by CVR Associates, Inc.
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