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Movaember 17, 2016
¥iA ELECTAONIC SUBMISSION

Allention: Anng F. Guldo, Reports Management Oilices
DDA

Dapatmant ol Housing and Urban Davalcpment

4571 Tth Streat SW, Room 10276

Wazhingbon, DC 20410-0500

RAe:  60-Day Motles ol Proposad Informallon Callection: Small Araa Fair Marksl Rent Dameonsirallon
Evaluglicn
Dokl Mo, FR<E818-N-10

Ladies and Genlemen:

Tha Mongags Bankars Assaclation’ appreclates tha apponunily 1o cemmant on the Dapanmant of Housing
and Urban Devalopmant's Matica of Propasad Infarmation Cellastion {™oties”) Ior tha Small Area Fair
Marked Ran| ("SAFMA™) Demonstrafion Evaluation.”

MBA welues HUD's efforts o swengihen opponunities for Secten & Housing Choice Voucher holders
[vouchar holders) wha wish 1o mova Inta areas tal polantially have beftar access Io jobs, IANsparalion,
sanieas and agucational cppofuniias. Enhancing mobility and assass 1o aneas af apparmunlly for vousher
holders is an imponant policy cbiective. HUD's lenont-based rental assistance in the Houging Choice
Veucher (HCY) program serves some 2.2 millign households nationwide,” The pragram iz sulostantially and
orlilleally importand ta all who ana sereed, whilch ks why wo support HUD's efforis 1o sludy the positive and
negalive impacls of, end ways ko imprave, tha SAFMA demenstrakon program.

|m reviewing the proposed information colleclion and nlerview progess, MEA suppors HUDs desire 1o
aathar market commeniary an tha impasis of the SAFMEA program and undarsiand that HUD faces a
variaty al challangss in worklng ko eollect actionable, gencralizable Infosralicn, Howavar, wa oo Savseal
chellzngas wilh the underlying methodology of lhe propoeed infammation colieclion pracess. Spacifically,
wE have concerng with the limired number of demonsiration ameas studied and landiords and tenants
balng Imarviewsd, and the teaadih of toples that could ba covermad,

Wrhdls MABA urderslands Thal HUD bz lnitad in tha number of Inferlows il can pedarn, and also in e

numizer and varisly of markeds in which demonstrelion progresme heva besn implamandsd, tha resulls of
Iha pmposed inlendaws should be viewed &5 a se of commentary that supplements ofher data and that
ahauld nol neceisarnly s mdrpolaied bayond the spachic tenants, landiosds and markets ravlewad, n

| The #origage Bankers Associstion (MBA) is the nelional assockation representing 1he real estale linance
induslny, an indusry that employs maora than 280,00 peaple in virlually evary commaunity in 1ha coundry.
Headaguartered in Washingtan, D.C., the asscclzlion works o enaura the continued sirength of the nation's
rovigertinl and commercial real ostate markels; io expand hamecwnarnhip and axlend socess 10 sHomable
housing to all Amercans, MBA promotes falr and ethical lending preciices and fosters professmnsl
excalence emang real eptale finance employese through & wids range of educalional programs and &
varlaly ol publicatons s membership ol over 2,200 companles Includes all slemarts of real astale
finamce: mongege compamnied, morgage brakers, cammercial banke, thrfts, RE|Ts, Wall Streel conduis,
e meuranon companias and olhats o the morgaga lending fisd. For adaltlonal sformaton, visit:
e iba, 0.

! Dackel Mo, FR-5215-M-1D

F HULYs Houaing Cholee Vouchsr Program Tenand Characlensdics, HUD FYZ016 Proposad BEudgel.



CDAM
Docket Mo, FR=5915-M-10

Page 2

Iha nafice of information collection, HUD s1atés (hat @ planes bo ask tenants and landionds thelr perceptions
ot the charges brom area-wide FIAFE 1o SAFMBS. Gan the 105 inflerviews acrmoss tenants and landiords
in 3even [oopfions, ona expecls a limited numiber of tenanis and landlords fa ba intarviewssed in aach
demonsiraion ares. Furthemone, each area will in fum be EBcing distinct program, mardest snd olher
condifions. [nterviews in each desvonstration area can provade ingights, bul should likely nel be
considarad panarallzabia io ether markais, PHAS, or nallorlda. As [ust ona axample, iha predominance
of Texas Incations should not be expected to accurataly parttay the program’s impact neiomvida. [In tha
notice of imformation colleclion. HUD did nat guiling how in Ihe inlerview precess il plens o centrel tor
diifferirg marted conditions, diffefing propemy slusligns, higher and [Dvwer program paymend slenderds,
whather tha landionds in tha inleniew process arg on-siie propeny managess or In off-skhe corporate
oifices or pihar laciors Lhal sould signiflcantly mpanl e feadback moaled.)

Angther areq o fmitalien for fhe intarviews is in the gondent thet ean be collacted {hrough them. MBA
=zuppantg HUD enganing bath lzndlords and tesarts in an in=nview pracesz 0 gather deta abaut the
SAFMR damonsiralions , While we applaud HUL's efforts to measure voucher holders™ atempts 1o
maldize I gearch of naw naigheorhoods, we ecommend HUD congidar any markel conaiiong or alhar
undedying reasons thal may not be mlated to the SAFMA program that could have infleancad the lenant
to move. We also Aasle thal the questions asked in the intendew pracess consid er the potenlial legal
limiaticns of respondents, For esample, questioning landionts aboy whesher e chenge la SAFL RS
allaciz thelr willlngness to renl k vouchar holders may placs Bndlords who ae [agally obligetad b men o
wouchar halders in an awloward position, YWe sscom mand thal quastions ba carclully sereanod in order to
ensure they capture () program siengths, weaknasses, opporunilies and challenges (both direcl and
indirei], a3 well as {b) argas for progmm imgrovemenl. Emphesis should be placed on e impartance of
objective queslions and contrels for vaned vesolia, Agamn, the nierpeelation of the inlommeation collected
musst iake inlo accoanl the inharenl lirmilalions of e process.

MBA supports HUD's altart ta gather mlormalion and commenlan an the SAFMA demonsimtions. Tha
sample being studied from the demaonstralion presents dhallangea gnean the diversllty in markat and
program conditions and interieweea, &3 well B8 in 1he objectivity of 1he inferview questions, We encourags
HUD 1o wark closedy, and share preliminary infermaton and results, with stakeholders iman effort 10 creats
he meet Intormad review procass poassdbila. We all shara the goal af pradueng Tha measl alfactlve ramal
agsigiance policy 1o help thosa nnsad.

Thank you for your corslderaton of our comments, We look forwerd te engaging in furher discuseions an
Iheem important matlers, || yoU have any quesiions, plaase conlasl Elgan Gray at aoray®mba,orng or 202
S5T-2747,

cacersly,

- i
r!'-d_,r“rré_' .r’ﬁ:;l ’\\
Gl - PV y i
Eileen Grey éffl
Azaoclata Vice Praaidert of MultHamiy
MeHpages Banken Assocalan
Gz Thamas Kim, MEA



November 21, 2016
V1A ELECTRONIC SUBMISSION

Aftention: Anna P, Guido, Reports Management Officer
QDAM

Department of Housing and Urban Development

451 7th Street SW, Room 10276
Washington, DC 20410-0500

Via Email: Anna P.Guido@HUD.gov

Re: Go-Day Notice of Proposed Information Collection: Small Area Fair Market Rent
Demonstration Evaluation
Docket No. FR-5015-N-10

Ladies and Gentlemen:

The undersigned organizations appreciate the opportunity to comment on the Department of
Housing and Urban Development’s Notice of Proposed Information Collection (“Notice™) for the

Small Area Fair Market Rent (*SAFMR") Demonstration Evaluation.

HUD’s tenant-based rental assistance in the Section 8 Housing Choice Voucher (HCV) program
important to all who are served, and our organizations therefore support HUD's efforts to
consider and study ways to improve the HCV program.

Although we recognize that moving low income households to areas of opportunity may be a
worthwhile objective, and we strongly support the principle of choice in the voucher program, we
do not believe HUD has completely established that Small Area Fair Market Rents (SAFMEs) are
an effective way to accomplish this. We are concerned that HUD has enthusiastically and
prematurely sought to apply broader applications of SAFMRs in the absence of empinical evidence
of their effectiveness. For example, HUD has stated® SAFMRs are more effective than other
methods in helping families move to areas of higher opportunity, and that SAFMES can achieve
thi= goal at about the same average cost. These are very strong azsumptions. In order to justify
them, HUD must establish, at 2 minimum, that:

1) SAFMEs cause voucher holders to move out of zip codes where rents and HCV
subsidies are lower and into zip codes where rents and subsidies are higher;

2) The quality of the units and neighborhoods in the high-rent zip codes is better;

1 Docket Mo. FR-5015-N-10

# HUD's Housing Choice Voucher Program Tenant Charactesistics, HUD Fy2016 Proposed Budget.

? For example, in the June 18, 2018 Federal Register notice “Establishing a More Effective Fair Market
Rent System; Using Small Area Fair Market Rents in Housing Choice Voucher Program Instead of the
Current 50™ Percentile FMRs."
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3) Reduced demand in the low-rent zip codes that retain holders will cause rents and
subsidies to decline far enough to offset the increased subsidy costs in the high-rent
zip codes; and

4) Increased demand in the high-rent zip codes into which voucher holders mowve will
not cause rents and subsidy costs in these areas to increase further.

To this kist, we would add that it is also critically important to establish that:

5] Reduced subsidies in lower rent zip codes do not canse disinvestment, harming
voucher holders and other residents in these areas.

For these reasons, we support HUD's efforts to study the positive and negative impacts of the
SAFME demonstration program. We offer the following recommendations to ensure the
Department has meaningful data to evalnate the demonstration program and from which i can
draw sound policy conclusions.

In reviewing the proposed information collection and interview process, we understand that

HUD faces a variety of challenges in collecting actionable, peneralizable information.

Mevertheless, we have several concerns about the underlying methodology of the proposed

infi " lect

One is the limited size of the proposed information collection, raising questions about whether it

can capture enough information to establish that the demonstration program has been effective.

Some of this is due to the imitations of the demonstration program itself. As one example, the

restricted geography and predominance of Texas locations in the demonstration program makes

it unlikely generalizations made from # would accurately portray the program's impact
sioawid

It iz also unclear that, even within the confines of the demonstration program area, the proposed
information collection will be extensive enough to establish the effectiveness of the program. In
commenting on this, we are at a disadvantage, becanse the questionnaires will not be available to
the public until after the comment period.

In the notice of information collection, HUD stated that it plans to ask residents and property
owners or managers their perceptions of the changes from area-wide FMRs to SAFMRs, bat did
not outline how it plans to control for differing market conditions, differing property situations,
higher and lower program payment standards, whether the property managers and owners in the
interview process are on-site property managers or in off-site corporate offices, and other factors
that could impact the feedback received. As mentioned above, the geography of the
demonstration program is limited, to the jurisdictions of seven PHAs in six metro areas in four
states, with three of the seven PHAs located in Texas. It is important to collect statistically valid
information from each of the metro areas in order to control for differences in market conditions
as mmch as possible within the demonstration areas.

We support HUD engaging both property owners and residents in an interview process, but note
that to establish the effectiveness of the SAFME demonstrations it is critically important, in each
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metro area, to collect equivalent information from property owners and residents in
zip codes where FMRs are both significantly higher and lower than for the metropolitan

area overall.

Examples of the type of information that should be collected in each case inchode the following:

High FMR zip codes [ Low FMR zip codes
Residents
[ Did they understand the transition to Did they understand the transition to
SAFMRs? SAFMRs?
[Did higher FMRs induce them to move to | Does knowing that F MRS are higher
these zip codes? elsewhere in the same metro area make it
Do they have better quality units becanse | more likely they will move out of this zip
they live in this zip code? code?
Duthyhavebd'ter altt:.r burhnod:
Pmper‘tyﬂwmrsfﬂinims
Did they understand the transition to Dvid they understand the transition to
SAFMREs? SAFMRE=?
[T applicable) Do the higher FMRs make it | (I apphicable) Do the higher FMRs make it |
more likely they will accept voucher less hikely they will accept voucher
holders?+# holders7++
make it eazier for them to increase rents? | them to lower rents?
subsidies make it easier for them to make it more difficult for them to maintain
maintain and upgrade their units? and upgrade their units?

#3ome states and [or local governments require property owners and managers to accept
voucher holders, so asking these questions in those jurisdictions would be needless. Similarly,
some properties built with federal funding or tax credits are required to accept HCVs as a source
of income, We recommend that HUD evaluate each jurisdiction and test these questions
carefully before deciding to include them in the survey.

Our organizations support HUD's effort to gather information about the SAFMR demonstrations,
from the demonstration presents challenges given the diversity in market and program conditions
and interviewees, as well as in the objectivity of the interview questions. We encourage HUD to
work closely, and share preliminary information and results, with stakeholders in an effort to
create the most informed review process possible. We all share the goal of producing the most
effective rental assistance policy to help those in need.

Thank vou for your consideration of our comments. We look forward to engaging HUD in further
discussions on these important matters.
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Sincerely,



