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ADMINISTRATIVE PLAN

Metropolitan Council Housing and Redevelopment Authority
Approved by Metropolitan Council: September 24, 2025

April 23, 2025

September 25, 2024

October 11, 2023

October 12, 2022

September 22, 2021

September 23, 2020

February 12, 2020

September 25, 2019

Payment Standards = Rent Limits

* Limited by Fair Market Rents (FMR)
iIssued each year by U.S. Department
of Housing and Urban Development

* Must adopt Payment Standards
between 90% and 110% of the new
FMRs

 Used to calculate maximum rent for
voucher holders
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Presenter Notes
Presentation Notes
Payment standards are rent limits used in the administration of the Housing Choice Voucher and other rent assistance programs. 
These are the amounts housing voucher holder use as they are shopping for a housing unit to rent. 
The U.S. Department of Housing and Urban Development issues Fair Market Rents each year. 
When issued, housing authorities charged with adopting payment standards between 90% and 110% FMR
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* Rents are still increasing

 Fastest for most affordable units

* Faster in our region than other metro
areas

* Rent burden becoming more
common, and more severe

* Important variation in rent growth
trajectories by community and type
of apartment (class)
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What do rents look like in the region?

Median Rent by Class of Apartment Median Rent by Number of Bedrooms
Across entire 7-county region, 2026 Across entire 7-county region, 2026
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Source: CoStar multifamily property data (existing buildings), aggregated by the Metropolitan Council.


Presenter Notes
Presentation Notes
What do things look like today?

Slide gives you an idea about the general dollar amounts we’ll be talking about today for context
Costar data – multifamily units, more could be learned if we dug into single family, and duplexes but unfortunately that data doesn’t exist
Class ABC – age and amenities in the building, newest to oldest, advertised as luxury vs fewest amenities – highlight class C is most affordable
Studio-3 Bedroom
7 County region
2025 Q2 – most recent data



Rent increases most pronounced for most

affordable apartments

Rent increase (%) by class since 2019

30% 29% increase for
Class B apartments |
21% increase for
20% Class C apartments
14% increase for
Class A apartments
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Source: CoStar multifamily asking rents


Presenter Notes
Presentation Notes
our most affordable housing indeed subject to the most acute price pressures.
And the gaps are widening


Vacancy rates are variable in class A apartments,

but consistently low in Class C apartments

Median rent (solid line) and % vacancy (dashed line) by class since 2019
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Source: CoStar multifamily property data (existing buildings), aggregated by the Metropolitan Council.
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Vacancy rate as proxy for market interaction

This is borne out by vacancy rates. Class C apartments, where our 30 and 60% AMI households are most likely to live, have consistently been our tightest rental market with the lowest vacancy rates.

It is worth noting that while these most affordable apartments have since inflation-adjusted price increases (and significant nominal price increases, recall previous slide), simply adjusting rent prices for inflation can't tell the whole story.

Point to Matt and Maia’s presentation – we have made headway 

Takeaway: Construction of new luxury apartment buildings yielded a variable vacancy rate in Class A apartments, and the market for most affordable (Class C) apartments has remained tight, with consistently low vacancy rates





Renters have been consistently housing cost

burdened for a decade

Overall rent burden

American Community Survey 5-year estimates | Minneapolis-St. Paul MSA
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Source: U.S. Census Bureau, ACS 5-year estimates, table B25074. Renter households. Households with burden not computed are excluded. MSA = Minneapolis-St. Paul-
Bloomington, MN-WI metropolitan statistical area (includes counties beyond the 7-county region; county membership follows the OMB delineation in effect for each ACS year).


Presenter Notes
Presentation Notes
Increase font size of y axis title and legend


But those overall numbers mask important variation by income

Rent burden by household income

American Community Survey 5-year estimates | Minneapolis-St. Paul MSA

. Rent burdened (30-49.9%) . Severely rent burdened (50%+)
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Source: U.S. Census Bureau, ACS 5-year estimates, table B25074. Renter households. Households with burden not computed are excluded. MSA = Minneapolis-St. Paul-
Bloomington, MN-WI metropolitan statistical area (includes counties beyond the 7-county region; county membership follows the OMB delineation in effect for each ACS year).
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Presenter Notes
Presentation Notes
It's no secret the past few years have seen a cost crunch for households in our region, and that is borne out by these rental burden figures. Renters at all incomes experience both rent burden (30%) and severe rent burden (50%).

HHs > 35k, which we can link to our 30% AMI grouping, who are most in need of deeply affordable housing in our region,
As of 2023, 60%, more than half, experience SEVERE rent burden. This represents historic precarity for our most vulnerable residents. 

These are the same households living in Class C housing and subject to the tightest market, where inflation-adjusted rents have increased alongside other household costs. 

rentBurdInc

Takeaway: Rent burden is most acute for lower income households in our region, though has increased for renters of all incomes since the onset of the pandemic.

Less than 35k are the people who need deeply affordable housing


Rent burden is most acute for lower income households, but has

Increased for all renters since the pandemic

Rent burden by household income

American Community Survey 5-year estimates | Minneapolis-St. Paul MSA

Rent burdened (30-49.9%) . Severely rent burdened (50%+)
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Source: U.S. Census Bureau, ACS 5-year estimates, table B25074. Renter households. Households with burden not computed are excluded. MSA = Minneapolis-St. Paul-
Bloomington, MN-WI metropolitan statistical area (includes counties beyond the 7-county region; county membership follows the OMB delineation in effect for each ACS year).


Presenter Notes
Presentation Notes
It's no secret the past few years have seen a cost crunch for households in our region, and that is borne out by these rental burden figures. Renters at all incomes experience both rent burden (30%) and severe rent burden (50%).

HHs > 35k, which we can link to our 30% AMI grouping, who are most in need of deeply affordable housing in our region,
As of 2023, 60%, more than half, experience SEVERE rent burden. This represents historic precarity for our most vulnerable residents. 

These are the same households living in Class C housing and subject to the tightest market, where inflation-adjusted rents have increased alongside other household costs. 

rentBurdInc

Takeaway: Rent burden is most acute for lower income households in our region, though has increased for renters of all incomes since the onset of the pandemic.

Less than 35k are the people who need deeply affordable housing


2024: It could be worse?

Twin Cities rent prices increased less than other metros between 2023-2024

Annual Apartment Rent Growth in Top 50 Markets
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2025: Region has some of the highest rent

growth in the nation

Twin Cities rent prices increased more than other metros since 2023

Annual Apartment Rent Growth in Top 50 Markets
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Presenter Notes
Presentation Notes
https://www.costargroup.com/press-room/2025/apartmentscom-releases-multifamily-rent-growth-report-august-2025

Be ready to answer question about how tis might relate to construction


2026: Rent growth puts us in top ten metros

Twin Cities rent prices increased more than other metros since 2023
Annual Apartment Rent Growth in Top 50 Markets
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Presenter Notes
Presentation Notes
https://www.costargroup.com/press-room/2025/apartmentscom-releases-multifamily-rent-growth-report-august-2025

Be ready to answer question about how tis might relate to construction


Great deal of variation in rent increases

across the region

City-level and regional average rent increases since 2019 (annual averages)
Each year is the average of its quarterly data; 2019 and 2026 are partial years
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Source: CoStar multifamily property data (existing buildings), aggregated by the Metropolitan Council. Note: Data for Farmington and Newport are likely flawed, so their lines
were removed from this graph only.


Presenter Notes
Presentation Notes
many factors: building, types of units, demand for rentals (vs single family homes)
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* Rents are still increasing

 Fastest for most affordable units

* Faster in our region than other metro
areas

* Rent burden becoming more severe

* Important variation in rent growth
trajectories by community and type
of apartment (class)
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Metropolitan Council

Small Area Fair
Market Rents



What are Small Area Fair Market Rents?

HUD Published Final Rule in 2016

» Calculated at the zip code level vs.
metropolitan area-wide Fair Market Rent

« Fair Housing Initiative

* Provide Voucher holder access to lower
poverty areas

* Improve housing choice
 Metro HRA adopted in 2020
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Presenter Notes
Presentation Notes
2,100 HCV administrators nationwide (13%)


Metro HRA Service Area
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Summary of SAFMR Changes

Total Zip Codes in 7- Zip Codes in Metro HRA Total Zip Codes Requiring | Zip Codes Requiring
County Region* Service Area Change Change in Metro HRA
Service Area
79 20 9

177

Requiring change = Outside of required range of 90%-110% of new SAFMRs

*The Metro HRA operates some small programs throughout the entire Metro Area

[19Uuno9 uelljodoilap



Payment Standards Review

Vacancy Rates

Average Rents Tenant Rent
Review Burden

Payment
Standards
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Payment Standard Considerations

HUD Rule: serve as many families as possible within budget authority
« Council can issue up to 7,300 vouchers
« $100 million in federal revenue

Higher Rent Limits Lower Rent Limits
« Higher average subsidy -Lower average subsidy

* Fewer vouchers issued *More vouchers issued
* Higher success rates *Lower success rates
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Presenter Notes
Presentation Notes
 



Payment Standards and Rent

Tenant Rent Portions

* Tenants pay between 30% and 40% of
Income towards rent
* |If Unit Rent within the payment standard
* Tenant pays 30%

 |f Unit Rent above the payment standard

* Tenant pays 30% of income plus the
difference

* Tenant cannot pay more than 40% of
income at initial move-in

[19Uuno9 uelljodoilap
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Presenter Notes
Presentation Notes
Rent maximum different for each family – based on income. 

More household income = higher rent maximum. 


Small Area Fair
Market Rent
Analysis
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Change in HRA Voucher Households 2023-2026
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Presenter Notes
Presentation Notes
What do things look like today?


Change in HRA Voucher Households 2025-2026 T
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Presenter Notes
Presentation Notes
What do things look like today?
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2026 Federal Funding Shortfall

(.05%) Decrease
in Funding

13% Increase in
Average Subsidy
Payment 2024-
2025

Rents
continue to
rise

Budget
Shortfall to
Support all

households
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Average Per-Family Subsidy Cost

$1,600

$1,200

$800

$400

2020

2021

Steady increase in rents over time

2022

2023

2024

2025

2026 to date

Projected 2027

Projected 2028
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Presenter Notes
Presentation Notes
Average inflation in subsidy cost over last 8 years is 6%. The sharp increase from 2024 to 2025 was 12%,k in


Budget and Subsidy Scenarios

Projected 2026 Subsidy Budget = $100 million
Number of Vouchers = 7,300

Average Total Annual Shortfall? Number of Reduction in | % Families

Subsidy Subsidy Families Families Served
Projection Served

$1,200 $105,163,200 -$11,163,200 6528 -775 89%

$1,225 $107,354,100 -$13,354,100 6395 -908 88%

$1,250 $109,500,000 -$15,545,000 6267 -1036 86%
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Presenter Notes
Presentation Notes
This chart is another way to look at spending. These are worst-case scenarios. 
As average per-family subsidy increases, it can change the number of households we assist. 

We always hope the federal funding we receive will be enough to serve all families and issue all vouchers. We often get additional funding from HUD in terms of increased inflationary funding to to rising rents or shortfall funding. And . . . We have been able to serve full program size for the last 3 years. We hope that trend continues. 





Payment Standard Options

Option 1 Option 2 Option 3

« Make minimal changes to * Adjust all to 100% of new « Make required changes
pring payment standards Small Area Fair Market S Al [E e @l
into required range Rents adjustments in 5 zip

* Required range = 90% to codes where current
110% of Small Area Fair payment standards fall
Market Rent below average rents
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Presenter Notes
Presentation Notes
Ok – now I am going to get in to some payment standard options for discussion. 
Under each scenario, I will talk about financial impact, tenant impact and tenant rent burden. This is the percentage of households that are paying more then 30% towards rent. This happens when households are living in units where the rent is above the payment standard. This is often by choice. For example, a household finds a 4BR unit with their 3BR voucher with rent below their maximum. In this case, they will likely pay more than 30% of their income towards rent. 

I have a slide on each of these options. 

Under each option, I will show payment standard increases and decreases, show tenant impact and implementation cost. 



Option 1 — Required Changes Only

Increase vs.
Decreases

* 4 zip codes increase
e 5 zip codes decrease
* 68 zip codes remain same

10/19/2026 metrocouncil.org

Cost to Tenant

Current Rent burden = 43%
Future Rent burden = 35%

51 tenants impacted and
whose rent will increase

Households held harmless —
increase in rent not
implemented for 2 years

Cost to HRA

- $122,000

 Reduction in service
potential — 10 households

[1duno9 uejijodoala
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Presenter Notes
Presentation Notes
Option one includes the required changes only to be in compliance with HUD’s requirement of adopting payment standards between 90% and 110% of the new Small Area Fair Market Rents. 
You will recall on one of the first slides I indicated Small Area Fair Market Rents increase by 11%-18% for most Metro HRA communities. 
This will be reflected in each chart. �
Under this scenario . . . 

HUD’s guidance, although there is no formal rule, is that housing authorities should have rent burden that is less than 40% . . . So less than 40% of household paying more than 30% of their income towards rent. 


Option 2 — Adjust all zip codes to 100%

Increase vs.
Decreases

« 57 zip codes increase
« 20 zip codes decrease

* 0 zip codes remain the
same

10/19/2026 metrocouncil.org

Tenant Impact

Current Rent burden = 43%
Future Rent burden = 18%

1,251 tenant’s rent will
increase

Households held harmless —
increase in rent not
implemented to 2 years.

Implementation
Cost

- $1,410,516

* Reduction in service
potential - 97 households

[1duno9 uejijodoala
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Presenter Notes
Presentation Notes
Decreased zip codes – Afton, St. Paul, St. Paul


Option 3 - Mandatory Changes plus

Market Driven Adjustments

Increase vs.
Decreases

9 zip codes increase
5 zip codes decrease
63 zip codes remain same

10/19/2026 metrocouncil.org

Tenant Impact

Current Rent burden = 43%
Future Rent burden = 34%
51 tenant’s rent will increase

Households held harmless -
increase in rent not
implemented for 2 years.

Implementation
Cost

$400,000 — Cost to HRA

Reduction in service
potential - 27 households

[1duno9 uejijodoala
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Presenter Notes
Presentation Notes
This option also holds a few zip codes flat – without an increase or a decrease. These are areas where the current payment standards are higher than average rents. Decreasing payment standards would impact families. Holding them flat allows no impact to the 58 tenant families and allows us to watch these zip codes in future years. 

If enough federal funding – no reduction 
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Zip codes where 3
conditions exist indicating
need for higher payment
standard.

Conditions:

* Average Rents above
current payment
standards

« Existing vouchers
holders rent burdened

* Current payment
standard below 95% of
Small Area Fair Market
Rent

Market Driven Adjustments

55374

J_{L.

i

55421




Payment Standard Considerations

Things to think about

* Flat funding in 2025 and 2026 reduced program size
by 500 households.

 Flat funding = like a reduction due to increased
rents

« 2027 federal budget is very uncertain

* Average rents seem to fall in line with current
payment standards, with a few exceptions

« HUD guideline suggests that no more than 40% of
voucher holders are rent-burdened

« All options meet this guideline
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Payment Standard Options

Option 1

Make minimal changes to
bring payment standards
into required range of
90% to 110% of Small
Area Fair Market Rent

Increase 4 zip codes

Decrease 5 zip codes,
impacting 51 households

$122,000

Potential service
reduction — 10
households

Option 2

* Adjust all to 100% of new
Small Area Fair Market
Rents

* Increase 57 zip codes

» Decrease 20 zip codes,
impacting 1,251 households

- $1,410,516

 Potential service reduction
— 97 households

Option 3

 Make required changes

« Add market-driven
upward adjustments to 5
zip codes

* Increase 9 zip codes

 Decrease 5 zip codes,
impacting 51 households

- $400,000

 Potential service
reduction — 27
households
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Looking Ahead

Future Considerations

« Budget uncertainty for 2027
« Reduced program = reduced admin fee

* Program reductions potentially become larger
each year without increased funding

* Fiscal responsibility to minimize payment
standard increases
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Upcoming Dates

e QOctober 19: CDC Information ltem
 November 16: CDC Action

 December 2: Council Action

* Quarter 1 2027: Implement new Payment

Standards
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Terri Smith, Director, Metro HRA
Terri.smith@metc.state.mn.us

Caitlin Hamrock, Principal Data Scientist, Research
Caitlin.Hamrock@metc.state.mn.us
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