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Cindy.Crain@mdhadallas.org, Tammy@ahomewithhope.org, 
pward@tarrantcounty.com
Cc: grants@ibtx.com, cpatrick@mfi.org, david@taa.org, mattingly@uta.edu, 
eeason@citysquare.org, erin.moore@dallascounty.org, Irene Niemotka 
<niemo3@verizon.net>, audirac@uta.edu, Jacky Sylvie 
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To: Commissioner Theresa Daniel, Dallas Area Partnership to 
End and Prevent Homelessness

 Cindy Crain, Metro Dallas Homeless Alliance  
Beverly Davis, North Texas Regional Housing Authority 

Coalition
Tammy McGhee, Tarrant County Homeless Coalition 
Patricia Ward, Tarrant County Community Development 

Division

Copy Albert Black, Dallas Housing Authority 
Mark Clayton, Dallas City Council 

From: Robin LeoGrande, COMMUNITY FOR PERMANENT SUPPORTED 
HOUSING

Participants:
Adam Guerra, Molina Healthcare
Beverly Davis, Fair Housing and Human Rights, City of Dallas
Brianna Adams, Independent Bank
Carrie Parks, Metrocare Services
Cindy Patrick, Meadows Foundation
Commissioner Daniel, Dallas County Commissioner
David Mintz, Texas Apartment Association
Dena Jackson, Dallas Women's Foundation



Dr. Ivonne Audirac, UT Arlington
Dr. Stephen Mattingly, UT Arlington
Edd Eason, CitySquare
Erin Moore, Office of Dallas County Commissioner
Irene Niemotka, COMMUNITY FOR PERMANENT 

SUPPORTED HOUSING
Jacky Sylvie, COMMUNITY FOR PERMANENT SUPPORTED 

HOUSING
James McClinton, Metro Dallas Homeless Alliance
Jason Simon, Apartment Association of Greater Dallas
Joseph Dingman, Catholic Housing Initiative
Kathy Carlton, Apartment Association of Greater Dallas
Kenn Webb, DALLAS CITIZEN HOMELESS COMMISSION
Maricela Martinez, UnitedHealthcare - Community Plan
Mike Koprowski, Opportunity Dallas
Myriam Igoufe, North Texas Regional Assessment
Peggy Shadduck, University of North Texas & CPSH
Ray Charles Gulley, RC Gulley Consulting
Sheila Shelton, Molina Healthcare
Thomas Lewis, Dallas County Housing

Subj:     You've got the ball: Actions to Create Housing for Homeless 
and Potentially Homeless DFW Citizens

Recently, DFW leaders representing nonprofits, businesses and property 
owners participated in two meetings to discuss Small Area Fair Market 
Rent (SAFMR) and other issues that prevent no/low income citizens from 
leasing safe, affordable apartment units and homes in the DFW area.  All 
the documents and presentations shared at these meetings are located 
at  https://www.txcpsh.org/safmr

ISSUE

Business growth in the DFW area continues to 
increase, triggering increasing demand for housing and rapidly rising rental 
rates.   Thousands of citizens in the DFW area at low and moderate 
incomes or no incomes are not able to rent safe, affordable housing in 
neighborhoods of their choice. Poverty is on the rise in Dallas  When 
citizens are displaced or relocated, they are disconnected from critical 
social and economic networks and employment options.  

As local government agencies address the lack of housing, concerned 
organizations came together to discuss reasons why there is insufficient 

https://www.txcpsh.org/safmr
https://www.google.com/url?sa=t&rct=j&q=&esrc=s&source=web&cd=5&ved=0ahUKEwiCzeaw1oLZAhVGd6wKHXZVB-YQFghCMAQ&url=https://www.scribd.com/document/359960525/Dallas-Mayor-s-Task-Force-on-Poverty-September-2017&usg=AOvVaw3Nep6bplOdZGikzuUClvxk


quality and quantity of housing in the area.  We are sharing with you our 
recommended short-term tactics to address the need to improve access to 
housing.

RECOMMENDATIONS

Recommendation 1:  Propose to HUD Increasing Small Area Fair 
Market Rent to Competitive Rent Rates

Public Housing Agencies (PHAs) in the Dallas, TX HUD Metropolitan 
FMR Area (HMFA) have been using Small Area Fair Market Rents 
(SAMFRs) in the administrative of their housing choice voucher 
program as the result of a court settlement since FY 2011.  PHAs in 
the Ft. Worth-Arlington, TX HMFA were recently required to begin 
using Small Area FMRs in the administration of their housing choice 
voucher programs due to HUD’s Small Area FMR Final Rule.  HUD 
calculates Small Area FMRs for ZIP Codes within metropolitan 
areas.  HUD bases the Small Area FMR calculations on ZIP Code 
Tabulation Area (ZCTA) data compiled by the Census Bureau through 
the American Community Survey (ACS).  For ZIP Codes with 
sufficient data, HUD estimates a standard quality base rent directly 
from the survey data.  For ZCTAs without sufficient data to estimate a 
base rent directly, HUD calculates a rent ratio relating the median 
gross rents in ZCTA to the median gross rents for the ZCTA’s parent 
metropolitan area.  HUD applies this rent ratio to the metropolitan 
area FMR for the year in question to calculate the Small Area FMR for 
the ZCTA with insufficient data.

Small Area Fair Market Rent is well below competitive rent in many zip 
codes. Since SAFMR is used in the administration of housing choice 
vouchers, the vouchers are not competitive.  Thus, property owners 
choose to rent their units to people willing to pay competitive rent.  The 
results are that the vouchers go unused and people with no income or low 
income are not able to access permanent housing. Rent price is one key 
component of working with property owners.  

We invited Peter Kahn, the Director of the Economic and Market Analysis 
Division within the Office of Policy Development and Research at the US 
Department of Housing and Urban Development, to Dallas to provide us 
with information on the process HUD uses to calculate FMRs, including 
information on the data used in the calculations and the requirements for 
requesting reevaluations of the FMRs.   Mr. Kahn’s office is responsible for 
the calculation, dissemination and reevaluation of FMRs and shared with 



us a presentation concepts behind this work. 

The key points he mentioned are:

• HUD bases the FMR calculations on gross rents collected and 
distributed through the American Community Survey (ACS).  The ACS 
data used by HUD is the most current information available at the time the 
FMRs are calculated; however, this data is three years behind the current 
year (in DFW property values have increased since 2015 so this data is 
not helpful).  HUD augments the ACS data with local and regional changes 
in gross rents measured through the Consumer Price Index (CPI) and 
further trended using HUD’s national forecast of expected growth in gross 
rents. 

• Local areas may request a reevaluation of HUD’s FMRs.  This 
typically entails the completion of a local rent survey using HUD's 
requirements to collect more current data.  We have bench marked an 
area in California that received an 11% FMR increase after they submitted 
their rent study to HUD.

Suggestions to proceed:

• Dallas Housing Authority agrees that a survey is necessary in 
Dallas, TX HMFA and PHAs in the Ft. Worth-Arlington, TX HMFA agree 
that a survey in their area is necessary.  

• The University of Texas at Arlington and North Texas Regional 
Housing Assessment Project complete the rent studies. Presentation.

• Funding from each of the Housing Authorities in the Region and/or 
local educational or philanthropic funding.  An initial estimate is $100,000 
per study (predominately postage).  However, a final quote has not been 
completed.

In order for the surveys to be considered in the reevaluation of the FY 
2019 FMRs, the survey data should be delivered to HUD no later than 
January 4, 2019; however, in order to maximize the length of time the 
survey is valid, the responses to the survey should be collected 
after 6/30/2018. Contact: Myriam Igoufe, UTA

In the DFW area there are many vouchers that go unused because 

https://www.txcpsh.org/s/HUD_fmr_cpsh_10272018.pdf
https://www.txcpsh.org/s/12Updated_FMR_UTA_11618.pdf
mailto:myriam.igoufe@uta.edu


landlords are unwilling to accept them.  It would be better for our citizens if 
the value of the voucher increased, fewer were available and all of them 
were used. 
                        

Recommendation 2:  Improve the Process for Implementing the 
Voucher Program

The time lags between the property owner agreeing to accept a voucher 
and tenant move-in dates prevent the tenants from accessing permanent 
housing and property owners receiving rent payments. Several issues 
have been identified that when fixed, will create improved relationships 
among property owners, voucher holders and the housing authority.

• Delays in background checks up to 90 days
• Delays in property inspections 
• Outdated technology to process voucher requests and approvals 

and ongoing communication between property owner, voucher holder and 
the housing authority. 

Recommendation 3:  Show Appreciation and Respect for Property 
Owners. Collaborate to Improve Their Perceptions of the Voucher 
Program and Voucher Holders.

Systematic changes in Voucher Value (Recommendation 1) and Voucher 
Processing (Recommendation 2) demonstrate DFW leaders are serious 
about improving the government side of affordable housing.  Property 
owners need to know these changes are happening. In addition other 
actions should be implemented.

• Voucher programs must include service-enriched programs that 
assist the tenant with independent living skills, behavior management, 
medicine, and payments. Property owners need points of contact for 
services to reduce eviction rate and improve quality of lives for tenants.

• Educational programs for property owners about the challenges of 
potential tenants.  For example how does being homeless, having an 
intellectual disability or coming out of incarceration affect the behavior of 
someone moving into permanent housing?  What education and 
counseling have these tenants had before they move in?

• Create formal incentive programs.  Where can funding be found to 
help tenants with security deposits, application fees, renter insurance and 
the difference between the voucher value and competitive rent?

• Help landlords understand why credit checks are not always helpful.  
Enlist community partners to pool resources for incentive programs.



Recommendation 4:  Increase Affordable Housing Options

DFW needs more affordable housing. State and local governments need to 
increase funding and land availability for living spaces.

• More low-income tax credit projects where cities donate land 
• Incentivize affordable housing with grants and tax rebates
• Revisit Inclusionary Zoning.  Challenge the State laws and in the 

short term use best practices from successful implementations that are 
implemented voluntarily. 

• Increase pool of voucher funds

Recommendation 5:  Put the Tenant First

Currently the approach used to access affordable housing starts with the 
housing authority, then the property owner, and finally the tenant. The 
tenant must fit him or herself into the existing structure to achieve a good 
home at affordable rent.  But again so many realities are ignored that 
people cannot find the right housing and vouchers go unused while people 
suffer.   

What if the process starts with the individual?  First, the individual 
determines his/her needs - job, transportation, school for children, access 
to doctors, etc.   Those needs direct the individual to a certain 
neighborhood and a certain type of housing within that neighborhood (i.e. a 
3 bedroom apartment near a DART station and where there are jobs 
available in computer tech support and where there are good schools).  
The individual selects the apartment they want based on those needs.  
Only then does the housing authority step in, determining the difference 
between the financial means of the individual and the current rent being 
paid for that unit in that complex.  They nimbly respond to needs rather 
than implementing a large bureaucracy for dictating up front.  The housing 
authorities are not creating "boxes" to stuff people into, but rather building 
a box for each person, as it is needed.

It would be a different way of thinking, but it would break down the barriers 
of race, ethnicity, age, disability, etc. that are currently exacerbated by the 
system.  If a person could choose where to live without restriction, many 
people might choose a location that steps them out of a negative spiral.  
And landlords would have little reason to push back because the 
appropriate rent would be individualized in real time rather than on a delay.

Recommendation 6:  Use Best Practices

https://www.google.com/url?sa=t&rct=j&q=&esrc=s&source=web&cd=3&ved=0ahUKEwiI4uf43ILZAhVFja0KHYVDBToQFgg2MAI&url=http://dallascityhall.com/government/Council%20Meeting%20Documents/hou_3_inclusionary-zoning_combined_051616.pdf&usg=AOvVaw2UgvLKXKYI2YLbkxgi3jnL


Many cities across the U.S. have been successful at rapid rehousing and 
creating low-income housing.  Implementing best practices would increase 
the speed of progress.  We have identified several best practices that have 
been mentioned throughout the country.

• 10 Strategies to End Chronic Homelessness 
• Housing the Hardest to Serve:  Using Permanent Supportive 

Housing to Address Chronic Homelessness in the City of Austin  
• UNITY of New Orleans CoC HUD Application 2017
• The Way Home

DESIRED OUTCOME, BENEFITS, SUCCESS

When we work together to close the gap between Small Area Fair Market 
Rent and competitive rent, we give incentive to property owners to accept 
and apply for HUD Vouchers.  When other aspects of the housing system 
are improved our DFW community also improves.

When our citizens with low to moderate income live in safe, affordable, 
accessible housing they live healthier, richer lives.  They are less 
victimized and less likely to face serious violent crimes like rape, sexual 
assault, robbery or aggravated assault.  Citizens will have opportunities to 
live in safe spaces, with enriched services and more financial freedom.

It is imperative that the leaders in DFW work together to improve housing.

“We can end homelessness for people with the most complex needs in our 
communities, including people with disabilities with the most extensive 
experiences of homelessness. We know the solution — supportive housing
— and have seen it work across the country. However, ending chronic 
homelessness takes political will, leadership, collaboration, and 
coordination among multiple state and local programs to align resources 
for housing and supportive services.”  U.S. Interagency Council on 
Homelessness

FOLLOWUP

The participants in this effort and I would like to know how you are 
incorporating these recommendations in your 2018 plans.  I will be in 
contact you in March 2018 to discuss this further and report back to the 
participants.
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Thank you for your attention to eradicating homelessness and potential 
homelessness in DFW.

Respectfully,
Robin LeoGrande, President
COMMUNITY FOR PERMANENT SUPPORTED HOUSING
admin@txcpsh.org
214-632-8115

http://txcpsh.org/
mailto:admin@txcpsh.org

