
 

National Association of Housing and Redevelopment Officials 
630 I Street NW, Washington DC 20001-3736 

Phone: (202) 289-3500 Toll Free: (877) 866-2476   Fax: (202) 289-4961 
 

 

Sean Gilbert, PHM, SPHM, NCC, NAHRO Fellow, President; Ivory Mathews, Senior Vice President; Marsha Parham-Green, CME, 
CPHM, CSI-HQS, Vice President - Budget & Administration; Joe Grisson, NCC, Vice President - Commissioners; Taryl Bonds, Vice 
President - Community Revitalization & Development; Angie Garcia-Nguyen, Vice President - Housing; Lisa Baker, Vice President 
- International Research and Global Exchange; Beverly Banks, Vice President - Member Services; Diane Cohen, CME, NCC, Vice 
President - Professional Development; Mark Thiele, C-PHM, CME, CMVO, NCC, Chief Executive Officer  

e-mail: nahro@nahro.org                  website: www.nahro.org 
 

HILL DAY 2026 TALKING POINTS 

Public Housing Agencies Are the Backbone of America’s Housing Safety Net 

More than 9 million people nationwide rely on federal rental assistance administered by PHAs – 
our housing crisis cannot be solved without them. 

Housing Choice Vouchers (HCV) 

• Serves 2.3 million households 
• Average income: $18,558 
• Families rent in the private market; PHAs pay subsidies directly to landlords 
• Includes both tenant-based vouchers and project-based vouchers that expand supply and 

serve special populations 

Utilization highlights voucher use and market pressure 

• Budget utilization (spending vs. funding received): 105.6% 
• Unit utilization (leased vs. authorized): 86.4% 
• Average per-voucher cost increased 68% from $648 (2015) to $1,087 (2024) 

Budget utilization far outpacing unit utilization demonstrates rental costs on the ground are 
surpassing what the Department of Housing and Urban Development (HUD) estimates units should 
cost. This limits PHAs’ ability to lease up to their authorized number of vouchers. 

Project-Based Rental Assistance (PBRA) 

• Houses 2+ million individuals 
• Average income: $15,955 
• Primarily seniors, people with disabilities, and working families 
• Some PHAs serve as contract administrators to ensure oversight and regulatory compliance 
• Consistently high occupancy indicates strong demand and housing stability 
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Public Housing 

• 1.5 million residents 
• Average income: $17,770 
• Critical deeply affordable housing stock in tight rental markets 
• Faces significant capital and operating funding gaps due to chronic underfunding 

PHAs Are Locally Accountable and Effective Stewards of Federal Resources 

PHAs are created under state law and governed by local boards that include community leaders 
and residents. Their local knowledge allows them to: 

• Understand neighborhood markets and landlord networks 
• Target resources strategically 
• Stretch limited federal dollars 
• Adapt quickly to changing conditions 

PHAs manage billions in federal funds responsibly and deliver assistance efficiently. 

Performance Systems 

• Public Housing: PHAS performance ratings 
• Vouchers: SEMAP performance ratings 

Results show strong stewardship: 

• 77% of rated PHAs rated high or standard performers under PHAS 
• 94% rated high or standard performers under SEMAP 

Underfunding Hurts PHAs' Ability to House People  

PHAs are expected to deliver complex programs and provide strong oversight while operating with 
insufficient resources. Core operating and administrative accounts are routinely funded at amounts 
that are less than the federal government itself has determined are necessary. 

Key pressures: 

• Rapidly rising rents and insurance costs 
• Federal adjustments lag behind real markets 
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• Increasing Capital Fund backlog results in deferred maintenance for public housing due to 
underfunding 

• Staff recruitment and retention challenges 
• Complex regulatory requirements 

These pressures are compounded by a growing national affordable housing crisis. Although PHAs 
are succeeding despite chronic underinvestment, PHAs would see even more success with full 
funding coupled with appropriate oversight. 

Key Takeaways for Policymakers 

• PHAs are the most effective local partners to administer critical rental assistance 
• Existing oversight systems ensure accountability and transparency 
• Programs operate with high accuracy  
• Underfunding is the primary barrier to serving more families 
• Adequate, predictable funding would: 

o Preserve affordable units 
o Expand access to assistance 
o Strengthen oversight and compliance 
o Improve outcomes for families and communities 

 


