
Where are they going? 
A national analysis of what happens to subsidized renters when their place-based subsidy ends 

Vincent Reina1* and Ben Win ter 2 * 
1. Sol Price School o f Publ ic Policy, Un ivers i ty of Sou the rn Cal i forn ia 2 . Of f i ce of Pol icy D e v e l o p m e n t a n d Research, U.S. D e p a r t m e n t of Hous ing and U r b a n D e v e l o p m e n t 

Background 
• The U.S. Department of Housing and Urban Development (HUD) f inanced 

thousands of units of privately-owned affordable housing across the 
country through the project-based Section 8 program 

• Tenants in these properties pay 30 percent of the i r income in rent and 
HUD pays the difference between the tenant payment and the market 
rent 

• Af ter a f ixed period of t ime, owners of these properties can decide t o 
convert the i r properties t o market-rate, otherwise known as "opt ing o u t " 

• HUD may also terminate the rental subsidy contract due t o poor building 
conditions or foreclosure 

• Households who live in these properties are offered a voucher t o rent a 
unit on the private market 

* Little is know about: 
• What happens t o households when the i r subsidy is converted t o a 

voucher 
• Whether this event increases or decreases the i r mobil i ty and 

economic welfare 

S u m m a r y Stat ist ics 
Households w h o live in properties where the project-based Section 8 
contracted ended tend t o be (1) poorer and (2) have a higher share o f 
household heads who are Black than the overall population of project-
based Section 8 households 

Contract Ended 1 
All HUD project-
based Section 8 Difference 1 

Average tenant payment per month $220 $260 -$40 
Average HUD subsidy per month $513 $633 -$120 
Average household income $8,795 $10,406 -$1,611 

< $5,000 34 12 22 
Between $5,000-9,999 37 40 -3 
Between $10,000-19,999 23 41 -18 
$20,000 + 5 8 -3 
Distribution by the head of household age (in %) 
<25 6 8 -2 
Between 25-61 38 36 2 
62+ 56 56 0 

Black 51 26 25 
Native American 1 1 0 
Asian 3 4 -1 
Hispanic 12 12 0 

Research Ques t i ons 
1. How many households successfully use the i r voucher? 
2. Do households who use a voucher move? 
3. Do households who use this voucher move t o lower poverty 

neighborhoods? 
4. Do the outcomes fo r these questions vary based on: 

a) The share of a household's income comprised by the subsidy 
b) The share of a household's rent paid by the subsidy 
c) Local market vacancies 
d) The reason the HUD contract ended 
e) Household demographics 

H o w m a n y househo lds successful ly use t h e i r 
voucher? 

48 percent of households successfully use the i r voucher 
• On average those who do not use the i r voucher lose $434 per month in 

rental assistance, which is equivalent to 41 percent of the i r effective 
income 

• The odds of successfully using a voucher are lower fo r households wi th : 
• the highest share of income comprised by the subsidy 
• the highest share of the i r rent paid by the subsidy 
• dependents 
• a head of household older than 62 
• a Black head of household 

Odds of using a voucher** 
Rental subsidy < 10 percent of effective income 0.49 
Rental subsidy > 90 percent of effective income 0.82 
Rental subsidy > 90 percent of rent 0.66 
Rental subsidy < 10 percent of rent 0.70 
Number of dependents 0.71 
Head of household older than 62 0.02 
in the top 10 percent of vacancy for sample 0.25 
Black 0.77 
Asian 1.38 
Male 0.76 
Poverty rate of census tract 1.93 
Contract ended due to poor building conditions 0.89 
Contract ended due to foreclosure 0.25 

Do househo lds w h o use a voucher m o v e ? 
• 56 percent of households make one or more moves w i th this voucher 
• The odds of making mult iple moves are higher fo r households with: 

• the highest share of their rent paid by the subsidy 
• a Black head of household 
• a non-wage pr imary sources of income 

V a r i a t i o n in t h e l i k e l i h o o d o f m o v i n g w i t h a v o u c h e r 

Do these voucher househo lds m o v e t o 

l owe r p o v e r t y ne i ghbo rhoods? 
• Moving is associated wi th a lower poverty rate 
• Slightly higher poverty rates are associated wi th households with: 

* the highest share of the i r income comprised by the subsidy 
* a Black or Hispanic head of household 

* welfare, social security, o r pension as the primary income source 

V a r i a t i o n i n t h e t r a c t - l e v e l p o v e r t y r a t e s 

Conclus ion 
* The conversion of a rental subsidy t o a voucher likely has negative 

economic impacts on most households who live in these properties 
• 52 percent of households do not successfully use a voucher and on 

average lose 4 1 percent of the i r effective income 
• 56 percent of households w h o use the i r voucher move 
• These moves tend t o be t o slightly lower poverty neighborhoods on 

average, but result in more moves t o slightly higher poverty 
neighborhoods fo r households where the primary source of income 
is welfare, social security, or a pension 

• Households where the head is Black are less likely t o use a voucher 
and more like t o move mult iple t imes and live in higher poverty 
neighborhoods if they do use a voucher 

• A rental voucher is not an effective safety net for all households who live 
in properties where the place-based subsidy ends, and this conversion 
may decrease some households' overall welfare. 
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Uni ts and peop le a f fec ted by a HUD cont rac t e n d i n g since 2000 

Odds of never 
moving** 

Odds of 2 Odds of 3+ 

Rental subsidy < 10 percent of effective income 1.79 
Rental subsidy > 90 percent of effective income 0.77 
Rental subsidy > 90 percent of rent 0.67 1.21 1.47 
Rental subsidy < 10 percent of rent 1.47 
Number of dependents 0.75 1.06 1.11 
Head of household older than 62 1.82 0.65 0.45 
In the top 10 percent of vacancy for sample 0.41 1.12 1.40 

Black 0.46 1.41 1.62 
Asian 0.62 
Hispanic 1.42 1.26 1.17 
Male 1.12 0.75 0.58 
Poverty rate 0.59 0.76 0.45 

Welfare 0.66 1.30 1.59 
Social Security or Pension 0.80 1.17 
Child support 0.79 1.11 1.17 
Unemployment 0.86 1.18 1.34 

Poverty rate of neighborhood** 
Number of moves: 
1 -0.03 
2 -0.04 
3 -0.05 
Rental subsidy > 90 percent of effective income 0.01 
Number of dependents -0.01 
Black 0.01 
Hispanic 0.01 
Male 0.01 
Contract ended due to poor building conditions -0.02 
Contract ended due to foreclosure -0.04 

Welfare 0.01 
Social Security or Pension 0.01 
Child support -0.01 

Var ia t i on in t h e l i ke l i hood of us ing a vouche r 
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