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Using loan-level mortgage data merged with consumer credit records, we examine the

ability of the government to impact mortgage refinancing activity and spur consumption

by focusing on the Home Affordable Refinance Program (HARP). The policy relaxed

housing equity constraints by extending government credit guarantee on insufficiently

collateralized mortgages refinanced by intermediaries. Difference-in-difference tests

based on program eligibility criteria reveal a significant increase in refinancing activity by

HARP. More than three million eligible borrowers with primarily fixed-rate mortgages

refinanced under HARP, receiving an average reduction of 1.45% in interest rate that

amounts to $3,000 in annual savings. Durable spending by borrowers increased

significantly after refinancing and regions more exposed to the program saw a relative

increase in non durable and durable consumer spending a decline in foreclosure rates
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increase in non-durable and durable consumer spending, a decline in foreclosure rates,

and faster recovery in house prices. A variety of identification strategies suggest that

competitive frictions in the refinancing market partly hampered the program’s impact: the

take-up rate and annual savings among those who refinanced were reduced by 10% to

20%. These effects were amplified for the most indebted borrowers, the key target of the

program. These findings have implications for future policy interventions, pass-through of

monetary policy through household balance-sheets and design of the mortgage market.
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competition kept it from reaching its full...

Published Versions

Acknowledgements and Disclosures

Citation and Citation Data

Other Versions

https://www.nber.org/system/files/working_papers/w21512/w21512.pdf
https://www.nber.org/subscribe
https://www.nber.org/digest/mortgage-refinancing-consumer-spending-and-competition
https://www.nber.org/people/sumit_agarwal
https://www.nber.org/people/gene_amromin
https://www.nber.org/people/souphala_chomsisengphet
https://www.nber.org/people/tim_landvoigt
https://www.nber.org/people/tomasz_piskorski
https://www.nber.org/people/amit_seru
https://www.nber.org/people/vincent_yao


Sumit Agarwal & Gene Amromin & Souphala Chomsisengphet & Tim Landvoigt & Tomasz

Piskorski & Amit Seru & Vincent Yao, 2023. "Mortgage Refinancing, Consumer Spending,

and Competition: Evidence from the Home Affordable Refinance Program," The Review of

Economic Studies, vol 90(2), pages 499-537.

Related
TOPICS Macroeconomics

Consumption and Investment

Fiscal Policy

Financial Economics

Financial Markets

Financial Institutions

Public Economics

Taxation

Industrial Organization

Industry Studies

PROGRAMS Corporate Finance

Economic Fluctuations and Growth

Industrial Organization

Monetary Economics

Asset Pricing

Public Economics

In addition to working papers, the NBER disseminates affiliates’ latest

findings through a range of free periodicals — the NBER Reporter, the

NBER Digest, the Bulletin on Health, and the Bulletin on

Entrepreneurship — as well as online conference reports, video

lectures, and interviews.

More from the NBER

http://doi.org/10.1093/restud/rdac039
https://www.nber.org/topics/macroeconomics
https://www.nber.org/taxonomy/term/456
https://www.nber.org/taxonomy/term/476
https://www.nber.org/topics/financial-economics
https://www.nber.org/taxonomy/term/506
https://www.nber.org/taxonomy/term/511
https://www.nber.org/topics/public-economics
https://www.nber.org/taxonomy/term/531
https://www.nber.org/topics/industrial-organization
https://www.nber.org/taxonomy/term/626
https://www.nber.org/programs-projects/programs-working-groups/corporate-finance
https://www.nber.org/programs-projects/programs-working-groups/economic-fluctuations-and-growth
https://www.nber.org/programs-projects/programs-working-groups/industrial-organization
https://www.nber.org/programs-projects/programs-working-groups/monetary-economics
https://www.nber.org/programs-projects/programs-working-groups/asset-pricing
https://www.nber.org/programs-projects/programs-working-groups/public-economics
https://www.nber.org/papers
https://www.nber.org/reporter
https://www.nber.org/digest
https://www.nber.org/bulletin-health
https://www.nber.org/bulletin-entrepreneurship
https://www.nber.org/conferences
https://www.nber.org/research/lectures
https://www.nber.org/research-spotlights


2025, 17th Annual Feldstein Lecture, N. Gregory Mankiw," The Fiscal Future"

FELDSTEIN LECTURE

PRESENTER: N. GREGORY MANKIW

N. Gregory Mankiw, Robert M. Beren Professor of Economics at Harvard University,

presented the 2025 Martin Feldstein...

2025, Methods Lecture, Raj Chetty and Kosuke Imai, "Uncovering Causal Mechanisms:
Mediation Analysis and Surrogate Indices"

https://www.nber.org/research/videos/2025-17th-annual-feldstein-lecture-n-gregory-mankiw-fiscal-future
https://www.nber.org/people/gregory_mankiw
https://www.nber.org/research/videos/2025-methods-lecture-raj-chetty-and-kosuke-imai-uncovering-causal-mechanisms-mediation-analysis-and


National Bureau of Economic Research

Contact Us 

1050 Massachusetts Avenue 

Cambridge, MA 02138 

617-868-3900 

info@nber.org 

webaccessibility@nber.org

METHODS LECTURES

PRESENTERS: RAJ CHETTY & KOSUKE IMAI

SlidesBackground materials on mediationImai, Kosuke, Dustin Tingley, and Teppei

Yamamoto. (2013). “Experimental Designs...

2025, International Trade and Macroeconomics, "Panel on The Future of the Global Economy"

PANEL DISCUSSION

PRESENTERS: OLEG ITSKHOKI, PAUL R. KRUGMAN & LINDA TESAR

Supported by the Alfred P. Sloan Foundation grant #G-2023-19633, the Lynde and Harry

Bradley Foundation grant #20251294...

https://www.nber.org/contact-nber
tel:+16178683900
mailto:info@nber.org
mailto:webaccessibility@nber.org
https://www.nber.org/people/raj_chetty
https://www.nber.org/people/kosuke_imai
https://www.nber.org/research/videos/2025-international-trade-and-macroeconomics-panel-future-global-economy
https://www.nber.org/people/oleg_itskhoki
https://www.nber.org/people/paul_krugman
https://www.nber.org/people/linda_tesar


Accessibility Policy

Diversity Policy

Privacy Policy

FOLLOW

© 2026 NATIONAL BUREAU OF ECONOMIC RESEARCH. ALL RIGHTS RESERVED.

H O M E PAG E

https://www.nber.org/about-nber/website-accessibility-policy
https://www.nber.org/nber-diversity-policy-statement
https://www.nber.org/about-nber/nber-website-privacy-policy
https://twitter.com/nberpubs
https://www.linkedin.com/company/national-bureau-of-economic-research
https://bsky.app/profile/did:plc:v7wvtabl4o6u5f426wqncxcu
https://www.threads.net/@nber_pubs
https://www.facebook.com/pages/National-Bureau-of-Economic-Research/115165771829285
https://www.youtube.com/nbervideos
https://www.nber.org/

