


Fact Sheet #12: Choice Mobility

@ How Do Tenant-Based Vouchers Work?

With a tenant-based voucher you can choose to rent a unit in the private market with HUD assistance. If
the rent for the unit is reasonable and an inspection of the unit shows that the unit meets HUD’s housing
quality standards, the PHA will approve the unit.

Once approved, (1) you sign a lease with the owner and pay about 30% of your income for rent, and (2) the
PHA signs a contract with the owner to pay the difference between the rent you pay and the total rent for
the unit.

@ Where Can | Live with a Tenant-Based Voucher?

With a tenant-based voucher, you may rent a unit within your PHA's region, or you may choose to rent a

unit in another part of the country where a different PHA operates a voucher program. The ability to rent
outside of your PHA's region is called portability. You can learn more about voucher portability by going
to HUD’s portability webpage and reading the Housing Choice Voucher Program Handbook on Moves

and Portability.

When choosing a new place to live with a tenant-based voucher, you may think about things like the quality
of schools for your children, access to public transportation, and ability to get to and from places of work.

@ Is the PHA Required to Give Me a Tenant-Based Voucher?

Yes, though you may have to wait for the PHA to have an available voucher to provide you. To issue vouchers
through choice mobility, the PHA uses vouchers that become available as other families stop using them.
Also, PHAs may adopt certain limits to the number of vouchers it uses for choice-mobility. For specific information,
consult your PHA. (PHAs that do not have a voucher program will not have a choice mobility option.)

Chicago, IL: A resident in the newly renovated Fannie Emanuel apartment complex.

Page 2 To contact HUD about RAD, email rad@hud.gov. @ hud.gov/RAD/residents/PublicHousingResidents



mailto:rad%40hud.gov?subject=
https://www.hud.gov/RAD/residents/PublicHousingResidents
https://www.hud.gov/program_offices/public_indian_housing/programs/hcv/portability
https://www.hud.gov/sites/dfiles/PIH/documents/HCV_Guidebook_Moves_and_Portability.pdf
https://www.hud.gov/sites/dfiles/PIH/documents/HCV_Guidebook_Moves_and_Portability.pdf

RAD and Low-Income Tax Credits

HUD created Rental Assistance Demonstration (RAD) to bring needed funding to repair and
maintain public housing. One of the common funding sources used in RAD conversions is known
as Low-Income Housing Tax Credits, often called LIHTC (pronounced lie-tec) or just “tax credits.”

What Are Low-Income Housing Tax Credits (LIHTC)
or “Tax Credits”?

The Low-Income Housing Tax Credit (LIHTC) program provides a financial incentive, through tax breaks, for
investors to pay for the construction and/or rehabilitation of affordable rental housing for low-income households.

State housing agencies award the credits to developers of affordable rental housing through a competitive
process. Developers generally sell the credits to private investors. This money provides funding to support
construction or rehabilitation of affordable housing. Once the housing is rented, investors can begin to claim
the credit on their taxes as long as the property follows the rules of the LIHTC program.

Generally, projects that receive LIHTC funding must have rents that are affordable to people earning 60% of the
“Area Median Income” or less. Because of the income restrictions, LIHTC often works well with HUD-assisted
housing where most residents earn less than the income limits allowed under LIHTC.

@ How Will Low-Income Housing Tax Credits Affect
the Property Ownership and Management?

Under RAD, generally, the public housing authority (PHA) will own the property directly or through a related
non-profit. However, under the tax credit program a for-profit company, will be the primary owner of the
building. The investor generally owns 99% of the building and is a “silent” partner who leaves the running
of the building to a “general partner,” which could be the PHA, a nonprofit, or another affordable housing
operator who technically owns a very small share of the property but has control over major decisions.

HUD requires that in these cases the PHA or an approved non-profit must maintain an interest (some
ownership) in the property. The PHA or non-profit can preserve an interest in the building by serving as the
general partner so that they continue to manage the building. Another common way that a PHA or non-profit
can maintain oversight is for the PHA to continue to own the land to ensure that the property continues to be
used as affordable housing and that the PHA or non-profit remains invested in the property for the long-term.
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Fact Sheet #13: RAD and Low-Income Tax Credits

While the LIHTC program requires the property to be affordable for a certain period, HUD requires
the property to remain affordable permanently, so your housing affordability will not be impacted
by the LIHTC program.

@ How Will Low-Income Housing Tax Credits Affect My Rent
as a RAD Tenant?

Tax credits will not affect your rent. Your rent will be based on Section 8 rules and you will continue
to pay 30% of your income on rent and utilities.

The fact that the building has tax credits (and potentially other financing) in addition to Section 8 will not affect
your rent. When Section 8 and LIHTC work together, residents pay rents based on the Section 8 program.

@ How Will Tax Credits Impact Me as a Resident?

The only differences that you are likely to notice because of tax credits will be your lease and your recertification.

Lease: Your lease will include some language that is specific to the tax credit program. You should review
this information, along with the rest of the lease, and ask any questions that you have. No features of the
LIHTC program may reduce your rights as a resident of Section 8.

Recertification: As with Section 8 (or public housing) the tax credit program requires resident incomes to be
recertified annually at each property. However, the information that is requested of you might be different.
Each year, the property owners or the managers will work with residents to complete the recertification
process. This recertification cannot be used to deny you your right to return to a RAD project.

Nashville, TN: Barrett Manor wdas the firsticompleted project of the’Envision Cayce Master Plan.
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RAD and Section 18 Blends

Section 18 of the Housing Act of 1937 provides authority for public housing properties to be
demolished or sold. Sometimes, Section 18 is used together with RAD in order to preserve
or replace the affordable housing.

What Is Section 187

Section 18 is a program that allows public housing authorities (or “PHAS”) to sell or demolish public housing
properties. A “sale” can be from the PHA to an affiliate of the PHA or to a completely new owner. In the RAD
context, the PHA often stays involved in the ownership. When HUD approves a property for sale under
Section 18, HUD provides the PHA with new Section 8 voucher funding so that the PHA can continue providing
rental assistance to the same number of families that were assisted through the public housing program.
Section 18 was originally designed for properties that are physically obsolete or that pose a health or safety
risk to residents. More recently, PHAs have used Section 18 to switch from the public housing program to
the Section 8 program because the voucher funding provides more resources to the property than the
public housing funding would, resources which can be used to make improvements to the property.

@ What Is a RAD/Section 18 Blend?

In some cases, a PHA may choose to use both RAD and Section 18 together in order to preserve or renovate
a property. A PHA may do this because it can allow the property to generate more funding to pay for the
construction or rehab. When this occurs, the units assisted under public housing must be fully replaced with
Section 8 assistance—Project-based Voucher (PBV) or Project-based Rental Assistance (PBRA). Further, all
the former residents have the same rights and protections described in these Fact Sheets.

@ How Will | Know If My Property Is Undergoing
a RAD/Section 18 Conversion?

Any PHA that wants to pursue a RAD/Section 18 blend must adhere to the RAD resident consultation
and meeting requirements. A PHA must state their intent in their PHA Plan and must host a public hearing
to allow for resident and community input. For more information, see Fact Sheet #5: Resident Engagement
and Consultation.
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Fact Sheet #14: RAD and Section 18 Blends

@ What Are My Rights Under a RAD / Section 18 Conversion?

Under a RAD/Section 18 blend, a resident has all the protections that would come with a RAD
conversion including:

- Right to return;

- Right to tenant participation funds;

- Right to tenant grievance procedures;

- Protection for residents who may be over-income or over-housed,

- Continued Participation in the Family Self Sufficiency (FSS) & Resident Opportunity
for Self Sufficiency (ROSS) programs;

- Resident notice and meeting requirements; and

- Relocation assistance and payments.
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RAD and Resident Employment (Section 3)

Any construction work completed through RAD is subject to “Section 3” which prioritizes
providing jobs for residents and awarding contracts to businesses who employ individuals
receiving certain types of HUD financial assistance.

@ Will Residents Get to Work on the Repairs to Our Buildings?

As part of the Rental Assistance Demonstration (RAD) conversion process, the development team doing
rehabilitation and construction work on your building is required to prioritize training and job opportunities
for residents, for both temporary construction jobs and permanent positions. This requirement is often
referred to as Section 3.

@ what Is Section 32

Section 3 refers to Section 3 of the Housing and Urban Development Act of 1968, which created the
requirement that projects paid for with certain federal funds prioritize training, employment, and contracting
opportunities for people living in federally assisted housing (like public housing or project-based Section
8 housing) or receiving voucher assistance, other low- and very-low-income people, and businesses that
are owned by or employ low- and very-low-income people.

Residents included under Section 3, who must receive priority for training and job opportunities include:
- Residents of the housing development where funding is being used
- Residents of other housing developments managed by the public housing authority (PHA)
+ Residents of public housing or Section 8 assisted housing
- Participants in YouthBuild programs (which train youth to work in construction-related jobs)

+ A low-income or very low-income person that lives in the metropolitan area or county where the
funding is being spent. (Very Low-income people are defined as part of a household earning up to
50% of the Area Median Income (AMI). Low-income is defined as earning up to 80% of the Area Median
Income. To see the AMI for your area, go to: https://www.huduser.gov/portal/datasets/il.html. You
will select the year, “Access Individual Income Limits Areas”, and then choose your state and county).

Page 1 To contact HUD about RAD, email rad@hud.gov.


mailto:?subject=
https://www.huduser.gov/portal/datasets/il.html

Fact Sheet #15: RAD and Resident Employment (Section 3)

Businesses covered under Section 3, that must receive priority for contracting opportunities, are those
that meet at least one of the following criteria:

+ The business is at least 51% owned by low- or very-low-income people, such as residents of public
housing or Section 8 assisted housing; or

+ Over 75% of the labor hours worked for the business are by low- or very-low-income people.

&) How Will I Know About Training and Job Opportunities?

The development team that will be doing rehabilitation and/or construction work at your building must
include a plan for training and hiring residents as part of its proposal to the PHA. The property manager
at your building is required to notify residents about all such training and job opportunities. Residents
should ask about potential job opportunities at meetings held by the PHA.

Holyoke, MA
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