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December 11, 2025

Lucy Smith, Rebecca Will, Phillip Morris, Patricia Hicks, Robert Power, Marlon Garcia
Dexter Manor Resident Planning Committee

100 Broad Street

Providence, Rl 02903

Re: Dexter Manor
Intent to Pursue RAD Conversion

Dear Committee Members:

The Providence Housing Authority (PHA) is excited to share news with residents and resident leaders
regarding a plan to pursue a Rental Assistance Demonstration (RAD) conversion at Dexter Manor. The RAD
program was developed by HUD in 2011 as a tool to support the financing, rehabilitation, and preservation of
publichousing properties. A RAD Conversion is the process of changing how the rent subsidy is delivered to a
property from the Public Housing program to a Project-Based Section 8 program. Nationally, public housing
authorities have converted 1,850 projects covering 253,570 housing units under the RAD program. Utilizing
RAD, the physical condition of these properties has been improved, ensuring that these homes remain
affordable and in good condition.

Dexter Manor is a 291-unit 10-story high-rise building constructed in 1962 (Dexter ) and 1984 (Dexter ). The
RAD conversion process would provide an opportunity to improve the physical condition of Dexter Manor and
preserve the building as an affordable housing resource for several more decades. Over the next year, a
detailed capital needs assessment (CNA) will be conducted, architectural plans prepared (based upon the
findings of the CNA), and a financing plan developed.

Resident engagement is an integral component of a RAD conversion project. The PHA is committed to
working alongside resident organizations and leaders to communicate information about the conversion to
the broader resident population through peer-to-peer engagement. Additionally, PHA will schedule numerous
meetings with Dexter Manor residents throughout the conversion process. The first of these open meetings is
planned for February 2026. Meetings will provide residents with updates on the project design and schedule.

Meetings will also provide a forum for residents to learn (and ask questions) about tenant protections and
rights associated with a RAD converting project. HUD has prepared a series of “RAD Resident Fact Sheets”
(attached and available upon request) covering various topics and questions to educate and inform public
housing residents about RAD and how a conversion impacts them. Resident protections and rights include
(but may not be limited to):

1. Rental Assistance — All residents are guaranteed the right to ongoing rental assistance.
Residents will continue to pay only 30% of their income to rent.
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Right to Return — No resident may be displaced involuntarily because of repositioning. If a
property needs a substantial renovation that requires residents to move during construction, all
residents are guaranteed the right to return to the property (but cannot be guaranteed to
return to the same unit) once construction is completed. In addition, all costs associated with
relocation are paid for by the converting project.

Resident Involvement — HUD requires that PHAs consult with residents throughout a conversion
process. PHAs will hold meetings with residents and send notices at various stages of the
repositioning process. Residents will continue to have the right to form and maintain resident
organizations.

Lease — RAD conversions maintain the same resident processes, protections, and rights that
exist under public housing; however, the tenant will be required to sign a Section 8 lease.
Residents under lease in the public housing program cannot be rescreened when the property
converts to a Section 8 contract.

Finally, a RAD conversion project can take several years to complete. The PHA team is here to keep you
informed and to make best efforts to find opportunities to maximize improvements to create sustainable and
affordable housing for our residents. We encourage you to share information with other Dexter Manor
residents and attend meetings. If you have any questions, you are welcome to reach out to Tim O’Byrne,
Director of Real Estate Planning and Development tobyrne@provhousing.org (401) 709-1134, or email HUD

directly at rad@HUD.gov.

Melisisé Sanzaro
ExecuMve Director
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Diciembre 11, 2025

Lucy Smith, Rebecca Will, Phillip Morris, Patricia Hicks, Robert Power, Marlon Garcia
Dexter Manor Comité de Planificacion de Residents

100 Broad Street

Providence, RT 02903

Asunto: Dexter Manor
Intencion de Pursuir la Conversion RAD

Estimado/a Miembros del Comité:

La Autoridad de Vivienda de Providence (PHA, por sus siglas en inglés) se complace en compartir con los
residentes y lideres residentes informacion sobre el plan para llevar a cabo una Conversion bajo el Programa de
Demostracion de Asistencia de Alquiler (RAD) en Dexter Manor. El programa RAD fue desarrollado por HUD
en 2011 como una herramienta para apoyar el financiamiento, la rehabilitacion y la preservacion de propiedades
de vivienda publica. Una Conversion RAD es el proceso mediante el cual se cambia la forma en que se entrega
el subsidio de alquiler a una propiedad, pasando del programa de Vivienda Piblica al programa de la Seccion 8
Basada en Proyectos. A nivel nacional, las autoridades de vivienda publica han convertido 1,850 proyectos que
abarcan 253,570 unidades de vivienda bajo el programa RAD. Gracias al uso de RAD, la condicion fisica de
estas propiedades ha mejorado, garantizando que estas viviendas contintien siendo asequibles y se mantengan
en buenas condiciones.

Dexter Manor es un edificio de 10 pisos con 291 unidades, construido en 1962 (Dexter I) y 1984 (Dexter II). El
proceso de conversién RAD brindaria la oportunidad de mejorar la condicion fisica de Dexter Manory .. &
preservar el edificio como un recurso de vivienda asequible por varias décadas mas. Durante el proximo e_l_ﬁb’;' j'e
llevard a cabo una evaluacion detallada de las necesidades de capital (CNA), se prepararan los planos

arquitectonicos (basados en los hallazgos de la CNA) y se desarrollara un plan de financiamiento. 2

La participacion de los residentes es un componente fundamental de un proyecto de conversion RAD. La PHA
estd comprometida a trabajar junto con las organizaciones y lideres residentes para comunicar informacién
sobre la conversion a la poblacidn residente en general mediante la interaccidn entre pares. Ademas, la PHA
programard numerosas reuniones con los residentes de Dexter Manor a lo largo del proceso de conversion. La
primera de estas reuniones abiertas esta prevista para febrero de 2026. Las reuniones brindaran a los residentes
actualizaciones sobre el disefio del proyecto y su cronograma.

Las reuniones también ofreceran un espacio para que los residentes aprendan (y hagan preguntas) sobre las
protecciones y derechos de los inquilinos asociados con un proyecto de conversion RAD. HUD ha preparado
una serie de “Hojas Informativas para Residentes de RAD” (adjuntas y disponibles a solicitud) que cubren
diversos temas y preguntas para educar e informar a los residentes de vivienda pablica sobre RAD y cémo una
conversion puede afectarlos. Las protecciones y derechos de los residentes incluyen (pero no se limitan a):

1. Asistencia de Alquiler — Todos los residentes tienen garantizado el derecho a recibir asistencia de
alquiler continua. Los residentes seguiran pagando solo el 30% de sus ingresos en concepto de renta.
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2. Derecho a Regresar — Ningtn residente puede ser desplazado involuntariamente debido a la
reubicacién. Si una propiedad requiere una renovacion sustancial que obligue a los residentes a mudarse
durante la construccion, todos los residentes tienen garantizado el derecho a regresar a la propiedad
(aunque no necesariamente a la misma unidad) una vez completada la construccion. Ademas, todos los
costos asociados con la reubicacion seran cubiertos por el proyecto en conversion.

Participacion de los Residentes — HUD requiere que las PHA consulten con los residentes durante todo

el proceso de conversion. Las PHA llevaran a cabo reuniones y enviaran avisos en diversas etapas del

proceso de reposicionamiento. Los residentes continuaran teniendo el derecho de formar y mantener
organizaciones de residentes.

4. Contrato de Arrendamiento — Las conversiones RAD mantienen los mismos procesos, protecciones y
derechos que existen bajo la vivienda publica; sin embargo, el inquilino debera firmar un contrato de
arrendamiento de la Seccion 8. Los residentes con un contrato vigente en el programa de vivienda
plblica no pueden ser evaluados nuevamente cuando la propiedad se convierta a un contrato de la
Seccion 8.

('S

Por tltimo, un proyecto de conversion RAD puede tardar varios afios en completarse. El equipo de la PHA esta
aqui para mantenerlo informado y hacer todo lo posible para encontrar oportunidades que maximicen las
mejoras, con el fin de crear viviendas sostenibles y asequibles para nuestros residentes. Le alentamos a
compartir informacion con otros residentes de Dexter Manor y a asistir a las reuniones. Si tiene alguna
pregunta, puede comunicarse con Tim O’Byrne, Director de Planificacion y Desarrollo Inmobiliario
tobyme@provhousing.org (401) 709-1134, o enviar un correo electrénico directamente a HUD a
rad@HUD.gov.
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Intent to Pursue Meeting
Dexter Manor Rental Assistance Demonstration (RAD) Program
Dexter Manor Resident Planning Committee

Agenda:

i B

Introductions and handouts

. RAD program overview

Why RAD ?... Why now ?
What does it mean for residents?
RAD Process and Schedule

Where are we today?

December 11, 2025
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RAD Notification Meeting with Dexter Manor Resident Advisory Board Members
December 11, 2025
PHA Board Boom, 100 Broad Street, Providence, RI
2:00 PM
Meeting Notes

Present:

Name Title

Marlon Garcia Dexter Planning Committee Member

Patricia Hicks Dexter Planning Committee Member

Robert Hicks Dexter Planning Committee Member

Philip Morris Dexter Planning Committee Member and
Dexter RAB Member

Lucy Smith Dexter Planning Committee Member

Rebeca Wills Dexter Planning Committee Member and
Dexter RAB Member

Timothy O'Byrne PHA Director of Real Estate Planning and
Development

Michelle Booth PHA Director of the Office of Strategy
and Development

Angie Osorio PHA Resident Engagement Coordinator

Timothy O'Byrne, PHA's Director of Real Estate Planning and Development led a
meeting with members of the Dexter Manor Planning Committee concerning
repositioning Dexter Manor through HUD's Rental Assistance Demonstration (RAD)
Program. He reviewed the challenges to maintaining and updating Dexter Manor
under the public housing program (explained as the Section 9 program) and the
benefits of moving to the Section 8 subsidy program. He provided an overview of the
RAD program and how it impacts residents. He provided information about how other
housing authorities have used the RAD program to leverage funds needed for large
scale repairs and upgrades to housing developments. He emphasized that the RAD
program has built-in tenant protections, such as residents continuing to pay 30% of their
income as rent, PHA paying relocation costs if relocation becomes necessary for
redevelopment, the tenant’s right to return to the development after redevelopment is
completed, as well as rights residents retain after a development is subsidized by
Section 8 under RAD, including grievance rights. He provided and reviewed RAD facts
sheets developed by HUD that outline the RAD process, benefits and resident rights;
these fact sheets are attached to these minutes.

He outlined the steps involved with a RAD application, including a minimum of two
resident meetings to which all residents are invited to attend where the PHA will explain
the RAD program and gather resident comments. He related that PHA will hold these



meetings in January and February and that the PHA plans to submit a RAD application
for Dexter Manor in March 2026. He reported that the PHA is in the process of
partnering with a master developer who will work with PHA and residents to design and
implement a plan for redeveloping Dexter Manor. He cautioned that the actual
redevelopment of Dexter Manor could take as long as three to five years, depending
on the availability funding for the work.

Mr. O'Byrne and Ms. Booth explained that communication and resident engagement is
critical to a successful RAD project and that two informational letters will be sent to
Dexter Manor residents, and these letters will be sent to the Resident Advisory Board
Members as well. Ms. Booth spoke about how members of Planning Committee, as
leaders at Dexter Manor, can help during different phases of the project by
communicating with the other residents and the PHA to assist in preventing
misunderstandings or misinformation. She reported that a RAD project would also
involve the Resident Services Department who would assist in supporting the Dexter
Manor community.

Marlon Garcia, Dexter Manor resident and Planning Committee member asked where
he would be relocated if relocation becomes necessary. Mr. O'Byrne responded that
at this time PHA does not know if relocation would be necessary. He related that in his
experience that when relocation is necessary, residents might be relocated temporarily
to another section of the building or to another PHA development. He related that if
relocation is necessary whether it would be short term for a few days or more lengthy,
all moving expenses will be covered.

The first phase of applying for a RAD project will be completed in March of 2026, when
PHA submits an application to HUD after required resident meetings have occurred.
Quarterly meetings will be scheduled with the residents throughout any redevelopment
project. He reported that we will work with a developer who will assist in securing
funding for a redevelopment project; he reported that PHA issued a Request for
Qualifications for a development partner and expects to engage a developer in March
or April of 2026.

Planning Committee members expressed support for a RAD project, noting that “We
have been waiting for a change for a long fime.”

Planning Committee members expressed that they are happy that Dexter Manor, the
development where they live, is the first one to be a RAD project.

Submitted by: Angie Osorio, PHA Resident Engagement Coorindator















Fact Sheet #1: RAD Overview

How Will the PHA Ensure Everyone Can Participate
in the RAD Process

PHAs must provide adequate notice of meetings and work to reduce barriers to resident participation.
For example, by providing childcare or refreshments. Meetings should be convenient (place and time)
for residents and accessible to residents with disabilities.

Meeting notifications and materials must be available in accessible formats. PHAs must use effective
communication for people with disabilities including providing materials in appropriate alternative formats
(Braille, large type, accessible email,etc.), and providing sign language interpreters and assistive listening
devices at meetings as needed. Electronic (virtual) or in-home meetings should be offered when needed.

The PHA must provide meaningful access to its programs and activities for people who have a limited
ability to read, speak, or understand English. Language assistance may include providing translated notices
and oral interpretation of meetings.

@ Who Can | Talk to if | Have Questions?

You should talk to a PHA representative if you have specific questions about the RAD conversion process
and the specific plans for your property. You may also direct any questions to HUD at rad@hud.gov and
Office of Recapitalization staff will respond confirming receipt and indicating next steps.

Chicago, IL: A resident is ne ] Emanuel Apartment
The 181-unit senior apa ilding y the Chicago Housing A
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Overview of Resident Rights after a RAD Conversion

RAD was designed with a strong set of resident rights and protections to ensure that current
residents benefit from the RAD conversion.

Will | Be Able to Participate in the RAD Process?

Yes. The PHA must engage with residents through both written notifications and at least five meetings

during the RAD process. PHAs must use effective communication for people with disabilities including,
as needed, providing materials in alternative formats and providing alternative meeting options, sign
language interpreters and assistive listening devices at meetings. The PHA must also provide meaningful
access to its programs and activities for people who have a limited ability to read, speak, or understand
English, using, as needed, translation of written information and oral interpretation of meetings. (For more
information, see Fact Sheet #5: Resident Engagement and Consultation.)

@ Will | Still Have Rental Assistance After a RAD Conversion?

Yes. Each resident in good standing at the public housing property has a right to live in the property after a
RAD conversion. In some cases, a resident may need to be relocated temporarily to facilitate rehabilitation
but will have a right to return to an assisted unit at the property once rehabilitation or construction is complete.
No resident can be displaced permanently against their wishes.

Residents under lease in the public housing program cannot be re-screened for income or criminal
background when the property comes under a Section 8 contract. Each resident will be offered a new
lease that cannot be terminated and must be renewed, unless there is good cause. (For more information,
see Fact Sheet #9: RAD and Relocation)

Will | Need to Move Out of My Home?

It depends on the construction that will occur at your property. If relocation is necessary, the housing
authority must provide you with advanced written notice. Relocation assistance will be provided and relocation
costs will be covered. Residents will continue to pay the same amount of rent during the temporary relocation.
You will also have the right to return to an assisted unit at the property when repairs are completed. (For
more information, see Fact Sheet #9: RAD and Relocation)
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Fact Sheet #2: Overview of Resident Rights after a RAD Conversion

related to eviction from public housing. Any eviction must include a written notice of termination and an
opportunity for a hearing (unless the eviction is related to criminal activity). Your lease will describe these
rights. You may only be evicted through court action. All state and local regulations regarding eviction must
also be followed. (For more information, see Fact Sheet #7: Your Lease and Fact Sheet #10: Resident

Grievance and Termination Rights)

éa} Am | Able to Receive a Tenant-Based Voucher
After RAD Conversion?

Any household that has lived at the RAD property for least one year (if the property converted to Project-based
Vouchers, or PBV) or two years (if the property converted to Project-based Rental Assistance, or PBRA) has
the option to request a tenant-based (or Choice Mobility) voucher. A Choice Mobility voucher can be used to
rent a home in the private market. If a voucher is not immediately available, the household will be placed
at the top of the waitlist. (For more information, see Fact Sheet #12: Choice Mobility)
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North Bern, Victor Taylor: Mr. jor stands in front of the newly renovated unit w S
a-veteran and former City Alderman tinues to advocate for the communi ed to see the upgrades
and new community center.
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The RAD Conversion Process

A typical RAD conversion takes between one and three years and includes multiple steps
required by HUD. The major steps are discussed in this Fact Sheet.

a What are the Steps in a RAD Conversion?

The RAD conversion process refers to all the steps for a property currently supported under the public housing
program to move to “project-based” assistance under the Section 8 program. It includes the process of
planning, financing, and carrying out repairs and renovations to ensure the building is in good physical condition.
The total length of the RAD conversion process varies greatly between properties. Generally, properties
that need less renovations and that do not require resident relocation will go through the process faster.

THE RAD CONVERSION PROCESS

-a [ 20
I - — —_— G — —) = \J—
v ; L ; $ y 7 = ‘ /,
RAD Commitment to Concept Call Financing Plan HUD Approval: RAD Closing Construction
Application  Enter into a Housing RAD Conversion or Repairs
&Resident  Assistance Payment Commitment

Engagement Contract (CHAP)

@ 1. RAD Application & Resident Engagement

When a PHA decides it is interested in using RAD to help preserve a property, one of the first things it
needs to do is bring its ideas to the residents.

Before submitting a RAD application to HUD, a PHA delivers notices to residents and then holds at
least two resident meetings. The notice called a “RAD Information Notice” provides information on
+ residents’ rights,

« basic information about RAD, and
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Fact Sheet #3: The RAD Conversion Process

@ Accessibility

Throughout the RAD process, the PHA must promote tenant participation in meetings by working to ensure
that meeting dates, times, and locations work for varied resident schedules and that other efforts are made
to overcome barriers to participation. For example, if a meeting occurs during a traditional mealtime, the
PHA may want to provide refreshments.

The PHA must ensure that meetings, written notifications and materials are accessible to people with
disabilities. This includes providing written materials in accessible formats and sign language interpreters
and assistive listening devices at meetings as needed.

The PHA must provide language assistance including translated notices and oral interpretation of meetings
for Limited English Proficient residents.

For more information, see Fact Sheet #5: Resident Engagement.

Lyman Terrace, Holyoke, M.
in the country. It covers thr
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The Difference Between Project-Based Vouchers (PBV) *Fh.“ﬂ*w
and Project-Based Rental Assistance (PBRA) Rouy peyo

Under the Rental Assistance Demonstration (RAD), a public housing authority (PHA) may convert
assistance from the public housing program to long-term, project-based Section 8 assistance.
A PHA must choose between two forms of project-based Section 8 assistance: Project-Based
Vouchers (PBVs) and Project-Based Rental Assistance (PBRA). This Fact Sheet discusses
these two forms of project-based Section 8 assistance.

@ What Is Project Based Section 8?

Project-Based vs.

Under Section 8, a family pays 30% of their adjusted income in rent.
The owner then receives a subsidy from HUD or from a housing
authority to cover the rest of the rent. Section 8 assistance may be
project-based or tenant-based.

Any assistance that is project-based is attached to specific units in a
building (often all the units in the building). The unit can only be rented
to a very low or low-income family who will pay 30% of their adjusted
income towards rent. If the family moves out, the unit must be leased
to a new family in need of rental assistance.

Under RAD, a public housing property can convert to one of two types
of project-based Section 8 programs: Project-based Vouchers (PBV)
and Project-based Rental Assistance (PBRA).

What Is the Project-Based
Voucher (PBV) Program?

Tenant-Based Section 8

When most people hear
Section 8, they likely think
about a “tenant-based”
voucher that allows a
family to find privately

owned housing and use
the voucher to subsidize
their rent. In project-based
Section 8, the HUD subsidy
is connected to the property
for the benefit of current
and future residents.

PBV is part of the Housing Choice Voucher (HCV) program, which is operated by the local public housing

authority (PHA). PHAs use some of their HCV funding for long-term contracts that tie funding to a specific
building (“project-based”). These “project-based” contracts make up the PBV program and operate under
regulations at 24 CFR 983.
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Fact Sheet #4: The Difference Between Project-Based Vouchers (PBV)

and Project-Based Rental Assistance (PBRA)

What Is the Project-Based Rental Assistance
(PBRA) Program?

PBRA is another form of a project-based Section 8 contract and is operated by HUD’s Office of Multifamily
Housing Programs. Under PBRA, the contract is between HUD and the property owner. The projects operate
under the regulations at 24 CFR 880.

@ Will My Property Remain Affordable?

The PBV and PBRA programs use a Housing Assistance Payment (HAP) Contract that sets the terms
and conditions that the owner is agreeing to in order to receive subsidy.

PEV For PBYV, the initial HAP Contract term will be at least 15 years (or up to 20 years with the PHA's approval)
and must be renewed at the end of that term and each renewal term.

PBRA For PBRA, the initial HAP Contract term will be 20 years and must be renewed at the end of that
term and each renewal term.

Who Will | Sigh a Lease With?
Who Will Conduct Recertifications?

PEV For PBV, you will execute a lease with the Project Owner or the property manager acting on their
behalf. The PHA will conduct your annual and interim income recertifications.

PBRA For PBRA, you will execute a lease with the Project Owner or the property manager acting on
their behalf. The project manager will also conduct the annual and interim income recertification.

ed affordable housing sites.
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Fact Sheet #4: The Difference Between Project-Based Vouchers (PBV)

and Project-Based Rental Assistance (PBRA)

Will | Be Able to Choose Where I Live Through RAD?

If your property converts through RAD, after a certain amount of time, you may request a tenant-based
voucher through the “choice-mobility” option. A tenant-based voucher allows you to rent housing in the
private rental market. (For more information, see Fact Sheet #12: Choice Mobility)

PBV For PBV, you may request a tenant-based voucher after living in a RAD property for one year.

PBRA For PBRA, you may request a tenant-based voucher after living in a RAD property for two years.

Project-Based Voucher Project-Based Rental Assistance

Affordability stays with the property

Affordability stays with the property

Initial rental assistance contract is for 15 or 20 years
and must be renewed

Initial rental assistance contract is for 20 years
and must be renewed

Lease signed with property owner / manager

Lease signed with property owner / manager

PHA conducts recertifications

Property manager conducts recertifications

You may request a tenant-based voucher after 1year

You may request a tenant-based voucher after 2 years

Northfield, MN: Three Links Apartments is a senior living community. Through RAD, apartments were made a
and the buildings upgraded. Residents did not need to relocate.
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Resident Engagement and Consultation

The public housing authority (PHA) is required to meet with residents throughout the RAD
process to educate them about the conversion and their rights, to seek feedback on proposed
plans, and to respond to questions and concerns. The PHA must give reasonable consideration
to all comments or concerns raised by residents or by a resident association.

How Are Residents Engaged in the RAD Process?

As residents of a property being considered for RAD, you are the experts on the needs of your
property and community. Engaging in the process and working with your neighbors will ensure the
best outcomes for your home.

HUD requires that PHAs notify residents and resident associations early on, consult with residents
throughout the conversion process, and discuss RAD in public hearings. Additionally, resident councils or
associations are encouraged to meet independently to discuss the RAD plans, come up with questions,
and provide feedback. If your property does not yet have a resident association, you can receive training
and support from the PHA, another resident association, or a community organization to start one.

Accessibility

All materials and meetings must be made accessible to people with disabilities. Language assistance,
including interpretation and translation, must also be provided so that all residents can participate in
meetings, read materials, and provide comments.

For more information, see Fact Sheet #8: Resident Organizing and Funding.

@ Are There Resident Meetings About the RAD Process?

Throughout the RAD process the PHA must hold meetings with residents. These are opportunities to learn
about the plans for your property, ask questions, and provide feedback. After your comments and questions
are received, your PHA will need to provide written responses to them. Both your comments and the PHA's
written responses must be submitted to HUD. While the PHA, and other partners, may hold additional resident
meetings, the following meetings are required:

- Two meetings before submitting an application to HUD to convert through RAD. These meetings
are held very early in the RAD conversion process well before the PHA has developed all of its plans.
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Fact Sheet #5: Resident Engagement and Consultation

At these meetings the PHA must explain RAD, the general plans,
and receive resident feedback. Meeting topics must include:

» A description of the resident rights and protections in a RAD
conversion, including your right to remain at the property or
to return to the property;

» Whether there are expected to be repairs or construction;

» Whether there are plans to move the affordable housing
subsidy to a new location and what the potential locations
are (a “transfer of assistance”);

» Whether the PHA plans to partner with another affordable
housing organization; and

» Whether there may be a change in the number or type of units.

+ Two meetings with residents after HUD has accepted the PHA
into RAD (this approval is called a “Commitment to enter into a
Housing Assistance Payment” or CHAP) and before the PHA
has a “concept call” with HUD to discuss their plans to fund
renovations and ongoing operation of the property. Further, meetings

At each meeting, the

PHA must provide updates
on topics discussed at
earlier meetings and ask for
feedback from residents on
the proposed improvements
to the property. For example,
you can make sure the PHA
will be able to address broken
items in the building and fix
issues that have repeatedly
come up in your apartment,
such as leaks, or add items
to the property that could
make it a nicer place to
live, like meeting space

or landscaping.

every quarter with written documentation of meeting agenda with residents are encouraged.

- One meeting before closing and after the PHA receives a RAD Conversion Commitment.
The PHA must provide updates on the anticipated timing of the conversion, the planned work, the
lease and house rules, anticipated relocation and choice mobility. The PHA must also provide access

or copies of the new lease and any applicable house rules.

Additional meetings are required if there are substantial changes to the conversion plan and

a required meeting does not occur within three months.

REQUIRED PHA MEETINGS DURING THE RAD CONVERSION PROCESS

One meeting after issuance of the
submitting an application At least two meetings with RCC and prior to closing. PHA must
to HUD to convert to RAD. residents after HUD has review the conversion timing, work,

The PHA must explain RAD,  accepted the PHA into RAD  changes to the lease and house rules,

the general plans, and (CHAP) and before the PHA and any anticipated relocation,
receive resident feedback.  has a concept call with HUD. and choice mobility.

L .o L

Two meetings before

-a s G‘ S
rvraidh e (Sl Al B v R Vg Iy
RAD Commitment to Concept Call Financing Plan HUD Approval: RAD Closing Construction
Application  Enter into a Housing RAD Conversion or Repairs
& Resident  Assistance Payment Commitment

Engagement Contract (CHAP)
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Under the project-based Section 8 program, tenants continue to pay 30% of their adjusted
income towards rent.

How is Rent Calculated in Public Housing and in Section 8?

Most public housing residents already have an income-based rent where residents pay 30% of
adjusted income towards rent and utilities. Section 8 (Project-based Vouchers or Project-based Rental
Assistance) also bases rent on 30% of a resident’s income. The way income is calculated under the two
programs is slightly different so there may be a small change. However, most residents will not have a rent
increase because of RAD. (As explained below, residents paying a flat rent may see an increase.)

What Happens if My Income Changes
After a RAD Conversion?

In Section 8, as in public housing, when your income changes, your rent changes. If your income goes
down, your rent will go down. And if your income goes up, your rent will increase as well. Your income and
rent will be recalculated during your next annual re-examination and, if your income has changed, your rent
payment will be adjusted. In addition, changes in rent may occur between your annual reexaminations. Exactly
how this happens depends on which Section 8 program the PHA uses for your building after the RAD
conversion. If the building is subsidized with Project-Based Vouchers (PBV), the PHA can set their own
policy for evaluating income. If the building is subsidized using Project-Based Rental Assistance (PBRA),
the building owner must adjust your rent every time your income changes by $200 or more per month.
(For more general information on differences between PBV and PBRA, see Fact Sheet #4: The Difference
Between Project-Based Vouchers and Project-Based Rental Assistance)

@ What about Residents Paying Flat Rent?

Some public housing residents pay a flat rent that is not based on income and does not increase or
decrease as their income changes. Public housing households who currently pay a flat rent may have
a rent change because Section 8 does not allow flat rents. If a resident’s rent would increase, RAD allows the
increases to be “phased-in.” Under RAD, you will never pay more than 30% of your household’s adjusted
income towards rent.

Page 1 To contact HUD about RAD, email rad@hud.gov. (3 hud.gov/RAD/residents/PublicHousingResidents




Fact Sheet #6: Rent

For residents paying flat rent whose building is now transitioning to RAD, you will pay the lower amount of
two numbers: the Total Tenant Payment minus any utility allowance or a number based on other rents in the
area. This second number will be either 110% of the fair market rent in your area minus the utility allowance
or a lower rent based on another affordable housing requirement that the property has. Your rent will be
based on the lowest number and will never be more than 30% of your family’s adjusted income. If your
income does fall so that 30% of your adjusted income minus any utility allowance would be less than the

rent you are paying, you will then start paying 30% of adjusted income to rent and utilities.

If your building transitioned to RAD before July 27, 2023 and you moved from paying flat rent to income-based
rent set at 30% of your household’s adjusted income you will continue to pay rent based on this standard.

If this transition would cause your rent to increase by 10% or $25, or more, your new rent will be phased in.
This means you will not have to start paying the full amount of the income-based rent immediately. Instead,
your rent will increase a little over 3 to 5 years.

into her first brand-new rental home while staying in her neighborhood.
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Your Lease

When your property converts through the Rental Assistance Demonstration (RAD), you will
sign a new lease.

@ What is a Lease?

A lease is a legally binding contract between the property owner or manager and you, the resident.
Your lease explains the rules for living in your unit. A lease will contain certain information, including:

e

The names of everyone living in the unit,

+ The address of your unit,

The start and end date of the lease term,

What you must pay the property owner, including rent, security deposit, late fees for unpaid rent,
or excess utility charges,

+ The subsidy you can receive to help pay the rent,

- What the property owner must provide for you, such as making sure that your housing is decent,

safe, and sanitary,
What you must do, including following the property’s rules and maintaining a clean and safe unit,

Rules for annual and interim reexaminations of your family income,

+ Rules for any changes needed to the lease, and

o

Rules for lease termination or eviction.

0 IMPORTANT! Read your new lease and if you have questions about the lease,

ask the public housing authority, property manager, or an attorney. You can find
legal assistance by going to https://www.hud.gov/states, choosing your state,
and choosing “legal assistance” under “Local Resources.” You can also do an

internet search for a Legal Aid or other legal service office in your area.
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Fact Sheet #7: Your Lease

Does RAD Affect My Lease?

After the RAD conversion, the property is no longer eligible to receive public housing subsidy. The property
becomes eligible for a different kind of subsidy—Section 8. In order to continue receiving rental assistance
you need a lease that matches the Section 8 subsidy the property is eligible to receive. You will enter into
a new lease for the Section 8 program. You will not be re-screened. You will only be asked for updated
income and family information if your annual recertification happens to occur at the same time or if your
property is using the Low-Income Housing Tax Credit Program to fund repairs. The new lease will protect
the same basic residency rights you have under public housing, including requiring that the property
owner renew your lease each time it expires.

For more information on the Low-Income Housing Tax Credit Program,
see Fact Sheet #13: RAD and Low-Income Tax Credits.

Does RAD Affect the Lease Termination
and Eviction Process?

Just as in public housing, the property owner must renew your lease each year, unless they have “good
cause” not to do so. If the property owner has “good cause” to end your lease, they must give you the
same type of written notice required in public housing: they must notify you in advance and explain that
you have the right to file a grievance and request a hearing. In limited cases, the right to a hearing is not
provided, for example, in the case of criminal activity. Good cause for eviction generally means you have
seriously or repeatedly broken the rules in your lease. The owner will also need to follow state and local
laws related to evictions.

For more information, see Fact Sheet #10: Resident Grievance and Termination Rights.
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Resident Organizing and Funding

When a public housing property converts through RAD, residents keep their rights to organize and
receive funding from the property owner to support resident participation. This Fact Sheet explains
how those rights work under RAD.

€ Will | Have a Right to Organize After a RAD Conversion?

YES! Residents of properties converted through RAD have the right, and are encouraged, to form and
operate a Resident Organization. HUD recognizes the importance of resident involvement in improving
the quality of life for residents. Resident organizations and councils work to improve resident satisfaction
and participate in initiatives that enable residents to create a positive living environment for all families.

Under the public housing program these rights are guaranteed under the regulation 24 CFR Part 964. HUD

has maintained these rights after conversion. Property owners must continue to recognize legitimate resident
organizations, encourage the formation of an organization if one does not exist, provide funding to support
these organizations, and give reasonable consideration to the concerns raised by these organizations.
Resident councils are encouraged to meet regularly with the property owner, often the PHA, to discuss issues,
plan activities, and review progress. However, instead of looking to 24 CFR Part 964 for tenants’ rights,
residents at RAD properties will now be covered under 24 CFR Part 245. This section includes stronger

and more specific protections for tenant organizing. In addition to the rights included in this section, resident

councils at RAD properties continue to be eligible for tenant participation funds.

@ What Makes a Resident Organization “Legitimate”?

To be considered “legitimate,” your resident organization must:
- Be established by the residents of the property;
+ Meet regularly;
+ Operate democratically;
+ Represent all residents at the property; and
- Be completely independent from the property owner, management and their representatives,

and public housing authority.

If there is no legitimate resident organization at your property, HUD encourages your property owner
to actively engage residents and develop a constructive working relationship.
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Fact Sheet #8: Resident Organizing and Funding

8. The cost of reasonable refreshments and light snacks at resident meetings,
9. Stipends to elected resident council officers who serve as volunteers, and

10. Self-sufficiency and capacity building activities.

Please note that even where a property has not established a resident organization, the owner is still required
to utilize the resident participation funding to support the creation of a resident organization and for eligible
uses listed above.

What Are Resident Organizers?

A “resident organizer” is a person who assists other residents in establishing and operating a resident
organization, and who is not an employee or representative of current or prospective owners, managers, or
their agents. Under RAD, property owners must allow resident organizers to assist residents in establishing
and operating resident organizations. Resident organizers can be residents of the property they are organizing,
or they can live elsewhere. If a property has a consistently enforced, written policy against canvassing, then
a resident organizer who does not live at the property must be accompanied by a resident while on the
property. If a property has a written policy favoring canvassing, or no policy about canvassing, any resident
organizer must be afforded the same privileges and rights of access as other uninvited outside parties in
the normal course of operation.
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RAD and Relocation

As a public housing resident, you have the right to live in the rent assisted property after a
RAD conversion. In some cases, you may need to be relocated temporarily while repairs are
occurring, but you have a right to return to an assisted unit at the property once rehabilitation
or construction is complete.

0 YOU CANNOT LOSE RENTAL ASSISTANCE AS A RESULT OF RAD.

Will | Have to Move from My Home Due to RAD?

Most RAD conversions do not require relocation but in some cases you may need to move temporarily
during or after the RAD conversion for repairs to take place. If so, you will receive advanced notice, must
be provided temporary housing, and have the right to return to the rent assisted property.

Special Cases

In some cases, a housing authority can propose to move the the housing subsidy (the rental assistance) to a
different property so that another property becomes affordable instead of the one you have been living in.
This is called a transfer of assistance. In this case, you will have the right to a rent assisted unit at the new
property once any construction is done, though the PHA may also offer other affordable housing options.

A Can | Be Permanently Displaced?

All residents have a guaranteed right to return to the RAD property. You may not be permanently
moved against your will.

If the public housing authority (PHA) proposes a plan for the property that would mean you could not return

to the property (this scenario is rare), you must be given an opportunity to comment and/or object. The housing
authority may offer you another affordable housing option, but you are not required to accept one of these
other options. If you object because you want to return to the property the plans must be changed.

For example, Ms. Smith is living in 4-bedroom apartment, which is the appropriate size based on the members
of her family. Her housing authority proposes to change the 4-bedroom unit into a 3-bedroom apartment
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Fact Sheet #9: RAD and Relocation

assistance. There will not be specific information yet and there is no need for you to take any action.
You and your neighbors should consider any questions and feedback you have regarding the tentative
plans. (For more information, see Fact Sheet #3: The RAD Conversion Process)

« Engagement: You and your neighbors are encouraged to ask questions and ensure you understand
your rights and the relocation process. After the property is permitted by HUD to participate in RAD, the
PHA must have additional meetings with the residents before converting. Each resident meeting is
a good opportunity to ask any questions you may have about relocation, though you can submit
questions to the PHA at any point in the process. You will receive separate notices and likely have
further discussions with the PHA to go over relocation options. (For more information, see Fact Sheet #5:
Resident Engagement and Consultation)

+ Written relocation plan: The PHA must always conduct relocation planning and typically creates a
written relocation plan so that the relocation process can be established and communicated clearly.
HUD requires a written relocation plan if relocation will last longer than 12 months or if the housing
subsidy will transfer to another property.

- Notice of Relocation: If the construction plans for your home require relocation, you will receive a
“Notice of Relocation” which will give you a time frame for relocation. It must give at least 30 days’ notice
for relocation that will last for a year or less or at least 90 days for relocation lasting more than a year.

+ Beginning relocation. Relocation cannot begin until HUD issues the “RAD Conversion Commitment”
approving the PHA's conversion plans or the PHA gets special permission for early relocation.

@ Can | Choose to Permanently Relocate?

A resident may accept an option to permanently relocate elsewhere. The PHA must inform you of your
right to return and give you at least 30 days to decide whether to accept another housing option. A PHA
cannot use any tactics to pressure you into agreeing to permanently relocate. The PHA must give you
information about the relocation rights and payments you are entitled to, any additional benefits or payments
you might receive if you choose to accept the alternative, and advice so you can make an informed decision.
If the PHA offers you an alternative housing option, it is your choice whether to permanently relocate or to
retain your right to return. If you agree to permanently relocate, you will be asked to sign a consent form

stating that you have chosen not to return to the property.

Philadelphia, PA: Resident Keith Washington.
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Resident Grievance and Termination Rights

After a RAD conversion, if you have a dispute with the property manager or owner, you will
continue to be able to request a hearing to resolve a dispute and in most cases you must be
provided advanced written notice if your lease will be terminated.

What Is the Grievance Process?

A grievance is any dispute you may have with the PHA about an action involving your lease, or other PHA
actions that you believe negatively affect you. The grievance process involves Procedural Rights or steps
the property owner must follow when taking specific actions that may have a negative effect on you. These
steps are established for you and the PHA to follow to resolve disputes.

@ How Will RAD Affect the Grievance Process?

The RAD Program continues similar grievance and lease termination provisions available under the public
housing process (under Section 9 of the Housing Act of 1937). The RAD Final Implementation notice
(Revision 4) details residents’ rights related to the grievance process.

Whether your property is a part of the public housing program, or has been converted to Section 8 through
RAD, you will receive a written notice of the reasons for an action. The notice must also tell you how to request
a hearing where you can present the reasons why you think the action is wrong.

If your property converts under RAD, you are still entitled to receive a fair hearing and a written decision
within a reasonable timeframe, just like under public housing. The PHA must follow the grievance hearing
decision unless it notifies you that the:

» The grievance hearing covered issues outside the scope of the hearing officer’s authority or the
hearing officer proposed a solution outside their authority; or

+ The hearing officer’s decision conflicts with laws or HUD regulations.

Requesting or participating in a hearing does not affect your right to take your case to trial if you think your
dispute was not settled correctly.

Page 1 To contact HUD about RAD, email rad@ahud.gov. (® hud.gov/RAD/residents/PublicHousingResidents




Fact Sheet #10: Resident Grievance and Termination Rights

@ What if | Receive a Termination Notice?

Similar to public housing, under RAD the property owner may only terminate your lease or not renew your
lease if it follows certain procedures and if it has cause. An owner has cause if you seriously or repeatedly
violated your lease terms, including:

+ Not making payments due under the lease, such as rent or utility payments;

+ Not following the rules listed in the lease, such as keeping your unit clean and safe;

+ Involvement in criminal activity or alcohol abuse, depending on the seriousness of the activity; or

« Making false statements in your initial application or during your annual recertification, for example

about your income or family size.

Converted properties must follow the PBV and PBRA rules regarding notification and termination of the
rental subsidy. Generally, you must receive adequate written notice of termination of lease:

« At least 14 days for nonpayment of rent;

+ No more than 30 days if other tenants’ health and safety is threatened;

+ No more than 30 days for any drug-related or violent crime activity;

« No more than 30 days for a felony conviction.

Portland, ME: Loring House.
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Family Self-Sufficiency (FSS) & Resident Opportunities
and Self-Sufficiency (ROSS)

Residents will continue to be able to benefit from “self-sufficiency” programs such as the
Family Self-Sufficiency and Resident Opportunities for Self-Sufficiency programs

@ After RAD Can | Still Participate in FSS or ROSS?

Yes. If you currently participate in these programs at your public housing property, you may continue to
participate in the Family Self-Sufficiency (FSS) and Resident Opportunities and Self-Sufficiency (ROSS)
programs once your property is converted through the Rental Assistance Demonstration (RAD).

@ What Is the FSS Program?

FSS is a voluntary program that helps families obtain and maintain living wage employment (meaning

jobs that provide enough income to cover a family’s basic needs) by connecting residents to services like

childcare, transportation, education, job training, employment counseling, job placement, and substance or

alcohol abuse treatment or counseling. If you chose to participate in the FSS program at your public
housing property, you entered into a five-year Contract of Participation, which identified program rules,
activities you would complete, and your program goals.

To operate the program, the public housing authority (PHA) could have applied to HUD for one-year grants
to fund a Service Coordinator who connected residents to resources. The PHA would have also established
an FSS escrow account for you. If your earned income increased during the program, you paid increased
rent to your PHA like any other resident, but the PHA put the additional rent into your escrow account. The
funds placed in the escrow account are available to you upon successful completion of the FSS program.

How Does RAD Impact FSS?

When a public housing property goes through RAD, the source of funding to maintain and operate the
property and the rules governing the property switch from HUD’s public housing program to HUD'’s Section
8 programs. Through RAD, the PHA can convert public housing to either Project-based Vouchers (PBV) or
Project-based Rental Assistance (PBRA). Depending on which program your housing converts to after RAD,
the property owners may or may not be able to accept new participants to the FSS program. However, in
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Choice Mobility

Once the property has been converted, residents of most properties will have a new “Choice
Mobility” option, which will allow the resident to request a voucher that the household can
use to apply HUD rental assistance to a rental unit they choose in the private market.

What Is Choice Mobility?

After a public housing property converts through RAD you may have a greater choice in where to live

through the “Choice Mobility” option. Choice Mobility gives you the right to request a tenant-based
voucher after living at the property for at least one or two years. A tenant-based voucher allows you to
rent housing in the private rental market. With this voucher, you may choose to leave your current property
if you need to move closer to family, a job, a school, or for any other reason, while continuing to benefit

from rental subsidy.

In limited cases, certain public housing properties converted through RAD do not have the choice-mobility
option because the PHA does not have a voucher program. You should discuss this with your PHA.

@ When Am I Eligible To Request A Tenant-Based Voucher?

It depends on the type of subsidy the property uses after the RAD conversion:

« If the property uses Project-Based Vouchers (PEV), residents can request a tenant-based voucher
after living in the property for 1 year after it becomes RAD/ Section 8.

- If the property uses Project-Based Rental Assistance (PBRA), residents can request a voucher
after living in the property for 2 years once it becomes RAD/ Section 8.

@ What Happens After | Request A Voucher?

Residents who request a tenant-based voucher from the PHA will receive priority for the PHA's next available
voucher. You will not need to complete a full Section 8 application and will be able to request a voucher
even if the Section 8 waiting list is closed.
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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.
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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.

6 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 recerttification.

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 was the firsteoempleted 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 18?

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 3?

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.



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 | 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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Comparison of Resident Rights under Public Housing and RAD

As part of the Rental Assistance Demonstration (RAD), properties “convert” the federal assistance received from
HUD, transitioning from Public Housing either to Section 8 Project-Based Rental Assistance (PBRA) or Project-
Based Vouchers (PBV). Covering three key topic areas, the charts below are designed to assist public housing

residents in understanding how their rights might be impacted when the property they live in converts from
Public Housing to either a Section 8 PBRA or PBV contract.

N Lease and Occupancy i \ Rules When the Property Long-term Ownership and
% Rights K Will Undergo ﬁq E Affordability
e Tenant Rents Rehabilitation i e The management and

Protections against e Consultation with ownership of the
eviction, and residents property.

e Rights to organize ¢ Relocation rights, and e Requirements for
e Employment long-term

opportunities affordability



According to the law, residents of properties that have converted from public housing to a Section 8 PBRA or PBV contract must maintain, at
a minimum, the same statutory rights as are provided under the public housing program. The following chart details these requirements.

D Leaseand | Public Housing RAD PBRA RAD PBV
Occupancy
Rights

Rent Residents will not pay over 30% of | Residents will not pay over 30% | Residents will not pay over 30%
their adjusted gross income in rent | of their adjusted gross income in | of their adjusted gross income in
and utilities. Some higher income rent and utilities. rent and utilities.
residents may pay a “flat rent”.

Lease A resident’s lease cannot be A resident’s lease cannot be A resident’s lease cannot be
terminated and must be renewed, terminated and must be terminated and must be
except without good cause. renewed, except without good renewed, except without good

cause. cause.

Community Service | Certain adult residents are No longer mandated under RAD. | No longer mandated under RAD.

Requirements mandated to perform community
service or attend education self-
sufficiency programs.

Termination A lease can only be terminated for A lease can only be terminated A lease can only be terminated

Notification good cause (e.g., serious or repeated | for good cause (e.g., serious or for good cause (e.g., serious or

violation of material terms of the
lease) See 24 CFR Part 966

If the PHA is terminating the lease,
the PHA must provide advanced
written notice, which must be:
(A) at least 30 days in the case of
failure to pay rent;
(B) A reasonable period, but not to
exceed 30 days):
(1) If the health or safety of
other residents, employees,

repeated violation of material
terms of the lease). See 24 CFR
Part 247

If the PHA is terminating the
lease, the PHA must provide
advanced written notice, which
must be:

(A) at least 30 days in the case of
failure to pay rent;

repeated violation of material
terms of the lease) See 24 CFR
983.257

If the PHA is terminating the
lease, the PHA must provide
advanced written notice, which
must be:




D Leaseand | Public Housing RAD PBRA RAD PBV
Occupancy
Rights
or persons residing in the (B) A reasonable period, but not | (A) atleast 30 days in the case of
immediate vicinity of the to exceed 30 days): failure to pay rent;
premises is threatened; or (1) If the health or safety | (B) A reasonable period, but not
(2) In the event of any drug- of other residents, to exceed 30 days):
related or violent criminal employees, or persons (1) If the health or safety
activity or any felony residing in the immediate of other residents,
conviction; vicinity of the premises is employees, or persons
(C) at least 30 days in any other threatened; or residing in the immediate
case, except that if a State or local (2) In the event of any vicinity of the premises is
law allows a shorter notice period, drug-related or violent threatened; or
such shorter period shall apply. criminal activity or any (2) In the event of any
felony conviction; drug-related or violent
See 24 CFR 966 (C) at least 30 days in any other criminal activity or any
case, except that if a State or felony conviction;
local law allows a shorter notice | (C) at least 30 days in any other
period, such shorter period shall | case, except that if a State or
apply. local law allows a shorter notice
period, such shorter period shall
See RAD Notice, Section 1.7.a apply.
See RAD Notice, Section 1.6.a
Grievance Residents must be provided with Residents must be provided with | Residents must be provided with
Procedures notice of the specific grounds of the | notice of the specific grounds of | notice of the specific grounds of

Project Owner’s proposed adverse
action, as well as their right to an
informal hearing.

Residents have the right to request
an informal hearing and receive a
written decision in a reasonable
time frame.

the Project Owner’s proposed
adverse action, as well as their
right to an informal hearing.

Residents have the right to
request an informal hearing and
receive a written decision in a
reasonable time frame.

the Project Owner’s proposed
adverse action, as well as their
right to an informal hearing.

Residents have the right to
request an informal hearing and
receives a written decision in a
reasonable time frame.




D Leaseand | Public Housing RAD PBRA RAD PBV
Occupancy
Rights
An informal hearing is to be An informal hearing is to be An informal hearing is to be
conducted by an impartial hearing | conducted by the PHA contract | conducted by an impartial
officer, selected by the PHA. administrator. hearing officer, selected by the
Project Owner.
See 24 CFR 966
See RAD Notice, Section 1.7.b See RAD Notice, Section 1.6.b
Right to Organize Residents have the right to establish | Residents have the right to Residents have the right to

and operate a resident organization
(aka “resident council”) for the
purpose of addressing issues
related to their living environment.
PHAs must reasonably make
available the use of any community
room or other available space
appropriate for meetings.

The PHA must provide $25 per
occupied unit per year for tenant
participation activities. Of this
amount, at least $15 per unit per
year must be provided to a duly
elected resident council

See 24 CFR 964

establish and operate a resident
organization for the purpose of
addressing issues related to
their living environment. Project
Owners must reasonably make
available the use of any
community room or other
available space appropriate for
meetings. See 24 CFR part 245

The PHA must provide $25 per
occupied unit per year for tenant
participation activities. Of this
amount, at least $15 per unit per
year must be provided to a duly
elected resident council. See
RAD Notice, Attachment 1B.2.A

establish and operate a resident
organization for the purpose of
addressing issues related to
their living environment. Project
Owners must reasonably make
available the use of any
community room or other
available space appropriate for
meetings.

The PHA must provide $25 per
occupied unit per year for tenant
participation activities. Of this
amount, at least $15 per unit per
year must be provided to a duly
elected resident council.

See RAD Notice, Attachment
1B.2.B

Choice to move with
a tenant-based
voucher (aka
“Choice Mobility”)

Not available to public housing
residents.

Residents may request to move
with a tenant-based voucher
after 2 years in residence.

Residents may request to move
with a tenant-based voucher any
time after 1 year in residence.
See 24 CFR §983.261




Lease and
Occupancy
Rights

Public Housing

RAD PBRA

RAD PBV

See RAD Notice, Section 1.7.A.5




The following table shows the differences in requirements that would apply if a public housing property is rehabilitated or will be demolished
following public housing rules or if the work is done under RAD. This chart does not cover the requirements that would apply if a project

received a Choice Neighborhoods Implementation grant.

[ =%

Rehabilitation or
Demolition

Public Housing

RAD PBV and RAD PBRA

Right to Remain or
Return

Residents do not have a right to return. PHAs are
encouraged to accommodate residents, but
residents may be moved permanently to other
properties or be given Section 8 vouchers.

Residents have an absolute right of return to a
properly sized unit at the property. While
temporary relocation may be necessary, no
resident can be permanently, involuntarily
displaced.

See RAD Relocation Notice.

Re-Screening

Residents moving back into public housing units
are not re-screened for public housing eligibility
requirements. However, if residents do not meet
income screening required by new financing
(LIHTC), they may be excluded from the

property.

Residents moving into Section 8 units are subject
to Section 8 screening requirements as “new
admissions.”

Residents may not be re-screened as a new
admission into the Section 8 program. See RAD
Notice, Section 1.6.C.1 and 1.7.B.1

If residents do not meet income screening required
by new financing (LIHTC), the new financing must
be structured to accommodate residents wishing to
return.

Relocation Rules and
Assistance

The Uniform Relocation Act (URA) will generally
apply, requiring that residents be provided with
advanced notice and relocation assistance. When
properties are approved demolition or
disposition under Section 18, the URA does not
apply but a resident must be provided
comparable housing that meets Housing Quality
Standards.

The Uniform Relocation Act, supplemented by
additional RAD requirements, applies requiring
that residents be provided with advanced notice,
relocation assistance, and the right to return. See
RAD Relocation Notice.

Timing of Relocation

No restrictions but may begin only after required
notices have been delivered.

Only permitted when transaction is imminent and
after required notices have been delivered.




*#
Rehabilitation or
Demolition

Public Housing

RAD PBV and RAD PBRA

Resident Notification
and Consultation

Consultation with affected residents is required,
however, no specific measures are identified.
HUD staff will discuss consultation measures
with PHA during program reviews.

When properties are pursuing demolition or
disposition under Section 18, there is one
required meeting with affected residents before
application. After application, PHA must again
consult with affected residents.

Before application, residents must receive a RAD
Information Notice (RIN) which provides
information on resident rights, basic information
on RAD and proposed project plans, as well as a
General Information Notice (GIN) notifying them o
their relocation rights if relocation is needed. At
this time the PHA must hold at least two meeting
with residents.

An additional two meetings are required after the
application is submitted and accepted to discuss
updated conversion plans and solicit feedback on
proposed improvements, management, and
services.

Prior to Closing, PHA must notify residents in
writing and hold an additional meeting to inform
residents the RAD conversion has been approved
for closing and remind households of the specific
rehabilitation or construction plans.

Additional meetings may be required if substantial
changes are made to the conversion plan.

Replacement of
Physical Rent-Assisted
Units

No replacement requirement. Assisted units that
are approved for removal do not need to be
replaced.

All assisted units must be replaced, with a “de-
minimis” exception. De-minimis exception permits
areduction of up to 5% of units converted, of long-
term vacant units, for the purpose of consolidating
efficiencies, or for the purpose of providing
services.
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Rehabilitation or

Public Housing

RAD PBV and RAD PBRA

Demolition
A reduction could only be approved if all residents
still have a right of return.
PHA Plan Demolition or disposition must be described in All RAD conversions must be described in the PHA
Requirements the PHA Plan, but rehab does not need to be Plan, regardless of the scope of rehabilitation or

covered.

new construction proposed.

“Section 3” Hiring of
Low-Income

Applies to any capital repairs.

Applies to any capital repairs performed through
RAD.




The following table shows the differences in requirements between public housing and those that apply after a property has been converted
through RAD governing ownership and control of the property and long-term affordability requirements.

A property assisted under the public housing
program can be owned by a public, non-profit, or
private owner.

A non-profit or public entity must own or control
the properties. If LIHTC is used, a non-profit or
public entity must have a controlling interest in the

property.

The property can be managed by the housing
authority or by another private entity

The property can be managed by the housing
authority or by another private entity.

Declaration of Trust requires the property to be
used to serve low-income households
participating in the public housing program

Long-term HAP Contract must renew at each
expiration. RAD Use Agreement requires the
property to be used for low-income housing.






