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ÅPresenters
ÅRichelle Patton
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ÅAudience
ÅName
ÅPosition
ÅAgency
ÅExperience with RAD
ÅWhat would you like to learn today? 
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Å What is RAD?   Authorized in 2012, it is a HUD demonstration program that 
combines public housing operating and capital subsidy into a Section 8 HAP 
contract, and is authorized for the conversion of up to 225,000 units of public 
housing.  

Å Why was RAD established? I¦5Ωǎ ǇǳōƭƛŎ ƘƻǳǎƛƴƎ ƛƴǾŜƴǘƻǊȅ ƻŦ мΦн Ƴƛƭƭƛƻƴ ǳƴƛǘǎ ƛǎ 
aging, becoming more obsolete, and has increasing backlog of unmet capital 
needs.  $26 billion in backlog grows by net $1 billion per year.  Capital Funding has 
declined 29% over the past decade. Capital grant funding is insufficient to meet the 
growing backlog of capital needs.

RAD OVERVIEW
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Å Why RAD?  It provides an extended life and permits some redevelopment of public 
housing.  

RAD OVERVIEW
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Å Why was RAD Established:  80% of Public Housing was Placed in Service before 
1980. Major systems of nearly all of this housing have reached the end of their 
useful life and need replacement.

RAD OVERVIEW
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What resources are available to PHAs for addressing 
capital needs of their aging, obsolete or distressed 
properties?

ÅBusiness as Usual as Public HousingτCapital Funding.
ÅCapital Fund Financing ProgramτBorrowing against future 

capital funding.
ÅMixed-Financingτleveraging with Tax Credits.
ÅRADτconverting to Project-Based Section 8 Assistance, to 

support debt and leveraging when needed.
ÅChoice Neighborhoods Implementation Grantsτhighly 

competitive & expensive, with only 3 or 4 awards per year.
ÅAny Other Approaches?  Section 18 demo/dispo for qualifying 

properties.   

PHA Tools in the Toolbox
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HOW RAD WORKSɂ1ST COMPONENT

Public Housing
Mod Rehab & 

SROs
Rent Supp & RAP

1st Component: 
Competitive, 
225,000 Units

PBRA PBV

2nd Component: 
Non-Competitive, No-Cap 

(subject to availability of TPVs)

PBV or PBRA
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ÅOne for One Replacement: By phase; By Bedroom Size; De 
minimis

ÅPHA Control on LIHTC deals
ÅTransfer of Assistance (for density reduction, or to allow 

income mixing)
ÅSite and Neighborhood Standards approval needed for New 

Construction, either off-site or on-site
Åw!5 ƛǎ ŦƭŜȄƛōƭŜΥ ƴŜǿ ƻǊ ǊŜƘŀōΤ ŦƛƴŀƴŎƛƴƎ άƴŜǳǘǊŀƭέ ςvirtually 

any source; FHA Fast Track 
ÅNO RELOCATION UNTIL RAD Conversion Commitment
ÅDAVIS-BACON WAGE RATES Required for redevelopment

RAD PROGRAMFEATURES
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ÅVoluntary, competitive 

ÅPHA can choose: Project-Based Rental Assistance 

(PBRA) or Project-Based Vouchers (PBV) 

ÅProjects convert at current funding or PBRA-PBV 

limit, if lower Choice-Mobility is required With 

limited exemptions

ÅResident Protections (See RAD Fact Sheets)

RAD PROVISIONS
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PUBLIC HOUSING CONVERSIONS

Resident Provisions

No Re-Screening of Residents at Conversion

One-for-One Replacement

ÅMust convert all or substantially all units in covered project

Family Self Sufficiency

ÅCurrent FSS participants continue in program

Resident Participation & Funding

ÅPHA must recognize legitimate tenant organizations

ÅPHA must provide $25 per occupied unit annually for resident 
participation ($15 per occupied unit > legitimate tenant organization

Resident Procedural Rights

ÅConsistent with Section 6 of the 1937 Housing Act

Å Resident Relocation
Å Consistent with Uniform Relocation Act
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CONVERTINGRENTSFROMSECTION9 TO SECTION

8

ACC Section 8

At conversion, 
PHAs will 
convert  

funding to a  
Section 8 

contract rent
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CHOOSING THE TYPE OF SECTION 8

PBRA
ÅtǊƻǾƛŘŜŘ ǘƻ ƻǿƴŜǊǎ ōȅ I¦5Ωǎ 
Office of Housing via a HAP (Part 
of HUD Multifamily)

ÅtǊƻƧŜŎǘǎ ƳƻƴƛǘƻǊŜŘ ōȅ t./!ΩǎΤ  
No administrative fee to PHAs

Å20 years, renewal requested, 
must accept

ÅSubject to annual 
appropriations, but strong 
history of full funding

ÅOften has higher contract rents 
than PBV.

PBV
Å/ƻƳǇƻƴŜƴǘ ƻŦ tI!Ωǎ IƻǳǎƛƴƎ 
Choice Voucher Program in 
which the PHA attaches a 
voucher to specific units via a 
HAP (Part of HUD Public 
Housing)

ÅVoucher funding administered 
by PHA;  PHA can earn 
administrative fee

Å15 years (up to 20 with 
approval), renewal requested, 
must accept

ÅSubject to annual 
appropriations but with a history 
of funding reductions
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ÅEach development stands on its own
ÅPHAs have the tools of other affordable housing developers
ÅProperty Managers can be empowered to manage their own 

operating budgets with their own replacement reserves
ÅSignificantly more private leverage 
ÅProperly structured projects generate unrestricted cash from 

cash flow, developer fees and loan payments 
ÅFunding is more predictable
ÅRAD units:
ÅRequire no Annual Plan
ÅAre not in PIC

ÅStaff follow one set of requirements ςeither PBV or PBRA
ÅSite based waiting lists

Reasons why PHAs convert to RAD
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ÅManaging Operating Expenses
ÅLower, post-rehab
ÅWill have separate replacement reserves per project
ÅComparable to other local, nonprofit operated affordable 

housing
ÅPowerful impact on the ability to leverage
ÅCompare RAD rents to revised OpEx (Operating Expenses):  If 

OpEx are 60% or less of rents, significantly increases feasibility

ÅRetaining real estate tax PILOT arrangements
ÅSection 8 rent includes utilities; incentives to PHAs to reduce 

utilities by incorporating green measures

CONSIDERATIONS FOR OPERATIONS
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RAD DATA TO DATE

16

As of June 2017
Construction Dollars Invested - $4.07 Billion 



RAD DATA TO DATE, A PROGRAMFORALL
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RAD DATA TO DATE, A PROGRAMFORALL
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Å $4 billion in new private and public funds have been 
leveraged by RAD with an average of $61,000 invested in 
construction per unit. 

Å The construction activity has simulated an estimated 
75,000 jobs.  

Å RADtransactions have leveraged $19.00 for every $1in 
public housing funds. 

Å It would have taken these PHAs 46 years to accumulate 
enough public housing Capital Funds to complete a similar 
level of construction. 
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Å 61,472 units (571 projects) have completed conversions. 
Å FY16 saw a 71% increase over FY15 conversions and FY17 is 

expected to see a 50% increase over FY16.
Å The remaining 125,000 units currently authorized have been 

awarded to properties that are securing financing necessary to 
complete conversion. 

Å The FY17 HUD appropriations law recently authorized another 
40,000 public housing units to convert to RAD. 
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Å 70 transaction involved the demolition of 
distressed housing and construction of new units.

Å 35 transaction involved the transfer of assistance 
to lower-poverty neighborhoods, with greater 
access to jobs, quality schools, and transportation. 

Å Over 4,500 additional market rate and affordable 
units have been created in 63 new mixed-income 
properties.

Å 89 PHAs have converted all of their public housing 
inventory, streamlining their operations onto a 
single Section 8 platform. 
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RAD Nuts and Bolts

RENTALASSISTANCEDEMONSTRATIONPROGRAM
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ÅPriority One Projects: High Investment Projects 
ÅDemo/new construction
ÅCNI projects
ÅComprehensive redevelopment plan
ÅImminent danger of losing funding w/out CHAP (9% 

LIHTC award)

ÅPriority Two Projects
ÅAll other projects
ÅCan submit an Letter of Interest
ÅFull application to be submitted within 60 days after 

HUD notifies PHA of upcoming RAD authority for units

RAD APPLICATIONPRIORITIES
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ÅApplication located on RAD Resource Desk
ÅDownload application template for your state
Å2012 application ςyour info may need to be updated

ÅPHA App Form
ÅChoose AMP from drop-down menu
ÅSection 1: Can revise PHA contact info: Sample PIC Data tab
ÅSection 2: Unit distribution, UAs, Reasonable Rents
Å 5ƻƴΩǘ ŜƴǘŜǊ aŀǊƪŜǘ wŀǘŜ ƻǊ hǘƘŜǊ !ŦŦƻǊŘŀōƭŜ ǳƴƛǘǎ ŘǳŜ ǘƻ 
ōǳƎ ǘƘŀǘ ŎŀǳǎŜǎ άŦŀǘŀƭ ŜǊǊƻǊέ ƴƻǘŜ

ÅSection 3: De minimis reduction
ÅSection 4: Existing PHA debt, capital needs, reserves
ÅSection 5: Vacancy Loss and bad debt
Å Must propose minimum 3% vacancy and 2% bad debt
Å Listvacancy and bad debt rates for past 3 yrs in 

comments

RAD APPLICATION
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ÅSection 6: Other Rent Potential
ÅSection 7: Other Income
Å LƴǇǳǘ ŘƛŦŦŜǊŜƴŎŜ ōŜǘǿŜŜƴ Ψмн ǊŜƴǘǎ ŀƴŘ Ψмс ǊŜƴǘǎ 
ҌΩмт h/!C

ÅSection 8: Operating Expenses
Å Input annual budget amounts for past 3 years in 

comments
Å Provide explanations for any budget line item that is 

less than 85% of current year budget line item 
ÅSection 9: NOI ςno inputs, but a helpful summary
ÅSection 10: First Mortgage Loan Sizing
ÅSection 11: Development Uses
Å Likely will need to consolidate budget line items
ÅSection 12: Development Sources

RAD APPLICATIONCONTȭD
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ÅSection 13: LIHTCs ςno longer need to submit HFA 
letter
ÅSection 14: Ranking Factors no longer applicable; 

Choice Mobility receiver/provider still important
ÅSection 15: Narratives
ÅSection 16: Required Attachments

1. Board Approval Form
2. Financing Letter of Interest
3. Mixed Finance Affidavit, if applicable
4. Choice Mobility Letter Agreement, if applicable
5. Notes/Q and As from 2 resident meetings
6. Confirmation of ability to administer PBVs, if 

applicable
7. 9% award or LIHTC self-score from current QAP

RAD APPLICATIONCONTȭD
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1. Multi -Phase Award Application
Å Last RAD app to be submitted by July 2020

2. Portfolio Application
Å All RAD apps for 2nd tranche projects to be 

submitted 365 days after Portfolio Award letter

3. Rent Bundling Worksheet
4. Many-to-One Application

Submit all applications to 
RADapplications@hud.gov

OTHERRAD APPLICATIONDOCUMENTS
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1. Issuance of CHAP Award 
2. Submission of PIC Removal Application
3. Due diligence: RAD Financing Plan and project financing
4. Receipt of financing commitments
5. Submission of Financing Plan on RRD
6. Underwriting review and approval memo by TM
7. Approval of Financing Plan by HUD HQ
8. Issuance of RAD Conversion Commitment (RCC) by HUD 
9. Execution of RCC by PHA (within 30 days of RCC date)
10. Relocation may begin after RCC issuance and required 

notices 

RAD PROCESSOVERVIEW
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11. Submittal of RAD closing docs to HUD CC and attorney
12. Review, request revisions, and final approval of closing 

documents by HUD CC and attorney
13. Execution of RAD documents by HUD 
14. Closing of financing and execution of RAD docs by PHA
15. Recordation of RAD documents = THE RAD CLOSING!
16. Submittal of executed RAD documents to HUD HQ
17. Post-closing tasks, such as:

ÅSubmittal of 50058s EOPs
ÅtǊƻŎŜǎǎƛƴƎ ƻŦ άŘǳƳƳȅέ ǾƻǳŎƘŜǊǎ ŦƻǊ ǊŜǎǘ ƻŦ ŎŀƭŜƴŘŀǊ ȅǊ
ÅChanging property operations and systems

RAD PROCESSOVERVIEWCONTȭD
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ÅCollection of forms and documents, not one document
Å3 Types

1. No Debt or Debt-Only
2. Non-FHA LIHTCs
3. FHA (with or without LIHTCs)

ÅFP submission due dates ςdepends on project financing 
ÅNo Debt or Debt-Only: 180 days after CHAP
ÅNon-FHA 9% LIHTCs: 
ÅMust submit 9% app in next round following 90 days after CHAP
ÅFP due 180 days after 9% award date

ÅNon-FHA 4% LIHTCs: 
ÅMust submit 4% app 180 days after CHAP
ÅFP due 90 days after 4% award date

ÅFHA: FP and FHA application submissions at same time
Å If LIHTCs, same FP (and therefore FHA app) due dates

RAD FINANCINGPLAN OVERVIEW
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ÅAll documents uploaded to RRD
Å3rd party due diligence
ÅCapital Needs Assessment (CNA E-Tool)
ÅPhase I Environmental Report for Part 50 or 58 Env Review
ÅTitle Report
ÅPILOT Legal Opinion

ÅFinancing commitment letters
ÅDevelopment sources/uses and operating proforma
ÅHUD forms, such as:
ÅFinancing templates
ÅInitial Year Funding Tool
ÅTransfer of Assistance Worksheet

RAD FINANCINGPLAN COMPONENTS
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ÅFHEO documents
ÅAccessibility and Relocation Checklist
ÅNew Construction (Site and Neighborhood Standards 

exception) request
ÅUnit Reconfiguration request
ÅTenancy Change request
ÅAFHMP (if PBRA)

ÅTransaction Log
ÅOwnership Info

RAD FINANCINGPLAN COMPONENTSCONTȭD
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RAD CLOSINGSTAKEHOLDERS
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RAD CLOSINGOVERVIEW
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üRAD Conversion Commitment (RCC) 
üRAD Use Agreement 
üRAD Housing Assistance Payment (HAP) 

Contract (PBRA or PBV) 
üRelease of the Declaration of Trust 

KEYRAD CLOSINGDOCUMENTS
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VRelocation
VProperty operations during rehab and lease-up
VResident communication
VNew leases signed by residents
VHouse Rules
VStaff training
VNew/upgraded software system for processing vouchers
VRents from PH dollars through end of calendar year
VAgency strategic planning for future: 
ÅMission
ÅOperations
ÅFinancial sustainability

PREPARINGFORPOST-RAD CONVERSION

OPERATIONS
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×Financial feasibility 

×Securing a lender for small loans under $1.5MM

×Risk of competitive 9% LIHTCs allocations

×Multiple-ǇƘŀǎŜ ǇǊƻƧŜŎǘǎΩ ǘƛƳƛƴƎ ǿκ ф҈ [LI¢/ ŎȅŎƭŜǎ

×Risk of 4% LIHTC/bond volume cap being reached

×Existing CFFP and EPC debt must be paid off or 
refinanced

FACTORSTO CONSIDER
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×One-for-one replacement, w/ deminimis provision

×Choice Mobility requirement

×Relocation requirements

×Extensive CNA criteria

×Davis-Bacon and Section 3 requirements

×If PBRA, no administrative fees to Housing 
Authorities

×If PBV, federal appropriations risk 

FACTORSTO CONSIDERCONTȭD
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RAD RESOURCES
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ÅHUD Website: www.hud.gov/rad
ÅRAD Interim Evaluation (Released September 2016)
ÅRAD Talk Newsletter
ÅRAD Resource Desk: http://radresource.net/
ÅRAD Collaborative: www.radcollaborative.org
ÅRAD Capital Marketplace: 

http://www.radcapitalmarketplace.com/
ÅRAD Component 1 email: rad@hud.gov

http://www.hud.gov/rad
http://radresource.net/
http://www.radcollaborative.org/
http://www.radcapitalmarketplace.com/
mailto:rad@hud.gov


RAD Case Studies:
Self-Financed
Transactions

RENTALASSISTANCEDEMONSTRATIONPROGRAM
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ÅLavonia, Georgia
ÅConverted all 180 units in its portfolio to RAD in 2014 
Å10 scattered sites, all within a 9-mile radius
ÅBuilt in 1950s and 1960s - typical public housing built 

in Southeast during that era 
ÅReason for RAD conversion: 
üTo secure a more stable funding platform for the 

properties over time  
ÅDoes not operate a voucher program so chose PBRA 
ÅUsed Capital Funds and operating reserves to 

undertake minor repairs 
ÅDevelopment Budget = $737,482

LAVONIA HOUSINGAUTHORITY SCATTEREDSITES

OVERVIEWOFPROPERTIES
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LAVONIA HOUSINGAUTHORITY SCATTEREDSITES
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