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RAD Myths & Facts—Updated 4-15-19 
 

Although RAD has been successfully used by PHAs for over five years now, and has more than 

established proof-of-concept relative to its initial congressional charge, any new HUD program being 

implemented inevitably involves complexities and issues that are not fully understood. Regrettably, this 

can lead to myths being circulated that can unfortunately overshadow the facts and realities of the 

program. RAD has been no exception.  

The compilation of myths and explanatory facts below is an effort to correct some of the most 

persistent misunderstandings about RAD. Some early questions—that “cost-neutral” RAD rents would 

inhibit take up by PHAs, or RAD would fail to attract private debt and equity investments or be 

inaccessible to smaller and geographically-dispersed housing authorities—have been effectively 

answered by RAD’s record to date and are not included here.   

As other questions or issues may arise, the RAD Collaborative will update this compilation to help 

explain the facts about RAD. Any party seeking clarification on a question or issue is encouraged to 

direct them to our attention via info@radcollaborative.org . 

 

RAD Myths RAD Facts 

“In promoting RAD, HUD is seeking to do away 
with public housing.”   

RAD is actually designed to preserve and improve 
public housing, since so much of it has been lost 
and continues to be at risk. 

 Conventional public housing funding has 
been declining for decades. This has led to an 
enormous backlog of needed repairs 
(estimated between $26 billion and $50 
billion) and the demolition of 10,000 units of 
public housing annually—displacing and 
forcing hundreds of thousands of resident to 
find housing elsewhere.  

 RAD helps stem this by enabling PHAs to 
make use of resources readily available to all 
other forms of affordable housing, including 
long-term Section 8 contracts and Low 
Income Housing Tax Credits (LIHTCs) to 
improve housing that could be lost from the 
inventory.   

 Already, RAD has generated nearly $7 billion 
in new investment in public housing across 
110,000+ units that have converted to RAD. 
By HUD’s estimates, RAD has begun to 
reduce public housing demolitions to under 
8,000 units/year.  
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“RAD ‘privatizes’ PHA-owned public housing,  
putting it more at risk of being lost from the 
inventory than conventional public housing.”  

RAD does not cede public ownership or control of 
public housing, which is what “privatization” 
typically means. Rather, by statute, PHAs must 
retain ownership or control over RAD-converted 
housing.  
 
In the event that a PHA fails to properly maintain 
or operate converted housing, RAD allows HUD 
to convey ownership or control to another PHA 
or public entity, or if none is available to assume 
this responsibility, to a nonprofit or for profit 
entity that can. This is designed only as a last-
resort measure to prevent the housing from 
being lost from the affordable housing and 
residents from being permanently displaced.  
 
Unfortunately, prior to RAD, over 10,000 units of 
public housing was being demolished each year 
since PHAs lacked sufficient funding to maintain 
properties. This displaced tens of thousands of 
public housing residents and forced them to seek 
other hard-to-find options in the private market. 
 

“Public housing converted to Section 8 housing 
has different affordability measures and fewer 
rights and protections for residents than 
conventional public housing provides.”  
 

RAD maintains the same affordability 
requirement as conventional public housing and 
other forms of HUD assisted housing, ie, 
residents pay no more than 30% of their adjusted 
income rent. In helping design RAD, public 
housing advocates such as the National Low 
Income Housing Coalition worked to assure that 
residents have the same rights, processes and 
protections—if described in slightly-different 
words—under RAD Section 8 housing as Section 9 
based public housing now.  
 

“When public housing funding is converted to 
Section 8 contracts under RAD, PHAs or their 
partners could eventually ‘opt out’ of renewing 
the Section 8 contracts and sell off the RAD-
converted housing to private interests—in the 
way that some other Section 8 housing has been 
lost over the years.”  
 

RAD statutorily requires that PHAs “shall seek to 
renew” RAD-issued Section 8 contracts when 
they terminate in 15 to 20 years and that HUD 
“shall renew” the contract. No PHA or its partner 
can therefor “opt out” of a RAD-issued Section 8 
contract in the way that some private owners 
with Section 8 contracts can—regardless if it is a 
Project Based Voucher (PBV) contract issued by a 
PHA, or Project Based Rental Assistance (PBRA) 
contract issued by HUD.  
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The “shall-shall” provision of the RAD statute 
effectively makes RAD-converted housing 
affordable in perpetuity, as an affordable housing 
use agreement runs concurrently with the 
Section 8 contract. By contrast, conventional 
public housing offers no such assurance of 
perpetual affordability, as its use agreement or 
“Declaration of Trust” is time limited and can be 
released when public housing is not properly 
maintained and demolished.  
 

“RAD is like HOPE VI in which thousands of public 
housing units were lost and residents were 
displaced.”  

Unlike HOPE VI, RAD requires “one-for-one” 
preservation and/or replacement of current 
public housing units. While residents of RAD- 
converted housing can be temporarily relocated 
they cannot be permanently displaced.   
 
Allowances are made for not preserving a very 
limited number units under RAD conversions 
that, for example, have been recently damaged 
and are unlivable or converted into a social 
service space—where residents do not live 
currently.  
 

“RAD can require relocation in which residents 
under other HUD programs have often been 
unable to able to return to their housing and lose 
it.”   

Residents of housing being converted under RAD 
can be temporarily relocated for two reasons as 
outlined below. But they are assured of the right 
to return to the converted development without 
any re-screening required when— 
1) units are being substantially rehabilitated in 

which rehab can’t be undertaken with 
residents in place, or when 

2) substantially deteriorated, functionally 
obsolete, economically non-viable or 
otherwise non-suitable housing for residents 
needs to be replaced with new construction 
or other up-to-date housing.   

 
In these situations, PHAs are required to 
temporarily relocate residents to other available 
public housing or provide a voucher and 
assistance to secure temporary housing until 
construction is completed. The Uniform 
Relocation Act also applies in either of these 
relocation situations.  
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“In seeking private investment to fix up RAD-
converted housing, PHAs can sell-off public 
housing to private investors that are not bound by 
public housing or RAD rules and resident 
protections.”    
 

Even when private investment is sought by PHAs, 
they must retain public ownership or control over 
RAD-converted housing with all of the RAD- 
prescribed affordability provisions, resident rights 
and processes—including no displacement or re-
screening of current residents and other 
protections.  
 
Since the 1980s when the Reagan Administration 
ended many of the direct low-income housing 
subsidies, affordable housing owners—including 
many PHAs—have had to rely on private 
investment encouraged through the tax code to 
supplant funding cuts. In return for tax savings 
afforded through Low Income Housing Tax 
Credits (LIHTCs), private investors have been 
willing to provide billions of dollars of needed 
capital to improve affordable housing, including 
HUD assisted and public housing.  
 
When seeking tax credit investments, PHAs must 
participate in a limited-liability partnership (LLP) 
that is formed for a 15-year period to temporarily 
“own” and be responsible for improvements and 
operations of the property to claim allowed tax 
benefits. This legally necessitates a PHA to 
convey or “sell” the building(s)—but typically not 
the underlying land—to the LLP. When 
undertaken with RAD, a PHA is required to take 
an ownership position or otherwise maintain 
control over a property through the life of the LLP 
and beyond. When the LLP terminates in 15-
years, the PHA can exercise its ownership or 
controlling interest to re-assume full ownership 
of the property; or it may choose at that time to 
seek needed additional investment under a new 
LLP structure—assuming the LIHTC or similar 
benefits are available to potential investors at 
that time.  
 
Nonprofit and for-profit owners of affordable 
housing—and many PHAs using HUD’s Mixed-
Finance Program for many years—have routinely 
used the LLP structure and such control measures 
to generate needed investments and retain 
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ownership and/or control over the property long-
term. RAD makes accessing LIHTCs simpler and 
less costly for interested PHAs while assuring 
their long-term public stewardship over public 
assets. 
 

“PHAs using tax credits in HOPE VI and Mixed 
Finance deals led many problems that are bound 
to be the same when PHAs use tax credits with 
RAD-converted housing.”  

RAD was designed to avoid unfortunate problems 
with the HOPE VI program and the Mixed Finance 
financing structure that has been used by PHAs 
since 1996. Unlike Mixed Finance lacking such 
controls, RAD requires PHAs using LIHTCs to 
assume any number of ownership or control 
measures over the partnership structure. These 
include continued ownership of underlying public 
land; majority control of the managing general 
partner interest in an LIHTC partnership; control 
over major management decisions in a 
partnership, including budgeting, leasing, 
property management, etc; the right to re-
purchase investor interests at the end of the 
LIHTC period; and more.  
  

“RAD requires privatizing property management 
and other functions normally handled by PHA 
staff.” 

RAD does not require PHAs to “privatize” 
property management or other functions instead 
of capable agency personnel. Most conversions 
of assistance under RAD continue to rely on 
current PHA staffing, accommodating labor or 
other personnel agreements that may be in 
place.  
 
When PHAs opt to participate in tax credit LLPs 
with private partners, more often than not, the 
PHA and its partners look first to continue to 
engage the agencies’ already-in-place 
management, site and other staff. They are the 
most experienced in running the property and 
working with residents. They afford seamless 
operating capacity at a site even if they require 
training on transitioning from conventional public 
housing systems and processes to the Section 8-
based operating platform. 
 
PHA or any other staff will be expected to 
perform management tasks to the standards of 
other well-managed properties that public 
housing residents have the right to expect as 
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well—managing the property to budget, meeting 
leasing and occupancy targets, providing 
responsive maintenance, coordinating high-
quality resident supports, and other standards 
common to other Section 8/LIHTC-supported 
multifamily properties.  
 
If a PHA cannot demonstrate a solid record or 
strong potential in managing the property to 
needed standards, a PHA and its partners may 
seek alternative property management or other 
staffing arrangements to meet expected 
standards. 
 

“RAD cost-neutral rent levels that are below Fair 
Market Rent standards encourage PHAs to 
‘cream’ the conventional public housing inventory 
by converting only properties with modest or no 
rehab needs at all.”   

The record to date does not indicate that PHAs 
are “creaming” the public housing inventory due 
to RAD rents. While about one-third of housing 
authorities have RAD rents at or above their local 
fair market rents (FMRs), two-thirds don’t. 
Regardless of RAD-to-FMR rent margins, agencies 
are using long-term Section 8 contracts to 
leverage gap funding and meet deeper capital 
needs even in high-cost markets. Across 110,000+ 
units that have been converted to RAD, the 
average amount of rehab undertaken is just shy 
of $60,000 per unit. And over 10% of properties 
with the greatest capital needs have been 
replaced with new construction housing under 
RAD.  
 
Even when PHAs opt to convert properties under 
RAD that do not need any immediate rehab, 
these properties are required to meet stringent 
replacement reserve requirements to assure that 
repairs can be made when warranted. This 
enables PHAs to properly plan and efficiently 
assemble needed limited resources when 
properties actually need to be repaired. This 
contrasts with conventional public housing in 
which PHAs are actually prohibited from 
budgeting and holding replacement reserves until 
a property may need repairs—and works against 
their ability to properly plan and secure needed 
rehab resources at the appropriate time. 
 

 


