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Final Report on RAD Evaluation  

Background 

When the Rental Assistance Demonstration (RAD) program was launched in 2012, Congress 
mandated that HUD evaluate its impact “on the preservation and improvement of public 
housing, the amount of private sector leveraging as a result of such conversion, and the 
effect of such conversion on tenants.” In HUD’s recently published Final Report: Evaluation 
of HUD’s Rental Assistance Demonstration (RAD), HUD finds that the physical and financial 
condition of RAD converted properties has improved. The report states, “RAD supports the 
preservation of affordable housing by improving the physical and financial conditions of 
public housing…. More importantly, the majority of tenants surveyed have confirmed that 
the physical condition of their units and their developments was better after a RAD 
conversion.”  

This NAHMAnalysis highlights key findings from the report, and in addition, HUD has shared 
these findings in recent industry meetings and highlighted them in their recent RADBlast! 
publication.  

About RAD 

RAD allows public housing authorities (PHAs) to apply to the U.S. Department of Housing and 
Urban Development (HUD) to convert their public housing stock to a Section 8 platform, 
either project-based voucher (PBV) or project-based rental assistance contract (PBRA). This 
conversion allows PHAs to address their housing stock’s capital needs and preserve 
affordable housing over the long-term, along with protecting tenant rights and enhancing 
mobility opportunities. In regards to conversion, the report states, “by leveraging their 
projects’ PBV or PBRA subsidies after conversion, PHAs can finance debt and access other 
external funds; those funds could include grants and private-sector equity investment, 
including investment through Low-Income Housing Tax Credits (LIHTCs) and other tax credits 
or incentives.”  

PHAs can then use those funds, in conjunction with internal resources structured as grants 
or “soft loans,” to recapitalize, rehabilitate, or replace projects. Some properties use RAD for 
repositioning onto a new regulatory platform, often funding replacement reserves for future 
rehabilitation costs. Other projects use RAD to pay for upfront construction expenses to 
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rehabilitate existing buildings or, in the case of new construction, to demolish dilapidated 
structures and build new ones in their place. In some circumstances, the PHA can transfer 
the Section 8 contract to a different property; HUD calls that a “Transfer of Assistance.” 

 
Congress initially capped the amount of RAD conversions at 60,000; however it has raised 
the unit cap multiple times. Today, RAD conversions are capped at 455,000 units. This 
demonstrates the success of the program. As of October 2018, the report finds “over 
100,000 units of public housing have been converted to the Section 8 platform under RAD 
and over $12.6 billion was raised, with significant leverage, from numerous sources to 
improve the physical and financial condition of properties, which would have otherwise 
continued to decline.” (See Table 15) 

Key Findings 

HUD’s report provides substantial evidence that RAD is allowing PHAs to leverage 
financing, improve the physical and financial condition of properties, and mitigate 
negative impacts on tenants from development and rehabilitation of units.  

Tenant Relocation and Conversion Satisfaction  

The report finds that RAD conversions have not lead to displacement of residents from 
their housing. As part of the evaluation, HUD surveyed 298 residents at 18 RAD-
converting properties. The report finds that over 75% of tenants who responded to the 
survey were living in their original unit after completion of the RAD conversion; 63 
percent did not move at all; an additional 18 percent of respondents ended up in a 
different unit at the same property, and other households moved to new rent-assisted 
properties under RAD’s “transfer of assistance” authority.  

Leveraging Financing 

HUD’s report finds that RAD has been very successful at attracting capital to stabilize and 
improve public housing. From November 2011 to October 2018, the report finds a total of 
956 public housing projects with 103,268 units of public housing converted to Project-



Based Section 8 (PBRA) or Project-Based Vouchers (PBV). In total, $12.6 billion of capital 
was raised to convert these project, with an average of $121,747 per unit. (See Table 1) 

 
Improving the Physical and Financial Condition of Properties  

HUD selected and sampled 17 properties to be representative of RAD conversions. The 
report finds that the properties in the RAD sample “improved their physical condition, as 
measured by a reduction in their short-term and critical capital needs. On average, the 
sample projects had per-unit short-term needs of $12,981 before conversion and $4,608 
afterwards—a 65 percent reduction. A comparison sample of non-RAD projects over the 
same period had, on average, $3,740 in short-term needs before conversion and $8,710 
afterwards—a 133 percent increase. After conversion, the RAD projects studied have 
substantially lower critical needs (deficiencies concerning health, life, and safety such as 
accessibility deficiencies, structural defects, asbestos or lead-based paint).” (See Table 4)  

 



HUD’s evaluation also collected financial statements from a sample of 18 RAD projects 
(pre and post conversions) and 46 non-RAD projects. HUD finds that “financial indicators 
show that the liquidity and viability of RAD projects improved after conversion, while 
these indicators deteriorated for the non-RAD properties over the same period.”  

Replacement reserves are an important indicator of a property’s long-term viability. 
Based on a sample of 18 RAD projects, the reports finds the median replacement reserve 
account balance was $240,000 and “at 3.63 times the average recommended 
replacement reserve balance, these figures indicate that the RAD properties are 
operating consistent with real estate asset management best practices, building reserves 
so that they will be able to address major future capital needs when they come due.” (See 
Table 8) 

 
 

Conclusion and Next Steps 

In HUD’s November Stakeholder HUDdle: Public-Private Partnerships, HUD leadership indicated 
the next steps of evaluating RAD also focus on tenant mobility and asset portfolio management. 
NAHMA members will also be focused on the implementation of RAD for the PRAC properties, 
in hopes it will have similar preservation success. NAHMA will continue to advocate to Congress 
for lifting the RAD cap. In addition to success stories, members can utilize this RAD evaluation 
to state their case to lawmakers that RAD is a success.  


