HOUSING AUTHORITY of the CITY of PASSAIC
52 ASPEN PLACE
PASSAIC, NEW JERSEY 07055
TELEPHONE (973) 365-6330
FAX (973) 365-0017

RENTAL ASSISTANCE DEMONSTRATION PROGRAM (RAD)
RESIDENT INFORMATION NOTICE (RIN)

June 3, 2024

Dear Alfred Speer Village Resident:

You are invited to a resident meeting to talk about Passaic Housing Authority’s plans to convert Alfred
Speer Village from the public housing program to Section 8 rental assistance under the Rental Assistance
Demonstration (RAD). The meeting information is:

Place: 33 Aspen Place, Passaic, NJ — Community Room
Dates: June 13, 2024 & June 27, 2024
Time: 6:00 PM

RAD is a voluntary program run by the U.S. Department of Housing and Urban Development (HUD).
Under RAD, HUD will change the way it provides rental assistance to the property from public housing
to a long-term Section 8 assistance contract. The Section 8 program would make it easier for us to access
money to repair and improve the property, either now or in the future.

This letter describes your rights under RAD and
explains how a RAD conversion might affect you.
Whether we participate in RAD or not,
you will still get rental assistance.

Your Right to Information

With this letter, we have included “Attachment #1,” which is a description of our current plans for the
property. At the meeting, we will describe the RAD program and our current ideas in more detail. If we
submit an application to HUD and are accepted into the program, we will have at least one additional
meeting with you about our plans. You have the right to hear about major changes in the plans for the
project, and we will invite you to additional meetings if key features of the plans change. You also have a
right to organize and to form a resident organization to serve as your voice and to help you become well
informed about the RAD plans.



Your Right to Rental Assistance

Our decision to participate in RAD does not affect your rental assistance eligibility. You are not subject
to new eligibility screening. If we satisfy all HUD requirements and the property is placed under a Section
8 Housing Assistance Payment (HAP) contract, you have a right to ongoing rental assistance as long as
you comply with the requirements of your lease. In most cases, your rent will not change with the
conversion from public housing to Section 8. In the rare event that your rent calculation would change
(most commonly, when you are paying a “ceiling rent”), the increase would be phased in over time.

Your Right to Return

You have a right to return to an assisted unit once any construction work is done. However, we may need
to move you during construction and your post-construction home may be a different unit than your
current home. If the plans involve the transfer of the rental assistance to a different site, you may need to
move to the new site to keep your rental assistance (provided that it is within a reasonable distance of
your current home), but you still have a right to an assisted unit.

You get to return to a RAD Section 8 unit unless you choose to move somewhere else. If you believe the
plans prevent you from exercising your right to return, you have the right to object to the plans. RAD
program rules require us to make sure that anyone who wants to return can do so.

Your Right to Relocation Assistance

In some situations, we may need to relocate you from your unit temporarily in order to complete repairs
or do construction. Since we are at the beginning of the planning process for the RAD conversion, we
don’t yet know whether you will need to move. You do not need to move now.

If we require you to move, you are entitled to certain relocation protections under the RAD rules,
including, in all cases, advance written notice and detailed information about the move. The other
specific relocation protections depend on the situation, but may include advisory services, moving
assistance, payments and other assistance.

In some cases, you have additional rights under other Federal laws, such as the Federal Uniform
Relocation Assistance and Real Property Acquisition Policies Act, often referred to as the “Uniform
Relocation Act.” If the Uniform Relocation Act applies, we must give you a “General Information
Notice” which is also referred to as a “GIN.” To make sure we are complying with the Uniform
Relocation Act, we are including the GIN with this letter. The GIN describes rights you have, but may
also describe situations that don’t apply to you.

Don’t Put Your Rights at Risk!

You are always welcome to move based on your household’s needs and personal goals. However, if the
RAD effort will require relocation and you choose to move from the property on your own without
waiting for instructions from us, you may lose your eligibility for relocation payments and assistance. If
you want to preserve your relocation rights, please wait until you get a Notice of Relocation and
instructions to move from us!

The RAD conversion, and any relocation associated with it, must be implemented consistent with fair
housing and civil rights requirements. If you need a reasonable accommodation due to a disability, or



have other questions about the RAD conversion, please contact Lismarie Guerrero via email at
Lguerrero@passaichousing.org, who will assist you. If you need to appeal a decision made by us, or if
you think your rights aren’t being protected, you may contact Newark Field Office of the U.S.
Department of Housing & Urban Development.

Because we are very early in the process, the plans for the RAD conversion are likely to change. We are
holding resident meetings to share our current ideas and will keep you informed about major changes to
these ideas as we develop our plans. You should also share with us any information you have on repairs
that need to be made, since you know the property best. We will give that information to the people who
are helping us figure out what work needs to be done at the property.

We hope this letter gives you useful information about your rights. We are also including with this letter
a list of frequently asked questions and answers that may help you understand the RAD program better.
We encourage you to come to the resident meetings to learn more about how the RAD conversion would
impact your property and you.

Sincerely,
@/:/1(1/(/ Oﬁ f/zé/m/w

RONALD VAN RENSALIER
Executive Director

Attachments: Current Plans for the Property
Frequently Asked Questions and Answers
General Information Notice



Attachment #1
Current Plans for the Property

Note: These plans may change as we do more research and secure necessary funding. As we improve the
plans, we will consider the following: your opinions; an independent professional’s analysis of what
needs to be repaired at the property; the cost to maintain the property for the long-term; and the financing
we may be able to obtain.

The Passaic Housing Authority is proposing to redevelop the Alfred Speer Village complex in three (3)
phases. Four of the Existing buildings will remain and be rehabilitated and the two buildings on State
Street will be demolished. Two new buildings will be constructed on-site as part of the Phase 1 and the
Phase 3 developments. Speer village was originally constructed in 1953 and is currently obsolete. The
Housing Authority is proposing to redevelop this complex as follows:

Phase 1

The demolition of the office building located at 52 Aspen Place and construction of 120 multifamily new
construction units on this site. Sixty-four (64) of these units will be used to relocate residents as a result
of the proposed demolition of two 2 existing buildings in Phase 3 development.

Phase 2

This phase includes the rehabilitation of four (4) of the existing buildings (264 units) via the Rental
Assistance Demolition (RAD) Program. Rehabilitation will be robust and include replacement of all
outdated systems and finishes to ensure long-term viability. All units will be subsidized via the Section 8
Project Based VVoucher Program.

Phase 3

The final phase will include the demolition of the 2 remaining buildings on State Street and the
construction of an additional 120 mixed income units.

The existing Alfred Speer Village includes 383 units. We contemplate that the redeveloped site will
include up to 504 units. All existing and remaining residents of Speer Village will be offered to remain in
place or be offered another unit at the complex.



Attachment #2
Frequently Asked Questions
about RAD Conversions

Will a RAD conversion affect my housing assistance?

You will not lose your housing assistance and you will not be subject to eligibility re-screening as a result
of the RAD conversion. You can remain in your unit regardless of your current income. However, your
PHA will continue to follow its annual and interim re-examination processes, including re-examination of
your income to adjust your rent. These requirements will be in your lease.

In a RAD conversion, your housing assistance will change from being public housing assistance to being
Section 8 housing assistance under either the Project Based VVoucher (PBV) program or the Project Based
Rental Assistance (PBRA) program. The PHA chooses whether to convert the unit to PBV or PBRA.

Will a RAD conversion affect my rent?

Most residents will not have a rent increase as a result of a RAD conversion. However, if you are paying
a flat rent in public housing, you will most likely have to pay more in rent over time. If your rent changes
by more than 10% and requires you to pay more than $25 per month in additional rent, your new rent will
be phased in. If the increase in your rent is less than 10% or $25 per month, the change in rent will be
effective immediately.

How can | participate in the RAD planning process?
Prior to participating in RAD, HUD requires PHAs to:

e Notify all residents at the property about their RAD plans, and

e Conduct at least two (2) meetings with residents.
These meetings are an opportunity for you to discuss the proposed conversion plans with your PHA, ask
questions, express concerns and provide comments. These meetings are also an opportunity to tell the
PHA what you think needs to be repaired at the property. The PHA can then consider that information
when developing plans for the property.

The PHA must have at least one more meeting with all residents of the property before HUD approves the
final RAD conversion. This additional meeting is another opportunity for the PHA to keep you informed
and for you to provide comments about the PHA’s RAD conversion plans.

In addition to these resident meetings, your Resident Advisory Board (RAB) will also be consulted and
have an opportunity to make recommendations on your PHA’s RAD conversion plans during the PHA
Plan public hearing process.

What if | need accommodations to participate?

Your PHA must make materials available in accessible formats for persons with disabilities and must
make meetings accessible for persons with disabilities.

Your PHA must also provide language assistance to persons with limited English proficiency so that you
can understand materials, participate in meetings, and provide comments on the proposed RAD



conversion. This may include providing written translation of the PHA’s written materials and providing
oral interpreters at meetings.

Will I have to move if my home or building is rehabbed?

If the repairs planned at your property are small, you will most likely be able to stay in your home during
renovation. If the repairs planned at your property are more extensive, you will most likely need to be
relocated during rehabilitation. Even if you are required to move during the construction, you have a right
to return to a RAD-assisted unit after construction is completed.

If relocation will last longer than 12 months, you benefit from additional protections as a “displaced
person” under the Uniform Relocation Act. In this situation, you will be able to choose between the
permanent relocation assistance that you are eligible for under the Uniform Relocation Act and the
temporary relocation assistance (including the right to return) that you are eligible for under RAD. This is
your choice and the PHA must work with you so you have the information you need to make this choice.

What changes will I see in my lease renewal process?

At the time of the RAD conversion, you will need to sign a new lease. Unless there is good cause for
eviction based on your actions, your new lease will continue to renew. Under both the PBV and PBRA
programs, a property owner who tries to end your lease must give you notice and grievance rights similar
to the rights you have under public housing and the owner must follow state and local eviction laws.

Will RAD affect my rights and participation as a resident in the development?

RAD keeps many of the resident rights available under public housing such as the ability to request an
informal hearing and the timeliness of termination notification. You also have a right to organize, and
resident organizations will continue to receive up to $25 per occupied unit each year.

Will RAD increase my ability to choose where | live?

In most cases, you will have greater choice in where to live through the RAD “choice mobility option.”
This option is available under PBV after living in a RAD property for one (1) year and under PBRA after
living in a RAD property for two (2) years. After the required time living in the RAD property after
conversion, you may request a Housing Choice Voucher (HCV) and will have priority on the HCV
waiting list when an HCV is available.

Will I still be able to participate in self-sufficiency programs?

The public housing Family-Self-Sufficiency Program (PH FSS) helps families obtain and maintain living
wage employment (income that covers a family’s basic needs) by connecting residents to services. If you
are a current participant in an FSS program, you will still be able to participate in FSS after the RAD
conversion.

If your development converts to PBV, you will be automatically moved from the public housing FSS to
the Housing Choice Voucher FSS program if your PHA has a Housing Choice VVoucher FSS program.
The rules for both public housing and Housing Choice Voucher FSS programs are very similar.

If your development converts to PBRA, you may continue your participation in FSS until your current
contract of participation ends. New participants may enroll only if the owner voluntarily establishes an
FSS program at the site.



The Resident Opportunities and Self Sufficiency-Service Coordinators Program (ROSS-SC) program
provides public housing residents with coordinators to connect them to supportive services and
empowerment activities.

If you are a current participant in the ROSS-SC, you can continue to participate in ROSS-SC until
program funding is used up. Once the grant funds are spent, your PHA cannot apply for a new grant for a
RAD property.

What if I need more information?

For more information, go to the RAD website, www.hud.gov/rad.



http://www.hud.gov/rad

Attachment #3
General Information Notice

HOUSING AUTHORITY of the CITY of PASSAIC
52 ASPEN PLACE
PASSAIC, NEW JERSEY 07055
TELEPHONE (973) 365-6330
FAX (973) 365-0017

RENTAL ASSISTANCE DEMONSTRATION (RAD)
GENERAL INFORMATION NOTICE (GIN)

June 3, 2024

Dear Alfred Speer Village Resident:

The property you currently occupy is being proposed for participation in the Department of Housing and
Urban Development’s (HUD) Rental Assistance Demonstration (RAD) program. At this time, we expect
that [the proposed acquisition, rehabilitation or demolition, may require you to be relocated (temporarily
or permanently) from your unit].

We will provide further details to you as plans develop. This notice does not mean that you need to leave
the property at this time. This is not a notice of eligibility for relocation assistance. The remainder of this
letter only applies to situations where you will need to be relocated from your unit. This notice serves to
inform you of your potential rights under the RAD program and a federal law known as the Uniform
Relocation Assistance and Real Property Acquisition Policies Act (URA). If the proposed RAD project
receives HUD approval and if you are displaced permanently as a result, you may become eligible for
relocation assistance and payments under the URA, including:

1) Relocation advisory services that include referrals to replacement properties, help in filing payment
claims and other necessary assistance to help you successfully relocate;

2) At least 90 days’ advance written notice of the date you will be required to move;

3) Payment for moving expenses; and

4) Payments to enable you to rent a similar replacement home.

NOTE: Aliens not lawfully present in the United States are not eligible for URA relocation assistance,
unless such ineligibility would result in exceptional and extremely unusual hardship to a qualifying
spouse, parent, or child as defined at 49 CFR 24.208(h). All persons seeking relocation assistance will be

required to certify that they are a United States citizen or national, or an immigrant lawfully present in the
United States.



As a resident of a property participating in RAD, you have the right to return to the project after the
project is complete. You will be able to lease and occupy a unit in the converted project when
rehabilitation is complete.

If you are permanently displaced from your home, you will not be required to move until you are given at
least 90-day advance written notice of any required move and at least one comparable replacement
dwelling has been made available to you. If you are temporarily relocated and your temporary relocation
lasts more than one year, you will be contacted and offered permanent relocation assistance as a displaced
person under the URA. This assistance would be in addition to any assistance you may receive in
connection with temporary relocation and will not be reduced by the amount of any temporary relocation
assistance you have already received.

If you are required to relocate from the property in the future, you will be informed in writing. The
Passaic Housing Authority will inform you of what assistance and payments you are eligible for if you
will be relocated because of RAD and how you will receive these payments. If you become a displaced
person, you will be provided reasonable assistance necessary to complete and file any required claim to
receive a relocation payment. If you feel that your eligibility for assistance is not properly considered, you
will also have the right to appeal a determination on your eligibility for relocation assistance.

You should continue to pay your rent and meet any other requirements specified in your lease. If you fail
to do so, Passaic Housing Authority may have cause for your eviction. If you choose to move, or if you
are evicted, prior to receiving a formal notice of relocation eligibility, you may become ineligible to
receive relocation assistance. It is very important for you to contact us before making any moving plans.

You will be contacted soon so that we can provide you with more information about the proposed project.
If the project is approved, we will make every effort to accommodate your needs. In the meantime, if you
have any questions about our plans, please contact: Lismarie Guerrero, Confidential Secretary, 52 Aspen

Place, Passaic, NJ 07055, 973-405-5934, Lguerrero@passaichousing.org.

This letter is important to you and should be retained.

Sincerely,

@2/2(1/{/ (/)a//z @8(’]/?067//(’/

RONALD VAN RENSALIER
Executive Director



