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I. Introduction and Project Summary
The Housing Authority of the City of Hot Springs (HACHS) with the concurrence of the community is undertaking the redevelopment of Mountainview Towers (120) elderly/disabled units, Eastwood Heights (140) family units, and Eastwood Gardens (105) family units that will be redeveloped under the Rental Assistance Demonstration (RAD) Program using the Low-Income Housing Tax Credit Financing Program (LIHTC), HOME Funds and other local resources. Most, if not all, of the residents will require temporary relocation while the extensive modernization and renovations are occurring. Tenant belongings will be relocated with the tenant while the work in undertaken. HACHS will be modernizing the units including interior and exterior renovation causing tenants relocation. Generally, the relocation time should not last longer than 90 days on each unit during the construction period. In other words, the kitchen and bathroom cabinets and sinks, electrical renovation, water heaters, 504 upgrades, and wall removals may be occurring on the developments.  The resident will be required to move, since the work to be performed may include extensive renovation of the tile floor, painting, reworking plumbing, etc. At the end of the relocation, if eligible for the unit configuration types at the site, tenants will be allowed the opportunity of the right to return to the property. There may be some additional tenants, based on individual qualifiers, that may be offered the opportunity of additional housing opportunities for permanent relocation.
The current configuration and end configuration of the developments are as follows:

	Hot Springs Housing Authority 

	Bedroom Size by Projects

	
	
	

	PROJECT
	
	

	EASTWOOD HEIGHTS
	

	
	
	

	1 Bedroom
	10
	

	2 Bedroom
	70
	

	3 Bedroom
	60
	

	4 Bedroom
	0
	

	Total Units
	140
	

	
	
	

	EASTWOOD GARDENS
	

	
	
	

	1 Bedroom
	13
	

	2 Bedroom
	50
	

	3 Bedroom
	34
	

	4 Bedroom
	8
	

	Total Units
	105
	

	
	
	

	MOUNTAINVIEW TOWERS

	
	
	

	0 BEDROOM
	120
	

	Total Units
	120
	

	
	
	

	GRAND TOTAL
	365
	


The ADA (Section 504) renovation requires temporary relocation for those families in those units that are undergoing substantial renovations to convert the units to full 504 accessibility standards. The families may require a temporary/permanent relocation to another unit.  Tenants will be provided the services as required under the Uniform Relocation Act (URA). HACHS anticipates the redevelopment to be completed in a multi-phase over a two-year period using tax credits as the major source of funding for the renovation. It is anticipated that a few residents may be relocated through the Housing Choice Voucher (if necessary) but most if not all relocations will occur within the public housing portfolio. Since the construction will be scheduled to occur on vacated units in the development- the HACHS will start holding vacancies once the RAD plans are approved and closing has been set for the renovation to ensure adequate vacancies at the development to start the process- the impact will be minimal and most if not all families, will remain on the development and just moved to an alternate unit that has or has not been renovated during the process. 

The HACHS has undertaken work similar to this in the past- and has experience in minimizing the impact on the resident population. HACHS will use staff and contractors to assist the families with the temporary relocation- and families have the right to return upon completion. The HACHS is undertaking a full revitalization and conversion of all developments that are needed in order to reverse the continued decline of public housing and allow the property to compete in the community for qualified residents. 
HACHS has involved and informed residents from the very beginning in the program of the conversion under RAD and has sought input into the plan. The HACHS has kept and will continue to keep residents current on its plans for the developments. To date these activities have included meetings, workshops, public notice, and working with the resident groups and ---this has proven particularly helpful in bringing tenants' views into consideration on a timely basis. HACHS prepared a resident questionnaire (survey) and will use it to solicit and consider tenants' views on the program's impact and help address any special needs.
HACHS has fully considered the residents views on the redevelopment and especially in the relocation of tenants from the developments. The HACHS will utilize the staging of the construction of the program as an important method in which the temporary relocation of tenants can be achieved with minimum disruption of the residents. Existing public housing, non-revitalized units on the site will be available to provide the resource for many if not all the residents to relocate. Upon completion, those residents temporarily relocated will return to the unit and/or building/development whenever possible. HACHS intends to use vacancies arising in its inventory of the apartments in the development so that it may create a meaningful temporary relocation resource. Priority for any relocation will be given to those families that must be relocated to remain in the same development.

HACHS will pay for the relocation cost to move residents on a temporary basis. HACHS will pay those eligible relocation costs, including utility transfers in accordance with the Uniform Relocation Act for the relocation of residents under the RAD program. Although it is not anticipated that many vouchers will be required for relocation, if it is required, HACHS will assist residents with the program requirements, assist them in finding an available Section 8 unit, and further assist them to remain in Section 8 housing through the mobility-counseling program. All the relocation will be conducted in accordance with the rules of the Uniform Relocation Act governing this proposed action. 

The HACHS is using funding assistance from the tax credit program and other allowable program funds for the renovations and redevelopment of the sites. All families residing on the site will remain eligible for the site or housing program. Eligibility requirements for the future will include provisions for new applicants to be eligible for both the tax credit requirements and the PBV. In addition, no resident will be relocated until such time as funding is fully secure to begin and funding is available for that phase of the relocation, rehabilitation/construction, and counseling requirements. 
Information and Consultation

HACHS provides residents with a general information notice advising them of the possible affects of proposed action.

Residents required to relocate due to renovation construction work will receive certain benefits in the form of notices, advisory and counseling services, and housing assistance payments as appropriate. HACHS will follow the notices, services and payments as required by the Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970, as amended (also known as the Uniform Relocation Act, or "URA") for the program funded. The policies and procedural requirements of the URA as applied to HUD-funded programs are consolidated in HUD Handbook 1378, "Tenant Assistance, Relocation and Real Property Acquisition", PIH 2014-17 RAD Relocation, and other requirements will be followed by the HACHS. 

Generally, the following notices, counseling and benefits will apply to this project. The timing of notices and services, and the levels of benefits may vary depending on the nature and timing of specific project and phasing activities, and the rules associated with various types of funding.

Notices 

The following notices will be provided to residents in developments scheduled for rehabilitation under the redevelopment subject to the URA: 

· General Information Notice (GIN). HACHS has notified residents of its decision to convert to RAD and to apply to agencies for redevelopment funding. The HACHS will bring this notice more current as other activities and the approval process takes place. HACHS will further provide the residents with an updated General Information Notice once all components are approved and in place. This notice explains the nature of the proposed project, description in general terms of the relocation assistance that HACHS will make available to residents, and explain the proposed timetable for relocation. The notice further states that the HACHS will provide all residents with comparable replacement housing and urge them not to move. HACHS will further update the notice since the timing of the original notice may not have the sustaining impact and more current notices will vary depending on local circumstances, project timing and phasing, and other considerations such as the opinion of the HACHS regarding the adequacy of known information about the project. The notice will be made in accordance with Relocation Handbook 1378, and applicable statutes and regulations.

· Notice of Non-displacement, or Notice of Eligibility for Relocation Assistance. As soon as feasible following HUD approval of the HACHS’s final approval of the RAD or Revitalization Plan, whichever comes first, the HACHS will provide residents with a more specific notice of their rights. Residents who will move temporarily will receive a Notice of Non-displacement. This document will inform residents of the specific relocation services and benefits to which they are entitled, when they will receive those services and benefits, and any procedures that must be followed to obtain them. This notice will again advise residents not to move.

· Thirty Day Notice. No resident to be temporarily displaced will be required to move unless the household has first received at least 30 days written notice of the earliest date the family will be required to move. The 30 Day Notice will either state a specific date the family must move, or state the earliest possible date for a move and indicate that the family will receive another notice providing the specific move date at least 30 days before they are required to move.
· Ninety Day Notice. No resident to be permanently displaced will be required to move unless the household has first received at least 90 days written notice of the earliest date the family will be required to move. The 90 Day Notice will either state a specific date the family must move, or state the earliest possible date for a move and indicate that the family will receive another notice providing the specific move date at least 30 days before they are required to move. 
Advisory Services and Counseling 

Relocation advisory services will include one or more personal interviews with each household. Typically, the HACHS will survey residents early in the process to determine each household's general relocation needs, and then provide additional counseling, services and information as specific issues are identified.  The HACHS will have plans and processes in place to communicate with families who are not proficient in English, and with people with disabilities. 

At minimum, HACHS’s advisory services and counseling will:

· determine the needs of individual families;
· explain the availability of relocation benefits and services, including the eligibility requirements, the procedures for obtaining benefits and services, and the amount of the replacement housing payment, if any; 

· explain the timetable for temporary relocation or permanent displacement;
· advise the family of specific comparable replacement dwellings that will be available;
Moving Expenses

Relocating residents are entitled to payment for their actual moving and related 

relocation expenses, so long as those expenses are reasonable. The payment must include expenses for: 

· transportation to replacement dwelling;
· packing, moving and unpacking furniture and family belongings;

· storage for a period not to exceed 12 months; 

· disconnecting, dismantling, moving and re-assembly of household appliances; 
· utility hook-ups, including re-installation of telephone and cable service;
· insurance against loss of personal property during the move, or the replacement value of any property lost, stolen or damaged during the move

· credit checks; and 
· other reasonable moving expenses. 

Relocation Resources

All eligible residents, who are relocated, will receive the appropriate services and benefits required. The HACHS relocation resources for the development include: (1) priority for available units at the specific development undergoing the work (2) priority for vacant turnover units of at other HACHS developments; and (3) priority for tax-credit and other units available after the redevelopment on the specific site or other HACHS sites, (4) priority for the Voucher- whenever needed. The HACHS will use all available resources to identify and move residents into their desired housing preference. On a limited basis, residents will be offered available housing choice vouchers during the relocation process.

The relocation developments are within reasonable distance to bus lines and services.  All sites are to be made handicap accessible and also accessible to shopping areas, employment areas, grocery stores and medical offices.
HACHS has addressed the housing issues of disabled families and families with disabled members by proactively making all programs and services available to qualified families. All facilities operated and programs managed by HACHS will be made 504 compliant or at least the minimum number of units will be made 504 compliant. If relocated disabled families are having difficulty in the relocation, HACHS will provide for reasonable accommodations to address the issues. HACHS has handicapped-accessible units in the public housing program. These units are available in the necessary bedroom sizes. During gathering data on the relocation survey, HACHS included a specific area on the survey to assist families and the HACHS in identifying special needs of each family. These special needs will be considered in making relocation offers.    

(1) Vacant Turnover of Units at Other HACHS Sites: 

To accommodate all households needing a unit, HACHS has prioritized the displaced families as the highest priority for vacant turnover units. HACHS provides for this priority in the current Admission and Occupancy Policy (ACOP) and will further include it in the updated Administrative Plan. The policies are incorporated in the PHA Plan process and remain supporting documents to the PHA Plan. 

(2) HACHS Developments:

The HACHS determined that families would be relocated at least once during the multi-phased undertaking of redeveloping the 3 developments. The mandatory transfers to other available public housing or converted stock will be accomplished through turnover of the existing housing at the development, as well as using the redeveloped units that will be placed back on-line after rehabilitation. All families relocating to public housing and other sites will be offered decent, safe and sanitary units that meet the local occupancy codes and UPCS or HQS- depending on the program requirement. All properties are inspected prior to occupancy and before relocation, the units are determined that they meet UPCS or HQS. 

(3) Redevelopment Sites:

As the development continues through redevelopment- current residents will be prioritized for returning to the development/unit. Based on the individuals needs and from information gathered during the initial survey data, HACHS has designed a plan to address all the family’s requests during the relocation process. During the redevelopment process, the HACHS will retain the current configuration of the developments and bedroom sizes.
Use of Section 8 Vouchers During the Relocation Process

HACHS has determined that the HCV Program may be needed for a limited number of families during the relocation activities. HACHS has a limited voucher program- but may need it to address special situations when they occur. Relocated families will have priority over current families on the waiting list- if the voucher is needed for relocation.
II. Resident Return and Re-occupancy Policies

HACHS has determined that the first choice of many residents of the development site is to remain a part of the community during the process and after the conversion to Project-based Vouchers under RAD. There is no rescreening or re-eligibility requirements- therefore all families are eligible for the new units after renovation. HACHS has presented a method that all families will be provided a tenant survey on the relocation/selection process and will update the survey information prior to relocation, if and when required. 
Typically, there is no rescreening. Residents that are temporarily relocated must remain in good standing and have the first-priority right of re-occupancy of the revitalized unit at the development. HACHS has and will continue to plan collaboratively with residents and other stakeholders to establish the occupancy terms and conditions for the revitalized community as a result of tax-credit funding and other final issues that may arise. Relocation activities will not begin until the re-occupancy standards are established, with resident consultation. Consistent with the goal of maximizing the opportunities for the residents, HACHS will also attempt to identify potential obstacles with any re-occupancy and assist with counseling and special services aimed at overcoming any special needs. 

HACHS does not foresee any imposed conditions on the rights of residents to return to the revitalized site/unit other than being a resident in good standing. It is anticipated that all residents will remain in good standing and are in compliance with good standing requirements. Any resident that is not in good standing will be notified of non-compliance and given an opportunity to cure the deficiency.
III. Summary of Moving Cost
Temporary Moves
It is anticipated that most, if not all, will have temporary moves which are required for a two-way move. The move will be from their current unit to another vacant unit for 90 days or less and then the family will be moved to a unit that is the correct bedroom size at the same site whenever possible after rehabilitation is complete.

· Number of and cost amount for two-way moves (i.e., a move to another unit and then a return move) within the same development/complex.( estimated cost of $1,100 movement each way)
· Number of and cost amount for two-way moves to a unit not in the

same development/complex, carried out by the HACHS. (limited number based on the survey)

· Number of and cost amount for two-way moves to a unit not in the same development/complex not carried out by the HACHS. (limited number based on the survey)
Permanent Moves
It is anticipated that a limited number or no permanent moves will be required on this project. All families are eligible to return and most will indicate that they want to return to the unit after completion of the rehab.

· Number of and cost amount for one-time moves into another unit in the same building/complex. (limited number of units)
· Number of and cost amount for one permanent move to a unit not within the same building/complex, carried out by the PHA. (limited number of units)
· Number of and cost amount for one permanent move to a unit not within the same building/complex that is not carried out by the PHA. (limited number of units)
IV. Temporary Relocation Assistance

The HACHS will assist residents who are required to move temporarily. At the Initiation of Negotiations (ION), the HACHS will send a RAD Notice of Relocation to residents who will be relocated. The HACHS will use the language outlined in PIH 2014-17 Appendices 3 and 4 sample RAD Notices of Relocation that will to be provided to residents that will be temporarily relocated.
The temporary relocation assistance the HACHS will provide for residents is outlined in (Paragraph 2-7 of HUD Handbook 1378). This assistance includes:
· Temporary Housing - The HACHS will provide temporary housing that is decent, safe, and sanitary on a nondiscriminatory basis for residents who are relocated temporarily. The units will be located in the same development-whenever possible- and HACHS will also pay for reasonable increased housing costs that the resident incurs in connection with the temporary relocation at URA levels. It is anticipated the relocation will be for a very short duration, however, should the process become longer, the HACHS will provide additional notice to affected residents as soon as the temporary relocation exceeds one year.
· Packing and Moving Assistance - Since some residents prefer to pack their own personal possessions and items of value, residents will be provided packing instructions, boxes, markers, and tape for the move. If assistance in packing is needed, the HACHS will provide the resident with information on how to request this assistance. In those cases- HACHS will assist the resident with the packing. The HACHS is responsible for covering all reasonable moving expenses incurred in connection with temporarily relocating a resident. The HACHS may reimburse the resident’s out-of-pocket moving expenses and/or directly carry out the move.

· Payment for Temporary Relocation Moving Expenses - The HACHS generally chooses to do the following:
· Undertake the moves itself, using force account labor (HACHS laborer) or a moving company;  or
· As an alternative to the HACHS’s contractor or moving company;
· Reimburse residents for all actual and reasonable moving costs.
The HACHS will not make fixed payments since such payments may not be representative of actual reasonable costs incurred. 
· Utility Costs - The HACHS is responsible for covering the expenses relating to disconnection and reconnection of necessary utilities. If the resident has telephone, cable service or Internet access, the HACHS is responsible for covering the expenses involved in transferring existing service. Utilities will be already turned on in the unit and HACHS will pay utility deposits, if required at the temporary relocation housing (HUD Handbook 1378, paragraph 2-7(A)(3)). Although not anticipated, if a resident is temporarily relocating from a public housing unit to a non-public housing unit, the resident must be reimbursed for reasonable increases in utility costs even if the HACHS utility allowance is lower than the actual costs to the resident.
V. Permanent Relocation Assistance 
It is anticipated that there are no required permanent relocations. However- should the situation change, the HACHS would use the requirements outlined in PIH 2014-17 as follows: 

Based on the local housing resources available, the HACHS will identify the replacement housing options that will be available to meet the housing needs of residents to be permanently relocated. Replacement housing options for residents that meet the definition of a “displaced person” (49 CFR 24.2(a)(9)) under the URA include, but are not limited to:
· Other Public Housing;
· Section 8 Project-Based Voucher unit;

· Section 8 Housing Choice Voucher unit;

· Homeownership housing;
·  Private-market rental housing (affordable, non-subsidized)
VI. Relocation Budget 
Based on the results of the planning process, the HACHS has a relocation budget that includes the following components:
1) The cost of administering the plan and providing assistance and counseling.
2) Reasonable moving expenses for a person with disabilities, which may include the cost of moving assistive equipment that is the personal property of the residents, the furnishings and personal belonging of a live-in aide, and/or other reasonable accommodations (HUD Handbook 1378, Paragraph 3-2).
3) The cost of the physical move of the residents’ belongings. 

This physical move cost total is based on the move scenarios anticipated or projected by the resident survey.
4) The cost estimated to pay for projected increases in monthly housing costs for temporary relocation.
5) The cost estimated to pay for the replacement housing payment (RHP) (42-month period for URA or 60-month period if section 104(d) applies).

Contingency costs estimated for carrying out the relocation process necessary to complete the proposed project. The HACHS states that these costs are indicated in the application, or attach any other information required by HUD, to support these costs.
HACHS understands that the statutory requirements and protections of the URA cannot be altered or waived by a Relocation Plan.  All tenants who are on-site at the time of the required relocation are entitled to relocation benefits unless eviction for cause is in process or recently completed.  Any eviction proceeding that commences after that date may not result in denial of benefits as required under the URA. For example, the resident is relocated, and then fails to pay rent- the resident is entitled to the relocation benefit. On the other hand- the resident is scheduled to be relocated but has not moved yet. The resident fails to pay the rent and is evicted, then the resident is not entitled to relocation benefits.
Sources of Funding

What sources of funding will be used to pay for relocation activities?

HACHS intends to utilize the following sources for funding relocation over the next 2 years:

	Program
	2017
	2018
	Total

	Operating Funds
	$0
	$0
	$0

	LIHTC
	$200,000
	$201,500
	$401,500

	Total for Relocation
	$200,000
	$201,500
	$401,500

	
	
	
	

	
	
	
	


VII. Appeal Process 
If a resident disagrees with the HACHS’s decision as to the resident’s eligibility to receive relocation assistance, the amount of a relocation payment, or the adequacy of a comparable replacement dwelling offered to a resident, the resident may file a written appeal to the HACHS. The Relocation Plan provides the specific appeal procedures to be followed consistent with 49 CFR 24.10 (and 24 CFR 42.390 if section 104(d) is involved). At a minimum, the resident will have 60 days to file an appeal with the HACHS after receiving written notification of a claim or ineligibility determination.

HACHS’s relocation plan includes an opportunity for an appeal through the HACHS’s usual grievance procedure, except that the time limit for requesting an appeal may not be less than 10 days after the family receives written notice of the disputed decision. 
VIII. Certification 
The HACHS certifies that it is in compliance with the URA and, if applicable, section 104(d).

_________________________________

___________________

          Executive Director




Date

Example 1

Housing Authority of the City of Hot Springs

Mountain View Towers, Eastwood Heights, and Eastwood Gardens

Housing Choice Survey

Instructions

The attached survey is designed to find out the special needs and any preference to a public housing converted units, tax credit, or other type of assisted unit. You must complete this survey accurately to ensure your housing choice is considered in the redevelopment process. This information is used to seek your preferences and needs for housing accommodations during the relocation process.

Please review the pre-printed information in PART A carefully to and correct any information that is wrong or outdated. Then complete PART B through D completely and accurately.

A surveyor has been assigned to assist you in obtaining the information and completing the survey from the information you are supplying. If the surveyor could not make personal contact, then please return the completed survey to the Housing Authority office as soon as possible, but no later than 10 business days from the date of receiving the form. Failure to return a completed survey may result in your Housing Choice not being used or worked within the design of the program and therefore your only option will be placement into other available housing as determined by the HACHS. 

The Housing Choice Survey questions and responses are designed to give the HACHS an estimate on the needs. It is not legally binding to you or the HACHS in the relocation or redevelopment of your development. You will receive relocation counseling and other information prior to any final choice or final actions by the HACHS.

Housing Authority of the City of Hot Springs
Mountain View Towers, Eastwood Heights, and Eastwood Gardens
Housing Choice Survey

PART A: Review General Information Section

Current Development
· Mountainview Towers
· Eastwood Heights
· Eastwood Gardens
Leaseholders Name: ___________________/_____________________





Last



First

Current Address: ______________________________________________

Daytime Phone: _________________________

Current Number of Household Occupants: ___________

Current Apartment Size:

· Efficiency

· 1- Bedroom

· 2- Bedroom

· 3-bedroom

· 4-bedroom

Current Occupants

	Name
	Sex
	Age
	Relationship
	

	Head
	
	
	
	

	Co-head
	
	
	
	

	Dependent
	
	
	
	

	Dependent
	
	
	
	

	Dependent
	
	
	
	

	Dependent
	
	
	
	


For HACHS Use Only:

Eligible bedroom size   ____

Current bedroom size   ____

 Part B: Complete Housing Preference Section

Permanent Housing Placement:

If possible, do you want to return in your development site after all construction is complete?

· Yes

· No

Do you want to be assisted in another HACHS development site after all construction is complete?

· Yes

· No

Do you want to be assisted under another program unit off the redevelopment site as your method of assistance as permanent housing placement?

· Yes

· No

If so, where _________________________________________
Temporary Housing Placement:

If you are temporarily moved during the relocation process, the HACHS wants to also try and place you according to your preference. If I am temporarily placed for relocation, I would like to be placed in the following preferences:

· Current unit on the site

· Current unit at another development housing site

If eligible for the unit size, do you wish to return to your same unit after renovation?

· Yes

· No

Do you want to remain on the site, but in a different unit?

· Yes

· No

If so, which general location___________________

PART C: Special Unit Requirements:

This portion of the survey is used to determine whether a family needs accessible or adaptable features in their housing unit. The need for such features must be verified in order to assure that the limited number of units with these features go to families who need them. No one is required to disclose the nature and/or extent of any disability.

Will you or any member of your family require any of the following?

· Ground floor unit

· Wheel chair Accessible unit

· Unit Equipped for the Vision Impaired

· Unit Equipped for the Hearing Impaired

· First Floor Bed/Bath

· Special Bathroom/Kitchen Accessible Unit

· Live-In Aide

· Separate Bedroom due to a Disability

· Other: Please explain ________________________________

Please provide the name of the family member requiring the above listed feature(s): 

_______________________

Please provide the name, phone number and address of a qualified health care or services professional that can be contacted to verify the above-described need

Name: _______________________________

Address: ______________________________

Phone Number: _________________________

Other Relocation Issues:

Do you currently have a telephone land line in your unit?

· Yes

· No

Do you currently have cable TV or satellite dish in your unit?

· Yes

· No

Do you currently have internet connection in your unit?

· Yes

· No

Will you need any other additional assistance during the relocation process?

· Medical
· Transportation

· Other (please list) ________________________

PART D: Signature Page:

With my signature below, I confirm that the information I have provided above is truthful and accurate to the best of my ability and that I have been given the opportunity to request an accessible unit or adaptable unit features. I understand that, while the HACHS will try and honor the housing choices I have selected above to the extent feasible, I may not be offered the specific type unit or program I have selected. I understand that I must complete and return this signed survey, and that failure to do so may result in placement into any available housing. I further understand that my failure to abide by the terms of the lease in any program I choose may result in the loss of benefits from that program.

Head of Household Name: ____________________________ Date: _____________

Head of Household Signature: ____________________________________________

Co-head of Household Name: __________________________ Date: _____________

Co-head of Household Signature: __________________________________________

Surveyor: __________________     Date: __________________
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