Public Safeguards Necessary Before Redevelopment of Thurmond Heights
The following safeguards must be enacted by the HACA Board of Commissioners before proceeding with plans to redevelop Thurmond Heights:
1. 
No loss of affordable homes; one-for-one replacement of units.
a. An equal number of permanent replacement public housing units of higher quality will be made available at the newly redeveloped property or, if not at the newly redeveloped property, then in safe, desegregated neighborhoods prior to any demolition occurring.

b. The replacement units must be on a property that is child, family and community friendly -- and close to goods, services, public transportation, and jobs. 

c. The replacement units must be additional public housing units and not existing units from HACA’s other currently existing public housing developments. The replacement units must not displace existing low-income residents in other developments.
d. The permanent replacement public housing units must be set aside for families at 0-30% median family with: (a) prospective tenant rents calculated in compliance with 42 U.S.C. § 1437a and the implementing regulations; and (b) utility allowances calculated in accordance with the regulations at 24 C.F.R. § 965.501 - § 965.508 (2006).    
e. The permanent replacement public housing units must contain at least the same number of bedrooms as in Thurmond Heights or a higher number of bedrooms if needed to adequately serve the families and individuals currently residing at Thurmond Heights.

f. The permanent replacement public housing units must be made available first to Thurmond Heights’s households on the same terms (including lease terms and tenant grievance procedure) and at the same costs (including utilities, application fees, security deposits, and tenant portion of the rent) that the households were paying for their units at Thurmond Heights, subject to future changes in HUD’s rules and regulations for public housing. HACA shall otherwise operate and manage all replacement rental units in compliance with federal public housing law.

g. Replacement units must be made available onsite at the new development and, if some of the replacement units are located offsite, then west of IH-35. Thurmond Heights was specifically located West of IH-35 following a federal civil rights lawsuit against the Housing Authority to desegregate the concentration of public housing in East Austin. 

2.
Protection of displaced tenants.

a. If and when disposition, including demolition and rebuilding occurs, the residents of Thurmond Heights must be given the option to be housed in units (any temporary units during redevelopment and permanent replacement units) near their present locations to minimize school transfers and job loss and with re-orientation (assistance) to access goods and services. Residents must be provided with an adequate moving assistance package to cover the full costs of the move to temporary housing and then the replacement units. 
b. Tenants at Thurmond Heights shall not be required to vacate until a comparable replacement dwelling has been secured, and the term comparable replacement dwelling shall, at a minimum, have the meaning given under the implementing regulations for the Uniform Relocation Assistance and Real Property Acquisition Policies Act.  

c. Both before and after any potential HUD approval of HACA’s proposed disposition of Thurmond Heights, HACA shall not engage in de facto disposition or demolition by not filling vacancies, but shall continue to lease apartments at Thurmond Heights as vacancies become available for a reasonable time before construction begins.
d. All existing tenants at Thurmond Heights, as of the date of HUD approval of HACA’s proposed Annual PHA Plan for Fiscal Year 2007, and all tenants who subsequently move into an apartment at Thurmond Heights shall be eligible for full relocation benefits under the Uniform Relocation Assistance and Real Property Acquisition Policies Act and the implementing regulations at 49 C.F.R. Part 24 (2006).   

3.
Community process.

Any plan to redevelop Thurmond Heights and any other existing public housing shall be created through a comprehensive community planning process including the residents of Thurmond Heights and a broad range of other stakeholders.
4. 
Section 8 vouchers are not replacements for units.
The units at Thurmond Heights must not be replaced with Section 8 vouchers.  The Housing Authority must commit, as part of its disposition plan, to the development of an equal number of permanent replacement public housing units.  Moreover, HACA shall apply for an incremental increase in vouchers from HUD so as to ensure that it does not use its existing vouchers for families that are relocated from Thurmond Heights and who request a voucher rather than a replacement public housing unit.  

Section 8 vouchers are not considered equivalent replacement units for several reasons, including the following: 

a. There already exists a critical shortage of affordable units in Austin; issuing vouchers while reducing the affordable stock through demolition will only worsen the situation and result in a net loss of units. 

b. Present HUD policies that shrink federal housing funds mean that the city cannot rely on vouchers for long-term provision of housing.
c. Reliance on Section 8 vouchers will exacerbate racial, ethnic, and economic segregation in our city.  In a tight rental market, Section 8 voucher holders (especially African-Americans) are largely segregated, and many have little choice but to reside in unsafe neighborhoods with access to lower performing schools. Forcing public housing residents to those areas will tend to increase segregation and violate HACA’s (and the City’s) legal obligation to affirmatively further fair housing.  This would be ironic considering that HACA specifically located Thurmond Heights west of IH-35 in order to better integrate public housing residents to western parts of the city.
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