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1 Dyanne Broidy X V V X X V V V X V V X V 13 92.9%

2 Kyle Elliott X X X X X X X V X X X X X V 14 100.0%

3 Barrett Hardiman X X X X X V X V V X V V X X V 15 107.1%

4 Eddie Jackson, Jr. V X X X X V X V X X X X X V 14 100.0%

5 W. R. "Bill" Johnson V V V V V V V V V V V V V V 14 100.0%

6 Gregory Lewis X X X X X X V X X V V X V 13 92.9%

7 Marika McCray X V X X X X X V X X X X V V 14 100.0%

8 Harold Parker, Jr. X X X X X X V X X X X X V V 14 100.0%

9 Charlene Pitchford X X X X X X V X X X X X X V 14 100.0%

# in Attendance: 9 8 8 9 9 9 9 8 6 0 9 9 8 8 7 9
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Introduction 

The Quality Housing and Work Responsibility Act of 1998 (“QHWRA”) requires all federally 
funded public housing authorities (“PHAs”) to submit a Public Housing Authority Plan to the 
United States Department of Housing and Urban Development (“HUD”). This plan, which PHAs 
submit annually, reflects the PHA’s policies, rules, and requirements concerning the PHA’s 
operations, programs, and services, including any changes to these policies. 

 
This document (the “Plan”) represents the final draft plan for the Richmond Redevelopment & 
Housing Authority (“RRHA”) for the authority’s 2026 fiscal year. This Plan covers the period of 
October 1, 2025 through September 30, 2026. 

 
This Plan is made available to the public for at least 45 days for a review and comment period. 
An electronic copy of the Plan is available on RRHA’s website (www.rrha.com); hard copies of 
this Plan are available at the locations specified on Exhibit A, attached to this Plan. 

 
Anyone who needs this Plan in alternate formats, including languages other than English, 
should contact Calandra Trotter,  504 Coordinator, by phone at (804) 780-4276 or by email 
at compliance@rrha.com for further information and assistance. 

 
This Plan will be submitted to HUD on or before July 16, 2025. 

 
Once approved, the final approved Plan will be available on RRHA’s website (www.rrha.com). 

 
NOTE: All Exhibits, Attachments, and any other document or record referenced 

in this Plan are incorporated into this Plan as if fully set forth herein. 
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About RRHA 

Founded in 1940, RRHA is the PHA responsible for administering HUD’s Low-income Public 
Housing (“LIPH”), Housing Choice Voucher (“HCV”), Project-based Voucher (“PBV”), and 
redevelopment programs within the City of Richmond. 

 
RRHA is governed by a nine-member Board of Commissioners appointed by the Richmond City 
Council. This Board is responsible for determining RRHA policy, approving RRHA’s annual 
budget, and approving this Plan prior to its submission to HUD. The Board elects a Chair and 
Vice Chair from among its members and hires RRHA’s Chief Executive Officer to oversee the 
agency’s activities and operations. 

 
RRHA’s mission is to build vibrant communities and provide decent, safe, and sanitary 
affordable housing throughout the City of Richmond. The agency operates under the core 
values of iACT: 

 
• Integrity 
• Accountability 
• Customer Focus 
• Teamwork 

Fair Housing, Nondiscrimination, and Accessibility 

RRHA provides housing and employment opportunities for all persons without regard to an 
applicant’s, resident’s, or employee’s race, color, religion, national origin, sex, elderliness, 
familial status, disability, source of funds, sexual orientation, gender identity, or military status 
in the admission to, access to or operation of programs, services, or activities. 

 
RRHA complies with all relevant law, including but not limited to Title VI of the Civil Rights Act, 
the Americans with Disabilities Act, and the Virginia Fair Housing Act. 

 
Qualified individuals who need a reasonable accommodation to access and participate in RRHA 
programs or services are encouraged to make their needs known by completing a Reasonable 
Accommodation Request form online at www.rrha.com or may contact Calandra Trotter, 504 
Coordinator by phone at (804) 780-4276 or by email at c for further information and assistance. 

 
Anyone who feels that RRHA has discriminated against them has the right to request an internal 
grievance with RRHA and/or to file a complaint with HUD’s Office of Fair Housing and Equal 
Opportunity by calling toll free 800-669-9777. 



3 

 
 

 

Resident Advisory Board 

RRHA’s Resident Advisory Board (“RAB”) is composed of the Richmond Tenants Organization, a 
jurisdiction-wide resident council in accordance with 24 C.F.R. § 903.13, and representatives 
that receive tenant-based assistance through RRHA’s Housing Choice Voucher (HCV) program. 

 
The RAB’s major responsibility is to assist RRHA in preparing this Plan, to provide comments on 
this Plan, and to advocate for families who receive housing assistance from RRHA. The RAB has 
reviewed this Plan, received an overview of RRHA’s programs and policies, and has been 
afforded the opportunity to provide comments. All RAB’s comments on this Plan are attached 
hereto as Exhibit C.1. 
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RRHA Annual Plan for Fiscal Year 2025-2026 

A. PHA Information 
 

PHA Name: Richmond Redevelopment & Housing Authority PHA Code: VA 007 

PHA Type: X Standard PHA  Troubled PHA 

PHA Plan for Fiscal Year Beginning: (MM/YYYY): 10/2025   
 

 
PHA Inventory (Based on Annual Contributions Contract (ACC) units at time of FY beginning): 

Number of Public Housing (PH) Units: 3,246 

Number of Housing Choice Vouchers (HCVs): 4,424 

Total Combined Units/Vouchers: 7,670 
 

 
PHA Plan Submission Type: X Annual Submission ___ Revised Annual Submission 

 

 
Availability of Information: PHAs must have the elements listed below readily available to the 
public. A PHA must identify the specific location(s) where the proposed PHA Plan, PHA Plan 
Elements, and all information relevant to the public hearing and proposed PHA Plan are 
available for inspection by the public. At a minimum, PHAs must post PHA Plans, including 
updates, at each Asset Management Project (“AMP”) and main office or central office of the 
PHA. PHAs are strongly encouraged to post complete PHA Plans on their official website. PHAs 
are also encouraged to provide each resident council a copy of their PHA Plan. 

 
A detailed list of locations where a copy of this Plan is available for public inspection is attached 
to this Plan as Exhibit A. 
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B. Plan Elements 
B. 1: Revision of Existing PHA Plan Elements 

 
(a) Have the following PHA Plan elements been revised by the PHA? 

 
   

Revision Plan Elements Y N 
x  Statement of Housing Needs and Strategy for Addressing Housing Needs 
x  Deconcentration and Other Policies that Govern Eligibility, Selection, and Admissions 
x  Financial Resources 
x  Rent Determination 
x  Operation and Management 

 x Grievance Procedures 
x  Homeownership Programs 
 x Community Service and Self-Sufficiency Programs 
x  Safety and Crime Prevention 

 x Pet Policy 
 x Asset Management 
 x Substantial Deviation 
 x Significant Amendment/Modification 

 
(b) If the PHA answered “yes” for any element, describe the revisions for each revised element: 

 
Statement of Housing Needs and Strategy for Addressing Housing Needs 

 
Like many places in the United States, Richmond, Virginia needs to increase its supply of 
available housing, particularly for persons and families whose income is at or below 80% 
of the Area Median Income (“AMI”). The need for quality, affordable housing inversely 
correlates to income; in other words, the lower a family’s income the more competition 
they face for housing. 

 
RRHA identifies the housing needs of the low-income, very-low income and extremely 
low-income families who reside in RRHA’s jurisdiction, namely, the City of Richmond. 
RRHA determines housing needs based on analyses of RRHA’s waiting lists, information 
provided by the City of Richmond, and demographic data from the United States Census 
Bureau’s most recent and available American Community Survey. 

 
RRHA’s waiting lists for public housing and HCVs all demonstrate that most families self- 
report that their income is at or below 30% AMI and that they need a 1- or 2-bedroom 
home. For additional information about RRHA’s waiting lists, please see Exhibit B.1-1, 
attached to this Plan. 



6 

 
 

 

According to the Census Bureau, Richmond has approximately 19,500 households 
categorized as Extremely Low Income (at or below 30% AMI). Nearly 12,000 families are 
Very Low Income (between 30% and 50% AMI) and an additional 15,295 report being 
Low Income (between 50% and 80% AMI). 

 
RRHA’s strategies to address the housing needs of these families include: 

 
1) Maximizing the number of available affordable housing units by: 

a. Addressing needed capital projects in existing public housing units while 
also moving forward with repositioning strategies to ensure new 
affordable units are developed. 

b. Employing effective management practices and policies to minimize 
offline public housing units with an occupancy goal of 96%. 

c. Maintaining at least 95% lease-up rate or utilizing 100% budget authority 
for RRHA’s HCV program by establishing effective payment standards, 
occupancy standards, and manageable practices. 

d. Applying for additional voucher subsidy and any available special 
program vouchers or other grant funding to serve more families. 

2) Ensuring housing remains affordable by adopting appropriate payment 
standards and thoroughly reviewing landlord requests for contract rent 
increases. 

3) Creating greater awareness of housing opportunities by publicizing and 
marketing agency programs and resources. RRHA plans to provide marketing 
information to local social service agencies, advocacy groups, partners, residents, 
and applicants. RRHA will also publicize housing opportunities through 
advertisements in local print, broadcast media, social media outlets as well as 
detailing these opportunities on RRHA’s website. 

4) Conducting activities to further fair housing, as further detailed in Section D.1 of 
this Plan. 

 
RRHA will undertake these strategies while keeping in mind and considering all 
identified needs of applicants and residents when planning for redevelopment and new 
affordable housing communities. This includes, without limitation, analysis and 
consideration of family size, families with children, and persons with disabilities so that 
RRHA can continue to ensure the agency’s developments can offer a sufficient number 
of units, range of sizes and bedroom configurations, and accessibility features as 
indicated by the stated needs of RRHA residents and applicants. 
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Additional information about RRHA’s waiting lists, which informs RRHA’s planning 
processes, can be found in Exhibit B.1-1 and Exhibit D.1, attached to this Plan. 

 
Further, RRHA utilizes site-based waiting lists for all Project-based Voucher (“PBV”) 
communities, with the agency maintaining and administering a waiting list for each PBV 
community. Based on RRHA’s past experiences, as well as past and current demographic 
information, this policy is crucial in further desegregating the City of Richmond. 

 
Deconcentration and Other Policies that Govern Eligibility, Selection, and Admissions 

 
RRHA has made updates to policies that govern eligibility, selection and Admissions 
including changes required by HOTMA. This information for RRHA’s LIPH program is 
contained in RRHA’s Admissions & Continued Occupancy Policy (“ACOP”). Policies 
governing RRHA’s HCV program are found in RRHA’s Administrative Plan. 

 
Both documents are submitted along with this Plan and available for public inspection 
and comment in all locations where this Plan is available, as identified on Exhibit A. 

 
A summary of all changes to RRHA’s ACOP and Administrative Plan are attached to this 
Plan as Exhibits B.1-2 and B.1-3, respectively. 

 
Financial Resources 

 
Attached to this Plan, as Exhibit B.1-5, is a summary of RRHA’s financial resources. This 
summary includes, without limitation, operating, capital, and other anticipated federal 
resources available to RRHA, as well as tenant rents and other income – including non- 
federal sources of funds – available to support public housing or tenant-based 
assistance. This summary also provides RRHA’s planned use(s) for each resource. 

 
Rent Determination 
 

RRHA has made updates to policies related to rent determination related to changes 
required by HOTMA., This information for RRHA’s LIPH program is contained in RRHA’s 
Admissions & Continued Occupancy Policy (“ACOP”). Policies governing RRHA’s HCV 
program are found in RRHA’s Administrative Plan. 

 
Both documents are submitted along with this Plan and available for public inspection 
and comment in all locations where this Plan is available, as identified on Exhibit A. 

 
A summary of all changes to RRHA’s ACOP and Administrative Plan are attached to this 
Plan as Exhibits B.1-2 and B.1-3, respectively. 
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Operation and Management 
 

This information for RRHA’s LIPH program is contained in RRHA’s Admissions & 
Continued Occupancy Policy (“ACOP”). Policies governing RRHA’s HCV program are 
found in RRHA’s Administrative Plan. 

 
Both documents are submitted along with this Plan and available for public inspection 
and comment in all locations where this Plan is available, as identified on Exhibit A. 

 
A summary of all changes to RRHA’s ACOP and Administrative Plan are attached to this 
Plan as Exhibits B.1-2 and B.1-3, respectively. 

 
 
Homeownership Programs 

 
RRHA is excited to place a greater focus on homeownership programs. As many 
Americans know, investing in a home is a primary means to building generational 
wealth; unfortunately, many Americans have been denied this opportunity for too long. 

 
Specifically, RRHA administers, has applied for, or plans to apply for the following 
programs: 

 
HOPE VI: 
Blackwell, Swansboro, Fulton, Citywide Homeownership; Project No. VA36URD007I197 

Application approved March 29, 2002; 212 units. 
 

Given the scarcity of available vacant land in Richmond, RRHA proposes to utilize the 
remaining lots of the Blackwell HOPE VI project for the construction of new homes.  
There are a total of 111 available lots, which includes any new lots that were the 
result of existing lots being “split”.  Of the 111 lots, RRHA is participating in a 
collaboration with the Maggie Walker Community Land Trust (MWCLT) for 36 lots on 
which new single-family homes will be built for homeownership purposes.  As 
currently proposed, 5 of these 36 homes and underlying land will be sold to qualifying 
buyers earning up to 115% of Area Median Income (AMI) and the remaining 31 homes 
in this phase will be sold through MWCLT’s Community Land Trust model to qualifying 
buyers earning up to 80% AMI. RRHA will utilize the remaining 75 lots in its 
MOONSHOT initiative’s homeownership component 

 
 

Section 32: 
Neighborhood Homeownership Initiative (“NHI”); Project No. DDA0002335 

Application approved September 25, 2007; 121 units 
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HUD approved a significant amendment to RRHA’s previous plan related to the 
agency’s Section 32 Homeownership program. On November 19, 2015, HUD 
approved RRHA’s request to rescind sixty-six (66) Section 32 units; on April 28, 
2017, HUD approved disposition of these units. Since that approval, RRHA has 
contracted with two local nonprofit organizations to construct or rehabilitate 
thirty-eight (38) homes and sell them to families whose income is at or below 
80% of AMI. The other twenty-eight (28) units were sold at a public auction. 

 
On June 8, 2017, HUD approved RRHA’s application to rescind forty-four (44) 
Section 32 units. HUD then approved disposition of these units on October 11, 
2018. RRHA’s nonprofit development partners will construct or rehabilitate 
homes on thirty-six (36) of these lots for families earning 80% or less of AMI. The 
remaining eight (8) lots were sold at a public auction. 
 

Section 5h: 
3208 N Street; Project No. VA 7-30 

Application approved July 26, 1999 
 

RRHA plans to dispose of 3208 N Street, Richmond, Virginia. 
 

More information about these homeownership applications is located in Exhibit B.2-1, 
attached to this Plan. 

 
Additionally, RRHA plans to open a comprehensive Home Center to support these 
homeownership opportunities, as described more fully in Sections B.2 and B.3, below. 

 
 
 “Come Home” Homeownership Program: 
 

On March 5, 2024, RRHA rolled out its “Come Home” Homeownership Program for its Low-
Income Public Housing residents and Housing Choice Voucher Program participants and it is 
particularly attuned to the needs of public housing residents.  Qualified public housing 
residents and voucher participants will be eligible to receive the following unique 
homeownership benefits, depending on availability in the community lending program 
sponsored by partner mortgage lending institutions: 
 

• Consideration of consistent on-time rent payment history, rather than credit scores, 
in qualifying for loans. 

• Down payment assistance 
• Closing costs assistance 
• Below-market interest rates 
• Mortgage insurance relief 
• Individual Development Account (Match Savings) 
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• Post-Closing Counseling 
 
Mandatory Housing Counseling & Budgeting  
For those residents who require mid-level to intense case management, the homeownership 
counseling would center around mandatory housing counseling and homeownership 
budgeting. The homeownership case management team would ensure financial literacy and 
follow the case resident from intake while building the case file. 
 
U.S. Department of Housing and Urban Development (HUD)-certified housing counseling 
agencies (“HCAs”) serve a critical role in assisting potential homeowners. As such, RRHA is 
also partnering with nationally known HOME Free and local subsidiary, Southside Community 
Development Corporation (SCHDC) and Neighborhood Assistant Corporation Association 
(NACA), to help families prepare and qualify for Homeownership via mandatory robust 
housing counseling, and mandatory homeowner education about financial management and 
budgeting to help them stay in their home and help avoid delinquencies and foreclosure 
while enrolled in the RRHA family self-sufficiency program. 
 
The Homeownership Program will be supported by a dedicated Homeownership Coordinator 
who is an employee of RRHA.  
 
This program is designed to substantially increase homeownership for some of Richmond’s 
low-income families, but with a specific focus on public housing residents.  Some of the key 
ComeHome partnerships include Southside Community Development and Housing 
Corporation, Bank of America, Truist Bank, Virginia Housing Mortgage, Peoples Advantage 
National Credit Union, Virginia Credit Union, Virginia Department of Housing and Community 
Development Mortgage. 
 
For more details about the RRHA HCV component of the ComeHome program, see Chapter 
15, Part VII of the agency’s Administrative Plan. 

 
 
Community Service and Self-Sufficiency Programs 

RRHA has been exploring the expansion of the agency’s self-sufficiency programming to 
increase the number of public housing residents transitioning to unsubsidized housing. 
Referred to as PATH (Public Assisted Temporary Housing), the agency looks to roll-out a pilot 
of the program in FY26.   

 
 
Safety and Crime Prevention 
Community Safety and Security 
 
The mission of the Public Safety Department (DPS) at the Richmond Redevelopment and Housing 
Authority (RRHA) is to ensure a safe and secure environment for residents, staff, and visitors 
within RRHA communities. DPS is dedicated to preventing crime, maintaining peace, and 
providing responsive safety measures to protect property and promote a positive living 
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environment. 
 
RRHA’s Department of Public Safety (DPS) is committed to ensuring the safety of all residents 
and staff within RRHA communities. By focusing on crime reduction, improving security 
measures, enhancing community engagement, and building strong partnerships, the department 
aims to create a safer, more supportive environment for everyone involved.  These goals will be 
accomplished through:  Crime Reduction; Security Enhancements; Community Engagement and 
Visibility; Crime Prevention and Awareness; Partnerships and Support Services; and Drug 
Prevention and Addiction Support. 
 
The following performance measures will be used to track progress and assess the effectiveness 
of the Public Safety Plan: 

• Reduction in reported crime incidents, including major crimes (homicides, robberies, 
assaults, and burglaries). 

• Increased use of the RRHA Tip Line. 
• Number of security cameras installed and upgraded in RRHA communities. 
• Number of community engagement events, such as neighborhood walks and meetings 

with property management. 
• Number of training sessions conducted for staff and residents on crime prevention and 

emergency procedures. 
• Partnerships established with external organizations focused on crime prevention, 

rehabilitation, and substance abuse support. 
 
RRHA’s Department of Public Safety (DPS) has oversight of security contractor Sentry Force and 
the firm’s Security Officers assigned to RRHA who have “boots on the ground” within all of the 
BIG 6 communities and Senior Living communities. 
 
To effectively implement this Public Safety Plan, DPS will acquire funding and resources from 
grants and partnerships. 
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(c) The PHA must submit its Deconcentration Policy for Field Office review. 

 
B. 2: New Activities 

 
(a) Does the PHA intend to undertake any new activities related to the following in the PHA’s 
current Fiscal Year? 

 
   

New Activity Y N 
x  Hope VI or Choice Neighborhoods 
x  Mixed Finance Modernization or Development 
x  Demolition and/or Disposition 
x  Designated Housing for Elderly and/or Disabled Families 
x  Conversion of Public Housing to Tenant-based Assistance 

x  Conversion of Public Housing to Project-based Rental Assistance or Project-based 
Vouchers under RAD 

 X Occupancy by Over-income Families 
 X Occupancy by Police Officers 
 X Non-smoking Policies 

x  Project-based Vouchers 
 x Units with Approved Vacancies for Modernization 

x  Other Capital Grant Programs (i.e., Capital Fund Community Facilities Grants or 
Emergency Safety and Security Grants) 
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(b) If any of these activities are planned for the current Fiscal Year, describe the activities. For 
new demolition activities, describe any public housing development or portion thereof, owned by 
the PHA for which the PHA has applied or will apply for demolition and/or disposition approval 
under section 18 of the 1937 Act under the separate demolition/disposition approval process. If 
using Project-Based Vouchers (PBVs), provide the projected number of project-based units and 
general locations, and describe how project basing would be consistent with the PHA Plan. 

 
HOPE VI or Choice Neighborhoods 

 
RRHA continues to work towards closure of its HOPE VI Grant. The agency identified 
ninety-six (96) vacant parcels in RRHA’s inventory, and the plan is to procure developer 
partners who can build homeownership units according to RRHA’s HOPE VI 
Homeownership plan without the need for RRHA to contribute any funding. RRHA may 
also oversee the development of affordable and market rate homeownership units on 
parcels without HOPE VI program restrictions. 

 
Specifically, RRHA’s HOPE VI grant has helped to construct fourteen (14) senior cottages 
in the Blackwell neighborhood. This first phase is complete and occupied; RRHA has 
completed an additional four (4) cottages in a second phase.   Additional information 
about the Senior Cottages can be found in the tables located in Exhibit B.2-1, attached 
hereto. 

 
RRHA was thrilled to receive a Choice Neighborhoods Initiative (“CNI”) Planning Grant 
for Gilpin Court. These funds have supported the planning process for the redevelopment 
of Gilpin Court.   As part of the planning process for a revitalized Gilpin Court, RRHA has 
relocated its administrative offices, formerly located at 901 and 918 Chamberlayne 
Parkway in Richmond.  It is now contemplated these parcels will be used as a part of 
redevelopment.   

 
During this Plan year, RRHA may apply for additional CNI grants when HUD publishes 
any Notice of Funding Availability. Any such application RRHA submits may be for 
Creighton, Fairfield, Gilpin, Hillside, Mosby, or Whitcomb Courts. 

 
Mixed Finance Modernization or Development 

 
Like many housing authorities, RRHA’s goal is to reposition its entire public housing 
portfolio into mixed-income, mixed-use communities that offer a variety of quality 
housing options for families at all income levels as well as a host of other amenities and 
opportunities. 



14 

 
 

 

RRHA envisions that it may employ a range of options to achieve this goal. This includes, 
without limitation: modernization of existing public housing units, demolition of specific 
sections or entire developments, construction of new units (including market-rate and 
homeownership opportunities), acquisition of parcels around RRHA’s communities for 
additional construction or redevelopment, and/or voluntary conversion of public 
housing to project-based assistance. 

 
Redeveloping these communities may require a partnership between RRHA and a 
private developer partner or RRHA may choose to self-develop, either through the 
agency or one or more subsidiary entities. In either case, RRHA plans to make use of 
HUD’s repositioning resources as well as private or other public funding resources as 
appropriate for each activity.  In all of the redevelopment efforts, RRHA and selected 
development partners will strive to develop housing that is energy efficient.  This may 
be done by meeting standards and guidelines including but not limited to:  Earth Craft 
housing standards, Leadership in Energy and Environmental Design (LEED) guidelines, 
Enterprise Green Communities standards, or passive housing and net zero energy 
standards.   

 
Specifically, RRHA may use Capital Funds and other public and private funds, when 
available and appropriate, to redevelop the agency’s entire Annual Contributions 
Contract (“ACC”) portfolio. This portfolio includes, but is not limited to: Creighton Court, 
Fairfield Court, Gilpin Court (including the agency’s administrative offices at 901 and 918 
Chamberlayne Parkway), Hillside Court, Mosby Court, Whitcomb Court, Dove Street,  
Frederic Fay Towers, and scattered site elderly developments. 
RRHA has selected a development partner for Creighton Court and Mosby Court, and 
plans to do the same for Gilpin, Fairfield, Hillside,  and Whitcomb Courts. This selection 
and planning process will involve community engagement and other stakeholder 
outreach to assist RRHA in arriving at a master plan for the redeveloped communities. 

 
RRHA may also use Capital Funds and other funds to acquire and redevelop properties in 
and around its public housing communities. In addition, RRHA plans to utilize project- 
based vouchers for additional affordable housing initiatives, redevelopment projects, 
replacement housing options, and relocation options for residents. 

 
Additionally, RRHA may utilize one or more subsidiary entities for development, 
financing, ownership, or operation of public and non-public housing programs. 

 
RRHA may propose other affordable housing developments and mixed-finance 
transactions, via acquisition and/or new construction, later in the Plan year 
commensurate with RRHA’s Strategic Plan. Financing may include use of regular Capital 
Funds or HUD’s Capital Fund Financing Program (CFFP), which permits borrowing 
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against future flow of annual Capital Funds. 
 

As always, RRHA will submit all necessary applications to HUD for review and approval 
prior to undertaking any of these plans. 
 
Additional information about these plans can be found in the tables located in Exhibit 
B.2-1, attached hereto. 

 
Demolition and/or Disposition 

 
Most of RRHA’s public housing inventory was constructed between forty-five (45) and 
eighty (80) years ago. Recent Physical Needs Assessments for Creighton, Fairfield, Gilpin, 
Hillside, Mosby, and Whitcomb courts – what many around Richmond know as RRHA’s 
“Big Six” – used inspections and financial analyses and concluded that all six 
developments are functionally obsolete and that addressing the significant capital needs 
in these buildings would be cost ineffective. 

 
Therefore, RRHA may utilize various HUD repositioning strategies to continue to provide 
quality, affordable housing around the City of Richmond. This may include, without 
limitation: Section 18 Demolition/Disposition, Rental Assistance Demonstration (“RAD”), 
and RAD/Section 18 Blend. These programs will enable RRHA to leverage public 
resources, such HUD Choice Neighborhoods Initiative and other grant or subsidy 
funding, and private capital to create vibrant communities where families at every 
income level can live, work, learn, shop, and play. 

 
Transformation of RRHA’s Big Six will involve the entire development, including dwelling 
units, non-dwelling units – such as, but not limited to, Creighton Court Management 
Office, Fairfield Court Management Office, Gilpin Court Management Office, Hillside 
Court Management Office, Mosby Court Management Office, Whitcomb Court 
Management Office, RRHA Administrative Offices, Friends Day Care center, and other 
non-dwelling units – and vacant land in the communities. 

 
Additionally, HUD approved RRHA’s applications for disposition of 110 single-family 
public housing units that were previously approved under a Section 32 Homeownership 
plan. These units have been or will be transferred to nonprofit developer partners who 
will rehabilitate or construct homes to sell, many of which will be designated for families 
earning at or below 80% AMI. More information on this can be found in Section B.1, 
“Homeownership Programs”. 

 
Specific information about these plans can be found in the tables located in Exhibit B.2- 
1, attached hereto. 
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Designated Housing for Elderly and/or Disabled Families 
 

In accordance with applicable law and regulation, RRHA operates certain, designated 
public housing communities that restrict occupancy to individuals who are elderly, near 
elderly, or disabled. 

 
Specifically, RRHA has constructed the first phase of the Blackwell Senior Cottages that 
consists of fourteen (14) units that are designated for elderly individuals and allow them 
to age in place. An additional four (4) units are currently under construction in the 
second phase of this development, with the third and final phase planned for the   
remaining four (4) units. 

 
Additional information about these communities, including planned developments, can 
be found in the tables located in Exhibit B.2-2, attached hereto. 

 
Conversion of Public Housing to Tenant-based Assistance 

 
As part of RRHA’s planned repositioning of its public housing communities, the agency 
will continue to analyze its inventory. RRHA may convert public housing to tenant-based 
assistance when it is economically feasible and will increase housing opportunities. 

 
Such conversion may involve applications for Section 18 Demolition/Disposition or a  
RAD/Section 18 Blend for the following public housing communities: Creighton Court, 
Fairfield Court, Gilpin Court, Hillside Court, Mosby Court, Whitcomb Court, 700 South 
Lombardy, 1611 4th Avenue, 1920 Stonewall, 3900 Old Brook, Fox Manor, 1200 Decatur  
or other public housing in RRHA’s inventory. 

 
Information about specific plans and applications is found elsewhere in this section and 
in relevant exhibits attached to this Plan. 

 
Conversion of Public Housing to Project-based Rental Assistance or Project-based Vouchers 
under RAD 

 
RRHA may convert public housing to Project-based Rental Assistance (“PBRA”) or 
Project-based Vouchers (“PBV”) assistance under HUD’s Rental Assistance 
Demonstration (“RAD”). Information about specific applications and plans can be found 
in tables located in Exhibit B.2-3, attached hereto. 

 
Every such RAD conversion will occur under the guidelines of H-2019-09 PIH Notice 
2019-23 (HA), REV-4 and any successor Notices. Upon conversion to Project-Based 
Vouchers or Project-Based Rental Assistance, the Authority will adopt the resident 



17 

 
 

 

rights, participation, waiting list, and grievance procedures described in Section 1.6 of H- 
2019-09 PIH Notice 2019-23, Rev-4; and H-2016-17/PIH-2016-17 (PBV) conversions; and 
Section 1.7 of H-2019-09 PIH Notice 2019-23, Rev-4; and H-2016-17/PIH-2016-17(PBRA). 
These resident protections, rights, participation, waiting list and grievance procedures 
are attached hereto as Exhibit B.2-4. 

 
A reference to HUD Notice H-2016-17, PIH-2016-17 (HA) is attached hereto as Exhibit 
B.2-5. 

 
RRHA will make the full text of these HUD Notices available to anyone upon request and 
all are incorporated into this Annual Plan by reference as if fully laid out herein. 

 
Additionally, the RRHA certifies that it is currently compliant with all fair housing and 
civil rights requirements. 

 
RAD was designed by HUD to assist in addressing the capital needs of public housing by 
providing Richmond Redevelopment and Housing Authority with access to private 
sources of capital to repair and preserve its affordable housing assets. Please be aware 
that upon conversion, RRHA’s Capital Fund Budget will be reduced by the pro rata share 
of Public Housing Developments converted as part of the Demonstration, and that 
Richmond Redevelopment and Housing Authority may also borrow funds to address 
their capital needs. The Richmond Redevelopment and Housing Authority will also be 
contributing Operating Reserves and Capital Funds towards the conversion. 

 
RRHA is utilizing a mixed-finance approach for replacement of its public housing 
developments under RAD. Mixed-finance development emphasizes the formation of 
new public and private partnerships to ensure long-term sustainability of public housing 
developments and the leveraging of public and private resources to transform the 
isolated communities in which many public housing residents currently live into vibrant 
and sustainable “mixed-income” communities with a wide range of family incomes. This 
approach utilizes a variety of financial resources and partnerships; therefore, it may be 
necessary to realign the various developments based on financial feasibility or other 
factors related to project implementation. 

 
 

Project-based Vouchers 
 

RRHA consistently searches for opportunities to provide families with quality housing, 
with access to wonderful amenities, through HUD’s Project-based Voucher (“PBV”) 
program. Specifically for this Plan year, RRHA expects to increase its PBV authority in 
and around the City of Richmond. More information on the particular PBV communities 
is located in Exhibit B.2-7. 
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These new PBV opportunities will comply with PBV goals, civil rights requirements, 
HUD’s National Standards for the Physical Inspection of Real Estate (“NSPIRE”), and 
deconcentration standards. Additional information about how RRHA works to meet 
these goals and standards is found in RRHA’s Administrative Plan, submitted along with 
this Plan. 

 
Additionally, the RRHA PBV program is consistent with this Plan as it encourages the 
rehabilitation or development of mixed-income, possibly mixed-use communities 
throughout the City of Richmond and neighboring localities, including several areas with 
low levels of poverty and segregation and high levels of opportunities. 

 
Other Capital Grant Programs 

 
All of RRHA’s hard work on a recent application for a Choice Neighborhoods Initiative 
Planning Grant paid off when the agency was one of a small group of housing 
authorities to be awarded such funding. These dollars assisted RRHA and partner 
organizations engage residents and other stakeholders in the redevelopment of Gilpin 
Court and the larger Jackson Ward neighborhood. 

 
RRHA is in its third year of the Choice Neighborhood Initiative (CNI) Planning Grant. In 
the past year, RRHA, in partnership with the City of Richmond, the Richmond City 
Health District, and Urban Strategies Inc. have been meeting with stakeholders, 
community members, and residents to finalize the community plan for Gilpin Court and 
Jackson Ward. The plan was be submitted to HUD in November 2023.  RRHA and The 
City of Richmond now work to complete the Early Action Activity which is a splash pad 
in the Calhoun Center Park.  RRHA’s Finance department will carefully monitor these 
grant funds and project spending and will assist with draw downs as necessary. 
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B.3: Progress Report  

 
RRHA is actively working towards the agency’s goals and objectives detailed in previous 
Annual and 5-Year plans. Specifically, RRHA has made progress on the following: 
 
1. Increase real estate development activity to create revitalized residential 
communities supported by commercial and retail. Coordinate planned and desired 
development activity through a five-year comprehensive repositioning financial plan.  
 

Draft plan revisions will be completed by April 30, 2025.   
Analysis of repositioning impact of the “Big 6” is underway and is expected to be 
completed by June 30, 2025. 

 
2. Increase asset management capacity within the Authority and its development 
subsidiary to support the repositioning of the public housing portfolio and new pursuits 
in affordable housing and commercial sectors.  
 

Analysis of repositioning impact of the “Big 6” is underway and is expected to be 
completed by June 30, 2025. 

 
RRHA has been very successful at using project-based vouchers (“PBVs”) in 
communities located in high opportunity areas. This success continued in 2025, 
with the issuance of a new Request for Proposals resulting in the award of 170 
PBVs across five (5) projects. 
 

 
3. Implement quality control procedures in property management, asset management 
and procurement to increase Authority efficiency, improve customer service levels, and 
reestablish fiscal responsibility.  

 
RRHA has implemented an Agency-wide Comprehensive Compliance and Quality 
Control process requiring ongoing oversight of each department using a 
systematic approach to ensure that operations adhere to legal, regulatory, and 
internal standards. 
 
Weekly Key Performance Indicators (KPI) have been drafted and implemented for Low 
Income Public Housing and the Housing Choice Voucher Programs 
 
As part of the reestablishment of the agency’s fiscal responsibility and to be more 
accessible to our clients, RRHA’s Call Center, Tenant Selection, Inspections and 
Housing Choice Voucher Departments will be moving back to the RRHA owned 
administrative office building at 918 Chamberlayne Ave. 
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Procurement has established a contract log to monitor and track agency contracts. 
 
RRHA has received new 2025 funding to add an additional FSS coordinator. The 
goal is to expand the FSS program by adding 60 additional participants for a total 
of 120 in public housing. 
 
RRHA’s Youth Employment and Leadership Academy has grown to over 165 
participants.  
 
RRHA plans to continue this program and is seeking grant funding in 2025 to 
support and maintain for public housing youth 
 
With the support of our partners, RRHA has opened three more STEM/Computer 
labs and plan to open 2 additional labs in 2025 in the remaining (family) public 
housing communities. Furthermore, with the assistance of partners and Resident 
Services staff, RRHA is offering computer classes/training in the agency’s 6 senior 
communities. RRHA partners include: Virginia Union University, Verizon, 
Strategies to Elevate People (STEP), STEM Education and Innovation Center 
(STEMEIC) HumanKind. RRHA will be adding partners and additional resources 
going forward.  
 
Resident Services continues to assess every LIPH family under a LIFTS (“Leading 
Individuals and Families towards Self-sufficiency”) model. These assessments 
identify each  family’s needs in the areas of: Employment, Job/Technical training, 
Youth and Young adult programs, Education, Health and Wellness. 

 
4. Develop an organizational structure responsive to current staffing needs and 
projected changes in Authority roles and responsibilities.  
 

RRHA is undergoing organizational and functional re-alignment with a focus on 
enhanced service delivery, employee development and increased efficiencies (i.e. 
quality control and compliance protocols, updating job descriptions, and a 
comprehensive employee training program).  Critical leadership positions have 
been filled.  A reorganization of the Affordable Housing program started in late 
2024 and is expected to be complete by October 2025.  The Finance Department 
has been reorganized and effectively staffed.
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B. 4: Capital Improvements 
 

See Capital Fund 5 Year Action Plan in EPIC approved by HUD on 07/18//2024.  See updated 
Capital Fund Plan document for next five (5) years.  

 
B. 5: Most Recent Fiscal Year Audit 

 
(a) Were there any findings in the most recent FY Audit? 

 
X Yes □ No 

 
(b) If yes, please describe:  

1.) Finding 2023-001: Missing Tenant Income Information (Significant Deficiency) 
 

Since the audit finding notice, RRHA staff received rent calculation refresher/ 
certification training which included collection, review and retention of tenant income 
information. In addition, quality control rent calculation protocols have been put in 
place as part of the RRHA’s Agency-wide Comprehensive Compliance and Quality 
Control efforts.
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C. Other Documents and/or Certification Requirements 
C. 1: Resident Advisory Board (“RAB”) Comments 

 
(a) Did the RAB(s) have comments to the PHA Plan? 

 
□ Yes X No 

 
(b) If yes, comments must be submitted by the PHA as an attachment to the PHA Plan. PHA’s 
must also include a narrative describing their analysis of the RAB recommendations and the 
decisions made on these recommendations. 

 
C.2: Certification by State or Local Officials 

 
TO BE COMPLETED, SIGNED AND ADDED TO THE ANNUAL PLAN IS FINALIZED FOR 
SUBMISSION TO HUD.  
A completed and signed Form HUD-50077-SL, Certification by State or Local Officials of 
PHA Plans Consistency with the Consolidated Plan, Exhibit C.2. 

 
C.3: Civil Rights Certification/Certification Listing Policies and Programs that the PHA has Revised 
since Submission of its Last Annual Plan 

 
TO BE COMPLETED, SIGNED AND ADDED ONCE THE ANNUAL PLAN IS FINALIZED FOR 
SUBMISSION TO HUD.  
A completed and signed Form HUD-50077-ST-HCV-HP, PHA Certifications of Compliance 
with PHA Plan, Civil Rights, and Related Laws and Regulations Including PHA Plan 
Elements that Have Changed, Exhibit C.3. 

 
C. 4: Challenged Elements 

 
If any element of the PHA Plan is challenged, a PHA must include such information as an 
attachment with a description of any challenges to Plan elements, the source of the 
challenge, and the PHA’s response to the public. 

 
(a) Did the public challenge any elements of the Plan? 

 
□ Yes X No 

 
(b) If yes, include Challenged Elements. 
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C. 5: Troubled PHA 

 
(a) Does the PHA have any current Memorandum of Agreement, Performance Improvement Plan, 
or Recovery Plan in place? 

 
□ Yes X□  No   

 
(b) If yes, please describe: RRHA entered into a Voluntary Compliance Agreement October 18, 2024. 
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D. Affirmatively Furthering Fair Housing (“AFFH”) 
D. 1: Affirmatively Furthering Fair Housing (“AFFH”) 

 
RRHA remains deeply committed to ensuring that all persons have equal access to the 
agency’s programs and services. To that end, RRHA partnered with the City of Richmond 
and other neighboring jurisdictions to conduct a Regional Analysis of Impediments to 
Fair Housing choice. RRHA continues to work towards accomplishing the goals outlined 
in the Regional Analysis of Impediments to Fair Housing Choice through its work with 
the City of Richmond and surrounding jurisdictions. 

 
This analysis, conducted by Root Policy Research (December 2020), examined the 
Richmond region’s structural and historical barriers to fair housing opportunities for 
members of protected classes and historically marginalized groups. It identified five core 
impediments to fair housing choice in and around the City of Richmond: 

 
1. Furthering fair and equitable housing; 

a. Historical actions of forced segregation. 
b. Limited, declining, or inconsistent local and federal funding and 

resources. 
c. Restrictive land use codes and development standards. 

2. Rental housing choices; 
a. Geographic concentration of affordable rental units. 
b. Market forces causing rent amounts to increase faster than income. 
c. Landlord refusal to accept housing choice vouchers. 
d. Landlord willingness to evict tenants, sometimes without cause. 
e. Limited funding for housing choice vouchers. 
f. Limited income supports for persons with a disability and lack of 

accessible affordable units. 
3. Attaining homeownership; 

a. Historical discrimination and segregation in homeownership 
opportunities. 

b. Historical and recent discrimination in the lending process. 
4. Accessing high opportunity environments; and 

a. Job-rich areas lack affordable housing and transit access. 
b. Region’s inadequate public transportation systems. 
c. Disparity in access to high quality educational opportunities. 

5. Fair housing knowledge and awareness. 
a. Lack of knowledge and awareness in fair housing laws. 
b. Lack of understanding of Virginia’s recent source of income protections. 
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RRHA also conducted an analysis of self-reported disabilities by families on RRHA’s 
waiting lists. A summary of these stated needs is attached to this Plan as Exhibit D.1. 

 
With this understanding, RRHA has implemented, continues to implement, or will 
implement the following strategies to address these stated impediments: 

 
Furthering Fair and Equitable Housing 

 
Continue to improve internal processes to ensure fair and equitable housing. 
 RRHA has developed a Compliance Department and appointed a Chief 

Compliance Officer to better assess, and address Agency needs in 
accordance with HUD Regulations, Fair Housing and Quality Assurance. 

 RRHA continues to revise key fair housing plans, policies, and procedures. 
Specifically, RRHA revised the agency’s Reasonable Accommodation Policy and 
procedures to include a Notice of the availability of Auxiliary Aids and Effective 
Communication Policy 

• RRHA continues to provide telephonic and document translation services for LEP 
clients upon request.  RRHA will utilize communication cards to better serve in 
person clients and stakeholders with vision or hearing impairments.  

• RHA has acquired and trained staff on the use of YARDI’s Case Manager software to 
better implement internal and external customer service controls while tracking all 
customer engagements and addressing needs in a reasonable timeframe (i.e. 
Reasonable Accommodation requests).  Requests will be tracked and assigned to key 
staff (with due dates embedded) to allow for better tracking and report 
compilation.     

• RRHA continues to enhance its Emergency Transfer Protocol to review and process 
unit transfers within the agency’s LIPH program, giving priority to Reasonable 
Accommodation and VAWA transfers, resulting in timely transfer offers once a 
family makes such a request. 

• RRHA continues to provide HCV participants, with disabilities, voucher extensions 
and/or exceptions to the payment standards when needed to allow the family 
adequate time to find quality, decent and affordable housing with the necessary 
accessibility features in higher opportunity areas. 

• RRHA will continue to enhance its communication of Fair Housing and Reasonable 
Accommodation policies and procedures from application to end of participation – 
to  the public, its applicants, residents and participants via its Notice of Reasonable 
Accommodation and Auxiliary Aids and Effective Communication Policy which will be 
provided to all affordable housing applicants and  participants.  Efforts will include, 
but are not limited to, the use of 711 Relay services, in person visits to any RRHA 
office, communication updates via the agency’s website, via email and social media 
platforms.   

 
Increase the number of accessible affordable units throughout the City of Richmond 


