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Welcome and Introductions:
Melissa Sanzaro, Executive Director
Jacqueline Martinez, Deputy Director
Michelle Booth, Director of Strategy and Development
Liz Perreault, Director of Property Management
Angie Miranda, Community Engagement Coordinator
Tim O’Byrne, Director of Real Estate and Development

Acknowledge Dexter Manor Planning Committee: Lucy Smith, Rebecca Wills, Philip Morris, Patricia Hicks, Robert Power, and Marlon Garcia
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The Providence Housing Authority (PHA)
is excited to share news with Dexter
Manor residents regarding a plan to
pursue a Rental Assistance
Demonstration (RAD) conversion at
Dexter Manor and the construction of a
new mixed use/income building on an
adjacent property (aka Parcel 41).



Presenter Notes
Presentation Notes
Tim/Angie - PHA is excited to share news with you all that the Providence Housing Authority “intends to pursue” a Rental Assistance Demonstration (RAD) conversion at Dexter Manor AND to develop a new mixed use / mixed income building on a parcel of land adjacent to Dexter … known as Parcel 41.

What does this mean?    We are excited to tell you

But first, I would like to introduce the PHA ED and DD who will provide an introduction and a bit of background on what brought us here today
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Aging Public Housing

* Dexter Manor has two towers that are 40 and 50
years old and home to 291 apartments and 330
residents.

* Aging properties often have older, major systems
and outdated amenities

* Maintenance repairs are often ineffective and/or
temporary and maintenance staff works hard to
address work orders and repairs, but are having
difficulty due to the age of the properties

* The PHA invests funding to address Dexter Manor
needs:

» Automated Sprinkler System: $1,5M
* Elevator Modernization: $834K

* Roof Replacement Dexter 1: $456K

* Entrance Doors Replacement: $144K
 Parking Lot Repaving: $151K
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We are so excited to have you here with us today! 
 
First and foremost, I would like to thank you for your patience, understanding and most importantly, YOUR HELP with clearing the parking lot here after we received a tremendous amount of snow with the most recent storm.  THANK YOU.
 
This is a photo of Dexter Manor 1 in the 1960s on opening day—showing people lined up for an application for housing.  

You all understand firsthand that the building is older and only getting older—
Even though maintenance staff and PHA staff work hard to address the needed work orders and repairs that you request, these are often temporary and/or band-aids on items that need total replacement. 

We do a great job investing the HUD money to address the building needs: Give examples  TOTAL $3M—but we all know that it not enough.  The funding the HUD provides HOUSING AUTHORITIES is not enough and always LIMITED/Not sufficient for the age of our properties.   
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Meeting Aging Public Housing Needs

HUD does not provide the PHA enough

funding to address what is really DEXTER MANOR
THE PROVIDENCE HOUSING AUTHORITY
needed: o
= KENT. CRUISE ; ALDRY '

* The main system improvements in
the building like plumbing, heat,
windows, water supply

* There is certainly not enough money
to modernize the amenities like
kitchens, appliances, baths and
flooring in all of the apartments

* Or provide higher level security
features
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The fact of the matter
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PHA provides and develops quality and safe affordable housing
opportunities and services to address the needs of Rhode Island residents.

PHA, working with its residents will be a best-in-class leader in creating safe,
vibrant communities that promote pathways to opportunities and will be a
place where people are proud to live and work.
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Dexter Manor 21—
Revitalization -

2023 Capital Needs
Assessment

Recommendations: Roof replacement, exterior wall repairs
and building-envelop improvements for energy efficiency,
window replacement, water supply and waste plumbing
replacement, heating and cooling system equipment
replacement, electric system distribution system replacement,
ventilation system replacement, and fire alarm control panel.

Additionally, the report recommended upgrades to meet
current building codes and accessibility standards, including the
Uniform Federal Accessibility Standards (UFAS) and those under
the Americans with Disabilities Act of 1990.

The project would also include a comprehensive hazardous
material inspection and abatement, new kitchens and baths,
and a refresh of common areas to enhance resident quality of
life.
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Here, I would explain what a CNA is—an evaluation.
I would hit on major items
Then I would summarize second paragraph and say that we would have to meet MODERN requirements for building codes and handicapped (?) they understand this term better.  
If there are any hazardous materials, the process would require us to follow regulations to get rid of them.  
All to enhance resident lives.

In 2023, PHA commissioned a capital needs assessment for Dexter Manor.  The report recommended:
-Roof replacement, exterior wall repairs and building-envelop improvements for energy efficiency, window replacement, water supply and waste plumbing replacement, heating and cooling system equipment replacement, electric system distribution system replacement, ventilation system replacement, and fire alarm control panel.
-Additionally, the report recommended upgrades to meet current building codes and accessibility standards, including the Uniform Federal Accessibility Standards (UFAS) and those under the Americans with Disabilities Act of 1990. 
-The project would also include a comprehensive hazardous material inspection and abatement, new kitchens and baths, and a refresh of common areas to enhance resident quality of life.
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Major Challenges

1. Due to the age of Dexter Manor, the
cost of the physical needs exceeds
what we receive in HUD funding

2. Our residents, deserve high quality,
modernized, affordable housing
amenities with new building systems
which will improve the quality of your
life |
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Here is a photo of Dexter interior in 1960

If things stay the same, we are not meeting our mission.  

There are two major challenges READ SLIDE
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Solutions through HUD’s Repositioning Program
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Today we are going to talk about the SOLUTIONS to those challenges:  

We are going to talk about what HUD is offering housing authorities to improve their properties better and their residents’ quality of life.  

You will learn about HUD Repositioning Program with tools like RAD or the Rental Assistance Demonstration. 

You will hear works like rehabilitation, modernization, redevelopment, renovation---

All of which are terms that we use when we talk about making Dexter Manor’s building systems and amenities NEW to sustain and preserve affordable housing ---for the long term.  
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* Public housing properties across the country need
billions of dollars to modernize and repair outdated
building systems, address accessibility requirements, and
remediate hazardous materials.

* For over a half century, government funding of the
traditional public housing program has not been
sufficient to keep public housing properties in good
condition and make the necessary repairs.

* As aresult, and despite best efforts to maintain
properties with inadequate resources, many public
housing residents nationwide have seen conditions at
their property worsen.
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Not just at the PHA, not just Providence, in public housing authorities in RI and across the country.  
Funding: not just recently, not just with certain Presidents, but for decades, for more than 80 years we have been underfunded

Back to tim to dig into the Repo Program
As you are all keenly aware, federal funding to maintain and modernize public housing can fluctuate in annual congressional budgets
Public housing authorities, despite best efforts of maintenance personnel, struggle to maintain properties with limited funds.
Public housing residents across the country see conditions at their properties worsen.


e Over the past 15 years, HUD has developed
various repositioning tools which allow PHAs to
access additional sources of funding to
maintain, repair, and replace public housing
properties.

* Repositioning is a process which “converts” the
federal assistance a property receives from the
Public Housing (Section 9) program to Section
8 with Project-Based Vouchers (PBVs).

* The Section 8 platform has traditionally been a
more stable and consistent form of federal
funding.
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Tim - Over the past 15 years, HUD has developed a series of new programs and tools which provide access to additional sources of funding to maintain, repair, and replace public housing properties.  These various tools and programs fall under the umbrella term “Repositioning.”

Repositioning is a process which converts the federal housing assistance a property receives from the public housing program to Section 8 with Project-Based Vouchers (PBVs).

Congressional budgets and annual funding for the Public Housing  program fluctuates from year to year.  Funding of HUDs Section 8 program has traditionally been more stable, and with this stability, Section 8 funding can be used (leveraged) to raise equity (LIHTC) and secure debt to help agencies achieve strategic goals, address a backlog of capital needs, and build long-term reserves (which are non-federalized funds) for each property.
This is relevant because, public housing authorities cannot apply to banks for loans to make improvements.
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REPOSITIONING PROGRAM TOOLS:

v'Rental Assistance Demonstration (RAD)
Program
v" Section 18 (Demolition/Disposition)

v' RAD / Section 18 Blends
v' Streamlined Voluntary Conversions (SVC)

v" Section 32 Homeownership Program
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The various HUD Repositioning tools include:
RAD
Section 18 Demolition and Disposition
RAD / Section 18 Blends
Streamlined Conversions
Homeownership Programs
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at Square Revitalization, Albany NY

-

Rental Assistance
Demonstration (RAD)

 The RAD program is a repositioning tool developed by
HUD in 2011 to support the financing, rehabilitation,
and preservation of public housing properties

* A RAD Conversion is the process of changing how the
rent subsidy is delivered to a property from the Public
Housing program to a Project-Based Section 8 program

* Nationally, public housing authorities have converted
1,850 communities covering 253,570 housing units
under the RAD program. Utilizing RAD, the physical
condition of these properties has been improved,
ensuring that these homes remain affordable and in
good condition.

12
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So, what is the Rental Assistance Demonstration (RAD) program?
RAD is simply one of the repositioning tools or options available from HUD.
HUD created RAD in 2011 and, like other repositioning options, converts the federal funding a project receives from Public Housing to Section 8 via Project Based Vouchers.
The program has been successful across the country with authorities converting 1,850 communities covering 253,570 units in the past 15 years.
The pictures on this slide are from a project which was recently completed in Albany NY


A RAD CONVERSION CAN TAKE SEVERAL YEARS TO COMPLETE

THE RAD CONVERSION PROCESS

R MERE
5 6

o © o 7

RAD Commitment to Concept Call Financing Plan HUD Approval: RAD Closing Construction
Application Enter into a Housing RAD Conversion or Repairs
& Resident Assistance Payment Commitment

Engagement Contract (CHAP)
* RESIDENT ENGAGEMENT »

LOCTR L The Process Involves:
e Strategic Planning * Financing
* Resident Engagement e Construction

* Assessment of building conditions ¢ Occupancy
* Architect and Engineering

Planning and Design 13
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So, all that is exciting, RIGHT?

These projects are transformative and greatly improve the physical condition of the real estate, as well as the quality of life for residents.

As you may imagine, … like all good things, RAD conversions can several years to complete.
Lets review the timeline ….
***********REVIEW The PROCESS on the Slide***********


Dexter Manor Revitalization & Parcel 41

e Dexter Manor is a 291-unit 10-story high-rise
building constructed in 1962 (Dexter I) and 1984
(Dexter Il). The RAD conversion process would
provide an opportunity to improve the physical
condition of Dexter Manor and preserve the
building as an affordable housing resource for
several more decades.

* Parcel 41 (of the 195 District) is located at the
intersection of East Franklin Street and Pine
Street, directly adjacent to Dexter Manor.
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So now that we are all familiar with repositioning and RAD, let’s talk about the proposed project !!!

Our strategic plan Goal 1 is to preserve affordable housing AND to expand affordable housing—which we haven’t done since 1990’s.  
***In the 1990s, the PHA did major renovations to its public housing family sites and built scattered site housing public housing.  

30 years have passed, and now, HUD’s Repositioning Program will allow us to together take action to preserve or seriously improve the housing we have and make efforts to create more affordable housing.  	

Collaboration: In August of 2023, the I 195 District who owns the lot next door to Dexter Manor that faces the highway

wanted to work together to explore a partnership between our agencies regarding Dexter Manor and their land, known as Parcel 41. 

You will hear how that through this new partnership, we have the opportunity to not only preserve and make Dexter Manor new, but to also build new mixed housing development on Parcel 41. 




Parcel 41 — New Mixed-
Use / -Income Building

In 2024, the 195 District approached the PHA to explore
possible redevelopment scenarios which would be
mutually beneficial to both agencies and maximize the
development potential for housing on both sites.

It is possible that this collaborative approach could
produce between 60 and 120 new housing units.

The goal of the new development is to create a financially
sustainable, mixed-use/income community that
complements Dexter Manor, provides high-quality new
housing units that help address the state’s housing crisis,
and contributes to the revitalization of the surrounding
downtown neighborhood.

The project is expected to include ground-level activation
such as community services and/or amenities that are
accessible to the new community and the existing families
at the adjacent Dexter Manor site.
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We talked a little bit about what Dexter may look like, let’s talk about being able to be a part of NEW housing and play a bigger role in providing public housing.  

In 2024, the 195 District (who has been responsible for the redevelopment of 26 acres of former highway land) approached PHA about combining resources (expertise and land) to develop Parcel 41 into a new mixed use / mixed income building which would complement Dexter Manor, provides new housing to address the state’s housing crisis, and contribute to the revitalization of downtown Providence.
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Resident Engagement
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Resident Notices

* Prior to applying to HUD, the PHA must provided notices to residents:
e “RAD Information Notice (RIN)”, providing you an overview of RAD and your
rights
* “General Information Notice (GIN)” alerting you that you would have the right
to relocation assistance if temporary relocation is needed

e After HUD approves the Financing Plan, the PHA must send a notice to all
residents

* Prior to beginning any relocation, each resident must receive advanced notice of
relocation

17
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Tim/Angie - Last month, you all should have received a package in the mail with documents written in both English and Spanish.  If not, please let us know.

The package included the RAD Resident and General Information Notices (RIN and GIN), Project Narrative, RAD Fact Sheets, and HUD Brochure on Relocation Assistance.  These Notices provide an overview of the RAD conversion process, an introduction to resident rights associated with the conversion, and resident rights associated with relocation during construction.

Future notices will be provided later in the process to announce HUDs approval of the finance plan and any relocation updates associated with a construction start.


The public housing authority must meet with residents of
the property multiple times prior to conversion

Prior to applying to HUD, the PHA must meet hold at
least two resident meetings

Prior to submitting a Financing Plan, the PHA must meet
with residents at least two more times

The purpose of the meetings is to provide you information
on the proposal, to collect feedback from residents, and to
respond to your questions.
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Presentation Notes
Tim/Angie - For RAD conversions, HUD encourages a robust and continuous resident engagement process.  Residents of Dexter Manor are encouraged to participate and can expect a series of meetings, like this one, to be held throughout the timeline of the project.  The meetings are intended to provide you with periodic updates, hear your thoughts, and answer questions.

HUD requires two meetings to be held with residents prior to the submission of a RAD application.  The first was held on February 4th, this is the second meeting.

As the project proceeds, there will be additional meetings which will be announced and advertised.


Resident Rights & Protections in
Repositioning

* Residents will continue to have the right to
establish and operate a resident organization. The
resident organization will be eligible for resident
participation funding.

* Following conversion, residents will be protected
by standard Section 8 requirements related
termination notification and grievance procedural
rights.
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HUD has included many resident rights and protections into the RAD conversion process.

Residents will continue to have the right to organize; and
After conversion, resident’s grievance and termination rights will follow the Section 8 program requirements.
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Resident Rights and
Protections

* PHAs must maintain same number of deeply
affordable units.

* FSS & ROSS participants may continue in programs.

* Following conversion, residents may request a tenant-
based voucher after a period of residency at the
converted property (“choice-mobility”).

* No residents (who are lease compliant) will lose their
housing assistance.

* PHA is committed to prioritizing the strongest resident
protections regardless of the repositioning
tools/program.
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The FSS & ROSS programs will continue.
A RAD conversion also includes a provision that is NOT available to public housing tenants called “Choice Mobility.” After one year of occupancy post conversion, residents may request a tenant-based voucher and be placed on the authorities TBV waiting list.  
Residents will continue to receive housing assistance, although it will be through the Section 8 program, not Public Housing.


Resident Rents After a RAD
Conversion

Resident rents remain affordable after

conversion

Under the Section 8 programs, residents pay 30%
of their adjusted gross income in rent.

21
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Just like public housing, residents will only pay 30% of their adjusted gross income in rent.

Flat Rent info:
Under the Section 8 programs, residents pay 30% of their adjusted gross income in rent. This is mostly true for public housing residents except those paying a “flat rent.”

If tenant rent would increase by more than the greater of 10% or $25 per month, the rent increase will be phased in over 3 or 5 years.



Frowdance I
I Hauing Ausherity

22

Temporary Relocation During Construction

There is NO permanent relocation expected with this project,

If there is any resident relocation, residents in good standin
have the absolute right to return to development once reha
or construction is complete with no rescreening.

If, construction phasing or activities require a resident (or
residents) to be temporarily relocated, PHA will provide:

» Relocation planning and advisory services
» Temporary housing

» Payment for all moving expenses

» Payment for any increased housing costs

**Benefits and assistance per the “Uniform Relocation
Assistance and Real Property Acquisition Policies Act (URA)
22
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Due to the nature of these projects, construction activities may require residents to be temporarily relocated.  As of now, and until we progress the design process and coordinate with a general contractor, we can’t provide you with definitive relocation plans.  You will be provided more detailed and definitive information well in advance of a construction start and any need to temporarily relocate.  If relocation is required, residents have the absolute right to return to a completed development, and PHA will provide:
Relocation planning and advisory services (meeting with each resident to discuss individual needs for accommodations.
Temporary housing
Pay for all moving expenses and any increased housing costs associated with the temporary residence.
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What to expect in the coming months/year ...

Continue w/
Resident
Engagement
& submit
HUD RAD
application

*

Select
Development
Partner and
Designh Team

Project
programming
and design.

Construction
estimating.

Apply for
Financing (Rl
Housing -
LIHTC)
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So, as we mentioned earlier, a RAD conversion can be a multi-year endeavor and that we are just at the beginning phase.  Let’s briefly discuss what will occur in the coming months and year.
We will submit the RAD application to HUD in March.
We are in the process of selecting a development partner and design team to assist with the conversion process.  We expect that to be finalized this spring.
With a design team in place, we will begin the programming and design phase.  Likely to occur this summer and into the fall and will include further meetings with residents.
Once we have the A/E plans and construction estimates in place, will submit financing plans to HUD and RI Housing.
If successful, construction could begin sometime in 2027 … KEEP YOUR FINGERS CROSSED !!!
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Take Aways

24
We will do this together.

We are in the very beginning process of this NEW adventure.

There will be many more meetings that will provide information
with you (and our employees and our other community members)
and the opportunity to give us input as we move forward.
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So as we gather today to learn more about our vision to improve the quality of our housing and the lives of our residents, I would like you to take away these MOST IMPORTANT POINTS: 



Thank You !!!
Questions &
Discussion

For more information visit:
www.hud.gov/rad

Contact: Tim O’Byrne, Director of
Real Estate Planning & Development
tobyrne@provhousing.org
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