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Presented by:
• Devon Manning, Supportive Housing Planner, Delaware State Housing Authority
• Marcey Rezac, Policy Coordinator, Delaware Coalition Against Domestic Violence
• Barbara Channing, Executive Director & Amy Faulconer, Transition Advocate,

Women In Need, Inc. (PA)
• Kim Dolan, Staff Attorney, Regional Housing Legal Services (PA)
• Julia Spann, Co-CEO, The SAFE Alliance (TX)
• Andrea Miller, Sr. Leadership, Kentucky Coalition Against Domestic Violence
• Brittany Cotton, Field Supervisor, Winterwood Incorporated (KY)
Moderated by: Karlo Ng, National Alliance for Safe Housing

How Partnerships Can Enhance Survivors’ Access to 
Low Income Housing Tax Credit Units

Part of the webinar series: What Survivor Advocates Should Know about the 
Low Income Housing Tax Credit Program

October 28, 2020
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NASH’s mission is to ensure that 
survivors of domestic and sexual 
violence have a full range of 
safe housing options, through 
improved access, increased 
resources, and innovative 
solutions, ultimately catalyzing a 
safe housing movement.

Our vision is to create a world 
where safe housing is a human 
right shared by everyone.

National Alliance for Safe Housing 
(NASH) 

nashta.org
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Devon Manning, 
Supportive Housing 

Planner

Marcey Rezac, 
Policy Coordinator



Housing Subcommittee



Getting information to 
the Advocacy 
Community 



Housing Resources on DCADV Website



Recorded webinars for Advocates to access 
anytime – highlighting LIHTC



Website – highlighting LIHTC access
www.dcadv.org

http://www.dcadv.org/


Expanding DV Advocate 
& Housing Advocate Partnerships



DSHA OVERVIEW

 State Housing Finance Agency (HFA)
 Public Housing Authority
 Community Development Organization
  National Housing Trust Fund
  State Housing Development Fund
  LIHTC Program

 Project-Based Contract Administrator

Delaware State Housing Authority (DSHA) is: 



QAP REVISIONS 

2012 – Introduced point category for Tax Credit Target 
Units

  5% units (or 6 units) set aside for referrals from special populations

2014 – Mandated Tax Credit Target Units
  5% = threshold requirement
  10% = additional points 

2018 – VAWA protections
Compliance monitoring



SPECIAL POPULATIONS

 Persons with HIV/AIDS related illness

 Literally or Imminently Homeless

 Survivors of Domestic Violence 

 Persons with Disabilities including persons with mental illness; 
persons with physical disabilities, and/or persons with intellectual 
or developmental disabilities

 Youth exiting foster care or persons exiting state run-institutions



TARGET UNITS

TARGET UNITS WAITING LIST (as of 10/23/2020)

Number of Units 94

Applicants on Waiting List 899
DV Survivors on Waiting List 40
Units Leased 73
Units Leased by DV Survivors 3
Units in the Pipeline ~65



CONTACT INFORMATION

Devon Manning

Delaware State Housing Authority

18 The Green, Dover, Delaware 
19901

302-739-4263/888-363-8808

Devon@destatehousing.com

Marcey Rezac, LCSW

Delaware Coalition Against 
Domestic Violence

302-658-2958 x122

mrezac@dcadv.org



Women In Need, Inc.
Barbara Channing, Executive 
Director 
Amy Faulconer, Transition 
Advocate

Pennsylvania

Kim Dolan, Staff Attorney



The SAFE Alliance – How a 
Family Violence agency came to 
own a Low Income Housing Tax 
Credit Project. 
JULIA SPANN, CO-CEO, THE SAFE ALLIANCE
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About SAFE
§The SAFE Alliance is victim service and social change nonprofit 
organization based in Austin, Texas

§We are a merger of Austin Children’s Shelter and SafePlace
§Our mission in our name:  SAFE l Stop Abuse For Everyone
§We prevent and intervene in:

§ Sexual assault
§ Sexual harassment
§ Sexual exploitation/trafficking
§ Child abuse and neglect
§ Dating and domestic violence

§SAFE provides extensive residential and non-residential 
services for abuse survivors.
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Types of housing services provided
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Shelter

Short Term  
assistance

for housing 
stability

Transitional 
Living/Housing Rapid Re-

housing
Permanent 

Housing



Grove Place Apartments

qIn 2004, SafePlace (now SAFE) became the nonprofit partner in Grove 
Place because victims of violence desperately needed affordable housing.

qGrove Place is a 184 unit LIHTC apartment community
q154 units are “affordable” reduced rent apartments, with rental rates 
based on resident income. 
qFormer SAFE clients are residents of Grove Place, on average occupying 
45% of the units. 
qThe Grove Place Partners Board of Directors, appointed by the SAFE 
Board of Directors, sets the rental rates, never exceeding the HUD 
allowable.  
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Rental Rates

As a mixed income community, Grove Place has a 5 tiered rental structure, with 
higher rents helping offset the most affordable rents. 
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Development

q The developer was a private developer, Tekoa Partners, 
who had a long-standing relationship with SafePlace. 
q Tekoa Partners cares so deeply about the need of safe, 
affordable housing for victims of family violence, they 
deferred and eventually gifted a significant amount of the 
Developer’s overhead and fees.  
q They allowed the Developer Fee to be paid off over time, 
without interest accruing. 
q SAFE, the non-profit partner, did not contribute funds to 
the development of the project.



Financing
The original financing of Grove Place required multiple layers of capital, 
including: 
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• Conventional Mortgage Debt – Laredo National Bank
• Soft Second Mortgage – Texas Department of Housing & Community 

Affairs
• Low Income Housing Tax Credit Equity – PNC Multifamily Capital
• Bridge Loan financing to maximize the value of the tax credits -PNC
• 100% Property Tax Exemption – TCAD

Low Income Housing Tax Credits were particularly attractive as they 
provide significant equity capital, thus allowing for lower debt levels.

In 2015, we refinanced Grove Place with a HUD loan at 2.88%.



The Partnership

As a tax-credit funded project, Grove Place Partnership was originally a 
financial partnership between:

q Grove Place Partners – General Partner.  The non-profit entity formed to 
operate the project.  (.01% owner), and 

q PNC Multi-Family Capital.  (99.99%).  
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Services at Grove Place

ØA SAFE Co-CEO serves as Executive Director of the General Partner. 
ØEstablished a Resident Appeal Process (RAP)
ØOn site dedicated Service Coordinator who provides support services –

case-management and coordinated educational classes and activities
ØManages a resident referral list
ØClient assistance emergency fund to assist with utility, rent, and other 

needs that put housing in danger.
ØReferral to other SAFE services if requested and coordination of those 

services
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What now?
üIn 2020, we were 15 years old.

üGrove Place Partners – the non- profit, .01% owner was eligible to purchase 
the property from the 99% partner, PNC bank, for a nominal fee.

üGrove Place Partnership is now a fully owned subsidiary (supporting 
organization) of The SAFE Alliance.

üIt continues to operate as a LIHTC providing deeply affordable housing to 
Austin and especially to survivors of violence and abuse.

üAll surplus funds are distributed to SAFE.  Average distribution in 
approximately $500,000/year toward the charitable purposes of SAFE to 
serve victims of child, sexual and domestic violence.  

üSAFE is currently in the process of exploring options to develop another 
LIHTC property.  
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Julia Spann, Co- CEO SAFE; Executive Director, 
Grove Place Partners

jspann@safeaustin.org

(512) 927-4741 (office)

© 2015 THE SAFE ALLIANCE 27
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Using Tax Credits 
for Housing for 
Survivors                                   
of Domestic 
Violence

Andrea Miller

amiller@kcadv.org

Brittany Cotton

bcotton@winterwoo
donline.com

mailto:amiller@kcadv.org
mailto:bcotton@winterwoodonline.com


The Low-
Income 
Housing Tax 
Credit drives 
affordable 
housing 
development  
in the US

The Low-Income Housing Tax Credit program is responsible for 
90% of affordable housing production 

Created under the Tax Reform Act of 1986

Works as an incentive for investors to provide capital for low-
income housing projects

A portion of the housing must serve low-income families who 
earn no more than 50% of the Area Median Income for at least 
30 years 

Typical rents are not affordable for very poor families (less than 
30% AMI), so rental assistance is a must for “supportive 
housing” projects



84 units of 
housing in five 
communities

5  KCADV member 
programs refer 
families, provide 
advocacy

Over 200  families 
housed since 2011 



KDVA Homes - 2011
21 units on campus of 
Center for Women and 
Families in downtown 
Louisville 



Paducah 
•Residents of 12 

duplex-style 
units  on 
shelter campus 
receive rental 
assistance 
through 
Section 8 
housing 
vouchers from 
city of Paducah

Merryman
House
Domestic
Crisis Center
Every Home
a Safe Home



Families in six 
townhouse-style 
units in the 
Appalachian 
foothills receive 
rental assistance 
through the 
DOVES and 
KCADV housing 
grants.

Morehead



KCADV 
Homes 
Lexington –
24 
apartments
Dec 2016 

$4.6 million 
project



Third  Project 
Hazard KY
Nov 2019
Fair housing complaint 
settled in September 2019

Tax credits awarded in 2017 
for $2.78 million project in 
the Appalachian mountains  



Coming 
Home!



Think 
about the 
future:
picnic area, 
playground 
and utility 
bills 



KCADV, our programs and 
property management 
company work together to:

Ensure vacancies are filled 
smoothly
Quickly resolve problems 
with rental assistance, 
maintenance
Support residents and 
address issues before they 
lead to eviction/loss of 
housing

A unique collaboration:

-KCADV

-Member Programs

-Property Management



Why did 
KCADV get 
into the 
housing 
business? 

� Kentucky needs more safe, 
decent affordable housing, and 
we are increasing the stock with 
well-built, energy-efficient homes

� Housing is the No. 1 request from 
survivors in our programs

� Control that comes with 
developing housing allows us to 
serve “difficult-to-house” families 

� Our economic empowerment 
work can be especially effective 
when families live in our housing 

� We’ve been in a position to delay 
evictions and provide assistance
at some critical junctures
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Questions
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Contact

Karlo Ng
Director of Legal Initiatives
National Alliance for Safe Housing (NASH)
kng@nashta.org

mailto:kng@nashta.org

