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Two Tax Credits 
Combine to Renovate 
Delaware Apartments
Residents of Heron Run Apartments in Smyrna, Del., 
benefited from many upgrades to the affordable housing 
complex, with the developer using both low-income housing 
tax credits (LIHTCs) and renewable energy investment tax 
credits (ITCs). And the new look is substantially different.

“Basically, it was a complete 
rebuild,” said David Layfield, 
principal at Green Street Housing, 
the developer for the property. 
“We gutted it down to the sticks. 
Previously, it was very boring … 
We dressed it up and increased the 
size of several units.”

The property had a massive 
rebuild in the 18 months leading 
up to August 2013. Individual 
rental homes got central air 
conditioning, carpeting, washer-
and-dryer hookups and kitchens 
equipped with dishwashers, 
ovens with ranges, refrigerators 
and microwaves. Eight of the 
rental homes are accessible by 
Americans with Disabilities Act 
(ADA) standards, which exceeds 
the federal requirements by 400 
percent. The development also got a 
new multipurpose building, as well 
as expansion of the management 
office and maintenance room. It also 

has a renovated parking lot with 
exterior lighting, landscaping and a 
playground.

The development has a 50 
kilowatt (kW) ground-mounted 
solar array behind the property 
that will generate enough 
electricity to power all common 
areas, including the office 
and multipurpose building, 
maintenance building and outdoor 
lighting.

The property got ITC equity 
and LIHTC equity from Discover 
Bank. “Without the tax credit 
investments, this redevelopment 
wouldn’t have happened,” said 
Matt Parks, Discover Banks’s 
director of investments. “Let alone 
feature so many amenities at such 
an affordable rate.”

Susan Eliason, director of 
housing development at the 
Delaware State Housing Authority, 
said this was a perfect example 
of what her group wants to do. 

“It’s been a major focus of ours to 
preserve rental subsidies in the 
state of Delaware,” she said. “We 
can now use [low-income housing] 
tax credits to preserve structures 
and keep existing rental subsidy in 
them.”

Previous residents were 
all back in the property by the 
time the development held its 
ribbon-cutting ceremony in 
October 2014. ;
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FINANCING

 � $4.9 LIHTC equity investment form Discover Bank
 � $4.1 million in construction financing from Delaware State housing Authority
 � $1.5 million in permanent financing from Delaware State  Housing Authority
 � $1.5 million loan from United States Department of Agriculture
 � $55,000 ITC equity investment from Discover Bank

We gutted it down to the sticks. Previously, it was very boring … 
We dressed it up and increased the size of several units.


