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Nonprofit Developer 
Uses LIHTCs to Rescue 
Complex
Oakland Terrace, a Section 8 property in Jacksonville, Fla., 
was ready to be shut down before a nonprofit developer 
used low-income housing tax credits (LIHTCs) to preserve 
the property. “It deteriorated to the point that the units were 
not [meeting] our physical standards,” said Saadia Figueroa-
Davis, HUD’s supervisory project manager.

In stepped Ability Housing. 
In 2009, the nonprofit housing 
developer partnered with the 
original owners, who had seen 
it go through difficult times, to 
put together a plan to purchase 
and overhaul the property using 
LIHTCs. “It changed everything for 
the property and for the residents,” 
said Buz Ausley, HUD’s acting field 
office director.

It had been a long decline. 
The building was constructed in 
1973 by a local Baptist Church, 
but gradually fell into disrepair. 
By 1984, HUD provided an 
allocation of project-based rental 
assistance. In 2001 there was a 
mortgage restructuring and with 
the HUD contract up for renewal, 
it was discovered that rents were 
higher than market-rate rents. The 
mortgage was restructured through 
the Mark-to-Market program and 
was refinanced with a Section 
223(f) loan to reduce the debt and 

bring rents into line with market 
rents. But the property continued 
to decline and by 2005, its scores 
reached the “critical” level. Soon 
HUD considered pulling its 
contract.

Then Ability Housing came up 
with a plan that involved LIHTCs 
and a three-part development.

The first step was addressing 
critical issues, including safety 
violations and the hiring of 
Community Housing Partners as 
property managers. The second 
phase involved making all repairs 
necessary to comply with HUD’s 
physical standards. The final, LIHTC-
funded stage involved substantial 
renovations and upgrades.

When it reopened in 2013, 
Oakland Terrace featured 60 two-, 
three- and four-bedroom rental 
homes. Ability replaced the kitchen 
and bathroom cabinets and counter 
tops and plumbing fixtures, while 
rental homes were wired for high-
speed Internet access. The property 
also got a new roof, windows 
and HVAC systems. There are 
laundry facilities, a community 
center, library, computer lab and 
playground.

The preservation of the 
building was crucial to the area. 
“It’s a neighborhood that is really 
in transition,” said Shannon 
Nazworth, Ability Housing’s 
executive director. “The loss of the 
project really would have had a 
ripple effect on the neighborhood.”

Ability arranged alternate 
housing for residents during 
renovation and paid rent at the 
temporary homes to preserve the 
Section 8 contract. “The living 
conditions for the residents will 
be something that they certainly 
didn’t experience there before,” 
said Ausley. “Now we have a center 
of gravity item in the middle of that 
community. That becomes a core 
part of that community and a small 
community within itself.” ;
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FINANCING

 � $6.7 million LIHTC equity from TDBank for $9 million LIHTC allocation from Florida Housing 
Finance Corporation

 � $2.1 million long-term nonrecourse loan  through LISC Capital Magnet funds


