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Executive Summary 
________________________________________________________________________ 
 
On July 27, 2011, The Home Depot Foundation and the National Coalition for Homeless 
Veterans (NCHV), in coordination with the U.S. Department of Veterans Affairs (VA), hosted a 
historic conference focused exclusively on veterans’ access to housing. The intensive strategic 
work sessions in San Antonio were designed to explore and identify opportunities – and 
challenges – for increasing the availability of housing for low-income veteran families and 
formerly homeless veterans graduating from assistance programs. 
 
The opening plenary session included remarks by Peter Dougherty, Associate Executive Director 
of the VA Homeless Veteran Initiative Office; Fred Wacker, Director and Chief Operations 
Officer of The Home Depot Foundation; and John Driscoll, NCHV President and CEO.  
 
As part of VA Secretary Eric Shinseki’s Five-Year Plan to End Veteran Homelessness by 2015, 
VA officials estimated there was a critical need for about 90,000 units of permanent housing for 
homeless and low-income veterans. Two years into the Five-Year Plan, that critical need estimate 
may still be as high as 60,000 to 70,000 housing units nationally. 
 
More than 125 nonprofit homeless veteran service providers, contract service providers, builders, 
financial experts, representatives of the VA and Department of Housing and Urban Development 
(HUD), and leaders of national charitable organizations were invited to the San Antonio summit. 
Their charge was to share innovative and replicable practices, ideas and recommendations that 
could have an immediate impact on the availability of permanent, affordable housing for 
homeless veterans and those at high risk of homelessness due to health and economic hardships. 
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The Summit plenary included an overview of the work session breakout topics, and afforded 
participants the opportunity to identify their organizations’ priority issues and to choose one of 
the four groups for discussion based on their expertise. Organizers tended to be fairly liberal on 
the rules of engagement for the work sessions, preferring to encourage a free-flow, rapid-fire 
format. The four primary focus areas included: 
 

 Multifamily housing – Both renovation projects and new construction. 
 Single family housing – Converting foreclosed and abandoned properties to nonprofit-

owned housing for rental units; shared living arrangements; and rent-to-own 
opportunities for formerly homeless and low-income veteran families. 

 Transition in Place initiatives – To help organizations with under-utilized Grant and Per 
Diem beds convert part of their capacity to long-term (permanent) housing. 

 Public-Private Partnerships – The role of philanthropy and the business community in 
helping organizations increase veteran access to housing as quickly as possible. 

 
Background 
 
According to the 2010 Veteran Supplement to the Annual Homelessness Assessment Report 
(AHAR), produced by the VA and Department of Housing and Urban Development (HUD), there 
are approximately 76,000 homeless veterans on any given night in the United States, with about 
145,000 experiencing homelessness at some point during the year. Of that number, upwards of 
30,000 may be considered chronically homeless. 
 
The VA Grant and Per Diem Program (GPD) – which provides transitional housing with 
supportive services – has had a significant impact in decreasing the number of homeless veterans 
in need of assistance each day. Based on FY 2011 VA program evaluation data, approximately 
25,000 homeless veterans received services through GPD and 50% of those participants advanced 
to permanent housing upon completion of the program. According to the VA CHALENG Reports 
from 2005 through 2009, the reduction in the number of homeless veterans during that period was 
estimated to be about 57.2%. 
 
It should be noted during the last two years of that period the reauthorization and rapid expansion 
of the HUD-VA Supportive Housing (HUD-VASH) Program made nearly 20,000 units of 
permanent supportive housing available to formerly homeless and extreme low-income veterans. 
HUD-VASH is designed to provide housing through dedicated HUD Section 8 vouchers, and 
essential case management and health services by the VA to veterans with serious mental illness, 
chronic substance abuse, co-occurring disorders and other disabilities. 
 
After two decades of program development, VA research has shown most homeless veterans who 
enter GPD programs are able to regain control of their health and other personal issues and 
advance to full employment and independent living in less than half of the two-year eligibility 
period for the program. 
 
However, the majority of those clients are still at risk of homelessness after they exit the program 
because, in most communities, there is a critical shortage of affordable housing for low-income 
and extreme low-income individuals and families. Providing access to safe, affordable housing is 
the most critical component of the VA Five-Year Plan and the Federal Strategic Plan to Prevent 
and End Homelessness.    
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Generally, the need for housing includes all housing types: permanent supportive housing for 
veterans with serious mental illness, disabilities, substance abuse and co-occurring disorders; 
permanent housing through Section 8 and other federal and state housing assistance programs – 
with and without supportive services; and affordable housing units for low-income and extreme 
low-income veteran families, most of whom are employed or have stable incomes.  
 
This report provides an overview of each work session discussion, followed by profiles of 
organizations and programs that have been effective in creating and expanding housing 
opportunities for homeless and low-income veterans and their families.  
 
Summit organizers hope the report helps inform federal agency officials of stakeholders’ ideas, 
concerns and recommendations for actions that could increase access to permanent housing by 
homeless veterans and veterans at high risk of homelessness.  
 
The report is also offered as a tool to help local planning authorities and service providers 
consider effective, innovative and practical strategies to rapidly increase the availability of 
permanent housing options to end and prevent veteran homelessness in their communities. 
 
Need for Supportive Services 
 
From the very outset of the plenary session through the end of the Summit, it was abundantly 
clear that participants universally agreed the key to ending veteran homelessness depends on the 
availability of supportive services to help disadvantaged veteran families remain housed. This 
may seem intuitive to service providers who work with homeless individuals and families, but it 
was something of a surprise to summit organizers and business professionals.  
 
The Summit, after all, was designed to focus on increasing the immediate availability of housing 
for homeless and at-risk veterans. Participants enthusiastically embraced that as the prime 
objective, but they repeatedly asserted that providing housing without assistive services is a 
recipe for client failure and, ultimately, wasted resources.  
 
Nowhere was that message more evident than during the morning plenary session when service 
providers listed their organizations’ top concerns related to veteran access to housing. The issues 
were divided into the three categories generally accepted as the principal needs of homeless 
veterans – housing, health services, and income security. Prevention services – the new frontier in 
the campaign to end veteran homelessness – overlap all three categories. 
 
Housing: 
 

*Denotes recommendations with supportive services component.  
 

1. Multi-family developments receiving federal funds should include units designated for 
veteran preference.  

2. All public housing should prohibit discrimination against women and families. 
3. Provide specialized transitional housing for veterans returning from combat deployments 

– services must include housing referrals, health services and employment placement 
assistance.*   

4. More resources are needed to provide home ownership opportunities for low-income 
veterans, and to help them retain housing when in crisis. 

5. Lack of affordable veteran housing in rural areas must be addressed. 
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6. Rapid re-housing assistance should be available for veterans who don’t need mental 
health or substance abuse treatment.* ― (See Supportive Services below) 

7. Allocate Section 8 vouchers for 2-year periods rather than 10 years for veterans exiting 
Grant and Per Diem (GPD) programs to provide longer-term stabilization assistance. 

8. Increase housing vouchers and services for veteran families – GPD, special needs grants, 
HUD-VASH for single-parent families with low incomes.* 

9. Community Reinvestment Act should include veteran housing and assistance provisions. 
10. Provide relief from threat of foreclosure for OIF/OEF veterans – to include loan rewrites 

to resolve delinquencies, credit repair counseling and debt relief, etc.* 
11. Modify VA Home Loan Guarantee Program to include provisions for low-income 

veteran families and to facilitate loan rewrites to reduce foreclosures.*  
12. Greater utilization of peer support for veterans in housing assistance programs who do 

not need intense case management.* 
13. Ask and Tell – All government and private service providers should adhere to a standard 

protocol to identify veteran status for services and resources.* 
14. Establish a White House Veteran Coordinating Committee to ensure veteran access to 

mainstream services across federal agency lines. This might have helped increase veteran 
access to Homelessness Prevention and Rapid Rehousing (HPRP) Funds.  

 
Health Services 
 

1. Peer Support/outreach – VA and local agencies, veteran service organizations, GPD 
providers, faith communities – including family supports. Not all veterans need intensive 
supports and case management, most would welcome personal peer guidance and social 
networking.  

2. Individual case management – not all veterans who need case management are in a 
service delivery system, such as veterans with traditional Section 8 vouchers.  

3. No time limit for services – the five-year eligibility limit for Guard personnel and 
Reservists deployed to combat and combat support operations should be eliminated. 

4. Encourage VA to work with community organizations providing health and rehabilitation 
services veterans need. This is one of the cornerstones of the VA Five-Year Plan to End 
Veteran Homelessness. GPD does this, but many who need mental health, substance 
abuse, physical rehabilitation and occupational therapy services are not able to receive 
them in areas under-served or not served by the VA.   

5. Health treatment for incarcerated veterans – VA services are currently not allowed. 
6. VA classes to enhance family support for returning combat veterans. 
7. Improve services and benefits for Guard and Reserve personnel deployed to combat and 

combat support operations. 
8. Provide rapid access to substance abuse and mental health treatment services – in real 

time, not through hotline and on-line connections. 
9. Develop state and county grants to address veterans’ needs – most specifically emergency 

housing assistance and health services until the veteran can be connected with longer-
term assistance through VA and state assistance programs. 

 
Income Security 
 

1. Department of Defense and Department of Labor must expedite work to provide for 
certification and licensing for military occupational skills that are readily transferred to 
the civilian sector. 

2. Expand and ensure employment preparation services and job placement assistance for 
Incarcerated veterans. 
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3. Expand jail diversion programs. 
4. Ensure that all hospitalized veterans keep/receive benefits. 
5. Develop and fund a robust self-employment program. 
6. Develop registry of veteran-friendly employers.  
7. Monitor and ensure veteran access to mainstream benefits. 
8. Educate veterans on pensions and benefits. 
9. Increase federal tax credits for employers who hire veterans. 
10. VA should hire veterans first. 

 
Supportive Services for Veteran Families (SSVF) 
 

The newly launched Supportive Services for Veteran Families (SSVF) grant program is 
designed to provide temporary, short- to medium-term assistance to veteran families in crisis 
to help them remain housed, and to rapidly re-house veterans who lose their housing. Funded 
at $100 million for FY 2012, this amount should be increased to $300 million through FY 
2015 to address the lack of assistance available to homeless and at-risk veterans under the 
Homeless Prevention and Rapid Re-housing Program (HPRP), consistent with the objectives 
of the Five-Year Plan to End Veteran Homelessness.  
 
Assistance provided under the SSVF Program would include deposits and utilities hook-up 
fees for housing placements, short-term rental assistance for eligible veterans to prevent 
eviction, and most of the service needs identified by homeless veteran service providers at the 
Summit.   

 
Role of the Grant and Per Diem Program 
 
The second most prevalent theme to emerge during the Summit was the VA Grant and Per Diem 
Program (GPD) must be preserved and evolve if the Five-Year Plan to End Veteran 
Homelessness is to succeed. The strong consensus among participants was that the program’s role 
in preventing homelessness among OEF/OIF veterans may be as important as the health 
stabilization and transitional housing stability it provides to veterans working their way out of 
homelessness. 
 
The evolution envisioned by VA officials is that GPD becomes the keystone of local veteran 
service delivery systems that provide rapid stabilization support and connect veterans to treatment 
services and other critical assistance necessary to keep them in their housing, or to move into 
permanent housing in their communities as quickly as possible. 
 
The GPD has been the foundation of the VA’s response to veteran homelessness for more than 
two decades, and is primarily responsible for the dramatic decrease in the number of homeless 
veterans on the streets of America over the last decade.  Under the GPD program, approximately 
500 community-based service providers across the nation partner with the VA to provide 
homeless veterans with stable, sober and clean transitional housing, food, clothing, access to 
health services, counseling, employment preparation and job placement assistance and other 
services. The program funds nearly 14,000 beds, and serves more than 30,000 homeless veterans 
each year. 
 
By design, the GPD program is unique in the homeless assistance community because all funded 
organizations are part of an integrated service delivery system with a VA medical center serving 
as its hub. This link occurs in some non-veteran provider communities, but it is not universal and 
the services available to homeless individuals and families vary greatly.  
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Organizations applying for GPD funding must demonstrate a strong partnership with the VA 
medical center in their service area, as well as the ability to provide a wide range of supportive 
services to help homeless veterans advance to employment and permanent housing.  
 
Research at the National Center on Homelessness Among Veterans concludes most veterans who 
are enrolled in the GPD program are able to obtain employment and are ready for independent 
living well before the two-year eligibility limit. However, the majority of veterans exiting the 
program are unable to afford housing at fair market rates in most communities. 
 
There was general consensus on the following points with respect to the importance of the Grant 
and Per Diem Program to the Five-Year Plan to End Veteran Homelessness: 
 

 The emphasis on permanent housing in the Federal Strategic Plan to Prevent and End 
Homelessness is critical, but the GPD is a localized integrated service delivery system 
unique to the veteran community that provides housing stability and a wide range of 
services that would likely be unavailable for veterans otherwise. It was developed 
because public assistance programs were not adequately serving veterans.   

 
 The partnership between VA medical centers and community-based veteran assistance 

programs has reduced veteran homelessness by nearly 60% in the last five years. These 
organizations most often are providing the housing stability, outpatient mental health 
supports, personal and family counseling, employment services and follow-up care that 
have produced those remarkable results.  

 
 The VA estimates there are 1.4 million veterans living in poverty in the United States, 

and that one in 10 of them is likely to experience homelessness at some point. With an 
estimated 76,000 homeless veterans identified in the Point in Time (PIT) estimate, and 
144,000 projected to need homeless assistance at some point each year, this program is 
just as vital to ending veteran homelessness today as it has ever been. 

 
 Because GPD program service providers must offer a wide range of services through 

contracts and cooperative agreements with the VA, other federal and state agencies, and 
established community partners, they are uniquely positioned to provide counseling, 
guidance and service referrals to veterans to help prevent homelessness.  

 
 Most veterans who are enrolled in GPD programs do not need permanent supportive 

housing. 
 

 Comparing the cost of permanent supportive housing to the cost of doing nothing 
obscures the fact that most of the time returning a veteran to employment and 
independent living – through the GPD program – is the most economically feasible, cost-
effective intervention of all. 

 
Veteran Service Commissions, Boards 
 
We, as a nation, have arrived at a historic crossroads in the 21-year-old campaign to end veteran 
homelessness. Five years ago the VA and a couple hundred of its community partners were 
engaged in a Herculean struggle to do what many believed was impossible. 
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Today we have the Federal Strategic Plan to Prevent and End Homelessness – a national priority 
for the first time in American history. VA Secretary Eric Shinseki’s Five-Year Plan to End 
Veteran Homelessness was fully incorporated into that plan. The target date for ending veteran 
homelessness is June 2015. 
 
This does not mean there will be no homeless veterans after that date. It means that veterans who 
are threatened with homelessness or become homeless will have access to the support and 
services they need to regain control of their lives. They will not be left on the streets without 
hope. Nineteen federal agencies and more than 2,100 community-based organizations have united 
to make that vision a reality. 
 
Yet as we aspire to achieve that goal, our nation continues to be strained by the continuing 
housing crisis, the worst economic downturn since the Great Depression, high veteran 
unemployment, and large-scale troop withdrawals from Iraq and Afghanistan. Several 
participants at the Summit said we have not yet begun to see the toll of these wars on the young 
men and women who have been called upon to serve in them.  
 
One said simply, “Programs are not the only answer.” 
 
Her point was then explored by a group of Summit participants. In most rural communities and 
many small American towns, housing strategies cannot be wholly dependent on federal dollars 
and competitive grants, if at all. As limited federal and state resources are stretched to serve a 
greater demand for services, those funds will increasingly have to be directed to areas with the 
greatest capacity to help individuals and families in need. 
 
Many small and rural communities can pool available resources to benefit veterans, and often the 
assistance can be more immediate and impactful. There are tens of thousands of Veteran Service 
Organization posts, an even greater number of civic and fraternal organizations – and those 
numbers pale by comparison to the number of faith communities already helping people in need 
across the nation. 
 
Some communities are developing a Veteran Service Board or Commission, with members 
representing local businesses, schools, the faith communities and local government. Members of 
veteran, civic and faith organizations in most small and rural communities are the employers, 
Realtors, bankers, auto dealers and health professionals. These boards can advise a designated 
county or town Veterans Service Officer or veteran agent on the availability of: 

 Affordable rental housing with veterans preference 
 Properties available for discount purchase (Realtors) 
 Employment (local Chamber or business bureau) 
 Affordable transportation (auto dealers) 
 Low-cost or pro bono legal aid (local bar association) 
 VA benefits counseling 
 Educational and vocational training opportunities 
 Access to mainstream assistance programs for low-income families 

 
 
The Veteran Access to Housing Summit was intended to be an exercise to explore the 
possibilities – expanding the availability of safe, affordable permanent housing for formerly 
homeless and low-income veterans on a scale consistent with the objectives of the Five-Year Plan 
to End Veteran Homelessness. 
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Some of the innovative approaches discussed during the Summit have already been undertaken; 
some ideas will require further development and require revisions to address local issues and 
concerns. Some recommendations would require Congressional authorization; some could be 
implemented locally with virtually no government intervention at all. 
 
On behalf of The Home Depot Foundation and the National Coalition for Homeless Veterans, we 
express sincere appreciation for the insights offered by the participants at this historic Summit. 
We also thank our partners at the U.S. Department of Veterans Affairs and the Department of 
Housing and Urban Development for their guidance and subject matter expertise.  
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Summit Participants 
________________________________________________________________________ 
 
Name    Organization     E-mail Address 
 
Evelyn  Absher   Veterans Inc.     evelynabsher@veteransinc.org 
Melissa Acton   Welcome Home, Inc.    welcomehomeinc@socket.net 
Janice Avant   New Paridigms     javantmc@umail.iu.edu 
Barbara Banaszynski  Volunteers of America    bbanaszynski@voa.org 
George Basher   VA Health Care Upstate New York  george.basher@va.gov 
Alan Belcher   Transitional Living Services   abelcher@tlsveterans.org 
Connie Blaney   Liberty Manor for Veterans, Inc.   libertyforvets@aol.com 
Nancy Boone   People of Purpose    mysaviornb@msn.com 
Nancy Box   St. Patrick Center    nbox@stpatrickcenter.org 
Blanca Rosa   Haven for Hope           blancarosa.braswell@havenforhope.org 
   Braswell-Tucker   
Randy Brown   NCHV, Communications Director   rbrown@nchv.org 
Ron Brown   Haven for Hope     ron.brown@havenforhope.org 
Lucy Brownlee   D&O Properties I, LLC    dandoproperties1@comcast.net 
Max Burke   Altarum Institute     max.burke@altarum.org 
Debbie Burkhart   National Equity Fund, Inc.   dburkart@nefinc.org 
Olivia Bush   The Bush Cares Project    oliviabush@bushcares.org 
Maura Camosse   Women's Institute for Housing,   mcamosse@wihed.org 

   Economic Development.    
Tim Cantwell   Cantwell-Anderson                  tcantwell@cantwell-anderson.com 
Lori Cook   The Home Depot Foundation   lori_a_cook@homedepot.com 
Ralph Cooper   Cloudbreak, LLC, Houston               rcooper@cantwell-anderson.com 
Baylee Crone   NCHV, Technical Assistance Director  bcrone@nchv.org 
Randy Croy   Haven Recovery Center                  randy.croy@havenrecoverycenter.org 
Steve Culbertson   Impact Services Corporation   sculbertson@impactservices.org 
Troy Davenport   TX Veterans Commission   troy.davenport@tvc.state.tx.us 
Lizette Davis   AccessAbility Home Modifications  lizette@accessability1.com 
Marc Deal   Vietnam Veterans of California   autmarc@gmail.com 
Juan Dieguez   Black Veterans for Social Justice   vpoh@bvsj.org 
Pete Dougherty   VA, Office of Homeless Programs   pete.dougherty@va.gov 
John Driscoll   NCHV, President and CEO  jdriscoll@nchv.org 
Joseph Early   Leitrum, Inc., Detroit    earlyjp@aol.com 
Charlene Flaherty  Corporation for Supportive Housing  charlene.flaherty@csh.org 
Dennis Friday   Mayco Developers LLC (VOSB)   mayco@maycodevelopers.com 
Ramon Garcia   VA South TX Veterans    ramon.garcia@va.gov 

   Health Care System     
Henry Goodhue   Volunteers of America, Massachusetts  mgerardo@voamass.org 
Matt Gornick   NCHV, Program and Policy Assistant  mgornick@nchv.org 
Lawrence Goss   Trillacorpe Construction    lgoss@trillacorpeconstruction.com 
Doris Green   Matthew House, Inc.    dhmitchell427@hotmail.com 
Thomas Griffin   The Transition House Inc.    tom@thetransitionhouse.org 
Tom Hameline   HELP USA     thameline@helpusa.org 
Cindy Hatch   VA South TX Veterans    Cynthia.hatch@va.gov 

   Health Care System 
Chuck Hemmingway  Central Oregon Veterans Outreach   covo.org@gmail.com 
Regina Hunter   Remedy Consultation Services, Inc.  hunregin@umich.edu 
Richard Ivy   VA, Veterans Benefits Admin.   richard.ivy2@va.gov 
Jennie Johnson   Creative Funding Solutions, Inc.         jjohnson@creativefundingsolutions.info 
Katrina Johnson   Horizon Outreach    horizonoutreach222@gmail.com 
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Toni Johnson  Cleveland VA Medical Center   toni.johnson@va.gov 
Ellen Jones   Regal Senior Living    ejones91723@yahoo.com 
Vince Kane   VA, Center for Homelessness   Vincent.kane@va.gov 

   Among Veterans  
Tredale Kennedy   Alternative Veteran Solutions   altinsschool@yahoo.com 
John Kretchmar   JFK Enterprises, Chicago    john@johnkretchmar.com 
Donald Lachman   WA State Dept. of Veterans Affairs  donaldl@dva.wa.gov 
Peter Larkin   Soldier On     peter.larkin@poladvisors.com 
Linda Larson   Schlitz Randllin Adult Family Care  randlinhomes@charter.net 

   Homes Inc.  
Ignacio Leija   American GI Forum NVOP   ileija@agif-nvop.org 
Leslie Lightfoot   Veteran Homestead    leslie@veteranhomestead.org 
Tori Lyon   Jericho Project     tlyon@jerichoproject.org 
Pam Maercklein   Texas Veterans Commission   pam.maercklein@tvc.state.tx.us 
Ray Mata   Haven for Hope     ray.mata@havenforhope.org 
Burt McChesney   Vietnam Veterans of California   burt.mcchesney@gmail.com 
Duncan McGhee   TX Veterans Commission    duncan.mcghee@tvc.state.tx.us 
Donnie McGuire   Vets On The Move Foundation   vetsonthemove@yahoo.com 
Evita Mendiola   Haven for Hope     evita.mendiola@havenforhope.org 
Mitchell Milner   Milner & Caringella, Inc.    mmilner@mitchandjoe.com 
Jerry Nagy   National Association of Realtors   jnagy@realtors.org 
Shawn Noles   Volunteers of America of Florida   snoles@voa-fla.org 
Robert Norris   West Angeles Development Corp.  ceo3@aol.com 
Dawn Nuoffer   Center for Veterans Issues   dawn.nuoffer@cvivet.org 
James Palmer   Altarum Institute     jim.palmer@altarum.org 
Marta Pelaez   Family Violence Prevention Services, Inc.  fvps-exdir@satx.rr.com 
Glenn Pruden   Housing Authority of Salt Lake City  gpruden@haslcutah.org 
Christopher Ptomey  Habitat for Humanity International   cptomey@habitat.org 
Brenda Quarrels   VA Domiciliary     brenda.quarrels@va.gov 
Monica Quiroga   American GI Forum NVOP   mquiroga@agif-nvop.org 
Jerry Rangel   VA South TX Veterans    jerry.rangel@va.gov 

   Health Care System  
Yolonde Rocio   A Soldier's Quarters    ryolonde@yahoo.com 
Jesse Rodriguez   Veterans Leadership Program   Rodriguez@vlpwpa.org 

   of W. Pennsylvania  
Annette Romain   Veterans Leadership Program   Romania@vlpwpa.org 

   of Western Pennsylvania 
Patrick Russ   Volunteers of America, Indiana   pruss@voain.org 
Pat Ryan   PriceWaterHouseCoopers    patrick.e.ryan@us.pwc.com 
Michael Salois   Volunteers of America of Greater Ohio  michael.salois@voago.org 
Maria Sconfienza  Housing Authority of Salt Lake City  msconfienza@haslcutah.org 
Job Shax        jlesterofbelleville@yahoo.com 
Steve Shomion   VA South TX Veterans    steve.shomion@va.gov 

   Health Care System  
Joe Sluszka   Albany Housing Coalition Inc.   jsluszka@ahcvets.org 
Jeffrey Smith   Loyola Recovery Foundation Inc.  jsmith@loyolarecovery.com 
Ray Switzer   WA State Dept. of Veterans Affairs  ray@dva.wa.gov 
Gigi Szabo   New Directions, Inc.    gszabo@ndvets.org 
Javier Tamez   AT&T Veterans     javier.tamez@att.com 
Mike Tanner   Red Door Realty, Texas Corporation  miketanner55@gmail.com 
Mary Taylor   Jericho Project     mtaylor@jerichoproject.org 
Leah Tennille   Strategic Funding Group    leah@sfg-inc.net 
Philip Thomas   VA VISN 11 NHC    philip.thomas2@va.gov 
Loralee Tolman   Housing Authority of Salt Lake City  ltolman@haslcutah.org 
Marka Turner   Housing Authority of Salt Lake City  mturner@haslcutah.org 
Fred Wacker   The Home Depot Foundation   fred_wacker@homedepot.com 
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Joyce Walker   Haven for Hope    joyce.walker@havenforhope.org 
Henriette Warren  Detroit Central City CMH    hwarren@dcccmh.org 
Terry Washam   Department of Veterans Affairs   terry.washam@va.gov 
Anne Williams   St. Vincent de Paul Society   awilliams@svdp.us 

   of Lane County, Inc.  
Michael Wilson   Matthew House, Inc.    mingo1411@att.net 
Leon Winston   Swords to Plowshares    lwinston@stp-sf.org 
Annette Witt   Veterans Village of San Diego   annette.witt@vvsd.net 
Patricia Wolschon  John D. Dingell (Detroit)    patricia.wolschon@va.gov 

   VA Medical Center  
Kristi Woodard   VA Office of Tribal Government   Krista.woodard@va.gov 

   Relations   
William Dawson   Department of Housing and   william.o.dawsonIII@hud.gov 

   Urban Development  
Dahlia Martinez   Department of Housing and   dahlia.c.martinez@hud.gov 

   Urban Development  
Priscilla Rocha   Department of Housing and   proscilla.j.rocha@hud.gov 

   Urban Development  
Joseph Uviedo   Department of Housing and   joseph.a.uviedo@hud.gov 

   Urban Development  
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1 Multi-Family Housing Development                                                  
 
 
Introduction  
 
Successfully ending veteran homelessness by 2015 will require a multi-pronged approach to 
housing development and generation of new housing units. While creation of single family units 
is a critical component of this initiative, generating multi-family housing options will allow for 
large numbers of homeless and at-risk veterans and their families to access secure, financially 
feasible, and supportive housing to meet their needs.  
 
However, while the need is great, multi-family housing development is difficult to facilitate, gain 
approval for, and develop; and it requires extensive coordination between service providers that 
work directly with homeless veterans and their partners in the development and Federal arenas.  
As stated by staff of Veterans Manor, Milwaukee: “multi-families [developments] can make the 
greatest dent in the numbers the fastest while providing for efficiency in service delivery.” All 
partners must not only be extremely dedicated to the mission of developing housing options for 
homeless veterans, but also capable of identifying incentives and overcoming administrative and 
regulatory burdens that can stall or dismantle project plans.  
 
While this process can be daunting and intimidating, some organizations have successfully 
navigated the territory to create new multi-family housing complexes around the country. For 
example, the St. Vincent de Paul Society of Lane County, Ore., has built or acquired over 1,000 
units of affordable housing. Veterans Manor has contributed to a 10% decrease in the Point in 
Time count in Milwaukee. In one housing complex developed by the Housing Authority of Salt 
Lake City, 109 units are dedicated solely to veterans. Jericho Project in New York provides 
supportive housing to 309 formerly homeless persons through six congregate residences. In Los 
Angeles, New Directions served 332 chronically homeless veterans.  
 
These programs stand as creative and innovative examples of the success organizations can have 
in developing multi-family housing. Before getting started, organizations should assess their 
ability to secure the three critical components of a multi-family housing development plan. When 
these critical components are assured, organizations should then assess the various factors, both 
beneficial and burdensome, that will influence their plan for success. 
 
Critical Components of Your Development Plan 
 
Service providers and their development partners have identified three critical components of 
planning for successful multi-family permanent housing projects. These planning elements are: 
initial development resources; continuous rent supports; and a wrap-around supportive services 
network. While an ideal environment will allow for provision of all three components, identifying 
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and securing access to two of these elements can often provide enough leverage to attract the 
third.  
 
Development Resources: 
 
In order to successfully generate new multi-family housing units, investors and their service 
provider partners must have access to low cost development resources, which includes land, 
leveraged resources, experience (intellectual capital), and money (financial capital). It is generally 
accepted that these resources, in order to effectively attract private sector partners, should be low 
cost and near no cost whenever possible. The sources of these development resources generally 
fall into one of three categories: existing United States Department of Veterans Affairs (VA) 
resources that can be shifted, paired, or adapted to fit a permanent housing model; excess land 
and buildings outside of VA property that can be used for development; and leveraged resources 
from the mainstream housing programs of other agencies. 
  
Existing VA Resources and Programs: 
Existing VA resources and programs have paved the way for the generation of new and effective 
housing options for homeless veterans. However, VA’s housing programs are focused largely on 
transitional housing, specifically Grant and Per Diem Program (GPD), which has been an 
extremely effective reintegration model unique to the veteran community that allows veterans 
who need temporary assistance and support to access the short-term care that fits their needs. 
Unfortunately, many other Federal programs cannot leverage GPD funding to secure funding for 
permanent housing because of this unique transitional quality. Among the participants, agreement 
exists on the merit of adapting regulations so that transitional GPD grant funding can be directly 
paired with other funding sources for permanent housing, such as funding through Department of 
Housing and Urban Development (HUD) programs or low income housing tax credits, to finance 
development.  
 
An additional VA resource is land on VAMC properties that can be accessed through the 
Enhanced Use Lease (EUL) process. For more information on this component of multi-family 
housing development, please see the “Enhanced Use Lease” component of this section. 
 
As efforts to adapt existing VA programs takes shape, knowledgeable and influential individuals 
in various arenas will need to take charge to move the initiatives forward. Participants at the 
Summit emphasized the importance of a leader within the VA, such as a Deputy Secretary or 
other high ranking official, to drive the needed changes forward to successfully adapt existing 
programs.  
 
Excess Land Outside of VA Properties: 
While VA programs and property are important capital components, property outside of VA 
compounds is also a critical capital asset. Obtaining a lease for this property is often the linchpin 
in obtaining other capital resources. When a lease is executed and signed, developers can often 
obtain development financing from various lenders. Also, talent for executing these agreements 
already exists within many agencies and nonprofits around the country. 
 
One example given by the participants is excess property belonging to Federal agencies that can 
often be obtained at below market cost and used for the development of multi-family housing 
units. Participants in the summit specifically mentioned excess property belonging to the United 
States General Services Administration (GSA) and United States Postal Service (USPS) with the 
potential of 20 year lease guarantees. Additionally, nonprofit expertise through organizations like 
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Corporation for Supportive Housing or National Equity Fund was mentioned as another source of 
experience and guidance.  
 
Private properties are another possibility presented by the participants. Personal homes can be 
adapted into multiple units and can also be obtained at low cost. Hotels, especially those with in-
unit kitchens, often meet the qualification for single family units in a larger complex. While 
housing cooperatives cannot be used with GPD grant funding because of the partial ownership 
aspect, they have proven extremely effective at creating new permanent housing opportunities for 
formerly homeless veterans.   
 
Leveraging Mainstream Resources:  
In addition to VA programs and private and Federal land, a third development resource is 
leveraged assets of mainstream programs. Mainstream low-income housing programs through 
HUD have provided critical housing assistance to homeless veterans and to providers generating 
new housing. Funding through Continuums of Care provides needed resources to homeless 
programs for veterans, but the restriction on number of new programs allowed every year can 
delay possible funding for years. Participants specifically mentioned the role of Military 
Construction (MILCON) funds and Community Development Block Grants (CDBG) as useful 
resources, in addition to general HUD staff experience with lenders, evaluators, and development 
process facilitators. Leveraging these funds and expertise can only improve programs for 
homeless and at-risk veterans.   
  
Pairing HUD-VASH with Section 8 is another proven strategy for leveraging mainstream 
resources. While HUD-VASH involves intensive case management and comprehensive clinical 
service provision in addition to housing support, Section 8 vouchers are more limited in scope, 
providing affordable housing as a primary goal. Homeless veterans who may no longer need the 
same high level of supportive services offered under HUD-VASH after a period of recovery 
would then be ideal candidates for transition into general Section 8 housing or another innovative 
HUD-VA collaborative program. This involves strong communication between the Public 
Housing Authority and local VA HUD-VASH Coordinators; and cooperation among multi-family 
housing developers, their partners in the service provider community, and local HUD 
representatives. This effort to more directly connect HUD-VASH and Section 8 will also require 
support from VA and HUD on a national level.  Additionally, while not all HUD-VASH vouchers 
are project based, participants specifically mentioned the need for an “80-20” link between 
Section 8 and project based HUD-VASH to increase the stock of veteran specific housing units. 
 
VA must also work with other federal partners to expand this initiative. Comparable programs 
and promising opportunities exist within other agencies, such as the Department of Agriculture’s 
Rural Housing Service and Department of Transportation. A Memorandum of Understanding 
(MOU) between VA and the Department of Defense (DoD) to obtain surplus DoD property, like 
the excess Fort Bragg, N.C., property could also provide additional needed resources. 
 
A fourth mainstream development resource is financial incentives for development partners, such 
as low income housing tax credits and zoning bonuses. Developers who participated in the 
Summit recognize the necessity of tax credit incentives and bonuses to increase the speed and 
viability of these projects.  They made a distinction between the utility of 4% and 9% tax credits 
for financing purposes. The basis of the leverage is 9% tax credits, which are ideal for this type of 
construction project, but currently there are not enough of these credits to match the need.  
 
Participants stressed the need for a clearly articulated strategy so that the distribution of the 
allocation will be more predictable and a mechanism around the 4% credits to allow for tax-
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exempt debt. Also, zoning bonuses for inclusion of targeted veteran housing would encourage the 
development of new housing units for homeless veterans. 
 
Rent Supports: 
 
Secured rent supports are needed to leverage development resources as well as to sustain the 
functioning of the project over time. Additionally, veterans on VA disability often have 
comparably low incomes, and participants emphasized the need for rent subsidies to generate and 
sustain low-income housing options for those veterans who are homeless and at risk of 
homelessness. 
  
Connections between various Federal programs across agencies offer the largest source of rent 
supports for these projects. For example, a strong connection between service providers with 
veterans in GPD programs and coordinators of both project and tenant based Section 8 vouchers 
is necessary to allow for a smooth transition into permanent housing with little disruption of 
services to veterans who are in need of long-term supports. Programs through the McKinney-
Vento Homeless Assistance Act network, such as HUD’s Shelter Plus Care program, have 
provided useful rent supports for persons with disabilities and can also be connected to GPD 
program graduates. Programs that focus specifically on providing care and rent supports to the 
elderly can also supplement this effort.  
 
Developers of multi-family housing units, both on and off VA property, recognize the utility of 
including commercial and service space on-site in addition to residential units. For example, 
commercial services can provide needed lease and rent funding for operating costs, and allowing 
space for service providers can ease the cost burden for service delivery by allowing services to 
be provided on site. 
 
Supportive Services: 
  
With capital resources secured for development and rent supports secured for operation, a diverse 
and extensive network of supportive services is the third critical component necessary for 
creating multi-family housing. As many service providers have emphasized, especially when 
serving the chronically homeless, case management support is necessary to maintaining 
consistent and reliable housing. These wrap-around services can come from various sources, 
including the VA Medical Center, veteran specific service providers, and health centers that serve 
homeless and low-income persons.  
 
The VA Medical Center provides a unique model of care for veterans, providing an integrated 
care network. Providing access to medical services in a centralized area with strong connections 
to veteran service organizations and providers of supportive services, this service delivery 
network provides a comprehensive system for veterans and is a critical asset for service providers 
and developers interested in creating multi-family housing units for homeless and extremely low-
income veterans and their families.  
 
To supplement the efforts of this integrated service delivery system, developers should be aware 
of and be involved in other mainstream supportive service programs. Often, cognates from other 
programs can be mildly adapted or incorporated, increasing the importance of leveraging relevant 
HUD resources. For example, service coordinators in elderly programs could be utilized to 
provide services to elderly veterans in special needs GPD programs.  
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Participants discussed the growth of federally qualified health centers (FQHC) as a potential 
partner to provide on-site services, as well as potentially allow for the development of clinics, an 
additional source of capital. Because FQHCs serve those who have no other access point for 
benefits, this is an important component for those veterans who do not qualify for VA benefits 
and veterans’ family members. With an integrated housing model, this is a critical service asset. 
CDBGs also include funding for public services, which could be used to provide additional 
supportive services. 
 
Having a strong network of services allows the service providers to adapt the services to the need 
of the veterans, including when the veteran is no longer in need of the extensive supportive 
services provided under HUD-VASH. This flexibility in service delivery, paired with a strong 
resource development plan and secured rent supports provides the necessary components to create 
permanent housing through multi-family housing facilities. 
 
Factors that Impact Your Development Plan  
 
Once you have finalized your plan to secure the three critical components of multi-family housing 
development projects (development resources, rent supports, and a strong service network) and 
have started taking steps to execute your plan, you must take into consideration a series of factors 
that can propel or restrict your mission-driven efforts to create permanent multi-family housing 
options for homeless and at risk veterans. Service providers and developers at the Summit 
identified major factors that impact multi-family housing construction. These categories include: 
leveraging funds; tax credits and debt; non-VA development; Grant and Per Diem; OIE/OEF 
Veterans issues; and Enhanced Use Lease. An understanding of four important factors affecting 
development of multi-family housing can lead to success and help interested parties prepare for 
the road to development. 
 
Non-VA Financing and Development: 
 
Most cities and counties have surplus city-owned properties and the push for development of 
permanent supportive housing as part of their 5 and 10 year plans. However, “Not In My 
Backyard” (NIMBY) is often a significant barrier to development on non-VA properties because 
of stereotypes and stigmas associated with homeless populations. This can be combated by 
raising community awareness through distribution of informational materials, involving the 
community directly through site visits and events, and involving veteran residents in the 
community through public events, gardens, security surveillance, and other arenas of engagement 
important to members of the local community. 
 
Lack of funding is an obvious yet continual problem. However, philanthropic foundations, such 
as the Home Depot Foundation, are increasing their involvement with in-kind donations and 
donations of time and expertise. Local banks and private financial institutions often have 
community development requirements and may be able to contribute resources. However, when 
planning on leveraging these private assets, developers must be aware of specific qualifying 
margins for the veterans for whom this money is granted. Common restrictions include: 
earning/receiving too little money with limited stability, earning/receiving too much money, 
lacking specific medical problems, including substance abuse and psychological disorders, and 
falling outside of a specific age bracket.  
 
Adaptive reuse of certain types of buildings already in the community can create working units 
more quickly than new construction. Participants specifically mentioned hotels, retirement 
homes, schools, and post offices. However, coordination of funding schedules and requirements 
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to make sure all partners are moving concurrently is often cumbersome. Most partners have 
independent schedules, so making them coordinate efforts is difficult. 
 
Joining with local veterans’ organizations and having the support of local and national VA and 
HUD staff can provide access to an extensive communications network to spread this information 
to service providers and their partners. This communications network should also include local 
town supervisors, Public Housing Authorities (PHAs), and local public figures as much as 
possible. According to Summit participants, with national VA and HUD leadership support and 
insights on zoning and tax implications of multi-family housing development for homeless and 
extremely low income veterans, local town supervisors or public officials may be less likely to 
block projects.  
 
Enhanced Use Lease: 
 
When the original Enhanced Use Lease (EUL) legislation was first introduced, there was concern 
about the viability of VA programs and initiatives, prompting concerned veteran service 
organizations to advocate for much of the strong language. With an adapted political climate and 
renewed faith in the commitment and longevity of VA’s efforts, some of the restrictions are no 
longer necessary, according to Summit participants. Because the program is expiring, there is an 
opportunity to create changes and rewrite components of the program.  
 
Developers need to obtain conditional site control to allow a project to secure financing. At 
present, site control occurs at the point that the lease is signed. VA should give approval of 
preliminary site plan and the project concept, subject to outstanding EUL processing steps. 
 
Land owned by the federal government is by definition exempt from local zoning control. The 
EUL lease specifically makes federal land under the lease subject to local zoning. An EUL 
process that includes no real estate taxes or zoning requirements would have important draws for 
many mission-driven developers. Developers recommend that land remains exempt within federal 
guidelines.  
 
Creating affordable housing for homeless veterans with provision of on-site services was not 
considered in-kind consideration for the VA’s purpose of determining compensation for the land 
lease. Mission driven projects should be exempt from providing in-kind consideration beyond 
meeting VA’s goals of serving veterans. 
 
VA required a funded maintenance account in addition to all other maintenance and other 
reserves by both state and private lenders and investors. VA should consider total reserves of the 
project. VA can coordinate reserve compliance by third parties holding project reserves. 
 
The VA lease does not readily accept Low-Income Housing Tax Credits (LIHTC) Section 42 
requirements regarding property foreclosure and eviction of tenants. It is suggested that all 
federally mandated financing requirement for LIHTC, or other programs, must be easily 
accommodated by the VA lease. 
 
Currently, the VA lease does not allow for subordination of the leasehold interest to other project 
financing. VA should consider following standard real estate industry guidelines for 
subordination policies. 
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Finally, the EUL leasing process can take in excess of one year to achieve an executed lease. This 
lease execution should be expedited. A standardized lease which successfully addresses the issues 
above can significantly reduce the length of time needed to reach a lease signing. 
 
Leveraging Assets: 
 
When implementing a development plan, you must keep in mind the various processes and 
strategies for leveraging assets for your program. As discussed above, given the ability to 
leverage assets, such as private funding sources, community connections, and related federal, 
state and local programs, developers can succeed in creating multi-family housing units for 
homeless veterans. According to the Summit participants, leveraging assets includes directly 
connecting different federal programs to one another (HUD-VASH and Section 8; HUD-VASH 
and GPD) and connecting federal programs to community services. 
 
Connecting Federal Programs: 
Service providers and their partners in this initiative are driven by the possibility of producing 
multi-family housing as quickly, efficiently and cost effectively as possible, and connecting 
HUD-VASH to Section 8 and HUD-VASH to GPD are two methods of facilitating this 
development. This focus on leveraging existing multi-family programs to better serve homeless 
veterans will provide support throughout the spectrum of housing options – from homelessness to 
supportive housing to permanent housing and homeownership, when possible.  
 
As previously mentioned, some opportunities include connecting HUD-VASH more directly to 
Section 8 vouchers and based on the best fit to match the veteran’s needs. When the veteran no 
longer needs the supportive services offered with by the HUD-VASH program, providers should 
be able to coordinate the movement from HUD-VASH to regular Section 8 or unsubsidized rental 
units or homeownership. Veterans might be worried about the idea of being transferred out of 
HUD-VASH, so the case managers should clearly communicate with the veteran that services 
will still be available to that veteran even after the transition.  
 
The relationship between HUD-VASH and Section 8 is of critical importance, especially when 
considering the allocation of project based units. Currently, the total number of project based 
Section 8 vouchers can be up to 20% of the total stock of vouchers allocated to a PHA. The 
specific Section 8 vouchers for HUD-VASH, however, can be up to 50% project based, as long as 
an increase does not bring the overall percentage of project based vouchers for that PHA above 
20%. If both the 20% overall and the 50% HUD-VASH Section 8 voucher caps were lifted, 
developers could more readily leverage this asset when planning and executing multi-family 
housing projects.  
 
Lifting of the cap on project based HUD-VASH vouchers can decrease the time it takes to 
process voucher requests and would increase the availability of rent supports. Individual PHAs 
could assess the stock of independent, low rent units and determine whether a higher percentage 
of project based units that result in new multi-family housing developments would benefit the 
clients receiving vouchers. Following the model of the Continuums of Care, there could be a 
national competition to coordinate the initiative. Aligning the initiative with Continuums of Care 
could help increase support and allow for more coordination of resource allocations. 
 
The connection between GPD and other federal programs is discussed in more detail below in the 
section “Grant and Per Diem.” However, a few points specifically mentioned by the Summit 
participants concerning leveraging these assets have been summarized here. First, the link 
between veterans in and graduating from GPD programs and HUD-VASH vouchers could be 
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improved in many places around the country. While the great majority of homeless veterans can 
achieve independent living post-GPD graduation when an appropriate stock of affordable housing 
options exist in a community, those GPD participants or graduates who are in need of more long 
term supportive care should be quickly identified and given priority in HUD-VASH 
determination. Participants also mentioned the possibility of creating another program to 
leverage: a shallow gradient subsidy program that would also coordinate with GPD and HUD-
VASH for those veterans in need of assistance who might need GPD for a longer period of time 
beyond the two year maximum or who do not need the intensive supports of HUD-VASH.  
 
Connecting Federal Programs to the Community: 
When considering the importance of leveraging funds, organizations should be aware of the 
benefits to projects that come from leveraging other assets, like knowledge of and connections to 
the community. Successful developers often think of “leveraging” beyond the narrow definition 
of securing of dollars for development of projects; they also want to leverage community 
connections to secure supportive services and rent subsidies to support the veterans for as long as 
they are in need of supportive housing. Some examples of leveraging community connections 
include supplementing VA case management with community services for veterans with HUD-
VASH and involving veteran service providers in the HUD-VASH allocation determination 
process.  
 
One example of leveraging community connections is more directly connecting veterans with 
HUD-VASH vouchers to service providers in the community. This process can save resources by 
ensuring that efforts are not duplicated. Often, veterans with HUD-VASH vouchers do not have 
full access to the service providers in their community that could be offering them direct services. 
As stated by one veteran in HUD-VASH housing, “nothing parties like a HUD-VASH voucher,” 
meaning more community services are needed to provide regular, intensive services than are 
currently being provided through the VA’s case management system. While services from the VA 
are extremely beneficial to the veteran, increased community involvement in the case 
management process would likely provide a wider range of quality assistance to veteran clients.  
 
Allowing for the provision of supportive services to veterans by community-based service 
providers, particularly by those that offer placement in supportive housing, could immediately 
increase access to permanent housing by formerly homeless veterans. Nonprofit, community-
based providers can leverage other funding from private foundations and other government 
programs to provide a richer array of services than the VA can provide.  
 
A second example of leveraging community connections is to involve veteran service providers 
in the process of deciding who receives HUD-VASH vouchers. Often, the pressure to lease up 
HUD-VASH is intense, but not all recipients are a good fit for HUD-VASH. This can be 
problematic because some who receive the vouchers may be already housed, but may not be in 
need of the intense, long-term care provided under the HUD-VASH program. Those veterans 
may, in fact, be better served under the Grant and Per Diem Program. According to participants, a 
mechanism should be put in place to prioritize VASH for chronically homeless and disabled 
veterans and families. Community-based nonprofit service providers with knowledge of the 
veteran’s needs, local resources and housing options should assist the VA and HUD in 
determining which formerly homeless veterans receive HUD-VASH vouchers. 
 
OIF/OEF Veteran Needs: 
OEF/OIF/OND veterans experiencing homelessness or extreme poverty have new emerging 
needs and risk factors that are largely still unknown, but service providers have acknowledged 
they do not express much interest in structured, congregate housing options. New multi-family 
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housing developments for low-income and homeless OEF/OIF/OND veterans must take into 
account this preference shift, especially when working with increased populations of homeless 
female veterans or veterans with dependent children. 
 
The development of a coherent transition in place model is also critical for this population of new 
veterans. This model states that the provider leaves, not the veteran, creating a sense of ownership 
over personal space and fostering independence as the veteran grows less reliant on extensive 
supportive services. Cooperative housing models and peer mentoring are also desirable strategies 
for this generation of veterans, who respond better to an environment filled with their peers.  
 
For many returning low-income veterans, the dearth of low-income housing in their communities 
presents obvious difficulties, especially when active duty service members are given priority in 
accessing this housing. According to participants, some locations are competing with the 
Department of Defense, which has a very high Basic Allowance for Housing (BAH), which, 
according to the Defense Travel Management Office, “is a U.S. based allowance prescribed by 
geographic duty location, pay grade, and dependency status. It provides uniformed Service 
members equitable housing compensation based on housing costs in local civilian housing 
markets within the United States when government quarters are not provided.”  
 
Service providers working with this population of veterans has noticed that this BAH can inflate 
local rent costs so OEF/OIF veterans cannot afford to rent an independent unit in their 
community. The majority of communities have few available housing options, and even fewer 
that are accessible to low-income or homeless veterans. Right now, the lack of housing options 
also results from an increased number of renters in the market due to the housing crisis, and the 
large number of students who also qualify for low income housing.  
 
In some housing markets, service providers with strong connections to needed supportive services 
for homeless and at-risk veterans are competing with condominium owners with comparably 
priced units. Private renters can decrease the costs of their units, but service providers often 
cannot. For the same amount of money, low-income veterans, specifically Iraq and Afghanistan 
veterans, can obtain a private unit without the same rules and regulations and with more extensive 
amenities. As a result, these extremely low-income veterans are finding themselves isolated and 
without direct access to the integrated service network unique to the veteran community. 
 
Fortunately, prevention programs specifically targeted at OEF/OIF/OND veterans are hoping to 
identify the causes of homelessness for this generation of veterans, rapidly rehouse those who 
become homeless, and meet those on the verge of homelessness with critically timed and focused 
interventions to prevent homelessness. Some of these programs, such as the Veterans 
Homelessness Prevention Demonstration programs and the Supportive Services for Veteran 
Families grants, are paving the way to develop strategies that reach a new generation of low-
income veterans. Successful multi-family housing programs will need to be aware of the results 
of these programs and connected to the grantees in their area. 
 
Tax Credits and Debt: 
 
Navigating the tax credit, debt, and creative financing processes can be cumbersome for 
inexperienced organizations, and the state-by-state variations make generalizations difficult. 
However, some specific strategies and lessons have been embraced by developers of multi-family 
housing units for homeless veterans. These strategies include obtaining fitting Low Income 
Housing Tax Credits (LIHTC), making tax credit applications competitive, and increasing the 
percentage of space that can be used for commercial purposes. 
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First, obtaining tax credit and debt financing requires securing appropriate and available tax 
credits. According to experienced developers, obtaining 9% Low Income Housing Tax Credits 
(LIHTC) can allow a developer to cover close to 80% of overall costs. However, because every 
state is currently oversubscribed on these tax credits, a project becomes extremely risky, 
according to participants in the Summit. Because many states only hold this process once a year, 
a developer may end up waiting multiple years to obtain the desired credits. Developers at the 
Summit emphasized the need for 4% credits to earn a AAA rating to help finance much of the 
debt. Their experience has shown that these credits are easier to obtain as long as the developer 
can secure the credit enhancement. A developer that is concurrently assembling all of the 
necessary funding components, going through the zoning process, and trying to keep various 
partners connected and on the same timeline long enough to win the allocation may have 
difficulty aligning the competing schedules and priorities of the various partners.  
 
A second component of obtaining tax credits and debt financing is the need to make tax credit 
applications more competitive. According to some participants, to make a tax credit application 
more competitive, larger supportive housing set-asides at the state level are necessary. Pushing 
for supportive housing projects to receive a 30% basis boost, at the discretion of the state housing 
agencies, could also prove useful, according to the participants. A third strategy for making 
applications competitive is increasing the number of project based HUD-VASH vouchers. This 
would make projects more competitive for tax credits because they would have an identified rent 
subsidy source. Additionally, for high cost areas with few low income housing options and HUD-
VASH vouchers that are not yet leased up, providers could use the vouchers to leverage 
development funds for additional veterans housing units.  
 
Finally, mixed used projects are critical, and as a result efforts are needed to adapt specific 
programs to allow for expanded commercial development as a component of multi-family 
housing programs. According to HUD, “Section 221(d)(3)(nonprofit borrowers) and Section 
221(d)(4)(profit motivated borrowers) insure lenders against loss on mortgages. The program 
encourages construction or substantial rehabilitation of single-room apartment buildings with 
financing insured by HUD, thus enabling people with very limited incomes to find clean and safe 
housing. Insured mortgages may be used to finance construction or substantial rehabilitation of 
projects consisting of five or more one-room SRO units, with no more than 10 percent of the total 
gross floor space dedicated to commercial use (20 percent for substantial rehabilitation projects).” 
In a supportive housing environment, it is likely that you will have a significant portion of the 
area and of the revenue devoted to commercial use.  
 
According to Summit participants, changes are needed in the 221D4 Program regarding the 
amount of space set aside for commercial use (for more information, please review this resource). 
A directive is also needed to encourage waivers on 223 Fs, HUD’s mainstream program for 
financing multi-family housing (for more information, please review this resource). Participants 
argued that 30% or more of total area and/or revenue should be allowed if it can be proved that 
doing so will be in the best interests of the veterans served in the units.  
 
While HUD’s primary focus as an agency is on providing housing opportunities, participants 
explained the need to show how beneficial enhanced commercial space will be for the veterans in 
the project. Including a robust supportive services element in this commercial space will enhance 
the performance of the residential housing program, benefiting those in the multi-family housing 
program and providing incentives to developers for this type of housing for homeless and low 
income veterans.  
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Grant and Per Diem: 
 
As previously mentioned, GPD has proven to be extremely effective at assisting homeless 
veterans as they move from homelessness into independent living. However, potential multi-
family housing developers must keep in mind that this unique focus on providing transitional 
housing opportunities often cannot directly connect to the permanent housing programs of other 
entities, both federal and state. Often, agencies like HUD and many local housing authorities 
cannot finance transitional housing, while they can fund permanent housing options. 
Additionally, Low Income Housing Tax Credits (LIHTC) often cannot be used to finance 
transitional housing, depending on the state in which the project is based.  The transitional nature 
of GPD should not be a roadblock to developers hoping to leverage secured GPD grant funds to 
obtain other funding sources.  
 
To illustrate this process, participants in the Summit offered the following example: if GPD and 
related outside agency programs were adapted to allow for the pairing of transitional GPD and 
permanent housing funding, an entity with excess land, such as USPS or GSA, could donate the 
land, which could then be developed using a capital grant for development, per diem for 
operating costs while the units are transitional, and then other funding sources when the units are 
gradually converted into individual permanent housing units. Participants also discussed the 
potential for paired GPD resources with project-based HUD-VASH and the Building Utilization 
Review and Repurposing (BURR) initiative to finance multi-family housing development; these 
discussions are ongoing. 
 
The guidelines for GPD, first modeled after state veterans’ home programs, can be altered to 
better fit the needs of developers applying for grant funds with the intention of converting the 
units to permanent housing when the needs of the veterans shift and the demand for transitional 
housing decreases in the geographic area. According to some participants at the Summit, in 
addition to adapting regulations to pair transitional with permanent housing funding streams, 
GPD can also be adapted to allow for direct conversion of units built for transitional purposes. 
Currently, grant funds through GPD must be applied to new programs only. GPD grant funding 
cannot be used for rehabilitation or safety improvements and repairs to existing units or those 
built with GPD grant funds. If GPD capital grant funds could be used for renovations, including 
renovations to convert shared units into single units, this would increase the supply of permanent 
housing units for GPD graduates.  
 
However, some participants emphasized a caveat to this suggestion: this type of conversion 
should only occur to units where the need for transitional housing has subsided. In many areas, 
the need for transitional housing supports is larger than the supply, and the return of close to 
200,000 low-income veterans from recent conflicts will have an impact on need that cannot yet be 
anticipated.  
 
Finally, some developers at the Summit suggested using savings from reduction in the average 
length of stay in GPD to fund a new hybrid GPD program that funds a permanent, project-based 
operating and supportive services program for formerly homeless veterans.  However, given that 
the current law authorizing GPD authorizes transitional housing specifically, this type of change 
would require a new authorization from Congress. However, a compromise could mean a shift in 
GPD to “longer-term” transitional housing for those individuals waiting on a Section 8 voucher, 
HUD-VASH voucher, or other permanent housing option. This type of shift would require a 
slight amendment to the existing law instead of the creation of an entirely new authorization.   
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2 Foreclosed and Abandoned Properties                                              

 
 
It is estimated that more than 2 million homes across the United States are vacant due to 
mortgage defaults and foreclosure, or are heading for that eventuality. An unknown number have 
been lost due to property tax delinquencies. Whether owned by banks and mortgage lenders, 
federal agencies or local governments, vacant homes are a liability and may represent the most 
immediate opportunity to create housing for low-income and formerly homeless veterans exiting 
transitional assistance programs. 
 
According to sources within the building industry, that notion is not purely an altruistic 
inclination. The housing crisis that has resulted in a historic glut of vacant homes across the 
landscape is inextricably tied to the nation’s slumping economy – a depressed housing market 
eliminates well paying construction, skilled labor and service industry jobs, reduces local 
government revenues, and generally erodes the commercial and per capita wealth of entire 
communities.   
 
Recovery from that vicious cycle, once the overall economy stabilizes, will be slowed 
considerably if there is a large inventory of empty homes on the market. The longer banks and 
governments hold onto abandoned property, the greater their cost to provide basic maintenance 
until they can unload them, and the greater their loss when they finally do.  
 
Service providers with formerly homeless veteran clients who are employed and in need of 
affordable, safe permanent housing represent a unique consumer niche for owners of foreclosed 
and abandoned residential properties. The economic incentives for those controlling interests to 
enter into lease or lease-purchase contracts, even at extreme discounts, extend well beyond the 
current fiscal year’s balance sheet. And veterans who desperately need affordable housing to 
climb out of or to avoid homelessness are not the only beneficiaries in communities where that 
may happen.  
 
Identified strategies 
 
During the morning breakout session “Single-Family Housing Development,” a number of 
strategies were identified to spur the acquisition and development of foreclosed and abandoned 
properties for formerly homeless and at-risk veterans and their families. Initially, the following 
ideas were recorded and became the basis for discussion during two afternoon breakout sessions 
titled “Foreclosed Property”: 
 

1. Reaching out to Realtors and bankers. 
2. Creating an incentive for property owners. 
3. Encouraging local governments to donate or lease property, thus increasing tax revenue. 
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4. Contracting with local governments, e.g. through Neighborhood Stabilization Program 
funds. 

5. Utilizing state funding. 
6. Considering different housing models, including co-ops and a lease-purchase option with 

supportive services. 
7. Ensuring flexibility of loan servicing. 
8. Promoting nonprofits’ acquisition of properties to use for permanent housing for low-

income and extreme low-income veteran families. 
 
Where applicable, existing programs were offered as models illustrating the positive impact of 
these initiatives. On the topic of reaching out to Realtors and bankers, for instance, “Heroes 
Welcome Home” – a Chicago Association of Realtors program – was brought to the discussion 
group’s attention. This program prepares Realtors to advise veterans on housing options, 
including their legal rights under the Americans with Disabilities and Fair Housing Acts, home-
lending programs, adapting homes to accommodate disabilities, and locating community 
rehabilitation and other veteran services. 
 
The Neighborhood Stabilization Program (NSP) – part of the Department of Housing and Urban 
Development (HUD)’s Community Development Block Grant (CDBG) program – provides 
annual grants on a formula basis to local governments and states. The program helps fund the 
purchase and redevelopment of abandoned and foreclosed homes for individuals and families 
whose incomes do not exceed 50% of the area median income.  
 
For-profit housing developer D & O Properties One, LLC, represented in the Foreclosed Property 
sessions by Dan O’Loughlin, had success using these funds. A few years ago, the company was 
awarded a NSP grant to develop 16 units of permanent supportive housing for homeless and at-
risk veterans. 
 
The discussion group determined that veterans, both independently and through community-
based service providers, should have priority access to real estate owned (REO) properties – those 
that have come back into the lending institution’s possession after an unsuccessful foreclosure 
sale. Women veterans and veterans with families should be especially prioritized. Additionally, 
the group stressed that veterans must be fully educated as home buyers – without this education, 
the likelihood that they will remain permanently housed is jeopardized. 
 
Advancing to home ownership can be a gradual process. For instance, a lease-purchase, or lease-
to-own, housing model would enable a property-owning service provider to build a relationship 
with a formerly homeless veteran client that leads to his or her purchase of the home they occupy 
over time. One of the key advantages to this strategy is that the client has a “partner” or sponsor 
to help them stay on track and step up delivery of supportive services if it becomes necessary. 
 
Service providers may enter into a similar agreement to acquire foreclosed properties for use as 
permanent housing for their clients who are unable or unlikely to want to purchase the home. One 
of the most persistent difficulties service providers encounter – especially those that participate in 
the VA Grant and Per Diem Program – is helping their graduating clients find affordable housing 
once they are stabilized and employed. This strategy would greatly enhance the availability and 
effectiveness of emerging “transition in place” initiatives.    
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Other housing models, such as cooperative (co-op) housing – in which residents are shareholders 
in a property-owning corporation – were discussed as alternatives to more traditional home 
purchases. The National Association of Housing Cooperatives provides a breakdown of several 
types of co-ops at www.coophousing.org. Limited-equity cooperatives, for example, “prevent 
speculation, encourage long-term residency, and preserve the ‘affordable’ character of the co-op 
for a wide variety of future residents.” 
 
Additionally, there was consensus among the discussion participants that a national working 
group should be organized, convening the leadership of federal agencies, Fannie Mae and Freddie 
Mac, the National Association of Realtors and others. The coordination of these major players’ 
efforts will be critical in order to expand veteran access to housing. 
 
A number of primary discussion points were also captured by summit participants in their written 
overviews, which are detailed below. 
 
Program overviews 
 
Summit participants were asked to submit a two- to three-page overview of their programs’ 
success in providing housing for low-income, high-risk veteran families. Although widespread 
success with acquiring and developing foreclosed and abandoned homes for veterans has not yet 
been achieved, three overviews ably addressed the objectives of the Foreclosed Property track. 
 
West Angeles Community Development Corporation (WACDC) 
 
The overview submitted by WACDC details a project proposal for the Veterans Neighborhood 
Stabilization Program “to acquire REO/discounted homes in Southern California and rehabilitate 
them as high-quality, for-sale, affordable housing.” Although the program is still in a preliminary 
phase, the corporation has established itself by developing nearly $50 million of real estate. 
 
Among the proposal’s six strategic goals is a focus on helping veterans rebuild credit, obtain 
employment, and leveraging public/private funds and available programs to make 
homeownership possible for income-restricted buyers – specifically those at 50% to 100% of 
Area Median Income (AMI). The project proposal also seeks to stabilize neighborhoods in 
Southern California heavily affected by foreclosure by integrating job training and local business 
partnerships into revitalization activities. 
 
With the discounted acquisition of at least five foreclosed homes, WACDC would solicit, assess 
and enroll five families in a pilot program called “Step Up to Homeownership.” Participants 
would complete a course of financial literacy, credit repair, monitored budget planning and 
operation while residing in the homes under a lease-purchase agreement. The program would 
qualify buyers for homeownership with a mortgage from a partnership institution. 
 
The second phase of the corporation’s Veterans Neighborhood Stabilization Program would 
recycle sales proceeds from the first, pilot phase into subsequent home acquisitions – ideally, 
foreclosed homes acquired at a 40% to 50% discount – and renovations. This would further 
expand neighborhood revitalization, job creation, and high-quality affordable homeownership. 
 
Additionally, the program would emphasize high-quality renovations. “One of the most common 
causes of foreclosure stems from required major repairs and deferred maintenance,” according to 
the overview submitted WACDC Director of Operations Robert Norris. “Many home renovations 
performed by REO investors are cosmetic and low quality, creating a high probability that the 
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houses will re-enter foreclosure. In contrast, this program performs major, long-lasting 
renovations to key building systems including electrical, plumbing, HVAC, roof, foundation, 
flooring, kitchen, bathroom and windows/doors.” 
 
D & O Properties One, LLC 
 
This company, represented on the Foreclosed Properties track by Dan O’Loughlin, touts its 37-
year background as a general contractor. Among its diverse business opportunities, its work with 
the Illinois state capital, Springfield, has proven successful. In the future, D & O may “receive 
blighted property at no cost and building subsidies from the city to assist with developing housing 
there for veterans and persons with disabilities.” 
 
On the topic of foreclosed and abandoned properties, the company’s written overview echoed a 
sentiment expressed by many summit attendees. “These properties could be donated by the cities 
and/or the banks that are holding title for rehab or redevelopment,” the write-up stated. “Some 
cities would be benefited by putting them back on the property tax role. Banks could be included 
in construction loans or mortgages for their properties.” 
 
Down payments and closing costs can be inhibitive in the home-buying process. In his overview, 
O’Loughlin cited “city programs” as a means to overcome these impediments.  
 
People of Purpose, Dunham Healthcare, and Arlington Properties 
 
A joint venture between People of Purpose and Dunham Healthcare has resulted in the creation of 
a Community-Based Outpatient Center, providing primary and specialized care as well as “real 
estate sales and property management to aid homeless veterans in relocation and to restore 
foreclosed homes to habitable standard.” Among this group’s partners to secure homes and jobs 
for veterans are the North Carolina Association of Realtors, U.S. Department of Housing and 
Urban Development, Greenville Housing Authority, and Department of Social Services. 
 
Housing for the group is handled by Arlington Properties, a North Carolina-licensed real estate 
brokerage firm. The company – which provides resale, new construction, property management 
and restoration, and employment throughout the state – is “willing to guarantee that work on 
rehabilitated foreclosed properties or handicapped accessibility is completed in a matter of days 
because we know the urgent nature of the homeless veteran population.”   
 
Additional information 
 
Legislation 
 
Legislative proposals were referenced during the forum. Introduced on July 25, 2011, H.R. 2636, 
Rep. Gary Miller’s (R-CA) Neighborhood Preservation Act of 2011, was mentioned as a possible 
vehicle for some of the housing initiatives at hand. The bill would “authorize depository 
institutions, depository institution holding companies, Fannie Mae and Freddie Mac to lease 
foreclosed property held by such entities for up to five years.” Veterans would not be targeted in 
these arrangements, though. 
 
Request for Information 
 
Two weeks after the San Antonio summit’s conclusion, the Federal Housing Finance Agency 
(FHFA) began formally soliciting input on options for selling single-family REO properties held 
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by Fannie Mae and Freddie Mac (the Enterprises) and the Federal Housing Administration 
(FHA). In the August 10, 2011, announcement accompanying the agency’s Request for 
Information (RFI), FHFA Acting Director Edward J. DeMarco discussed the “possible pooling of 
REO properties in situations where such pooling, combined with private management, may 
reduce Enterprise credit losses and help stabilize neighborhoods and home values.” 
 
While veterans were not identified in the RFI’s objectives as a target population, lease-to-own 
programs, REO to rental structures, and support for affordable housing were listed as possible 
asset-disposition strategies. These activities are expected to “range in size, but will likely involve 
REO assets totaling at least $50 million in value and, in the case of joint ventures, up to $1 
billion,” the RFI noted. This would preclude the overwhelming majority of homeless veteran 
service providers from acquiring these properties, at least on a unilateral basis. 
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3 Transition in Place                                                                               

 
 
Linked With GPD, A Critical Option 
 
Perhaps no breakout session at the Veteran Access to Housing Summit better illustrated the 
importance of the Grant and Per Diem Program as the centerpiece of a local comprehensive 
service delivery system for homeless and at-risk veterans than the session that focused on 
Transition in Place.   
 
This was the smallest of the working groups, which is not surprising because there are few 
organizations that have been fully engaged in developing programs that provide housing units 
that will serve clients throughout their advancement through the continuum of care – from intake 
and enrollment in traditional transition assistance programs to independent living in permanent 
housing. 
 
Research conducted by the U.S. Department of Veterans Affairs has shown the majority of 
veterans entering the Grant and Per Diem Program (GPD) are able to advance to full employment 
and independent living within a span of about three months. Current law allows homeless 
veterans to receive transitional supports – stable housing, health services, employment and other 
personal development assistance – for up to two years. This eligibility standard has been in effect 
for more than 20 years. 
 
Service providers are somewhat cautious about the research, saying there are many reasons for 
clients’ reluctance to exit the GPD programs that have helped them reclaim control of their lives 
and given them the opportunity to succeed as contributing members of society: 
 

1. Even the most successful graduates of GPD programs – those with relatively well paying 
jobs and long periods of sobriety – are often not able to afford housing at fair market 
rates. This problem is compounded by the lack of safe, affordable housing in most 
communities.  

 
2. As much as low income and lack of stability, impaired credit and criminal histories often 

conspire against clients who generally want to advance to self reliance and independent 
living as quickly as possible. These issues have a direct, and most often negative, impact 
on a client’s progress.  

 
3. While the short-term benefits of transitional programs – particularly GPD programs – are 

often extraordinary and promising, most of the behavioral, economic and health issues 
that increase the risk of veteran homelessness are long-term problems, contributing to the 
high incidence of clients who “fall back through the cracks.”  Developing and exercising 
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the personal discipline necessary to rise above homelessness is a constant struggle, 
service providers say, and their clients’ awareness of the consequences of failure is a 
constant threat.           

 
Because of the size of this group, several service providers were randomly interviewed after the 
summit to provide additional insights on the assumptions and recommendations of those who 
attended the work session. We found there was very little disagreement between the two groups 
with respect to the issues the work session explored. 
 
Transition in Place Has Widespread Appeal 
 
Generally, there is universal approval for the development and implementation of a Transition in 
Place strategy in the VA continuum of services for homeless and extreme low-income veterans 
and their families. There is no disagreement among major stakeholders on the merits of the 
concept, but there seems to be a noticeable difference in the primary justifications for its 
immediate development. 
 
In recent years VA officials have expressed concerns about the increase in under-utilized GPD 
beds in certain locations. The dramatic decrease in the number of homeless veterans on the streets 
over the last 10 years, due in large part to the success and expansion of the GPD Program, is most 
often cited for those vacancies. They also acknowledge there is a serious shortage of affordable 
housing units for GPD graduates in most communities.  
 
The research branch of the VA National Center on Homelessness Among Veterans provides the 
most compelling case for allowing the conversion of under-utilized GPD beds to Transition in 
Place permanent housing units. And the center’s findings address many of the service providers’ 
concerns listed above. 
 
Transition in Place housing units are those that initially offer homeless individuals and families 
stable housing with wrap-around services – such as those prescribed in the Grant and Per Diem 
Program. As clients advance in their individual development plans, taking care of personal health 
issues and obtaining employment or other income supports, they qualify for leases or ownership 
opportunities for the homes they occupy. They can advance through the continuum of care 
without having to be uprooted as they progress from one level of assistance to the next.   
 
For Grant and Per Diem programs, empty beds are lost revenue. In areas where there is a 
declining number of homeless veterans, Transition in Place would ideally allow service providers 
to convert some of their capacity to permanent housing units which would, in turn, qualify for 
other funding sources – such as HUD Section 8 vouchers and state veteran-specific housing 
assistance programs.  
 
In this new era of interagency cooperation, the Transition in Place concept makes perfect sense. 
Localities – and more specifically, homeless veteran assistance programs – would be better able 
to align their housing and service offerings with demonstrated need, with veterans as a recognized 
focus of Continuum of Care applications. GPD funding could then be allocated with greater 
flexibility to maximize efficiencies and reach across the nation. 
 
Service Provider Perspective 
 
The most strongly articulated consensus of service providers in the Transition in Place work 
session was that no matter how the strategy develops, formerly homeless and high-risk veterans 
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are going to need some level of supportive services to remain housed. The list of vital supports 
was not unlike that which already exists in the law authorizing the Grant and Per Diem program, 
with a few more contemporary issues included:  

 Ongoing mental and behavioral health counseling, clinical services, and family supports. 
 Financial counseling and legal assistance to repair credit histories, resolve child support 

issues, and improve income stability. 
 Low-cost child care and transportation services. 
 Peer mentoring or lifestyle coaches, children’s services (health, nutrition, clothing, etc.). 

 
That was something of a surprise to summit organizers who were initially more focused on the 
financial challenges and impacts of program development in the current economic and political 
climate. Their message was clear – veterans who have progressed to the point that they are ready 
for independent living in their own homes have done so because of the support and acceptance 
they received from the service provider community.  
 
They will still need that. This is especially true of Grant and Per Diem Program participants and 
graduates, most of whom are in various stages of treatment and recovery for mental illness and 
substance abuse disorders.    
 
Other Consensus Points 
 
None of the service providers at the work session – and none who spoke with organizers 
afterward – admitted to having a problem with long-term vacancies in their GPD programs. A 
few admitted their caseload fluctuated – usually as a seasonal shift – but none said a Transition in 
Place program was necessary to help offset lost revenue. 
 
Virtually all expressed enthusiasm for a Transition in Place initiative, however. The top reasons 
offered for immediate development and rapid implementation of such a program: 
 

 After stabilization is achieved, many – if not most – GPD clients could thrive in a 
residential setting with minimal case management support. GPD beds in the sponsor 
organization’s facility could then be reserved for clients with more intense needs.  

 Though it seems contrary to the philosophy, several providers said employment – or other 
income security – might be a useful requisite for placement in Transition in Place housing 
as an incentive to succeed.  

 Working toward a long-term lease or ownership opportunity, and house-share 
arrangements, would help clients build self esteem and socialization skills. 

 A less institutionalized setting would likely enhance the effectiveness of program 
supports for many GPD participants, particularly those impacted more by economic 
hardship than health-related issues. 

 Transition in Place allows for advancement from homelessness to permanent housing, but 
it would also provide a safety net for veterans who trip up on their road to recovery. 

 Providing access to safe, affordable permanent housing for GPD graduates remains one 
of the most daunting challenges of homeless veteran assistance programs. 

 
Generally, the sense of service providers was that building Transition in Place housing capacity in 
the short term would most likely be more practical through acquisition and expansion, rather than 
conversion of existing units. Most GPD programs are relatively small, and many feature 
dormitory or shared-living areas. Service providers said the need to expand access to permanent 
housing immediately seems to argue against major renovation of existing programs.  
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Instead, service providers feel acquiring foreclosed and abandoned homes and obtaining veteran 
set-asides in resource-enriched developments and local government-funded housing assistance 
programs offer the most immediate source of new Transition in Place housing.  
 
Small project construction or conversion of vacant residential buildings – motels, nursing homes, 
schools – in rural areas or those with an extreme shortage of affordable housing may be indicated. 
GPD programs with high vacancy rates would be included in this category.   
 
There is a “healthy” skepticism concerning the data upon which the push for Transition in Place 
housing is based. Providers uniformly agree more affordable permanent housing options are 
needed if the Five Year Plan to End Veteran Homelessness is to succeed. However, many 
expressed concern about assumptions in the Veteran Supplement to the Annual Homelessness 
Assessment Report (AHAR, 2010). Some said until the inclusion of veteran-specific data in the 
nation’s HMIS systems is more complete, there should be reluctance to make significant changes 
in the GPD program’s capacity. 
 
Recommendations 
 
It was clear during the work session that creating a Transition in Place component in the VA’s 
continuum of care for homeless veterans is regarded by service providers as a necessity. And 
throughout the session it became increasingly evident such an initiative would be – or should be – 
linked to the Grant and Per Diem Program.  
 
There are approximately 500 GPD service providers nationwide, and most of them face similar 
challenges in advancing their homeless veteran clients to independent living in safe, affordable 
permanent housing for a variety of reasons.     
 
Legislation: 
 
Establishing a Transition in Place initiative, with dedicated funding, would require Congressional 
approval. Initially, the purpose for such a program and the services that participants will require 
to remain housed would be identical to what is already authorized under the GPD Program. 
Service providers felt amending the GPD authorization to include Transition in Place housing 
would be the most expeditious course. 
 
Under current law, veterans are eligible for up to two years of housing and services in the GPD 
Program. The law is very specific about the entities eligible for funding and the allowable uses of 
those funds. Under the program there are capital grants – for acquisition and renovation of 
facilities to provide transitional housing – and per diem payments based on the number of 
veterans served. 
 
Language for “Transition in Place” housing could be included in GPD capital grant authority, 
with ceilings for per unit cost and matching requirements similar to those under current law, with 
per diem awarded to sponsor organizations for veterans occupying those units until they qualify 
for HUD housing assistance programs. This would allow conversion of existing transitional units 
to Transition in Place permanent housing, or acquisition and renovation of properties for that 
purpose.    
 
Providers anticipate that some of the housing units used for Transition in Place are likely to be 
incorporated into lease-purchase or home ownership strategies, and there was no clear consensus 
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on how sponsor organizations might acquire properties for that purpose. Suggestions seemed to 
follow two tracks: 
 

 Properties that will be owned by nonprofit and for-profit service providers, to provide 
low-cost housing for veterans with housing vouchers or other rent supports, could be 
acquired with GPD funds with matching requirements similar to the capital grants under 
existing law – and sponsor organizations would be paid per diem until residents qualify 
for and begin receiving rental assistance. 

 Properties that will be made available for ownership by formerly homeless clients after a 
specified period of residency could not be acquired with capital grants, but sponsor 
organizations could receive per diem until residents qualify for lease-purchase or 
purchase contracts. 

 
Veteran Housing Council: 
 
Every community should have a Veteran Housing Council to help shape local policies and ensure 
access to housing for formerly homeless and low-income veterans in their housing plans. 
Members of such a council could include: 

 Mayor or County Council Representative 
 VA-approved homeless veteran service providers (GPD grantees) 
 VA Health Care for Homeless Veteran Directors 
 Public Housing Authority 
 Local Planning and Zoning Office 
 Veteran Service Organizations 
 Local Realtors 

 
Properties Targeted for Acquisition: 
 
In order to make housing units affordable to formerly homeless and extreme low-income veteran 
families – whether they will be owned by the service provider or clients who will ultimately 
qualify for purchase contracts – sponsor organizations will need to acquire property below market 
value. The “best” options:      

 Foreclosed and abandoned single family homes  
 Foreclosed and abandoned multi-unit residential buildings 
 Local government owned homes (tax defaults) 
 Government owned properties (surplus, vacant) 
 REO properties 
 HUD and VA foreclosed homes 
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4 Philanthropy and Business Partnerships                                           

 
 
Experts in the realm of philanthropy and business partnerships convened in two sessions to 
identify promising strategies to engage philanthropy and business partners in creating new 
housing opportunities for homeless and at-risk veterans and their families. The experts offered 
numerous suggestions and strategies, which can be summarized within five general categories 
that represent the most effective methods to involve philanthropy and business partners in 
creating accessible housing options for homeless veterans.  
 
These strategies include providing nonprofit organizations with options to rent or own housing 
units; identifying set-asides specifically for veterans; creating community land trusts and shared 
equity; informing and creating encouragement and incentives for generators of housing 
opportunities to focus specifically on veterans; and incentivizing employment outcomes for 
veterans in housing programs. Each strategy presents unique challenges, but also offers creative 
benefits and solutions to create positive outcomes for homeless and low-income veterans. 
 
Nonprofit-Owned Housing to Rent/Lease 
 
First, participants in this stream of sessions described the utility of creating housing opportunities 
through nonprofit-owned housing that can be rented and/or leased to veterans and veteran 
families. This method can create a positive cash flow for the nonprofit as well as affordable 
housing for veterans whose housing options are limited.  
 
Challenges 
While opportunities for nonprofit organizations to own and run housing for homeless and at-risk 
veterans can present unique and innovative ways to engage philanthropic and business partners, 
major challenges threaten the viability of this option. A major challenge identified in developing 
and maintaining nonprofit owned housing was the difficulty covering liabilities. These can 
include insurance, taxes, and other costs related to owning and operating rental housing.  
 
Another challenge was acquiring adequate rental subsidies, including both subsidies to the 
nonprofit organization operating the housing and vouchers for the tenants. Acquiring property is 
another obvious, yet often daunting, challenge. Finally, the group identified the difficulty of 
securing adequate supportive services to encourage and enable successful maintenance of 
residency and eventual home ownership for the veterans. 
 
Solutions 
Although these challenges present difficulties for program directors and their partners in 
philanthropy, innovative solutions identified by the group offered hope for this promising 
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initiative. These solutions include direct cash support, secured rental supports and property 
donations, and leveraged local partnerships. 
 
The first set of solutions includes direct cash supports and payments to nonprofits that own or 
lease property for homeless and at-risk veterans. The main and most effective solution for each of 
these challenges is to develop, cultivate, and utilize any and every unique funding source at all 
levels. Participants also recognized that running a responsible, efficient, nonprofit housing 
program can create a positive cash flow that can help sustain the project.  
 
A second set of solutions includes secured rental supports and property. Participants discussed the 
benefits of rental vouchers, but also made sure to note that this solution is variable; all experts 
raised the concern that rental vouchers are often not an option for veterans who need them 
because there are not currently enough vouchers, and those that do exist are often utilized to assist 
other prioritized populations.  
 
While the creation of additional vouchers for homeless veterans was deemed a policy issue, 
partners that service providers have in the philanthropic community, in the private sector, and in 
local, state and federal government, agreed on the necessity of leveraging influence to clearly 
communicate these needs in a united, consistent way.  
 
The Neighborhood Stabilization Program (NSP) is another useful solution to acquiring property 
for nonprofit owned rental housing. Nonprofits can work with their state and local government to 
acquire abandoned and foreclosed properties through this program to then make available to 
veterans for rental or lease. In addition to the NSP, the group suggested working with local 
governments and banks willing to donate properties for use as veteran housing. This removes 
foreclosed or abandoned properties from the financial books of the governments or banks, allows 
for a resumption of tax collection, and allows the properties to be utilized in the provision of 
services to veterans.  
 
A third set of solutions includes leveraged partnerships. In the area of nonprofit owned housing, 
as well as in the areas that follow this section, developing partnerships is vital. In the absence of 
government subsidies, nonprofits may be able to provide their own rental subsidies through 
independent funding or through funding provided or raised by community partners. Additionally, 
creating a “rent-geared-toward-income” subsidy program could provide low-income tenants with 
access to an affordable home.  
 
Developing partnerships with local developers is another strategy unanimously agreed upon by 
the participants; these partnerships create spaces and opportunities for developers to build 
housing units and for nonprofits to provide services in one centralized location. Partnering with 
developers, local government, banks, Realtor associations, or any other strategic partnership can 
be the difference between success and failure. Each of these entities may be able to provide 
funding and other material resources, or expertise in assisting with the process of creating or 
making housing more accessible.  
 
Identify Set-Aside Opportunities for Veterans 
 
The second recommendation of the group was to identify set-aside opportunities for veterans. 
Ensuring that a wide variety of housing opportunities provide a certain set-aside for veterans has 
the benefit of increasing the housing stock available to homeless and low-income veterans. It also 
raises awareness of the needs of homeless veterans, potentially fueling progress toward other 
opportunities with non-traditional partners.  



 35

 
Challenges 
Identifying set-aside opportunities for veterans presents many challenges. First, finding the 
opportunities themselves amid a myriad of related programs can be difficult; this is another area 
where partnerships are key. Another challenge can be that other groups in the community 
consider veterans preference discriminatory and choose to prioritize care for other target 
populations over veteran clients. As a result, addressing this barrier by educating potential 
partners on the importance of targeting services to veterans for set-asides can be viewed as 
competing with the needs of other target populations instead of as a critical component of healthy 
and safe communities. Organizational capacity to pursue and capitalize on set-aside opportunities 
can be one of the biggest challenges. Many organizations that do or would hope to seek such an 
initiative already operate on a limited budget with limited time to focus on activities beyond 
direct service provision for their clients. 
 
Solutions 
Business leaders and their partners in philanthropy have identified many possible solutions to the 
challenges inherent in identifying set-aside opportunities for veterans. Education and advocacy 
are productive solutions to this issue, and the now-mandatory inclusion of veteran data in local 
Homelessness Management Information Systems (HMIS) should strengthen those efforts.  
 
A persistent voice showing the need for and value of veteran set-asides is necessary to positively 
and accurately highlight the idea before and during implementation. Partnerships are extremely 
important in this area as well. The right partnerships can leverage funding, resources, and 
expertise to pursue implementation of veteran set-asides.  
 
Being involved with the local Public Housing Authority, housing trust funds, local Offices of 
Planning and Grants, and Building Associations opens up avenues to identify opportunities for 
and to create veteran set-asides. Other potential targets include city or county properties, the 
Housing Partnership Network, and real estate owned properties.  
 
Another strategy to illustrate that veteran set-asides are successful and attractive community 
assets is to showcase supported clients who are benefitting from wrap-around services. This could 
be through improved coordination with the Department of Veterans Affairs or other community 
partners that can provide a comprehensive set of supportive services to veteran tenants. Knowing 
veteran tenants will have a support network of needed services can assuage the fears associated 
with providing housing for homeless populations. 
 
Community Land Trusts/Shared Equity 
 
After nonprofit housing ownership and the creation and promulgation of veteran set-asides, the 
next main topic area recommended by the Summit participants for creating veteran housing was 
community land trusts and shared equity projects.  
 
Challenges 
A main challenge for these types of housing strategies is the fact they are not familiar or well 
understood concepts for many providers. Also, the acquisition of land or property can be difficult, 
and the quality and location of the property, especially in community land trusts, can be less than 
ideal. Another challenge can be “Not In My Backyard” (NIMBY), which is the resistance from a 
community or part of a community to have housing for homeless veterans located nearby due to 
the perceived risks for and impact on neighborhoods due to inclusion and integration of homeless 
individuals within the community. 
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Solutions 
Adequate funding and proactive community education and outreach in support of these types of 
initiatives are necessary to overcome these challenges. Also, working with community land trusts 
and functioning shared equity programs to enact a veteran set-aside is another strategy to 
overcome the challenges of creating new opportunities. Piggybacking on existing community 
land trust housing or shared equity opportunities by creating a veteran set-aside was strongly 
recommended as a way to build partnerships and housing opportunities for veterans. 
 
Encouragement and Incentives for Generators of Housing Opportunities  
 
Encouraging organizations and groups that fund housing projects to target veterans housing as a 
priority was the fourth main recommendation of the group. Whether on a national, state, or local 
level, partnering with and advocating for such entities to make veterans housing a priority can put 
the initiative into the hands of those most prepared to support it. 
 
Challenges 
One concern expressed by the participants was the need to connect any national initiative or 
organization with local level activity for targeting veterans. In other words, a national priority 
must have the authority, education, and reach to be embraced and carried out at the local level. 
Another challenge presented by participants was the difficulty in incorporating a private sector 
leader into this initiative because private sector entities do not generally seek opportunities with 
limited equity. Also, these types of groups may not be aware of the specific needs of veterans for 
housing or other related services, decreasing their effectiveness as change agents who should be 
fluent in the importance of targeting housing services to veterans. The uncompensated time and 
effort involved in creating and implementing a new focus on veterans housing can be a deterrent 
as well. 
 
Solutions 
One solution to these challenges was to target local or state branches of national organizations, or 
local and state organizations. These will have a more local, immediate impact in your community.  
Another solution was having a leader who can bring key players to the table – appointing a local 
advocate in the field to represent the concern of veterans housing who has the presence, the 
connections, the knowledge, and the passion to make it a reality.  
 
Getting across the message that veterans represent all of society was another solution. Veterans 
come from all walks of life, and they represented and protected all of us. As stated by the 
participants, veterans are our mothers and fathers, brothers and sisters, friends and neighbors. A 
theme repeatedly emphasized throughout both sessions was the need for an expanded, 
coordinated public relations campaign on the national and local levels to give a face to homeless 
veterans and to make people and organizations aware of the issue and their ability to enact 
change.  
 
Incentivize Employment Outcomes 
 
The final main suggestion from the group on how philanthropy and business partnerships can 
create housing for veterans was to incentivize employment outcomes to allow veterans to 
maintain and obtain resources for independent living. 
 
Challenges 
The main challenge of creating housing with incentivized employment outcomes is creating a 
mutual beneficial synergy between the employers and the veteran providers. The participants 



 37

acknowledged the difficulties inherent in presenting homeless veteran clients to employers. 
Employers must address their apprehensions concerning security and legal risks when deciding to 
hire a veteran who may have struggled or be struggling with addiction, PTSD, military sexual 
trauma, or legal issues that act as significant barriers to employment without comprehensive and 
attentive care and case management. Many employers are familiar with the Department of 
Veterans Affair’s existing vocational rehabilitation programs and Department of Labor’s tax 
incentive programs that offer benefits to employers for hiring veterans, so employers may not feel 
inclined to do additional work to hire veterans they perceive as high risk.  
 
Solutions 
Employment is an imperative for those veterans who are able to work. Employment provides the 
self-worth and the income that makes veterans more prepared for housing. It also makes eventual 
homeownership a realistic and achievable goal for many low-income and formerly homeless 
veterans. 
 
A clear solution is to create employment for homeless and low-income veterans through the 
process of housing construction itself. Construction of housing units requires multiple workers 
with varied skill sets over long periods of time. This is a great opportunity to provide employment 
and focused training to veterans with an interest and ability to work in the construction field. 
Working with a developer who will agree to hire veterans to be housed in the housing is one way 
to ensure this type of arrangement.  
 
Another related opportunity would be to create housing that includes employment opportunities 
within the structure. For instance, retail space, a restaurant, or any other entity that could provide 
employment training and opportunities for those veterans utilizing the housing would be an ideal 
arrangement that fulfills both employment and housing needs of veterans.  
 
Having proactive partnerships with potential employers tied to the housing, by showing the value 
of the housing and of the veterans as employees is another suggested solution to creating a 
mutually beneficial relationship. Organizations such as Habitat for Humanity and Goodwill have 
program models based on work as equity toward housing and services that may be replicable in 
this area. Engaging those veterans to be housed in peer-to-peer support with empathic, formerly 
homeless veterans is a good strategy to help those being housed to work through the process.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


