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"The President and I are personally committed to ending homelessness among Veterans 
within the next five years. I learned long ago that there are never any absolutes in life, 
and a goal of zero homeless Veterans sure sounds like an absolute. But unless we set 

ambitious targets for ourselves, we would not be giving this our very best efforts. No one 
who has served this Nation as a Veteran should ever be living on the street." 

-Eric K. Shinseksekseki, Secretary of Veterans Affairs 

 

Introduction 

Victory Apartments & Offices is a 90 - unit permanent, supportive housing 

project developed by America First Real Estate Group, LLC in partnership with the 

United States Department of Veterans Affairs and Grace University.  The City of 

Omaha, U.S. Bank National Association, Nebraska Investment Finance Authority, and 

the Douglas County Housing Authority provided financing support for the project.     

Location of Development 

Victory Apartments is located at 825 Dorcas Street, Omaha, Nebraska, just ½ 

mile south of Omaha’s resurgent downtown.  The project was ambitious, involving the 

complete rehabilitation of the 65-year old Our Lady of Victory Wing of St. Joseph 

Hospital, one of the first hospitals in the State of Nebraska.  The six-story, 100,000 

square foot building had been vacant for 13 years and was uninhabitable.  Renamed 

“Victory Apartments” the building now includes 90 newly renovated units on the third 

through sixth floors.  Specifically designed to serve homeless or near-homeless 

Veterans of the U.S. military, the 65 one-bedroom units and 25 studio apartments offer 

a unique blend of housing and services under one roof. 

  The rehabilitation work included the complete demolition of the interior 

infrastructure and remake of the building.  With expansive views of downtown Omaha 

and the Missouri River Valley, the apartment units offer high quality, affordable living 

for Veterans.  Within a few months of its completion, the apartments were 100% 

occupied by Veterans, and the property now maintains a waiting list of approximately 

45 people. 

Resident Services 

Recognizing that supportive services are an essential component of serving the 

Veteran community, the first and second floors of the building are dedicated to 

providing assistance to the residents of Victory Apartments and Veterans residing in 

the greater Omaha area. 

Grace University, the prior owner of the building, has located its Counseling 

Department on the newly renovated first floor of the building and the University’s 

Psychology professors provide free counseling services residents of Victory 

Apartments.  
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The Omaha Veterans Affairs Medical Center leased the second floor of the 

building and re-located its Community Resource and Referral Center (CRRC) to the 

building. The CRRC offers a variety of homeless outreach and supportive services to 

Veterans that include case management, mental health counseling, vocational 

rehabilitation, a food pantry, and primary medical care and substance abuse services.  

As part of the relocation, the VA clinical offices have moved fifty of their employees to 

the Victory Apartments building.  With the VA staff and services co-located in the 

building, the residents have ready access to a continuum of services to assist them 

with acquiring and remaining in safe affordable housing.  The development team also 

worked with the Douglas County Housing Authority to project-base housing vouchers 

for every unit at Victory Apartments.   

Design Features 

As the development team envisioned new uses for the building, top priority was 

given to energy efficient design and the resulting economic impact and comfort of the 

residents.  As part of the renovation, high performance windows were installed, 

recycled-content carpet was laid, Energy Star rated appliances were installed, and low 

VOC interior paints were used throughout the building.  The common corridor areas 

are heated and cooled by a high efficiency, variable refrigerant flow system.  Energy 

recovery ventilation units are in use in the lower floor classroom spaces. These units 

recover energy from outgoing exhaust air in order to pre-heat and pre-cool incoming 

outdoor air for the classrooms.  Exterior features include significant, low water 

landscaping and photocell or timer controlled lighting.  

Amenities for the residents include a fully equipped 7,000 square foot 

gymnasium/fitness center and a community room located on the first floor.  The 

building also includes community laundry rooms, a storm shelter, and high-speed 

internet access for each apartment.  The exterior courtyard has been brought to life 

with new landscaping and an outdoor fireplace for residents to enjoy.       

Community Support 

The renovation of the once vacant and uninhabitable building into Victory 

Apartments was truly a community effort.  An enormous amount of support was 

generated,  fostering strong partnerships among America First Real Estate Group, the 

City of Omaha, the surrounding neighborhood, the Douglas County Housing Authority, 

the VA, Grace University, and multiple funding sources.  Providing safe, clean and 

affordable housing for our Veterans is a goal that the community of Omaha 

enthusiastically embraced.  Victory Apartments has now been the catalyst for several 

other proposed developments intended to serve Veterans. 

 One of the unique and heartfelt displays of support came during the grand 

opening for Victory Apartments.  New residents were presented with patriotic welcome 

wreaths for their apartments that were hand-made by residents of an assisted living 

facility operated by the Douglas County Housing Authority.  U.S. Senator Deb Fisher 



2014 NCSHA Annual Awards for Program Excellence 

                                                            HFA:  Nebraska Investment Finance Authority 

           Entry Name:  Victory Apartments – A Home for Veterans 

 

NARRATIVE - Victory Apartments – A Home for Veterans Page 3 
 

and Congressman Lee Terry also participated in the ground breaking and ribbon 

cutting ceremonies, along with numerous other dignitaries from the City of Omaha and 

U.S. Department of Veterans Affairs.      

Financing 

As evidence of the strong support from the City of Omaha, Tax Increment 

Financing (TIF) was contributed in the amount of $715,000.  The City also awarded 

$300,000 in HOME funds for the renovation of Victory Apartments.  The development 

received an allocation of Low Income Housing Tax Credits from the Nebraska 

Investment Finance Authority (NIFA) in the annual amount of $950,755.  These credits 

generated an equity investment of just over $9.1 million from U.S. Bank, which also 

provided the first mortgage loan of approximately $1.8 million.  America First Real 

Estate Group also contributed nearly $300,000 in equity and deferred fees.  

One of the most important ongoing financial aspects of Victory Apartments is 

the commitment from Douglas County Housing Authority.  The Housing Authority 

received approval from the U.S. Department of Housing and Urban Development (HUD) 

to designate a combination of Veteran Affairs Supportive Housing (VASH) vouchers 

and Housing Choice Vouchers as project-based rental assistance for all 90 units.  This 

commitment ensures that the Veteran residents of Victory Apartments will pay no 

more than 30% of their income for rent.  In turn, this will allow residents to obtain 

services and seek employment without being overburdened with the cost of securing a 

safe place to call home.   

Development Costs 

Victory Apartments was completed in August of 2013, two months ahead of 

schedule and under budget at just over $12.2 million in total development costs.  

Although originally conceived as only 80 apartment units, the development team was 

able to create enough budgetary savings to add 10 more homes for Veterans, bringing 

the project to a total of 90 units.  

The ultimate cost per square foot was $122.33, well below the average cost per 

square foot of $130.07 for Low Income Housing Tax Credit applications in Nebraska 

Investment Finance Authority’s 2012 application cycle. 

Conclusion 

With the support and hard work of many local and federal partners, Victory 

Apartments has transformed the previously vacant and deteriorating building into a 

thriving center of housing, Veteran services and educational resources serving the 

community of Omaha and those who have served our country.  

 

Please see the You Tube Video (published April 18, 2014) 

https://www.youtube.com/watch?v=RzntjF6but4

https://www.youtube.com/watch?v=RzntjF6but4
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