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RESOLUTION SUMMARY: 

Claiborne Lofts 

Project Number 1112-32 

New Orleans, Orleans Parish, Louisiana  

 

OVERVIEW 

The developer, Gulf Coast Housing Partnership, LLC Claiborne Lofts has requested the following 

material changes: (1) a change in the type of construction from historic rehabilitation to new 

construction; (2) a change in the project’s sources and (3) a delay in the project schedule in excess 

of 180 days. In addition, a waiver of the maximum average Total Development Costs (TDC) per 

unit is being requested. The requests are due to damage sustained to the project as a result of 

lightning striking the building and Hurricane Isaac damages and the subsequent decertification by 

NPS and SHPO of the project’s historic designation. Approving this request will allow the project to 

utilize the tax credits allocated to the project and will provide twenty-six (26) affordable housing 

units in New Orleans, Louisiana. 

 

STAFF RECOMMENDATION: 

 

Due to damage sustained, Claiborne Lofts was subject to decertification of its historic designation. 

The Construction Department visited the site and confirmed that the cumulative damage to the 

property has placed the property in an irreparable state requiring demolition and reconstruction. A 

copy of the field report is attached. The project is no longer eligible for state or federal historic tax 

credits. In order to compensate for the lost historic credits, the project has modified its funding 

sources. A listing of the sources is included in the financial analysis. 

 

The project’s TDC per unit is reflective of extensive predevelopment costs.  The historic rehab-

related predevelopment expenses include engineering and installation of extensive steel bracing to 

shore the building during pile-driving and environmental remediation; completion of permit plans 

and specifications for the historic rehab; environmental remediation design; and demolition and 

architectural salvage. The developer has been able to reduce the TDC per unit from $238,000 per 

unit to 206,000 per unit. However, the 2011/2012 Qualified Allocation Plan (QAP) limits the TDC 

to $175,000 for elevated/new construction/conversion developments. The developer has committed 

$1,200,000 in funds to cover the financing gap created by the predevelopment costs and loss of 

equity proceeds from the historic decertification.  

 

In addition to the changes previously enumerated, the developer is further requesting approval of the 

following changes: (1) changes in the projects selection criteria to compensate for lost historic 

rehabilitation points; (2) a return in the projects 2011 credits and a reallocation of 2012 credits in 

order to allow additional time to meet the place in service deadline; and (3) the addition of land to 

the property to be used as additional green space and parking.  

 

The changes to the selection criteria points do not rise to a material change since the final score is 
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higher than the next unfunded project on the 2011/2012 Waiting List. The project initially received 

selection criteria points for the following items in which the project is no longer qualifies for: (I)(B) 

Rehabilitation Project which constitutes (i) Substantial Rehab (10 points); and (i) Rehab of Historic 

Property (10 points). In order to maintain fundable score, the developer has elected to receive points 

for the following items: (I)(C) Redevelopment Project (6 points); (II)(C) Special Needs Households 

increased to serve twenty percent of households from ten percent (4 additional points) and (V)(F) 

On-Site Security (3 points). Governmental Support points were originally in the form of historic 

credits. The governmental support has changed to project based rental assistance to six (6) units. 

 

The 2011/2012 Qualified Allocation Plan (QAP) identifies a material change as a change to the type 

and quality of construction materials; changes in the project sources greater than 10%; delays in a 

project’s schedule or benchmark dates in excess of 180 days; a change in the project’s sources 

greater than 10%; and any change that a reasonable man would determine to be a material change in 

the project. The QAP further states that “any change caused by a force majeure or circumstances 

beyond the control of the owner will not be a material change”. The developer contends that the 

requested changes were beyond the control of the owner due to the unforeseen and uncontrollable 

nature of the lightning strike and hurricane damage.  

 

Staff recommends approving the requested changes based upon the matter being unforeseeable, 

staff’s review of the reprocessing request (attached) and discussions with the developer. Final 

approval will be subject to the project receiving an acceptable feasibility/viability analysis. 

 

PROJECT DEVELOPMENT SUMMARY:   

Claiborne Lofts was awarded $497,655 in 9% Low Income Housing Tax Credits from the Qualified 

Non-Profit Pool in December 2011 by the LHC Board of Directors. The project will consist of 

twenty-six (26) one-bedroom/one-bath apartments targeting single member households and small 

family households. The project is located at 2256 North Claiborne Ave., New Orleans, Orleans 

Parish, Louisiana. Six (6) units will be eligible for rental assistance. The remaining twenty (20) units 

will be set aside for tenants with incomes greater than 50% AMI and equal to or below 60% AMI. 

 

The new construction design is similar to the historic rehab design. The total number of the project 

and unit sizes will remain the same as will the unit and site amenities. Additional amenities include 

added land and on-site security. The building’s new exterior will be brick. With minor exceptions, 

the original building’s footprint, window and door openings will remain the same in the new 

construction project. The projects elevations are attached.  

 

DEVELOPMENT GROUP AND FINANCIAL PARTNERS 

The taxpayer contact and representative at the Board of Directors meeting for the project is Sara 

Meadows Tolleson, Gulf Coast Housing Partnership, Inc. The project is sponsored by Gulf Coast 

Housing Partnership, Inc represented by Kathy Laborde. The developer’s experience in affordable 

housing includes the following Louisiana developments: The Muses LTD, GCHP-MLK, LLC, 

GCHP-One Stop, LLC, McCaleb Supportive Housing, LLC, and GCHP-Scott, LLC.  
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FINANCIAL ANALYSIS 

 

Funding Sources: Original Application Reprocessing 

 Permanent First Mortgage    $0   $1,180,906 

 Permanent Second Mortgage   $0   $0 

 Gross Tax Credit Equity      $4,378,930  $4,307,793.98 

 State Historic Tax Credits Equity  $987,719  $0 

Federal Historic Tax Credits Equity  $987,719  $0 

Temporary Construction Loan  $2,500,000  $4,000,000 

Total      $10,059,367  $9,488,700 

   

 

 

Project Costs: 

 

 Development Costs   Original Application Reprocessing  

Total Development Cost:  $10,059,367  $9,488,700 

Total Units: 26   26 

Total Buildings: 1   1 

Total Cost/Unit: $238,000  $206,000 

Total Square Feet:  19,000   22,500 

Total Cost/SF:  $274.59  $236.05 

Total SF minus Common Buildings:  NA   NA 

Unit SF 650   650 

 

 Construction Costs:   Original Application Reprocessing 

Rehabilitation Hard Costs: $3,169,507  $0 

Construction Hard Costs: $1,091,241  $3,159,000 

Land Costs: N/A   $118,000 

Building Costs: $65,000  $0 

Demolition Costs: $60,000  $380,000 
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LOUISIANA HOUSING CORPORATION 

 

The following resolution was offered by Director ___________ and approved by Director 

_____________:  

 

RESOLUTION 
 

A resolution authorizing the material change to Claiborne 

Lofts as stipulated in the 2011/2012 Qualified Allocation Plan 

(QAP) by the Louisiana Housing Corporation with respect to 

the project submitting a request for such material change and 

a waiver to the TDC limit; and providing for other matters in 

connection therewith. 

 

WHEREAS, the Louisiana Housing Corporation (the "Corporation") has been ordered 

and directed to act on behalf of the State of Louisiana (the "State") in applying for, 

implementing, allocating, and administering programs, grants and/or resources made available 

pursuant to Section 42 of the Internal Revenue Code (the LIHTC Program); and  

 

 WHEREAS, the taxpayer for Claiborne Lofts submitted a request (attached) to approve 

(1) a change to the type of construction from historic rehabilitation to new construction (2) a 

change in the project’s sources; (3) a delay in the project schedule greater than 180 days; and (4) 

a waiver of the a waiver of the maximum average Total Development Costs (TDC) per unit; and 

 

 WHEREAS, the 2011/2012 Qualified Allocation Plan identifies a material change as a 

change to the type and quality of construction materials; a change in the projects sources greater 

than 10%; delays in projects schedule or benchmark dates in excess of 180 days; and any change 

that a reasonable man would determine to be a material change in the project; and 

 

 WHEREAS, the 20111/2012 limits the maximum average TDC per unit to $175,000 for 

elevated New Construction/Conversion projects; and 

 

 WHEREAS, the staff of the Corporation has processed the request for Claiborne Lofts in 

accordance with the Qualified Allocation Plan and is prepared, based upon the review and the 

feasibility analysis of Foley & Judell, L.L.P., to recommend approval of the material changes to 

the project and approval of a waiver to the TDC limit: 

 

 NOW, THEREFORE, BE IT RESOLVED by the Board of Directors of the Louisiana 

Housing Corporation, that: 

 

 SECTION 1. Claiborne Lofts (the "Project") request (attached) to approve (1) a change 

to the type of construction from historic rehabilitation to new construction (2) a change in the 
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project’s sources; (3) a delay in the project schedule greater than 180 days is hereby approved 

and (4) a waiver of the a waiver of the maximum average Total Development Costs (TDC) per 

unit. 

 SECTION 2.  The staff and counsel are authorized and directed to prepare the forms of 

such documents and agreements as may be necessary to implement the Board’s action. 

 SECTION 3.  The Chairman, Interim Executive Director of the Corporation, and/or 

Secretary of the Corporation be and they are hereby authorized, empowered and directed to 

execute any forms and/or documents required to be executed on behalf of and in the name of the 

Corporation, the terms of which are to be consistent with the provisions of this resolution as 

approved by counsel and LIHTC Program Counsel, Foley & Judell, L.L.P. 

  This resolution having been submitted to a vote, the vote thereon was as follows: 

YEAS: 

 NAYS: 

  ABSENT: 

 

And the resolution was declared adopted on this, 12
th

 day of December 2012. 

 

 

_______________________________________ _____________________________________ 

 Chairman Secretary 
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STATE OF LOUISIANA 

PARISH OF EAST BATON ROUGE 

 

 I, the undersigned Secretary of the Board of Directors of the Louisiana Housing 

Corporation (the "Corporation"), do hereby certify that the foregoing two (2) pages constitute a 

true and correct copy of a resolution adopted by said Board of Directors on December 12, 2012, 

“A resolution authorizing the material change to Claiborne Lofts as stipulated in the 2011/2012 

Qualified Allocation Plan (QAP) by the Louisiana Housing Corporation with respect to the 

project submitting a request for such material change and a waiver to the TDC limit; and 

providing for other matters in connection therewith”.  

  IN FAITH WHEREOF, witness my official signature and the impress of the 

official seal of the Corporation on this, the 12
th

 day of December, 2012. 

 

      

   Secretary 

 

 

(SEAL) 
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United States Departrnent of the Interior

NATIONAL PARK SERVTCE
1849 C Street, N.W.

Washington, D.C.20240

IN REPLYREFERTO:

October 1,2012

Mr. Peter Gardner
Claiborne Lofts, LLC
8601 Leake Ave.
New Orleans, LA 70118

PROPBRTY: 2256 N. Claiborne, New Orleans' LA
PROJECTNUMBER: 2s105

Dear Mr. Gardner:

It has come to our attention that signihcant changes to the above property have occuned since the approval ofthe
Historic Preservation Certification Application -- Part I issued on September I4,20I0. Due to extensive

deterioration of the building since that time NPS has found that the properly does not conhibute to the sigrrificance

of the New Maripy historic district. Specifically, substantial portions of the building's exterior walls and interior
floors have collapsed. This property, therefore, does not qualiff as a "certified historic structure" for purposes ofthe
Tax Reform Act of 1986, and thus does not qualify for the historic preservation provisions of the Act that apply to

" certifi çd historic structures. "

We havç enclosed a,copy of Departrnent of the Interior regulations that outline in section 67.10 the process for
appqaling this decision. Should you wish to enter an appeal, please cbmment by letter to the Chief Appeals Officer,
Culturat Resources, National Park Service, 1849 C Street, l{W, Org.2250, Washington, D.C.20240. Appeals must

be received within 30 days of receipt of this decision. A copy of this decision will be forwarded to the Internal

Revenue Service.

A cgpy of this decision will be forwarded to the Intemal Revenue Service. [f you have any questions about the

review of your appticatior¡ please contact the SHPO or me at202-354-2278'.

Sincerely,

Roger Historian
National Register of Historic Places

Enclosure

IRS
LA SHPO

cç:
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                 Louisiana Housing Corporation 
2415 Quail Drive, Baton Rouge, Louisiana 70808 

Phone:  (225) 763-8700  Fax:  (225) 763-8738 

 

 1 

FIELD REPORT 
 

 
 
 
 
 

 Original building proposed to rehabilitate is in an obvious state of collapse. 

 It appears that the current condition of this building is due to age, a lightning strike and finally 
Hurricane Issac damages. This cumulative damage has resulted in an irreparable state; therefore, 
demolition and reconstruction is required. 

 Efforts have been made by the developer to salvage the original building; nonetheless, due to 
these additional damages this building is no longer a rehabilitation project but a ruin that cannot 
be salvaged. 

 Recommendation is to demolish the existing structure immediately. This building poses a danger 
due to the probability of collapse. New construction on the original footprint would be both cost 
effective and reasonable given this rather unique scenario. 

 
 
 
     Upon arrival, I met with Ms. Sara Tolleson, developer. She welcomed my inspection of the site. During 
this inspection, it became obvious that the building on site is in a state of collapse. There is evidence of 
shoring efforts to stabilize the existing building; nonetheless, multiple locations throughout this building 
show signs of collapse. I believe that this building has now become irreparable. The most logical solution 
to this circumstance, beyond the developer’s control, is to demolish the existing structure and rebuild with 
new construction. This would allow modernization of the structure to meet current codes and standards. 
This would also eliminate the danger of this building collapsing further. 
 
 
     The evidence on site is that the developer is still determined to complete this development. The shoring 
efforts along with test piles driven prove that this development is moving forward. This is rather a unique 
scenario given the circumstances that were beyond the control of the developer. The developer manifests 
intense interest for Board approval in order to complete this development despite this setback. 

   

From: Todd Folse 

To: Bradley Sweazy 

Date of Visit: 12/3/12 

Length of Visit: 1 Hour 

Project Name:  Claiborne Lofts 1112-32 

Project Location: New Orleans LA 

LHC Personnel: Todd Folse 

Purpose of Visit: Determine if material change is merited 
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                 Louisiana Housing Corporation 
2415 Quail Drive, Baton Rouge, Louisiana 70808 

Phone:  (225) 763-8700  Fax:  (225) 763-8738 

 

 2 
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2415 Quail Drive, Baton Rouge, Louisiana 70808 

Phone:  (225) 763-8700  Fax:  (225) 763-8738 

 

 3 

 1 Overview of building in state of collapse

 

 2 Building in state of collapse despite 

shoring efforts.

 
    

IMAGES 
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                 Louisiana Housing Corporation 
2415 Quail Drive, Baton Rouge, Louisiana 70808 

Phone:  (225) 763-8700  Fax:  (225) 763-8738 

 

 4 

 3 Obvious collapse

 

 4 Shoring efforts
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2415 Quail Drive, Baton Rouge, Louisiana 70808 

Phone:  (225) 763-8700  Fax:  (225) 763-8738 

 

 5 

 5 Shoring efforts

 

 6 Shoring efforts

 

    

 7 Stress cracks evident

 

 8 Test piles driven for reconstruction
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                 Louisiana Housing Corporation 
2415 Quail Drive, Baton Rouge, Louisiana 70808 

Phone:  (225) 763-8700  Fax:  (225) 763-8738 
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