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Don Hutchinson & LHFA Staff:

Crescent City Community Land Trust and the University of New Orleans
Planning & Urban Studies (PLUS) Masters program students offer
recommendations for modifying the QAP to:

1. Incentivize Conversion of expiring LIHTC units to Permanently
Affordable Homeownership under a community land trust model - 5%
set-aside

2. Preserve Existing Affordable Housing - 10% set-aside
3. Strengthen Conversion to Tenant Ownership, and 
4. Strengthen the Superior Design Scorecard. 

The first attachment is a summary of our recommendations. The second
attachment is the full report of our research work and recommendations.
The Masters students reviewed the QAPs for all 50 states to identify what
best practices exist for:

Preserving affordable housing
Promoting tenant ownership, and
Superior design standards. 

Adoption of these recommendations could expand the supply of longer-
lasting affordable housing and reduce the demand for reinvestment of tax
credit allocations to expiring projects. Thanks for considering our
recommendations. We would be glad to meet with LHC staff to answer
questions or provide additional information. We look forward to working
with the Louisiana Housing Corporation to help increase and secure the
supply of quality, affordable housing for Louisiana families. 

Van Temple
Executive Director 
Crescent City Community Land Trust
504-563-9454

mailto:van@ccclt.org
mailto:qapcomments@lhfa.state.la.us



Recommendations for Improving Louisiana’s Low Income 
Housing Tax Credit Program  through QAP Modifications 


Problem: The affordable rental housing inventory  created through the LIHTC 
program creates a  demand for continually  mounting reinvestment of additional 
LIHTCs and supporting funds at the expiration of credits.  This demand exceeds 
supply  of tax credits and supporting funds, placing the units at risk of being lost 
to market rate rentals. When a unit  converts to market rate there is a  double 
impact - there is one less affordable unit in the statewide inventory  and the family 
who used to occupy  the unit needs a new affordable home. This increasing 
demand creates difficult  choices for  the Louisiana Housing Corporation (LHC) 
when deciding how to allocate tax credits between construction of new units and 
preservation of existing housing. With  the forecast of straight-line or perhaps 
decreased funding in the years ahead, new, innovative solutions are needed to 
ensure maximum availability  of affordable housing for low-income Louisiana 
families. 


A Proposed Solution: Modify  the QAP to incentivize serious, long-term 
housing preservation through partnerships between tax credit  developers and 
entities that are in the business of permanent or long-term affordability  like 
community  land trusts. Community  land trusts are a proven, effective model  that 
helps low-income households transition safely  from  rental to homeownership, 
build wealth,  and in many  cases go on to purchase market  rate homes - all with 
far less demand for on-going public resources. 


Specific QAP Recommendations: 


Recommendation 1:  For the next round - allocate 5% of the 
annual LIHTC allocation for projects dedicated to conversion to 
permanently affordable community land trust homeownership.
 
The state currently  allocates about $9.9  million in LIHTC awards per  year. An 
initial 5% set aside for the conversion of LIHTC rentals to permanently  affordable 
housing would be about $494,574 per year.  We are recommending this 5% set 
aside as a  pilot program – an initial step toward shifting the paradigm and 
creating an affordable housing program  that’s built to last. If the pilot  program 
proves successful, this allocation could be gradually increased each year.  


The state currently  provides approximately  $13,500 per  unit per year in 
subsidies.  A 5% set aside would assist with the conversion of about  37  units to 
shared equity  housing, equal to a half million dollars in savings annually. Over 
ten years, at just a 5% annual set-aside, this would create 370 permanently 
affordable units – 370 units that would never  need tax credits again.   Assuming 
4% annual inflation,  this small set  aside would amount to savings of 
approximately  $6 million for  Louisiana’s LIHTC program over the next 10 years.  
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Of course these savings could be dramatically  higher, if the set aside was 
increased from the initial 5% recommendation. 


To incentivize conversion of LIHTC units to permanent affordability  we 
recommend changing the point system to the QAP selection criteria as follows:


Affordability Period Current QAP Points Suggested QAP Points
25 years 2 0
30 years 3 0
35 years 4 2
Permanent affordability 7


To maintain the current 100-point scale, the three extra points (increased from a 
maximum  of 4  to a maximum of 7) for permanent affordability, could be 
retrieved if redundancies in the superior  design score regarding LEED 
certification are removed (see Recommendation 4 below).


Recommendation 2: Preservation of Existing Affordable 
Housing


Set aside 10% of the annual allocation for the recapitalization 
and preservation of existing affordable housing units.  This set 
aside works out to approximately  $989,147  annually. Require 
that all projects enter into an extended affordability period of no 
fewer than 15 years beyond the IRS compliance period.  Doing so 
will increase the total affordability  period to no fewer than 30 
years.


Our review of the QAPs of all 50 states revealed that states that reserve at least 
15% for preservation are having the most impact. If LHC adopts 
Recommendations 1  & 2, Louisiana will be among the preservation leaders 
nationally. 


Recommendation 3: Tenant-homeownership recommendations 
for the Louisiana QAP


Strengthen conversion to tenant-ownership through:


1. Threshold Requirement:  QAP should require developer sponsors to 
either ensure affordability  for  a full 30 years or,  in the alternative, offer 
homeownership opportunities to qualified residents in year 15.
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2. Points: For the Lease-to-Own incentive under the “Targeted Population” 
selection criteria, allow all applicants to be eligible for  the 10 points 
(currently this incentive if available only to Section 8 applicants).


3. Threshold Requirement: We recommend Louisiana require sponsors 
who choose the lease-purchase option be required to submit a 
homeownership plan which must include: homeownership education and 
counseling services, a plan to set-aside a portion of the rent  for  a future 
down payment,  market and unit  pricing strategy  for conversion, and 
provisions for repair and replacement of housing elements and adhering to 
superior design standards which are conducive to conversion to 
homeownership.  


Recommendation 4: Improvements to the QAP Superior Design 
Scorecard 


To improve the ‘feel’ and ‘own-ability’ of a home - we believe the 
superior design criteria should clarify aesthetics, functionality, 
scale and amenities.  Improving the ‘feel’ of a home can mean 
the difference between someone wanting to own a house as 
compared to renting. Of the ten categories listed in the superior 
design scorecard, we suggest that changes be focused on 
improving the clarity  of two categories, Site Design & Master 
Planning and Building Design & Architecture.


Site Design & Master Planning Recommendations:
1. Propose a  site plan  that  contributes to public  streetscape and minimizes the 


visibility  of parking.  Propose a pedestrian  friendly  building  layout  focusing on 
privacy; create accessible walks linking  buildings to each  other,  to common  areas 
and to parking. 


2. Include a  well-designed entry  to the site  with  attractive signage, lighting  and 
landscaping, and outside mail collection 


3. Propose site amenities including  playgrounds,  gazebos, garden  spots,  walking 
trails, picnic areas, ball fields, basketball/tennis courts and exercise rooms


Building Design & Architecture Recommendations:
1. Provide Construction Features and Amenities section  and check  list  for  both  new 


construction  and rehab,  this could be located either  within  the QAP or  provided 
as another  document.  Section  should include: a  commitment  to universal design 
and visitability  features,  checklist  of optional general  unit  features and amenities 
for  all new  construction  units and rehab units,  regardless of the development 
category selected and a detailed checklist of what “green building” entails.  
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2. Propose how  the architectural style and planning design  themes and massing 
supports the area. Consider  shade,  light,  natural  heating and cooling,  and 
privacy.


3. Propose an  attractive building  focusing on  visual appeal.   Keep in  mind qualities 
of massing,  proportion,  space, architectural style,  textures, color tone and 
articulations.


4. Highlight  broken  roof lines, front  gables,  dormers or  front extended facades,  set 
backs, wide banding and vertical and horizontal siding applications,  creative use 
of materials, masonry  accents,  front porches,  courtyards, portals,  attractive deck 
rail patterns and building and window placement.  


Concerning the Superior Design Scorecard -


We also recommend that the LHC modify  the structure of the superior  design 
score card.  Currently  there is an overwhelming emphasis on LEED/EGC 
certification with 55 of 100 possible points going towards green building 
standards. We recommend a consolidation of these categories and suggest 
eliminating all redundancies where the QAP selection  criteria  and the superior 
design  score card both award points for the same criteria.  Removing 
redundancies regarding “Green Building” design in the QAP and LEED/EGC 
certification in the scorecard could easily  free up to 3 points that  could then be 
used elsewhere in the QAP (i.e. - permanent affordability - see Suggestion 1).


Note on research and authorship: th is Summary of QAP 
Recommendations was prepared by University of New Orleans Planning & 
Urban Studies (PLUS) Masters program students and the Crescent City 
Community Land Trust, a new non-profit bringing the benefits of the 
community land trust model to residential, commercial, and vacant land 
initiatives in New  Orleans. We submitted our full report of Recommendations to 
the QAP staff team. 


The PLUS team has completed a review of the QAPs for all 50 states and is 
conducting an analysis of a number of soon-to-expire LIHTC developments in 
NOLA to determine which projects  may be best suited for conversion to 
homeownership or other community land trust applications. We will provide 
the complete report to LHC at the end of the Spring semester. 


Thank you for considering our recommendations. We would be glad to meet 
with LHC staff to answer questions or provide additional information.  We look 
forward to working with the Louisiana Housing Corporation to help increase 
and secure the supply of quality, affordable housing for Louisiana families. 


Contact: Van Temple, 504-563-9454, or van@ccclt.org
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Recommendations	for	Improving	Louisiana’s	LIHTC	Program	
Prepared by University of New Orleans Planning & Urban Studies (PLUS) Masters program students & 


the Crescent City Community Land Trust 


PURPOSE	OF	QAP	REVIEW	
Most  investors  and  developers  of  LIHTC  properties  do  not  concern  themselves  with  preserving 


affordability beyond  the  IRS mandated 15‐year  compliance period unless  individual  states  incentivize 


longer‐term affordability  (Schwartz, 2006 and Schwartz, 2010).   When homes are built with a 15‐year 


lifespan  in mind, the developer‐owner must recapitalize the project to raise money for needed system 


replacements by either (a) selling the project on the open market at the end of the compliance period or 


(b) applying for additional LIHTC funds.  In the first case, when a unit converts to market rate, there is a 


double impact—there is one less affordable unit in the statewide inventory and the family who used to 


occupy the unit needs a new affordable home.    In the second case, when a unit already subsidized by 


LIHTC funds returns to the program for recapitalization dollars, there are fewer resources available for 


the  provision  of  new  affordable  units.  Thus,  as more  and more  properties  reach  the  end  of  their 


compliance periods, there exists a real concern for providing long‐term affordable housing through the 


LIHTC program. In an effort to address these issues, states have turned to the Qualified Allocation Plan 


(QAP) as a tool for incentivizing the creation and preservation of affordable housing (Kaufman, 2011). 


The Qualified Allocation Plan (QAP) is the principle document used by state housing finance agencies to 


determine which housing developments receive tax credits during a given allocation period (UNO‐PLUS 


2011,  21).  The  allocation  of  credits  is  based  on mechanisms within  the  QAPs which  encourage  (or 


discourage) certain types of affordable housing developments.  Though QAPs differ from state to state, 


these mechanisms generally take the form of funding set‐asides, threshold requirements, basis boosts, 


and most commonly, points‐based scoring criteria.   Such incentives can be modified by policy makers to 


encourage  private  developers  to  provide  unit  affordability  beyond  the minimum  15‐year  compliance 


period.  Thus the QAP is the primary avenue for implementing preservation strategies at the state level. 


In  addition  to  incentivizing  the preservation of  expiring  LIHTC properties,  the QAP  can  also promote 


policies that encourage subsidy retention through conversions to shared‐equity ownership as a way to 


avoid  the  perpetual  need  to  re‐subsidize  projects.    These  policies  incentivize  homeownership  both 


directly ‐ by giving points to developers who provide conversion plans‐ and indirectly ‐ by giving points 


to developers who  implement superior design standards which ensure the construction of quality‐built 


LIHTC units that readily lend themselves to eventual homeownership.  


The following section contains an analysis of state QAPS as well as a review of current literature about 


preserving the affordability of expiring LIHTC properties.  The purpose of our analysis is threefold: 1) to 


determine what  constitutes  a  strong preservation policy, 2)  to  identify policies  that promote  tenant‐


ownership  of  expiring  LIHTC  properties  and  3)  to  establish  a  better  understanding  of  how  states 


encourage  superior  design  standards  through  the  QAPs.    Together,  these  three  elements  form  the 
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platform for robust preservation policies that create and maintain sustainable and long‐term affordable 


housing.    Our  intent  is  to  use  these  findings  to  develop  QAP  recommendations  for  Louisiana  that 


promote  preservation  of  affordability—especially  through  the  conversion  of  LIHTC  units  to  tenant‐


owned, shared‐equity properties.  


METHODOLGY	OF	QAP	REVIEW	
To  comprehend  how  Louisiana  currently  prioritizes  long‐term  affordability,  the  UNO‐PLUS  team 


examined the 2011/2012 Louisiana Qualified Allocation Plan (LA QAP).  In particular, we examined how 


the QAP promotes subsidy preservation, tenant‐ownership, and superior design standards.   In this way 


we identify the current strengths and weaknesses of the state’s preservation policy.   


To determine what constitutes a strong preservation policy, the UNO‐PLUS team reviewed the work of 


the 2011 UNO‐PLUS Capstone team (2011). Their report, Preserving Louisiana’s Low‐Income Housing Tax 


Credit  Investments:  Project  Profiles  and  Policy Recommendations,  offers  a  current  review  of  national 


practices  for  the preservation of  “at‐risk”  LIHTC properties.   Additionally, we  referenced  the National 


Housing  Trust’s  (2011)  Preservation  Incentives  in  State Qualified  Allocation  Plans  to  learn  about  the 


components of successful preservation strategies. 


To  identify policies  that promote  tenant‐ownership of expiring LIHTC properties,  the UNO‐PLUS  team 


reviewed QAPs  from  all 50  states.   Using  the most  recent QAPs made  available, we examined  these 


documents with two specific concerns in mind: 


 If and how the plans incentivized transfer of LIHTC properties to tenant‐ownership 


 If the plans incentivized conversion under a specific shared‐equity model 


Finally,  the  UNO‐PLUS  team  recognizes  that  in  order  for  a  long‐term  preservation  strategy  to  be 


successful—especially  one  that  incentivizes  transitions  to  tenant‐ownership—building  design  and 


construction must be high quality.     Recognizing  this,  the UNO‐PLUS  team  reviewed QAPs  from all 50 


states in order to gain a better understanding of how states incentivize superior design standards.   We 


examined these documents with two concerns in mind:  


 If and how the plans  incentivized the use of designs that facilitated the conversion to tenant‐ 


ownership 


 If there are common design themes which emerge that should be incorporated into Louisiana’s 


QAP 


We compiled our  findings  into a comprehensive database, which allowed us  to compare and contrast 


QAP  policies  from  state  to  state.   We  then  selected  specific QAP mechanisms which  addressed  the 


aforementioned concerns and incorporated them in our final recommendations. 
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PRESERVATION	POLICY	RECOMMENDATIONS	
 


What	does	a	strong	preservation	policy	look	like?	
Many  states  use  the  QAP  to  incentive  the  recapitalization  and  preservation  of  existing  affordable 


housing units.  The National Housing Trust (NHT) determined that in 2010 alone, seven states plus New 


York City dedicated more than 50% of their total LIHTC allocation towards the preservation of existing 


units (Kaufman, 2011).  States prioritize and incentivize preservation in a number of ways: 


1. Threshold	 Requirements:    At  least  three  states  require  affordability  restrictions  that  go 
beyond  the  15‐year  IRS  compliance  period  as  a  threshold  requirement  for  projects  to  be 
considered  for  funding  (Kaufman, 2011).   Utah  requires  that projects enter  into an “extended 
use  period”  that  lengthens  affordability  restrictions  to  a  full  99  years.   Michigan  requires  a 
“waiver of qualified contract” which prohibits the sponsor  from opting‐out of the affordability 
restrictions in year 15 and extends affordability covenants for a total of 30 years.  California also 
requires  developers  to  ensure  that  their  units  are  affordable  to  low‐income  families  for  a 
minimum of 55 years (Pitcoff, 2003). 
 


2. Set‐Asides:  Seventeen states set aside funding pools specifically for existing affordable housing 
projects that need recapitalization to make necessary repairs and improvements.  Recapitalizing 
with additional LIHTC funds extends the affordability restrictions another 15 years (UNO‐PLUS, 
2010).   Nine  states  dedicate  between  20  and  50%  of  their  total  allocation  to  a  preservation 
oriented  set  aside  (Oregon, Michigan,  Indiana, Ohio  and  Florida  are  the most  generous)  and 
another 5 states dedicate between 10 and 19% (Kaufman, 2011). 


 


3. Points:  Most  commonly,  states  incentivize  preservation  by  allocating  points  in  their  QAP 
scoring section.  Thirty states used a point based preservation strategy in 2010 (Kaufman, 2011).  
The percentage of total points dedicated to preservation differs between states but  the UNO‐
PLUS 2010 capstone team identified Colorado, West Virginia and Connecticut as the three states 
that are leading the field in incentivizing preservation through points (UNO‐PLUS, 2010). 


 


4. Basis	 Boosts:  Four  states  (Indiana,  Michigan,  Missouri  and  Oregon)  further  incentivize 
preservation strategies by allowing preservation projects to access a 30% basis boost (Kaufman, 
2011).   Basis boosts  are  valuable because  they  allow  the developer  to  increase  their  eligible 
basis and access additional financial resources for their project.  Typically, basis boosts are used 
to encourage development in challenging census tracts.  


 
 
 


What	does	Louisiana’s	current	preservation	policy	look	like?	
Louisiana’s 2011/2012 QAP makes moderate  concessions  for  long  term  affordability.    The  state uses 


points  to  incentivize  longer‐term  preservation  through  an  extended  affordability  period  (EAP).    This 


mechanism allows the developer to earn two (2) points  if the project remains affordable until the 25th 
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year,  three  (3) points  if  the project  remains affordable until  the 30th year and a maximum of  four  (4) 


points if the project remains affordable until the 35th year.  


Although this incentive encourages ongoing affordability, it does not address the recapitalization needs 


and rehabilitation costs that are often required after the initial compliance period.  Furthermore, as the 


threat  of  credit  recapture  expires  after  the  15‐year  IRS  compliance  period,  the  Louisiana  Housing 


Corporation (LHC) would need to assume ongoing programmatic compliance monitoring responsibilities.  


While unclear  at  this  time whether or not  the  LHC would be willing or  able  to  take on  such  a  time‐


intensive  role,  the 2011 UNO‐PLUS Capstone  team noted  that  the LHC could contract out monitoring 


services  to  a  group,  such  as  a  community  land  trust,  that  specializes  in  long‐term  relationships with 


homeowners and compliance with affordability mechanisms (UNO‐PLUS, 2011). 


 


Preservation	recommendations	for	the	Louisiana	QAP	
Using the 2011 UNO‐PLUS report as a guiding document, the current UNO‐PLUS team crafted a series of 


recommendations  for  the  Louisiana QAP  that,  if  adopted, will  strengthen  its preservation policy  and 


promote the transition to tenant‐ownership.  The preservation oriented recommendations include: 


1. Threshold	Requirements:   We recommend  that  the Louisiana QAP require  that all projects 
enter into a 15‐year extended affordability period.  Doing so will increase the total affordability 
period to 30 years.  Right now, only three states include extended affordability agreements as a 
threshold requirement.  If Louisiana adopts this recommendation, it will join a short list of states 
that are most  serious about preserving ongoing affordability.   Alternatively, developers  could 
opt out of the 30‐year affordability period by offering tenant‐ownership opportunities to eligible 
residents in year 15.  See the tenant‐ownership recommendations for further discussion. 
 


2. Set‐Asides:    The 2011 UNO‐PLUS  team determined  that  “set‐asides of 15% or  greater were 
generally a good  indicator of the  level of commitment to the  issue of preservation specifically” 
(UNO‐PLUS, 2010, pg.36). The 2012 UNO‐PLUS  team  recommends  that  the  Louisiana Housing 
Corporation create two preservation set aside pools:  


 
a. Permanent Affordability:   Allocate 5% of  total annual  LIHTC dollars  to projects made 


permanently  affordable  through  shared‐equity  ownership  or  rental  opportunities.  
Louisiana currently allocates about $9.9 million in LIHTC awards per year.  A 5% set aside 
will preserve about $494,574 and 37 units per year.   Over ten years, this set‐aside will 
create  370  permanently  affordable  units  that  will  never  need  tax  credits  again.  
Assuming  4%  annual  inflation,  this  small  set  aside  will  amount  to  savings  of 
approximately $6 million. 
 


b. Preserve Existing Affordable Housing:  Allocate 10% of total annual LIHTC dollars for the 
recapitalization  and preservation of  existing  affordable housing units.    This  set  aside, 
approximately $989,147, will preserve about 73 units per year and about 730 units over 
the next 10 years. 
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3. Points:  As most states incentivize preservation through point allocations, the UNO‐PLUS team 


recommends  that  the  Louisiana  Housing  Corporation  adjust  the  current  points  allocated  for 
ongoing affordability.   


 
Affordability Period  Current QAP Points Suggested QAP Points 


25 years  2 0 


30 years  3 0 


35 years  4 2 


Permanent affordability    4+ 


 
We have already  recommended  that Louisiana  increase  the minimum affordability period  to 30 years 


and so we have recommend removing the points associated with preserving affordability  for 25 or 30 


years.  From evaluating the 2011‐2012 LIHTC Funding Round Awards, we determined that there is a 2.52 


average  overall  score  difference  between  LIHTC  applications.    Thus,  while  4  points  for  permanent 


affordability seems diminutive,  they could be  the difference between a project being approved and a 


project  being  approved  and  funded.    The  current  QAP  uses  a  100‐point  scoring  scale.  Our 


recommendation  can  be  implemented  immediately  as  it  does  not  require  shifting  points  between 


categories.    Going  forward,  as  the  LHC  reduces  point  redundancies  (see  the  superior  design 


recommendations  on  page  10);  we  recommend  that  “liberated”  points  be  put  towards  permanent 


affordability to further strengthen the incentive.   


TENANT‐OWNERSHIP	POLICY	RECOMMENDATIONS	
 


What	does	a	strong	tenant‐ownership	policy	look	like?	
Many  state QAPs  incentivize  the  conversion of  rental units  to homeownership.   The 2012 UNO‐PLUS 


team examined all 50 states, plus Washington D.C.,  to see how  they  incentivize  transitions  to  tenant‐


ownership  at  the  end  of  the  15  year  compliance  period.   We  found  that  62%  of  states  incentivized 


conversions  to  tenant‐ownership  through  the  following mechanism:    threshold  (2%),  set‐asides  (4%), 


points  (51%), and  tie‐breaker  (10%). Twenty states  (39%) did not  incentive conversion.   To determine 


what a strong tenant‐ownership policy looks like we examined each mechanism individually.   


 QAP Incentivization Techniques by State 
Incentivization Mechanism  Number of States* Percentage of States* 
Threshold 1 2% 
Set-Aside 2 4% 
Points 26 51% 
Tie-breaker 4 10% 
Nothing 20 39% 


* Numbers and percentages are greater than 51 and 100% due to some states utilizing multiple methods of incentivization  
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1. Threshold	Requirements:   Pennsylvania requires that developers create projects that serve 
low‐income  residents  for  a  period  of  not  less  than  30  years  or,  in  the  alternative,  offer 


homeownership opportunities to qualified residents after the  initial 15‐year compliance period 


(PA QAP 2012).   


 


2. Set‐Asides: Utah’s QAP  sets aside 5% of  its  total LIHTC credit allocation  for government and 


non‐profit  sponsored  homeownership  projects  (UT QAP  2012).   Within  the New  Jersey QAP 


tenant‐ownership projects are eligible  through  the Family Cycle  set‐aside  (NJ QAP 2012). The 


Family  Cycle  is  one  of  4  categories  allotted  a  certain  percentage  of  LIHTC  funding.   When 


applying, a developer must choose from the following cycles and thus receive funding from that 


pool: family, senior, supportive housing, and final cycle.   


3. Points:  Points  are  the  most  utilized  mechanism  for  promoting  conversions  to  tenant‐


ownership.   The percentage range of points given to tenant‐ownership policies varies from the 


high  end  with  New  Jersey  (11%),  Louisiana  (10%),  Mississippi  (9%)  and  the  low  end  with 


Arkansas  (.08%),  Tennessee  (.08%)  and Wisconsin  (.7%).    The  rest of  the  states  fall between 


these percentage ranges.  It is important to note that the points in the Louisiana QAP for tenant‐


ownership are restricted lease‐purchase opportunities created through the Section 8 program. 


 


4. Tie‐Breakers: For North Carolina, Illinois, and Alabama the only time that tenant‐ownership is 


mentioned  is  as  a  tie‐breaker. Utah  also  utilizes  tenant‐ownership  as  a  tie  breaker  but  also 


includes this strategy elsewhere in its QAP. 


As  aforementioned,  the majority  of  states  incentivize  tenant‐ownership  through  points.    Expanding 


tenant‐ownership incentives beyond a single mechanism would lead to a strong tenant home‐ownership 


policy.    Utah,  for  example,  incentivizes  tenant‐ownership  through more  than  one mechanism—set‐


asides and tie‐breakers.	


What	does	Louisiana’s	current	tenant‐ownership	policy	look	like?	
 Louisiana  utilizes  points  for  incentivizing  conversions  to  tenant‐ownership.  Ten  points  are  allotted 


under the Lease to Own category.  The percentage of points allotted to tenant‐ownership in the LA QAP 


ranks high amongst the other QAPs in the nation.  However, as described earlier, the tenant‐ownership 


option  is  only  available  to  Section  8  recipients.  Furthermore,  it  does  not  provide  guidelines  and 


regulations on how the conversion process will occur.   


Tenant‐ownership	recommendations	for	the	Louisiana	QAP	
The  UNO‐PLUS  team  developed  several  recommendations  to  strengthen  conversion  to  tenant‐


ownership.  The team utilized its research to make realistic suggestions based on other states’ activities. 	


1. Threshold	 Requirement:    As  seen  in  Pennsylvania,  the  Louisiana  QAP  should  require 
developer sponsors to either ensure affordability for a full 30 years or,  in the alternative, offer 


homeownership opportunities to qualified residents in year 15.	
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2. Points:	Extend existing 10 points available to lease‐purchase opportunities for Section 8 tenants 
to all LIHTC properties.	


3. Threshold	 Requirement:	 Ten  states  require  a  homeownership  conversion  plan  if  the 


developer  intends  to  offer  tenant  ownership  opportunities.  We  recommend  that  Louisiana 


require  sponsors who  choose  the  lease‐purchase option  to  submit  a homeownership plan  as 


part of  their  initial  LIHTC application.   The plan must  include: homeownership education and 


counseling  services,  a  plan  to  set‐aside  a  portion  of  the  rent  for  a  future  down  payment, 


marketing  and  unit  pricing  strategy  for  conversion,  provisions  for  repair  and  replacement  of 


housing elements and adhering to superior design standards which are conducive to conversion 


to homeownership.		 
	


DESIGN	POLICY	RECOMMENDATIONS	
 


What	do	strong	design	criteria	consider?	
As  land costs  increase and  land capacity becomes more constrained, more pressure  is placed on space 


and design quality.  Design considerations help shape the quality of new homes and focus attention on 


place‐making,  creating  inclusive, accessible environments  for all while mitigating  the housing  sector’s 


contribution to climate change (Mathieson et al., 2010).  The 2012 UNO‐PLUS team reviewed the QAPs 


from all 50 states and Washington DC in order to identify national best practices for housing design.  The 


team identified four categories of design strategies through which states can award points for superior 


housing design. The four categories are as follows:	
 


1. Site	Plan	Considerations: streetscape, parking, landscaping, natural areas, entrances, lighting, 
accessible walkways, amenities such as parks/basketball court/tennis court/exercise room. 


2. Building	Design: architectural elements  such as porches, courtyards, and anything else  that 


contributes to the visual appeal of the building and the property. 


3. Contextual	 and	 Spatial	Design:  creating  an  architectural  style  and  scale  that  fits  into  the 
surrounding area. 


4. Floor	Plan	Design: providing multiple floor plan arrangements for different family types. 


 


The  findings presented  in  the  table below  identify high quality design  categories  that  can be used  to 


motivate good housing design within a QAP: 


High Quality Design 


Categories 


Site Plan 


Consideration


Building 


Design 


Contextual 


and Spatial 


Design 


Floor Plan 


Design 


State QAPs awarding Points  52%  43%  27%  45% 
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There is no single category used by states to encourage a particular style of housing design.  However it 


should be mentioned that 9 states‐‐ CT, DE, FL, GA, MS, NM, NY, NC and SC‐‐ have QAPs which award 


points for all high quality design categories established by the UNO‐PLUS team.   


What	do	Louisiana’s	QAP	architectural	design	standards	look	like?	
In terms of architectural design, the LA QAP motivates design mostly through “Superior Design”.   This 


incentive, which is based on a Design and Planning scorecard separate from the QAP, is compiled of ten 


categories with each category varying in available points.  The chart below provides an overview of the 


categories  found  in  Superior Design  scorecard  and  the  amount  of points  awarded per  category.  The 


maximum points awarded within  the Superior Design scorecard are 100; these points are awarded by 


consulting architects evaluating each project applying for LIHTC funds. 


  


LA Superior Design: Design and Planning Score Card  Available Points 


Sustainable Sites (LEED)/Location + Neighborhood Fabric  0‐20 


Water Efficiency (LEED) / Water Conservation (EGC)  0‐5 


Energy Efficiency & Atmosphere (LEED) / Energy Efficiency (EGC)  0‐15 


Materials & Resources (LEED) / Material Beneficial to the Environment     


(EGC)  


0‐10 


Indoor Environmental Quality (LEED) / Healthy Living Environment (EGC)  0‐5 


Site Design & Master Planning  0‐10 


Building Design & Architecture   0‐10 


Excellence and Innovative Design   0‐5 


Affordable Housing Design Advisor   0‐10 


Smart Growth Principles   0‐10 


Maximum Available Points:  100 


 


There are between 1 and 10 points available in the Louisiana QAP for Superior Design.  These 10 points 


are proportional to the 100 points listed above.  


Superior Design does little to describe and improve the ‘feel’ of a home; instead it creates energy 


efficient /sustainable units. To improve the ‘feel’ of the home the UNO‐PLUS team believes the superior 


design criteria can focus on clarifying aesthetics, functionality, scale and amenities.  We believe that 


improving the ‘feel’ of a home can mean the difference between someone wanting to own a house as 


opposed to just renting. 


Of the ten categories listed in the superior design scorecard the UNO‐PLUS team has decided to focus on 


improving the clarity of two categories, Site Design & Master Planning and Building Design & 


Architecture.   As is seen in the following definitions taken directly from the superior design scorecard, 
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these two categories do not provide any real clarity for developers looking to improve the ‘feel’ of their 


homes for future tenants and homeowners. 


Site Design & Master Planning:  Design conscious effort to create a community that is both 


functional and aesthetically pleasing, an opportunity to create memorable places.  It is more 


than meeting the functional, technical and financial criteria established at the outset. 


Building Design & Architecture: Design conscious effort to create a home that is both functional 


and aesthetically pleasing, an opportunity to create memorable places.  It is more than meeting 


the functional, technical and financial criteria established at the outset. 


 


Recommendations	for	Louisiana	Superior	Design		
The following section examines the “Superior Design” criteria and recommends possible enhancements 


to  the Design  and  Planning  Score  Card.   Based  on  numerous  comments  from  the March  2011  LHFA 


Stakeholder Meeting expressing concern about current Superior Design, the UNO‐PLUS team chose to 


evaluate  two  sections  of  Superior  Design.    These  two  sections  specifically  address  the  design  and 


function/quality attributes  that make units more conducive  to homeownership: Site Design & Master 


Planning and Building Design & Architecture.   


Our recommendations are based on state QAPs that meet each of the high quality design categories. 


Site	Design	&	Master	Planning	Recommendations:	
1. Propose a site plan that contributes to public streetscape and minimizes the visibility of parking. 


Propose a pedestrian friendly building layout focusing on privacy; create accessible walks linking 


buildings to each other, to common areas and to parking.  


 


2. Include a well‐designed entry to the site with attractive signage,  lighting and  landscaping, and 


outside mail collection  


 


3. Propose site amenities including playgrounds, gazebos, garden spots, walking trails, picnic areas, 


ball fields, basketball/tennis courts and exercise rooms 


Building	Design	&	Architecture	Recommendations:	
1. Provide “Construction Features and Amenities” section and check list for both new construction 


and rehab, this could be located either within the QAP or provided as another document.   This 


section should include: a commitment to Universal Design and visitability features; a checklist of 


optional  general  unit  features  and  amenities  for  all  new  construction  units  and  rehab  units 


regardless  of  the  development  category  selected;  and  a  detailed  checklist  of  what  “green 


building” entails.   


 


2. Propose that the architectural style and planning design themes and massing supports the area. 


Consider shade, light, natural heating and cooling, and privacy. 
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3. Propose  an  attractive building  focusing on  visual  appeal.    Keep  in mind qualities of massing, 


proportion, space, architectural style, textures, color tone and articulations. 


 


4. Highlight broken  roof  lines,  front gables, dormers or  front extended  facades,  set backs, wide 


banding  and  vertical  and  horizontal  siding  applications,  creative  use  of  materials,  masonry 


accents,  front  porches,  courtyards,  portals,  attractive  deck  rail  patterns  and  building  and 


window placement.   


 


Comprehensive	Recommendations	for	Louisiana	Superior	Design		
After reviewing the Louisiana Superior Design the UNO‐PLUS team believes that long term structural 


changes to the scorecard should incorporate a better balance between LEED certification/ Enterprise 


Green Community (EGC) standards and architectural design. Recommendations include:  


1. Consolidate	 LEED/EGC	 Categories:	 There  is  the  overwhelming  emphasis  on  LEED/EGC 


certification  with  55  of  100  possible  points  going  towards  green  building  standards.  We 


recommend  a  consolidation  of  LEED  categories  that  would  allow  for  an  increase  in  points 


available for architectural design.  


 


2. Design	Threshold: Create a minimum design threshold for developments looking to preserve 


long term affordable housing or convert to tenant homeownership.   


 


Eliminating	Redundancy:	 	Remove all repetitive point categories from Superior Design that also 


receive points within  the body of  the QAP.   The points  that are “liberated”  from  the  redundancy 


should be added  to  the  four points  currently allocated  for permanent affordability  to  strengthen 


that incentive (see the earlier preservation point recommendation). 






