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|. EXECUTIVE SUMMARY

This update presents new information developed since our January 2009 reports. Our January
2009 Executive Summary and Detailed Report are available at http://www.smpdd.com/data-
center/mississippi-housing-data-project.ntml. Like our January 2009 reports, this report covers
Hancock, Harrison and Jackson counties.

Updated Housing Stock Estimates

We have re-estimated the housing stock in the three coastal counties as of June 30, 2008. We are
providing a new estimate as of April 30, 2009, a new estimate as of June 30, 2010, and an
updated estimate as of June 30, 2011.

The three coastal counties lost 52,512 housing units as a result of Hurricane Katrina’. As of
April 30, 2009, we estimate that 43,044 units (82.0%) had been recovered (40,203 permanent
housing units and 2,841 temporary housing units). As of June 30, 2011, we estimate that 50,834
units (96.8%, all of which are permanent housing units) will have been recovered. Private and
public efforts completed or currently under way are poised to produce a nearly full recovery
relative to pre-Katrina levels.

The Census Bureau estimates that the July 2008 population of the three coastal counties is 92.9%
of the pre-Katrina population. We estimate that the mid-2008 housing stock (including
temporary housing) was 92.9% of the pre-Katrina housing stock. We estimate that the stock of
permanent housing was 88.9% of the pre-Katrina housing stock. At mid-2008, we estimate that

! ‘Major’ or ‘severe’ damage as defined by FEMA and HUD (February 12, 2006 estimates updated April 7, 2006).
“Severe” damage generally means damage of more than $30,000 per unit (for example, a home that needed a new
roof and a new garage). “Major” damage generally means damage of $10,000 to $30,000 per unit. (for example, a
home that needed roof repair and sustained limited water

damage).
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the remaining stock of temporary housing was needed but that the recovery of permanent
housing was well along.

If the area’s population grew at the national average rate (1.0% per year) since July 2008, the
population would have been at 93.8% of pre-Katrina levels at April 30, 2009. We estimate that
the area’s housing stock at April 30, 2009 (including temporary housing) was 94.1% of the pre-
Katrina housing stock. We estimate that the stock of permanent housing was 92.3% of the pre-
Katrina housing stock. At April 30, 2009 we estimate that the stock of permanent housing was
nearly adequate in relation to population, and that the need for remaining temporary housing
was driven primarily by affordability needs.

If the area’s population grows at the national-average rate (1.0% per year) through mid-2011, the
area’s population will have recovered to 95.7% of pre-Katrina levels by that time. We estimate
that the mid-2011 housing stock will be 99.0% of the pre-Katrina housing stock. Accordingly,
our current estimate confirms our earlier conclusion that private and public recovery efforts
already under way will result in a more than adequate recovery in terms of total units. However,
as discussed below, additional efforts are needed to bring the prices of available units down to
the levels that are affordable to lower-income households.

Permanent Change in the Affordable Housing Landscape

Our January 2009 reports noted that the number of renter households with worst-case housing
needs had risen by 4,906 households since Hurricane Katrina. We noted that this need was
driven by three effects of Hurricane Katrina:

e Adelay in the recovery of the public housing stock. This effect is temporary, and has
been reduced by public housing completions since our earlier estimate.

e Increased market rents post-Katrina. The most recent Gulf Regional Planning
Commission apartment survey shows that rents have dropped since April 2008 but still
remain above pre-Katrina levels.

e Asignificant number of extremely low-income households who were homeowners pre-
Katrina but who will be renters post-Katrina. Since our earlier estimate, the State and
FEMA have announced a number of initiatives for permanent placement of Mississippi
Cottages and FEMA mobile homes. These programs are very responsive to the needs of
these households

Of these three effects, the first is temporary, the second appears likely to persist long-term, and
the third also appears likely to persist long-term, to the extent not addressed by the initiatives
discussed above.

Similarly, our January 2009 reports noted that the affordability of homeownership had been
reduced post-Katrina, driven by two effects of Hurricane Katrina:

e An increase in insurance costs.

e Requirements to elevate certain newly constructed homes.
These two effects appear likely to persist long-term.

In combination, the factors discussed above point to a permanent change in the affordable
housing landscape of the Gulf Coast. Post-Katrina, the Gulf Coast will have a larger and better



stock of housing, but that stock will also be more expensive, indicating a need for affordability
initiatives such as the additional Section 8 Housing Choice VVouchers recently requested by the
Governor, and such as the awards MDA has made to provide soft-second mortgage loans and
down-payment assistance to homebuyers.

In the next phase of the Data Project, we will be evaluating the recovery of public housing, the
recovery of military housing, and the role of second homes in the area’s housing stock. In
addition, we are gathering data on the housing recovery in Stone and George Counties.

Damaged Homes Not Yet Repaired

As noted above, in terms of sheer numbers of units, the housing recovery is well under way in
the three coastal counties, and the housing stock is poised to make a more than full recovery. For
this update, however, we wanted to assess how much of the housing recovery is attributable to
repair or rebuilding of Katrina-damaged units, and how much is attributable to new construction
on formerly vacant sites. We did this through a comprehensive on-the-ground study.

Our parcel-level data indicates that 82% of homes damaged by Hurricane Katrina were located
south of Interstate 10. This strong concentration of damage within a relatively compact area
gave us a cost-effective opportunity to make a home-by-home assessment.

Southern Mississippi Planning and Development District conducted an on-the-ground study of
100% of homes located south of Interstate 10, looking for evidence of failure to repair damage
from Hurricane Katrina. For each home evidencing at least one indicator of failure to repair, our
researchers (students in the Geography program at the University of Southern Mississippi) made
an assessment that involved answering a series of objective questions, collecting a digital
photograph, and collecting the exact location of the home site for mapping purposes.

Of the 52,512 housing units with major or severe damage, we estimate that 43,289 were located
south of 1-10. With respect to these 43,289 units, our study found the following:
e 35,013 units (81%) Repaired or rebuilt
e 8,276 units (19%)  Not yet repaired or rebuilt
0 2,964 units (7%) Demolished (empty lot, not rebuilt, debris and/or tall grass)
0 2,410 units (5%) Demolished (slab remaining, not rebuilt)
0 2,902 units (7%) Damaged home remaining, not yet repaired
Accordingly, it appears that although the total number of housing units is poised for a more than
full recovery, significant numbers of homes that were damaged by Katrina remain unrepaired
(and significant numbers of damaged home sites remain un-cleared). We discuss potential policy
responses in Section 111 of this report.



1. UPDATED HOUSING STOCK ESTIMATES

On the following pages you will find our updated estimates for the housing stock of the three
coastal counties.

Our new estimate includes production estimates for the following key recovery programs:

e MDA Public Housing Program

e MDA Small Rental Assistance Program

e MDA Long Term Work Force Housing Program

e GO Zone Low Income Housing Tax Credits
We developed these estimates based on updated project by project information from MDA and
from the Mississippi Housing Corporation. It should be noted that these are the Housing
Recovery Data Project Team’s estimates and do not represent the opinions of MDA or the
Mississippi Home Corporation.

We also conducted property-by-property research on market rate apartment properties developed
post-Katrina.

Housing stock estimates are provided for the three coastal counties in total and for each of the
individual counties.

In this section, we also include the following supporting information:
e Explanation of our estimates through June 30, 2008.
e Explanation of our estimates as of April 30, 20009.

Additional supporting information is included at Appendix 1:
e Explanation of our estimates as of June 30, 2010.
e Explanation of our estimates as of June 30, 2011.

e A detailed discussion of our production estimate for MDA’s Small Rental Assistance
Program.






















































I[1l. KATRINA-DAMAGED HOMES NOT YET REPAIRED

Since our January 2009 reports, we conducted an on-the-ground survey of homes South of
Interstate 10, looking for indicators of unrepaired hurricane damage.

Overview

As noted in the Executive Summary, we found that 19% of damage from Hurricane Katrina had
not been repaired as of date:

e 7% of damaged structures have been completely demolished but not rebuilt.

e 5% of damaged structures have been demolished down to the slab, but not rebuilt.

e 7% of damaged structures are still standing but have not been repaired.
More detailed information on our findings is presented below.

We believe that these failures to rebuild have at least the following implications for the Gulf
Coast:
e In areas with elevation requirements, slabs and damaged structures must be removed
before rebuilding can begin.
e In areas without elevation requirements, owners typically will have the flexibility to
rebuild on the existing slab and/or to repair the existing structure.
e Lots and damaged structures that are not maintained have the potential to reduce property
values and retard neighborhood recovery.
Each of these situations poses difficult regulation and enforcement decisions for local
governments.

Overview of Our Comprehensive On-The-Ground Study

In the initial phases of the Data Project, we found considerable evidence of a strong recovery in
terms of total numbers of housing units. At the same time, however, we found direct and
anecdotal evidence that a significant amount of recovery was occurring on formerly vacant
parcels rather than on parcels with Katrina-damaged structures. We also found direct and
anecdotal evidence that sites with unrecovered damage were retarding the recovery of
neighborhoods.

Accordingly, we decided to consider ways to assess the extent of unrecovered damage. We
quickly determined that the best approach was to make an on-the-ground assessment. By
utilizing students in the University of Southern Mississippi’s Geography program, we were able
to make a cost-effective drive-by assessment of every home site south of Interstate 10, looking
for the indicators of unrepaired damage shown in the text box on the following page.



Indicators of Unrepaired Damage
Debris with no structure (no debris, debris, slab, slab plus debris)
Yard maintained (yes, debris, grass above 6” tall, debris plus tall grass).
Utility meter (none, permanent meter, temporary meter).
Notices (building permit, tax sale notice, condemnation notice, none).

Construction activity (none, building materials, light repair in progress, heavy repair in
progress, construction nearly complete).

Damage to roof (tarp, missing shingles, none).
Damage to windows (yes, no).

Damage to exterior doors (yes, no).
Apparently occupied (yes, no).

For-sale sign (yes, no).

We treated the following as favorable indicators: apparently occupied, no window damage, no
door damage, no roof damage, yard maintained, permanent utility meter, building permit posted,
evidence of construction activity.

We treated a for-sale sign as neutral.

We treated all other indicators as unfavorable (debris, slab, tall grass, no meter, temporary meter,
tax sale notice, condemnation notice, roof damage, window damage, door damage, apparently
unoccupied).

If students noticed at least one unfavorable indicator in their drive-by inspection, they recorded
all of the indicators noted above, took a digital photograph, recorded the street address, and
recorded the exact location of the home or home site.

How We Analyzed the Results

We divided our findings into three major categories:
e Empty Lot — the damaged structure had been completely removed (including foundation),
but the lot was not being maintained (debris, tall grass, or both were present).

e Slab —the damaged structure had been removed, but the foundation remained (some but
not all of these home sites had debris and/or tall grass).




e Structure — the damaged structure was still standing but had not been repaired.

Within the *structure’ category, we determined that there was a need to differentiate between
structures that were nearly recovered and structures that were farther from recovery. To do so,
we developed the following scoring system:

e We treated the following as doubly unfavorable (score of minus two): roof tarp,

combination of debris and tall grass, tax sale notice, and condemnation notice.

e We scored the remaining unfavorable indicators as minus one.

e We scored favorable indicators as plus one.

e We did not score the presence or absence of a for-sale sign.

Using these favorable and unfavorable ratings, we were able to create a single score that
represented our assessment of the degree of impact on the surrounding neighborhood.

Finally, we developed a ‘significant indicators’ standard for damaged structures that presented an
especially significant problem for the surrounding neighborhood. These were structures that had
one or both of the following conditions:

0 Notice of tax sale or condemnation

o0 Apparently vacant plus no utility meter plus not under construction

The Results of Our Study of Unrepaired Damage

On the following page we show two tables. The first table reports the number of homes / home
sites at which we found one or more indicators of unrepaired damage. The second table reports
those numbers as a percentage of each jurisdiction’s pre-Katrina housing stock. The following
explains the categories we report in these two tables:

e Lot With Debris Only — the damaged structure has been completely removed (including
foundation and/or slab). The damaged structure has not been rebuilt. The lot has debris
remaining.

e Lot With Slab — the damaged structure has been removed except for the foundation.
Some of the lots have debris, tall grass, or both.

e Structure / Mild Indicators — the damaged structure remains, and the aggregate score did
not meet either the ‘moderate’ or “significant’ thresholds discussed below.

e Structure / Moderate Indicators — the damaged structure remains, at least five more
unfavorable indicators than favorable indicators, but not meeting a *significant indicator’
condition.

e Structure / Significant Indicators — the damaged structure remains and one or both of the
‘significant indicator’ conditions discussed above.



Extent of Unrepaired Damage (January-March 2009)

Structure / Structure / Structure /
Lot With Lot With Mild Moderate Significant
Jurisdiction Total Debris Only Slab Indicators Indicators Indicators
Hancock County 2,725 987 702 95 323 618
Harrison County 3,972 1,780 1,294 388 215 295
Jackson County 1,579 197 414 317 341 310
Three Coastal Counties 8,276 2,964 2,410 800 879 1,223
Bay St. Louis 228 109 41 10 37 31
Waveland 100 15 38 5 24 18
Hancock Unincorporated 2,397 863 623 80 262 569
Biloxi 1,457 937 354 32 29 105
D'lberville 129 54 48 9 7 11
Gulfport 543 101 152 114 104 72
Long Beach 604 143 247 168 31 15
Pass Christian 504 180 245 8 22 49
Harrison Unincorporated 735 365 248 57 22 43
Gautier 149 73 35 21 8 12
Moss Point 442 15 13 149 165 100
Ocean Springs 93 9 39 20 13 12
Pascagoula 475 74 178 77 76 70
Jackson Unincorporated 420 26 149 50 79 116
Unrepaired Damage (January-March 2009) As % of Pre-Katrina Housing Stock
Structure / Structure / Structure /
Lot With Lot With Mild Moderate Significant
Jurisdiction Total Debris Only Slab Indicators Indicators Indicators
Hancock County 12.4% 4.5% 3.2% 0.4% 1.5% 2.8%
Harrison County 4.7% 2.1% 1.5% 0.5% 0.3% 0.3%
Jackson County 2.9% 0.4% 0.8% 0.6% 0.6% 0.6%
Three Coastal Counties 5.2% 1.8% 1.5% 0.5% 0.5% 0.8%
Bay St. Louis 5.4% 2.6% 1.0% 0.2% 0.9% 0.7%
Waveland 2.8% 0.4% 1.1% 0.1% 0.7% 0.5%
Hancock Unincorporated 16.9% 6.1% 4.4% 0.6% 1.9% 4.0%
Biloxi 6.0% 3.9% 1.5% 0.1% 0.1% 0.4%
D'lberville 3.9% 1.6% 1.4% 0.3% 0.2% 0.3%
Gulfport 1.7% 0.3% 0.5% 0.4% 0.3% 0.2%
Long Beach 8.4% 2.0% 3.4% 2.3% 0.4% 0.2%
Pass Christian 16.0% 5.7% 7.8% 0.3% 0.7% 1.6%
Harrison Unincorporated 4.9% 2.4% 1.6% 0.4% 0.1% 0.3%
Gautier 3.1% 1.5% 0.7% 0.4% 0.2% 0.2%
Moss Point 6.7% 0.2% 0.2% 2.3% 2.5% 1.5%
Ocean Springs 1.3% 0.1% 0.5% 0.3% 0.2% 0.2%
Pascagoula 4.3% 0.7% 1.6% 0.7% 0.7% 0.6%
Jackson Unincorporated 1.7% 0.1% 0.6% 0.2% 0.3% 0.5%




In areas subject to elevation requirements, damaged structures and slabs will need to be removed
before rebuilding can commence. The following table shows the extent to which damaged
structures and slabs are located in areas now subject to elevation requirements.

Unrepaired Damage Subject to Elevation Requirements

% of Total

Lot With Damaged % of Total Damaged

Jurisdiction Total Slab Structure Lot With Slab  Structures
Hancock County 1,561 672 889 95.7% 85.8%
Harrison County 1,279 1,095 184 84.6% 20.5%
Jackson County 906 385 521 93.0% 53.8%
Three Coastal Counties 3,746 2,152 1,594 89.3% 54.9%
Bay St. Louis 46 35 11 85.4% 14.1%
Waveland 48 16 32 42.1% 68.1%
Hancock Unincorporated 1,467 621 846 99.7% 92.9%
Biloxi 415 328 87 92.7% 52.4%
D'lberville 46 40 6 83.3% 22.2%
Gulfport 88 78 10 51.3% 3.4%
Long Beach 187 181 6 73.3% 2.8%
Pass Christian 285 228 57 93.1% 72.2%
Harrison Unincorporated 258 240 18 96.8% 14.8%
Gautier 53 32 21 91.4% 51.2%
Moss Point 123 8 115 61.5% 27.8%
Ocean Springs 43 30 13 76.9% 28.9%
Pascagoula 371 175 196 98.3% 87.9%
Jackson Unincorporated 316 140 176 94.0% 71.8%

In areas not subject to elevation requirements, owners could claim that they intend to rebuild the
pre-storm structure. However, in areas subject to elevation requirements, owners cannot make
this claim, and the local government has more opportunity to enforce local blight laws. This
suggests that there is an opportunity for the State to support local governments in enforcing their
blight laws, perhaps through making funds available with which the local government could
remove slabs and damaged structures (placing a lien on the property for the cost of blight
removal) if the owner refused to do so. MDA has already made data from our on-the-ground
assessment available to local governments for their consideration and use in considering whether
they should apply for Neighborhood Stabilization Program funds.

Maps

On the two following pages, we include maps that show the distribution of unrepaired damage.
In the maps, “moderate/potential” has the same meaning as “structure / mild indicators” above,
and “pronounced/serious” combines the categories we called “structure / moderate indicators”
and “structure / significant indicators” above.









V. KEY MAPS

On each of the following pages, we present two maps. The first map shows the distribution of
damage from Hurricane Katrina. The second map shows the distribution of recovery awards.

Maps are provided for the following jurisdictions:
e Hancock County
e Cities within Hancock County:
o0 Bay St. Louis
o Waveland
e Harrison County
e Cities within Harrison County:
o Biloxi
o D’lberville
o Gulfport
0 Long Beach
0 Pass Christian
e Jackson County
e Cities within Jackson County:
o Gautier
Moss Point
Ocean Springs
Pascagoula
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APPENDIX 1. SUPPORTING INFORMATION FOR
UPDATED HOUSING STOCK ESTIMATES

On the following pages, we include additional supporting information for our updated housing
stock estimates, over and above supporting information included in Section Il of this report.

The following supporting information is included in Appendix 1:
e Explanation of our estimates as of June 30, 2010.
e Explanation of our estimates as of June 30, 2011.
e A detailed discussion of our production estimate for MDA’s Small Rental Assistance
Program.



Supporting Information for Update Published June 2009
Estimate as of June 30, 2010

POPULATION AND HOUSEHOLD ESTIMATES AT JUNE 30, 2010
We made three estimates of population and households, based on the following potential rates at which the
population of the three coastal counties might grow after July 2008:

0.5% per year

1.0% per year

1.5% per year
Our January 2009 report used 1.0%, 1.5% and 2.0%. However, since that time, the Census Bureau's 2008
population estimates have been published, showing a 0.86% population growth rate from July 2007 to July
2008. Based on that estimate, we believe it is prudent to use lower population growth rate scenarios going
forward.

HOUSING STOCK CHANGES MAY 2009 THROUGH JUNE 2010

Our estimate of small rental completions has two components: completions in MDA's SRAP program,
and non-subsidized completions.
1,188 SRAP Completions May 2009 - Jun 2010
0 Market Rate Small Rental completions May 2009 - Jun 2010
1,188 Small Rental completions May 2009 - Jun 2010

We estimated SRAP completions based on a review of information provided by MDA as of April 30, 2009.
MDA's information showed how many units were represented by awards in each of Rounds One and Two
by award status (for example, in process for approval, approved but not closed, closed but not funded).
We estimated the likelihood that individual SRAP awards would produce completed units, based on the
status of the award as of April 30, 2009. We then estimated the likelihood that completion would occur
by June 30, 2010 based on status of the award as of April 30, 2009. The attached SRAP analysis
provides a detailed discussion of our methodology.

662 Estimated SRAP Round One completions (May 2009 - Jun 2010)

526 Estimated SRAP Round Two completions (May 2009 - Jun 2010)

1,188 SRAP Completions May 2009 - Jun 2010

We estimate no market rate small rental completions for May 2009 through June 2010. This assumes that
all market rate repairs to Katrina-damaged small rental stock had been completed at June 30, 2008 and
that as we concluded in our January 2009 report the development of new small rental properties is not
financially feasible without subsidy.

0 Market Rate Small Rental completions May 2009 - Jun 2010

Our estimate for Other Home Owner units has five components: production under MDA's Long Term
Work Force Housing program, non-subsidized homeownership production, and permanent placement
of Mississippi Cottages:
113 LTWH Production
622 Non-subsidized homeownership production
2,200 Permanent placement of Cottages
2,935 Increase in Other Home Owner units May 2009 - Jun 2010



Supporting Information for Update Published June 2009
Estimate as of June 30, 2010

We estimated LTWH single family for-sale production based on a review of information provided by MDA
on award status of each single family production award as of April 30, 2009. The estimate below
assumes that each award will ultimately generate two-thirds of the planned number of units (in order to
allow for the potential that some awards will fail to produce any units, and that other awards suffer cost
overruns or other production problems). We then assumed that each award would produce 0% to 75%
of its completions by June 30, 2010, based on current award status. This process resulted in the
following estimate of completions through June 30, 2010.
3 Gulf Coast Community Foundation (Hancock)

20 Mercy Housing (Harrison)

15 Gulf Coast Community Foundation (Harrison)

37 Pearl River Valley Opportunity (Harrison)

11 Gulf Coast Community Foundation (Jackson)

27 Pearl River Valley Opportunity (Jackson)

113 LTWH single family for-sale production May 2009 - Jun 2010

The above estimate covers only those LTWH awards that were for the production of homeownership units
(that is, this estimate does not include awards whose purpose was to increase the affordability of home-
ownership units, or awards whose purpose was to produce rental units).

We estimated market-rate homeownership production based on the rate of building permit issuance in the
last half of calendar 2008 (we estimate that permits issued in these months were most likely to result in
completions in this time frame). We then subtracted estimated LTWH single family completions.
1,672 Single family permits issued in 2008 (Gulfport-Biloxi-Pascagoula MSA)
1,357 Single family permits issued Jan-Jun 2008 (Gulfport-Biloxi-Pascagoula MSA)
315 Single family permits issued last half of 2008
630 Annual rate = 52.5 monthly rate
735 Estimate May 2009 - Jun 2010 52.5 /mo x 14 months
(113) Estimated LTWH production of single family for-sale units (see above)
622 Market rate for-sale completions May 2009 - Jun 2010

Based on conversations with MDA and MEMA, we estimate that essentially all Mississippi Cottages will be
permanently placed by mid 2011. MDA has allocated significant funding to assist with permanent placement and
has indicated that it intends to continue to financially support permanent placement.
1,862 Occupied Cottages (lower three counties, April 30, 2009) (MEMA)
689 Unoccupied Cottages (June 3, 2009, MEMA)
2,551 Potentially available for permanent placement (lower three counties)

962 Will be permanently placed with current occupants (1,069 intents to
purchase from current occupants, received by MEMA through May 11,
2009, x 90% likelihood to purchase)

153 Will be sold to FEMA travel trailer occupants (306 expressions of interest
received by FEMA x 50% likelihood to purchase)

592 Unoccupied Cottages committed to nonprofits (MEMA, June 12, 2009)

493 Future donations to nonprofits (MS Data Project Team estimate)

2,200 Total permanent placement through mid-2011

2,200 Will be permanently placed by mid 2010 100%

2,200 Estimated permanent placement of Cottages May 2009 - Jun 2010



Supporting Information for Update Published June 2009
Estimate as of June 30, 2010

Based on data from FEMA, we estimated the number of mobile homes that will be permanently placed in
the three coastal counties.
168 Mobile homes committed for permanent placement (FEMA, June 18, 2009)
32 Our estimate for additional permanent placement
200 Estimated Perm. Placement of FEMA MH May 2009 - June 2010

Based on a award by award review of MDA data, we estimate no rental units will be completed under
the LTWH program in the May 2009 - June 2010 time frame. That is, no LTWH rental production award
had made sufficient progress by April 30, 2009 to support a strong presumption that the development would
be completed by June 30, 2010.

0 LTWH rental production May 2009 - Jun 2010

We received information from MDA and from MHC regarding completions in properties receiving MDA public
housing funding (some of these properties also received GO Zone LIHTC funding).

99 Crown Hill I (Harrison / Biloxi)
99 MDA Public Housing completions May 2009 - Jun 2010

Based on award-level information from MHC on GO Zone LIHTC developments, and information from

HUD, USDA, and owners, we estimated the following levels of subsdized apartment completions

for programs other than MDA's public housing program.
Shallow Deep
Subsidy  Subsidy

132 Sheffield Park Apartments (Hancock / Bay St. Louis) 132
120 The Ridge of Waveland (Hancock / Waveland) 120
36 Pinecrest Manor (Hancock / Waveland) 36
60 Bellemont Gardens (Harrison / Biloxi) 60
224 The Gates at Biloxi (Harrison / Biloxi) 224
100 Timber Creek Estates (Harrison / Biloxi) 100
100 Timber Creek Estates, Ph Il (Harrison / Biloxi) 100
160 Park at Lemoyne Apts (Harrison / D'Iberville) 160
170 Three Rivers Landing (Harrison / Gulfport) 170
118 Thorton Hill (Harrison / Unincorporated) 118
120 Ocean Estates Il (Jackson / Gautier) 120
50 Bayside Apts (Hancock / Bay St Louis) USDA 50
100 Magnolia State (Harrison / Gulfport) USDA 100
48 Sand Hill Village (Harrison / Gulfport) USDA 48
1,538 Other subsidized apt completions May 09 - Jun 10 1,304 234

(Note -- the above are developments that had started construction by March 2009. We estimated that any
developments yet to start construction cannot deliver units by June 30, 2010.)
1,304 Shallow subsidy completions May 2009 - Jun 2010
234 Deep subsidy completions (other than public housing)



Supporting Information for Update Published June 2009
Estimate as of June 30, 2010

We estimated that all market rate apartment properties shown as under construction in W.S. Loper's April
2008 study were completed by April 30, 2009. We reviewed our building permit data from January 2008
forward, for permits that might be for apartment properties. We found no permits that might represent market
rate apartments. Accordingly, we estimate that no market rate apartments will be completed.

0 Market rate apartment completions May 2009 - Jun 2010

We assume that all temporary housing in place at April 30, 2009 will be either permanently placed or
removed by June 30, 2010.

(200) FEMA mobile homes permanently placed

(779) FEMA Temporary Housing units removed May 2009 - Jun 2010

We assume that any Mississippi Cottages not permanently placed by June 30, 2010 will be removed.

1,862 Occupied Mississippi Cottages at 04-30-09 (MEMA)
592 Unoccupied Cottages to be sold to nonprofits (MEMA)
(2,200) Cottages permanently placed (see estimate above)
254 Remaining Cottages
(254) Cottages removed May 2009 - Jun 2010

We estimated 'other' mobile home placements based on the rate reported by the MS State Fire Marshal's
office for the period December 2008 through April 2009 (five months at 8.0 per month)
312 Mobile homes placed May 2009 - Jun 2010
200 Permanent placement of FEMA mobile homes
112 Other mobile home placements
8.0 / month x 14 months

Summary of Housing Stock Changes May 2009 Through June 2010
Apr 2009 Change Jun 2010

Total housing stock 151,177 3,231 154,408
Mobile homes 15,664 312 15,976
Deep subsidy apartments 4,423 333 4,756
Shallow subsidy apartments 2,586 1,304 3,890
Market rate apartments 16,114 0 16,114
Small rental 16,054 1,188 17,242
Other Home Owner 93,495 2,935 96,430
FEMA Temporary Housing 979 (979) 0

Mississippi Cottages 1,862 (1,862) 0



Supporting Information for Update Published June 2009
Estimate as of June 30, 2011

POPULATION AND HOUSEHOLD ESTIMATES AT JUNE 30, 2011
We made three estimates of population and households, based on the following potential rates at which the
population of the three coastal counties might grow after July 2008:

0.5% per year

1.0% per year

1.5% per year
Our January 2009 report used 1.0%, 1.5% and 2.0%. However, since that time, the Census Bureau's 2008
population estimates have been published, showing a 0.40% population growth rate from July 2007 to July
2008. Based on that estimate, we believe it is prudent to use lower population growth rate scenarios going
forward.

HOUSING STOCK CHANGES JULY 2010 THROUGH JUNE 2011

Our estimate of small rental completions has two components: completions in MDA's SRAP program,
and non-subsidized completions.
1,219 SRAP Completions July 2010 - Jun 2011
0 Market Rate Small Rental completions July 2010 - Jun 2011
1,219 Small Rental completions July 2010 - Jun 2011

We estimated SRAP completions based on a review of information provided by MDA as of April 30, 2009.
MDA's information showed how many units were represented by awards in each of Rounds One and Two
by award status (for example, in process for approval, approved but not closed, closed but not funded).
We estimated the likelihood that individual SRAP awards would produce completed units, based on the
status of the award as of April 30, 2009. We then estimated the likelihood that completion would occur
in the year ending June 30, 2011 based on status of the award as of April 30, 2009. The attached SRAP
analysis provides a detailed discussion of our methodology.

228 Estimated SRAP Round One completions (Jul 2010 - Jun 2011)

991 Estimated SRAP Round Two completions (Jul 2010 - Jun 2011)

1,219 SRAP Completions July 2010 - Jun 2011

We estimate no market rate small rental completions for July 2010 through June 2011. This assumes that
all market rate repairs to Katrina-damaged small rental stock had been completed at June 30, 2008 and
that as we concluded in our January 2009 report the development of new small rental properties is not
financially feasible without subsidy.

0 Market Rate Small Rental completions July 2010 - Jun 2011

Our estimate for Other Home Owner units has three components: production under MDA's Long Term
Work Force Housing program, non-subsidized homeownership production, and permanent placement of
Mississippi Cottages.
1,479 LTWH single family for-sale production July 2010 - Jun 2011
533 Market rate for-sale completions July 2010 - Jun 2010
0 Permanently placed July 1, 2010 to June 30, 2011
2,012 Increase in Other Home Owner units July 2010 - Jun 2011

We estimated LTWH single family for-sale production based on a review of information provided by MDA
on award status of each single family production award as of April 30, 2009. The estimate below
assumes that each award will ultimately generate two-thirds of the planned number of units (in order to
allow for the potential that some awards will fail to produce any units, and that other awards suffer cost
overruns or other production problems). We then assumed that each award would produce 25% to 100%
of its completions in the year ending June 30, 2011, based on current award status. To that, we added an
estimate for production from subsequent awards (also at 2/3 of proposed units). This resulted in the
following estimate of completions for the year ending June 30, 2011.

1,479 LTWH single family for-sale production July 2010 - Jun 2011

1,314 20 LTWH single family for-sale production awards through Round Two

165 4 LTWEF SF for-sale production awards post Round Two



Supporting Information for Update Published June 2009
Estimate as of June 30, 2011

The above estimate covers only those LTWH awards that were for the production of homeownership units
(that is, this estimate does not include awards whose purpose was to increase the affordability of home-
ownership units, or awards whose purpose was to produce rental units).

We estimated market-rate homeownership production based on our estimate for the 14 months starting in
May 2009 and ending in June 2010.
622 Market rate for-sale completions May 2009 - Jun 2010
44.4 Completions per month over 14 months
533 Estimate July 2010 - Jun 2011 44.4 [ mo X 12 months
533 Market rate for-sale completions July 2010 - Jun 2010

Based on an award by award review of MDA data, we estimate all LTWH rental production will occur in the
year ending June 30, 2011. For purposes of this estimate, we assumed that each award would produce
two-thirds of the estimated units. The two individual estimates below (at 2/3 estimated production) are for
LTWH awards made subsequent to the initial Round Two awards.

328 Rental units from awards through April 2009

40 Units from Center for Homelessness (Harrison / Gulfport)
140 Units from The Lodges (Jackson / Pascagoula)
508 LTWH rental production July 2010 - Jun 2011

Based on award-by-award information from MHC regarding public housing redevelopments that were
awarded GO Zone LIHTCs, we estimate that any redevelopments that had not been started by March 2009
would not produce any units, because of the likelihood that there is not sufficient time remaining in order to
achieve completion and lease-up by December 31, 2010 (the "placed in service" deadline for GO Zone
LIHTCs). Accordingly, in the estimate below, we considered only those public housing redevelopments
that are not relying on GO Zone LIHTCs.

Based on information from MDA, the following public housing redevelopments will be completed in the 12
months following June 30, 2010, using funding other than GO Zone LIHTCs.
96 Bay Pines (Hancock / Bay St. Louis)
26 Villages of Hancock - Magnolia Bay (Hancock / Bay St. Louis)
60 Villages of Hancock - Camille Court (Hancock / Waveland)
48 Work force housing (Hancock / BSL and Waveland)
80 Oak Haven (Hancock / Waveland)
100 Gulf Shores (Harrison / Biloxi)
98 Gulf Watch (Harrison / Biloxi)
120 Preserve at Fairground Village (Harrison / Gulfport)
96 Village Place (Harrison / Gulfport)

724 MDA Public Housing completions July 2010 - Jun 2011



Supporting Information for Update Published June 2009
Estimate as of June 30, 2011

Currently, GO Zone LIHTC projects must be “placed in service” (completed and leased-up) not later than
December 31, 2010. However, as a result of the widespread financial crisis, there is a shortage of LIHTC
investors, and LIHTC equity prices have declined. Some awarded projects do not have investors lined up.
Other projects have investor commitments but (because of the decline in LIHTC equity prices) do not have
enough funds to cover estimated development costs. According to Mississippi Home Corporation, 19 GO Zone
LIHTC projects in the lower three counties had not started construction as of late March 2009, and we have no
reason to assume that any of these projects began construction in April or May. Given that a typical LIHTC
project of 100 units is likely to require 12 months to construct and 4 months (or more) to lease up, there is little
time left in which projects could be started and still have an acceptable likelihood of meeting the placed-in-
service deadline.

Although we expect that some of these 19 projects will find adequate funding in time to meet the placed-in-
service deadline, we have no good basis for estimating which of the 19 projects will and will not go forward.
Accordingly, for purposes of this estimate, we have made the very conservative assumption that none of these
19 projects will produce completed units. In our next update, we will revise this estimate based on updated
information on project status and based on any legislative initiatives (such as a hoped-for extension of the
December 31, 2010 placed-in-service deadline).

Information we have received from USDA and from project owners indicates that no additional completions of
assisted apartments should be expected in the year ending June 30, 2011

Shallow Deep
Subsidy  Subsidy

0 0
0 0
0 Other subsidized apt completions Jul 10 - Jun 11 0 0

0 Shallow subsidy completions July 2010 - Jun 2011
0 Deep subsidy completions (other than public housing)

We estimated that all market rate apartment properties shown as under construction in W.S. Loper's April
2008 study were completed by April 30, 2009. We reviewed our building permit data from January 2008
forward, for permits that might be for apartment properties. We found no permits that might represent market
rate apartments. Accordingly, we estimate that no market rate apartments will be completed.

0 Market rate apartment completions July 2010 - Jun 2011

We assumed that all FEMA temporary housing would have been removed by June 30, 2010.
0 FEMA Temporary Housing units removed July 2010 - Jun 2011

See our estimate as of June 30, 2010 for a discussion of our estimate of the number of Mississippi Cottages that
will be permanently placed in the lower three counties. We estimate that any Cottages not permanently placed
by June 30, 2011 will be removed.

0 Occupied Cottages remaining (lower three counties, June 30, 2010)

0 Additional Cottages transferred to the lower three counties

0 Cottages available (lower three counties)

2,200 Total permanent placement
(2,200) Permanently placed by June 30, 2010
0 Permanently placed July 1, 2010 to June 30, 2011

0 Cottages removed July 2010 - Jun 2011
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Estimate as of June 30, 2011

We estimated mobile home placements based on the rate reported by the MS State Fire Marshal's
office for the period December 2008 through April 2009 (five months at 8.0 per month)
8.0 / month x 12 months
96 Mobile homes placed July 2010 - Jun 2011

Summary of Housing Stock Changes July 2010 Through June 2011
Jun 2010 Change Jun 2011

Total housing stock 154,408 4,559 158,967
Mobile homes 15,976 96 16,072
Deep subsidy apartments 4,756 724 5,480
Shallow subsidy apartments 3,890 508 4,398
Market rate apartments 16,114 0 16,114
Small rental 17,242 1,219 18,461
Other Home Owner 96,430 2,012 98,442
FEMA Temporary Housing 0 0 0

Mississippi Cottages 0 0 0



SRAP Production Estimate

SRAP Round One Process

Of the initial applications, a large number voluntarily withdrew and others did not qualify.

The remaining Approved applications receive a closing package allowing 60 days in which to
schedule a Closing. Closing requires the applicant to have acquired the site and to have all
financing lined up but does not require a building permit. Round One provides for either two
(Options B, C, D) or three (Option A) Disbursements. The first disbursement is made after the
applicant presents a building permit. The final disbursement is made after the applicant presents
a certificate of occupancy. Round One applicants have 24 months post-closing in order to receive
the final disbursement.

Three Pearl
Round One As of April 30, 2009 Counties Hancock Harrison Jackson River Total
Units in process for approval 246 56 136 54 13 259
Units in approved applications 1,240 281 688 271 69 1,309
Units with closings 1,027 185 602 240 64 1,091
Units with first disbursement 649 141 303 205 57 706
Units with final disbursement 327 71 153 103 29 356

Our Round One SRAP production estimate makes the following assumptions:
100% of first disbursements will result in completed units
85% of closings (without first disbursements) will result in completions
70% of approvals (without closing) will result in completions
40% of units in process (without approval) will result in completions

% Compl
Three Pearl May 09 -
Round One Completion Estimate ~ Counties Hancock Harrison Jackson River Jun 10
Final disbursement 327 71 153 103 29 0%
First disbursement only 322 70 150 102 28 100%
Closed but no first disbursement 321 37 254 30 6 75%
Approved but not closed 149 67 60 22 4 50%
In process for approval 98 22 54 22 5 25%
Completions for Round One 1,217 267 671 279 72
Completions through 04-30-09 327 71 153 103 29 356
Completions May 2009 - Jun 2010 662 137 384 141 36 698

Completions Jul 2010 - Jun 2011 228 59 134 35 7 236



SRAP Production Estimate

SRAP Round Two Process

Of the initial applications, most are now in process or on hold. Option D applications (for new
construction) were initially held to ensure that sufficient funding would be available for the Option
A, B and C applications which were MDA priorities. Most Option D apps are now being processed.
Approved Round Two applications receive a closing package allowing 30 days in which to
schedule a Closing. Closing requires the applicant to have acquired the site, to have all

financing lined up, and to have a building permit. Round Two provides for two Disbursements.
The first disbursement is made at or soon after the closing. The final disbursement is made after
the applicant presents a certificate of occupancy. Round Two applicants have 24 months post-
closing in order to receive the final disbursement.

Three Pearl
Round Two As of April 30, 2009 Counties Hancock Harrison Jackson River Total
Units on hold 935 172 504 259 89 1,024
Units in process for approval 1,825 307 898 462 158 1,825
Units in approved applications 462 85 249 128 44 506
Units with closings 342 68 180 94 42 384
Units with first disbursement 332 68 176 88 42 374
Units with final disbursement 179 37 95 a7 22 201

Our Round Two SRAP production estimate makes the following assumptions:
100% of first disbursements will result in completed units
95% of closings (without first disbursements) will result in completions

90% of approvals (without closing) will result in completions

60% of in-process applications (not yet approved) will be completed

25% of units on hold will be completed

% Compl

Three Pearl May 09 -
Round Two Completion Estimate  Counties Hancock Harrison Jackson River Jun 10
Final disbursement 179 37 95 47 22 0%
First disbursement only 153 31 81 41 20 100%
Closed but no first disbursement 10 0 4 6 0 75%
Approved but not closed 108 15 62 31 2 50%
In process for approval 1,000 184 539 277 95 25%
Currently on hold 246 43 126 77 26 25%

Completions for Round Two 1,696 310 907 479 165

Completions through 04-30-09 179 37 95 47 22 201
Completions May 2009 - Jun 2010 526 95 281 150 51 577
Completions Jul 2010 - Jun 2011 991 178 531 282 92 1,083

Total Completions (Both Rounds)

2,913 units in the three coastal counties
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