NEW ORLEANS REDEVELOPMENT AUTHORITY

TRANSITION REPORT

To assist the Mayor’s transition team, the New Orleans Redevelopment Authority (“NORA”)  is submitting this transition report which details NORA’s history; describes its perspective on blight, redevelopment, and other critical issues; gives examples of previous projects and provides insight on NORA’s legal significance, funding and operational capacity.   NORA has previously submitted certain sections of this report to the different transition policy teams and also prepared a number of powerpoints to summarize these materials, including for the recent Federal briefing.   We are available to answer any questions and look forward to working with the transition team and new administration in any way we can. 
I.  What is NORA?
NORA Legal Status & Powers

The New Orleans Redevelopment Authority (“NORA”) is thought by some to be an agency of city government and by others to be an agency of the state, but strictly speaking the authority is neither.  NORA was activated by City of New Orleans pursuant to authority granted by the Louisiana legislature,
 but holds a unique status as “a public body corporate and politic.”
  As such, NORA is not encumbered by civil service rules, city charter rules, routing procedures, city procurement policies or other traditional sources of bureaucratic delays. This allows NORA to implement redevelopment initiatives far quicker and more flexibly than a typical government agency. 
At the same time, NORA’s statutorily enumerated powers are extremely broad and include many traditionally “public” functions.  Among these are: 

· The authority to issue bonds,
 
· The power of eminent domain,
 
· and the ability to designate community improvement areas
 and adopt and implement community improvement plans.
 

Missing from NORA’s powers is one crucial feature: any millage authority or other dedicated revenue stream.  As such, NORA practical powers are significantly curtailed by the amount of funding it has been provided and the restrictions on these funds.   
NORA Governing Structure

NORA is governed by an independent 11-member Board of Commissioners.
 Commissioners are appointed by the Mayor upon recommendation of the New Orleans State Legislative Delegation and are confirmed by the City Council. A total of 11 commissioners is authorized;
 of which five are appointed by councilmanic district and six are appointed from the city at large. Commissioners serve 5 year terms
 subject to removal by the Mayor, with the consent of the City Council, only for cause.
  A list of NORA’s current board members and the expiration dates on their terms is attached as Exhibit A and there are currently 3 vacancies on NORA’s board.
NORA Pre-Katrina History


It would be fair to say that for much of its history, NORA was under-appreciated, under-utilized and under-funded.  Indeed, perhaps because of its broad statutory powers, successive mayoral administrations seemed unwilling or disinterested in engaging or funding the authority in any meaningful fashion.  It was not until 1994 that NORA was provided funding to utilize its expropriation powers and it has still not been asked to utilize its bonding authority.
  Beginning in 1994, the agency received a $250,000 CDBG budget from the city and was asked to assist in the expropriation of blighted properties.  The funds provided to NORA’s were solely for administrative costs while the majority of the direct costs of expropriation (i.e. payment of fair market value, appraisal and legal fees) were funded by prospective third-party purchasers interested in a particular property.
 Throughout this period, NORA’s annual budget never exceed $1,500,000 (all CDBG funds) and its expropriation directly recovered over $3.3 million in unpaid taxes for the city’s general fund and placed hundreds of additional properties into commerce.

Exhibit 1: NORA’s budget and expropriation - 1994 through the end of August, 2005:

	YEAR
	EXPROPRIATIONS
	TAXES RETURNED

	NORA BUDGET

	1994
	                 5
	          $11,147.17
	   $250,000.00

	1995
	                17
	          $47,619.24
	   $250,000.00

	1996
	                34
	          $93,479.24
	   $250,000.00

	1997
	                33
	        $124,277.61
	   $250,000.00

	1998
	                70
	        $169,166.25
	   $500,000.00

	1999
	                75
	        $246,100.04
	   $500,000.00

	2000
	                96
	        $277,306.79
	   $850,000.00

	2001
	              180
	        $292,131.31
	   $850,000.00

	2002
	              294
	        $626,613.12
	   $850,000.00

	2003
	              181
	        $496,624.99
	$1,500,000.00  

	2004
	              210 
	        $688,662.18 
	$1,320,000.00

	2005
	                82
	        $280,948.40
	$1,320,000.00


NORA Aftermath of Katrina


Immediately following Katrina, the agency was decimated and reduced to a staff of 3 people with no clear future funding source.  All new expropriation suits were stopped and the agency placed on the verge of collapse.   

NORA Reconstituted 
In late 2006, a consensus developed that NORA’s statutory powers and enabling legislation made it a key candidate to help implement recovery initiatives.  Its board size was expanded and a number of major figures – including James Singleton, Scott Cowen, Mel Lagarde, Herschel Abbott and Rob Couhig – were added to its board.  Shortly thereafter Joseph Williams was brought on to be Executive Director of the agency and began assembling a staff of highly trained redevelopment specialists.  
This transformation extended to the agency’s mission as well.  Rather than one-off blight expropriations, NORA became focused on comprehensive neighborhood redevelopment.   Towards that end, NORA was designated by City Council resolution steward of the nearly 5000 properties acquired by the state as part of Road Home program following Katrina (“LLT Properties”) and tasked to implement the Lot Next Door ordinance.  Blighted expropriations became far more targeted and were designed to support neighborhood recovery projects - such as Habitat for Humanity’s musician village and Make it Right’s redevelopment of housing in the 9th ward - rather than individualized transfers.  NORA also became very active in commercial redevelopment of critical corridors, including O.C. Haley Boulevard and the Gentilly Woods Shopping Center, and broader economic development such as the redevelopment of land surrounding the proposed VA hospital.  Most importantly, NORA developed deep relationships with neighborhoods and attempted to work with them to implement all plans in conformity with neighborhood planning efforts.   
This transformation was supposed to result in substantial additional funding from the City but these resources have been slow to materialize.  It took over two years for NORA to execute a CEA with the City and this agreement was only recently re-executed after being lapsed for eight months during which NORA received no reimbursement for the work it undertook. To supplement local resources, NORA has successfully fought to receive additional resources from the State and Federal governments.   With substantial support from Senator Landrieu’s office, NORA received a highly competitive $30 million Neighborhood Stabilization Award from HUD and a $1 million direct appropriation as well.
 NORA has also recently been approved for a $15 million Hazard Mitigation Grant (HMPG) to improve stormwater run-off and drainage in Pontchartrain Park and is competing for additional HMPG funds to support similar efforts in other communities. From the State, NORA received a $6.5 award to support construction and is awaiting transfer of over $7 million in program income it has generated from the sale of LLT properties.  See Funding Summary below for additional detail. 
NORA’s Current Programs 

NORA’s work under its new incarnation can be grouped into 3 major practice areas and 2 supporting practice areas. Wherever possible, these different programs are integrated together in a place-based model and all work is done in conjunction with neighborhoods.  

1) Residential redevelopment of the over 5000 LLT and NORA held properties:  This practice area includes a number of prominent initiatives such as the Lot Next Door program, a construction financing program for developers on LLT properties, property auction programs and a developer selection and monitoring capacity.
2) Commercial Redevelopment and Gap Financing.  Under its recent CEA with the City, NORA has been tasked with a major role in commercial redevelopment and related economic development.  NORA’s work in this area comes in two main forms.  The first is the provision of gap financing to help redevelop blighted and vacant commercial properties.  To date, NORA has identified $5 million in investments that will leverage approximately $40 million in commercial development along O.C. Haley, Tulane Avenue, and St. Claude.  The second approach is to acquire and assemble tracts of land, solicit qualified developers and secure any remaining financial resources to complete the project.  The largest such initiative is NORA’s $25 million redevelopment of Gentilly Woods Mall
3) Neighborhood Stabilization.  NORA’s recent grant from HUD provides it $30 million to implement neighborhood stabilization efforts in consortium with 13 partners.   Under this program, NORA has 3 major initiatives.  The first, and largest, provides approximately $18 million to partners to serve as construction gap financing to spur construction in struggling neighborhoods.  The second part of the program provides partners with resources to acquire and rehabilitate blighted properties and the third part of the program provides resources to assist in creation of housing for families making less than 50% AMI.  

4) Planning, Analysis and Resource Identification.  When needed to support redevelopment efforts NORA will undertake analytic studies such as those on the feasibility of Methodist Hospital and mechanisms to reduce homeowner’s insurance.   This same group will also work to identify supplemental resources such as FEMA HMGP assistance that can support redevelopment programs. 
5) Expropriation of Blighted Property.  NORA continues to run an expropriation practice and although a far smaller portion of agency, there are over a 1000 suits in litigation.  Expropriations are focused primarily on Lot Next Door acquisitions, commercial blight and to support neighborhood redevelopment efforts. 

II. Strategic Framework to Address Blight
Too often, the conversation around blight has focused exclusively on technical discussions around a narrow set of tools such as expropriation or lien foreclosure.  However, before analyzing the merits of specific tools, it is vital to have a strategic framework that elucidates the different types of blight, the different strategic considerations, and the appropriate role of enforcement and redevelopment in fighting blight.  

A.  The different types of blight
There are an estimated 60,000 vacant and derelict properties in New Orleans.
  These blighted properties are found throughout the city but the source of this blight and the background real estate market conditions vary substantially by neighborhood.  Despite these variations, the City has historically adopted a “one-size fits all” model to fighting blight which presents inevitable inefficiencies.  Instead, we believe there are 3 major analytical categories into which blighted properties should be divided based on the background strength of the real estate market where each property is located and the extent of blight in the neighborhood.
Exhibit 2: Visual depiction of different types of blight

[image: image1]
Category A - Legacy blight in generally stable markets:  These are the generally scattered blighted properties located in stable (and often thriving) neighborhoods.  Typically, these properties are located on blocks where the vast majority of properties are occupied and there are active private investments being made in the area.  The Bywater and Irish Channel are typical examples of neighborhoods in which these properties are found.  Rough estimates suggest that only 5-10% of blighted properties fall into Category A, although they generate substantially more complaints due to their proximity to private investment.  In general, these properties become blighted because of title defects, negligent owners, lack of maintenance, and open successions.  In most cases, these blights issues can be addressed by forcing the properties into commerce.    

Category B: - Storm-damaged properties in formerly stable areas.  This category includes many of the estimated 15,000 Option 1 properties that have not been rebuilt, as well as thousands of other storm-damaged properties that did not receive Road Home assistance or were left in limbo due to the Small Rental program.  In many neighborhoods, these properties can represent as much as 45% of the total housing stock.  Gentilly, Lakeview, and New Orleans East are typical examples of neighborhoods in which these properties are found.  These homes present specific challenges because their owners often have unspent resources (or are at least eligible for such resources) and were generally responsible owners prior to the storm.  In addition, they chose to rehabilitate these properties after Katrina rather than sell them to the State.  Because of this commitment to New Orleans, the owners of these Category B properties are the “low-hanging fruit” to re-populate the city and therefore changing ownership of property would be counter-productive.  Rough estimates suggest that almost 45% (or nearly 25,000) of all blighted properties fall into Category B.  

Category C:   Concentrated blight in areas with historic disinvestment:  The largest (approximately 50%) and most difficult set of blighted properties are the ones located in weak markets that often were further weakened by Katrina.  St Roch and the Upper 9th Ward are typical examples of the neighborhoods in which these properties are found.  In these neighborhoods, simply transferring ownership is unlikely to cure the blight and investments must be made in a highly targeted fashion around anchors like schools, commercial corridors, transportation hubs, and parks.  Redevelopment investments of these anchors must be made in tandem with efforts to address the blight.

B.  Enforcement and redevelopment are distinct and necessary approaches
Enforcement and redevelopment efforts both play a critical role in attacking blight and too often discussions of blight have been limited to enforcement strategies.  For analytical purposes, redevelopment tools are the “carrots” that assist families in rebuilding, make neighborhoods more desirable to invest in, and boost demand for housing.  By contrast, enforcement tools are the “sticks” which ensure that rules are followed.  The ultimate goal of enforcement tools is voluntary compliance, whereas redevelopment tools have a far broader set of objectives.  In implementing these strategies, we strongly recommend that all enforcement tools be managed by a single entity, separate and apart from that responsible for redevelopment.  Further, both enforcement and redevelopment require substantial new investments and increased coordination among the various agencies in charge.   

NORA’s role following Katrina has shifted substantially towards redevelopment.  Instead of filing expropriation lawsuits to prompt voluntary compliance, it now only does so when there is a redevelopment strategy for the property (such as supporting the Musicians’ Village or the Lot Next Door programs).   Moreover, the vast majority of NORA’s work involves the redevelopment of LLT and commercial properties that have never been subject to code enforcement actions.  We recommend that NORA continue to focus on redevelopment since this harnesses NORA’s unique powers to make effective and transparent investments.  

To complement NORA’s work, it is vital to put in place a robust regulatory bureau that controls all of the major enforcement tools including: Code Enforcement, Safety & Permits, Demolition, Lien Foreclosure, Tax Sales, and Expropriations.  Ultimately, a single entity needs to coordinate all of the major enforcement tools and determine the best (and most cost effective) strategy to prompt compliance.  Since the vast majority of these tools require the City to exercise its exclusive police powers, we believe that this enforcement bureau should be located inside City Hall.  This would also offer greater opportunity to break down the numerous silos that often impede the implementation of a comprehensive enforcement strategy.  An effective enforcement bureau will also generate revenue for the City and it is important to redeploy those resources back into further enforcement activities. 

Exhibit 3: Agencies and tools involved in enforcement vs. redevelopment
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C.  Appropriate enforcement and redevelopment strategies for different types of blight
The above-described frameworks should inform the City’s approach to fighting blight.  In general, economically stable areas with limited amounts of blight (Category A) can be dealt with primarily through enhanced enforcement efforts and the increased use of lien foreclosures.  There is little need for redevelopment efforts in these neighborhoods since real estate markets are stable and/or growing.  Formerly stable but heavily flood-damaged neighborhoods (Category B) are prime candidates for initiatives to assist families in rebuilding and broader redevelopment investments to stabilize the markets and repopulate half-empty areas.  Enforcement efforts in these areas should primarily focus on code citations that steadily apply pressure to rebuild rather than transferring the ownership of parcels (either through lien foreclosure or expropriation).   Severely distressed areas (Category C) require comprehensive and narrowly targeted redevelopment efforts around strong anchors.  From an enforcement perspective, demolition and other abatement strategies should take precedence since voluntary compliance will be limited and transferring ownership will be inadequate without changing the market dynamics.  The chart below further details the appropriate enforcement and redevelopment strategies for these three categories of blight. 
Exhibit 4: Redevelopment and Enforcement Strategies for different types of blight
	Blight Category 
	Examples of Neighbor - hoods
	Enforcement Strategies
	Redevelopment & Disposition Strategies

	Category A – strong real estate markets, scattered blight, generally historic areas.
	Irish Channel, Bywater, Uptown
	Heavy use of lien foreclosure and traditional code enforcement

Expropriation only on properties with title issues or not able to be lien foreclosed

Improved tax-sale procedures

Limited demolitions since properties are often historic.
	Markets are strong and neighborhoods have substantial amenities and limited need for redevelopment

Dispositions of LLT and other government controlled properties in these areas can be made using auctions and there is limited need for land assembly.  

	Category B – formerly stable, largely homeowner occupied areas with extensive storm damage and only partial recovery
	Lakeview, Gentilly, NO East, 
	Regular and consistent code enforcement citations and use of lien foreclosure in strong markets

Where Option 1 families cannot or choose not to rebuild, focus on having them convert to Option 2 or 3, where property will be given to State 

Significant demolitions

Expropriations only in critical redevelopment areas around schools, commercial corridors and to support storm water mitigation
	Identify “option 1” families who have not rebuilt and identify unmet needs and opportunities for technical assistance or homeswaps

Heavy use of Lot Next Door (“LND”) program

Redevelop commercial amenities, quality of life amenities  and signature public facilities like new schools and parks 

Create tax credits or other financial incentive for private citizen to redevelop blighted and scattered site property


	Category C – severely distressed communities with extensive amounts of blight


	St. Roch, Central City, 
	Adjust tax sale procedures to allow for land assembly

Limited expropriations and lien foreclosures to enhance clustering, promote LND and salvage historic properties that can be rebuilt

Significant demolitions of non-historic properties


	Support land assembly and other efforts to create critical mass for clustered development

Interventions should be geographically precise and focus on clustering around pockets of strength.  In particular focus on coordinated investment around massive existing investments (i.e. VA Hospital, Big 4 redevelopment, Street Car Expansion and new schools)

Heavy use of Lot Next Door (“LND”) program and incentives to reduce cost to purchasers.

Long-term land-stewardship and alternative land uses may be needed in certain areas


D.  Enforcement mechanisms have serious procedural or legal deficiencies

The analysis above focuses on strategies, but the tools to support those strategies matter as well.  It is important to recognize that the enforcement tools discussed in this report will need to be improved to become more effective.  Although public discussion has focused mostly on the expropriation limitations, the other major enforcement mechanisms also have serious defects.  

Exhibit B contains a list of all tools, defects, and suggested improvements.  Highlights of the proposed modifications include:

1) Expand administrative capacity (likely by outsourcing work) to implement lien foreclosures at scale;

2) Rescind or revise 2006 State Constitutional Amendment concerning blight;

3) Provide NORA (and/or City) preferential rights at tax sales (such power has already been provided to East Baton Rouge Redevelopment Authority);

4) Establish reliable procedures to cancel liens and collect fines upon expropriation or transfer.  Currently, checks for outstanding taxes on expropriated properties are cashed intermittently and properties therefore remain unnecessarily encumbered.

Exhibit B also includes a list of additional tools that could be created and play a prominent role in fighting blight.  Among the most vital are:

5) A vacancy surcharge on abandoned commercial properties;

6) A tax-credit, similar to historic tax-credit, to support private residential investments on blighted property;

7) Extension of Quick-Take authority.
III. Redevelopment Strategies
Redevelopment involves a vast array of participants and requires far more coordination, increased leverage and a greater focus on neighborhoods.  Although not exhaustive, we have tried to provide a number of critical features that should be part of City’s redevelopment strategy. 
A.  Coordinated investments and “Place Based Model”:   

The Federal Government is quickly moving towards a “Place-Based” model that emphasizes coordinated investments across departments and initiatives tailored to the unique conditions of different neighborhoods.  That approach is equally valuable in New Orleans and can build off of the extensive neighborhood planning process. In particular, it is vital to focus housing and blight investments around transit, jobs, commercial corridors and schools.

Invest around transit: New Orleans RTA just received $45 million in Federal Funds to begin construction of a street car line that would eventually stretch from Loyola all the way to Press St.  It is vital to ensure that the complete line is funded and to concentrate substantial redevelopment initiatives around this line. 

Invest around commercial corridors: New Orleans has a number of under-utilized corridors that can become the life-blood of a recovering neighborhood.  These include S. Rampart, Tulane Ave, Broad St, O.C. Haley and Canal St.   As one example, along O.C. Haley NORA has supported 9 commercial rehabs and agreed to relocate its own offices to the boulevard to spur growth along the corridor.  Similar efforts are proposed for St. Claude through the New Orleans Healing Center and St. Roch Market. 
Invest around new schools:   The school system is about to embark on an extraordinary building program that will use nearly $2 billion to build brand new schools throughout the City.  These schools are the heart of neighborhoods and it is essential to focus investments around them.  As one example, in Oak Park, NORA is redeveloping over a 100 homes in periphery of the new Holy Cross High School and Science and Technology High School.  
Invest around community amenities, parks and other public facilities: Like schools, public amenities can be vital drivers of redevelopment.  In Pontchartrain Park, NORA is redeveloping 200 homes around the 18-hole golf course being rebuilt at the center of Pontchartrain Park. 
B.  Construction costs significantly exceed appraised values and purchaser capacity, meaning that subsidies are needed to drive redevelopment

Since Katrina, the cost of housing development has increased substantially (due in part to competing demand from other federal projects, new building codes and the lack of predictability in permitting and financing process) and buyer purchasing power has declined precipitously (largely due to dramatic increases in homeowner’s insurance, deterioration in credit following Katrina, and the global slowdown in lending).  In addition, appraisal values in most storm damaged areas have also fallen substantially.  This creates a number of critical gaps that must be filled if housing investment is to take place.  This gap is being partially addressed by the Finance Authority’s soft second program and NORA’s NSP2 funds, however the most critical resource are FEMA elevation funds.  There are over $740 million in such funds remaining and Federal officials have already made all necessary changes to expand eligibility for these funds but action is still needed at the LRA to implement these changes.  
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C.  Consolidate land disposition and housing subsidy processes
Public land is distributed by a myriad number of uncoordinated entities and that creates enormous inefficiencies, limits demand and imposes significant transaction costs on potential buyers.  Currently, NORA is charged with disposing of nearly 5000 LLT properties as well as any properties it acquires through expropriation, adjudication or commercial acquisition.  The City Attorney’s Office manages disposition of about 2000 tax delinquent properties adjudicated to the City.  The New Orleans Building Corporation manages a select set of large assets and the City’s public facilities division manages the disposition of other surplus City holdings.  Beyond these entities, HANO and School System both have substantial surplus assets that they will be disposing.   To improve coordination and efficiency, we believe that all public or quasi public land holdings should be disposed of through a single entity or, at minimum, a single transparent process.   
Properties should also be disposed of based on a comprehensive strategy and predictable set of programs.  Attached as Exhibit C are NORA’s LLT disposition programs and policies.  Among NORA’s key approaches are:
1) All Lot Next Door buyers have first access to any NORA controlled property

2) Properties that are not sold to Lot Next Door buyers are sold through following channels

a. Phase II/Auction programs for individual buyers

b. Neighborhood specific RFPs for large and small developers

c. Land Swaps to promote clustering and encourage investment into fabric of neighborhoods

d. Community initiated development when neighborhoods approach NORA with a clear plan
Housing subsidies are distributed through an equally convoluted set of processes as the chart below shows.
	Key Housing, Neighborhood & Commercial Development Funds 
	

	Fund
	Agency
	Amount
	 

	Entitlement CDBG (annual)
	City OCD
	 $      12,000,000 
	

	Entitlement HOME (annual)
	City OCD
	 $        6,000,000 
	

	NSP1
	City OCD
	 $        2,300,000 
	

	NSP2
	NORA
	 $      29,700,000 
	

	Construction Financing Program
	NORA (via LRA)
	 $        6,650,000 
	

	First Time Homebuyer Soft Second
	FANO (via LRA)
	 $      52,000,000 
	

	City Soft Second & Rehab
	City PDU
	 $      30,000,000 
	estimated

	Remaining Road Home Funds (statewide)
	LRA
	 $     200,000,000 
	estimated

	Excess Small Rental Program Funds
	LRA
	 $     100,000,000 
	estimated

	Piggy Back Program 
	LRA
	TBD
	

	FEMA Elevation
	LRA
	 $     750,000,000 
	

	9% Tax Credit allocation (annual)
	LHFA
	TBD
	


It is true that some of these funds required specialized expertise (tax credits, NSP, and soft seconds) and therefore may require distinct agencies.  Nevertheless, a single strategy should govern the use of funds and redundancies should be eliminated whenever possible.  In particular, disaster CDBG funds allocated for housing and redevelopment should be controlled through same entities managing entitlement housing funds.  Currently, some redevelopment resources come through PDU and others through OCD.  In addition, to the extent possible land and subsidies should be allocated in tandem.   Finally, because subsidy dollars are so essential to driving development it is vital to allocate them in a fair, competitive and focused fashion.
D.  Public investments should maximize their leverage and catalyze additional investments

Public investments and subsidies can play a unique role in bringing investment to areas where the private market is limited.  To maximize their impact, all public subsidies should be designed to provide the greatest feasible level of private leverage.  Among the ways to increase the leverage of public funds are: 
1) Underwriting all projects receiving subsidies to ensure they are not excessively subsidized;
2) Focusing commercial investments on projects that can utilize Historic Tax Credits and/or New Markets Tax Credits;
3) Focusing residential investment on properties and neighborhoods with significant amounts of unspent recovery funds;
4) Providing public funds as forgivable debt rather than grants wherever possible;
5) Coordinating investments in the same geographic areas to provide additional private sector confidence;
6) Coordinating the timing of programs so that funds are available in a predictable manner at the same time to reduce waste and need for bridge financing.
Public resources should also try and catalyze secondary investments beyond their initial project.  To do so it is critical to make enough clustered investments to fully stabilize a given market. For example, along OC Haley NORA has invested in 9 commercial rehabs and is redeveloping an anchor 20,000 sf building.   Together this broad approach will hopefully be sufficient to stabilize the entire corridor and ensure the success of each individual investment.  Public bodies can also catalyze investment by becoming first-movers, as NORA has done in relocating its offices to OC Haley.  Finally, catalyzing secondary investment make require unconventional approaches.  In Pontchartrain Park, NORA first new houses will be extremely large brick houses that are of higher quality than the surrounding homes.  The goal of this strategy is to build both psychological momentum for private investors and raise appraised values in the area in order to make it easier for private individual to get a loan.  
E.  Push subsidies into the fabric of neighborhoods   

Entitlement CDBG, HOME and Tax Credit funds are provided to the City on an annual basis.  Historically these funds have solely focused on large multi-family developments.   However, many of these tools could be far better utilized if spent in the existing fabric of neighborhoods. By spending funds on scattered site development, these resources can play a major role in eliminating blight and re-populating half occupied neighborhoods.  Scattered-site development also reduces density and helps absorb the significant excess of publically controlled land.  One simple modification to create this change would be to adjust the state’s Qualified Allocation Plan (“QAP”), which determines the formula by which tax credits are allocated, to better reflect the needs and priorities of the City. 
F.  Absorbing excess properties is a key component of redevelopment 
Given the excess of properties there is also an urgent need to pursue strategies that can absorb properties into productive uses.   These strategies include:

Lot Next Door Growing Home Program:  Under the LND program property owners with a homestead exemption can purchase the neighboring property.  Under the “Growing Home” program NORA provided purchasers a dollar for dollar credit to invest in landscaping, greening, and fencing of the property.  In so doing it insured that the property was truly incorporated into the adjacent property.  

School Expansion:  The school system is about to embark on a $2 billion school construction campaign.  However, in many cases school sites are land locked and surrounded by heavily blighted blocks.  NORA believes that a targeted acquisition campaign could transform these properties into additional playing fields, school facilities and provide parking that reduced the burden on surrounding neighborhood.  Best of all any property owners that were displaced in the acquisition process could be relocated to brand new homes on NORA’s remaining inventory of property in the immediate vicinity of these schools.   
Storm Water Mitigation:  Levee protection is only one component of flood protection.  Equally important are improved drainage and subsurface investments in infrastructure.  Through FEMA, NORA has already received $15 million to invest in neighborhood flood mitigation measures and is applying for additional resources.  In Oak Park, it has identified a city block of almost entirely blighted property which it plans to acquire and replace with a water retention system that will both improve drainage and create a neighborhood amenity.  
Strategic Highlights

1) There are 3 key different types of blight – lingering isolated blight in strong markets, widespread storm created blight in formerly stable areas, and vast amounts of storm created and legacy blight in high poverty areas  - and the appropriate strategy needs to vary accordingly.  In particular, isolated amounts of blight in stable neighborhoods are primarily enforcement issues where as storm blight can often be fixed by improving quality of neighborhoods and amenities.  
2) Enforcement and redevelopment are both necessary to fight blight and should be managed separately. All enforcement tools - including expropriation, demolition and lien foreclosure – and redevelopment tools need to be coordinated and utilized. 
3) The “Place Based” model of investment is highly applicable to New Orleans and should be utilized whenever possible.

4) Subsidies are crucial to promoting housing investment and should be connected with land resources and strive to leverage the maximum amount of private capital

5) Policies should be designed to support strategies that allow non-housing uses of property (such as economic development, lot next door transfer, school expansion, and urban farming) to absorb properties.

Specific Recommendations – Short Term

1) Add NORA Executive Director, and heads of other major public or quasi-public institutions involved in redevelopment to every other cabinet meeting of Mayor’s key staff. 

2) Clarify NORA’s role as lead redevelopment and implementing agency working on city's behalf and execute related CEAs in timely fashion.  Sign all outstanding agreements including those that govern disposition of LLT properties and transfer of adjudicated properties.

3) Provide NORA the resources and mandate to complete the Lot Next Door program (on LLT properties) within first 100 days.
4) Designate NORA as city representative in shaping housing and redevelopment policy particularly as it pertains to Option 1 road home properties, Tax Credits, HANO properties and other similar resources.

5) Support “Legal Reform Package” that will eliminate procedural and legal obstacles to use of different blight fighting tools including tax-sales, lien foreclosures, eminent domain.

Specific Recommendations – Long Term

6) Implement comprehensive blight data management system (COM-BLIGHT) to track all properties that are subject to tax, mortgage, health and safety, code enforcement, demolition, and expropriation proceedings.  Ideally system should also include data on public and private investments in new housing, lot mergers, and other redevelopment metrics.  Philadelphia, among other cities has a “best practice” systems that allows the City to draw on property related data across departments.  
7) Coordinate and streamline spending of all housing, community development, economic development and recovery dollars. Push subsidies into fabric of neighborhoods rather than in a limited number of multi-family buildings.

8) Integrate major economic development and institutional actors such as schools, business community, universities and hospitals around a coordinated redevelopment strategy

9) Pursue vacancy surcharge and other measures to imposes fees on blighted properties.
IV. Option 1 Challenge
Data collected by the Beacon of Hope suggests that 10-15,000 families who received Road Home assistance (“Option 1”) in Orleans Parish will not be able to rebuild their homes within the required 3 year period.   These 10-15,000 properties are the largest single source of blight in New Orleans and can be as much as 20% of the total housing stock in the most effected neighborhoods (New Orleans East, Gentilly, Lakeview, Lower 9th Ward).   Although families who received Option 1 Assistance signed covenants to rebuild, there is no effective legal mechanism to enforce these obligations on the back end since most eventual defendants will be judgment proof.   Moreover, legal action will take years to return the properties to commerce since the State does not have a mortgage against the property only a contractual commitment.   If these properties remain blighted for years they will remain a long-term drag on the surrounding neighborhoods and a massive burden on the City’s code enforcement process.

The Louisiana Recovery Authority, which runs the Option 1 program, has requested ideas on programs to assist these families rebuild and has already created a number of pilot initiatives including construction management assistance.   We believe that it is essential that the City of New Orleans develop a clear policy regarding Option 1 properties and advocate with the LRA for the solutions needed to address these challenges.  Among the critical principles and solutions that should assist in that effort are the following.   

Key Principals
1) More Data, monitoring and case management.  To date there has not been a single physical survey of all properties provided assistance under Option 1.  To our knowledge, only the Beacon of Hope has collected a large set of data from direct physical surveys (as opposed to proxy data like utilities) and it is essential that a comprehensive property inventory be funded immediately.   This data collection effort should extend both to the physical conditions of the property and the human conditions preventing families from rebuilding.  With this data both the magnitude of problem and program gaps can be identified. 

2) Only provide additional funds when there is a viable rebuilding plan.  While it is undoubtedly true that many families received inadequate initial awards ($60,000 when they needed a $100,000) simply providing them additional funds now will not fill their current gap since they will have spent much of their original award.
  Moreover, the legal limitations described above make it nearly impossible to recover money from families who can’t rebuild.  Instead, additional funds should only be disbursed to support actual construction activity and after confirming that a family has sufficient resources to complete the rebuilding.  This approach would reinvigorate the LRA’s original program design that was changed, in part, to get the money out more quickly.   While that overriding urgency made sense after the storm, we cannot ignore the fact that too many of the remaining Option 1 families face serious impediments that needed to be solved before money can help rebuilding. 

Key New Programs

We believe the following programs will help both Option 1 families and the neighborhoods where these properties are located.  It is essential to implement all 3 programs in tandem to offer a comprehensive solution to this crisis.  

A) Triple Technical Assistance (“TA”) and Gap Financing: The LRA has begun to create programs that provide construction management assistance to Option 1 families and that is laudable.  To be more effective, however, this TA needs to address 3 variables simultaneously.  First, it needs to assist families in navigating the array of regulatory programs and paperwork to access funds.  Second, it needs to assist homeowners in closing any remaining financing gaps.  In particular, for families who spent a portion of their original assistance it will need to identify private mortgage financing (ideally supported by LRA loan guarantees) to bridge gaps.  Finally, this TA should assist homeowners in managing actual construction process.

B) Home Swaps and Turn-Key Development.  It is essential to allow families to be able to trade in their existing property and resources and move into completed homes built by professional developers, CDCs and non-profits.  This program would provide turn key options to families who have grown weary and frustrated at managing the entire redevelopment effort themselves.  Moreover it would provide an option to families who want to remain in New Orleans but are reluctant to rebuild in their prior location.  To date, swaps have occurred on a limited basis but could benefit from greater flexibility in accessing elevation resources. 

C) Aggressive outreach, conversion of Option 1 families to Option 2 & 3, and limited extensions. Currently, the LRA is developing a mechanism that would allow families to voluntarily switch from Option 1 to Option 2 or 3 (where the property is transferred to state and family keeps the money).  However, as proposed, the effort would be largely passive and wait for inquiries from non-compliant families.  Instead, we think the program should involve aggressive outreach to families to determine whether they have any intention (or ability) of rebuilding.  Where they don’t, they should be encouraged to relinquish their property in exchange for being released from liability.  It is also essential to not provide extensions to families unless they have started to rebuild.
Although daunting, the financial resources to implement these programs are available and the programs above have all been implemented on a pilot basis.  Moreover, all the programs are allowed within the existing legislative confines and would not require an Act of Congress or any federal administrative waivers.   Most significantly, a successful program would redevelop over 10,000 properties and ensure the future viability of many neighborhoods.  Additional detail on many of these issues and ideas is presented below. 

V. Sample Projects

In the last 3 years NORA has pioneered a number of innovative redevelopment strategies ranging from the redevelopment of the Oretha Castle Haley Boulevard to the Lot Next Door program to redevelopment of Pontchartrain Park.   These strategies have been designed around the specific conditions of different neighborhoods and implemented in tandem with neighborhood associations.   All of them are designed in accordance with the “Place-Based” and “Sustainable Communities” models being promoted at the Federal level.  To provide context for the abstract discussions above, we have provided a few sample projects below.  We have also highlighted certain actions that the next Mayor can perform to dramatically accelerate these efforts. 
Pontchartrain Park & Gentilly Woods 


In Pontilly, NORA is working closely with the community and City of New Orleans to create a model of place based development.  The City has already begun redevelopment of Pontchartrain Park itself and when completed there will be an 18-hole golf course, baseball stadium, tennis courts and numerous other amenities.  In the residential fabric, NORA has gained control over 200 properties and is working with 2 talented development teams to redevelop these homes as extremely energy-efficient, attractive and well built housing.  It is also hoping to use these properties to boost psychological momentum for the hundreds of families who are still on fence about rebuilding and both development teams will offer their homes on resident’s own properties.  On the commercial side, NORA has acquired the Gentilly Woods Mall and is redeveloping it as a 150,000 sf retail center with multiple national and local retailers.  Finally, to promote the long-term sustainability of community NORA applied for and received a $15 million grant from FEMA to redevelop the Dwyer Canal as a water mitigation feature.  

O.C. Haley Boulevard

Along O.C. Haley, NORA is working with the community to revitalize a deeply historic corridor that has been blighted for nearly 40 years. To do so it created a commercial gap financing program that is providing financing to 9 commercial rehabs of largely blighted buildings.  This program was began when it became obvious that many of blighted properties were owned by entities who wanted to rebuild but lacked sufficient resources in today’s credit environment.  In addition, it agreed to relocate its offices to the Boulevard and will serve as the anchor tenant for a brand new 20,000 sf building that will also provide 3 additional retail spaces for small businesses.  This building will provide a critical anchor to downtown end of boulevard and drive traffic for all the remaining business.  In the residential fabric, NORA is actively working with NSP2 partners to develop over 50 single family houses and 70 rentals for seniors on currently blighted property.  

Lot Next Door
The Lot Next Door was an ordinance passed by the City Council and designed to give property owners with a homestead exemption the right of first refusal on the property directly adjacent to them.  However, no funding for the program was provided and therefore NORA had to borrow over $2 million to initiate the program.  To data, NORA has signed over 500 Lot Next Door purchase agreements and expects to sign an additional 500 within next year.  To make the program work more effectively NORA created the Growing Home program, which provides participants a $10,000 reduction in purchase price if they agree to immediately beautify and fence the property.  This program has operated to glowing success and helped both families and surrounding neighborhood. 
VI. Why Redevelopment Authorities Matter
Historic Role 
Redevelopment Authorities across the country have similar derivation, purposes and powers.  They are state created governmental entities formed to undertake redevelopment in order to eliminate blight, create housing, or economic or industrial development. To facilitate the execution of these purposes, redevelopment authorities, as a rule, have broad powers including the ability to acquire land using eminent domain, the ability to acquire and dispose of land directly, unlike municipalities that often are compelled to dispose of land to the highest bidder, and the ability to issue bonds. 
Employing their power of eminent domain, redevelopment authorities were most active in the 1950’s, 1960’s and 1970’s as part of the federal government’s urban renewal and model cities programs.  When those programs were supplanted by federal block grant programs and cities confronted with fewer federal resources, the traditional role for redevelopment authorities, acquiring and disposing of land, diminished substantially in most jurisdictions.  Redevelopment authorities, instead, became more active issuing FHA insured bonds to fund home mortgage programs and small rental property rehabilitation programs.  Often, redevelopment authorities, either directly or indirectly, began to develop affordable housing in areas of little interest to private developers.  More recently, many cities again have begun to make aggressive use of redevelopment authorities’ inherent powers and their staffing and procurement flexibility to undertake bold and transformational projects.  
Philadelphia Case Study

In 1993, Philadelphia, PA, for example, entered into a lease and service agreement with the Redevelopment Authority of Philadelphia to fund its Neighborhood Transition Initiative (NTI).  Annual city payments under the agreement provided the revenue stream supporting a $350 million RDA bond issue.  Bond proceeds funded core activities of the city’s bold blight elimination program through the demolition of thousands of abandoned and dilapidated properties, the strategic acquisition and disposition of properties for redevelopment, and the commitment of subsidies for low and moderate housing development and rehabilitation. By using its redevelopment authority, Philadelphia was able to provide an unprecedented commitment of resources that would not have been possible given the city’s financial constraints and its state mandated debt limit.  The end result was the staunching or reversal of decline in many neighborhoods. 

VII. –Organizational Capacity
The New Orleans Redevelopment Authority’s (NORA) has transformed over the past three years into New Orleans’ primary agency for neighborhood redevelopment and commercial development. For nearly thirty years, NORA played only a minor role in the city’s redevelopment activity due to lack of funding and the public’s narrow vision for redevelopment. After Hurricane Katrina, NORA’s structure and powers were amended legislatively to include an increase in its Board Commissioners and expanded powers for the Authority to lead in the redevelopment and recovery efforts throughout the City of New Orleans.  As part of that effort, NORA’s Board has brought on a remarkably talented group of redevelopment professionals, who lead an organization of nearly 40 Full Time employees. 
Management Team- Brief Bios
NORA’s Executive Director - Joyce Wilkerson 
Ms. Wilkerson has over 25 years of city management experience in community, housing and economic development. She previously served as the Chief of Staff for the Mayor of Philadelphia, where she supervised the development and implementation of the Neighborhood Transformation Initiative (NTI) resulting in the strategic investment of $350 million of bond financing in city neighborhoods. Ms. Wilkerson coordinated the development of novel GIS supported public property asset management solutions and innovative client based social service coordination programs. Some of her other accomplishments include: Policy Director, Mayoral Campaign, Chief of Staff, President of City Council of Philadelphia, Deputy Director, Philadelphia Redevelopment Authority and Managing Attorney - Law Center, Philadelphia Community Legal Services. Her executive team includes a cross-section of professionals from New Orleans and around the country experienced in comprehensive redevelopment strategies.
Director of Real Estate Strategy - Ommeed Sathe
Mr. Sathe has worked for NORA for the last 3 years and led all of its real estate development projects during that period.  Among his signature efforts are the comprehensive redevelopment of Pontchartrain Park and O.C. Haley; receipt of a $30 million competitive NSP2 award; implementation of the Lot Next Door program and redevelopment of over 1000 residential properties.  Prior to joining NORA, Mr. Sathe was a commercial real estate attorney in New York City at the firm of Fried Frank Harris Shriver and Jacobson. He was involved in Columbia University’s expansion and the merger of SL Green and Reckson, two of the largest commercial property owners in the country.   He received his law degree from Harvard and a Master in City Planning from MIT.   Mr. Sathe manages a staff of 15 real estate professionals, most with extensive graduate training and eight of whom have participated in the joint University of Pennsylvania-Rockefeller Foundation Center for Urban Redevelopment Excellence (CUREx) program. 
Resource Acquisition and Compliance - Serena Neal-Sanjurjo  
Ms. Neal-Sanjurjo is an experienced resource and urban development strategist with over 25 years work experience in the community and economic development fields. She has held senior management responsibilities as a Director with Empower Baltimore Management Corporation (EBMC) and as Director of the City of New Haven Enterprise Community Initiative, both recognized by Office of Housing and Urban Development as “Best Practice” organizations. Prior to joining NORA, Ms. Neal-Sanjurjo served on several for-profit and nonprofit boards, and as principal of SNS Consulting, Inc. an organizational and resource development consulting firm working with government agencies, corporations, nonprofit organizations, foundations and educational institutions. Ms. Neal-Sanjurjo provides oversight to a staff of seven NORA professionals proficient in grants administration, contract compliance and resource development.
Director of Finance and Administration – Charmaine P. Davis 
Prior to joining NORA, Ms. Davis practiced privately as a CPA for 14 years.  Her practice included auditing primarily in the governmental and nonprofit area; tax consulting and accounting for small and closely held businesses.   Ms. Davis started her career as an auditor with Price Waterhouse-New Orleans.  After 4 years of auditing with the international firm, she went to work for an established local minority-owned firm.  There she managed the practice’s audit and small business consulting services for 5 years. Ms. Davis is licensed by the Louisiana State Board of CPA’s and is a member of the following professional organizations:  Louisiana State Society of CPA’s (LSCPA), American Institute of CPA’s (AICPA), National Association of Black Accountants (NABA) and the Association of Certified Fraud Examiners (ACFE).  She is the Vice President of Professional members for the New Orleans Chapter of NABA and a past Community Relations committee member for the New Orleans Chapter of the LSCPA.
General Counsel - Christopher Gobert

Mr. Gobert has practiced law for more than 25 years and appeared before all Louisiana State Courts, the United States District Court for the Eastern District of Louisiana, and the United States Court of Appeal, Fifth Circuit.  Mr. Gobert has extensive experience in the law of expropriation and litigation of expropriation cases at all levels of court. He has oversight for all of NORA’s expropriation cases as well as serving as lead attorney on NORA’s test case regarding expropriation. 


Counsel for Contractual and Programmatic Matters – John Marshall


      Prior to joining NORA, Mr. Marshall was a partner in the Tampa office of the international law firm of Holland & Knight LLP. His practice focused on the areas of real estate litigation, land use planning, and zoning, specializing in developing and implementing project permitting and approval strategies. He represented clients in the public hearing or approval processes for re-zoning of multi-family residential developments, variances, state and local operating licenses, historic structure designations, commercial sign review, Federal Emergency Management Agency (FEMA) "No-Rise" Certifications for designated floodways.  John teaches on land use and zoning subjects and he has authored articles that have appeared in the Fordham Urban Law Journal, the University of Florida, Journal of Law & Public Policy, Planning Forum and Regional Planning at the University of Texas at Austin. From 1997 to 1999, Mr. Marshall served as a judicial law clerk to United States Magistrate Judge Elizabeth A. Jenkins, U.S. District Court for the Middle District of Florida. He began his career serving two years on the staff of U.S. Representative Henry A. Waxman. 
NORA’s Monitoring and Compliance Capacity
NORA has a 7-member compliance unit with extensive CDBG and local government experience. Each member of the unit brings a proven track record of grants administration and reporting on public and private funds.  The unit’s mission is to strengthen the effectiveness of the Authority’s grant administration and to increase our success in acquisition and implementation of resources made available for redevelopment projects.  At year’s end, NORA completed a five day monitoring and evaluation site visit from HUD officials. Based on information reviewed, NORA received no audit findings.

Nevertheless, the review did highlight areas for improvement and the agency is continuously working to improve.  In recent months, NORA has bolstered its appraisal policies, URA compliance, and property management systems.
NORA maintains files and records for the administration of its monitoring and evaluation of all its programs and services. These records are kept for 4 years and available for review by the City at any point.  These records typically include the following: 
· Project/Program Descriptions;

· Certifications; 

· Executed Agreements; 

· Geographic location;

· Budget of funded activity; 

· Eligibility and national objective determinations for each activity; 

· Grantor monitoring correspondence 

· Property management files; 

· Citizen participation compliance documentation;
· Environmental review records;
· Documentation of compliance with other Federal requirements (e.g., Davis-Bacon, Uniform Relocation Act, and Lead-Based Paint). 

NORA’s Financial Systems Capacity  
In the span of three years NORA has grown from an organization with funding of a mere $2M to a 2010 budget of $72M.  In that time, NORA has been a responsible steward and properly accounted for all expenditures in a transparent and clear manner.  Nevertheless, the financial systems that served us for many years need to be upgraded to allow staff the appropriate tools to track, report and share financial information on a real time basis.  The various funding sources that NORA will be working with require the Agency to share information with consortium members as well as granting organizations. The current systems in place do not allow those activities to be facilitated seamlessly. 
To address its need for more robust management systems, NORA recently issued a request for proposals for management consulting services to evaluate management, financial and IT systems, identify organizational short-comings, and best practices.  Finally, the RFP asks for the development of an implementation plan.   A copy of the RFP has been provided to transition team under separate cover.  The selection of a vendor should be completed by the end of April 2010.  

VIII. – Summary of Funding

The New Orleans Redevelopment Authority’s (NORA) budget for the current year has increased from $15.9 million in 2009 to $72.5 million in 2010.  This increase represents an increase of $56.6M over the previous year budget.  NORA has programmed this entire budget and each project undergoes an extensive review from City and State prior to being approved and eligible to spend money.  Although often delayed by City bureaucracy has actually spent $7.5M of the City of New Orleans allocation of $411 million in Disaster-CDBG funding on state approved projects. This totals more than half of the city’s total expenditures to date. 
 AGENCY FUNDING FOR 2010
· Louisiana Recovery Authority – CEA between State and NORA 


 $6.65M

NORA received an allocation of funding that has been obligated to the development of NORA headquarters on O.C. Haley Blvd. ($2M); construction funding assistance on LLT properties ($2.6M); and to facilitate resources to Preservation Resource Center ($1.5M).  $550,000 of grant has been set aside for project delivery.

Appropriation Term: One (1) Year

       Distribution of Funds: State Office of Community Development --- NORA
· Neighborhood Stabilization  Program (NSP) – Contract with HUD 2/11/2010     $29.7M                 

NORA received an allocation of funding that has been obligated to a Consortium of Partners for the acquisition/redevelopment, demolition and program delivery in targeted areas with high foreclosure rates.

       Appropriation Term: Three (3) Years

      Distribution of Funds: HUD --- NORA
· U.S. Department of Housing and Urban Development                                              $1.1M

NORA received funding from the Consolidated Appropriations Act for Fiscal Year 2010 for blight elimination.

Appropriation Term: One (1) Year

Distribution of Funds: HUD – NORA
· FEMA – CEA with City unsigned                                                                                          $1.5M  

FEMA Hazard Mitigation Grant Program (HMGP) awarded NORA $15 Million for storm water mitigation in two neighborhoods.  This grant has been divided into two phases: Phase 1 includes the Environmental Assessment, Hydraulic and Hydrology Study (H&H), Design and Engineering; Phase 2 includes construction of the design.

Appropriation Term: One (1) Year (Phase I) 

Distribution of Funds: FEMA- City OCD – NORA
· Rockefeller Foundation                                                                                                          $500K

NORA received funding from the Rockefeller Foundation that has been obligated to fund 6 staff positions and an Insurance Mitigation Study for 18 months.

Appropriation Term: Eighteen Months (11-01-2008 /04-30-2010)

Distribution of Funds: Rockefeller Foundation – NORA
· City of New Orleans UDAG – CEA between City and NORA                                     
   $125K

In 2008, NORA received funding from the City ($1M) to purchase property in the proposed Veterans Administration periphery.  

Appropriation Term: Ongoing

Distribution of Funds: City OCD – NORA
· City of New Orleans –CEA between City and NORA  
· Disaster CDBG







  $28.1

Funding for commercial and residential recovery efforts located within specific boundaries identified by the City of New Orleans

Appropriation Term: One Year

Distribution of Funds: State of LA-City OCD-NORA

· Annual Grant(CDBG)                                                                                  
  $2.5M

Funding for NORA operations related to blight remediation.  This amount has been consistent with the City for the past 2 years.  

Appropriation Term: One Year 
Distribution of Funds: City OCD – NORA
· Target Zone(CDBG)                                     


                            $.5M

Funding for NORA to acquire property in the areas targeted for blight removal by the City.  NORA is entering the third year of a 5 year commitment with an annual contract renewable.  

Appropriation Term: One Year 

Distribution of Funds: City OCD -- NORA

· Sale of Adjudicated Property (SOAP Funds)                                

            $1.2M

Funding to assist NORA with its “quick-take” activities in the areas identified by the City of New Orleans and establishes a revolving construction loan fund.  NORA was provided with $1.5M in the summer of 2009.  

Appropriation Term: One Year 

Distribution of Funds: City OCD – NORA
· Louisiana Land Trust (LLT) – CEA between LLT, City and NORA expired   
            TBD
NORA currently receives an administrative fee of up to $1,345 per property on the sale of an LLT lot/property.  Staff anticipates the closing of approximately 40 properties per month.  This money is received directly from the LLT closing agent.  NORA is also supposed to receive all program income from sales after they are returned to the State, but that processes has been delayed by absence of CEA. 
Appropriation Term: One Year 

Distribution of Funds: State OCD-- NORA
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�Originally known as ‘The Community Improvement Agency in and for the City of NewOrleans,” NORA’s genesis is Act No. 170 of the 1968 Regular Legislative Session.  In 2004 NORA’s enabling legislation was codified as La.R.S. 33:4720.51 et seq. 


�See now La.R.S. 33:4720.55(A); see also La.R.S. 33:4720.55(B)(3), characterizing NORA as “a political corporation of the state.” 


�La.R.S. 33:4720.61. 





�La.R.S. 33:4720.58(A)(in conjunction with community improvement plan or project); La.R.S. 33:4720.59 (blighted property).  NORA also has limited ‘quick-take’ authority derived from the City of New Orleans pursuant to La.R.S. 19:136.1(3).  


�See now La.R.S. 33:4720.56. 


�See now La.R.S. 33:4720.57. 


�Current commissioners include:  James Singleton (Chairman); Karl Connor (Secretary/Treasurer); Rev. James Nelson Brown; Ellen Lee; Barbara Major; Irvin Mayfield; Fr. Vien Nguyen; and Kenya Smith.  There are presently 3 vacancies on NORA’s Board. 


�Until 2006 when NORA’s Board was expanded to add depth and diversity of expertise the number of Commissioners was 7, one from each councilmanic district and 2 from the city at large.  


�See La.R.S. 33:4720.55(D). 


�La.R.S. 33:33:4720.55(H) 


� NORA has also never been funded by the Louisiana legislature.  





�From 1994 to 1999 acquisition of blighted properties through expropriation was funded solely by prospective third-party purchasers who agreed to initiate the process by funding the purchase price and costs of outside professional services (appraisal and legal fees) associated with acquiring a selected property.  In 1999 NORA received a one-time NHIF allocation of $300,000 with which NORA was able to begin limited strategic assemblage of blighted properties on its own initiative and for its own account.  By 2001 NORA’s inventory of property so acquired was sufficient to secure a modest, non-federally funded line of credit to enhance and sustain such acquisitions.





�It should be noted that a substantial portion of NORA’s budget was returned to the city each year in the form of delinquent ad valorem taxes ordered satisfied by expropriation judgments. 


�  NORA was one of only 56 recipients (out of nearly 500 applicants) of NSP2 awards nationwide and the only recipient in Louisiana or Mississippi.  Its award was greater than Atlanta, Houston and New York City combined. 


� There are two different data sources that are used to estimate the number of derelict properties.  The first is postal service data and the second is utility connection data.  Both have limits (for example in how they handle doubles or treat green space) and often include addresses that may not meet a layperson’s view of blight.


� By the Beacon of Hope’s research in Lakeview nearly 50% of Code Enforcement proceedings were against Option 1 properties. 


� Duplication of benefit rules not to mention equitable principals make it impossible to provide the whole 100K directly to buyer although some form of assisted mortgage could play a crucial role. 





