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i | INTRODUCTION

"Out of this terrible
disaster, beyond all
Imagination, comes our
opportunity. And I

beg you not to let
Mississippi miss it. I'm
determined we will not
fail to seize this
opportunity.”

-- Governor Haley Barbour, before
the Special Session of the Mississippi
Legislature, September 27, 2005

INTRODUCTION

By Jim Barksdale

hat happened to Mississippi in the last days of August 2005 is
unrivaled in our nation’s history.

Hurricane Katrina, one of the largest and most violent
storms ever recorded, cut a swath of destruction along the
Gulf Coast from the Alabama border west to Texas. New Or-
leans flooded. Mississippi took the brunt of the winds and a storm surge that rose
to more than 30 feet.

At least 230 people were left dead in our state. Sixty-five thousand homes were
destroyed. Churches, schools, and historic landmarks were obliterated. The keys to
Mississippi’s economic growth, the infrastructure of community and commerce,
were so badly damaged it will take years and billions of dollars to put us back on
track.

Recovery from such unprecedented calamity requires unprecedented commit-
ment, and Governor Haley Barbour initiated the effort immediately. He asked me
to chair the Governor’s Commission on Recovery, Rebuilding, and Renewal with
a mandate to explore the range of options before us and to recommend approaches
that would not only restore what was lost but, in the governor’s words, make a Gulf
Coast “better than ever.”

Our privately funded Commission examined the work of groups appointed af-
ter other national disasters. What we found was that in most cases, whether it was
after the Galveston hurricane of 1900 or our own experiences with the Mississippi
Floods of 1927 and Hurricane Camille in 1969, merely identifying problems and
suggesting solutions weren’t enough. The fact is, were facing some of the same
challenges of recovery, rebuilding, and renewal in 2006 because we failed to engage
them fully after 1969.

So, we take it as our responsibility not only to name the problems but also to
suggest paths of implementation and accountability. Beginning on page 165, you’ll
find a table enumerating every recommendation.Alongside each are resources to be
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Mississippi Governor Haley Barbour (right) ond Governor's Commission Chairmam Jim Barksdale (left) listen as President George W.
Bush speaks at a tent meeting held in Gulfport shortly after Hurricame Katrina hit the Gulf Coast.

tapped and individuals or organizations
to be held responsible for achieving the
goals. To do otherwise would fall short
of the mission the governor assigned us:
Forge a way through the pain this hur-
ricane visited on our citizens, so that in
30 years, the legacy of the work we now
begin is a Mississippi that enjoys higher
prosperity and a better quality of life for
all than we dared imagine before Au-

gust 29, 2005.

The work of Commission teams over
the last four months has been prodi-
gious. We've called upon the talents of
more than 500 volunteers to serve on
the Commission, on 20 highly ener-
gized committees, and on our field staff
working with citizens and community
leaders. Together, this group invested
more than 50,000 man-hours research-

Photo: Courtesy Mississippi Power Company
ing, listening to and debating alterna-
tives. We crammed the work of decades
into three months.

We staged a six-day Mississippi Re-
newal Forum where planning special-
ists from the state and all over the world
generated designs and proposals that al-
ready have inspired some communities
to begin charting their own rebuilds.
After listening to all those voices and
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“Our mission: Forge a way through

embracing their deepest concerns, we would find it unconscionable if their hopes
are unrealized because their leaders failed to make the hard choices and commit
the full resources necessary to move from great ideas to meaningful action.

Certainly, from our experience over the last four months, the willingness of some
leaders to set the pace is inspiring. This has been the greatest outpouring of public
spirit and unselfish labor I've ever experienced. It would take all the pages in this
report to name each contribution and thank each person individually. To each
committee chair and member, to each of the elected officials in towns and coun-
ties throughout Mississippi, to each person on the Commission’s hard-working
staff, and to all the volunteers who came from around the world: Thank you.Your
reward, as you already know, is to have been a part of an unprecedented enterprise
-- what might well be the most ambitious planning effort in history.

Thank you, Governor Barbour, for giving us the opportunity to help.

hat the Commission searched for are
recommendations for Mississippi’s re-
newal that are sensible, doable, and that
truly make a difference in all our citi-

the pain this hurricane visited on  zens’ lives. The 238 committee recommendations that
our citizens. so that in 30 years the follow emerged from a healthy, participatory process.
] ]

‘While we all may not agree on each one, together they

legacy of the work we now begin
is a Mississippi that enjoys higher
prosperity and a better quality of
life for all than we dared imagine

reflect our determination to move toward a renewal
South Mississippi that includes everyone.

There are several common themes: The hardest hit
communities have attracted the most focused study.
Forty-three counties in the state were declared natural

before Aug-ust 29’ 2005.”  disaster areas. Some were obviously more affected than

others. Those areas, therefore, were where our work
groups targeted much of their efforts and focused most
of their recommendations.

Everything is connected. An emergency like Hur-
ricane Katrina peels away delusions of independence. We're reminded, yet again,
that “no man is an island.” We all rely on one another. Every business, nonprofit
entity, and government agency is linked in crucial ways. Our industrial recovery is
dependent on access to workers. Workers depend on available housing and a sup-
portive infrastructure of schools and health and social services. Schools and services
depend on the physical infrastructure of roads, bridges, and communications. The
infrastructure is dependent upon the ability of local governments to not only ad-
dress the needs within their jurisdictional borders but to also understand how
those needs connect with regional and state networks. And on and on it goes. For
that reason, you will see recommendations here for broader, more connected, and
more comprehensive approaches to problem-solving. It’s time for collaboration
and, where practical, consolidation of services.

Local governments have the most opportunity and the highest accountabil-
ity. What you read in these committee reports are recommendations — as informed
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as we can make them, but recommendations nonetheless. Some are appeals for aid
beyond Mississippi’s borders, but most are proposals to cities, towns, and counties,
who have the most to say about how citizens live, work, and play in their communi-
ties. They write the zoning and building codes. They choose whether or not to join
regional transportation, infrastructure, or economic development initiatives. If we
are to behave differently in the aftermath of Katrina than we did after Camille, the
communities most at risk will have to lead the change.

[ feel a personal obligation to one overarching concern at the top of our state’s
planning agenda: We must recognize where we live.

At one of our meetings, a coastal engineer pointed to the Mississippi Gulf Coast
on one of his maps and called it “a storm surge magnet.” As we prepared these
reports, the experts who annually predict the frequency and intensity of hurricane
seasons issued their first projections for 2006 and warned of the potential for more
dangerous storms than in 2005. We will see another major hurricane, perhaps not
this year, nor next year, nor the year after that — but
almost certainly within our lifetimes. Will we be pre-

pared? “After listening to all those voices
Partly because of the sense of urgency the Commis- ~ ANd embracing their deepest con-

oy Mocagemont Agoncy acedemed roducton ot Coris: We would find it unconscio-

ietaii]ed ﬂoo%i zone a(;gvisozfy maps for t}fl)e Coast. The nable if their hopes are unrealized

new flood zones won’t become official until after more because their leaders failed to

study and a public process that could take a year or lon- make the hard choices and commit

ger. There will be much wrangling over interpretations

of the maps as they apply to specific parcels and neigh- the full resources necessary to move
borhoods. The politics of zoning and building codes  from great ideas to meaningful

will be fractious. However, coastal engineers warn us . ”
that to ignore these interim maps — these guides to action.
changes in the ways we build and live on the Coast — is

to risk lives, property, and the very existence of whole

communities in the decades to come.

[ can’t imagine how any prudent property owner or any responsible community
can fail to take this discussion seriously. Home builders and developers must plan
with the new flood zones in mind, and communities must pass codes that acknowl-
edge reality.

I can understand how someone would look at all the proposals that follow and
be overwhelmed by what’s required, but that would misread both our intent and
our recommendations’ underlying message. Our recommendations can be modi-
fied where needed, but we don’t have to lower our expectations. We have the
resources we need within our grasp — or within reach, with help from allies in the
nonprofit, government, and private sectors. The question is: Do we have the will?

We have models of high performance to emulate. From the moment Katrina
came ashore, we witnessed the power of churches and other charitable organiza-
tions that immediately rushed into disaster areas with aid. Other nonprofits, includ-
ing the foundations that have funded the Commission’s work, are behind much of
the research that will lead to the next steps in our rebuilding.
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Governor Barbour immediately com-
mitted the state’s support, and shortly
before Christmas, he and Senators Co-
chran and Lott led an effort in Washing-
ton to secure billions of dollars through
omnibus federal legislation targeting
the Katrina-stricken Gulf region. It will
take years for us to understand fully the
value of the work these leaders — and
the entire Mississippi congressional del-
egation — accomplished in the closing
weeks of 2005. We can say with con-
fidence, though, that this funding will
go a long way toward helping commu-
nities implement key Commission rec-
ommendations.

Thanks to this aid package, hom-
eowners who qualify will have the
money to rebuild. Schools will have
money for operations during a period
of lower ad valorem taxes. Infrastructure
needs, including roads and sewer sys-
tems can be addressed. Naval shipbuild-
ing will be escalated. Agriculture and
forestry are getting help. Training funds
will become available. Military housing
and reconstruction, plus environmental
restoration and rural redevelopment are
likely to get help.

The tax and loan incentives included
in the recent legislation will encourage
firms to rebuild and to migrate here.
Housing developers and companies al-
ready have begun sharing their inten-
tions. Some are committing to projects.
Many more will step forward with ideas
and proposals to drive our economic
recovery and to increase our citizens’
chances for better lives.

So, where do we go from
here?

Early in 2006, this Commission’s
work transfers to a new entity work-
ing out of the Governor’s Office with

staff in coastal counties. That group will
coordinate government assistance at all
levels and assemble a package of advi-
sory help for local jurisdictions. It’s left
to them to pass and enforce ordinances
that implement good policy and apply
most directly to their citizens.

We must recognize, however, that
same approach didn’t work 36 years
ago. After Camille, local elected officials,
concerned about imposing anything on
constituents already beaten down by
the hurricane, ignored many of the rec-
ommendations of a Governor’s Coun-
cil. What makes us think it will work
this time?

Because it has to. We have exhausted
the alternatives.

Federal taxpayers’ billions in aid,
though generous and coming after ex-
haustive work by some of the most po-
litically influential officials in our state’s
history, cannot make us whole in 2006.
[s anyone so naive as to believe that an-
other set of Mississippi leaders can go to
another Congress and expect the expo-
nentially larger sums required to deliver
us from the consequences of another
big hurricane?

We have learned through this ordeal
that we have friends everywhere. But
their empathy and even their aid are
not enough. Ultimately, we must rescue
ourselves.

Federal and state officials have roles
to play, certainly. At the state level, the
governor must use first his bully pulpit,
then the discretionary dollars from the
recent federal appropriation to prod lo-
cal officials into action. It’s this simple:
Communities that make the best deci-
sions should reap the financial rewards.

It’s time, as well, for results-focused
discussions with federal emergency
management officials. No one, includ-
ing those in Washington, can be happy

with the performance of some federal
agencies during and after Katrina. We
have to do better. The next hurricane
season will soon be upon us.

No one, however, is going to come
from Washington or Jackson to lift the
burden of choices from local communi-
ties and transport them magically into
the future. For local decision-making
to work, local citizens have to support
— have to demand — tough choices from
mayors, aldermen, and county supervi-
sors. This report is nothing if not a call
to arms for exactly that kind of respon-
sible citizenship.

That’s the big idea implicit in this
report. Local citizens and local leaders
must own the challenge of shaping a
landscape and a legacy. They must com-
mit to achieving the results on which
they’ll be judged — and in which they
can take pride — not only in the next
months but in generations to come.

The whole country is watching.
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LESSONS

he hurricane, fueled by

near-perfect conditions for

a monster storm, crashed

ashore in August. It pushed

a record storm surge onto
the Mississippi Coast, erasing in a mat-
ter of hours lives, homes, and assets that
would take years to replace.

No one had ever seen anything like it,
nor did they expect to see its like again.
It was the 100-year storm. The awful
aberration.

After the hurricane came the analy-
ses. A special commission was appointed
by the governor. Experts were consult-
ed, and wise folks agreed on key points.
Chief among them: Coastal communi-
ties risked too much by ignoring the re-
alities of life in a hurricane zone. They
must plan for safer patterns of growth.
They must toughen zoning and build-
ing codes.

It would also be prudent, said the ex-
perts, to leverage the recovery for future
economic development. Why not turn
Highway 90 back into the scenic beach
boulevard it once was by creating east-

CAT

[EARN

RINA

D, AGAIN.

1

Courtesy Biloxi Public Library
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west transportation alternatives farther
inland? Tourism, an economic driver
before the hurricane, promised to be
an even more powerful force in com-
ing years. Wouldn’t a scenic boulevard
heighten the appeal of a Coast with a
uniquely Mississippi sense of place?

While they were at it, Coastal gov-
ernments, whose population growth
and service demands were outpacing
revenues, should think about consoli-
dating efforts — especially with regard
to water management, sewer systems,
and solid waste disposal. There were at-
tractive opportunities for getting more
bang for the infrastructure buck, too,
by regionalizing transportation plan-
ning,.

All good ideas backed by convincing
evidence. You can read the details in
the pages to follow, or you could turn
back to the reports of the Governor’s
Emergency Council in the wake of
Hurricane Camille 36 years ago. The
themes are eerily similar.

As all Mississippians know, Camille
was the benchmark disaster until Ka-
trina came along. For those who sur-
vived it, Camille was a life-chang-
ing experience. There were “lessons
learned,” volumes of them, recorded
in the state’s archives and in the librar-
ies of disaster preparedness throughout
the country. But if they were learned,
the lessons were not exactly taken to
heart.

In August of 1969, Camille was a
tightly wound Category 5 hurricane
that left 130 dead and destroyed 3,800
homes in the six southernmost Mis-
sissippl counties where its effects were
concentrated. Overall, Camille’s dam-
age totaled just under $9 billion in
current dollars.

In August 2005, Katrina came ashore
as a slightly less intense but far larger

For those who survived it,
Camille was a life-changing
experience. There were “lessons
learned,” volumes of them,
recorded in the state’s archives
and in the libraries of disaster

preparedness throughout the
country. But if they were
learned, the lessons weren't
exactly taken to heart.

storm than Camille. Its storm surge
was undiminished from its Category
5 levels before landfall. When Katrina
was finished, Mississippi had more than
230 dead and 65,000 homes wiped
from the map. The federal bill for re-
covery in Louisiana, Mississippi, and
Alabama is inching toward $100 bil-
lion. The costs to state and local gov-
ernments, to property owners, and to
private businesses may be incalculable.

If we had really learned the lessons
of Camille and applied them in the
years between 1969 and 2005, could
we have saved lives and dollars? With-
out doubt.

The money we were reluctant to
invest in storm-worthy infrastructure
and storm-ready procedures we will
pay many times over in restoration
costs. The rules we put oft enacting and

enforcing would have kept many out
of harm’s way and would have made
buildings more resilient to high winds
and high water. The hard choices we
ducked in 1970 await us in 2006, only
with more zeroes on the price tags.

So, here we are again in the after-
math of a nightmare. We have another
hard-working commission, another set
of recommendations, another oppor-
tunity.

Will we get it right this time?
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xperts and industry lead-
ers in infrastructure, eco-
nomic development, and

services are critical to

the long-term recovery

of South Mississippi. The work of the
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Commission would have failed, how-
ever, had it not listened to the best asset
of Mississippi — her people. Through a
series of open, town hall meetings across
33 counties, the Commission sought
from citizens their ideas and opinions

ING OUT

on the long-term recovery and renew-
al of South Mississippi. Thousands of
Mississippians attended over 50 public
forums and shared their vision of what
home would look like five, 10 and 20
years from now. Over 800 more voiced

Photo: Sun-Herald
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“We all recognize that
Katrina brought the kind

of change we would never
seek, and it is clear that we
are determined that it will
only strengthen our com-
munity and our character.”

— Chuck Benvenutti,
Hancock County Chairman

“Stone County is poised
to bring projects to the
table in a hurry.”

— Jill Holleman,
Stone County Chairman

“It is clear that developing
a long-range plan and
keeping the vision in focus
is a daunting task, but
consider this — we've
survived themost devastat-
ing hurricane in our his-
tory, and we are a stronger
community as a result. It is
essential that we come
together on the overall
vision for our future with a
plan that embraces and
enhances those qualities
that have made Harrison
County and its municipali-
ties into such a special
place.”

— Anthony Topazi,
Harrison County Chairman.

suggestions and comments via email,
telephone, and an online Internet
community forum established by the
Commission. The Commission’s web-
site not only reached out to English-
speaking citizens but was translated
into Spanish and Vietnamese, the native
tongues of many Coast residents. The
Commission listened to these opinions
and considered them carefully as the is-
sues were debated in committees and
the final recommendations were made
in this report. The process of public
participation helps to ensure that this
body of work is reflective of the gen-
eral will of the people it seeks to serve.

The Commission divided the area
affected by Katrina into eight county
committees — one committee for
each of the six southernmost counties
of Hancock, Harrison, Jackson, Pearl
River, Stone and George; a Southeast
Mississippt Committee, and a South-
The
Southeast Mississippi Committee was

west  Mississippt  Committee.
comprised of Rankin, Scott, Newton,
Lauderdale, Simpson, Smith, Jasper,
Clarke, Covington, Jones, Wayne, La-
mar, Forrest, Perry, and Greene Coun-
ties. The Southwest Mississippi Com-
mittee consisted of Hinds, Copiah,
Adams, Franklin, Lincoln, Lawrence,
Jefterson Davis, Wilkinson, Amite, Pike,
Walthall, and Marion Counties. Each
committee held multiple town hall
meetings across their geographic area.
Most meetings began with a short
video presentation that illustrated the
devastation wrought by Katrina and
the hope that has followed. Next, the
county committee chairman or other
Commission member discussed the
work of the Commission and the pro-
posals that had been developed. The
audience then was invited to voice its
concerns about rebuilding, point out

specific problems in their area, cri-
tique Commission proposals, and give
ideas on recovery. Numerous city and
county officials attended, participating
in the discussion and listening to the
concerns of their constituents. In addi-
tion to general town hall meetings to
discuss a wide range of future plans, the
Commission also held public meetings
in each of the 11 coastal cities to pres-
ent and discuss the designs and ideas
generated during the Mississippi Re-
newal Forum.

The nature and extent of Katrina’s ef-
fects vary over South Mississippi. While
coastal counties are faced with de-
stroyed infrastructure and obliteration
of their tax base, some inland counties
encounter swells in their population,
increased property values, and a heavily
used but limited infrastructure capacity.
Below is a summary of the input gath-
ered from the public meetings and the
perspectives on problems and opportu-
nities facing South Mississippians.

Six Southernmost Counties

The Commission’s town hall meet-

ings attracted  standing-room-only
crowds in Hancock, Harrison, Jackson,
George, Stone and Pearl River Coun-
ties, and residents voiced their opinions
on how their neighborhoods, streets,
downtowns and communities should
be rebuilt and renewed.

The residents of the most heav-
ily damaged areas faced the daunting
challenge of engaging in the long-term
vision of their community while deal-
ing with the current, basic needs of
shelter, food, clothing, employment,
childcare, and application for assistance.
The Commission recognized the dif-
ficult proposition of asking citizens on
the Coast to think about their com-

munities in 2015 when so many per-
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sonal uncertainties exist. True to their
resilient spirits, however, participants
progressed beyond their daily struggles
and focused on opportunities for the
future.

Two central desires emerged dur-
ing this process: preservation of com-
munity uniqueness and charm while
rebuilding stronger and better, and
the adoption of improved zoning
and building codes. These themes are
closely intertwined and critical for the

area to recover fully.
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Some ideas and concerns are
unique to certain counties.

Hancock County was ground zero,
suffering the most severe devastation
from Katrina, and will require com-
prehensive rebuilding. Opportunities
for regional consolidation of public
services, quality affordable housing,
a county-wide transportation, and
development of Beach Drive into a
scenic byway were all topics raised by
residents of Hancock County and have
been addressed in this report.

Photo: Sun-Herald

Harrison County residents de-
manded that land-use planning be
more sensitive to the heritage and sense
of place of the communities while ac-
commodating county development
and economic progress. The propos-
als to relocate the CSX railroad line
and convert Highway 90 into a scenic
boulevard were met with overwhelm-
ing support. Participants also favored
plans to study the efficiencies that may
be realized from consolidation of pub-

lic services, such as water, sewer, police,
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“While the town hall meetings
reveadled a great sense of concern
and frustration as people struggled
to find solutions to some of the basic
problems associated with recovery,
the meetings reflected the overall will
and commitment of the communities
to focus on recovery, rebuilding, and

renewal.”

— Jerry St. Pé, Jackson County Chairman

fire, emergency medical services, and
schools.

Town hall meetings in Jackson
County, with one attended by over 500
people, illustrated the concern with the
FEMA Flood Recovery Maps, specifi-
cally its impact on the cost of rebuild-
ing, financing, and flood insurance. De-
lays in the permitting process caused
frustration for those ready to rebuild
and restore their homes and businesses.

Virtually all homes on the beachfront
in Jackson County were destroyed, and
affordable housing for poor and mid-
dle class residents is an urgent need,
particularly as temporary housing be-
gins the transition to permanent hous-
ing. Citizens also expressed concern
for the reconstruction of the Highway
90 bridge connecting Ocean Springs
to Biloxi, and most Ocean Springs
residents favored a smaller, four-lane
bridge. Designs created in the Missis-

sippi Renewal Forum were received

with high praise and support.

Residents in Pearl River County
commented that they had never seen
such a high level of community par-
ticipation in public meetings in their
county. Improvement in health care fa-
cilities emerged as the highest priority
in the county where it is estimated that
80 percent of medical care for residents
was performed outside of the county.A
new hospital is needed to fulfill county
health care needs and to attract and
retain quality health care profession-
als. Expanding existing infrastructure
to meet expanding population was an-
other priority topping the list in Pearl
River County. More short-term prob-
lems associated with increased popula-
tion include potential budget shortfalls
due to additional staffing and equip-
ment required by law enforcement
agencies and fire departments.

Stone County is the sixth-fastest
growing county in the state according
to 2000 census data and, after Katrina,
immediately began working with
MDA to create a strategic plan. New



THE GOVERNOR'S COMMISSION REPORT | 7

water and sewer projects there are crit-
ical to future development, and county
leadership is working to consolidate
existing county systems. Residents also
emphasized the need for additional
schools to match the population ex-
plosion seen from Katrina.

In George County discussions
about the future focused on the com-
munities’ greatest asset — their scenic
beauty. Residents there believe the im-
portance of nature in the county’s life-
style and economy should be a central
focus in their recovery, and the idea of
building a lake or reservoir emerged
as the top recommendation. The new
body of water would provide new rec-
reational activities and serve the water
needs of George and Jackson counties.
Development of the Pascagoula River
Basin for eco-tourism activities like
bird watching, hunting, fishing, boat-
ing and water skiing also drew great
attention.

Citizens and local officials also dis-
cussed the possibility of acquiring a
public golf course and developing a
nursery welcome center and experi-
mental station.
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“I hope that local public officials will
look at the report and understand the
areas of concerns of Pearl River
County residents. ... I am proud of
Governor Barbour for encouraging us

to look at this disaster as an
opportunity to improve upon the
past.”

— Suzy McDonald, Pecrl River County Chairmaon

Inland Counties

Although the Mississippi Gulf Coast
sustained catastrophic damage from
Hurricane Katrina, inland counties in
Mississippi also felt its devastating ef-
fects. In these counties, homes, busi-
nesses and timber were destroyed; land
was damaged; roads were littered with

debris; electricity was out for extend-

ed periods; food, water, ice, and fuel

were in short supply; and communica-
tion was often available only through
word of mouth. In contrast to the
ghost towns left on the Coast, inland
communities also were flooded with
coastal residents seeking shelter and
aid. The Governor’s Commission held
forums in places far from Katrina’s
landfall. Residents in Hattiesburg, Lau-
rel, Taylorsville, Waynesboro, Meridian,
McComb, Brookhaven, Natchez, and
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“We must be pro-
active in ensuring
that the goals and
recommendations
of the citizens are
carried forward
into action.”

— Joe Sanderson,
Southeast County Chairman

“George County is
the Nursery Capitol
of Mississippi, with
approximately 50
wholesale nurseries,
and such a center
may promote and
grow the
horticulture industry
in Mississippi.”

— Mayor Dayton Whites,

George County Chairman

“Housing has
become exiremely
limited, to virtually
non-existent, as
displaced families
move to Natchez
and Southwest
Mississippi”

— Mayor Phillip West,
Southwest County Chairman

Prentiss all had the opportunity to
make their voices heard in town hall
meetings.

The most pressing issue in southeast
and southwest Mississippi is the need
for a newly revised emergency response
plan for each county. Fire departments,
law enforcement, other emergency
response agencies, healthcare provid-
ers, churches, and volunteer organiza-
tions, among others, should collaborate
in creating a better plan for safety and
response to emergencies. Local officials
should receive training on how to im-
plement the plan,and leaders should be
designated well in advance of an emer-
gency. As more fully discussed in the
chapter on public services, residents in
inland Mississippi identified the critical
need for trustworthy, effective commu-
nications during and immediately after
a disaster. They also said that each com-
munity should designate an emergency
location long before an emergency
occurs as centers for citizens to gather
and receive aid and information.

Distribution systems must be put in
place to ensure that supplies are de-
livered to these emergency centers in
each county. One citizen described her
county as “the forgotten corner of the

99 (¢

state.” “Forgotten” because her county
was passed up by the relief trucks head-
ed to the Coast. Consequently, coastal
residents who had fled to these inland
counties and the residents of these
counties were left in need of food, wa-
ter and ice.

Generators for individuals and, par-
ticularly, for the critical facilities like
hospitals and disaster response centers
must be more available, and fuel re-
sources to run the generators must be
coordinated. Folks in Wayne County
suggested that critical equipment such
as the “jaws of life” and utility mainte-
nance equipment also be readily acces-
sible during and after an emergency.

Community centers also must be re-
placed. In Moselle, the gym that served
a variety of community functions was
completely destroyed by the hurricane.
In discussing plans to rebuild and ex-
pand the facility, one citizen recom-
mended that the community offer
English as a second language course
at these locations to assist the growing
Hispanic population in South Missis-

sippl.



INFRASTRUCTURE

he four subcommittee reports in this Infrastructure Committee sec-
tion — Land Use, Intermodal Transportation, Affordable Housing, and
Public Services — target the most obvious effects of the hurricane.

They also point to some of the most hopeful aspects of recovery.
Katrina ripped through the physical landscape, destroying structures
and roads and disrupting systems that support mobility and communications. As we
rebuild, we have the chance to connect in smarter, safer, and more appealing ways.
Just as important, we can use infrastructure redevelopment to shape a post-Ka-
trina future that improves the quality of life not only for the most afluent but also
for working families and for young people just starting out. This is the right thing
to do. But there are also powerful economic incentives. A vibrant, adaptable econ-
omy depends on workers at all income levels having access to affordable housing.
The kind of community likely to attract investment is one that signals its pride in

the quality of its public spaces and in the reliability of its public services.

To realize these goals, we must:

B Embrace comprehensive planning principles that define how we want to
grow. Let’s be explicit about what we love about the Coast, what we want
to preserve, what we want to avoid. Then, let’s frame ordinances that guide
redevelopment — and future development — with those goals in mind. The
design specialists who participated in the Commission-sponsored Missis-
sippi Renewal Forum showed us ways to do that, and several communities
on the Coast have already begun enacting codes and adapting plans that
move in that direction.

B Think regionally. The hurricane exposed the folly of imagining our com-
munities as separate, independent entities. Regional connectivity, from
transportation policy to emergency communications systems, should be-
come the rule. Already, some cities and counties are beginning conversa-
tions about combining efforts.



10 | LAND USE

[AND USE

o meet the Governor’s
challenge of creating a
South Mississippi better
than the one before Hur-
ricane Katrina, residents
and companies who suffered losses
from the hurricane must see the ben-
efits of rebuilding in a smarter, more
sustainable, storm-worthy way. The plan
for development of the coastal com-
munities must attract new investment,
preserve the character of communities
and protect those citizens most vulner-
able to change. Foremost, development
decisions should protect individual
property rights, preserve the right of
local governments to make zoning and
building code decisions, and ensure that
decisions are sensitive to the natural en-
vironment.
In mid-October, the Commission
hosted the Mississippi Renewal Fo-
rum, a week-long, intense, collaborative

planning session or “charrette” that in-
volved local officials, community leader,
planners, architects, and engineers from
Mississippi and around the world. The
Renewal Forum has been called the
largest charrette ever attempted. It was
certainly among the most ambitious.
The goal: To shrink what could have
been a multi-year process of examining
and evaluating development-related is-
sues for the three coastal counties and
11 communities into six days of hands-
on discussion and design.

In conjunction with the Renewal
Forum, the Commission conducted
brainstorming meetings with business
and civic leaders and held town hall
meetings to generate ideas from resi-
dents. From these meetings and work
sessions came suggestions which many
identified as key principles for future
planning. Among them:
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B City land use plans should be based
on the form of human communities,
not on separation of uses.

B Town centers, neighborhoods, and
the streets that connect them should
encourage walking and should pro-
vide essential services (food stores,
pharmacies, entertainment, schools,
and public services) within a five-
minute walking distance.

B Pedestrian pathways throughout each
city’s residential areas should con-
nect neighborhood parks and play-
grounds.

M Federal, state and local tax incentives,
as well as ad valorem tax structures,
should support planned community
development.

B Land use planning and related trans-
portation planning should create
places with a sense of history and a
future focused on human life, not
vehicular traffic; plans should reduce
dependency on automobiles while
providing more efficient public tran-

sit routes that connect residents with
1

jobs.

These principles are at the heart of
a planning approach called new urban-
ism, which advocates time-tested pat-
terns of development that focus on the
way humans live, play, and work rather
than on patterns that make automobile
travel and parking the top priorities.
The Congress for the New Urbanism,
the nonprofit umbrella organization
that promotes new urbanist principles,
organized the group of 100-plus inter-
national architects, planners, engineers,
and other specialists who joined with
a like number of Mississippi colleagues
for the Governor’s Commission-spon-
sored Mississippi Renewal Forum. New
urbanism is one approach that com-
munities may look to in rebuilding and
contributed to some, but not all, of the
recommendations set forth in this re-
port. Make no mistake; the Commison
is not trying to encourage the rebuild-
ing of “Santa Barbara” in Pascagoula
as one critic has suggested — only that
Mississippi has the opportunity to build
back better. Why not take it?

Led by Andrés Duany, a prominent
leader of the new urbanism, a movement
that promotes the design of walkable, di-
verse neighborhoods as a solution to fight
suburban sprawl, the Mississippi Renewcil
Forum was held for a week in October at
the Isle of Capri Hotel in Biloxi, Miss. Ap-
proximately 200 architects, plcnners, en-
gineers and other specidalists converged
for a week to design plons, codes and
recommendations that could be used to
assist rebuilding efforts on the Gulf Coast.

Photo: Eliot Allen.




B Preservation of South Mississippi
character. Rebuilding efforts must
encourage the preservation of certain
qualities of the region, such as, the di-
versity and the friendly nature of its
people; pedestrian-friendly neighbor-
hoods; public access to the water and
the beach; the waterfront as a place to
live, work and play; the architectural
charm of historic buildings and art
districts; the urban forests created by
the majestic live oaks; and the natural
beauty of the wetlands and marshes.

B Pre-storm problems. Rebuilding ef-
forts should also address issues critical
to an improved quality of life for all
South Mississippi residents, includ-
ing: housing and mobility needs of all
residents; improved building standards
to protect structures in the event of
future natural disasters; land use and
zoning laws and regulations modified
to improve the human scale and the
walkability of neighborhoods, down-
towns and commercial areas; mixed-
use neighborhoods and downtowns
that meld commercial and residential
uses; and architectural standards to
protect the pre-hurricane character of
coastal communities and foster new
development sensitive to that charac-
ter.

B Problems created by the need to ve-
build. Some issues rose to the sur-
face because of the hurricane.Among
them: Federal Emergency Manage-
ment Agency (FEMA) flood zone
modifications and the changing re-
quirements and availability of flood
insurance; access to affordable, easily
financed housing; restoration of his-
toric neighborhoods and downtowns;
incentives for investment; replanting
live oaks and other trees to encourage
urban forests; re-establishment and
protection of wildlife; and evaluation
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of the efficiencies of regional plan-
ning and regional utility systems for
water and sewer.

The Commission proposes the fol-
lowing priorities that should be sup-
ported by resources available from the
Commission or a state office continu-
ing the Commission’s efforts and by
extended public efforts that will rebuild
the Mississippi Gulf Coast:

B Mixed use. Each county and city
should adopt amendments to land use
ordinances for mixed-use alternatives
which promote walkability. Walkabil-
ity can be defined as pedestrian access
to basic services, recreation, and retail
within a five-minute walking distance
of their homes. Mixed-use alternatives
include: (a) business and residential
in downtown areas; (b) mixed use in
neighborhoods using “community-
based retail,” which incorporates only
those commercial amenities needed
and approved by residents; and (c)
neighborhood residential areas with-
out mixed uses but connected to oth-
er areas by a sidewalk or pedestrian
path system.

B Safe, affordable housing. Redevel-
opment efforts should provide safe,
affordable housing that can be eas-
ily financed for the Coast residents.
Residential and mixed-use develop-
ments should encourage a specified
percentage of affordable housing that
is compliant with building standards.

B Environmental sensitivity. All coun-
ties, cities and regional authorities
should make land use and economic
development decisions that accom-
modate and are sensitive to the pro-
tection of existing natural areas in-
cluding watersheds, wetlands, urban
forests, and natural habitats.

B Regional shared services. On a re-

Ripmt
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gional level, coastal cities and coun-
ties should consider the feasibility of
shared water and sewer systems while
maintaining a sense of community
identity. (See Public Services chap-
ter.)

B Waterfronts and waterways. Econom-
ic growth and development should
match citizen expectations for pro-
tection of South Mississippi’s natural
resources. Plans should take advantage
of the waterfront as the Gulf Coast’s
unique aesthetic and economic asset,
balancing public access with potential
developments which are consistent
with community identity.

Public access to coastal waters
should be encouraged through wa-
terfront parks and networks of board-
walks and piers that connect retail
and commercial areas with public
spaces on the waterfront.? Marinas
should provide dockage and access
to commercial and recreational boats
of diverse sizes and price ranges, from

working shrimp boats to small plea-
sure craft and large, inter-coastal trav-

eling yachts that enhance the tourism
industry.

Each coastal county and city should
promote working waterfronts that
coordinate water-related recreational
and commercial uses and that specifi-
cally coordinate wharves and docks
for the commercial shrimp and oyster
fleet with an inland seafood park or
parks. Land use and economic devel-
opment decisions should preserve and
promote public use and enjoyment of
the beach, water front parks, the Mis-
sissippi Sound and inland waterways.
Port facilities should institute emer-
gency planning measures to mini-
mize risk of damage and debris to the
mainland caused by shipping contain-
ers that are not secure.

B Transportation. Wise land use deci-
sions are closely aligned with ap-
propriate transportation planning.
The quality of life and sustainabil-
ity of cities and neighborhoods de-
pends in large part upon changing
the post-World War II conventional
wisdom for design of streets, major




thoroughfares and federal highway
connectors. Hundreds and hundreds
of citizens have said that Highway 90
should not become six-lanes. Rather
this scenic highway should become a
slower-moving, pedestrian-friendly
boulevard that allows safe pedestrian
crossing to the beach. Railroad traf-
fic should be moved north of the
bays, allowing the vacant CSX right-
of-way to be redeveloped as a tree-
lined avenue with light rail down the
center connecting the 11 communi-
ties of the Coast with landscaping
and mixed uses bordering it in the
manner of St. Charles Avenue in pre-
Katrina New Orleans.

It is impossible and irrational to plan
land use without planning transporta-
tion uses and methods. There are no
issues more important to smart land
use and livability of coastal towns than
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moving the railroad and reversing the
customary expansion of interstate-stan-
dard highways that are detrimental to
neighborhoods and downtowns. Ev-
ery regional agency and every county
and city should evaluate transportation
planning in conjunction with land use
planning. Future development should
promote interconnectivity and provide
non-automotive  public  transporta-
tion alternatives in the form of trolleys,
light rail, and sidewalks that connect all
neighborhoods and provide access to

retail.
Codes and Standards

The Mississippi Renewal Forum
produced several guides designed for
Mississippi’s recovery, rebuilding, and
renewal effort. In addition to the city-
specific team reports, these products
included a form of the SmartCode tai-

What’s a “Charrette”?

The Misssippi Renewal Forum in Biloxi in was one of the largest charrettes ever. In six days, 200
designers and other specialists met with community leaders, drew up ideas, debated the results,
revised them based on that discussion, then offered final versions in public presentations that cap-
tured a consensus and delivered actionable plans.

The word “charette” comes from the French for "little cart,” which was the means of delivering art
students’ work to their professors at the Ecole de Beaux Arts in Paris in the 19th century. Like most
students, the artists often pressed deadlines. They ran alongside the cart finishing their work as it

moved through the streets.

A charrette is more than a brainstorming session. Idedlly, it brings stakeholders into the same room
to hash out priorities and agree on paths of implementation on a deadline. The compressed time
frame forces a sense of urgency. What emerges are not only ideas but tools to achieve results.

Hundreds of new towns, neighlborhoods, and urban infill projects have grown from new urbanist
charrettes. As you will read in these pages, the method is also recommended for consensus-based,
decision-making in non-design matters. Commission committees are suggesting charrettes for retail,
tourism development, and transportation strategies.

Source: www.charretteinstitute.com.
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lored for South Mississippi; A Pattern
Book for Gulf Coast Neighborhoods; and
recommendations for revised building
codes for sustainable construction in
hurricane-prone areas. The core values
discussed above are incorporated into
these resources, and the Commission
recommends that local communities
evaluate and adopt them.

The SmartCode

The SmartCode is a unified land de-
velopment code, which is a combina-
tion of zoning code, subdivision regula-
tion, and architectural form code tied
into one document for simplified and
efficient administration. It governs all
public and private land development
to ensure that the pattern of streets
and buildings shapes the community’s
desired character. For best results, the
SmartCode should replace the existing
land use zoning code and subdivision

regulations. This will enable new de-

velopment that is diverse, walkable, and
economically sustainable.

The objective is to provide the living
areas and the basic necessities for ev-
ery day life within a five-minute walk-
ing radius. These nodes become urban
centers. This concept promotes denser
development, a more efficient use of
valuable land, and sensitivity to urban
neighborhood character.”

The Commission recommends that
the state enact legislation authorizing
and encouraging the adoption of the
SmartCode by communities. The leg-
islation would not compel any city or
county to adopt the SmartCode, but it
would provide the framework for adop-
tion of the SmartCode, or certain parts
of it, as a new comprehensive code or
as an alternative code to existing zon-
ing. Although additional legislation may
not be necessary for cities and counties
to adopt the SmartCode, a new statute
would encourage and ratify a commu-
nity’s choice to move away from tradi-
tional zoning and adopt the SmartCode.
The Commission recognizes that this,
like all recommendations for legislation,
is the perogative of the governor to rec-
ommend or not if he believes there is a
better way of accomplishing the same
goals.

The Commission further recom-
mends that each city and county adopt
the SmartCode as a model code for
new zoning. The Smart Code should
be tailored so it is consistent with the
floodplain management requirements
of the National Flood Insurance Pro-
gram (NFIP). The Commission antici-
pates a possible population explosion in
rural areas in the southern-most coun-
ties of Mississippi. This potential surge
in residents will require appropriate
land use planning for future develop-
ment and infrastructure to support it.



The SmartCode should be considered
as a guiding document for these areas
and should be evaluated and revised for
each county’s needs. Local governments
are encouraged to seek the advice and
assistance of professional land planners
to create comprehensive land use plans
where ones do not exist, to incorporate
the SmartCode into existing compre-
hensive land use plans, and to customize
the code for each community’s needs.

In the event a town does not pri-
oritize walkable neighborhoods over
conventional suburban subdivisions, the
Commission strongly recommends that
local governments adopt the Smart-
Code as an optional overlay so property
owners and developers may choose that
approach for themselves. The Smart-
Code works in tandem with building
construction codes that address struc-
tural and safety issues. For areas desiring
stronger architectural design and detail
standards, a Pattern Book, as discussed
below, can be adopted to supplement
the SmartCode.

The Commission further recom-
mends that if implemented as an op-
tional code, incentives be provided by
local governments to encourage devel-
opers to use the SmartCode as a model
for mixed-use development. These in-
centives are as follows:

(1) After the SmartCode is adopted and
approved by a local government,
development proposals based upon
the SmartCode receive automatic
zoning approval and given priority
in the permitting and plan review
process, avoiding the expensive and
time-consuming public hearing and
comment process typically associ-
ated with overlay district applica-
tions. In effect, the public hearing
and comment takes place at the time
of adoption of the SmartCode, and
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thereafter, developers who utilize
the SmartCode model go straight to
application for a building permit.

(2) As an incentive to developers, mu-
nicipalities and counties can offer to
construct and maintain thorough-
fares where the development pro-
posal provides interconnectivity to
the community and transportation
nodes.

The Pattern Book and
Architectural Guidelines

One of the most exciting products
of the Mississippi Renewal Forum is A
Pattern Book for Gulf Coast Neighborhoods,
which captures the architectural heritage
and diversity across the Mississippi Gulf
Coast and suggests guidelines for deliv-
ering in new construction the traditional
character of the region’s houses, streets,
neighborhoods, and towns. The Com-
mission recommends that local govern-
ments adopt the Gulf Coast Pattern Book

17
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The quality

of life and
sustainability
of cities and
neighborhoods
depends in
large part upon
changing the
post-World War
II conventional
wisdom for
design of
streets, major
thoroughfares,
and federal
highway
connectors.

as a compliment to its building code so
as to provide local officials, developers,
and homeowners with a tool to build
or renovate residences and commercial
buildings in a manner that is sensitive
to the architectural heritage of the Gulf
Coast. Adoption of the Pattern Book may
assist communities and developers by
streamlining the approval process.

Building Codes for Sustain-
able Construction

Local governments in South Missis-
sippi, including counties, must adopt
more stringent building codes and re-
quirements in order to protect its citi-
zens and to reduce the extent of destruc-
tion from a future hurricane or other
natural disaster. The FEMA’s NFIP can
be a guidepost for local government’s
efforts. This program was created after
flood control projects such as dams,
levees ,and floodwalls failed to reduce
flood losses because people continued
to build in floodplain areas. Flood-
plain management has now evolved
from heavy reliance on flood control,
or structural measures, to one using a
combination of many tools. As a result
of this evolution, United States flood-
plain policies are now multi-purpose
and result in a mix of solutions to suit
many situations. Non-structural flood
protection measures include:

B Regulating floodplain use by wus-
ing zoning codes to steer develop-
ment away from hazardous areas or
natural areas deserving preservation,
establishing rules for developing sub-
divisions, and rigorously following
building, health and sanitary codes.

B Establishing development and rede-
velopment policies on the design and
location of public services, utilities,
and critical facilities.

B Acquiring land in a floodplain in or-

der to preserve open space and per-
manently relocate buildings.

B Elevating or flood-proofing new
buildings and retrofitting existing
ones.

B Preparing people and property for
flooding through forecasting, warn-
ing systems, and emergency plans.

B Restoring and preserving the natu-
ral resources and functions of flood-
plains.*

The creation of the NFIP in 1968
also was a landmark step in this evolu-
tion. The NFIP:

B Established an insurance program as
an alternative to disaster relief.

B Distributed responsibility for flood-
plain management to all levels of gov-
ernment and the private sector.

B Set a national standard for regulating
new development in floodplains.

B Began a comprehensive floodplain
mapping program.’

On a local level, availability of flood
insurance and participation in the NFIP
is based upon an agreement between
local communities and the federal gov-
ernment. The agreement provides that
if a community adopts and enforces a
floodplain management ordinance to
reduce future flood risks to new con-
struction in Special Flood Hazard Areas
(SFHA), the federal government will
make flood insurance available within
the community as a financial protection
against flood losses.® Development may
take place within the SFHA, provided
that it complies with local floodplain
management ordinances, which must
meet the minimum federal require-
ments. Flood insurance is required for
insurable structures within high-risk
areas to protect federal financial invest-
ments and assistance used for acquisi-

tion and/or construction purposes



within communities participating in the
NFIP’ Non-federal lending institutions
likely will also follow these require-
ments to protect their investments from
the risk of flood.

In certain places along the Gulf
Coast, the storm surge from Hurricane
Katrina reached several miles inland.
FEMA, therefore, had to reevaluate the
SFHA. This process normally would
have taken several months to a year;
however, in an effort to aid the rebuild-
ing eftfort, FEMA released preliminary
advisory maps on November 18. These
maps show revised base flood elevations
along the Mississippi Gulf Coast.®

The revised maps are only advisory
and preliminary. The current Flood In-
surance Rate Maps (FIRMs) that were
in place at the time of the hurricane
will remain the standard until the ad-
visory maps are adopted into law in 12
to 18 months. During this period, the
advisory maps will be subject to evalua-
tion and public comment.

FEMA and other federal agencies
have adopted the advisory maps for
purposes of their programs, including
financial assistance. Local communities
have the option of adopting the advisory
maps now or waiting until the advisory
maps are formally passed into law and
adopted in order to continue the NFIP
in their communities. Adoption of the
maps by local communities will nec-
essarily involve revisions to floodplain
management ordinances and building
requirements for the revised flood ar-
eas. Local governments can adopt the
advisory FEMA maps immediately. Ad-
ditionally, if local governments desire to
remain in compliance with the flood
insurance program, they must adopt the
new FIRMs, after public comment, un-
less the advisory maps are a higher stan-
dard than the FIR M.
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Because FEMA and other federal
programs have adopted the advisory
maps, it is advisable for new construc-
tion to comply with FEMA building
requirements in order to be eligible for
flood insurance in the future. Depend-
ing upon the elevation of the proposed
building site and its location in the
flood zone, new construction may be
required to be elevated.

If new construction will be located
in a velocity zone (V-zone) or an area
subject to additional hazards resulting
from storm-induced waves, additional
building requirements may be imposed.
Buildings that were only partially dam-
aged as a result of Hurricane Katrina
may be restored under the current
FEMA and community requirements.

The Commission recommends that
local governments immediately adopt
the revised advisory flood maps and
begin assessment and revision of their

flood zone management ordinances
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and building requirements. Regard-
less of when these measures are taken,
federal lending institutions most likely
will not underwrite new construction
unless it is in compliance with the new
flood zone designations and federal re-
quirements. Likewise, the Commission
believes that private lending institu-
tions will follow suit. The adoption of
the new ordinances and building codes
should proceed simultaneously with
each local government’s evaluation of
the SmartCode and Pattern Book. The
prompt adoption of these requirements
and codes will aid the rebuilding eftort
and will ensure that future generations
are sufficiently protected from another
Katrina.

The Commission further recom-
mends that the state of Mississippi adopt
the latest versions of the International
Building Code (IBC) and International
Residential Code (IRC), with appen-
dices, as a model code. Following state-
wide adoption, each county and city
should likewise adopt and enforce the
IBC and IRC. The adoption of the
IBC and IRC would be a basic code
and allow for additional code provisions
consistent with the SmartCode and the
Pattern Book. Counties and cities should
evaluate the consequences and benefits
of such codes with regard to flood and
property insurance, property values, and
other land use issues peculiar to that
community.

Local governments ultimately will be
responsible for implementing proposals
that came from the Mississippi Renew-
al Forum. It will be their responsibility
to integrate these resources into exist-
ing comprehensive land use plans and
zoning codes. Local governments will
require financial assistance from federal
and state governments to retain techni-
cal experts to assist with evaluation and

The
Commission
recommends
that local
governments
immediately
adopt the
revised
advisory

flood maps
and begin
assessment
and revision of
their flood zone
management
ordinances
and building
requirements.

approval processes. Additionally, federal
and state agencies can provide guid-
ance on the application of new federal
and state guidelines with regard to the
rebuilding effort. The Commission be-
lieves that these objectives can be ac-
complished through the Mississippi
Renaissance Advisory Council as rec-
ommended below.

Through the Renewal Forum land
use planners, architects, engineers, and
designers evaluated the 11 cities on the
Mississippi Gulf Coast and prepared
summary reports for redevelopment
and renewal. The state of Mississippi is
prepared to provide similar profession-
al assistance to the six southern-most
counties. In order to take advantage of
these resources and the ideas generated
from the Renewal Forum, the cities and
counties of South Mississippi should es-
tablish a procedure and a task force in
each city and county to begin the pro-
cess of evaluation and implementation.

An Overlay District for High-
way 90 and a New East-West
Corridor

Highway 90 always has served as the
optimal transportation corridor be-
tween the 11 coastal cities. Many resi-
dents prefer the marvelous Gulf view
of this route versus Interstate 10. Before
the casinos, the view along Highway
90 was as diverse as the communities
through which it passed. From Bay St.
Louis to Long Beach, the view of the
coast line and the Gulf of Mexico was
unobstructed. Travelers marveled at
the large antebellum residences along
the north side of the highway and the
peaceful landscape of palms, live oaks,
and white sands. Farther to the east in
Harrison County, the corridor convert-
ed to a highly commercialized zone of
pawn shops, souvenir shops, and restau-



rants. With the approval of water-based
casinos, the coastline became further
littered with large, glitzy structures that
interrupted and, even worse, blocked
the view of the Gulf of Mexico.

Throughout the Renewal Forum
and the work of the Commission,
South Mississippi has been referred to
as a “clean slate,” providing an enor-
mous opportunity to rebuild in a way
that optimizes the natural beauty of the
Gulf Coast. Nowhere is this statement
more accurate than with regard to the
Highway 90 corridor. Hurricane Ka-
trina’s winds and flood waters destroyed
most, if not all, of the existing structures
along this corridor. From Waveland to
Pascagoula, the structural remains can
be described as a fresh canvas awaiting
a skilled artist’s creativity. Although the
damage is catastrophic, there is a seminal
opportunity to create a beach boulevard
that invites pedestrians to stroll along
the beach, provides light rail to move
residents to and from work and home,
transports visitors to and from hotels
and retail areas, and permits automobile
traftic, but at reduced speeds.

Land use and transportation planning
by coastal counties and cities and state
agencies should include a scenic boule-
vard concept for Highway 90 and ad-
jacent lands in all three counties. Like-
wise, if the CSX right-of~way becomes
available, counties, cities, and state agen-
cies should cooperate in creating a new
east-west corridor. These corridors
should be beautifully landscaped and
friendly to adjacent neighborhoods,
businesses, pedestrians, and tourists and
should maximize accessibility through
public transit and pedestrian walkways.

An “overlay district” is a special zon-
ing district that is adopted by the each
city to identify special resources or de-
velopment areas. It is implemented by
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Through the
Renewal
Forum, land
use planners,
architects,
engineers, and
designers
evaluated the
11 cities on the
Mississippi Gulf
Coast and
prepared
summary
reports for
redevelopment
and revival.

adopting new zoning provisions that
apply to that area consistently in each
city. These regulations are in addition to
the existing provisions of the existing
zoning ordinances. An overlay district
can facilitate a wide array of develop-
ment options and goals, including tra-
ditional neighborhood development,
transit-oriented development, cluster
development, and historic preservation.

The Commission recommends that
the cities adjacent to Highway 90 co-
operate to develop a model ordinance
for this transportation corridor. The
ordinance should include consistent
development requirements, setbacks,
architectural specifications, and build-
ing requirements. The ordinance also
should incorporate the SmartCode for
properties adjacent to the Highway 90
right-of-way. The ordinance should en-
courage mixed uses, including down-
town residential and retail uses and
neighborhood-friendly commercial
uses.

Highway 90 should be converted to
a beach boulevard that encourages al-
ternative means of transportation and
highlights the Gulf Coast’s most valu-
able asset, the waterfront. Each local
government along Highway 90 should
adopt this ordinance as an overlay to
their existing zoning along the corridor
and amend their comprehensive zoning
plans accordingly. Likewise, upon acqui-
sition of the CSX right-of-way, a similar
overlay district should be created.

Local governments ultimately will be
responsible for implementation. They
will be responsible for retaining profes-
sionals to assist with the development
of an overlay district that is compatible
with existing zoning and any revised
zoning in the coastal cities which bor-
der Highway 90 and the CSX corridor.
Local governments will require assis-
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Throughout the Renewal Forum

oand the work of the Commission, South Mississippi has been
referred to as a “clean slate,” providing an enormous opportu-
nity to rebuild in a way that optimizes the natural beauty of
the Gulf Coast. Nowhere is this statement more accurate than
with regard to the Highway 90 corridor. Hurricane Katrina's
winds and flood waters destroyed most, if not all, of the existing
structures along this corridor. From Waveland to Pascagould,
the structural remains can be described as a fresh canvas
awaiting a skilled artist’s creativity. Although the damage is
catastrophic, there is a seminal opportunity to crecte a beach
boulevard that invites pedestricns to stroll along the beach,
provides light rail to move residents to and from work and
home, transports visitors to and from hotels and retail arecs,
and permits automobile traffic but, at reduced speeds.

tance from federal and state govern-
ments to assist this process. The Com-
mission believes these objectives can
also be accomplished through the Mis-
sissippi Renaissance Advisory Council
as recommended below.

The Mississippi Renaissance
Advisory Council

Land use decisions are not limited
to zoning and comprehensive land use
plans. As discussed above, a community’s
land use decisions necessarily involve is-
sues of public health, transportation, en-
vironmental quality, economic develop-
ment, disaster preparedness and response,
and the planning of neighboring towns
and counties. As a result, a city or coun-
ty must traverse a complicated maze of
government agencies in order to ad-
dress all of these issues comprehensively.
Simply stated, land use decisions and
policy-making are spread across numer-
ous agencies of federal, state, and local

government.

To foster the speedy recovery and the
adoption of feasible land use planning,
the cities and counties of the Coast
must be given easy and affordable access
to these agencies and decision makers.
The Commission recommends that the
governor, by executive order, establish
the Mississippi Renaissance Advisory
Council to facilitate access to these
decision makers. The advisory council
would provide a forum for local and
state officials to address land use deci-
sions with federal and state government
policy makers. It should prepare advi-
sory standards for land use and orches-
trate training and technical assistance
for building and zoning offices of local
governments. The standards and techni-
cal assistance provided by this agency
would not be mandatory, but would
be made available to counties and cit-
ies to aid rapid consideration of new
codes and smarter development and to
provide supplemental personnel for ad-
ministering the large volume of permits
during the rebuilding period.

The Councils chairman should be
the executive director of the Mississippi
Development Authority and its mem-
bership should include officials from
key federal, state and local government
agencies. (For suggested membership of
the Council and organizational struc-
ture, see the full committee report at
WWW.ZOVErnorsCommission.com.)

State Design Center

In order to assist the implementation
of the SmartCode and other products of
the Renewal Forum, the Commission
further recommends the creation of a
central Design Center to offer techni-
cal assistance and expertise to local gov-
ernments. The Design Center would
be directed by the Council described



above and would include participation
by architects, planners, engineers, at-
torneys, builders, building officials, and
other professionals who might provide
assistance to communities as they im-
plement the Commission’s recommen-
dations. Additionally, the Design Center
should partner with public universities
to provide access to students in these
professions who are willing to perform
internships and provide assistance in
their areas of study.

Mississippi  statutes currently pro-
vide a viable mechanism for providing
public university research and assis-
tance. The University Research Center
(URC) was created in 1998 partially in
response to filling the statewide plan-
ning and development void resulting
from the demise of the Mississippi Re-
search and Development Center. This
resource taps the expertise of special-
ists, researchers and graduate students
within the eight public universities for
the purpose of developing the state and
helping its citizens obtain a higher qual-
ity of life.” The Commission anticipates
that the URC would be a member of
the proposed Mississippi Renaissance
Advisory Council and would be pri-
marily responsible for the implementa-
tion of the state Design Center.

Local Design Centers

The Commission also recommends
that each city and county, with assistance
from the Mississippi Development Au-
thority and the Advisory Council, cre-
ate local design centers to provide local
zoning and building officials, as well as
private developers, with practical, tech-
nical assistance from land use planners,
code experts, architects, and engineers
provided through government agencies,
universities, and volunteer organiza-
tions. The design centers would assist
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It is impossible and irrational to

plan land use without plonning tramsportction uses and meth-

ods. There are no issues more important to smart land use and
livability of coastal towns than moving the railroad and re-
versing the customary expansion of interstate-standard high-
ways that are detrimental to neighborhoods and downtowns.
Every regional agency and every county and city should
evaluate transportation plonning in conjunction with land
use planning. Future development should promote intercon-
nectivity and provide non-automotive public transportation
alternatives in the form of trolleys, light rail and sidewalks
that connect all neighborhoods and provide access to retail.

each community in drafting necessary
amendments to comprehensive land use
plans and in tailoring the SmartCode to
the specific needs of each community.
One of the successes of the charrette
process and the Commission was the
involvement of the local communi-
ties. Addressing the social impact of the
charrette process, the Renewal Forum’s
report suggested that the rebuilding
process should include a “central co-
ordinating and communications center
to facilitate the flow of information re-
garding every aspect of recovery and re-
building.”! Through their local design
centers, citizens can gain access to in-
formation and resources to assist in the
implementation of the SmartCode, the

Pattern Book and revised building codes.

Local Housing Resource
Centers

In the coming months, procedures
should be implemented to shorten the
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approval process for construction and
investment in redevelopment. FEMA
regulations and local permitting and
licensing approvals are key elements in
this process. The preliminary FEMA
advisory map will provide guidance to
local residents and developers regard-
ing the impact of changes on future
construction. In order to assist local
developers and residents with the ap-
plication of these guidelines and the
SmartCode, the Commission recom-
mends that temporary multi-disciplin-
ary permitting authorities, or “Housing
Resource Centers,” be established. They
should provide residents with more ef-
ficient and timely access to all neces-
sary approvals for permitting, utilities,
and licensing. The Housing Resource
Centers would be funded, staffed, and
managed under the guidance of the
state design center and the local design
centers.

Under state law, the governor has

authority to create the Mississippi Re-
naissance Advisory Council by execu-
tive order, and the Commission recom-
mends that the executive order be issued
as soon as possible. The Advisory Coun-
cils should begin work immediately and
report its progress to the Legislature in
its 2006 Regular Session. The Advisory
Council should then petition the Leg-
islature to create enabling legislation
to convert this advisory council into a
state agency within the Governor’s Of-
fice that will coordinate decisions by
the state agency council members and
would receive funds to provide its ad-
visory and technical assistance to local
governments. The Commission suggests
that statutory authorization is necessary
to ensure participation of state agencies
and local governments.

The state and local design centers
and the local housing resource centers
should be established by the Advisory
Council based upon available resourc-

Do High-Rises Fit with New Urbanism?

Condominiums and casinos can play a vibrant, mecmingful role on the Mississippi Gulf Coast, but
some issues of design cre critical if they are to be real assets to their communities.

Scale is key. High-rises are rarely welcome adjacent to single-family detached housing. Ideally,
they should be designed into a downtown's fabric ond buffered by a few blocks of mid-rise
structures.

High-rises should build to the street. They should shield parking from view with liner retail or other
public functions. If they are designed to be aware of one another and of their collective influence,
they offer win-win situations to developers and to the community.

They can bring retail to the street level ond shape the public realm to enhance the pedestrion ex-
perience. This brings more people on the streets, which, in turn, means more business for
shopkeepers — and casinos.

Downtowns, then, will be alive with possibility instead of places to drive through on the way to
casino and condo parking lots.

-- Susan Henderson, AlA, Head of the Architecture Team for the Mississippi Renewal Forum



es and funding. The Advisory Council
should partner with universities and
professional organizations to ensure a
proper coordination of resources and to
avoid overlapping objectives.

The Mississippi Renaissance
Corporation

After a natural disaster such as Ka-
trina, many residents and homeowners
are left with nothing but vacant land.
Due to the lack of flood insurance,
many of these people will be forced to
sell their properties at values well be-
low the value of their property prior to
the hurricane. Due to changes in the
flood zone south of the CSX railroad
and increased building requirements,
it may be economically unfeasible for
residents to return or rebuild. As a result,
those residents who lost their homes,
and personal belongings will lose even
more — the chance to realize possible
appreciation in land values during the
rebuilding effort.

The current real estate market on the
Coast promises increased land values.
Casino corporations are preparing to
move inland. Additionally, large con-
dominium developers are clamoring
to acquire property along Highway 90.
If the residents and business owners of
South Mississippi decide not to rebuild,
they should be given a mechanism by
which they can pool their ownership
interests and properties into a common
state-approved entity to either market
their property and realize the benefits
of the sale of a larger tract, or develop
their property with a group of adjacent
owners and realize the benefits of econ-
omies of scale.

The Commission recommends that,
subject to the governor’s approval, the
state enact legislation enabling prop-
erty owners in neighborhoods and
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downtowns to join together in small,
geographic groups to redevelop down-
towns and neighborhoods according
to the concepts of connected, walkable
communities outlined in this report.
The state should provide financial in-
centives for building affordable housing
in accordance with new storm-worthy
building codes.

The Commission specifically recom-
mends adoption of legislation creating
a Mississippt Renaissance Corporation,
a for-profit, state corporation with the
public purpose of marshalling capital,
planning projects, and assisting private
developers and local governments in
public-private partnerships in smart
development consistent with the core
land use values stated in this report.

The state corporation would provide
technical assistance to local neighbor-
hood and downtown groups, work-
ing in public-private partnerships with
developers and local governments, to
form local renaissance corporations to
plan and build site-specific projects.
A key purpose of such local corpora-
tions would be to provide a vehicle for
land-pooling for joint projects by local
residents and property owners to as-
sist pre-Katrina residents in rebuilding
or relocating according to individual,
voluntary choices. By pooling land and
planning larger projects for a whole
block or a group of blocks, such cor-
porations would assist low- and mod-
erate-income residents and small busi-
nesses in adding value to their property
by participating in larger, mixed-use
projects that would provide residential
opportunities for pre-Katrina residents,
as well as new residents seeking housing
near work.

The Commission recommends to the
Governor that this legislation be sub-
mitted in the 2006 Legislative Session.

The legislation should be approved and
appropriate funding be provided for the
creation of the Mississippi Renaissance
Corporation. Federal, state, and local
agencies also should provide funding
to encourage neighborhood residents
and downtown businesses to form these
voluntary organizations for redevelop-
ment.

After passage of the legislation, pri-
vate land owners will be responsible for
the creation of private or non-profit
renaissance corporations for the pool-
ing of land. The Mississippi R enaissance
Corporation should appoint a director
who is responsible for assisting private
land owners with the formation, fund-
ing, and management of these corpora-
tions.
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INTERMODAL
TRANSPORTATION

fter Katrina, the im-
mediate concern of

transportation officials

in South Mississippi

was repairing damaged
roads, bridges and ports. A vast recon-
struction effort began almost imme-
diately and is ongoing. In addition to
reporting on that work, the Commis-
sion also has considered the challenges
and opportunities facing transportation
that extend beyond the initial period of
recovery to 20 or more years into the
future.

The Commission focused on sev-
en areas of special interest to citizens,
elected officials, and other community
leaders:

B Relocation of CSX railroad opera-
tions and acquisition of the CSX
rail line and right-of-way for the

development of a new east-west
transportation thoroughfare.
Conversion of Highway 90 to a
pedestrian-friendly “beach boule-
vard.”

Redesign of the Canal Road-State
Port connector to accommodate
plans for the new east-west corri-
dor, the beach boulevard, and the
state port in Gulfport.

Creation of a new master trans-
portation plan for a multi-modal
network that improves automobile
traftic flow while providing alterna-
tives to car travel, such as bikeways,
jogging paths, pedestrian walkways,
and trolleys; and improves east-west
and north-south travel for the cen-
tral and northern portions of the
coastal counties and Peal River,
Stone, and George Counties.

B Development of a public transit
plan and system in conjunction
with the new transportation master
plan.

B Evaluation of the role and mission
of the three coastal ports.

B Development of inland ports, par-
ticularly an inland port to promote
maritime growth of the Port of

Gulfport.

Dealing with the Damage

The CSX rail line runs east and west
along the coastline through the three
southern-most counties. CXS sustained
significant damage and total destruction
in certain areas along the Coast. The
railroad bridge over the Bay of St. Louis
was destroyed, and the railroad bridge
over Biloxi Bay was heavily damaged. In
Hancock County and western Harri-
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Biloxi-Ocean Springs bridge post-Katrina.
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son County, railroad tracks were ripped
away from track beds, track beds were
washed out, and signal systems sustained
heavy damages. Damages sustained by
the rail system in the remainder of Har-
rison County and in Jackson County
were less dramatic. Official CSX reports
have placed the CSX rail system dam-
age in the coastal counties at approxi-
mately $250 million. CSX is presently
conducting repairs to its rail system and
plans on resuming normal operations in
February 2006."

Within a few hours on August 29,
2005, Katrina returned Highway 90
into a beach boulevard but not one
with the welcoming concept of a pe-
destrian-friendly, scenic drive. The hur-
ricane destroyed or heavily damaged
much of Highway 90 from the Bay St.
Louis area to the Biloxi-Ocean Springs
bridge in eastern Harrison County
with most of the destruction and heavy
damage occurring along the beach-
front route. Destruction or heavy dam-
age was widespread to the road surface,
road bed, curbing, drainage system, traf-
fic signals, and road signage. Every part
of the Highway 90 roadway system was
affected.

The Mississippi Department of Trans-
portation (MDOT) initiated repair ef-
forts immediately after the storm, and
these efforts are continuing with all of
Highway 90 projected to be open for
limited two-lane traftic before the end
of the year and some areas opened for
limited four-lane traftic. The estimated
costs for repairing and rebuilding are
high: $100 million for Highway 90 and
$400 million to rebuild the Bay St. Lou-
is and Biloxi-Ocean Springs bridges.’

The hurricane also imposed heavy
damages on Coast Transit Authority
(CTA), the regional public entity that
provides public transportation services

|
Why do
expanded
highways fill
up with
traffic faster
than designers
predict?

on the Coast. The undercarriage of each
CTA vehicle was submerged in salt
water for eight to 10 hours. Although
CTA began limited bus operations on
September 5, 2005, the bus fleet has ex-
perienced severe transmission failures,
starter failures, and a number of airbrake
system valve problems. Vehicles also are
experiencing alternator failures due to
water intrusion, and it is anticipated that
within the coming months, differential
and mechanical parts of the brake sys-
tems will fail because of saltwater expo-
sure. Furthermore, significant damage
was sustained to CTA’s Gulfport Transit
Center, its bus stop benches and shel-
ters, and its operations facility.”

Prior to Katrina, CTA depended
on locally generated revenue and lo-
cal government support for 50 percent
of its operating budget. These fund-
ing sources have been dramatically cut.
When CTA resumed limited operations
after the hurricane, it provided free
transit services to the public, as many
riders were unable to pay a fare. CTA
and local governments want to con-
tinue free services during the recovery
period.* CTA has submitted an Emer-
gency Public Transportation Plan to the
United States Congress secking 100
percent emergency funding to provide
fare-free public transportation for the
next two years and to fund repairs and/
or replacement of facilities and equip-
ment. The damage inflicted upon CTA
property and vehicles and the loss of
riders, however, presents a remarkable
financial challenge.

The Port of Gulfport sustained heavy
losses and will require significant finan-
cial investment to resume pre-Katrina
levels of operations. At the East and
West Terminals, berths were destroyed
or remain unusable until debris is re-
moved. Several buildings are total losses;



others will require millions of dollars in
repairs.’

Damage to facilities at the Port of
Pascagoula is estimated to be approxi-
mately $10 million of insurable damage
with approximately $2 to 3 million of
uninsurable damage and extra expense.
Repairs were underway to return the
public facilities to approximately 80
percent of pre-Katrina operations by
the end of December.*

The Port in Pascagoula supported re-
lief efforts by returning basic services to
operation by September 9, allowing the
hospital ship USNS Comfort to berth
at the Port where approximately 2,000
persons received medical treatment.
In addition, emergency modifications
were made to allow the berthing of the
cruise ship Holiday, which continues to
provide shelter to approximately 1,600
Coast residents. Likewise, preparations
were under way to receive shipments
of building materials beginning in De-
cember.’

At Port Bienville Industrial Park in
Hancock County, Katrina caused an
estimated $70 million in damages to
industries and companies. These com-
panies employed approximately 1,250
people,notincluding subcontractors and
suppliers. Three companies employing
approximately 200 people have ceased
operations since Katrina and show no
indication of resuming operations. CSX
Railroad lost 38 miles of track and 11
bridges that resulted in termination of
rail service for rail-dependent industries
within Port Bienville. As a result, these
industries turn to other means of com-
mercial transportation at costs increased
by approximately 30 percent to 40 per-
cent.* Even though the damage sus-
tained by the Port Bienville Industrial
Park tenants was significant, the Port’s
wharves were not damaged, and the ca-
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Because of a
phenomenon
known as
“induced
traffic.”

When planners add ca-
pacity, such as new lanes
to a multi-lane highway,
the expansion chonges
drivers’ behavior. Those
who had been taking
other routes, traveling at
off-peck times, or choosing
other meamns of fromsporta-
tion abondon alternatives
to take advaontage of the
new, higher capacity of
the old highway. Conges-
tion builds rapidly—more
rapidly thon the popula-
tion growth on which
transportation planning
is often based, and the
new lanes become as
clogged during peak
times as they ever were.
This is why wider roads
don't necessarily lead
to better traffic flow.

Source: Governor’s

Commission. Mississippi Renewal Forum.
Final Team Reports. Transportation.
“Building a 21st Century Transportation
System for the Gulf Coast.” 19 Oct. 2005.
<http://governorscommission.
com/info/plansReports.html>.

nal system serving the Port received a
minimal amount of silting.

Recommendations

CSX Rail Line

The location of the CSX east-west
rail line was at the forefront of public
debate on the Coast long before the ar-
rival of the economic boom from gam-
ing and long before Hurricane Katrina.
For decades local elected officials, com-
munity leaders, businesses, and residents
have unsuccessfully engaged in efforts to
secure the removal and relocation of the
rail line and its rail operations. The vast
majority of the CSX rail traffic con-
stitutes “thru freight trains,” trains that
pass through the Coast without stop-
ping and serving local industries, with
limited service to the Port of Bienville
and the Port of Pascagoula. Problems as-
sociated with the rail line became more
pronounced as the casinos fueled eco-
nomic growth along the Coast and in-
creased traftic congestion and gridlock.

With 170 grade crossings along the
CSX rail line in the three coastal coun-
ties, the risks to motorists and pedestri-
ans have increased with the traffic. From
January 2000 through August 2005, 90
grade crossing accidents involving CSX
trains were reported to the Federal
Railroad Administration.” In addition
to the dangers, the noise and other an-
noyances associated with the trains are
detrimental to development of neigh-
borhoods near the rail line.

Discussions have been underway
between CSX and the Commission
focusing on the joint goal of moving
the rail line and/or relocating CSX rail
operations, and CSX has advised the
Commission that it will evaluate all op-
tions to make this move a reality. Relo-
cation of the rail line would eliminate
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Even before Katrina, the
transportation infrastructure did
not provide the general public
with much incentive to utilize
public transporttion, which in
turn limited the potential of CTA’s
ridership. Ridership directly
determined operational and
capital revenue and federal
funding, and revenue and
funding limited CTA’s abil-

ity to provide innovative

and expanded public
tfransportation services to

the Gulf Coast. It was the
classic “domino effect.”

some of the public safety concerns and
traffic annoyances brought by trains. In
addition, the project would open the
railroad track bed and right-of-way for
development of a new transportation
corridor on which to locate an east-
west thoroughfare that could include
trolleys, bicycle lanes, and pedestrian
walkways. Though it might require the
acquisition of additional right-of-way,
such a thoroughfare could provide four
roadway lanes that could take some of
the traffic pressure oft Highway 90 and
allow it to assume the character of a

beach boulevard.

If popular support exists for this idea
and CSX is willing to abandon the ex-
isting rail bed, what are the obstacles
to making this happen? Costs and the
right legal mechanisms for conveyance
are two major impediments, although
CSX and state regulatory officials view
neither as impossible to overcome. The
numbers, however, are daunting. One
study puts the price tag for relocating the
rail line north of I-10 at $795 million.
That idea is no longer seen as practical.
Through the Commission’s work, how-
ever, CSX has identified other options
that could cost substantially less, require

very little additional right-of-way, and
take significantly less time to complete.
CSX is to be commended for working
aggressively to address the issues so as to
provide a definitive answer.

If CSX agrees to the conveyance, the
state could acquire the right-of-way in
12 to 18 months. The Governor and
Mississippi’s  congressional delegation
would be responsible for implement-
ing the recommendation to acquire the
existing CSX rail line and right-of-way.
The balance of the funding require-
ments must come from the state.

Highway 90 Conversion

Economic progress and the lack of a
coordinated approach between land use
development and roadway infrastructure
construction resulted in Highway 90
losing its personality as a scenic beach
boulevard and evolving into a heavily
traveled and congested highway. The
Gulf Coast now has the opportunity
to redefine permanently the character
of Highway 90 and return it to a pe-
destrian-friendly beach boulevard that
reduces vehicular traffic and increases
opportunities for bike paths, pedestrian
walkways, and public transit.

The present Highway 90 should re-
main a four-lane road and should not be
enlarged to six lanes. The Highway 90
conversion should incorporate a Gulf
Coast bikeway that extends the entire
length of the coast with designated bike
lanes on the Bay St. Louis bridge and
the Biloxi-Ocean Springs bridge, and
linkages to inland bayous and green-
ways.

To reach this goal a new east-west
transportation thoroughfare must be
developed to remove the majority of
vehicular traftic from Highway 90. The
CSX rail line and right-of-way discus-
ston above provides a potential location



for such a thoroughfare. If the CSX
property cannot be acquired, an alter-
nate route for a new east-west road for
vehicular traffic must be considered.

The ability of Highway 90 to as-
sume a boulevard character may be af-
fected by the rebuilding design of the
Bay St. Louis and Biloxi-Ocean Springs
bridges. The Mississippi Department
of Transportation (MDOT) intends to
rebuild the Bay St. Louis and Biloxi-
Ocean Springs bridges in their existing
footprints at a total cost of approxi-
mately $400 million. The Biloxi-Ocean
Springs bridge has generated much de-
bate as to whether a four-lane bridge
should be built, instead of the six-lane
bridge proposed by MDOT.

The Commission has specific con-

Highway 90, Gulfport.
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cerns as to the traffic volume and con-
gestion that will be generated by a six-
lane Biloxi-Ocean Springs bridge that
feeds into the present four-lane High-
way 90. If this occurs, MDOT must de-
velop design features and plans to divert
some of the traffic traveling west over
the bridge to a new east-west roadway.
Likewise, plans must be developed to
divert the majority of commercial and
private vehicles from Highway 90 onto
a new east-west thoroughfare. Provid-
ing solutions to these traffic issues will
require transportation and traffic engi-
neering studies to address traffic vol-
umes, flow and control, traffic signage
and signalization, and redesign of exist-
ing roadways and thoroughfares.

The Canal Road-Port of Gulfport
Connector

The growth and expansion of Gulf-
port, primarily fueled by the gaming
and tourism industries prior to Katrina,
created significant traffic congestion
problems on Highway 49 from points
north of Gulfport to the intersec-
tion with Highway 90. Development
of business and commercial properties
along Highway 49 north of Interstate
10 into central Harrison County con-
tributed to increased use of Highway 49
by commercial and private traffic. This
growth made Highway 49 the prima-
ry north-south traffic artery from the
northern Harrison County to the inter-
section with Highway 90. Highway 90

Photo: Sun-Herald
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The Gulf Coast now has the
opportunity to redefine
permanently the character of
Highway 90 and return it to

a pedestrian-friendly beach
boulevard that reduces
vehicular traffic and
increases opportunities for
bike paths, pedestrian
walkways, and public transit.

is unable to handle effectively the large
intermix of commercial and private ve-
hicle traftic low which grows daily.

After conducting studies to arrive
at a solution to this problem, MDOT
selected a route for a connector inter-
state highway west of Highway 49.The
connector, Interstate 310, is planned to
begin at the Canal Road interchange
on Interstate 10 and extend to a point
on Highway 90 at the Port of Gulfport.
The connector is designed to reduce
traffic low on Highway 49 and assist
in reducing traffic volume on Canal
Road.

Members of the Commission and lo-
cal officials have met with MDOT offi-
cials to discuss redesigning the connec-
tor to accommodate and support the
following Commission recommenda-
tions: (1) a new east-west thoroughfare,
(2) the Highway 90 conversion to a pe-

destrian-friendly beach boulevard, and
(3) Port of Gulfport activities, which
are evolving into a mix of commercial
businesses and gaming. The Commis-
sion recommends that MDOT redesign
the I-310 connector to accommodate
and support these three recommenda-
tions.

MDOT agrees and is currently work-
ing with the State Port Authority, the
City of Gulfport, MDA, and the Com-
mission to address this critical issue. The
Gulf Regional Planning Commission,
MDOT, and the Federal Highway Ad-
ministration should all share responsi-
bility in different degrees for the im-
plementation of this recommendation
with funding from federal highway ap-
propriations and state participation.

A Transportation Master Plan

The unprecedented damage wrought

by Katrina and the subsequent decision
to rebuild the Gulf Coast according to a
new vision has rendered previous trans-
portation planning obsolete.

The Commission further recognizes
that George, Stone, and Pearl River
Counties and the northern parts of the
three coastal counties are now being
used as staging areas for the rebuilding
of South Louisiana and the coastal re-
gions of Mississippi and Alabama. These
counties were experiencing significant
population growth before Katrina; how-
ever, this growth has been compounded
with the influx of hurricane evacuees
and construction workers, all of which
has further stressed the transportation
infrastructure system.

In addition to planning the rebuilding
of the coastal transportation infrastruc-
ture, planning for east-west and north-
south connectors and roadways in these
other geographic areas is equally im-
portant. A new, more comprehensive
transportation master plan for the Gulf
Coast and the South Mississippi coun-
ties 1s necessary.

The Commission recommends that
a transportation and traffic engineering
firm be retained to study, evaluate, and
produce a transportation master plan
for the Mississippi Gulf Coast, including
the six South Mississippi counties. Such
plan should be designed to: (1) pro-
vide a pedestrian-friendly, multi-modal
transportation network that improves
traftic flow and provides for bikeways,
jogging paths, pedestrian walkways,
and trolleys, and (2) improve east-west
and north-south travel for the central
and northern parts of the coastal coun-
ties and George, Stone and Pear] River
counties.

This project should include the con-
version of Highway 90 to a beach bou-
levard and the development of a new



east-west thoroughfare utilizing the
CSX rail line and right-of-way or an
alternate route. The master plan should
be compatible with and enhance the
land use concepts and recommenda-
tions of the Commission.

The Gulf Regional Planning Com-
mission, MDOT, the Federal Highway
Administration, and the Renaissance
Advisory Council (as proposed in the
section on Land Use) would share re-
sponsibility in different degrees for the
implementation of this recommen-
dation. Funding is available through
FEMA, MDOT, and the Federal High-
way Administration, which was recently
appropriated $2.75 billion by Congress
for rebuilding efforts.

Public Transportation
Even before Katrina, the transporta-

CTA Lighthouse Station, Biloxi
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tion infrastructure did not provide the
general public with much incentive to
utilize public transportation, which in
turn limited the potential of CTA’s rid-
ership. Ridership directly determined
operational and capital revenue and
federal funding, and revenue and fund-
ing limited CTA’s ability to provide in-
novative and expanded public transpor-
tation services to the Gulf Coast. It was
the classic “domino effect.”

Free public transportation for a two-
year period is critical to recovery and
rebuilding efforts since many people
have lost their vehicles and rely on pub-
lic transportation to travel to relief cen-
ters, work, grocery stores, and shopping
centers.'” As communities pass from the
recovery stage to the rebuilding and re-
newal stages, public transportation be-
comes an integral part of the renaissance

of South Mississippi. The Commission
makes the following recommendations:

B CTA should apply for all available
federal funding to compensate for
the revenue shortfall resulting from
Katrina, and to repair and replace
capital facilities and vehicles. CTA
officials have been meeting with FTA
representatives and made written ap-
plication to Congress for emergency
funding.

B An experienced and qualified trans-
portation engineering firm should be
contracted to undertake a compre-
hensive inter-modal transportation
plan, including public transportation.
The plan should focus on providing
public transportation that affords a
pleasant and cost-effective means of
traveling to work, visiting casinos,
and sightseeing and shopping for

Photo: Sun-Herald




34 |

INTERMODAL TRANSPORTATION

The unprecedented damage
wrought by Katrina and the
subsequent decision to rebuild

the Gulf Coast according to a

new vision have rendered previous
tfransportation planning obsolete.

residents and tourists. It also should
encourage less reliance on the car for
daily use.

B CTA should obtain funding for a fea-
sibility study addressing the construc-
tion and operation of an electric trol-
ley/cable car system along Highway
90 and other innovative approaches
to increasing ridership in conjunc-
tion with the land use and intermodal
transportation recommendations. The
Mississippi Department of Transpor-
tation should coordinate Highway
90 design and rebuilding plans with
CTA to provide for a track bed lo-
cation which supports a trolley/cable
car system. The Commission notes
that CTA has applied for a $400,000
grant to study the feasibility of such
projects.!!

M Casinos, condominiums and retail
developers, particularly those located
along Highway 90, should work and
coordinate with CTA in the design
and development of rider pickup sta-
tions for rubber-tire trolleys and rail
trolleys. This effort would further re-

duce the volume of vehicles traveling
on Highway 90 and contribute to a
pedestrian-friendly beach boulevard.

The Coastal Transit Authority would
be responsible for implementing these
recommendations in coordination with
Gulf Regional Planning Commission
and other entities responsible for the
implementation of a new transportation
master plan. Funding resources would
include federal, state, and local funds.

Coastal Ports

The Commission recommends that
the Governor establish a Coastal Port
Council to work directly with the Mis-
sissippi Development Authority (MDA)
to study and evaluate the role and mis-
sion of the Port of Gulfport and the
Port of Pascagoula. We also recommend
that an experienced, qualified consul-
tant conduct a study of these two ports
and develop a master plan designed to
maximize the growth potential of each
port and minimize duplication of op-
erations and services.

The Hancock County Port and Har-
bor Commission (HCPHC) has voiced
opposition to being included in a
Coastal Port Council since it is current-
ly completing a master plan that spe-
cifically addresses these issues, as does
the recently completed LATTS study.
According to HCPHC, it does not
compete for the same customers and
products as the Ports of Gulfport and
Pascagoula and has focused its planning
and marketing efforts accordingly. '?

The membership of the Coastal Port
Council should be appointed by the
governor and should consist of represen-
tatives of the two coastal ports, the local
chairman of Local 1303 of the Interna-
tional Longshoreman Association, and
any other persons deemed appropriate
for membership by the governor.

Inland Port Development

The Port of Gulfport encompasses a
significant land area that is occupied by
large truck trailers and containers that
await transportation to various destina-
tions. Most of this cargo is subsequently
transported from the Port by trucks and
a small percentage is moved by rail. The
rail line into the Port crosses Highway
90 at grade, disrupting traffic flow on
Highway 90 and contributing to ve-
hicular accidents as trains utilize the
crossing. The Commission, therefore,
recommends that property be acquired
north of Highway 90 and developed
as an inland port or staging facility in
preparation for shipment of unloaded
cargo to its final destination.

Such an enterprise would allow cargo
to be unloaded directly onto trucks at
the Port of Gulfport and immediately
transported to the inland harbor for
temporary holding until final move-
ment by truck or rail. An inland port
would reduce the amount of land area



needed by the Port of Gulfport at its
commercial maritime operations, open
land for casino and related develop-
ments, and eliminate the railroad grade
crossing over Highway 90 as it enters
the Port.

The governor, Harrison County,
MDA, and Jackson County would share
responsibility for implementing rec-
ommendations concerning the coastal
ports and an inland port; however, Jack-
son County would not participate in
the implementation of the inland port
recommendation. Funding resources
would include the Mississippi Develop-
ment Authority, the state of Mississippi,
and Harrison and Jackson counties. It
is recommended that the Coastal Port
Council make recommendations as to
the funds received by the Port of Gulf-
port and the Port of Pascagoula.
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Top: Bay St. Louis bridge. Photos: Courtesy of CSX
Bottom: Barges washed ashore.
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atrina  not only de-

stroyed homes, busi-

nesses, and personal

property, it left large

communities  stranded
without shelter, food, water, sewer, and
electricity. If South Mississippi learns
nothing more from the effects of this
catastrophic storm, it must re-evaluate
the management of public services for
communities vulnerable to natural di-
sasters.

One of the most recurring issues
to emerge from discussions regarding
public services is the need to develop
a multi-county, comprehensive plan for
water, sewer, and solid waste facilities.
Other ideas included: sharing certain
services to increase efficiencies while
preserving the identities of individual
communities; establishing a plan for re-
cycling and disposing of debris follow-
ing a disaster; evaluating technologies

PUBLIC
-RVICES

for a more robust and reliable commu-
nications system; and improving emer-
gency responder disaster plans in terms
of staging resources, manpower, and
equipment.

Commission research was bolstered
by recommendations that came from
the Mississippi R enewal Forum in mid-
October.The Renewal Forum not only
focused on land-use issues, but also ad-
dressed the need for regional planning
of public services. Renewal Forum de-
sign teams identified the need to use the
rebuilding period as an opportunity to
solve pre-existing problems and make
key infrastructure resilient to hurricanes
and other natural disasters. Among
Renewal Forum suggestions: moving
utilities underground to reduce hurri-
cane damage; enhancing water quality
through integrated water systems; up-
grading and regionalizing wastewater
treatment; discouraging individual sep-
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tic tank use; and establishing emergency
response plans for debris recovery and
disposal.

The Governor’s Commission also
organized town hall meetings with the
residents in South Mississippi to present
ideas and to listen to citizens’ concerns.
The Infrastructure Committee contin-
ued to develop these ideas in several
meetings during November and De-
cember.

The call for regionalization that char-
acterized so many of the conversations
suggests that city and county govern-
ments address problems, issues, op-
portunities, services, and facilities in a
collective manner. Successful regional
organizations throughout the country
have all been based on a simple model:
a long-term process with specific goals,
objectives, work programs, committees,
and committee assignments designed to
achieve optimum cost and service per-
formance with minimum bureaucracy.
A regionalized approach would view
the six South Mississippi counties as
one operational area with many com-
ponents, alignments, configurations, and

coalitions.
The Need for Sharing

Demands facing individual local gov-
ernments grow at increasing rates. Most
governmental services affecting daily
life are performed by local govern-
ments. Additionally, public services are
highly regulated. State and federal gov-
ernments continually adopt unfunded
mandates to local governments and
control the ability of local governments
to tax their citizens and borrow money.

Local governments should com-
municate with each other their issues,
concerns and opportunities about the
services provided to their citizens. It is
virtually impossible for each local gov-

In effect,

the human
communications
disaster
compounded the
impact of the
natural

disaster.

\

ernment to construct facilities and pro-
vide services in a cost-effective manner
without working in cooperation with
other local governments. Functions
such as transportation, technology, en-
vironmental protection, public safety,
water and sewer collection and treat-
ment, and economic development are
too complex and expensive for local
governments to chart their path alone.
In any regional system, however, com-
munities that have already invested in
upgraded infrastructure should be re-
warded and not penalized.

Intergovernmental
Cooperation

Virtually every type and level of gen-
eral purpose government is involved,
to some degree, in the provision of the
same types of services and facilities.
Even domestic protection, which most
citizens identify as a federal responsi-
bility, has now been extended to local
governments after the terrorist attacks
on September 11.

The methods by which an individ-
ual government can spend its tax dol-
lars more eftectively by working with
other levels of government are limitless.
If a county has a responsibility, issue or
problem, it also affects the cities within
that county, surrounding counties, as
well as the state and federal govern-
ments.

For example, it is virtually impossible
for any local government to meet all
of the environmental responsibilities it
faces by acting alone. Additionally, trans-
portation systems must be constructed
through the use of joint funding and
must be part of an overall functioning
network to reach any level of success. In
the area of law enforcement and crimi-
nal justice, if agencies and organizations
cannot communicate with one another,



criminals and criminal activity become
very difficult to control.

Regional Structure

Under state leadership, the more than
20 local governments that comprise the
six lower counties have the opportunity
to join together and create a regional or-
ganization to lead the development of a
long-range, comprehensive plan that in-
cludes the management of water, sewer,
and storm water utilities. This regional
organization must have local govern-
ment roots and be sensitive to private
economic interests that will foster eco-
nomic growth and development.

Several organizations currently exist
that service all or part of the counties
of George, Jackson, Hancock, Harrison,
Pearl River, and Stone.' These multi-ju-
risdictional organizations could partici-
pate in the regional entity that may be
solely responsible for the planning and
provision of these regional services.

Regional Plans

There are several public services that
are amenable to a regional structure.
The most obvious are solid waste dis-
posal, water, sewer, transportation, cor-
rectional facilities, and tourism devel-
opment.

Voluntary cooperation between lo-
cal governments is difficult to achieve
without leadership and financial in-
centives. There should be a regional
authority responsible for preparing a
regional plan and addressing all appro-
priate facilities and governmental ser-
vices. Initially this plan should be devel-
oped without regard to governmental
boundaries. Once the plan is adopted,
the regional authority must carry out
certain common functions and partici-
pating governments must share in the
cost proportionately.
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One of the most important compo-
nents of the regional plan is identifying
which governments and individuals are
responsible for implementation of its
difterent parts. The best example on the
Mississippi Gulf Coast is in the area of
transportation.

Currently, there is a long-range, re-
gional transportation plan required
by federal law, which determines how
state, federal and local governments will
spend transportation funds. While in-
dividual governments may be building
different components of this transporta-
tion network, it is nevertheless a com-
prehensive, regional transportation plan
that is being implemented intermodal.
(See chapter on intermodal iransporta-
tion.)

State government has become em-
powered to direct and greatly influence
how federal spending occurs. The state
should not only require regional plans
where appropriate but should consoli-
date grant funds into a Regional Ser-
vices Fund. All spending from this fund
must be aimed at implementation of the
regional plan. It is unlikely that any local
government will ever fully divest itself
of providing any of these services, but
they will look at the best means of shar-
ing responsibilities, duties and require-
ments. A regional authority would be a
likely candidate to assist in this process.

Role of State Government

Many times regionalism and inter-
governmental cooperation require ex-
ternal leadership forces to be successful.
This is primarily accomplished through
funding incentives. The governor, or
his designee, should use all appropriate
influence to insist that state and federal
agencies use their grant resources to
support regionalism. Most public facili-
ties projects involve multiple funding
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sources. The governor should influ-
ence agencies, such as the Mississippi
Development Authority, Department
of Environmental Quality, Department
of Transportation, and the State Board
of Health to pool their funding for the
Gulf Coast and carry out a regional plan
for different types of services.

State leadership and policy direction
is a critical element in the implemen-
tation of a regional strategy. Without a
strong commitment on behalf of state
government, developing regional ser-
vices will be extremely difticult. By es-
tablishing a Regional Services Fund and
requiring that these funds be spent to
support the implementation of regional
plans, a funding mechanism that can
drive the process. Officials and residents
assume that there will be a large infu-
sion of new capital into the Gulf Coast
and state of Mississippi as part of the re-
covery process. These funds should be
used to support regional plans when-
ever possible. Additionally, infrastruc-
ture spending should be reestablished as
the highest priority for state and local
governments.

Recommendations

A Regional Public Utility
Authority

Public services such as water, sewer,
and storm water currently are man-
aged on a city and county level. Each
community bears the burden and ex-
pense of managing private contrac-
tors, or training personnel, outfitting
equipment, and maintaining facilities.
After a natural disaster, the restoration
of these services is critically dependent
on the quick recovery of each county,
city, and community. Smaller and more
rural communities do not have the re-
sources, capabilities, or personnel for a

quick recovery or for the speedy resto-
ration of services for its residents. Larger
communities suffering significant losses
from such a disaster also face the same
problem.

In addition to the needs for recovery
planning, there are current inefticiencies
in the provision of public services across
the Coast. These inefficiencies result in
ineffective use of resources, unrespon-
siveness, inadequate planning, and ulti-
mately in degraded customer service.

For instance: There are 14 municipal
water and sewer systems, eight separate
water districts, 19 water associations,
and over 30 private water companies
operating separately across the region.?
Many of the smaller systems are under-
capitalized, under-sized, and in a poor
state of maintenance. Prior to Katrina
some of these systems would not have
been able to support expected growth
in the region; post-Katrina the situation
is even more difficult, since most will be
unable to repair and grow fast enough
to keep up with growth predictions. In
addition, available funding in the short-
term of hurricane recovery is designed
to rebuild to the pre-disaster state. If the
systems were inadequate before, they
should not be rebuilt to an outdated
standard.

As a result of Hurricane Katrina, wa-
ter and sewerage systems on the Mis-
sissippi Gulf” Coast suftered significant
damage. Temporary repairs have been
made in some areas; however, long-term
usage issues still must be addressed. For
example, the Harrison County Waste
Water Management District (HCW-
WMD) sustained significant damage to
regional waste water pumping, transfer
and treatment systems and requires ap-
proximately $26 million to restore the
facilities to its original condition.

The same is true for the Mississippi

Gulf Coast Regional Wastewater Au-
thority in Jackson County, which re-
quires approximately $26 million to
restore its facilities to their original
condition. Likewise, the sewer systems
in the cities along the Coast suffered
extensive flooding, causing significant
damage to motor control centers, pow-
er panels and instrumentation systems,
which were above ground but flooded.

Under current ownership and man-
agement of water and sewer systems,
each community is responsible for re-
storing its own facilities for collection
and transport. Governments have expe-
rienced a loss of cash flow, however, due
to reduction of sales tax revenues. Most
small businesses that were vital to the
economy of the cities such as Bay St.
Louis, Waveland, Pass Christian, Long
Beach, Gulfport, and Biloxi have been
devastated. Some may never come back.

For those that will return, it may be




several months before they will see any
sales tax revenues.

Adding to the problem, other sources
of revenue such as water fees and ad va-
lorem taxes have also been significantly
affected. Most cities lost a significant
portion of their ad valorem tax base and
water customers due to the total devas-
tation along Highway 90 and south of
the CSX railroad corridor.

Additionally, alternative water sources
are needed. Katrina’s storm surge caused
contamination of wells and other wa-
ter supplies. Alternate water collection
systems Or a reservoir to protect against
water shortages should be considered to
protect against future disasters. A reser-
voir not only would supply additional
resources, but also could provide a rec-
reational resource and, potentially, flood
control.

A regional authority operating across

the six counties may provide significant
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opportunities and cost reductions. A
task force composed of the Department
of Environmental Quality, the Missis-
sippi Department of Health, and the
Public Services Commission examined
the concept and concluded that such an
entity would be effective in meeting all
the needs outlined above. (More details
on task force considerations may be
found in the full subcommittee report
at WWW.ZOovernorscommission.com).

Consistent with the recommenda-
tions of the task force and other plan-
ning agencies, the Commission recom-
mends that the state legislature create a
regional utility authority for the pur-
pose of managing sewer, water, storm
water, and other utility services across
the six southern counties.

This authority should be authorized
to construct new facilities and acquire
existing facilities from counties, mu-
nicipalities, rural water associations, and
independent providers. These providers
would maintain billing and connec-
tion responsibilities for their service
areas. The regional authority would be
responsible for transport of water and
sewage and for sewage treatment.

A study should be commissioned im-
mediately, with input from all affected
counties and cities, to determine the
best structure of a regional utility au-
thority and an implementation plan.
The plan should be completed in three
months. The Commission recommends
that the regional authority be created
by the Mississippi Legislature utilizing
legislation modeled after successful re-
gionalized utilities such as the DeSoto
County Regional Utility Authority, the
Mississippi Gulf Coast Regional Waste-
water Authority, the HCWWMD, and
entities currently providing such ser-
vices in other states. The proposed leg-
islation should provide the regional au-

thority with a broad range of oversight
authority over water, sewer, storm wa-
ter, and other critical utilities. (Sample
enabling legislation may be viewed in
the full subcommittee report at www.
gOVernorscommission.com).

The regional authority should be au-
thorized to do the following:

B construct new and centrally located
facilities and build new systems in
unincorporated areas that have no
service-area entity established,;

B build interceptor lines to existing in-
frastructure;

M by agreement with municipalities,
acquire and rebuild existing plants
and systems in municipalities;

B by agreement with municipalities,
take over and administer city systems
in municipalities that choose to be
relieved of the burden;

B acquire existing private systems;

B provide a six-county contract for op-
eration and maintenance of all plants
and water wells;

M provide service area functions such
as bill collection and maintenance of
lift stations that municipalities, coun-
ties, and public utility districts may
voluntarily choose to transfer to the
regional authority;

B partner with the Pat Harrison Water-
way District to commission a study
to evaluate the cost and benefits of a
reservoir to serve South Mississippi;

B develop a water, sewer, and storm
water plan for the six-county region;
and

B coordinate funding from state and
federal resources.

The provision of water and sewer ser-
vices necessarily involves three phases
— connection, transport, and treatment.
Under the proposed system, the mu-
nicipalities and independent utility pro-
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Before Katrina
no single
public safety
radio system
served the
entire region.

viders would remain responsible for the
“connect” phase.The regional authority
would be responsible for transport and
treatment. In order to implement this
system, the regional authority should be
further authorized to:

B pass ordinances in the counties and
cities imposing fees and require-
ments for transport lines;

B enter into service agreements with
municipalities, counties, rural water
associations, and independent pro-
viders;

B meter the amount of sewage trans-
ported to centralized or acquired
facilities;

B review and approve water and sewer
connections in addition to the ap-
provals required by the Department
of Environmental Quality and the
Department of Health; and

B charge a monthly fee based upon
an estimate of the amount of waste
treated annually.

The municipalities and independent
utilities will maintain authority over
connections in their service areas and
may charge a premium in addition to
the treatment charges of the regional
authority. These customers of the re-
gional utility would remain responsible
for collecting treatment fees from their
residents.

Congress recently appropriated $45
million to the Rural Community Ad-
vancement Program to help communi-
ties reestablish water, waste disposal, and
waste water facilities. Additional fund-
ing assistance may be obtained from the
USDA.The USDA’s Water & Waste Wa-
ter programs can provide assistance to a
public body, utility district or nonprofit
water association that is located in a ru-
ral area or an incorporated city/town

with a population of less than 10,000.

Eligible loan/grant proposals include
the installation of new water and waste-
water systems, repairs, or additions to
existing systems.

Standardized Emergency
Communicctions

Before Katrina, no single local pub-
lic safety radio system served the entire
region. Each of the six coastal counties
maintained its own radio system. Sever-
al coastal municipalities had their own
system. Each system’s coverage area was
limited to its jurisdiction or slightly be-
yond.

Also, because the various state agency
systems have different manufacturers,
different technologies, and difterent fre-
quencies, they are not easily interoper-
able with each other, and no statewide
mechanism  provides interoperability
among those first responders (ambu-
lances, fire, police and medical) and state
agencies. For example, prior to and in the
immediate aftermath of Katrina, most
first responders from the Mississippi De-
partment of Transportation (MDOT),
the Department of Public Safety (Public
Safety), and the National Guard could
not talk directly to each other or directly
to first responders on local coastal sys-
tems, except for limited communications
with Harrison County.

The same problem existed between
federal and state agencies. The U.S.
Coast Guard, the military, and FEMA,
for instance, could not talk directly to
first responders from local and state
agencies. The situation was worsened
by the failure of local communications
systems that were damaged or destroyed
by wind or water.’

First responders on all levels — local,
state, and federal — were resourceful and
persistent. They found ways to com-
municate under difficult circumstanc-



es — often simply exchanging radios.
Wireless vendors sent thousands of ad-
ditional radios to the aftected area. Be-
fore Katrina, the Harrison County sys-
tem managed 3,027 radios. Within two
weeks, over 800 additional radios had
been distributed to local, state, out-of-
state, and federal emergency personnel,
who used the Harrison County system
as a de facto strategic communications
center.

In other coastal areas in the first days
after Katrina, however, local law en-
forcement and first responders could
not communicate effectively, if at all,
within their own jurisdictions, and
certainly not with other jurisdictions.
Where the local radio system went oft-
line, first responders could operate only
within visual limits, with no coordinat-
ed allocation of assets within the juris-
diction and no communications outside
their jurisdiction.

Mutual aid and common channel use
among jurisdictions, when and where
available, quickly became overloaded.
Even in Harrison County, where the
local system continued to operate, con-
nectivity to the outside was limited ini-
tially to satellite phones.

As the scope of the destruction and
need for massive outside help became
clear, there were few links between local
responders and responding state agen-
cies, such as Public Safety, MDOT, and
the National Guard, and those agencies
could not talk effectively to each other
or to responding federal agencies. As a
result, the ability of state and federal di-
saster relief agencies to immediately assess
damages and plan a coordinated response
was severely limited. In effect, the human
communications disaster compounded
the impact of the natural disaster.

Local governments must work with
the Mississippi Wireless Communica-
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tion Commission. Before Katrina, the
2005 Mississippi Legislature created the
Mississippi - Wireless Communication
Commission to implement “a statewide
wireless communications system” and
“enable interoperability between vari-
ous wireless communications technolo-
gies”* So, when seeking improvements
and replacements to the emergency
communications systems within South
Mississippi, local governments must
work with the Wireless Commission as
it seeks to develop a statewide system
and improve interoperability.

The Wireless Commission should is-
sue a request for proposals to develop a
statewide wireless communication sys-
tem. The cost of a comprehensive state-
wide wireless communications system
is impossible to predict and will depend
largely on the technical requirements of
the RFP. A 2003 report by RCC Con-
sultants, Inc., however, predicted the
cost could be as high as $262.5 million.’
It 1s possible to pay for much of this by
allowing private carriers to resell part
of the state radio spectrum in return
for installing the state’s wireless system.
Based on the experience of other states,
funding options include federal grants,
user fees, and state bonds.

The Commission recommends that
the Wireless Commission and the RFP
address the following issues.

Local Option. Local governments
should be able choose their own sys-
tem and vendors so long as the system
and equipment are compatible with the
state’s interoperability plan, as discussed
below. If the state builds a statewide sys-
tem, local governments should have the
option to join the state system, subject
to full disclosure of initial and ongoing
capital and maintenance costs, gover-
nance and control issues, present and
past technology requirements, and local
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coverage capabilities. If local govern-
ments decline to join the state system,
the state system should provide interop-
erability between those local govern-
ments and the state system, as described
below.

Interoperability. Based on lessons
learned from Katrina, immediate voice
and data communications among first
responders (local, state and federal) must
be coordinated, even if they are outside
the normal system coverage or jurisdic-
tion of the lead agency responding to
the incident. Coastal interoperability
should also address the need to com-
municate with first responders and ap-
propriate state and federal agencies in
adjacent states.

Survivability. The Commission rec-
ommends that the Wireless Commis-
sion develop survivability standards for
design and construction of new and
replacement wireless communications
equipment and systems, and enforce
those standards to local governments;
otherwise, funds may be spent on sys-
tems at risk for future failure.

Priority for Coastal Wireless Com-
munication System. The
sion recommends that if the Wireless

Commis-

Commission contracts for design and
construction of a statewide wireless
communications system, the area most
severely affected by Hurricane Katrina
should be the first area placed in full
operation, especially with respect to

improvements to interoperability.

Emergency provisions. This Com-
mission recommends that the Wireless
Commission include in the RFP a re-
quirement for portable wireless units,
towers and other infrastructure to be
deployable as needed in the event of
another disaster.

Emergency plans and agreements. The
Wireless Commission should take the
lead in development and implementa-
tion of a plan to coordinate public and
private communications resources and
assets during major natural disasters and
emergencies. The Wireless Commission
should also encourage mutual aid pacts
between local governments with similar

systems and between local governments




and nearby state agency facilities. The
Wireless Commission also should de-
termine if a commercial network that is
highly survivable and covers the Coast
could be used as a redundant backup
system, similar to the system used by
Harrison County and Mississippi Power
Company.

Funding. Recognizing the severe
impact of Katrina on Coastal govern-
ments’ revenue and expenses, the Wire-
less Commission, the Governor’s Of-
fice, the state legislature, and all other
relevant public officials and agencies
should avoid placing the cost of these
measures on local governments. In most
situations, FEMA will pay for replace-
ment equipment, but other sources of
funding will be necessary for a state-
wide system and for improvements to
interoperability as recommended by the
Commission. Federal funds should be
accessed to the fullest extent possible,
including both traditional Department
of Homeland Security and law enforce-
ment grants and supplemental appro-
priations. A competitive procurement
process should maximize cost savings
and technology innovations. The pro-
cess also should look at the possibility of
reselling part of the spectrum for area-
wide digital broadband services such as
in Philadelphia, Pa.

Needs and cost assessment. Before is-
suing the RFP, the Wireless Commis-
sion should update the RCC report’
regarding current state agency com-
munications assets, needs, costs, and
projected expenditures. The Wireless
Commission should accomplish a simi-
lar assessment for local governments,
especially those in the area impacted by
Katrina. Without such information, it is
not possible to ensure that actual state
and local needs will be addressed, or to
calculate net costs and/or savings from
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implementing a statewide system.

Regional Discister
Preparedness

The Commission recommends that
evacuation maps be prepared for the
southern six-county region. Hurricane
Katrina proved that hurricane damage
and risks are not confined to coastal
counties. Rather, the extent of Katrina’s
damage covered an area from the Gulf
Coast to over 150 miles north. New
plans must consider the evacuation
of more people than just those in the
three southern counties. Routes also
should identify designated evacuation
centers to organize the movement and
temporary relocation of communities.
The Corps of Engineers should work
with counties and the Gulf Regional
Planning Commission to prepare these
maps.

The Commission also recommends
that the Mississippi Civil Defense and
Emergency Management Association
(MCDEMA) be funded to provide a
formal regional disaster plan for the
six counties or for all counties on a ba-
sis representative of their proportional
risks and needs. A comprehensive plan
should clarify the roles of federal, state,
and local authorities to provide a more
coordinated response to disaster and
emergency situations and optimize
the operations and/or contributions of
nonprofit organizations and third party
providers of utilities, debris removal,
food, and water. The following issues
should be included in the statewide di-
saster plan:

B dissemination of disaster prepared-
ness materials and checklists to citi-
zens;

B dissemination of maps establish-
ing clear and adequate evacuation
routes;
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B clear designation of temporary local
housing facilities;

B identification of specific cities or
counties for temporary housing by
evacuees;

B plans for collection of food, water,
and human necessities;

B plans for the quick restoration of
basic public services;

B coordination and use of staging
areas by government agencies and
utilities;

B contracts for debris removal and sal-
vage operations;

B cnsuring that emergency response
professionals are prepared, equipped,
and trained;

B education of senior citizens, peo-
ple with disabilities, and/or special
needs groups with the skills and
knowledge they will need to pre-
pare for, respond to, and recover
from emergency situations;

B training in flood-fighting tech-
niques using sandbags and other
materials;

B response of non-affected areas to
aid and support affected areas; and

B o clearinghouse agency with a
working knowledge of federal and
state funding mechanisms for disas-
ter relief.

Additionally, the state legislature
should fund MCDEMA to construct
a storm-worthy operations center. This
center would be the control center for
disaster response efforts following a
storm, hurricane, or disaster.

The

mends that an ad hoc task force be cre-

Commission further recom-

ated by the governor that requires par-
ticipation by entities providing statewide
disaster planning services. These agen-
cies should include FEMA, MEMA, the
Highway Patrol, and the Department of
Transportation, and the Department of
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The methods by which an
individual government can
spend its tax dollars more
effectively by working with other
levels of government are
limitless.

Health. It should also include utilities,
nonprofit, and faith based organizations.
This task force should be mandated
to prepare a disaster readiness plan by
June 1, 2006, prior to the 2006 hurri-
cane season. Additionally, the task force
should address communications issues

as outlined above.

Consolidation for Schools,
Law Enforcement, and Fire
Departments

Not only have school districts, law
enforcement agencies, and fire depart-
ments sustained heavy facility and equip-
ment losses, they also are vulnerable to
the decimation of local and regional tax
bases. Certain schools, law enforcement
agencies and fire departments, particu-
larly those in Hancock County, may not
be able to resume operations or only on

a very limited basis.

The need to consider the consoli-
dation of school districts, law enforce-
ment, and fire department consolida-
tion has never been more apparent
than now. The focus should be more
on consolidating facilities, equipment,
funding, training, and manpower than
on reducing costs, since cost reductions
have already been imposed by Katrina.
The Commission notes with interest
such dialogue between Waveland and
Bay St. Louis.

The Commission recommends that
the state retain qualified and experi-
enced consultants to study the school
districts, law enforcement agencies, and
fire departments in the six southern
counties. The study may be funded by
local planning and development dis-
tricts and/or the state and should make
recommendations as to the feasibility
and effects of consolidation of services.

Updating Geographic Infor-
mation Systems (GIS)

There are several different state and
local governments currently gathering
and maintaining maps and database in-
formation for Geographic Information
Systems. (For a complete survey of cur-
rent GIS capabilities,see the full subcom-
mittee report at Www.governorscom-
mission.com) As a result of Hurricane
Katrina, however, many streets, roads
and other geographic benchmarks have
been damaged or destroyed. GIS infor-
mation likely must be reevaluated for
both horizontal and vertical accuracies.
Additionally, the systems maintained by
state and local governments are not al-
ways compatible.

The Commission recommends that a
GIS task force, composed of members
of the appropriate government agen-
cies, be created to undertake the fol-



lowing objectives:

B Evaluate the current sources of re-
gional GIS information and plat-
forms.

B Assimilate and establish a central re-
pository for base map and database
information for the entire state on
a platform that is consistent with
existing information. Through the
work of the Coordinating Coun-
cil, the Mississippi Department of
Information Technology Services
(ITS) has received $1 million to
establish such an infrastructure. The
RFP(s) to configure, acquire and
set-up this statewide effort will be
out by early 2006.

B Create a web-based base map and
database that includes the following
data which should be accessible by
the public to aid in the rebuilding
and development effort: roads and
streets; water and sewer lines; zon-
ing; proposed zoning amendments
such as the SmartCode; aerial and
satellite imagery; flood zone data
for pre-Hurricane Katrina; and
flood zone data for post-Hurricane
Katrina. A site exists at the Geospa-
tial One Stop” with many of these
capabilities. The new clearinghouse
effort led by I'TS will have these ca-
pabilities.

B [Initiate collaborative efforts with
adjacent regions in Alabama, Loui-
siana, and north of the six-county

area.
A Public Services Cooperative

As a result of the destruction of Hur-
ricane Katrina the local governments of
South Mississippi are faced with daunt-
ing responsibilities, including removal
and hauling of debris; restoring infra-
structure such as water, sewer and com-
munications; providing housing to dis-
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placed residents; and coordinating and
overseeing rebuilding efforts through
inspection and permitting.

To make matters worse, most local
governments will not have enough in-
come to support these efforts as sales
tax revenues have plummeted and ad
valorem tax revenues are projected to
do the same. A regional cooperative can
provide an expanded set of services to
the areas most devastated by Hurricane
Katrina. The Commission recommends
that a six-county public services coop-
erative be created to purchase common
items, train personnel, and perform
maintenance of facilities. Obviously,
this regional approach could be used by
other areas of the state.

Centralizing procurement will allow
services to be offered more competi-
tively and will result in more consistent
pricing across the region. Significant
cost savings can be realized in the areas
of training and maintenance by allow-
ing all counties and cities to draw from
a larger pool of resources and funding.

To establish a cooperative, the Com-
mission recommends that each county
and city prepare a report detailing staft
and personnel losses, the public services
which it will be unable to supply during
the rebuilding effort, estimated funding
shortfalls for its programs and services,
and any other areas of assistance. Ad-
ditionally, the governor should create a
task force to assist with the preparation
of these reports, to evaluate the feasi-
bility of providing such services on a
regional basis, and to evaluate the cost
savings which could be associated with
centralized procurement of equipment
and supplies. The task force should fur-
ther evaluate funding and personnel re-
sources that can be utilized and shared
across the region during the rebuilding
effort.

The task force should prepare a fi-
nal report outlining its findings and
propose a plan to implement shared
services across the region. Based upon
the recommendations of the task force,
the governor should create a temporary
agency which will be responsible for
implementing the findings and recom-
mendations.



48 | AFFORDABLE HOUSING

AFORDABILE
HOUSING

n  Mississippi, more than

134,000 homes received dam-

age as a result of Hurricane

Katrina. At least 65,000 were

completely destroyed. More
than 50,000 received flood damage, and
35,000 of those homeowners had no
flood insurance.

While the hurricane’s winds and wa-
ters affected everyone in its path, some
were affected more dramatically than
others.

The role of personal assets in en-
abling people to survive and recover is
important, and the presence or absence
of assets, and insurance on those assets,
will determine who can participate in
the long-term rebuilding of South Mis-
SISSIppI.

For that reason, strategies for renewal
must closely consider approaches that

promote asset-building among low-
wealth families and communities. Fi-
nancial education, savings tools, and ac-
cess to non-predatory financial services
would help mitigate the challenges that
confront many residents. As home own-
ership is one of the primary means in
which individuals build wealth, it is im-
portant to target policies and funding
streams that help low-income residents
buy their own homes, repair them, and
retain them when faced with income
disruptions from crises such as national
disasters.

To understand the need for such ini-
tiatives on behalf of low-wealth citizens,
officials must consider the breadth and
depth of the challenges they face. Table
1 highlights key socio-economic de-
mographics for Mississippi as compared

to the rest of the nation.
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Table 1, below, illustrates two aspects
of poverty — a lack of income and a
lack of assets. For example, in Laurel,
the Median Family Income (MFI) was
more than $7,000, or 19 percent less
than the MFI across the entire state of
Mississippi. Likewise, in Gulfport, the
MFI was more than $10,000, or 20 per-
cent less than the MFI for the United
States. Not surprisingly, the poverty
rates for both locales also were signifi-
cantly higher than the poverty rate for
the country.

Income levels are reflective of the
abundance of low-wage work in both
areas. More than 42 percent of all work-
ing families in Mississippi are low-in-
come — the highest rate in the nation.
Opver a third of the jobs in Mississippi
pay below-poverty wages.'

The prevalence of low-wage work
is partially explained by the rise of the
hospitality industry. The total number of
hotel jobs tripled in Mississippi during
the 1990s — the second highest growth
rate in the nation; however, industry
growth did not translate into high-wage
jobs. On average, hotel workers in Mis-
sissippi earned $20,190 a year.?

The second aspect of poverty illus-
trated in Table 1 is a lack of assets. Ac-
cording to the Joint Center for Housing

Studies at Harvard University, “Home
equity is the cornerstone of household
wealth for most Americans,” ? yet the
rates of home ownership and home
values in these Mississippi cities trailed
the rates and values for the rest of the
nation. Many residents in South Missis-
sippi possessed limited assets on the eve
of the hurricane.

Regardless of race or class, the pres-
ence or absence of assets and insurance
will play a significant role in determin-
ing who participates in the long-term
rebuilding of Mississippi. Over 90 per-
cent of the homes in Harrison County
(Biloxi and Gulfport) did not have flood
insurance. Homeowners without sig-
nificant assets and flood insurance face a
huge affordability gap between covering
existing mortgage payments and paying
to rebuild. As mortgage grace periods
expire, those without reserves or pend-
ing insurance payments risk foreclosure
and the disappearance of their equity.
Even those who may not face foreclo-
sure have already experienced the loss
of their only major asset, and likely all
or most of the equity they may have
spent years building up.

In the short term, limited housing
stock spared from the hurricane has ex-
perienced rapid price appreciation and

is unaffordable for most residents. Many
people without insurance will also face
challenges paying a mortgage and cov-
ering the high cost of rebuilding. Those
who experience mortgage defaults will
be unable to obtain financing for an-
other home loan even if they possessed
a strong credit record before the hur-
ricane. The inability to obtain a mort-
gage then will hamper their long-term
prospects for building assets through
home equity. Simultaneously, given the
high cost of housing, foreclosed proper-
ties represent an opportunity for wide-
spread gentrification across the region
if developers acquire the properties at
low prices.

How will the poor and uninsured af-
ford to return to their homes? Who will
help people without insurance bridge
the affordability gap — especially when
most sources of capital are risk averse,
and government aid programs are slow
to move? How will renters who have
lost all of their possessions rebuild their
lives? In order to create a more equi-
table region, rebuilding strategies must
answer these questions and provide
people with the tools necessary to ac-
quire and preserve assets.

Katrina wrought widespread and un-
precedented destruction in Mississippi

Selected Socio-Economic Characteristics in Hurricane-Affected Areas

Urban
Biloxi,

M3

Median Family

Income 540,685
Poverty Rate 14.80%
Homeownership

Rate 49.10%
Median Home

Value $92,600

TABLE 1

Rural State / Nation
Gulfport, Laurel, Picayune,
MS MS MS MS Us
£39,213 $30,185 %$33.260 S37 406 $50,046
17.7% 28.9% 20.8% 19.9% 12.4%
58.7% 66.2% 66.2% 72.3%  66.2%
$80,300  §$51,600 $67.200  $71.400 $119,600

Source: U.S. Census 2000



and Louisiana, having a particularly dev-
astating impact on low-wealth residents
who lacked an economic safety net.
At the same time, the hurricane pre-
sented a unique opportunity to correct
decades of inequitable development.
Affordable housing and home owner-
ship are cornerstones upon which the
region will rebuild for the long term.
Investments in housing strategies that
target low-wealth residents will help
South Mississippi emerge as a stronger,
more equitable region.

The Destruction — A Closer
Look

Hurricane Katrina wrought damage
throughout many counties in Missis-
sippi. Regrettably, most of the pre-
liminary data to assess post-hurricane
impacts are currently available only
for the three coastal counties that suf-
fered major flood and surge damage. As
such, the Governor’s Commission has
initially conducted its pre- and post-
Katrina housing analyses solely within
the counties of Hancock, Harrison and
Jackson. It is anticipated that future fol-
low-on analyses will include all coun-
ties affected by the hurricane.

Most of the residential and commer-
cial development in the three coastal
counties occurred near the coastline
where Hurricane Katrina’s coastal surge
and flooding occurred, as indicated in
Figure 1. As one would expect, popu-
lation and housing unit densities were
greatest in the cities, particularly in parts
of Long Beach, Gulfport, and Biloxi (in
Harrison County) as well as Pascagoula
and Moss Point (in Jackson County), as
shown in Figure 2.

About two-thirds of the housing units
in those counties were occupied by
households with income below the U.S.
median level (approximately $42,000 as
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of the year 2000). In Hancock and Har-
rison Counties alone, almost 75 percent
of the housing units were occupied by

households living below the U.S. medi-
an income level. Across all three coun-
ties, about 12 percent of households
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lived below 150 percent of the federal | grams. For a four-person household in
poverty level (FPL) and thus were eli- | the year 2000, this would correspond to
gible for various federal assistance pro- | an annual income of less than $25,575
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{in 2005, the income for a family of
four at 150 percent FPL is $29,000 per
year).

In Harrison County, the proportion
of housing units occupied by house-
holds living below 150 percent FPL
was 14 percent. The spatial distribution
of these low income households can be
seen in Figure 3.

Across the three counties, 62 percent
of the housing units were owner-occu-
pied, with overall home-ownership in
Harrison County slightly lower at 56
percent (see Table 2). Figure 4, however,
shows that the lowest home-ownership
rates — less than 42 percent — occurred
in coastal communities of Harrison
County, namely Gulfport and Biloxi
(Figure 4).

The majority (62 percent) of housing
units across the three county area was
built before 1980 (Table 2). As Figure 5
shows, the greatest shares of these older
vintage homes were located in Gulf-
port, Biloxi, and Pascagoula.

Based on this information, it would
appear that Gulfport and Biloxi and
Pascagoula and Moss Point present the
greatest challenges for rebuilding.

First, these areas contained a larger
percentage of older homes that were
probably not designed to modern codes,
and thus more likely to suffer wind-
and water-related damage during severe
weather.

Second, these cities contained a larger
percentage of lower-income households
with limited ability to invest in the re-
building efforts themselves, and private,
for-profit landlords may see little incen-
tive to reinvesting in the areas.

A preliminary estimate of the damage
resulting from Hurricane Katrina can
be derived from information regarding
housing units that were exposed to the
storm surge and potential flooding. The



pre-Katrina Flood Insurance Rate Map
(FIRM) designations are helpful in
considering this issue. Areas within the
FIRM are deemed prone to flooding,
and thus households within the FIRM
were more likely to have had flood in-
surance than those in other areas. The
other option for evaluating damage
exposure is from the Surge Inundation
Limits (SIL). The SIL data were mod-
eled by FEMA based upon field mea-
sures of post-Katrina High Water Marks
(HWM) and recent Light Detecting
and Ranging (LIDAR) surveys. Table
2, shown previously, provides estimates
on the number of housing units within
either SIL or FIRM bounded areas;
these represent a rough estimate on the
number of housing units exposed to ei-
ther surge or flooding conditions in the
three coastal county area.

As shown in Table 2, more than
40,000 housing units across the three-
county area fell within the FIRM area,
and, therefore, faced a higher likelihood
of damage from flooding. In these same
three counties, more than 75,000 hous-
ing units were within the SIL area and
faced potential damage from storm
surge. What these numbers indicate is
that between 25 and 50 percent of all
housing units in the three-county area
faced likely damage by flooding, by
storm surge, or by both. These rough
estimates, however, almost are certainly
lower than the actual number of homes
damaged or destroyed. First, the calcu-
lations do not consider wind damage,
which could occur in areas not aftected
by flooding or storm surge. Second, the
housing numbers are now five years old
and do not include new homes built in
the region since 2000.

Tying together the questions of de-
mographics and damages across the
three counties, the data in Table 2 show

THE GOVERNOR'S COMMISSION REPORT

Figure 5: Surge inundation limit ond 100-year flood extent overlay on
percent of housing units built before 1980 in coastal areas.
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that about 65 percent of the housing
units exposed to the surge and over 57
percent of the units exposed to flood-
ing were occupied by households with
incomes below the U.S. median house-

hold income level. In Harrison County,

Table 3: Biloxi Peninsula Damage Estimates

around 17 percent of the units exposed
to surge were occupied by households
below 150 percent of the FPL.
Generally, the number of owner-
occupied units throughout Harrison
County exposed to the surge or to
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flooding was about two to three times
larger than the number of rental units
with similar exposure, and about three
to four times the number of vacant
units with similar exposure.

In the three-county area, about one-
third of the housing units exposed to
the surge were also built before 1980;
in Hancock and Jackson Counties, this
estimate increases to over 40 percent.

Level of Damage Estimates for
Biloxi: A Sample Case Study

To develop a more accurate assess-
ment of actual hurricane damages, as
opposed to the estimates of exposure
to the surge and to flooding described
above, more rigorous and detailed
analyses are necessary. The following is
an illustration, one that focuses on the
peninsular tip of Biloxi, to show how a
more detailed analysis could be struc-
tured.

Figure 6 illustrates the damage caused
within this section of Biloxi, and data
from the analysis are presented in Table
3. In a sample of 6,404 housing units,
almost all were occupied by households
living below the U.S. median income
level, and 80 percent of these experi-
enced extensive or catastrophic damage.
At an even lower income cutoft, 40 per-
cent of the households in this sample
area lived below 150 percent FPL and
experienced extensive to catastrophic
damage. Less than 40 percent of housing
units in this area were owner-occupied,
and the vast majority of the remainder
was extensively or catastrophically dam-
aged. Ninety percent of housing units
in this area were built before 1980; pre-
1980 vintage homes that were exten-
sively or catastrophically damaged rep-
resented 73 percent of all homes in the
area.



Meeting the Challenges

Tackling the post-Katrina housing
needs of Mississippi poses an array of
daunting tasks. First, there must be an
adequate supply of housing to satisfy
the needs of former residents and busi-
ness employees seeking to rebuild in the
area. Of equal importance, a significant
portion of the supply must be afford-
able to lower-income groups, and the
calculation of affordability should take
into consideration the life-cycle costs of
home ownership. This implies that the
new housing should be as efficient as
possible with respect to energy and wa-
ter consumption along with durability.

Drawing upon research efforts, com-
munity outreach, and input from other
interested parties and stakeholder groups,
the Governor’s Commission has identi-
fied a range of recommended actions
that appear to offer the most promise
in meeting the housing challenges out-
lined above. These may be divided into
four categories: (a) near-term analytical
efforts and pilot studies; (b) institutional
mechanisms; (¢) financial mechanisms;
and (d) coordinated planning and fi-
nance strategies.

Near-Term Analyses

Recommendation 1: Housing Needs
Assessment. A detailed housing needs
assessment should be conducted on a
county-by-county and community-by-
community basis that considers factors
such as: prior housing stock (vintage,
value, etc.); residential demographics
(income levels, owners vs. renters, etc.);
the extent of hurricane-related damages
and costs to rebuild; characterization of
the displaced population (including pri-
or insurance coverage and the ability to
pay for rebuilding); and estimated em-
ployment requirements. This informa-
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Regardless of
race or class,
the presence
or absence of
assets and
insurance
will play a
significant
role in
determining
who partici-
pates in the
long-term
rebuilding of
Mississippi.

tion should be correlated with financial
data, planned infrastructure projects, case
management information, and environ-
mental concerns to help guide state and
federal funding efforts to where they
are most needed. The state government
should coordinate funding and oversee
the independent assessment of housing
needs, which should in turn be coordi-
nated with all other data collection and
analysis efforts. The need for this infor-
mation is urgent, and the analysis should
be initiated as soon as possible. Draft
results could be available within three
months, with a full report completed
within six months. Funding may come
from a combination of private and pub-
lic sources, including philanthropic or-
ganizations, and perhaps federal sources
such as United States Geological Survey
and FEMA. The expected cost would
be around $1 million, considering that
much of the needed data must be col-
lected on a community-by-community
basis, often through surveys.
Recommendation 2: Best Practices
Assessment. This study should assess
building technologies, model codes,
and zoning ordinances, and manage-
ment practices that could be applied
on the Coast. Tasks to be addressed
within the scope of the study would in-
clude: evaluating the costs and benefits
of technologies for meeting wind and
flood resistance; evaluating the costs and
benefits of technologies for reducing
maintenance and using water and en-
ergy more efficiently; performing a scan
of the best code, zoning, and inspection
management practices across the coun-
try; and identifying ways to transfer this
knowledge to Coast communities. Case
studies in which improved construc-
tion codes led to demonstrably better
outcomes during Katrina, such as with
the Hope VI project in Biloxi, would
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be helpful. The state should coordinate
funding and oversee the independent
assessment of housing needs, which
should in turn be coordinated with all
other data collection and analysis efforts.
This should be initiated as soon as pos-
sible and could be completed within six
months. Funding may be available from
a combination of private and public
sources, including philanthropic orga-
nizations as well as federal sources such
as HUD’ Partnership for Advancing
Technologies in Housing, the Building
and Fire Research Program in the Na-
tional Institute of Standards and Tech-
nology, and the Department of Energy’s
Building American Program. Cost likely
would be around $500,000.

Recommendation 3: Barriers Assess-
ment. This study would analyze, at a
detailed level, existing code and zoning
provisions within individual counties
and cities in the affected region in or-
der to identify potential barriers to the
creation of a sufficient supply of safe, ef-
ficient, and affordable housing. Specific
findings could indicate a need for legis-
lative action at the state level, such as, for
example, requiring all counties and mu-
nicipalities to embed certain provisions
within their zoning ordinances. State
government should coordinate funding
and oversee the independent assessment
of housing needs, which then should
be coordinated with all other data col-
lection and analysis efforts. Private and
public sources, including philanthropic
organizations and federal sources such
as HUD’ Partnership for Advanc-
ing Technologies in Housing should
fund this assessment at a likely cost of
$500,000.

Pilot Efforts

Many participants in the Commis-
sion’s discussions on housing urged that

How will the poor and
uninsured afford to return
to their homes? Who will
help people without
insurance bridge the
affordability gap—
especially when most
sources of capital are risk
averse, and government
aid programs are slow to
move? How will renters
who have lost all of their
possessions rebuild their
lives?

In order to create a more
equitable region, rebuild-
ing strategies must answer
these questions and

provide people with the
tools necessary to acquire
and preserve assets.

progress be made swiftly. One way to
achieve near-term success with new and
innovative ideas is to create pilot proj-
ects to test ideas quickly, create famil-
iarity with different processes, and put
plans to work more rapidly. Currently,
the Enterprise Foundation is working
with Enterprise Corporation of the
Delta and NeighborWorks America to
launch several pilot projects using pri-
vate funding sources. Accordingly, the
Governor’s Commission recommends a
series of possible pilot efforts.
Recommendation 4: Mixed-Use on
HUD Site Pilot. A former HUD hous-
ing site that was destroyed during the
hurricane should be developed into a
new high-density, mixed-use afford-
able housing project. Rather than re-
building only HUD housing on this
site, public and private partners would
join together to design and implement
a mixed-use neighborhood. The pilot
project would combine best practices
from recent HUD projects along with
relevant Smart Growth or new urban-
ism elements. The HUD Hope VI pro-
gram may be an ideal candidate for such
a program. According to the Mississippi
HUD multi-family housing office, over
3,000 subsidized rental units were dam-
aged by