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EXECUTIVE SUMMARY 

RENTAL HOUSING CONDITIONS 
IN NEW ORLEANS 

THE RENTAL HOUSING STOCK 
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RENTER CHARACTERISTICS 

PRICE AND AFFORDABILITY  

COST BURDEN 

Table 1: Median Rent by Year and Number of Bedrooms 2009-2015 Ytd 

 2009 2010 2011 2012 2013 2014 2015 TOTAL 
INCREASE 
2012-2015 

COMPOUNDED 
ANNUAL RATE  
OF INCREASE 
2012-2015 

1 bedroom 800 800 850 825 875 995 1,000 21.21% 6.62% 

2 bedrooms 950 975 1,000 1,000 1,100 1,200 1,250 25.00% 7.72% 

3 bedrooms 1,200 1,250 1,200 1,100 1,200 1,300 1,350 22.73% 7.06% 

4 or more 
bedrooms 

1,663 1,750 1,400 1,400 1,400 1,500 1,675 19.64% 6.16% 

SOURCE: Analysis by author based on RentJungle data. 
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HOUSING CONDITIONS 

NEIGHBORHOOD VARIATIONS 

HOUSING CHOICE VOUCHERS  
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POTENTIAL ROLES FOR PUBLIC SECTOR 
INTERVENTION IN THE NEW ORLEANS 
RENTAL HOUSING MARKET 

OVERVIEW 
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SITE ACQUISITION AND ASSEMBLY  

 

 

 

Table 2: Strategies and Elements 

STRATEGY ELEMENTS 

Site Acquisition  
and Assembly 

 Use of publicly-owned land (NORA, HANO, Orleans Parish School Board) 

 Acquisition of adjudicated properties 

 Foreclosure on city code enforcement liens  

 Property acquisition through the NORA strategic acquisition fund 

 Allocation of other public resources for site acquisition  

Subsidy  CDBG/HOME funds 

 Neighborhood Housing Improvement Fund (NHIF) 

 UDAG repayment funds 

 Low Income Housing and Historic Preservation Tax Credits 

 Project or area-wide tax increment financing 

 Tax abatement/payment in lieu of taxes 

 Rental affordability buy-in program 

 Land/building write-down 

 Project-based housing choice vouchers 

Financing Assistance  Credit enhancements 

 Loans from the Finance Authority of New Orleans (FANO) 

 Subordinated second mortgages 

Regulation  Rental Registry 

 Code enforcement 

 Linkage fee 

 Vacant property fee or surtax 

 Inclusionary zoning 
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SUBSIDY 

FINANCING 
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REGULATION 

BUILDING A STRATEGY 
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INTRODUCTION 

1 We recognize that these areas do not necessarily correspond to the fluid boundaries of the city’s neighborhoods as perceived by their residents. They represent, 
however, a useful way of showing the extent to which rental markets vary widely from one part of the city to the next. 
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I RENTAL HOUSING CONDITIONS 
IN NEW ORLEANS 

A CITYWIDE CONDITIONS AND TRENDS 

1 THE RENTAL HOUSING STOCK 

2 Reflecting the overall shift in New Orleans’ population, the percentage of the total renter population that is white increased from 31% to 39% between 2000 and  
2013. 

3 The classification of properties is based on our analysis of data on the Orleans Parish Assessor web site, differentiating between owner-occupants and absentee 
owners on the basis of whether the owner’s mailing address is or is not the same as the property address. Any errors resulting from mistakes in reading the aerial 
information or assessor data are the responsibility of the author. 
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KEY 

 
O OWNER OCCUPIED SINGLE FAMILY (10 PROPERTIES)  A NON-OWNER OCCUPIED SINGLE FAMILY (9 PROPERTIES) 
02 OWNER OCCUPIED DUPLEX (2 PROPERTIES)   A2 NON-OWNER OCCUPIED DUPLEX (2 PROPERTIES) 
        A4 NON-OWNER OCCUPIED FOURPLEX (1 PROPERTY) 

Figure 1: Property Types and Ownership on 2700 Block Verbena Street 
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Housing Construction  

Figure 2: Change in 
Total Rental Housing 
Inventory 2005-2013 
SOURCE: 1 year American 
Community Survey 
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Subsidized Housing Units 

4 Since some projects received subsidies from multiple programs, they appear on more than one list; the unduplicated total screens those duplicate appearances out 
to ensure that projects are counted only once. 

5 Large numbers of tenants in subsidized housing, particularly in LIHTC units, also hold housing vouchers. According to recent HUD data, in the state of Louisiana, of 
those units reporting (38.2% of the total), 36.3% were reported to be receiving at least some amount of monthly rental assistance. We believe that it is likely, given 
the higher rents and greater demand pressures in New Orleans than in most of the rest of the state, the percentage is likely to be higher in New Orleans; on that 
basis, we have assumed that 40% of renters in subsidized units in New Orleans receive rental assistance, which translates into 26 to 27% of all vouchers being in 
subsidized housing.  

Table 1: Building Permits for New Construction 2010-2014 

 1 FAMILY 2 TO 4 FAMILY 5+ FAMILY TOTAL 

2010 820 177 83 1,080 

2011 717 273 104 1,094 

2012 690 228 46 966 

2013 736 133 26 895 

2014 574 179 273 1,026 

Five Year Total 3,537 990 532 5,061 

Annual Average  707.4 198 106.4 1,012.2 

Source: Bureau of the Census, http://censtats.census.gov/bldg/bldgprmt.shtml 

http://censtats.census.gov/bldg/bldgprmt.shtml
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2 RENTER CHARACTERISTICS 

Household Type 

6 Nonfamily households other than single individuals are two or more unrelated individuals sharing a housing unit. This inc ludes unmarried couples living together. 

7 59% of the single person renter households in New Orleans live in 1 to 4 family structures, compared to 39% nationally. 

Table 2: Renter Households by Type and Presence of Own Children 2000 and 2013 

 2000 2013 CHANGE  
2000-2013 

number  % of all renters number  % of all renters 

Married Couples 17,116 17.0% 11,265 13.0% - 34.2% 

 with own children <18   8,419   8.4   4,113   4.8 - 51.1 

Female-Head Family 30,055 29.8 19,714 22.8 - 34.4 

 with own children <18 20,464 20.3 11,672 13.5 - 43.0 

Other Family   4,652   4.6   3,789   4.5 - 18.6 

Non-Family Household 48,893 48.5 51,585 59.7 +  5.6 

 Single individual 40,198 39.9 42,046 48.7 +  4.6 

Other non-family 
household 

  8,695   8.6   9,539 11.0 +  9.7 

TOTAL 100,716 100% 86,353 100% - 14.3% 
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Age 

 

Income 

8 This is the awkward term used by the Census Bureau to replace the earlier term “head of household.” 

SOURCE: 2000 Census; 1 year 2013 American Community Survey 

Table 3: Age of Householder by Tenure 

 OWNER RENTER TOTAL % RENTER 

Householder 15 to 34 years 8,200 31,138 39,338 79.2% 

Householder 35 to 44 years 10,894 16,673 27,567 60.5% 

Householder 45 to 54 years 15,168 15,929 31,097 51.2% 

Householder 55 to 59 years 8,404 7,061 15,465 45.7% 

Householder 60 to 64 years 9,431 6,054 15,485 39.1% 

Householder 65+ 19,904 9,448 29,402 32.1% 

All households 72,001 86,353   

SOURCE: 1 year 2013 American Community Survey 



 

communityprogress.net 

19 

19 

 

9 This is true as well for single female-headed households, which typically have extremely low incomes. In 2013, the median income for female-headed households 
with children under 18 in New Orleans was $18,409. 

Table 4: Income Distribution Of Households By Tenure 

 OWNERS RENTERS TOTAL INCOME DISTRIBUTION % HOUSEHOLDS 
THAT ARE 
RENTERS Owners Renters 

0 to $9,999 4,848 17,946 22,794 6.9% 22.9% 78.7% 

$10,000 to $19,999 7,020 15,719 22,739 10.0% 20.1% 69.1% 

$20,000 to $34,999 9,799 15,819 25,618 14.0% 20.2% 61.7% 

$35,000 to $49,999 9,044 9,827 18,871 12.9% 12.6% 52.1% 

$50,000 to $74,999 12,340 9,298 21,638 17.6% 11.9% 43.0% 

$75,000 to $99,999 8,496 4,306 12,802 12.1% 5.5% 33.6% 

$100,000 or more 18,628 5,308 23,936 26.5% 6.8% 22.2% 

TOTAL 70,175 78,223 148,398 100% 100%  

MEDIAN $57,408  $24,339  $37,146    

SOURCE: Five-year 2009-2013 American Community Survey 
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3 PRICES AND AFFORDABILITY IN THE RENTAL MARKET 

Vacancy Rates  

Figure 3: Rental 
Vacancy Rate 2008 
to 2013 New Orleans 
and United States 
SOURCE: 1 year American 
Community Survey; Bureau of the 
Census, Quarterly Rental and 
Homeownership Vacancy Rates 
for the United States 1995-2015. 

10 A discussion of the limitations of the various datasets used for this analysis, including the ACS data, is provided in Appendix 1. 

11 The rental vacancy rate refers to those units that were vacant and being offered for rent, as a percentage of the total rental stock, which also includes occupied 
rental units and those rental units that are vacant pending occupancy. 
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Rent Levels 

12 See in particular, Eric Belsky (1992), “Rental Vacancy Rates: A Policy Primer”, Housing Policy Debate 3:3. 

Table 5: Median Rent by Year and Number of Bedrooms 2009-2015 Ytd 

 2009 2010 2011 2012 2013 2014 2015 TOTAL 
INCREASE 
2012-2015 

COMPOUNDED 
ANNUAL RATE  
OF INCREASE 
2012-2015 

1 bedroom 800 800 850 825 875 995 1,000 21.21% 6.62% 

2 bedrooms 950 975 1,000 1,000 1,100 1,200 1,250 25.00% 7.72% 

3 bedrooms 1,200 1,250 1,200 1,100 1,200 1,300 1,350 22.73% 7.06% 

4 or more 
bedrooms 

1,662.50 1,750 1,400 1,400 1,400 1,500 1,675 19.64% 6.16% 
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Figure 4A: Average 
Rent Increase 2012-
2015 by Number of 
Bedrooms in New 
Orleans and Nearby 
Suburban 
Municipalities 

 

SOURCE: RentJungle. 
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Figure 4B: Average 
Rent Increase 2012-
2015 by Number of 
Bedrooms in New 
Orleans and 
Surrounding 
Parishes  
SOURCE: RentJungle. 
NOTE: East Jefferson is that part 
of Jefferson Parish located east of 
the Mississippi River, while West 
Jefferson is that part located west 
of the Mississippi River.  
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Cost burden 

13 For purposes of this analysis, we have assumed that the relationship between the citywide median income and the median income of renters, which is 65.5% of 
the median for all households, is constant by household size, and increasing the median income by 2% to reflect possible income growth between 2013 and 2015, 

14 There are two reasons for this. Since their data is obtained by mining and aggregating internet listing data, it does not include rental units offered through word of 
mouth or more informal advertising venues, which are more likely to be lower priced units. In addition, it is likely to be weighted somewhat toward new units coming 
on the market, which are also likely to be more expensive on average than existing units. 

Table 6: Percentage of Income Required by Median Renter Household to Afford Median Listing, 
by Household Size and Number of Bedrooms 2015 

Number of 
Bedrooms 

Annual Rent for 
Median Listing  

HOUSEHOLD SIZE  

1 2 3 4 5 6 7 

1 $12,000 78.6% 36.8%      

2 $15,000  46.0% 47.5% 38.7%    

3 $16,200    41.8% 49.2% 47.1%  

4+ $20,100      58.5% 71.4% 

SOURCE: Analysis by author based on RentJungle data and five-year 2009-2013 ACS 



 

communityprogress.net 

25 

25 

Table 7: Distribution of Renters by Percentage of Income Devoted to Housing Costs 

 2000 2009-2013 

number % number % 

Less than 10.0 percent 6,690 7.4% 2,237 3.2% 

10.0 to 14.9 percent 10,080 11.1% 4,927 6.9% 

15.0 to 19.9 percent 11,251 12.4% 6,339 8.9% 

20.0 to 24.9 percent 10,945 12.1% 6,907 9.7% 

25.0 to 29.9 percent 8,723 9.6% 7,047 9.9% 

30.0 to 34.9 percent 6,618 7.3% 5,959 8.4% 

35.0 to 39.9 percent 4,592 5.1% 4,250 6.0% 

40.0 to 49.9 percent 7,212 8.0% 6,584 9.3% 

50.0 percent or more 24,464 27.0% 26,748 37.7% 

Not computed 9,753  7,225  

Total 100,328 100% 78,223 100% 

Total for which percentages calculated 90,575  70,998  

SOURCE: 2000 Census; five-year 2009-2013 American Community Survey 
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15 The estimate, in our judgment, almost certainly underestimates, perhaps significantly, the extent of the racial disparity in cost burden. We have assumed, first, that 
the percentage of owners and renters within the same income group is the same for both races, while it is more likely that a larger percentage of low income white 
households are owners;  and, second, that the cost burden by race within each income group is the same. Again, it is more likely that within each income group, the 
percentage of cost-burdened African-American renters will be higher. Since, however, we lack the data to make reliable adjustments to reflect these factors, we are 
constrained to make those assumptions. Even with those assumptions, however, the disparities are severe, and deeply problemat ic. 

Table 8: Percentage of Renters Spending 35% or More in Housing Costs by Income Range 

Income Range % Spending 35% or More in Housing Costs 

Under $10,000 88.0% 

$10,000-$19,999 85.4% 

$20,000-$34,999 66.0% 

$35,000-$49,999 24.9% 

$50,000 or more 4.0% 

SOURCE: Five-year 2009-2013 American Community Survey 

Table 9: Estimated Number and Percentage of Renters Spending 30% or More in Housing Costs 
by Income and Race 

 Household Income Range  

<$20,000 $20,000-
$34,999 

$35,000-
$49,999 

$50,000-
$74,999 

$100,000
+ 

TOTAL 

Cost-burdened African-American renters 22,415 8,294 2,502 718 124 34,053 

Cost-burdened white non-Latino renters 5,871 3,217 1,464 594 247 11,392 

% African-American 79.2% 72.1% 63.1% 55.0% 33.4% 76.6% 

SOURCE: Estimate by author, based on five-year 2009-2013 American Community Survey data 
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16 Why affluent renters ‘under-consume’ rental housing to such an extent is a complex matter. While to some extent it may reflect a relatively shortage of high-end, 
expensive rental units, it is generally considered to be more a function of the fact that for many affluent renters, their unit is not seen either as a financial investment 
or long-term housing choice, so that they have a greater tendency to economize than they do when it comes to home buying decisions. 

17 Since both rents and incomes are provided in the form of ranges, we calculated under-consumption on the basis of a household at the midpoint of their income 
range in a unit at the midpoint of the rent range, and assumed that units were distributed evenly within each range. For the highest income category, we assumed an 
average income of $125,000,  for which the under-consumption rent would be $2,083/month or less, and assumed that 90% of the units in the highest category 
($1,500 and higher) were within that range. 

Table 10: Rental “Under-Consumption” by Income Range 

INCOME CATEGORY AVERAGE PERCENT OF INCOME  
FOR RENT 

NUMBER OF ‘UNDER-CONSUMING’ 
HOUSEHOLDS 

$0-$9,999 > 100%      0 

$10,000-$19,999 65.5%      0 

$20,000-$34,999 38.3% 1,103 

$35,000-$49,999 28.0% 1,643 

$50,000-$74,999 20.8% 4,037 

$75,000-$99,999 15,7% 3,115 

$100,000+ 14.1% 4,924 

TOTAL  14,822 

SOURCE: five-year 2009-2013 American Community Survey 
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Housing Conditions 

 

18 The American Housing Survey, a joint project of the Census Bureau and HUD, surveys housing conditions in detail for metropolitan areas, but based on a sample 
much smaller than the American Community Survey. While AHS reports through 2009 broke out data for the central city in each metro, the most recent AHS for the 
New Orleans-Kenner Metropolitan Area does not provide separate tabulations for the city of New Orleans, so that we were constrained to use the earlier data. . 

19 The Greater New Orleans Fair Housing Action Center has published a profile of substandard rental housing conditions in the ci ty in their 2015 report “For Rent: 
Unsafe, Overpriced Home for the Holidays”, available at http://www.gnofairhousing.org/wp-content/uploads/2014/12/Unsafe-Overpriced-Home-for-the-Holidays-
FINAL.pdf 

Table 11: Problems Reported by Renters in 2009 American Housing Survey 

PROBLEM OR DEFICIENCY % OF RENTERS REPORTING 

 NEW ORLEANS UNITED STATES 

Signs of mice or other rodents 12.2% 7.3% 

Open cracks or holes 8.8% 6.8% 

Water leakage from inside 9.8% 10.8% 

Water leakage from outside 9.3% 8.8%  

Broken plaster or peeling paint 4.6% 3.2% 

Severe physical problems 2.5% 2.8% 

Moderate physical problems 11.8% 6.4% 

SOURCE: 2009 American Housing Survey 

http://www.gnofairhousing.org/wp-content/uploads/2014/12/Unsafe-Overpriced-Home-for-the-Holidays-FINAL.pdf
http://www.gnofairhousing.org/wp-content/uploads/2014/12/Unsafe-Overpriced-Home-for-the-Holidays-FINAL.pdf
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B NEIGHBORHOOD-BY- 
NEIGHBORHOOD ANALYSIS 

20 The map was specifically drawn to reflect census tract boundaries so that neighborhood-level data could be assembled for purposes of meeting HUD planning and 
reporting requirements. Because of the need to follow census tract boundaries, these neighborhoods may not always reflect how residents and others perceive their 
neighborhoods, but are nonetheless widely used by both the City and non-governmental entities.  An informative article explaining the background of this map 
appeared in the Times-Picayune on April 23, 2015, “The 73 'official' New Orleans neighborhoods: Why they exist, and why they shouldn't” available at 
http://www.nola.com/neighborhoods/2015/04/new_orleans_neighborhoods_73.html 

http://www.nola.com/neighborhoods/2015/04/new_orleans_neighborhoods_73.html
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Map 1: New Orleans Neighborhoods Base Map 
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1 RENT LEVELS AND AFFORDABILITY 

 

 

 

 

21 For example, a two person household made up of a married couple might find that a one bedroom apartment met their needs, but one made up of two unrelated 
people sharing a house or apartment might look for a unit with two separate bedrooms. 
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22 As is the case for most neighborhoods in New Orleans, there were not enough four bedroom listings to permit meaningful calculations to be made. 

23 Marlyville/Fontainebleau, the neighborhood shown as an illustration in Table 13, tends to be more affordable than most; that is not, however, because it is an 
inexpensive area, but because its rents are modest relative to the incomes of renters in the neighborhood. 

Table 12: Affordability of Rental Listings by Household and Dwelling Unit Size for 
Marlyville/Fontainebleau Neighborhood In 2013 

  HOUSEHOLD SIZE 

Marlyville/ 
Fontainbleau 

BRs 1 2 3 4 5 6 

1 41.5% 20.0%     

2  27.4% 27.6% 24.6%   

3    31.2% 48.2%  

4       
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Table 13A: Numerical Distribution of Neighborhoods by Affordability Level in 2013 by Number 
of Bedrooms and Household Size 

 NUMBER OF NEIGHBORHOODS BY MEDIAN AFFORDABILITY LEVEL 

Number of 
bedrooms 

House-hold 
Size 

<30% of median 
income 

30-39.9% of 
median 

40%-49.9% of 
median 

50% of median 
or more 

no data 

1 1 2 6 11 40 7 

1 2 27 13 14 5 7 

2 2 15 12 16 18 5 

2 3 14 16 12 15 9 

2 4 23 10 4 16 13 

3 4 16 12 8 23 7 

3 5 4 7 7 17 31 

4 5 3  0 2 6 55 

4 6  0 0 0 2 64 

Table 13B: Percentage Distribution of Neighborhoods by Affordability Level in 2013 by Number 
of Bedrooms and Household Size 

 % OF NEIGHBORHOODS BY MEDIAN AFFORDABILITY LEVEL 

Number of 
bedrooms 

House-hold 
Size 

<30% of median 
income 

30-39.9% of 
median 

40%-49.9% of 
median 

50% of median 
or more 

% over 30% of 
median 

1 1 3.4% 10.7% 18.6% 67.8% 96.6% 

1 2 45.8% 22.0% 23.7% 8.5% 54.2% 

2 2 24.6% 19.7% 26.2% 29.5% 75.4% 

2 3 24.6% 28.1% 21.1% 26.3% 75.4% 

2 4 43.4% 18.9% 7.5% 30.1% 56.6% 

3 4 27.1% 20.3% 13.6% 39.0% 72.9% 

3 5 11.4% 20.0% 20.0% 48.6% 88.6% 

4 5 27.3% 0% 18.2% 54.5% 72.7% 

4 6 0% 0% 0% 100% 100% 
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Map 2A: Affordability by Neighborhood: One Bedroom Unit for Two Person Household 
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Map 2B: Affordability by Neighborhood: One Bedroom Unit for One Person Household 
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2 RENT TRENDS 

 

 

 

 

 

24 The table does not show the data for units with four or more bedrooms, because fewer than one-fifth of the city’s neighborhoods have enough such listings for 
both years to calculate the rate of increase. 

Table 14: Distribution by Neighborhood of Rate of Change in Median Listing Rent by Number of 
Bedrooms 2012 to 2015 

RATE OF CHANGE 1BR 2BR 3BR 

decline 2 7 11 

+0-4.99% 8 3 4 

+5-9.99% 4 7 8 

+10-14.99% 8 13 3 

+15-19.99% 3 4 2 

+20-29.99% 7 6 10 

+30-39.99% 5 7 8 

+40-49.99% 6 4 3 

+50% or more 3 3 6 

no data 20 12 11 

Median 21.21% 25.00% 22.73% 
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Figure 6: Distribution 
by Neighborhood  
of Rate of Change  
in Median Listing 
Rent by Number  
of Bedrooms 2012  
to 2015 
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3 HOUSING CHOICE VOUCHERS AND SUBSIDIZED HOUSING 

25 Many subsidized housing developments receive subsidies from multiple sources; e.g., a low income tax credit project may also receive HOME funds from the city, 
or other assistance from NORA, as a result of which the same project appears on multiple lists of subsidized housing. The city of New Orleans has gone through the 
lists and come up with this unduplicated count. The unduplicated count does not take into account the number of vouchers being used in subsidized housing 
developments, however. 

26 Although it may seem counter-intuitive, it is actually quite common to ‘layer’ subsidized housing and voucher assistance in the same units. Most  subsidized 
housing, including Low Income Tax Credit (LIHTC) housing (which makes up the majority of the city’s subsidized units), provides only a limited or ‘shallow’ subsidy 
and requires that tenants pay a minimum rent to cover their share of project costs, which is often well beyond the means of extremely low income tenants. As a 
result, the only way such a tenant can afford to live in a LIHTC home or apartment is by having a voucher to make up the difference between the minimum rent and 
what they can afford. Nationally, we estimate that 25-35% of all vouchers are being used in LIHTC projects. 

27 This raises a vexing question; namely, if such a large percentage of renters (and, clearly, an even larger percentage of low-income renters) receive assistance, why 
is this not better reflected in the housing cost burden data presented earlier? If one accepts the ACS data on cost burden summarized in the first part of this report, it 
suggests that of roughly 34,000 low-income (earning under $20,000/year) renters, only 5,000-6,000 pay less than 35% of their income in housing costs, something 
which seems patently inconsistent with the presence of the large numbers of vouchers and other forms of rental assistance that are reaching low-income 
households. It is possible that much of the problem comes from the way the ACS question is phrased, which is “What is the monthly rent for this house, apartment, 
or mobile home?” rather than “how much do you pay toward the rent?” and that tenants are reporting the total rent for the unit, rather than their share. This is 
speculative, of course, but the question calls for further investigation. 
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Table 15: HUD Fair Market Rents in New Orleans-Metairie-Kenner MSA 2012 and 2015 

 FY2012 FAIR MARKET RENT FY2015 FAIR MARKET RENT CHANGE 

1 bedroom $881 $767 - 5.4% 

2 bedroom $948 $950 + 0.2% 

3 bedroom $1217 $1192 - 2.1% 

SOURCE: HUD User 
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28 The tabulation of numbers of vouchers by neighborhood has been published by The Data Center in their recent report “Expanding  Choice and Opportunity in the 
Housing Choice Voucher Program” available at http://www.datacenterresearch.org/reports_analysis/expanding-choice-and-opportunity-in-the-housing-choice-
voucher-program/. We are particularly grateful to Ryan Albright of The Data Center, who provided us with the underlying data that we could use for the analysis 
presented in this report. 

29 Since market rents have increased so much, particularly in the city’s neighborhoods of opportunity, since 2010, the concentration of voucher households in low-
income neighborhoods may well be even greater today. 

http://www.datacenterresearch.org/reports_analysis/expanding-choice-and-opportunity-in-the-housing-choice-voucher-program/
http://www.datacenterresearch.org/reports_analysis/expanding-choice-and-opportunity-in-the-housing-choice-voucher-program/
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Map 4A: Distribution of Housing Choice Vouchers by Neighborhood as a Percentage of Total Rental Housing 
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MAP 4B: Distribution of Housing Choice Vouchers by Neighborhood as a Percentage of All Occupied Housing 
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Figure 7: Distribution 
of Vouchers and 
Poverty Rate by 
Neighborhood 2010 
SOURCE: HUD and ACS data 
courtesy of The Data Center 

30 The most pronounced outlier is Iberville, which in 2010 was still principally a public housing project, with very high poverty, but few vouchers. 

31 For those who are statistically minded, the correlations between voucher share and poverty rate (.5267), and voucher share and African-American population 
(.7521) are both significant at the .0001 level. 
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Figure 8: Distribution 
of Vouchers and 
African-American 
Population Share by 
Neighborhood 2010 
SOURCE: HUD and Census data 
courtesy of The Data Center 
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II POTENTIAL ROLES FOR PUBLIC 
SECTOR INTERVENTION IN THE 
NEW ORLEANS RENTAL 
HOUSING MARKET 

A  OPPORTUNITIES AND CONSTRAINTS 

32 It is hard to pin down precisely what share of low-priced rental units are in poor condition, but it is likely to be substantial. Generalizing from Table 11, it is likely 
that 15-20% of all rental units in New Orleans have at least moderate physical problems or other deficiencies; since those deficiencies are likely to be more prevalent 
among low-priced units, it is likely that the incidence of at least moderate physical or other deficiencies in the low-price sector could easily be 30-40%. 

33 The City of New Orleans is well aware of this issue, and has framed a number of strategies to address it. 

34 The 22% share of total employment in hospitality and leisure in New Orleans is more than double the national average. 
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35 This is the figure from the five-year 2009-2013 American Community Survey, adjusted to measure 2013 dollars. 

36 The FY 2016 budget submitted by the Obama Administration calls for reinstatement of vouchers lost through sequestration and an increase of 37,000 vouchers or 
roughly 1.5%. The likelihood that even this modest increase will be retained through the budget process is generally considered extremely small. 

37 The constraints imposed by the Comprehensive Zoning Ordinance on intensification of density in historic areas, while justified by those areas’ character, are 
nonetheless likely to discourage reuse of many parcels that may be in need of redevelopment in those areas, because the permitted densities may not support the 
additional cost of land assembly and demolition at current market levels. 
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B STRATEGIES 
1 OVERVIEW  

 

 

 

 

38 This data comes from a recent HUD report summarizing data obtained on LIHTC tenant households required under 2008 program amendments. The data, which 
has only been published at the state level, is available in a 2014 report written by Michael K. Hollar, entitled Understanding Whom the LIHTC Program Serves: 
Tenants in LIHTC Units as of December 31, 2012, and available at http://www.huduser.gov/publications/pdf/2012-LIHTC-Tenant-Data-Report-508.pdf. 
Unfortunately, reporting by LIHTC property owners has been spotty, and the data may contain a substantial margin of error. 

http://www.huduser.gov/publications/pdf/2012-LIHTC-Tenant-Data-Report-508.pdf
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Table 17: Strategies and Elements 

STRATEGY ELEMENTS 

Site Acquisition  
and Assembly 

 Use of publicly-owned land (NORA, HANO, Orleans Parish School Board) 

 Acquisition of adjudicated properties 

 Foreclosure on City code enforecemtn liens  

 Property acquisition through the NORA strategic acquisition fund 

 Allocation of other public resources for site acquisition  

Subsidy  CDBG/HOME funds 

 Neighborhood Housing Improvement Fund (NHIF) 

 UDAG repayment funds 

 Low Income Housing and Historic Preservation Tax Credits 

 Project or area-wide tax increment financing 

 Tax abatement/payment in lieu of taxes 

 Rental affordability buy-in program 

 Land/building write-down 

 Project-based housing choice vouchers 

Financing Assistance  Credit enhancements 

 Loans from the Finance Authority of New Orleans (FANO) 

 Subordinated second mortgages 

Regulation  Rental Registry 

 Code enforcement 

 Linkage fee 

 Vacant property fee or surtax 

 Inclusionary zoning 
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2 SITE ACQUISITION AND ASSEMBLY 

Table 18: Sectors for Rental Housing Intervention 

SECTOR RATIONALE 

Large-scale new 
construction and 
substantial 
rehabilitation 

This represents the principal means by which the total and affordable rental housing stock can 
be increased, as well as the means by which the city can utilize LIHTC allocations and pursue 
inclusionary strategies. 

Small-scale 
rehabilitation of 
vacant properties and 
infill development 

This represents the intersection between the creation of rental housing and blight elimination, 
and strengthening neighborhoods by reusing vacant properties either through rehabilitation or 
demolition and infill new construction. 

Increasing quality 
and affordability in 
the existing private 
rental market 

Existing units in the private market and one- to four-family units in particular will continue to be 
the principal source of rental housing for the majority of New Orleans tenants. Many of these 
units are substandard, while rent increases are pushing many others out of reach of low- and 
moderate-income families. 
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39 The zoning ordinance significantly limits redevelopment in the interest of protecting the character of the city’s historic neighborhoods. We believe that on the whole 
this is a legitimate trade-off, and our analysis does not go into the details of the regulations. Experience elsewhere has shown, however, that  even within areas of 
generally historic or distinct character that should be preserved through zoning regulation there may be particular sites or corridors that lend themselves to higher 
density development without impairing the overall character of the area. We also recognize that this is a debatable matter, and that reasonable people may disagree 
on this point. 

40 Communication from Alexandre Vialou and City of New Orleans, Office of Community Development Draft 2015 Annual Action Plan, 
http://www.nola.gov/getattachment/Community-Development/DRAFT-2015-Annual-Action-Plan.pdf/ 

http://www.nola.gov/getattachment/Community-Development/DRAFT-2015-Annual-Action-Plan.pdf/
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Map 5: Target Areas 
for NORA Strategic 
Acquisition Fund 
SOURCE: New Orleans  
Redevelopment Authority 

41 The funds are derived from program income associated with use of the Disaster Community Development funds provided after Katrina. 
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3 SUBSIDY 
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o 

42 See http://www.lhc.la.gov/assets/Programs/Low_Income_Housing_Tax_Credit/QAP/2016/FinalQAPSeptember9.pdf 

43 The city also offers a Cultural Products District tax credit, which under some circumstances may be a desirable additional area of leverage. 

http://www.lhc.la.gov/assets/Programs/Low_Income_Housing_Tax_Credit/QAP/2016/FinalQAPSeptember9.pdf
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44 Given that the growth in market rents over time is likely to substantially outstrip the extent to which increased operating costs will absorb increased rental income, 
a well-situated and well-maintained market rental development should be able to start generating enough revenue to begin repayment of subordinated debt by the 
fifth year of operation or not long thereafter. 

45 For that reason, advocates of PILOTS and TIFS argue that the city is not actually foregoing anything, because the project would not take place without the TIF or 
PILOT, so that the ‘lost’ revenues are purely hypothetical. While this is undoubtedly often the case, it is also often the case that a developer will seek a TIF or PILOT if 
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it is available even though the project might work without it. This reality points out the importance of the city conducting a rigorous financial analysis of projects 
requesting assistance before making the final decision. 

46 While such programs have been discussed elsewhere, we are not aware of any city that has actually implemented such a program. 

Table 19: Effect Of Rent Freeze on Income of Hypothetical Rental Unit 

YEAR MONTHLY  
MARKET RENT 

MONTHLY 
CONTROLLED RENT 

MONTHLY 
DIFFERENCE 

ANNUAL DIFFERENCE 

1 750 750 0 0 

2 787.5 750 -37.5 -450 

3 826.88 750 -76.88 -922.5 

4 868.22 750 -118.22 -1,418.63 

5 911.63 750 -161.63 -1,939.56 

6 957.21 750 -207.21 -2,486.53 

7 1,005.07 750 -255.07 -3,060.86 

8 1,055.33 750 -305.33 -3,663.90 

9 1,108.09 750 -358.09 -4,297.10 

10 1,163.50 750 -413.5 -4,961.95 

CUMULATIVE TOTAL 
(Years 1 through 10) 

   -23,201.03 
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4 FINANCING 

 

 

 

 

47 Approval means that all financial pieces (loans, subsidies, contracts) as well as regulatory approvals (land use approval, building permits) are in place. 

48 Some projects also need ‘bridge’ financing, to cover the period between completion of construction and stable rental income. 
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49 According to a 2011 analysis by Campbell/Inside Mortgage Finance, 77% of investor purchases were all-cash transactions. FHA, Fannie/Freddie and VA 
mortgages in total amounted to only 7% of investor purchases, while 16% of transactions used some other type of financing, such as hard money lenders. 
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o 

o 

 

 

5 REGULATION 

Inclusionary Zoning 

50 Where the owner of the property already has a mortgage, it is preferable to structure the financing to roll the existing mortgage debt and the additional amount for improvements 
into a single loan. Generally speaking, the city should avoid making subordinated loans, except where they are being used as a form of subsidy, as discussed earlier.  

51 These may include site testing, architectural and engineering costs, legal costs, mortgage commitment fees, permitting fees, and the like. 

52 New Orleans City Council Calendar 30,891, signed by Mayor Landrieu on September 9, 2015. The ordinance full text is available at 
http://cityofno.granicus.com/MetaViewer.php?view_id=3&clip_id=2146&meta_id=297533 

53 It appears to be the consensus that a mandatory inclusionary ordinance would have a difficult time passing legal muster under Louisiana law. 

http://cityofno.granicus.com/MetaViewer.php?view_id=3&clip_id=2146&meta_id=297533
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54 The debt service payment would be based on a 20 year amortization schedule, but this would be unlikely to be a 20 year mortgage; the mortgage would probably 
actually be a balloon mortgage with a term of no more than 10 years. 

55 Coverage refers to the amount over and above the actual debt service payment that the developer will be required to show in the pro forma as a cushion against 
operating cost overages or revenue shortfall, represented as a percentage of the debt service payment. 

Table 20A: Incomes and Rents Under New Orleans Density Bonus Ordinance 

AFFORDABILITY  
AS % OF AMI 

% AFFORDABLE 
UNITS 

% FAR INCREASE MAXIMUM INCOME  
(3 PERSON FAMILY) 

MAXIMUM RENT 

30% of AMI 5% 15% $20300  $522.50 

50% of AMI 5% 10% $27000 $675.00 

80% of AMI 5% 5% $43100 $1080.00 

Table 20B: Debt Service Carrying Capacity of Affordable Units Under New Orleans Density 
Bonus Ordinance (All Figures Rounded to Nearest $100) 

AFFORDABILITY  ASSUMPTION 1: OPERATING COSTS  
AT $300/month 

ASSUMPTION 2: OPERATING COSTS  
AT $450/month 

CONVENTIONAL 
FINANCING 

ASSISTED FINANCING CONVENTIONAL 
FINANCING 

ASSISTED FINANCING 

30% of AMI $24800 $38200 $8100 $12400 

50% of AMI $41900 $64400 $25100 $38600 

80% of AMI $87100 $133870 $70400 $108100 
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Linkage Fees 

Vacant Property Surtax 

56 For a description of these and other linkage programs, see a report prepared by the Boston Redevelopment Authority “Survey of Linkage Programs in other U.S. 
Cities with Comparisons to Boston”, available at http://www.bostonredevelopmentauthority.org/getattachment/8440bf23-afa7-40b0-a274-4aca16359252/ 

http://www.bostonredevelopmentauthority.org/getattachment/8440bf23-afa7-40b0-a274-4aca16359252/
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Rental Registry 

57 VPROs with sliding scale fees of this sort have been enacted in many cities around the United States since being pioneered in  Wilmington, Delaware over 10 years 
ago. The cost of vacant properties to the municipality, both in terms of direct costs and the indirect impact of reducing property values (and thus tax revenues) of 
adjacent properties, provides a strong legal basis for such ordinances. 

58 Ideally, one could impose a differential surtax or fee based on the market conditions in the area. This may not be realistic, however, either legally or technically. 

59 The ordinance proposal would exempt from the inspection requirement properties that are subject to federally-mandated inspection, such as units containing 
Housing Choice Voucher holders;  properties which are subject to separate registration requirements by virtue of their status as educational, health care or other 
regulated facilities; and transient facilities such as hotels and motels. 

60 A discussion of landlord incentives appears in the Center for Community Progress publication Raising the Bar: Linking Landlord Incentives and Regulation through 
Rental Licensing. 
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6 PUTTING THE PIECES TOGETHER 

61 We are not familiar with any similar program elsewhere. Two options might be to set aside a small part of the city’s HOME funds, or to have HANO set aside a 
number of Housing Choice Vouchers, for this purpose. 
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62 The timing of the two parallel processes, of adding tools to the effective toolkit, and using tools to implement strategies, needs to be carefully thought through. 
Certain strategies may be effectively pursued with existing tools, but others may not be able to be properly implemented until or unless certain additional tools 
become available. 
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63 This could include properties acquired with the strategic acquisition fund over and above those obtained by taking adjudicated properties and lien foreclosure. 

Linking Tools to Strategies: A Hypothetical Example 

New Orleans contains a number of areas where it would be desirable to add to the supply of 
affordably priced rental housing and in which a substantial number of single family or duplex 
properties are vacant and potentially obtainable through taking of adjudicated properties or lien 
foreclosure. Based on the number of suitable properties that the City considers realistic to 
acquire in one such neighborhood within a reasonable period,63 the City could set a target, for 
example, to “add 200 rental single family or duplex units in X neighborhood within 3 years.” The 
next step would be to determine what procedures would need to be followed, and what other 
tools would be needed to build into the process in order to reach that target.  

If the City determined that it should issue a request for proposals (RFP) for this initiative, it should then determine: 

•  How many different RFP packages of how many units should be issued, over what time period? 

•  What qualifications from developers will be established? 

•  What performance standards, including affordability levels, should be established? 

The City would then conduct a financial analysis to determine likely project costs and revenues, in order to 

determine what gap, if any, existed between the costs and the market and/or the City’s affordability targets.  

That, in turn, would determine what other tools would have to be brought to bear. These might include 

•  Tax abatement 

•  Tax increment financing 

•  Mortgage financing 

•  Subordinated debt 

•  CDBG, HOME, or NHIF assistance 

•  Land or building acquisition write-down 

The City would also have to determine if any regulatory relief, such as changes to the zoning of the properties, or 

waiver of any requirements, might be necessary to achieve the City’s targets. The availability of the tools and/or 

regulatory relief identified by the City would be indicated in the RFP(s) that the City would issue. 
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Figure 9: Schematic Representation of Rental Housing Strategy Development Process 
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Closing Note 



 

communityprogress.net 67 

APPENDIX 1 

MEDIAN LISTING RENTS BY NEIGHBORHOOD 
FOR THE FIRST HALF OF 2015 
One Bedroom Units 

FIRST (LOWEST) QUINTILE SECOND QUINTILE THIRD QUINTILE FOURTH QUINTILE FIFTH QUINTILE 

Read Blvd West 560 St Anthony 700 Leonidas 895 St Thomas Dev 995 Black Pearl 1225 

New Aurora/Eng Turn 572.50 St Roch 700 Bayou St. John 900 Algiers Point 1000 West Riverside 1250 

Read Blvd East 575 Gert Town 725 Lakeview 900 Audubon 1000 Irish Channel 1340 

W Lake Forest 599 Behrman 755 Holy Cross 925 Bywater 1000 East Riverside 1350 

Little Woods 600 Dillard 775 Tulane/Gravier 943.50 Gentilly Terrace 1000 CBD 1370 

Viavant 615 Milan 775 East Carrolton 950 Broadmoor 1050 Garden District 1375 

Tall Timbers/Brechtel 660 Treme/Lafitte 800 Fairgrounds 950 Uptown 1100 Lower Garden District 1467.50 

St Claude 683.50 Seventh Ward 850 Central City 960 West End 1150 French Quarter 1500 

Marlyville/Font 695 McDonogh 875 Touro 972.50 Marigny 1200 Lakeshore/Lake Vista 2050 

Old Aurora 700 Lake Terrace & Oaks 885 Mid-City 991 City Park 1212.50  
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Two Bedroom Units 

FIRST (LOWEST) QUINTILE SECOND QUINTILE THIRD QUINTILE FOURTH QUINTILE FIFTH QUINTILE 

Viavant 700 McDonogh 862.50 Seventh Ward 1000 Mid-City 1315 Uptown 1625 

Little Woods 755 St Roch 875 Tulane/Gravier 1000 Lake Terrace & Oaks 1350 Lakeshore/Lake Vista 1675 

Holy Cross 762.50 Behrman 900 Touro 1195 Lakeview 1350 Audubon 1695 

New Aurora/Eng Turn 795 St Anthony 900 Bayou St. John 1200 Freret 1375 Lower Garden District 1700 

Read Blvd West 799 Dillard 902.50 Central City 1220.5 Algiers Point 1400 Irish Channel 1747.50 

Dixon 800 Tall Timbers/Brechtel 904.50 Milan 1272.5 Black Pearl 1400 Navarre 1750 

Hollygrove 800 Treme/Lafitte 925 East Carrolton 1295 Marlyville/Font 1400 Bywater 1975 

W Lake Forest 800 Gert Town 950 Leonidas 1295 West Riverside 1475 CBD 2000 

Lower Ninth Ward 850 St Claude 950 Broadmoor 1300 Garden District 1585 City Park 2000 

St Bernard Area 850 Whitney 975 Fairgrounds 1300 East Riverside 1600 St Thomas Dev 2115 

Old Aurora 860 Gentilly Terrace 1000 West End 1300 Marigny 1600 French Quarter 2400 
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Three Bedroom Units 

FIRST (LOWEST) QUINTILE SECOND QUINTILE THIRD QUINTILE FOURTH QUINTILE FIFTH QUINTILE 

St Claude 925 W Lake Forest 1100 Tulane/Gravier 1200 Freret 1500 East Carrolton 2200 

Hollygrove 950 Little Woods 1125 Viavant 1200 Mid-City 1550 Lower Garden District 2225 

Tall Timbers/Brechtel 950 Lake Terrace & Oaks 1148.50 Gentilly Terrace 1250 Lakeview 1699 Audubon 2250 

Holy Cross 955 Old Aurora 1175 Milan 1284 Broadmoor 1700 Black Pearl 2250 

Read Blvd West 975 Behrman 1200 Village De L'Est 1295 City Park 1750 Uptown 2300 

Whitney 997.50 Gert Town 1200 Central City 1300 West End 1750 Lakeshore/Lake Vista 2500 

Lower Ninth Ward 1000 Mcdonogh 1200 Fairgrounds 1300 Lakewood 1795 Bywater 2850 

Seventh Ward 1000 New Aurora/Eng Turn 1200 Bayou St. John 1347.50 Marlyville/Font 1800 French Quarter 2900 

Treme/Lafitte 1015 St Anthony 1200 CBD 1400 West Riverside 1950 Garden District 3200 

Milneburg 1100 St Roch 1200 Leonidas 1450 Navarre 1975 Marigny 3500 

Plum Orchard 1100 Touro 1200 Algiers Point 1500 Irish Channel 2000  
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APPENDIX 2 

MEDIAN LISTING RENTS BY 
YEAR AND NUMBER OF BEDROOMS 
BY NEIGHBORHOOD 

 BRs 2009 2010 2011 2012 2013 2014 2015 YTD 

Algiers Point 

1 750 850 775 800 910 900 1000 

2 987.5 962.5 950 1000 1100 1150 1400 

3 1000 1150 1200 1187.5 1650 1300 1500 

4+   1150   2000     1900 

Audubon 

1 875 925 972.5 935 900 995 1000 

2 1250 1200 1300 1375 1400 1500 1695 

3 1300 1875 1350 1875 2000 2150 2250 

4+ 2375 2600 2400 2600 2947.5 2995 2900 

Bayou St. John 

1 712.5 750 800 875 900 880 900 

2 872.5 895 1025 1250 1200 1200 1200 

3 775 850 900 995 1195 1350 1348 

4+           3250   

Behrman 

1 592.5 510 659 645 669 700 755 

2   900 1000 809 835 935 900 

3 1200 1050 1200 1100 1175 1200 1200 

4+   1300 1572 938 1337.5 1400   

Black Pearl 

1 750 785 745 750 800 1200 1225 

2 975 1075 1400 1450 1500 1500 1400 

3   1375 2800 2300 2250 2150 2250 

4+               
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 BRs 2009 2010 2011 2012 2013 2014 2015 YTD 

Broadmoor 

1 750 700 700 775 875 925 1050 

2 1030 975 1100 1000 1150 1200 1300 

3 1495 1295 1100 1300 1300 1600 1700 

4+   1500   1600 1900 1847.5 1795 

Bywater 

1 725 800 725 900 1250 950 1000 

2 925 895 1025 1050 1950 1250 1975 

3 800 1100 1400 2250 2150 2000 2850 

4+               

CBD 

1 720 750 995 1201 1200 1235 1370 

2 900 949 1350 1850 1870 1774.5 2000 

3 1165 1200 1137.5 2050 1995 1795 1400 

4+ 1500 1750 1275 650 1200 1795 1600 

Central City 

1 900 1000 950 815 950 950 960 

2 1100 950 918 925 918 1100 1221 

3 1000 1500 1325 1950 1305 1305 1300 

4+ 1221.5 1100 1197.5 1295 1300 1320 1300 

City Park 

1 750 775 800 825 850 1212.5 1213 

2 950 975 1200 1500 1500 2000 2000 

3 2100 1500 1800 2150 1600 1750 1750 

4+               

Desire 

1   969 775 700 750     

2           925   

3       1150 1200 1000   

4+               

Dillard 

1   460 620 620 620 695 775 

2   865 797.5 800 850 820 902.5 

3     1295 1295 912.5 1000 1143 

4+     1800 790 1500     

Dixon 

1           576 800 

2   1175 855 717.5 797.5 681 800 

3 751 900 750 1750 1714 902.5 975 
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 BRs 2009 2010 2011 2012 2013 2014 2015 YTD 

4+               

East Carrolton 

1 797 750 795 800 875 950 950 

2 975 1090 1250 1250 1300 1350 1295 

3 1800 1550 1800 1697.5 1800 1750 2200 

4+ 2700 2000   1600 2375 1700   

East Riverside 

1 700 850 800 850 975 1075 1350 

2 975 950 1150 1000 975 1400 1600 

3 1500 1250 1975 2025 1350 2000   

4+               

Fairgrounds 

1 850 850 875 900 1015 925 950 

2 800 885 1000 1200 1350 1225 1300 

3 1200 1800 1900 1875 1197.5 1262.5 1300 

4+         2800 1750   

Fillmore 

1     775 785 820 825   

2     900 1012.5 1000 1050   

3 1475 1525 1350 1550 1400 1299   

4+       1550     2100 

French Quarter 

1 1200 1050 1100 1200 1250 1297.5 1500 

2 1650 1750 1700 1800 2000 2348 2400 

3 2600 2560 2450 1930 2140 2850 2900 

4+     1250 1200   4900   

Freret 

1 650 825 635 715 750 1050   

2 850 850 982.5 1000 1145 1250 1375 

3 1000 1250 1387.5 1150 1467.5 1562.5 1500 

4+     825 2600   2100   

Garden District 

1 925 950 1125 1000 1000 1350 1375 

2 1450 1474 1650 1650 1800 2050 1585 

3 3900 2495 3900 2000 1950 3000 3200 

4+   6697.5       8500 6250 

Gentilly Terrace 
1 795 711 682.5 700 800 750 1000 

2 950 850 800 850 875 950 1000 
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 BRs 2009 2010 2011 2012 2013 2014 2015 YTD 

3 950 1000 1250 1200 1075 1200 1250 

4+   1275   1000   1300   

Gert Town 

1 650 650 700 700 725 700 725 

2 795 800 850 850 850 875 950 

3 1275 1225 1100 1200 1200 1200 1200 

4+ 1600         1050   

Hollygrove 

1   595 600 600 695 700   

2 800 975 725 700 800 800 800 

3 950 925 1200 900 1000 900 950 

4+       1150 1200 1200   

Holy Cross 

1   560 495 625 595 525 925 

2   650 650 675 750 700 762.50 

3 850 695 700 825 985 895 955 

4+               

Iberville 

1       725 875 700   

2     1650 950 1075 1512.50   

3         1350 1125   

4+               

Irish Channel 

1 900 900 800 900 950 1100 1340 

2 900 1000 1200 1350 1500 1800 1747.50 

3 1000 1300 1000 1272.50 1300 2000 2000 

4+           5000   

Lake Catherine 

1       600 575 575   

2         775     

3       1300   1200   

4+       1800       

Lake Terrace & Oaks 

1         648 900 885 

2       925 950 1250 1350 

3     3000 1297.5 1425 1200 1149 

4+   1850   590 1200 799 1100 

Lakeshore/Lake Vista 1 800 2050 2050 2050 2050 2050 2050 
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2 1250 1350 1800 1900 1800 1550 1675 

3 2400 2300 2500 1100 1200 2150 2500 

4+         1300 1925   

Lakeview 

1 800 900 750 875 900 900 900 

2 1075 1100 1400 1250 1200 1250 1350 

3 1400 1350 1500 1550 1650 1700 1699 

4+ 2300 3000 2950 2300 2250 2200   

Lakewood 

1   675 1000     1350   

2   807.5       1012.5   

3   1250 2300 1250 1550 1350 1795 

4+   2700       3650   

Leonidas 

1 680 737.5 695 720 725 800 895 

2 850 995 925 912.5 925 1100 1295 

3 985 1000 1200 1200 1450 1500 1450 

4+ 1286.5 1300 1250   1700 2300   

Little Woods 

1 667.5 630 625 600 625 624.5 600 

2 900 900 795 750 775 775 755 

3 1137.5 1100 1050 860 860 950 1125 

4+ 1500 1250 1300 970 909 975 1450 

Lower Garden District 

1 1000 950 1150 1100 1175 1400 1468 

2 1650 1600 1575 1500 1700 1800 1700 

3 1450 2050 1800 1700 1625 2145 2225 

4+ 4500 2130 2800 2450 1600 5500 3800 

Lower Ninth Ward 

1         650 640   

2 750 600 775 760 795 700 850 

3 900 754 875 895 1000 1000 1000 

4+               

Marigny 

1 825 895 900 825 900 1150 1200 

2 1000 1200 1250 1400 1650 1650 1600 

3 1400     900 2750 2975 3500 

4+               
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Marlyville/Fontainbleau 

1 812.5 825 750 850 950 875 695 

2 1000 1100 1250 1225 1300 1350 1400 

3 1300 1500 1450 1500 1650 1800 1800 

4+ 2200 2400 1800 2175 1500 2550 2825 

McDonogh 

1   752.5 595 675 700 950 875 

2 800 800 790 925 900 800 862.5 

3 1200 1000 900 895 1000 900 1200 

4+   1350       975   

Mid-City 

1 850 825 895 800 850 897.5 991 

2 947.5 925 925 950 1075 1100 1315 

3 1125 1250 1000 950 1000 1150 1550 

4+   950 1300 1550 1237.5 2200 2200 

Milan 

1 800 850 825 795 800 825 775 

2 987.5 1200 1025 1100 1250 1374 1273 

3 1100 1200 1400 1150 1350 1100 1284 

4+ 1323 1725 1200 1200 1150 1150 1421 

Milneburg 

1         725     

2 895 895 975 875 900 950   

3   930 900 862.5 1250 1150 1100 

4+               

Navarre 

1 800 650 675 795 849.5 935   

2 1050 995 1200 1185 1400 1400 1750 

3 1250 1195 1300 1350 1500 1500 1975 

4+   1650     1900 2100   

New Aurora/Eng Turn 

1   600     600 815 572.5 

2     500 825 875 800 795 

3   850 1200 1100 1175 1125 1200 

4+ 3900 3900 1500 1182.5 1200 3700  

Old Aurora 

1   550 600 621 695 700 700 

2     800 690 800 825 860 

3 1095 1247.5 1110 1175 1145 1125 1175 
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4+ 1650 1500 1250 1250 1250 1275 1475 

Pines Village 

1           800   

2       900   750   

3   900 1000 1175 1050 995   

4+           1100   

Plum Orchard 

1     595 600       

2     900 775.5 850 775   

3     1100 1100 1100 1100 1100 

4+       1295   1500   

Read Blvd East 

1     498.5 550 595 678.5 575 

2       650 675 867.5   

3 1300   1350 1150 1100 1409.5   

4+   2800       2547.5   

Read Blvd West 

1           600 560 

2     725     750 799 

3     1350 1250 1200 1050 975 

4+           1300 1500 

Seventh Ward 

1 685 650 675 650 700 750 850 

2 700 750 800 750 850 825 1000 

3 950 800 1100 925 950 1000 1000 

4+ 900 912.5 1300 1475 1275 1042   

St Anthony 

1       625 700 750 700 

2 936 877.5 875 850 850 900 900 

3 1200 1100 1187.5 1000 1200 1200 1200 

4+     1800     1350   

St Bernard Area 

1   775 775 600 700 600   

2   750 850 716 716 850 850 

3     1200 821 821 821   

4+               

St Claude 
1 1050 625 600 650 765 725 683.5 

2 750 750 700 750 895 850 950 
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3 1000 750 975 975 995 950 925 

4+       1300 1200 1400   

St Roch 

1 700 750 650 625 700 700 700 

2 650 700 700 697.5 795 800 875 

3 950 875 987.5 950 1000 950 1200 

4+ 1200   1300 1300 1200 1295   

St Thomas Dev 

1   875 875 875 950 995 995 

2   1240 875 895 1250 1800 2115 

3     1925 2150 2075 2300   

4+               

Tall Timbers/Brechtel 

1 582 582 600 598 625 625 660 

2 922.5 900 870 860 884 895 904.5 

3 1100 995 850 864 1100 1000 950 

4+ 1700 1700     1400 1375   

Touro 

1 850 925 900 850 1000 1050 972.5 

2 1200 1290 1700 1525 1550 1500 1195 

3 1600 2395 3950 1500 1887.5 1895 1200 

4+     15000 8750       

Treme/Lafitte 

1 775 850 1014.5 750 775 800 800 

2 850 850 800 850 855 895 925 

3 751 1025 1000 925 900 1015 1015 

4+   1529 975   1380 1895   

Tulane/Gravier 

1 675 800 750 618 850 850 943.5 

2 990 1020 800 825 850 925 1000 

3 1187.5 1350 950 823 1000 1137.5 1200 

4+   1550 1395 1500 1500 1400 1750 

US Naval Base 

1               

2   850 850 977.5 1265 1000   

3   1100 1100 1250 1445 1325   

4+       1595 1695     

Uptown 1 825 850 825 850 900 1000 1100 
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2 1200 1225 1472.5 1375 1500 1575 1625 

3 1200 1525 1525 1795 1995 2000 2300 

4+   2197.5 2000 2600 2500 2800   

Viavant 

1   600   600 560 615 615 

2   974.5 1030 687.5 685 675 700 

3       900 980 990 1200 

4+               

Village de L'Est 

1           737.5   

2   900       850   

3   1175 1250 1200 1250 1190 1295 

4+           1400   

West End 

1 850 800 975 850 850 1350 1150 

2 1062.5 1099 1450 1200 1200 1250 1300 

3 1475 1550 1350 1500 1595 1600 1750 

4+     3930   2350 2195   

 W Lake Forest 

1 700 630 560 575 595 599 599 

2   900 775 712.5 725 765 800 

3   1075 895 1000 1078 950 1100 

4+               

West Riverside 

1 975 1000 895 875 1150 1200 1250 

2 1150 1200 1250 1300 1595 1687.5 1475 

3 1775 2400 1950 1500 1950 2500 1950 

4+           3800   

Whitney 

1               

2 800 800 825 850 1050 1100 975 

3 1358 1200 1300 1000 1000 1450 997.5 

4+           785   

Citywide 

1 800 800 850 825 875 995 1000 

2 950 975 1000 1000 1100 1200 1250 

3 1200 1250 1200 1100 1200 1300 1350 

4+ 1662.5 1750 1400 1400 1400 1500 1675 
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APPENDIX 3  

AFFORDABILITY OF RENTAL LISTINGS BY 
NEIGHBORHOOD, NUMBER OF BEDROOMS 
AND NEIGHBORHOOD-LEVEL MEDIAN 
INCOME BY HOUSEHOLD SIZE 

 Median household would have to spend less than 30% of income to afford unit 

 Median household would have to spend 30-39.9% of income to afford unit 

 Median household would have to spend 40-49.9% of income to afford unit 

 Median household would have to spend 50% or more of income to afford unit 
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  HOUSEHOLD SIZE 

 BRs 1 2 3 4 5 6 

Algiers Point 

1 38.0% 21.6%     

2  26.1% 14.7% 14.8%   

3    22.1%   

4       

Audubon 

1 34.1% 16.5%     

2  25.7% 25.6% 34.9%   

3    49.8%   

4       

Bayou St John 

1 59.3% 24.6%     

2  32.8% 40.0% 44.3%   

3    44.1%   

4       

Behrman 

1 60.3% 36.5%     

2  45.5% 42.3% 36.7%   

3    51.6% 42.6%  

4     48.4%  

Black Pearl 

1 46.6% 27.5%     

2  51.6% 31.2% 48.6%   

3    73.0%   

4       

Broadmoor 

1 48.0% 30.6%     

2  40.2% 39.4%    

3   38.7% 65.5%   

4    78.8% 67.4%  



 

communityprogress.net 

82 

82 

  HOUSEHOLD SIZE 

 BRs 1 2 3 4 5 6 

Bywater 

1 73.8% 53.4%     

2  83.3% 71.2% 61.3%   

3    67.6% 80.4%  

4       

CBD 

1 54.5% 32.6%     

2  50.9% 25.8%    

3       

4       

Central City 

1 89.7% 47.3%     

2  47.3% 57.3% 84.8%   

3    120.6% 164.1%  

4     163.5%  

City Park 

1 40.2% 16.5%     

2  29.1% 39.5% 16.2%   

3    17.2% 13.0%  

4       

Desire 

1 81.1% 82.4%     

2       

3    123.0% 239.8%  

4       

Dillard 

1 67.4% 25.1%     

2  34.4% 37.6% 33.3%   

3    35.7%   

4       
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  HOUSEHOLD SIZE 

 BRs 1 2 3 4 5 6 

Dixon 

1       

2  79.7% 158.9%    

3     136.4%  

4       

East Carrolton 

1 60.7% 22.9%     

2  34.0% 39.7% 27.2%   

3    37.7%   

4       

East Riverside 

1 44.8% 41.8%     

2  41.8% 28.3% 37.0%   

3    51.2% 38.1%  

4       

Fairgrounds 

1 81.7% 43.6%     

2  58.0% 113.2% 133.2%   

3    118.1% 38.1%  

4       

Fillmore 

1 65.8% 24.2%     

2  29.5% 30.0% 37.1%   

3    51.9% 45.6%  

4       

French Quarter 

1 47.3% 27.6%     

2  44.2% 20.4%    

3       

4       
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  HOUSEHOLD SIZE 

 BRs 1 2 3 4 5 6 

Freret 

1 92.4% 39.3%     

2  59.9% 34.9%    

3       

4       

Garden District 

1 31.6% 12.9%     

2  23.1% 40.0% 19.5%   

3    21.1%   

4       

Gentilly Terrace 

1 61.3% 32.9%     

2  36.0% 38.7% 26.4%   

3    32.4%   

4       

Gert Town 

1 76.1% 47.1%     

2  55.2% 134.6% 268.1%   

3    378.5% 127.7%  

4       

Hollygrove 

1 84.3% 46.8%     

2  53.8% 72.1% 52.8%   

3    66.0% 66.0%  

4       

Holy Cross 

1 60.9% 30.9%     

2  39.0% 39.8% 29.1%   

3    38.2%   

4       
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  HOUSEHOLD SIZE 

 BRs 1 2 3 4 5 6 

Iberville 

1 190.6% 175.6%     

2  215.7% 93.6% 93.6%   

3    253.1% 157.1%  

4       

Irish Channel 

1 63.5% 22.4%     

2  35.4% 42.7% 25.8%   

3    22.4%   

4       

Lake Catherine 

1 32.0% 13.1%     

2  17.7% 21.9% 12.6%   

3       

4       

Lake Terrace & Oaks 

1 87.0% 17.3%     

2  25.4% 11.1% 9.9%   

3    14.8%   

4       

Lakeshore/Lake Vista 

1 71.5% 33.2%     

2  29.2% 25.3% 21.3%   

3    14.2% 14.6%  

4     15.8%  

Lakeview 

1 40.9% 20.1%     

2  26.8% 23.8% 19.2%   

3    26.4% 18.2%  

4     24.8%  
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  HOUSEHOLD SIZE 

 BRs 1 2 3 4 5 6 

Lakewood 

1       

2       

3    18.1% 16.6%  

4       

Leonidas 

1 59.9% 28.6%     

2  36.4% 49.7% 17.6%   

3    27.5%   

4       

Little Woods 

1 61.0% 31.5%     

2  39.0% 34.1% 39.0%   

3    43.3% 30.1%  

4     31.8%  

Lower Garden District 

1 49.0% 27.0%     

2  39.0% 39.7% 35.9%   

3    34.3% 70.4%  

4     69.4%  

Lower Ninth Ward 

1 96.0% 44.6%     

2  54.5% 56.6% 27.2%   

3    27.2%   

4       

Marigny 

1 54.0% 24.4%     

2  44.7%  22.7%   

3    37.8%   

4       
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  HOUSEHOLD SIZE 

 BRs 1 2 3 4 5 6 

Marlyville/Fontainbleau 

1 41.5% 20.0%     

2  27.4% 27.6% 24.6%   

3    31.2% 48.2%  

4       

McDonogh 

1 82.9% 42.9%     

2  55.1% 49.4% 61.8%   

3    68.7% 90.0%  

4       

Mid-City 

1 72.2% 43.4%     

2  54.9% 44.7% 51.2%   

3    47.7% 79.7%  

4       

Milan 

1 56.4% 19.1%     

2  29.9% 36.7% 81.8%   

3    88.4% 49.1%  

4       

Milneburg 

1 66.5% 33.3%     

2  41.3% 58.1% 35.7%   

3    49.6% 51.1%  

4       

Navarre 

1 40.0% 28.6%     

2  47.1% 27.5% 15.4%   

3    16.5% 19.5%  

4       
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  HOUSEHOLD SIZE 

 BRs 1 2 3 4 5 6 

New Aurora 

1 23.5% 13.0%     

2  19.0% 27.8% 15.4%   

3    20.7% 34.0%  

4       

Old Aurora 

1 34.6% 22.7%     

2  26.2% 27.7% 18.7%   

3    26.7% 44.2%  

4       

Pines Village 

1       

2       

3    66.3% 52.1%  

4       

Plum Orchard 

1       

2  57.0% 46.1% 51.5%   

3    66.7%   

4       

Read Blvd E 

1 45.7% 18.2%     

2  20.6% 14.8% 16.1%   

3    26.3% 36.4%  

4       

Read Blvd W 

1       

2       

3    45.7% 38.1%  

4       
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  HOUSEHOLD SIZE 

 BRs 1 2 3 4 5 6 

St. Anthony 

1 75.0% 40.4%     

2  49.0% 40.3% 60.4%   

3    85.2% 59.1%  

4       

St. Bernard Area 

1 105.5% 42.7%     

2  43.7% 76.5% 28.2%   

3    32.3%   

4       

St. Claude 

1 117.0% 39.2%     

2  45.8% 45.0% 33.1%   

3    36.8% 44.2%  

4     53.4%  

St. Roch 

1 101.2% 48.9%     

2  55.5% 43.8% 60.3%   

3    75.9%   

4       

St. Thomas 
Development 

1 117.3% 36.4%     

2  47.8% 59.9% 237.5%   

3    394.2% 180.0%  

4       

Tall Timbers / Brechtel 

1 50.3% 21.1%     

2  29.9% 22.7% 26.9%   

3    33.4% 37.9%  

4       
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  HOUSEHOLD SIZE 

 BRs 1 2 3 4 5 6 

Touro 

1 45.3% 30.7%     

2  47.6% 38.3% 17.0%   

3    20.7%   

4       

Treme / Lafitte 

1 86.9% 41.7%     

2  46.0% 34.3% 75.5%   

3    79.5% 96.9%  

4       

Tulane / Gravier 

1 140.9% 83.7%     

2  83.7% 76.8% 29.6%   

3    34.8%   

4      95.2% 

US Naval Base 

1 59.8% 41.1%     

2  46.9% 81.8% 91.4%   

3    107.3%   

4       

Uptown 

1 37.1% 22.1%     

2  36.8% 30.2% 52.1%   

3    69.2% 46.7%  

4     58.5%  

Viavant 

1 73.8% 42.8%     

2  52.4%     

3     64.4%  

4       
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  HOUSEHOLD SIZE 

 BRs 1 2 3 4 5 6 

Village de L'Est 

1       

2       

3       

4     42.0% 95.3% 

West End 

1 29.2% 22.7%     

2  32.0% 50.7% 23.7%   

3    31.6%   

4       

West Lake Forest 

1 55.7% 33.6%     

2  40.9% 41.0% 32.8%   

3    48.8% 113.9%  

4       

West Riverside 

1 58.4% 27.7%     

2  38.4% 30.3%    

3   50.3% 25.1%   

4       

Whitney 

1       

2  63.1% 52.6% 42.3%   

3    40.3% 58.6% 54.3% 

4       
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