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1. INTRODUCTION







I\l PURPOSE OF THE UPDATE

It is twelve years since the City of New Orfeans and the Central Area Council of
the New Orleans Chamber of Commerce, in joint venture, completed a Growth
Management Program for the New Orleans Central Business District. This
landmark program was initiated in response to the City's unsatisfactory prior
experience with fragmented CBD studies and plans which, lacking the full support

of all involved public and private interests, failed to achieve their various goals.

Under the direction of the original GMP Steering Committee, a consultant team
headed by Wallace, Mchrg, Roberts and Todd completed a CBD Growth
Management Program in 1975. The recommendations of this detailed énd
comprehensjve planning effort have gbided public and private development actions
in the downtown since then and are largely responsible for the form and character

of downtown New Orleans today.

Although the recormmendations of the 1975 plan have served well over the years of
moderately high growth, 'conditions have changed dramatically with the
implementation of some of its proposals and with changes at the regional and
national levels. Market projections made in 1975 have. been exceeded in some
sectors and fallen short in others; the event of the World's Fair in 1984 has
produced new development trends and opportunities that need to be addressed;
reduced Federal spending is imposing new constraints on local government plans
and programs; and growth expectations are being redefined in light of the recent
collapse of the oil industry and its impacts on regional growth prospects. While
many of the conclusions and recommendations of the 1975 plan remain valid,
conditions have changed sufficiently to demand @ GMP Update to adjust and refine

appropriate action plans for the remaining years of this century.

The growth potential of downtown New Orieans, or any downtown, is a function of

a wide range of factors, including:

: regional economic conditions and growth prospects;
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.2 ACHIEVEMENTS OF THE 1975 PLAN

New Orleans stands a little under half way through the planning period adopted for
achievement of the downtown goals established twelve years ago in the |975
Plan. The clearest indication of the considerable success of this plan is available
in @ comparison of the downtown as it was in 1974 (Figure 1), the projected form

of the area in the year 2000 (Figure 2), and its form as it exists today (Figure 3).

Allowing for graphic differences, the plan of the DDD today looks remarkably like
a half finished re-drawing of the projected year 2000 plan, as indeed it should
under a realistically based and conscientiously implemented action program. As
planned, major development has occurred at the river end of Canal and Poydras in
Canal Place, the Hilton. Hotel complex and the Riverwalk project. Similarly,
office and hotel development is proceeding as planned around the Poydras-Loyola
intersection, although development of the three blocks north of LaSalle has
occurred earlier than expected. In the mid-town area, density has increased on
the west side of St. Charles as predicted, with added growth on the east side

further reinforcing intentions for this important corridor.

High intensity development on the riverfront so far has not extended beyond the
Hilton and the new condominium tower currently under construction, but site
clearance and access improvements carried out for the World's Fair and
construction of the Convention Center have prepared this area as the prime
opportunity for high rise hotel and/or luxury residential development; as proposed
in the 1975 plan. Similarly, residential construction in the St. Charles corridor
uptown of Lafayette has not yet occurred but the ‘opportunity is only now arising
with the completion of streetscape improvements on St. Charles, recent
succe;ssful residential activity in the adjacent Warehouse District and the growing

demand for downtown housing.

Streetscape and pedestrian system improvements have been carried out
systematically by the Downtown Development District and the City according to
the 1975 Plan, setting high design standards and an encouraging level of
commitment to completing an attractive pedestrian network throughout the
downtown.  Traffic improvements, however, have not been so methodically

pursued, resulting in increasing downtown congestion that is reaching critical
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PROPOSED DEVELOPMENT PATTERNS 2000 Figure 2
(Reproduced from the 1975 GMP Technical Report)
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[.3 THE WORK PROGRAM

To incorporate these new conditions in the City's and the DDD's continuing growth
management efforts to the year 2000, the planning process established in 1975 has
been essentially repeated in the present Update Study. This process involved the

following sequential steps:

l. Inventory of current conditions, opportunities for change and probable future

developments.

2, Description and evaluation of the likely future under current conditions and

present market demands.

3. Description and evaluation of alternate futures under different public policy

choices and investment priorities.

4, Selection of a preferred development direction and definition of its

corresponding goals and objectives.
S. Development of strategies to achieve the estdblished goals and objectives.

Steps | through 4 are summarized in Chapters 3 and 4 in this report. More
detailed descriptions of particular topics are documented in technical memoranda
and working papers. The inventory data is contained in the DDD's computerized
data base, itself one of the key products of the Update. The focus of this report is
step 5 in the process. It vis documented in Chapters 5 and 6 as the Growth
Management Plan and lmplémenfcn‘ion Program, respectively. These Chapters are

summarized in Chapter 2.







2. EXECUTIVE SUMMARY






2.1 GOALS FOR THE PLAN

During the planning and participation process conducted for the Update a
consensus emerged about the goals for the downtown. This consensus has two
parts: first, a reaffirmation of the goals from the original GMP and, second, a
focus on five specific goals for the Update. The original GMP goals are
incorporated directly in the Update. They are the following:

o Strengthen downtown New QOrleans as the administrative, office, retail and

entertainment center of the region.

o Promote growth while preserving historic contirnuity.

o Return activity to the riverfront.

e Provide a full range of activities downtown which attract residents as well
as visitors.

o Achieve an im‘e.grcn‘ed.‘rrans;:orfcﬂon system, bclqncing automobile facilities

with transit and pedestrian activity.
) Retain a strong retail core.
) Strengthen the bond between the CBD and the Vieux Carre.
o Protect and deve_loplgood residential communities within the central area.
- o Treat and rehabilitate Skid Row inhabitants and eliminate Skid Row itself.
o Encourage design distinction.

o Forge a public/private partnership to carry out the GMP.
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2.2 THE PLAN AND PROGRAM

This Growth Management Plan Update is comprised of four plan elements: land
use, pedestrian and open spoée system, Tronsp'o'rquion, and infrastructure.
lmplemenm’rioh of the above plan elements requires three types of actions:
developme:n’r incentives, zoning regulations and design guidelines, and public
improvements of the circulation and infrastructure systems. The details of the
Plan and Program are contained in Chapters 5 and 6 of this report. The major
recommended Plan and Program elements are presented in summary below, as
they specifically relate to the U‘pdm‘e goals. Following the Update goal-specific

recommendations is a summary of District-wide recommended actions.

Goal One: Consolidate the downtown office core between the completed
development of Poydras Street and the retail and other uses of
Canal Street. Encourage new office development to occur in this

area without discouraging it elsewhere.
Land Use:

y Encourage new office development to wrap around the traditional office

core on available sites along Poydras and the downtown end of Loyola.

. Encourage high intensity mixed use development around the Canal Street-
Elk Place intersection with retail and entertainment uses on the street level

and office and hoi‘e]/residenﬂal uses above.

Pedestrian and Open Space:

Provide landscape improvements to Poydras, Loyola, and Tulane medians and

sidewalks. Loyolq, between Poydras and Iberville, is a priority action.

Provide sidewalk improvements to O'Keefe, Perdido and Tulane east of
Loyola. Complete the St. Charles improvements to lberville as a priority

action.
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. Establish a committee with representation of the City of New Orleans, the
Housing Authority of New Orleans and the Downtown Development District

to investigate ways to improve the Iberville Housing Development.

Pedestrian and Open Space:

. Conduct a study of Iberville Street to improve its accessibility and visual
environment.
© ' Provide sidewalk improvements on cross streets linking the traditional office

core and the Vieux Carre to Canal Street, i.e., University Place/Burgundy
Street, Carondelet Street/Bourbon Street, St. Charles Street/Royal Street,
Magazine Street/Decatur Street and Tchoupitoulas Street/North St. Peters

Street. The completion of improvements on St, Charles is a priority action.

. Pursue potential for "gateway" opportunities to the French Quarter and

public gathering spaces for Canal Street.

. Revise the existing sign ordinance and implement a sign amoritization

program on Canal Street.
Development Incentives:

. Consider the construction of a public parking garage on either side of Canal
~ Street between Saratoga and South Liberty/Treme to be publicly or privately

operated.

. Create a new zone, CBD-IB, with similar provisions to CBD-1 but with no
FAR limit, around the Canal Street-Elk Place intersection as a priority
action,

Investigate the development of a centralized retail management program for
Canal Street to coordinate the functions of marketing, security, promotions,

maintenance, physical improvements, parking and leasing.
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y Implement sidewalk improvements on Julia and South Peters Streets.

. Establish pedestrian ways on Poeyfarre, Cpns’rance, and Notre Dame Streets.

Develc;pmen’r Incentives:

. Modify existing CBD-7 and CBD-8 zoning provisions to permit increased, but
controlled, Infensi?); of development for residential projects in the

Warehouse and Lafayette Square areas as a priority action.

. Extend the existing five-year tax abatement program for residential

development as g priority action.
Transportation:

. Institute resident permit-parking and the possible use of the Fulton Street
garage for residents as a priority action.

: Acquire or master lease strategic parking reservoirs in key development

areas for residential development,

. Extend the CBD Shuttle bus service to serve residential development and

major downtown employment centers.

Goal Four: Provide a series of connected, publicly-oriented and accessible

activities along the length of the Mississippi River.
Land Use:

Encourage hotel, convention and public entertainment uses on the riverfront

with residential development wherever feasible.



81

"W 1SAs uojipliodsupdy
UMOIUMOp DO} D JO JUSUOdWOD 3UO SD JaAld suy Buop sesn juswuipiisius

puo  |Ipiad ag']qnd jJoddns oy AUl 4Isubll  JuoljIsAll D juswa|dw .
(Be4D ODIW *3°l) 8d1AlaS B[14nys
1USNb3ly LUBIUBAUCD UiIM SB3[41]IOD) 11S=110 JO SBINLONLLS Buixand ayis-uo

40 4usudojsasp ayy ybnouyy syosfoad [plyuspisss oy sa1pisqns Bupiind spiaciy

:uolypliodsupd |

‘PADASINOE J31USD UOHUBALOD) PUD }531}G 3do]||DD UO SUIDW 131DMm sbapjugy .
324Nn45N11SDIIU|
"Aii]1oD) Bulisixs sy} wouly Jaalidn 434U3 7 UOLUBALOD 3y} pupdx3 .

"PADAS|NOG J31USD) UOIIUBAUOYD) JO ISDS JUOILIBALL BUy

0 yibus| [jny sy suoz z-ggo sy so suoisiaodd Ajtsusiul Jsubly ayi pusixg .
isaAljuadu] tuswdojans (g

sebplig *O°"N'D aq;iu.:o.z; JéAngn juswdo|sAsp 31ning pup

84IDD XNSIA By} JO5UU0D 0f 3pDUBLIOID JUCILIBALL By} SAoIdWi pubp pusix3g .
31} jusWD

UD[1}SOPad/%|DMBPIS UlIm JUCIJIBALI SY} O} SOUDILUS $3314G pl|N[ 3y appabdn .

*Abm upllisspad Jofpw
D SD JUOLLISALL Byl o} ybnodyy yes14g adoljpD jo uoisusixs syt usi|qpisg .

*PIDAB|NOGY

SEIIEg) uo‘uua/\uo:) Buop sjuswancadwr sjjpomapis pup ublpsw 9y3)dwo)

:s00dg usd( pup upliSEpaY




Goal Five: Improve access to and movement within the downtown with a

balanced transportation system.

[nitiate an update of the regional transportation plan addressing all modes of

travel and the impacts of the new G.N.O. bridge as a priority action.

Complete intersection studies currently underway to identify required
traffic engineering improvements such as additional turning lanes, signal re-
timing and synchronization, contra-flow lanes, exclusive transit lanes and a

traffic monitoring system.

Create a coordinating entity to develop and manage parking policy in the
downtown. The precise mandate and organizational nature of this entity -

should be the subject of careful study,

. Increase transit ridership through an aggressive marketing campaign,

improved line-haul service, and expanded routing to better serve intra-C8D
movement and peak hour travel between CBD centers and peripheral parking
and suburban locations.

Improve the existing CBD Shuttle as the focus of downtown transit through
reduced headways, better vehicle visibility and routes fine-tuned to serve

user demands as they vary throughout the day.

Consider a traffic reduction zone for the downtown, within which all new
development over a specific size will be required to prepare a traffic impact
analysis.  This analysis will include building-specific actions leading to
reductions in private auto use, and proposals for the efficient use of existing

parking supplies and increased transit patronage.

District-Wide Land Use Conirols:

Institute a mandatory design review process for all developments of 50,000
square feet or more, the riverfront, the CBD-IB zone, and sites fronting on

Howard Avenue and Lafayette Mall as a priority action.
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2.3 ROLE OF THE DOWNTOWN DEVELOPMENT DISTRICT

The Downtown Development District was created in 1975 as one of the first
recommendations of the originadl GMP to be implemented. The Downtown
Development District can, along with the City Planning Commission, take the
lion's share of credit for the remarkable record of implementation of the
recommendations of the 1975 GMP. As the DDD is itself a creation of the 1975
GMP, it is uniquely positioned to implement many of the recommendations of the
GMP Update.

The DDD must continue to fill its unique leadership role as catalyst and
coordinator between the public and private sectors for development in the
downtown. The DDD has accomplished this in the past through the provision of a

number of unique programs and activities which include:
provision of supplemental police and sanitation services.

. special area maintenance of streetscape improvements constructed by the .

DOD and others.
. sponsorship of a wide variety of cultural and arts programs chd facilities.
focused promotional and marketing activities.
. historic preservation funding.

major streetscape projects on Canal Street, St. Charles Street and Lafayette
Mail.

installation of information kiosks and subsidy of street trees and sidewalk

improvements,
. subsidy of the CBD Shuttle.

planning for the coordinated growth and development of the downtown

through projects such as this Update.
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District Boundaries:

. expand the District to include the area bounded by the Pontchartrain
Expressway, Annunciation, Race and the River to ensure coordinated,

cohesive riverfront development.
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3. EXISTING CONDITIONS |






3.1 LAND USE

The current distribution of land uses in the downtown is illustrated in Figure &4, At
a very generalized level, this pattern retains the same elements as were present in
1974, except on the riverfront where working docks and railyards have been
replaced with hotel, exhibition and retail functions, and around the Poydras-

Loyola intersection where a strong new office core is developing.

Land use trends over the last decade have served to extend and intensify patterns
existing in 1974 rather than change them. Development over the last ten years
has also tended to segment the downtown into fewer, but more recognizably

distinct functional areas than those identified in the 1975 study.

A "functional ared" is d,efined as a functionally cohesive unit which displays
generally consistent land use characteristics and/or a strong perceptual
integration, irrespective of changes in land use. Existing land use and
development trends since 1975 are most easily summarized in reference to the

current functional areas, idefntified in Figure 5.

Functional Area A: Canal Street

Development of the lower end of Canal Street has expanded the corridor since
[975 to include the blocks between Camp and Tchoupitoulas on the uptown side,
and the major Canal Place development on the downtown side. At the upper end,
the corridor sub-divides at about Saratoga where the essentially continuous retail
frontage of Canal Street breaks down into more scattered and diverse

development including office, hotel and surface parking.

The major development activity in the Upper Canal area since 1975 includes the
200,000 sq. ft. ODECO office building and its associated 330-space garage, and
the renovation of the Clarion Hotel and the Fisk office building. New
development on Canal Street has increased the overall Floor Area Ratio (FAR) for
the functional area from 4.0 in 1975 to 4.4, which is substantially below the
allowed maximum FAR of || for mixed-use buildings in this zone (CBD-2B). The
orﬂy presently planned development is the New Orleans Merchandise Mart

showrooms, on the block between South Robertson and Villere Streets.
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environments in the downtown in its consistent scale, variety of architectural
defcil,' network of hidden streets and alleys, and increasing retail and
entertainment functions. Important opportunities to expand this special character
in new development exist in several remaining surface parking lots within the

dared.

Functional Area C: Riverfront

Land use changes in the riverfront area over the last decade have been more
dramatic than anywhere else in the downtown: from working docks and rai.lycrds
in the mid 1970'; through the extraordinary event of the World's Fair in the early
1980's and construction of just under 3.4 million sq. ft. of hotel, exhibition and
convention space, the recently opened 180,000 sq. ft. Riverwaik, and downtown

New Orieans' first luxury condominium tower.

The area presently contains over 20 percent of the total hotel space in the
downtown and about three quarters of its total exhibition and convention
facilities, all of which (besides the Rivergate) has bee‘n constructed since 1975. In
addition, the developments currently under construction and proposed expansion of
the Convention Center and public recreation and entertainment uses (Louisiana
Science Centre, Venture [nternational Project and the New Orleans Aquarium),
contribute to the Riverfront area's identity as the primary downtown

concentration of tourist related functions.

With approximately 45 percent of the total vacant land in the downtown available
in this area (and all City owned), and a further 9.8 acres in surface parking lots,
added to the special amenities of a riverfront locc‘rion, proximity to major retail
and entertainment functions and possible on-site service by the proposed
riverfront trolley, the development potential of this area for tourist-oriented

and/or residential growth is extraordinary.

Functional Area D: Lower Poydras-Lafayette

The Poydras corridor, from Convention Center Boulevard to just above Baronne,
presently falls into two closely related but distinct sub-areas: Lower Poydras,

which™ contains a generally low-scale mix of office, retail and warehouse

29
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Functional Area F: H.E.A.L.

As its name implies, the H.E.A.L. (Health Education Authority of Louisiana) area
is dominated by medical related functions, including Charity Hospital and School
of Nursing, the Louisiana State University Medical Center, the Veterans'
Administration Medical Center and Tulane University Medical Center. T.hese
functions are presently concentrated between Perdido and Tulane Avenue, with
further supporting facilities, such as a child care center, consulting and

administrative offices, and parking on the downtown side of Tulane.

The present density of medical functions in this area and various planned
expansion projects leave little opportunity for private commercial development.
In general, the two major institutions, LSU and Tulane, are expanding in opposite
directions: LSU to the growing health care area above Claiborne, in close
cooperation with the Hotel Dieu Hospital on Gravier and South Prieur; and Tulane
towards Canal Street on already owned properties between Tulane and Canal.
Although these plans indicate a relatively high level of development activity in
the area in the future, its growth is independent of commercial market forecasts
and given the present absence of market pressures in the areq, medical exﬁcnsion
plans are not in direct competition with any other possible 'fypes of developr;nenf

at this time.

Functional Area G: Superdomé

Besides the immense Superdome structure which completely dominates the
skyline, this area also includes a l4-story Federal office building on Loyola, built
in 1960, the train station, main Post Office headquarters, public utilities
installations on the downtown side of Poydras and over |3 acres of surface parking
lots. These uses have little functional comnection but the area is generally
perceived as a single unit through the consistently monumental scale of each of
the separate developments and their obviously regional, rather than local,

function.
Since completion of the Superdome in 1975, there has been little construction

activity in this area besides recent devellopmem‘ of a municipal heliport on Julia

Street. Land use changes in this area are unlikely, although the large surface
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Although recent redevelopment activity has introduced significant levels of
commercial and residential functions, the area remains predominantly industrial
with almost 70 percent of the total area of industrial uses in the downtown. New
construction in the last five years includes the Sugar House Hotel (now Radisson)
which, at 1§ stories, is the only high-rise structure in the areq, the Fulton Place
parking garage on South Diamond, and a small amount of Fair-related retail
space. The majority of development activity, however, is clearly in small office

and residential conversion of existing buildings.
Residential conversions predominate and already over 70 percent of the total

residential space in the downtown is in the Warehouse Areq, with over 600

additional units anticipated in currently planned developments,
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Figure 6

ZONING, 1985
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CBD-8:

This district generally . corresponds to the Warehouse Historic ODistrict, and
provides for an extensive range of commercial, light industrial and residential

uses. Maximum allowed FAR for all uses is 4.
CBD-9:

Similar to CBD-8, this zone, which occupies the lower corner of the Warehouse
District bordered by Annunciation and Howard Avenue, is especially designed to
permit larger new structures in an area where they will not negatively impact the
overall scale and character of the Warehouse District., Base FAR in this zone is

raised to 6, with an increase to 8 in projects that include housing.
Ll and Hl:

Remnants of the previously adopted code, these light and heavy industrial zones
make up the remainder of the downtown, covering the Superdome blocks and the

uptown end of the Riverfront area respectively.

In general, the present zoning code is an excellently drafted ordinance which
closely defines the urban design goals adopted for downtown in the 1975 Plan.
That the code is finely-tuned to existing development patterns and emerging
trends is apparent in the approximate correspondence between present Functional

Areas (Figure 5) and the zoning districts (Figure 6).

Base requirements are generally permissive, with additional density bonuses
available in the highest intensity districts (CBD-1, 2 and 2B), through provision of
certain pedestrian amenities and residential uses, and transfer of development
rights from other CBD Districts. Bonus systems are primarily designed to
encourage residential development and to enrich the pedestrian environment in
high intensity commercial growth areas. So far, One Riverplace condominiums on
the riverfront is the only project that has taken advantage of the residential
bonus. Amenities bonuses have effectively encouraged retail uses in the lower
levels of major new developments but these provisions have tended to scatter

small amounts of retail space fairly evenly throughout growth areas and in many
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3.3 URBAN DESIGN RESOURCES

New Orleans' Central Area has the unusual distinction of containing two almost .
separate "cities within a city™: the renowned Vieux Carre and the more
confemporary downtown of the CBD, between |berville and the Pontchartrain
Expressway. While this situation creates special problems of its own in terms of
making appropriate connections between the two, it gives New Orleans the unique
opportunity to develop one of the country's most interesting and diverse city
centers, combining the special design qualities of the historic Vieux Carre with an
equally imageable and attractive core of continuing commercial gréwfh in the
c8D.

WHile the urban design character of the Vieux Carre is firmly secured and requires
only careful protection from the negative impacts of burgeoning tourism, the
downtown is still struggling to establish a similarly attractive identity that can
complement its famous French neighbor. The framework for such an identity was
laid in the 1975 GMP and many important steps towards its realization were
achieved over the last |0 years, including developn%em‘ of the Lafayette Mall,
major streetscape improvements on Canal Street and St. Charles Avenue, and
comprehensive revision of the zoning code. The primary urban design issue facing
the downtown now is not so much one of defining a viable design framework (as it
was in [975), but more a question of how future growth pressures can be
manipulated to reinforce the emerging urban patterns, and hence, the questions of
what? where? and when? for future public improvements to the street level

environment.

"The present problems and opportunities of the downtown with regard to its urban
design character are not much different from those assessed in the 1975 study.
After ten years of public and private development that has closely followed the
directions prescribed, the differences are ones of degree rather than kind, and for
the most part, the general recommendations of the 1975 Plan with respect to
design controls and proposed public improvements still hold. With increasing
development activity in the Warehouse District, however, and high intensity
development anticipated along the Riverfront and in the Loyola corridor, public

improvement priorities need to be reassessed and specific design controls in high
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new hotel development, but so far no design improvements to the physical

connections between the two districts have been completed.

With the phasing out of all port functions on the downtown riverfront except
cruise shipping, the river's edge has become a unique urban design resource whose
future development is c;ne of the prime issues currently facing the downtown.
Although direct views to the river's edge from downtown streets are prohibited by
the levee, awareness of its presence is available from the soaring bridge
structures and the gondola tower at the foot of Julia Street. While high rise
construction is not inappropriate to mark this important city edge, new
development should be carefully controlled to preserve critical views to the
bridges and to achieve a consistently expressive architectural character that

relates to its special location,

Internal Structure of the DDD:

Unlike the Quarter with its extremely regular rectilinear grid, the downtown has
an unusually interesting semi-radial pattern with a ‘sfrong built-in hierarchy of
streets defined by scale as well as volume of movement. In the east-west
direction, the boulevard rights-of-way of Canal, Tulane, Po’);dros and Howard are
the main traffic arteries and the dominant structural elements of the downtown,
each with its particular (or potential, in the case of Howard Avenue) development
characteristics. Girod is also a heavily travelled cross-town connecfiion but
without any special street treatment or development character, it is less

recognizable as an important link in the structure of the area.

In the north-south direction, Loyola Avenue, Wi?h its heavy traffic volumes and
wide medians, clearly dominates. Although traffic flow is fairly evenly
distributed throughout the one-way pairs of streets below LLoyola, the specidl
treatments of St. Charles and Convention Center Boulevard distinguish them as
important structural components of the downtown street system. The distinctive
nature of these primary streets gives the downtown a strong organization which
helps to orient newcomers to the City and provides a clear framework for future
growth. |
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Because Poydras and Loyola are both such wide and heavily travelled vehicular
arteries and because development in the area has typically been at the block scale
with direct connection to on-site parking structures, there is very little pedestrian
movement between buildings and the street environment remains relatively barren
and uninviting. As further growth proceeds in the areaq, particularly with the
major retail complex proposed in the -DeBartolo project, it will become
increasingly more important to develop the type of pedestrian amenities that will
promote functional interdependence throughout the area and an active street
life.. This means heavily sheltered sidewalks, small shaded open spaces protected
from the noise and fumes of Poydras and Loyolq, and clear, convenient pedestrian

street crossings.

[n terms of design details, the pedestrian improvements that have already been
completed show a great deal of attention to developing a wide range of attractive
landscape treatments that are well suited to New Orleans' climate and its special
historic heritage. The range of treatments, however, isin danger of becoming too
wide and streetscape improvements that were intended to clarify the movement
systems of the downtown are losing their impact ir": too varied a collection of
different design details. For example, there are five different types of historic
lighting fixtures used in various places throughout the dow‘r'n‘own. These specidl
and very memorable sfreeflfurnishings._s:hou!d be used sparingly to help define only
the most important elements of-fﬁe 5égeéfrian system, such as Canal Street,
Lafayette Mall and St. Charles Avenue. -Similarly, tree s'elecﬁons should be

rationalized to increase the differentiating power of particular planting designs.

Parks and Plazas:

The downtown remains very poorly supplied with public open spaces, despite the
recommendations for numerous mini parks in the 1975 Plan. The few that it does
have, however, are all excellent examples of the different types of open spaces

that a downtown should offer.

Duncan Plaza, which is about to undergo extensive rehabilitation, and Lafayette
Square both provide a welcome landscaped retreat from the hard surfaces and
often uncomfortable glare and heat of the city sidewalks. They are both big

enough to accommodate special cultural events at certain times throughout the
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Character Districts and Activity Places:

An effective pedestrian and open space system, no matter how well developed in
itself, has to work in conjunction with the definition of distinct districts and
special activity places in a downtown area. The primary goal of urban desigr; is to
achieve an imageable urban enviromment that allows people to comprehend its
overall structure and maintain a comfortable sense of orientation as they move
from place to place through it. This requires the sub-division of a large area such
as the downtown into a series of smaller, more comprehensible districts that are
defined by a generally consistent character of development, and the presence of
various landmark points, or activity places, that attract and focus movement
between districts. Definition of special Historic Districts with particular design
controls to preserve and enhance the urban design ch_orqcfer, is an important step

in this direction (Figure 7).

One of the most basic urban design problems of the downtown Toddy is that the
present character districts, or functional areas identified in Figure 5, remain for
the most part only loosely definéd, and many of Ther‘n lack clearly recognizable
development character at all. In identifying the present functional areas it was

often difficult to decide precisely where to draw a pc.rﬁc'ulcr“boundczry.

This problem, however, is also an important opportunity, in‘fhe sense that district
boundaries are still fluid and future development can therefore be manipulated to
re-define the functional areas to a certain degree, to more closely approximate a
more desirable pattern of districts. Each of the present functional areas is
discussed‘ briefly below to indicate some of the issues that are considered in the

Plan.
The Canal Retail Corridor: Area A

Except for the upper end of Canal, shown as Area A2 in Figure 5, this is one of the
strongest character districts of the downtown, and also its most obvious activity
area.  This is largely due to careful protection of the historic scale and
architectural character of the street facades and the excellent landscaping
improvements that help to tie the street together across its unusual width and

allow-inconsistent building forms, such as Maison Blanche and the Sheraton Hotel,
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to co-exist with the smaller scale buildings without severely disrupting the

continuity of the street.,

Canal Street has the potential to become one of the "great" shopping streets of
urban America if successful strategies can be found to stabilize and intensify its
retail function. Canal Place acts as a strong anchor at the river end but there
needs to be a similarly high intensity anchor development at the upper end,
possibly around the North Rampart or Basin Street intersections. This would tend
to shorten the corridor to @ more manageable length for a pedestrian shopping
excursion and provide a new ‘attraction to office workers in the Poydras-Loyola
ared. The Upper Canal areq, then, which will never achieve the character of the
central retail corridor, will be more clearly defined as a separate district, free to
develop a special character of its own as suitable functions are found for this

ared.

The Traditional Office Core: Area B

Like the Canal Retail Corridor, this is a relcrrivel)‘/ strong character district,
defined by a é:onsisfenf density, function and general architectural flavor. As
noted above, however, pedestrian orientation within the upper part of the area is
often confused and it needs some central reference marker, such as distinctive
landscape development of Common Street and/or a special activity place or open

space.

Picayune Place in the lower section of this area is already beginniné to develop a
recognizably different character, and as density increases above Camp Street, it
should become a quite distinct character district. Its comsistent architectural
scale and network of small streets and alleys are quite unique in the downtown and
provide ar interesting contrast to the modern high-rise developments surrounding
it. Retail, restaurant and particularly evening entertainment uses should be
encouraged in this area which could develop as an important source of after-hours

activity.
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H.E.A.L.: AreaF

This area also suffers from a lack of pedestrian amenities and with the large
super-blocks of development on the uptown side of Tulane and facilities scattered
armongst surface parking lots on the downtown side, it can be very confusing and
disorienting for a visitor. A major open space focus that would serve as a needed
outdoor relaxation area for hospital staff as well as an information - and
-convenience retail amenity, may be a viable approach to improving the design
character of this area. A comprehensive study of the future of the area and how
it impacts Upper Canal needs to be carried out, in cooperation with H.E.A.L. and

the involved institutions.
The Superdome: Area G

The functions and movements in this area are almost all auto-related and likely to
remain so. Very little needs to be considered here besides the viability of
increased peripheral parking between the Superdome and the rail yards, access to
downtown from the. new .heliport and for pcxrki‘ng shuttle operations, and
improvement and maintenance of an attractively landscaped downtown entrance

on Poydras,
The Uptown Districts: AreaH, | and J

These districts are discussed together because, although St. Charles is developing
as a distinct corridor dividing the areq, their general characteristics are very
similar, which is the prime problem of this section of the downtown. Except for
the special streetscape improvements on St. Charles, there is very little obvious
differentiation of any of the streets or blocks in these three areas. They need to

be subdivided into smaller units.

With residential development a major goal, particularly in the Warehouse .Disfricf,
a street hierarchy and pedestrian system will be necessary to develop a sense of
neighborhoods and special identity areas. Development of neighborhood parks and
convenience retail concentrations should be located in relation to the major
movement channels, building up a comprehensive network of special activity

places and essential services throughout the-area.
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PARKING CHARACTERISTICS | | Figure 9
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TRANSIT SERVICE Figure 10
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3.5 INFRASTRUCTURE

Infrastructure in the downtown is generally adequate to provide for anticipated

growth, with existing problem areas illustrated in Figure 1 I,

Water Supply System:

Downtown New Orleans is well served by an extensive water main system that

- supplies water from the Carrollton Treatment Plant. The treatment plant

processes an average of 130.37 million gallons of finished .water per day (MGD),
ranging from a high of 166.71 MGD to a low of 113.08 MGD.

Within the downtown, water consumption has been estimated to range between 9
and 12 MGD based on the average per capita consumption of the residents,
workers, and visitors who use the area. The nominal capacity of the mains
servicing the downtown is [8.5 MGD, so there appears to be ro shortage in the
capacity of this service. Due to the historic threat of fires in the densely

developed downtown. and Vieux Carre, the network of water mains in the

downtown is of a larger diameter than the downtown systems of most cities,

In recent years, however, the downtown has had problems with water pressure. In
1981, it was determined. that the static water pressure in some areas of the
downtown was 40 pounds per square inch (psi). This compares with the desired

range of 350-60 psi. Tests performed in May [985 showed the water pressure to

range between 40 and 50 psi in some areas of the downtown. This situation is

expected to be rectified with a series of planned improvements, including
increasing the capacity of the feeder main to the downtown and replacing broken
and jammed valves in the existing network. Minor improvements may be required

to serve new growth on the riverfront.

Sanitary Sewer System:

The downtown areg is served by a system of gravity-fed sewer mains,
concentrated primarily on the downtown side of the CBD because this is the area

of most intensive development,
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Due to the high groundwater table in New Orleans, accurate estimates of daily
flows and actual wastewater capacity are difficult to determine. The high water
table results in high levels of infiltration to the wastewater removal system,

decreasing its capacity for sewerage removal.

The nominal capacity of the existing system is 18 MGD. Calculations of the
amount of wastewater generated in the downtown based on per capita generation
of residents, workers, and visitors is 10 MGD. A peak load factor of 2 has been
applied to. this to account for seasonal and daily peak period uses. This results in a
maximum peak generation of 20 MGD, wnich is greater than the system
capacity. This has not yet pbsed a problem but development increases, even at

moderate levels, will require further sewer system improvements.

Drainage System

New Orleans is drained by an extensive system of underground pipelines and box
canals, most of which empty into relief canals. From this system storm water is
then pumped into Lake Pontchartrain. Except for some minor local flooding in the

downtown, the existing system adequately serves the area.

The existing system of canals and drains is an extension of the system that has
been in place since the first settlement of the area. As the downtown becomes
more densely built, problems with surface runoff increase. [mprovements to the
system that serves the downtown area have been budgeted or planned through the

end of the century.

The areas that have been identified as being prone to local flooding are LaSalle
Street between Cleveland and Canal Streets, Gravier Street from Loyola to Camp,
and Common Street between Carondelet and Camp. It is thought that the
replacement of the existing lines in these areas with larger diameter pipes will
alleviate some of the flooding problems. Another potential problem is with the
pressure sur;ges caused by drainage from the roofs of tall buildings in the
downtown. These surges can force the covers off manholes and cause short term
local flooding. It has been suggested that new buildings be fitted with surge tanks
to regulate the rate of runoff, and that manhole covers in affected areas be
welded shut where possible,

59




e A

e AT S e S et s e S me e e keetimL e e pam i e

UMOLUMOP 3y} U] 3DIAJSS 2]qDD [DUSPISS apiacid o} sup|d
wJas-Bbuo| Jo sipIpawW] ou SDY X09) ‘JaAémoq fowyy sy 4y *polusIQ esnoysappm

3yt buipnioup ‘eusy uswdojeasp jpuuSpISss Buliojluow usaq SOy J|gpD X0

*2]QISDa2 {1 SPUlJ X0 UBYM puDp 3iaym 1dadxD adiAles
UOISIAS|®4 3|QDD [DYUSPISSI SIT UilM UMOIUMOP 8y} 3DIAJeS O padinbas jou si

290D X0D “(SDW |E£50] sdubulplp) A.;D) {USWa3IED @siydundy pspuUSLLD By} Jspun

SOIAJSS LOIS|AB]B) 3]QDD Uiim pIplacdd aup sBup(ing jo Jequunu pagiwi)

D Ajuo ‘pussadad 1y Ay10 sapus 3y} 8AIBS 0} X0D padsinbalt juswssibD asiyounly

"SIl CAHD By4 o) ssiydubly PUIBLIO ${QDD X0 JSpUN UOIONLLSUCDSJ IECEIN

30 spojied Bulinp UMOUMOP SUi Ul PID| US3q SDY [INPUOD UOISIAB |34 5]qD> ‘awog

uoIsias|e ] 2|qpD

SieA8| palpdIDo|UD Of UMOLUMOP BYY UJ +uswdojaasp psnuyued pup Buysixs Ajddns

0} 44100dpd 240nbapD SDY WaysAs sob [pangpu ayy DU} 3IDIS |SHON Woly S|PISIL0

WDLSAG SDD |DINIDN

"PUPLUSD pasDaIoU] S1Y 10} 3PIacdd 04 PBIDO0] A|qDIINS SD SO141[10D)
344 {DUL PUD LIMOIB UMOLUMOp PBNUIUCD JO PUDWSP PasDadu] [Diua0d 3y a]pubpy

©4 2190 3q ||Im WaysAs |DOLILD3]e BulisIxe Syt IDY] 24DIS |SHON WOy SIDIDILI0

WaiSAG [DO11$D9] ]




3.6 MARKET CONDITIONS

At this writing in late 1986, market conditions in the downtown for different types
of real estate development vary considerably from a soft office market to a
relatively strong market for good-quality residential units, with retail and hotel

uses falling in-between,

Perhaps the most significant factor in current market conditions is the oversupply
of office and hotel space, the result of a dramatic building boom in the first five
vears of the 80's. On the other hand, development of new retail space appears to
be just ahead of demand and most retail space has been leased in a timely
fashion. The production of rental and for-sale housing has only recently begun in
the downtown, finding a strong reception for moderately-priced units and a good

reception for more expensive products.

In 1986, after several years of siow growth, the New Orleans economy experienced
a sharp decline with substantial job losses, stimulated in large part by a
precipitous decline in.the oil industry. While the oil ‘indush'y is not the dominant
force in the local economy, as it is in Houston, its health has relatively great
impact because virtually all the other sectors of New Orleans' economy have been
flat or in some decline. This serious recessionary condition has further softened
demand for both retail and office space and is a serious drag on the residential
market, Downtown hotels, "however, are experiencing increasingly higher
occupancies' because of a strong and growing tourism/conventions market that is

not directly linked to the local economy.

Current Office Conditions

At this writing, there is a large available supply of both old, new and rehabilitated
office space in the downtown. It is estimated that aproximately 2.26 million
square feet of Class A, newer-quality, office space are available along with about
900,000 square feet of older office buildings, a total of 3.1% million square feet,
There is also, under the current declining economy, substantial additional space

under [ease but unoccupied and available for sublease at concessionary rates.
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Retail Conditions

Downtown retail space has grown steadily in the last five years, with the addition
of the 225,000 square-foot Canal Place shopping center, and the 180,000 square-
foot Riverwalk being the most significant developments in this period of time. It
is estimated at present that there are approximately 2. million square feet of
retail in the downtown. Canal Street, with about 900,000 square feet of retail is
the retail focal point for the downtown, anchored by D. H. Holmes and Maison

Blanche department stores, and, now Canal Place.

Recent economic conditions and the highly competitive nature of retailing have
caused the closings of Godchaux's, Gus Mayer's and Kreeger's clothing/department
stores in their Canal Street locations. This, combined with changes in the mix of
godds on the sfreei’, has caused some concern that Canal Street my be facing a
decline as retail center. At this writing, it is unclear whether the closings of
these local operations represent a trend or specific unique cases. In general, poor
economic conditions such as the present ones hurt all retailers, and those that find
themselves over-extended in a retail downturn usually have to close or scale back

operations,

Substantial retail growth is projected for the dowm‘bwn based on the projected

growth in tourism/conventions, office space and in residentidl .growth. It is -

estimated that about 45 percent of retail spending (including food and drink)
comes from hotel guests, about 34 percent from office workers and about 21
percent from downtown residents and day shoppers. Based on this division, retail
growth is projected to occur more around office buildings and hotels versus Canal
Street. The proposed De Bartolo shopping center between the Hyatt and

Superdome is a good example of such retail growth.

Residential Market Conditions

As of the 1980 Census, the downtown has only 378 occupied housing units, with an
average of [.09 persons per household. In the last year, three rental apartment
projects in the Historic Warehouse District have added about 325 housing units to
the inventory, with about half of these units currently occupied.” An additional

300 units in two projects are currently under construction. Further, one 83-unit
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discussed to date makes it impossible to address any of these issues in the Update

with the degree of detail which is necessary.

The District, however, was examined for the best locations for casino gambling
should this activity be legalized. Several considerations were critical in this
examination. First, recent national experience has demonstrated the enormous
power of casinos to distort adjacent land uses and values to the point of creating a
zone of devastation around casinos as speculators hold land for anticipated future
casino use. The effect of this activity can beé, and has been in Atlantic City, to
place adjacent land out of the realm of economic possibility for any other use.
This observation is the basis for the recommendation that casino locations be

specified and not general areas or zones.

This recommendation is supported by the goal which states that casinos should be
permitted, if at all, as a conditional use to support current city policies and
activities, not to compete with them. From this perspective, casinos are seen as
one of a number of attractions which the City has to offer residents and visitors.
The cost-effective approach to casinos is to control their number and location so
that they are successful and so they reinforce and are reinforced by other existing .

and planned attractions.

The examination of the District for potential sites was guided by the following
assumptions: ) A casino would be a structure with a min mum of approximately
35,000 square feet, 2) A casino would not be in, or directly connected to, a hotel,
3) A casino would not contain entertainment or eating facilities, and 4) A casino
would be approved for a specific site or sites, best able to accommodate its

- impacts and not to a general area

One site best addresses all of the factors listed above. This is the existing
Rivergate, when and if it becomes available for reuse. This site appears to best
meet the considerations above and particularly has the potential to interact in a
mutually beneficial manner with other major attractions including: the
Conventton Center, riverfront cultural, entertainment and retail activities
stretching from the Science Centre and Riverwalk through the French Quarter and

the tremendous hotel and dining resources of the District and Vieux Carre.
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The planning challenges, however, rémain substantially the same. Two, we believe
that it is better to be mistaken in the direction of optimism than pessimism. In
other words, it is generally better to be prepared for events that don't occur as

planned, than to be caught unprepared by unanticipated events.

The reader is cautioned to treat the Likely Future as a possible (but not
necessarily high probable) outcome that clarifies needed policies and actions from
the public and private sectors, not as a prediction of the future. Economic
conditions are invariably cyclical and the uncertain timing of these cycles with a

fifteen-year planning horizon makes the accuracy of such predictions low.

The Likely Future estimate is based upon a consideration of the development
history in downtown New Orleans over the last 15 years, a period which includes
times of very little and a great deal of development activity, and the range of
public and private proposals and plans currently on the table. The Likely Future
estimate is one of moderate growth over the next |5-plus years, Office space, for
example, is expected to be built at an average level, if one were to make the
unlikely assumption that the entire 9.3 million square feet of office were to be
built in the next |5 years, of 620,000 square feet per year. Thisis 70,000 square

feet less per year than the average over the preceeding |5 vears.

The major elements of the Likely Future estimate of development in the District,
those likely to occur around the year 2000 or later, (including a mixed use

development of approximately .25 m 1lion square feet) are as follows:

. New office space: 9,300,000 square feet

*  Hotel: 5,085 rooms .

. Retail space: 1,200,000 square feet

. Residential, new: 1,000 units

. Residential, rehabilitated: up to 4,000 units
* Aquarium on the riverfront

. Convention Center expansion
The general distribution pattern of a level of development approximating this

" Likely Future has been ascertained using the techniques described in Chapter

Four. These techniques, relying to a great extent upon announced plans and
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3.7 SUMMARY OF EXISTING CONDITIONS

The following summary of existing conditions is organized in five major
categories—development potential, current plans, urban design resources,
transportation, and infrastructure—with an abbreviated list of the positive and

negative features of each topic.

. Development Potential of the DDD:

Positive:

Although not the State capital, New Orleans maintains its role as the
traditional center of business, finance and insurance in the region, allowing it

to capture a relatively large share of regional office growth.

The downtown offers ample development sites unconstrained by existing

structures and restrictive zoning.
Most downtown locations have good access to a large selection of hotels and
the special restaurant, retail and entertainment attractions of the Vieux

Carre,

Infrastructure improvements and site clearance carried out for the World's
Fair has accelerated the development potential of major riverfront sites

which are suitable for a variety of commercial and residential uses.

The last few years have shown an increasing market for downtown housing at

prices that make Investment Tax Credit (ITC) advantaged projects an

attractive investment proposition.

The downtown has a large stock of architecturally significant buildings that
are suitable for ITC advantaged conversion to new office, retail and
residential uses.
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Current development plans also include significant amounts of retail, as well
as entertainment - functions in the Venture International projéct on the
riverfront, increasing the range of after hours activities planned for the

downtown,

. Present development proposals generally conform to the established urban

design intentions for future development of the downtown.

A comprehensive street and public open space improvement program is

proceeding under the sponsorship of the Downtown Development District.
Negative

. Despite the large amount of planned residential growth relative to past years,

proposed development remains heavily biased towards office projects.

* Most of this office growth is proposed in the Poydras-L.oyola area which is

already at capacity in terms of the existing transportation system. -

. Several announced developments are falling behind schedule and cutting back

on published progfcms.

3. Urban Design Resources:

Positives

The downtown has an interesting internal street pattern which is developing a

strong urban design structure for the District.

* Recent streetscape improvements have begun to establish an attractive and

extensive pedestrian system throughout the core area.

The adjacent Vieux Carre and the Mississippi River are irﬁporTonf design
resources that add immeasurably to the urban design potential of the
downtown,
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Pedestrian amenities and public activity generators in the area uptown of

L.afayette Mall are currently limited.

. The street environment in the Poydras-Loyola office area is uninviting to
pedestrian activity and the area lacks strong connections to other downtown

districts.

4, Trcnsporfdﬁon:

Positive:

. The New Orleans CBD is a strong, well-established business and retail core,
and is therefore a powerful attractor of people from throughout the New
Orleans metropolitan region. All the elements of an extensive transportation

system are already in place,
y The downtown is a compact, visually appealing areq, with a climate conducive
. to pedestrian activity which is provided for in an established system of

pedestrian links Throughbuf the downtown.

. A system of peripheral parking areas has been established, including a CBD

shuttle service between these |ots and the downtown core.

. A Parking Management Policy has already been developed and implemented,

resulting in increased turn-around in on-street parking spaces.

. The second GNO bridge and associated improvements will greatly fnprove

access to downtown,
Negatives:
. Many intersections are operating near or at capacity during peak hours,
. The quality of service of the publi;: transit system has decreased in recent

years. Fares and headway times have increased, resulting in a decrease in the

level of use of the system.
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4. THE BASIS FOR CHANGE
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4.1 DEVELOPMENT OPPORTUNITIES

A key feature of Growth Management Planning is establishing a process through
which past and current private developments and public programs can be
monitored and evaluated with respect to progress towards the achievement of
City goals. Such a process was instituted in New Orleans in the original GMP of
1975 and has been repeated in this GMP Update to reflect the changes that have
occurred over the last decade.

The GMP method proceeds from an assessménf of the past, the present and the
rerhcining opportunities, to an inventory of current growth plans and their
probability of completion. This currently planned future is evaluated against the
City's goals to determine whether current plans should be adjusted and what new

actions should be initiated to more closely approximate those goals.

An important aspect of this method is that it does not ignore current plans and
programs but builds upon these proposals as opportunities with more likelihood of
realization than those for which no prior planning effort has been expended. The
identification of opportunities for éhcnge then becomes a three-part analysis,
consisﬂng of: : ;
R An assessment of the physical characteristics of existing structures and open
spaces with respect to their po’rénﬁcl life expectancy (Susceptibility to
Change Analysis);

2. An illustration of the anticipated future under present development plans
(Probability Growth Model); and .

3. An inventory of the remaining development opportunity sites where
additional or alternative development actions can be considered (Remaining

Cevelopment Opportunities Analysis).

Susceptibility to Change Analysis

The susceptibility to change analysis is @ means of classifying buildings and open

sites according to their relative permanence, or likelihood of remaining in present
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Figure 12

COMPOSITE OF GIVENS
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Figure 13
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PROBABILITY 2: Project Planning complete or in progress

2! The New Orieons Merchandise Mart 500,000 800 1988
1540-1560 Canal (showrooms)
2.2 VA Garage & Nursing Facility 00
Freret and Perdido .
2.3 -HEAL Garage Expansion 600 1989
Perdido and LaSalle
2.4 Retail and Office Development 52,000 13,000 1987
421 Baronne
2,5 Lee Circle Office Building 27,000 20 1987
1024 St. Charles
2.5 Sheraton Hotel Convention Expansion 25,000 sf
100-108 Camp (convention)
2.7 Condominium Project 3,000 t
515 Tchoupitaulas
2.8 Woodward Wright Residential 193 1986
451 Howard
2.9 Convention Center Expansion 300,000 1989
Convention Center Boulevard (exhibit)
2,10 New Orieans Aquarium 1990
Erato or Bienville wharfs
211 Louisiong Science Center 82,000 1988
Julia Street Wharf {exhibit)
2.12 Venture International Project 80,000
Juiig Street Wharf (entertainment)
TOTAL 82,000 73,000 2,513 - [} 25,000 sf
382,000 500,000 (convention)
. . {exhibition)  (showrooms)
PROBABILITY 3: Proposed in concept only
3.1 The Morrison Complex
Loyola and Poydras )
L2 Poydras Tower 1,200,000
Loyola and Poydras
3.3 Loyola Pedestrion Skywalk
Poydras Plaza to Lafayette Mall
3.4 Loyola Towers 920,400 10,200 1,025
700 Loyola
3.5 Orpheum Towers Mixed-use Project 700,000 25,000 - 500 100 400 1989
120-140 South Rempart
3.6 Citicenter Office Project 850,000 950
800 Poydras 8
1.7 Parker Life Building Renovation 26,850 9,150

130-138 St. Charies

3.8 Sheraton Hotel Expansion (Phase I1f)
500-510 Canat

81
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PROBABILITY OF PLANNED DEVELOPMENTS Figure 14
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Figure 15

DEVELOPMENT OPPORTUNITIES
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5. THE GROWTH MANAGEMENT PLAN
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THE GROWTH MANAGEMENT-PLAN

Based on the goals, development opportunities, and recommendations of the GMP
Management and Advisory Committees, additions and revisions to the 1975
Growth Management Plan are recommended. These changes include adjustment of
the land use plan, extension of the pedestrian and open space system, and

transportation and infrastructure improvements.

This Update plan holds the general principles established in the initial GMP, with
. appropriate adjustments responding to current conditions and the priority goals
identified in the course of the study. Recommended growth patterns to the year

2000 are illustrated in Figure 16, which shows four primary growth areas:

. on Loyola, between Poydras and lberville,
. in the Riverfront areq,
. in the Warehouse area below Tchoupitoulas, and

. on upper Canal Street, between Claiborne and Saratoga.

Although these areas have been targeted for special consideration in this plan,
development is expected to proceédﬂ concurrenﬂy— in other parts of the downtown,
according to existing zoning controls and design requirements. The priority
growth areas are to be the focus of public investment and regulatory action in the
next |5 years, but concentration of special incentives in these areas does not

imply reduction of support for development elsewhere.

To achieve the physical form of downtown illustrated in Figure |6, the following

plan elements should be adopted.
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5.1 LAND USE PLAN

Development of the priority growth areas identified above does not require
significant chdnge to existing land use patterns, as shown in Figure 4, The
primary goals of this plan Update are concerned with redirection of office
development trends and intensification of residential growth, in areas which, for
the most part, are consistent with present zoning and existing land use
characteristics. The generalized land use concept informing these recommended
growth priorities is illustrated in Figure |7,

" The boundaries defining land use patterns in this dicgrcm should not be interpreted

as rigid divisions between activities but as approximate locations of where the
character of an area changes from one predominant use or intensity of
development to another, The characteristics of the eight principal land use areas
of the DDD are described below.

\

l. Office Core

The commercial heart of downtown presently consists of the traditional office
core in the wedge between Poydras and Canal east of'Lbyo!cl,l and the more recent
high intensity developments along the Poydras spine and adjacent to the
Superdome. Major new office developments are planned around the Poydras-

Loyola intersection and on the uptown section of Loyola (Figure 14).

This growth is expanding the office core from its original compact center into a
more loosely defined area with arms extending out along upper Poydras and along
Loyola. The recommended land use concept proposes completing this emerging
pattern with expansion of office development in @ mixed use setting on either side

of Elk Place and Basin Street, through to Iberville in the near term.

High density development at the Elk Place/Basin intersection will reinforce the
retail function of the Canal Street corridor and consolidate the central office core
area. In the long term, office development will continue to locate on available
sites on uptown Loyola and along Poydras, but incentives will clearly favor the

downtown section of Loyola, between Poydras and lberville.
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As throughout the office core, uses in the downtown section of Loyola should be

mixed, including hotel, refcil,' residential and entertainment functions, as well as
office space. Design guidelines are recommended to protect the street level
pedestrian environment, and public investment in streetscape and open space

amenities, as outlined in section 5.2 below.
2. Retai]l Core

The land use concept protects and reinforces the established retail corridor of
Canal Street by maintaining its present characteristics and encouraging an
anchoring node of high intensity, mixed use development at the upper end,
between Rampart and Saratoga. Major retail developments, such as the Riverwalk
and the proposed DqurTolc; mall, occur outside this retail core but Canal Street
will remain the heart of downtown shopping, building on the character of the
"grand retailing boulevard” established in existing design controls and streetscape

improvements and reinforced by the recommended retail management program.

3. The Riverfront: -

Public entertainment, exhibition, convention and hotel uses are to expand along
the riverfront, forming a linear zone of public attractions connecting the
downtown to the Vieux Carre along the river. Tourist oriented functions should be
balanced 'by residential development wherever feasible, taking advantage of
spectacular river views and adding a stable component of non-transient uses to
this special area of concentrated entertainment functions. Potential
redevelopment of the Rivergate as a mixed use development is.a possibility as

well.

4, The Warehouse Area:

The present land use character of this large area, which extends from St. Charles
Avenue to Convention Center Boulevard, is in transition from light industrial and
service commercial functions, to a very diverse mixture of residential, hotel,
retail and low scale office uses. While this emerging functional diversity is to be
reinforced, the area provides prime oppor’runi’ries: for increased residential growth,

stimulated by a relatively large stock of existing buildings suitable for conversion,
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7. Medical Services:

The H.E.A.L. area and Upper Canal are presently two distinct functional areas of
downtown (Figure 5), the former a dense concentration of hospitals and related
medical services, and the latter a mix of office, retail and hotel uses. With the
probable expansion of Tulane Medical Center towards Loyola and Canal Streets,
those areas will become more functionally interdependent, and this should be
reinforced in the support of further related development, such as research space,

offices, and staff and student housing, on both sides of Canal Street.

8. Government Centers:

Government functions in the downtown are split between the area of Federal
offices around Lafayette Square and the City administration buildings surrounding
Duncan Plaza. Both of these areas should be preserved in their present function,

with possible expansion and redevelopment of the latter.

Planned developments include a major offic:e project and reconstruction of the
Courts building at the Loyola and Poydras intersection, and renovation and
expansion of the main Public Library on Loyola. Library e'kpcnsion, however, is
contingent on City acquisition of the present Trailways terminal immediately
behind the existing library. This site is clsc; critical to Tulane Medical Center
expansion plans and the City should begin negotiations for its purchase as soon as
possible.
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PEDESTRIAN AND OPEN SPACE PLAN

Figure 18
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The overall goal for this category of streets is to develop an attractive and safe
pedestrian environment in the sidewalk areas and impose a pedestrian priority on

traffic movement, without reducing the peak-hour traffic capacity.

SECONDARY STREET TREATMENT: South Peters Street

3. Pedestrian Ways:

The third category of system elements includes the existing network of small
streets and service alleys that weaves between the major vehicular routes, as
shown in Figure 8. These streets are to be developed as clearly pedestrianized
paths, similar to the character of Lafayette Mall.

Vehicular access should be limited to service, emergency and drop-off functions,
with @ maximum speed limit of 5 miles per hour. The cartways shc%uld be repaved
with a continuous modular surface extending the full width of the right-of-way,
and traffic movements should be regulated with bollards, strategically placed

planters, drainage strips and other non-traditional signs and barriers.
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' PEDESTRIANWAY: Commerce Street

Parks and Plazas:

4,

The final element of the pedestrian system is a series of public parks and plazas to

supplement the limited supply of public open space in the downtown at present,

As shown in Figure 18, it is recommended that these spaces be distributed fairly

evenly throughout the downtown, in relation to the proposed network of pedestrian

ways.

As with the pedestrian ways, these parks and plazas should Vory in design

he nature of surrounding

character according to the scale of the available site, t

While spaces in the

development and the type of activities to be encouraged.

office core will tend to be small, generally hard surfaced plazas providing for
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5.3 TRANSPORTATION PLAN

The scheduled opening of the GNO Bridge Number Two and its associated ramps
and access roads in the early 1990's will have a major impact upon all aspects of
transportation in the downtown. Coupled with this diffucult-to-estimate impact
will be the impacts of the continued development of the downtown. With the level
of development described in the Likely Future map and the changes caused by the
new bridge, it is possible that the number of trips into downtown could increase by
50 percent over present levels in the next |5 years. This level of increase will put
a tremendous strain on the circulation, parking and transit systems in the

downtown and the region.

The greatest concentrations of additional traffic and parking demands are
anticipated along the Loyola and Poydras corridors and in the vicinity of the
Superdome. As many as 15,000 additional transit trips could be generated with
destinations in the CBD. This plan responds to these anticipated order-of-
magnitude changes with recommendations for physical, policy and regulatory

improvements to the circulation, parking and transit systems.

Overriding the individual recommendations of the Update for circulation, parking
and transit improvements is the Sfrdng recommendation that the regional
transportation plan be updated. The downtown transportation systems are linked
with the region's and will become even more so with the opening of the new
bridge. The effects of this opening should be carefully monitored and brought into
the study leading up to the regional picm. In addition, numerous improvements
have been proposed in both the |-10 East and 1-10 West corridors which could
substantially affect traffic access into the CBD, capacity and circulation on major
CBD arteries, and work-trip mode choice. Of particular importance is the
proposed exclusive high occupancy vehicle (HOV) lanes from New Orleans East
into the CBD along the [-10 right-of-way. The HOV lanes, proposed light rail
system, riverfront Trblle*}/ and other transit, circulation and parking improvements
and policies must be made in a coordinated manner so they can most efficiently
serve the transportation needs of the region and the CBD, which is its heart and

most important destination.
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four or more passengers. Provision of these spaces would result in a reduction of
the total parking requirements under current zoning ordinances. Other options
which could be used as part of this program to reduce auto traffic include flexible
time for employees, employer bulk purchase of transit passes, dedicated off-site

spaces or contributions to a transit fund.

Parking

Great improvements have been made in the control and management of parking in
the last three years. The on-street parking management program has made a
dramatic difference in terms of reducing illegal parking and freeing up legal, on-

street spaces. This program should continue,

The other recent program which has a significant impact on the downtown is the
Off-Street Parking Study. Its recommendations should continue to be

implemented. The major ones are as follows: .

. Publicize information cf;ouf parking facilities and'rules in the downtown.

. Work with operators in areas with spot shortages to set aside spaces for
short-term parking.

. Adjust the rate structure to favor short-term parking in high demand arecs.

As the demand for parking increases over the next |5 years, in spite of demand
reduction strategies such as those resulting from the proposed Trcnspormﬂ'on
impact analysis and traffic reduction program and improved transit service, new
ways of accommodating this demand will be needed. Peripheral parking lots are
recommended as one solution. Experience has demonstrated that they will work
when the parking supply at preferred destinations is tight and when they are
supported by very convenient transit connections to end destinations. A number
of locations should be expliored for peripheral parking, including the area around

Poydras and Galvez and the riverfront upstream from the GNO bridges. The

~ potential for private park and ride shuttle services should be encouraged in this

regard.
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Among the options to be explored are: transit vouchers which could be provided
by building owners, employers or retail establishments; better publicity and
marketing stressing the comprehensiveness of the system and the cost differential

between transit and the private auto; bulk purchase of transit passes.

Improvements to the system should also be carried out. In addition to operational
improvements in headways and routes and possible use of exclusive and/or contra-
flow lanes, capital improvements should be implemented. A riverfront transit
route should be implemented connecting the major concentration of activities
which is continuing to develop along the riverfront. This route will support public,
retail and entertainment uses in this corrider. It should be fed by other transit

routes in the major employment and hotel areas of downtown.

It is recommended that the construction of an exclusive HOV facility from New
Orleans East into the CBD be encouraged, as part of the improvements planned by
LADOTD to increase capacity on the 1-10 East facility. This HOV facility should
be designed in such a manner that it would have the potential of becoming a
guideway for a light-rail facility in the future, should this prove desirable. It is
‘also recommended Thc;f the ;;ofenﬁol development of light-rail commuter systems
linking outlying areas with the CBD be further examined. Such light-rail systems
should be planned in the context of the regionc'l' transportation plan proposed

elsewhere in the Update.

The most important element of downtown transit is the CBD Shuttle. It should be
promoted and reinforced so it better performs that function. A number of actions

need to be taken to make it possible for the Shuttle to fill this role. These
includes

. Better publicity to familiarize potential patroms with the Shuttle's routes,

fares and schedule,

Increased visibility of the vehicles themselves through creative paint schemes

and other decorations to distinguish the Shuttle from other transit vehicles.
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3.4 INFRASTRUCTURE PLAN

The infrastructure plan contains recommended improvements to the utility
systems in the downtown necessary to accommodate the level and general
locations of office, retail, hotel and other development described in the Land Use
Plan. As described in Existing Conditions, four' utility systems appear able to
meet projected future demands. The electrical and natural gas systems appear
able to meet this demand as well. The cable television system can be'expanded as
residential development warrants. The drainage system provides overall excellent
service to the CBD, although areas of localized street flooding exist. These
localized problems indicate the need for repairs or improvements to street drains

rather than major work on drainage mains, canals, or pumps.

Only the water and sanitary sewer systems are likely to be significantly impacted
by CBD development. Recommendations for these systems are indicated in Figure
!9 and Table 4 and are presented below, along with suggestions regarding localized

street flooding.

l.  Sanitary Sewer System:

Table 3 presents the projected additional wastewater which will be generated in
the CBD by the year 2000, based on the likely future amount and location of new
development depicted in the Land Use Plan. As the table shows, a total of
approximately 0.2 million gallons per day (MDG) of additional wastewater will
need fo flow through the CBD's sewer network at peak periods.

It is not known precisely how much wastewater flows through the CBD network at
present. Based on current estimates of the downtown daytime population, and on
average generation rates per person or per spatial unit—-e.q., square foot of office
space; hotel room; dwelling unit; etc.--the estimated current peak CBD
wastewater flow is 20 MDG using a load factor of two. This is a conservative

estimate; there may be considerably less flow than is suggested by this estimate.
The current nominal capacity of the C3D sewer network is roughly 18 MDG. It

appears from this comparison, and from a general review of the size and number

of sewer lines serving the CBD, that the network is currently near or at capacity.
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Table 3

WASTEWATER PROJECTIONS FOR NEW DEVELOPMENTS

Sub-Area Office Retail Hotel = Residential Other Total
Canal E.(G) 250,000 161,000 150,000 0 87,500 1.30
Canal Ww. ®) 1,062,500 74,750 25,500 0 . 3.53
‘Tulcne 125,000 0 0 0 0.25
Poydras 1,000,000 155,250 90,000 244,200 2.9

Clio ©) 0 13,800 450,000 352,000 237,500 2.1l

CBD TOTALS 2,437,500 404,800 1,315,500 596,200 325,000 10.17

(@) In this sub-areq, "retail" includes entertainment and trade mart space.
Aquarium is included in "Other."

®)  Estimates shown for Canal West sub-area do not include possible multi-use
development on Rivergate site. Such a facility is estimated to add 0.85 MDG

to sub-area total.
() For Clio sub-area,; proposed Fiverfront entertainment facility is included in

"Retail". "Other" includes estimates for NOCEC expansion and for louisiana

Science Centre.
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Some areas of the network, however, are probably overloaded. For instance,
Sewerage and Water Board staff indicate that the Riverfront area is probably over
capacity. Portions of the CBD with relatively few large lines, such as the
Warehouse area and the Howard Avenue-Loyola Avenue area are also likely to be

over capacity.

Lacking detailed information of flow conditions in various parts of the sewer
network, this analysis conservatively assumes that the CBD network as g whole is
at its ¢apacity now, and that future additions to the wastewater flow must be

accommodated by enlarging sewer lines.

Based on current estimates and future projections, the sewer network must be
expanded to accommodate an additional 10.2 MDG of wastewater—a 50 percent
increase over the current estimated peak level. Without detailed study of the
network, and l-mowledge of exactly where development will take place, it is not
possible to say how much development can take place before serious sewer
problems occur. If the CBD does grow as projected, however, serious problems
will begin to occur before year 2000, although there'should be adequate existing
capacity to accommodate the relatively low levels of growth anticipated in the

next four to five years.

Network Sub-Areas:

The CBD sewer network is divided into five sub-areas, according to its five main
lines. Wastewater flows into these five mains, which connect with the very large
trunk line underneath Clara Street, S. Claiborne Avenue and S. Robertson. The
trunk line carries wastewater from the CBD, Uptown, Central City, and other

areas to Pumping Station A.
The five sub-areas and their characteristics are as follows:
. Canal Street East: Wastewater from east of Canal Street including part of

the Vieux Carre and the Aquarium site, flows into a 30-inch main on the east

side of Canal Street,
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Sewerage |mprovements:

The following improvements are based on several important assumptions:

.

The CBD network as a whole is assumed to be currently flowing at its
capacity, necessitating expansion in order tfo accommodate increased filows.
Limited excess capacity, however, is suspected to exist in the Clio/St. Joseph

system.

The Clara-Claiborne-Robertson trunk line is assumed to have adequate

Eapacity to accommodate the increased CBD wastewater flow.

Nominal capacities of the various sewer lines have been estimated very
conservatively, since detailed investigation of the characteristics of each
line—e.g., slope, condition, number and location of small connections, etc.--is

beyond the scope of this plan.

The suggested lmprovemenfs are not intended to'serve as a basis for detailed
engineering cmclys:s, nor as a basis for design. Further work must be done to

identify the best pipe sizes, locations, etfc.

Costs have been estimated conservatively. Detailed engineering analysis is
likely to identify opportunities for savings.  Costs include materials,

construction, design and inspection fees, and roadway repairs and resurfacing.

Canal Street East:

To provide additional capacity in the present network, a new line is suggested to

divert Vieux Carre wastewater from the Canal Street East main line. Further

study is required to determine its best location; for ‘this analysis a [2-inch line

from S. Rampart Street to S. Robertson was chosen. Estimated cost is 5496,000.

The 8-inch line connecting the Aquarium site with the Canal Street line should be

upgraded to 10 inches at an estimated cost of $150,000. Total estimated cost for
both is $646,000.
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4. Replace the 10-inch St. Joseph Street line with an [8-inch line, connecting
with the suggested 21-inch main in O'Keefe Avenue. This change will divert
wastewater generated by residential development from the Clio/St. Joseph

network to the Poydras network at an estimated cost of 5651,000.

Total estimated cost of these improvements is $2,454,000. Various alternatives to
these improvements were considered, and should be given further analysis.

Estimated costs range from $2.4 million to $3 million. The alternatives include:

Further expansion of existing mains in the Poydras network.

. Expansion of Poydras mains as described above, coupled with installation of

large lines under Julia Street,

Expansion of Poydras mains as described above, coupled with creation of a

new network with mains in Julia and Gired Streets.
Clio Street

As described above, the Clio network's capacity can be increased by diverting
large quantities of wastewater to. the PoydrasAsyﬂsTém. The 10-inch line under
Erato Street should be upgraded to |5 inches, at an estimated cost of $260,000,
The suggestion assumes, as noted earlier, that some excess capacity exists in this

network.

2.  Water Supply System

Current average daily water consumption in the Central Business District is
estimated at 12.5 MDG. Based on the projected increases in wastewater
generation, future CBD water consumption is likely to grow by 6.35 MDG, for a

total future water consumption of almost |9 MDG.
The current nominal capacity of the CBD water supply system is esfimated at 18.5

MDG: The planned new feeder main will increase this figure to about 25 MDG, an

amount intended to provide a needed pressure increase in the CBD. Based on

17
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arrangements, whether financial or administrative, such as scheduled closing
of certain streets for cleaning on weekdays, should be made to accomplish the

necessary drain flushing.

Lastly, excessive pressure from the roof drains of tail buildings unseats manhole
covers in the CBD from time to time. Where this is a problem, locking manhold
covers should be installed. New buildings should be required to have built-in roof
top runoff storage capacity sufficient to let it out at a controlled rate such that it

will not overload the system.
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6. THE IMPLEMENTATION PROGRAM
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THE IMPLEMENTATION PROGRAM

Implementation of the various Plan elements described in Chapter 5 above,
demands a series of public actions and private responses which together will
achieve the downtown form illustrated in Figure 8. Required public actions

include:

. a program of development incentives which will stimulate the desired type of

growth in preferred locations;

. corresponding zoning regulations and design guidelines which will control the
function, form and urban design quality of development in downtown sub-

areas; and

. a program of improvements to the development support systems: the
pedestrian . and open space network, transportation, and infrastructure

systems.
Each of these types of implementation actions is described in the following

sections, followed by a summary of immediate actions which should take priority

in the next five years.
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Failing either of these more local parking supply incentives, shuttle service
from uptown parking locations specifically serving the Loyola/Canal area
should be improved, including more frequent service, more convenient

routing and improved user amenities in the area.
Financial and Marketing Incentives:

. A five year or longer tax abatement program for rental residential

development in this target growth area should be established.

: The standard 50 percent private land owner share of sewerage improvement

costs should be publicly borne to upgrade system capacity in this area.

. The DDD should assume a more active role as a development coordinating
agency, assisting in site assembly and permitting processes, as well as
conducting an aggressive marketing campaign for downtown growth and

development opportunities in this area.
Physical Improvements:
. The Canal Street, Elk Place and Basin intersection should be reconfigured,
_ specially landscaped and converted into a monumental setting for high

intensity new development.

2. The Riverfront:

- Expansion of the Convention Center will be a strong stimulant to the hotel market
in this area and no particular incentives are required for further commercial
entertainment or retail development. The feasibility of residential development,

however, is tenuous without significant support from a special incentives program,
Zoning:
y As described below, zoning incentives include a substantial increase in

residential bonuses, as well as a mandatory requirement for residential

components in proposed riverfront developments.

123



Bl

‘juswdosAsp |DljUSPlsad
10} DSID SYi 4O -SUOIIODILID 34i SoUDYUS |im DUy SD3ID xapd pedsi|ays
‘lipws pup sajluswb ubllisapad ‘Buidpospup| spnjoui pjnoys sjusWwaAolIdw]
"$$9Dd4U0S  uoldnlsUed  pup uBisep  ul 3OS Jo  sBjwoucss  3)qissod
AUD 3A31UDD ©Of PUD ‘ADUBLSISUOD pUD Ajtjonb uBisep sansus o) ssujjepinb
USISSP 183445 13pUN {NO PR1IDD 2GQ PJNOYS HJom By ] *uoI1o8s yobe wo Bupyuody
Sjuswdolarap aibalid pasodold Jo Bulsixs woly uoynglipued Burysiow
1Us243d OC iim paAcldw] pup pspuaiXs 3G PNOYS Spbudwold jucdiIsAll ay] ‘

isjuswosacldwl |Da1sAyd

‘Poysliqpyse
3Q plnoys juswdojaasp [DlUSPISS] [Diuad Joj wpiBoad wewaiuqo XD} VY .

*Pepuny 89 pinoys Jajus D) UOIUBALOD) B} 4O LOISUDAXS aq'_]:. ' R
S3AlJUSDU| IDIDUDU] 4

oSN [PHUSPISS UBOD[pPD Joj paAJSsSal S3ODdS Uiim
11INGJ3A0 8G plnoys uojsubdxs J9iusD uoluAUC) pasodedd sy 1oy Bupjipg .

"D3ID SIY} JO UOIID|OS] SALD]3] By -
32Npad 04 paAcJdWl 2g PINOYS UMOLUMOP SUl 4O sdajuad . juswio|dws Jolpw

PUD 21107 XN3IA 34} Of DOID $UCLLIBALL uMOLdN BUJ W01 SUOIIDIULIOD 4ISUDL ) .

118 "O"D°I°W 244 uo Sjdwpxa Jo} ‘asinles
BJ44Nys jusnbady YU IUSALCD yilm SBSN [DIDJSLIWOD Bu'gs;xa Bujasas A)ddns
S41S410 1O UOISIACID JO SBUNIONLYS D4IS-UO JO juBWCO|SASP o1gnd ybnouyy
d8yile ‘pepiacid aq pinoys Apisqns Buisapd i0 uuoy swog  juswdojsAlp
[DIUSpIsal  jo  sdlwouoss By uwo  usping 3|gpisjojul up  aaouad m}«\
‘sjo] Bupjand aopins Bulysixa jo 1sed juswaop|dal 3y} o) peppD ‘Juswdojanap
Buisnoy juciiseiom A.thxnl O} [PHuasSe 21D uyolum  ‘laaemoy ‘ssopds
Buisand painyoniys ay1s-uo Buipiacad jo ysoo sy peip spyy jo swsjcosd

ID|NOIIDd seAfesSWaY} Ul jou 9ap A|ddns Bupjand pup uoppjnoao DI14Dd] .

. tuolypilodsupy |




y Landscaping, lighting and signage improvements to the median of
Convention Center Boulevard should be carried out to improve vehicular

entry to riverfront sites.

: Calliope should be extended from Convention Center Boulevard as a

pedestrian way to the riverfront promenade.

3. The Warehouse Area:

This area represents the prime opportunity for mixed rental housing and
condominium growth in the downtown and the development of a strong, stable
inner-city neighborhood.  The relatively high amount of present residential
development activity in the area has been largely the result of substantial tax
advantages for income producing rehabilitation projects. Recent reductions in
these tax advantages, however, will significantly slow further development unless
effective replacement incentives can be offered. Furthermore, the available
stock of buildings of sufficient size, suitable for renovation and conversion, is
limited. To maintain fhe.mofnenfum of developmient in the areq, therefore
requires incentives supporting the less f‘cvorcxb'le economics of new construction.
Recommended actions focus primarily on incregsilng permitted densities and

subsidizing parking costs.
Zoning:

. As described below, residential densities throughout the Warehouse Area
should be increased to a maximum FAR of 8, with commercial bonuses

granted for on- or off-site residential development.
Transportation:

. Parking costs are a key factor in residential project feasibility. The DDD or
the City should acquire or master lease strategic parking reservoirs, such as
the Fulton Street garage, to ensure an adequate, affordable supply of spaces
in key development areas. New parking may need to be constructed in areas

where present supply is at capacity.
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Existing DDD subsidy of sidewalk improvements related to private
development projects should be expanded to a 75 percent matching
contribution for landscaping and pedestrian amenities. Alternatively, the
DDOD could offer design and construction management services for sidewalk
landscaping, allowing greater control of design quality and consistency,
while offering deve.lopers a design subsidy and possible economies of scale in

construction costs.

Canal Street:

This area encompasses the traditional retail corridor, with its ties to the office

core, the riverfront and the Vieux Carre, and the upper Canal Street area which is

closely associated with the expansion plans of H.E.A.L. and the opportunities for

related commercial and residential growth. Development here is also influenced

by proximity to the Iberville Housing Development. Primary incentives include

modifying existing zoning to allow for more intense development and initiating an

aggressive retail management program.

Zoning:s

Extend CBD-2 provisions to ‘Ibvervillé Sﬁe’ef west of Loyola, raising

maximum permitted FAR's from || to 6.

Create a new zoning district, CBD-18, with an unlimited FAR to encourage
a high density mixed-use development to anchor the intersection of Elk
Place/Basin and Canal Street with a unique mix of retail and entertainment
functions at the street level and high density office or hotel/residential uses

above,

Revise the existing sign ordinance for Canal Street and implement a sign

amoritization program along the street.
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regional retail market. Similar in approach to the management of an
enclosed shopping mall, centralized retail management entails the creation
of an entity to coordinate six programmatic functions: transportation/
parking, maintenance, security, promotions, streetscape improvements, and

tenant mix/leasing.

Physi‘cal Improvements:

Subject to the detailed recormnmendations of a comprehensive plan for the
downtown medical center, initial streetscape 'improvemem‘s should be
carried out on Tulane Avenue and LaSalle Street to improve pedestrian

comfort and security in the arec.

Conduc.;f a study of the Iberville Street corridor to improve its accessibility
and physical environment. Iberville Street provides a large reservoir of
underutilized parking for retail and is an important connection to the Vieux

Carre and its tourist and residential population. i

Provide sidewalk improvements on cross streets linking the traditional office
corridor and the Vieux Carre to Canal Street to encourage and support

pedestrian movement toward this retail corridor, i.e., University

Place/Burgundy Street, Carondelet Street/Bourbon Street, St. Chdrles "

Street/Royal Street, Magazine Street/Decatur Street and Tchoupitoulas
Street/North St. Peters Street,

Pursue potential for gateway opportunities to the Vieux Carre and public

gathering spaces for Canal Street.
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* the area comprised of all sites with frontage on Howard Avenue between

Loyola and Lee Circle.
These recommended Design Review Zones are illustrated in Figure 21,

The purpose of éxfending the application of current Design Review procs;dures is
to ensure the achievement of urban design goals for each of the downtown
development zones. Good urban design does not result from individual develop-
ments, no matter how fine their In-dividucl design quality, but from the overall
characteristics of the tout ensemble to which every development “hould
contribute in an appropriate manner. Zoning provisions can control gross
characteristics, such as use, height, bulk and location relative to lot lines, but the
more detailed design features, such as facade treatment, materials and color
selection, remc'in largely subjective, often inconsistent, and therefore outside of
legislative control beyond a case by case review. In order not to inhibit future
design innovation, design guidelines should remain sufficiently general to establish
only the essential urban design principles of an areq, with a generous allowance
for the type of specific design interpretation that adds diversity and visual
interest to any district.

Historic Districts

Historic districts within the CBD should remain as they are with the exception of
the Warehouse District which should be expanded to the Pontchartrain Expressway
and Lafayette Square Historic District which should be expanded uptown to
Howard Avenue to include an area of structures quite similar to those already in
the historic district. These extensions are recommended to afford these blocks

the recognition, protection and tax incentives available with such g designation.

Zoning

Each of the proposed zoning districts is described below, with a list of
recommended design guidelines, including adjustments to existing code provisions

and general design recommendations.
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cCBD-!
The Office Core:

This zone remains unchanged in area and purpose, with adjustments to residential

density allowances to increase residential incentives in the core business area.

. Residenfiql incentives should be increased by allowing a residential Floor Area
Ratic (FAR) equivalent to the commercial FAR, and by increasing the
residential bonus allowance by at least three times its present level.
Equivalent contribution to a housing fund may be instituted as satisfying the
requirements for a residential bonus.A

\

* New construction should not be discouraged on sites with existing historic

structures, providing the existing building, in whole or in part, is sensitively

integrated into the development.

New development or horizontal enlargement of parcels on Union Street should
be built to the property line-at an above grade height of at least two stories
and at most 50 feet (Article 10, Section 5 of the zoning code).

+ Ground floor retail and entertainment uses, and special pedestrian amenities,
such as arcades, mini parks, gallerias, and public art, should be encouraged on

Union street, Common Street, Loyola Avenue, and Lafayette Mall.

Redevelopment of the Loyola block between Perdido and Gravier should
include a through-block arcade, galleria or elevated pedestrian walkway
connecting from Union Street to Duncan Plcéc. Retail, entertainment or
public exhibition functions should be located to enliven the pedestrian

experience through this connection.

Mcjor developments taking advantage of bonus allowances should be required
to supply, or contribute to the City implementation of, public art works or
Programs, such as appropriate sculptures, fountains or special festival events.

An amount equivalent to one (1) percent of building cost might be appropriate.

[34
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* Siting of new development on blocks surrounding the Poydras-Loyola
intersection and tower forms, signage and landscape treatments should be
designed to make a clear visual landmark of this pivotal location in the office
core. Related ﬁ'ecfmenfs should punctuate the Loyola corridor at Howard
Avenue, Tulane, and Elk Place in the proposed CBD-1B zone. A special design
study of these important intersections should be carried out to develop
detailed design guidelines that will qchie_ve an appropriate consistency between

these four design "events.”

CBD-I{B
The Canal Street Anchor: .

The purpose of this new district, which is the present C3D-3 area dbbve Rampart
Street, is to encourage a high intensity node of mixed commercial and residential
development to anchor the upper end of the Canal-Street retail corridor.
Development is to reinforce, not replace, the existing performance venues in the
areq, creating a unique complex of mixed retail and entertainment functions at

street level and a high density of office, hotel, and residential uses Gbov.e.

* All uses permitted in the CBD-l zone should be allowed, subject to the
following mandatory use requirements: at least 25 percent of the total floor
area of any development should be in residential or hotel use; and at least 50
percent of the net ground floor area should provide an entertainment function,

such as drama theater, dinner theater, cinema, or concert hall.

+ Floor Area Ratio and building height should be unlimited in the areq, except

within 20 feet of the Canal Street property line where a 70 feet maximum
height should be maintained. '

* Existing theaters in the area should be rehabilitated, if necessary and feasible,
or replaced with a facility of at least equivalent size. The Saenger Theater

should have a priority for preservation.

* All projects within the zone should be submitted for comprenensive design

review at appropriate points in the design process.

135



"2||DGP ™ aAcqgD

- ‘spipAod wo sBuipjing 251140 Jofow saayp pub x3|dwod 310H LIDAH Byi Buipnjoui
‘siuswdojensp [DHUDISQNS 1O Jaquwinu D pajowold SDY BuoZ sy} ‘uoppald st
35U *D3JD 2405 UIDW 344 Ul PRLINSN] 34D UDY} SB[4ISUBJU] JSMO| D INg Suoiiouny
1S144SIp SSBUISNQ [D14USD D[S 10y 3piaoid of paubissp s1 ‘Dalp 8407 821410 Syt

40 AIDpUNOg LJBLSaM B} JO JIDY LNOGD SSLIDJ) A[JUB1IND UDIUM ‘BuU0Z 2-QeD 8yl

DIy SWDL 4 §Sap By
¢~Ad8>

*sJaddoys }5314G [DUDD) SD [}aM SD {D14JSIP JUSWIUIDLIBIUS
mau ayp Buiases ‘Ajddns Bupimd Jofpw oy paibnyls |jem 81D ‘oboipipg
3A0QD [DUDD) JO BPIS IBYile UO Oe4q By “juswdo]sASp j0 §33) s1pnbs ssoub
000°} A48A8 Joj s30Dds 331y o £]ddns WNWIXDW D 04 Pamo||D PuUD ‘opad Buiuoz

Syl O L 3PIMY Ul |-QED 40§ pamo[|D s[eAs| D padinbal aq pjnoys Bupiing .

*siybijiods Buiaca pup
sJasp] ‘siybi] Adoups sp q‘:m‘s‘ ‘s}o8138 Bupyby ;D_xaéds pul; sialsod pozis-iano
‘stauupg Aplodway ‘spapoq sbpssew Buluund Butpnioul ‘4olasip Jaipayy piosds
D o} @4plidolddp subis salDAOUUI JO A}ISUBU] jDASAUN UD 3BDINOSUS Of SUOZ

81-QED mau sy} uj pa_ra”b ®Q pjnoys sucz |-gg> @yt jo suoypinbas sboubis .

) 3404 Buoaysuwiry
SINOT] pUD SPOU JUBWIUIDLISIUS M3BU SIY} USIMISG SUOIIDBULOD  |DUOLLDUN}
puD [DNsiA usiiqoise of paboanosus Bq pinoys 4s814G ulsbg uo suolioun]

[PISISWLLCS aDjAJes jo uolsuDdXd puD sjuswaAcidw] odposisaals aiplidosddy .

"DJCAO"] UO SUOI{525I34U] SUD|N] PUD SDIPACY ‘pIDMOH 2yl 10}
sublssp yiim uolounfuod U padojaasp oq pjnoys apou }JIDWpUD] Syt jo s|InieQq
“[9AS] {93d4s |DDO| 4D SD [[am SD sayoDoJddD UMOJUMOP WOLy B|qISIA A]ID3}D
“IDWpUD| 4110 |n}Jemod D UODBSIBIUL §834LS [DUDD puD uispg ‘eopjg I3

B4} S¥DW 04 Pajls puD pILWIOY 3Q PINOYS SJUBLIYD3LY |3A3] punodb pub siemol .

*subisap uoon1ysUCD MaU oqul papabajul Appusbijegul

Pub paAssssid Bq ySNW |33.4G [DUDD UO SIDUDJ4US PuD S3PDIDS D1J0SI




It is recommended that the CBD-2B zone to the north of this area be eliminated,

and CBD-2 provisiohs expanded to include the entire western frame areq, from the

Superdome to Iberville Street., The purpose of raising the FAR in the northern™

part of the frame is to encourage commercial and residential development related
to H.E.A.L. activities. The complex of medical institutions in this areq provides
ne complex ot medical

the downtown with a umque opportunity to generate related employment and

residential growth that is independent of traditional commercial market forces.

parking, similar in form to the new towers on upper Poydras, will provide an

important center of employment on Upper Canal, reinforcing the retail core and

the proposed theater district anchor in the CBD-1B zone.

In addition, the Loyola blocks between Girod and Lafayette and from Julia to the
Expressway, should also be incorporated into the CBD-2 zone, promoting a
continuity of development form along the Loyola corridor. This zoning change,
however, should be delayed, to support the more immediate development priority

of downtown blocks of Loyola.

* Stronger incentives for residential development should be incorporated in the
expanded CBD-2 zone, including mcrecsed residential bonus clloquces, and a

five-year or longer tax abatement perxod for new construction.

+ An updated comprehensive plan for H.E.A.L. should be carried out to
determine the future direction of the H.E.A.L. area in terms of program
expansion, physical development and organizational requirements. The plan
should include a strong urban design component which identifies appropriate
public improvements and a design framework for future development in a
campus-like setting. Priority streetscape and pedestrian improvements are

recommended on LaSalle Street and Tulane Avenue.

The area should include a focal public open space serving existing H.E.A.L.

functions as well as providing an amenity incentive for new development.
* This open space and pedestrian improvements should be located to establish a

clear network of pedestrian movement throughout the areq, linking major

destinations, Duncan Plaza and the new open space.
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residential development. While hotel development in the area is virtually assured,

particularly with the planned expansion of the Convention Center, residential

growth will be slow without substantial ecomomic incentives to impraove the

feasibility equcﬂoh.

Residential development on the riverfront is considered an important priority for

two critical reasons:

l.

The unique qualities of the area offer one of the few downtown locations

where high amenity, luxury housing opportunities can be provided; and

Residential development in this almost exclusively visitor-oriented area will
add a stabilizing program component that will help to maintain a sense of the
riverfront as the property of the citizens of New Orleans, rather than of its

thousands of annual tourists.

Increasing incentives for residential development, therefore, are the main zoning

changes recommended in this area.

As well as increasing the residential bonus which will e'r;courage mixed office
and housing projects, hotel and office developments should be required to
include at least IS percent of their total floor area in condominium or rental
apartments, this area being excluded from the maximum FAR permitted for

the commercial use.

All projects in the Riverfront areq, from Convention Center Boulevard to the

water's edge, should be subject to Design Review.

A publicly accessible riverfront pro.mencde of at least 30 feet in dimension

should be maintained throughout the zone.

This promenade should be included in future development of the M.I.C.O. areaq,

and through the Bienville wharf site to connect to the Vieux Carre.

Public access along the length of the waterfront zone should be improved with

transit service on the existing rail tracks.
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*  Similarly, the GNO Bridges should be "decorated" with a unique paint color or
special ornamental lighting to make them a more dramatic and memorable

feature of the river.

CBD-3
The Retail Core:

Provisions of the CBD-3 zone have demonsirated their effectiveness in the
“Meridien Hotel which is an excellent example of major new develcpménr
proceeding in concert with goals of historic continuity and preservation of the
retail core. .The problems of Canal Street are not related to its zoning provisions,
or the design qualities of the pedestrian environment, which the DDD has already
developed to an unusually high standard, but rather to factors such as its tenant
mix, the lack of an anchor at the upper end, and its poor connections to high

activity areas on either side.

The issue of tenant mix should be approached through a detailed inventory of
existing uses and their ecomomic health. Such a sf‘udy should also include the
current list of permitted uses with a view to possible expansion of that list as well
as a structural examination of buildings with unoccupied or":poorly utilized upper
floors to determine their suitability for conversion to more active uses such as
office space, workshops and display rooms, or even loft-type housing. Establishing
an upper end anchor is being approached through the recommended high intensity
CBD-IB zone above Rampart Street, and the need to improve cross-Canal
connections is recognized in the DDD's programmed and proposed street

improvements.

In light of the changing nature of retail activity on Canal Street and the greatly
increased competifion it will face in the near future, another approach is
recommended in addition to zoning. A centralized retail mcndgemenf program
should be investigated as a possible method to enhance the competitiveness of
Canal Street retail. The essential features of such a program which are additions
to the District's current programs of centralized security, maintenance and
physical improvements, typically includes the creation of a management
" association with the cbilh‘\/ to act like a shopping center manager. Such an entity

should have the ability to select and control tenants and tenant mix and carry out
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Further development of this pedestrian network is also recommended in the

Pedestrian and Open Space Plan,

cBD-5

Commercial Services and Parking:

The present CBD-5 zone, which overs a narrow | to 2 block wide strip along the
boundaries of the CBD-l and 2 zones, is designed to provide for a wide range of
commercial and residential uses- at approximately 50 percent or less of the
densities permitted in The. highest intensity areas. A primary purpose of this zone

is to provide intercept parking facilities serving the adjacent office core.

It is recommended that this zone be reconfigured as shown in Figure 20 to provide
a larger zone of résidenﬁal and service commercial uses enclosing the uptown
boundary of the downtown core. The only recommended change in provisions of
the zone is an increase in residential FAR, from 4.5 to §, as detailed in the

comparison chart of existing and proposed zoning district reguiations included in
Table 5. '

Design review will be a mandatory requirement for all pré}ecfs proposed in the
extended Lafayette Square Historic District areq, between Howard Avenue and St.
Joseph, and in the special Design Review Zone recommended for all properties

with frontage on Lee Circle.

CBD-7

Commercial Services:

Revision of the CBD-5 boundaries recommended above requires corresponding

adjustments to the adjacent CBD-7 zone boundaries, as shown in Figure 20.

As defined in the zone's description of purpose, residential and related commercial
and entertainment development are the special objectives of this zone. These
objectives should be further reinforced by a recommended increase in FAR for
residential and mixed-use projects from present allowances of 4.5 and 6

respectively to a generalized maximum of 8 (see Table 5).
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To preserve the existing scale and character of the area under these increased

FAR allowances, the following design requirements are also recommended:

The current height regulations of 125 feet within 20 feet of the street line and
unlimited height elsewhere should be changed to allow a maximum of 50 feet
within 30 feet of the street line and an overall maximum of 125 feet

throughout the zone.

* Design review, ensuring compliance with architectural -quality and consistency
objectives, should be required for all proposals within the Lafayette Square
Historic District and within the recommended special Design Review zone
comprised of all properties with frontage on Lafayette Mall and Lafayette
Square (see Figure 21), ' ’

CBD-8 and CBD-9

The Warehouse Area:

Recent residential, retail and hotel development in the Warehouse Area has
occurred closer to the riverfront than was anticipated in the [975 Plan. The
existing CBD-7 District, centered on St. Charles ‘Avenue, Wos seen as the area
with greatest potential for residential growth, hence the emphasis on living
accommodations in the description of purpose for CBD-7, and the relatively
liberal FAR allowances. The CBD-8 and 9 areas at that time were seen as
primarily suitable for mixed commercial, warehousing and light manufacturing
Uses, with a stringent FAR in CBD-8 where protection of the historic scale of the
area was a critical goal, and more generous FAR's in CBD-9 where larger
structures already existed.

Residential development was not prohibited in these zones, but no specidl
incentives were included in CBD-8 which has a fixed maximum FAR of 4. |n CBD-
9, residential development, either on-site or in mixed-use projects earns a

maximum increase in FAR from é to 8.
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WAREHOUSE DISTRICT RESIDENTIAL CONVERSION: South Peters Street

L

The Superdome Area:

No development is expected in this area other than publicly sponsored,

transportation related projects, therefore no zoning changes are necessary. -
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6.3 CIRCULATION SYSTEMS AND INFRASTRUCTURE

Systemns required to support the growth anticipated under the above incentives and
zoning controls include networks of pedestrian circulation, transportation and
infrastructure.  This section outlines the implementation actions required to
achieve the recommended plans for each of these systems, described in Sections
5.2 through 5.4 above.

l. Pedestrian and Open Space Plan Implementation:

D'evelopmenf of the pedestrian network described in Section 5.2 involves four

types of improvements, each requiring a different implementation strategy.
Primary Vehicular Arteries:

As identified in Figure 18, these arteries (Canal, Tulane, Poydras, Howard, Loyola
and Convention Center Boulevard) are the spines of existing or proposed 6recs of
highest intensity commercial development. The re;:ommended implementation
strategy, therefore, is a combination of public improvemenfr_s to the medians and
privately funded redevelopment of the sidewalk areas, subject to corridor specific

design controls,

Detailed design studies of each artery should be prepared, defining the
landscaping, lighting and signage requirements for the medians, and specific
design guidelines for sidewalk treatments, inc'luding paving materials and patterns,
lighting standards, signage design and location, planting species and distribution,
and requirements for special design features such as public art placement, mini-

parks and related street furnishings.

These design guidelines are to become the basis for a special landscaping
ordinance applicable to all properties with frontage on the primary arteries. This
ordinance should have equal weight as the zoning ordinance. The ordinance should
be drafted as an overlay zone for the specified streets. The DDD's present
program of supplying 50 percent matching funds for sidewalk improvements should
be extended to 75 percent as an additional development incentive in the priority

growth area of downtown Loyola.
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construction of the next project in the network, thus establishing a revolving fund
which is always one project behind capital outlay. However, since the level of
finish and design quality of the special incentive projects is expected to be high
relative to more typical sidewalk improvements, attempting to recover the full
costs of each project from private developers will only remove the incentive value
of the strategy. This approach, therefore, is not recpmmended in favor of

devising a source of continuing outside funding.

Notwithstanding the residential tax abatement program, which is an essential
incentive counteracting the reductions in rehabilitation investment tax credits, a
tax increment financing scheme could be considered. The advantage of such a
scheme is that revenues accruing from new commercial development in the high
'densif\/ areas can be more specifically channelled to public improvements in
primary residential growth areas, ensuring that these critical incentives for

residential growth will maintain priority in competition for public resources.

Irrespective of the funding mechanism developed, implementation of the
pedestrian and open space plan should proceed on a separate phasing schedule for
each of the different categories of improvements. [f possible, projects from each
of the categories should proceed concurrently, with priority on those

improvements which will have an incentive effect on residential growth.

2. Transportation Plan Implementation:

As noted in the t.rcmsporfcn‘ion inventory report, there are many problems with the
CBD transportation system today. Major streets are operating at capacity while
transit is significantly underutilized. This situation, however, should not be
viewed negatively, but rather as @ major oﬁporfun_if\/ to begin restructuring the
movement system of the CBD into a cohesive unit., This section presents
recommendations which can be implemented in the next five (5) years to improve

tevel of service and transit ridership.
Traffic Requirement:

[ntersection -studies currently uUnderway as an early action strategy of the GMP

should be continued. Additional turning lanes, increased iraffic signal cycle
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Parking Requirements:

The major immediate consideration for parking is to increase the availability of

short-term space in the highest demand area which is bounded approximately by
. Canal, Magazine, Girod and Carondelet Streets. This may be accomplished
through a revision of the price structure for off-street parking. An immediate by- .
product of reducing the supply of long-term spaces may be a shift of people to

transit as the price of driving an automobile increases.
Regulatory Requirements:

It is recommended that a resident permit parking program for the Warehouse Area

be instituted as an early action supporting residential development in the area.-
Long-Term Recommendations:

As the number of trip destinations in the downtown increases through time,
continual monitoring- and adjustment of the circulation, transit and parking

systems will be required.

By 2000, contra-flow lanes and exclusive trasit lanes may be needed to move
people into and out of the CBD .given that additional lanes cannot be added to the
existing street network. Poydras and Loyola may well become prime candidates
for the use of a contra-flow scheme during peak hours. Furthermore, on-street
parking along Poydras Street, Canal Street and Loyola Avenue may have to be
removed in order to accommodate anticipated traffic flows. The traffic
management brogrqm should also be fully in place by this time. The major
emphasis, however, by 2000 will be the intersections serving the new bridge

approaches, as well as the arterials serving the Bridge Corridor.

The Maintenance of Effort Program should continue to supply current information
about crucial intersection and circulation characteristics. These data will be
necessary to identify ongoing traffic engineering improvements. The future
transportation needs for the CBD will require that the existing transit system be
more fully utilized and expanded. The transit system will also have to be tailored

to serve the needs of various user groups within the CBD itself. The large amount
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[t is further recommended that the utility of a traffic impact evaluation
requirement for major new developments be examined. This evaluation would be
focused on devising ways to mitigate traffic and parking impacts of high density

growth,

3. Infrastructure Plan Implementation:

As a rule, water and sewer improvements are currently implemented on an as-
needed basis with the benefited land owner contributing 50 percent of the cost for
new mains, if needed, to fie in a particular site with the system. This is a
reactive approach which follows the lead of development and encourages, by the
relative size of contributions needed for different sites, the earlier development
of locations that are currently well-served by the water and sewerage systems.
The GMP implementation plan recommends a proactive approach to the provisions

of water and sewer service, one designed to help achieve the GMP's goals.

[t is recommended that the provision of adequate water and sewer service be used
as an incentive to eﬁcourdge. new development to Iocc“re first in the areas targeted
in this plan. A major goal of the GMP Plan is to encourage the early location of
development along the Loyola corridor between Poydrc§ and Canal without
discouraging it uptown on Loyola between Poydras. and Howard. The
recommended strategy is to provide the necessary upgrading of the sewer system

in this area in advance of development.

. This recommended upgrading includes placing a 12-inch line in South Street
(improvement "A" in Figure 19 and Table 4) between South Rampart and South
Robertson to provide additional capacity by diverting some Vieux Carre flow from
the Canal East main and replacing the 24-inch Canal Street main with a 36-inch
main between South Robertson and South Rampart and replacing the |5-inch main -
in South Rampart Between Canal and Tulane with a 24-inch line to provide
additional capacity on Canal Street (improvement "C" in Figure |9 and Table 4),
The estimated costs for these two improvements are $496,000 and $I,ZO0,000;

respectively or approximately $1.7 million together.

The Sewerage and Water Board would routinely have responsibility for 50 percent

of this cost, or $850,000, but only when the need for these ihprovemenfs was
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3. Pedestrian and Open Space Plan

Recommended first steps in implementation of the pedestrian circulation system
plan include the priority elements of each of the categories of Proposed
improvements. With respect to the primary vehicular arteries, median
improvements on Loyocla, from Poydras to Iberville, should be carried out first,
including possible redesign of the Canal Street-Elk Place and Poydras-Loyola
intersections. Costs will depend on final design details-and level of finishes
selected, but based on costs for similar work undertaken by the DDD, these

improvements are estimated at approximately $2 million.

Priority secondary street type improvements should be completion of the St.
Charles treatments, from Poydras to Iberville, including development of a
prototype gateway between the Vieux Carre and the CBD. This project is
estimated at approximately $2.6 million.

The first pedestrian way type improvements should be carried out on Commerce
Street, between Lafayette Mall and St. Joseph Street in the Warehouse Area:
Based on costs for chf'.cryerfe' Mall, this project is estimated at cpproximately $1.8
million. As a further residential incentive in the Warehouse Areq, a soft, park-
like open space development should proceed immediately on the Diamond Street

rights-of-way, at an estimated cost of approximately $2 million.
All of those projects should ideally be undertaken concurrently, but if choices
have to be made amongst them, the Commerce Street pedestriacn way and

Diamond Street park should take precedence as critical residential incentives.

4, Transportation Plan

Recommended immediate transportation improvements include completion of the
current intersections study, upgrading of the C3D shuttle system, and intensive
transit marketing compaign, increasing the availability of short-term parking
supply in the Office Core Areq, development of a resident parking permit program
in the Warehouse Areq, and implementation of the proposed riverfront trolley.

Further details of those short-term actions are included in Section 6.3 above.
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RECOMMENDED DESIGN REVIEW ZONES Figure 21
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5. Infrastructure Plan

Priority infrastructure improvements are selected as an incentive to high intensity
development on the downtown blocké of Loyola. These include completion of
sanitary sewer replacement on Conti and Canal Streets, between Robertson and
North Rampart, and on South Rampart, between Canal and Tulane. Estimated

cost of these improvements is approximately $1.7 million.
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. To supplement city services in the CBD

. To implement capital projects in the downtown area

. To eliminate ski_d row

y T§ achieve an integrated transportation system for the CBD

« ~ To encourage urban design distinction in New Orleans' downtown

: ;l'o provide activities downtown which oTTroc_;T residents ‘and visitors

. To encourage and guide development of the downtown, especially the area

next to the Mississippi River

: To act as a catalyst to encourage residential development in the downtown
' area
. To act as a ccf'cxlysf in the partnership of the public and private sectors to

achieve development goals.

The District has addressed these goals with a remarkable degree of success in the
last twelve years. It has created a number of programs and special services to
respond to these gool's. Some of these programs are designed to supplement and
improve the performance of services already provided by the City. The majority,
however, are unique to the District. A brief description of the major activities of

the District includes the following:

Police
The DDD provides funds for sixteen fully-equipped patrolmen and a
supervising sergeant to supplement City services downtown. The additional

police are strategically assigned to increase police visibility and to reduce

crime.
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Historic Preservation

The District contracts with the Historic Faubourg St. Mary Corporation
(HFSM), a private non-profit organization, for historic preservation
activities. The purpose of HFSM is to revitalize the Lafayette Square Areaq
through the renovation and reuse of historic buildings and the elimination of
Skid Row.

Capital Projects

The DDD has constructed three major streetscape improvements which are
Canadl S;rreef, St. Charles Street and Lafayette Mall. As recommended in
the 1975 GMP, these capital projects offer pedestrian amenities such as
brick sidewalks, benches, street trees, streetlights and water fountains. The
District has also installed 33 kiosks at major CBD transit stops. Designed to
make downtown more understandable to the pedestrian, the kiosks contain

transit and historic walking tour maps.

Urban design distinction is also encouraged by the Disfricf.’rhrough its street
tree and sidewalk improvement programs.  The DDD provides to CBD _
property owners 50 percent of the cost of sidewalk construction and 100

percent of the cost of street tree grafes and guards.
Transportation

The DDD subsidizes the operation of the CBD Shuttle which provides a
transit route through the retail and office core and is linked to parking in
the Superdome. The District works closely with transportation agencies to

improve the effectiveness and efficiency of the CBD transportation system.
. Planning
A major responsibility of the DDD, as outlined in the [975 GMP, is to

monitor and influence the orderly growth and development of downtown.

The District has coordinated or participated in numerous planning studies
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at the critical initial phases of a development. This public participation might

include some involvement by the District as well.

Both of these examples illustrate the higher demand for capital which is likely to
be generated by -the implementation of even a portion of the Update's
recommendations. The greater involvement of the DDD in streetscape, open
space and other capital improvements will be seriously constrained if it continues
its pay-as-you-go approach to capital improvement financing. This approach has
been a responsible one, perfectly tailored to the type and size of improvements
funded to date. However, it does limit the amount of capital improvements which

can be funded in dny given year.

To maintain its leadership in this area and enlarge its scope of activity to meet
the challenge of keeping downtown New Orleans competitive with other cities it is
recommended that the District seriously explore alternative methods of funding a
higher level of capital improvement funding. Avenues to be explored should

include at least the 'following:

. Bonding: The District has the legal authority to issue bonds, subject to other
limits. The existing and future revenue stream should be examined as a

basis for raising a larger amount of capital for key, focused project(s).

. Millage Rate: The District's current millage rate should be examined for a

potential future increase. This must be done in the context of real property

values in the downtown and their likely change over time.

: Tax Increment: The tax increment provisions of state law should be
examined as they apply to the DDD. The long term increase in property
values in the CBD is secure and could quite well be tapped for the CBDrs,

. and ultimately the City's, benefit.

Public Participation: There are a variety of other public entities which have
responsibilities for the CBD, not just on an annuadl basis, but on a long-term
basis as well. Entities such as the City government, Sewerage and Water

Board and Dbck Board should be approached with the goal of translating
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of historic buildings and the elimination of skid row. Along with its facade

donation program, real estate planning and research and information programs,

the HFSM's most effective tool has been its revolving fund.

[t is recommended that the DDD again use this organizational model of a

-separate, private, development corporation funded at least in part, by the District

for achievement of other District goals. HFSM should continue on its course and
finish in the St. Charles area while one or possibly more organizationally similar

corporations are created.

A similar developmehf corporation could be chartered to help achieve residential
goals in the CBD. Selected properties in the Warehouse District, for example,
could be purchased, renovated and put on the market in the same way that HFSM
has so successfully done in the old skid row area. Such leveraging of key buildings
in combination with permit parking and zoning incentives could prove very

effective in bolstering residential production in that area.

In cases where turnover or movemnent of real estate c‘re stagnant the use of such a
corporation should be considered. Funding for revolving funds should come from a
variety of sources having a stake in the achievernent of the ’rcrgefec"l public
goals. Limited joint ventures with the private sector and such a development

corporation might also be used in the proper circumstances.
District Boundaries

The Downtown Development District, while it encompases the heart of New
Orleans, does not exist in isolation. Bounded on one side by the Mississippi River,
the District has underutilized industrial areas and the Lower Garden District on
its uptown side; @ mixture of highway, industrial, residential and medical facilities
on its lake side; its neighbors on the downtown side are the lberville Housing

Development and the Vieux Carre.

As the area within the District experiencing active development has increased

since 1975 to include the length of the riverfront and the warehouse areg, so it is

. expected to increase in the next fifteen years. In fact, in addition to continued

activity in the District, it is anticipated that such activity will expand the area of
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the downtown upstream from the GNO bridges into the Missouri Improvement

Company (MICO) area. This is a natural and to-be-hoped-for extension of the

extraordinary ond almost unbroken’ progression of public and semi-public .

riverfront activities now stretching from the Mint in the Vieux Carre through the
Convention Center. [t is critical that the future uses under the two GNO bridges
be re-examined with the goal of making the most of the opportunity to link the

MICO area with the Warehouse area and riverfront in the District.

[t is recommended that the MICO area be incorporated into the District as
illustrated in Figure 23. This action is recommended to acknowledge the future of
this area as a part of the downtown, to encourage compatible development in it,
and to bring the resources and expertise of the DDD to bear in helping this trans-
formation to take place in a manner which is consistent with the overall goals for

the downtown.

The H.E.A.L. area on the lake side of South Cldiborne presents a different
situation. The authority and responsibility already exists in H.E.A.L. to plan for
its. orderly future development. The physical evidem‘:e in this area indicates that
this has not taken place. Rather than inclusion in the Downtown Development
District, it is recommended that an updated comprehensive plan for the area be
prepcfed to determine a rationalized program for expansion, physcial development
and organization requirements. The plan should contain a strong urban design
component to identify appropriate public improvements and a design framework
for future development in a campus-like setting for the H.E.A.L. - member
institutions,

The District has two neighbor;s on its downtown side across |berville Street: the
Iberville housing project and the Vieux Carre. The Iberville housing project, while
once a model, has experienced serious problems in recent years as have many
housing projects across the nation. The project seems to be a tremendous missed
opportunity for the benefit of its residents and the CBD. [t is recommended that
a joint effort be undertaken by the District, the City and the Housing Authority of
New Orleans to examine ways to improve the lives of the residents. Issues which
should be examined include the physical configuration of the site, management

and potential owner-occupancy, and the long term future of the project.
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The Vieux Carre is the District's other neighbor downtown. During the 1975 GMP
discussions took place concerning the appropriateness of its inclusion in the
District. The Vieux Carre's decision then was to remain separate. Whatever the
wisdom of that decision, it is clear that there are now opportunities for mutually
beneficial cooperation between the District and the Quarter. Retail activity in
the Quarter, fo cite but one example, has encountered increasing competition in
recent years from a large number of new establishments. And yet the obvious
opportunity for joint promotion and celebration 6f_ the connections between the
District and the Quarter has not been seized. Bourbon, Royal and Decatur Streets
should be taken as design opp_or’runfﬁes to make the statement "you've only seen
half of it; there's more over here." The opportunity exists for gateways between
the two areas on these streets. Both sides of the gateway will benefit from the

increased activity.
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