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A. Executive Summary

Introduction

On May 24, 2018, the City Council passed MotionlBi200 directing the City Planning
Commission to conduct a public hearing atutly to (1) compile and summarize previous studies
and advisory reports on the improvement of Canal Street between Claiborne Avenue and the
Mississippi River, and (2) analyze new aspects of such, including but not limited to:

a. ldentifying key recommendaths and barriers that have prevented those
recommendations from being implemented;

b. Identifying gaps in knowledge, resources, and considerations relevant to restoring Canal
Street as a key destination within the City;

c. ldentifying opportunity sites for comnal or residential use;

d. Providing recommendations for incentivizing use of upper floors while discouraging
demolition of historic structures;

e. Examination of whether encouraging upper floor development for the purpose of
operating short term rentals alotfngs corridor could spur revitalization, such as attracting
more diverse and upscale retail on the bottom floors; and

f.  Providing recommendations for regulatory or policy initiatives that could be implemented
to best accomplish the goal of restoring Canedeédtas a key destination within the City.

Study Goals
Key Destination

Thewordskey destinati ono were repeat edthasoatinedr al t i
the scope and purpose of anal Streestudy. This speaks to the importarnde&CanalStreet as

a placethat has historically held an important role in the €y h in soopematpnceremony
andcommerce.The motion states that the study should provide recommendatiestdceCanal

Street as a key destination, implying that ieslmot have this role currently. Canal Street is still

a place for culture and ceremony, as most Mardi Gras parades roll on Canab8treztonger

holds a position aa regionalretail destination.A survey of residents during the Unified New

Orleans Plan resulted in the general view that Canal Strediwast t | e mor e t han a
border between downtown districis Many residents and visitors hold this opinion, and Canal

Street has becongestreet that one must cross to get to the CBD or French Quarter, and not a street
that people walk up and down for its attractiofiis is what the staff focused on when thinking
about Canal Street as a fnkey de sdpponuaity foro n 0 : h
residents and visitors to walk its blocks and patronize shops, skeew, and perhaps even live
andwork, or stay in the longgacant upper floors of the histostructures lining the street?
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Goals

The staff developed a list of godts help guide its research and to ensure that all research and
recommendations help achieve the goaktdirning Canal Street to a key destination in the City.

1. Compile and summarize past studies @dnal Street to determine trends and key

recommendations

Determine barriers to implementation of key recommendations from past studies.

Identify opportunity sites for commercial or residential use.

4. Provide recommendations for incentivizing use of upper floors while discouraging
demolition, including but ndimited to the use of Short Term Rentals as a tool for their
redevelopment.

5. Determine how to attract more diverse retail on the ground floors of Canal Street buildings.

6. Recommend regulatory or policy initiatsv¢hat could restore Canal Street as a key
degination.

W

Key Findings

The staff reviewed numerous past plans and identified five general key recommendations that
should continue to be the focus of initiatives aimed at restoring Canal Street as a key destination.
The following findings highlights theesults of this research and analysis, and informed the Canal
Street Study recommendations:

History of Canal Street and Summary of Past Planning Efforts

1 Historically, Canal Street served as the common ground between the French Quarter and
Faubourg St. Marie.l n t he | ate 180060s, r ethearetdiiler s b e
corridors such as Royal and Chartres StregisCanal Street because there wasmao
expand and accommodate the large dry goods stores emerging at the time.

1 Canal Street was the retail destination for the region untihidel900s when the growth
suburban communities and the development of large indoor shopping d¢argetened
thest reet 6s position as a major shopping des

1 Beginning in the 1950s, most studies on Canal Street focused on maintaining the retail
cor e, and wuswually focused on i mproving s
typically aimed to provide suburbanro@niences in the heart of the CBD, including high
capacity roadways, convenient parking, and protection from the weather.

91 Despite efforts to maintain the strength of retail of Canal Street, by the 1980s shops and
department stores were closing, and oftesving to suburban retail centers. The upper
floors of Canal Street became vacant in this time period too, as many upper floors contained
offices, workshops and showrooms for ground floor retail spaces.

1 Inthe 1990s, studies on Canal Street began focasingpper floor occupancy along with
retail recruitment. The Acres of Diamonds study created several project proposals for the
combination of the upper floor space of multiple buildings to make occupancy feasible.
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1 The 2004 Canal Street Vision and Deyetent Strategy is the most recent comprehensive
study of Canal Street. Many of the studyo:
relevant today. General topics addressed in the Canal Street Vision and Development
Strategy include retail, uppefloor occupancy, placemaking, transportation, and
management . These topics provi de t he S
recommendations in this study.

Key Recommendation$ Past Planning Efforts

1 The key recommendations that are the emphasis of this study were seen as common themes
or trends from past studies and conversations with stakeholders. The five key
recommendationsare grouped underRetail, Upper Floor Occupancy, Placemaking,
Transportabn, andOrganizational Structureategoriesandare further divided intonore
specific Action tems. These Key Recommendatioh®ast Planning Effortare listed in
Section Cand explored in greater detail in Section G.

Current Conditions

1 The CPC stk conducted a land use survey of the study area, and counted a total of 122
ground floor uses including vacant spaces. Retail represents the largest group of uses with
35 percent of the total. The next highest use category is vacant, or no use, eitielh p
having no tenant or structure.
1 The largest grouping of retail uses is clothing and apparel stores (33%), and the second
largest group is convenience/souvenir stores (26%).
1 The CPC staff also obtained information regarding building permits thatisgsred in the
study area between 2010 and August 2018. There have been a total of 216 permits issued
for significant work! 85 percent of which are structural or retnuctural renovations. Five
of the 216 total permits were issued for new construction
1 The adoption of the current CZO provided plapecific zoning districts that reflect the
character and vision of the different portion of Canal Street.
o0 Upper Canal Street is located in a CBBio-Science District intended to promote
the expansiownf bio-science campuses and supportive services.
o0 The area around the theaters is in a €BDultural Arts District to promote this
area as a cultural destination.
o Historic Lower Canal Street is in a CBDHistoric Commercial and Mixedse
District to further promote the goals of pedestrarented retail and services.
o Canal Street near the riverfront is in a GBIEXxposition District which is intended
for | arge destination uses such as One
Casino.

Public Input

1 Inaccordance with Motion M.8-200, the City Planning Commission held a public hearing
on the Canal Street Study on July 10, 2018. At this public hearing, the staff presented the

1 Significant work defined as a value greater than $25,000.
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scope of the study and opened the hearing to public comment. No one équblfc
spoke on the study.

91 During the course of the study, the CPC staff had 18 stakeholder megtingarious
offices, organizations, groups, and individuals.

Analysis of Key Recommendations
Retall

1 The Downtown Development District plays a major roleattracting retailers to Canal
Street and the entire CBD. The DDD hired a-fule Retail Attraction Specialist in 2008
to promote the CBD.
T The DDD6és current retail strategy is root
develop the retail recommdations for the Canal Street Vision and Development Strategy.
The strategy divided Canal Street into four target areas which have different retail tenanting
goals:
0 Mississippi River to St. Charles Avenue/Royal Street: upscale tegmdhetail
o St. Chanks Avenue/Royal Street to Roosevelt Way/Burgundy Street: lifestyle
shopping catering to residents.
0 Roosevelt Way/Burgundy Street to Saratoga Street/Crozat Street: Tawater
district supportive uses
0 Saratoga Street/Crozat Street to Claiborne Avenue:ernence shopping for
nearby residents
1 The 2004 strategy has since been supplemented by a 2007 study of the 700 to 900 blocks
of Canal Street. This study used the ground floor retail space inventory from the 2004
strategy and identified possible retailérat fit the upscale to higénd profile.
T The DDD6s retail strategy was al so expande
studied the feasibility of a largfermat retail store on Upper Canal Street. The study
determined that the market existed fortsacstore in that location.

Upper Floor Occupancy

1 Building code issues remain problematic for the rehabilitation and occupancy of the upper
floor spaces on Canal Street. Past plans recommended pursuing building code amendments
similar to the State of Nevdersey which adopted a sabde specifically to stimulate the
rehabilitation of historic structures.

1 The renovation of these structures often requires the installation of additiorsdfety
requirements, involving the provision of a second means of egress. The narrow building
frontages, limited ground floor space, and lack of available egress feoraahof interior
buildings provide a challenge meeting these requirements.

1 The New Jersey sutnde essentially allows property owners to renovate historic structures
without triggering additional lifesafety requirements if the renovation does notlrésu
the structure being less safe.
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1 The consolidation of upper floor spaces between multiple ipggdappears to be the most
feasible method for rehabilitating these spaces. This was a method explored in detail in
the Acres of Diamonds report in 1994dathe DDD continues to work with property
owners to explore possible combinations of buildings.

1 Past studies also recommended a transfer of development rights mechanism to help
incentivize the maintenance of historic structures and renovation of Uppeispaces.

The owners of historic structures are often limited in their ability to expand their building
footprint, even when allowed by the zoning code. A transfer of development rights system
would allow property owners to sell unused developmemisi¢p a receiving site that
needs them, and in return would be required to invest the earnings into the maintenance or
renovation of the historic structure.

1 Short term rentals also provide an opportunity for the renovation and occupancy of upper
floor spaes along Canal Street. Several projects have already been completathdeare
review by City agencies.

1 The 2018 City Planning Commission Short Term Rental Study recommended that Canal
Streetfrom the Mississippi River to Rampart Streetexempt fron the Commercial Short
TermRental limit of 25 percent of multiptamily building. The staff believed that short
term rentals are a use that could incentivize the renovation of these long vacant spaces.

Placemaking

1 Planning effors conducted for Canal Street over the decades have consistently emphasized
the importance of the physical character of the public and private spaces on Canal Street.

1 The staff analysis included case studies of the Avenue des Clidysges in Paris,
FranceTimes Square in New York City, and Fayetteville Street in Raleigh, NC.

1 All of the case studies analyzed for this study agree on a consistent set of overarching
principles: encourage walkability, proliferate mufitiodal forms of transit, create
consistentlandscaping, lighting, seating, and wayfinding strategies, and preserve the
historic architecture and character of the districts.

1 The Canal Street streetscape has been enhanced in recent years through new sidewalk
treatments, street furniture, landscapigggl curb extensions to expand pedestrian space.

1 A new zoning ordinance has been adopted, which includes regulations that seek to create
an engaging, lively Canal Street by requiring active ground floor uses such as restaurants,
retail stores, and cultak facilities.

f Building facades have been restored with the ass:s
programs.

1 The theater district has been mostly restored with the return of the Saenger, Joy, and
Orpheum Theateys and t he Loewds Bdntyinte froedssaotbeingT h e a't
redeveloped.
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Transportation

1 Past plans have consistently mentioned the curb use issues facing the corridor, including
the misuse of freight and passenger zones, and the blocking of travel lanes by buses or
delivery trucks

1 DPW and the DDD are finalizing a curb use study for the entire CBD, which will contain
recommendations for the reallocation of curb spaces to add freight and passenger zones
where they are needed. The study also focuses on the enforcement of passkemgryht
zone violations, and citing vehicles that obstruct travel lanes.

9 Other earlier studies, such as the 2004 Canal Street Vision and Development Strategy,
recommended that Canal Street be reduced tdrawvel lanes and each direction, and the
outer lane be a dedicated freight and passenger zone. The curbside spaces would serve as
parking.

1 The 2014 Pedestrian Safety Action Plan recommended a wide range of improvements to
pedestrian comfort and safety along Canal Street, and many of thesenedetions
have been implemented. Pedestrian countdown signalsyisighlity crosswalks, and
truncated domes have been installed throughout the study area.

1 Bicycling has been promoted in the study area by-de&80demonstration project called
Connectthe Crescent. This 3 month demonstration includes a connection to the ferry
terminal al ong Ca n a Casi8a ancaantimbér of crossirgsidf Canal Har
Street.

1 Canal Streetis served by numerous bus and streetcar lines, and the bulaosihsystem
is located just off of Canal Street along Elk Place. The 2017 RTA Strategic Mobility Plan
recommends that a new downtown transit center be established by 2023 to 2027, and the
construction of a new Canal Street ferry termiaéleing coisidered now.

Organizational Structure

1 Multiple governmental entities are tasked with managing and improving Canal Street,
including the City of New Orleanowntown Development District, French Quarter
Management District, and the Regional Transit Authority. All of these entities have an
important interest in Canal Street but none is focused exclusively on Canal Street.

T The DDD6s 2004 Ca mavelop@dantrSeateyy sivhiladyiidentifiechtned
numerous public entities with an interest in Canal Street and saw the multiple overlapping
interests as problematic.

1 Past Plans and stakeholder meetings @dsommended a stronger emphasis on quality of
life issues such as cleanliness, vagrancy, and building maintenance. Many stakeholders
believed that such quality of life issuaepreventing Canal Stre&bm beingrestoedas
a key destination in the city.
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Recommendations

Retail

1 The CPC staff recommends that retailers continue to be recruited through the development
of promotional materials that highlight the potential on Canal Streetsswtcess stories,
inform them of available tenant spaces, and list incentives that aessédie and
predictable.

1 The CPC staff recommends a comprehensive update to the 2004 retail strategy that
consider the current market on Canal Street and the significant changes in national retail
trends.

Upper Floor Occupancy

1 Amendments to the building de that can benefit the rehabilitation of the upper floors of
Canal Street should continue to be considered. Though this would require coordination at
the local and state levels, it could be the best option for owners of buildings on the interior
of blocks and those that do not want to combine the upper floors of their buildings with
neighboring structures.

1 The DDD has provided pr@evelopment support to property owners to help develop a plan
for the consolidation of upper floor. By developing floor plac@nstruction costs, and
expected return on investment, this-gdexelopment support can be very useful to assist
property owners to commit to redeveloping their upper floors. The CPC staff recommends
that this type of assistance continue.

1 The CPC staffecommends the City adopt a transfer of development rights mechanism to
allow property owners along the historic portion of Canal Street to sell unused development
rights, if the earnings from these sales is invested into the maintenance and upper floor
renovations of the historic structures. A more detailed look into a program like this would
need to be completed, including the sites that are able to send and receive development
rights and the legal processes that effectuate these transfers.

Placemakig

1 The CPC staff recommends that the City build upon the 2004 streetscape improvements by
adding more outdoor seating, promoting the installation of awnings and canopies where
appropriate, and encouraging café seating for restaurants on Canal Street.

1 The CKC staff also recommends that the existing zoning regulations in the Theater District
be supplemented to promote live entertainment venues and other appropriate uses that
support the theaters.

1 Additional special events should be held on Canal Street tg people to the street,
similar to Art for Artdés Sake, White Linen

Transportation

1 DPW and the DDD, in consultation with the CPC staff, have been developing a
comprehensive study of the curb uses in the CBD, including both sides of Canal Street.

2018 Canal Street Study Pagel0O of 165



The CPC staff recommends that the recommendations of this study be implemented as a
shortterm solution to the issues along Canal Street, including greater enforcement of
freight and passenger zones, and the reallocation of spaces to provide more opportunities
for loading and droffs.

1 If the implementation of the recommendations of the 2018 CBEb Use Study are not
effective in solving Canal Stesting e sessof @ r o b | €
shareduse lane on Canal Street. This recommendation could be tested through a temporary
demonstration project, and would keep two travel lanesach direction, and the outer
lane and curb area for freight and passenger activities.

1 The CPC staff also recommends the continued implementation of the 2014 Pedestrian
Safety Action Plan and the 2017 RTA Strategiobiity Plan. Additionally, the taff
suppors the Connect the Crescent demonstration project currently active in the CBD. If
this demonstration is successful, the staff support making these bicycle facilities
permanent.

Organizational Structure

1 The CPC staff recommends that Canal &tk promoted by a single, consolidated entity
through a fAmain streeto approach as fpart ol
alone organization.

1 A stronger focus on quality of life issues is needBdmerous stakeholders believed that
vagrancy, lack of cleanliness or sidewalks, and building maintenance were issues holding
backCa n a | Street from attracting investment.
Canal Street Enhancement Unit beestablished and that enforcement authority over
sanitation violations be granted to the Department of Sanitation, the Health Department, or
other City enforcement agencies to relieve the NOPD as the sole enforcer of the sanitation
code.

Next Steps

The Canal Street Study directed by City Council MotiorL8200 will be presented to the City
Planning Commission on October 23, 2018. Beforensidesthe Study, the CPC must first hold

a public hearing. Taking the public input in mind, the CPC can choose to forward the Study to the
City Council with or without changes to the staff recommendations. If the CPC chooses to modify
the Study reemmendations, the staff will incorporate those recommendations and forward the
revised study to the City Council by the deadline of November 1, 2018. The City Council may
choose to hold its own public hearing on the Study, though it is not required.

Mostof the recommendations within this report would require enhanced prioritization of resources
to Canal Streetand would not require further action by the City Planning Commission. Changes
could also include amendments to the City Code or State legmslptiocesses in which the CPC
would not be formally involved with. A couple recommendations were made for changes to the
Comprehensive Zoning Ordinance, which the City Council would need to direct the CPC to
consider as a text amendment. If that is déime CPC will docket the request and write a staff
report with recommendations for specific zoning text changes. The zoning docket would request
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an additional public hearing before the CR@d the CPC may choose to recommend text changes
to the City Counil with or without modification of the staff recommendations, or they could
recommend denial of the proposal. Next the City Council must hold a public hearing before
considering adoption of zoning text changes. The Council may adopt, adopt with ntiodiica

or deny the recommendations of the CPC.
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B. History of Canal Street and Summaries of Past Planning Efforts
Early Canal Streethistory

The establishment of Canal Street followed the plotting of the French Quarter street network by
almost 90 years and the thEaubourg Ste. Marie (now Central Business District) street network

by about 20 years. During that two decade stretch from 17884 the area that would become

Canal Street was part of a common ground between the Quarter and Faubourg Ste. Marie, bounded
by Iberville on one side and Common on the other. Within this area w&pdhesh colonial wall

extending from Fort San Luisear the river and Fort Burgundy at the rear of theciigure 1

shows how the French Quartero6s development r a
Canal Street the upper edge of the cityds ori

Figure 1: 1761 Plan of New Orleans the Capital of Louisiana (Library of Congress)

-'::5' s i / e : = \\\1

» e S S > e
SRIVER § LOULS or ™ /75 5IS 5717 =
2 Britiih MW:'»M:—aI ’“':’}_\.ﬂ_ :;:1 k &
m v I'-w‘ufv.ln.l/«
PLAN or NEW ORLEANS rnr CAPITAL or LOUZSTANA.

Fort San Luis diminished in importandéea the Louisiana Purchase in 18@&ile Faubarg Ste.

Marie grew. As part of a dispute between the City and the federal governmetiteogamership

of the common areas that included the area between Iberville and Common, the U.S. Congress in
1807 required that a riglf-way be reserved for a waterway connecting the Carondelet Canal

with the river, with sixty foot open spaces for a pabiighway extending alongside the waterway.

I n 1810, City surveyor Jacques Tannese plotte
to Iberville Streef The waterway was intended to connect the Mississippi River to the lake: it

would extend fom the river to what is now Basin Street, where it would meet the basin of the
Carondelet Canal (later called the Old Basin Canal), which was built in the 1790s and led to Bayou

2 Campanella, Richardiime and Place in New Orleans: Past Geographies in the PresenP@hgan Publishing,
2002.
8 Campanella, Richard.ime and Place in New Orleans: Past Geographies in the PresenPRigan Publishing,
2002.
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Saint John, which in turn connected to Lake Pontchartrain. The Orleans Navi@ampany was
created to finance and construct the waterway, but it was ultimately nevér built

Campanell a divides Canal Streetds history as

t wo decades from abouwi dit8hl Oa ntdo fla8x3i0s,| itkheed sptorse
construction of large institutional and residential buildings. These included a custom house at the
river-side end that predated the current one, Charity Hospital at Canal and B&tmeis and

churches. Fineesidences lined the street, with commercial buildings mixed in as well. The street
included two traffic lanes, a median, and sycamore3réethe 1830s, Canal Street to the river

side of Royal Street had a greater concentration of commercial uséstwhas progressively

more resiéntial to the lakeside of RamparEtreet, where large townhouses were heljinning

in the 18408

Figure 2: Canal Street, 1857

—

In the second era Campanella identdieSa n a | St r eswiting sluririg ¢hg #8405 and
1850s and lasting for over a century, ending around d%&4nal Street morphed from a
residential and institutional street to a commercial center, replacing Royal and Chartres Streets as
the cityodés pri ma% Royasamd@hartres Streetseadtbiildirad witlo marrow
frontages and limited floor space, which suited the small, specialized shops of the early 19th

4 Campanella, Richard.ime and Place in New Orleans: Past Geographies in the PresenPBAyan Publishing,
2002. Pg. 111.

5 Laborde, Peggy Scoftanal Street New Or | e a n s 6Pelgandabtishiny,2606. Pyvazy

6 Campanella, Richard.ime and Place in New Orleans: Past Geographies in the PresenP@hgan Publishing,
2002.
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century but not the large, dry goodsgure 3 & Figure 4: Original Maison Blanchéuilding (top) an
stores emerging at the time. Caniéd replacement (bottom)

Street had plenty of space for the
large retailers, which could hav
expansive footprints and displa
windows. In the miel9th centurythe
street was developed with thregnd FESS
four-story buildings.

Starting in the 1850s, with the adoptiq
of elevators, multfloor stores became
more  common. Castonwork §
galleriesbecame popular in the 1850
along Canal Street, protectinji
pedestriansrbm the sun and rain, b
went out of fashion by the end of t
19th century and are removed from '
buildings” A new building type
emergedy the turn of the 20Century
the tall office building, such as the circ
1909 Maison Blanche Buildingvhich
is depicted inFigure 4

e

When streetcars were removed fro
Canal Street in 1964, the boulevard w
in competition with auteriented
suburban shopping destinations. Ca
Street would go on to lose thi%s
competition over the rest of the 20t "
century, with is department storesgs
closing in the 1980s and 90s. City
Planning staff found numeroud® -
planning efforts focusing on Canal Street and the Central Business District in response to
suburbanization. The next sectiwill provide summaries adhese plans begiing in the 1950s

in an effort tounderstand how Canal Stregitwhere it is today

]
.A,.;-.-

"Laborde, Peggy Scottanal Street: Ne w OPRelicenBublishing, @006 Rgt 43.Wi de Way
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195071 1979 Plans and Studies

Canal Street in the late 1950 was <characterized by the fear
dominance over the regional retail marketleywsuburban markets. Many of the plans completed
during this time addressed this directly and prescribed solutions tapat Street and the entire
CBD in a better position to compete with the growing suburban areas, which in many cases, meant
adapting this area to prime suburban amenities. Mayor asiseps Morrison and City Planning
Commission Executive Director Louis, o

. . Figure 5: John C. Chase editorial cartoon about the grow
Bisso favored a metaphor comparing thy'a'w or | eansé suburban comm
CBD and Canal Street to illnesses tr
plague the human body. Mayor Morrisc rxw orteserE i
stated that mostmerican downtowns
Afare gravely il
diseases:ithe cancer of t slums and
obsolete facilities, hardenng of the
arteries brought on by an sdlete
transportation network, and |
hypertensions, or high blood pressur
which had caused a weakening of the he
or central business district so that it wi
no longer able to keep pace with tf\
demands beingxertedo n  8i During
this time of rapid suburbanization, Cit
officials and planners still dishot fully
understand what loAaggrm impacts
decentralization would have on the cit
and admitted that it was unknown if it we
a permanentregional expansion or a
temporary adjustment after World We
1.° Bisso also stated the decentralizati
was Asi mply a ne\
phenomea 6 i n whi ch r e
moved from the French Quarter to Can
Street to Magazine Street and then into
suburbarcommunties°

These concerns about the CBD and Canal Street areas of New Orleans also came at the beginning
of the discussions about a proposed riverfront expressway, which was proposed as a way for the
urbanized areas of central New Orleans to accommodate the gr@einfthe private automobile.

SAPrescribes the Cure: Chep Diagnoses o6Downtownd I 11 s.
9 Revitalization Prospectus. The Times Picayune. Sunday, November 24, 1957.
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In 1957, the City Planning Commission requested that its Executive Director visit 12 Midwestern
and Eastern cities to learn from their attempts to remedy the ills of their downtown area. The

Executive Director published allfo hi s findi ngs in a document
Revitalizing New Orleansdé Centr al Business Di
A Prospectus foRevitalizhngNew Or | eansd Central Business Dis

The Prospects or Revi tali zing New Or(The Brospettusfitesad r a | B
on defining the problemsf the Central Business Distrjcind offeredapproaches to allewtiag

these problems, and listé@ms that neegtl further analysis. The Central Business Distoft

New Orleans wadefined in this docuent as the area bounded by the Mississippi River bridge
approaches, Claiborne Avenue, Elysian Field Avenue, and the Mississippi River, or the area
encompassed by the proposed AOQuter Belto of r

Bisso believed that the 1957 version of the ceatr@h would not be able to withstand the growth

of the private automobile and the demands for parking without some type of intervention. He also
believe that land use and aging strucdiaetored into the planning conversation and stated in the
Prospectust h a 't Atraffic congestionébrings about
productivity, which together with a mixture of all kinds of land uses and a growing obsolescence

of many structures in the CentltBissofBthesfferedke ss Di
that the CBD was the most i mportant fAroomod i n
increase in vehicular traffic was unsustainable for the CBD in its 1957*fofithelargest portion

of the Prospectus wa sta el systeamevds needed Brousdsthe gentralb e | |
area in order to meet traffic demands from suburban commuters.

Bisso believed that establishing a tiereddwaybelt system, as had been done in other cities, and
locating parking facilities on those loop®wd lessen the amount of traffic entering the densely
developed CBD and would, in turn, free up the downtown stf@epedestrians and essential trips

(e.g. deliveries, transit vehicles, &tc Additional l vy, and to Bi ss
AoHd e cenc e csinthé certral ardadhe Imelipved that the construction of public facilities

in thesetobar ea Ppropenyvalues arsl pranioie the farter development of
CBD-appropriate uses. This group of public buildings inetlthe Union Passenger Terminal,
Civic Center (ANewo City Hall), Central Pol ic
Complex (to include the Municipal Auditorium), Federal Facilities on Poydras Street, and public
buildings at the foot of Canati®et and around Jackson Squdre.

PartofBi s s o006 s r e evashordemntify supportongland uses for the CBD, and it included
what amounts to a future land use m@ege Figure b Canal Street between Roosevelt
Way/Burgundy Street and Magazine Street/Decatur Street was reserved as the R&dasgitan

Core, an area mainly used for retail and finance, and that would be designated for pedestrian use.

Bi sso, Loui s. A Pr os pect ntral Bisiness Disteiot. iNevaQrleans GitygPlabhimmgy Or | e «
Commission, 1957. Pg 8.

2 1bid., 4.

B1bid., 53.
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The two blocks up to Elks Ria/Basin Street were designated Pedesfrransit Core Area Il and

as an inner parking concentration, which would provide the parking facilities for people accessing
Area |. Canal Street lakeside of Elks Place/Basin Street to Claiborne was designaihastaal

Use and the area at the foot of Canal Street was included in the Public Building Groups.

Bisso believedthat concentrating single usgpes in areas would reduce the amountraffic
circulation* This belief can be seen in the overall supipg land use map ifihe Prospectus.

Most of the area was dedicdt® industrial uses, including the present day Warehouse District,
Superdome Area, and Upper Canal Street. Other types of uses like office and retail were to be
concentrated mostly beagn Poydras Street and Canal Street and the upper half of the French
Quarter. Bisso recognized that officd$ were becoming more commongsian g
devel opments have developed a greater syeed f ol

i n histor yé ldemorstaated teahpsepdnderarizesof the recent construction within
the CentraBusines®District has been specifc al | vy desi gnastterét 0 house t h

The lower half of the French Quarter was to remain residentialigth®isso did not believe
residentialvas an appropriate CBD use.

fitechnol o

Figure 6: Supporting Land Use from the Prospectus
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PLATE NO:2

To his credit, Bisso did believe in strong regional coordination when developing transportation
systems. Hddelieved that tranmsmust be provided to the suburban developments, even before

14 bid., 34.
151bid., 51.
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reaching a critical mass of households, in order teeptpt total car dependency in these atéas.
Additionally, the Louisiana Legislature had just passed Act 239, whiclo@zed the creation of

an agency that would eventually be called the Regional Planning Commsibaps Bisso said

it best, that Asteps taken now to prevent det
preventing major surgery |l ater. o

After the release of e Prospectus, Mayor Morrison and Executive Director Bisso discussed its
recommendations with the media for the next year or so promotidgds and expressing concern

over the changing nateiof the CBD. The ideas in this pldidl not promote the deoncentratn

of the CBD, but did promote projects that would make it easier for people not to live in or near the
CBD. Thiscoupl ed with Bissobs assertion that res
functions, ensured that conitmg convenience remained the top priarifihese ideas, as outlined

in The Prospectus, where not original and many cities were being modified to accommodate major
roadways through very densely developed areas. The idea that cities had to replsatartie
permeated many of the ideas that surfaced during this time. Morrison even proposed imagining

fa downtown with trees and fl ower s, monument
business district parks with benches and shady walks, an oasipietf in the center
of é. confusionél n effect, t hen, |l et 6s start b1

downt Bwn. 0o

Figure 7: All Weather Shopping Plan for Canal Street, 1959

e
,;\\\\ -
{ { ;
1 1. 4
- I
1
16 1bid., 45.
17 Central Business Region Revitalization Proposed.
¥l deas Discussed on 6Downtowno6. The Times Picayune. O«
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Figure 8 & Figure 9: All Weather Shopping Plan for Canal Street
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People did not argue about the need for trees and parks, but some soon began to wonder if the
accommodation of the automobile would really
suburbanization on the generous federal housing policies of th&’timine retail store executives

who choose to move staréo suburban locations leading to the clesof downtown store¥

Either way, the strain on retail along Canal Street coatinmto the 1979 with no effective

response.

Canal Street Improvement Project (1970)

September 1970 marked the release of @amal Street Improvement Projg¢mprovement
Project) a plan developed by the Tulane University Department of Civil Engineering for the New
Orleans Central Area Council Chamber of CommercéhefNew Orleans Area. Unlikeh&
Prospectus, this plan focused solely on Canal Street antlynomsenvironmental issues that
hampered the further development of Canal Street.

From the beginningthe Improvement Project statéldat in order for Canal Street to thrive,
significant office, residetial and hotel development neededccur. Thisdea of residential uses

being not only a compatible but necessarysfigethe success of datown retail is a sharp turn

from the land use policies offered irh& Prospectus. The sharp turn was, perhaps, a reaction to
the emerging prevalence of officaildings in the area and a better understanding of the needs of
their occupants. No matter the reason for the change in land use philosophy, the Improvement
Project flatly statd that a mix of uses is critical to the health of the Camales retail cerdr and
promotedthe development of mixedse structures along Canal Stréet.

Retail

The Improvement Project believed there were several reasons that the retail along Canal Street
was declining. One of these reasons was that Canal Street could not coitipgte massive

climate controlled shopping centers being developed in suburban commtfnitiethis time in

history, few buildings had awnings or canopies to shield pedestrianstHeoefeiments. The plan
offeredrecommendations to alleviate this problem. The first was that old buildings should provide
awnings to the curb line of the street ahdtair conditioning and heatinghould be provided

under theawnings?® The Improvement Project suggested that neveld@mens be designed to
provide arcades that could shelter pedestrians along the street. In addition to street level pedestrian
cover, theplan believed that the second floors of structures could be opened up for business
through the construction of atm@rk of second level pedestrian bridges. This would provide the
double benefit of providing conditioned space for pedestrians to access stores and would relieve
pedestrian congestion at strémtel.

®Reasons for Downtown Programso6 Failing Told. The Ti me:
20 Goehring, Maude. Why Blame Downtown Woes on Automobiles. States Item. October 3, 1961.

21 JohnL. Niklaus and C. Blasé McCarthy. Canal Street Improvement Project. New Orleans Central Area Council
Chamber of Commerce of the New Orleans Area. September 1970.

22bid., 22.

23 |bid., 23.
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The Improvement Project also believed that manhe#iisting structures along Canal Street had
outlived their useful life and should be replaced by modern structusich of the development
occurring during that time was happening on sites with few hurdles to developfsints as
greenfield sites hat were commorn suburban communitieat the time. The small lotsnd
numerous property owneralong Canal Street, in this context, would present an almost
insurmountable task of assembling land for a major redevelopment project. The authors pointed
tothe lack of office construction activity on Canal Street as proof of this. At the time this document
was published, three million square feet of office space was proposed or under construction and
only 500,000 square feet was located on C8iralet

Transportation

Some of the transportation recommendations were discussed in the previous section, namely the
secondevel pedestrian crossings to improve the pedestrian experience ave tiewalk
congestion. The Improvement Project recommendedT lied>rospectus, that peripheral parking

lots be established to divert vehicular traffic away from the CBD. pléwe alsorecommended

that Canal Street have no-street parking, which would increase the capacity of the street by two
travel lanes. This elimation of parking would be coupled with better coordination of deliveries

to allow for greater vehicular capacity along the street.

In 1957, The Prospectus contemplated the declining use of transit into the CBD aatchijen
believed that the numberf people entering the CBD by transit vehicle would decline over the
years, but stopped short of predicting extreme declines in ridership. With the benefit of an
additional 13 gars of ridership information,hiE Improvement Project noticed that the decline of
transit ridership from 63.4percent of CBD workers in 1958 to 40.2 percgin€BD workers in

1967°- was sharp and deserved immediate attention and dedicated efforts to reverse the trend of
the past decade. The plan proposed five options to impreedftbiency of transit vehicles along

Canal Streét: (1) build a subterranean busway, (2) build an elevated busway above the sidewalk
and next to the facade of Canal Street buildings, (3) continue neutral ground bus operations and
create traffic arterieparallel to Canal Street to alleviate conflicts between passenger and transit
vehicles (4) overhead pedestrian ways andlesive bus lanes, and (5) a lawst solution of
continuing bus operations in the neutral ground and dedicate a bus lane on @atdb6bus
routethat terminatseon the street

241bid. 12-15.
% bid. 7.

26 |bid. 29.
271bid. 35-39.
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Figure 10 & Figure 11: Elevated busways (left) and subterranean busways (right)
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The Improvement Project seems to concede that thaltrnative is the mostly likely to be
implemented given the cost and aesthetic considerations of the others. For example, in reference
to the elevated busway proposal, the authors note that the disadvantage of this proposal is that it
Aéwoul d B&mlatigely putkgherizontal element across the facade of every building along
both sides of Canal Stre@ a notion that might seem outrageous today, but Canalt $ttbe

time was being considered ftargescale modern developments and did not hheeptotections

of a local historic district against demolitions.

The Implementation Project also recommended regional coordination and planoatiggr define
the purpose of Can&treet to the metropolitan ar€alt argued that improvements to theestt
shouldbe delayed until that vision is established.

Design

Thelmprovement Project also offerednumber of recommendations relating to the overall look

and function of the pedestrian realm of Ca®iaéet. In addition t,ecommendatiogifor expanded
sidewalks and greater use of canopies and arcadgdatiieecommendd betterorganization of

items in the righof-way and signage along the corriddrhe ImpovementProjectsuggested the

better organization afhe pedestrian environment including mailboxes aedspapervending
machines, and to not allow the accumulation of trash on the sidewalk. Simple management of
these components of the righitway could provide a better experience for pedestrians, both
aesthetically and functionally. The management of these items could include a better grouping
and removal from pedestrian paths, as well as developing a standard design for common features
for placemaking specific to Canal Stre#t.

2 bid., 35.
2 |bid., 50.
30 |bid., 24.
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Figure 12: Canal Street Project organization of the public right of way
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The ImgovementProject tookexceptionto the amount and condition of the signage in the area at
that time: Alt is almost as though some buil di
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Though some of the recommendations in the Canal Street Improvement Project are no longer
desirable (e.g. elevated busways), the plan did recognize the connection between the pedestrian
experiences and how it relates to the desirability of Canal Street as a retail corridor. The
Improvement Project suggested that awnings be provided to sliedtpans from the elements,

and that basic cleanliness and organization of items in theaighay would all be a positive step
towards improving the pedestrian experience.

31 Ibid., 23.
32 |bid., 52.
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Figure 13: 1972 Canal Street Mall rendering
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TheCentral New Orleans Growth Management Program 1975

Beginning in 1973, the City and stakeholders in the central area of New Orleans engaged in a
process to develop The Central New Orleans Growth Management Program (GMP). The City was
experiencing a boommiconstruction of office and hotel buildings at the time, and projected the
trend to continue into the 1990 This report aimed to provide recommendations for the
responsible and coordinated development of the central area of the city, including $ooécast
retail, office, and residential demand in the area and recommendations for design, future land use,
zoning,and public improvements.

The introduction othe plan lays out theision for the central area afteecommendations are

implemented in aséeci on titled Aln The Year 2000. 0 T
characterized by the accommodation of office buildings along the Poydras Street that have
attracted national corporateadquartets figl i tt eri ngo hotels spread

have also expaned the nightlife options from the ViewCarré into the CBD, and the
redevelopment of the riverfront to include residential, office, and retail*8is@he plan also
envisiored that Skid Row along Julia Street woutld eliminated through the &gnent of its

33 The Central New Orleans Growth Management Program Technical Report. 1974. P1.
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residents andthe rehabilitation of therigyre 14 Growth Management Plan Action Areas
historic structures on the stredthe GMP

divided its study area into six action aree ' ty

three of which focused on or include 3
portions of Canal Street. Area 1b focus
on the center of retail activity on Can:
Street, Area 2a included the riverfror
area, and Area 3 included Upper Car
and the Iberville Housing Developmen
area.

Many of the issues identified in this pla
were similar to that ofhie Canal Street
Improvement Project declining retail,
parking and traffic, design of nev
buildings, inadequate zoning control
social issueshat need to be addresse
and the demolition of old buildings ir
favor of large buildings that are out c
scale with the historic nature of Can
Street.

The GMP outlined six objectigdor the
development of the Canal Street ret:
core (Area 1b). The 18t objective was
simply to ensure the continuity of reta
space and pedestrian activities along this

stretch of Canal Street from Loyola Avenue to Chartres Stte#italso suggests that all new
development have retail space that opens directly to itevalk®® The next, and related,
recommendation is the overall improvement of the pedestrian realm of Canal Street. The GMP
suggests that improvements include additional landscaping, lighting improvements, and the
amortization of superfluous signage.

ACTION AREAS

One point that was stressed for the preservation of the Canal Street retail core was that high rise
development should not be alled in that area. The GMP arguiét the development of high

rise hotels along Canal Street would produce traffic and emagatal issues that would
overwhelm the street, and preferred that tyje ofdevelopment be directadto the CBD which

would be more appropriate in scale and would activate the street life in that aDee. of the

threats to the preservation of thisesch of Canal Street, aside from the lack of local historic district
protections, was the development rights allowed by the zoning of the area. Canal Street from the
Mississippi River to Claiborne Avenue was located in a €BDistrict in 1974, which &wed a

341bid., 47.
3 Ibid., 100.
36 |bid., 47.
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20 Floor Area Ratid’ The GMP suggested a 6 Floor Area Ratio be the maximum allowed in this
segment of Canal Street. The GMP, similar to earlier plans that tried to address declining retail,
alsorecommended shuttle buses be used to transpeetrsifrom satellite lots around the CBD.

The GMPOs recommendatriguels Bhef ®r vetrieormRi vwaér front
area of Canal Street (Area 2b) focused mostly% o
the movement of vehicles and people alémg 3= ‘_?

the anticipatednewly developed area with ne '
office, retail, and residential uses. The pl,

neighboring areas. The plan recommended
the Rivergate tunnel be used for parking ag
transit movement, that a River Boulevard
developed, and that a shuttle bus operate i
dedicated lane on the River Boulevard ,/\\_
connect to development along the Riverfro
Canal Street and the SuperdotheAside from \S}&‘
the transportation related recommendations f&s\

1 District as Canal Street with a 20 FAR. T AN =
GMP proposed a 10 FAR. \\: 7

The last Canal Strespecific action area addressed in the GMP was Area 3, or UpperSTeaed!

The GMP recognized this aréad significant potential for development due to its proximity to
jobs in the CBD and Vieu€arréand it could be a natural extension of the continuous row of retail
along Canal Streéf. The GMP suggested that this area was ideal for hotel and residentia
development, and projected that 1.4 million square feet of development would be completed in
this area by 2000. Due to this suggestion and projection, the GMP further recommended that the
public realm be improved with landscaping and pedestrian fasiliitfhe GMP also recommended

a reduction in the allowable FAR from 20 to 14.

The GMP makes a number of other very specific recommendations for other action areas and a
number of general recommendations for the area (e.g. the creation of a local thistiacty. One

of the main points made throughout the GMP is that significant development was expected for the
25 years following the report, and that the City needed to be prepared to direct these pressures to
appropriate locations, make improvementR@WSs to better accommodate greater pedestrian and

37 1bid., 68.
38 bid., 53.
39 Ibid., 57.
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vehicular traffic,andto generdly preserve the overall quality of life for those living ansiting
the central area of New Orleatfs.

City of New Orleans Business District Implementation Strateggram and Zoning Pla(lL976

The Growth Management Plan1974 included a number of recommendations that needed further
study or guidance to be implemented. One of these recommendations involved proposed
amendments to the zoning of the CBD area, inny€anal Street between the Mississippi River

and Claiborne AvenueThe Implementation Strategy, Program and Zoning Rlaplementation
Strategy) was developed after the GMP to focus solely on the specifics of zoning allowances in
the CBD area, and worked in parallel with the development of historic districts, creation of the
DDD, and the public works improvements in thezd® All of the recommendationis this report
proposé changes to the zoning districts in 1976, and those recommendations affecting Canal
Street can be divided into four categories: Bulk and Area, Use, Signage, Design, Bonus
Allowances.

Bulk and Area

The GMP stressed that the existing GBDistrict allowed far too much developable area, via
Floor Area Ratio, which would promote the construction of buildings out of scale with the historic
character of this portion of Canal Street. The Implementatiates§ty recommended that a zoning
district be created for the Canal Street retail core that helped preserve the scale of these historic
structures. A maximum 6 FAR was proposed along with a maximum buildings height at the
street ds edg e eebtbtal’7 This mieoeet the FAR récorBniendtion of the GMP,

but added a maximum height for additional protection. The proposed zoning district along the
remaining portions of Canal Street, CEA and CBD2 B, all owed FAROs betyv
depending onhe residential/nomesidential composition of the building. Height was also strictly
controlled by FAR, with no maximum building height. These areas were intended for hotel, office,
and residential development and were envisioned to be a higher intbasitthe historic retail

center of Canal Street, and both bookend and support the retail present on the street.

401bid., 64.

41 Haines Lundberg Waehler, Wallace, Mcharg, Roberts & Todd, and Planning Services Incorporated. City of New
Orleans Business District Implementation Strategy, Implementation, Program and Zoning Plan. 1976. Page 2.
421bid., 58.
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Figure 16 : Street facade controls in the 1976 Implementation Strategy
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The Implementatiostrategyalso recommended amending a setback requirement in the CBD that
required buildings to be set back a minimum of 30 feet from the centerline of a narrow street. The
report believed this requirement did nmbat supp
environment and would result in disjointed street willsSThe Implementation Plan, instead,
recommended a buitb line with allowances for setbacks of no more than 20 feet in width for
entrances and mimarks™

LandUse

The two major useelated reommendations from the GMP and, subsequently, the Impletizenta
Strategywere related to the proliferation of parking facilities andstabilizationof retail along
CanalStreet. Ranners believed that parking was key to the survival of retail alonglGdreet,

but also understood that theoliferation of surface parking lots destroyed the historic character of
these areas. The solution at the time was to locate parking lots on the fringe of downtown and
provide shuttle service to the central aréshe city. In order to prevent further demolitions of
historic structures, the ImplementatiStrategyproposed that new accessory or principal parking
areas not be allowed along the retail core section Canal“tréetthe other proposed districts
cowering Canal Street, CBRA and CBD2B, parking was recommended to be allowed, but with
restrictions. The CBE2A District, covering Canal Street between Camp/Chartres Streets and
Tchoupitoulas/N. Peters Streets, would not be required parking and onlyr@hawal accessory
parking. The rest of Canal Street, in the GBB District, would generally be allowed accessory
parking at a level the use demands and would only allowagoassory parking as a conditional

43 1bid., 14.
441bid., 26.
45 1bid., 49.
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use. Again, these recommendat show thenhplementation Strateys desi re t o pr es¢

areas, allow limited opportunities for parking in new developments adjacent to the historic retail
area, and permit only the parking needed for new developments closer to Cléibenoe

The second m|gor use recommendation wa¢so propo®d in general terms in the GM®hich
wasthe requirement of retail uses on the first floor. The Implementation Strategy recommended
that buildings in the Canal Street retail core be required to dedicate 70 péitenfi@or area of

the ground floor for retail usés.

Signage

The Implementatiorstrategymade a number of recommendations to help reduce sign clutter on
Canal Street. Recommendations include a prohibition on roof signs, flashing signs, and projecting
signs in the CBD}! The Implementation Plan also proposed amortizing projecting signs in the
Canal Street retail core within a year of the adoption of the amended zoning districts. The
amortization of projecting sign in the retail core was tied in wighaerall effort to beautify this
section of the Canal Street to make it more inviting to shoppers. Presumably, the blanket
prohibition of roof signs, flashing signs, and projecting signs throughout the CBD was to preempt
the development surge forecastnt the following decades and prevent sign clutter from
spreading into these areas.

Bonus Allowances

The Implementation Strategiytroduces a number of recommendations for elective elements that
private developers could opt into. One element recommendsdh& Transfer of Development
Rights (TDR). This idea was contemplated in the GMP, but the state law at the time did not allow
such a transfer of rights. The Implementation Strategy believed the state enabling legislation for
the CBD special taxing distt would allow that agency to utilize this tool. The report specifically
mentions the use of fagcade easements to assist with the rehabilitation of historic structures, which
is a program currently managed by the Downtown Development Di$tridRR can be a strong

tool to discourage the demolition of historic structures, not only because of fagcade preservation
programs, but also if unused development rights can be sold to other private developers that need
additional developmemights. The Irplementation Strategyid not directly address the concerns

of the GMP about the legality of TDR in Louisiana and New Orleans, bet¢dmmended DR

as a tool for development in the CBD.

48 bid. 38.
47 1bid. 59.
“8 |bid. 43.
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1980s Plans and Studies

The Sate of Louisiana an@ity of New Orleans emerged from the 1%70ding highon the wave

of the unprecedented oil prices resulting fromgheredingOil Boom. While much of the nation
suffered from higlgasprices Louisianaa state that in 1982 derived 42% ofrgsenuefrom oll

and gas benefied from high oil prices?® At the same time, Americans were cutting back on
spending and travelling less. Tourism in New @nle plummeted in the early 1388nd, by some
estimates, numbers were down by 50 peré¥Reople were optimisticthath e 1984 Wor | d o
would curgheci t gteéep decline in tourisms these unique economic conditions swirled around
New Orleans and the nation, Canal Stoegttinuedstruggling to compete with suburban retailers
as the efécts of suburbanization and urban decliegan to show on the stre€anal Streét s
status as the regional center for refaither decline as prominent retailers and businesses were
opening stores in Metairie and other nearby suburban locations.

The 1984 New Orleans Worldés Fair was original
to build a world class convention center in a historically industrial @fathe city along the

Mississippi River. This new convention center was envisi@sed necessary catalyst for future

tourism that would be attracted to the city via the lucrative convention circuit. Additionally, the

fair would revitalize a deterioratingeighborhoodhear the Port of New Orleans and parts of the
Warehouse Districendwould exposenillions of visitors to the numerous charms and attractions

of the Crescent City! In the endlthe fair would lose $100 million dollars and attracted only around

35,000 visitorperday compared to the predicted 70,000.

Despite these disappaiments, the fair resulted in lasting changes for the city and the
neighborhoods immediately surrounding Canal Street. Legacies of the fair include the convention
center, a cruise ship terminal, and a riverfront shopping mall. The fair was the impettus for
construction of new high rise hotels along and near Canal Street includingstaryl$heraton

at 500 Canal Street (which was originally designed and approved astaxerocomplex; while

the second tower was never built, the zoning entitlementinsnma place)and the 23story La

““New York Ti mes, NnTexas, Okl ahoma and Louisiana Make SI
1980. P.9.

SOwWi || the Worl dos Fair be the Cure for those Basin Stre
S1Cot t er Bill. The 1984 New Orl|l el8ns Worl doés Fair. Arcad:
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Meridian, in addition to
numerous shops and restaurants t
opened as a result of the increas
convention business. The faalso

resulted in the first phase of th
revitalization of the Warehoust
District and the Julia Street Art:
District. In preparation for the fair.
Canal Street received a
approximately $2 million renovatior
in 1983 as part of the Downtowi
Development Distrct 6 s S
Improvement Project. The
improvements, which were the firs
major capital improvement projec
of the Downtown Developmen
District, included new paving, stree
trees, lighting, curbs and ramps. Tt
improvements were considered lor

theFigure 17: Rendering from 1981 approval of the Sheraton Hotel
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overdue ad welcomed by busines: ssiti-
owners and visitors alike who fel gZu! I

that a more beautified and pedestrii

friendly Canal Street would be i’

direct contri bu

success?

and

the i nvest ment

The trends that had signaled the slow decline of Canal Street as the preroiealrsgopping
destination that surfaced in the 187@ould continue into the 1980The oil boom of the 1940

t hat accompanied the 1984

would be curtailed, but after the fair shut itdap andhe oil boom turned to bust, reality returned

once again. The

economic

downturn in the regi

certainly took a toll on the numerous retailers along Canal Street as locals and tourists alike became
more fugal. By the mid198Gs one in eight Louisianan workers was unemployed as the state
claimed the highest unemployment rate in the nation and,ja@ Ti mes Pi cayune d
1986, shops on Canal Street were closed and windows were boarded up amdlycpharfted.

Just a decade earlier, the street was full of shoppers and the CBD was still the primary shopping

area in

5 Itwas duriaggthiese bustdimes of the 1980s that upper floor office uses moved

to the more attractive highses of the PgdrasStreet corridor Bank, saving, and loan institutions

shrank their real estate portfolios, and the prominent +hultio o r

2ACanal Street
3The TimesPi cayune.

ret ai l uses ibe

renovat i ToenTimgsPicayunrday, March 25,d988. 2186 OK. 0
i1985:

The oil bustember20ll. t he New Or | ean

https://www.nola.com/175years/index.ssf/2011/12/1985 the oil bust hits the new.html

2018 Canal Street Study

Page32 of 165


https://www.nola.com/175years/index.ssf/2011/12/1985_the_oil_bust_hits_the_new.html

victim of the ti meséd, neeggedtrh enyo vilecdl otsoe e, lpperosmnb u r
story spaces on many of the structures on Canal Street became vacant and other uses that could
occupy the upper floors seemed to be impractital.

Other factors thatontributed to the decline of trstreetas the regiod shopping destination

included the consistent migration of jobs and residents to suburban centers such as Metairie,
Kenner and the Gretna and the rise of regi on
dominance with a welbrganized approach thahdluded sophisticated merchandizing and
management strategies. Additionally, traditional retailers along Canal Street were threatened by
competition that was much closer to home as two new indoor shopping malls opened at the foot

of CanalStreet A new shpping mall that featured a Saks Fifth Avenue opened at One Canal Place

in 1983 and the expansive Ri verRawhkrethealuih open
Street and Poydras Street wharves once stood.

In response to numerous threats to tFigure 18 Redscover Downtown ad in The Tin
dominance, and even survival, of Canal Stré&gyune. 1982

as a regional shopping destinaiion, a RadicCOVERr DOwNtoOWN

aggressive marketing campaign brand

ARedi scover Downt own Wlth’”‘m t o

returnto the shopping destinations along Car
Street by touting such amenities as improv only $1.20 round trip
transit options, parking availability, historic g el

charm and the unrivaled service offered at
host of distinguished retailer$he first major
retailer to closevas theiconic Maison Blanche
departmenttsor e i n 1982, sC
Mayero6s foll owed closed
in 1989, and many of the smaller shops a
retailers closed their dooes well. As the 19890
came to a close, writers at the Times Picayt

were no longer writing on the pleasures of s s
stroll along Canal Street but instead the attent when you consider parkimg, 100, 8 ﬂfn‘:’:@m&?ﬁ
had turned to tales of violence, drugs a &mﬁmmmmmﬁﬁ

. work. It's the easy way to get there.

lawlessness along the stréeThe conversation

now became, iHow do& we fix Canal Street ?

TeE

R

“AAcres of Diamonds: OpHebewSmalkiniAssocatgdarch 15C1896.8P-6.St r eet 0
The Times Picayune. f@dCanal: The Heart of Saturday Ni gl
%The Times Picayune. iStudents have big plans for upper
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New Orleans GrowtiManagement Plan Update1986

In 1975, the City of New Orleans and the Central Area Council of the New Orleans Chamber of
Commerce, in joint venture, completed a Growth Management Plan for the New Orleans Central
Business District. However, major everdcurring throughout the 198Qrompted the team to
produce a Growth Management Plan Update in 19:¢
reduced federal spending, and redefined growth expectations in light of the recent collapse of the

oil industry nfluenced the decision to update the 1975 plan. A key focus of the updated plan is the

|l ack of growth of aalfistammenidobowno cawhstratdnisi denp

objective in the maintenanc &Thetlosiagobseverallarge r et ai
department stores and the exclusively office and hotel based development is cause for concern of
the Canal Street and the CBD becoming a fister

soon achieved. o

Like the originall975 plan, the plan update divitihe study area into nine districts that span the
area from the Riverfront to the Superdome and back to Canal Stneef.anal Street corridor into
two sections: Upper Canal extends from Saratoga to the Claiborne ExgyesissvCanal Retail
Corridor runs from Saratoga to Tchoupitoulas Streets.

Land Use Upper and Lower Canal Street

Figure 19 GMP Update Land Use Plan

Lower Canal Street had recently expanded | we oo oo i w0 0y

retail offeringsby adding the new Canal Plac
developmentand Upper Canal Street had set
new development in the form of the ne
200,000 square foot ODECO office buildin
and the renovation of the of the Clarion Hot
and Fisk office building. Upper Canal Stres
was se@ as the point where continuous rete
development gives way to a more scatter |
development pattern that includes surfa
parking lots and office buildings. The Reta
Corridor had seen 2.5 million square feet
new development since 1975 in the form
office and hotel development below S
Charles Avenue. This new development w
largelyaresul of t he 19814

was seen to have stabilized lower Canal Stre
while havirg little effect on the continued £
decline of retail uses above Carondé&l#eet.
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@ 3: Riverfront

EZ5] 4: Warehouse Area
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E= e Transportation Services
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57 Growth Management Plan Update, 1986, Pg. 6.
58 bid., 6.
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The plan update recommestlb ui | di ng on the character of t
established in existing design controls and streetscape improvements and reinforced by the
recommended retail management progrand theencouragement of an anchoring node of high
intensity, mixeduse development at the upper end, between Rampart and S&titsia

This zoning corresponded to the traditional Canal Street retail core. The purpose of this district
was to preserve and eanice the retail center by requiring lower floor retail and service uses. New
development was required to be sympathetic in scale and design to the existing fabric, and the
transition and connection to the adjacent Vi@atréwas to be enhanced. The bournes of this

district corresponded to the boundaries of the Canal Street Historic District.

The plan update recommended

1 Extending the CDR2 provisions to Iberville Street west of Loyola, raising minimum
FAR6s from 11 to 16.

1 Creating a new zoning distri@DB-1B 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/regilential uses above.

1 Revidng the existing sign ordinance for Canal Street and implement a sign amortization
program along the street (similar to the 1975 recommendation).

Urban Design Upper and Lower Canal Street

A main success touted by the plan updass the streetscape improvements conducted along

h

Canal Street in the early 1980s. Canal Street

protection of its historic scale, architectural character of the street facades and the excellent
landape improvement that hdmben made. Additional strategiegre still neededo stabilize

and intensify its retail function. The recently constructed Canal Place development was seen to
have anchored devgdment along lower Canal and it sssecommended tha similarly high
intensity development should anchor the upper end around North Rampart or Basin Streets. This
new anchor would allow upper Canal to be clearly defined as a separate district and develop an
identity of its own. It was also determined tpablic and open space amenities were very limited

in the CBD and Canal Street corridor in general and the plan recommends that a potential for
gateway opportunities to the Vie@arréand public gathering spaces for Canal Street be pursued.

Additional deggn considerations include

1 Design details in paving, lighting, and signage should be selected to enhance pedestrian
safety and comfort.

1 Planting should be dense and protective with trees shading the sidewalks and low shrubs
or hedges protecting the petigans from traffic lanes.

1 Pedestrian crossing of the street should be encouraged in frequent, clearly markéd, well
crosswalks.
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Market Conditions Upper and Lower Canal Street

Expanded conventions and growing convention business due to the newtameenter resulted

in positive outcomes for hotel businesCanal Street had experienced some ginomretail space

in the year leading up to the plan update with the opening of the Canal Place and Riverwalk
shopping centers at the foot of CaBaleet However, fears were growing that Canal Street was
facing a decline as a retail center as several of the large department stores began closing along the
street. It was unknown whether these closings repregentrend ounique cases.

The GMP Update reommended undertaking detailed, retail market analysis to determine
existing and potential retail market for Canal Street to identify gaps in retail merchandizing. It
also recommended that the study include a structural examination of buildings vatupied or

poorly utilized upper floors to determine their suitability for conversion to more active uses. The
GMP Update further recommended that a comprehensive centralized retail management program
for Canal Streebe developed to increase its compethess and share of the regional retall
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, maintemee, security, promotions, streetscape improvements, and tenant
mix/leasing.

Transportation Upper and Lower Canal Street

Parking related issues along the Canal Street corridor wasdingéransportation topic discussed

by the plan as the various retagitablishments looked to provide a convenient and safe commuting
experience to regional customers. Similar to the original plan, peripheral parking lots are
recommended as a solution to expected increased parking demand. Exploring the potential for park
ard ride shuttle services are encouraged to ferry visitors to and from Canal Street. The plan
recommends thaparking control entity be created with coordination and oversight authority for
downtown parking strategies.

Throughout the 1980s, the CBBhuttle ferried visitors to and from various parking facilities
around the CBD and Canal Street. This service was considered to be underperforming and the
improvement of the performance of the CBD Shuttle was recommended though better publicity of
the serice, increased visibility of the vehicles through creative paint schemes and decorations,
route adjustments to connect more major activity centers, reduced headways and fares and
allowing transfers.

The GMP Updateds Fun c tportommdthe rivenfrenaalorg Canal Streatd e d
from Tchoupitoulas Street to the Mississippi River.

Land Use Riverfront

The area that was largely working docks and railyards in thel8i@s was transformed by the

1984 Worl dbés Fair and b bgeare destno$ hotely exhihbitionnando f 3.

convention space, an 180,000 square foot mall and a condominium tower. It was during this era

2018 Canal Street Study Page36 of 165

t



that the riverfront became a prime destination for visitors and locals alike and the proposed
riverfront trolley and largeoncentration of City owned land made the riverfront area prime for
future development. TH@MP Update predicted that public entertainment, exhibjtmnvention

and hotel uses wouldontinue to expand along riverfront. The plan recommended that tourist
oriented functions should be balanced with residential development wherever feasible and noted
that the potential redevelopment of the Riverdateibition Hallas a mixeelusedevelopmentvas

a possibility as well.

The CBD2 District provided fora similarvariety of uses athe CBD 1, but at lower intensities

than in the central core. Mixagse developments were encouraged andtodet parking was
required at levels approaching demand. The base FAR was 10, 7 for residential uses and a
maximum of 16 for mied-use projects with bonus additions.

The plan update recommendt#tht incentives should be offered to developers that include a
substantial increase in residential bonuses, as well as a mandatory requirement for residential
components in proposed rivasfit developments.

Urban Design Riverfront

The plan updateeferedto the need to monitor the development trends along the riverfront and
allow for intensifying existing functions, special activity locations and changes in development
chaacter. The plaalso highlightedhe need for future development to relate strongly back to the
City, as well as the river.

Additional design considerations inclute

1 Design details in paving, lighting, and signage should be selected to enhance pedestrian
safety and conairt.

1 Planting should be dense and protective with trees shading the sidewalks and low shrubs
or hedges protecting the pedestrians from traffic lanes.

1 Pedestrian crossing of the street should be encouraged in frequent, clearly markiéd, well
crosswalks.

1 The riverfront promenade should be extended and improved with 50 percent matching
contribution from existing or proposed private developments fronting on each section.
Improvements should include landscaping, pedestrian amenities and small, sheltered par
areas that will enhance the attractions of the area or residential developments.

Market Conditions Riverfront

The possibility of state legislation legalizing casino gambling had tisenssedround the time

of this plan The plan update explore@rious options for such a project and determined that the
Rivergate Exhibition Center to be a prime location due to its proximity to the Convention Center,
riverfront activities, Canal Street and the Vigbarré
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Canal Street.ocal Historic District (1984)

In 1984, the New Orleans City Council designated a portion of Canal Street as the Canal Street
Local Historic District under the jurisdiction of the Central Business Dististoric District
Landmarls Commission. The commission regulates constructiomotigon, exterior alterations

and demolition by neglect in designated historic districts. The Canal Street Historic District
extends from S. Saratoga/Crozat Street on the lake side, down the center of Iberville Street to N.
Peters/ Tchoupitoulas Street thre river side, and includall lots fronting on the downriver and
uptown sides of Canal Street except for the uptsidelots between Camp and Magazine Streets
which is occupied by the Sheraton Hotel and the Sazerac House

There was a heated debateothe potential effects of the designation in the months leading up to
the Council vote. Those against the proposed designation argued that property values would
decrease and ah additional regulations would stifle potential development within the riasto
district. Those in favor of the proposed designation cited the importance of controlling demolitions
in order to preserve valuable structures, the ability to ensure architectural quality of new
construction through design review, the ability to prevleatdeterioration of structures by citing
owners for demolition by neglect, and tax advantages and incentives that would be available to
owners who wish to rehabilitate historic buildings within the new district. In the years leading up
to the historic ditrict designation, Canal Street had seen several large modern structures developed
in the footprint of demolished historic buildings, examples include the Marriot (1972) and
Sheraton (1982) hotels.

While the CBD3 zoning district that went into effect 1978 limited the height of structures to 70

feef®, the new historiadistrict would be especially effective in preventing the demolition of
historic structures (unless the Commission ruled that economic benefits were deemed to outweigh
the perceived negats of demolition). Twelve historic structures were demolished along Canal
Street (Mississippi River to Claiborne Avenue) 1969 and £8T7Be new designation was cheered

by many property owners who saw the move as vital in the effort to maintain theliktracter

of the district, which in turn would help keep Canal Street a viable retail dfthctlanuary of
1986, The Times Picayune reported on the plan
1005 Canal Street through the utilization oftbiiie tax credits and incentives, a project that was
touted by HDLC Director as fdexactly the type
Street Historic Di%trict would bring about. o

59 Sheraton was permitted before advent of new zoning district
60 City of New Orleans. Impact Analysis Groug-inal Report. 14 December 1979.

lStuart, Lettice. AFor ces r EhaTiyes Picayun&atarday, 13Octoberel®84.Ca n a | {
2Stuart, Lettice. AMcCroryobés to r dietTimesicayum@adurdaySitlr eet n ¢
January 1986.
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Urban Land Institute Canal Street Studi989

The 198%Canal Street Study produced by the Urban Land Institute (ULI) paints a picture of Canal
Street as space that was in deckimailar to downtowns ofmany of the @er cities The study

points to the following factors as the primary reasons for that decline:

1 The outward movement of jobs and residents away from the central city and into the

suburbs

1 Regional shopping malls, with a sophisticated merchandising and management approach,

reducing downtownds percentage
1 Competition with nationaletailers expanding into New Orleans marke
T The recent downturn in the regi

share

onods

of re

econom

The ULI panel was tasked with identifying the forces changing and shaping the face of Canal
Street and developing effective and aggressive strategies for the rettalafaCanal Street. The

study divides Canal Street into three distinct geographic areas.

Figue200UL1 6s t hree areas of Canal Street
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Lower Canal Street is described as being the area between the river and ChartrediSdieet,
Canal Street is described as being the area between Chartres and South Saratoga Street, and Upper

Canal Street is the area between South Saratoga and Interstate 10.
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Development Potential

The ULI panel sees Middle and Upper Canal Street as theqodidhe street that were strongest

in retail and with the most future potential to succédte study nteda number ofpotential

strength®f CanalStreet, includinghe sense of tradition that makenique among other regional

shopping destinations,he posi ti on of the street as a tran:
Quarter, CBD and the Convention Center, the existing critical mass of retail, and the ability to
appeal to a broad range of income levels. Perceived deficiencies inclutigiaraiéng image, a

decaying physical quality, and a declining share of the regional retail market. The panel stresse

that perceived high crime rates and racial tensions were deficiencies having an especially negative
effect on the deteriorating perception of Canal Street. Additionally, the lack of convenient parking

and effective marketing of the street were noted dgiadal deficiencies.

The development of vacant upper floors in the formeobratechousing and conveniendgpe
retail serving local @sidents on upper Canal Streetrevenoted as shoterm development
opportunities. The panel recommendearsuing theestablishment of biomedical facilities close
to the hospital complex and mentiondgee Science Center in Philadelphia as an example. The
potential for utilizing the abandoned theatres at Canal and Rampart Stesettressed as an
opportunity to revitalie this portion of Canal and restore imjamit cultural facilities that could

act as a transitional area intgpler Canal Streethe planacknowledged that the market was not
ripe for development in the late 198Gnd recommended the following activitige promote
immediate development and to set the stage for future development:

Increased police presence

Increased sign control

A storefront beautification program

Improved physical links to the French Quarter
The establishment of a Canal Street shuttle
Property tax incentives to stimulate development
Create a sign amortization program

1 Increased programming and decorative features

= =4 =4 8 a8 48 -9

Transportation

At the time @ the drafting of the study, Isesoperated irthe neutral ground along Canal Street

and the only opaiting streetcar line in the city was the St. Charles line. The panel recoeunend
replacing theneutral groundbus operatinswith streetcars similar to those on St. @ésAvenue

The CanalStreet streetcar line @auld then connect to a greatly expandécketcar system
conneding Canal Street to destinations throughout the French Quarter, CBD, and the Warehouse
District. The general idea was that Canal Street was disconnected from destinations such as the
Convention Center, Superdome, and Poydras Strektaastreetcar network would be able to
reconnect the street to destinations arounditiye The panel also recommendiat bus service

be removed from Canal Street. The paiggestedhat a supply of convenient and competitively
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priced parking should e available and well publicized, and thatcooperative valet parking
programbe established tserveCanal Streetetail.

Organization

The study envisioeda Canal Street that ser/as the vigal and transportation link connecting
the French Quarter tlhé CBDandunder theorganizational jurisdiction of the DDD. The panel
was concerned about the number of overlapping agencies, organizations, task #ord
committees that oversathe downtown areand Canal Street. The panel recommeddhree
strategis toimprowve the organization of the downtown area to bolster Canal Street:

1 Create a Downtown Economic Development Oversight Board to reflect the interests of the
CBD and the French Quarter. The creation of the new Oversight Board would provide the
opportunity for the city to deal in a comprehensive and coordinated fashion with the many
organizations involved and concerned with the downtown.

1 Create a Business Retention Committee made up of the chairs of the Business Council, the
Chamber of Commerce, and thanking industry. This committee would be responsible
for retaining the current businesses located in the downtown area and keeping the city
abreast of the plans businesses may have to shut down or move out of town.

1 The Oversight Board should carry out aggressive regional marketing campaign
promoting all of the downtown attractions, utilizing its own funds along with matching
share from the businesses that will benefit.

Centralized Retail Management

The panel acknowleddehe economic competition Canal Street was facing from suburban retail
centers that benefited from coordinated management systecosnmendedha Canal employ

an approachsimilar toot her Amain street s oThaenvaizedtetat he Un
management of Canal Street would serve to accomplish the following goals:

1 Coordinate physical design effoft€anal Street should not be treated as just another part
of downtown but should have a coordinated design effort that includes streetscape projects,
facade improvements, signage, etc.

1 The improvement of retail operation®versight of retail elements such as cleanliness of
storefronts, treatment of window displays, common hours, joint marketing and promotion,
employee training, business counselingsibess recruitment and retention, influencing
tenant mix.
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1990sPlans and Studies

Figure 21 & Figure 22: Downtown riverfront 1977 (lefff and 2018 (righff

The decade openedith a sense obptimismwith the grand opening of thegarium of the

Americasin 1990 and Woldenberg Riverfront Park just before in 1989, adding to th@ maj
development of One Canal Platethe previous decadeThese develapentswere visible,

modern developmentbhd anchorthe river end of Canal Streetasad gnal ed t he HAopen
riverfront o todtizenshoa propertformérly dceupied by warehousés

Figure 23 & Figure 24: Historic structures dbot of Canal Street (lefj and Rivergate Exhibition Hall (rigtff)

L :'_.Meaa.}
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83Andor,Der zsi El ekes. AThe I nternational Tr 432 Mart Tower s
GoNOLA.comNew Orleans Tourism Marketing Corporation, 14 July 2014, gonola.com/tardysin-new
orleans/history/nokhistory-the-warehousetlistrict.

64 NEWORLEANEOM, © TripAdvisor, New Orleans, 2018, www.neworleans.com/listing/woldenrberg

park/32771/.

%3 Audubon Nat ur e Audubenbhatuteinstitete.okfiudubon Nayure dnstitute, 2017,
audubonnatureinstitute.org/audubaatureinstitute-history-6.

%Brantl ey, Robert S. fAstreetcar turn, Liberty Monument
for the Ri Historigdew®rleans Cdiegtyn

http://lwww.curtis.uno.edu/rivergate/html/images/bldg7.html

Gor i n, Ab b greiewfthe iedaRivezgate, entrance No. 5, from Poydras Street showing the dramatic

i ghti ng dlaeesRivergateTulant Qrv8rsity Library, New Orleans, 26 Mar. 2002.
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One of t he major devel opment events that occ
Rivergate Exhibition Hall forthe construction oHar r a h 6 s CoR@eted m d968, the
Rivergatewas saidtohavadded a fistunning new vista to [th
Anurtured [the burgeoning] convention trade a
| ower Canal St r e % Potential devéloperasadanealby hoteli@rg @nd business

owners complaedof fAeverything about the Rivergate, f
Nearby hoteliers and business owners advocated for the demolition of the Rivergate, and the
Friends of Rivergate advocated for its adaptive reuse. The City Council ultimately approved the
structurebds demolition in 1995, and HM@herahobs
construction of the casinaquarium, and development of the riverfront paas indicative of the

changing patterns of land and economic uses, such as the decline of industrial uses to gaming,
convention, tourism, and recreational uses.

Figure 25& Figure 26. 1995 Demolitionot he Ri ver gate Exhi bition Hall (left)

-

The worstof the recession caused by thié¢ Bust had passed bythe rid9 906 s and r esul
shift towards a tourist, servigwiented economyand arenewed interest in making public
improvements in the corrido® Improvements to Canal Street were made in preparation for the

1997 Superbowl including additional planters, removal of water fountains, upgraded lighting
standards, and crackdown on storefrorgecuritygrilles’. Thesebuilding design choiceand

public rightsof-way improvements reflect ather effort by the City tamprove the overall
appearance of Canal Street be ficleaning it wup

68 Campanella, RichardBienville's Dilemma: a Historical Geography of Newl€ans Center for Louisiana Studies,

University of Louisiana at Lafayette, 2008.

®Rouchell, Michael. f@dDemolition of t hEeRiergaeTulpaet e and E:
University Library, 2002.Kttp://www.curtis.uno.edu/rivergate/html/default.htm

0 Campanella, RichardBienville's Dilemma: a Historical Geography of New Orlea@isnter for Louisiana Studies,

University of Louisia®a at Lafayette, 2008.

" Downtown Development District. (1996, October 1Gtter from the Downtown Development Distriocbuisiana

Division/City Archives & Special Collections, New Orleans, LA.
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LowerCBD National Historic District Report (1999

This study wassubmitted to the National Figure 27: Survey of Historic Assets in Lower CBD

Register of Historic Places and catalogued ;o we LU\

physical and historic context and conditions == :‘ i e
1860-1500 g

the proposed district, much of which covered tii == \ //) ‘

upriver side of CanalStreet up to the=
intersection at Basin Street. The analy* C: e
examined ficont roi b wthi) /
includes buildingsonstructed from the period— /
of 18301859 (constituting 47% of the / \{S
resources), 186M899 (12%), and 1960941 *\{f
(30%). The earliest periog where nearly half/ %
of the three to fourstory Greek Revival anc; ~
ltalianate,  antebellum  structures were \V//g,

constructed, which  the report flnds/;‘\//
Ar e ma rthatsich secollectiors still intact. [\~

In contrast, the latter periods result in sllghtl’ A\
taller stuctures, with the report noting they &

Aunrivaled collecti o
noncontributing resources are buildings Ie%‘ M-
than 50 years in age and stitute an intrusion & /)

rate of 11 percena rate S|gn|f|cantly lower than

;)‘)

proposed district |s>"\/>§9 10
styles, periods, and building types. WX\ S\ o\ ~@A\ ,

721991 report prepared by the National Register of Histadministered by the National Park Service (NPS), an
agency within the United States Department of the Interior
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New Orleans Riverfront Evaluation (1993)

The 1992 RiverfronEvaluation focusedFigure 28: Riverfront Evaluation Development Plan
on what the City of New Orleansould

do to ensure the best use of the riverfrc

to benefit to the city, mcourage quality
redevelopment andetailedwhat conflicts

exist among riverfront interests that wou N
require t he o€iang  wodkE, &
leadership The study area included th ' ,f”“
eastbank riverfront fronrdackson Avenue  swcpm oL
to Press Street. The report noted that th
was no comprehensive planning proce

for the entire riverfront and that one we ‘ r;};fj : ‘ 1
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further expansion, and renovatiol
Redevelopment of wharves had be =
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land use of wharf properties atiteland- ™
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and porirelated uses to mixedise, A

#

731992 Study prepared by Frederic R. Harris, Inc. initiated by the City of New Orleans under the Bartholomey
Administration.
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commercial, and public redevelopment, in additionvarehouse buildings being adapted for
residential and retail uses. Even the Canal Street Wharf (Ferry), was identified as a favorable
gaming boat location; the relocationwoaldofii e | i mi nat e vehicul ar conge:
and improve accesstohe ferryo with the riverfront and C:
residents and tourists.

At the time, destrian and other linkgere not well establishedas Woldenberg Park and the
Aquariumdid not have strongonnections to other noti@bdevelopmerg such as Spanish Plaza.

Signage, direction, and landscapingre cited as toolsthat could help. The aquariymowever

was i dentified as a hfos wc aepmbddpmpergcsandvrecoronvemdeda n ¢

t hat a fAuniofryimogn ulmaenndtmaorfk si gni fi cant | mportan
Canal Street téurther establish it&lentityin the foot of Canal Street.

The planrecommended the establishment of a more formal joint private/public planning process
for urban deign and development functions of the riverfront. The plan also offered several
strategies related to development along the riverfront, sincé wiuthe existing developments

were unde+utilized, such as surfacrea parking I& along the river SinceNew Orleans and the
riverfront were transitioning from an industriddased economy to tourishased economy, the

plan advised a holistic strategy that incentivized a diverse mix of uses with improved quality. Some
of the specific recommendations relatedeotions of the riverfront near the Lower Garden District

and the French Quarter. The plan also recommended the extension of the Riverfront Streetcar to
Press Street, the development of a riverfront performance facility, and the extension of a riverfront
park linked to the Moonwalk and Woldenberg Park.

Acres of Diamonds (1996)

TheAcres of Diamondstudy analyzed the vacant upjfleors of properties frontin@anal Street

by meeting with real estate experts, surveying 2,241 residents and workers downtown (Vieux
Carré, CBD, and the Warehouse District), conducting a-agecuipancy/facilities study of
apartments in comparable markets, proposing architecturabifiéyagproposals and exploring
incentives and legal arrangements. These legal arrangements, such as covenants, include owners
of smaller buildings keeping sole ownership of their ground floors and collaborate together to have
part ownership, renderingehbuilding codes and lifeafety regulationsnanageable The GMP

Update in 1986 proposed that a study like this be prepared in conjunction with a retail market
analysis.

The results of the studgutlined the reasanfor the vacancy of the uppdoors, such as the
economic downturof the 1980swhich vacated onceised uppefloors that were occupied with
office space and some residential apartmenth e p | a n Gate that smdlker budgdsgs
presented a significant obstacle in terms of complianttelife safety and building code as they

had challenges with retrofitting for elevators, hallways, and lobbies as well as awkward column

741996 Studyprepared by Hebert/Smolkin Associatasd commissioned by the Downtown Development District
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spacing, too few windows, and haduse floor sizes. Yet since these buildings also presented
attractive opportuties such aghe upper floors wit high ceilings, safand soundtructues and

large windows the barriers to the uppdépor renovations were ultimatelgconomic barriers
whose financi al thresholds hadnot been met (
individual structure).The plan posited that théarriers could bdi s ur mo u nthealbghle 6 i f
framework of providing pafbwnership across ownefise. one propety owner retains exclusive

use of the ground floor but multipl erovaimgner s
solutions together to alleviate these physical conditiG@novating upper floors of multiple

buildings togetheto createa sysem or network of buildings could ultimatgtyovide a means for

building tomeet current lifesafety and building codequirementslt also siggestedan optimal

deal structure between owners, rehabilitation developers, and coepérae users

The pbhn additionally asserted thagsidential useat that time, wa the most economically
productive use of upper floors, despite the higheffpnmas that retail, hotels, offices, and time
sharing would result in because of the market conditidheplan ecommended that developers
institute anoptimal unit mix and price pointsvhich were advised and enumeratéa amarket
competitive renof $1.10° per square fogtan gotimal rentof $500$1,00Q0°® a trdrmer than
expected condo markepriced ain between th&80,000° $120,0007 price poins, and the ptimal
unit mix would bearound10 percentstudiosat 450 square feeb percenbnebedroomsat 600
square feetand40 percenttwo-bedroomsat 1,000square feet

Other results included residentdaworker surveyswith the main finding that residents of the
Vieux Carréand Warehouse distrittoughtfavorably of Canal Street living81% to 19%, while
downtown employeedid not 4% to 76% againsi which the study cited as a strong showing
sincethe expectedavorability rate was between 5 percent to 10 perdsaditionally, a najority

of downtown residents (90%) and employees (51%) cite walkability to work, dining, and
entertainment as the principal reason in favor of living on Canal Sb@ehtown residents (19%)

and employees (76%)owevercited inadequate security and crime as the principal reason in
opposition of living on Canal Street

Financially, the plan encouraged the procurement, research, and disburseidestorad Tax
Credits, tax-exempt bond and/or mortgage financingtewardshipwvise, the plan foresaw the
DDD asa catalytic information resource and facilitator between investors and regulators as well
as the steward for maintenarared manager of a facade restorapoogram.Civically, The City
would directits agenciego foster cleaner, safer, and attractive environment on Canal Street, by
encouragng the establishment of qualified taxempt entities to receive historic facade
easemenisupgrading the appearance of the streoordinaing with NOPD to achieve cost
effective securityshowing owners and architects the best ways and means to achieve life safety
consideing loadings zones (for residents to havecgrg- and househokitems dropoffs), and
creating a guide fasuccessful mixedise developments.

75~$1.77 in 2018 dollars
76 ~$800 to $1,600 in 2018 dollars
77~$128,000 to $192,000 in 2018 dollars
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New Orleans Land Use Plan (1999)

The 1999 New OrleansLandUsePlaa s devel oped as the first el e
that remained unfinished prior to Hurricane Katrina. In 2010, it was replaced by the new Master
Plan with a Land Use Plan chapter. In the 1999 Plan, Canal Street was located mgR)stnc

One, sukdistrict 1A. It gave a brief overview of the history of the CBD (also known as Faubourg

St. Maie) and planning efforts adtcting the district, summarizéedh e nei ghbor hood a s
synergy of commercial, residential, and cultural actigityhe plannoted that the whole District

contained the largest population decline across the Districts, with a 37% declineAinichs-
Americanpopulation between 1980 and 1990, but the population overall increased from 1990 to
1997, indicating a trentbwards more downtown living; th&frican-Americanpopulation of the

District remained consistent at 10 percéampared to 55% overall). Tremmposition of land

uses inthe District wvas55.6% commercial, 17.3% institutional, 12.3% parkland, 9% residientia

and 5% industrial uses. The plan noted that a number of usesdmaeed industrial facilities

including parks, retail, and higthensity residential.

The plan additionally observethat a concentration of historic sites and tourism activity
contribuedto the location o numberof public and sempublic landuses in District One, with
investmens in the extensions of the streetcar line, the Customs House, the Aquarium of the
Americas, and Woldenbemgiverfront Parkas prime examples on Canal Stréte plan cites
Harrahos Casino as the only ent dhepraliferatimeoht v en
venues througbutthe French Quarter and Warehouse District.

The plan highlights thahe Gty andtheDDD jointly sponsored a panel of theban Land Institute

(ULI) to recommend strategies for revitalizing retail uses on Canal Street. The panel found that
there were several underserved markets that would fregetil stores on Canal Street. They

believed that, thougthere was higltonentration ofretail activityon Canal Streethere was a

shortage of retail shops which serve the everyday needs of re§id&hesgroup recommended
investment athe corner of Canal and Basin/Rampart as an entertainment center, as well as
mar keting strategies and maintenance ®oftaandard
cohesiveand realistic vision for redevelopment were incorporated in the propastdise map

for District One.

8 Such as grocerstoreshardware storesinddry cleaningestablishmets
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Figure 29: Land Us matic
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The plan also included a community participation section, with input from residents saying they
were A strongly in f av wmikedusddesigaatian[s]evauld enzooragen g 6 |
more residents to move back to the neighborhood aastablish the district not solely as a tourist
attraction, but as a place t o Adllysupportabringingvor k. 0
residents tahe upper floors, keeping new construction in scale with the adjacent Vieux Carré, and
encouraging the small, local retail businesses to the ground floor uses. They also advised that
residential areas be maintained, to limit the future development o hatel direct entertainment
businesses to Loyola Avenue, Canal Street, and Rampart Street.

Theplann dent i fi ed Apivotal parcel so as | arge vac:
Department Store, t h e orniep MammenrBlach&o stoteasovelltab thes st or
Claiborne corridor underneath the interstate highWahe plan believethat larger, commercial

retailers such as discount variety department stores or a grocery store on properties above Rampart
Streetshould be encouragebut that lower Canal should be treated as the Vieux Carré, with
requirements of grounkgvel retail with pedestriaaccess to the stredthe poposaklso identified

surface parking lots apportune development sites and recommetdadv i ng a ifissiumrset
ordinance thatwould eventually requirgarking lot owners to develophe land. The plan
suggestethath avi ng f ar mer 6 s mar k ebe ggoadmtetimhusdhepan ki ng
additionally summari zed t hattendd with mangihg calfoer vy st
restoring it to its former retail promi nenceo
plan will work to bring about a future that citizens agree they would like to see, but only if these
recommendations are religlzarried out by officials whose elected or appointed office gives them

by

the requisite authority.o

7 All the sites mentioned have either been demolished and developed
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2000present Plans and Studies

The myriad planning efforts undertaken since 2000 have consistently arrived at similar conclusions
about the challenges fag Canal Streeaind the initiatives required tconfront them. These
initiatives can be grouped into three classes. The first group includes interventions to be taken by
the public sector: revised zoning regulations to promote the appropymds andscale of
developmentstreetscape improvements, agifiorts to facilitate parking and easmaffic flow

along the streefThe second group includes interventions focused at specific opportunity sites,
usuallywith a public sector component, suchilaes recdvelopment of ta Iberville public housing

site and the revitalization of theode of theaters on Canal StregtRampart Street and Elk
Place/Basin Street. The third group includes efforts to spur private sector investment along the
corridor. This include the renovation of upper floors, as well as the development ofdaade

retail destinations.

Canal Street Vision and Development Strategy, Downtown Development District, City of New
Orleans Canal Street Development Corporation, May 2004

The most widaanging examination of Canal Street performed since 2000 was the Canal Street
Vision and Development Strategy. The was published in 2004 as a collaboration between the
Downtown Development District, the City of New Orleans, and the Canal Street Devetopmen
Corporation. The strategy had two objectives of articulating a vision for Canal Street and
prescribing a path to reaching it. In creating this vision for Canal Street, the study addressed all of
the various opportunities and challenges confronting C8itraet at the time: the physical
condition of the corridor, including the streetscape, landscaping, public art, and lighting; security;
traffic and parking; the theater node at the intersections of Canal Street with Elk Place/Basin Str
and Rampart Stregheu s e of Canal Street buil dingsdé upper
the Iberville public housing site; the agglomeration of ChaHuyspital and other medical
institutions near Canal Street; zoning and regulatory processes; and the manajetaaral

Street.

The study was performed immediately prior to Hurricane Katrina and confronted the depressed
state of Canal Street at the ti me. Byend2 00 4, |
touristoriented retailing andlothing storeswi t h t he bul k of the metro
by suburban shopping malls, and the higéed, touristoriented retail market served primarily by

Canal Place and the Riverwalk. At the time, retail occupied 23% of all occupied ground floor space
onCanal Street and about 4% of the total occupied inventory in the corridor. Hotels occupied 65%

of all occupied space in the corridor. Ground floor hotel space including fagolicng amenities
(restaurants, retail), and the like was about 10% of totel kpace. Twentyhree percent of the

ground floor space in the corridor was vacant. Vacant upper floor space represented about 25%

of entire upper story floor arepper floors were generally vacant except for key hotels and legacy
retailerssuchas Rubest ei nés, Adl er 6s) .

Despite this disinvestment, the study saw an opportunity to turn Canal Street around. The ability
to successfully do so was based on a number of factors: broader market forces derived from
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demographic, employment, and tourism trendsiliquof public sector intervention particularly

in streetscape, cleanliness, and security improvements; public transportation; traffic and parking;
upgraded retail mix; the thamdetermined future of Iberville; entertainment concentration along
Rampart ad Basin, reusing upper vacant floors; and enhanced connections to the riverfront. The
study outlined public sector strategies to address these factors.

Placemaking

The public sector was obligated to improve the physical character of Canal Streety ereafer,

more active, welcoming environment to residents and tourists alikeCaie Street Vision and
Development Strateggrticulated the plan of improving the pedestrian streetscape by creating
additional pedestrian areas through the use wider silewvith durable paving, as well curb
extensions into parking lanes at intersections and soméblotg# locations. These enhanced
pedestrian areas would be complemented by the addition of landscaping, lighting, and street art.
Particular locations wheréese interventions would be most important included the Canal Street
and Bourbon Street intersection, where a change in paving, shade structures, street furniture,
lighting, and/or information kiosks would define the entry to Bourbon Street and undeatscore
importance as a destination.

Figure 30: Public art sketch on Canal Street between Rampart and Basin Streets

Other suggested locatigpecific interventions included the prominent intersections with Rampart
Street and Elk Place/Basin Street, where monumental pieces of public art could be installed, and
the intersection of Canal Street with Claiborne Avenue, wbaeiid be improved by interesting
lighting that could be programmed for special events.

These streetscape improvements were recommended to be complimented with other placemaking
efforts. Additional lighting and sidewalk cafes were needgudwide activiy, the study advised
Entertainment uses were desirable, particularly jazz or blues venues that appeal to large audiences
of mixed ages and incomes. DDD rangers were recommended to contribute to an increased sense
of safetyalong Canal Street
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Zoning

In addition to making infrastructure improvements along Canal Street, the public sector also had
the opportunity to improve Canal Street through its regulatory role. The study recommended that
the City adopt new zoning regulations that best position CdredtSor new development, while
ensuring that the development respects the character, scale, and quality of the historic corridor.
This zoning that existed at the time, created through the 1970 zoning ordinance and its later
amendments, split the corridwetween the CBE2, CBD-2B, and CBDB3 Central Business
District zoning designations. The majority of the corridor was within the -GRiistrict, which

was created exclusively for Canal Street. The district limited building heightfee8®xcept in

certain locations where the height limitwasféet The di strict | i mited bu
(the proportion of a buildingbés floor area to
use buildings and 4.5 for solely residential buildingse segment of Canal Street to the talde

of South Saratoga/Crozat Street was included in QBidd CBD2B districts, which limited floor

area ratio to 10.0 for commercial and 7.0 for residential developments, allowing larger, more
massive structuresh€& document critiqued the zoning ordinance as confusing and inflexible, with
regulations that did not adequately relate to the purposes of the districts to encourage commercial
development compatible with the historic character of Canal Street betwegrethand Elk
Place/Basin Street, or which facilitated the expansion of medical center along teeltaked of

the corridor. The strategy encouraged these regulations be revisited based on the effort occurring
at the time to develop a cityide Master Ran. It advised that the Master Plan should articulate an
urban design plan for Canal Street, which should be implemented through new zoning regulations
which would include design review procedures coordinated MthC review processes

Building code

Thestudy also viewed changes to the building code as necessary to facilitate the use of the upper
floors of Canal Street buildings. The occupancy of upper floors had been discouraged by a number
of issues. First, there was simply reluctance among properherswto reuse upper floors,
combined with the cost of doing so. Second, the use of these floors was dependent upon the need
to combine them, which involved the physical complexities of connecting narrow and deep row
structures with minimal natural lightide from front and rear windows and floor plates that are
uneven between neighboring structures. Third, there was the regulatory obstacle of building codes
that require significant improvements to buildings. Tenal Street Vision and Development
Strategyrecommended that these building code barriers be resolved through the adoption of new
regul ations based on the New Jerseybs rehabil

Transportation

The study recommended a number of efforts to facilitate travafidgparking along Canal Street,
making it a convenient shopping alternative to suburban malls for locals and easily navigable for
tourists. The study recommended that the Canal Street roadway be improved through better
management of curbside use and theatton of additional street parking. Such improvements
might require the reduction of travel lanes, with the preservation of at least two travel lanes in each
direction. Aside from the creation of more-sineet parking, the study recommended that a publi
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parking authority be used to expand the inventory and distribution of paid parking while reducing
its pricing.

Figure 31: lllustration of transportation recommendations
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extensions neutral ground lanes

The strategy also recommended changes to the prdotigportation network to relocating the bus
facilitiesfrom Canal Stredb cross streets. Bus-bus transfers were recommended replaced with
routes that cross Canal Street, as well as the relocation of transfer areas to side streets. The study
recommendd the relocation of transit shelters to reduce bus idling of buses in front of Canal St.
businesses. These changes would minimize potential conflict between pedestrians and people
waiting for buses (and resulting sidewalk congestion), while promotingaikleestaurants.

Subarea recommendations

The study also made a number of recommendations affectirgreab of Canal Street, including

the theater node, the areas along and just off of Canal Street occupied by university medical
facilities, and the Ibeille public housing site. The node of the Saenger, Joy, State Palace, and
Orpheum theaters could be transformed into a
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Figure 32: Theater node placemakingcommendations

This area could be identifigtirough the installation of iconic structures at the intersections of

Canal Street with Elk Place/Basin Street and Rampart Street. Regarding medical uses along and
near Canal Street, the study wurged dmedicgjns t hi
facilities were recommended to locate there, as opposed to parking structures or passive facilities
with few windows and minimal staffing. The study called for the Iberville public housing site to

be redeveloped in a manner similar to what ultitydteppened about a decade later. It proposed

that the 1940s, barracksyle structures be replaced with a new urbaniginenced development

featuring a restored street grid, units for a mix of income levels, and structures having vernacular
architecture Al so proposed was the expansion of the
of new structures on Canal Street and Basin Street.

Unified New Orleans Plan (2007), City of New Orleans

Shortly after the release of the Canal Street Vision and Development Strategy in 2004, the city
experienced the unprecedented disaster of Hurricane Katrina. Myriad planning efforts occurred in
the aftermath of Hurricane Katrina, including important cityavidcovery plans. The first of these,

the Unified New Orleans Plgnwas adopted by the City Council in 2007, divided the city into
districts. Canal Street was part of District 1. The language in the District 1 plan specific to Canal
Street in some respedbsiilt on the work of the 2004 DDD Canal St Vision and Development
Strategy. The UNOP plan identifies the same problems facing Canal Street as were identified in
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t hat and other plans of the recent fthma&aduee | oss
department stores and other retailers replaced byeharetail, codeelated cost premiums
combined with soft demand resulting in upper floors being vacant; limited financial ability of
small, individual building owners to renovate and conupger floors.

Similar to the 2004 DDD plan, the UNOP made an effort to articulate a strategy addressing the
array of factors affecting the street. 1t ar gl
mi ssi ond and an undeeertsdtsa nidriincgh ohfi shtoow itch eh estirt
design strategy that supports that mission. o
planning district, it also has some sdiBtrict specific recommendations relative to the Canal Street

coriidor and the medical district adjacent to Canal Street. These recommendations echo some of
those in the 2004 DDD plan. They include an urge that the downtown residential population be
increased; that there be a large, destination retailer; that theggbeoamot i on of fAcul t u
in order to improve the character of the street, including cultural exhibits in vacant storefronts; that

the Canal Street theater node be restored; and that there be a coordinated parking program to
encourage the reuse ofpgy floors, which could be done by creating a validated parking program

to attract shoppers to Canat&dtand shared parking with nearby office buildings for residents of

upper floors. To create the accomplish these objectives, the plan urged theheseitliof a
management entity working to a greater extent on retail recruitment, marketing, events; the
development of a highyuality, indepth market study; and the use tax increment financing or other
incentives to encourage reuse of upper floors.

The UNOP plan made a number of recommendations relative to the development of a medical
district along Canal Street between Rampart Street and Claiborne Avenue. This medical district
would create jobs and activate Canal Street. Its development would requiceipedstment in
streetscape improvements to create an urban, walkable development character, a well as the
installation of fiber optic services and expanded public transit. It would require organizational
support to facilitate a consolidated Universibhda/eterans Administration hospital, coordination
between medical institutions, and to increase access to venture capital.

Plan for the 2% Century: New Orleans 2030 (2010), City of New Orleans

Just as the UNOP plan was developed in the aftermath oichiue Katrina as part of the peost
disasterecoverye f f or t s, so too was the c¥QeypuysNemast er
Orleans 2030. Hurricane Katrina produced a number of governmental reforms in New Orelans,
including, in 2008, an amendmeatthe City Charter to require a master plan to guide the physical
development of the city. This master plan was adopted in 2010 and has been amended twice since

t hen. It has the Aforce of | awd as i tilraenldat es
use actions, 0 such as zoning amendment s, dev
capital i mprovement pl ans must be consistent

Through this force of law, the master plan is intended to creatkcpability in land use decisioen
making.
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The master plandés future | and use el ement enc
about the allowable use and development character for all properties. The majority of Canal Street
betweentheriveand CIl ai borne Avenue (with the excepti
riverfront) i s -Ulees iDgonvantteodwna so fwMiiixcehd seeks t o ¢
commercial, entertainment, and institutional uses, and which intends for thefsdalelopment

to vary based on its context, thvinew development in historareas compatible in height and
massing with I ts historic surr dwsredi Dhgwnt owme
designation, Harrahos Casinas ainbowrteown vEexgao
reflecting their roles as tourist destinations. These designations allow forintegkity
entertainment facilities, consistent with their orientation toward intense, vistosed use. The

master plan is the basis forthe 6ty zoni ng ordinance, which was
after the adoption of the master plan. The new zoning ordinance was adopted and went into effect

in 2015.

Refined Height Plan (2017), Downtown Development District

The master plan is the foundatio f or t he Ci tyds zoning ordinanc
document that influenced the zoning ordinance. When the efforts to develop a master plan and
implement it through a new zoning ordinance were resumed following Hurricane Katrina, the
effortsincluded the recalibrating of height limits throughout the CBD. The DDD developed the
Lafayette Square/Upper CBD Height Stuafy2007, which was amended in 2009 to ensure that
recommendations were made on a blbgkblock basis for consideration by the City Planning
Commission as the new Comprehensive Zoning Ordinance was drafted. This height study did not
address the Canal S#tecorridor, instead focusing on Lafayette Square and the surrounding
portions of the CBD between Poydras Street and the Pontchartrain Expressway.

Figure 33: Potential building envelopes in study area of updated height study
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In 2017, this height study was revisited and expanded, with Canal Street included in the expanded
study area. This study addressed the area from the centerline of Canal Street to the Pontchartrain
Expressway and from the Convention Centerto LoyolaAvetu@ T st udy ds i ntent w.
the original study area, along with the expanded area not included in previous versions, into a
larger, cohesive district, and refining the height regulations for this larger study area. The study
noted that mostoftheD20 9 v er si onds policy and design recgc
the new Comprehensive Zoning Ordinance, adopted in 2015. However, refining was necessary;
there was not an acreise-board need for increased height throughout the area but there were
specific areas were additional height might be appropriate.

The Canal Street corridor is one such area where changes were proposed. The studgméedm

that areas limited to 5fdot in height be increased to a-fit/5-story limit. The areas now subjec

to a 70foot limit and those subject to &2@-foot limit be increased to a 1&bot/10-story limit.

These changes would result in all of Canal Street between North/South Peters and South
SaratogdZrozat being subject to the XR&ot/10-story limit. The dher areas (to the riveside of

Peters and to the lalgidde of South Saratoga/Crogatould remain controlled by only by the
applicable FAR limit, rather than a specific height cap.

New Orleans Mobility and Parking Study (2009), Downtown DevelopmeinicDis

While the plans included above touched on Canal Street either as part of a planning effort for a
substantial geographic afe®e it citywide (the 200Unified New Orleans Plaand 2010Plan

for the 2% Century: New Orleans 2030focused on the Central Business District (the 2017
Refined Height Play or a corridoiwide initiative (the 200£€anal Street Vision and Development
Strategyo other planning efforts have been toppecific and addressed Canal Street in the
context of hat topic. One such study is tNew Orleans Mobility and Parking Studyublished

by the Downtown Development District in January, 2009

These recommendations made in earlier planning efforts, such as thef2@04%6treet Vision and
Development Strategyere echoed in thlew Orleans Mobility and Parking Study The st udy ¢
broad themes include enhancing the pedestrian environment through improved signalization,
crosswalks, sidewalks, curbing, and wayfinding signage. Among other locations in the langer stud

area, the document identifies plds#sed improvement locations on Canal Street at
Tchoupitoulas/ North and South Peters and Canal
North Rampart Street/ Sout h Rammg@mmendatiomabaut . Al
the use of a parking authority to expand the inventory and distribution of parking facilities, this

study recommended the creation of a public or gpablic organization to manage publicly

owned parking facilities, possibly includimgetered orstreet spaces. The parking management

entity could provide a public valet service or use a circulator transit service to connect remote
parking locations with destination areas of downtown, encouraging drivers to park once at a single
locationand walk throughout downtown rather than driving from destination to destination.
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Pedestrian Safety Action Plan (2014), City of New Orleans

Another topical study that touched on Canal Street heSity of New Orlean®edestrian Safety
Action Plan released in July, 2014. While other Canal Street plans discussed streetscape
improvements for their role in placemaking, urban design, and economic development, this plan
addressed streetscape improvements with a specific focus on safety consideratiorpoithe r
addressed locations across the city where pedestvieneskilled or severely injured. identified
threeproblem locations on Canal Sttesd made specific, technical recommendations for them.
These locations wer@anal Street at @irbon Street/Gandelet Street, the block of Canal Street
between Royal Street/Saint Charles Avenue and Camp Street/Chartres Str€analrstreet at
Peters Street.

Addressing the problematic intersection ©anal Streetand Bourbon/Carondelet, the study
recommendedlosing Bourbon St. to vehicles, designating turning lanes on Caroi@tedet
having highvisibility crosswalks, using truncated domes to distinguish between pedestrian and
streetca areas in the neutral ground. The pklso recommendethstalling plartiers or other
structures to prevent miolock crossing, having countdown pedestrian signals, and eliminating
right turns at red lights.

For the segment of Canal between RdyaEet/SainCharlesAvenueand CamStreetChartres

Street the alignment ofhe crosswalks makes wayfinding difficult, crosswalks are poorly marked,
pedestrian signals do not work properly, pedestrian holding areas in neutral ground create awkward
interactions with streetcars, and-tuwn and yield signs are in posted locatidmet are not visible
enough. The study recommended addressinghtosigh pedestrian islands in the neutral gobu

on the lakeside of Canal Stredb create a conflietree situation between vehiclesturning,
truncated domes on neutral grounds to distisiy between pedestrian/streetcar areas, more visible
crosswalks, delineated turn lanes, countdown pedestrian signals, eliminate right turns on red.
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Figure 34: Conditions of Canal St. at Peters St. in 2014
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At the intersection o€anal and PeteiStreets the signal timing across Canal St. is problematic

and crosswalks direct pedestrians into awkward spaces in the neutral grourtliridalt) the
intersection createsteazardous situation for pedestrians crossing Canal Streeighh&urn lane

from South Peters Street onto Canal Street going toward the river could be removed, eliminating
the small pedestrian island and creating a larger pedestrian space in front of the heavily pedestrian
trafficked Har r ah 6 ststGtaesintersection c@ulchirelude praohibiting turesm e
on red lights, visible crosswalk striping, realigning crosswalks to straighten them, countdown
crosswalks, and expanded pedestrian islands in neutral grounds to provide afceeafiittiation

between vehicles that are-tlirning.

Riverfront Master Plan (2017), New Orleans Building Corporation

The New Or | eans B Rivelfrdnt Magter @lanprpparedably Dama Bresvn &
Associates, Inc. and published in October, 2017, is a plan ttsgtemfic to the Mississippi

Riverfront While it does not directly address Canal Street, it does make redevelopment
recommendations for the riverfront areehich includes the area at the foot of Canal Street,
between Canal Street and the Mississippi RiB&cause of the interconnected nature of the
riverfront and foot of Canal Street, the plané

The planwas developed tguidethefuture development of the public spaces along the Mississippi
Riverfro n t bet ween the Howard Hughes Corporati on:
upriver side and the Governor Nicholls Street wharf to the downriver side. It includes Spanish
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Plaza, the Canal Street ferry terminal, Woldenberg Park, and the Moonwalk andure the
riverfront because a seamless, cohesive public space. The plan intends for the riverfront to be
enhanced as a destination, with a great amount of usable space created. The plan was created in
the context of several redevelopment projects alibveg riverfront, including Spanish Plaza
renovations, the construction of a new Canal Street ferry terminal, the redevelopment of the World
Trade Center as the Four Seasons Hotel and Residences.

The planidentified deficiencies with the existing design thie Mississippi Rivefront and
recommended new designs. In assessing existing conditieoscitided that existing pedestrian
circulation was disjointed, the circuitous existing pathway system causes visuali@oritus
pedestrian, and safety wwaompromnsed because pedestrian spaces haphazardly overlap vehicular
areas. To rectify that, it recommended the use of distinct paving types/color to delineate pedestrian
versus vehicular zones, improving circulation issues, enhances safety, and facilitateimgyfind

Figure 35. Portion of Riverfront Master Plan near foot of Canal Street
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The plan suggested two design options for consideration by the City and stakeholders. The first
option included a continuous pedestrian promenade aldngg r i ver 6 s edge, with
l inking and connecting each part of the river
lighting design onto refurbished Canal St. wharf. It called for the regarding of Woldenberg Park

lawn to maximize amant of usable space. The section option employed the geometric form of an

arc throughout the riverfront, with the shape being used differently in different parts of the
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riverfront. Similar to the first option, this second option employed consistent distigits like
lighting standards and tree plantings, although they were used in different ways.

Canal Street Retail Market Analysis (2013), Downtown Development District

Other work done in the period since 2000 hasbeen focused on specific geographic areas, such

as the entirety of Canal Street, the riverfront, or specific intersections. Rather, thephgieto
demonstrate the financial viability of specific types of development projedts the idea that

these demonstrations could spur development at multiple locafldvesCanal Street Retail

Market Analysisreleased by the DDD in December, 2013, evaluated the potential for a 250,000
square foot retail development along six block long portion of CanaetStretween EIk
Place/Basin Street and Claiborne Avenue. The study envisioned a large scale retail development,
anchored by a national general merchandise tenant such as Target, with the retaining tenant mix
including local and national retailers.

The stug described a number of factors setting the stage for a large retail development in Canal
Street. The first is market demand. The study noted that in New Orleans, $1.9 billion is spent by
residents on retail goods outside of the city, and a developmegt @nal Street could capture
some of this retail spending. The second is that a downtown location would be consistent with both
national and local development trends. Locating the development on Canal Street in the Central
Business District, rather than & more outlying part of the city, would follow nationwide trends
toward urban living and the returning of investment to downtowns. It would build upon recent
local examples of downtown reinvestment, such as the reintroduction of streetcars on Cdnal Stree
in 2004 and Loyola Avenue in 2013, as well as the increased hotel presence along Canal Street in
recent years. Finally, it noted that a Canal Street location would be well served by the
transportation network, as the street is located near Interstatédoh@, streetcar and bus lines,
street conditions support pedestrian activity and there are currently high pedestrian counts, and
there is increased residential development in the Central Business District, citing the
redevelopment of the Iberville publhousing site, the residential conversion of the former Texaco
building, and the development of the South Market District.

The studyds methodology included examining r ¢
(consumer expenditures) within four marketas. The four market areas were within a one mile
of the project site, within three miles of the site, within a 30 minute drive of the site, and within a

60 min drive of the site. These four market ar
centerp Ar egi onal creend ieon &l amantisru@)lerwer e i ntende
nature of the site and the potenti al for a mi

The study concluded that there was strong demand faticagd largescale retail of this type
along Canal Street. The retail would be focused on meeting the needs of-thdeoaerd three

mile market areas, while also presenting additional retail options to residents living more distantly,
as well as tourist and that the retail development should offer national and local brands that are
missing from the current retail mix and are appealing to a wide range of customers.
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Upper Floor Development: 88810-814 Canal Street (2014), Downtown Development District

Just as the DDD worked in th@anal Street Retail Market Analysis document the market

potential for a largescale retail development, it has also worked to outline the feasibility of
reoccupying the upper floors of historic Canal Street building€14 2he DDD presented a case

study of 800, 810, and 814 Canal Street, as an example of how upper floor renovations could be
financed, designed, and c¢ ons tAcresoot DBadhondsiudlye wor k
from 1996, and noted that changing madanditions favoring downtown residential development

made the study worth revisiting. The presentation contained architectural plans showing how the
three buildings could be combined, as well as a pro forma to demonstrate the profitability of such

a venure. Through this work, the DDD sought to show that times have changed along Canal
Street.
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D. Current Conditions

Land Use Survey

City Planningstaff conducted field surveys from June 27, 2018 thrdugle 29, 2018 to inventory

first floor landuse, building characteristics, curb use, and to take general observations from the
study areaThe gaff also obtained recordsifall significant building permits and violations issued

in the past five years to provide an idea of the current activity and issues in the study area. This
section will provide a summary of this information.

The staff counted a total of 122 uses, uilthg vacant spaces, along Canal Street between the
Mississippi River and Claiborne Avenue. Retailsusspresent the largest group of use in this
stretch of Canal Street with 35 percent of the total. The next highest use category is vacant, or no
use ocupying the structure, with 15 percent of having no tenant or structure. The third largest
group of land uses is restaurants, with 14 percent of uses in the study area. Most restaurants are
split between Standard Restaurants (47%) and Fast Food Restddign). Useslesignated as

A Ot her o0 includeTsedslch asTasino, Social Club, Cigar Bar, and Motor Vehicle Rental
Establishment. These use are not common in the study area ageharallyfound only once

between the River and Claiborne.

Figure 36. Land Uses in Study Area by Number
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Hi storically, Canal Street has served as the
largedepartment stosshad large stores on the streeid smaller retail frontagevere typically
occupied. I't is hard to determine exactly whe

as the retail center of the city, but most people assume that the numbers are lower than they were
in the mid20" Century. Currently 35 percent of uses in the study area are retail goods
establishments. When only accounting for the historic portion of Canal Street between the 400
and 1000 block, this numbirsignificantly highe(52%). Retail establishments in the study area

vary, butthe largest categor{33%)is clothing stores. The neldrgest categoris convenience

items and souvenirs catering to the higllumeof tourist traffic along Canal Street.
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Table 1 : Retail Uses in the Canal Street Study Area

Retail Use Number of Uses Percentage of Total
Pharmacy 3 7%
Jewelry Store 4 9%
Convenience/Souvenirs 11 26%
Clothing 14 33%
Beauty 3 7%
Other 8 19%
TOTAL 43 100%

The resultof the land use survegrenot surprising, as retail has always been what Canal Street
has been known for, but perhaps that majority share is less than it was in previously dEcades.
number of vacancies in the study are@oncerning Many of the vacancies found in the study
areaare undeveloped sites thaltould be prime sites for development opportunitesticularly

the large lad on upper Canal Street. One previously vacant site, Canal Crossing, is how being
developed into a muHfiamily housing building. Other vacancie avithin existing buildings

and pose different problems than undeveloped sites. Some of these existing biaitaingsues

with building codes, small floor plates, anthny have suggested that the perception of Canal
Street might hurt the attraction iadtailers. This study will provide a moredepth discussion on

retail on Canal Street iBection G

Building Permits

City Planning staff also obtained information regarding building permits that were issued in the
study area between 2010 and August®0The staffocusedon permits for significant work, or
amounts greater than $25,0@dd includegbermits for Change of Use, Interior Demolition, Non
Structural and Structural Renovations, and New Construction.

Table 2 : Significant Building Permits Issued in the Canal Street Study Area

Permit Type Number of Permits | Percent of Total
Change of Use 17 8%
Interior Demolition 10 5%
Renovation Non Structural 158 73%
Renovation Structural 26 12%
New Construction 5 2%
TOTAL 216 100%

There have beeamtotal of 216 such permits issued since 2(R&novations constituted 85 percent
of the building permit activityan expected result in an area tiaistly developed. The 216 permits
represents a significant amount of activity in this areais Ehespecially true sinc80 unique
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addresses were isgbpermits for significant work during this timel o put this into perspective,

the above land use sy counted 122 ground floor land uses. Assuming this more or less
represents the total number of addresses in the study area (excluding apartrsite andhbers),

65 percent of the addresses in the study area performed significant work on thetyproper
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Notable Recent Projects

The Governorods Hous e JungHotel

The longvacant former Canal Street Hotel is
in the process of being renovated and put
back into use as a hotel. Thest®ry hotel
will have 224 rooms, parking garagand
new rooftop addition.

Canal Crossing

The Jung Hotel recently reopened after not
being in operation since Hurricane Katrina.
First opening in 1907, the Jung Hotel at one
point in time was the largesbnvention hotel

in the South. The hotel opened with a mix of
guest rooms, residential units, and
commercial space.

Hostelling International

Located at 1535 Canal Street, Canal Crossing
is a #story, 329 unit apartment building with
associated amenities such as a fithess center
and lounge for its residents. The apartments
and amenities wrap around aimterior
courtyard and 510 space parking garage
fronting on Iberville Street

One of the several historic uppiéwor
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