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CHAPTER |
INTRODUCTION

PROJECT OVERVIEW AND PURPOSE

West End is an area of New Orleans along Lake Pontchartrain that has a long and storied
history as a destination site for entertainment, recreation, and restaurants. However, by the
early part of the 21* century, this once-bustling area had become a shadow of its former self.
In 2005, the Regional Planning Commission (RPC) became fully engaged in the planning
and redevelopment of West End due, in part, because of the area’s unique geography ( the
Jefferson/Orleans Parish boundary divides the site) and because West end provided the
opportunity to apply Smart Growth principles to a discrete geography that has regional
significance. In 2005, the RPC applied for (and was awarded) a “Smart Growth” grant from
the U.S. Environmental Protection Agency (EPA) to address land use and redevelopment
options in West End.

The West End redevelopment process includes three (3) phases. The first phase of the
project included the development of a conceptual land use and site plan analysis. The second
phase will include a feasibility study and the third phase will result in the development of a
Smart Growth tool Kit.

The purpose of this report is to provide a land use and site redevelopment plan for the area.
The plan has been developed over the last several months, and is the result of project area
research, data received from coordination with local, state, and federal agencies and officials;
and most importantly, input and feedback from the general public received at a two-day
community charrette.

DESCRIPTION OF THE STUDY AREA
PRIMARY STUDY AREA

The primary study area was determined prior to the awarding of the EPA Smart Growth
grant, and focuses primarily on “restaurant row” and the area immediately south of it,
including the Coconut Beach volleyball complex. The primary study area roughly borders
Lake Pontchartrain to the north, West Roadway to the east, the flood protection levee to the
south, and the 17th Street Canal and Lake Pontchartrain to the west. The primary study area
is bisected by the Orleans / Jefferson Parish line. Figure 1-1 provides a photographic visual
display of the Primary Study Area.
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OVERALL STUDY AREA

Although the focus of the Smart Growth grant and the redevelopment plan was clearly the
Primary Study Area, it was evident early in the process that there was an interrelationship
between the primary study area and the land and waters surrounding it. Adjacent and nearby
land uses, such as West End Park, residential complexes, the marinas and harbors, and even
the 17" Street Canal and Bucktown would certainly have some impact and bearing on any
redevelopment plan centering on the primary study area. As a result, a larger overall study
area was also considered in planning West End’s redevelopment, and while the focus of the
redevelopment proposal remained the primary study area, suggestions for adjacent areas were
considered and are present in the redevelopment plans presented later in this document.

The overall study area essentially comprises all of greater West End and the northeastern-
most portions of Bucktown. The southern boundary is Old Hammond Highway, the eastern
boundary is Lakeshore Drive just east of the New Basin Canal, the western boundary is the
western edge of the Bucktown Marina Site, and the northern boundary is Lake Pontchartrain.

Figure 1-1 also provides a visual display of the overall Project Study Area.

REPORT ORGANIZATION

The report is organized as follows:
CHAPTER I - INTRODUCTION

CHAPTER Il - A BRIEF HISTORY OF WEST END

In this chapter, a summary history of the West End area is described, from its initial
beginnings as a recreation center in the 19" century, through the building of West End Park,
the development of surrounding maritime uses and facilities, and the rise of restaurant row
along the Lake. This chapter will further address major changes impacting the
redevelopment of West End over the last thirty years. The chapter concludes with a
discussion of the area’s conditions pre-Katrina and the debilitating effects of that hurricane
on the area.

CHAPTER Il - PROJECT AREA RESEARCH

Chapter 111 provides a description of key data regarding the project area, including zoning
and land use analyses, description and maps of land ownership, results of an agency briefing,
a description of ongoing and future levee and drainage projects obtained during a meeting
with representatives from the US Army Corps of Engineers, elevation research, and data and
information given by charrette participants.
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CHAPTER IV - COMMUNITY CHARRETTE

This chapter describes the process and outcomes of the primary public participation portion
of the project, a community charrette held over two days in early March 2006. The
charrette’s early planning is first described, followed by a description of the public outreach
methods used to announce the charrette and encourage attendance. The format and agenda of
the charrette follows. An in depth discussion of both days’ sessions is then presented,
focusing on the aspects of the second day’s design session, which included a strengths,
weaknesses, opportunities, & threats analysis. The charrette outcomes and findings -- three
separate conceptual site plans and designs -- are then presented and described.

CHAPTER V - PROPOSED REDEVELOPMENT LAND USE AND SITE PLAN

Using the three conceptual site plans developed during the community charrette, an
amalgamated or collaborative proposed redevelopment land use and site plan was developed
and is presented in this chapter. Key program elements and aspects of the proposed plan are
detailed, as is the manner in which the plan incorporates Smart Growth design principles.



CHAPTER II
A BRIEF HISTORY OF WEST END

In this chapter, a summary history of the West End area is described, from its initial
beginnings as a recreation center in the 19th century, through the building of West End
Park, the development of surrounding maritime uses and facilities, and the rise of
restaurant row along the Lake, to major changes affecting West End over the last thirty
years. The chapter concludes with a discussion of the area’s conditions pre-Katrina and
the debilitating effects of that Hurricane on the area.

19TH CENTURY

The history of West End truly begins in 1835 with the completion of the New Basin
Canal. The canal was dug by hand, between 1831 and 1835, through the swamps that lay
north of the city. The completed canal was sixty feet wide and six feet deep and almost
seven miles long, and served as a key access point for the city, with vessels bringing
lumber, watermelons, charcoal, sand, and bricks from across Lake Pontchartrain into the
heart of New Orleans.

At the canal’s entry to Lake Pontchartrain, a small port for craft traveling the lake and
New Basin Canal was created. This port area was originally called New Lake End to
distinguish it from Old Lake End, an area several miles to the east at what is now the end
of Elysian Fields Avenue, and which became more commonly known as Milneburg. The
spoil dirt from the New Basin Canal had been placed alongside the canal banks, enabling
a “shell road” to be constructed along its banks for land access to the lake from the city.
Individuals involved in the coastal trade and those who belonged to yachting and rowing
clubs began using this road to visit and recreate at New Lake End.

Eventually, some permanent residents began to move to New Lake End. The earliest
structures built in this area were simple wooden buildings raised on stilts. The people
who lived along the canal and out on the lake were often squatters, and made their living
from fishing, crabbing, hunting and trapping. Others in the area began to serve visitors
from the city, offering the rental of boats, the sale of tackle and bait, and the
entertainment of vacationers, as restaurants, hotels and dance pavilions began to be
established in the area. One of the first of these was an establishment called The Lake
House, a hotel and restaurant founded in 1838 and which operated until 1870, when it
burned to the ground. Another famous restaurant that was founded several years later
(1859) was Bruning’s, which had existed under the management of the same family (but
operated out of various locations around West End) until its last location was leveled by
Hurricane Katrina.
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The recreational tradition of West End continued with the 1849 founding of the Southern
Yacht Club at West End. The second oldest yacht club in the United States, the Southern
Yacht Club constructed their first clubhouse facility at the western side of the New Basin
Canal terminus in 1879. Built atop wood pilings in the waters of Lake Pontchartrain, the
club housed an office, clubrooms, dormitories and a cafe’; however, deterioration proved
so severe by the end of World War I, the building was demolished, and subsequently
replaced with a much more modern structure. That structure unfortunately, was
destroyed by fire in the aftermath of Hurricane Katrina.

Commercial development also continued in the area as it became a busy transportation
hub. In the early 1850s, a commercial wharf and resort called Lakeport was constructed
in the area. Steamboats that crossed the Lake would dock at the entrance to the New
Basin Canal, while some steamboats would stop a short distance east, where a new
Jefferson and Lake Pontchartrain Railroad had its terminus. The railroad, which ran
alongside of the Upperline (later 17" Street) canal forming the Orleans-Jefferson Parish
boundary, was in business from 1853 through 1864. Later, the Mexican Gulf Ship Canal
Company had begun construction of a harbor with railroad facilities when the city
acquired the company’s partially built embankment between the New Basin Canal and
the 17th Street Canal. Beginning about 1871 and fully developed by 1880, the 100 foot
wide bank was raised to a height of eight feet. Subsequently, the New Orleans City and
Lake Railroad routed trains to the embankment, which was developed to house the West
End Resort. It was around that time that the area as a whole began to be known by that
name, rather than “New Lake End”.

Figure 11-1
West End,
Circa 1895

(source: New
Orleans
History —
Lake
Pontchartrain
website:

http://www.st
philipneri.org
[teacher/pont
chartrain/)
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The resort featured a hotel, restaurants, a bowling alley, dance hall, picnic ground,
pleasure garden, bathing facilities, bandstand, pavilions and various forms of
entertainment. Many were built on a large wooden platform that was constructed over
the water. Sailing and rowing regattas added to the popularity of West End. It was very
popular for not only New Orleanians, but also visitors, being described in Mark Twain’s
Life on the Mississippi in a chapter titled "'The Metropolis of the South':

“And by-and-bye we reached the West End, a collection of hotels of the usual
light summer-resort pattern, with broad verandas all around, and the waves
of the wide and blue Lake Pontchartrain lapping the thresholds. We had
dinner on a ground-veranda over the water--the chief dish the renowned fish
called the pompano, delicious as the less criminal forms of sin. Thousands of
people come by rail and carriage to West End and to Spanish Fort every
evening, and dine, listen to the bands, take strolls in the open air under the
electric lights, go sailing on the lake, and entertain themselves in various and
sundry other ways.”

EARLY TWENTIETH CENTURY

Over time, West End became more popular, with the resort adding new features,
including amusement rides and an opera house. In the early part of the twentieth century,
even more changes were in store. Historically, the lakefront was a resort area where
brass bands played at amusement parks, dance pavilions, saloons, and picnics. In those
times, the musicians were experimenting and evolving a new form of music-- jazz. Early
jazz musicians of all races and economic classes performed in groups at the lakefront. At
clubs such as the West End Roof Garden and Mannessier's Pavilion, musical ideas and
techniques were shared and mixed. West End’s influence and place in developing jazz is
perhaps best illustrated by the famous jazz song, “West End Blues”. Although written by
Joe “King” Oliver, it was popularized by Oliver’s protégé who recorded it in 1928--
Louis Armstrong.

Jazz was also being developed just over the Jefferson Parish line in the area known as
Bucktown. While West End was a more genteel cultured recreation spot, Bucktown was
more of a rowdy, wide-open place where barroom brawls were common. During the
days of Prohibition, Bucktown was known for its speakeasies, houses of prostitution, and
gaming dens. These lively places needed music and musicians, and many of those who
played at West End would often come and play for more raucous crowds a short distance
west in Bucktown. The area even influenced at least two jazz tunes: 'Bucktown Bounce'
by Johnny Wiggs and 'Bucktown Blues' by Jelly Roll Morton.

Physical change was common to the West End area in the early part of the twentieth
century. Many establishments succumbed to fire, while others were victims of the
vagaries of business. In 1921, perhaps the biggest physical change was completed as the
city constructed a seawall 500 feet further out in the lake from the old embankment, and
filled the area in between with dirt, creating a new thirty-acre West End Park
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Figure 11-2 Newly-created West End Park viewed from Southern Yacht Club site
(source: New Orleans History — Lake Pontchartrain website:
http://www.stphilipneri.org/teacher/pontchartrain/)

The creation of the park seemed to put a slight lull in the high times at old West End.
The area remained a transportation hub, as cars, carriages and trains came out to the area
and West End remained a popular site for excursion boats that carried New Orleanians
across Lake Pontchartrain to the north shore. The area also became more geared towards
dining, with restaurants and nightclubs being located along the fringes of West End Park.

MID 20TH CENTURY

The area along the lakefront in the vicinity of West End continued to see many physical
changes during the middle part of the twentieth century. New land was reclaimed east of
the New Basin Canal, and the canal itself was filled in during the 1950s to make room for
the Pontchartrain Expressway and Pontchartrain Boulevard. Only a small section of the
canal located north of Robert E. Lee Blvd. (and east of West End) remained. With the
filling in of the canal came further residential development south of West End. Those
areas had remained mostly vacant up until the 1950s because the New Basin Canal
isolated it from the rest of Lakeview. The lack of sewerage and drainage in the area was
also a deterrent to development. Sewerage and drainage were introduced to the area soon
after the New Basin Canal’s demise, and residential construction proceeded apace.

Around that same time, a breakwater was constructed north of West End Park, protecting
the piers and slips of the Southern Yacht Club and allowing the development of the
Municipal Yacht Harbor. The area along the western end of West End Park became a
mecca for seafood dining, with such restaurants as Fitzgerald’s, Bruning’s, Fontana’s and
Swanson’s. Nightclubs such as the My-Oh-My Club were also popular at West End
during this time.

Physical change at West End continued with the construction in the early 1960s of the

Orleans Marina and the development of Lake Marina Drive, as well as the construction of
a levee system and floodwalls south of West End following Hurricane Betsy in 1965.
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Figure 11-3

Postcard from
Fitzgerald’s
Restaurant, circa
1960.

(source: New Orleans
History — Lake
Pontchartrain website:
http://www.stphilipneri.or
g/teacher/pontchartrain/)

LATE TWENTIETH CENTURY

By the 1970s, West End was once again a destination hotspot for recreation and
entertainment. Numerous restaurants and nightclubs were present there, including the old
restaurant standbys (Bruning’s, Fitzgerald’s, Swanson’s, Fontana’s, and the venerable
Maggie and Smitty’s seafood stand) and some newer spots (Spinnakers, The Bounty,
Augie’s Del Lago and the Happy Buddha).

But this high point proved to be short-lived. The overwhelming majority of the
restaurants in the area were located in Jefferson Parish, while restaurant patrons accessed
the restaurants via (and usually parked in) Orleans Parish. In 1977, New Orleans officials
converted the West End parking lot into a paid parking lot to reap some of the benefits
from the restaurants. In conjunction with this measure, and to limit access to the paid
parking lot, vehicular access across the Orpheum Avenue Bridge was removed (although
the bridge remained open to pedestrians and bicyclists). According to residents and
business owners, these moves began the downfall of West End. Restaurants and
nightclubs came and went, including such 1980s notables as Sportsman’s Paradise
restaurant and NeoBeach nightclub-- but the area was clearly on a downward spiral.
After some political negotiation between Jefferson Parish and the City of New Orleans,
the pay parking lot was returned to a free lot system in 1989. But apparently, the damage
had been done, and many patrons did not return. As time went on, hurricanes or fires
destroyed some of the more popular restaurants like Augie’s Del Lago, Fitzgerald’s and
Bruning’s. Others went out of business and remained vacant.

Other than restaurant row, other changes were taking place in the West End area during
the late 1980s and 1990s. Mickey Retif playground, a small, neglected and underutilized
ball field owned by the New Orleans Recreation Department, was located just to the
south of the old restaurant section. Under a cooperative endeavor agreement, it was
converted to a beach volleyball complex called Coconut Beach, one that expanded over
time in conjunction with its growing popularity.
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The area along the south side of Lake Marina Drive also saw some major redevelopment.
Lake Marina Tower became the first true residential skyscraper along the lake during that
time period. Several years after it opened, another similar tower, Marseilles, followed it
with announced plans for more such towers in the area to come.

e

Figure 11-4 West End Aerial View, 2005

WEST END, PRE- AND POST-KATRINA

Immediately before Katrina, there were only three operating restaurants in West End:
Jaeger’s Seafood Beer Garden, The Dock, and Bruning’s, which was operating out of a
temporary landside location since the main restaurant had been damaged by Hurricane
Georges in 1998. The Bruning family had hoped to reopen the larger restaurant quickly,
but a fight for insurance money kept the plans tied up in court. In fact, prospective new
businesses wishing to locate in West End were apparently unable to find insurers willing
to cover establishments that lie outside the levee/flood protection system.

The opening of The Dock did bring a lot people back to West End. The sprawling two-
story restaurant, club and bar offered jet ski rentals, a dockside bar for boats, and regular
live music. However, the Dock was not a local establishment-- it was part of a Florida-
based chain. And it had already begun having some local detractors—residents of
Bucktown voiced complaints over the bar’s late night loud music carrying cross the lake
to their homes and condos. Additionally, even with the few restaurants there, parking
was becoming a problem on nights when Coconut Beach, the Dock and Jaegers were all
in full swing.
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Of course, all of that changed after August 29", 2005, when Hurricane Katrina hit the
area. West End was particularly hard hit; the only thing left of the waterside restaurants
was the pilings supporting them, and Bruning’s landside location was demolished by the
storm surge. Coconut Beach and the buildings north of the complex were severely
damaged. On the Jefferson Parish side, all buildings and structures north of the
levee/floodwall, with the exception of the new US Coast Guard Station, were completely
destroyed. The boathouses and vessels attached to the Municipal Yacht Harbor were
badly damaged, while the facilities at the Orleans Marina fared rather well, with little
harm done.

Figure 11-5
West End’s
“restaurant row”,
post-Katrina

Areas south of the hurricane levee fared little better due to the 17" Street Canal levee
breach just south of Old Hammond Highway. Areas such as Mariner’s Cove, Pier 8, and
the residences along W. Robert E. Lee Blvd. and Old Hammond Highway had 8-10 feet
of standing water in them for weeks after the storm, and have yet to be refurbished or
repopulated.
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CHAPTER Il
PROJECT AREA RESEARCH

Chapter Il provides a description of key data regarding the project area, including zoning
and land use analyses, description and maps of land ownership, results of an agency
briefing, a description of ongoing and future levee and drainage projects obtained during
a meeting with representatives from the US Army Corps of Engineers, elevation research,
and data and information given by charrette participants..

WEST END PROPERTY ANALYSIS

In order to best plan for the site’s redevelopment and prepare for the Community
Charrette, a property analysis was completed for the primary study area and the areas
immediately surrounding it. Zoning, land use and land ownership information from the
property analysis is presented below.

ZONING

The Study Area lies in two different parish jurisdictions for zoning, Jefferson Parish and
Orleans Parish. The Jefferson Parish portion includes two different zoning categories:

e The former row of restaurants at West End is zoned C-2, General Commercial
District. C-2 is intended for dense commercial uses providing retail goods and
major services. The maximum height for structures in C-2 is 65 feet. C-2 allows:

o retail uses greater than 25,000 square feet in area,

any use permitted in C-1,

adult establishments,

amusement enterprises,

animal hospitals,

automobile sales and repair,

bars,

offices,

trade service and repair.

OO0OO0OO0O0O0O0O0

e Orpheum Avenue along the 17" Street Canal and areas along Old Hammond
Highway are zoned C-1, Neighborhood Commercial District. C-1 provides for
light retail goods and services serving adjacent residential districts. The
maximum height for structures in C-1 is 45 feet. C-1 allows:

O retail stores with not more than 25,000 square feet in area,
0 banks,
o clinics,
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O dry cleaning and laundries
0 residential uses comprising no more than 50% of the commercial structure.

The Orleans Parish portion of the study includes three different zoning categories:

The area currently consisting of the parking lot for West End restaurants is zoned
“P~, Park and Recreation District. The purpose of this district is to provide a
classification for parks and public recreational areas containing a minimum of ten
(10) acres, and their accessory uses in a district that will be apart from other
classifications and permitted land uses. Uses of land permitted in the *“P”” Parks
and Recreation District include public parks, public parkways, public recreational
areas, public and private beaches, public and private fishing preserves,
commercial fishing and various types of utility services and infrastructure. Public
fishing piers, catwalks, breakwaters and boat launches are also permitted uses
within the area between the Orleans-Jefferson Parish Line and the New Basin
Canal.

The area immediately south of the West End parking lot, formerly home to
maritime-related businesses, a hair salon and the clubhouse for Coconut Beach, is
zoned B-2, Neighborhood Business District. The purpose of this district is to
provide primarily for retail shopping and personal service uses to be developed
either as a unit or in individual parcels, to serve the needs of a relatively small
area, primarily nearby medium-density residential areas. Floor area requirements
have been imposed on the permitted uses to restrict the size of retail services. The
maximum height for structures in B-2 is 55 feet. To enhance the general
character of the district and its compatibility with its residential surroundings,
signs are limited in number, area and types.

The following uses of land are permitted uses within the B-2 Neighborhood
Business District:

0 Any use permitted in the B-1 Neighborhood Business District or the RM-2
Multiple-Family Residential District,

0 Bakeries occupying not more than 5,000 square feet of floor area,

o Custom dressmaking, millinery, tailoring, or similar retail trades occupying
not more than 5,000 square feet of floor area,

o Dancing or music academies or similar non-industrial training schools,

0 Dry cleaning shops occupying not more than 5,000 square feet of floor area
and using no cleaning fluid whose base is petroleum or one (1) of its
derivatives,

o0 General retail, service, and repair establishments similar in character to
those enumerated in this section, but occupying not more than 25,000
square feet of floor area, except automobile/vehicular parts sales/non-
service and pawnshops,

0 Health or athletic club or studio,
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Hospital or clinic for small animals, dogs, cats, birds, and the like provided
that such hospital or clinic and any treatment rooms, cages, pens, or
kennels, be maintained within a completely enclosed soundproof building,
and that such hospital or clinic be operated in such a way as to produce no
objectionable noise or odors outside its walls,

Laundries occupying not more than 5,000 square feet of floor area,
Lawnmower, yard and garden equipment, rental, sales, and services,
Lumber and building materials store, retail only and provided entire
operation is conducted in a completely enclosed building and where such
use abuts a residential district all buildings will set back a minimum of
twenty (20) feet from the property line abutting said residential district,
Plumbing shops occupying not more than 5,000 square feet of floor area,
Printing shops occupying not more than 5,000 square feet of floor area,
Meeting hall,

Radio and television stations or recording studios, but not towers more than
125 feet in height above grade and providing such towers are set back a
minimum of fifty (50) feet from all lot lines,

Rental of single axle luggage trailers with total trailers in storage limited to
ten (10), but not including truck trailer bodies,

Standard and cafeteria restaurants,

Fast food and drive-in restaurants on sites greater than two and one-half
(2.5) acres in size, uninterrupted by and exclusive of public rights-of-way,
Shoe repairing shops occupying not more than 5,000 square feet of floor
area,

Shops for the repair of electrical and radio equipment occupying not more
than 5,000 square feet of floor area,

Studios for artists, photographers, teachers, sculptors, or musicians,
Tinsmithing shops occupying not more than 5,000 square feet of floor area,
Funeral homes and mortuaries,

Cablecasting studios and distribution or switching centers, but not towers
more than 125 feet in height above grade and providing such towers are set
back a minimum of fifty (50) feet from all lot lines,

Child care facilities,

Adult day care centers,

Car wash or automobile laundry,

Bed and breakfast family homes, bed and breakfast guest homes, bed and
breakfast historic homes, and bed and breakfast inns,

Light manufacturing of foods in existing buildings consisting of a
maximum of 25,000 square feet of total floor area.

The area which was home to the sand volleyball courts of Coconut Beach and
located south of the B-2 district is zoned RM-2, Multiple Family Residential
District. The RM-2 Multiple-Family Residential District is intended to maintain a
residential environment while permitting a variety of dwelling types. Population
density is maintained in the high-medium range, while buildings are permitted to
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rise to seventy-five (75) feet. Larger buildings are permitted to contain certain
necessary commercial uses for the convenience of tenants.

The following uses of land are authorized as permitted uses in the RM-2 Multiple-
Family Residential District except that timeshare buildings and transient vacation
rentals are prohibited:

0 Any permitted use authorized in the RS-1 Single-Family Residential
District,
Two-family dwellings,
Town houses,
Multiple-family dwellings,
Homes for the aged, nursing homes, convalescent homes, and orphan
homes,
Convents and monasteries,
o0 Child care facilities,
o Small group homes.

O o0oo0oo

@]

e Although not within the primary study area, the area comprising the Municipal
Yacht Harbor and Orleans Marina is part of the overall study area. This area is
zoned LI - Light Industrial District. The purpose of this district is to provide for a
wide variety of light manufacturing, fabricating, processing, wholesale
distributing and warehousing uses appropriately located near or adjacent to major
thoroughfares or railroads for access. Commercial uses and open storage of
materials are permitted; however, new residential development is excluded except
for certain specified uses deemed appropriate adjunct to industrial operations.

e Although not within the primary study area, the residential areas south of Coconut
Beach and the Orleans Marina are part of the overall study area. This area is
zoned RM-4 Multiple Family Residential District. The purpose of this district is
to provide for a variety of dwelling types, including apartment hotels, the larger of
these being accompanied by accessory commercial uses, including restaurants and
shops. High population density is permitted. The height of buildings is not
limited. Signs are limited and access to commercial facilities is limited to
maintain a predominantly residential character in the district. This district is
appropriate for application in central city areas and to accommodate institutions
for higher learning.

A zoning map prepared by LUTAC which illustrates these districts is presented on Figure
1i-1.
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Figure IlI-1

West End Study Area Zoning

JEFFERSON PARISH ORLEANS PARISH
C-1  :Neighborhood Commercial District | B2 :Neighborhood Business District
C-2 : General Commercial District LI : Light Industnial District
P : Park and Recreation District
e RM-2 : Multiple Family Residential District
; RM-4 : Multiple Family Residential District

Lake Pontchartrain

)
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Source: LUTAC, University of New Orleans College of Urban and Public Affairs
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Zoning Challenges

There seems to be only two impediments in the existing zoning regulations for the
proposed redevelopment:

e Several of the zoning areas have height restrictions that may not be compatible
with the proposed plans. These include those areas in Orleans Parish zoned B-2 (
55 ft. height restriction) and RM-2 (75 ft. Height restriction), and those areas in
the Jefferson Parish portion of the site zoned C-2, which currently has a 65 ft.
height limit.

e A large portion of the proposed mixed-use development in Orleans Parish
(particularly that area where the West End parking lot is located) is an area that is
zoned "P" for parkland.

These appear to be minor issues that could be addressed with a variance (in case any
conflicts) and/or a rezoning of the parkland —zoned area (it should be noted that
Jefferson Parish’s C-2 zoning definition is under review, and if proposed changes are
enacted, would be changed to allow unlimited height if certain conditions are met).

There are also several other options to address the zoning challenges for the site:

e Form-Based Code
e Design Guidelines
e Smart Growth Overlay

LAND USE

The Overall Study Area contains a mix of land uses, including residential,
commercial/industrial, recreation, and public sector. These are described in depth below.

Residential

One of the most prominent land uses is residential. South of Lake Marina Drive,
essentially all the land use is residential of varying types. Multifamily housing is
predominant along that roadway, encompassing everything from the low-rise townhouse
development of Mariners Cove to multi-story Pier 8 condominiums, to the high-rise
condominiums Lake Marina and Marseille towers. It should be noted that additional
condominium towers are now being planned and marketed.

In the areas behind the multifamily developments, facing along W. Robert E. Lee Blvd.

and Old Hammond Highway, smaller density prevails—mostly duplexes and single
family homes.
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Many residential units can be found along the water in the study area. There are
numerous boathouse residences along the Municipal Yacht Harbor basin and several
along the northern side of the Orleans Marina basin. Near the eastern end of the study
area, several multifamily condo/apartment units are located along the New Basin Canal,
including Sailboat Harbor, The Peninsula, and Lighthouse Harbor.

Prior to Hurricane Katrina, there were several residences located along the Orpheum
Avenue peninsula in Bucktown; these were destroyed by the hurricane and with the US
Army Corps of Engineers commandeering the entire peninsula for flood protection
purposes, it is highly unlikely these residences will be rebuilt.

Commercial / Industrial

Retail commercial uses in the overall study area were focused mainly in and around
“restaurant row” along the western edge of West End Park. Prior to Hurricane Katrina,
three restaurants were operating in this area (Jaeger’s Seafood Beer Garden, Bruning’s,
and The Dock). Just to the south, there were several commercial sites including Ringletts
(hair salon), Murray Yacht Sales, Sintes Boat Design, and the bar and grill associated
with the Coconut Beach Volleyball complex. These sites were severely damaged due to
the hurricane, with the restaurants being completely destroyed.

Prior to Katrina, there were two restaurants north of Old Hammond Highway in
Bucktown: Sid-Mar’s and Il Tony’s. Sid-Mar’s was destroyed by the hurricane, while 11
Tony’s has re-opened. Other eateries are present along and just south of the New Basin
Canal area. These included Joe’s Crab Shack, Hong Kong Restaurant, Russell’s Marina
Grill, Pontchartrain Point Café, Wolfe’s Restaurant, Voodoo Bar-B-Q, and a Rally’s.
Several of these establishments have since re-opened. A few non-restaurant commercial
businesses were present in this area, including Automotive Marine Alarms and Omni
Technologies. The area south of the New Basin Canal was also home to the Regions
Bank office building, a small office tower with some commercial tenants.

Maritime-related commercial/industrial uses were also present along the waterfront in the
study area, offering equipment, sales, rental and repair for both sail and power boats.
These included Schubert’s Marine, North Sails, Quantum Sails, Sintes Boat Works and
Nick’s Pro Shop. Several of these establishments have re-opened in the wake of
Hurricane Katrina.

Recreation
Being located next to water, the West End area is heavily geared towards recreational
land uses. The Orleans Marina, Municipal Yacht Harbor and Southern Yacht Club fall

under this classification. The public boat launch, fishing pier (destroyed by Katrina) and
“the point” along Breakwater Drive also are areas devoted to water-related recreation.
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Across the 17" Street Canal, Jefferson Parish has long-term plans to develop the area just
north of Old Hammond Highway as the Bucktown Marina and Park.

The study area also features traditional land—based recreation facilities. The center of the
study area-- West End Park-- is a large greenspace with oak trees and passive recreation
features (walking paths, pavilions, pond, etc.). Coconut Beach was a very active beach
volleyball facility located on the site of a former New Orleans Recreation Department
playground. The West End Tennis and Fitness Center, a private facility, was located just
south of Coconut Beach. Neither Coconut Beach nor the Tennis Center have re-opened in
the wake of the hurricane, and with US Army Corps of Engineers using those sites for a
flood protection project, may not be able to do so.

Public Sector

There are several public sector sites in the study area. The new US Coast Guard Station
is @ major facility located in the Bucktown Harbor on Lake Pontchartrain. The old US
Coast Guard Station, located at the mouth of the New Basin Canal, was severely
damaged by Katrina. The Louisiana Department of Transportation & Development’s
District 02 Design, Water Resources & Development Section is located on the corner of
Lakeshore Drive and Lake Marina Drive. Most notably for the future of the study area,
the 17" Street Canal and its banks north of Old Hammond Highway are currently under
US Army Corps of Engineers control. The Corps is installing a floodgate structure across
the mouth of the canal, and in the long-term may install a permanent pumping station and
reconfigure the levees in that vicinity.

LAND OWNERSHIP

While the overall study area is a mix of public and private ownership, essentially all of
the primary study area’s land and water bottoms are held by public entities with some
areas being developed and used under lease.

Essentially all of the Jefferson Parish parcels in the primary study area are owned by the
state and administered by the State Land Office. There are eight (8) parcels involved; all
are leased to private individuals or corporations via commercial water bottom leases,
annually renewable. These are summarized in Table I11-1 on the following page:
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Table I11-1 — State Water Bottom Leases in West End

Parcel: Use: Lessee:
Lot#1 Vacant (former Fitzgerald’s) Allen R. Jaeger c/o Charles
Kronlage, Jr.

Lot #2 Vacant (former Augie’s Del Lago) | JMAX, L.L.C. Eva Hotard, Mgr.
Lot#3 | Vacant (former Augie’s Del Lago) | JMAX, L.L.C. Eva Hotard, Mgr.

Lot # 4 Vacant (formerly The Dock) The Millennium Group I, L.L.C.

Lot#5 | Vacant (formerly metal bldg on Heebe & Wirth Holdings, LLC
wood platform)

Lot #6 Vacant (formerly Bruning’s) Bruning’s Restaurant c/o Sam Urate

Lot#7 Vacant storage facility, former land- | Allen R. Jaeger c/o Charles
based restaurant Kronlage, Jr.

Lot#8 | Vacant (formerly Maggie & Bruning’s Restaurant c/o Sam Urate
Smitty’s)

Source: State Land Office

Figure I11-2, on the following page, presents a map outlining these lots and state water-
bottom lease areas.

The remainder of the primary study area (within Orleans Parish) appears to be publicly—
owned land, owned by the City of New Orleans. The Coconut Beach site is held by the
New Orleans Recreation Department (NORD) but is leased to private operators under a
cooperative endeavor agreement. The businesses north of Coconut Beach are located on
city-owned property held via lease.

The West End Parking Lot was originally a portion of West End Park, and while it is
owned by the City of New Orleans, it is been leased to Jefferson Parish for a nominal fee.

Other areas surrounding the primary study area are also held by public entities. On the
Orleans side, this includes the Municipal Yacht Harbor and its boathouses, which are
under City of New Orleans ownership, and the Orleans Marina, which is owned and
operated by the Orleans Levee Board. On the Jefferson Parish side, this includes the US
Coast Guard facility just north of Old Hammond Highway, and the Bucktown Marina
site, which is held by Jefferson Parish under a state lease, as it was built from reclaimed
state water bottoms.
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Private property interests generally start south of the hurricane protection levee and
floodwall. On the Orleans side, this includes the Mariners’ Cove subdivision, Pier 8
condominiums, and the Marseille and Lake Marina condominium towers. On the
Jefferson Parish side, this includes the restaurants and businesses along Old Hammond
Highway.

Prior to Hurricane Katrina, there were several private residences and businesses along
Orpheum Avenue in Jefferson Parish north of the floodwall. These included Sid-Mar’s
restaurant and the old Bruning house at the end of Orpheum. All were destroyed during
the hurricane. The Corps of Engineers has since commandeered the entire Orpheum
peninsula north of the floodwall for a hurricane floodgate project. The undetermined
nature of ownership of most of the peninsula (which was also land reclaimed from the
Lake) as well as the investment by the Corps in hurricane protection projects at that
location make it unlikely that the peninsula will revert to private ownership.

It should be noted that the Corps is also using a portion of Orleans Parish for its work,
though some use will be more or less permanent while other areas are currently only
being used for construction staging.

Figure 111-3, on the following page, presents an aerial overlay map of property ownership,
focusing on the Primary Study area.

AGENCY BRIEFING

An agency briefing for the West End Redevelopment Plan was conducted on February 6,
2006. The purpose of the briefing was the sharing of information about the project site.
The project team hoped to obtain as much advance information on the site as possible
prior to the community charrette, including ownership and jurisdiction, technical data,
environmental issues, land restrictions and future plans

Fifteen persons from ten government agencies and two private consulting firms attended
the meeting including:

Caitlin L. Cain, Regional Planning Commission

Lynn Dupont, Regional Planning Commission

Stephen D. Villavaso, Regional Planning Commission

Bruce Richards, N-Y Associates, Inc.

Lydia Z. Jemison, N-Y Associates, Inc.

Louis Capo, Orleans Levee District

Allen Jaeger, East Jefferson Levee District (& West End restaurateur)
Marvin Thompson, City of New Orleans Department of Public Works
Bryan Parks, Greg Cantrell, Inc.

Don Lapeyrolerie, Jefferson Parish Planning Department

Anne Rheams, Lake Pontchartrain Basin Foundation
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Figure llI-3 Primary Study Area Land Ownership
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Keith Bleichner, City of New Orleans Department of Parks and Parkways
Ashley Amato, Office of New Orleans Councilman Jay Batt, District A
Yolanda Rodriguez, City of New Orleans Planning Commission
Wynecta Fisher, City of New Orleans Economic Development

The agency officials present at the meeting confirmed most assumptions relating to land
ownership and zoning. A roundtable discussion ensued, which culminated in a sharing of
information and ideas on the ultimate redevelopment of the West End Study area.
Following is a breakdown of the central issues, divided by topic area :

US ARMY CORPS OF ENGINEERS’ WORK AT 17™ STREET CANAL

The redevelopment of the West End Study area will be greatly impacted by the
planned installation of a temporary floodgate structure with an auxiliary pumpin%
station by the US Army Corps of Engineers (Corps) to be positioned in the 17"
Street Canal north of Old Hammond Highway. The facility is intended to prevent
recurrence of the catastrophic flooding following Hurricane Katrina due to a
floodwall breach along the 17" Street Canal. The Corps also has indicated plans
to locate a permanent pumping station within the 17" Street Canal which would
tie into the hurricane protection levee system along Lake Pontchartrain.

The design of the permanent pumping station was of concern. In addition to the
primary function of flood control, it was discussed that the pumping station
should not stand alone and isolated, but be integrated with West End, possible
serving as a bridge to physically connect West End Park and Bucktown (to the
immediate west across the 17th Street Canal). The design of the pumping station
could include educational features, to teach locals and tourists alike about the
purpose and importance of drainage pumping stations and Lake Pontchartrain to
the region. It was thought that this pumping station could fuel the region’s
ecotourism.

It was also suggested that the public input for the West End Redevelopment Plan
could become part of any required NEPA process on the new pumping station.

PARKING

Parking in the study area was a problem prior to the hurricane. The volleyball
courts, restaurants, existing park and other land uses competed for the limited
available parking spaces. It was suggested that any future development should
include sufficient, possibly multi-story, parking to support all land uses in the
area.

The contention caused by the location of the Orleans-Jefferson Parish line in West
End Park was discussed. The restaurants were located in Jefferson Parish and the
parking lot was located in New Orleans. New information was disclosed that the
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City leases the parking lot to Jefferson Parish, which in turn maintains the parking
lot. A representative of the City’s public works department indicated that the City
historically has not received sufficient compensation from the businesses in the
area to properly maintain the infrastructure. It was suggested that tax proceeds
from future development should be split evenly between the City and Jefferson
Parish, or some other equitable method be employed to provide for recurring
maintenance in the study area.

One suggestion was to consider centralized parking and the provision of public
transportation in the redevelopment scheme of the study area to minimize
vehicular use.

ENVIRONMENTAL

Any new development in the area should carefully monitor water quality in Lake
Pontchartrain and minimize the impacts of sewerage from boats by providing for
pump-out and dump facilities. Marinas and the recreational uses in Lake
Pontchartrain should be examined in the study of West End, not just the
economics of redevelopment.

Local businesses in the area such as Schubert’s Marine employ best management
practices in the scraping of marine hulls with proper disposal of hazardous
materials. This results in good water quality in the lake, even post-Katrina.

Another suggestion was to consider a “green” energy efficient, ecologically-
minded, marine building design that would celebrate the immediate proximity to
the lake, a place where regional residents could live, work, play and promote
ecological tourism.

WEST END PARK

Green area in the existing park in the study area is important, but should be better
maintained and utilized, possibly with a user fee. Additionally adult uses should
be expanded, and it was suggested that dog-walking facilities should be available.

A suggestion was made to consider including an amphitheatre or pavilion for
large public gatherings in the design to capitalize on and draw attention to Lake
Pontchartrain.

OTHER ISSUES

The City has experienced a lack of funding for recurring maintenance of streets
and other infrastructure in the study area.
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e The volleyball courts located in the study area were very popular prior to
Hurricane Katrina and could be relocated to the northeast part of the study area. It
was suggested that the City’s real estate division may have some data for the
study effort on this issue. Additionally, a problem was noted with drainage at the
existing site.

e Some business owners in the study area have had insurance for a number of years
that covers damage from the hurricane. It is undetermined at this time if and
under what conditions new development may be insured. Many property owners
are waiting on the determination of new base flood elevations to determine how
the area may be redeveloped. It was noted that the height of new structures may
have to be equal to or higher than structures outside of the hurricane protection
levee that withstood the hurricane, such as Joe’s Crab Shack located in the area on
Lakeshore Drive, or the new Coast Guard Station.

e The existing layout of the study area and its access points are not friendly to
pedestrians or bicyclists. Any new redevelopment areas should emphasize greater
access of this kind.

e |t was announced that the Jefferson Parish Planning Department is working on a
study of the impacts of high-rise development, to be applied parish-wide and
within the neighboring Bucktown area. The study results may have some
application to West End. The study is expected to be completed within the next
month.

e It was requested that the history of the study area be considered the in the
redevelopment scheme, blending the historical land uses such as seafood
restaurants along with mixed-uses such as small specialty shops and
condominiums.

e A suggestion was made to coordinate the West End Redevelopment Plan with the
Bring New Orleans Back Commission efforts. It was noted that the West End
Redevelopment Plan predates the hurricane in August of 2005. The results of the
study are further along and could be coordinated with city recovery efforts.

MEETING WITH US ARMY CORPS OF ENGINEERS

On March 7", 2006, members of the project team met with representatives from the US
Army Corps of Engineers to review ongoing and future plans for drainage and flood
protection improvements at the mouth of the 17" Street Canal. Following are some of the
key points and findings from that meeting:
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Since the canal’s floodwalls failed during Hurricane Katrina, the short-term interim
solution by the Corps is to place a floodgate structure near the mouth of the canal in
order to prevent storm surge from entering the canal.

The Corps has commandeered land around the mouth of the canal to construct this
project, including the entire Orpheum Avenue peninsula in Bucktown.

The Corps has already begun construction as their plan is to have the floodgates in
place in time for the June 1% start of the hurricane season.

Corps officials provided plans and renderings showing where the floodgates would
be located and what they would look like. The flood gates roughly line up with the
West End Tennis Center on the eastern side of the 17" Street Canal.

On the eastern side of the canal, the West End Tennis Center will become part of the
floodgate project, while most of the court area for Coconut Beach is being used for
construction staging.

The Corps officials noted that in addition to the floodgates themselves, auxiliary
pumps are also included in the project, and will pump stormwater from the canal
into the lake when the gates are in the closed position.

The remains of the pedestrian bridge linking the Bucktown peninsula have been
removed in order to barge in equipment for construction (including the floodgates
themselves) which are being fabricated off-site.

In the long-term, the Corps and local leaders are looking at the possibility of
relocating the pump station for the 17" Street Canal. A new pump station would be
built near the mouth of the canal to replace the Sewerage and Water Board of New
Orleans’ Pumping Station 6, which is located near Metairie Road about 2 %2 miles
south of the canal’s mouth. The new pump station would need to be constructed
north of the floodgate structure.

The Corps officials noted that using Drainage Pumping Station 6 as a comparison,
the new pump station will be rather large in size and may result in reconfiguration of
the land area at the mouth of the canal. They added that it will almost certainly
result in a realignment of the levee protection system tying in to the canal pump
station, as they will try to avoid 90° angles in the levees as these have proven to be
weak points under the stress of storm surges.

Most importantly, the Corps representative noted that while there is a strong local
desire and likelihood that the new pump station at the lake may become a reality, it
has not been authorized or funded as of yet, and any design considerations are
somewhat speculative at this point.
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ELEVATION INFORMATION

One of the more interesting aspects of the project area was that much of the overall study
area, and the entire primary study area, lies outside of the hurricane flood protection levee
system. Even prior to Katrina, Hurricane Georges in 1998 showed the damage that could
be done to areas outside of the levee system with its destruction of Fitzgerald’s and
Bruning’s restaurants.  Hurricane Katrina’s near-total destruction of ground-level
buildings and structures outside of the levee protection system (particularly those located
along the lake or in close proximity to the lake) showed the need for any major
development to be elevated, so that investments would be protected from destruction and
storm surge.

The question then was what would be the proper elevation of any major development?
The current levee height in the immediate area is 17 ft. above lake level, which gives a
good indication of likely storm surge height. There are also several examples of elevated
construction present in the immediate area which in the months following Hurricane
Katrina provided an indication on what type of damage could be expected:

e Joe’s Crab Shack, a restaurant on the lake at the mouth of the New Basin Canal,
was elevated approximately 20 ft. above its surrounding grade and while there
was damage to its canal side docks, stairs, and awning, the structure itself and its
contents survived intact.

e Residential complexes such as Lighthouse Harbor and Sailboat Harbor were also
elevated, with parking underneath the residential units. Other than wind and roof
damage, these appeared to weather the storm adequately.

e Perhaps the best example of adequate elevation was the recently constructed US
Coast Guard Station at Bucktown. The structure was built in an elevated fashion
on reinforced concrete piers, with open-air parking underneath. The main floor
elevation of the structure is approximately 25 feet above sea (lake) level, even
higher than the hurricane protection levee. The station weathered the hurricane
with nary a scratch, while the structures nearby along Orpheum Avenue
(including Sid-Mar’s restaurant and the old Bruning House) were all totally
demolished by the storm surge.

With the determination that the main floor of any development should be approximately
25 feet above lake level, the ground elevation of the primary study area was then
ascertained. Using field observations and USGS topographic maps, the ground elevation
was estimated to be at five (5) feet above lake level. This would mean that the base floor
elevation of any development in this area would be approximately 20 feet above grade.
Project team members calculated that two levels of parking (10 feet per level) could
easily fit into this design envelope. This elevated model (with parking underneath)
became one of the major design features that were carried through into the community
charrette process.
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INFORMATION FROM CHARRETTE PARTICIPANTS

In addition to pre-charrette research and meetings, the charrette participants had a wealth
of institutional information about West End to help the project. Some participants, such
as the operators of Coconut Beach and several restaurateurs, contacted us prior to the
charrette and provided advance information, including ownership and lease information
as well as additional contact persons. Other participants showed up at the charrette and
were vital in providing information regarding the project area during the design
process—these included other West End restaurateurs, volleyball players from Coconut
Beach, members of the sailing / boating communities and the yacht clubs, as well as
nearby residents and interested citizens.
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CHAPTER IV
COMMUNITY CHARRETTE

This chapter describes the process and outcomes of the primary public participation
portion of the project, a community charrette held over two days in early March 2006.
The Charrette’s planning, format and agenda are first described, followed by a
description of the public outreach methods used to announce the charrette and encourage
attendance. An in depth discussion of both days’ session are then presented, focusing on
the aspects of the second day’s design session, which included a strengths, weaknesses,
opportunities, threats analysis. The charrette outcomes and findings -- three separate
conceptual site plans and designs—are then presented and described.

CHARRETTE PLANNING

Charette planning began well in advance of the actual charrette due to the interruption
caused by Hurricane Katrina. The charette was originally planned to be held over two days
on September 30" and October 1%, 2005 (a Friday night and Saturday). The Friday night
session was to be held in the West End area at the New Orleans Yacht Club, while the
Saturday charrette session was to be held at the cafetorium of Marie Riviere Elementary
School (in nearby Bucktown). Formats were discussed and approved, invitation lists were
finalized, PowerPoint presentations were being developed, staffing plans were completed,
and all was proceeding towards the actual charrette when Hurricane Katrina made landfall in
the area on August 29". The project was put on hold while the New Orleans metro area
recovered sufficiently to hold such a charrette. The charrette was re-scheduled for March
10th and 11™, but due to the considerable damage to the West End area, both sessions were
scheduled for the Marie Riviere cafetorium.

OUTREACH

Prior to the charrette, a comprehensive outreach program was undertaken. A full database
of area businesses, neighborhood groups, resident associations, elected and agency officials,
and media outlets was compiled. Over 132 entries were included on this database, and an
invitation was sent to each of those persons and/or groups several weeks before the
scheduled charrette. A copy of the database is provided in the appendices.

117 X 177 flyers were also printed up inviting the general public to the charrette. The
content of the flyers was similar to that of the invitation letter. The project team posted
these all around town, with particular focus surrounding the project area (Lakeview and
Bucktown) in businesses that had re-opened in the wake of Katrina, as well as public
establishments (coffee shops, barbershops, restaurants, etc.) around town in areas where
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Lakeview residents displaced by Katrina had temporarily relocated (Mid-City, Uptown, Old
Metairie).

Roughly a week before the charrette, the invitation database was used once again for follow-
up telephone calls, e-mails, and faxes for those on the invitation database that had such
information present.

The charrette also received some advance media coverage-- it was announced in the
“Scuttlebutt” section of Gambit (the local weekly newspaper), on “Inside New Orleans”
talk show on WIST-AM, and members of the project team appeared in an hour-long
interview session on Biz Radio 990 with host Bob Christopher to discuss and publicize the
upcoming charrette.

CHARRETTE STRUCTURE

The established format for the charrette included a two-day planning process held on a
Friday night, March 10™ and Saturday, March 11". Friday night’s session included a
presentation on West End to familiarize attendees with the project, provide background info
on Smart Growth, and outline the procedures for the following day’s session. This session
included a question/comment period.

The agenda for the Friday Night Session was as follows:

Welcome and Introductions

Project Background

Purpose of Project

Primer on Smart Growth (PowerPoint presentation)

West End Redevelopment Plan Overview (PowerPoint presentation)
Format/Agenda for Site Planning Workshop Session for Saturday
Open Period for Comments and Questions

Adjourn

The Saturday Session was an open, public Site Planning Workshop where neighborhood
residents and/or stakeholders openly contributed ideas for the redevelopment of West End.

Following is the agenda for the Saturday session:

8:30 AM t0 9:15 AM - Preparation
e Welcome and Introductions
e Brief Recap of West End Presentation
e Format/Agenda for Site Planning Workshop
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9:15 AM to 2:30 PM — Working Design Session
e Attendees will break into individual groups. These groups will each be assigned a
designer, technical advisor, and scribe or note-taker from the project team. Each
group will be given a basic overview of existing Strengths, Weaknesses,
Opportunities and Threats (SWOT Analysis); in this SWOT analysis, ideas of the
participants, and knowledge of the project team and participants will be applied to a
working design for West End.

Noon: Lunch will be provided to all participants. Please note that this is will be a working
lunch.

2:30 — 4:30 PM - Plan Review and Amalgamation
e At 2:30, each group will briefly present (5-10 minutes each) their vision plan for the
redevelopment of West End. Following the review of these plans, the designers will
work on amalgamating the ideas of the individual groups. Narratives will describe a
preferred site development strategy, land use components (mix, number of units),
neighborhood character, and any other pertinent issues relating to the site plan.

4:30 PM t0 5:00 PM - Plan Presentation
e Site plans and narrative(s) will be presented to the gathered assembly for final
review and comment.

5:00 PM Adjourn

CHARETTE RECAP

FRIDAY NIGHT SESSION

Figure IV-1

Illana Preuss of
the EPA giving a
presentation  on
Smart Growth
during the Friday
night session of
the Charrette.




Friday night's Introduction / Overview Presentation session was well-attended. Over 50
people signed in, but a head count revealed that 85 people were in the audience for the
presentation.

Figure 1V-2

The well-attended
Friday night session
featured  displays
and questions and
comments from the
attendees as well as
presentations.

SATURDAY SESSION

At Saturday’s site planning workshop, attendees were divided into 3 different design
groups to develop ideas. Each group had a facilitator, a note-taker, and a team of two
landscape architects/renderers who could put ideas down on paper. Each group began the
day’s work with the facilitator beginning a group analysis of West End's strengths,
weaknesses, opportunities and threats (generally called a SWOT analysis).

Strengths, Weaknesses, Opportunities, Threats (SWOT) Analysis

The SWOT Analysis began with a presentation of a preliminary SWOT analysis assembled
by the project team. A listing of the elements identified in the SWOT Analysis is presented
below:

Strengths:
e Waterfront Location (desirable views along Lake, access for recreational boaters)
o “Blank Slate” (land in study area is essentially cleared)
e History of study area as “destination” for neighborhood and metro-area residents
in term of dining & recreation
o Nearly all study area is under some form of public ownership (state, parish, city)
e Regional jurisdiction — opportunity for true regionalism
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Weaknesses:
e Sited outside of Hurricane Flood Protection Levee—construction and insurance
iSSues.
e Access is limited—one vehicular route in/out, difficult pedestrian & bicyclist
access
e Need for financing
e Small area - need to maximize uses

Opportunities:
e New spirit of cooperation between Jefferson and Orleans Parish
Smart Growth Planning Grants from E.P.A. & other state/federal agencies
Strong local desire for redevelopment/revitalization
Could increase tax base, thus becoming an asset for local community
Possibility of building walkable ‘town center’ for adjacent lakefront
neighborhoods
e Opportunity to create new zoning, such as smart growth overlay to permit a
visionary development
e Opportunity to create synergy with Bucktown across 17" Street Canal and with
other lakefront neighborhoods
e Opportunity to create a mixed-use destination that provides lakefront/park
connection
Threats:
e Uncertainties relating to construction of flood protection infrastructure along 17"
Street Canal—may be visual and noise impacts, land may be appropriated, etc.
e Lack of consensus — means developers could continue “status quo” development
e Lack of political unity around the public’s vision

Each of the three groups (hereinafter referred to as Groups A, B and C) reviewed the
analysis and then presented their own take on the area’s strengths, weaknesses, opportunities
and threats. They are presented as follows by each group:

Group A:

Strengths:
e Shared Tax Base
e Lakefront Views
Long Shore Line
Access by Boat + Car
Proximity to Natural Resources (Seafood —Maritime)
Maritime Tradition
Adjacency to Stable Neighborhoods
Low Density- not much traffic
Low Crime
Family-Oriented Tradition
Adequate Parking
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Access to Yacht Clubs/Harbors

Weaknesses:

Flooding on road network

Bars brought crime

Government Entities own property
Limited Access

Opportunities:

Top Notch developers can be approached

Dinner Cruise

Road Network through Condos (South Of Tennis Courts)
Residential + Recreation

Build more housing units (townhouses w/ reinforced materials)
Buy out leases to promote/ encourage redevelopment
Create management/ development corp.

Create enhanced Bicycle access

Reprogram West End Park

Mixed- Use

Design Guidelines

Create a Government Champion for Management corp.
Beaches

Harmonize uses through design

Threats:

Ugly Architecture

Minimal development space
NIMBY -ism

Zoning

Complex Ownership

Group B:

Strengths:

N.O. Yacht Club / Southern Yacht Club / N.O. Power Squadron (boating
community)

Low population density

Great recreational area

Boats

Volleyball

Major Access to —I-10

Ambience

“Real New Orleans” -Neighborhood Feel
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Safety - Low Crime
Connectivity / Dockside

Weaknesses:

Inner harbor for boat slips filled; need additional parking for boating events.
Limited access during emergencies

Limited Access —Tidal Inundations/ Rain

Extremely Poor Drainage

Access problematic (West End To Robert E. Lee)

Lack of maintenance for parking

Insufficient Parking (boathouse pays for parking)

Not Pedestrian Friendly- sidewalk disappears

Noise/ crime/ drugs with some bars pre-Katrina

Lack of business

City unlikely to provide services post-Katrina

Orleans Levee Board no longer involved in management of West End Park

Opportunities:

Linkages between Orleans / Jefferson

Utilize pumping station to provide connection + pedestrian/Bicycle

Paths for ecotourism

Aesthetic improvement.

Increase Protection of Marinas/ boat slips

Fortification of slips for storm protection

Add needed Parking

Encourage existing business/ provide placement in new Redevelopment schemes.

Threats:

Increased High-Density Development.
Traffic

Lack of inter-Parish cooperation

Questions on police jurisdiction

Sewerage and Water Board

Levee Board

Corps of Engineers

Lack of funding for services/ infrastructure

Group C:

Strengths:

Creates Economic Engine for Region
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Weaknesses:
e Maintenance/ repair of infrastructure area lacking (Need better maintenance of
infrastructure)
e Parking problem (Inadequate)
e Political environment

Opportunities:

e Change redevelopment of buildings south of Lake shoreline
e Docking opportunities for boaters
e Rebuild Existing/previous restaurants; build new “low density” restaurants
e Link existing neighborhoods, strengthen neighborhood connections
e Enact height limits on new construction
¢ Reinforce the sailing — boating community via creation of a sailing center
e Harness Yacht club
Threats:

¢ Maintenance of public space
e Limited road network

Figure 1V-3
Group “C” at
work  during
Saturday’s site
planning work-
shop session.
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SITE PLAN DEVELOPMENT

Following the SWOT analysis the groups developed a list of program elements for
incorporation into the redevelopment plan. The combined list of desired elements
follows:

In general, within overall study area:

Revitalization of what was there / “destination spot”

Day / Night destination including family oriented events and destinations as well
as adult-oriented nightclubs and such

Return of historic local establishments (Brunings, Jaeger’s, Sid-Mar’s ), NOT
chain restaurants

A place with more access to lake

Shared parking structure with “hidden” parking

West End Park /West End open space to be protected and enhanced, bringing
back the West End Park Fountain, enable Crawfish Boils to be held in Park
Coconut Beach — (Open Air Volleyball center for Leagues)

Sailing to stay viable, NOT SHRINK.

Creation of a real Beach along Breakwater Drive

New roadways

Possibility of Trolleys, Street Cars linking West End with downtown

In the Primary Study Area, a lake-oriented Mixed Use Development, containing
such uses as:

Restaurants (neighborhood-oriented)
Boardwalk/pier with access/dockage for boats
Residential.

Weekend / Public Market (outdoor)
Entertainment (Dinner Cruises)

Office space

Amphitheater in or adjacent to West End Park
Water Feature design element

Bait Shop

Places to Fish

Kiosks + Stands

Shops and Boutiques (some mid- priced)
Coffee shop

Ice Cream Parlor

Sailing/Boating Education Center/ Institute/VVenue, (a la Pier 3 in San Francisco)
with Boat Rentals/ Event Space
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The groups then got to work developing site plans for the West End area-- very
conceptually at first, then more detailed as the day went on. Guidelines to development
were sparse—they were of course to be grounded in the principles of Smart Growth, the
findings of each group’s SWOT analysis was used, and based on previous research, all
conceptual plans had to have the base floor of any major developments outside of the
flood protection levee elevated to 20 ft above grade/ 25 ft. above lake level.

Figure 1V-4

Group “B” finalizing
their plan for a joint
review session

Just after 2:30 PM, the groups gathered and presented their plans. Though each was
different in their details, the general consensus reached by the three groups was quite
noticeable. All three plans had these similar features:

e Preserving and enhancing most (if not all) of the greenspace existing in West
End Park.

e Incorporating a pedestrian/bicycle crossing into the new pump station being
considered at the mouth of the 17th Street Canal. .

o Creation of more of a ""park"" setting along Breakwater Drive just east of the
boat launch, possibly with a sand beach. Plans differed in the amount and type
of improvements that may be placed there (benches, playground equipment,
fishing piers, etc.), and amount of parking. All plans considered creating
landscaped berms in the area to help break down storm surge and to perhaps
shield the boathouses from park-generated noise.
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e A revitalized West End restaurant/entertainment section, built over parking
decks on the site of the West End parking lot. Some plans called for a few
floors of residential over the restaurants, some called for a few floors of
residential south of this. Some called for a mixture of shops and restaurants.
Some had more square feet than others. But the general idea was the same.

e Strong pedestrian and bicycle connections to surrounding areas, including a
boardwalk/pier along the water's edge at West End. Linkages to the new park
along Breakwater drive, "The Point", the residential areas south of West End and
across the canal towards Bucktown were seen as essential.

e Trying to keep Coconut Beach in the area. Two plans had Coconut Beach,
which may lose land to a new pump station and associated levees, relocated to the
new park along Breakwater Drive, while the third had it relocated to the area for
the proposed Bucktown Marina and Park.

Other plan ideas included an education/sailing center, improved vehicular access, and a
small-scale "boutique™ hotel.

Figure IV-5

Al Barcia describes
the features of the
Group “A” plan to the
charrette attendees.
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SITE PLAN DESCRIPTIONS
Each group’s plan is described more in-depth as follows:
Group A:

Group A’s site plan can be seen in Figure V-6 on the opposite page. Moving from south
to north, the plan features a new access road from Old Hammond Highway to Lake
Marina Drive, which connected to Lake Marina Drive and West Roadway via a traffic
circle. The new roadway was seen as possible due to the possibility of the Mariner’s
Cove subdivision being converted to condominium towers (several attendees described
how the homeowners’ association was considering such a move given the flood damage
to the complex). The plan also foresaw the new pump station being located near the
mouth of the 17" Street Canal, and included a pedestrian bridge alongside the new pump
station to connect West End with Bucktown. Group A planned for a mixed-use
development in the general vicinity of Coconut Beach south of the old restaurant row,
located above a two-level parking garage. The first level of the development would
become a “plaza level”, incorporating retail, with residential uses (condominiums) above.

Immediately north of the retail/ residential component, a more entertainment-oriented
area would be present over the two levels of parking, with restaurants and some retail
with residential built above. A small boutique hotel would also be included near the
northern end of the development, roughly where Fitzgerald’s restaurant had been located.
The development’s structure extended into the lake some distance, a little farther than the
boundaries of the state water bottom leases.

The northern area also featured a large open plaza which descended via steps toward
West End Park, creating a kind of semi-circular amphitheater. The ground-level “stage”
of the amphitheater would actually be part of the West Roadway, with the idea that when
shows or performances were scheduled, bollards could be placed on W. Roadway at its
intersection with S. Roadway and N. Roadway, re-routing traffic around West End Park.
The Group A plan also featured an improved/upgraded West End park, with a small
pavilion near the pond and a refurbished fountain in the park’s center.

Group A’s plans also featured a pier walkway along the lakeshore paralleling Breakwater
Drive, with re-created wetlands between the walkway and the rip-rap shoreline. Pier
extensions with day slips and docking were also present in this area, along with a
pavilion.

The Group A plan had Coconut Beach relocated to the boat launch area on Breakwater
drive, and eliminated the existing boat launch. Finally, it also had the north side of
Breakwater drive improved with a grassy park area, a fishing pier, play spot and spray
park for children, additional parking bays along Breakwater Drive, and most notably, a
newly-created sand beach.
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Group B:

The plan from Group B had many similarities with the plan from Group A, but there were
some notable differences (the Group B plan is presented in Figure V-7 on the opposite
page). For instance, rather than having a new connection from Old Hammond Highway
on the Orleans Parish side, the Group B plan featured a return of an old connection—the
Orpheum Avenue vehicular connection with a new bridge across the 17" Street Canal,
just north of the new pumping station. South of this renewed connection, the Group B
plan also had a mixed use condo and retail development, but one with more of a self-
contained nature, featuring a center courtyard for condo residents. A “lazy river” pool
was envisioned just south of the mixed-use building.

North of the renewed Orpheum Avenue connection, the Group B plan featured a much
larger commercial development that straddled West Roadway and utilized part of West
End Park. Restaurants, retail and mixed use predominated near the lake side, with prime
views of the water. Towards the park, a more retail-oriented “town center” with local-
oriented goods and services were featured. The restaurant section on the west would
feature lake views, and would include a plaza step-down to lake level, with a
boardwalk/pier, day slips and docks. The boardwalk/pier would extend north parallel to
Breakwater Drive, which would be planted with new street trees on the lake side. The
existing fishing pier would be refurbished in its current location, and a larger breakwater
would be constructed for the boat launch. Coconut Beach would be relocated just east of
the boat launch, and the area north of Breakwater Drive would be improved as passive
park space, with new trees, berms, grassy areas and an amphitheater. A pavilion was also
proposed at the Point, to sell concessions as well as bait and fishing supplies.

Like all the plans, the Group B plan envisioned refurbishing West End Park, with

emphasis on revitalizing the arbor and the fountain it surrounds, and improving the pond
area at its eastern end.
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Group C:

Group C’s Plan also had several features in common with the first two plans, but with
some differences and unique features (The plan is shown on Figure V-8 on the opposite
page). The plan featured both new access routes: one on the Orleans Parish side of the
canal (including a roundabout) as well as the renewal of the Orpheum Avenue connection
from the west side of the canal. Unlike the previous two developments, the mixed-use
residential/retail building was quite separate from the restaurant/ entertainment area,
connected only by a small sky bridge at the elevated plaza level. While the first floor of
this mixed-use structure was devoted to retail, it was clearly defined that only 5 more
floors for residential would be present above that plaza level. The structure itself was
also envisioned as a single tower building.

The section north of the mixed-use tower was seen as only having 2 or three levels, and
totally geared towards restaurants and retail. Along the lake side, a step down was also
featured similar to the one in the Group B plan, as well as a pier boardwalk. However, no
pier extensions were present in the Group C plan; it was envisioned that boats could pull
up and dock alongside the pier boardwalk similar to how they had done at the West End
restaurants prior to Katrina.

One interesting feature of the Group C plan was how it treated the West Roadway
frontage of the parking structure. The plan included a covered gallery for the first 20-25
feet of the structure depth, open to the two full stories of the parking garage. The space
would function as an open-air market or bazaar, featuring items that could be easily
moved in case of a hurricane (bicycle rentals, stands, kiosks, etc.). The intended effect
was to create a vibrant street-level scene along the edge of the parking structure.

To complement the street-level urban scene on the west side of W. Roadway, a partially
paved plaza was planned for the far western end of West End Park, with the possibility of
frame-only structures and some street trees providing a gradual transition from the more
urban developed area to the park’s more passive greenspace.

West End Park was also planned to be improved and cleaned up under the Group C plan.
One idea of an “interest point” to encourage use was to arrange for boat rentals at the
park’s eastern end along the New Basin Canal.

Another interesting feature included in this plan was a small mixed use center on the old
Power Squadron site. Discussed uses included an educational sailing center, with classes,
boat rentals, seminars conferences, maritime shop and museum, perhaps a coffee shop,
topped with a small boutique hotel.

The Group C plan, similar to the other two plans, included an improved park north of
Breakwater Drive, and similar to the Group A plan, included a small beach along the
shore. However, unlike the other two plans, Coconut Beach was not relocated to this
area. Under the Group C plan, Coconut Beach was to be relocated to the proposed
Bucktown Marina and Park.
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Figure IV-8

Group “C” Plan
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In fact, the Group C plan was the only plan to address the Bucktown area. It envisioned
the Bucktown Marina as a fully developed greenspace and park, with boat slips, a new
public boat launch, the afore-mentioned relocated Coconut Beach, and a small swimming
beach. In keeping with the ongoing Bucktown neighborhood plan, the areas south of Old
Hammond Highway were seen as being mixed use (ground level commercial topped with
residential).

CHARETTE CONCLUSION

At the end of the presentations, the gathered attendees and project team were all satisfied
and were awarded with a round of applause. Rather than proceeding with an
amalgamated site plan there at the cafetorium, the members of the project team agreed
that it would be a better idea if the plan drawings were collected, to be “cleaned up™ and
put in a reproducible form for the final report, and amalgamated into one plan combining
the best aspects of the three plans. The Charette team and attendees then adjourned at
about 3:30 PM.

MEDIA COVERAGE

As mentioned earlier, the charrette received some advance media coverage. Local news
channel WWL (Channel 4) sent a news crew and broadcast a segment on the Friday night
session for their 10 PM news broadcast. WWL also sent a different news crew the
following day, broadcasting coverage segments at 12 noon, 5 PM and 6 PM. A few weeks
later, the same station aired a piece dealing with West End’s redevelopment that was geared
more towards area restaurateurs, but which mentioned the charrette and the Regional
Planning Commission’s efforts. Finally, in the week following the charrette, members of
the project team appeared in a half-hour-long interview session on the “Inside New Orleans”
talk show on WIST-AM.
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CHAPTER V

PROPOSED REDEVELOPMENT LAND USE AND
SITE PLAN

Using the three conceptual site plans developed during the community charrette, an
amalgamated or collaborative proposed redevelopment land use and site plan was developed
and is presented in this chapter. The program elements and key aspects of the proposed plan
are described both visually and with text. The manner in which the plan incorporates Smart
Growth design principles is also described.

ASPECTS OF THE PLAN

Following the Community Charrette held in March 2006, the project team and the RPC met
several times to review the three conceptual site plans developed during the charrette.
Elements reflecting public consensus were identified and incorporated into an amalgamated, or
collaborative conceptual site plan. That plan, along with typical cross section renderings, was
presented to the RPC for review and comments. The final land use and site plan, as well as a set
of three cross-sections, were then colored for presentation purposes. They are presented on the
following two tabloid-sized pages.

In general, the collaborative plan contains the major design elements of the three charrette plans,
including a mixed-use redevelopment project in the primary study area. The collaborative plan
utilizes the idea of placing all major development over a two-floor parking garage. The
collaborative plan also included improvements to locations around West End, including West
End Park and areas along Breakwater Drive.

THE COLLABORATIVE PLAN
“RESTAURANT ROW?”

One of the items that clearly came out of the charrette was the public’s desire for a return of
lakeside dining at West End, and this was perhaps the major focus of all three charrette plans.
The Collaborative Site Plan provides for a return of restaurants to the area, albeit on the land
side of West End rather than having them completely located over water. And like all major
development in the area, the restaurants would be located 25 ft. higher than lake level --
above two floors of parking. The plan allows for between four or more restaurant sites of
roughly the same square footage as previously-located large restaurants. Four of these sites
would have spectacular lake views, and all sites would allow for outdoor dining.

At the charrette and at other meetings, previous West End restaurateurs as well as one
Bucktown restaurateur expressed intere<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>