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EXECUTIVE SUMMARY

BACKGROUND

Project Purpose

Slidell, Louisiana, is fortunate to be anchored by its quaint
and historic “Olde Towne” area, which remains a cherished
focal point for the community. However, it also shares the
same challenges faced by many downtowns and older
mixed-use areas, including buildings needing rehabilita-
tion, empty building spaces, parking demands, and similar
issues. The purpose of this master plan is to provide Slidell
with a blueprint to further revitalize Olde Towne. Because
Olde Towne is a complex and multi-faceted place requiring
an equally complex and multi-faceted solution, this plan
is holistic by considering it in a comprehensive manner -
physical, economic and social. In fact, Slidell is blessed to
have a local Main Street program for revitalization, and this
plan relects the Main Street “four point” approach: organi-
zation, design, economic vitality, and promotion.

“If our goal is to make Slidell the best it can be; this
plan will provide a guide for Olde Towne that could
be incredible for our city. We're very excited about
this.”

Mayor Greg Cromer - April 11,2022

Project Study Area & Process
The study area for this plan features two areas:

+ Primary Study Area - Main Street District
« Secondary Study Area - Cultural District

The four primary tasks for this project were as follows:

Task 1.0: Project Kick-Off & Research
Task 2.0: Charrette & Concept Plan
Task 3.0: Draft Master Plan Preparation
Task 4.0: Plan Presentation & Revisions

Key Findings

This plan’s Background section contains 19 pages covering

Olde Towne's existing conditions, as well as a Retail Market

Analysis Report in the Appendices. Key findings include:

Physical Features

Natural Features: The two key features are the bayous, in-
cluding Bayou Bonfouca as the study area’s west bound-
ary, and floodplains, which entail all of Olde Towne.
Land Uses: Olde Towne's land areas are primarily a three-
way split between commerical / mixed use (24%), insti-
tutional (24%), and residential (35%).

Development Patterns: Olde Towne has walkable blocks
(300 ft. X 350 ft.) with buildings fronting onto the streets.
Buildings: The range of building types reflect the range
of land uses, and there are opportunities for both histor-
ic building rehabilitations and new infill development.
Streets & Streetscapes: The tight street-grid and relatively
narrow streets with sidewalks are pedestrian-friendly.
Parking: On-street parking is unregulated for turnover.
Public Spaces & Facilities: Parks range in size and charac-
ter, with Heritage Park being the largest and most used.

Economic Conditions

Olde Towne has 145,000 sq. ft. of retail space (42% of
Olde Towne's total space)

Eating and drinking businesses occupy 28% and per-
sonal services occupy 17% of Olde Towne's retail space
Vacant space comprises 9.3% of all retail space

Public Policies

Zoning: The primary study area is zoned Central Busi-
ness District (C-3), which permits many uses that are in-
compatible with Olde Towne, such as auto sales. Also,
required lot sizes and widths for some of the residential
zones are larger than historic development patterns.
Historic Zoning: The City has a designated historic dis-
trict extending well beyond Olde Towne’s boundaries.

Public Engagement

Public engagement was a critical element in pre-
paring this plan and it occurred in a range of ways
throughout the life of the project, including:

Meetings
A series of meetings were conducted in May of

2022 that include four stakeholder focus group
meetings and a public kick-off meeting to explain
the project and to begin to solicit information and
opinions relative to Olde Towne.

Public Opinion Survey
The online public opinion survey took approxi-

mately ten minutes to complete, it was anony-
mous, and it ran from June 22nd through August
12th of 2022. A total of 372 people participated.

Planning Charrette
The five-day charrette held in August of 2022

started with an evening public workshop in which

participants were “deputized” to be planners for
the evening to generate their own plans for Olde
Towne. The charrette culminated with the consul-
tant team’s Concept Plan presentation on the final
evening for public feedback and discussion.

OLDE TOWNE SLIDELL MASTER PLAN
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EXECUTIVE SUMMARY

FRAMEWORK PLAN URrBAN DEsIGN PLAN

Urban design refers to the arrangement of the key physical features of an urbanized area,
including streets, existing buildings, proposed new buildings, parking areas, and public
spaces. The spatial relationship of features can determine the form and character of a place.

The map below illustrates a system of Districts and Corridors. While they may reflect exist-
ing conditions in many respects, they are aspirational. Some areas are not included within
a particular District or Corridor (shaded in gray), but they are still addressed by this plan.

Teddy Avenue

Districts: To reinforce
and strengthen the
function and identity of
specific areas based on
land uses, form, character
and marketing themes.

Bouscaren Street

Cousin Street

Carey Street

~
&
=
&
£

2nd Street

Fremaux Avenue

Erlanger Avenue

1st Street

Key Concepts: Among
the many concepts are:

New buildings
+ Redesigned streets
with sidewaks and

landscaping
Corridors: For plan- + Pedestrian crossing
ning and not marketing Robert Street improvements

purposes, corridors focus
on streets, streetscapes,
and private frontages
(parking areas, buildings,
sites, etc.).

Segments of Front St.
with angled parking
- Landscaped medians
Greenway/trail system
« Plazas and public art

OLDE TOWNE SLIDELL MASTER PLAN

Pageii



EXECUTIVE SUMMARY

DEsSIGN STRATEGY Mobility & Streetscapes and a typical residential street. A different design was pre-
General pared for each of three segments of Front, and a different
Buildings . Avoid street vacations and maintain the street grid to AT I D 0 S T e TS

General prevent traffic congestion and increase walkability
e . . . . Parking
. - ey (R - . + Retain two-way streets to discourage speeding, to avoid

Improve the existing Historic District Design Guidelines A S The two-pronged approach to parking includes:
« Prioritize buildings with vacant upper floor space for re- ; el . . e ol . . Avoiding on-street parking by employees in Olde
habilitation for housing and office uses  Transform the key corridors into desirable places rather ) i }
than barriers for pedestrians, including a jurisdictional TSRS @12 D7) 7 T TR T TP AT
- Promote existing financial incentives for historic build- . Improving existing parking lots and developing new

transfer of Front and Fremaux from the State to the City

ing rehabilitation and create new ones ones with landscaping, lighting and signage.

Flooding Issues
« Residential: New buildings are already required to be el- Wayfinding

evated and existing buildings can also be elevated. Two types of signage are proposed:

- Commercial: Since retail storefronts need to be at the - Standard brown signs for cul-

sidewalk level to attract customers, the focus needs to tural sites located peripheral to

Olde Towne to attract visitors

be on barriers that can be installed before flood events.

- Attractive “branding” signage
to guide visitors internally once

they are within/near Olde Towne
Internal

wayfind-
Public Spaces ing sign
Various proposals for Heritage Park
in the City’s new Waterfront Plan
will need to decided on, including

the location for a new farmers market. Concepts for Griffith

These buildings on the the west side of 1st Street between Park include peripheral landscaping where needed, a wa-

Bouscaren and Cousin Streets have tremendous potential for
improvements. These comparisons propose to rehabilitate
the building on the right and replace the ones on the left.

ter feature, and potential expansion to the east.

Dimensioned Plans & Cross-Sections

These were prepared for the following specific streets:
Front Street, Fremaux Avenue, a typical commercial street, Located in Olde Towne’s core, Griffith Park is underutilized.

OLDE TOWNE SLIDELL MASTER PLAN Page iii



EXECUTIVE SUMMARY

Economic STRATEGY

Branding & Marketing

Family Orientation
To attract a more diverse market, destinations will include:

« Cultural Center as a component of the recommended
interpretation center

« Cameillia Festival building on the city’s existing brand
and the desire for more special events

Bayou Heritage & Outdoor Recreation

Leveraging area swamp tours and Bayou Bonfouca, associ-
ated retail might include an outifitters store

Special Districts
These districts are delineated in the Framework Plan and

include both existing and new areas:

« Art & Antiques District - strengthening this existing area
in the northern portion of Olde Towne

« Entertainment District - focused around the existing con-
centration of restaurants and bars in the south area

«» Eco-Heritage District - located between the two districts
listed above, this new area will be a family destination

Business Mix & Concepts

Family-Friendly Anchor Concepts

To leverage the existing demand for 110,000 square feet of
additional retail space (see table below), concepts include:
« Louisiana Bayou Education & Interpretive Center - a major
anchor for the proosed new Eco-Heritage District
« Heritage Park - implementation of the City’s new Water-
front Plan will create a stronger draw to Bayou Bonfouca
- Griffith Park - to be expanded and enhance, including
one or more water features
« Eco-Heritage Related Businesses - such as an outfitter
+ Other Target Business Concepts
- Small grocery/deli (market support for 21,000 sq. ft.)
- Boutique hotel (requires a feasibility study)

Business & Developer Recruitment

General Retail & Dining Businesses

Recruitment efforts should focus

on working with landlords
and property owners to
identify potential build-

ings and sites. Findings

from the Retail Market
Analysis should be pack-

aged for direct outreach

to potential tenants and
emerging entrepreneurs.

An emphasis should be placed

on local and regional businesses.
Model Business:

Fantasy Island Toys in Down-

town Fairhope, AL.

Specific Uses
Different approaches have been

proposed for different uses. For example, housing tools in-
clude an acquisition and land banking strategy, a fast-track
approval process, federal and state investment tax credits,
low-interest loans, and an insurance cooperative.

PusLic PoLicy STRATEGY

Zoning

The City would benefit from an entirely new zoning and
development code, but just a few examples of specific rec-
ommended changes for Olde Towne include:

Land Uses: Allow more compatible uses in the C-3 district,
such as multi-family, and prohibit uses such as auto sales.

Building Heights: Change the permitted height in the C-3
district from 65 ft. to 40 ft.

Residential Lot Sizes & Setbacks: Revise the standards to

be more consistent with historic development patterns,
which entail slightly smaller lots and shallower setbacks.

Historic Zoning
Recommendations include clarifying the relationship be-
tween zoning and historic zoning, reconsidering the regu-

lation of paint colors, and pursuing new design guidelines.

Other Policies

Other suggested policies include: 1) the jurisdictional
transfer of Front St. and Fremaux Ave. from the State to the
City; 2) placing time limits on on-street parking (if a volun-
tary approach fails); and 3) adopting financial incentives.

IMPLEMENTATION

In addition to addressing costs and funding sources (to the
extent they can be within this project’s scope), the Imple-
mentation Matrix addresses responsible parties and se-
quencing for the plan’s key recommendations. Examples
of other implementation issues include:

- Expanding funding for the Main Street program
« Appointment of a Plan Implementation Committee
« Initiating implementation with a “Quick Victory” project

OLDE TOWNE SLIDELL MASTER PLAN
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Rendering of a Redeveloped Front Street Corridor and Beyond
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A) BACKGROUND

B) PLAN OVERVIEW C) DESIGN STRATEGY

D) ECONOMIC STRATEGY

E) PUBLIC POLICY STRATEGY

F) IMPLEMENTATION

ProJEcT PurPOSE & PuBLIC ENGAGEMENT

Project Purpose

Slidell, Louisiana, is fortunate to be anchored by its quaint
and historic “Olde Towne” area. A focal point for the com-
munity, Olde Towne features numerous historic buildings,
tree-lined streets, and public spaces. It still functions as
the commercial, institutional and cultural center of Slidell,
which is reflected by its hosting of various festivals and
parades. Home to City government offices, Olde Towne
also benefits from a range of retail, dining and service busi-
nesses. However, it also shares the same challenges faced
by many downtowns and older mixed-use areas, including
buildings needing rehabilitation, empty building spaces,
parking demands, and similar issues.

The purpose of this master plan is to provide Slidell with a
blueprint for revitalizing Olde Towne. Because Olde Towne
is a complex and multi-faceted place requiring an equally
complex and multi-faceted solution, this plan is holistic in
that it will not focus on any one specific aspect of the study
area, but rather it will consider it in a comprehensive man-
ner - physical, economic and social. In fact, Slidell is blessed
to have a local Main Street program for revitalization, and
this plan will relect the Main Street “four point” approach:
organization, design, economic vitality, and promotion.

“If our goal is to make Slidell the
best it can be; this plan will provide
a guide for Olde Towne that could

be incredible for our city. We're very

excited about this.”

Mayor Greg Cromer - April 11,2022

Public Engagement

As summarized on page 3, the process used to create this
master plan is rooted in a robust public engagement pro-
cess. That process included a public kick-off meeting, a
series of stakeholder focus group meetings, and a five-day
charrette that included a very hands-on public workshop at
the front end and the presentation of the resulting Concept
Plan at the back end. It also included an online public opin-
ion survey to gauge the habits, perceptions, opinions and
preferences of Olde Towne's many stakeholders.

WHY OLDE TOWNE SLIDELL IS IMPORTANT

There are many reasons why Olde Towne is so important to
the overall community, including the following:

Olde Towne is where much of Slidell’s history occurred.
When Slidell was platted in the 1880s, it began where Olde
Towne now stands. Significant history happened through-
out the area that constitutes today’s Slidell, but much of it
occurred in Olde Towne.

Olde Towne is the institutional and cultural center of
town. Olde Towne is the location of City Hall, churches,
and institutional offices and facilities, such as the Municipal
Auditorium. As the venue for various special events, it is

clearly the civic heart of Slidell.

Olde Towne is owned by everyone. While most areas of
Slidell outside of Olde Towne are only the focus of people
living or working in those areas, there is a community-wide
shared sense of ownership for Olde Towne.

Olde Towne has the “Smartest Growth” in Slidell. “Smart
Growth” is a nation-wide community planning philosophy
that encourages environmental, economic, fiscal and social
sustainability. It recognizes that growth in a community’s
urban core translates into less peripheral growth encroach-
ing on outlying rural and natural areas, leverages existing
infrastructure, and accommodates a mixed-use walkable

environment that minimizes automobile trips.

Olde Towne defines your sense of place. Given the ge-
neric franchise architecture found in suburban commercial
corridors referred to as “strip commercial development,”
Olde Towne offers a rare sense of place that convey’s
Slidell’s unique character.

Olde Towne is your postcard location. Rarely would a
Slidell resident entertain out-of-town guests without tak-
ing them to visit Olde Towne.

Historic postcard highlighting the Bank of Slidell

OLDE TOWNE SLIDELL MASTER PLAN
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A) BACKGROUND B) PLAN OVERVIEW

C) DESIGN STRATEGY D) ECONOMIC STRATEGY E) PUBLIC POLICY STRATEGY

F) IMPLEMENTATION

StupYy AREA BOUNDARIES

Slidell is located in St. Tammany Parish in the southeast cor-
ner of Louisiana. The following study areas are the focus of
this master plan for Olde Towne Slidell:

Primary Study Area (Main Street District)

The greatest amount of attention and detail will be paid
to this area since it comprises the historic commercial and
institutional core. It includes an irregularly shaped multi-
block area that is bound on its west side by Front Street. It
has the same boundaries as the Olde Towne Slidell Main
Street program.

Secondary Study Area (Cultural District)

This area includes properties peripheral to the Primary
Study Area to the north, south, east and west. It extends to
4th Street on the east, Bayou Bonfouca on the west, Michi-
gan Avenue on the north, and Bilten Avenue on the south.
Much of this area is comprised of residential and institu-
tional land uses.

St. Tammany
Parish

Graphic Source:
wikiwand.com

OLDE TOWNE SLIDELL MASTER PLAN
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A) BACKGROUND ) PLAN OVERVIEW

C) DESIGN STRATEGY D) ECONOMIC STRATEGY

E) PUBLIC POLICY STRATEGY

PLANNING PROCESS

Summary of Key Tasks
The following four steps were taken to prepare this master
plan, and more detail is provided below:

the Concept Plan for the Olde Towne study area. The fol-
lowing sub-tasks were included in Task 2.0:

Task 2.1: Follow-Up Field Work
Task 2.2: Public Workshop
Task 2.3: Concept Plan Preparation

F) IMPLEMENTATION

Task 1.0: Project Kick-Off & Research Task 2.4: Concept Plan Presentation

Task 2.0: Charrette & Concept Plan

Task 3.0: Draft Master Plan Preparation Task 3.0: Draft Master Plan Preparation

el AGr FlEm Presemiaiiton & ReviEen: Based upon the background research, economic assess-
ment, market analysis, and the public input process con-

Task 1.0: Project Kick-Off & Research ducted during the first two tasks of the project, as well as

This initial task served as the research and diagnostic phase the public’s response to the Concept Plan presentation, the

on which the balance of the work relied. The Consultant draft Master Plan was prepared. Components of the plan
Team performed the following sub-tasks prior to, during, were created throughthe following four sub-tasks:

and after the two (2) day Trip #1 to Slidell: Task 3.1: Physical Improvement Strategy

Task 3.2: Economic & Market-Based Strategy
Task 3.3: Public Policy Strategy
Task 3.4: Implementation Strategy

Task 1.1: Kick-Off Meeting & Study Area Tour
Task 1.2: Physical Conditions Assessment &

Retail Market Analysis
Task 1.3: Economic & Market Conditions Assessment
Task 1.4 Public Policy Review Task 4.0: Plan Presentation & Revisions
Task 1.5: Stakeholder Group Meetings

Task 1.6: Public “Kick-Off” Meeting

Following sufficient time for review, the Project Team pre-
sented the Draft Master Plan to the community as part of
the Consultant Team’s Trip #3 to Slidell. Based upon a re-

Task 2.0: Charrette & Concept Plan view of the Draft Master Plan, input from the public pre-

A “charrette” is an intensive process in which numerous sentation, and the community’s submission of comments,

people work together over a limited period of time to de- the Draft Master Plan was revised and submitted as a final

velop creative ideas for solving problems. The charrette document.

process has deep roots in the planning and design pro-
fessions. Although the methodology for this project was
designed to encourage strong public input throughout the “The mayor stated that the accessibility to state or federal grants for Olde Towne
its life, Task 2.0 offered the single greatest opportunity for

relies heavily on having a Master Plan so the agencies who provide that money can
meaningful “hands-on” involvement of the City officials,

see there is a clear path to improvement. He believes the Master Plan will greatly

key stakeholders and the public in general. The goal of the

charrette process was to provide a forum for the public to enhance Slidell’s ability to get those grants.” ) )
The Slidell Independent - April 11, 2022

achieve consensus. The most tangible outcome of the five

(5) day Trip #2 for the Consultant Team was the creation of

OLDE TOWNE SLIDELL MASTER PLAN Page 3 of 70



A) BACKGROUND B) PLAN OVERVIEW C) DESIGN STRATEGY D) ECONOMIC STRATEGY E) PUBLIC POLICY STRATEGY F) IMPLEMENTATION

Stupy AReA HisTORY
The following is adapted from the Slidell Museum’s website information the community’s rich history:

Slidell was founded around 1882 during the construction of a major new railroad from New Orleans
to Meridian, Mississippi. It would then connect with Cincinnati and eventually New York City. The
New Orleans and Northeastern Railroad established a building camp at the first point of high ground
north of Lake Pontchartrain. The town was initially laid out with three blocks along the railroad by
four blocks wide. Bonfouca Street, now Bayou Lane, was located in the shallow depth between the
railroad and the bayou. East of the tracks, the north-south streets were Bayou (now Front), First, Sec-
ond, Third, and Fourth Streets. The east-west streets were Fremaux, Erlanger, Bouscaren, and Cousin.
Erlanger, slightly wider than the others and designated as an avenue, was named by Baron Frederick
Erlanger, head of the banking syndicate that financed the railway. Baron Erlanger named the town for
his late father-in-law, John Slidell, who had been a prominent state, national and Confederate politi-
cal figure. Col. Leon J. Fremaux, a prominent Louisiana engineer and planner, drew the original plans
for Slidell and named Fremaux Avenue for himself. Bouscaren Street was named for G. Bouscaren,
the chief engineering officer of the railroad. Cousin Street took its name from the locally prominent

Cousin family.

In the thirty years after its founding, Slidell developed a creosote plant, one of the country’s largest
brick manufacturing facilities, a large lumber mill, and a shipyard. The Slidell shipyard contributed
significantly to the national effort in both World Wars. Slidell residents worked in New Orleans ship,
tank, and airplane construction operations during World War Il. In the 1960s, Slidell began to assume
its modern profile as the middle of three local sites in NASA's lunar landing program: Michoud assem-
bly facility in New Orleans, the computer facility in Slidell, and the Mississippi test facility in Hancock
County, Mississippi. The largest municipality in St. Tammany Parish, Slidell has grown from a popula-
tion of 364 in 1890 to 24,142 in 1990; Slidell’s 1999 population is estimated to be 32,000.

1911 Sanborn Insurance Map of Slidell Source: Library of Congress

Key Dates in Slidell’s History

1880 1890 1900 1910 1920 1930 1940 1950 1960 1970 1980 1990 2000 2010 2020
1882 1888 1910+ 1930+ 1961 1979 2005
Slidell is City is Population boom Commerce boom NASA's Stennis NASA's Michoud Hurricane
established chartered (800+ Salmen Brick (building of several Space Center Assembly Facility Katrina
Co. workers) churches & schools) is established is established

OLDE TOWNE SLIDELL MASTER PLAN
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A) BACKGROUND B) PLAN OVERVIEW C) DESIGN STRATEGY D) ECONOMIC STRATEGY E) PUBLIC POLICY STRATEGY F) IMPLEMENTATION

NATURAL FEATURES

Floodplains

Unfortunately, the entire Olde Towne area is within a flood-
plain, as underscored in 2005 by Hurricane Katrina and in
other weather events. Although there are only slight eleva-
tion deviations in Olde Towne’s topography, the elevation
is highest in the north and lowest in the south. Thus, flood
risks are higher in the south. These flooding threats result
in the need for elevated buildings where possible, and
property insurance rates are burdensome.

Bayous

Slidell’s network of natural water channels are important
for stormwater drainage to alleviate flooding. They are crit-
cal to the natural ecosystem, and they are also wonderful
assets for outdoor recreation, such as fishing and boating,
and. Bayou Bonfouca is a key focal point of Heritage Park.

commercial core.

OLDE TOWNE SLIDELL MASTER PLAN Page 5 of 70



A) BACKGROUND B) PLAN OVERVIEW C) DESIGN STRATEGY D) ECONOMIC STRATEGY E) PUBLIC POLICY STRATEGY F) IMPLEMENTATION

LAnD Uses

Olde Towne features a broad range of existing land uses,
which is why it is such a dynamic environment. Below is a
summary of uses, with the acreage and percentage of the
combined study areas noted for each in parenthesis ().

Commercial / Mixed Use (34.65 acres / 24%)

Commercial and mixed use properties are dominated by
dining, bars and personal services, such as hair salons. They
are a key use in both the primary and secondary study ar-
eas, and they are particuarly prevelant along the east side
of Front Street.

Residential (49.47 acres / 35%)

The majority of housing in Olde Towne consists of single-
family detached houses located within the secondary
study area. There are also some attached housing build-
ings, such as duplexes. Upper floor residential units above
non-residential groundfloor spaces are not mapped.

Institutional (34.87 acres / 24%)

These uses are located primarily in the eastern portion of
the primary and secondary study areas, and they include
uses such as government offices, churches, schools, the
municipal auditorium, and the post office.

Parks & Recreation (73.26 acres / 9%)
See page 12 for information on the area’s three parks.

Vacant & Parking (710.04 acres / 7%)
These parcels are randomly scattered. Some are formally
developed for parking and others are undeveloped.

Other Uses (0.74 acres / 1%)
While there are a few large industrial areas just beyond the

study area, there is only one small such parcel within it.

OLDE TOWNE SLIDELL MASTER PLAN Page 6 of 70



A) BACKGROUND B) PLAN OVERVIEW C) DESIGN STRATEGY D) ECONOMIC STRATEGY E) PUBLIC POLICY STRATEGY F) IMPLEMENTATION

DEVELOPMENT PATTERNS

Olde Towne’s historic development pattern is defined by
its network of blocks, lots and building footprints, as illus-
trated by the map at right and descibed below.

Blocks

Within any historic urbanized area, blocks are rectilinear
areas comprised of multiple lots bound on each side by a
street. In the case of Olde Towne, most of the blocks are
nearly square and uniform in size (300 ft. X 350 ft.), and they
are oriented along north-south and east-west alignments.
An exception is the blocks along Front Street, which reflect
its diagonal axis along their western sides. Also, the blocks
lying immediately south of Bayou Patassat have a diagonal
orientation that is aligned with Front Street.

Lots

Like the blocks that they create, Olde Towne's lots are
rectilinear as well. Within the peripheral residential areas
dominated by single-family houses, the lots have a primary
axis perpendicular to their street and typically range from
roughly 50 ft. to 70 ft. in width. However, within the core
areas of Olde Towne with more commercial and institution-
al uses, the lot sizes and orientations vary more, and some
lots appear to have been combined over the years.

Building Footprints

Understandably, most of the study area’s buildings have
rectilinear footprints that somewhat mirror their respective
lots. The largest footprints tend to belong to institution-
al uses such as governmental, religious and educational
buildings. Commercial and mixed use buildings are usually
built to the street and often have side walls adjoining abut-

ting buildings. Residential buildings, on the other hand,
natually have greater front, side and rear setbacks.

OLDE TOWNE SLIDELL MASTER PLAN Page 7 of 70



A) BACKGROUND

B) PLAN OVERVIEW

C) DESIGN STRATEGY D) ECONOMIC STRATEGY

E) PUBLIC POLICY STRATEGY F) IMPLEMENTATION

BuiLbINGS

Sample Olde Towne Buildings

Regardless of the building type, most Olde Towne struc-
tures have one or two stories, with a few three-story build-
ings (primarily more recent construction). Most date from
the 1890s through 1950s. Below are just a few examples.

A. Mixed-Use Building

Occupied by the Giordano-Buckley shoe store in the mid-
20th century, this simple frame two-story building with a
deep balcony on both corners frontages is now occupied
by a soda shop and adds tremendous character to the area.

B. Mixed-Use Building
This two-story building is used for a ground floor bar and
and arcade, while the upper floor appears to be vacant.

-
-

Built around the turn-of-the-century, its brick cladding and
flat roof screened by a parapet facade is more typical of
buildings found in historic downtowns across the country,
but less common in Olde Towne.

C. Theatre Building

Built in 1927 as a theatre, this two-story Spanish Revival in-
fluenced building has red barrel-tile roofing and a stucco
facade. Itis now used as a public assembly venue rented
out for events.

D. Single-Family House

This one-story frame cottage built in the early-1900s is typi-
cal of many houses found in the peripheral areas of Olde
Towne Slidell. Although it has been altered with vinyl sid-
ing, it retains many of it original features, including a front
porch extending across the full front of the building.

Elevated Buildings

As discussed on page 5, the entire Olde Towne
area is within a floodplain, resulting in property
risk and high insurance premiums. An alternative
for both existing and new buildings, is to elevate
them with raised foundations to the level above
the floodplain. For existing buildings, some are
much easier to elevate than others. Below is a
new house on 1st Street.

During construction

After construction

OLDE TOWNE SLIDELL MASTER PLAN
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STREETS

The City of Slidell is within the designated Slidell Urbanized
Area with the Regional Planning Commission (RPC) serving
as the Metropolitan Planning Organization (MPO) for the
City. Consequently, all streets classified as Principal Arte-
rials, Minor Arterials, and Collectors within the urbanized
area are eligible for federal funding through the MPO to
maintain and improve those streets. The typical funding
ratio is 80% federal funds and a 20% local match.

Street Classifications

Within the Primary Study Area of Olde Towne, two streets
are classified as Principal Arterials, three are Minor Arterials,
and four are Collectors, as follows:

Principal Arterials
« US 11 (Front St.) north of US 190 BUS (Fremaux Ave.)
« US 190 BUS (Fremaux Ave.)

Minor Arterials

« US 11 (Front St.) from US 190 BUS (Fremaux Ave.) south
to US11/LA 433 (Pontchartrain Blvd.)

+ US 11/LA 433 (Pontchartrain Blvd.)

- Sgt. Alfred Street

Collectors
. Cousin Street + Cleveland Avenue
« Guzman Street - Carey Street

All other streets within Olde Towne are classified as Local
streets with the City of Slidell fully responsible for funding
routine maintenance and improvements.

Traffic Counts

Traffic counts from DOTD in the form of Average Annual
Daily Traffic (AADT) levels in 2021 for key routes in the im-
mediate vicinity of Olde Towne Slidell are mapped at right.

O

Average Annual
Daily Traffic
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STREETSCAPES - On-street parking is unregulated for user turnover, re-

sulting in employee parking on-street. Front Street Pedestrian Crossings
« Historic-looking human-scale lighting adds character. A key issue that has surfaced during this planning
process has been the difficulty that pedestrians
and cyclists have crossing Front Street.

Streetscapes include all areas within a street’s right-of-way

(ROW) area, including sidewalks and street furnishings. - Utility poles with overhead lines detract aesthetically.

They can very substantially in Olde Towne depending upon
Residential Area Streets Existing Conditions

. Conditions vary, but many residential streets are relative- Itis a four-lane high-volume street

Sidewalk limited to the east side of the street
There are no crosswalks or related pedestrian
facilities

This road is controlled by the State

whether they are commercial or residential area streets.

T T ) ly narrow and feature driveways along them.

. Sidewalks exist on both sides of the street and have var- - Many residential streetscapes either lack sidewalks com-

pletely or they are limited to one side of the street.

ied designs, including stone aggregate with brick accent
banding (lining the outer edges and perpendicularly).

Current Plans

Planning work to improve the intersection of
Front Street and Fremaux Avenue has been occur-
ring for years. Below are the striping plans at 95%
completion by Richard C. Lambert Consultants,
LLC and dated April 14, 2022. They propose paint-
striped pedestrian crosswalks and signage.

This streetscape segment on 1st Street just east of Front This streetscape segment on 2nd Street by City Hall has
Street is the optimal condition with broad planting strips, the same design features as illustrated at left for 1st
historic-style street lights, and brick accent banding. Street, but the ROW and building setbacks are different.

The intersection of Cousin and Carey Streets is a key one This street in the vicinity of the Teddy Avenue Residential
for Olde Towne, but it lacks both “pedestrian bulbs” and Historic District features no sidewalks or other streetscape
ADA-compliant ramps for the mobility challenged. furnishings that might be found in more urban areas.
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PARKING

Although the “lack of parking” was often cited as an issue
during this project’s public input process, it has since been
determined that there is plenty of parking, but it is not
managed and promoted in an effective manner.

On-Street Parking

The map at right shows the location of on-street parking.
There are two different types of on-street parking in Olde
Towne. The more conventional type is parallel parking as
illustrated in the photo below. There are also locations

along streets where 90 degree “head in” parking existst.

Parking Lots

Most of Olde Towne's existing parking lots are in need of
physical enhancements, including landscaping, lighting
and signage. However, there are more parking lots than
many people are aware of. With enough physical improve-
ments and promotion, the better leveraging of existing lots
could greatly improve the parking situation in Olde Towne.

Parking lot on the south side of the Masonic Lodge off Front

OLDE TOWNE SLIDELL MASTER PLAN
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PusLic Spaces & FAcILITIES

Public Spaces

Public spaces are important to a historic mixed-use place
like Olde Towne. Parks can be used for passive recreation
such as picnicking, special events that draw crowds ben-
efiting nearby businesses, and formal gatherings such as
speeches by political leaders. The map at right illustrates
the location of Olde Towne's existing three public spaces
(not including green spaces and recreational facilities as-
sociated with institutions such as schools and churches):

A) Heritage Park - 1701 Bayou Lane
B) Griffith Park - 333 Erlanger Street
C) Carey Street Park - SE corner of Carey and Roberts Streets

Managed and maintained by the City’s Department of
Parks and Recreation, the next page provides further infor-
mation on the parks.

Key Public Facilities
Facilities have been grouped below into four categories:

Schools Other Facilities
1) Brock Elementary 11) Slidell Museum
2) Slidell Junior High 12) Train Station (Amtrak)

Churches 13) Municipal Auditorium

3) First United Methodist

4) Starlight Missionary
Baptist Church

5) Mt. Olive AME

6) Feed Dat Ministry

7) Camellia City Church

Governmental Facilities
8) US Post Office

9) Slidell Fire Department
10) City Hall Complex

OLDE TOWNE SLIDELL MASTER PLAN
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PusBLic SPACES & FACILITIES (coNTINUED)

Heritage Park

Located behind the old Slidell Train Station on Front Street, this park has the
following features: gazebo, Scoggin Station, children’s playground, splash pad,
7 picnic shelters, picnic tables, restrooms, walking/jogging path, boat launch on
Bayou Bonfouca, and benches throughout the park. The boat launch is free, and
the parkis open from 6:00 AM to 10:00 PM. It is the site of multiple special events
throughout the year.

Graphic Source: Google Maps

Griffith Park

Located on the south-
west corner of Er-
langer Avenue and
2nd Street, this small
park is the most cen-
trally located one for
Olde Towne. Open
from 800 AM to
10:00 PM, it features
playground  equip-
ment, a gazebo, and
a pavillion. This space
can be used for small

events.

Carey Street Park

Established in 2018, this park is the newest of Olde Towne’s three parks. Located at

the southeast corner of Carey and Roberts Streets, it is considered a “pocket park”

because of its small size. It features benches, a trellis sheltering a picnic table, and

a bike rack. The park’s development was partially funded through a grant from the

Louisiana Main Street program.

OLDE TOWNE SLIDELL MASTER PLAN
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DEMOGRAPH'C & ECONOM|C OVERV|EW Table. DEMOGRAPHIC TRENDS, SLIDELL
The New AND ST. TAMMANY PARISH, 2000-2020
. Orleans met- 2000-10  2010-20
Demographic Trends Fact 2000 2010”7 2020 Change/Yr ChangelY
ropolitan area actor ange/tr thange/vr
Population added 0.6% Population
- There has been only modest population gI’OWth in Slidell of population Slidell 25,695 27,068 28,781 05% 0.9%
« There has been faster population growth in the parish growth per St. Tammany Parish| 191,268 233,740 264,570 22% 1.9%)
« The overall population is aging year since e e
Slidel 9,504 9,949 10,085 05% 02%
H hol 2010, but ’ ’ g
Households . St. Tammany Parish| 69,281 84,536 95,054 22% 1.8%)
- As with the population growth, there has been slow household growth population
- However, the limited household growth that has occurred helps support retail busi- growth has Median HH Income
] slowed to just Slidel $ 64411 $ 58957 $ 55874 -0.8% -0.7%]
nesses in the Olde Towne area J St. Tammany Parish | $ 71,967 $ 72242 $ 70,730 0.0% -0.3%]
0.07% since
Income 2016 Notes: Median incomes expressed in constant 2020 dollars.
. Slidell household income is 21% lower than the Parish : Population is Census 2020; Other factors are 2020 estimates.
- Slidell household income fell between 2000 and 2010 Sources: U.S. Bureau of the Census and Randall

- Continues to fall in “real” dollars (after accounting for inflation)

Economic Base

« Slidell has 16,700 jobs:
- Employment is increasing slowly (0.1%/Year)

« Retail Trade is the city’s largest industry:
- 27% of all jobs
- Declining by 2.1% annually

« Other key sectors and employment anchors:
- Accommodation and health care
- Textron Marine HQ
- NASA: Michoud, Stennis, Computer Center

- Slidell has 19% of the jobs in the parish:
- 36% of tourism; 30% of manufacturing; 28% of retail
- Slidell has a rapidly declining share of jobs in all sectors except manufacturing

- Commutation
- 85% of Slidell’s workers live out of town
- 78% of Slidell residents commute out for work

OLDE TOWNE SLIDELL MASTER PLAN
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ReTAIiL MARKET ANALYSIS FINDINGS

A retail market analysis was conducted for Olde Towne as
part of this planning project. For the full details, please see
Appendix B: Retail Market Analysis Report. The following few
pages, however, provide a summary of the findings.

Existing Business Mix

« Olde Towne has 145,000 square feet of retail space with-
in 82 spaces.

+ Retail for shoppers goods comprise 42% of the space,
including antiques, auto parts, gifts, hardware and fur-
niture.

- Eating and drinking establishments occupy 28% of the
retail space, including bars and restaurants with bars.

« Personal services account for 17% of Olde Towne’s retail
space, such as hair salons, barbers and shoe repair.

- Vacant space comprises 9.3% of retail space.

+ There is limited resident-serving convenience retail (gro-
ceries, pharmacies, etc.).

« There is limited entertainment, with the exception of

music in bars.

Existing businesses are currently dependent on the local resi-
dent market and are not benefiting significantly from tourism
or destination inflow.

Retail Business Conditions & Challenges

Physical Challenges

+ Olde Towne has dispersed nodes: Cousin and Carey
Streets, and the antiques district at 1st & Erlanger

» Front Street creates a “barrier” within Olde Towne

- Parking management is an issue for businesses:
- Private property owners adopt the public right-of-way
- A lack of signage means less visibility for parking spaces

Business Conditions & Challenges

« Sales have increased (up to 20%/year)

- There is a preponderance of bars

- Some businesses have tried to become more family
friendly, such as the putt-putt golf course

« Much of the restaurant lunch market is comprised of
construction and utility workers, as well as City and Par-
ish employees

» There are no major anchor employers other than the City
and Parish

« There is a need for wayfinding and public art, and per-
haps the establishment of sub-districts

Slidell Museum

Destinations serving as an anchor can be impor-
tant to business districts to leverage economic
benefits to businesses. There may be potential to
leverage the museum more as a destination. The
following information is adapted from the Slidell
Museum’s website:

In 1907, Slidell’s early settlers neded a proper town
hall. For the cost of $3,546, they built a two-story,
brick building on First Street. On the top floor was
the mayor’s office, the tax collector, and a couple
of clerks. The room also doubled as a courthouse
and a meeting room. On the first floor was the
marshal’s office, along with five jail cells. In 1928, a
firehouse was added to the building.

Today, that former city hall houses the Slidell
Museum. The jail cells now contain a wide array
of intriguing artifacts. The second floor houses
the Slidell Mardi Gras Museum with numerous
artifacts, photographs, and costumes. At present,
the museum’s operations are Wednesday through
Friday, from 10:00 AM to 4:00 PM; and Saturdays
from 10:00 AM to 2:00 PM. Admission is free.

OLDE TOWNE SLIDELL MASTER PLAN
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ReTAIiL MARKET ANALYSIS FINDINGS
(CONTINUED)

Retail Trade Area & Demographics

Trade Area

Slidell is located on the northeast shore of Lake Pontchar-
train. Retail trade sub-areas include the following:

A) Convenience

B) South Slidell (south of I-10/1-12)

C) Pearl River (north of I-10/1-12)

D) Mississippi (Stennis)

E) North Shore (Covington / Mandeville / Lacombe)
F) East New Orleans (Chalmette)

Demographic Forecasts

+ The trade area will add approximately 6,000 households
within 5 to 6 years

« The fastest growth will occur in the Pearl River and North
Shore areas

« There has been slower disposable income growth, par-
tially due to the impact of inflation

Household Trade Area Retail Demand

Total Personal Income (TPI)

- $13.3 billion (2022)

- Will grow by $688 million (5.2%) within 5 to 6 years
 North Shore is 45% of the trade area market base

+ North Shore will account for 84% of TPl growth by 2027
+ Area A - Convenience - has $53.7 million in TPI

Retail Expenditure Potential

- Approximately $6.7 billion (2022)

« Will grow by $384 million (5.8%)

« Auto dealerships, supermarkets, pharmacies, restau-

rants, gas stations, and personal services account for the
largest share of expenditures

Increased tourism would greatly benefit Olde Towne’s retail.

Boutique Hotel

Of those responding
to the public opinion
survey for this plan,
63% believe that a
boutique hotel would
benefit Olde Towne.
If financially viable, it
would undoubtedly
help to bolster Olde
Towne's retail sector.

Competition

The Fremaux Town
Center intercepts re-
gional destination traf-
fic between I-10 and

Olde Towne. Since
they are different in
their primary uses and
character, perhaps
those differences can
be conveyed more.

The Southern Hotel in Down-
town Covington may be a
good model for Olde Towne.

Fremaux Town Center

Source: Stirling Properties

OLDE TOWNE SLIDELL MASTER PLAN

Page 16 of 70



A) BACKGROUND B) PLAN OVERVIEW

C) DESIGN STRATEGY

D) ECONOMIC STRATEGY

E) PUBLIC POLICY STRATEGY

F) IMPLEMENTATION

ZONING

Since the City recently adopted a new Comprehensive
Plan, there is a chance that the current zoning may change.
Regardless, below is a summary of Olde Towne’zoning.

Central Business District (C-3)

This zone permits a wide range of commercial uses, even
some incompatible with Olde Towne, such as auto sales.
There are no front, side or rear setback requirements.

Neighborhood Commercial District (C-2)

C-2 allows residential uses permitted in the A-8 zone and a
wide range of commercial uses. Maximum building heights
are 45 ft., minimum front yards are 25 ft. and there are only
side and rear yard setbacks requirements for dwellings.

Waterfront Mixed Use District (C-2W)
This zone permits many small-scale commercial and resi-
dential uses (single and multi-family) in a walkable context.

Fremaux Avenue Business District (C-1)

C-1is similar to C-2, but it prohibits uses such as multi-fam-
ily, gas stations and restaurants. The minimum front set-
back is 50 ft. and maximum building height is two stories.

High Density Urban District (A-8)

A-8 allows single-family and multi-family housing. Mini-
mum lot sizes are 6,000 sq. ft. with 1,500 sq. ft. per addition-
al unit. Front setbacks must be consistent with the block,
but at least 20 ft. Maximum building heights are 45 ft.

Single-Family Urban District (A-6)

A-6 allows single-family houses. Minimum lot sizes are
8,400 sq. ft., and minimum lot widths are 70 ft. Front set-
backs must be consistent with the block, but at least 25 ft.

Light Industrial District (M-2)
This zone is limited to a few properties west of Front Street.

OLDE TOWNE SLIDELL MASTER PLAN
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Historic DisTRICTS

National Register Historic District

National Register of Historic Places (NR) designation for
districts and individual properties is primarily honorary
and comes with potential financial incentives, but provides
very little protection. There is only one NR district in the
study area - the Teddy Avenue Residential Historic District
designated in 2021 (see map at right). However, the 2017
historic resources inventory suggests the potential for two
more NR districts for the following areas:

- College Street south of Guzman and north of Mayfield
 Area bound by these streets: Cousin on the north, Rob-
ert on the south, 2nd on the east, and Carey on the west

Local Historic District

Unlike NR districts, locally-designated historic districts pro-
vide protections and require City approval for any exterior
alterations, including new development and demolitions.
As illustated on the map at right, Slidell’s only local historic
district - the Olde Towne Preservation District - extends
even beyond this plan’s study areas for Olde Towne. Be-
cause Slidell has a comprehensive historic preservation
program, it has been designated by the State Historic Pres-

ervation Office as a Certified Local Government (CLG), mak-
ing it eligible for grants only available to CLGs for planning
projects. Like most CLGs, Slidell’s program includes:

- Historic Preservation Ordinance

+ Olde Towne Preservation District Commission

- City Historic Preservation Officer (CHPO)

+ Design Guidelines

- Design Review Process for Certificates of Appropriate-
ness (COAs)

The City's existing design guidelines could be improved
upon, but they are adequate if implemented thoughtfully.
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Key ORGANIZATIONS

There are numerous organizations that can play a role in
the continued revitalization of Olde Towne, but some of the
key entities are summarized here.

City of Slidell

As the sponsor and funder of this plan, the City is clearly the
single most significant entity for the implementation of this
plan. The Implementation section at the end of this plan
document will reinforce the City’s critical role in making
this plan a reality. Among the most relevant City depart-
ments are the following:

« Parks & Recreation
« Cultural Affairs

- Planning
- Engineering

Slidell Chamber of Commerce

The Chamber plays the role of most chambers in that it pro-
vides technical and marketing support to local businesses.
Although its jurisdiction is community-wide, Olde Towne is
an important part of the Chamber’s work, including coordi-
nation with the Main Street program.

St. Tammany Parish

This parish covers the northeast portion of the north side
of Lake Pontchartrain. Slidell is in the southeast part of the
parish and the parish seat is Covington to the northwest.
The most relevant departments include:

+ Grants + Planning & Development
- Engineering - Public Works.

St. Tammany Economic Development Foundation

The STEDF leads economic development in St. Tammany,
attracting new businesses and employment opportunities
to the area. They prioritize business retention and attrac-
tion, entrepreneurship and small business development,

St. Tammany Parish Tourist & Convention Commission

This public, quasi-governmental agency is governed by
a seven-member board of directors appointed by the St.
Tammany Parish Council and Parish President. In some ju-
risdictions, it might be called a Destination Marketing Or-
ganization (DMO) or Convention and Visitors Bureau (CVB).

Louisiana Department of Transportation &
Development (DOTD)

DOTD’s role for Olde Towne is primarily for the mainte-
nance, design, funding and operations of State-designated
roads. Those roads include Front Street (Bus. 190/ 11) and
Fremaux Avenue (Bus. 190). Any design solutions for Front
Street’s pedestrian crossings will require DOTD approval.

State Historic Preservation Office (SHPO)

Louisiana’s SHPO is housed in the Office of Cultural Devel-
opment’s Division of Historic Preservation. As noted, Slidell
is a Certified Local Government (CLG), making the City eli-
gible for technical and financial support for various preser-
vation-related projects, such as drafting design guidelines.

Louisiana Main Street

As in the case of the SHPO, the Main Street program for
downtown revitalization is housed in the Office of Cultural
Development’s Division of Historic Preservation. It is part
of the national Main Street program. At right is information
regarding Olde Towne’s program, which will play a critical
role in the implementation of this master plan.

Louisiana Economic Development (LED)

As the primary economic development agency for the
State, the LED can be an important source of technical and
financial support for efforts to revitalize Olde Towne. In
particular, the LED oversees a range of financial incentives
for the private sector, with a particular focus on the types
of small businesses that are the backbone of Olde Towne.

Olde Towne Slidell Main Street

Slidell is fortunate to have a local Main Street
program for Olde Towne’s revitalization that is
part of the broader national and state Main Street
network. The Main Street “Four Point” Approach
includes:

Organization - a board, committees and director

Design - streetscapes, building rehabilitation,
public spaces, etc.

Economic Vitality - business development, finan-
cial incentives, etc.

» Promotion - special events, social media, etc.

The program’s organization is led by a Board of
Directors, a series of committees, and a director.
Just a few of the programs and services provided
include sponsoring special events, operating a fa-
¢ade improvements grant program, and assistance
to property and business owners. One of the key

events sponsored by the program is Oktoberfest.
Annual funding for the organization ranges be-
tween roughly $35,000 and $50,000, of which the
City contributes $25,000 annually. To supplement
this funding, the program is currently working to
establish a “Friends of Main Street” sponsorship
program.

ISIiacin
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PusLic INPUT

Public engagement has been a critical element in pre-

paring this plan and it has occurred in a range of ways

throughout the life of the planning project. This section of

the plan focuses on the initial round of public input solic-

ited through: A) a series of meetings in May of 2022; B) the

online public opinion survey conducted prior to the char-

rette; and C) the five-day planning charrette that occurred
in August of 2022.

Initial Round of Public Input

The first major effort for public engagement early into this

project featured the following meetings:

Monday, May 16th

Project Kick-Off Meeting — The Consultants met with City
and Main Street program representatives

Stakeholder Group Meeting #1 — Public officials

Stakeholder Group Meeting #2 — Residents and institu-
tional representatives

Tuesday, May 17th

Stakeholder Group Meeting #3 — Business owners/opera-
tors and representatives of the Chamber of Commerce,
economic development entities, and Main Street
program

Stakeholder Group Meeting #4 - Property owners, real
estate professionals and designers (architects, engi-
neers, etc.)

Public Kick-Off Meeting - meeting with the general

public to include a presentation by the Consultants and
a discussion for feedback

Initial Round of Public Input: Meetings Results

Environmental Challenges

- Periodic flood damage during major weather events, such as Hurricane Katrina
« High flood insurance rates because of the existance of the floodplain throughout Olde Towne

Parking Issues (deemed the #1 issue by many)

» On-street parking is not regulated with time limits to create parking turnover

« Employee parking on streets that takes up potential customer parking

- Existing parking lots are underutilized when they should be the primary parking for employees

« Physical enhancements are needed for parking lots, including signage, landscaping and lighting needed for safety

Businesses

- There is a lack of retail to attract more shoppers (with the exception of antique stores)

- Some stores have successfully resorted to more online sales prompted by COVID

« Olde Towne’s existing restaurants are generally against food trucks operating in Olde Towne

« There is stakeholder support for the establishment of a brewery and/or distillery in Olde Towne

Streets & Streetscapes

« Safe pedestrian crossing at Front Street to access the railroad station and Heritage Park is a serious problem
« There is a desire for more overall visual cohesiveness throughout Olde Towne

+ Garbage cans line up on the streets to be emptied is an eyesore

« Sidewalks are uneven in many places because of the root systems of trees

Public Spaces
« There is not much interest in new parks or plazas in Olde Towne

(except a skate park)
« The main desire related to the few existing parks is their physical
enhancement, such as the addition of benches

Other Issues

« The use of golf carts is growing and may need regulating

» Social media should be used more to promote Olde Towne

« Better directional signage is needed guiding people to Olde Towne

« A stronger physical and visual connection is needed between the
antique shops area and the dining area

« Thereisinterestin starting a business improvement district (BID) as

Hammond has done
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PusLic INPUT (conTINUED)

Public Opinion Survey

As one of several approaches to solicit public input for this
plan, the City conducted a public opinion survey to gain
opinions on a range of issues related to the plan. The sur-
vey took approximately ten minutes to complete. It was
anonymous, although there were some optional demo-
graphic questions, and it ran from June 22nd through Au-
gust 12th. The survey primarily featured multiple choice
questions for automated tabulation of the results. How-
ever, there were also a few opportunities for written state-
ments to provide a richer level of input. A total of 372

people took the survey, which was available online. The
sample results on this page and the following page reflect
only a few of the key questions and responses. For the full
results, see Appendix A: Public Opinion Survey Report.

Sample Anonymous Quotes

“I love it how it has added more unique shops/studios.
It used to be nothing but antique shops.”

“Add more family fun activities and events, add park-
ing, add security in evenings and events.”

“Enhance historical correctness of existing buildings
and maintain architectural standards for old and new
buildings...”

“I'd love a place that is fun and safe for teens to go
to and hang out. Fun, (non alcoholic) drinks, music,
food, etc. I feel like our teens have nothing fun to do
in our city.”

“l would love to see more attention paid to the history
and culture of the city. Too few people know anything
about Slidell’s past. There are amazing stories.”

“I would like to see the dilapidated buildings recov-

ered. They are an eyesore.”

“Add more restaurants, shopping.”

“I would like to see it become the focus of Slidell. It's
supposed to be the heart, but it’s not noticed often.
Perhaps more specialty small businesses?”

“I'd like to see more shops and restaurants.”
“I would like to see more parking and events...”
“I think there is still more growth that can happen.”

“Make it easier for new businesses to establish in the
area. The same people own all the buildings. Com-
mercial rental is impossible and an insider club.”

“Ilwould like it to appear cleaner and would like to see
more boutique shops (no franchises), and local busi-
nesses open up.”

“We need a book store!”
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PusLIic INPUT (conTINUED)
Planning Charrette

Public Workshop: August 25, 2022
As noted previously in this plan, a charrette is an intensive

multi-day brainstorming session used by planners and
designers to formulate their key ideas for a plan. Prior to
the five-day charrette held as part of this project, the City
promoted the Public Workshop. The Workshop was held
at the Municipal Auditorium and approximately 80 people
participated. Participants included a broad range of stake-
holders, including Olde Towne property owners, business
owners, employees, residents, public officials, and citizens
in general. The following key steps occurred over a roughly
two-and-a-half hour period:

Workshop Orientation
The Consultants presented the following items:

« Workshop Purpose & Overview

- Existing Conditions Findings

+ Results of the Public Input to Date
« Workshop “Ground Rules”

Planning Session

The participants were split up into multiple Workshop
Teams, with each team locating at a large table. Each team
was provided a series of existing conditions maps of the
study area for informational purposes, a large base map for
drawing, and colored markers. The Consultants then guid-
ed the participants through a step-by-step process so that
they could create their own concept plans. Once the teams
began their planning, the Consultants walked around and
kept the Workshop Teams moving in a positive direction,
but they did not do the planning for them. The process
encouraged cre ativity, full participation by all participants,

and ambitious and positive thinking. The end product for
each team was a colored-up base map that illustrated their
planning concepts, as well as notes indicating what they
like and do not like about Olde Towne Slidell. See an ex-
ample of such plans on the following page.

Plan Presentations & Wrap-Up

Following the completion of the Planning Session, one or
more members of each team briefly presented their plans
utilizing their illustrated maps and notes. Following the
team presentations, the Consultants concluded the eve-
ning by identifying common elements between the various
plans, and suggested how their ideas might be combined
to form the basis for the Concept Plan as a prelude to the
ultimate Master Plan.

Using the workshop as a springboard, the Consultants
spent the next four days creating the Concept Plan, which
was presented to the public on August 29, 2022.
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PusLic INPUT (conTINUED)

Planning Charrette (continued)

Top Objectives & Ideas from the Public Workshop
Some of the representative objectives and ideas below originated from public input that

occurred prior to the charrette, but they were also echoed in the charrette Workshop.
- Consider the threat of flooding in all aspects of planning for Olde Towne.

+ Find ways to improve the parking situation, which might include developing new park-
ing lots or even considering a parking garage.

+ Improve the night time lighting in Olde Towne to increase public safety and the per-
ceived safety.

+ Increase Olde Towne’s retail shopping options.

- Improve the pedestrian safety and ease of crossing Front Street between Heritage Park
and the balance of Olde Towne to the east.

« Fix the uneven sidewalks where tree roots have disrupted the paving.
« Physically enhance and better leverage Griffith Park.

« Install directional signage to get more visitors
to Olde Towne and to guide them within it.

- Strengthen the connections between the
antique shops and dining areas.

- Make it easier to get City approvals for
work to improve properties.

- Expand recreational opportunities
with activities such as various type
of boating, paint ball and lazer tag.

- Install sidewalks in residential areas.
- Enforce building maintenance codes.

- Create an expansive greenway system
that features activities at trailheads.

« Promote Olde Towne more, including via
brochures at interstate rest areas.

+ Provide more bike racks and promote cycling.
« Hold more special events in Olde Towne.

. Pursue a boutique hotel and visitors center. Sample Concept Plan created by a team of citizen participants.
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PLANNING PRINCIPLES
Sample Anonymous Quotes
Page 21 features a list of quotes from this project’s

Purpose . . . . . . . L public opinion survey. Below are additional quotes
To conduct a valid and logical planning process, it is impor- issues need to be resolved during detailed planning, it is from the survey:

tant to bridge the research and public input phase with the helpful to step back and revisit the broad planning prin-

plan development phase through the creation of a set of ciples. Below are the principles for this plan. They will serve “Ilove the small hometown feel. | enjoy the shops
planning principles. The principles should be broad objec- as the guiding light for this subsequent plan. and the market in the weekends. They used to have

summer concerts inthe park there. | wish they would

tives to help guide the planning process. When complex o aea

“l enjoy the character of Olde Towne. It has a certain
feeling of home and comfortability.”

“Have more options so people can spend a day explor-
ing versus just going to one place and then leaving.
Possibly block the street between brass monkey, pizza,
and ice cream shop where foot traffic is so heavy.”

Olde Towne Planning Principles
1) Preserve and enhance natural resources, including bayous and mature tree canopies.

2) Diversify and physically integrate land uses throughout Olde Towne. “ love the charm and the entertainment of Olde Town.

I also love the sense of community.”

3) Preserve and reinforce Olde Towne’s architectural past, including compatible new buildings.
“I would really like to see more family friendly events

4) Maintain inter-connected streets that are pedestrian-friendly and bike-friendly. hosted in Olde Towne Slidell. | don’t want to see new
construction, but rather a re-vamp of existing parking
5) Enhance streetscapes to be attractive, safe and interesting, including the adjacent context. and signage.”

“I feel that we need more entertainment in that area

6) Accommodate parking without degrading Olde Towne’s convenience and appearance. , .,
and especially more parking.

7) Maintain and improve a generous amount of public space in a variety of forms. “ would like more events (like street fairs)..”

8) Offer a range of housing alternatives in Olde Towne, including upper floor units. “There are a lot of empty spaces that | would like to
see turned into shops or places with activities to do

9) Provide a rich mixture of family-friendly shopping, dining, and entertainment. with kids."

“Connect the Tammany Trace to Old Towne. Add
crosswalk to Heritage [Park]. Add more restaurants
and boutique retail.”

10) Offer a variety of civic, cultural, educational and recreational opportunities.

“Most of the reason | don't go to old town is because
) ) ) ) . . there is absolutely no parking.”
“l like the idea of there being a quaint area in slidell. A place people can walk around

safely, get some shopping done, or have an outing. It's not a strip mall but an experience.” BRI SE S e el e e D e
more boutique shops (no franchises)...”

- Public Opinion Survey respondent
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FRAMEWORK PLAN: OVERVIEW

Purpose

The map at right illustrates a system of Districts and Corridors delineated
for Olde Towne. While they may reflect existing conditions in many re-
spects, they are aspirational. Below are the stated purposes:

Districts
To reinforce and strengthen the function and identity of specific areas of
Olde Towne based upon the following considerations:

« Clustering of specific land uses and/or business types
+ Cohesive form and character
« Distinct marketing themes (“branding”)

Corridors
For planning and not marketing purposes, corridors are intended to:

- Follow key streets - Front Street & Fremaux Avenue
- Focus on right-of-way (ROW) features - streets, streetscapes, etc.
- Address private frontages - parking areas, buildings, sites, etc.

It is important to understand that, while many areas of Olde Towne are not
included within a particular District or Corridor (shaded in gray), such areas

are still addressed by this plan.

Map Legend
Arts & Antiques District

Entertainment District -

Bayou District

Eco-Heritage District -

Front Street Corridor 000000

Fremaux Avenue Corridor OO0 @ @@ @
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FRAMEWORK PLAN: ARTS & ANTIQUES DISTRICT

Overview

Comprising the area on the east side of Front Street flanking either side of
Fremaux Avenue, this district is intended to build upon the current concen-
tration of existing antique shops and potential arts venues.

Primary Uses
Examples of key land uses in this distict include antiques shops, artist stu-
dios, art galleries, specialty retail boutiques, coffee/tea cafes and wine bars.

Form & Character
The physical features of this district are characterized by:

- Free-standing one and two-story buildings with varied forms, many of
which have gabled roofs and wooden siding.

- Shallow or no front building setbacks and extensive landscaping, includ-
ing mature street tree canopies

+ Outdoor seating

Precedent Imagery

Arts & Antiques
District
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FRAMEWORK PLAN: ENTERTAINMENT DISTRICT

Overview

Bound on the west side by Front Street and anchored by the mixed-use
nodes of Cousin and Carey Streets and Cousin and 1st Streets, this district
is currently dominated by restaurants and bars. Shopping and entertain-
ment, including family-friendly entertrainment, will be encouraged in the
future to balance out this area.

Primary Uses

Key uses for this district include restaurants, bars, live music, cigar bar, axe
throwing, putt-putt golf, and other sources of entertainment, as well as re-
tail shops.

Form & Character
The character of this district includes:

+ Both free-standing and attached one to two-story buildings
- Little to no front building setbacks

- Balconies and canopies on building facades

+ Outdoor seating, including rear patios

Precedent Imagery

Entertainment
District
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FRAMEWORK PLAN: BAavou DisTRICT

Overview

With no urban characteristics, this is the sole District in Olde Towne with
natural and park-like places. Its primary features are Heritage Park and
Bayou Bonfouca, both located west of Front Street.

Primary Uses

Key uses within the Bayou District include special events, passive recre-
ation, such as picnicking and walking, and water-related outdoor recre-
ation, including:

- Kayaking and canoeing
+ Motor boating
- Fishing

Form & Character

The dominant physical characteristics of this District include natural green
spaces, water, parking lots, paved pathways, boardwalks, boat docks, shel-
ters, and play equipment.

Precedent Imagery

Bayou District
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FRAMEWORK PLAN: Eco-HERITAGE DIsTRICT

Overview

This district is bound on the north by the Arts & Antiques District, the south
by the Entertainment District, the east by Sgt. Alfred Drive, and the west by
Front Street. It pulls the eocological theme of the Bayou District into the
core of Olde Towne so it can be interpreted and economically leveraged.

Primary Uses

Key uses for this district include institutional uses, such as the existing City
and Parish offices. New uses are those related to ecology, including inter-
pretive centers / museums, outfitters, and swamp tour offices.

Form & Character
The character of this district includes:

- Varied building types and forms

« Varied site conditions ranging from no front building setbacks to gener-
ous front setbacks

+ Rich landscaping

Precedent Imagery

Eco-Heritage
District
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FRAMEWORK PLAN: FRONT STREET CORRIDOR

Overview

This critical street is under the jurisdiction of the State and it experiences
the highest levels of traffic within Olde Towne. It currently creates a barrier
between the Heritage Park area and the balance of Olde Towne to the east.
Similarly, the development along it does not clearly convey to drivers that
they are traveling through a historic downtown area. An objective for this
corridor is redevelopment that can turn a barrier into a “zipper.”

Primary Uses
Key uses in this Corridor include retail, dining, offices, and institutional uses.

Form & Character
The dominant physical characteristics of this Corridor include:

- Free-standing one to three-story buildings with a varied range of front
setbacks, but avoiding expansive parking lots in the front, and

- A redesigned Front Street for traffic calming and improved aesthetics,
including crosswalks with specialty pavers and street trees.

Precedent Imagery

Front Street 0@ ©0©®
Corridor
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FRAMEWORK PLAN: FReEmMAUx AVENUE CORRIDOR

Overview

This is the primary Corridor among Olde Towne's east-west oriented streets.
Like Front Street, it is also under State jurisdiction. There appears to be an
imbalance between the traffic levels/capacity of this street and the relative-
ly low intensity of adjacent development. A key objective for the Corridor
should be to better leverage it for redevelopment.

Primary Uses
Key uses in this Corridor include retail shops, dining, offices, institutional
uses, and relatively higher-density housing.

Form & Character
The dominant physical characteristics of this Corridor include:

- Free-standing one to three-story buildings with shallow front setbacks
that avoid front parking lots, and

- Aredesigned Fremaux Avenue for traffic calming and improved aesthet-
ics, including wide sidewalks, crosswalks, and street trees.

Precedent Imagery

Fremaux 00000
Avenue Corridor
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URrBAN DEsIGN PLAN
Legend

. . . o o o o - d!l
Overview: What is Urban Design? . o Teddy Avenue

Existing Buildings .
Urban design refers to the arrangement of the key physical features of |
an urbanized area, including streets, existing buildings, proposed new New Buildings ST .S 4 -5
buildings, parking areas, and public spaces. These features are reflected Parking Lots § ‘ | ‘
on the Urban Design Plan for key areas of Olde Towne at right, and as
listed in the plan’s legend. The spatial relationship of those features can Crosswalks | ‘ Fremaux Avenue : ‘
also determine the form and character of a place. For example, devel- Plazas / Outdoor | = L
opment in which buildings are located close to the street are typically Dining ‘ § ‘
considered to be “urban,” while development that is more auto-oriented | & - . g 'J [ 9
with large parking lots separating buildings from their streets are typi- ~
cally considered to be “suburban.” Most portions of Olde Towne are ur- § |

Erlanger Avenue

ban in character, although suburban development has encroached
in some locations, such as the Olde Towne Centre development in the 3
southwest corner of the study area. [ [
Focus Areas L B L W L )
The portions of the study area that are the focus of urban design for this Bouscaren Street
plan begin on Front Street and emanate to the east. Because itis a rela- » o o o - o

tively large area for the purposes of urban design, it has been catego-
rized into three separate but overlapping areas, as summarized below.

&,

0,

"t S t’-e
et

These areas are created only for urban design purposes so they can be

enlarged to be more discernible on the following three pages. .
Cousin Street

ArcaA BN BN Bm

This area, delineated with a blue dashed line, follows along Fremaux Av-
enue starting at Front Street on its west end and extending two and a
half blocks to the east just beyond Sgt. Alfred Street.

Area B Robert Street

This area, delineated with a yellow dashed line, begins just north of Ted-
dy Avenue and extends to the south side of Bouscaren Street. It extends
east to 2nd Street and west to Front Street.

AreaC B B m=

Carey Street
1st Street
g a= o= o o o am oam oam oam g M

]
]
1
]
]
]
]
]
]
A

Delineated with a pink dashed line, this area is effectively the southern
counterpart to Area B, and it extends to Circuti Street on the south.
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URBAN DESIGN PLAN (conTINUED)

Area A
Key urban design features proposed for this area include:

« Mixed-use infill development on vacant or under-utilized properties to create a more urban streetscape
- Parking clustered behind buildings instead of in front of buildings, thereby creating a more urban and pedestrian-oriented environment
« Pedestrian crosswalks comprised of specialty pavers that drivers can feel underneath their tires, making them more aware of pedestrians

+ Landscaped median with entry signage at the intersection of Fremaux Avenue and Sgt. Alfred Street

New infill
building : Improvc-':ad
with intersection
shared rear for pedestrian
parking crossings

Landscaped

median with

Olde Towne
entry sign

Improved
intersection
for pedestrian
crossings

Retail or
mixed-use
building with
front plaza or
dining

Legend

Existing Buildings .
New Buildings .
Parking Lots
Crosswalks

Plazas / Outdoor
Dining
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URBAN DESIGN PLAN (conTINUED)

Area B
Key urban design features proposed for this area include:

Improved

« Improved intersection of Front Street and Fremaux Avenue for pedes- intersection
for pedestrian

trian crossings to Heritage Park, including specialty paver crosswalks crossings

and ped-activated crossing signals

- Gateway signage and/or public art where the intersection of 1st and
Front Streets is reconfigured

+ Road diet with only one north-bound lane on Front Street south of
Erlanger Avenue to expand sidewalks and landscaping

. . . Gateway
- Access drive with angled parking along Front Street from Erlanger Av- signage or
enue to Bouscaren Street public art

« Infill and redevelopment to create a more consistent building face
along Front Street

« Street trees to help narrow the perceived width of Front Street and to
provide environmental and aesthetic benefits

Street trees
planted along
Front Street

Road diet
with one
Legend north-bound

lane
Existing Buildings .

New Buildings .
Parking Lots

Crosswalks Access drive

with angled
Plazas / Outdoor parking
Dining
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URBAN DESIGN PLAN (conTINUED)

Area C
Key urban design features proposed for this area include:

« Small commerical and/or mixed-use infill development and adap- Gateway
signage and/

tive reuse of buildings on Bouscaren Street '
or public art
« Cluster ecological and outdoor recreational commercial uses and

potentially an eco-heritage interpretive center

« Landscaped median on Front Street from Cousin Street to Robert
Street, with a left turn lane at Cousin Street

« Public art and/or gateway feature at the intersection of Cousin
and Front Streets

« Parking north of Cousin Street and behind the buildings on Carey
Street

- Potential small grocery at the corner of Front and Robert Streets

Landscaped
median and
left turn lane
onto Cousin
St.

Legend
Existing Buildings .

New Buildings
os [ /

Parking lot
Parking Lots Potential new o: I;Zo:::ginos.:.
grocery store and behind

Crosswalks (20,000+ sq. buildings

ft.) elsewhere

Plazas / Outdoor
Dining
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BuiLbINGSs

Existing Buildings

See page 8 for background on this topic. Although there
are numerous opportunities for new infill development
and redevelopment in specific locations, the sensitive re-
habilitation of existing historic buildings should be given
the highest priority for the following reasons:

- The historic character of Olde Towne is a key element for
“branding” the area to give it a clear identity.

- Every dollar spent on historic rehabilitation has a greater
local economic impact than the same dollar spent on
new development. This principle is based on the fact
that rehabilitation is more labor-intensive than new
construction, while new construction is more material-
intensive. Labor tends to be local, while materials gener-

ally are not.

« There are more existing financial incentives for historic

rehabilitation, such as the federal and state investment
tax credits, than there are for new construction.

Recommendations
The following approaches are proposed for Olde Towne's
existing historic buildings:

Revise & Expand the Historic District Design Guidelines
Recommendations for improving the City’s existing histor-
ic district design guidelines are provided on page 61-63. In
particular, guidelines are needed for signage.

Prioritize Buildings with Vacant Upper Floor Space
Such buildings can be rehabilitated for upper floor hous-
ing and office uses, adding to the vitality of Olde Towne.

Promote & Create Financial Incentives

Existing incentives to vigorously promote with applicable
property owners are the state and federal investment tax
credits for historic building revitalization. See pages 58-59,
and 63 for recommendations on potential new incentives.

Although the overall structural integrity
and interior conditions are unknown for
the purposes of this plan, this existing
building in Olde Towne would otherwise
appear to have strong potential for reha-
bilitation to bring it back to an appear-
ance more consistent with its original
design. Key examples of conditions to be
reversed include:

* Repair to the roof and clapboard-clad
gable end area just below the roof.

- Restoration of the second floor of the
facade where the surviving sills reveal
the replacement of the original win-
dows just above the sills.

 Replacement of the groundfloor
storefront that has been changed with
altered windows and the added pale
brick cladding.

Federal Preservation Standards Summary

The Secretary of the Interiors Standards and
Guidelines for Historic Rehabilitation are sum-
marized below (paraphrased and not verbatim).
They serve as the basis for the design guidelines
that are applied to properties within Olde Towne's
existing locally-designated historic district. While
those guidelines of the City expand on these gen-
eral principles in much greater detail, they warrant
reiteration here.

. A property shall be used for its historic purpose
or a new use with little change.

. The historic character of a property shall be
preserved.

Properties are a record of their time, place, and
use.

Property changes that have acquired historic
significance shall be preserved.

Distinctive features, building techniques and
craftsmanship shall be preserved.

Deteriorated historic features shall be repaired
rather than replaced.

. Treatments that cause damage shall not be
used.

Significant archeological resources affected by
a project shall be protected.

. Additions, alterations and new construction
shall not destroy historic materials.

10. New additions shall be reversible.
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BUILDINGS (CONTINUED)

Proposed New Buildings

The map at right adapted from the Urban Design Plan identifies sites having the great-
est potential for new infill development or site redevelopment. They include both un-
derdeveloped sites, which do not include historic buildings, and undeveloped sites
not currently used as a critical parking lot.

Recommendations
The following approaches are proposed for Olde Towne’s new infill buildings:

Locational Priorities

In many historic districts, the top priority locations for infill development are those
located on key corridors and corner lots because of their high visibility. As reflected in
the map at right, those same considerations apply to Olde Towne

Liner Buildings

“Liner Buildings” are relatively shallow structures that help to screen parking lots to
maintain a cohesive building frontage along an urban street. Some of the existing
properties on Fremaux Avenue are particularly good candidates for such buildings.

Compatible Design

It is important that any new development in Olde Towne is compatible in design with
the area’s existing historic architecture. As noted on the previous page, Olde Towne
has a local historic district and design guidelines, but they could benefit from updates.
Also, many communities have local historic districts, but still end up with new develop-
ment that is incompatible because their design review body does not implement them
correctly. Thus, it will be critical that Slidell’s Preservation District Commission carefully
implement their design guidelines. See pages 27-32 for precedent imagery photos.

This newly-developed mixed use
building would fit nicely into
many historic areas. Primary de-
sign features include groundfloor
storefront windows, vertically-
oriented upper floor windows, a
flat roof visually screened with a
parapet facade, traditional build-
ing materials, and varied facade
massing.

&
(7]
"
9
L
&

Cousin Street

Robert Street

Carey Street

1st Street

Bouscaren Street

Teddy Avenue

Fremaux Avenue

Erlanger Avenue

2nd Street

Legend
Existing Buildings

New Buildings
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BUILDINGS (CONTINUED)

Elevated Buildings: Commercial & Mixed Use

As explained and illustrated on the following page, ele-
vated residential buildings are a viable option to avoid the
hazards of flooding. However, it is a much greater chal-
lenge for commerical buildings intended for retail shop-
ping. For retail to work, pedestrians need to be able to
look into storefronts so that impulse purchases can be cap-
tured. Also, many customers do not want to fight gravity
by walking up steps unless the business is a very deliberate
destination. One exception to these principles is dining.
People are more likely to dine at a commercial building
with an elevated groundfloor than they are to shop, espe-
cially if outdoor dining in front of the building is used as a
way to attract diners.

Recommendations

For the reasons cited above, it is recommended that flood
mitigation measures for Olde Towne's commercial and
mixed-use buildings be focused more on groundlevel bar-
riers (“flood gates”), as opposed to elevating buildings.
However, research into this approach should occur relative
to how the insurance industry views them since they are
only viable when flooding is anticipated for preparation.

As addressed above, this new mixed-use building does not
work for retail shops because of the groundfloor elevation.

The yellow metal tracks at
right are for panels to slide
into and are relatively per-
manent. The example at
far right does not require
such hardware. Instead,
the panels are installed
when needed and they
expand to tightly fit the
space. Some include an
inflatable seal.

“Dry floodproofing” is
intended to keep all flood
waters out of a building.
The graphic at left is from
a document entitled
“Guidelines on Flood
Adaptation for Rehabili-
tating Historic Buildings”
prepared for the National
Park Service (NPS) in
2019. This approach
includes waterproofing
walls, sealing openings,
and installing backflow
prevention devices. Any
waterproof coatings
should be carefully
researched before apply-
ing them to historic wall
surfaces and materials.

Waterproof walls to
established flood risk level

Temporary flood gates

Graphic Sourcing by NPS:
Blank Space LLC for NPS

Established Flood Risk Level B8I- « « « o o« « e o o oo

e

P
Backflow valve prevents sewer backup
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BUILDINGS (CONTINUED) Recommendations
Recommended measures include the following for the Examples of Existing Elevated Buildings

Elevated Buildings: Residential foundation level of elevated existing and new buildings: ?elow are just two examples of several houses.

. . . _ . L . . . in Olde Towne that have been elevated to avoid
Unlike commercial and mixed-use buildings, the elevation - Historically-based stair systems that are aligned with the . _, . .

flooding damage. The building directly below is

of residential buildings is much more viable for both exist- front entance of the building an existing historic house that has been elevated
ing and new buildings. New buildings are already required . Brick piers placed at symmetrically-spaced locations with the foundation being screened with the front
to be elevated, while it is optional for existing buildings stair system and the lattice work on the sides of

+ Dark paint or open areas between the piers the building. The bottom building is new with
- Lattice work placed between the piers a brick foundation, ornamental air vents, and
landscaping that achieves some partial visual

(see sidebar at right). Regardless of whether it is an exist-
ing or new building, there are design techniques that can
minimize the negative visual impact of elevated buildings. - Shrubs to visually obscure the foundation areas

screening.

Examples of Elevating Houses at Various Heights with Landscape Screening
Source: Elevation Design Guidelines for Historic Homes in the Mississippi Gulf Coast Region by the Mississippi Development Authority

At Grade 5’ Above Grade 10’ Above Grade 15’ Above Grade
Side Gable (Creole Cottage)

Elevated Historic House

At Grade 5’ Above Grade 10’ Above Grade 15’ Above Grade
Gable Front Rectangular Plan (Shotgun)

Elevated New House

At Grade 5’ Above Grade 10’ Above Grade 15’ Above Grade
Two Storey Massed Plan (Neoclassic)
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BUILDINGS (conTiNuED)

Visual Simulation: Existing Conditions

Below is a row of buildings on the west side of 1st Street
between Bouscaren and Cousin Streets. Their existing is-
sues are described and illustrated here, while a visual simu-
lation for an improved condition is on the following page.

EXISTINGIBUIEDINGS

Current Issues for Buildings on Left

The one-story buildings to the left (south) of the two-story
building are not the optimal scale and design for this site.
While one-story buildings can work in Olde Towne, the
more visually compatible ones tend to be taller and their
storefronts are more inviting.

Current Issues for Building on Right

Current challenges for this building include deterioration
of the roof and clapboard-clad gable end area just below
the roof, alteration of the second floor windows, and re-
placement of the original groundfloor storefront with new
windows and the added pale brick cladding.
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BUILDINGS (conTiNuED)

Visual Simulation: Proposed Conditions

Below is visual simulation of the possibilities for a row of
buildings on the west side of 1st Street between Bouscar-
en and Cousin Streets. Their existing issues are described
and illustrated on the previous page.

RROPOSED]BUILDINGS

Proposal for Buildings on Left

The small and incompatible buildings on the left have
been replaced by two two-story structures consistent with
Olde Towne's scale and character. Oneis clad in clapboard
and the other in brick, while they both feature second floor
balconies. They also have parapet facades to screen the
buildings’ flat roofs. They have groundfloor commercial
uses and upper floor residential unts or offices.

Proposal for Building on Right

Proposed improvements include:

« Repair to the roof and clapboard-clad gable end area
just below the roof

- Restoration of the original second floor windows
- Restoration of the altered groundfloor storefront

+ Stucco exterior cladding below the gable level
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MosBiLITY & STREETSCAPES

Overall Objectives

See pages 9-10 of this plan for background information on Olde Towne’s mobility and
streetscape conditions. The following objectives should be followed for mobility and
streetscape issues in Olde Towne Slidell:

« Maintain the street grid - 1t is critical that the interconnected network of streets be retained
to allow alternative routes for drivers to avoid traffic congestion. Likewise, the uninter-
rupted network increases walkability, so streets should not be vacated.

« Retain two-way streets where possible - One-way streets encourage speeding, require “out
of trip” driving, and confuse tourists. Rare valid reasons are short street segments that
increase on-street parking or provide some other advantages.

- Transform the key corridors into desirable places - Rather than simply being routes for mo-
torized vehicles to rapidly and efficiently travel, they should be “complete streets” that
accommodate pedestrians and cyclists. Key corridors should be places worth lingering
and that increase adjacent property values.

Proposed Front

« Maximize on-street parking - On-street parking in the commercial core should be available
particularly for shoppers and diners, so design and management approaches should be
implemented to achieve that objective.

- Develop and promote off-street parking - Parking lots should especially be utilized by Olde
Towne employees, but they should be physically enhanced, well-lit, and promoted with
directional signage.

Front Street
The proposed plan below is intended to achieve the following improvements:

« Slow traffic to make the corridor more comfortable to pedestrians, make outdoor dining
more viable, and to allow Olde Towne to be noticed more by through traffic.

» Accommodate non-motorized users such as pedestrians and cyclists through the addition
of bike facilities and improved pedestrian crossings.

- Increase the corridor’s aesthetics and make it more desirable for real estate investment.

Street cross-sections for Front Street are provided on the following page.

Convert inside northbound lane to left turn lane at Robert and Eliminate the outside northbound lane from Bouscaren to Er- Begin a transition back
Street Design Cousin and a median with trees where the turn-lane is unneces- langer and create an access drive with angled parking, sidewalk,  to two lanes north-
sary then transitioning back to a northbound lane near Carey. and planters with street trees along the eastern edge of Front. bound at Erlanger.

Median Left turn lane Potential multi- Public art, gate- Potential Planter Sidewalk, angled Public art, Improvements to Front
purpose trail with way, trailhead, public with street parking, access gateway and Fremaux intersection
crossing at Cousin pocket park parking trees drive, planter with opportunity

street trees
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MoBILITY & STREETSCAPES (CONTINUED)

Front Street (continued)
Key design elements include the following:

+ Road diet - eliminate one driving lane for one or more

segments of the street

. Street trees — planted for aesthetics, shade, and to nar-
row the perceived street width for drivers

+ Flashing crosswalk lights — activated when the pedes-
trian pushes the button to stop traffic

Front Street Plans &
Cross Sections

There are three different
designs for Front Street, as
describe below:

A) Erlanger Ave. to Fremaux Ave.
2 driving lanes southbound,
transition to 2 driving lanes
northbound, a planting strip,
sidewalk, and parking lot
screening.

B) Bouscaren St. to Erlanger Ave.
2 driving lanes southbound,

1 driving lane northbound, a
planting strip, 1 access drive
northbound, 45 degree angled
parking, and sidewalk.

C) Robert St. to Cousin St.

2 driving lanes southbound,
1 left turn lane southbound,
1 driving lane northbound,
a planting strip and/or tree
grates, and sidewalk.

A) Erlanger Ave. to Fremaux Ave.

- Slightly elevated crosswalks — very slight elevation from
the balance of the street grade

« Textured crosswalk pavers — so drivers feel the surface
change and are reminded of pedestrians being present

+ Angled on-street parking between Bouscaren and Erlange-
ler - located on property now privately owned, the de-
sign prevents cars from backing out into Front St. and
helps establish an allee of trees to narrow Front’s per-
ceived width to drivers

B) Bouscaren St. to Erlanger Ave.

C) Robert St. to Cousin St.

This flashing sig-
nage is activated
by a button pushed
by pedestrians.
That same button
can trigger a red
light when a traf-
fic signal is also
installed at the
intersection. This
treatment can oc-
cur on both Front
Street and Fremaux
Avenue.
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MoBILITY & STREETSCAPES (CONTINUED)

Fremaux Avenue

It is recommended that a similar set of design interventions applied to Front Street be ap-
plied to Fremaux Avenue. Below is a plan design for this important street. It is intended to
achieve the following improvements, as is the case for Front Street:

« Slow traffic to make the corridor more comfortable to pedestrians, make outdoor dining
more viable, and to allow Olde Towne to be noticed more by through traffic.

+ Accommodate non-motorized users such as pedestrians and cyclists through the addition
of bike lanes and improved pedestrian crossing facilities.

- Increase the corridor’s aesthetics and make it more desirable for real estate investment.

Street cross-sections for Fremaux Avenue are provided on the following page.

Proposed Fremaux Street Design

Jurisdictional Transfer of Streets

Both Front Street and Fremaux Avenue are currently State-designated roads. While that
means that State funds are used to maintain them, they must also be consistent with State
design requirements. It is recommended that a jurisdictional transfer occur so that the City
assumes control of the project to better implement in a timely manner the design inter-
ventions being proposed in this plan. While future maintenance and improvements would
then require City funding, this change would allow for the proposed transformation of both
streets. There is no formal process established by the State’s Department of Transportation
& Development (DOTD) for jurisdictional transfers. However, it does occur from time to time
and the folloing general steps should be followed:

«+ The City makes a request to DOTD for a jurisdictional transfer.
- DOTD considers the request with Federal Highway Administration (FHWA) input.
- Discussions occur between the parties regarding the details and limits.

- If agreement is reached, legal documents are then prepared to effect the transfer.

Where sidewalk expansion is constrained,
encourage awnings or galleries.

Screen parking areas with
landscaping and/or low walls

Left turn lane unnecessary for northbound turns onto Sgt. Alfred, which creates oppor-
tunity for median with trees and gateway signage west of Sgt. Alfred intersection.
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MoBILITY & STREETSCAPES (CONTINUED)
How does cycling fit into these mobility plans?

Many redevelopment projects for a community’s key thoroughfares include the addition of bike lanes. While being

Fremaux Avenue (continued) more bike-friendly is an important objective for Front Street and Fremaux Avenue, the limited existing right-of-way
Key design elements include the following: (ROW) widths preclude adding bike lanes, even though the following options were considered but dismissed:
+ Road diet - replacement of one turning lane with a land- - Acquisition of more ROW width: This conccept would be too difficult and costly.

scaped median for one segment of the street « Conversion of one driving lane in each direction into a bike lane: This concept would greatly reduce the capacity of the

streets to handle motorized traffic, resulting in major traffic congestion.
- Street trees — planted for aesthetics, shade, and to nar-

The best alternative for integrating a bike lane into the redesign of Front Street will be the proposed Tammany Trail be-

tween the existing RR tracks and Front Street, which will accommodate cyclists. Unfortuately, there are no such feasible

« Flashing crosswalk lights — activated when the pedes- alternatives for Fremaux Avenue. However, the City’s new Comprehensive Plan has proposed Fremaux as a “complete
trian pushes the button to stop traffic street,” which would entail the street being rebuilt to include bike lanes.

row the perceived street width for drivers

- Slightly elevated crosswalks — very slight elevation from
the balance of the street grade

« Textured crosswalk pavers — so drivers feel the surface Fremaux Avenue A) 2nd St. to Front St. B) Sgt. Alfred St.

change and are reminded of pedestrians being present Plans &

Cross Sections
There are two dif-
ferent designs for
Fremaux Avenue, as
describe below:

A) 2nd St. to Front St.
2 driving lanes south-
bound, 2 driving
lanes northbound,
and a sidewalk on
each side.

B) Sgt. Alfred St.

2 driving lanes south-
bound, 2 driving
lanes northbound, a
landscaped median,
a sidewalk with street
trees in grated tree
wells on each side.

This pedestrian crosswalk’s brick paving and concrete
banding are not only attractive, but drivers can feel it under
their tires to be reminded of the presence of pedestrians. It is
recommended for both Front Street and Fremaux Avenue.
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MoBILITY & STREETSCAPES (CONTINUED)

Non-Motorized Mobility

Non-motorized transportation options are important to broaden the appeal of Olde
Towne and the outlying vicinity. Recommendations below are offered for greenways
(paved trails seperated from streets) and bicycling facilities, and mapped at right.

Greenways
Tammany Trace is an existing paved greenway that extends from Covington to the

northwest, south to Mandeville, and then east to the northwest edge of Slidell. It has
been proposed to extend from the current termination point to Heritage Park. The
City’s new Comprehensive Plan proposes that it follow Carnation Street to West Hall
Avenue to Bayou Lane to Heritage Park. This plan for Olde Towne proposes two con-
nected greenway segments traversing Heritage Park:

« A boardwalk meandering along
the edge of the bayous per the
City’s new Comprehensive Plan

» A relatively straight segment lo-
cated between the railroad line
and Front Street (per map at right)

Cycling
Recommendations are provided below:

Bike Lanes: In accordance with the City’s new Comprehensive Plan, bike lanes can ex-
tend down Bayou Lane to Heritage Park. They can also be part of any future “complete
streets” (see page 43 regarding complete streets), as noted on the previous page re-
garding Fremaux Avenue. However, for Olde Towne’s smaller “local” streets, including
those in the commercial and mixed-use core, cyclist can share the road with vehicles.

Bike Parking Facilities: Bike parking
facilities should be provided at all
key existing and future public facili-
ties. They should also be required
for all new private development
of a certain minimum magnitude
based on building square footage.
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MoBILITY & STREETSCAPES (CONTINUED)

Streetscapes

This topic addresses the full right-of-way (ROW) flanking ei-
ther side of Olde Towne’s streets, including sidewalks. See
page 10 for information on existing streetscapes.

Commercial & Mixed-Use Areas

Because the predominant existing streetscapes have a con-
sistent design and are in relatively good physical condition,
it is recommended that any future streetscapes within this
area continue with this design. The exception would be if a
large contigous area of Olde Towne's streetscapes were to
be rebuilt, in which case the current design might be revis-
ited. Primary features of the current design include:

- Sidewalks are on both
sides of the street.

« The primary paving
material is a stone ag-
gregate  with  brick
banding along the pe-
rimeter parallel with
the street, as well as
perpendicular bands to

Fremaux
Avenue

break it up visually into
a series of squares.

- Parallel on-street parking for most areas, with some
pockets of perpendicular “head-in” 90 degree parking.

» Historic-looking pedestrian-scale lighting and wooden
utility poles.

+ Only limited street trees (primarily crepe myrtles) where
accommodated in tree wells with grates.

Residential Areas

Conditions vary, but many residential streets are narrow
and lack sidewalks or they are limited to one side of the
street. Sidewalks should be expanded in these areas with
the existing concrete paving and deep planting strips, in-
cluding street trees between the street edge and sidewalk.

Typical Commercial & Mixed-Use Street

Typical Residential Street
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PARKING

Parking is often a hotly debated issue for any downtown,
regardless of how much parking supply versus demand ac-
tually exists. As Olde Towne continues to revitalize in the
future, parking will become an even more important issue.
See page 11 for background information on the current
parking situation. This plan section addresses both on-
street and off-street parking in Olde Towne Slidell.

On-Street Parking
Below are suggestions for maximizing the study area’s lim-
ited on-street parking spaces:

Discourage On-Street Parking by Employees

If visitors to Olde Towne cannont find convenient park-
ing relative to their destination, they may choose to shop
and dine elsewhere. The City and Olde Towne Slidell Main
Street should coordinate efforts to strongly discourage
employees from parking in on-street spaces within the
core commercial area and to educate them on the ben-
efits of such a strategy. This strategy will rely heavily on
business owners and managers communicating with their

employees.

Establish Parking Time Limits if Necessary

If a voluntary program is not successful, adopt City regu-
lations and install associated signage limiting parking
to three hours in the core portions of Olde Towne where
parking is in the highest demand. Parking meters are not
recommended for the following reasons:

+ Meters may discourage people from visiting Olde Towne

+ Meters contribute toward visual clutter

- Meters are not needed to enforce time limits because
of other options for monitoring how long a vehicle has
been parked in any given location

Begin Parking Enforcement with a Grace Period

If time limits must be enforced by the City, a one-month
“grace period” should be used to give violators a warning
rather than a ticket.

Increase Off-Street Parking Options for Employees

An important compliment to avoiding Olde Towne’s em-
ployees from occupying prime on-street parking is to pro-
vide reasonable alternatives. See the recommendations
on the following page for how to improve and expand off-
street parking in Olde Towne.

It is important for any commercial or mixed-use area to
manage its highest-priority on-street parking so that suf-
ficient turnover occurs to keep parking available for visitors.

Handheld “e-ticketing” devices make on-street parking
enforcement much easier than in previous eras.
Graphic Source: United Public Safety

Benefits of On-Street Parking
On-street parking provides numerous benefits to
Olde Towne, including the following:

Convenience for Shoppers & Diners
While Olde Towne's employees should be greatly

valued, their parking needs can be satisfied a few
blocks from their employment. Visitors spending
money in Olde Towne should be given the top
priority when it comes to parking.

Traffic Calming
Because vehicles parked on the street narrow the

perceived width of the driving lane, drivers natu-
rally drive slower. Slowing driving is an important
aspect of making a place safer and more comfort-
able for pedestrians.

Buffer for Pedestrians & Outdoor Diners

Parked vehicles provide both a literal and psycho-
logical barrier between pedestrians and moving
vehicles. In fact, it can be very difficult to make
outdoor dining located in front of buildings viable
without the comfort that on-street parking gives
to diners.
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PARKING (CONTINUED)

Off-Street Parking
Below are recommendations for Olde Towne’s parking lots:

1. Provide directional signage to public parking lots.
2. Enter agreements with local institutions, such as churches, for shared parking
3. Develop new lots and improve existing lots per the Urban Design Plan at right.

Design Standards for Olde Towne's Parking Lots

The conceptual site plan below illustrates the following recommended standards:

+ Locate parking lots behind buildings to be visually screened from streets.

- Use evergreen shrubs, trees, low walls and/or fencing to screen lots from streets.
+ Access parking lots via driveways off of alleys or secondary streets.

» Provide for cross-access between adjacent parking lots.

- Provide sufficient lighting for safety to increase usage of off-street parking.

- Provide internal landscaping with shade trees for both aesthetic and environmen-
tal benefits.

« Visually screen dumpsters and loading areas within parking lots.
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WAYFINDING

Wayfinding is the process of directing visitors to a commu-
nity and its various destinations. In addition to maps and
digital devices, one of the primary tools used for wayfind-
ing is directional signage. Signage is particularly impor-
tant to people who do not lean heavily on GPS tied to cell
phones. It can also help to attract “impulse visitors” who
did not otherwise plan on visiting the community, as well
as planting the seed for future visits by through drivers.

Two Types of Signage
Signage should be installed to first guide visitors to Olde

Towne, and to then guide them within Olde Towne. Conse-
quently, there are two different types of signage:

- Peripheral signage to get visitors to Olde Towne
- Internal signage to guide visitors within Olde Towne

Because of the relatively general nature of a plan such as
this, the City should consider expanding on this page with a
detailed wayfinding master plan for Olde Towne.

Internal Wayfinding

Placement of Signage

+ Locate signs at key intersections, particularly
those located on Front Street and Fremaux Av-
enue

+ Locate signs where they do not visually compete
with other signs within the rights-of-way.

« Locate signs to not visually obscure other signs,
landmarks, or drivers’safe visibility.

Signage Design
The following design principles apply to wayfinding

F) IMPLEMENTATION

Peripheral Wayfinding

Placement of Signage

Signs outside of Olde Towne to draw
visitors to Olde Towne should be lo-
cated at or near the following inter-
sections, at a minimum (see map):

1.1-10 & 433 (Old Spanish Trail)
2. 11 (Pontchartrain Dr.) & 433
3.1-10 & 190 (Fremaux Ave.)
4.1-10 & 1-12

5. 90 (Chef Menteur Hwy.) & 190
6.90 & 433

7.190 & 433

DOTD Approval
Any directional signage proposed for

federal or state-designated roads will
require approval by the Louisiana De-
partment of Transportation & Devel-
opment. This may be a lengthy and
tedious process.

Signage Design
Because the Olde Towne area in-

cludes one designated and two
potential National Register Historic
Districts, it should be able to utilize
the standard brown directional signs
commonly used for cultural sites.

7 “)

D

Map Source: Wikimedia

“

HISTORIC
OLDE TOWNE

SLIDELL

D’

signs located within the Olde Towne area:

« Utilize a consistent design template
+ Create a theme-based color coding system

- Integrate a consistent logo in the design, which
might be the City’s
seal or a new logo
developed specif-
cally for branding
Olde Towne

+ Mount the sign on
a well-designed
pole, such as the
ornate metal style
currently used
for Olde Townes
street lights

The conceptual design at right
is an example that employs the
design principles listed above,
but the City should explore other
design options as well.
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PusLIic SpPACES

Pages 12-13 of this plan summarize existing conditions of
Olde Towne’s public spaces. Public input on this topic de-
termined that most people do not want to see new public
spaces, but instead improved spaces. Given the diversity
of Olde Towne's existing spaces, it is understandable that
new spaces are not sought. Also, because the Carey Street
Park is so new and only intended to serve as a small “pocket
park,” no changes are recommended for it.

Heritage Park

The City initiated a process for the Olde Towne Slidell Wa-
terfront Plan shortly before this master planning project for
Olde Towne. Because Heritage Park is a key anchor for that
planning area, this plan will defer to that separate project
looking more closely at the park. Appendix C of this plan
features the two plan maps created as part of that project,
and it proposes two different facilities that could used for a
farmers market. The one located in the most easterly end
of that plan’s study area would not be of much direct ben-
efit to Olde Towne, but the one in the southwest might.

Farmers Market

At present, a Saturday morning farmers market (which
includes other products beyond produce) occurs at City
Hall. It is relatively small, and the physical facilities are
not ideal for this use, but it is still popular and successful.
The waterfront plan’s proposed new facility noted above
could offer better facilities for a larger market. However,
because of its location relatively far from the commercial
core of Olde Towne, it might not have enough proximity to
leverage the same economic spin-off benefits as a closer
in market might. Assuming that the economic benefits
potential per participant is greater at the City Hall loca-
tion, the question is: “Would the greater number of partici-
pants at the new site compensate for the greater proximity

of the closer-in City Hall site?” This is an issue that the City
will need to consider. It must also be kept in mind that
there is the potential to create a roof structure within the
existing courtyard of City Hall to expand that site’s viability
for the market currently being held there.

Griffith Park

While this park is relatively small and has limited facilities, it
is highly valued by the community. Ideally, the City could
prepare a master plan to increase its usage. In the mean-
time, the following concepts should be considered:

- Addition of a water feature. Given the desire to make Olde
Towne more kid-friendly, installing a splash pad might

attract more families during the warmer months. It is

proposed in the graphic below to be located within the
potential expanded area of the park to the east.

« Greater definition of the boundaries with green edges. At
present, the eastern boundary transitions from a lawn to
pavement without any strong delineation. More land-
scaping on this side could be helpful.

- Expansion of the park to the east. This property is current-
ly used for a parking lot, but perhaps a design could even
be created for parking most of the time, but pedestrian
space during events.

- Addition of non-fixed seating. This idea might only be vi-

able for events in the park to avoid their loss unless City
employees could put them up during the evenings.
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OVERVIEW

Strategies were developed for this plan based on the Retail
Market Analysis and stakeholder input for branding and
marketing, a recommended business mix and business re-
cruitment, and downtown management. These strategies
relate to Olde Towne Slidell’s competitive strengths and its
potential for retail and other business development. Ulti-
mately, a key objective is to establish and strengthen Olde
Towne as a destination for local residents, regional day trip-
pers, and tourists. Sales from destination visitors will help
support existing and potential new businesses, which can
in turn help to fill building spaces and enliven Olde Towne's
streets.

BRANDING & MARKETING

Several themes emerged from the Market Analysis and
from needs expressed by residents and stakeholders.
Among these are the need to establish Olde Towne as a
destination for families, including both residents and tour-
ists, to help diversify the mix of businesses and activities
in the area. Olde Towne has proven its success in attract-
ing local adult patrons for eating and drinking activity, but
a need was expressed for more family-oriented activities.
Some efforts have already been made, with the addition
of a small mini-golf play area adjacent to the vintage Olde
Towne Soda Shop. Another theme that emerged from the
Market Analysis relates to linking Olde Towne into the re-
gional outdoor recreation and bayou-based tourism indus-
try. Overall, marketing should aim to establish Olde Towne as
a family-friendly recreation and eco-heritage destination, in
addition to its current entertainment role.

Family Orientation
Opportunities exist to build on the Olde Towne Soda Shop
and the mini-golf course to create more destination at-

tractions for families. These attractions can relate to the
bayou ecosystem and culture, such as through an IMAX
theater, interpretation center / ecosystem demonstration
area, Bayou Bonfouca Trail, and/or other attractions that
interpret the region’s bayous in the urban setting of Olde
Towne. The Retail Market Analysis indicated that, if such
anchor attractions are established, opportunities for family-
oriented retail will increase, such as toy/hobby shops, art
galleries and antique stores, bookstores, donut and ice
cream shops, and others as indicated in this project’s Retail
Market Analysis.

Fantasy Island
Toys is a highly
successful
retail business
in Downtown
Fairhope, Ala-
bama. Busi-
nesses like this
help to give a
commercial
district like
Olde Towne a
more family-
friendly image.

Cultural Center

A cultural center component of the recommended inter-
pretation center could add value by incorporating the ex-
isting museum collections, while creating synergies with
existing art galleries and antique stores.

Cameillia Festival
A Camellia Festival or Pageant could further strengthen

the family destination attraction of Olde Towne while also
building on the city’s existing brand. The Camellia Festival
might be timed to coincide with an annual camellia show
like the one held for the Ozone Camellia Club at the Slidell
City Auditorium. Perhaps a show of national significance
could be attracted to Slidell if paired with a festival.

Bayou Heritage & Outdoor Recreation

The theme of outdoor recreation is another opportunity
for Olde Towne, not only to attract families, but also to
capture some of the tourism trade that flows through New
Orleans and the North Shore areas. As noted in the Re-
tail Market Analysis, there is significant tourism for bayou
tours and related eco-tourism activities in the area, so ty-
ing Slidell’s brand to eco-tourism can help strengthen Olde
Towne’s opportunities for capturing tourism trade. Key
components relating to this theme include the establish-
ment of a destination attraction (as noted previously) asso-
ciated with the region’s bayou ecosystem, such as a bayou
ecosystem interpretation center, trail system, and/or film/
theater presentation.

The marina at the City’s Heritage Park on Bayou Bonfouca
can be an important anchor for Olde Towne’s branding.
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BRANDING & MARKETING (CONTINUED)

Associated Retail

Retail activities supported by tourism could include a
sporting goods store focused on outdoor recreation and
bayou exploration (e.g., kayaks and paddle boat equip-
ment), as well as hobby shops, coffee shops, and similar
activity. Olde Towne could be co-branded with bayou/
swamp tours with an aim of increasing business for both
through added value. Heritage Park could be an anchor
for tours, along with Bayou Bonfouca tours originating in
Olde Towne.

Special Districts

To more effectively brand and market Olde Towne, it will
be helpful to establish specific marketing districts where
similar or complementary activities are currently (or can
be) clustered. In a business district as geographically
dispersed as Olde Towne’s, it also helps to cluster so that
synergies can develop through aggregated business activ-
ity. Three Olde Towne thematic districts can be defined as
follows based on existing and potential business activities
and destination marketing:

Art & Antiques District
This district builds on the existing cluster of art galleries

and antique stores on the northern edge of the study area.
To some extent, this area is already marketed and branded
for these uses. Within this plan’s previous Framework Plan
section, see page 27 for more information on this district.

Entertainment District

Similarly, this district exists to the extent that there is an
existing cluster of restaurants and bars on the southeast-
ern end of the study area along Cousin Street. There are
opportunities to expand on this activity through more live
entertainment and restaurant uses. See page 28 of the

the Framework Plan section for more information on this
district.

Eco-Heritage District

The area located between the two existing clusters de-
scribed above lacks definition for marketing purposes. To
help establish Olde Towne as a destination for families and
tourists, an “eco-heritage district” concept is introduced
for marketing purposes that would be anchored by an in-
terpretation center, water park features (not an actual wa-

ter park), and specialty retail such as an outdoor sporting
goods store and a bayou specialty bookstore as discussed
further below. See page 30 for additional information on

this proposed new district.

This outfitters shop is located in a historic building in Downtown Beaufort, South Carolina, and it plays off of the region’s natural

environment and outdoor recreational opportunities.

OLDE TOWNE SLIDELL MASTER PLAN

Page 55 of 70



A) BACKGROUND B) PLAN OVERVIEW C) DESIGN STRATEGY

D) ECONOMIC STRATEGY

E) PUBLIC POLICY STRATEGY F) IMPLEMENTATION

Business Mix & CONCEPTS

A retail business mix is recommended in the table below
based on the findings of the Retail Market Analysis. A to-
tal of 110,000 square feet of additional retail business use is
recommended for development in the Olde Towne area. This
mix forms the basis for recommendations for business re-
cruitment and development.

Family-Friendly Anchor Concepts

An anchor entertainment or visitor attraction would help
drive the market to Olde Towne Slidell. Several concepts
have been discussed previously, but each would need to
be tested for their viability and fleshed out. In general, the
market could support an anchor entertainment or visitor
attraction of about 55,000 square feet, with possible con-
cepts including the following:

Louisiana Bayou Education & Interpretive Center

As noted before, there is the opportunity to capture more
of the North Shore’s and region’s tourist trade by linking
into the swamp and bayou tour activity that includes sev-
eral sites just outside of Slidell. An interpretation center
could focus on the education relating to the region’s bay-
ou ecology. The center would be linked to trails, activated
outdoor spaces, and tours associated with Bayou Bonfouca
and Heritage Park. A reinvention, expansion and possible
relocation of the Slidell Museum could be integrated into
this center to help interpret the community’s cultural and
historical ties to the bayous and the regional ecology. The
center might also include an IMAX film focused on Louisi-
ana’s swamps, bayous, and ecological heritage.

Heritage Park
The park itself could be programmed more intensively to
include bayou education and interpretation of the local

This plan’s Retail Market Analysis

Report (Appendix B) concludes that an
additional 110,300 square feet of retail
space can be supported by Olde Towne’s
market demand. Approximately half of
that demand is for family entertainment
and music venues, as was also conveyed
by many stakeholders involved with the
planning process. With the exception

of sport goods / outdoor recreation,

the other uses that could be supported
are relatively typical for most historic
downtowns and mixed-use commercial
districts such as Olde Towne.

ecosystem, along with being a landing site for heritage
Bayou Bonfouca boat tours. The recommended increased
programming of this important park is consistent with the
recently created Waterfront Plan that was commissioned
by the City to occur parallel, but coordinated with, this
plan for Olde Towne.

Griffith Park

The existing Griffith Park could be re-programmed to in-
clude splash pads and perhaps other water features that
help to interpret and celebrate the region’s rivers, bayous,
and swamps. An alternative would be water features at
the proposed interpretive center.

The model of the Mississippi River at Mud Island in Memphis
(above) and the splash pad at Cypress Preserve Park in Sun-
rise, Florida, (below) are examples of concepts thtat might
be adapted for Slidell’s Olde Towne.
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Business Mix & CONCEPTS (CONTINUED)

Eco-Heritage Related Businesses

As indicated previously, the market analysis forecasted
potential for several businesses that could strengthen and
build on the eco-heritage theme, including an outdoor
recreation and sporting goods store, kayak/paddle boat
rental, environmental/specialty bookstore and hobby/
game store, ice cream/candy shop, coffee shop, and a bay-
ou-themed family restaurant with live entertainment. The
existing soda shop and putt putt golf course would also
integrate with these themes.

Other Target Business Concepts

In addition to eco-heritage related businesses, several oth-
er concepts emerged from the market analysis, including
a bowling and live music venue, ethnic and theme restau-
rants with entertainment, a small grocery/deli/pharmacy,
a vintage clothing and accessory store, a craft merchan-
dise store, and a brewery or brew pub. Supporting all of
these commercial uses would be a boutique hotel, which
is needed to help attract overnight visitors who, in turn,
would shop at local businesses.

Small Grocery / Deli

There is both an expressed need, as well as supportable
market potential, for up to 21,000 square feet of specialty
grocery /“deli”and pharmacy. This niche business would
carry a variety of specialty products, including baked
goods, cheeses, fruits, vegetables, liquor, wine, beer, and
gourmet prepared dishes. Of the various types of retail
tested in the non-scientific public opinion survey, a small
grocery store was the number one choice among local
residents and stakeholders.

Boutique Hotel
While not tested by the retail market analysis, a need was
identified for lodging that would help strengthen Olde

Towne as a destination for tourists and other visitors
(such as those attending the Camellia Festival/Show and
other events and conferences, as well as business travel-
ers). Lodging would strengthen Olde Towne's appeal as
a destination and allow it to capture more of the over-
night tourism market. Facilities developed and operated
in Olde Towne would have a boutique hotel character
but large enough to support group tours (40 to at least
80 rooms). The use of historic properties would help
strengthen the concept. Public opinion also supports the
integration of a boutique lodging facility in Olde Towne,
with 63% of those surveyed supporting a boutique ho-
tel concept. Unlike the concept of a small grocery, which
the market research supports, a market feasibility study
would be needed to pursue the concept of a boutique
hotel.

The Southern Hotel opened in 2014 in Downtown Coving-
ton, Louisiana. After sitting vacant for many yeatrs, this
historic 1907 hotel was rehabilitated with the help of federal
and state investment tax credits for historic rehabilitation.
As a new anchor to Downtown Covington, it features 40
rooms and a white cloth restaurant.

Pop-Up Retail

Pop-up-retail is a relatively new trend that can
greatly benefit commercial areas having vacant
ground floor space and a need for retail diversity.
This type of program is typically managed by a
Main Street program that works directly with prop-
erty owners having vacant ground floor space. Key
components of such a program include:

Finished-out flex space: The interior of the space to
be leased to a temporary tenant must be finished
out sufficiently that they have a high quality space,
yet it needs to be flexible enough to accommodate
a variety of retail business types.

Program promotion: The program sponsor must
vigorously promote the program and the availabil-
ity of spaces to secure the temporary tenants.

Short-term lease: The lease agreement term can
vary. It needs to allow the business to remain for

at least one month, but not more than six months
unless the tenant wants more time.

Business incubation: The program sponsor should
provide support to help the tenant eventually “fly

from the nest” to a permanent location elsewhere

in the district.

This beach-themed shop in Downtown Lebanon,
Tennessee, is a temporary “pop-up” type.
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BusiNEss & DEVELOPER RECRUITMENT

Approaches for recruiting businesses to meet market de-
mand and strengthen Olde Towne's destination potential
are described below for each of several key anchor com-
ponents of the target business mix. An approach for at-
tracting and recruiting developers to construct infill com-
mercial buildings and housing is also discussed.

Recruitment for General Retail & Dining Businesses
Recruitment efforts for targeted businesses should focus
on working with existing landlords and property owners
to identify potential buildings and sites. The findings from
the Retail Market Analysis should be packaged for recruit-
ment purposes through direct outreach to potential ten-
ants and emerging entrepreneurs. An emphasis should be
placed on recruiting local and regional businesses, rather
than national franchises that would dilute the unique des-
tination concept. A fast-track approval process, coupled
with facade and renovation grants or low-interest loans,
might be instituted by the City of Slidell to encourage re-
development and rehabilitation.

Recruitment for Specific Uses

This section addresses recruitment for the proposed Bayou
Education & Interpretive Center, the small grocery/deli/
pharmacy, the boutique hotel, and infill housing.

Bayou Education & Interpretive Center

This concept is probably most viable if operated as a not-
for-profit entity. Capital funding for development of a
center, whether new construction or incorporated into
existing historic buildings, would be generated through
a capital campaign and through sponsorships and grants.
Once a not-for-profit is formed, it might seek to partner
with conservation organizations, Municipal and Parish
government, swamp tour operators (for co-branding),

and/or corporate sponsors. Development of this center
and associated support businesses could be facilitated
through the targeting and packaging of buildings and
sites, with a focus on infill redevelopment near the center
portion of Olde Towne, within the “Eco-Heritage District”
(located between the Arts & Antique and Entertainment

districts).

Specialty Grocery/Deli

QOutreach was conducted to a couple of small regional
specialty grocery store chains - Langenstein’s and Rob-
ert. Langenstein’s is af fifth-generation business started in
New Orleans in 1922. It now has three locations, including
the newest that opened in River Ridge in 2015. Robert is
a newer neighborhood grocery chain started in New Or-
leans in 1994. It now has six locations. Robert opened a
store in Baton Rouge in 2018. Findings from outreach to
these chains suggests that Olde Towne Slidell is a potential
location, especially given that market demand is roughly
equivalent to the average store size for these brands. How-
ever, management at both chains is experiencing some
over-extension that may prevent immediate expansion.
Regardless, interest was expressed by both. If a site can be
identified that meets key parameters for operation, both
may be strong candidates. See page 36 for a potential site.

Website Info: “Recognizing that
each neighborhood is different, it is
very important to listen to our cus-
tomers so that we may provide the
products and services they desire.”

Website Info: “Langenstein’s
is a 5th generation owned
and operated business,
proudly holding true to its
original ideals, while still
adapting to the needs and
suggestions of their loyal
customers.”

Hotel Developer/Operator

Before any efforts are made to recruit a boutique hotel de-
veloper or operator, it is recommended that the viability of
the concept be tested in the market (with the assumption
of a destination anchor, such as an interpretation center,
being built). A market analysis would gauge the poten-
tial level of market demand, while a feasibility study would
test the financial viability and return on investment of the
concept under several development or rehabilitation sce-

narios.

Once the concept has been tested and proven viable, po-
tential sites should be identified and vetted with owners.
Pre-approvals could be sought as an incentive for attract-
ing a developer, although that is not to suggest that Pres-
ervation District Commission approval should be waived.
Financial incentives, such as land at a reduced cost, could
also be offered and packaged with the site assemblage
and pre-approvals. This package might be offered through
a Request for Proposal (RFP) process that targets hotel
developers and operators with a track record of building
high-quality boutique products in similar locations. As in-
dicated on the previous page, a successful example of this
concept may be The Southern Hotel, located in Downtown
Covington, although it involved the rehabilitation of an
existing vacant hotel built in 1907 and utilizing tax credits.

Infill Housing
Several concepts for infill housing have been put forward

for Olde Towne, including upper-floor rental apartments or
condominium units, and new infill houses or multi-family
buildings. Market support for such infill development has
not been tested, particularly as it relates to the insurance
and regulatory requirements associated with building in
the area. However, unlike the challenges for successful re-
tail buildings, housing can (and must) be built to be raised
above the flood level. To recruit housing developers and
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BusiNEss & DeVELOPER RECRUITMENT
(CONTINUED)

investors, it would be advisable to conduct a housing mar-
ket analysis, assess the existing investor base, and consoli-
date or assemble parcels and buildings for rehabilitation and
redevelopment. Other tools for housing development in-
clude the following:

« An acquisition and land banking strategy that allows the
City to control and market sites for prospective targeted
development might be used to better leverage develop-
ment in Olde Towne.

- A fast-track approval process could be instituted within
the district for key sites (as indicated previously), par-
ticularly where there is a site or master plan created to

guide development. However, fast-tracking should not

include a waiver of Preservation District Commission ap-
proval since maintaining the historic intergrity of Olde
Towne is very important.

Federal and state investment tax credits should be ac-
cessed for the rehabilitation of existing historic build-
ings, although such projects will need to follow federal
preservation standards and the properties must be des-
ignated on (or eligible for) the National Register of His-
toric Places, among other requirements.

Low-interest loans arranged through local lenders might
be offered as an incentive for building renovation and
rehabilitation.

An insurance cooperative might be established for Olde
Towne to reduce the costs of flood insurance for indi-
vidual property and business owners.

Olde Towne has
several two-story
buildings with
underutilized upper
floor space that
could be adapted
for housing. Resi-
dents in a mixed-
use urban area not
only lend additional
market support

for commercial
uses, but they also
provide a safer

and more “lived in”
atmosphere that
makes visitors feel
more comfortable.

Aboveis a
rough mock-up of a

potential marketing piece that could be

used to help recruit new businesses to Olde Towne
Slidell. It could utilize this planning project’s retail
market analysis that determined the optimal tenant
mix based upon existing market demand that has
yet to be met. In addition to helping the Main Street
program target candidates for recruiting, the key
findings of the market analysis can be highlighted.
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DisTRICT MANAGEMENT

Recommendations for strengthening the existing Main
Street program for Olde Towne Slidell are provided in the
Implementation section of this plan (see pages 65-66).
However, there is also an opportunity for the integration
of the Main Street program with a Business Improvement
District (BID)

Business Improvement District

A BID could take on some of the tasks necessary for en-
hanced direct capital funding and management of the
Olde Towne business district. For example, there has
been a need expressed for cleaning, marketing, lighting
improvements, signage (both wayfinding and marketing),
public art, and enhanced safety patrol, all of which could
be provided through a BID.

BID Funding

A BID is funded through a special levy imposed by prop-
erty owners within the area on themselves. Typically, this
special levy must be approved by a majority of property
owners within the designated district, but state enabling
legislation varies. The Bid would be integrated with the
Main Street program to provide annual funding for capital
projects and management functions.

Building Support for a BID
To gain property owner support for a BID, a business plan

should be drafted, including specific projects and services,
as well as estimated costs. Prior to the referendum, City
officals, Main Street representatives, and other proponents
of the BID should meet with individual property owners
and engage with stakeholders to secure buy-in and major-
ity support. Examples of BIDs in the area include the New
Orleans Downtown Development District, the East NOLA
Business Development District, and Hammond’s program.

While it took many
years to turn around,
Downtown Pensacola
established a Business
Improvement District
(BID) in the 1970s that
eventually led to its tre-
mendous revitalization
story. The BID revenues
were utilized by the
Pensacola Downtown
Improvement

Board (DIB). Although
Pensacola has a popu-
lation that is too large
for a conventional
Main Street program,

Hammond Downtown Development District
Hammond, Louisiana’s, HDDD was one of three
winners of the prestigious 2022 “Great American
Main Street Award” (GAMSA), which recognizes
communities for their excellence in comprehensive
preservation-based commercial district revitaliza-
tion. Established in1984, their program leveraged
$20.3 million in public and private reinvestment

in Downtown Hammond, helped create 60 net
new businesses, and a total of 115 buildings have
been rehabilitated. They decreased their building
vacancy rate from 80% in 1984 to just 6% today. As
stated by the National Main Street Center regarding
their program’s award: “For nearly 40 years, HDDD's
ambitious revitalization projects and events portfolio
have been carefully planned in partnership with resi-
dents, merchants, property owners, community lead-
ers, and other stakeholders to dually create spaces
that reflect diverse groups and bring shoppers, diners,
and purveyors to the district. As a result, they have
achieved an impressive record of impactful projects
that have truly transformed the city.”

Another key to their success was the establishment
of a business improvement district (BID) in 2014
through a special act of the State legislature.
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ZONING

Revise Zoning to Match this Plan

A key source of direction for zoning revisions in most communities is the most re-
cent citywide comprehensive plan. While the City recently adopted a new compre-
hensive plan, it does not go into much detail on this topic. It does include a Future
Land Use Map (FLUM) that is not parcel specific, along with a set of general goals
and strategies related to zoning. However, as the plan states on page 85 in the Im-
plementation section, “Because the Plan does not carry the force of law, the City must
achieve its goals through a variety of actions, including amendments to the City subdivi-
sion and zoning regulations and the zoning map. Updates to these regulations should
be consistent with the Plan to ensure that incremental actions on development requests
support the Plan’s vision, principles, and goals.” That said, a review of the City’s cur-
rent zoning ordinance reveals the need for an entire new zoning and devel-
opment code to be more effective and user-friendly. Below are recommendations
related to the issues associated with Olde Towne's primary existing zoning districts.

Single-Family Urban (A-6)

Located within peripheral areas of the Olde Towne study area, the A-6 district allows
primarily single-family houses. Minimum lot sizes are 8,400 sq. ft., and minimum lot
widths are 70 ft., even within the Historic District. Front setbacks must be consistent
with the block, but at least 25 ft. Because historic development patterns feature
some lots narrower than 70 ft., it is recommended that either: a) the base zoning be
revised; or b) it must be made clear the that Preservation District Commission has the au-
thority to permit lots less than 70 ft. in width. A minimum lot width of approximately
50 ft. might be more appropriate for the A-6 district.

High Density Urban (A-8)
As with the A-6 district, this designation is located in peripheral parts of Olde Towne.

The A-8 district allows primarily single-family and multi-family housing. Minimum
permitted lot sizes are 6,000 sq. ft., with 1,500 sq. ft. required per additional unit.
Front setbacks must be consistent with the block, but at least 20 ft. Maximum per-
mitted building heights are 45 ft. Minimum lot widths are 50 ft., including in the
Historic District. While the Historic District overlay might be able to address this is-
sue if it is considered to supersede zoning (see above), much shallower front setbacks
and narrower lots should be considered to permit physically compatible multi-family
buildings, as well as townhouses, since each building sits on its own individual lot.

N A7

A-9-C.

(EXISTING)
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ZONING (CONTINUED)

Neighborhood Commercial District (C-2)
Only a few properties on the eastern edge of the Olde

Towne study area have C-2 zoning. This district allows resi-
dential uses permitted in the A-8 zone and a wide range
of commercial uses. Maximum permitted building heights
are 45 ft., minimum permitted front yards are 25 ft., and
there are only side and rear yard setbacks requirements
for dwellings. The range of permitted uses is odd, which
includes from single-family houses to filling stations. How-
ever, apartments, which would seem to have an intermedi-
ate impact level between those two extremes, are prohib-
ited. It is recommended that the C-2 zone be reconsidered for
the provision of only low-impact neighborhood-serving uses,
as the district’s name implies.

Central Business District (C-3)

C-3 zoning applies to the entire primary study area for

Olde Towne, as well as some of the peripheral lands within
the secondary study area. There are no front, side or rear
building setback requirements, which is appropriate for
this type of district. It allows buildings as tall as 65 ft. (6
stories), which is very incompatible for the area. This zone
permits a wide range of commercial uses, including some
uses that are not compatible with Olde Towne. The C-3 dis-
trict allows anything permitted in the C-2 district, includ-
ing single-family houses but not apartments, plus auto
sales and other negatively-impacting uses. Recommended
revisions for this district include the following:

a) Change the permitted building height from 65 ft. to
roughly 40 ft. (three stories).

b) Prohibit the various permitted uses that are incompatible
with a historic downtown, regardless of the potential for
historic zoning to mitigate the design.

¢) Permit multi-family housing, but not single-family houses
(existing ones would be “grandfathered in”).

Light Industrial (M-2)
This zoning district is currently applied to only a few prop-

erties west of Front Street. One such property is Heritage
Park, while the other is located immediately south of an
apartment complex. Practically speaking, the City’s own-
ership of the park makes the zoning a relatively insignifi-
cant issue, but a less intensive zoning classification would
seem to make sense (the least intensive option is Rural).
Since the M-2 zoning continues with the properties south
of the M-2 parcel adjoining the apartment property,
changing the M-2 designation is not a reasonable option.
Consquently, the only recommendation related to M-2 zon-
ing is to change Heritage Park’s zoning to Rural (R), although
this is a relatively low-priority recommendation.

Although the City’s ownership of Heritage Park makes the
property’s zoning classification somewhat insignificant, a
less intensive zoning than M-2 might be a better fit.

HisToric ZoNING

Historic Districts Ordinance

Sec. 2-216 of Slidell's code is entitled “Creation of City of
Slidell Preservation District”” It provides a general frame-
work for Slidell’s historic districts, the Preservation District
Commission, the Certificates of Appropriateness (COA) ap-
proval process, and similar issues. While this ordinance is
generally well-written, there are a few suggested revisions
below.

Relationship of Zoning with Historic Zoning

For any locally-designated historic district to be effective,
there must be clarity regarding the relationship of the un-
derlying “base” zoning and the historic “overlay” zoning.
Most communities set it up so that all design issues, in-
cluding lots sizes, building setbacks and building heights,
defer to the historic district design guidelines. In other
words, the zoning requirements are superseded by the his-
toric district standards. However, the ordinance states un-
der (q)(2) “Siting” the following: “New construction should
conform to setback, landscape, and parking requirements
of the zoning district in which they are located.” Language
elsewhere in the City’s preservation policies suggests that
the Commission can determine such design issues. The
incompatibility of the zoning with historic development
patterns for many zoning districts in Olde Towne was high-
lighted in this plan’s previous section on Zoning. There-
fore, it is recommended that this section of the City’s code
be amended to not default to the underlying base zoning for
design issues such as lot sizes, building setbacks and buidling
heights. Instead, it should be made clear that the design
guidelines will supersede the zoning for all design issues.

Paint Colors

Section (i)(2) of the preservation ordinance regulates paint
colors. Furthermore, the City’s code Section 2.2217 (“De-
sign guidelines for Olde Towne and Fremaux Corridor”)
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also. As emphasized in federal preservation guidelines, a
key consideration for altering historic properties is wheth-
er the action is reversible. Irreversible actions are much
more concerning, while paint colors are obviously revers-
ible. Also, paint colors are typically the most subjective is-
sue associated with design review and the most difficult to
defend, making them the most unpoplar aspect of historic
zoning for most affected property owners. It is important
to note that this topic is very different from the idea of
painting previously unpainted surfaces, which is an archi-
tectural conservation issue worthy of regulation. Unless
there is strong support to maintain the City’s existing author-
ity to regulate paint colors in Olde Towne, it is recommended
that the City consider eliminating paint color requirements.

Design Guidelines

The City’s existing Preservation District Design Guidelines
were prepared in 2012 by well-qualified preservation con-
sultants and they are technically sound. However, the doc-
ument could be improved upon to be more user-friendly
and less confusing in some areas, as described below.

Document Organization

In addition to the table of contents’ lack of page numbers,
making the document difficult to navigate, the organiza-
tion of the guideline results in a great deal of repetitive
text. For example, four of the document’s major sections
include:

- Residential Guidelines for Rehabilitation
- Commercial Guidelines for Rehabilitation

- Residential Guidelines for Additions and New
Construction

- Commercial Guidelines for Additions and New
Construction

For each of those four sections, there is a section on ma-
terials. In most design guidelines, there is a single section
on materials that applies to all types of buildings, both
historic and new. Distinctions for different building types
can be made within that section. This is just one example
of very repetitive language throughout the guidelines that
unnecessarily lengthens the document, making it more
cumbersome and less user-friendly than it might be other-
wise. [t is recommended that the City consider rewriting the
existing Historic Preservation District Design Guidelines to be
more effective and easier to use. As noted previously, Slidell
is a Certified Local Government (CLG) via the State Historic
Preservation Office (SHPO), making the City eligible for
grants for projects such as drafting new design guidelines.

Sign Standards
As presently written, the City’s design guidelines do not

address signage and, instead, defer to the broader City
codes. However, those codes indicate that Preservation
District Commission approval is required for signs within
the historic district. Instead of using adopted sign guide-
lines, the commission has been utilizing a collection of
photographs of signs that they consider to be acceptable
as a gauge for evaluating any proposed new signs in Olde
Towne. This approach in which no quantifiable standards
exist regarding the number of signs permitted, their size,
and similar considerations results in very little predict-
ability for applicants needing a sign approval. It is recom-
mended that detailed sign guidelines be adopted by the City
to address the following issues:

« The number of permitted signs by defined sign type

- The appropriate placement of signs

« Permitted sign materials and methods of illumination
« The allowable size of signs by sign type

Sign guidelines could be either a new section for the exist-
ing guidelines or part of a new version of the guidelines.

Flooding Adaptation for Historic Buildings
Pages 37-42 of this plan already address the topic
of buildings in general, including options for
raising buildings to avoid flooding. However, this
general topic comes with a whole host of specific
issues with respect to existing historic buildings. A
report entitled “Guidelines on Flood Adaptation for
Rehabilitating Historic Buildings” was prepared by
the National Park Service (NPS) in 2021 as a supple-
ment to their more general federal preservation
guidelines. The full document can be accessed at
the following link: https://www.nps.gov/orgs/1739/
upload/flood-adaptation-guidelines-2021.pdf. Key
sections of these guidelines include:

Planning and Assessment for Flood Risk
Reduction

Temporary Protective Measures

Site and Landscape Adaptations
Protect Utilities

Dry Floodproofing

Wet Floodproofing

Fill the Basement

Elevate on a New Foundation
Elevate the Interior Structure
Abandon the Lowest Floor
Move the Historic Building

THE SECRETARY
OF THE INTERIOR'S
STANDARDS FOR
REHABILITATION &

GUIDELINES

ON FLOOD
ADAPTATION FOR
REHABILITATING
HISTORIC
BUILDINGS
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OTHER PusLic PoLicies

In addition to zoning and historic zoning, other primary
policy issues for Olde Towne include the jurisdictional
transfer of key streets, parking management and financial
incentives. Since each topic was already addressed previ-
ously in this plan, they will only be recapped below, includ-
ing a reference to the relative pages.

Jurisdictional Transfer for Key Streets

Both Front Street and Fremaux Avenue are currently State-
designated roads. Because the State designation would
preclude the design interventions being proposed in this
plan, it is recommended that a jurisdictional transfer occur
so that the City assumes control of both streets. This pro-
posed policy change is described in more detail on page
46 of this plan.

Parking Management

As emphasized throughout this plan, if visitors to Olde
Towne cannont find convenient parking, they may choose
to shop and dine elsewhere. Consequently, Olde Towne
employees should not be parking in on-street spaces
within the core commercial area and where convenient
parking is important to customers. If a voluntary program
is unsuccessful, the City should adopt regulations limiting
parking to three hours where parking is in the highest de-
mand. Parking meters are not recommended. See page
50 for details in this proposed policy initiative.

Financial Incentives

The Economic Strategy contained in the previous plan
section addresses financial incentives. Therefore, they will
only be listed here with page number references.

+ Hotel development incentives, including a market analy-
sis, site assemblage, and land sales at a reduced cost

(see page 58).

Infill housing incentives, including conducting a housing
market analysis, assess the existing investor base, con-
solidating or assembling parcels and buildings, utilizatin
of existing federal and state investment tax credits, low-
interest loans, and an insurance cooperative (see pages
58-59).

Business Improvement District (BID), which would involve
property owners voting to have their taxes increased so
that the additional revenues would fund revitalization
activities, including the Main Street program’s opera-
tions (see page 60).
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ORGANIZATION

The successful implementation of any master plan for a
downtown and/or urban mixed-use district requires a high
degree of organization by multiple entities. Page 19 of this
plan summarizes the primary entities in Slidell and beyond
that might play a role in this plan’s implementation. Even
though there is always the potential for additional groups
to help in this plan’s implementation, below are the prima-
ry roles of the most relevant entities:

City of Slidell
As the sponsor of this plan, the City can help in the follow-

ing manners:

. Street and streeetscape improvements

+ Heritage Park and Griffith Park improvements

- Development/expansion of the sidewalk and greenway
systems

« On-street parking enforcement if a voluntary program
is ineffective

- Development/improvement of parking lots

« Zoning code revisions

» Improvements to the historic district design guidelines

« Initiation of a wayfinding system

« Adoption of this plan’s various proposed incentives for
property and business owners

+ Increased funding for the Main Street program beyond
the City’s current annual contribution of $25.000

« Exploration of the vacant building on the south end of
City Hall for conversion into the Main Street program
offices (NW corner of 2nd and Bouscaren Streets)

Olde Towne Slidell Main Street
As the sole organization having a singular focus on Olde
Towne, the Main Street program’s role should include:

- Office space for the Main Street program per the last
item listed for the City of Slidell

« Pursuit of expanded funding so the program’s Manager
can be funded closer to a full-time position

« Pursuit of this plan’s recommendations for public and
semi-public uses, including: a) either the relocation
of the farmers market per the Waterfront Plan or the
expansion of it at City Hall, and b) establishment of an
eco-heritage interpretation center and related uses

- Pursuit of this plan’s recommendations for the many
private uses proposed, including a grocery store, a
potential boutique hotel, and more retail shops

- Initiating a voluntary program to avoid employee park-
ing on-street in the core commercial area or supporting
the City’s enforcement of mandatory time limits

- Promotion of the various existing and proposed incen-
tives for property and business owners

- Continuation and expansion of existing special events

- Resume previous efforts to establish a“Friends of Main
Street” sponsorship program for supplemental funding

« Exploring with property owners the potential to estab-

lish a business improvement district

This vacant building to the immediate south of City Hall on
the northwest corner of 2nd and Bouscaren Streets has po-

tential to be renovated for offices of the Main Street program.

The program currently lacks office space.

Priorities & Sequencing

This plan features many recommendations, and
there is a particular sequencing that should occur
for at least some of them. Others will be driven
by the availability of funding and/or their level of
priority. It should be anticipated that priorities
will shift with time as road blocks become evident
for some objectives and unforeseen opportunities
emerge for others.

Main Street Program Funding
Increased funding for this program should be one

of the highest priorities of the plan. For example,
spending $20,000 more annually on a Main Street
program so it can be more effective will reap
much greater benefits than the same amount
spent on some physical improvement project.

Low-Hanging Fruit
These types of projects are those that require

minimal funding, such as addressing the on-street
parking challenges, revising the historic district
design guidelines, and recruiting new businesses
based upon this plan’s market analysis.

Physical Improvements
Public realm improvements, such as street

redevelopment projects and new streetscapes,
tend to precede the timing of some private sector
improvements. It is often necessary for public
improvements to occur first as an incentive to
leverage the private sector investment, such as
building rehabilitations adjacent to the corridor
enhancements. Also, physical improvements can
be important to convince the public of an upward
trend for the district. See the next page for ideas
on “quick victory projects.”
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Costs & FunpING

Implementation Costs

For reasons explained below, most of this plan’s imple-
mentation costs can be projected at this point, which is
why cost projections are not part of the project scope of
work. Regardless, below are thoughts on this topic.

Physical Improvements Costs
For the phyiscal improvement recommendations of this

plan, the next step of implementation is detailed design
and engineering. Until that work can be completed, costs
cannot be accurately estimated. It is noteworthy that, in
some instances, rough estimates can be made using a“cost
per unit” approach for streets and streetscapes in which
the costs per linear foot are utilized for similar projects
in the region. However, the proposed work for Front and
Fremaux Streets is so substantial and individualized that
estimates are not feasible.

Policy Initiatives Costs
Some of the policy initiatives proposed in this plan could

be done without the expense of outside professionals. For
example, City staff could adjust the zoning as it relates to
this plan’s recommended uses for the various zoning dis-
tricts that comprise the study area. A full zoning and de-
velopment code rewrite, which would greatly benefit the
entire City, might run in the $200,000 to $250,000 range.
The drafting of new historic district design guidelines
would cost between $35,000 and $50,000.

Programmatic Costs
The key programmatic recommendation of this plan re-

lates to the Main Street program’s funding. Based on the
program’s current budget range and a potential $25,000
increase, a very general and simplified version the annual
budget includes the following:

Potential Budget for the Main Street Program
Executive Director compensation: $50,000
Office space & overhead: $10,000

Professional development: $2,000

Marketing: $10,000
Other costs: $8,000
TOTAL $80,000

According to a 2021 survey, the aver-
age annual budget for Main Street
programs in Louisiana was $82,622.

For comparative purposes, the Main Street programs of
area communities with similar populations are as follows:

+ Houma 33,406 people $186,723
- New lberia 28,555 people $95,000
+ Ruston 22,166 people $100,000

Implementation Funding
The following funding approach is proposed:

Physical Improvements Funding
- City: General Obligation Bonds (GOBs)

Community Development Block Grants (CDBGs)

Policy Initiatives Funding

« Historic District Design Guidelines: Certified Local Gov-
ernment (CLG) funds (see page 63)
» New Zoning & Developmente Code: General Funds

Programmatic Funding
As noted previously, the primary programmatic cost for

implementing this master plan will be through the Main
Street program, and the main funding source for most
successful Main Street programs is their City government.
While that funding scenario already exists for Slidell, it is
proposed that the current levels of funding be increased.
Also, because grants and special events are unpredictable
funding sources for programs, they should instead be tied
to the funding of specific one-time projects.

Main Street Program Funding

The Olde Towne Slidell Main Street program is
fortunate to benefit from the financial support
that has been provided by the City over the years.
However, to achieve strong and sustained success
in the continued revitalization of Olde Towne, it is
recommended that the Main Street program be
better funded. The Downtown Research & Devel-
opment Center (now the Downtown Development
Center) published a 2010 report entitled “Funding
Sources for Downtown Organizations.”Based on a
survey of over 300 downtown entities, most com-
munities surveyed had populations below 60,000.
The results of the survey, as it pertains specifically
to Main Street programs, found that average fund-
ing source allocations were as follows:

City government - 50%
Special events - 17%
Membership dues - 11%
Corporate sponsorships - 6%
Government grants - 4%
Foundation grants - 3%
Investment income - 1%
Other - 8%

This report underscores the importance of local
government funding given the uncertainty of
special event and dues revenues. Also, the find-
ings of this study are relatively consistent with

the first-hand experience of this plan’s consultant
team, which has anecodatally encountered even
higher percentages of city government funding in
most communities.
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OTHER IMPLEMENTATION ISSUES

Implementation Committee

It is recommended that the relatively informal steering
committee that helped oversee the creation of this plan
be transformed into an implementation committee to
spearhead the implementation of this master plan for Olde
Towne. In particular, this committee should include repre-
sentation from the Main Street program (as the steering
committee currently does). It is recommended that the
committee meet at least quarterly to monitor plan imple-
mentation and report to the City Council at least annually
regarding progress with plan implementation.

Promoting the Plan

To better ensure successful implementation of the plan
over time, it should be promoted throughout the commu-
nity among municipal leaders, direct stakeholders of Olde
Towne (property owners, business owners, residents, etc.),
and the public in general. While the average Slidell citizen
cannot be expected to read the full plan document, there
are three opportunities for promoting the plan in a user-
friendly format, as follow:

City & Main Street Websites

A PDF of the full document should be provided on the
websites of both the City and Olde Towne Slidell Main
Street for public viewing.

Plan Summary Document

The front pages of this plan include a concise summary of
the plan that highlights the key ideas in text, and it is sup-
ported by the plan’s primary graphics. This plan summary
should be broadly distributed when opportunities avail
themeselves.

PowerPoint Presentations

The final presentation of this master plan by the consultant

team will be made available to the City. That presentation,
or an edited down version of it, can be used by City officials
and Main Street representatives to give “dog and pony”
shows during the plan implementation phase.

Adopting the Plan

To give the plan greater political weight than it might have
otherwise, it is recommended that the City formally adopt
the plan as part of its official public policy. While the plan
would not have the same legal “teeth”as zoning and devel-
opment codes (legislation), it would help to direct future
decisions by the City, including those tied to zoning and
development codes.

Quick Victory Projects

The City might consider one or more “quick victory proj-
ects” to begin plan implementation to build momentum.
See page 70 for more details. Such a project should:

- Be achievable within a relatively short period of time
- Have strong odds for success, and
+ Have high visibility once completed

Implementation Flexibility

There are no components of this plan that serve as a“linch-
pin” that, if not implemented, would cause the rest of this
plan to somehow unravel. Also, any useful plan should
never be viewed as being “etched in stone” Not only are
there often multiple approaches to achieving a plan’s
objectives, but changing circumstances over time can
prompt the need to adjust the recommendations of a plan.
In fact, changing circumstances are the main reason that
most plans require a periodic update, as explained below.
However, it is critical that the main concepts and principles
of the plan be followed, regardless of how circumstances
might change and how the details are executed.

Future Plan Updates

It is recommended that this plan be updated every five
years, and it may be worthwhile to create a separate new
plan at that time, depending upon this plan’s relevance as
time evolves. At the very least, a revised or new plan is
needed every ten years as an absolute minimum. While
the physical characteristics of a district such as Olde Towne
may not change dramatically over time, political, social
and economic conditions will undoubtedly change.

Implementation Matrix

The following pages feature an Implementation Ma-
trix summarizing the key recommendations of this
plan for Olde Towne. Some are repeated because
they fit multiple categories. The following columns
are included in the Matrix:

Topic Category
Each key recommendation is given an alphanumeric

designation for easy reference and organized by
topic category

Page Number
This column indicates the plan’s page numbers that

explain the recommendation in detail.

Responsible Party
This column indicates the recommended party (or

parties) to spearhead implementation. Parties are
listed in order of their level of responsibility. There
are many recommendations that the City will need
to spearhead, but Main Street will support.

Time-Frame
This final column sequences implementation into
the following three time-frames:

Near Term: (Year 1)
Mid Term: (Years 2-3)
Long Term: (Years 4-5)
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IMmPLEMENTATION MATRIX

0 2CO enadatio age RSPO pDle P3 s ame
A d 2 Pron o
A-1 Pursue development of a grocery store at the corner of Front and Robert Streets (or elsewhere) 36, 58 Main Street program Near Term (Yr. 1)
A-2  |Promote existing and new financial incentives for the rehabilitation of older buildings 37, 58-59, 63 Main Street program Near Term (Yr. 1)
A-3  |Avoid and/or mitigate flood damage to buildings by following this plan's design recommendations 39-40 City / Main Street program Near Term (Yr. 1)
A-4  |Revise the City's zoning ordinance to make use and bulk standards more appropriate 60-61 City Near Term (Yr. 1)
A-5 |Revise the City's historic district design guidelines, including the drafting of sign guidelines 61-63 City Near Term (Yr. 1)
A-6  |Explore the adaptation of the vacant building on the south side of City Hall for Main Street offices 64 City / Main Street program Near Term (Yr. 1)
B ob
B-1  [Pursue a jurisdictional transfer of Front Street and Fremaux Avenue from the State to the City 46, 60 City Near Term (Yr. 1)
B-2 |Redevelop Front and Fremaux to slow motorized traffic and enhance ped and bike access 43-49 City Mid Term (Yrs. 2-3)
B-3 |Expand the entire area's trail and bike lanes network, including the Tammany Trace 48 City Long Term (Yrs. 4-5)
B-4 |Avoid employee on-street parking in the core commercial area either voluntarily or via regulations 50 Main Street program / City Near Term (Yr. 1)
B-5 |Develop new parking lots, enhance existing parking lots, and provide directional signage to them 51 City Near Term (Yr. 1)
B-6 |Install peripheral wayfinding signage at key exits to direct visitors to Olde Towne 52 City Near Term (Yr. 1)
B-7 |Prepare and implement a plan for internal wayfinding signage to guide vistors within Olde Towne 52 City Mid Term (Yrs. 2-3)
Dub nace
C-1 Implement phased improvements to Heritage Park per the City's new Waterfront Plan 53 City Mid Term (Yrs. 2-3)
C-2  [Decide on and pursue the optimal site/approach for improving the farmers market 53 City Mid Term (Yrs. 2-3)
C-3 [Improve Giriffith Park with physical enhancements that make it more attractive and user-friendly 53 City Long Term (Yrs. 4-5)
» ONo ateg
D-1  [Brand and market Olde Towne with a focus on family entertainment and eco-heritage via districts 54-55 Main Street program / City Near Term (Yr. 1)
D-2  |Pursue a business mix and concepts based upon this plan's retail market analysis 56-57 Main Street program Near Term (Yr. 1)
D-3  [Recruit businesses/developers for an interpretive center, small grocery, boutique hotel and infill housing  [58-59 Main Street program / City Near Term (Yr. 1)
D-4  |Explore with property owners the potential to establish a business improvement district (BID) 60 Main Street program / City Mid Term (Yrs. 2-3)
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IMmPLEMENTATION MATRIX (CONTINUED)

No. Recommendation

Public Policy Strategy

Page #

Responsible Party
! ! |

Time-Frame

E-1 Revise the City's zoning ordinance to make use and bulk standards more appropriate 57-58 City Near Term (Yr. 1)
E-2  |Revise the City's historic district design guidelines, including the drafting of sign guidelines 58-59 City Near Term (Yr. 1)
E-3 |Pursue a jurisdictional transfer of Front Street and Fremaux Avenue from the State to the City 46, 64 City Near Term (Yr. 1)
E-4  |Avoid employee on-street parking in the core commercial area either voluntarily or via regulations 50 Main Street program / City Near Term (Yr. 1)
E-5 |Adopt/promote financial incentives per the Economic Strategy (market analysis, site assembly, etc.) 58-59, 64 City Mid Term (Yrs. 2-3)

F. Implementation Strategy

F-1 Increase funding for the Main Street program to expand the Manager's capacity and effectiveness 65-66 City / Main Street program On-Going
F-2  |Adapt the steering committee for this planning project into an implementation committee 67 City On-Going
F-3  |Promote this plan through websites, the plan summary, and PowerPoint presentations 67 City / Main Street program Near Term (Yr. 1)
F-4  |Adopt this plan to give it added weight and strengthen the odds for successful implementation 67 City Near Term (Yr. 1)
F-5 |Consider selecting one or more "quick victory projects” to build momentum early on 67,70 City Near Term (Yr. 1)
F-6 Remain flexible in plan implementation and update this plan every 5 to 10 years 67 City On-Going

“I know the city has had a number of plans in the past and they ended up on the shelf... We are not
going to go half-way with this and then put it on the shelf.”

Mayor Greg Cromer - February 17,2022
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Quick VicTtory ProJECT

Overview

As noted previously on page 67, the City might consider
one or more “quick victory projects” to begin plan imple-
mentation to build momentum. Such a project should:

- Be achievable within a relatively short period of time
- Have strong odds for success, and
« Have high visibility once completed

At right is a description of three candidate projects to con-
sider, although others might be identified in time. Once
the City has an opportunity to explore these ideas in great-
er detail, including the costs and required timeframes, the
optimal project can be selected. There is also the potential
to implement more than just one of these projects rela-
tively soon after the City’s adoption of this plan.

Crosswalk Pavers in the Core Commercial Area

This project would entail the installation of crosswalks with
brick pavers at the most heavily-traveled intersections in the
commercial core of Olde Towne where many of the restaurants
exist. Such intersections include: Carey & Cousin, 1st & Cousin,
Robert & Carey, and Robert & 1st. Because City employees could
perform the work, most of the cost would be in the materials
(although even that may already be available to the City). See
page 49 for the crosswalk design for a typical commercial street.

Directional Signage to Guide Visitors to Olde Towne

This project would consist of installing directional signage at
key peripheral locations outside of Olde Towne to attract drivers
to the area. At least seven likely locations are mapped out and
listed on page 52 of this plan, as well as additional information
relative to the signage’s design and the need for DOTD approval.
This initiative would be just the first half of a two-part wayfind-
ing project, which would feature signage internal to Olde Towne
having a higher-quality design and more pedestrian scale.

Office Space for the Main Street Program

At present, this important entity lacks office space, and that situ-
ation should be rectified. A prime candidate location would be
the vacant building immediately south of City Hall on the north-
west corner of 2nd and Bouscaren Streets. The costs to rehabili-
tate the structure must still be determined. At right is the office
for Madison, Indiana’s, Main Street program, one of the country’s
first three experimental programs established in the 1970s. That
office is an important resource for their downtown merchants.
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Olde Towne Slidell Master Plan Survey

Q1 On a scale of 1 to 10 (with "1" being the lowest and "10" being the highest), how important to
you is the Olde Towne area of Slidell?

Answered: 369  Skipped: 3

10
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Olde Towne Slidell Master Plan Survey

ANSWER CHOICES RESPONSES
1 1.90% 7
5 0.27% 1
3 1.36% 5
4 1.90% 7
5 5.15% 19
6 2.98% 11
7 7.05% 26
8 16.53% 61
9 11.38% 42
10 51.49% 190
TOTAL 369
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Olde Towne Slidell Master Plan Survey

Q2 Please rank the following needs for Olde Towne Slidell. ("1" is most needed and "13" is least
needed)

Answered: 370  Skipped: 2
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More and/or
improved
shopping

More and/or
improved
personal
services

More and/or
improved
dining

More and/or
improved
special
events

More
available and
conveniently-
located
parking

A new public
gathering
space for
events, such
as a new
plaza or park

Improved
overall
aesthetics
(streetscapes,
landscaping,
building
facades, etc.)

Improved
walkability

More and/or
improved
lighting

Centralized
trash

1

23.58%
83

4.51%
16

14.94%
52

8.60%
30

12.68%
44

5.11%
18

6.05%
21

3.13%
11

1.41%

1.97%

2

17.05%
60

10.14%
36

17.24%
60

8.88%
31

8.93%
31

6.53%
23

11.82%
41

6.27%
22

3.39%
12

1.97%
7

3

10.51%
37

12.11%
43

13.79%
48

12.61%
44

10.09%
35

5.68%
20

8.36%
29

7.69%
27

5.37%
19

3.38%
12

8.24%
29

8.17%
29

11.49%
40

13.18%
46

12.68%
44

8.81%
31

9.80%
34

5.98%
21

5.08%
18

5.07%
18
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9.94%
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8.45%
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6.32%
22

14.90%
52

9.51%
33

11.08%
39

7.49%
26

7.98%
28

7.91%
28

5.07%
18

4.83%
17

9.30%
33

7.18%
25

7.74%
27

11.24%
39

15.06%
53

12.97%
45

6.84%
24

5.65%
20

6.20%
22

5.97%
21

5.63%
20

5.75%
20

6.02%
21

9.80%
34

11.08%
39

16.14%
56

16.24%
57

6.50%
23

3.94%
14
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4.26%
15

5.07%
18

5.17%
18

7.74%
27

6.34%
22

7.67%
27

10.66%
37

14.53%
51

13.56%
48

5.92%
21

3.69%
13

7.89%
28

3.45%
12

4.87%
17

4.61%
16

5.11%
18

6.92%
24

12.54%
44

20.34%
72

10.42%
37

10

5.68%
20

4.51%
16

4.60%
16

5.44%
19

3.46%
12

9.09%
32

5.76%
20

9.12%
32

14.41%
51

18.31%
65

11

3.41%
12

9.01%
32

3.45%
12

5.16%
18

4.03%
14

6.25%
22

1.73%

5.70%
20

8.76%
31

15.21%
54

12
1.14%

8.73%
31

3.45%
12

3.72%
13

4.32%
15

4.83%
17

1.44%

2.85%
10

5.65%
20

13.80%
49

13
1.70%

6.48%
23

3.16%

11

1.15%

2.31%

3.69%
13

0.86%

1.14%

1.98%

8.73%
31

TOTAL

352

355

348

349

347

352

347

351

354

355

SCOF

9.1

9.(

5.1



receptacles
(to minimize
the negative
aspects of
individual
receptacles
on the
streets)

Improved
access
between
Heritage Park
and the
balance of
Olde Towne

More and/or
improved
housing

The
preservation
and
enhancement
of historic
buildings

8.45%
30

2.50%

10.44%
38

4.23%
15

2.22%

4.12%
15

7.89%
28

0.83%

4.40%
16

5.92%
21

1.67%

6.87%
25
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5.35%
19

2.22%

6.59%
24

7.32%
26

3.61%
13

3.85%
14

4.23%
15

2.50%

6.87%
25
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9.30%
33

1.94%

7.69%
28

7.32%
26

3.33%
12

7.97%
29

9.01%
32

4.17%
15

5.22%
19

16.90%
60

9.17%
33

5.77%
21
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40
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9.62%
35
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10
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75

355

360

364

6.(



Olde Towne Slidell Master Plan Survey

Q3 What types of retail would you like to see more of in Olde Towne? (select all that apply)

Answered: 370  Skipped: 2

None of the
above

Women's apparel
Men's apparel

Shoe store

Small grocery
store

Antique shops

Other
specialty...

Other retail
in general...

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
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Olde Towne Slidell Master Plan Survey

ANSWER CHOICES RESPONSES

None of the above 8.11% 30
Women's apparel 46.76% 173
Men's apparel 27.30% 101
Shoe store 31.62% 117
Small grocery store 49.73% 184
Antique shops 27.57% 102
Other specialty retail 47.84% 177
Other retail in general (please specify) 20.00% 74

Total Respondents: 370
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Olde Towne Slidell Master Plan Survey

Q4 Where do you most frequently shop - not including grocery shopping? Please rank where you

most frequently shop with "1" and where you least frequent shop with "4."

Olde Towne
Slidell

Elsewherein
Slidell...

The broader
New Orleans...

Outside of the
New Orleans...

Olde Towne Slidell

Elsewhere in Slidell (outside of Olde Towne)

The broader New Orleans region

Outside of the New Orleans region

Answered: 368

5.85%
20

79.33%
284

10.45%
35

7.33%
25

9/33

Skipped: 4

38.60%
132

12.85%
46

23.28%
78

23.46%
80

26.32%
90

4.75%
17

40.60%
136

25.81%
88

10

29.24%
100

3.07%
11

25.67%
86

43.40%
148

TOTAL

342

358

335

341

SCORE

2.21

3.68

2.19

1.95



Olde Towne Slidell Master Plan Survey

Q5 What are your most typical days for shopping - not including grocery shopping (regardless of
the location or time of day)? (please select all that apply)

Answered: 369  Skipped: 3

Weekdays

Sundays

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

ANSWER CHOICES RESPONSES

Weekdays 52.30% 193
Saturdays 63.14% 233
Sundays 33.60% 124

Total Respondents: 369
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Olde Towne Slidell Master Plan Survey

Q6 What are your most typical times of day for shopping - not including grocery shopping
(regardless of the days or location)? (please select all that apply)

Answered: 370  Skipped: 2

Mornings
(before noon)

Afternoons
(noon to 5:0...

Evenings

(after 5:00 PM)

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

ANSWER CHOICES RESPONSES

Mornings (before noon) 36.22% 134

Afternoons (noon to 5:00 PM) 67.57% 250
31.62% 117

Evenings (after 5:00 PM)

Total Respondents: 370
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Olde Towne Slidell Master Plan Survey

Q7 What types of dining would you like to see more of in Olde Towne? (please select all that
apply)

Answered: 362  Skipped: 10

None of the
above

White cloth
"fine" dinin...

Seafood

Barbeque

Deli
(sandwiches,...

Coffee house

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
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ANSWER CHOICES

None of the above

White cloth "fine" dining in general
Seafood

Barbeque

Deli (sandwiches, etc.)

Coffee house

Total Respondents: 362

Olde Towne Slidell Master Plan Survey
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RESPONSES
4.42%

36.74%

52.76%

47.24%

58.29%

51.66%

16

133

191

171

211

187



Olde Towne Slidell Master Plan Survey

Q8 To the extent that more housing might be needed in Olde Towne, what specific types of
housing do you believe are needed there? (please select all that apply)

Answered: 371  Skipped: 1
None of the
above

Single-family
houses

Duplexes (two
units in one...

Triplexes
(three units...

Quadplexes
(four units ...

Townhouses
(separate un...

Multifamily
housing...

Accessory
dwelling uni...

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
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ANSWER CHOICES

None of the above

Single-family houses

Duplexes (two units in one building)
Triplexes (three units in one building)

Quadplexes (four units in one building)

Olde Towne Slidell Master Plan Survey

Townhouses (separate units each on its own lot, often multi-story, with shared sidewalls)

Multifamily housing (apartments and condominiums)

Accessory dwelling units (garage apartments, etc.)

Total Respondents: 371
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RESPONSES
35.31%

46.36%

15.90%

4.04%

4.58%

24.26%

9.97%

5.66%

131

172

59

15

17

90

37

21



ANSWER CHOICES

Yes

No

Not sure

TOTAL

Olde Towne Slidell Master Plan Survey

Q9 Do you believe that a boutique/small hotel would benefit Olde Towne?

Not sure

0%

10%

20%

Answered: 371

30%

40% 50%

16/33

60%

Skipped: 1

70% 80% 90% 100%

RESPONSES

62.80% 233
20.75% 7
16.44% 61

371



ANSWER CHOICES

Yes

No

Not sure

TOTAL

Olde Towne Slidell Master Plan Survey

Q10 Do you feel safe in Olde Towne during evening hours?

Yes

Answered: 370

Not sure

0%

10%

20%

30%

40% 50%

17/33

60%

Skipped: 2

70% 80% 90% 100%

RESPONSES

74.05% 274
11.35% 42
14.59% 54

370



Olde Towne Slidell Master Plan Survey

Q11 What approaches should the City consider to improve the availability of convenient parking in
Olde Towne? (please select all that apply)

Answered: 361  Skipped: 11

Enhance
existing...

Create new
parking lots

Develop a
parking garage

Place time
limits for...

Create more
on-street...

Encourage Olde
Towne employ...

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
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Olde Towne Slidell Master Plan Survey

ANSWER CHOICES

Enhance existing parking lots (signage, lighting, paving, landscaping, etc.)

Create new parking lots

Develop a parking garage

Place time limits for on-street parking on the most high-demand streets (not including parking meters)
Create more on-street parking spaces where opportunities might exist.

Encourage Olde Towne employees to avoid parking on-street on the most high-demand streets

Total Respondents: 361
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RESPONSES
65.10%

43.21%

26.59%

7.76%

51.52%

33.52%

235

156

96

28

186

121



Olde Towne Slidell Master Plan Survey

Q12 Please tell us what you like about Olde Towne Slidell.

Answered: 300  Skipped: 72
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Olde Towne Slidell Master Plan Survey

Q13 Please tell us how you would like to see Olde Towne Slidell change.

Answered: 292  Skipped: 80
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Olde Towne Slidell Master Plan Survey

Q14 Where do you live?

Answered: 367  Skipped: 5

In the Olde
Towne area

In Slidell,
but outside ...

Other (please
indicate where)

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

ANSWER CHOICES RESPONSES

In the Olde Towne area 9.81% 36
In Slidell, but outside of the Olde Towne area 82.29% 302
Other (please indicate where) 7.90% 29
TOTAL £L57
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Olde Towne Slidell Master Plan Survey

Q15 Please tell us the zip code in which you reside.

Answered: 358  Skipped: 14
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Olde Towne Slidell Master Plan Survey

Q16 Do you work in the Olde Towne area?

Answered: 366  Skipped: 6

Yes

No

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

ANSWER CHOICES RESPONSES

Yes 14.48% 53
No 85.52% 313
TOTAL 366
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Olde Towne Slidell Master Plan Survey

Q17 If you do not live or work in the Olde Towne area, roughly how often do you visit it?

Answered: 364  Skipped: 8

Every day

More than once
a week

Once a week

More than once
amonth

Once a month

Less than once
amonth

This question
does not app...

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
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Olde Towne Slidell Master Plan Survey

ANSWER CHOICES RESPONSES

Every day 4.12% 15
More than once a week 17.31% 63
Once a week 19.51% 71
More than once a month 25.82% 94
Once a month 12.64% 46
Less than once a month 8.79% 32
This question does not apply to me because | live and/or work in Olde Towne 11.81% 43
TOTAL S
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Olde Towne Slidell Master Plan Survey

Q18 What is your gender?

Answered: 365  Skipped: 7

Other

Prefer not to
answer

Prefer to
self-describe

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

ANSWER CHOICES RESPONSES

Male 18.90% 69
Female 79.73% 201
Other 0.00% 0
Prefer not to answer 1.37% 5
Prefer to self-describe 0.00% 0
TOTAL

365
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Olde Towne Slidell Master Plan Survey

Q19 What is your ethnicity? (Please select all that apply.)

Answered: 362  Skipped: 10

American
Indian or...

Asian or
Pacific...

Black or
African...

Hispanic or I

Latino

White /
Caucasian

Prefer not to
answer

Other (please
specify)

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
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ANSWER CHOICES

American Indian or Alaskan Native
Asian or Pacific Islander

Black or African American
Hispanic or Latino

White / Caucasian

Prefer not to answer

Other (please specify)

Total Respondents: 362

Olde Towne Slidell Master Plan Survey
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RESPONSES
0.55%

1.38%

1.93%

3.87%

85.08%

9.12%

1.10%

14

308

33



Olde Towne Slidell Master Plan Survey

Q20 What is your age range?

Answered: 364  Skipped: 8

Under 18
18-24
25-34
35-44
45-54
55-64

65+

Prefer not to
answer

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
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ANSWER CHOICES

Under 18

18-24

25-34

35-44

45-54

55-64

65+

Prefer not to answer

TOTAL

Olde Towne Slidell Master Plan Survey
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RESPONSES
0.55%

3.85%

16.76%

30.22%

21.15%

15.38%

10.44%

1.65%

14

61

110

77

56

38

364



Olde Towne Slidell Master Plan Survey

Q21 What is your annual household income range during a typical recent year (not including any
impacts from COVID-19)?

Answered: 365  Skipped: 7

Under $15,000

Between
$15,000 and...
Between

$30,000 and...

Between
$50,000 and...

Between
$75,000 and...

Between
$100,000 and...

Over $150,000

Prefer not to
answer

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
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Olde Towne Slidell Master Plan Survey

ANSWER CHOICES RESPONSES

Under $15,000 1.37% 5
Between $15,000 and $29,999 3.84% 14
Between $30,000 and $49,999 8.22% 30
Between $50,000 and $74,999 14.52% 53
Between $75,000 and $99,999 14.25% 52
Between $100,000 and $150,000 23.56% 86
Over $150,000 17.26% 63
Prefer not to answer 16.99% 62
TOTAL 365
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INTRODUCTION

This Retail Market Analysis provides input to the Olde Towne Slidell Master Plan and informs efforts to recruit and
retain businesses and development to the Olde Towne area. The market analysis determines and forecasts the
development potential for retail stores, eating & drinking places, personal service establishments, and entertainment venues
in Olde Towne within the competitive framework.

Section 1 of this report examines existing market conditions, based on field reconnaissance, business interviews, a
building-by-building inventory, site analysis, and analysis of retail market data. Section 2 forecasts retail demand within the
trade area and various submarkets that generate retail sales for Olde Towne. In Section 3, Olde Towne’s capture and
development potentials are determined in light of the competition. Finally, Section 4 provides strategic recommendations
for business recruitment and development, marketing, and financing and investment, based on the findings of the Retail
Market Analysis.

Section 1. EXISTING CONDITIONS

This section provides an overview of existing retail/commercial market conditions. Focus is given to the existing
business inventory and mix of retail/commercial uses in Olde Towne Slidell as well as Olde Towne’s context within the
broader region. Overall business conditions were examined based on input received from business owners. A Site Analysis
examines factors impacting on the marketability of Olde Towne for various types of retail and commercial uses, such as
location, transportation access, physical conditions, historical context, exposure and visibility, existing uses and surrounding
uses, key assets, and market drivers.

Inventory

The Olde Towne study area has a total of approximately 145,000 square feet of retail/commercial use in 82 spaces,
based on field reconnaissance, business interviews, and St. Tammany Parish assessment records. The existing business
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mix is fairly diverse, with about 42% in shopper’'s
goods stores (businesses that carry goods for which
consumers comparison shop), including antiques,
automobile parts, gift, hardware, furniture and
others. Another 28% of Olde Towne commercial
space is in eating & drinking, mainly in bars and
restaurants with bars. About 17% is in personal
services, including a number of hair salons and
barber shops, plus a long-running shoe repair
business. There is only a limited amount of resident-
serving convenience goods stores, like groceries,
pharmacies, etc. There is also little in the way of
commercial entertainment, other than occasional
live music in bars or offered as part of local events.

A more detailed summary of the existing retail
business inventory is provided in Appendix Table 1
at the end of this report.

Table 1. RETAIL BUSINESS SPACE BY
CATEGORY, OLDE TOWNE
SLIDELL, 2022
Category Number Sq. Feet Percent
Convenience 3 4,836 3.3%
Shoppers Goods 30 60,987 42.2%
Eating & Drinking 22 40,840 28.2%
Entertainment - - 0.0%
Personal Services 18 24,474 16.9%
Vacant 9 13,496 9.3%
TOTAL 82 144,634 100.0"/;
Sources: St. Tammany Assessor, businesses,

and Randall Gross / Dev. Economics.

Vacancy & Rents

The inventory of space, coupled with field reconnaissance, identified nine vacant commercial spaces in Olde Towne,
out of the total 82. The square footage in those nine spaces totals 14,000, or about 9.3% of Olde Towne’s overall commercial
inventory. A vacancy rate of 9.3% is not unexpected for an older downtown area without central marketing and management.
However, a target vacancy of 5% would be considered healthy, allowing for some “churn” or changeover in the market while

also generating healthy returns for owners.

Asking rents for retail space in Slidell are averaging $16.57 per square foot, based on current leasing activity.
However, there is significant range in rents, from as low as $2.00 per foot to as high as $30.00 per square foot. The broad
range in pricing appears related not as much to location as to age and condition of property. For example, a sample of retail
spaces built before 2010 has an average asking rate of $13.79 per foot, while a sample of those built after 2020 has an
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average rent of $22.30 per square foot. Thus, there is nearly a $10.00 per foot difference in price due to age, on average.
Downtown asking rents are generally in the $16.00 range, similar to the Slidell area average. However, space on offer at
the Fremaux Town Center (built in 2013) generates an average rent of $23.13 per foot. Even higher rents are seen in the
newest spaces like 1752 Lindbergh ($30 per foot, built 2021) or at 179 Northshore ($26 to $29 per foot).

Existing Olde Towne Market Dynamics

Information was collected from merchants
on their existing market base, merchandising, and
marketing strategies. As illustrated below, Olde
Towne Slidell merchants as highly dependent on
sales generated by residents of Slidell and in
particular, adult residents who come downtown for
eating and drinking. Another 22% of sales is
generated from other residents of the North Shore and
the eastern half of the New Orleans area, a portion of
which (7% on average) originates from Mississippi
commuters. Only 5 to 6% of sales were attributed by
merchants to tourists from outside of the greater
NOLA area. Given that New Orleans generates nearly
19 million tourists per year, it seems apparent that
Olde Towne is not capturing its fair share of this
tourism flow. This is important because tourism helps
to generate destination sales and support for busi-
ness that the community wants but that may not otherwise survive based on resident-generated sales alone. Downtown
businesses thrive when they can draw from a highly diverse mix of consumer sources, including local residents and
commuters but also tourists and other destination visitors.
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General Business Conditions

Again based on information gleaned from Olde Towne businesses as well as from field reconnaissance and site
visits, it is observed that Olde Towne has turned a corner and is in the process of being revitalized. Businesses report that
sales are increasing, some up by 20% per year on average. That being said, the revival has been led (as if often the case)
by bars and restaurants. To this end, many in the community and even within Olde Towne feel that there is a preponderance
of bars that overwhelms the rest of Olde Towne. Some businesses have tried to make Olde Towne more family friendly.
For example, the Soda Shop (already a family destination) now backs up to a small putt-putt golf course. While the
restaurants succeed in attracting locals at night, the lunch crowd is often dependent on construction and utility workers or
on City and Parish government employees because of the lack of banks and corporate office anchors in the downtown area.

Site Analysis

The general marketability of the Olde Towne area for retail, restaurants, entertainment and personal services was
assessed based on a variety of factors, as noted earlier. Findings on several of these factors are discussed below.

Location and Access

The Olde Towne area is located along the eastern side of Front Street (U.S. Route 11) near the center of Slidell.
Front Street provides good exposure to local, north-south traffic in Slidell, with average daily traffic counts (AADT) exceeding
15,200, according to Louisiana DOT. Meanwhile, Fremaux Avenue, to the north of the study area, also provides some good
local east-west exposure, with AADT of about 11,300. However, while Olde Towne is centrally located, it is not easily
accessible from the western portions of the city because Bayou Bonfouca cuts a swath along the western side of Front
Street, blocking direct physical access to Olde Towne from neighborhoods located further to the west, northwest and
southwest. More importantly, Olde Towne is located almost two miles west of 1-10, which forms the major commercial
corridor and commuter route through Slidell, connecting the city with New Orleans to the south and with 1-10/12 and 1-59
(connecting Slidell to the rest of the North Shore) to the north. To reach Olde Towne from 1-10, visitors much pass significant
retail and commercial activity first. Despite this issue, |-10 does provide access to the broad region, extending east into
Mississippi, Alabama and Florida; and extending west toward Baton Rouge, Houston and points further west.
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Physical Conditions

There is a good core of historic buildings and an urban framework conducive to marketing Olde Towne as a walk-
able destination. While some buildings are in need of rehabilitation, others have been renovated and present an attractive
setting for celebrating Slidell's architectural heritage. There are some under-utilized parcels within the Olde Towne area that
are ripe for infill development. Perhaps the greatest physical constraint to new construction, however, is the positioning of
Olde Towne within a flood plain that sees relatively frequent activity. Insurance rates and building code requirements present
restraints on new development that will require thoughtful consideration as part of this planning process. Without the ability
to grow and, in particular, to add new viable and competitive business space, it will be difficult for Olde Towne to reach its
market potential.

Another issue is the lack of exposure and the dispersal of existing commercial nodes within Olde Towne. For
example, there is one existing bar and restaurant-oriented node located near the intersection of Cousin and Carey streets.
But that node is dislodged from the antiques district located at 15t and Erlanger. While the distance between the two is
certainly walkable, their distinct markets and patron base suggest that interaction between the two is somewhat limited. A
broader constraint is the lack of visibility for these nodes from the main corridor, namely Front Street. While some buildings
and sites along Front Street are occupied by viable commercial businesses, others are vacant or under-utilized or have
businesses that fail to contribute to the overall marketing of the central business district.

Parking

Parking management appears to be an issue for the existing businesses. Even without conducting a parking study,
it is apparent that the lack of signage results in misinterpretation about and a lack of visibility for appropriate places to park.
Further, there are clear examples of where private property owners have “adopted” the public right of way for their own
restricted parking use. There is a need for clarification and management structure for parking in the area, even before
questions about the need for additional parking are answered.

Urban Design

There are few elements linking the disparate business nodes in Olde Towne together in order to direct a coherent
marketing and promotions strategy. There is a lack of wayfinding, public art, and business district designations throughout
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the study area. But also, there is a lack of directional and/or marketing signage and information on |-10 or in most places
outside of Olde Towne. There is a need for such signage and information in order to direct visitors to Olde Towne and to
inform them of opportunities there for shopping, dining, and recreation.

Assets and Amenities

The Olde Towne area has access to significant assets and amenities, including Bayou Bonfouca and Heritage Park.
These assets provide access for recreation and tourism-based activities that utilize the local waterways. The Slidell Museum
provides a small but interesting introduction to the city’s history, all housed in the historic jail building, with exhibits positioned
within the jail cells themselves. The Slidell Municipal Auditorium is a relatively new facility that can handle a variety of events,
shows and performances. Griffith Park is an under-programmed resource located in the heart of Olde Towne, with potential
for creating destination appeal. Other parks and recreation facilities are located not far away from Olde Towne, including
31 Street Park, Possum Hollow, the Slidell Community Pool, and Rufus Viner Park.

Amtrak makes scheduled stops in Slidell at the train station located on Front Street at Teddy Avenue. Access to
Amtrak allows for tourism and visitor activity without increased traffic and parking pressures. While there is no major
educational institution in Olde Towne, a small art college known as La Luna, offers classes there. Finally, having the Slidell
City Hall and local religious institutions helps strengthen Olde Towne as the civic and institutional heart of the city.

Section 2. DEMAND ANALYSIS

Demand for retail goods and services was forecasted for the Olde Towne Slidell Trade Area and for potential tourism
and other destination inflow. The trade areas are defined below; and demographic trends and forecasts are discussed for
those trade areas. Overall trade area demand as well as tourism-generated demand is forecasted over the next five to
seven years.
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Trade Area(s) Definition

The Olde Towne Slidell Potential Trade Area includes portions of Slidell and the surrounding areas that “hug” the
eastern shores of Lake Pontchartrain. The trade area can be divided into six sub-markets, as follows:

A) Slidell Convenience

B) Slidell South of 1-10/12

C) Pearl River; North of 1-10/12

D) Stennis / Mississippi

E) North Shore: Covington / Mandeville / Lacombe
F) East NOLA / Chalmette

O O O O O O

The “convenience” submarket (A) includes the neighborhoods surrounding Olde Towne, east of Bayou Bonfouca.
Other portions of Slidell south of 1-10/12 constitute submarket (B), while areas toward Peal River north of 1-10/12 form
submarket (C). Commuter areas of southwestern Mississippi form submarket (D) and other portions of the North Shore
constitute submarket (E). The eastern suburbs of New Orleans, including Chalmette, form submarket F. Other areas (like
central and western New Orleans suburbs) can potentially generate “inflow” to the trade area, as can tourists and destination
visitors from other areas.

Demographic Trends and Forecasts

Various demographic factors were assessed for the trade area and submarkets. In general, population, household
base and income have increased in the trade area since 2010. However, that growth has been uneven and, in some cases,
there has been a decrease in disposable income. Population and households increased only modestly in the convenience
submarket (A) closest to the Olde Towne area. And household incomes had fallen after the 2008-09 financial crisis and still
not recovered by 2022 in real terms (after accounting for inflation). There was therefore a 12.6% decrease in real incomes
in Olde Towne and areas closey since 2010. Household incomes in the Olde Towne area already among the lowest in the
entire trade area (estimated currently at $50,500), as included in Appendix Table 2.
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By comparison, incomes in other parts of Slidell average from $83,300 (north of 1-10/12) to $89,100 (south of I-10/12).
Household incomes in southwestern Mississippi average $71,000 while those in other parts of the North Shore (outside of
Slidell) are the highest, at $111,900. Incomes in the portions of New Orleans and Chalmette included in the trade area are,
like Slidell’s, relatively low at $57,800.

While incomes are relatively low in east New Orleans, that submarket grew fastest in population and household base
since 2010, at 24.4% and 27.0%, respectively. Submarket (F) added more than 25,000 residents and 10,000 households
over the past 12 years, as shown in Appendix Table 2. The North Shore (outside of Slidell) added 21,400 residents and
9,200 households over that same period. Albeit a much smaller area, Submarket (A) added only 13 residents since 2010,
according to American Community Survey estimates.

Demographic Forecasts

Overall, the trade area will add more than 6,000 households over the next 5 to 7 years. The fastest demographic

growth will be seen in the Pearl River and North Shore areas, outside of Slidell. Overall, there will be slower disposable
income growth, partly due to the temporary impacts of inflation over the short term.
Without any intervention (such as pro-active marketing and business development in Olde Towne), the convenience
submarket (A) will continue to see only modest gains in population and household base, with a continued decrease in
disposable income. Appendix Table 3 summarizes demographic forecasts for the retail trade area and constituent
submarkets through 2027.

Trade Area Retail Demand

Retail demand was forecasted for the trade area and sub-market households as well as for tourism and other inflow
that would be generated to the overall trade area.

Total Personal Income (TPI)

Total personal income (TPI) is the total income available for all households within the trade area. That number is
estimated at $13.3 billion in 2022 and is expected to grow by $688 million (5.2%) within 5-7 years. The North Shore repre-
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sents 45% of the trade area’s overall market

base; and it will account for 84% of growth in Table 2. ;EI’Z?FES:SESA SEBEZJZOZV\%;”DELL
trade area TPI by 2027. Market Area A, which e
includes the Olde Towne area and surrounding Submarket ZOZZI (000) 2027 A 202t2-2027 ghangi
neighborhoods, has $53.7 million in TPI. romarke oun Sreen
Submarket (A) and Submarket (D-Mississippi) A-Convenience $ 53715 $ 51370 $ (2,345) 4.4%
are expected to see a decrease in TPI over the B-S Slidell $ 2,513,043 $ 2606218 $ 93,1175 3.7%
next five to seven years, but all other C-N Pearl River $ 914408 $ 956,607 $ 42,199 4.6%
submarkets will continue to see growth despite D-Mississippi $ 1,164,149  § 1036440  $ (127,709) -11.0%
the likely impacts of inflation on spending = $ 5966438  $§ 6546135  § 579,697 9.7%
patterns. F-NO East $ 2,726,642 $ 2,829,807 $ 103,165 3.8%
Total $ 13,338,395 $ 14,026,577 $ 688,182 5.2%
Household Retail Expenditure Potentials Notes: Total personal income (TPI) expressed in
thousands of constant 2022 dollars.
The share of this total income available for Source: Randall Gross / Development Economics.

the purchase of retail goods and services is
estimated at about $6.7 billion in 2022. That
number will increase by about 384 million (5.8%)

over the next five to seven years. Much of this expenditure potential rests with auto dealerships, supermarkets, pharmacies,
restaurants, gas stations, and personal services, which together represent the majority of retail expenditures.

Tourism-Generated Demand

An analysis of tourism flow through Slidell and surrounding areas of St. Tammany Parish suggests that the area sees
an average of nearly 800,000 visitors per year. Based on average expenditures on various retail goods, this number of
visitors generates an average of about $181,020,000 in retail sales per year. About $57.7 million is generated to restaurants,
$55.4 million in retail business trade, and $38.3 million in entertainment and recreation. These numbers represent a
significant market that Olde Towne Slidell has not yet tapped into. That amount of household- and tourist-generated retail
demand that Olde Towne could be expected to capture is forecasted and discussed in the next section of this report.
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Section 3. OLDE TOWNE RETAIL POTENTIALS

Olde Towne Slidell’'s potential capture of trade area and tourism demand was determined and forecasted through
2027 and beyond. While Slidell has access to a large and growing trade area, Olde Towne must compete with a variety of
retail commercial corridors, nodes, shopping centers, and downtowns throughout the region in order to capture a portion of
sales generated within this region.

To date, Olde Towne has primarily captured its highest share of sales from within the immediate submarkets nearby,
yielding primarily locally generated sales. Even then, penetration rates may be relatively low because of competition
throughout Slidell and the region. Where Olde Towne has been able to capture its “fair share” to date, has been mainly in
eating and drinking establishments.

Competitive Framework

As noted earlier, the I-10 corridor has developed a
significant amount of commercial activity. First and foremost
among the various retail nodes and centers in this corridor
is Fremaux Town Center, a large regional center opened in
2013 that intercepts regional destination traffic between 1-10
and Olde Towne. Fremaux Town Center has about 640,000
square feet of gross leasable area in 67 stores. Best Buy,
Dillard’s, Dick’s Sporting Goods, Kohl’s, Men’s Warehouse,
and Michaels are among the anchors. Rents for available
space average over $23 per square foot. Fremaux does not
offer an authentic, walkable experience like Olde Towne, so
it does not compete on that level for specialty merchandise,
restaurants and bars, etc. But for name brand shopper’s
goods, Fremaux Town Center is a direct competitor.
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Plaza 190, built in 1974, has a total of 115,000 square feet with lease rates in the $11 per square foot range. Midtown
Square Shopping Center has 150,000 square feet of “big box” retail uses including Hobby Lobby, Office Depot, and Harbor
Freight Tools. Rents at Midtown are relatively low, at about $13 per square foot. The Crossing Shopping Center has 114,000
square feet on Gause Boulevard. North Shore Plaza has 117,000 square feet with rents about $13 per square feet. North
Shore Square was a 621,000 square foot enclosed regional shopping mall located on the north side of Slidell that struggled
for many years, especially after the opening of Fremaux Town Center. In 2019, the mall was closed by the owners but with
the announcement that the property would eventually be transformed into more of an open-air mall like Fremaux Town
Center. At Home, Conn’s and Dillard’s Clearance Center were the only remaining anchor businesses at the time of the
closure. Rents as low as $7.00 were offered for remaining leasable space.

Based on the competitive

Olde Towne Potentials

i Table 3. SUMMARY RETAIL POTENTIAL BY CATEGORY,
framework analysis, about 165,000 PR TR SRR e
square feet in Olde Towne retail
H Gross Demand (SF) Existing Warranted
development potential was forecasted Type of Good 2022 2027 Dses Demand
for 2027.
Convenience 32,553 33,567 3,618 29,949
This Olde Towne potential Shoppers Goods 108,797 113,717 60,987 52,730
includes about 52,700 square feet of Eating/Drinking 36,869 40,125 40,840 9,305
net additional Shopper’s goods space, Limited Service 4,500 4,817 1,816 3,001
convenience use, 9,300 square feet of Entertainment 76,472 90,057 90,057
added restaurantS, and 90,000 Square Personal Services 20,168 20,892 24,474 (3,582)
_feet of anchor entertainment use. There TOTAL — B—— TG Sy
is a dearth of entertainment venues in FE—— 13,496
the Olde Towne area and a limited R —_— ’ [ 164963
selection throughout Slidell, so there is :
significant existing and potential unmet Note: Assumes Pro-active Internal/External Campaign, Recruitment.
demand for entertainment. Such enter- Source: Randall Gross / Development Economics.
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tainment can include movie theaters, live music and dance venues, live theater, and commercial visitor attractions, among
others. A more detailed summary of retail potential by specific store category is found in Appendix Table 4 at the end of
this report. Among the specific categories for which there is potential are groceries, general merchandise stores,
snack/beverage establishments, health & personal care stores, and others.

Tourism-Related Potentials

Based on the competitive

analysis, tourism retail development
potential was determined and Table 4. TOURISM-GENERATED RETAIL
forecasted for Olde Towne. Based POTENTIAL, OLDE TOWNE SLIDELL
on Olde Towne’s prospective Category Factor Total
capture rates and on expected B
sales productivity factors, tourists Tofal Sy s 22013 S 181019508
could generate demand for about )
70,000 square feet of Olde Towne’s — : oo S opronsis
retail potential by 2027, as indicated Entertainment $ 48.49 $ 38,307,047
below.
Olde Towne Capture
Restaurants 8% $ 4,616,105 $ 461,611

Some 37,400 square feet of Retail Trade 6% $ 3323411 $ 332,341
th|s demand WOU|d be generated for Entertainment 12% $ 4,596,846 $ 459,685
entertainment, including (as noted

i H Demand (Square Feet

above) visitor attractions. Another pE— s 350 13.189 1.319
16,600 square feet would be Retail Trade $ 220 15,106 1,511
generated for retail stores, and Entertainment $ 135 34,051 3,405
14,400 square feet for r.estauran’Fs. TOTAL T s
A recommended business mix,
based on the findings of this market Source: Randall Gross / Development Economics.

analysis, is provided in the section
that follows.
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Section 4. STRATEGIC RECOMMENDATIONS

Strategies were developed based on the Retail Market Analysis and stakeholder input for branding and marketing, a
recommended business mix and business recruitment, and downtown management. These strategies relate to Olde Towne
Slidell's competitive strengths and its potential for retail and other business development. Ultimately, a key objective is to
establish and strengthen Olde Towne as a destination for local residents, regional day trippers, and tourists. Sales from
destination visitors will help support existing and potential new businesses, which can in turn help to fill downtown spaces
and enliven Olde Towne’s streets.

Branding & Marketing

Several themes emerged from the market analysis and from needs expressed by residents and stakeholders. Among
these are the need to establish Olde Towne as a destination for families, including both residents and tourists, to help
diversify the mix of businesses and activities in the downtown area. Olde Towne has proven its success in attracting local
adult patrons for eating and drinking activity, but a need was expressed for more family-oriented activities. Some efforts
have already been made, with the addition of a small mini-golf play area near the vintage Olde Towne Soda Shop. Another
theme that emerged from the market analysis relates to linking Olde Towne into the regional outdoor recreation and bayou-
based tourism industry. Overall, marketing would aim to establish Olde Towne as a family-friendly recreation and eco-
heritage destination.

Family Orientation

Opportunities exist to build on the Olde Towne Soda Shop and the minigolf play site to create more destination
attractions for families. These attractions can relate to the bayou ecosystem and culture, such as through an IMAX
Film/Theater, Interpretation Center/Ecosystem Demonstration Area, Bayou Bonfouca Trail, and/or other attraction that
interprets the region’s bayous in the urban setting of Olde Towne. The Retail Market Analysis indicated that, if such anchor
attractions are established, then opportunities for family-oriented retail will increase such as toy/hobby shops, art galleries
& antique stores, bookstores, donut & ice cream shops, and others as indicated in the market analysis.
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A cultural center component of the interpretation center could also add value by incorporating the existing museum
collections, while creating synergies with existing art galleries and antique stores. Finally, a Camellia Festival or Pageant
could further strengthen the family destination attraction of Olde Towne while also building on the city’s existing brand. The
Camellia Festival might be timed to coincide with an annual camellia show like the one held for the Ozone Camellia Club at
Slidell City Auditorium. Perhaps a show of national significance could be attracted to Slidell if paired with a festival.

Bayou Heritage and Outdoor Recreation

The theme of outdoor recreation is another opportunity for Olde Towne, not only to attract families but also to capture
some of the tourism trade that flows through New Orleans and North Shore areas. As noted in the Retail Market Analysis,
there is significant tourism for Bayou tours and related eco-tourism activities in the area, so tying Slidell's brand to eco-
tourism can help strengthen Olde Towne’s opportunities for capturing tourism trade. Key components relating to this theme
include the establishment of a destination attraction as noted above, associated with the region’s bayou ecosystem, such
as a bayou ecosystem interpretation center, trail system, and/or film/theater presentation. Retail activities supported by
tourism could include a sporting goods store focused on outdoor recreation and bayou exploration (e.g., kayaks and paddle
boat equipment); plus hobby shops, coffee shops, and similar activity. Olde Towne would be co-branded with bayou tours
with an aim of increasing business for both through added value. Heritage Park would be embraced along with Bayou
Bonfouca tours originating in Olde Towne.

Special Districts

In order to more effectively brand and market Olde Towne, it is helpful to establish specific marketing districts where
similar or complementary activities are or can be clustered. In a business district as geographically dispersed as Olde
Towne’s, it also helps to cluster so that synergies can develop through aggregated business activity. Three Olde Towne
thematic districts can be defined as follows based on existing and potential business activities and destination marketing:

e Art & Antiques District. This district builds on the existing cluster of art galleries and antique stores on the northern
edge of the study area. To some extent, this area is already marketed and branded for these uses.
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e Entertainment District. Similarly, this district exists to the extent that there is an existing cluster of restaurants and
bars on the south-eastern end of the study area along Cousin Street. There are opportunities to expand on this
activity through more live entertainment and restaurant uses.

Eco-Heritage District. Between these two existing clusters, the area lacks definition for marketing purposes. To help
establish Olde Towne as a destination for families and tourists, an “eco-heritage district” concept is introduced for
marketing purposes that would be anchored by an interpretation center, water park features, and specialty retail like
an outdoor sporting goods store and a bayou specialty bookstore as discussed further below.

Recommended Business Mix & Concepts

A retail business mix is
recommended below based on

Table 5. RECOMMENDED RETAIL TENANT MIX,
the fmgimgs of the Retail Market
Analysis. A total of 110,000 OLDE TOWNE SLIDELL
square feet of additional retail Type of Business Square Feet
business use is recommended
i Family Entertainment & Music Venue(s) 55,000
for development In, the Olde Specialty Grocery/Pharmacy 21,000
Towne area. This mix forms the Florist 1,000
i i Boutique Apparel 3,500
bas!s for recomm_endatlons for e dise et
business recruitment and Books 2,000
Gifts 1,800
development. Toy/Game/Hobby 4,000
Sporting Goods-Outdoor Recreation 3,500
ilv-Fri Theme Restaurant(s) 3,000
Eamlly I:rlendly Anchor Coffee/Donuts/Snack 3,500
oncepts
. Total 110,300
An anchor entertainment
or visitor attraction would help Source: Randall Gross / Development Economics.

drive the market to Olde Towne
Slidell. Several concepts have
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been discussed above, but each would need to be tested for their viability and fleshed out. In general, the market could
support an anchor entertainment or visitor attraction of about 55,000 square feet, with possible concepts including:

e Louisiana Bayou Education & Interpretation Center. As noted before, there is the opportunity to capture more of
the North Shore’s and region’s tourist trade by linking into the swamp and bayou tour activity that includes several
sites just outside of Slidell. An interpretation center could focus on the education relating to the region’s bayou
ecology. The center would be linked to trails, activated outdoor spaces, and tours associated with Bayou Bonfouca
and Heritage Park. A reinvention, expansion and possible relocation of the Slidell Museum could be integrated into
this center to help interpret the city’s cultural and historical ties to the bayous and the regional ecology. The center
might also include an IMAX film focused on Louisiana’s swamps, bayous, and ecological heritage.

e Heritage Park. The park itself could be programmed more intensively to include bayou education and interpretation
of the local ecosystem, along with being a landing site for heritage Bayou Bonfouca boat tours.

o Griffith Water Park. The existing Griffith Park could be re-programmed to include splash pads and other water
features that help to interpret and celebrate the region’s rivers, bayous, and swamps.

Left: Memphis Mud Island scale model of Mississippi River. Right: Cypress Marsh Splash Pad in Sunrise, Florida (with marsh
education and interpretive features)
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Eco-Heritage Related Businesses

The market analysis forecasted potential for several businesses that could strengthen and build on the eco-heritage
theme, including an outdoor recreation and sporting goods store, kayak/paddle boat rental, environmental/specialty
bookstore and hobby/game store, ice cream/candy shop, coffee shop, and a bayou-themed family restaurant with live
entertainment. The existing soda shop and putt putt golf course would also integrate with these themes.

Other Target Business Concepts

In addition to eco-heritage related businesses, several other concepts emerged from the market analysis which
include a bowling and live music venue, ethnic & theme restaurants with entertainment, a small grocery / deli and pharmacy,
vintage clothing & accessory store, craft merchandise store, and brewery or brew pub. Supporting all of these
retail/commercial uses would be a boutique hotel, which is needed to help attract overnight visitors who, in turn, would shop
at local businesses.

Small Grocery / Deli. There is both an expressed need as well as supportable market potential for up to 21,000
square feet of specialty grocery / “deli” and pharmacy. This niche grocery would carry a variety of specialty products
including baked goods, cheeses, fruits, vegetables, liquor, wine, beer, and gourmet prepared dishes. Of the various types
of retail tested in the public opinion survey, a small grocery store was the number one choice among local residents and
stakeholders.

Boutique Hotel. While not tested by the retail/commercial market analysis, a need was identified for lodging that
would help strengthen Olde Towne as a destination for tourists and other visitors (such as those attending the Camellia
Festival/Show and other events and conferences as well as business travelers). Lodging would strengthen Olde Towne’s
appeal as a destination and allow it to capture more of the overnight tourism market. Facilities developed and operated in
Olde Towne would have a boutique hotel character but large enough to support group tours (40 to at least 80 rooms). The
use of historic properties would help strengthen the concept. Public opinion also supports the integration of a boutique
lodging facility in Olde Towne, with 63% of those surveyed supporting a boutique hotel concept.
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Business & Developer Recruitment

Approaches for recruiting some of these businesses to meet market demand and strengthen Olde Towne’s
destination potential are described below for each of several key anchor components of the target business mix. An
approach for attracting and recruiting developers to construct infill commercial buildings and housing is also discussed.

Bayou Education & Interpretation Center

This concept is probably most viable if operated as a not-for-profit entity. Capital funding for development of a center,
whether new construction or incorporated into existing historic buildings, would be generated through a capital campaign
and through sponsorships and grants. Once a not-for-profit is formed, it might seek to partner with conservation
organizations, Municipal and Parish Government, swamp tour operators (for co-branding), and/or corporate sponsors.

Development of this center and associated support businesses could be facilitated through the targeting and
packaging of buildings and sites, with a focus on infill redevelopment near the center portion of Olde Towne, within the “Eco-
Heritage District” (and between the Arts & Antique and Entertainment districts). A fast-track approval process, coupled with
facade and renovation grants or low-interest loans might be instituted by the City of Slidell to encourage redevelopment and
rehabilitation within this district.

Recruitment efforts for targeted businesses would focus on working with existing landlords and property owners to
identify potential buildings and sites. The findings from the Market Analysis would be packaged for recruitment purposes
through direct outreach to potential tenants and emerging entrepreneurs. An emphasis would be placed on recruiting local
and regional businesses, rather than national franchises that would dilute the unique destination concept.

Specialty Grocery / Deli

Outreach was conducted to several small regional specialty grocery store chains, Langenstein’s and Robert.
Langenstein’s is a 5" generation business started in New Orleans in 1922, now with three locations including the newest,
opened in River Ridge in 2015. Robert is a newer neighborhood grocery chain, started in New Orleans in 1994, that now
has six locations. Robert opened a store in Baton Rouge in 2018. Findings from outreach to these chains suggests that
Olde Towne Slidell is a potential location, especially given that market demand is roughly equivalent to the average store
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size for these brands. However, management at both chains is experiencing some over-extension that may prevent
immediate expansion. That being said, interest was expressed and if a site can be produced that meets key parameters for
operation, both chains may have an interest.

Hotel Developer/Operator

Before any efforts are made to recruit a boutique hotel developer or operator, it is recommended that the viability of
the concept be tested in the market (with the assumption of a destination anchor such as an interpretation center being
built). A market analysis would gauge the potential level of market demand while a feasibility study would test the financial
viability and return on investment of the concept under several development or rehabilitation scenarios.

Once the concept has been tested and proven viable, then potential sites should be identified and vetted with owners.
Pro-approvals could be sought as an incentive for attracting a developer. Financial incentives, such as land at reduced cost
could also be offered and packaged with the site assemblage and pre-approvals. This package might be offered through a
Request for Proposal (RFP) process that targets hotel developers and operators with a track record of building a high-
quality boutique product in similar locations.

A successful example of this concept may be The Southern Hotel, located in downtown Covington. Development of
this hotel involved the rehabilitation of an historic 1907 hotel using investment tax credits, with 40 rooms opened in 2014
and a “white cloth” restaurant.

Infill Housing

Several concepts for infill housing have been put forward for Olde Towne, including upper-floor rental apartments or
condominium units and new infill houses or multi-family buildings. Market support for such infill development has not been
tested, particularly as it relates to the insurance and regulatory requirements associated with building in the area. In order
to recruit housing developers and investors, it would be advisable to conduct a housing market analysis, assess the existing
investor base, and consolidate or assemble parcels and buildings for rehabilitation and redevelopment.

Development might be leveraged through an acquisition and land banking strategy that allows the City to control and
market sites for prospective, targeted development. A fast-track approval process could be instituted within the district (as
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indicated previously) for key sites (particularly where there is a site or master plan created to guide development). Historic
tax credits would be accessed for rehabilitation of existing buildings, and low-interest loans might be offered as an incentive
for building renovation and rehabilitation. Efforts to create an insurance co-operative for the Towne Center area might help
in reducing individual costs.

Downtown Management

Recommendations for strengthening the existing Main Street organization for Olde Towne Slidell are provided
elsewhere in this plan. But there is also an opportunity for integration of Main Street with a Business Improvement District
(BID) that could take on some of the tasks necessary for enhanced direct capital funding and management of the Olde
Towne business district. For example, there has been a need expressed for cleaning, marketing, lighting improvements,
signage (both wayfinding and marketing), public art, and enhanced safety patrol, all of which could be provided through a
BID.

A BID is funded through a special levy imposed by property owners within the area on themselves. Typically, this
special levy must be approved by a majority of property owners within the designated district. The Bid would be integrated
with Main Street with staffing to provide annual, targeted funding for capital projects and management functions.

In order to gain support, it would be advisable to draft a business plan, including specific projects and estimated
costs. The City, Main Street, and proponents of the BID would meet with individual property owners and engage with
stakeholders to secure buy-in and majority support. Examples of BIDs in the area include the New Orleans Downtown
Development District and the East NOLA Business Development District (BDD) as illustrated above.
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APPENDIX
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APPENDIX C:
Olde Towne Slidell Waterfront
Master Plan Maps
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PLAN OVERVIEW

Shortly prior to the initiation of this Master Plan for Olde Towne,
the City embarked on a separate waterfront planning project
for the general Olde Towne area. That plan is being prepared
by New Orleans based Burk-Kleinpeter, Inc. While that plan is
still in progress, two plan maps have been prepared to convey
the current phyisical improvements being considered for this
project. One of those plans is for the northern portion of their
study area (right), while the other plan is for the balance of their
study area (following page). Because the plan maps are relatively
self-explanatory and no accompanying written report is available
yet, this Appendix section is limited to these two pages. A very
brief summary is provided for each plan map.

Northern Section of the Study Area

This area is bound by W. Hall Avenue on the north, Maine Avenue
on the south, the rail line on the east, and an area extending just
west of the Slidell Public Works Department site on the west.
That area is just north of even the secondary study area for this
master plan for Olde Towne, so there is no overlap between
study areas/plans. The primary proposed improvements per the
waterfront plan include the following:

- Pavilion (“cover”) for a market
« Welcome center and bike shop
+ Associated large parking lot

« Multi-use paths
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Southern Section of the Study Area

This section is much more expansive than the northern section and it extends much further to the east. It is oriented along the two main water features - Bayous Bon-
fouca and Patassat. Most of it is located south and east of the study area for this master plan for Olde Towne. There are numerous proposed improvements, but the
most relevant ones include: an event center and lawn in the southwest corner of this area, a “waterlife center” and pavilions east of Olde Towne, and multi-use paths.





