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summary

EXECUTIVE SUMMARY
Plan Purpose
The purpose of this plan is to provide Natchez with a blueprint for revitalizing the
historic Downtown. Because Downtown Natchez 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 speci ic aspect of the study area, but rather it considers it in a comprehensive manner - physical, economic and social.
Plan Sponsors & Committee
The primary sponsor of this project
is FOR Natchez (Friends of Our Riverfront - Natchez), a non-pro it organization focused on preserving and
enhancing the historic Bluff and Downtown through responsible economic
development and urban planning.
Funding for the project came from a
diverse set of stakeholders who wrote over 300 individual checks to privately fund
this totally transparent public process. The City Council unanimously adopted the
project in October 2015. To help oversee the preparation of this plan, FOR Natchez
appointed a 13-person Project Steering Committee, representing a diverse set of
stakeholders and the City created an Advisory Committee with two city council liaisons and three city department heads. Dozens of meetings included property owners, merchants, business owners/operators, developers, preservationists, residents,
young mothers, young professionals, young black entrepreneurs, and more.
Project Study Area
The study area includes the following boundaries: Orange Avenue on the east, the
Bluff edge on the west, Madison Street on the north, and Orleans Street on the south.

“Our downtown is very, very important to the city, because it is one of the major
magnets that can drive people into the city for tourism, and I get a lot of compliments from people who say, ‘You have a nice downtown,’ but we need to get
it enhanced to realize its full potential,” Natchez Mayor Darryl Grennell said.
Natchez Democrat
July 17, 2016

Why is Downtown Important?
• Downtown is where much of Natchez’s
history occurred.
• Downtown is the institutional and cultural center of town.
• Downtown is owned by everyone.
• Downtown has the “Smartest Growth”
in Natchez.
• Downtown de ines your sense of place.
• Downtown is your postcard location.

“Make no little plans; they
have no magic to stir men’s
blood and probably themselves
will not be realized. Make big
plans; aim high in hope and
work...”
- Daniel Burnham (1907)
Father of American
City Planning

Planning Process
Explained in detail in the plan document, the key steps of the process included:
Task 1.0: Research & Analysis
This initial diagnostic step included six sub-tasks, some of which were conducted
during the consultant team’s irst three-day trip to Natchez. It also included a series
of Stakeholder Group Meetings and a Public “Kick-Off” Meeting.
Task 2.0: Charrette & Concept Plan Development
A “charrette” is an intensive process in which numerous people work together over a
limited period of time to develop creative ideas for solving problems. Although this
project encouraged strong public input throughout the its life, Task 2.0 offered the
single greatest opportunity for meaningful “hands-on” involvement of key stakeholders and the general public. The goal was to provide a forum to achieve consensus, and
the most tangible outcome was the creation of a Concept Plan for the Downtown.
Task 3.0 Preparation of the Draft Master Plan
The plan document was organized into the following sections: Background, Plan
Overview, Downtown Design Plan, Sub-Area Plans, Economic Plan, and Implementation. A critical underpinning
of the plan was a market analysis to project future demand
for Downtown housing and
retail uses (including dining).
Task 4.0: Plan Presentation &
Revisions
This task included a presentation for further public input.
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1)) B A C K G R O U N D
Sub-Areas
This plan proposes three distinct sub-areas. Two are already
discernible - the riverfront Bluff anchoring the west end of
Downtown and the MLK Triangle anchoring the east end. However, the centrally-located Arts District is less evident and would
require development. Each sub-area is summarized below:
Bluff District
This area is bound on the east by Canal, the west by the bluff
edge, the north by Madison, and the south by State. The key
spines are Broadway and Canal, and the most signi icant feature
is the Spanish Parade Ground. This open space also includes a
historic railroad depot and magni icent views of the river.
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MLK Triangle District
This area is bound roughly by Orange on the east, MLK on the
west, High on the north and Franklin on the south. It is anchored
by the small triangular property giving the area its name, and
landmarks include the Zion Chapel AME Church and the site of
the Rhythm Night Club. This area is in dire need of revitalization, and some of the historic buildings are at risk of collapse.
Arts District
The 100 block of North Commerce has been identi ied as a potential arts district. It is the natural bridge between Main and
Franklin and is identi ied as the center of the city by an historic
cornerstone. The area is already home to several art galleries,
and a rebuilt Ritz Theater would be the crowning jewel.
Urban Design Plan
Urban design involves the physical layout and character of features such as streets, streetscapes, buildings, parking and public
spaces. The plan includes many detailed urban design recommendations, but the key principles are as follows:
• Preserve, rehabilitate and utilize all historic buildings.
• Develop compatible in ill buildings where sites exist.
• Create streets and streetscapes that are user-friendly to all
modes of transportation, particularly pedestrians.
• Enhance existing public spaces and create new ones.

Sub-Areas Legend

Urban Design Legend

Bluff District

Existing Buildings
to be Preserved
Bluff District

MLK Triangle
Arts District

Sub-Areas

New or RedevelMLK Triangle
oped Buildings
Arts District
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EXECUTIVE SUMMARY
Key Projects

BđĚċċ DĎĘęėĎĈę

1. Mixed Use or Residential Development
2. Hotel Expansion and Parking Deck
3. Depot Improvements - restrooms and
outdoor dining
4. Ellicott’s Hill Plaza and Farmers
Market to Replace Relocated PO
5. Reduced and Landscaped Parking Lot
6. Compatible In ill Housing
7. Stage Pavilion
8. Existing Casino and Parking Garage

Buildings Legend
Existing Buildings
New Buildings
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Hiram Revels

Recommended Financial Incentives
Among the recommended incentives are the following:

MLK TėĎĆēČđĊ DĎĘęėĎĈę

•
•
•
•
•
•

Property tax abatements: freeze on post-rehab assessed value
Tax increment ϔinancing (TIF): leveraging future tax revenues
Fast-track approvals and reduced fees: reduces approval costs
Management incentives: help from downtown organization
Infrastructure incentives: encourages adjacent development
Rehab investment tax credits: promote existing state and federal programs for historic building rehabilitations
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Overall Plan Implementation
This plan includes an entire section on plan implementation,
but key ideas include:
• The top priority should be
the establishment of a downtown revitalization entity
with a full-time director.
• One of the most urgent needed actions is the preservation
and rehabilitation of the decaying historic buildings in
the MLK Triangle District.
• “Low hanging fruit” includes
public policy amendments,
conversion of key one-way
streets to two-way low, and
rehab of the Broadway depot.
• This plan should be a “living
document” for adaptation as
conditions change and opportunities arise.
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a. background

A) B A C K G R O U N D
“Our downtown is
very, very important
to the city, because
it is one of the major
magnets that can
drive people into the
city for tourism, and
I get a lot of compliments from people
who say, ‘You
have a nice downtown,’ but we need
to get it enhanced to
realize its full potential,” Natchez Mayor
Darryl Grennell said.
Natchez Democrat
July 17, 2016

“You can’t do anything without a plan
- you can’t get from
point ‘a’ to point ‘b’
without a plan, you
can’t get grant money
without a plan, and
you can’t develop a
downtown without a
plan,” FOR Natchez
President Chesney
Doyle said.
Natchez Democrat
July 17, 2016

PđĆē PĚėĕĔĘĊ, SĕĔēĘĔėĘ, SęĊĊėĎēČ
CĔĒĒĎęęĊĊ ƭ CĎęĞ AĉěĎĘĔėĘ
Plan Purpose
Natchez, Mississippi, is one of the most intriguing and unique
communities in the country. It has an international reputation
for its antebellum architecture, and thousands of people lock
to Natchez annually to experience this fascinating community.
Its national signi icance is underscored by the establishment
of the Natchez National Historical Park during the early-1990s.
Despite the many attributes of Natchez, it has been unable to
achieve the level of success that it should with respect to the
physical, economic and social aspects of its Downtown.
The purpose of this plan is to provide Natchez with a blueprint
for revitalizing the historic Downtown. Because Downtown Natchez 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 speci ic aspect of the study area, but
rather it will consider it in a comprehensive manner - physical,
economic and social.
Plan Sponsors
The primary sponsor of this planning project is FOR Natchez
(Friends of Our Riverfront - Natchez), a non-pro it organization focused on preserving and enhancing the historic Natchez
riverfront. While it has been spearheaded by one entity, it has
clearly been a team effort. As re lected on the second “Acknowledgements” page of this document, numerous individuals and
organizations have been critical to funding this effort. The City’s
Mayor and Board of Aldermen unanimously adopted the project in October 2015. The current Mayor and Board of Alderman
have fully endorsed the project, actively participated in the planning effort, and contributed City staff time and resources. Their
continued engagement will be critical to the plan’s successful
implementation.

Steering Committee & City Advisors
To help oversee the preparation of this plan, FOR Natchez appointed a 13-person Project Steering Committee, with members
representing a diverse set of stakeholders (see members listed
on this plan’s irst “Acknowledgements” page). The City created
an Advisory Committee with two city council liaisons and three
City department heads. Dozens of focus groups and feedback
sessions included property owners, downtown merchants, business owners/operators, developers, preservationists, residents,
young mothers, young professionals, young black entrepreneurs, and more. While the project’s consultants have provided
technical guidance for the plan, the overall direction and tone
has lowed from the community. The ongoing engagement of
these groups will be critical to the implementation of the plan.

“Natchez needs
saving,” FOR Natchez member Greg
Iles said... Money
and political power is not going to
save the city, Iles
said. Each has its
own momentum
and serves a very
narrow focus, the
Natchez author
said. The only
solution will involve the entire community. “(The answer)
requires in-depth planning where all segments of the community are represented,” Iles said. “Everybody has a different ϔix. None of us has the sole answer.”
Natchez Democrat - July 17, 2016
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WčĞ ĎĘ DĔĜēęĔĜē IĒĕĔėęĆēę?
There are many reasons why Downtown Natchez is so important to the overall community, including the following:
Downtown is where much of Natchez’s history occurred.
When Natchez was established in 1716 by the French, it began where Downtown Natchez now stands. While signi icant history happened throughout the area that constitutes today’s Natchez, much of it occurred in Downtown Natchez.
Downtown is the institutional and cultural center of town.
Downtown is the location of City Hall, the County Courthouse, numerous churches, museums and institutional of ices and facilities. It is
clearly the civic heart of Natchez.
Downtown is owned by everyone.
While most areas of Natchez outside of the Downtown are only the focus of people living or working in those areas, there is a communitywide shared sense of ownership for Downtown.
Downtown has the “Smartest Growth” in Natchez.
“Smart Growth” is a nation-wide community planning philosophy that encourages environmental, economic, iscal and social sustainability. It recognizes that downtown growth translates to less peripheral growth encroaching on outlying rural and natural areas, leverages existing urban infrastructure, and accommodates a mixed-use walkable environment that minimizes automobile trips.
Downtown deϐines your sense of place.
In light of the generic franchise architecture
found in most suburban commercial corridors referred to as “strip commercial development,” Downtown Natchez offers a rare
sense of place that convey’s Natchez’s unique
character.

“Vibrant, attrative,
user-friendly downtowns don’t just
happen. They are
the product of vision,
dedicated leadership,
effective partneships
and.... good planning.
The result is a roadmap that can help
communities get the
kind of downtown
that everyone needs
and wants - and deserves.”
Richard Moe
Former President
National Trust for
Historic Preservation
2009

“In most American
cities, you can sense
almost instantly and
instinctively whether
it is living or dying by
its downtown.”

Downtown is your postcard location.
Rarely would a Natchez resident entertain
out-of-town guests without taking them to
Downtown.

The Tennessean
December 4, 2005
Despite the importance of Downtown, many parts of it are in dire need of help.
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A) B A C K G R O U N D
SęĚĉĞ AėĊĆ
BĔĚēĉĆėĎĊĘ

Map Source: FOR Natchez, Inc.

The following study area
and sub-areas are the focus
of this plan. The boundary
streets include both sides
of each respective street,
thereby extending to the
rear lot lines of the most
peripheral lots:
Primary Study Area
The overall study area
includes the following
boundaries:
•
•
•
•

East - Orange Avenue
West - Bluff edge
North - Madison Street
South - Orleans Street

Bluff Sub-Area
• East - Canal Street
• West - Bluff edge
• North - Madison Street
• South - State Street
MLK Triangle Sub-Area
• East - Orange Avenue
• West - MLK Street
• North - High Street
• South - Franklin Street

SęĚĉĞ AėĊĆ MĆĕ
See the legend at right for the primary
study area and the two sub-areas.

Primary Study Area

Bluff Sub-Area

MLK Triangle Sub-Area
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PđĆēēĎēČ PėĔĈĊĘĘ

Task 2.3 Concept Plan Development (Day 2 through Day 6)
Task 2.4 Concept Plan Presentation (Day 6: evening)

Process Overview
Task 1.0: Research & Analysis
Task 2.0: Charrette & Concept Plan Development
Task 3.0: Preparation of the Draft Master Plan
Task 4.0: Plan Presentation & Revisions
Task 1.0: Research & Analysis
This initial task served as the research and diagnostic phase on
which the balance of the work relied. The Project Team performed the following sub-tasks, which included a three (3) day
Trip #1 to Natchez:
Task 1.1
Task 1.2
Task 1.3
Task 1.4
Task 1.5
Task 1.6

Kick-Off Meeting & Study Area Tour
Physical Analysis
Retail and Housing Market Analyses
Public Policy Review
Stakeholder Group Meetings
Public “Kick-Off” Meeting

Task 2.0: Charrette & Concept Plan Development
A “charrette” is an intensive process in which numerous people
work together over a limited period of time to develop creative
ideas for solving problems. The charrette process has deep roots
in the planning and design professions. Although the methodology for this project was designed to encourage strong public
input throughout the its life, Task 2.0 offered the single greatest
opportunity for meaningful “hands-on” involvement of the City
of icials, key stakeholders and the public in general. The goal of
the charrette process was to provide a forum for the public and
to achieve a consensus. The most tangible outcome of the charrette was the creation of a Concept Plan for the downtown study
area. The following sub-tasks were included:
Task 2.1 Follow-Up Field Work (Day 1: morning & afternoon)
Task 2.2 Public Workshop (Day 1: evening)

Task 3.0 Preparation of the Draft Master Plan
Based upon the background research, market analysis, and the
public input process conducted during the irst two tasks of the
project, as well as the public’s response to the Concept Plan presentation, the draft Master Plan was prepared. Components of
the plan included the following four sub-tasks:
Task 3.1
Task 3.2
Task 3.3
Task 3.4

Physical Improvement Plan
Economic Strategies
Public Policy Recommendations
Implementation Strategy

Task 4.0: Plan Presentation & Revisions
Following suf icient time for review, the Project Team presented the Draft Master Plan to the community as part of the team’s
two (2) day Trip #3. Based upon a review of the Draft Master
Plan, input from the public presentation, and the community’s
submission of comments, the Draft Master Plan was revised and
submitted as a inal document.

“First of all, those
who participate will
be able to contribute
their own unique
ideas to the study
based on their experience of actually living
here,” ....... “Those
who contribute will
also see their thumbprint on the plan and
feel that they have
ownership of the
plan, which is important. Finally, our
elected ofϔicials will
know that the plan
represents what their
constituents want
and need in a livable
prosperous city that
everyone is proud to
call home.”
Phil Walker
- Project Team
Lead Consultant
- Natchez Democrat
December 15, 2016

Photograph Source: Natchez Democrat

______________________________________________________________________________________________________________________
DOWNTOWN

NATCHEZ

MASTER

PLAN

Page 4 of 116

A) B A C K G R O U N D
Natchez has been continuously inhabited by various cultures of indigenous
peoples since the 8th century
A.D. The original village,
located at the “Grand Village”
site, featured ceremonial
platform mounds built by the
prehistoric Plaquemine culture, which was part of the
Mississippian culture. By the
early-18th century, the area
was occupied by the Natchez
Indians, descendants of the
Plaquemine culture. During
that era, European explorers made contact with the
Natchez at the Grand Village.
Below is a sketch of a temple
and the Sun Chief’s cabin
drawn by Alexandre de Batz
in the 1730s.

SęĚĉĞ AėĊĆ HĎĘęĔėĞ
The history of the study area can best be understood through
the various eras of Natchez’s occupation and control, as follows:
•
•
•
•
•
•

French Natchez: 1716-1763
British Natchez: 1763-1779
Spanish Natchez: 1779-1795
United States Natchez: 1795-1861
Confederate States Natchez: 1861-1865
United States Natchez: 1865-present

Original Founding - Fort Rosalie
Natchez was established in 1716 by the French military with
the construction of Fort Rosalie on the bluff above the river in a
location constituting the southwest edge of today’s Downtown.
The fort was constructed primarily of earthen walls and buildings within, as illustrated in the period sketch below. The irst
fort featured corner bastions, but was rebuilt without bastions
after the 1729 Indian massacre. As the map on the following
page depicts, there were also various buildings peripheral to the
fort, but there was no formal town plan. Roads providing access
within the area followed the natural features of the terrain.

This sketch of Fort Rosalie was made sometime during the French occupation of Natchez (1716-1763).
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In 1716, the French built
Fort Rosalie to protect their
trading post established
two years earlier. Permanent French settlements
and plantations were then
developed a dangerous
distance from the fort. The
French inhabitants often
came into con lict with the
Natchez people over land
use and resources. After
several smaller wars, the
Natchez (together with
the Chickasaw and Yazoo)
launched a war to eliminate
the French in 1729. On November 29th, the Natchez
Indians killed a total of 229
French colonists: 138 men,
35 women, and 56 children.
The fort was soon rebuilt
and the Natchez Indians
surrendered to the French
in 1731.

This French map pre-dates the fort’s attack by Natchez Indians in 1729.

With the exception of Fort
Rosalie and peripheral
buildings, no formal town
plan existed during most of
the 18th century. The pre1729 map at left re lects
bastions on the fort. After
the 1729 attack by the Natchez Indians, the fort was
rebuilt without bastions.
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A) B A C K G R O U N D
The French and Indian War
errupted in 1756 over a dispute between Great Britain
and France over territorial
disputes in Acadia and the
Great Lakes region. Also
known as the “Seven Years'
War,” the French defeat
resulted in Natchez and
surrounding territory being
ceded to Great Britian as
part of the Treaty of Paris
of 1763. As a result, Fort
Rosalie was renamed Fort
Panmure in 1766.

This cross section sketch of Fort Rosalie was prepared sometime prior to 1763.

An important early British
resident was Sir William
Dunbar, who established a
plantation near Natchez in
1784 named “The Forest.”
A Scott by birth, he was also
a land surveyor and was
paid for his services by the
Spanish Governor in lots.

Sir William Dunbar

The date of this French map of Natchez is unknown.

This British map was made circa 1763-1766.
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Who Really Planned Natchez?
As noted at right, land surveyor John Girault is credited with platting the
town in 1791. However, surveyor William Dunbar is also known to have
done survey work on the town for the Spanish Governor sometime prior
to 1791 (see previous page). In fact, the map at left includes Dunbar’s
signature, but is dated 1794. The subject may warrant further research.

This map of the fort and adjacent town dates from circa 1795 during the Spanish occupation of Natchez.

In 1790, roughly a decade
after the Spanish gained control over Natchez, Governor
Gayosa initiated a building
program. That program
included a church, hospital,
and other government buildings. The town was platted
in 1791 to include a grid of
blocks and lots, as well as the
Spanish Parade Ground extending along the river bluff
as far east as Canal Street.
The plan shares many of the
trademarks of other Spanish
occupied communities that
were designed according
to the “Law of the Indies.”
That “law” was essentially a
planning code to guide the
layout of new communities.
John Girault, a French land
surveyor, is credited with
laying out the town.

John Girault
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Although the Pinckney
Treaty ceded Natchez and its
surrounding territory from
Spain to the United States in
1795, the Spanish remained
in Natchez until 1798. The
town grid expanded during
the irst half of the 19th
century, including extending
west to Broadway during the
late-1830s. That expansion
toward the bluff reduced the
depth of the Spanish Parade
Ground by roughly half of its
original size, underscoring
the fact that development
threats of key community
resources is not a 21st century phenomenon.

This 1822 painting by John James Audubon, viewed from the south, depicts Fort Rosalie on the left and the town in the background.

Examples of events occuring in Natchez during the
late-18th and early-19th
century that are associated
with nationally-recognized
igures include:
• 1794 - The wedding of Andrew Jackson and Rachel
Donelson Robards, which
was later controversial
because she was technically still married.
• 1827 - Jim Bowie’s “Sandbar Fight” in which his
large ighting knife gained
national fame.

This 1835 painting of Natchez was by James Tooley, the ϔirst Natchez-born artist.
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This painting of Natchez by Alfred Waud in 1866 is viewed from the Union fortiϔications on the north side of town and looks downriver.

Although Natchez was
technically part of the
Confederacy between 1861
and 1865, it was occupied
by federal troops in 1863
after the fall of Vicksburg.
They were stationed there
through the duration of the
war and beyond, and they
constructed an expansive
earthen fort extending
from the north side of
town. Many of the Union
soldiers stationed here
were African American as
part of the “United States
Colored Troops” (USCT).
The city’s town grid
expanded from 20 blocks
during the 1790s to more
than 55 blocks by 1864. As
noted previously, that expansion during the 1830s
resulted in the creation
of the blocks between
Canal and Broadway by encroaching into the Spanish
Parade Ground.

This 1864 U.S.
U S military map,
map created following the Union occupation,
occupation illustrates the fortiϔications to the north (cropped out here).
here)
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Sanborn Insurance maps
dating from the late-19th
and early-20th centuries
are an invaluable source of
information about the historic development of many
communities across the
country. The maps at right
date from 1886. The center map is an index sheet
that color codes groupings
of blocks that are numbered. In short, it serves as
a table of contents for the
set of maps. The map at
far right is a sample sheet
(Block Group 6) showing
individual blocks, lots and
buildings. The key in the
upper left corner illustrates
the construction materials and other features of
individual buildings via
color coding and other
graphic indicators. The
Block Group 6 map reveals
that most buildings in this
portion of the study area
were either frame or brick
construction.

This front page serves as a map index for Natchez’s Sanborn Insurance maps dated 1886.
Above is the Block Group #6 sheet from Sanborn Insurance maps dated 1886.

______________________________________________________________________________________________________________________
Page 11 of 116

DOWNTOWN

NATCHEZ

MASTER

PLAN

A)1))BBAACC K
GROUND
KGROUND

Auburn - 400 Duncan Avenue

Dunleith - 84 Homochitto Street

Monmouth - 1358 John Quitman Boulevard

This 1891 map illustrates the surrounding context of Downtown Natchez at the time.

The map at left illustrates
the context surrounding
Downtown Natchez at the
very end of the nineteenth
century. Color-coded to
allow each property to
visually stand out, it clearly
conveys land ownership
patterns. Many people unfamiliar with the history of
Natchez mistakenly believe
that the community’s large
antebellum mansions once
anchored vast plantations
where crops such as cotton were grown. Actually,
these homes where the
in-town “suburban estates”
of plantation owners, as
the large plantations were
typically located far outside
of town, including many on
the Louisiana side of the
river. The photographs at
left of sample antebellum
homes were taken during
the mid-twentieth century.

Longwood - 140 Lower Woodville Road
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OěĊėĆđđ
EĝĎĘęĎēČ
CĔēĉĎęĎĔēĘ
While the following pages
provide background information on a variety of
speci ic topics related to
Downtown Natchez, the
aerial photograph map at
right conveys a very general
snapshot of the study area’s
existing conditions. In particular, this map highlights
the following features:
• Relationship between the
river and downtown
• Street and block pattern
• Building footprints
• Parking lots
• Green spaces, including
the riverfront bluff
As is the case for most
downtowns, the more
peripheral one gets to the
downtown area where
neighborhoods are located,
the more vegetation that exists. Some of this vegetation
consists of residential lawns
and parks, while some of it
is associated with natural
drainage ways - or bayous.
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Legend:
Legend:
NaturalFeatures
Natural Features

Because of the urban characture of the study area,
natural features are not
a primary issue, with the
exception of the river.


River
Wetlands

Topography


River
The Mississippi River is the
most substantial river in
the country, and the bluff
that overlooks it de ines the
western edge of the study
area for this plan. As the
topographic contour lines
on the map at left indicate,
there is a dramatic elevation
change between the edge of
the Spanish Parade Ground
and the relatively narrow
riverfront below.
Floodplains
Referred to locally as
“bayous,” loodplains are
located on the periphery
of Downtown. For the purposes of this plan, they are a
development constraint.
Topography
As with wetlands, steep
topography is limited to the
peripherey of Downtown.
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A) B A C K G R O U N D
UėćĆē DĊĘĎČē
Urban design is comprised
of the overall design and
arrangement of streets,
alleys, blocks, lots, parking,
buildings, and public spaces.
Below is an overview:
Streets & Alleys
Streets are arranged in a traditional grid pattern. An alley
system originally existed, but
portions have been vacated.
Blocks & Lots
Blocks are square and roughly 300 ft. in length. Lots vary
in width, but are relatively
narrow and deep, oriented
perpendicular to the street.

Source: Mark Coffey
This aerial photograph of Downtown is viewed from above the river prior to the Natchez Grand Hotel and Magnolia Bluffs Casino.

Parking
Parking includes parking
lots (public and private) and
parallel on-street parking.
Buildings
Most buildings are made of
brick, range in height from
one to three stories, and front
directly onto their street.
Public Spaces
Parks and plazas are few, with
the Spanish Parade Ground
being the most dominant.

This aerial photograph close-up includes State, Main, Franklin, Wall, Pearl and Commerce Streets.
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Well-Preserved or Rehabilitated Buildings

This building at the corner of Main and Broadway is depicted above (left) during the mid-20th century. As the recent photograph
to the right reveals, it has since been well-preserved and even enhanced to be faithful to its architectural intergrity.

Altered Buildings

Deteriorated Buildings

This building at Main and Union has been altered to enclose its historic storefront and provide a new cladding.

Throughout Downtown, some buildings are in deterioration because of neglect and limited resources of the owners.

Historic buildings are one
of the most important
features that help to create
the Downtown “brand” or
identity. Relative to many
downtowns, Downtown Natchez is fortunate to have a
high ratio of intact and wellpreserved historic buildings.
As re lected by the aerial
photographs on the previous
page, there are not many
vacant lots where buildings
have been demolished. This
positive circumstance is a
result of the Historic Natchez Foundation, the City’s
local historic district designation and oversight by the
Historic Preservation Commission, and a nucleous of
preservation-minded property owners. While some
historic buildings have been
negatively altered over the
years, they are minimal in
numbers and can be avoided
in the future. The 200 block
of the MLK corridor has the
greatest concentration of atrisk buildings because many
of the owners lack funding.
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AėĈčĎęĊĈęĚėĊ:
N -H
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Despite the wonderful
stock of surviving historic
buildings in Downtown
Natchez, there is potential
for new buildings as well.
See the following page for
a map of underdeveloped
and undeveloped sites
(not used for parking) that
might accommodate new
buildings. There are currently three general types
of existing non-historic
buildings. Without question, incompatible buildings
that fail to visually blend
into the Downtown from
both an urban design and
architectural perspective
should be avoided. The
City’s historic district design
guidelines should safeguard
that from happening. In
many downtowns, moderately-compatible buildings
might be an acceptable goal.
However, because of the extreme national signi icance
and architectural integrity of
Downtown Natchez, highlycompatible new in ill buildings is a reasonable goal.

Highly-Compatible Inϐill Buildings

The Convention Center on Main (foreground) and the Natchez Grand Hotel (background) are newer inϔill buildings that have been
designed in a manner to ϔit in very closely with the urban design and architecture of the Downtown historic district.

Moderately-Compatible Inϐill Building

Incompatible Inϐill Building

This building was never intended to be a facsimile of a historic building, but rather to ϔit in with the urban design.

There are many incompatible features of this building,
including its position on the lot, its size and roof form.

______________________________________________________________________________________________________________________
Page 17 of 116

DOWNTOWN

NATCHEZ

MASTER

PLAN

A)1))BBAACC K
GROUND
KGROUND
IēċĎđđ
DĊěĊđĔĕĒĊēę
SĎęĊĘ

Legend:
KeyPotential
Development
Sites

The map at left highlights
key sites having potential for
development and redevelopment. They include both
underdeveloped sites, which
do not include historic buildings, and undeveloped sites
not currently being used as
a parking lot. Although they
tend to be geographically
scattered throughout the
study area, many are along
the Broadway and MLK
corridors. While this plan
will make speci ic recommendations for new in ill
development, the following
priorities might be considered for sites:





• Two sub-areas
(Bluff & MLK Triangle)
• Largest sites
• Corner sites
Site priorities will be inetuned once the most viable
potential future uses are
identi ied for the Downtown.
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A) B A C K G R O U N D
SęėĊĊęĘ ƭ
AđđĊĞĘ
Downtown Natchez bene its
from a street grid providing an integrated capillary
system of connected streets.
There is also an alley system, but many segments of
the alleys have been vacated
over the years. The one-way
street system results in
many negative impacts to
Downtown Natchez, including the following:

Legend:
Streets
 
Ǧ

Impacts of One-Way
Streets
• Speeding: Without “friction” (drivers going in the
opposite direction), drivers naturally go faster.
• Out-of-Trip Driving: When
they can only turn in one
direction, drivers often
drive further to their destination than if they could
turn either direction.
• Less Visibility for
Retail: Studies have found
increased sales when oneway streets are converted.
• Confusion for Tourists: A
bad experience can result
in tourists not returning.
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Legend:
ParkingLots

Suf icient and convenient
parking is critical to the
economic success of Downtown Natchez. At present,
parking is not signi icantly
constrained despite the
opinions of many who may
have unrealistic expectations on this topic. However,
parking “challenges” should
be a goal, as such a condition means that Downtown
is popular and vibrant. The
following two types of parking currently exist.

ȋ
Ȍ




On-Street Parking
On-street parking exists on
most segments of Downtown’s streets. It is all parallel parking, with no existing
diagonal parking. The City
does not currently enforce
time limits for turnover.
Off-Street Parking
The map at left illustrates
public and private parking
lots that are currently operational. While nearly all of
the parking lots are privately
operated, the relative abundance of on-street parking
makes a lack of public lots
less problematic.
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A) B A C K G R O U N D
TĔĚėĎĘĒ
TėĆēĘĎę
In addition to the Natchez
Transit System and Southwest Mississippi Accessible
Regional Transportation,
which provide services to
the general public, as well
as smaller tour operations,
there are currently three key
transit options for tourists:
Horse-Drawn Carriages
Narrarated tours depart the
corner of State and Canal,
operate daily from 10:00 AM
to dark, and last between 45
and 60 minutes.
Open Air Tours
These 45 to 60 minute narrated tours depart the Natchez Visitors Center daily at
four different speci ic times.

Legend:
TouristBus
Route

͓
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Double-Decker Buses
The “Hop On Hop Off” buses
were initiated in the Spring
of 2017. The narrated tours
feature 10 stops, operate
Tuesday through Sunday
from 8:30 AM to 4:00 PM,
and feature a 30 to 45
minute waiting time. A full
tour without exiting the bus
takes one and a half hours.
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Because so many issues impacting Downtown Natchez are economic in nature, an understanding of econmic and market conditions is critical. The following pages provide an overview of
economic and market indings related to the Downtown. See Appendix A for the full report on these indings.
Economic & Market Analysis Methodology
Past demographic and economic trends were analyzed to provide context for this plan for Downtown Natchez. The analysis
examined basic demographic trends such as population, households and income, as well as economic trends relating to at-place
employment and industry sectors. General economic and demographic background information is summarized below.

the recession of 2008-09. Natchez has employment in key sectors, including health care, retail, tourism, education, transportation and government, but only transportation saw substantial
job growth since the end of the recession.
There has been a decrease in tourism-related employment despite Natchez’s iconic historic sites and strong brand. National
Park Service annual attendance numbers have hovered at approximately 200,000 for more than a decade. Natchez National
Historical Park Visitor Trends are summarized below, from 1992
through 2016.

Demographics
Natchez’s population has
continued to decline partly
due to the lack of employment opportunities within
the region.
Population:
Overall, the city’s population
is down 36% below its peak
in 1960.
Incomes:
Despite economic stagnation, Natchez’s average
household income has
increased by more than 15%
since 2010, mainly due to
growth in incomes among
professionals and others at
the higher end of the scale.
There is signi icant income
disparity in the city, with
about one-third of residents
living below the federal
poverty line.

Key Economic Indicators
A review of economic trends found that the Natchez-area economy remains stagnant, despite the nation’s gradual recovery from

Of course, the Natchez National Historical Park does not represent all tourism to Downtown Natchez, which also supports riverboat stops, casino operations, festivals and events, and other
tourism drivers. Tourism is an important driver for Downtown
business sustainability and development. The community is taking steps to enhance the city’s brand and image, which can only
help reverse the downward economic trends.

Renters:
Renters have only 40% of
the household incomes, on
average, of homeowners in
the city. More than 50% of
the city’s renters are paying
in excess of 35% of their
annual incomes in rent. This
igure is considered to not
be “affordable” per national
housing standards.
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Retail Space by Markets
The igures below summarize existing retail businesses in the Downtown based
upon their market focus:
Tourist-Oriented
• Antiques & Home Furnishings: 35,000 sq. ft.
• Restaurants/Bars: 32,000
sq. ft.
• Gift Shops: 19,000 sq. ft.
Local & Other
• Personal Services: 17,000
sq. ft.
• Furniture: 17,000 sq. ft.
• Apparel: 10,000 sq. ft.
• Used Merchandise: 8,000
sq. ft.
Key Downtown Anchors
Below are the key existing
retail/commercial anchors
within the Downtown study
area:

EĈĔēĔĒĎĈ ƭ MĆėĐĊę FĎēĉĎēČĘ:
R

The table below re lects a detailed breakdown of existing retail space.

Existing Retail Conditions
Below is a summary of key indings related to existing retail
conditions for Downtown Natchez:
• There is a total of approximately 300,000 square feet of
existing retail space.
• Of that retail space, 41% is vacant
• There are 111 existing Downtown retail businesses
• 37% of exsiting retail space is shopper’s goods
• 11% of existing retail space is occupied by eating and
drinking establishments
• 2% of retail space is occupied by entertainment businesses (excluding the 16,000 square feet casino)
• There is limited convenience retail (4%)
The table below provides a summary of existing retail space
Downtown by broad categories. It indicates the number of
businesses, square feet occupied, and percentage of the total space.

• Magnolia Bluffs Casino
• Franklin Street
Antique Mall
• Kimbrell Of ice Supply
• Darby’s
• National Furniture
Company
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Trade Area Household-Generated Retail Demand
Below are key indings regarding trade area retail demand:

Business Conditions
Below is a summary of business conditions for Downtown
Natchez:
Sales
• Sales Average (annual): $106 per sq. ft. vs $250 per sq. ft.
nationally
• Sales are down 12.8% in 5 years
Source Markets (average)
• Local: 55% of market
- Adams County & Concordia Parish
• Tourists: 45% of market
- 3-hour drive (includes Louisiana and Texas)
Other Characteristics
• Retail rents range from $2.50 to $14.40 per sq. ft. annually
• Retail hours of operation vary signi icantly
Demographic Trends & Forecasts
Key trends and forecasts include the following:
• Population and households have fallen in all trade area submarkets since 2010:
- Natchez’s population fell 3.6% (lowest % of trade area)
- Wilkinson County’s population fell 10%
• Incomes increased (in real terms) in all areas except Wilkinson County and portions of Adams County. The highest incomes are in Franklin County and Natchez.
• The population and household base is expected to continue
falling, but at a slower pace. Natchez is projected to lose 220
households (3.3%) by 2022.
• Incomes will continue increasing, but at a slower pace.

• The trade area’s total personal income (TPI) is projected
to fall by roughly 1% by 2022.
• The overall retail expenditure potential is projected to fall
by $5.2 million to $565.2 million by 2022.
• Natchez TPI is projected to increase by 2.0%.
• The fall in Downtown Natchez trade area (householddriven) market demand is projected to result in oversupply of 167,000 sq. ft. (includes existing vacant space)

Two Downtowns
As many Downtown merchants are quick to point out,
Downtown Natchez has essentially two downtowns:
Franklin Street
• 137,000 sq. ft. of retail
space
• 48% of space is vacant
• 24% of space is for furniture and antique stores
• Relative to Main Street,
the rents are lower and
building conditions tend to
be poor
Main Street
• 123,000 sq. ft. of retail
space
• 28% of space is vacant
• Relative to Franklin Street
there are more gift stores,
entertainment and dining
• Relative to Franklin Street,
rents are higher and building conditions are better
Bluff & MLK Triangle
Function as yet other subdistricts
Trade Area
• Natchez
• Other Adams County
• Concordia Parish
• Wilkinson, Franklin,
Jefferson Counties
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A) B A C K G R O U N D
Retail Related
Stakeholder Quotes
“We need more shopping
options Downtown so that
everyone doesn’t have to
leave town to go shopping. I
hate seeing our local dollars
leave town.”
“I’m ϔine with restaurants
and bars staying open into
the night so long as people
behave themselves and aren’t
too loud late at night.”

EĈĔēĔĒĎĈ ƭ MĆėĐĊę FĎēĉĎēČĘ:
R
(
)

Tourist-Generated Demand
• There are an estimated 670,000 tourists per year
• Tourists generate $111 million in annual spending

Downtown Employee-Driven Demand
• There is currently an estimated 884 Downtown-area employees
• With a pro-active business recruitment strategy targeting
small entrepreneurs, information technology (IT) irms, and
other “location independent businesses,” the Downtown could
potentially:

• There is market demand for 188,000 sq. ft.:
- Restaurants: 30,000+ sq. ft.
- Retail: 145,000 sq. ft.
- Entertainment: 13,000 sq. ft.
• A targeted 4-5% annual growth will increase demand

- Add 220 workers
- Generate demand for up to 20,000 sq. ft. of building space to
house new businesses.

“Most of us see very little
spending from riverboat
tourists because their meals
are provided on the boat and
they don’t have that much
time for shopping.”
“I think a lot of our merchants need to step back and
look at their storefronts from
the point of view of a shopper. Many of the storefront
displays are a bit tired and
could use some sprucing up
to be more inviting.”
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Recommended Downtown Retail Business Mix

Optimal Retail Mix: Central
Business District (CBD)
• Focus on custom-made,
high-quality design, artisanal and regional products:
- Make Natchez the “Santa
Fe” of the South
- Supports information
technology (IT) and
location-independent
businesses (LIBs)
- Makers and artisans
- Authors

Downtown Natchez Retail Potential
• There is potential market demand for 152,900 sq. ft. in the
Downtown (new retail space)
• If all existing vacant space were occupied, there would still
be market demand for 34,000 sq. ft. of space.
• Demand for new retail space includes the following types:
- Shoppers Goods: 70,000 sq. ft.
- Convenience (underserved): 60,000 sq. ft.
- Entertainment: 20,000 sq. ft.
- Restaurants: 16,000 sq. ft.

• Entertainment: “Showboat”
and similar river-themed
entertainment

• Excluding tourists and Downtown employees, there would
be an oversupply of retail space by 165,000 sq. ft.

• Specialized / artisanal
products:
- Specialty foods
- Custom apparel and shoes
- Hand-made toys, jewelry,
and accessories
- Health and personal care
- Sporting goods and outdoor: Bicycles
- General merchandise
- Dining destinations/tours

• Because of the existing vacant space (118,590 sq. ft.), the
focus should be on the rehabilitation of historic/vacant
buildings rather than new development.

The marketing power of the Mississippi River cannot be overlooked. Products and experiences that capitalize on this tremendous natural resource should be promoted to help revitalize the
Natchez Downtown economy. One example might be a “Showboat” themed performance.
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Optimal Retail Mix:
MLK Triangle Area
• Celebrate African-American Heritage
- Richard Wright, Hiram
Revels, and others
• Live blues entertainment
venue and speciallyproduced historical ilm or
live performance attraction (might also be associated with riverboats)
• Niche grocery or specialty
food store
• Specialty music and/or
bookstore
• Custom apparel and accessories

EĈĔēĔĒĎĈ ƭ MĆėĐĊę FĎēĉĎēČĘ:
R
(
)

Recommended MLK Triangle Retail Business Mix

Summary of Key Findings
For the full version of this retail market analysis, see Appendix A of this plan. Among the key inding are the following:
• Downtown has a total of roughly 300,000 sq. ft. of existing
retail space, of which 41% is vacant.
• Some areas have higher vacancy rates than others, such as
Franklin Street (48%) versus Main Street (28%).
• Annual sales average only $106 per sq. ft. versus $250 per
sq. ft. nationally
• The market for Downtown retail consumers is approximately 55% local and 45% tourists.
• Rents for retail space in the Downtown range from $2.50 to
$14.40 per sq. ft. annually.
• There are currently an estimated 884 Downtown employees, but a business recruitment strategy could yield another 220 employees who could occupy another 20,000 sq. ft.
of building space.
• The estimated up to 670,000 annual tourists to Natchez
generate $111 million in annual spending.
• There is potential market demand for 152,900 sq. ft. in the
Downtown (new retail space).
• If all existing vacant space were occupied, there would still
be market demand for 34,000 sq. ft. of space.
• If tourists and Downtown employees were eliminated from
retail market demand, there would be an oversupply of
118,590 sq. ft. of retail space.

If it can be saved and physically rehabilitated, the MLK
Triangle Area has strong potential to capitalize on its rich
African American heritage. It is estimated that future market demand can support over 18,000 sq. ft. of music venue
space.
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Housing Related
Stakeholder Quotes

Existing Housing Conditions: Tenure
• Housing tenure correlates to age group:
- The young and elderly most likely to rent

Existing Citywide Housing Conditions: Supply

• Natchez median household incomes are relatively low:
- Renters: $16,698 (40% of median income of owners)
- Owners: $42,169

• 8.5% drop in housing stock between 2000 and 2015
- 730 less units
- Loss in population and household base
• The supply of single-family detached housing is relatively
stable
• There has been a decrease in attached, duplex, and multifamily housing
• The overall housing stock is aging and affecting conditions
• Downtown area: 5 National Register historic districts, and
historic housing ranges from large mansions to modest cottages

• As a result, affordability is an important factor:
- Renters: average rent of $417 per month
- Owners: average of $210,000 house purchase cost
The historic
depot on the
corner of Canal
and State was
adapted into
housing units
during the early1990s.

“If you can make a project
pencil out, there is plenty
of unused upper ϔloor space
Downtown that could be
turned into housing.”
“Just like most places, older
folks typically want to downsize, and I think a lot of them
would be interested in moving to or near Downtown.
Walking to restaurants
would be appealing to most
people.”
“If we could get a grocery
store Downtown, even a
fairly small one, living in the
area would be more attractive.”
“While I understand the need
for restaurants and bars
that might stay open late,
it’s critical that they not be
a nuisance for Downtown
residents.”
“The great thing about
streets like Washington and
Orleans is that you can enjoy
the beneϔits of a single-family
house, yet be within an easy
walk of in-town amenities.”
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Competitive Inventory:
Below is a list of Natchez
housing developments built
in the past several decades.
The year built and number
of units, when known, are in
parenthesis.
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

The Mark (96 units, 1985)
Lower Woodville Hts (40)
Riverbreeze (120)
Village Green (80, 1977)
Plantation Manor (58,
1966)
Oak Ridge Manor (208 Section 8)
Covington (122, 1976)
Oak Village (96)
Holiday (115, 1951)
Riverwood Manor (32, affordable)
Bienville (19, 1930)
Susie B West (60)
Camelot (57, 1964)
Carpenter School (38, 2003)
St. Francis (40, affordable)
Tara (88, 1983)

EĈĔēĔĒĎĈ ƭ MĆėĐĊę FĎēĉĎēČĘ:
H
(C
)

Market Area Demographic Forecasts:

Existing Housing Conditions: For-Sale Market

• There will be a continued decrease in population and thehousehold base in the near-term

• Forecasts are for Adams County and Concordia Parish

Downtown For-Sale Housing Niches:
• Young Professionals: 10%
• Job Relocations: 5%+
• Investors: 5%
• Families: <5%
• Empty Nesters: 70%

• There will be growth in certain niches with preference for
downtown and walkable neighborhood living:
- Baby boomers and empty nesters
- Millennials

Downtown For-Sale Housing Market Indicators:
• $250,000 - $500,000+ for all houses (primarily single-family)
• 28 units now on market over $200,000 (only 9 sales past year)
• There is a limited number of buyers for $500,000+ houses
• A key challenge: maintaining large antebellum houses
• There is strong demand for small houses under $200,000
(particularly 2 bedroom cottages):
- Young professionals and empty nesters
Existing Housing Conditions: Rental Market
Downtown Rental Housing Niches:
• Young (30-40s) professionals
• Singles, double incomes / no kids (DINKS)
• Housing rented while their home is under construction
Downtown Rental Housing Market Indicators:
• Downtown rents: range from $600 to $1,200 pere month
• Loft / upper loor apartments:
- $1,000 - $1,500 per month
- 2 bedroom: $1,200 - $1,400 per month
- 1,500 - 2,000 sq. ft.
• 1,300 units in apartment complexes
• Estimated 97% occupancy (up from 90% in 2010)
• Nearly 50% are paying over 35% of their income in rent
• Median rent: $578 per month
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Downtown Rental Housing Potentials
• 124-212 units:
- 100+ market rate units (average): $500 - $ 800 per
month
- 54-71 workforce units: $200 - $450 per month

Downtown For-Sale Housing Potentials
• 36-60 units:
- 20-25 market-rate units: $200,000 - $400,000
- 20-30 “workforce” units: $90,000 - $200,000
• 30+ units - “job-induced”

• 80-90 “job-induced” units:
- Downtown captures employment growth in key sectors
(especially administrative/business support services)

• 20+ units - “retirement”

• 20-30 “move-up / move-down” units

• 10+ units - “move-up/down”

Employment-Driven
Growth Opportunities
Below is a list of economic
sectors having the potential
for employment-driven
housing growth. The parenthesis indicate the potential
number of units per year.
• Oil & Gas Industry (0-4)
- Administrative functions
concentrated downtown; oil prices
• Transport & Warehousing
(3-6)
- Suburban (Jordan Carriers) + support functions
• Finance & Insurance (1-3)
- Concentrated downtown
• Professional & Technical
Services (3-7)
- Opportunities to attract
more downtown
• Education (0-10)
- Opportunity for attracting/recruiting a downtown college
• Administrative & Business
Services (8-11)
- Most signi icant growth
opportunity overall
- Can concentrate down
town
- Strategic opportunity for
downtown
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F.O.R. NATCHEZ (Friends
of our Riverfront) a
private, non-pro it organization, is a broad based
community organization
concerned with quality of
life and long-term economic
opportunity for all citizens
of Natchez.
As our city strives to ind its
future economic identity,
F.O.R. NATCHEZ is a voice
for the responsible economic development of the
historic Natchez Bluff, the
Riverfront, the Broadway
Street Corridor, and the
adjacent Historic Districts.
http://for-natchez.org/
welcome.html

KĊĞ OėČĆēĎğĆęĎĔēĘ

community through a wide range of services and programs.

There are numerous organizations with a stake in the future of
Downtown. Some could be listed under multiple categories, but
the most relevant to this planning project include the following:
Governmental Entities
All three entities described below are headquarted Downtown,
thereby bene iting Downtown with the economic bene its derived by Downtown employees.
• City of Natchez: As an institutional anchor of Downtown, the
City is critical with respect to zoning and development regulations, historic preservation regulations, capital improvements
projects, and maintenance.
• Adams County: As another Downtown anchor, Natchez is the
county seat for Adams County and the County can be important in helping to fund future projects for Downtown.
• Southwest Mississippi Planning & Development District: The
SWMPDD is a private, non-pro it organization provides regional community and economic development services to a
ten-county area that includes Adams County.
Economic Development
• Natchez Downtown Development Association: NDDA was a
non-pro it downtown revitalization organization previously
funded by the City at $25,000 annually and part of the statewide Main Street program. The funding was eliminated in
2009. The volunteer Downtown Merchants Group, spearheaded by the Natchez Chamber of Commerce, meets weekly and
has worked to keep downtown momentum alive. Funding a
formal downtown entity with a professional full-time director
will be critical to the ultimate implementation of this plan.
• Natchez Business & Civic League: This organization focuses on
promoting and supporting Natchez’s African American business community.
• Natchez - Adams County Chamber of Commerce: This entity is
the primary group that offers support to the Natchez business

• Natchez, Inc. – Economic Development: The primary responsibilities of this a public-private partnership are the recruitment, retention and expansion of business in the Natchez - Adams County area, with an emphasis on job creation. A sub-unit
of Natchez, Inc. is Natchez Now, which provides “checks and
balances between the public and private sectors.”
Tourism
• Visit Natchez: This entity operates as a convention and visitors
bureau (CVB), manages the Natchez Visitor Center, and sells
tickets to Natchez events and attractions.
• Natchez Pilgrimage Tours: This private entity promotes tours
and sells tickets to events and attractions, including the Fall
and Spring Pilgrimage home tours (sponsored by the Garden
Clubs), The Antiques Forum, Christmas in Natchez, and more.
• Miss Lou Heritage Group & Tours and the Natchez Heritage
School of Cooking: These two private groups collaborate to offer African-American heritage tourism products and culinary
experiences.
Historic & Cultural Preservation
• Historic Natchez Foundation: Headquartered in the 1901 Natchez Institute Building on Commerce Street, this private nonpro it provides a wide range of historic preservation services.
• Natchez Association for the Preservation of African American
Culture: NAPAC operates the Museum of African American History & Culture, located on Main Street in the former post of ice.
• Natchez National Historical Park: Established in the early1990s, this park features multiple properties, including the
William Johnson House on State Street.
Other Organizations
See information on F.O.R. NATCHEZ in the sidebar at left.
• Community Alliance of Natchez-Adams County: A private nonpro it for community development promoting equity and the
built environment, they recently built the Bridge of Sighs.
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EĝĎĘęĎēČ ZĔēĎēČ
The study area’s existing
zoning, which controls permitted land uses and development features, include the
following zoning districts:
WD-1: Waterfront
Development

Zoning Legend
WD-1:
B-1:
B-2:
B-3:
R-3:

B-1:

Neighborhood
Business

B-2:

General Business

B-3:

Central Business

R-3:

Mixed Density
Residential

The City’s zoning and development code was rewritten
in 2013. However, many of
the draft revisions were not
adopted as recommended.
Consequently, there are
numerous land uses typically allowed in downtowns
that are either prohibited
or allowed only as special
exceptions within the study
area, such as institutional
uses (city hall and county
courthouse), housing,
and bars and restaurants.
Downtown’s existing zoning
has been reviewed for this
plan and recommendations
are provided for revisions in
the Implementation section.
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DĊĘĎČēĆęĊĉ
HĎĘęĔėĎĈ
DĎĘęėĎĈęĘ

National Register Districts
Legend

There are two different
types of historic districts.
Each is summarized below:

2) Under the Hill

National Register Districts
NR districts are designated
by the National Park Service
based upon a detailed
survey and application. The
potential exists for the protection of historic resources
against negatively impacting
projects that are federally funded or licensed, and
investment tax credits are
available for quali ied building rehabilitation projects.
However, there are very
little protections otherwise.
The eight NR districts are
outlined in color on the map
at right, including the “On
Top of the Hill District” that
covers most of Downtown.
Local Historic Districts
A black line depicts the
single large local district,
which includes most of
seven of the NR districts.
This area is protected by the
City’s Historic Preservation
Commission.

1) On Top of the Hill

7

3) Downriver Residential
4) Upriver Residential
5) Clifton Heights
6) Holy Family
7) Cemetery Bluff

5

8) Woodlawn

8
4

1

2

6

3
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• Meeting #5: Residents & institutional representatives
• Meeting #6: Business owners/operators (non-retail/dining)

Even before the intensive public process that occurred in Phase
Two of this planning project via the six-day charrette, a robust
community engagement process took place. Below is an overview of that process performed during Phase One of the project:
Project Steering Committee Meetings: On-Going
This 13-person committee consists of a diverse set of Downtown
stakeholders who were charged with the following responsibilities:
• Guiding the overall tone of the project
• Providing direction for public input (within the project’s Scope
of Work)
• Communicating about the plan and planning process to their
respective constituencies
• Contributing ideas to the plan
• Reviewing drafts of the plan and providing feedback
• Serving as “cheerleaders” for the plan’s
adoption by the City

Focus Area Luncheons
• Bluff Representatitves: March 6, 2017
• MLK Triangle – March 7, 2017
Public Kick-Off Meeting
March 6, 2017 (the results are summarized on the next page)
Economic & Market-Related Interviews:
May 18-19, 2017
June Focus Group Meetings Led by FOR Natchez
• Young Professionals (June 12, 2017)
• Downtown Merchants #1 & #2 (June 13, 2017)
• Under the Hill (June 20, 2017)
• Mothers with Young Children (June 26, 2017)
• Young Black Entrepreneurs (June 26, 2017)
• Rotary Club (June 28, 2017)
• Franklin Street (June 29, 2017)

Stakeholder Quotes
“The time is now, the place is
Natchez.”
“Natchez doesn’t have to be a
secret any more. We have a
treasure here.”
“We need to do a more effective job in telling the story of
the Civil Rights movement in
Natchez.”
“We’re a town of believers, we
all believe in something.”
“We have to deal with the issue of everything being closed
on Sundays. That’s a major
tourist day.”
“The kindness of the people - I
miss it when I’m not here.”

Following the plan’s adoption, the Steering
Committee and the City’s Advisory Committee
will be reconstituted into a Plan Implementation Committee that meets regularly with planning staff to track progress.

“If we can revitalize the MLK
Triangle we’ll have to ϔigure
out how to deal with parking.”

Stakeholder Focus Group Meetings:
March 6-8, 2017
These meetings were led by the Project Consultant Team and included the following:
• Meeting #1: Public of icials
• Meeting #2: Hospitality, tourism &
economic development representatives
• Meeting #3: Downtown merchants
• Meeting #4: Property owners & real estate professionals

“We need better code enforcement to keep animals and
people out of vacant buildings.”

Photograph Source: Natchez Democrat

“I’d like to ϔigure out how to
protect the bluff forever. We
can’t leave it up to future
political adminstrations.”
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Stakeholder Quotes
“Find a way to salvage what
can be salvaged.”
“We need to start thinking
of Downtown as an industry.
Look at the real estate value
and number of jobs associated with it.”
“If people shop locally, we
can pay for our potholes!”
“Signs need to be posted directing folks to Downtown.”
“We need more options for
affordable dining and shopping to keep people from
spending their money out of
town.”
“How do we funnel the enthusiasm of our young adults
who have great ideas?”
“A major challenge is to
ϔigure out how to get the
riverboat cruisers to spend
money in town.”
“How do we get a small but
high-quality grocery store to
locate Downtown?”

PčĆĘĊ OēĊ PĚćđĎĈ IēĕĚę: O

R

A Public Kick-Off Meeting led by the Project Consultant Team was
conducted at the Natchez Convention Center on March 6, 2017.
Over 100 citizens participated, and dozens of ideas were suggested

by the audience for the future of Downtown Natchez. Below is a
list of some of the comments solicited relative to “Key Opportunities” and “Key Challenges” for Downtown.

Key Opportunities

Key Challenges

• Leveraging the existing heritage tourism focused on antebellum mansions.

• Forks of the Road – how to physically enhance, interpret
and connect it with downtown.

• Potential future growth in African American heritage
tourism.

• The need for more people both to visit Natchez for tourism and to live here.

• Increased riverboat cruising operations, including the
potential for an excursion cruise based in Natchez.

• Making it easier to get approvals from the City for physical changes (signage, etc.) without jeopardizing architectural and historic integrity.

• Rehabilitation of the Eola as either housing or a hotel, as
well as the new Hotel Natchez about to be adapted from
the former bank building.

• Keeping dining and retail businesses open on weekends
without inancially harming their operators.

• Future new businesses not dependent upon their geographic location.

• Allowing late-night entertainment without nuisances for
downtown residents.

• Activities oriented towards children.

• One-way streets that encourage speeding, confuse visitors, require out-of-trip driving, etc.

• Future expansion of the conference center and hotels.
• Relocating the existing Post Of ice building to redevelop
the site for open space or a better use.
• Putting the vacant depot into a use, such as public restrooms and a cafe.
• Future expansion of riverboat cruises on the Mississippi.

• Need for directional signage both to get people to Downtown and then to navigate them within Downtown.
• Funding a downtown revitalization entity with a full-time
director like the former Main Street program.
• Putting the City goverment in a position to be able to fund
some of the future downtown revitalization efforts.

• Establishing a viable farmers market Downtown.

“Our tourism efforts need to
tie more into New Orleans.”
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pleted at the beginning of the exercise regarding what they like
and do not like about Downtown Natchez.

Public Workshop: July 6, 2017
As noted previously in this plan, a charrette is an intensive multiday brainstorming session used by planners and designers to
formulate their key ideas for a plan. Prior to the six-day charrette
held as part of this project, the project sponsor - FOR Natchez vigorously promoted the Public Workshop. The Workshop was
held at the Convention Center and over 200 people participated.
Participants included a broad range of stakeholders, including
Downtown property owners, business owners, employees, residents, public of icials, and citizens in general. The following key
steps occurred over a roughly two-and-a-half hour period:
Workshop Orientation
The Consultant Team presented the following items:
• Workshop Purpose & Overview
• Preliminary Findings
• Results of the Public Input to Date
• Workshop “Ground Rules”

Plan Presentations & Wrap-Up
Following the completion of the Planning Session, one or more
members of each Workshop Team brie ly presented their plans
utilizing their illustrated maps and notes. Following the Workshop Team presentations, the consultants concluded the evening
by identifying common elements be tween 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.
Below is a graph that summarizes and tabulates the results of
the key “Big Ideas” presented by each Workshop Team during
the charrette. A more detailed breakdown of speci ic ideas is
provided on the following page.

Planning Session
The participants were split up into multiple Workshop Teams.
Each Workshop Team located 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 Consultant Team then guided the Workshop Teams through a step-by-step process so that they could
create their own concept plans. Once the Workshop 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 creativity, full
participation by all Workshop Team members, and ambitious
and positive thinking. The end product for each Workshop Team
was a colored-up base map that illustrated their planning and
design concepts, as well as completed forms that each team com-

______________________________________________________________________________________________________________________
DOWNTOWN

NATCHEZ

MASTER

PLAN

Page 36 of 116

A) B A C K G R O U N D
PčĆĘĊ TĜĔ PĚćđĎĈ IēĕĚę:
C
(
)
Below is a graph that summarizes and tabulates the results of the key “Big
Big
Ideas” presented by each Workshop Team during the charrette.
Speciϐic Ideas
Below is a breakdown of the results of the graph on the previous page that
summarizes the “big ideas” from the July 6th workshop. The numbers indicate the frequency of times cited.
1. Children's Activities- museum, splash pads, playgds., etc. (7)
2. Parking - small lots, garage, parking shuttles, etc. (7)
3. Broadway entertainment district (7)
4. MLK Triangle - African American heritage museum, music clubs, etc. (5)
5. Programming - activities on Main Street (5)
6. Reuse of the Ritz Theater (3)
7. Civil rights-related museum (2)
8. Affordable / artist housing (2)
Sam
ple W
9. Financial incentives (2)
orks
hop
10. Improved infrastructure (2)
Team
Conc
11. Relocate the post of ice (2)
ept
After the Charrette, the Concept Plan was posted on the FOR Natchez website.
te. Meetings
were held and further input was obtained throughout the next few month that followed.

Plan
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PđĆēēĎēČ PėĎēĈĎĕđĊĘ
To conduct a valid and logical planning process, it is important
to bridge the research and public input phase with the plan development phase through the creation of a set of planning principles. The principles should be broad objectives that a strong
consensus can be generated behind to help guide the planning

process. When complex issues need to be resolved during detailed planning, it is helpful to step back and revisit the planning
principles. Below are the principles for this plan, both for Downtown in general and for the two sub-areas. They were created
prior to the charrette con irmed/re ined by the workshop participants, and then used by those participants in crafting their
team plans.

“Like many of us here,
I’m a ‘Natchoosian.’
There are plenty of
other places where
I could live, but I
‘choose’ to live here in
Natchez.”
Downtown Stakeholder

DĔĜēęĔĜē PđĆēēĎēČ PėĎēĈĎĕđĊĘ
1) Preserve and enhance natural and historic resources.
2) Land uses should be diverse and physically integrated - horizontally and vertically (mixed use buildings).
3) Buildings should have a human scale.
4) Downtown’s architectural past should be respected, preserved and reinforced.
5) Maintain the inter-connected street system that is pedestrian-friendly (“complete streets”).
6) Streetscapes should be attractive, safe and interesting.
7) Accommodate parking without degrading downtown’s appearance and function.
8) Provide a generous amount of public space in a variety of forms (accommodate special events).
9) Offer a range of downtown housing alternatives - by housing types and cost.
10) Provide a rich mixture of shopping, dining, entertainment and other active uses.
11) Offer a variety of civic, cultural, educational and recreational opportunities.
12) Create an environment that will allow businesses to succeed.

“The 700 block of
Franklin is often
referred to as the ‘forgotten block.’ I think
it really applies to the
600 and 700 blocks
of both Franklin and
Main. Have you ever
noticed that those
blocks don’t have the
same historic looking
streetlights like the
rest of Downtown?”
Downtown Stakeholder

“I’m sometimes
shocked by all of the
littering Downtown.
People treat the area
like it’s a big trash
can.”
Downtown Stakeholder
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“We need to establish
a farmers market in
Downtown. I think
that could really
draw people and
make the area more
active, perhaps even
helping nearby businesses as well.”
Downtown Stakeholder

“We can’t rely solely
on people visiting old
houses for our tourism future. I don’t
see that as being a
growth industry. We
need to showcase
other things and
themes for tourists to
enjoy.”
Downtown Stakeholder

PđĆēēĎēČ PėĎēĈĎĕđĊĘ (C

)

BđĚċċ PđĆēēĎēČ PėĎēĈĎĕđĊĘ
1) Preserve the architectural integrity of the historic depot building, and program it for uses that
maximize views to the river and generate activity for an extensive period of time each day.
2) Avoid any new enclosed structures, and minimize the amount of new paved areas. Paved surfaces
should be primarily for pedestrian access.
3) Allow only a very limited amount of off-street parking, which should be less than the volume of
existing off-street parking.
4) Maximize potential on-street parking on Broadway with paint-striping designation, including
angled parking where space allows.
5) Provide landscaping, particularly canopy trees, in a manner that deϐines spaces, but that avoids the
signiϐicant obstruction of views to the river.
6) Avoid activities and physical features incompatible with the bluff’s historic integrity and character.
7) Preclude the sale of any public property to a private owner, and pursue legal mechanisms to
preserve this public space in perpetuity.
8) Leverage the enhanced bluff for adjacent private sector development.

“Historically, Natchez
was a gateway to the
west - like St. Louis but during an earlier
era. We need to play
that up.”
Downtown Stakeholder
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“The creation of new
jobs should be a
primary goal for this
downtown planning
effort.”

MLK TėĎĆēČđĊ PđĆēēĎēČ PėĎēĈĎĕđĊĘ
1) Establish this area as the hub of an African American Cultural Heritage District focused on celebrating African American history and culture.
2) Stabilize, preserve and rehabilitate historic buildings as a top priority to save the key cultural
resources that help to interpret the area’s history and that house marketable uses.
3) Encourage the development of compatible inϐill buildings as a secondary priority once existing
historic buildings have been saved.
4) Transform the Triangle into a high-quality public space, including the preservation and
rehabilitation of the old ϐilling station structure.
5) Provide sufϐicient parking for the area’s businesses and other uses to succeed, but locate and design
it in a manner that does not negatively impact the character and pedestrian-friendliness of the area.
6) Retain existing businesses and uses, which may require temporary or permanent relocations within
the area while building rehabilitations occur.
7) Attract new businesses and uses to supplement and compliment the existing businesses and uses,
and play off of historically-based themes with a focus on authenticity.
8) Support the interpretation and commemoration of the Rhythm Night Club tragedy.
9) Capitalize on Natchez’s position as part of the Music Triangle by programming music venues featuring blues, jazz, hip hop, and other relevant forms of music.

Downtown Stakeholder

“A lot of folks think
we focus too much on
tourism. But if you
can get people here
as a tourist and they
like the place, they
may return as a resident and even bring
or start a business.”
Downtown Stakeholder

“If we don’t stabilize
some of these buildings in the Triangle
soon we may lose
them forever. One
overlooked problem is erosion from
stormwater undermining the building
foundations.”
Downtown Stakeholder
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The Character Areas map
provides a graphic statement for this plan’s overall
proposal for the physical
form, character and land
uses of Downtown. The
following page provides a
description of the various Character Areas that
are illustated in this plan
and graphically de ined
in the legend below. In
most cases the patterns for
these areas already exist,
but in other cases, such as
the Mixed Housing areas, a
transformation must occur
to implement the plan.
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Below is a summary of the eight Character Areas mapped on
the previous page. While it is not anticipated that this plan’s
zoning recommendations will directly mirror the Character
Areas map, the map will in luence zoning recommendations.
Mixed-Use Core
This is the most centrally located portion of the Downtown
and it is geographically oriented along the two retail spines of
Main and Franklin Streets. Most buildings range between one
and three stories in height, they are constructed of masonry
(primarily brick), and the predominant uses include groundloor commercial uses with upper loor housing and of ices.
Mixed-Use Center
These areas are peripheral to the Mixed-Use Core. The portion
on the west end of the Mixed-Use Core is dominated by the
Convention Center, while the portion on the east end extends
east down Franklin and St. Catherine Streets, as well as north
and south along Dr. Martin Luther King, Jr. Street. These areas
include a mixture of historic buildings like those found in the
Mixed-Use Core and more recent in ill development, some of
which is incompatible with respect to their design.
Cultural / Entertainment District
These areas help to anchor either end of the Downtown. On
the west end is the area bound by Broadway and Canal Streets,
while the west end portion is anchored by the MLK Triangle.
Both areas feature both historic buildings and in ill development opportunities, although many of the historic buildings in
the MLK Triangle area are in dire need of preservation.
Mixed-Use (Residential Form)
This Character Area is relatively small and it lanks portions of
Jefferson Street between Pearl and Rankin Streets. Although
the area is dominated by historic residential structures, it now
hosts a range of uses, including commercial, residential and

housing. It serves, and should continue to serve, as a transitional area between the Mixed-Use Core to the south and the
Established Neighborhood to the north.
Mixed-Housing
This area is bound primarily between Broadway and Wall, but
it consists of a northern portion and a southern portion on
both ends of the Cultural / Entertainment District. Most of the
northern portion of this Character Area is now dominated by
light industrial uses, but it has strong potential for relatively
high-density housing. The general scale and character of such
housing should re lect that of existing buildings on Broadway
to the south (Callon Buildings, Natchez Grand Hotel, etc.).
Established Neighborhood
These areas dominate a large portion of the blocks on the
north, south and west sides of the study area. The dominant
land uses are residential, as they have been since these areas
developed out during the nineteenth century. Single-family detached houses dominate, they range from one to two stories
in height, are clad in both wood and brick, and they typically
occupy small lots. These development patterns should be preserved and reinforced by any future development.
Civic Core
This area is located to the immediate southwest of the MixedUse Core and it is centered on segments of Wall, Pearl and State
Streets. It features a mix of governmental buildings, such as
City Hall and the County Courthouse, as well as churches. The
proximity of the govermental uses offers the potential to accommodate the interaction of various governmental of ices.
Parks & Open Space
The most extensive park is the bluff area on the west side of
Broadway. Other existing parks include Memorial Park behind
St. Mary’s Cathedral, the Madison Street playground, and the
informal park on the northwest corner of MLK and High Street.
Unimproved open spaces not used as parks consist of bayous.

Commercial and Mixed
Use Character Areas

Mixed-Use Core

Mixed-Use Center

Cultural / Entertainment Dist.

Mixed-Use (Residential Form)
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c. downtown
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C) D O W N T O W N D E S I G N P L A N
Downtown’s
single greatest resource
is the river.
It’s not going anywhere
soon. Downtown’s second greatest
resource is
its historic
buildings.
Many of them
are in peril.

UėćĆē DĊĘĎČē
PđĆē
Below are the main components of the Urban Design
Plan, which are expanded
upon in the following pages:
Street Network
The main portion of downtown consists of a traditional
grid street network.
Blocks & Lots
Blocks are approximately
300 ft. by 300 ft., making them very pedestrian
friendly. Lot sizes vary.
Existing Buildings to Stay
These are historic and/or urban in form by directly fronting the associated street.
Proposed New Buildings
Sites are either vacant and
without operating parking
lots or they feature incompatible in ill development.
Building footprints are hypothetical based on this plan’s
design principles and the
City’s design guidelines.

Map
Legend
Existing
Buildings
to Remain
Proposed
New
Buildings

Parks & Open Space
These areas include formal
parks and informal natural
open space.

Parks and
Open Space
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• Continue to vigorously promote the state and federal investment tax credits for historic rehabilitation.

See page 16 for background on this topic. Although there are
several opportunities for new in ill development in speci ic locations, the sensitive rehabilitation of existing historic buildings
should be given the highest priority for the following reasons:

• See pages 110-111 in this plan’s Implementation section for
recommendations regarding design guideline revisions and
incentives related to historic building rehabilitations.

• The history and historic character of Downtown Natchez is
a key element for “branding” the downtown to give it a very
speci ic identity. See more on this topic in the “Marketing &
Promotions” section of this plan.
• 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 generally are not.
• There are more existing inancial incentives for historic rehabilitation, such as the state and federal investment tax credits,
than there are for new construction.
It is important that all future building rehabilitations in Downtown Natchez follow the existing historic district design guidelines to insure the highest quality work and to meet the federal
standards (Secretary of the Interiors Standards and Guidelines
for Historic Rehabilitation) to achieve the state and federal investment tax credits for historic rehabilitation. See this plan’s
“Implementation” section on tax credits.

Although the upper ϔloor of this building has been well-preserved,
the storefront has been inappropriately altered, including covering the transom windows at the top of the storefront.

The MLK Triangle:
A Case of Urgency
As is expanded upon in this
plan’s section on the MLK
Triangle Sub-Area, the single greatest urgency for this
plan’s implementation is to
save the decaying historic
buildings in this important
place. The area has already
lost one building recently
because it collapsed from
neglect, and more buildings
could be lost if action is not
taken quickly. These buildings are privately owned,
but the owners may lack
the resources to save them.
Because of the area’s strong
ties to Natchez’s African
American heritage, there
may be opportunities for
grants. It may also require
the City’s proactive intervention to acquire and save
some of these buildings.

Recommendations
• It is critical that the City’s Preservation Commission continue
to follow its adopted design guidelines when reviewing applications submitted to the Commission.
• The Preservation Commission should fully utilize the expertise
of the Historic Natchez Foundation in considering applications.

This entire facade has been essentially preserved, but the openings
are boarded up and a major rehabilitiation project is needed.
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C) D O W N T O W N D E S I G N P L A N
Eola’s History
The following information
is adapted from an article
entitled “The Gavel Pounds
for the Eola” written in
September of 2009 by Tom
Barnes for “Preservation in
Mississippi.”
The Eola Hotel opened its
doors on July 1st, 1927.
The hotel was named
by Isadore Levy of New
Orleans, President of the
Board of Directors of the
Natchez Investment Group,
who named the hotel for
his daughter Eola. The
building was designed
by the New Orleans irm
Weiss, Dreyfous, & Seiferth
and constructed at a cost of
$750,000. The designers
are perhaps best known as
the architects of the “new”
state capitol building in Baton Rouge. The Eola Hotel
shares certain similarities
with the old Jung Hotel on
Canal Street, which was
designed by the same irm.
The Eola operated continuously until its closure
in 1974. Since then, it has
experienced various phases
of ownership, rehabilitation, and operations.

EĝĎĘęĎēČ BĚĎđĉĎēČĘ (C

)

Eola Hotel
Built in 1927 and featuring seven loors and 131 rooms, this
building is a Natchez landmark that helps de ine the skyline of
the historic Downtown. Owned by multiple owners over the
past few decades, the hotel met high enough quality standards
to be designated as one of the National Trust’s “Historic Hotels
of America” before shutting its doors in 2014. Now owned by
an out-of-state investor, the owner has entertained multiple
concepts for its future reuse, including returning it to a hotel, as
well as affordable housing for seniors.

“When the Eola was at its peak, it was buzzing with activity. The restaurant, bar and
lobby were full of happy tourists. It provided
a whole bunch of jobs, as well as tax revenue
for the City. We really need it back.”
- Downtown Stakeholder

These 2015 ϔirst ϔloor plans depict an affordable housing development for seniors to include ground ϔloor retail and dining space.
Recommendations
Project budget limitations precluded a lodging market analysis. Thus, projections cannot be made regarding the potential
future demand for those uses. Regardless, based upon a general understanding of Downtown’s tourism and real estate dynamics, the following thoughts are offered:
• Ground ϔloor uses should be active, such as retail and dining.
This principle applies to most buildings within the Downtown’s core, but particularly for this building.
• Any restoration should follow federal preservation standards.
This building is listed on the National Register of Historic
Places and its previous rehabilitations have followed such
standards (particularly for the investment tax credits).
• A combination of housing and lodging should be considered.
This lessens the market demand risks for any one sector.
• Persuade the owner to do senior housing if affordable housing
is a future use, as seniors will have a less negative impact.
• Potential for lodging will depend upon various factors. Examples include whether the Convention Center will be expanded and if the former Regions Bank converts to lodging.
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Adaptive Reuse of Bank
Background on Building
Located on the northwest corner of Franklin and Pearl Streets,
this three-story brick building was constructed for a bank. However, because of technological advancements, such banks no longere require so much building space. As noted at far right, the
Region’s Bank that last occupied the building has since relocated
to a new structure on South Canal Street. The 52,000 square foot
building is now available for alternative uses. While a hotel conversion was recently contemplated by one developer, that idea
was abandoned. Nevertheless, a hotel by another developer is
still a potential adaptation project, among other potential alternative uses.

Hotel Use
With the 2014 closing of the Eola Hotel, yet continued demand
in Natchez for lodging, one potential adaptation for the building
might be to transform it into a boutique hotel. In fact, a recent
proposal for such a use featured the following program for the
building:
•
•
•
•
•

65 hotel rooms
8 hotel suites
Fitness center
Business center
Meeting rooms

The property also bene its from on-site parking on the west
side of the building. Adjacent to this property on the northeast
corner of Franklin and Pearl is the Guest House, a 16-room inn.
Both facilities are located conveniently to nearby shopping, dining and sightseeing destinations. The former bank building is
also adjacent to the original historic Natchez Hotel (no longer
standing), so a historic precedent exists for lodging in this area.
Arts School
For a number of years, the concept of an arts school has been
discussed in Natchez. The idea that most immediately comes to
mind for many people is the Savannah College of Art & Design
(SCAD). However, there are other potential arts-related programs having potential, including culinary arts, historic preservation, and similar focuses. For more on this concept, see page
106 of this plan.

New Bank Building
While Regions Bank might
have left its previous home
on Franklin Street, it has not
left Downtown Natchez. A
new bank was constructed
at 373 South Canal Street
on the southern edge of
Downtown, replacing a
warehouse previously
used by the former Isle of
Capri Casino. After making
design revisions in December of 2016 requested by
the Natchez Preservation
Commission, the Commission approved the onestory structure, which was
promptly constructed in
2017. While the building’s
front setback is deeper than
those found historically in
the Downtown’s core, it is
fairly compatible given its
fringe location. Moreover, it
is a clear aesthetic improvement relative to the property’s previous condition.

Other Potential Uses
Perhaps the most obvious alternative use is of ices given that
this building most recently served that role. Other potential
uses might include housing, institutional uses, or a small business incubator building upon Alcorn’s existing TechCenter.
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C) D O W N T O W N D E S I G N P L A N
NĊĜ BĚĎđĉĎēČĘ
The map on page 18 of this
plan highlights key sites having potential for new in ill
development. They include
both underdeveloped sites,
which do not include historic
buildings, and undeveloped
sites not currently used as a
parking lot. Although they
are geographically scattered
throughout Downtown,
many are along the Broadway and MLK corridors.

See Appendix D for an
alternative design for
Maple Street between
Canal, Wall, Madison
and Monroe Streets.

Major Inϐill Projects
The in ill development
sites outlined in red on
the map at left represent
the highest priority sites
to ill key voids in the
streetscape and to create
greater physical continuity for shopping and entertainment. However,
the two major proposed
in ill projects are outlined in blue, as follows:
1) Convention Center
expansion
(see pg. 48).

Priority Principles
The following priorities
should be considered for
new in ill development:

2) Housing to replace
the existing light industrial (see pg. 76).

• The Bluff and MLK Triangle sub-areas should be a
high priority to create two
strong anchors on either
end of Downtown.
• Sites on key corridors with
high visibility should be
given a high priority.
• Corner lots should be given a high priority because
of their high visibility.

Map
Legend
Existing
Buildings
to Remain
Proposed
New
Buildings
Highest
Priority
In ill Sites

Based on the principles
listed above, the highest priority sites have been oulined
in red on the map at right.

Major In ill
Projects
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Natchez Convention
Center by the Numbers

Convention Center Expansion
The Natchez Convention Center was constructed in 2001. It
fronts onto Main Street with the rear facing, but set back from,
Franklin Street. The west facade fronts onto Canal Street and the
east side fronts onto Wall Street. Despite having a large building
footprint (57,000 sq. ft.), the design breaks up the massing to
provide a human scale and it emulates the 19th-century architecture that dominates the character of the Downtown.

Key statistics for the convention center include:
Year built: 2001
Development cost:
$9.5 millon
Total building area:
57,000 sq. ft.
Number of meeting rooms: 8

The operators of the convention center have made a strong case
in recent years that the facility’s space limitations are preventing Natchez from achieving its potential for hosting conferences
and similar events. In fact, at the time of the center’s design,
plans were made for its futue expansion to the immediate north,
as illustrated by the loor plans at right and the elevations below.
By expanding the convention center, larger events can occur,
which will translate into increased lodging demand, increased
dining and retail sales, and increased tax revenues for the City
and County governments. This project would also increase the
market viability for reopening the Eola Hotel as a hotel.

Total meeting space:
32,000 sq. ft.
Largest meeting room:
18,000 sq. ft.
Next largest meeting room:
10,800 sq. ft.
Exhibit space:
18,000 sq. ft.
Graphics Source: Natchez Convention Center

Recommendations

Meeting rooms space:
7,122 sq. ft.
Proposed new space:
10,800 sq. ft.

• It is recommended that the
Natchez Convention Center be
expanded consistent with the
existing plans, which would add
another 10,800 sq. ft. The center’s operators have detailed
plans for this expansion that
should be pursued within the
very near future.

Every increment of
new development
either dilutes or reinforces community
character.
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C) D O W N T O W N D E S I G N P L A N
Inϐill Development
Design Principles
Although Downtown Natchez lies within a locally
designated historic district
with design controls, the
City’s adopted design guidelines currently provide only
limited direction for the design of new commerical and
mixed-use buildings. Below
are some key principles that
should be followed:
Building Heights: Unless
otherwise speci ied, heights
should not exceed the tallest
buildings on the block face
by more than one (1) story.
Front Setbacks: Should be
within a few feet of the average of the block face.
Facade Massing: No facade
plane should be more than
roughly 25 feet in width
without an interruption by a
recess or projection.
Facade Transparency: At
least 70% of the ground
loor should be transparent
with door or window glass.
Facade Materials: Most
commercial / mixed use
buildings should be masonry clad (brick, plaster,
etc.).
Roofs: Flat roofs should
feature parpet facades.

NĊĜ BĚĎđĉĎēČĘ (C

)

Compatible Design
It is critical that any new development in
Downtown Natchez is compatible in design
with the area’s existing historic architecture.
Of course, the City’s local historic zoning and
Preservation Commission offer a safety net
for such new design. Below are various in ill
development design issues.
Former Grocery Store Property
On the north side of Franklin Street between
North Wall and North Pearl Streets, is a onestory brick structure that was most recently
an A&P Grocery Store. It is on property currently owned by the Natchez Democrat. In
the past, the newspaper has explored redevelopment of the existing building, as well
as potentially developing a new building on
the site. Fortunately, past architectural renderings prepared for the property have been
extremely compatible with Downtown. Although redevelopment of this site is a longterm goal and not likely to occur within the
near future, it is important that the past objective of high quality design be continued.
Parking Lot Liner Buildings
“Liner Buildings” are relatively shallow
structures that help to screen parking lots to
maintain a cohesive building frontage on an
urban street. Several of the existing vacant
lots throughout Downtown are candidates
for such buildings, which provide additional
space for Downtown uses, visual cohesiveness, and needed rear parking.

This rendering from the City’s 1992 plan for downtown is viewed from the existing gazebo on the Bluff. Looking to the northeast, it features a three-story red brick inϔill
building that would be compatible with the historic Downtown. While relatively large,
the building’s massing is visually broken up by the two-story balcony across the the
front facade. Source: Christopher Chadbourne & Associates / Jim Piatt

The Fry Building
Located on the southwest corner of Pearl
and Franklin Streets, this “non-contributing” building occupies a high pro ile site.
At some point it should be replaced by a
well-designed and architecturally compatible building that features rear parking screened by the building along both
street frontages. Such buildings are particularly important from an urban design
perspective to visually “hold the corner.”
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Near-Term Versus
Long-Term Needs

MĔćĎđĎęĞ:
G

The existing Downtown
street system is in need
of various physical improvements, but some
needs are more urgent
than others:

Key Mobility Features
The map at left highlights key
mobility features for Downtown.
In some cases, only key examples
are highlighted, but they correspond to the street cross-sections
and plans on the following pages.
Color-coded text for the street
types below ties to the map:

Near-Term Needs
While there are occasional spots needing
minor repairs, most
street segments have
intact street surfaces
and sidewalks that
can be safely traveled.
However, the primary
near-term needs are at
key intersections, especially along Main and
Franklin Streets. Some
of these intersections
feature grade changes
and steps that are not
compliant with the
federal Americans with
Disabilities Act (ADA).

Primary Collector Streets - Collectors connect local streets with
arterials. Examples include Canal
Street, the Main/Franklin couplet, and MLK Street.
Local Streets - These streets have
relatively low traf ic volumes and
provide direct access to properties. Examples include such as
State and Jefferson Streets.
North-South Cross Streets Running perpendicular to collectors such as Main and Franklin,
Commerce Street is an example.

Long-Term Needs
Years of neglect and
street paving have
resulted in these longterm needs: milling and
repaving streets, repairs to curbs and gutters, and tree removal
and/or replacement.

Pedestrian Trail - This trail exists on the bluff edge, but could
be expanded into a larger system.
Key Gateways - These are primary entry and exit points into
Downtown, providing a irst and
last impression for visitors.
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Cross-Section & Plan:
Broadway Street

MĔćĎđĎęĞ: G
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The following street cross-sections and plans are not based upon
a survey, so the right-of-way (ROW) and related dimensions are
subject to change.

North Broadway Street:
Main to Jefferson
This plan addresses
Broadway between Main
and Jefferson Streets, which
features a 68 ft. ROW. It follows the current street coniguration, but formalizes
those existing conditions. It
is also depicted as accommodating two-way traf ic
low. On-street parking
includes parallel parking on
the west side of the street
and diagonal parking on the
east side. Both segments on
this page re lect keeping the
overhead lines because of
the cost of burying them.
North Broadway Street:
Jefferson to Madison
This segment of the street
features a 74 ft. ROW, which
can accommodate diagonal
parking on both sides of the
street. While the sidewalk
along the bluff side of the
street has to decrease in
width from 12 ft. south of
Jefferson to 7 ft. north of
Jefferson, less pedestrian
traf ic is expected along this
most northern segment of
the street.
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Cross-Section & Plan:
Broadway Street &
Commercec Street

)

Broadway Street:
South of Main
Because this section of
Broadway has only a 66 ft.
ROW, it is limited to parallel parking on both sides,
as opposed to diagonal
parking, which would yield
more spaces. The planting
strip on the east side of the
street also needs a slight
reduction from the existing
width. Because of the cost
of burying overhead lines,
the plan keeps them and
utilizes understory trees.
Commerce Street
This segment of the street
has a similar ROW width
and con iguration as Main
and Franklin Streets, but
there are more overhead
utilities. While all of these
street plans will have to be
ield measured for accuracy,
this proposed section is
applicable to several other
east-west streets. Also, pedestrian bulbs were initially
proposed for most Downtown intersections, but
were eliminated because of
stakeholder push back.
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C) D O W N T O W N D E S I G N P L A N
Cross-Section & Plan:
Main/Franklin Streets &
MLK Street

MĔćĎđĎęĞ: G
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Main/Franklin Streets
These two important
streets have a ROW of approximately 62 ft. Keeping
with the existing design,
this plan proposes parallel
parking lanes on either side
of the street. Although it
has been drawn to re lect
this plan’s recommended
two-way traf ic low, it can
work equally well with the
existing one-way traf ic.
Also, this same crosssection and plan can apply
to other Downtown streets.
As noted regarding Commerce Street on the previous page, pedestrian bulbs
were initially proposed for
most Downtown intersections, but were eliminated
because of stakeholder
push back.
MLK Street
This street features a ROW
width of only approximately
50 ft. Because of that constrained width, on-street
parking can only be accommodated on one side of the
street (east side), and it
must be parallel parking.
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Historically, streets
in all downtowns had
two-way traf ic low.
However, when traf ic
engineers sought to
maximize the ef iciency
and speed of traf ic in
the 1960s and 1970s,
in particular, many
streets were converted
to one-way low. Now,
many downtowns are
reversing those unwise
changes. The bene its of two-way low
include:

Based upon “best practices” for
downtown revitalization, the goal
for mobility should be to accommodate motorized vehicles without compromising the aesthetics,
functionality and pedestrianfriendliness of the downtown.
Because the consultant team for
this plan lacked a traf ic engineer,
all mobility recommendations
are contingent upon a traf ic engineer con irming their feasiblity.
Recommendations
• Explore the conversion of
Main, Franklin, Pearl, Commerce and Broadway Streets
back to two-way traf ic low.
• Explore replacing one or more
traf ic signals with four-way
stops.
• Prohibit any future street or
alley vacations.
• Enhance pedestrian crossings
at key street intersections with
“pedestrian bulbs” and crosswalks (see pages 56-57).

• Lowering driving
speeds for safety
• Avoiding “out of trip”
driving to save time
and fuel
• Making it easier on
visitors by avoiding
confusion
• Increasing visibility
for retail businesses

Map
Legend

The two-way conversion of
streets would entail no physical improvement costs beyond
changes to traf ic signals, signage
and asphalt paint striping.

Potential
Two-Way
Conversion
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Tourism Transit
Page 21 of this plan addresses Downtown’s existing
variety of tourism-related
transit options, such as the
“Hop On - Hop Off” buses
and the horse-drawn carriages that have been operating in Downtown Natchez
for many decades. While no
speci ic recommendations
are offered regarding this
topic because these systems
of tourism transit appear to
be operating successfully,
it is important that they
continue to be supported by
the City so they can continue
to thrive.

Open Air Tours offers 45 to 60
minute narrated tours that
depart the Natchez Visitors
Center daily at four different
speciϔic times.

MĔćĎđĎęĞ: G
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Truck Loading Challenges with Two-Way Streets
In general, the bene its derived for a downtown by converting one-way streets back to two-way streets substantially outweigh the drawbacks. Regardless, any potential
drawbacks must be addressed. First, two-way conversions are only suggested for Downtown’s streets having
suf icient existing curb-to-curb widths that no existing
on-street parking would be lost. For example, converting
streets such as Main and Franklin to two-way traf ic low
would result in no lost driving lanes and no lost on-street
parking.
However, the most signi icant potential challenge would
relate to trucks that park in a driving lane to unload.
First, not all trucks have to unload from streets, as the
fragmented alley system offers loading opportunities in
some locations. The viability of the existing alleys can
be enhanced for some segments by removing unneeded
sidewalks (see page 56). Based upon discussions with
business owners, this issue should not be a problem for
many local deliveries that can be scheduled for low-trafic hours, such as J.E. Hicks Distributing Company (“Hicks
Chiks”). However, scheduling freight shipping to avoid
business hours would require added costs. For example,
R & L Carriers charges $126 per hour with a minimum
of $375 to schedule deliveries before 9:00 AM and after
5:00 PM. One potential approach to dealing with this
issue is the designation of on-street loading zones that
might also be used by automobiles during certain hours.
Finally, as with all ideas of this plan related to traf ic and
parking, it is recommended that the City hire a traf ic engineer to validate this plan’s relevant recommendations.

This existing condition photo of Main Street (above), coupled with the
photo from another downtown (below), illustrates the potential trafϔic
problems that on-street loading could pose for Downtown Natchez.
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Pedestrian Crosswalks

There are many ways to achieve a downtown that accommodates walking. One important approach is to ensure that development patterns are urban, including buildings that address the
street and parking lots behind buildings rather than fronting
directly onto streets. Broad sidewalks, interesting storefronts,
and night-time lighting are also important. Below are key strategies recommended for Downtown Natchez:
Recommendations
• Construct sidewalk segments to ϔill in existing gaps. Examples
of such gaps are throughout the study area, including along
the north end of Broadway and the west end of Madison.
• Add pedestrian-scaled street lights where missing on the 600
and 700 blocks of Franklin Street. Such lights should match
the lights found elsewhere in Downtown.
• Add paved crosswalks at key intersections, such as along Main,
Franklin and MLK Streets, as well as some mid-block locations. Pedestrian bulbs extend a bit into the street to shorten
the distance for pedestrians to cross and protect the end vehicles for parallel parking. They are only recommended for
key intersection in the Downtown’s periphery. Because of the
associated costs, pedestrian bulbs are not a very high priority relative to other recommendations.

Existing Condition: Intersection of Canal and Main Streets

As the photograph below
reveals, some segments of
alleyways in Downtown
Natchez feature sidewalks.
They are typically deteriorated and often obstructed
with utility poles. Given
the relatively low volumes
of both vehicle traf ic and
pedestrian traf ic within
any given alley, the bene its
of providing sidewalks are
very low. Consequently, it is
recommended that no new
alley sidewalks be built,
and the City may want to
remove the existing sidewalks at some point to make
driving easier. However,
where obstructed by utility
poles, small segments of the
sidewalk might be retained
to function as protective
curbing so that vehicles do
not hit the poles.

Proposed Condition: Crosswalks with slightly raised pavers.

This segment of Madison Street within the study area is one of
many places with a gap in the existing sidewalk system.

Existing alley with sidewalks
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C) D O W N T O W N D E S I G N P L A N
ADA Requirements &
Funding Programs

MĔćĎđĎęĞ: P

The Americans with Disabilities Act (ADA) was signed
into law in 1990 to become
one of America’s most
comprehensive civil rights
legislation guaranteeing
that people with disabilities
have opportunities to participate in the mainstream
of American life. Modeled
after the Civil Rights Act of
1964, ADA is referred to as
an “equal opportunity law
for people with disabilities.”

Recommended Strategy:
Focus on Intersections

Because of grade changes in
Downtown Natchez, some
of the street intersections
lacking ramps fail to comply
with ADA. Fortunately,
there are programs that
help communities become
ADA compliant, such as
MDOT’s FAST ACT Alternatives Program Grant. The
City has researched the
details of this program and
will consider pursuing it in
the future, although the required matching City funds
may be cost prohibitive.

(C

As noted previously on page 50, Downtown Natchez has some fundamental
needed improvements for its street system, including milling the streets down
to eliminate years of paving, repairs to
curbs and gutters, and removal of trees
and replacement by other trees (including understory trees that are more compatible with overhead utilities). While
removing utility poles and burying
overhead lines would be a substantial
aesthetic enhancement, it would also be
costly. Thus, burying overhead utilities is
not a high-priority objective for this plan.
Because pedestrians - theoretically cross the street at intersections, a focus
on intersections is recommended. Given
the expense of street and streetscape
improvements for block long segments,
such a strategy will most effectively leverage the City’s limited funds. An excellent
recent example of this strategy is Russellville, Arkansas. Following a master
planning process in 2012, they successfully obtained grant funding to redevelop
key intersections on Main Street. Along
with the implementation of many other
strategies contained in their plan, they
have since greatly enhanced pedestrian
accessibility and the downtown has both
physically and economically revitalized.

)
This photo illustrates
an entire system of
paved crosswalks and
pedestrian bulbs that
greatly increase the
safety of pedestrian
crossings. To avoid visually competing with
Downtown Natchez’s
historic architecture, it
is recommended that
the colors be more subdued for crosswalks in
Downtown Natchez.

This prototypical intersection design combines steps, ramps and rails for the accesschallenged. While pedestrian bulbs can provide the space needed to accommodate
ramps, the concept has received negative responses from Downtown stakeholders.

______________________________________________________________________________________________________________________
Page 57 of 116

DOWNTOWN

NATCHEZ

MASTER

PLAN

C)1))DBOA W
NTOWN DESIGN PLAN
CKGROUND
MĔćĎđĎęĞ: P

(C

)

Sidewalk Zones
The three zones of a downtown sidewalk include the following:
Pedestrian Zone - This is the most critical zone of the three because it allows pedestrians to travel in an unobstructed manner.

Utility Zone - This is the second most critical zone. Located closest to the street curb, it includes features such as street trees,
utility poles, bike racks, benches, trash cans, and similar features.
Dining Zone - This sidewalk zone is only applicable if enough
space exists. While designated dining can sometimes occur in
the utility zone, it is best located abutting the adjacent buildings.

City Regulations for
Outdoor Cafes
The City’s current regulations are not very “business
friendly” toward outdoor
dining. According to the
current City ordinance:
“...nothing in this section
shall prohibit the establishment of sidewalk cafes or
service in commercially
zoned areas in the city if the
owner of such establishment
has ϔirst obtained from the
city a permit to operate as a
sidewalk cafe, has paid the
appropriate fee of $100.00,
and has on ϔile with the city
a bond in an amount of not
less than $25,000.00 to hold
harmless and indemnify the
city with regard to any liability which may be incurred on
the sidewalk premises, and
further, to post a $500.00
bond to insure compliance
with any and all regulations
enacted or to be enacted by
the city with regard to the
establishment and operation of such premises as a
sidewalk cafe including, but
not limited to, the antilitter
ordinance of the city. Such
exception is allowed only
with food orders and during
business hours.”

This graphic illustrates the three zones of a sidewalk when sufϔicient space exists. When space is limited, a sidewalk is limited to the Utility Zone and the Pedestrian Zone. However, when sufϔicient space exists, a Dining Zone can occur to animate the street even more.

It is recommended that
these provisions be revised
to be less stringent and less
burdensome on businesses.
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C) D O W N T O W N D E S I G N P L A N
Bike Rentals

MĔćĎđĎęĞ: B

T

Bicyle facilities and trails for hiking are both effective ways to
make a downtown more appealing, including keeping tourists
in the downtown longer. Both are discussed here.

Many larger communities
across the country have initiated bike share programs
through major contractors.
The one that is know to
work most with smaller
communities is Zagster.
However, the smallest community we could identify
with such a system is Portsmouth, NH, with 21,000
people. Consequently, the
best approach for Natchez is
likely to simply have a conventional bike rental business that is not automated
like the larger systems. See
page 70 for information on
how this idea relates to the
overall design and operations of the depot.

Bicylces
At present, Natchez lacks a formally designated bicylce route
featuring delineated bike lanes and similar facilities. Although
there are varied opinions regarding “best practices” for bike facilities, the approach proposed for this plan is as follows:

tion. Below is a map of an eight-mile route being promoted by the
Community Alliance. This route begins and ends at the Visitors
Center, traverses Downtown, and goes as far east as Monmouth.
Recommendations
• Designate sharrows within the Downtown west of MLK.
• Elsewhere, develop designated bike lanes, including on Canal
Street between D.A. Biglane Street and the Visitors Center.
Key Route Sites:
• Visitors Center
• William
Johnson House
• Melrose
• Forks of the
Road

Major Roads & Collectors: Because of the volumes and speed of
motorized vehicles, bikes need designated bike lanes to separate them from vehicles.
Downtown Roads: Because of the lower volumes and speed of
motorized vehicles, as well as limited cartway widths, the “sharrow” approach of integrating vehicles and bikes is the best op-

Map Credit: Community Alliance of Natchez-Adams County

Downtown Trails
There is currently a trail system along the downtown bluff at three different elevations: A) Bluff Level - located on the bluff until it descends on Learneds Mill Rd.
(north), Roth Hill Rd. (middle) and Silver St. (south). It is paved with asphalt (see
red); B) Mid Level - located between the bluff and river levels and unpaved (see yellow); and C) River Level - located at the river’s edge and paved with asphalt (see blue).
Recommendations
• Extend the river level trail south via Water St. to connect with Silver St. and UTH.
• Provide better signage to draw the attention of both residents and visitors.
Roth Hill Road’s sidewalk connects to an
extensive trail system.

Trail Extension

Map Credit: Community Alliance of Natchez-Adams County???????
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Parking Decks Don’t Have
to Look Ugly

Parking is usually a hot topic for any downtown, regardless of
how much supply versus demand actually exists. As Downtown
Natchez revitalizes in the future, parking will become a major
issue. Unfortunately, people often apply the standards of suburbia to downtowns with expectations of parking directly by their
destination.

One common reason for
people to resist the idea
of parking garages is their
appearance. However, there
are hundreds of examples of
attractive garages throughout the country that manage
to blend in well with histotoric downtowns. Below are
some key design standards
to follow for garages:

Recommendations
Below are strategies for parking, which will require con irmation by a traf ic engineer, as with this plan’s mobility recommendations:
On-Street Parking
• Increase on-street parking where ever possible by designating it with paint striping and signage. The north end of Broadway, in particular, has the potential for on-steet parking.
• Install signs limiting parking to 3 hours in the core portions of
Downtown where parking is in the highest demand (parking
meters are not recommended).
• Enforce on-street parking regulations, but usher in this new
policy with a muli-month “grace period” to give warnings.
Off-Street Parking
See page 20 for a map of Downtown’s existing public and private parking lots.
• Develop new parking lots and improve existing lots per the
design standards provided here (above at right) with respect
to lot locations and design.
• Decrease some of the existing parking on the bluff, but enhance its function and appearance with landscaping (see
page 71).
• Provide directional signage for public parking.
• Create a brochure for businesses to hand out and to be posted
on the recommended Downtown organization’s website for
downloading to include a map for parking in Downtown.

Building

Building

Design standards for Downtown parking lots to follow include:
• Locate lots behind buildings to be screened from streets.
• Use evergreen landscaping and shade trees to supplement
building screening. Walls and fencing can also be used.
• Locate street access points along alleys and/or side streets.
• Provide for cross-access between adjacent lots.
• Provide lighting and internal landscaping with shade trees.
• Screen dumpsters and loading areas.

Broadway

• The vehicle entrance
points should be as narrow as practicable
• Facades fronting streets
should have their massing broken into bays not
exceeding roughly 30 ft. in
width.
• A series of openings at
each level should generally mirror the cadence of
building windows.
• Exteriors should feature
masonry architectural
cladding.

Natchez Grand Hotel

Potential New
Parking Deck
Canal Street

Replacing the parking lot behind the Natchez Grand Hotel with a
parking deck would increase parking for the Convention Center.
The hotel could also be expanded on its north and south ends.

This parking garage in Old
Town Alexandria (VA) utilizes
an architectural design to
blend with the historic
streetscape.
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C) D O W N T O W N D E S I G N P L A N
Existing Public Spaces
The numbers and letters on the map at left
coordinate with the
same below:

PĚćđĎĈ SĕĆĈĊĘ
Most successful downtowns
feature a variety of public
spaces, including everything
from small formal plazas
to large green spaces for
passive and sometimes even
active recreation. Public
spaces are important for the
passive use of area residents, visitors and citizens
in general, for recreation,
and for special events.
Consequently, a varied assortment of public spaces
are proposed in this plan.
Some already exist, while
some are proposed. Their
locations are mapped at
right and listed to the right
of the map. Those existing
and proposed public spaces
that are within the Bluff SubArea and the MLK Triangle
Sub-Area are described in
detail in the two sub-area
sections of this plan. Those
spaces located elsewhere in
the Downtown study area
are expanded upon on the
following page.

“Parks and playgrounds are the soul of a city.”
- Marty Rubin

1

1) Bluff / Spanish
Parade Ground
See pages 67-76 in
the Bluff Sub-Area
section for details on
proposed improvements to this space.

2
C

2) Madison Street
Playground
See the following
page for details on
proposed improvements to this space.
3) Memorial Park
See the following
page for details on
proposed improvements to this space.

A
B

Proposed New
Public Spaces
A) MLK Pocket Park &
Parking Lot
See pages 62 and 86
for details.

3

Map Legend
Existing Public
Spaces
Proposed New
Public Spaces

B) Revels Plaza
See pages 81-82 in
the MLK Triangle
Sub-Area section for
plans for this space.
C) Ellicott’s Hill Plaza
See pages 74-75 in
the Bluff Sub-Area
section for details on
this proposed space.
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The previous page provides an overview of the Downtown’s existing and proposed public spaces. This page addresses improve-

ments to two existing parks and the establishment of one new
park outside of the study area’s two sub-areas. The other public
spaces are addressed within this plan’s sections on the Bluff SubArea and the MLK Triangle Sub-Area.

Madison Street Playground
This existing park has a variety of playground equipment
for children and it is relatively well-maintained. It is recommended that the Natchez-Adams County Recreation Commission decide on details, but the following are recommended:
• Expand the playground to the south with new equipment.
• Develop an adjacent dog park to the immediate south of the
playground on the same block (now used for landscaping
storage, but will require City acquisition of part of the site).

Memorial Park
This park is a great civic space, but often forgotten. Its elevated topography and fencing with few access points may
discourage people from using it. Recommendations include:
• Additional signage and monumentation should be considered at or near park entrances to draw people into the park
and to highlight entry points.
• Lighting should be increased for added evening safety.
• Program the space with more low-impact events.

Parks Aren’t Just
for People

Dog parks are a widely
spreading trend across the
country and are extremely
popular where they exist.
They require a lawned area
with a peripheral fence (not
solid for visibility) and a
double gate system to avoid
dogs escaping. When suf icient space exists, dog parks
are split into two distinct areas - one for larger dogs and
one for smaller dogs. They
should also include benches
for sitting and plastic bags
and garbage cans so owners
can clean up after their dogs.
One way to help pay for the
park’s development and
maintenance is private sector sponsorship.

MLK Pocket Park & Parking
This privately-owned .36 acre property on the northwest
corner of MLK and High Streets has been used for years informally as a park (tax parcel # 41-111D-56). As in the case
of the Madison Street Playground, it is recommended that
the Natchez-Adams County Recreation Commission decide
on details for this park, but it is preliminarily suggested that
it be open and lexible to allow for a wide range of uses, but to
also double as a parking lot for evening needs (see page 86).
Expanded Madison Street
Playground and Dog Park
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C) D O W N T O W N D E S I G N P L A N
The Parchman Ordeal:
The History

PėĔĚĉ ęĔ TĆĐĊ Ć SęĆēĉ MĔēĚĒĊēę

In October 1965, approximately 700 black Natchez
citizens marched in protest
of racist voter disenfranchisement. They were transported by local law enforcement of icials to the City
Auditorium on Canal and
Jefferson Streets, where they
were placed under arrest.
Many were teenagers and
young adults. Approximately
150 of those arrested were
then shipped to the state
penitentary at Parchman, a
prison notorious for its inhumane conditions, where they
were subjected to abuse.
The arrested protesters
never went before a judge or
had their day in court. The
ordinance cited in the mass
arrest requiring a parade
permit was later determined
to be unconstitutional.

Project Background
In November of 2016, Mayor Grennell organized the Parchman
Ordeal Committee as part of an effort to memorialize sites and
occurrences that are key to the Civil Rights movement in Natchez and Adams County. A great deal of work is being done to
research, document and commemorate the protesters who were
arrested during the weekend of October 2-5, 1965 (see a summary of the history at left). The Committee recently decided
to pursue the installation of a monument to commemorate and
interpret the Parchman Ordeal with the theme “proud to take a
stand.” It is proposed that it be located on the southwest corner
of the City Auditorium property at the corner of Jefferson and
Canal Streets, as many of the arrested protesters were held at
the auditorium. See the aerial photograph and the street level
photograph below at right for the proposed monument location.

Parchman cell block.

Charles Evers (center with hand in pocket) in Natchez in 1965.
1965
He took over as the Field Director for the NAACP in Mississippi in
1963 following the assassination of his younger brother Medgar.
Monument Location: Northeast corner of Jefferson and
Canal Streets on the City Auditorium property.

Proposed Design
According to a representative planning the monument:
“The setting is envisioned as simple exposed concrete but
very carefully detailed and executed, with minimal plant material. The alignment of the sidewalk, plaza and seating wall
is designed to encourage people to walk around the monument.... The low seating wall is cut into the uphill side allowing for grading to properly drain the site and to integrate
with the slope. The plaza is half concrete and half grass, accommodating the desired crowd size of up to 40 people, and
reducing the cost. Lighting is desired and likely to be off-side
ϔloods in front and one in behind.
The monument is envisioned as a 6’ tall, 12’ long wall which
is half-oval in plan. The Committee had established the concept of a black, polished granite monument that has a dramatic photograph on the front side. With the assistance of
the Preservation Commission, they were encouraged to locate the names of the participants and a history narrative
on the back side.”
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The Parchman Ordeal:
The Documentary

)

Site Design: It is proposed that the Take
a Stand monument be located between
the corner of Jefferson and Canal Streets
and the driveway exiting the auditorium.
The ground slopes from the intersection
up toward the auditorium, which would
elevate the monument.
Graphics: Liz Dantone

Monument Design: The committee in charge of planning the monument proposes a curved wall 12 feet in length and 6 feet tall. The
monument would be made of black polished granite and feature a
photograph representing the event on the front side. The names of
the protest participants would be engraved on the other side.

“The city of Natchez must stare down its shame for the
mistreatment of hundreds of innocent, black Natchezians… for 50 years, the city has failed to acknowledge
publicly the disgrace of the Parchman Ordeal. The city
failed its citizens and failed the principles of this nation.
Even though it has been a long time coming, it is not too
late to recognize and apologize to those true heroes of
Natchez who bravely endured degradation in advancing
the cause of equality before the law.”
- Mayor Larry “Butch” Brown - 2015

In 2015, the City of Natchez
inally made an of icial and
very public apology for
the City’s involvement in
the Parchman Ordeal. In
2016, a documentary on the
Parchman Ordeal story was
unveiled at the City Auditorium and later aired on Mississippi Public Broadcasting.
Entitled “The Parchman
Ordeal, The Untold Story,”
this 56-minute documentary
includes the accounts of at
least 19 survivors of the
ordeal. Directed by G. Mark
LaFrancis, along with Darrell
White who narrates the ilm,
Robert Morgan, produced
the ilm. It was recognized
as the Most Transformative Film at the Crossroads
Film Festival in April 2017.
Ronald Coleman, 69, was one
of those arrested and loaded
onto a bus to the prison. “It
was one of the scariest rides
of my life. I had never even
heard of Parchman at that
time. All of this for taking
part in a peaceful gathering.”

Ad for the recent documentary.
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C) D O W N T O W N D E S I G N P L A N
Locations for
Directional Signage
It is critical that signage be
provided to guide visitors
to the Downtown and then
within the Downtown once
they have arrived. Consequently, there are two
different types of way inding
signage:
Peripheral Signage
Signs located outside of
Downtown to direct visitors
Downtown should be located
at the following places (see
map below at right):
• Junkin Dr. at Canal St.
• Junkin Dr. at Homochitto
St.
• Junkin Dr. at Prentiss Dr.
• Prentiss Dr. at MelroseMontebello Pkwy.
• Prentiss Dr. at Liberty Rd.
• Prentiss Dr. at Devereux
Dr.
• Natchez Trace Pkwy. at
Liberty Rd.
• Liberty Rd. at Devereux Dr.
at Melrose Ave. (multiple
intersections and signs)
Internal Signage
Once visitors have made it to
Downtown Natchez, they will
need signage to direct them
to key destinations, such as
the Main Street and Franklin
Street shopping areas, Under
the Hill, the casino, museums
and historic sites. See sign
location principles above at
right.

WĆĞċĎēĉĎēČ
Way inding is the act of directing visitors to a community to various destinations. In addition to maps and digital devices, one
of the primary tools used for way inding is directional signage.
Because improved way inding is a critical need for Downtown
Natchez to thrive, this topic is addressed here with respect to locating and designing way inding signage.
Internal Sign Location Principles
Internal signage refers to signs located within the Downtown:
• Locate signs at key intersections, including: Main & Canal,
Franklin & Canal, Main & MLK, Broadway & Main, MLK & Homochitto, and Main & Pearl.
• 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.

Legend
Proposed Sign
Location

Base Map Source: Trip Info.com

Sign Design Principles
There are two different directional sign types relevant to Downtown Natchez, requiring two equally different designs, as follows:

Peripheral Signage
The signage located outside of Downtown only needs to
guide visitors to the Downtown. Because Downtown Natchez is part of a National Register Historic District and is
a cultural attraction, it can utilize
the standard brown
signs used for cultural sites.

Internal Signage
The following design principles apply to way inding signs
located within the Downtown:
• Utilize a consistent design
template
• Create a theme-based color
coding system
• Integrate a consistent logo
in the design, such as the
City’s 300-year anniversary
logo.
• Mount the sign on a welldesigned pole, such as the
ornate metal style depicted
at right or a similar highquality design.
The conceptual design at right
is an example that employs the
design principles listed above,
but the City should explore
other design options.
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Antique Row
Although it is not being treated in this plan as a full- ledged
district, the 600-700 blocks
of Franklin Street should be
more vigorously marketed as
an antique-focused area.

SĚć-AėĊĆĘ: O
From the very beginning of the process to create this plan, it has
been recognized that the Downtown study area is anchored by
two existing sub-areas - the riverfront Bluff Sub-Area anchoring the west end of the Downtown and the MLK Triangle SubArea anchoring the east end of the Downtown. See page 3 of
this plan for the map delineating the boundaries. However, as
the planning process evolved, it became apparent that there
is potential for yet a third distinct sub-area: the Arts District.
Centered on the block of Commerce Street between Main and
Franklin Streets, this sub-area is not yet a bona ide district, but
it has the potential to become such a place in time. Below is a
summary of each sub-area and a corresponding map at right:
Bluff District (pages 67-76)
This area is bound on the east by Canal Street, the west by the
bluff edge, the north by Madison Street, and the south by State
Street. The two key spines through the area are Broadway and
Canal Streets, and the most signi icant feature is the surviving
portion of the Spanish Parade Ground dating from the lateeighteenth century. This open space also includes a historic
railroad depot and magni icent views of the river.
MLK Triangle District (pages 77-88)
This area is bound roughly by Orange Avenue on the east, MLK
Street on the west, High Street on the north and Franklin Street
on the south. It is anchored by the small triangular-shaped
property that gives the area its name, and key landmarks include the Zion Chapel AME Church and the site of the Rhythm
Night Club. This area is in dire need of revitalization.

Sub-Areas

Arts District (pages 89-91)
This district currently exists more in concept than in reality.
However, the segment of Commerce between Main and Franklin Streets has potential as a small arts-themed district. If it
can be rebuilt, the Ritz Theater would be the crowning jewel.

Bluff District
MLK Triangle
Arts District
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D) S U B - A R E A P L A N S
Spanish Law of the Indies
In 1790, approximately one
decade after the Spanish
gained control over Natchez,
Governor Gayosa developed
a town plan. That plan included a church, hospital,
and other government buildings. The town was platted
in 1791 to include a grid of
blocks and lots, as well as
the Spanish Parade Ground
extending along the river
bluff as far east as Canal
Street. The plan shares
many trademarks of other
Spanish settled communities designed according to
the “Law of the Indies.” That
“law” was essentially a planning code to guide the layout
of new communities. John
Girault, a local land surveyor,
is credited with laying out
the town for the Governor.

BđĚċċ DĎĘęėĎĈę: I

Planning Principles

The River Bluff area overlooking the Mississippi River is perhaps the most historically signi icant part of Natchez. For a historic overview of the area’s development over time, see pages
5-12 of this plan. Much of Natchez’s early development centered around this sub-area, including the construction of Fort
Rosalie to the immediate south.

As described earlier in this plan, a set of publicly-vetted principles were developed for this sub-area, as listed below. The
purpose of such principles is to provide general direction for
the creation of speci ic plans for an area. Once stakeholders
are in agreement on the main objectives and concepts, the
challenge is to craft detailed steps to achieve the community’s
vision.

Central Park Analogy
Clearly, there are few similarities between Natchez and New
York City. However, the concept of having a tremendous public
space within an urban context is common to both. It is ironic
that Central Park’s designer - Frederick Law Olmsted - visited
the Natchez bluff only a few years prior to designing Central
Park and he was inspired by what he saw. The ultimate goal
for this sub-area is for the Spanish Parade Ground to be an attractive, digni ied yet well-used space framed by architecturally appropriate mixed use development to activate the space.

“But the grand feature
of Natchez is the bluff,
terminating in an abrupt
precipice over the river,
with the public garden
upon it. Of this I never
had heard, and when…
I strolled off to see the
town, I came upon it by
surprise… and found it
most solemnly beautiful.”
Frederick Law Olmsted
(1852)
“Father of American
Landscape Architecture”

1) Preserve the architectural integrity of the historic depot
building, and program it for uses that maximize views to
the river and generate activity for an extensive period of
time each day.
2) Avoid any new enclosed structures, and minimize the
amount of new paved areas. Paved surfaces should be primarily for pedestrian access.
3) Allow only a very limited amount of off-street parking,
which should be less than the volume of existing off-street
parking.
4) Maximize potential on-street parking on Broadway with
paint-striping designation, including angled parking
where space allows.
5) Provide landscaping, particularly canopy trees, in a manner
that de ines spaces, but that avoids the signi icant obstruction of views to the river.
6) Avoid activities and physical features incompatible with
the bluff’s historic integrity and character.
7) Preclude the sale of any public property to a private owner, and pursue legal mechanisms to preserve this public
space in perpetuity.
8) Leverage the enhanced bluff for adjacent private sector development.
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The plan map below illustrates the main ideas for the Bluff District master plan. Each idea is listed directly below and the number assigned to each is then indicated on the plan map. These
ideas are expanded upon on the following pages. This plan’s
Implementation section helps to prioritize and sequence these

Other Concepts for Future
Consideration

recommendations. For example, depot improvements and the
stage pavilion are near-term projects. The depot improvements
are already “on the drawing board” for the City and the stage
pavilion is not overly costly. Both projects can bene it the bluff
and broader Downtown greatly. The hotel expansion and parking deck, on the other hand, is a much lower priority. Likewise,
the redevelopment of the post of ice site is a long-term project.

1) Mixed Use or Residential Development

5) Reduced and Landscaped Parking Lot

2) Hotel Expansion and Parking Deck

6) Compatible In ill Housing

3) Depot Improvements - restrooms and outdoor dining

7) Stage Pavilion

4) Ellicott’s Hill Plaza and Farmers Market to Replace PO

8) Existing Casino and Parking Garage

Although this plan’s study
area does not include the
riverfront below the bluff,
two concepts for that area
did surface during the 6-day
planning charrette: an amphitheater and a boat dock.
While those ideas did not
make it into this ultimate
plan document, see Appendix B for more information
in case they warrant revisiting in the future.
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Proposed Uses for the Depot
In addition to the new restroom building that will be constructed
adjacently, the following uses are proposed for the train depot:
Satellite Visitors Center
It is proposed that this small visitors center would he operated by
the Natchez Tourism Department and serve as an extension of the
main Visitors Center on Canal Street. Sales could include:
1) Tour tickets (Hop On-Hop Off, Miss-Lou Heritage Tours, etc.)
2) Bike rentals (see page 59 for details)
3) Gift shop items
New Restrooms Design
The City has already embarked on renovating the
Broadway depot. It is proposed that the City’s
planned public restrooms be designed to be compatible with the depot as follows:
• Tile roof with bracketed overhangs - no posts.
• Plaster and half-timbering for gable ends.
• Wooden wainscoting (can be cementitious).
• Slab foundation (not raised).
• Avoid brick cladding to differ from depot.

Cafe with Outdoor Dining
Because of its unique location, it is important that this site be
activated for as much of the day as possible. Although space
limitations might preclude a full commercial kitchen, it is recommended that a cafe be operated here. Starting with coffee in the
morning and ending with drinks in the evening, it could feature
a limited menu. In fact, it might offer an opportunity to showcase foods from various restaurants in the Downtown, such as
baked goods in the mornings, sandwiches in the afternoons, and
barbecue and cat ish in the evenings. It is also proposed that
an outdoor dining area be created on the west side of the depot
facing the river. Such an area would compensate for the depot’s
limited space, while also taking advantage of river views. See the
following page for design concepts for the outdoor dining area.

Depot Rehab: West Elevation

Depot’s Historic
Signiϐicance
Based on evidence from
Sanborn Insurance maps
and period newspapers, the
railroad depot located at
200 North Broadway was
built in 1910. It replaced a
frame building on the site
and was built as a passenger depot during the
railroad’s ownership by the
Yazoo and Mississippi Valley Railroad, a subsidiary of
the Illinois Central Railroad. The Illinois Central
occupied the building until
it relinquished ownership
of its railroad property to
the City of Natchez in the
mid-1970s. It was listed
in the National Register of
Historic Places in 1979 and
designated a Mississippi
Landmark in 1990.

Site Plan
Depot during the 1940s.

N

Inspiration for New Restrooms

Existing Depot

New Restrooms
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Depot Area Parking
The expansive parking lot
on the bluff is privately
owned and was intended
primarily for employee
parking. While the need
for employee parking has
diminished, parking is still
useful for a variety of users.
However, the size and poor
condition of the lot detracts
from the bluff’s character.
As re lected by the master plan on page 68, it is
proposed that the paved
area be reduced along its
western edge, and that it
be repaved and landscaped
generously to soften its
appearance. Additional onstreet parking on Broadway
will compensate for the
reduction (see page 73), but
any changes will require the
participation of the parking
lot’s owner.
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Below is a concept plan for the depot area. Recommended features, which account for the improvements already planned by
the City for near-term implementation, include the following:

)

Depot Grounds
Two different options were initially considered for the design
of the proposed outdoor dining area to be located between the
west side of the depot and the bluff edge. Those options included a raised wooden deck and a brick paved patio at grade. The
three primary drawbacks of the deck idea are as follows:
1. A deck would be less visually compatible with the depot.
2. Because of the potential incompatibility, the Mississippi Department of Archives and History may disapprove a deck.
3. Unless the deck is substantially raised from the grade level,
views to the river would likely still be quite limited.

1) New restrooms in a free-standing structure to the immediate
north of the depot per the City’s plans already in place.
2) Playground to the immediate north of the proposed new restrooms and visible from much of the outdoor dining area.
3) Outdoor dining area to the immediate west of the depot on
brick paving that matches existing brick paved areas.
4) Curved terraced transitional area linking the new outdoor
dining area and the existing paved trail along the bluff edge.
5) Enclosed dumpster area to be screened and gated.
6) Existing pavilion with interpretive exhibits.

2

4
3

1

5

Existing parking lot.

6
Proposed model lot.

Broadway Street
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It is proposed that a stage pavilion be built to anchor the north
end of the bluff. Below is an explanation of the purpose and
potential design characteristics of such a structure.
Purpose
The main purpose of a stage pavilion is to better accommodate
special events held on the bluff, particularly those involving live
performances. Although events can obviously occur without
such a permanent structure, as has been done in the past, the
advantages of a stage/pavilion include the following:

Design Parameters
• The structure should have a “light footprint.” It should not be
an overly large or heavy structure that might be overwhelming visually or physically with respect to the bluff’s stability.
• The structure should be elevated at least 3 feet and it should
feature a roof for the purposes cited previously.
• While a contemporary design might be acceptable, it should
not be so abstract or otherwise extreme as to detract from the
historic integrity and character of the bluff area.

• Physical elevation of performers will allow them to be better
seen and heard.
• Shelter to protect performers and their equipment from the
weather (sun, rain, etc.).
• Utility outlets (electrical, etc.) can be built into the structure.
• The costs and logistics of erecting and removing a temporary
stage for each event can be avoided.
• Relative to a temporary stage, the design and appearance will
have a much higher quality.
Beyond these practical reasons for a stage pavilion, a less obvious advantage exists. A structure at the north end of the bluff
will terminate the vista to provide a visual anchor for the space
- a design technique applied to most great public spaces.
Design
Because discussions of the design and character of a pavilion
stage have triggered heated debates and resulted in a lack of
consensus, it is recommended that a design competition be utilized to address this issue (see more on this topic at far right).
In fact, the structure depicted in the page 69 bluff rendering
should be considered a place holder until this issue is resolved.
However, there are still some general parameters that should
be adhered to in pursuing a design. The following guidelines
should be employed by participants in the design competition:

In addition to fulϔilling the functional needs of events, the addition of a stage pavilion would provide an important urban design element to the bluff. Such a structure would provide a visual
termination at the north end of the Spanish Parade Ground that
would help to anchor the vista as viewed from the south.

Design Competition
Design competitions are
frequently used to solve
questions related to the
design of buildings and
public art. Because of the
subjective nature of many
design debates, third party
designers are often the
best solution. If Natchez
elects to go the competition route, there are many
excellent model Request
for Proposals (RFP) documents to use as a template,
particulary those from
municipal arts commissions that oversee public
art. The following issues
should be considered for a
design competition:
• Draft the RFP very clearly to make the process
fair, including explicit
criteria for selection.
• Consider using a consultant experienced in
design competitions to
manage the process.
• A cash prize will likely
be needed to attract
high quality entries.
• Advertise the competition far and wide.
• Establish a volunteer review body with relevant
insights and expertise,
including artists and
architects.
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On-Street Parking on
Broadway
On-street parking is a
critical resource for any
downtown. Not only does
it offer proximate parking for the convenience of
users, but it also provides
both a psychological and
real buffer between moving
vehicles and pedestrians. If
the bluff’s existing parking lot is to be reduced in
size, as recommended (see
page 71), the creation of
additional nearby on-street
parking is bene icial. At
present, Broadway has untapped potential as a parking resource, particularly
along the northern half of
the bluff where the street is
widest. Although all of this
plan’s traf ic and parking
concepts should be carefully reviewed by a traf ic
engineer, it is recommended that on-street parking be
delineated the full length of
Broadway with paint striping and signage.
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This concept is a relatively low-priority recommendation, but
below are key features for the proposed timeline monuments:

Other enhancements proposed for the Spanish Parade Ground
area include a fountain and a series of timeline monuments.
Fountain
As re lected in the master plan for the bluff area on page 68, a
fountain is proposed immediately north of the parking lot. In
addition to providing a feature that would reinforce the area’s
historic character, it would create a visual for termination looking west down
High Street. It is
recommended
that a traditional design be utilized, somewhat
along the lines
of this sample
fountain shown
at right.

Broadway Street

Timeline Monuments
The purpose of a series of timeline monuments is twofold:

Broadway has potential for
additional on-street parking.

1. To educate and entertain (“edu-tain”) visitors to the bluff in
a manner that lures them to walk its full length and spend
more time in the area, and
2. To provide visual de inition for the east side of the bluff.

• Material & Size: Stone or cast stone to not exceed roughly 4
feet in height.
• Location: Spaced evenly along the east boundary of the bluff
immediately west of the sidewalk along Broadway.
• Design: All text, but minimal text, and consistent in design.
• Funding: Each monument could be sponsored by a donor
and their name/business would be subtly indicated.

Potential Timeline Events
A committee of local historians could be used to select
the events interpreted, but the following are examples:
8th Century AD – Plaquemine tribe builds Grand Village.
1716 – French establish Fort Rosalie.
1725 – Death of Chief Tattooed Serpent.
1729 – Natchez Indians massacre French at Fort Rosalie.
1756 – French and Indian War erupts.
1763 – Treaty of Paris cedes Natchez to Britain
1779 – Natchez is ceded from Britain to Spain.
1794 – Town is laid out, and Andrew Jackson weds here.
1795 – Pinckney Treaty cedes Natchez from Spain to US.
1817 – Mississippi becomes a state.
1827 – Jim Bowie’s “sand bar ight” makes knife famous.
1833 – Forks of the Road slave market is established.
1840 – Tornado kills 269 people.
1845 – Natchez Institute is established.
1861 – Natchez becomes part of the Confederacy
1863 – Fall of Vicksburg, Natchez occupied by US forces.
1866 – Hiram Revels becomes pastor of the Mt. Zion.
1870 – Congress readmits Mississippi into the US.
1929 – Stock market crash triggers Great Depression.
1940 – 209 people die at Rhythm Club ire.
1945 – Author Richard Wright publishes “Black Boy.”
1967 – Civil Rights activist Wharlest Jackson Sr. is killed.
1980 – Mud slide kills two people Under-the-Hill.
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Preliminary discussions with post of ice representatives indicate that this concept may be feasible, although not quickly implemented. Bene its of redeveloping the post of ice site include:

M

At present, a post of ice is located on Canal Street across from
the House on Ellicott’s Hill. In general, the building and site design are out-dated for today’s postal needs. It is also not located
in a speci ic area of Downtown that has nearby businesses that
can leverage economic spin-off bene its. Furthermore, the unlattering rear of the post of ice fronts onto Broad. Thus, it is
proposed that this site be redeveloped for a plaza and market.

• Elimination of a building having a design and character inconsistent with the balance of Downtown.
• Provision of a more digni ied “front door” for the Landmark
House on Ellicott’s Hill where the American lag was irst
raised, and a new public space linking to the bluff.
• Addition of a new activity in Downtown Natchez for children.
• Potential for greater economic spin-off to nearby businesses
by relocating the post of ice elsewhere in the Downtown.
• Establishment of a permanent home and amenities for the existing farmers market (see more on the following page).

Callon
Building

A common complaint heard about Downtown is that there are
not enough activities for children. A splash pad centered in the
plaza would be one new activity for younger children.

Jefferson Street

The existing view from the House on Ellicott’s Hill.

Existing Alley

Broadway Street

Canal Street

The proposed plaza is anchored by a splash pad, a statue to the
immediate west of it, and market structures around the periphery.

Post Ofϐice Relocation
One of the most fundamental “best practices” of downtown revitalization is to
avoid relocating institutional uses that can economically bene it downtown
businesses. In fact, federal
Executive Order 13006 requires all federal agencies
to “utilize and maintain,
wherever operationally appropriate and economically
prudent, historic properties
and districts, especially
those located in our central
business districts.” The
two key federal entities involved with implementation
of this policy are the General Services Administration
and the Advisory Council on
Historic Preservation.
Consequently, it is important to understand that
this recommendation to
redevelop the existing post
of ice site is not intended
to relocated the post of ice
outside of Downtown Natchez. Instead, this proposal
would allow it to be placed
in a more strategic location
that can leverage greater
economic bene its where
they are truly needed. For
details on the proposed
relocation of the post of ice
to the MLK corridor, see
page 87.
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Current Downtown
Farmers Market
Over the past few years,
various attempts to create a
sustainable farmers market
have occurred, but with little
success. However, a new
market started in Downtown
in the summer of 2017 that
has inally gained traction.
Located on the 100 block of
South Commerce street and
operating every Saturday
from 8:00 AM to noon, it
features the products of
“local farmers, bakers and
craftspeople.” This recent
success bodes well for this
plan’s proposed market.
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Market Facilities
As illustrated on the previous page, it is proposed that the post
of ice site’s redevelopment feature multiple market structures
placed around the perimeter of the proposed plaza. The proposed structures should have the following characteristics:
• An “open air” construction consisting of a roof with vertical
supports, but no walls.
• An east-west orientation for the larger buidings.
• Adjacency to Jefferson Street and the alley to the south for the
larger buildings for loading produce and goods to the stalls
within the market structures.
• Utility hook-ups such as electrical outlets.
With respect to the character of the market structures, it is
recommended that they embody a relatively simplistic design
with historic and/or rural qualities. Examples of potential features and materials include a gabled standing-seam tin roof and
wooden or metal vertical supporting columns.

Market Operations
The overall operations of
the current farmerss market are summarized
d in
the sidebar at far left
eft
of this page. Based
d
upon the success off
this most recent
program, no
changes to the
current operations are proposed.
However, it is
also recognized that,
at,
over time, challenges
ges will surface at some point in
that
i the
th future
f t
th t will
ill
require proactive problem solving. Fortunately,
there is a wealth of information readily available to offer guidance on the successful operation of markets. Among the the
many available resources on this topic are the following:

Model market structure

• Farmers Market Coalition
https://farmersmarketcoalition.org
• Farmers Inspired
http://www.farmersinspired.com
• Project for Public Spaces
https://www.pps.org/markets

______________________________________________________________________________________________________________________
Page 75 of 116

DOWNTOWN

NATCHEZ

MASTER

PLAN

D)1))SBUABC -KAGRR E
A PLANS
OUND
BđĚċċ DĎĘęėĎĈę:
N
B
B
One of the Downtown’s locations most ripe for new in ill development is near the bluff. While little in ill development has
occurred in Downtown in the past few decades, the most signi icant such development has been the Natchez Grand Hotel,
located on Broadway fronting the bluff. Determining the scale
and character of such future buildings along the bluff is an important function of this plan.
No longer existing, the Rosalie Cotton Mill
featured three
stories, but the
massing
was
broken up with
a series of pilasters that create
vertical window
bays.

Historic Precedents
Many of the buildings located along the bluff during the nineteenth century were utilitarian because of their proximity to
the river. Consequently, many were large in scale, up to three
stories in height, constructed of brick, and designed as essentially boxes with a gabled roof. However, even such building
often had design elements that visually broke up their overall
massing to provide a human scale. An excellent example of this
approach is the Rosalie Cotton Mill (see photo at left). An example of a two-storied and more articulated historic building
on Broadway is Bontura, a gabled brick building with balconies
and a few dormer windows in the front part of the building.
Recommended Siting, Scale & Character
Siting - Buildings on Broadway should front within 10 ft. of the
street’s adjacent sidewalk, with the exception of courtyards.
Scale - Buildings should not exceed four stories, but should not
appear to be more than three stories. When a fourth loor occurs, it should be within the roo line with dormer windows.
Character - See page 49 for in ill development design principles.
This rendering from 2005 shows
potential new housing on the
Stahlman property on Broadway.
It was created by the same artist - Jim Piatt - who created the
renderings for the City’s 1992
plan for Downtown. It reϔlects
some residential buildings as high
as four stories, but they appear
to be only three stories in height
because the top ϔloor is located
within the roof line and beneϔits
from dormer windows.

Existing Policies Related
to Building Heights
There are currently multiple sources of standards
for heights along the bluff:
Zoning Standards
The B-3 zoning allows 95
ft. tall buildings, except
between Broadway, Wall,
Main and Franklin, where
heights are capped at 75
ft. Regardless of these
zoning regulations, they
are superseded by the
historic overlay zoning on
all design issues.
Historic District Standards
The adopted historic
district design guidelines
require heights within
10% of adjacent buildings.
However, those apply to
only residential buildings
and commercial structures
are not speci ied.
1992 Plan Standards
The last downtown plan,
prepared by Christopher
Chadbourne & Associates,
proposed a three-story
maximum except for the
Broadway frontage between Main and Franklin
Streets. That block proposed up to four stories to
attract a convention hotel,
as it did - the Natchez
Grand Hotel.
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Physical Evolution of
the Area
Based on photographic
evidence and historic maps,
the MLK Triangle area has
changed substantially over
time. During the nineteenth
century, buildings tended
to be relatively small, most
were clad with wooden
clapboard and had gable
roofs, and some buildings had balconies. Over
time, many buildings were
replaced with brick structures, and balconies became
less common. The “before”
and “after” photographs of
the 200 block of MLK Street
below illustrate the loss of
one such balcony (see twostory building at right).

MLK TėĎĆēČđĊ DĎĘęėĎĈę: I

Planning Principles

For the purposes of this plan, the broader district is bound
roughly by Orange Avenue on the east, MLK Street on the west
(including properties fronting the west side of the street), High
Street on the north and Franklin Street on the south. It is anchored by the small triangular-shaped property that gives the
area its name, and key landmarks include the Zion Chapel AME
Church and the site of the Rhythm Night Club. As the cultural
and historic hub of Natchez’s African American community,
this area is in dire need of revitalization. Serving as an Easterly
anchor of the overall Downtown, the area has the potential to
celebrate the community’s African American culture, and to offer a new venue for visitors to enjoy activities such as site seeing, dining, shopping and live music.

As described earlier in this plan, a set of publicly-vetted principles were developed for this sub-area, as listed below. The
purpose is to provide general direction for the creation of speci ic plans for an area. Once stakeholders agree on the main
objectives and concepts, the detailed steps can be crafted.
1) Establish this area as the hub of an African American
Cultural Heritage District focused on celebrating African
American history and culture.
2) Stabilize, preserve and rehabilitate historic buildings as a
top priority to save the key cultural resources that help to
interpret the area’s history and house marketable uses.
3) Encourage the development of compatible in ill buildings
as a secondary priority once existing historic buildings
have been saved.
4) Transform the Triangle into a high-quality public space, including rehabilitating the old illing station structure.
5) Provide suf icient parking for the area’s businesses and
other uses to succeed, but locate and design it in a manner
that does not negatively impact the character and pedestrian-friendliness of the area.

Circa 1940

6) Retain existing businesses and uses, which may require
temporary or permanent relocations within the area while
building rehabilitations occur.
7) Attract new businesses and uses to supplement and compliment the existing businesses and uses, and play off of
historically-based themes with a focus on authenticity.

2013

8) Support the interpretation and commemoration of the
Rhythm Night Club tragedy.

Sanborn Insurance Company map of the MLK Triangle area’s
core in 1886 illustrating streets, blocks, and building footprints.

9) Capitalize on Natchez’s position as part of the Music Triangle by programming music venues featuring blues, jazz,
hip hop and other relevant forms of music.
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This important area served as the “black downtown” for Natchez during the nineteenth century and irst half of the twentieth century. It is
strategically located where St. Catherine Street terminates at the east
edge of Downtown Natchez, and the road extends east to the site of the

infamous Forks of the Road slave market. Several histories on Natchez’s African American experience cover
the area’s history thoroughly, but key themes deserving interpretation include Hiram Revels and the Zion
Chapel AME Church, the Rhythm Nightclub ire in 1940,
and the area’s Civil Rights Movement role in the 1960s.

The Triangle property bound by MLK (then Pine Street), St. Catherine and
Jefferson Streets circa 1920. The ground ϔloor was occupied by Scott’s Grocery. The site is now occupied by the two-story service station building.

This circa 1940 photo shows the two-story wooden building in the top
photo replaced by a one-story building (see “Jax” sign). The Zion Chapel
AME Church is barely visible at far right, and the Holy Family Catholic
Church is in the background.

Forks of the Road
The Y-intersection of Washington Road/Natchez Trace
(now D’Evereaux Drive), Old
Courthouse Road (now Liberty Road), and St. Catherine
Street housed Natchez’s
slave market after an 1833
City ordinance prohibiting
the sale of slaves within the
city limits. The market was
described by Joseph Holt Ingraham in 1834 as “a cluster
of rough wooden buildings, in
the angle of two roads,” with
“a wide gate” leading into a
narrow courtyard, partially
enclosed by low buildings.”
While Forks of the Road was
technically a slave market,
slave auctions were not conducted there. Instead, the
complex functioned more
like a slave store. It operated until it was shut down
by Union troops in 1863.
The site was then used as a
contraband camp for freed
slaves and a camp for a
black regiment during the
remainder of the Civil War.

Located at the southeast corner of MLK and St.
Catherine Streets, the top photo shows the building’s original construction. The most signiϔicant
change per the contemporary bottom photo is
the enclosure of the storefront and side entrance.
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project is to save, stabilize and rehabilitate the buildings surrounding the triangle space. Another important, but less urgent
project, is to physically enhance and interpret the triangle space
(without dislodging the existing business on that property). A
likely long-term project would be to relocate the post of ice
now located on Canal Street to a site on MLK. That is a project
that will clearly take some time to achieve, but that could bring
substantial economic bene its to the corridor. Finally, enhanced
lighting is needed to improve public safety during evenings.

The plan map below illustrates the main ideas for the MLK Triangle District master plan. Each main idea is listed at bottom right
and the number assigned to each is then indicated on the plan map.
These ideas are expanded upon in the following pages. This plan’s
Implementation section helps to prioritize and sequence these
recommendations. For example, the highest priority near-term
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Hiram Revels was born in
Fayetteville, North Carolina,
in 1827 as a free man. In
1845, Revels was ordained
as a minister in the African
Methodist Episcopal (AME)
Church. He then served
as a preacher and teacher
throughout the Midwest.
He studied religion from
1855 to 1857 at Knox College in Galesburg, Illinois.
As a chaplain in the US
Army, he helped organize
two black regiments during the Civil War. In 1866,
he became the pastor of
Natchez’s Zion Chapel AME
Church. His political career
began in 1868 as a Natchez
Alderman. In 1869, he was
elected to the State Senate,
and in 1870 he became a US
Senator and the country’s
irst black Congressman.

Franklin Street

Hiram Revels

Dev

4) New Public Parking Lot
5) Aldrich Commercial Center
6) Pocket Park & Parking
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• Retain and rehabilitate the existing historic structure
• Retain the business occupying the historic structure
• Eliminate parking on the triangle, but insure nearby alternative parking
• Redesign and redevelop the triangle into a great civic space
Existing
Conditions
These photos
convey the
space’s existing
conditions, which
include a paved
concrete ground
surface and a
historic two-story
brick structure.

et

,J

One of the most important ideas for this sub-area plan is the
transformation of the triangular space that gives the area its
name into a great civic space. The site is owned by the Zion
Chapel AME Church and features a historic two-story brick
building anchoring the site’s west end with concrete paving on
the balance to accommodate parking. Below are primary objectives for this site, subject to the church’s agreement:

LK

In the world of urban design,
triangular-shaped sites offer
a wonderful opportunity.
Typically created by the
intersection of a diagonal
street with a grid pattern,
they are frequently used to
create great public spaces
that help to orient vistors
with distinct landmarks. In
addition to serving as focal
points, they can leverage
economic spin-off bene its to
adjacent businesses. Below
are precedent images of such
spaces in other locales.
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Proposed Site Improvements
Page 82 includes a concept plan. Key improvements include:
• Restoration of the existing historic building following federal preservation standards (Secretary of the Interior’s).
• Replacement of the concrete ground surface with a combination of brick paving, scored concrete paving, and landscaping (lawn, peripheral street trees to de ine the space, etc.).
• Redevelop the segment of St. Catherine on the south side of
the triangle for on-street parking and pedestrian space.
• Seating area in the form of benches or similar seating.
• Install public art, such as a statue of Hiram Revels.
• Bollards de ining the periphery and protecting pedestrians.
• Street trees de ining the space and providing shade and visual enhancement.
• Interpretive exhibits, including those housed within the onestory gable-roofed building appendage facing the church.
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Graphics Legend

Paving

Existing
Buildings

Lawn

New
Buildings

Interpretive Themes for
the Revels Plaza

Proposed Improvements Legend
1) Revels Plaza (statue at east end)

5) New Public Parking Lot

2) Zion Chapel AME Church

6) New Private Parking Lots

3) Redeveloped Taste of Chicago

7) Shared Auto-Ped Street

4) Rhythm Night Club Site

8) Church’s Shared Parking Lot

• Forks of the Road
• African-American Union
regiments in Natchez
• Zion Chapel AME Church
• Hiram Revels
• Reconstruction era
Natchez
• Rhythm Nightclub ire
• Author Richard Wright
• Blues Musicians (Geeshie
Wiley, Bud Scott and
band, William “Cat-Iron”
Carradine, etc.)
• Civil Rights Movement
(Martin Luther King)
• Parchman Ordeal
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It is recommended that interpretive wayside exhibits
be located at the proposed
Revels Plaza. Much of this
interpretation is recommended to be located within
the open-air gable-roofed
appendage on the west side
of the two-story brick building (see photograph below):
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6

Location of potential interpretive exhibits.
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Civil Rights leader Medgar
Evers giving a speech inside
the church.
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Because the Zion Chapel AME Church is a clearly one of the most
historically signi icant resources in this sub-area, its preservation and maintenance is a high priority for this plan. Because it
is privately owned, it is not a candidate for most sources of pub-

ffe

This Greek Revival church
was built in 1858 by
Presbyterians to serve
African Americans and rural
whites. It was constructed
with its main axis having a
perpendicular alignment
with MLK Street (originally
called Pine Street). Its most
distinguishing feature is
the pediment on the front
facade supported by four
luted Doric columns,
which combine to make it
a magni icent antebellum
Greek Revival structure. It
was purchased in 1886 by
an AME congregation whose
clergyman, Hiram Revels,
was the irst African
American to serve in the
US Congress. The church is
both architecturally and
historically signi icant. It is
well maintained and has a
state historic marker.
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History of the Church

NPS & Church Memorandum of Understanding
In 2016 the Natchez National Historical Park and the
church entered into a Memorandum of Understanding
(MOU) with the objective of preserving this imporant
historic structure. Below are the key agreements:
A. The Park agrees to:
1. Explore the possibility of utilizing the clause within its
enabling legislation to develop a Cooperative Agreement
with Zion Chapel for NPS interpretive activities on the
church property.
2. Explore the possibility of utilizing NPS funds dedicated
to the interpretation of Reconstruction or Civil Rights to
enhance the visitor experience in Natchez, speciϔically at
the Zion Chapel property.
3. Support efforts by Zion Chapel or other local groups to
enhance the visitor experience in the area of Zion Chapel.
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Existing conditions
lic funding. However, as illustrated at right, the National Park
Service (NPS) and the church recently entered an agreement to
partner in the property’s long term preservation and interpretation. The church already bene its from on-site interpretive
wayside exhibits, as illustrated in the photo below.

B. Zion Chapel agrees to:
1. Explore the possibility of utilizing the church properties
to enhance the visitor experience in Natchez – speciϔically relating to the Reconstruction era, the era of segregation, the Rhythm Nightclub ϔire, Civil Rights and blackowned barbershops.
2. Explore the possibility of developing a more formal Cooperative Agreement with the Park to support church
preservation goals and the park’s interpretive goals.
3. Provide access to church buildings as needed to support
these goals.
Existing interpretive exhibit.

Site Recommendations
• Landscape the parking
lot, including internal and
peripheral shade trees
and peripheral shrubs.
• Eliminate the four vertical
shrubs along the Jefferson
Street side of the church’s
front half.
• Repaint the retaining wall
along the Jefferson Street
side of the parking lot.
• Consider allowing public
parking when not needed
for the congregation.
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Located to the immediate north of the triangle property that
gives this district its name, this historic site is privately owned
and its current physical state is depicted in the photograph at
the bottom of this page (left side). Most of the property is occupied by a concrete slab that likely served as the foundation
for the club structure, and the rear portion of the site features
a small one-story concrete block structure housing a museum.
The museum contains many important artifacts, but it could
bene it from professional curation and interpretation.

Recommendations
This historic site and museum are privately owned. The owners
have been pioneers in the business of preserving the story of
this tragedy. Should they decide to utilize museum professionals
and/or expand the museum in the future, the follow recommendations are offered for consideration:
1. Establish a non-proϔit entity to manage the site in a professional manner.
2. Construct a “ghost framework” of the original nightclub structure to convey the original building without attempting to create a reproduction. See the photo below.
3. Replace the existing museum structure with a new structure
that would provide more space for expanded exhibits.

Rhythm Nightclub: Then & Now

4. Install new and improved exhibits within the proposed new
interpretive center. While new exhibits do not necessarily require new artifacts, the approach to displaying and interpreting them should be
more consistent with
current state-of-the-art
interpretive methods.

Site shortly after the ϔire

5. Include a gift shop as
part of the interpretive
center to help generate
additional revenue.

Site as it appears today

6. Cross-market the site
with any entertainment establishments in
the MLK Triangle District that might feature
blues music and other
relevant forms of live
music.

“Ghosted” framework of the Benjamin Franklin house in Philadelphia.

Fire Tragedy
The Rhythm Club was a popular entertainment venue
for African Americans located on St. Catherine Street
adjacent to the triangular
property that gives this
district its name. On the
evening of April 23, 1940
the Walter Barnes Orchestra
- a jazz band from Chicago was playing to a large crowd
at the club. A ire was
ignited by a highly lamable
insecticide ( lit) that had
been sprayed on the Spanish
moss decorations. Tragically, all exits except the front
door had been locked to
avoid “gate crashers” from
sneaking in. Two hundred
and nine people perished in
the resulting ire. The site
of the Rhythm Night Club on
St. Catherine Street is recognized by a state historic
marker. Another marker
about the event given is
located on the bluff.

Walter Barnes Orchestra
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This targeted site is located at the intersection of Dr. MLK, Jr.
Street and Aldrich Street directly south of the Cathedral Elementary and High School 22-acre campus. Cathedral is a
private Catholic school established in 1847, yearly tuition is
$4,300, and only 33% of the students are Catholic. With a current enrollment of approximatley 640 students, it attracts a
considerable amount of traf ic twice daily. It is proposed that
new commercial development occur at this location on both
sides of MLK Street.

Aldr

Located on Oretha Castle
Haley Blvd. in New Orleans,
Cafe Reconcile is a non-profit restaurant serving “Southern soul” food. According
to their organization’s
information, “We are a community of concerned people
committed to addressing the
system of generational poverty, violence and neglect in
the New Orleans area. Our
innovative life skills and job
training program assists
young people (ages 16–24)...”
The twelve-week Workforce
Development Program has
successfully graduated more
than 1,500 youth, who gain
independent living, work
and interpersonal skills.

MLK TėĎĆēČđĊ DĎĘęėĎĈę:
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Monroe Street

Model Restaurant:
Cafe Reconcile

Objectives
The objectives of this new development include the following:
• Provide shopping and dining for residents living in and near
the MLK Triangle district, as well as through traf ic generated by the Cathedral campus and other uses.
• Provide job opportunities for residents living in and near the
MLK Triangle district, as well as community-wide.
• Replace existing development that is physically incompatible with a historic downtown with a more urban form that
addresses their adjacent streets more strongly.
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Proposed Concept Plan

Recommendations
It is proposed that representatives from the City and/or others
responsible for implementing this plan meet with the subject
property owners to gauge their interest in redevelopment of
their properties. Potential inducements include either a public-private partnership or inancial incentives for redevelopment (see pages 101-102 regarding proposed incentives).
Potential Tenants
• Restaurant(s), including the type of program featured in the
sidebar at far left of this page.
• Convenience retail goods
• Personal services
• Service station (if pumps
are screened from streets)
Architectural & Site Design
• 1 to 3 story buildings
• Parking behind buildings
• Minimize the number and
width of driveways
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Versatile Park & Parking Space
Because this area begs for more public space during the
day time, but needs suf icient parking at night, it is proposed that the rear half of this park be designed utilizing grass pavers. This approach features a honeycombed
type of concrete framework that allows grass to grow
within each opening, resulting in a more versatile space.

One current drawback of this sub-area is a lack of public spaces. The proposed enhancements to the triangle-shaped parcel
at MLK and Jefferson Streets will create a small formal public
space (see pages 81-82), but not one that can be used very
practically. A vacant site on the northwest corner of MLK and
High Streets (see graphics below) has served informally as a
gathering place, but it is not a publicly owned or operated park.
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Recommendations
It is proposed that the City work with the current owner and
acquire this parcel and enhance it as a park and parking lot. It is
not large enough to accommodate organized team sports, but it
could be enhanced for the following activities:

Existing conditions

Pavilion for picnics
Open lawn area in the front for passive recreational uses
Playground equipment for children
Substantial parking in the rear utilizing “grass pavers” so that
it can be used as public space during the day and serve parking needs of nearby entertainment venues that increase at
night.
• Substantial lighting for evening safety, as needed throughout
this area.

High Street

•
•
•
•

Eyes on the Park
Jane Jacobs, the renown
urbanologist and author of
“The Death and Life of Great
American Cities,” coined the
term “eyes on the street” in
her classic 1961 book. This
same concept applies to
parks and other public spaces. It is important for parks
to be surrounded by land
uses and activities that result in informal surveilance
to insure that public spaces
are safe. Parks that are
isolated are often the scene
of undesirable behavior,
so active adjacent uses are
important. As the enlargement of the master plan for
this sub-area (below left)
conveys, new development
is illustrated around the
proposed pocket park. New
development includes the
property across High Street
from the park, as well as the
new housing proposed for
North Rankin Street. Likewise, the creation of a new
park may serve as an incentive for redevelopment.

Dr. MLK, Jr. Street

Efforts should also be made to redevelop properties near this
proposed new park (see sidebar at right).

Proposed Concept Plan
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parking, but parking lots are also needed. The master plan
below highlights one existing parking lot that may have potential for shared parking in which the owner (Zion Chapel AME
Church) can allow parking for visitors to other destinations
in the area during hours not needed by the church. It is also
proposed that a new shared lot be built to the immediate north
(anchored by Jefferson and High on each end), as it is owned by
the church as well. Finally, a new City-owned public parking lot
is proposed to the immediate northeast of the proposed Revels
Plaza and east of the Rhythm Night Club site (see below).

While the emphasis for this area for the near-term needs to be
on saving and rehabilitating existing historic buildings, consideration must be given to future in ill development and parking.
Parking
Parking will become more critical as this sub-area revitalizes
over time. Fortunately, several streets bene it from on-street

B Street

Monroe Street

High Street
Dr. MLK, Jr. Street
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This property on the northwest corner of MLK and Main
features an architecturally incompatible building and large
parking lot that might be suitable for a new post ofϔice.

Madison Street

Rankin Street
Jefferson Street

As described on pages
74-75, this plan proposes
relocating the existing post
of ice facility on Canal Street
so that site can be redeveloped into a park with a
splashpad and market
space. That plan section
emphasizes the importance
of keeping a post of ice
in the Downtown, but in
a location to more effectively leverage economic
spin-off bene its for nearby
businesses. USPS representatives have unof icially
indicated that such a move
might be feasible. The MLK
corridor has been identi ied
as an optimal location to
leverage economic bene its.
There are multiple sites on
MLK between Franklin and
Main that might accommodate a new post of ice.

MLK TėĎĆēČđĊ DĎĘęėĎĈę:
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Relocated Post Ofϐice
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New Buildings
Potential Shared
Parking
New Public
Parking
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Inϐill Development
The MLK Triangle District is unusual in that there are opportunities and a need for new in ill development for three different
types of uses - commercial, institutional and housing.

Institutional Development
Just as the Natchez Convention Center represents a major civic building that blends with the historic Downtown, so can other buildings. While the compatibility of
its architecture is debatable, the sample new post of ice
below follows crucial urban design principles, such as:
Sample new
post ofϔice

• Locate the building to front onto
adjacent streets.
• Locate the loading
and parking behind the building.

Commercial Development
Below are existing condition and proposed redevelopment illustations of the Taste of Chicago property. See
more on this site in the sidebar at far right.

• Break up the facade’s
massing
with vertical design elements.

Housing Development
As the master plan map on the previous page conveys,
there are several in ill housing development opportunities
for this sub-area. In particular, there is nearly a full block
face on the east side of Rankin between High and Monroe
that could
accommoModel residential design
date
new
single-family houses
in a manner
that can visually blend
with
the
area.

Current Taste of Chicago property

Proposed building character for Taste of Chicago

This property, located at
the northeast corner of the
intersection of Jefferson and
MLK Streets, is one of the
most critical of all properties within this sub-area for
three reasons:
1. It is the only property
fronting directly onto the
triangle space having a
building design that is incompatible with a historic
downtown.
2. It is highly visible because
of its corner location on
MLK and St. Catherine.
3. It houses one of the subarea’s most viable existing businesses.
Ideally, this important property would be replaced with
a more urban building that
fronts directly onto both
street frontages and frames
the adjacent triangle space
more effectively. Recent discussions with the property
and business owner have
revealed that this concept is
very acceptable to them, although inancial incentives
may be necessary. Also,
given their current menu,
they should consider changing their business name to
a “Taste of Natchez,” which
would undoubtedly be more
enticing for tourists.
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Historic Natchez
Foundation (HNF)
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Evolving from the Natchez
Historical Society, HNF
was established in 1974
and modeled after similar
entities in New Orleans and
Savannah. A private nonpro it, HNF enjoys broad
community support and
has a strong track record of
saving and sensitively rehabilitating countless historic
buildings in Natchez. The
organization has also spearheaded research into the
community’s rich history,
and it serves as a technical
resource for citizens restoring their historic properties,
as well as the City’s Historic
Preservation Commission.
HNF is housed in this proposed district in the Natchez
Institute Building at 108
South Commerce Street.

Unlike the Bluff and MLK Triangle districts, this district currently exists more in concept than reality. It is also by far the
smallest of this plan’s three sub-areas. Regardless, the block of
South Commerce Street between Main and Franklin Streets has
strong potential as an arts-themed district. It could showcase
both visual and peforming arts, and the Ritz Theater would
be the district’s crowning jewel if rebuilt. Another anchor is
the Historic Natchez Foundation, which is housed in the 1901
Natchez Institute Building. As the map on page 66 illustrates,
this district is strategically located between the Bluff and MLK
Triangle districts. If branded with a name beyond the “Arts District,” the “Commerce Arts District” might be considered.

Planning Principles
Because the Bluff District and the MLK Triangle District were
both recognized early in the planning process for this project,
a set of planning principles were drafted and tested with the
public for those districts early in the process. However, because
this district was conceived later during the charrette, such principles could not be tested. Nevertheless, below are some very
basic principles for the Arts District:
1) Preserve and rehabilitate the district’s historic buildings to
provide a strong character for the area.
2) Concentrate the Downtown’s arts-related organizations and
businesses within this district.
3) Utilize art-themed streetscape treatments to visually distinguish the district from other parts of Downtown.
4) Host arts-related special events in the district.

The map above highlights the proposed Arts District in colored
shading. The light gray buildings are existing buildings to be
retained, while the dark gray buildings are new inϔill buildings.

Built in 1901 and now occupied by the Historic Natchez Foundation, the Natchez Institute was an extremely high-quality school
established during the antebellum era.
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League of Historic
American Theatres (LHAT)

Although the building itself dates back to 1869, it was not
adapted into the Ritz Theatre until 1935. The irst loor occupied roughly 6,385 square feet that included an entrance
loggia, a shallow lobby lanked by restrooms, and a theater
with a stage. There was also an upper story concession area,
projection room, and balcony. The theatre originally had 700
seats, but was later expanded to 800 seats. The theatre ended
operations during the 1960s and was vacant for many years.
The building was damaged by a tornado in 1998 and the roof
collapsed in 2000. In 2002, it was acquired by two local residents who then donated it to the Historic Natchez Foundation
(HNF). HNF stabilized and restored the facade in 2008 at a cost
of $130,000, and is willing to give the property to anyone with a
viable plan and demonstrated ability to preserve and restore it.

The Ritz Theatre: Then & Now

At left is the Ritz at its peak of popularity circa 1947. It
features an Art Deco white facade and a distinctive marquee sign typical of the era. While the color scheme has
changed, it is now boarded up at the ground level.

At present, the Ritz Theatre is a shell
surrounded by four walls. There is
no roof and the interior is in ruins.
Recommendations
According to materials developed by HNF
HNF, “The Ritz qualiϔies for
both state and federal historic rehabilitation tax credits, and a
developer can recoup up to 45% of the construction costs in tax
credits.” Among the various incentives are the state and federal
historic rehabilitation tax credits and the City’s tax abatement
program for the rehabilitation of Downtown commercial buildings. Two primary options are redevelopment as a peforming
arts venue or as a movie theatre. The latter would be less expensive, and experts have suggested the following improvements:
1. Reduce the theatre size and consider creating one large and
one small theater space
2. Reduce the theatre depth to create an open courtyard for dining, drinking, and movies
3. Install a kitchen for a limited menu for dining during shows
4. Serve beer, wine, and possibly mixed drinks with movies
5. Create a large balcony space and “kiddie area” for events
6. Create a full-depth stage for limited performing arts

Founded in 1976, the LHAT
is a non-pro it organization
with the main purpose of
sustaining historic theatres
across North America for the
bene it of their communities
and future generations. For
over 40 years, the League
has grown to include members from throughout the
historic theatre industry in
both the U.S. and Canada. It
has become the professional
network for theatre owners
and operators to connect
with others who have faced
the unique challenges of historic theatre ownership and
operation. The League has
grown to over 1,100 users
representing 380 historic
theatres and organizations
ranging from large to small,
rural to urban, non-pro it to
for pro it. Although the Ritz
does not it the pro ile of a
typical intact historic theatre, the LHAT may still be a
valuable resource for future
restoration efforts.

Although the ideal scenario would be for a private developer to
rehabilitate this property, a public-driven process is more likely.
See page 112 of the Implementation section for speci ic ideas.
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Americans for the Arts
Americans for the Arts
serves a network of organizations and individuals
who cultivate and promote
arts in America. Founded
in 1960, the group is the
nation’s leading non-pro it
organization for advancing
the arts and arts education.
They connect the best arts
ideas and leaders to ensure
that every American has
access to the transformative power of the arts. One
of the organization’s key
resources is their “National
Cultural Districts Exchange
Toolkit.” Among the six
types of Cultural Districts
that the toolkit recognizes
are the Arts and Entertainment Focus District,s which
are de ined as including
“more popular culture and
commercial attractions and
include more modest size
buildings with a bohemian
feel. They include small theatres, movie houses, private
galleries, restaurants, and
other entertainment venues.”
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As indicated on the previous page, the rehabilitation and reuse
of the deteriorated Ritz Theatre could provide an anchor for
this proposed new district for Downtown Natchez. However,
there are many other concepts that could help to create this
new district, as follows:
Attract Arts & Entertainment Uses
As part of the business development efforts of this plan’s recommended downtown revitalization entity (see pages 107-108
and Appendix C), the following types of uses should be drawn
to this area: art galleries, art supplies shops, performing arts
venues, and upper loor housing that might target artists.
Physically Animate the Street
• String lighting above the street for a distinctive character.
• Start a public art program via the downtown organization
and include standards for content and locations.
• Encourage chalk art to be created on sidewalks.

London’s Oxford Street is just one of many examples of cities that
use festive lighting above a street to enliven and animate it.
District Programming
The current highly-successful farmers market is evidence that,
if a strong enough attraction is provided, the segment of Commerce between Main and Franklin Streets can be blocked off
to vehicular traf ic and people will be drawn in. Removable or
retractable bollards might be installed at the intersections anchoring either end of the block, and regular arts-related events
should be programmed for the space.
Engage the Arts Community
In addition to property owners and existing tenants in this area,
the local arts community should be actively involved in the reinement of these ideas for the Arts District, including Natchez
Arts Association and ArtsNatchez.

Located two lots south of the Ritz Theatre on the same block face,
the owner of this property plans to develop an open-air venue
for events that could complement the concept of an Arts District.

“Arts cannot work alone as a strategy for city
development..... Cultural district formation
must be seen as part of a mixed strategy for
urban development.”
- Cultural Districts: The Arts as a Strategy for Revitalizing
Our Cities. - Hilary Anne Frost-Kumpf (pg. 33)

______________________________________________________________________________________________________________________
Page 91 of 116

DOWNTOWN

NATCHEZ

MASTER

PLAN

e. economic plan

E)1))EBCAOCNK O
MIC PLAN
GROUND
DĊěĊđĔĕĒĊēę PėĔČėĆĒ ƭ
BĚĘĎēĊĘĘ MĎĝ
This plan section provides recommendations for development
or rehabilitation in the Downtown and adjoining MLK Triangle
area. Speci ic recommendations are also provided on the appropriate retail business mix that could be sustained based
on the economic forecasts generated by this project’s market
analyses. To attract and sustain these uses, certain pre-conditions would need to be met, including implementation of
marketing, inancing, and development strategies that are explained in greater detail later in this report.
Rehabilitation & Development Program
Natchez is part of a relatively stagnant regional economy and
its long-term declining demographics have eroded support for
substantial new housing, retail and other development. Still,
Downtown Natchez has unique characteristics and opportunities for leveraging existing “niche” markets, as well as for
tapping or expanding an extra-regional market base that can
generate development potential. The market analyses identiied both those existing underserved niches, as well as market
opportunities that could be tapped or expanded from outside
of the immediate market area. The following development recommendations are predicated on the assumption that these
opportunities will be proactively leveraged in the near future.
Rental Housing
As noted in the Housing Market Analysis (Appendix A), Downtown Natchez has potential for development of 100 marketrate rental housing units (priced $500-800/month) within the
next ive to seven years. The great majority of that demand
(+/-80%) would be “induced” through job growth associated
with companies relocating to Downtown Natchez. As such,
there is a very critical assumption that there will be proactive
efforts to help accommodate and recruit businesses that are
likely to locate in the Downtown area. These efforts are explained in the Economic Development Strategy provided later
in this plan section.

Demand for the remaining 20 to 30 rental units would be generated from within the Natchez market. Even though overall
demographic indicators have pointed downward, Downtown
Natchez (like many walkable urban districts nationwide)
can capture growing niche market opportunities generated
by young “Millennial” professionals and, more substantially,
“Empty Nesters” from the “Baby Boom” generation. Baby
Boomers continue to drive housing demand because of their
relative share of the overall market. As Empty Nesters, many
Boomers are looking for housing with less or no maintenance
located in districts where they can safely walk to restaurants,
parks, and other amenities.
In addition to the 100 market-rate units, demand for 54 to 70
“workforce” units would be generated by those households
with incomes lower than the median household income for the
Natchez area. Such units (priced up to $450) may require a
development or operating subsidy, depending on capital and
operating costs. Demand for these affordable or “workforce”
units would be primarily generated locally, as there is currently a tight rental housing market in Natchez with very little new
product and high occupancy rates. Despite the lack of overall
household growth, there are still households moving “up and
down” in the market, and the consumer preferences of some
Millennials and Boomers support Downtown housing, both
market-rate and affordable.
For-Sale Housing
The housing market analysis also forecasted potential for about
20 to 25 for-sale housing units in the Downtown area over the
next few years. While existing owners of large Antebellum
homes have had dif iculty selling properties in the Downtown
area, there is nevertheless potential for smaller market-rate
homes priced in the $200,000 to $400,000 range. Much of this
demand will be job-induced, as indicated for rental housing,
but some of the demand will be generated by retirees and by
people moving up or down (e.g., empty nesters) in the local
market. Attracting retirees to live in Natchez is certainly an
opportunity for for-sale Downtown housing. There will also
be demand for an additional 20 to 30 workforce units priced in

Rental Housing Product
There are several options
for product that meet the
demand for rental housing
in Downtown. It is recommended that existing upper
loor spaces be rehabilitated
for housing, wherever possible, to reduce the amount
of vacant space Downtown,
increase street vitality, and
enhance the market base
for merchants. Upper loor
spaces (“lofts”) in historic
buildings will appeal to Millenials for both market-rate
and workforce housing, as
well as to some Empty Nesters. Tenants will require inbuilding amenities, such as
work/social lounges, elevators, parking (1-1.5 spaces/
unit), high-speed Internet
capacity, rooftop or balcony
open space, storage, and
possibly ground- loor retail.
New in ill construction
might also appeal, especially
if designed to celebrate
Natchez’s historical context
or provide a compatible
contemporary contrast.
Cottage-style housing will
also appeal to Empty Nesters when within a short
walk of parks, shopping and
entertainment.
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For-Sale Housing Product
While there may be some
demand for condominium units in upper loor
spaces and rehabilitated
older buildings, most of
this for-sale demand will
be accommodated by new
in ill single-family housing.
Housing product typologies
that can meet market demand include cluster homes,
cottage housing, and other
small houses. This type of
housing will need to have
low maintenance requirements and be within walking
distance of Downtown shopping, restaurants, and other
amenities.

This relatively new inϔill cottage located on North Pearl
Street near Madison is an
example of the type of housing product that can appeal
to the for-sale market.

DĊěĊđĔĕĒĊēę PėĔČėĆĒ ƭ
BĚĘĎēĊĘĘ MĎĝ (C
)
the $90,000 to $200,000 range. Much of that demand will be
generated by local working households and retirees.
Development Program Summary
Use
Rental Housing
For Sale Housing
Retail

Product
Upper-Floor/Mixed-Use
Clusters, Cottages
Ground-Floor/Mixed-Use
New In ill (later phase)

Total SF or DU
74 - 100 DU*
45 - 55 DU**
90,000 SF
35,000 SF

Even without the recruitment of certain tourism and business drivers, there is still the opportunity to create a destination shopping district with specialty stores unique to Natchez.
However, the likelihood of recruiting a suf icient number of
stores to establish an “agglomeration” effect that draws tourists is fairly small unless there are signi icant subsidies or other incentives available to such businesses. Meanwhile, existing
demographics are not appealing to many chain businesses that
would locate in a downtown area.
If the market drivers are in place to generate retail demand,
then rehabilitation and use of the ground loors of existing
historic downtown buildings would be the priority location.
There is suf icient vacant ground loor space downtown to
accommodate the likely retail potential in the near term, and
there are sites and additional opportunities in the MLK Triangle area to attract further retail uses. An assessment of the
physical conditions of existing buildings (perhaps produced by
the Historic Natchez Foundation or a future staffed downtown
entity) should be reviewed to prioritize those spaces that are:

Notes: Workforce share represents the number of affordable units out of
total units. All numbers imply a requirement for leveraging. Most units
would be accommodated in existing buildings.
* 54-70 workforce DU
** 25-30 workforce DU

Retail Space
As noted in the retail market analysis, there is limited demand
for new retail unless certain pre-requisites are met with respect
to tourism and business development. If those pre-requisite
actions are met, then Downtown Natchez has the potential to
attract 150,000 square feet of additional retail, restaurant, and
entertainment uses. However, there is insuf icient demand in
some categories to meet loor-plate standards for the particular category. For example, there is net demand for about 426
square feet of hardware store space, but that small amount of
space translates into sales growth that could be absorbed by
existing hardware businesses in the Downtown area. After
excluding some of these smaller amounts, the net potential is
for about 125,200 square feet of retail space. Of that amount,
at least 90,000 square feet could be accommodated in existing
viable commercial building space (assuming that buildings can
be rehabilitated), but there would still be demand for about
35,000 square feet of additional space required above and beyond existing buildings.

1. Most viable for reuse, in terms of physical condition
2. Eligible for historic tax credits or other incentives for rehabilitation
3. Owned by individuals who can be persuaded to work with
prospective partners, tenants, or new owners
4. Help to strengthen the existing retail base due to their location and positioning within Downtown
Some of these same pre-requisites would apply to buildings
for housing or mixed-use, including any combination of of ice,
housing, entertainment, event space, restaurants, and retail. If
and when Natchez attracts uses for many of its vacant historic
buildings, then there will eventually be a need to look at the
requirements for new space. When that occurs, it is recommended that new retail space be integrated into the existing
urban fabric, such as through in ill of mixed-use buildings on
what are now vacant lots. Parking management will also become a more urgent question once retail spaces are illing up
Downtown.
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Pages 22-30 of this plan provide a summary the market potentials that were projected via this project’s retail and housing market analysis. Appendix A provides further detail on the
topic. Below is a recap of some of the key igures and related
recommendations prepared as part of the “Economic and Market-Based Strategies” report for this plan (Appendix D).
Recommended Business Mix
Based on the retail market analysis, an appropriate mix of
new and expanded businesses is recommended to maximize
the Downtown’s destination potentials. The business recommendations are generated based on what is economically supportable in the market under pre-conditions, but that focus
on tourism and non-retail business development. The recommendations are disaggregated between the Downtown core
and the MLK Triangle area.

A key component of this expanded business mix would be
the addition of more full-service restaurants and bars. When
destination entertainment anchors are established, there is
potential to develop 7,000 to 10,000 square feet of additional
eating and drinking establishments as “spin-off” to support
those venues. Broadening the mix of restaurants and making
Natchez into a “foodie” destination by attracting one or more
celebrity chefs can not only attract tourists, but also new residents that create a labor market to support business development and job creation.
Recommended Downtown Retail Mix

Downtown
Business recruitment to the Downtown core should focus on
establishing a destination driven by dining, entertainment, and
artisanal products. There should also be a convenience component that helps to bring more local residents Downtown.
Destination Entertainment - The recommended business mix
is predicated on the assumption that Natchez will recruit or
establish one or more major destination entertainment attractions in the Downtown, such as a “Showboat” live theater
venue anchored on the riverfront, major interpretation facility/museum, or live music performance venues. The retail
market analysis did not test the potential for “audience support” facilities such as legitimate theaters, amphitheaters, or
musical theater venues, but it is clear that the Natchez brand
and historical context help lay a foundation for developing
such venues. Assuming that anchor destination attractions
can be developed Downtown, then the business mix could include the addition of about 75,000 to 80,000 square feet of
retail uses in the Downtown core.

Art, Design, and Culinary Products - To build on the destination
marketing concept, there are opportunities for Natchez to establish opportunities for local entrepreneurs and to recruit
businesses engaged in the production and sale of original art,
design and culinary products unique to the Natchez area. Ultimately, it is by establishing a unique Natchez “brand” and
merchandising strategy built on unique and authentic products that a destination can be established Downtown.
Based on the market analysis, these businesses could include
specialty food producers (“makers”) with retail frontage

Tourism as a Gateway to
Broader Economic Growth
This plan recognizes that a
balanced economic development effort is required to
ensure Natchez’s growth and
economic prosperity. Tourism is only one part of that
effort, which also includes
a strong focus on manufacturing and other high-wage
industries. But tourism is an
essential element in building
a market base speci ically
for Downtown merchants,
increasing opportunities for
new Downtown businesses,
and enhancing the city’s
exposure for broad-based
business development.
Tourism adds consumers
to the shrinking number of
households that otherwise
exists in the local market to
support commercial uses in
Downtown Natchez. Those
additional consumers bring
retail added expenditures
and ill a gap in demand for
goods and services. Highquality tourism experiences
can raise the city’s exposure
and enhance its quality of
life, attracting not only tourism, but also new residents
and location-independent
businesses to Downtown.
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Mitchell’s Hardware:
New Bern, NC
Founded as a livery
stable in 1898 by Thomas
Mitchell, the business
evolved into a hardware
store over time. In 1988,
as the hardware store was
outgrowing its space needs,
a 1912 building across the
street became available, so
they moved to that location,
where it is located today.
According to the owners,
they “sought to preserve the
integrity of a genuine turnof-the-last century building, from the pressed tin
ceilings to the leaded glass
across the front.” Since
re-merchandising to add
boating supplies, cast iron
cookware, pottery, enamel
ware, accessories for bird
watchers, and much more,
they have appealed to both
locals and tourists alike.
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for new merchandising strategies for existing Downtown businesses to realign their merchandising with market realities.

(6,000 sq. ft.); custom apparel and shoes (7,400 sq. ft.); handmade toys, jewelry and accessories (6,000-12,000 sq. ft.);
sporting goods and outdoor recreation businesses (e.g., 4,700
sq. ft. of bicycles and rentals for visitors); specialty tobacco
and liquor shop (3,600 sq. ft.), travel accessories (3,900 sq.
ft.), and other specialty businesses oriented to strengthening the Natchez brand. Supporting the development of these
unique product lines might be recruitment efforts targeting
celebrity chefs, artists and craftsmen who are focused on
developing locally-inspired products. Entrepreneurial development among Natchez’s existing artists and chefs is also
a critical component. Finally, marketing efforts oriented to
packaging dining destination tours and similar niche products can build the momentum for establishing Natchez as a
destination.
This retail mix should be complimented by a 12,000 to 15,000
square foot expansion in the general merchandise category.
Natchez has lost most of its department store and general
merchandise business anchors. While demand for such
goods has fallen due to demographic stagnation, there is still
some residual demand that remains untapped due to the closure of other stores. With a destination marketing strategy,
that 12,000 square foot “residual” demand can be captured
Downtown in a way that helps to strengthen Downtown’s appeal as a destination for regional shopping. So, rather than
a traditional department store anchor (a dying breed), there
are opportunities for a unique general merchandise draw for
Downtown Natchez.
This expansion could occur in a variety of ways. For example,
there are existing furniture stores like Darby’s that could reinvent or expand their line to capture this broader touristmarket
base. Stores that sell antiques could incorporate new (as opposed to just used) merchandise in a way that appeals to tourists and destination shoppers. In some cases, there is a need

There are examples of small, tourist-reliant downtowns having established general merchandise anchors that helped
strengthen their draw. An example would be New Bern,
North Carolina, where Mitchell’s Hardware Store has broadened its mix to include an eclectic collection of lawn and
garden ornaments, branded gifts, apparel, and other wares
that appeal to locals and tourists alike. A number of touristoriented cities like Park City, Utah, actually have businesses
operating as a “General Store” that appeals both to locals and
visitors by offering a simple collection of necessities and luxuries under one roof.
The “General Store”
in Park City,
UT, appeals
to both
locals and
visitors in
that tourist
oriented
community.

Convenience - Aside from destination and tourist-oriented
uses, Downtown Natchez should broaden its appeal to local residents and ensure that a diverse supply of affordable
merchandise is available. There is demand in the Downtown
market for supply of more health and personal care products.
Even when considering the existing pharmacy (which is about
to close), there is suf icient demand for expansion or development of up to 8,000 square feet of new niche businesses catering to a broad variety of personal care product opportunities.
Such businesses primarily serve the local market base, but
when they offer one-of-a-kind products that cannot be found
elsewhere in the area, they can also serve as a local destination.
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Recommended MLK Triangle Retail Mix

MLK Triangle
While the MLK Triangle Area is certainly part of Downtown, it
offers unique marketing opportunities to establish a specialty
district that celebrates African-American Heritage in Natchez.
As the home of such notables as Richard Wright and others,
Natchez has nationally-signi icant heritage and an important
story to tell for residents and visitors alike. Certainly an important part of the potential market is tourism, so establishing destination attractions will be of paramount importance to
help drive the tourism market. The MLK Triangle should be
considered as part of the Natchez story for tourists, but should
offer its own unique visitor experience to help diversify and
strengthen the overall draw.
Destination Entertainment - The recommended business mix
in the MLK Triangle includes about 50,000 square feet of additional retail business use, anchored by an 18,300 square-foot
entertainment venue or collection of smaller music clubs/
venues. The venue might feature live blues performances, but
also include a specially-produced historical ilm or live music
attraction. Here, the smaller commercial venue(s) form part
of the business mix (rather than as a large audience support
venue). Ideally, the City’s Museum of African-American History and Culture might be located to anchor revitalization in
this area, but its current location on Main Street is also bene icial in telling the community’s story to tourists and convention-goers who are primarily concentrated near the heart
of Downtown. There is also the existing Rhythm Night Club
memorial and museum that provides some historical context
relating speci ically to the ire that destroyed the club. See
page 84 for recommendations to physically enhance and interpret that site, but only if the owner is supportive.

album releases with a specialization on African-American authors and musicians. A custom apparel and accessory store
would complement the other locally-made or branded merchandise sold throughout the Downtown area.
Dining & Groceries - About 7,000 to 9,000 square feet of restaurants would cater to locals and tourists focusing on local
specialties and regional soul food delicacies. Finally, a 17,000
square foot niche grocery or convenience food store would
help ill a gap in Downtown area grocery shopping and serve
as an amenity for attracting more Downtown residents and
businesses. The MLK Triangle would bene it from having
a grocery that can serve the nexus of Downtown residents,
workers, and neighborhoods that currently lack access to
fresh food products. The store would help bring people from
various walks of life into the MLK Triangle, enhancing its exposure and providing a place where Natchez comes together.
The loor plate (17,000 square feet) is too small to accommodate major national chains, but there are regional grocery
stores (e.g., Ingles, Mac’s Fresh Market, Rouses, and others)
that may have an interest in a smaller store and a Natchez
location.

Natchez’s Musical Past
Natchez has a rich musical heritage. Country great
Mickey Gilley, cousin of Jerry
Lee Lewis, was a Natchez
native. The community
also has jazz connections,
including Natchez native Bud
Scott and the Rhythm Night
Club Fire, which featured the
celebrated Walter Barnes orchestra from Chicago. That
tragic event was memorialized by Howlin’ Wolf’s “The
Natchez Burning.” Perhaps
the most marketable music
genre with Natchez roots is
blues music, as evidenced by
bluesmen such as Geeshie
Wiley, William “Cat-Iron”
Carradine, Earl Reed, Otis
Smith, Alexander “Papa
George” Lightfoot and Lil’
Poochie. That heritage
should be leveraged for the
MLK Triangle area.

Specialty Retail - Other businesses recommended as part of
this mix include a 3,000-4,000 square foot specialty music
and bookstore that would offer book signings, lectures, and
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A Spectacular River View
Relative to many other communities in the South with
Mississippi River frontage,
Natchez enjoys tremendous
views of the river. New
Orleans, for example, has
the visual barrier of a levee
system that separates people
from river views. The only
way to view the river from
the French Quarter (other
than from tall buildings) is
to climb a series of stairs
that traverse the levee.
Downtown Vicksburg, just
an hour north of Natchez,
offers views of the river
over the lood wall for those
on hilltops or in buildings.
However, that river is not the
Mississippi - it is the Yazoo
River. Thus, Natchez has a
real treasure to tout.

The view looking south from
Jackson Square and Decatur
Street in New Orleans is a
stepped plaza straddling the
levee that buffers the river
from the French Quarter.

MĆėĐĊę DėĎěĊėĘ ƭ
MĆėĐĊęĎēČ SęėĆęĊČĎĊĘ
This section provides more detail on the key drivers for
Downtown Natchez markets, and describes overall marketing themes and strategies for diversifying, strengthening, and
building Downtown’s market base. As noted in the market
analyses, Natchez’s stagnant regional market can be overcome
through pro-active strategies for Downtown marketing, business recruitment, and development for tourism and economic
development.
Market Drivers
The key market drivers for additional Downtown housing and
retail are destination tourism and small or “location independent” businesses for which Downtown Natchez is a “good it”
and potential location.
Tourism
Tourism is a driver for retail revitalization and business development. The city and region have been successful over many
years at attracting a steady stream of tourists, now estimated
at about 300,000 per year. Natchez is home to a National Historical Park and serves as the terminus of the historic Natchez
Trace Parkway. Dozens of historically and architecturally signi icant Antebellum and Victorian-era buildings are concentrated near the city’s Downtown, and Natchez has a plethora
of interesting stories formed through centuries of conquest,
settlement, and life on the mighty Mississippi River. Casino
gaming, visiting riverboats, and a convention center help
strengthen Natchez’s draw and diversify its visitor mix. Nevertheless, tourism has remained relatively lat for decades, and
Downtown businesses state a declining revenue stream generated from tourism.
As noted in the market analysis, Natchez’s particular brand
of heritage tourism and its biggest draw (tours of Antebellum
mansions) represent a declining share of the national tourism
market. In today’s tourism, destinations are increasingly driv

en by entertainment and by active experiences that are unique
and (at least seem to be) authentic. Other southern heritage
tourism markets like New Orleans, Charleston, Savannah, Oxford, and Chattanooga have increasingly relied on downtown
dining and entertainment, culinary arts, active recreation, or a
combination of these to strengthen their brand. Despite Chattanooga’s strong Civil War military heritage or Charleston’s
amazing architectural heritage, these cities are increasingly
appealing to tourists based on activities like hiking/biking, experiencing arts and culture, or dining. As a vivid example of
visitor behavior, 53% of visitors to Chickamauga National Military Park (outside Chattanooga) are there for hiking, biking
or other active recreation activities. Based on an analysis of
Chickamauga visitor behavior, it is estimated that only 8% to
10% of visitors are Civil War or military enthusiasts, with the
rest being “casual” heritage visitors or there for another reason. This reality is important to understand because Chattanooga’s tourism marketing was long associated with military
heritage and family attractions. This is not to say that heritage
tourism will not remain the core tourism market for Natchez,
but it is important to consider that heritage travel is a niche
(and opportunity) within the much larger population base of
leisure travelers. Heritage is a “hook” for Natchez, but there is
a need to expand the entertainment, recreation and other options for visitors that build on the city’s core appeal.
Among those things that make Natchez unique is its relationship to the Mississippi River. Here is an opportunity to create entertainment destinations that not even New Orleans
can because of the particular physical constraints that limit
other cities’ use of their Mississippi River frontage. Natchez
has both “lower” river access and spectacular “upper” viewsheds that provide multiple opportunities to showcase the city.
Creating entertainment destinations with live music and live
theatre performances that relate to the river would be a strong
strategy. The concept introduced in the previous section for
a “showboat-style” permanent performance attraction is only
one idea of many that could strengthen Natchez’s unique
brand and associate the city in travelers’ minds with singular
attractions. To think of how one show - the Grand Ole Opry
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(live radio program) gradually put Nashville on the map and
spawned a multi-billion dollar tourism business and even larger internationally-recognized music industry, is to realize that
unique live entertainment can help brand a city for business
and tourism.
Location-Independent Businesses
Tourism helps bring cash to support retail and other businesses in the city and creates spin-off in the local economy. But
there is also the opportunity for tourism to work hand-in-hand
to attract entrepreneurs, small businesses and a labor force
that will support the employment growth in Natchez. Again
reference Nashville, which built a reputation for dining and live
entertainment, a tourist destination, but also a lifestyle – that
has attracted growing numbers of Millennials and educated
workers who chose to live there. That young, educated workforce has, in turn, attracted the attention of businesses and employers hungry for young talent, which breeds a cycle as more
businesses move to Nashville, thereby attracting yet more talent to the city.
Increasingly, educated workers are locating to places where
they want to live, rather than just to follow a job opportunity.
Small business people and entrepreneurs are looking for places to locate where they can enjoy the lifestyle and an authentic
sense of place. This shift provides a window of opportunity for
Natchez to recruit small “location-independent” businesses,
young graduates, and entrepreneurs who want a smaller town
lifestyle. Ultimately, by attracting of ice workers and entrepreneurs to the Downtown, Natchez can strengthen the market for
Downtown retail and housing. While a detailed target business analysis was not part of the scope for this plan, a review
of Natchez’s economic trends and location characteristics (and
experience with similar cities) suggests the possibility of recruiting the following types of businesses from throughout the
region and beyond to Downtown Natchez:

• Small Information Technology, Information Services, Web
Designers, or Web-Based Firms
• Management Services (e.g., small corporate of ices)
• Back-Of ice Administrative Services and Processing
• Artisans, Makers, Artists, and Design Firms
Unless companies are already located within the region, most
of the businesses that are likely to relocate to Downtown
Natchez do not require physical access to a speci ic client or
service base. Instead, they serve clients, patrons, and other
businesses through online or other “location-independent”
means. This physical independence helps overcome Natchez’s
primary competitive disadvantages, which include its lack of
access to both a large labor market and to transportation networks via Interstate highways or commercial airports. Economic development strategies geared to business recruitment
are provided later in this plan section.
Downtown Natchez is fortunate to
already have a few
artisan “makers,”
such as the In the
Company of Saints,
a retail business on
Pearl Street selling
hand-crafted statues
and other artwork of
saints.

Marketing Themes & Strategies
Key themes begin to emerge based on the recommended business mix and demographic targets generated from the market analyses. These key themes generally relate to Natchez’s
unique heritage, location, and authenticity; and to the need
to establish destination attractions and branding. It should
be noted that tourism promotion agencies in the area have
recently completed a tourism marketing plan and are already

The Rise of Location
Independent Working
Location independent working is booming as technology enables certain work to
be done without the need
of ‘face time’ with a boss
or customers. Examples of
such work include content
writing, computer programming, app development,
internet marketing, teaching
or tutoring online, travel
writing, translation work,
graphic design, and photography. In short, any business where a person can use
Email, Skype, Slack, Google
Drive, Dropbox and similar
apps to communicate with
their manager and/or
customers can be location
independent. Adding to this
trend is the fact that millennials are inding it dif icult
to achieve ful illing work
in the corporate world.
Graduating from college and
then climbing the corporate
ladder for 25 years, with
only a few annual vaction
weeks, is not appealing anymore. Thus, more people
are opting to go at it alone
as freelancers or by starting
their own businesses.
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Riding the Coattails of
New Orleans Tourism
According to Biz New Orleans (3.23.17), visitors to
New Orleans spent $7.41
billion dollars in 2016, a 5.1
percent increase above the
record set in 2015. The city
hosted a record-breaking
10.45 million visitors, the
highest since 2004, and a 6.9
percent increase over 2015.
The 2016 New Orleans Area
Visitor Proϔile study by the
University of New Orleans
shows consecutive increases
in both visitation and visitor
spending since 2009. “The
New Orleans tourism industry experienced yet another
breakthrough year in 2016,
this time making history for
the number of visitors to our
city and visitor spending,”
said Mayor Mitch Landrieu.
Direct lights from Germany
and London starting this
year are expected to continue record setting tourism.

The New Orleans airport
already advertises Natchez
in the baggage claim area.
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branding and marketing Natchez for target markets. The following recommendations are not meant to replace or con lict
with existing efforts but rather, to provide focus to Downtownspeci ic marketing and “place-branding” within the broader
Natchez context. That is accomplished in part through the
creation of physical identity districts, with their own unique
brand, within the downtown area.
Natchez: Arts, Food, & Literature Hub
There is an opportunity to establish Natchez’s unique brand
through the celebration of local skills, vernacular, artisanal
craft, literature, and food. This opportunity can be expressed
through the celebration of local art, design, architecture, artisanal products, and culinary goods. An Arts District is proposed in this plan (see pages 89-91) with associated events,
competitions, and business merchandising focused on locallysourced and produced goods and dining. Natchez is particularly strong on literary and culinary traditions, and there may
be ways to incorporate both into unique venues.

that tie Natchez directly with New Orleans. Natchez currently
generates a large share of its tourism through leisure travel,
weddings and events associated with visitors from northern
Louisiana and Texas. But strong ties to New Orleans can help
strengthen access, especially to international markets.
Old Man River
The Mississippi River offers Natchez its unique physical asset
and relatively untapped opportunity for marketing and branding. The riverfront bluff should be activated through restaurants, live entertainment, boat docking, active use of the depot,
and other opportunities. As noted earlier, other Mississippi
River cities have few opportunities to utilize their riverfront.
Many have no view of the river due to levees and loodwalls
that extend above the downtown street level views of those
communities. Natchez, on the other hand, has two very different opportunities, one offering direct riverfront access and
historic from Under the Hill and the other a park setting from
the bluff with views of the river and lands beyond. Visitors
come from around the world to see the Mississippi River, and
Natchez offers one of the few opportunities to experience it in
various beautiful and interesting ways.

There is also a larger regional literary tradition that could be
used to link Natchez with other communities in Mississippi
for tourism marketing purposes through a “Mississippi LiteraryTrail.” It might include Holly Springs (Ida B. Wells), Oxford
(William Faulkner), Starkville (John Grisham), Columbus (Tennessee Williams), Jackson (Eudora Welty), Greenville (Shelby
Foote), and Natchez (Richard Wright and Greg Isles). A similar
concept is included in the Management Plan for the Mississippi
Hills National Heritage Area in the northeast part of the state.

Destination Entertainment
As noted previously in this plan, live entertainment venues
and activity will be critical components of any plan to develop
Natchez as a tourism destination. An entertainment district is
envisioned along Broadway that includes dining and venues
for live music or other entertainment. A live performance venue for permanent or rotating, original musical productions are
also envisioned in this area. Finally, the MLK Triangle offers
opportunities as a cultural district that also offers live music,
local cuisine, and a celebration of African-American heritage.

Big Easy Sister City: New Orleans
Linkages with New Orleans should be strengthened wherever
possible, such as through bicycling trails (Mississippi River
Trail), riverboats, and driving tours along the Mississippi River, as well as through expansion of the Essential Air Service
program to Natchez to provide regular air links to historical
“sister” cities like Nashville (linked via the Natchez Trace) and
Memphis or New Orleans (linked via the Mississippi River).
Programming, events, and tour packages should be developed

Architectural Heritage
Natchez has relied on its very unique and strong Antebellum
home tours to showcase the city and tell its story. Certainly
these will always remain as an anchor attraction for tourism in
Natchez. However, there is also the Downtown and surrounding neighborhoods that have a wonderful architectural heritage, including historic town homes, 19th-century commercial
buildings, institutional buildings, and even shotgun houses
that all combine to tell the story of Natchez’s fascinating past.
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Real estate inancing and development strategies are offered
here to help accommodate and leverage the economic potentials for Downtown Natchez. These broad strategies are meant
to address some of the key constraints on Downtown redevelopment and rehabilitation, and to identify stakeholders and
opportunities that can help implement strategies for revitalization.
Focus on Rehabilitation
There is a need to focus development efforts on rehabilitation, reinvestment, and tenanting of existing buildings in the
Downtown area. With 40% vacancy, Downtown lacks a critical
mass of activity to promote and draw consumers, even from
within the local trade area. Further, vacant buildings leave
an impression that Downtown is “dead” even when there are
small concentrations of activity, such as along the 400 Block
of Main Street. Finally, aging buildings that remain vacant risk
devolving to a dilapidated state that makes them too expensive
or physically unviable to rehabilitate, as may be the case for
some buildings in the MLK corridor. Yet, Downtown’s historic
buildings and patina are a major part of its brand. A target
should be set of reducing vacancy to no more than 10% within
the next 5 years through a series of steps that include both real
estate investment and economic development.
Inventory & Facilitation
The City of Natchez should, until such time that a Downtown
organization is established, develop a thorough inventory
of Downtown buildings and land. This inventory should be
used as a basis for prioritizing those buildings and sites for
reinvestment and rehabilitation, assembly/consolidation,
demolition, tenanting, and anchor use development. A “skeletal” inventory has already been established via this master
planning effort, and that product can serve as a starting point
for more detailed collection of information on each property. Additional information generated or maintained by the

Historic Natchez Foundation (HNF), the Adams County Tax Assessor, and real estate brokers should also be integrated into
the inventory where possible. City-owned sites and buildings
should be highlighted and assessed in terms of any opportunities for “excessing,” consolidation, or sub-leasing.
The City should work with the HNF and others to prioritize
buildings and sites as noted above. Where there are high-priority buildings in need of rehabilitation, the City (or the Downtown organization once in place) should work with property
owners to identify opportunities for rehabilitation and assembly/consolidation, and to identify the key physical constraints
(beyond market conditions) and costs for rehabilitation. The
City/Downtown organization should facilitate discussions
among property owners to combine or assemble properties
and recruit investors to priority sites and buildings. Where
municipal infrastructure improvements are needed, the issue
can be addressed as part of capital budgeting. Such facilitation is, in itself, a form of incentive since property developers
and investors would save time and resources in working with
owners that have already assembled property ready for rehabilitation or development. Rehabilitation of buildings should
be prioritized initially in areas like the recommended Arts District (anchored on Commerce Street) and speci ic buildings of
potential value in the MLK Triangle area.
It must be recognized that Natchez property owners have suffered from the effects of long-term decline, which have greatly
reduced their investment value and returns. As such, many
owners (especially Downtown area and surrounding neighborhoods) are positioned in a defensive mode to maximize the
value from their properties, which they perceive in light of the
more prosperous real estate markets of the past. But it is in
the interest of the City and Downtown to ensure that property
asking prices are aligned with market realities. This realignment may require the City / Downtown organization to institute an education process for property owners. There are also
opportunities to engage with property owners to encourage
at least some of them to think of themselves as equity investors in redevelopment projects, rather than just sellers. Where
that transition in thinking is possible, it will be easier to attract

High-Priority
Historic Buildings
Pages 18 and 47 of this plan
include maps highlighting
high-priority in ill development sites. Until the draft
property inventory prepared through this planning
project can be re ined and
expanded by the City or
the proposed Downtown
organization, the list below
of key properties to focus
on for historic rehabilitation and/or reuse is very
preliminary:
• All historic buildings in
the MLK Triangle area
• Eola Hotel
• Broadway Depot*
• Ritz Theatre**
* This building is in the process
of being rehabilitated.
** This building only survives as
the exterior walls

Because of the peril for
several historic buildings in
the MLK Triangle area, they
remain the highest priority
buildings in the Downtown.
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Historic Tax Credits
Historic tax credits offered
through both state and
federal legislation provide an
important incentive for rehabilitating historic buildings.
Natchez property owners
have utilized the tax credit
programs for many years, so
there is widespread familiarity with the process. The
Historic Natchez Foundation
has already worked with
property owners to secure
tax credits, and the HNF is
best positioned to help identify those candidate buildings. The federal tax credits
have been modi ied, but
are still available under the
new tax law established by
Congress. Ultimately, the tax
credits should be packaged
along with the other incentives and facilitation to help
enhance the overall appeal to
investors.
It is noteworthy that the HNF
has also purchased properties directly and helped
ensure their rehabilitation.
Thus, it is incumbent on the
City and future Downtown
organization to work with
the HNF to determine and
prioritize where public
interventions will be most
bene icial.
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investors who can leverage rehabilitation and redevelopment
of Downtown properties. Again, this process would require
the City or downtown organization to facilitate education, discussion, and investor recruitment efforts.
Incentives
The City of Natchez has limited resources to provide any kind
of direct inancial incentives. However, there are iscal tools
that could be employed as part of the “packaging” of sites and
buildings for rehabilitation and development within a designated “downtown redevelopment district.” The following
incentives might be employed within the parameters of state
laws.
Fiscal Incentives: Property Tax Abatements
Tax abatements or payments in-lieu of taxes (PILOTs) are often
effective tools for leveraging reinvestment. As typically used,
the assessed value of a property is frozen for a speci ic period
of time (perhaps ive years) prior to the property’s improvement rather than the owner being effectively penalized with
increased property taxes upon completion of their project.
While these tools cannot create a market, they do help reduce
some of the inancial burden for rehabilitation, which in turn
improves or broadens the market base for real estate. Tax
abatements should be designed as a Downtown-speci ic program with set boundaries (including the MLK Triangle area),
but not treated as a once-off incentive for an individual property owner. Speci ic rules should be applied with respect to
qualifying buildings (e.g., historic merit, condition, location,
etc.) and metrics (amount of reinvestment, number of jobs
created, etc.) over a speci ied time period. In fact, the same eligibility requirements applied to projects utilizing the state and
federal investment tax credits for historic rehabilitation might
be used as a model for local property tax abatement eligibility.
See more at left regarding tax credit programs.

Fiscal Incentives: Tax Increment Financing (TIF)
An alternative iscal incentive is the implementation of a Tax
Increment Financing (TIF) District designated for the Downtown area. TIF is a mechanism often used to fund infrastructure improvements that help leverage revitalization and development in an economically-depressed area. Debt service
on bonds used to inance those improvements is paid through
the “incremental” increase in tax revenues generated by the
new development in that designated area. In other words, the
net increase in property values Downtown that is generated
by new development or rehabilitation would revert back to
pay for Downtown infrastructure (rather than being spread
throughout the City’s general budget). This mechanism does
not reduce tax revenues that are already generated to the municipal budget or County schools; it only collects the incremental increase in revenues to pay the bonds over the speci ied
bond payout period. In Downtown Natchez, it may be possible
that TIF revenues could be used for streetscape, parking, façade rehabilitation and other improvements if associated with
private sector development. Structured parking (garages), in
particular, often proves to be a valuable TIF- inanced investment that can leverage private development projects like
corporate of ices, while also providing a public asset and access to needed public parking. Furthermore, parking garage
operations can (if Downtown strengthens) be self-funding if a
signi icant share of spaces are leased or paid for by major users. This plan only suggests exploring a parking deck for one
particular property - the existing parking lot at the Natchez
Grand Hotel (see page 60). However, any future new developments not currently anticipated might be candidates as well.
Information from the State indicates that, while there had
been some political sensitivity relating to the use of TIF funds
in Mississippi – which has largely bene ited for-pro it developers of strip malls – the State is again seeing increased and
broadened interest in their use for municipal purposes. State
law is relatively general in its de inition of targeted use and
does not require a de inition of “blight” or revitalization purpose, as does the TIF legislation for most states.
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owners would have otherwise waited much longer for any investment interest. In fact, this approach is a potential negotiation tool that the City can use to prod owners to reduce their
asking price in exchange for investment outreach and recruitment. So, while the City does not expend inancial resources
in this process, it helps to leverage development through its
powers of facilitation.
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Regulatory Incentives: Fast-Track Approvals & Reduced Fees
In addition to iscal incentives, there are also incentives geared
to the regulatory context. For example, the City can offer “fasttrack” approvals and reduced fees for building permits, code
inspections, and other regulatory interventions to investors
who are rehabilitating Downtown buildings within the delineated redevelopment district. At irst blush, the relatively
unburdensome development approval process and the relatively low fees would make such an approach seem to not be
applicable to Natchez. However, this plan has recommended
elsewhere that administrative approvals be permitted for sign
applications (see the sidebar on page 94). While the City’s
existing fees are relatively low now, perhaps they could be
waived altogether within the Downtown redevelopment district. Finally, once the recommended Downtown organization
is staffed, the Director can serve a “hand holding” role to help
walk applicants through the City approval processes. Again,
these types of regulatory measures can form part of the packaging of Downtown incentives and facilitation for recruiting
investors.

Infrastructure Incentives: Parking & Streetscape
There may be opportunities for the City to support reinvestment through the development of parking facilities that would
generate self-operating income or provide shared-use opportunities. Such infrastructure could be bonded and inanced directly or by using Tax Increment Financing (TIF - as explained
earlier), or by establishing a loan guarantee program that does
not require direct outlays, but places the City at secondary risk.
The need for additional parking could quickly become an issue
in relation to speci ic redevelopment projects or for securing
a major Downtown tenant where there is otherwise insuf icient parking at a given site. The City would need to work with
property owners and investors to investigate opportunities for
joint venture if, and only if, the project would otherwise not
proceed without the ability to park its tenants. In cases of joint
venture of inancing assistance, the City should minimize its
risk, such as by holding a lien on property or securing the asset.

Management Incentives
As noted earlier, facilitation itself can be a form of incentive
in that the real cost of property assembly, owner negotiations,
and rehabilitation issues/costs would have already been addressed to an extent through the City’s facilitation and engagement with property owners. The City or Downtown
organization can help make buildings and sites “ready” for rehabilitation and redevelopment, which is a signi icant cost savings to prospective investors and developers who would otherwise face an enormous hurdle coming into the market and
starting from “scratch.” The City may also be able to integrate
its own excess property with private sites or buildings to help
expand redevelopment and parking opportunities. Existing
owners also bene it from the City’s and/or Downtown organization’s effort to recruit regional or national investors where

Streetscaping improvements and parking operations could
also be inanced through a variety of mechanisms such as a
Business Improvement District (BID) that is a self-levy on
property owners who are willing to pay an additional levy to
cover Downtown improvements. See more on BIDs at right.
There are also grant programs such as U.S. Department of
Transportation’s “Transportation Investment Generating Economic Recovery” (TIGER) and the “Safe, Accountable, Flexible, Ef icient Transportation Equity Act” (SAFETEA), as well
as from regional or statewide transportation enhancement
grants.

Business Improvement
Districts (BIDs)
A business improvement
district (BID) is an area in
which property owners pay
a self-imposed additional
tax (or levy) to fund projects
and programs within the
district’s boundaries. The
BID is often funded primarily through the levy, but can
also draw on other public
and private funding streams.
Depending on their geography, BIDs often go by other
names, such as business
improvement area (BIA),
business revitalization zone
(BRZ), community improvement district (CID), special
services area (SSA) or special
improvement district (SID).
These districts typically fund
services that are perceived
as being inadequately performed by the local government. Examples of such
services include cleaning
streets, security, capital
improvements, special events
and marketing the area. BIDs
often fund “Main Street” type
programs to provide these
services. Because a BID requires support from the majority of the property owners
attending a public meeting,
it is not a tool recommended
for Natchez at this point in
time, but could apply later.
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Planning Districts Versus
Identity Districts
Section D of this plan (page
66-91) provides planning
details for three distinct areas
within Downtown Natchez.
Those areas include the Bluff
Sub-Area, the MLK Triangle
Sub-Area, and the Arts District Sub-Area. The plans in
that portion of this document
focus on land uses, physical
characteristics and general
themes. However, they are
slightly different from the
“identity districts” proposed
on this page. The identity districts are geared more toward
marketing and “branding”
of distinct areas. While the
geographic parameters for
the Arts District and MLK Triangle District are essentially
the same as both planning
districts and identity districts,
the bluff area differs in this
regard. For physical planning
purposes, this plan addresses
the entire bluff area in a holistic manner, and that area is
bound by the bluff edge, Canal
Street, Madison Street and
State Street. However, that
area is a bit too expansive to
brand as an entertainment
district. Instead, it should
be a more contracted area
along Broadway extending no
further north than roughly
High Street.
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Identity Districts
As noted on the previous page, there may be a need to establish special districts in the Downtown area to de ine policies,
incentives, and marketing efforts. Legally, business improvement districts (BIDs) and tax increment inancing districts
(TIFs) must be established according to the relevant state legislation. Similarly, an effort to create other incentives such as
tax abatements would also need to be con ined within a delineated geographic district. The combination of incentives,
facilitation, and infrastructure would be packaged together
within the district.
Separate but related to the legal authority granted through
incentive districts are districts established for marketing purposes that are also tied to physical concepts for development
and rehabilitation. This plan has indicated the opportunity to
establish at least three marketing districts, which help de ine
the marketing and business recruitment program. These marketing districts are summarize here with an emphasis on marketing, but their physical characterists are addressed in much
more detail in Section D: Sub-Area Plans (pages 66-91). The
following three districts are proposed:
Arts District
This district, anchored along Commerce Street between Main
and Franklin, should have an orientation toward authentic
Natchez arts, design, food, and literature. Business merchandising should celebrate local products and cuisine. A high-level pedestrian environment should be created in this area, with
enhanced streetscapes and other physical improvements that
help slow traf ic and activate streets for pedestrians. As noted
on Page 91, decorate lighting might even be installed above
the street to help animate it. There would be a focus on rehabilitation and celebration of Natchez’s historic architecture, so
rehabilitation of upper- loor spaces for apartments and of ice
space would be a prime target, with an emphasis on tenanting

of ground- loor space with retail and dining uses. Public art
would be incorporated into this district, again, to celebrate
Natchez’s creative spirit and heritage.
MLK Triangle District
The MLK Triangle District will celebrate African-American
heritage and culture through a business mix including live
music and dining venues as indicated previously in this plan.
A different style of streetscape improvements (paving materials, streetscape furniture, landscaping, etc.) would help draw
a distinction between the different districts and focus attention on the unique culture, history, and character of this area.
Again, rehabilitation of existing buildings will be important,
while there are also opportunities for new in ill development,
especially if the character of new buildings and their uses
bring excitement to the area. Public art celebrating AfricanAmerican heritage in Natchez should also be incorporated into
the district. The brick building located on the triangle space
that gives the district its name, as well as other iconic buildings, should be preserved and rehabilitated as anchors to celebrate the area’s heritage.
Broadway Entertainment District
The market analysis conducted for this plan indicated that
much of the forecasted retail demand would be leveraged
by the establishment of an anchor entertainment venue(s)
and possibly a permanent performance use that would have
destination visitor appeal. If an outdoor performance venue,
showboat, or other live performance venue could be physically
located along the riverfront or bluff overlooking the river, it
could serve as an anchor attraction so long as it is programmed
with unique and Natchez-speci ic performances that will draw
destination visitors (the “Showboat” concept was introduced
earlier in this plan). This type of venue is best situated on the
riverfront or nearby, offering a central meeting place for the
community and visitors alike. However, as already emphasized in this plan’s section on subareas, no signi icant physical
developments should occur - other than the proposed stage
pavilion - on the historic Spanish Parade Ground along the
bluff. Along the east side of Broadway, commercial spaces
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should offer dining and live music, with the riverfront as the
“front door” for ongoing programmed events and spontaneous
activity.
Development of a civic entertainment venue may be challenging to inance, except possibly as part of broader infrastructure
investments that leverage private development. A showboat
type of performance venue (which may be more a theater than
a boat anchored along the riverfront) would provide a lesscostly option and could attract private investment interest.
There are several examples of small cities that have succeeded
in establishing theater destinations that attract tourists to their
downtowns. These cities are described on the balance of this
page.

Tourism Case Study: Chemainus, British Columbia
Chemainus is a tiny, isolated town of just 3,000 people located on Vancouver Island. The town was heavily impacted
by the decline of the lumber industry, but provides a rare
example of a lumber town that has bounced back through
a strong destination tourism development strategy. The
town has instituted an extensive public mural program that
has placed the town on the map of sights for visitors to see
on the island. More importantly, the town has a successful
professional theatre (“Chemainus Theatre”) and a theatre
festival that draws tourists, especially seniors on bus tours
from both the United States and Canada. The theatre was
inanced in large part by a private family foundation and
nominally leased to the theatre, but a venture capital company was also formed with 30% of the costs returned to
investors. While the market was slow to accept this venue
in such a small, isolated location, attendance and inancial
support have gradually increased to the point where the
theatre is largely self-supporting.

Tourism Case Study: Ashland, Oregon
Ashland is a small city nestled in Oregon’s Willamette
Valley. Another isolated small city with an industrial past,
Ashland has become best known as the home of the Oregon
Shakespeare Festival, which attracts thousands for the festival and year-round for other sightseeing and related events.
More than 15 million people have attended Shakespeare
productions
in Ashland,
and it is
among the
most highlyattended
Shakespeare
performance
spaces in
the world.

Tourism Case Study: Marietta, Ohio
Another riverfront town with some similarities to Natchez,
Marietta (population 14,000) has a strong downtown programming component. The small city attracts thousands
to its annual Sternwheeler Festival & Races, Civil War Reenactments, Regatta, Goodfest Music Festival, Riverfront
Road (powerboat races), and other annual events. The
Sternwheeler Races, in particular, would seem at home in
Natchez. Downtown Marietta has the Peoples Bank Theatre, an historic legitimate theatre restored and reopened
in 2016 through a 15-year local fundraising effort (Hippodrome/Colony Historical Theatre Association). For many
years, Marietta attracted tourists with live performances
on the Becky Thatcher, an historic sternwheeler listed on
the National Register. Unfortunately, the Becky Thatcher
sank in the Ohio River and is no longer in service.

General Jackson Showboat
Throughout this plan, the
concept of a showboat style
live performance has been
suggested as a way to leverage Natchez’s river history
to draw more visitors. There
are multiple such shows
across the country, including
one that is performed on the
General Jackson, a riverboat
that offers regular excursions along the Cumberland
River in Nashville. Traveling
from the Opryland Hotel to
Downtown Nashville, the performances involve the usual
acting and singing that one
would expect with a showboat performance. Not surprisingly, the Nashville lavor
of showboat performances
typically feature a country
music theme, although gospel
and other music genres occur.
The cruises and shows have
seasonal variations tied to
holiday themes, and the evening shows include dining.
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Paducah Artists Relocation
Program
The following page addresses arts programs that
can revitalize downtowns,
and Paducah, Kentucky,
serves as a shining example.
Their Artist Relocation
Program began in 2000
and has become a national
model for using the arts for
economic development. At
a time when funding for the
arts was being cut, Paducah
fostered an environment
where artists and the arts
could lourish. The goal of
the program was to revitalize
one of Paducah’s most historic neighborhoods - Lower
Town - through the Arts.
Properties were offered by
the City government for artists to purchase at very little
cost - often as low as one dollar. To date, Lower Town’s
resident artists, primarily
through a generous and innovative inancing arrangement offered by community
partner Paducah Bank, have
invested over $30 million in
restoring this historic neighborhood to its previous glory.
At last report, the City was
down to its last two available
properties and was working
with area artists on a future
strategy for the Arts District.

EĈĔēĔĒĎĈ DĊěĊđĔĕĒĊēę SęėĆęĊČĞ
Several recommendations are provided here for the economic
development of Downtown Natchez focused on recruiting businesses and investors from the region or nationwide. Real estate incentives and development strategies were provided in
the previous plan section. This section focuses more on targets
and strategies for of ice-based Downtown business development. Attracting businesses to Downtown Natchez will help
shore up the employment base, enhance the market for housing, and increase retail expenditure potentials. A broader employment base will, in turn, help the city attract more businesses that want to access a growing labor force. This Downtown
strategy is meant to be complimentary with, and supportive of,
the efforts of Natchez, Inc., which is more focused on the area’s
industrial development.
Diversiϐication & Amenity Development
A key component of a business recruitment strategy for Downtown Natchez will be to build on existing heritage assets and
diversify the amenity base available for Downtown workers.
The market analyses for this plan provided an indication of the
types of businesses that may help not only in creating a destination for tourists, but also in providing amenities for Downtown workers. Such amenities will clearly lead with dining
and entertainment, but also rely on a supply of attractive housing in rehabilitated historic buildings or compatible new in ill
structures. Additional restaurants (even having one “celebrity
chef”), good drinking establishments, and live music will all
help in packaging Downtown for recruiting businesses whose
employees are likely to be used to big-city amenities.
Business Recruitment
The City and its proposed Downtown organization should have
a strong focus on business and investment recruitment. The
types of businesses most likely to locate in Downtown Natchez
and several strategies for attracting and retaining them are discussed in this section.

Target Businesses
The businesses most likely to locate or be attracted to Downtown Natchez could be determined through a cluster or target
industry analysis, or coupled with an of ice market analysis
(neither are part of the scope for this plan). In the meantime,
based on experience and on an overview of Natchez’s economic
conditions, several possible candidates for recruitment have
been preliminarily identi ied. In general, these companies fall
into a category of “location-independent businesses” that are
less reliant on easy access to interstate highways and commercial airports, and are “footloose” in terms of their location.
See page 98 for an eariler discussion on this topic. These businesses will also tend to be smaller or entrepreneurial and, consequently, less dependent on a big metropolitan labor market.
Often, location decisions within this group are decided more on
quality of life and personal location factors than on considerations relating to business logistics, access to a large and broad
labor force, or direct physical access to clients. As more companies rely on Internet transactions, this segment of the business
community is growing. Potential business types to target for
Natchez include the following:
• Information technology and information services (IS/IT), including designers
• Administrative services, processing and other “back of ice”
functions
• Professional services such as lawyers and architects
• Management services, i.e., corporate of ices or services to
corporations
• Artists, artisans, makers, designers
Recruitment Incentives & Efforts
In addition to the facilitation and various real estate inancingrelated and iscal incentives suggested in the previous plan section, there are also business incentives that could be directed
to help entice business operations to Downtown Natchez, as
follows.
Business Finance
Business incentives include revolving loan programs, designed
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Business-Ready Buildings
As noted before, there is a need to prioritize the rehabilitation
of existing vacant buildings in Downtown Natchez. In establishing “business-ready” buildings, the City (in partnership
with private owners/investors) can help leverage the recruitment of new businesses. One strategy put forward previously
is for the City to focus on facilitation, incentives, and business
recruitment to assist building owners who are otherwise
struggling to ind buyers. Having available “business-ready”
building space will be especially important for attracting administrative management irms, professional services, and
corporate of ices, which make relatively rapid decisions on
where to locate. Ensuring that there are two or three buildings or assembled properties of various sizes available and
“ready” at any given time will be important. Of course, the
constraint thus far has been inding investors with suf icient
funds for rehabilitation. Where there is a prospect, the City,
proposed Downtown organization and Natchez, Inc. should
work to secure funding for building rehabilitation and upgrading through the Mississippi Development Authority (MDA),
along with packaging incentives.

)

in coordination with local banks, that can help reduce business
risk and provide capital for investment in business equipment
or building space.
Affordable Workspace & Housing
Recruitment efforts should be targeted to the needs of each
type of business or entrepreneur being pursued. The City
should work to recruit a non-pro it developer of artists housing, such as Artspace, to create live or work spaces for local
artists and as part of a recruitment strategy for artists, makers,
artisans, and small entrepreneurs. The City can also access organizations like the Ford Foundation and Americans for the
Arts that might help identify and/or provide grant funding for
artists and art-related projects sponsored by the City. Cities
from Paducah, Kentucky to Santa Fe, New Mexico have developed entire downtown marketing and recruitment strategies
around the arts, and have bene ited from national/regional
government and non-pro it grants.

Entrepreneurial Development
While business recruitment will be of critical importance to
the revival of Downtown Natchez, there is also a need to encourage development of the City’s own entrepreneurship.
There are already small entrepreneurs and companies who
would like to locate Downtown, but ind the idea of purchasing
or leasing space daunting. Fortunately, Alcorn State University
already operates the TechCenter, a small business incubator
housed in the APEX Center on the corner of Franklin and Wall
Streets in Downtown Natchez. The APEX Center is operated in
partnership with Natchez Inc. and MDA to connect future and
existing business owners with training, resources and support
needed to succeed. It is recommended that the Center continue this important work with a focus on incubation and development of small entrepreneurs in retail, food production, personal services, tourist-related services, hospitality, and other
logical components of the Downtown business mix. As noted
at right, an arts college should also be pursued for Downtown.

High-Speed Internet Capacity
IT/IS and other businesses will want access to, and capacity
for, high-speed Internet. Therefore, by ensuring such access,
the City can lay the groundwork for recruitment. The old industrial city of Chattanooga, which was in serious decline by
the 1970s, has come back tremendously, in part, thanks to
heavily marketing itself as “Gigabit City.” Chattanooga offers
high-speed capacity provided through the City-owned electric utility. This type of infrastructure is especially critical in a
relatively isolated location like Natchez, which otherwise lacks
high-speed transportation (Interstate highways and airports),
but could overcome some of this constraint by marketing extremely high-speed Internet service. Chattanooga not only
bene its from the marketing power of this service, but it bene its inancially since the service is publicly owned and pro itable.

Arts College
Recruiting a small arts college to Downtown Natchez
would also help strengthen
Downtown’s appeal for small
entrepreneurs, artists and
broader business development. Cities like Decatur,
Alabama, have helped
develop an arts institution
in partnerships with area
community colleges. The
Alabama Center for the Arts
is an educational institution formed in partnership
with Athens State University,
Calhoun Community College,
the City, and the County.
These efforts resulted in the
development of a 600-enrollment campus in Downtown
Decatur. The campus is “a
venue for college art instruction, community education,
and cultural events.” To date,
the lesson learned in Decatur
is that a larger enrollment
of non-commuter students
results in a larger positive
impact on a downtown.

Alabama Center for the Arts
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Mississippi Main Street
Association

OėČĆēĎğĆęĎĔē

The Mississippi Main Street
Association is af iliated
with the National Main
Street Center, a program
of the National Trust for
Historic Preservation. The
Main Street philosophy is
to root downtown revitalization in historic preservation. Based in Jackson and
staffed by multiple regional
ield representatives, the
state organization provides substantial support
to its member communities. Natchez has been a
member in past years, but
it appears that its membership has expired. New
communities pay $20,000
initially, but the annual
amount decreases over
time until they reach the
annual $2,000 level. Recerti ication as a full member
requires the initial $20,000
cost for a Resource Team to
develop a Work Plan. However, discussions with Main
Street staff have indicated
that this current planning
project could potentially
reduce much of the initial
“start-up” fees.

Any chore as complex as revitalizing a downtown requires a
high level of organization. Downtown redevelopment does not
just happen on its own, even if a solid game plan is in place.
Plans are not self-implementing. To achieve success, one or
more entities must exist for the express purpose of carrying
out the downtown strategy, and this plan for Downtown Natchez needs to explore all reasonable organizational possibilities. Natchez is fortunate to have a head-start on organization
in the form of the Natchez Downtown Development Association.
Because of the importance of this topic for Downtown Natchez,
a separate report has been prepared to address it in detail.
That report can be found toward the back of this plan as Appendix C. This section of the main body of the plan offers the
following recommendations, but Appendix C should be consulted for details on these recommendations.
“‘We deϔinitely need - from the city’s perspective and
with the board’s permission - a downtown development director, a person who can play a major role
in downtown development,’ he said... ‘You have got
to have a downtown development organization in
order to get that stuff moving forward, getting synergies and partnerships, and organizing events that
will drive people downtown,’ he said.”
Mayor Darryl Grennell
Natchez Democrat - July 17, 2016

Recommended Organization Type
It is generally recommended that a downtown revitalization
entity be organized as a 501(c)3 to re lect its non-pro it status
as a community-based organization that has a charitable purpose and does not generally engage in lobbying. However, see
pages 1-2 of Appendix C for the various options to consider.
Model articles of incorporation and the assistance of an attor-

ney should be secured in deciding this issue.
Recommended Organization Name & Logo
The existing organization is called the Natchez Downtown Development Association. While that is a lengthy name to say,
“NDDA” is fairly manageable. Perhaps “Downtown Natchez
Association” (DNA – a very memorable abbreviation) might be
considered as well. While many downtown organizations include the term “Main Street” in their name, it is recommended
that it be avoided for Natchez for two reasons: 1) previous
entities in Natchez with that name have been discontinued
and may be perceived as failed efforts; and 2) the competition
between Main and Franklin Streets for retail attention would
cause the term “Main Street” to be controversial.
It will be important that the new downtown organization has
an attractive and highly-identi iable logo. It should be relatively simple, clearly distinguishable from the logos of other similar Natchez entities, and attractive. The latter consideration
is fairly subjective, so draft logos will require testing with a
range of people.
Recommended Main Street Program Afϐiliation
Main Street programs for downtown revitalization exist at both the national and state levels. Although it is
strongly recommended that Natchez’s downtown organization explore all of the options carefully once the downtown organization gets solid footing, it is preliminarily recommended that Natchez become a General Member
of the national program, which costs only $350 annually,
but provides a wide range
of networking and educational resources. Participation in the state program should be explored
further, particularly with
regard to the costs.
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Required Funding Amount

Recommended Organization Structure
Whether or not the Downtown Natchez organization is af iliated with the state and national Main Street programs, it is
recommended that the typical Main Street “Four Point” organizational structure be established. This time-tested structure
includes the following four components:
Board of Directors
The Board should consist of approximately ten people representing a variety of interests related to Downtown Natchez.
Professional Staff
At the very least, a part-time Executive Director should be
hired, but a full-time Director would be much better and should
be the goal unless adequate funding simply cannot be secured.

The following general annual budget is proposed for
a downtown revitalization entity for Natchez:
Salary
Executive Director:

$50,000 - $75,000

Of ice Space
Rent:
Utilities:

$9,000 - $12,000
$6,000 - $8,000

Other Expenses
Travel, memberships,
professional development, services, mailings,
of ice equipment, etc.
TOTAL RANGE:

$15,000 - $25,000

$80,000 - $120,000

Committees
Following the Main Street “Four Point Approach,” it is recommended that the following four committees be established:
•
•
•
•

Proposed Funding Structure

Organization
Design
Economic Restructuring
Promotion

Volunteers
It is recommended that the downtown organization attempt
to build and maintain a robust army of volunteers unless the
required staff oversight becomes no longer viable.
Recommended Organization Funding
There are two primary facets to the funding issue for the downtown organization. First, a general idea of the annual funding
levels needed for operations must be identi ied. Once that igure is determined, the funding sources can be recommended.
See the charts at right for proposed funding.

Steps to Establish the
Organization
The recommended steps for
establishing a downtown revitalization organization are
detailed in Appendix C of this
plan, but below is an outline
of that text. It is adapted
from a report entitled “Getting Started: Establishing
a Main Street Program” by
Teresa Lynch.
Generate Broad Support
• Build Private Support
• Build Public Support
Establish the Formal
Organization
• Establish a Steering
Committee
• Educate the Committee

Based upon the experience of other revitalization
entities and the needs of Downtown Natchez, the following annual funding structure is proposed:

Delineate District Boundaries

Funding Source
City of Natchez
Adams County
Natchez, Inc.

$50,000
$20,000
$50,000

Communicate the Progress
• Presentations
• Brochure and Newsletters
• Website and Media

TOTAL

$120,000

Begin Securing Funds

Although special events are one potential means of
revenue, it is not a source to rely heavily on given the
lack of predictability and the amount of time and attention required to organize special events.

Create an Operating Budget

Draft Articles of Incorporation
and Bylaws
• Legal Status Options
• Bylaws
Secure Ofϔice Space
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Zoning District Names
B2-HD (General Business)
is the transitional zoning
between the Downtown
core (B3-HD – Central Business District) and R3-HD
(Mixed Density Residential). Normally, a business
zoning intended for “key
thoroughfares,” but not
highways (B4 is intended
for highways), would seem
to be a poor it here. However, because the HD (historic district) designation
signi icantly changes the
permitted uses and bulk
standards for this zone, it
works for such areas.
Another option would be
to simply rename these districts to be more descriptive, as was recommended
by the consultants when
the City’s zoning code was
rewritten in 2014. Doing so would avoid any
confusion by the public
that historic zoning might
somehow give the Historic
Preservation Commission
the authority to decide on
land use zoning issues.

PĚćđĎĈ PĔđĎĈĎĊĘ

Residential Uses

Public policies related to land use and development are important tools for implementing a downtown master plan. Because
the historic district overlay zoning controls all facets of development related to physical form and design, the key issue for
Downtown related to existing zoning is permitted uses.

• Apartments: As de ined in the code, apartments are buildings used solely for multi-family housing, as opposed to
mixed-use buildings, which allow housing and are permitted as-of-right in the B2-HD and B3-HD districts. Apartments are completely prohibited in the B2-HD and B3-HD
zones, but should be permitted as-of-right in the B2-HD
districts and a special exception (SE) in the B3-HD districts.

Zoning: Permitted Uses
At some point prior to the adoption of the draft revised zoning
code in 2014, many of the permitted and prohibited land uses
were changed for Downtown Natchez. Many of the uses eliminated are important options for Downtown. Consequently, the
following uses should be reconsidered:
Existing
Zoning

B-2: General

WD-1:

B-3: Central

Waterfront
Development

B-1: Neigh-

borhood
Business

Business
Business

R-3: MixedDensity
Residential

• Townhouses: Townhouses are completely prohibited in the
B2-HD and B3-HD zones, but should be permitted as-ofright in the B2-HD district and as a special exception in the
B3-HD district.
Commercial Uses
• Bars & Nightclubs: These uses are completely prohibited in
the B2-HD and B3-HD zones, but should be permitted as-ofright in the B3-HD district and as a special exception in the
B2-HD district.
Public & Civic Uses
• Auditoriums / Clubs & Lodges, Civic & Fraternal / Colleges /
Day Care Center / Library / Parking Lots on Separate Lots /
Recreation Centers / Schools / Trade Schools / Trade Market
& Shows: All of these uses are completely prohibited in the
B2-HD and B3-HD zones, but should be permitted as special
exceptions in both districts.

Note: The study
area is highlighted by the
darker shading.
All but a few lots
on the eastern
edge of the area
are within the
historic district
and are “HD”
zoning districts.

• Government Ofϔices / Museums / Theaters / Transportation
Facilities: These civic uses are completely prohibited in the
B2-HD and B3-HD zones, but should be permitted as-ofright in the B3-HD and as special exceptions in B2-HD zones.
• Parks, Active & Passive: Parks are completely prohibited in
the B2-HD and B3-HD zones, but should be permitted as-ofright in both districts.
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nance notes at the very end the Commission’s ability to
adopt supplemental design guidelines, that point should be
included here as well.

Institutional Uses
• Child Care Centers: Child care centers are completely prohibited in the B2-HD and B3-HD zones, but should be permitted
as a special exception in both districts.
Historic Zoning
Natchez if fortunate to have had local historic zoning for several decades that has helped to save the demolition of countless
historic buildings, insured the appropriate rehabilitation of
buildings, and provided guidance to achieve compatible new
in ill development. The following recommendations address
the existing historic preservation ordinance, the supplemental
design guidelines, and their application to the historic district.

• Sec. 102-7(b): This section gives the Commission the authority to deem applications for a Certi icate of Appropriateness (COA) to be complete. Since the “Commission” is
de ined to mean only the Commission and not staff acting on
its behalf, the ordinance needs to indicate that staff can determine completeness. Also, this ordinance should encourage (if not require) an informal pre-application meeting to
better determine application submission requirements for
any given application. This type of meeting would be different from the “Preliminary conference” described in this section since that meeting occurs after application submission.

Preservation Ordinance
The existing ordinance was adopted in 1991 and is an overall
excellent ordinance. However, the following recommended revisions are offered for consideration:

• Sec. 102-7(i): This section states that, in deciding on COA
applications, the Commission can only approve, deny or defer applications. Although it is indicated elsewhere in the
ordinance, this section should clarify that conditional approvals are also an option.

• Sec. 102-4(5)d: This provision requires “Approval of site
plans by the city engineer” as a part of the Preservation
Commission’s recommendation to the City for designation
of any historic districts. This requirement appears to be an
error since site plans are unrelated to district designations.
It should be eliminated since it is not relevant.

• Sec. 102-7(j): This section states that if the Commission
does not render a decision within 60 days of the submission of an application for a COA, the application will be automatically approved. This section should be revised to clarify
that the clock does not start until the application is formally
deemed complete by the City.

• Sec. 102-5: The introductory language of this section implies that any sort of approvals require full Commission
approval. Additional language is needed to indicate that
administrative approvals can occur when authority is delegated to City staff for less signi icant application types for
which clear “black and white” guidelines exist and interpretation is not required.

• Sec. 102-11(c): This section on “demolition by neglect”
indicates that, if the violating owner does not repair their
subject property, the City can bring misdemeanor charges
against the owner. It should also state that the City can
make the needed repairs and place a lien on the property.

• Sec. 102-6: This section lists the criteria considered by the
Commission in considering applications. Although this ordi-

• Sec. 102-38: This section on the “Rules of Procedure” fail
to indicate the minimum number of Commission members
required to consistute a quorum. That section should be revised to stipulate the minimum number.

Historic District
Design Guidelines
Overall Design Guidelines
This document was adopted
in 1998 and is generally very
comprehensive and effective.
Should it be updated in the
future, revisions to consider
include:
• Meeting Dates and Times:
Page 24 speci ies the day
of the month and time that
the Preservation Commission meets, as well as fee
ranges. Those should be
eleminated to allow for
future changes.
• New Construction: This
section focuses primarily
on residential buildings
and does not adequately
address non-residential
buildings. Also, there are
no minimum foundation
height standards.
Sign Guidelines
The guidelines are well written, but intentionally nonprescriptive for lexibility.
However, to accommodate
administrative approvals so
that applicants do not have to
wait for meetings, it is recommended that the guidelines
be revised to be prescriptive.
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Application of
Design Guidelines
As concluded on the previous page, the City’s historic
design guidelines are solid
overall and only modest
revisions are suggested.
However, many communities across the country
with well-written design
guidelines occasionally
make misguided decisions
on Certi icate of Appropriateness applications. While
some of these recommendations may already be occurring, it is important that
they continue given that the
Preservation Commission
will get new members and
staf ing over time:
• Educational Materials:
There are numerous materials available from the
National Trust and similar groups that should
be made available to the
Commission and staff.
• Training Events: Organizations such as the Mississippi Main Street Association and the State’s
MDAH offer periodic
conferences with design
review training.

PĚćđĎĈ PĔđĎĈĎĊĘ (C

)

Financial Incentives
Pages 101-102 in this document’s Economic Plan propose
a series of recommended incentives to attract investors for
building rehabilitation, new development, and the establishment of new Downtown businesses. Because such incentives
would require approval by the City as formal public policy,
those recommended incentives are summarized below:
• Property tax abatements: a multi-year freeze (perhaps ive
years) on the accessed value following a quali ied rehab.
• Tax increment ϔinancing (TIF): effectively borrowing against
future increased property tax revenue to pay off bonds for
infrastructure improvements that will help to increase associated assessed property values.

While the three inϔill houses located on the west side of North
Pearl Street near the intersection with Madison Street are very
well designed in general, the provision of raised foundations
would make them more compatible with the surrounding area.
Tweaks to the existing design guidelines and more educational
and training opportunities for the Preservation Commission
may yield better outcomes.
On-Street Parking Regulations
As recommended on page 60 of this plan, the City needs to sign
and regulate on-street parking. Parking durations should be
limited to 2 or 3 hours to generate suf icient turnover to make
parking more convenient for shoppers and diners. In particular, Downtown business operators and employees should be
discouraged from parking on-street in areas where parking
is in most demand by customers. The rigorous enforcement
of on-street parking regulations is the best method, although
parking meters are not recommended as part of that approach.
Legally, enforcement should be even-handed, but vehicles with
non-local license plates might be candidates for warnings.

• Fast-track approvals and reduced fees: fast-tracking might
include administrative approvals for minor projects (including signage approvals).
• Management incentives: the City and/or proposed Downtown organization could help to assemble properties and
facilitate discussions and negotiations between property
owners and prospective buyers, developers and business
owners.
• Infrastructure incentives: the City
can provide facilites such as parkarking and streetscape improvements
ents
to leveage private sector rehab and
development.
• Rehab investment tax credits: these already exist at
the state and federal levels, but need continued
vigorous promotion (HNF
does this now).
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Implementation Funding
The previous plan section addresses private-sector inancial
incentives. As with the wide range of recommendations and
issue categories in this plan, the range of public funding approaches is likewise broad, as summarized below:
Downtown Organization Funding
This plan’s recommended approach to funding the proposed
downtown revitalization entity is already explained in detail
on page 108 of this plan. In short, it is recommended that
the proposed $120,000 annual budget be funded by the City
($50,000), County ($20,000) and Natchez, Inc. ($50,000).
Public Improvements Funding
Funding for physical improvements such as streetscapes and
public spaces will be publicly funded. While some may come
from the City’s general funds, there are also state and federal
sources, such as Community Development Block Grant (CDBG)
funds through HUD and federal transportation enhancement
grants. A key state level funding source for such projects is
the Mississippi Development Authority. The City is fortunate
to have staff with strong experience in grant writing, and this
plan will make the City more competitive in pursuing most
public sector grants relative to other communities.
Program Funding
While some programmatic funding can come from governmental entities, private foundations are another likely source.
In fact, as just one example, Pew Charitable Trusts recently
awarded the Mississippi State Department of Health a “Health
Impact Project” grant that will fund a Health Impact Assessment to study the impact of heritage tourism and historic preservation projects and policies on social and economic factors
that affect health outcomes and disparities, with a geographic
focus on the St. Catherine Street Corridor.

Ritz Theatre Strategy
There is presently a high level of community interest in redeveloping the Ritz Theatre as an anchor for a new Arts District,
which is good given that the cost to rebuild the theatre has
been estimated at roughly $5 million. Page 90 of this plan explains the recommendations that have been made in the past
by experts regarding the development program for the theatre
with respect to how space might be utilized. With that background in mind, the following next steps are proposed:
Establish a Non-Pro it Entity
Organizations such as the League of Historic American Theatres (see page 84) and various model theatres will be good
sources for templates for articles of incorporation, bylaws, and
similar legal and organizational documents.
Prepare a General Strategic Plan
This initial plan does not need to have a tremendous amount
of detail and can likely be prepared by volunteers at no cost so
long as the group includes people with relevant backgrounds,
such as fundraising, law, design, marketing, and similar areas.
Raise Funds for Detailed Planning & Design
Fund raising is its own science and cannot be adequately addressed within the context of this plan. Organizations such
as the Historic Natchez Foundation (HNF) may serve as good
models for fundraising, but it is important that fundraising for
the Ritz not negatively impact fundraising for the HNF. As the
Ritz owner, the HNF will be a critical partner for this project.
Conduct Detailed Planning & Design
As described on page 90, the Ritz has been reduced to four
walls, so the theatre will essentially have to be rebuilt. For an
identical situation, see the sidebar at right.
Implement the Detailed Plan & Design
This inal key step will be the most costly, but once completed,
the operational revenues and expenses should balance out.

Model Theatre:
Franklin, Tennessee
There are numerous examples across the country of
historic downtown movie
theatres that closed during
the 1970s, 1980s, 1990s,
or even more recently because of competition from
suburban mega-theatres.
Many have rised from the
ashes through physical
restorations and programming with a speci ic niche
focused on ilms other than
major releases (documentaries, foreign and artistic
ilms), as well as performing arts. Many are operated
by non-pro it entities, and
food and beverage sales
(including beer, wine and
cocktails) are often a major
revenue source. One of
many such national models
is the Franklin Theatre in
Franklin, Tennessee. It
irst opened in 1937, shut
its doors in 2007, was
acquired a year later by
the Heritage Foundation of
Franklin and Williamson
County, and reopened in
2011 after an $8 million
complete reconstruction.
For more information, visit
www.franklintheatre.com.
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Near-Term Plan Priorities
& Future Updates
Near-Term Plan Priorities
These plan recommendations should be priorities:
• Building preservation of
at-risk historic structures, especially in the
MLK Triangle Sub-Area.
• Bluff depot restoration,
reuse, and site improvements.
• Zoning revisions to permit more uses in Downtown (no cost involved).
• Trafϔic and parking study
to con irm or adjust this
plan’s concepts related to
traf ic and parking.
• Formalizing the Natchez
Downtown Development
Association with staf ing.
Future Updates
As new circumstances, opportunities and challenges
arise, adjust the plan as
needed, but stick with the
plan’s objectives and core
principles. The plan should
be updated approximately
every ive years based on
new circumstances and
achievements.

OęčĊė IĒĕđĊĒĊēęĆęĎĔē IĘĘĚĊĘ
(C
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Working with MLK Triangle Property Owners
As noted at left, a top near-term priority is the preservation
of at-risk buildings in the MLK Triangle Sub-Area. Other key
properties include the small triangular space that gives the
area its name (owned by the Zion Chapel AME Church) and the
adjacent Taste of Chicago property (owned by a local individual). Because each property and owner has a different set of
circumstances, there is no “one size its all” approach to working with these owners. However, there may be a set of general
steps and principles that can be followed.
Prior to meeting with individual owners, a team should be assembled to work with the owners. The team should be very
small (two or three people) so as to not seem threatening, and
it should be made clear that the team wants to help the owners and is not interested in acquiring or otherwise controlling
their properties unless so desired by the owner. The following
steps might be taken for each property:
• Conduct a structural analysis for deteriorated historic buildings: HNF may have already done this for some buildings,
but it is critical information to know how to move forward.
• Determine the owner’s intent for the property and compare
that with how it is addressed in this plan. The concept plan
map for this sub-area on page 73 conveys whether relevant
buildings are proposed for preservation or redevelopment.
• Create a strategy with the owner that will move the property’s physical condition and use in a direction more aligned
with this plan. The resulting strategy may involve any number of options, including: securing inancing for physical improvements or a business expansion or start-up; selling the
property to someone who can move the property forward
per the plan; or other alternatives.

Special Districts
The Downtown study area already has multiple types of districts, such as the underlying “base land use zoning” that controls land uses and general development issues, and the “overlay historic district zoning” that regulates design issues. A
couple of other potential districts which are not likely viable at
present include business improvement districts (BIDs) - also
known as special taxing districts, and tax increment inancing
(TIF) districts. See page 103 to distinguish between “planning
districts” and “identity districts.” Although the following two
district types it neither category, both warrent discussion.
Go-Cup District
Technically known as the “Leisure and Recreation District,”
this designation was recently enabled through new state legislation and it allows people to carry alcoholic beverages on
foot (not driving) within delineated boundaries. Adopted very
recently by the City of Natchez, the boundaries of this district
roughly include the riverfront on the west, MLK on the east,
Main on the South, and Jefferson on the north. There is also a
section between the riverfront and Canal that stretches from
Madison on the north to D.A. Biglane on the south. The impacts of this new designation are yet to be determined, but it
may add to a festive atmosphere that appeals to tourists.
Entertainment District
The Entertainment District Act was passed by the state legislature and signed by the governor in 2009. Under this law, a
local government may apply to the Mississippi State Tax Commission for an area to be designated an entertainment district.
After designation, businesses can construct or renovate an entertainment venue and receive a tax break in the form of an
accelerated depreciation deduction, potentially saving developers thousands of dollars in taxes. The state would recoup
the lost revenue by mandating that venues taking advantage
of the designation assess a $2 ticket fee on every ticket sold.
This program has been discussed for Natchez, but no potential
project has been identi ied that could bene it from it.
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No. Recommendation

Page #

Responsible Party

Time-Frame

A.

Buildings & Properties

A-1

Preserve and rehabilitate historic buildings, especially those at risk in the MLK Triangle Area

44, 79, 83, 90, 100

Prop. owners / City / HNF / D'town Org.

On-Going

A-2

Rehabilitate the bluff depot, build public restrooms, and make related site improvements

68-71

City

Near Term (Yr. 1)

A-3

Enhance the Zion Chapel AME Church property's landscaping, parking, lighting, etc.

83, 113

Church via grant funding

Mid Term (Yrs. 2-3)

A-4

Redevelop the Ritz Theatre (preserving the surviving façade) as an entertainment venue

90, 112

New theatre org. / HNF / D'town org.

Mid Term (Yrs. 2-3)

A-5

Improve the Rhythm Nightclub site with a "ghosted" framework of building (if owner approves)

84, 113

New org. for nightclub site / D'town org.

Long Term (Yrs. 4-5)

A-6

Redevelop the light industrial uses on the north end of Broadway into attached housing

43-44, 47

Property owner and/or developer

On-Going

A-7

Expand the existing Convention Center with 10,800 sq. ft. per the existing expansion plans

48

Natchez Convention Center

Near Term (Yr. 1)

A-8

Develop the proposed Cathedral Commercial Center on MLK and Aldrich Streets

79, 85

Property owner and/or developer

Long Term (Yrs. 4-5)

A-9

Redevelop the Taste of Chicago building in the MLK Triangle Area with the same use

82, 88, 113

Property owner and/or developer

Mid Term (Yrs. 2-3)

A-10

Develop a new post office facility on MLK Street (likely on the west side of the street)

68, 87

USPS or private developer to rent to PO

Long Term (Yrs. 4-5)

A-11

Develop compatible new housing in the peripheral areas of the MLK Triangle Area

87-88

Property owners and/or developers

Long Term (Yrs. 4-5)

B.

Transportation

B-1

Convert key two-way streets to one-way traffic flow

54-55

City

Near Term (Yr. 1)

B-2

Improve key street intersections with pedestrian bulbs and crosswalks for ADA compliancy

50-54, 56-57

City

Mid Term (Yrs. 2-3)

B-3

Explore replacing one or more traffic signals with four-way stops

54

City

Near Term (Yr. 1)

B-4

Complete missing sections of sidewalk, add streetlights where missing, and enhance alleys

56

City

Mid Term (Yrs. 2-3)

B-5

Establish a bicycle rental operation at the bluff depot once rehabilitated

59

D'town org. or private business

Near Term (Yr. 1)

B-6

Develop a bicycle route with designated sharrows and bike lanes per Community Alliance plans

59

City / Community Alliance

Mid Term (Yrs. 2-3)

B-7

Extend the existing Downtown trail system to extend along Water Street and provide more signs

50, 59

City

Long Term (Yrs. 4-5)

B-8

Expand on-street parking where opportunities exist and regulate for 2 or 3 hour parking

60, 111

City

Near Term (Yr. 1)

B-9

Develop new parking lots, enhance existing lots, provide signage, and promote parking

20, 60, 71, 79, 82-87

City / property owners

Long Term (Yrs. 4-5)

B-10

Explore construction of a parking deck on the existing parking lot of the Natchez Grand Hotel

60, 68

Property owner / City

Long Term (Yrs. 4-5)

B-11

Provide wayfinding signage to direct visitors to Downtown and to get around Downtown

65

City / D'town org.

Near Term (Yr. 1)
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Page #

Responsible Party

Time-Frame

C.

Public Spaces

C-1

Enhance the bluff with improved parking and a stage pavilion

68-69, 71-73

City

Mid Term (Yrs. 2-3)

C-2

Enhance the bluff with a new fountain immediately north of the existing parking lot

68-69, 73

City

Long Term (Yrs. 4-5)

C-3

Enhance the bluff with a series of uniform timeline monuments along the Broadway edge

73

Private sponsors / D'town org.

On-Going

C-4

Expand the Madison Street playground and add an adjacent dog park

61-62

City / Community Alliance

Mid Term (Yrs. 2-3)

C-5

Enhance Memorial Park with signage/monuments at entrances; more lighting and programming

61-62

City

Long Term (Yrs. 4-5)

C-6

Develop Ellicott's Hill Plaza and Market where the post office now exists on Canal and Broadway

61, 68-69, 74-75

City

Long Term (Yrs. 4-5)

C-7

Develop the MLK Pocket Park and parking lot at MLK and High to formalize an informal space

61-62, 79, 86

City / Community Alliance

Mid Term (Yrs. 2-3)

C-8

Develop Revels Plaza at the triangle space once a new parking lot is created to the north

61, 79-82, 113

City

Mid Term (Yrs. 2-3)

C-9

Install the proposed "Take a Stand" Monument at the southwest corner of the City Auditorium

63-64

City

Near Term (Yr. 1)

C-10

Animate the Arts District segment of Commerce Street with public art, festive lighting, etc.

91

Arts organizations / D'town org.

Mid Term (Yrs. 2-3)

D.

Economic Strategy

D-1

Pursue this plan's recommended Development Program and Business Mix

92-96

City / Natchez, Inc. / D'town org.

On-Going

D-2

Pursue this plan's recommended Marketing Strategies

97-99

City / Natchez, Inc. / D'town org.

On-Going

D-3

Pursue this plan's recommended Real Estate Financing and Development Strategies

100-104

City / Natchez, Inc. / D'town org.

On-Going

D-4

Pursue this plan's recommended Economic Development Strategy

105-106

City / Natchez, Inc. / D'town org.

On-Going

E.

Implementation Strategy

E-1

Transform the existing Natchez Downtown Development Assoc. into a funded and staffed entity

107-108

City / County / Natchez, Inc. / Others

Near Term (Yr. 1)

E-2

Amend zoning for the Downtown to permit more uses and to revisit district names

109-110

City / Planning Commission

Near Term (Yr. 1)

E-3

Revise the City's historic preservation ordinance to improve the review and approval process

110

City / Preservation Commission

Near Term (Yr. 1)

E-4

Revise the City's historic district design guidelines to better address infill development and signs

110

City / Preservation Commission

Near Term (Yr. 1)

E-5

Provide more materials and training to the City's Preservation Commission and supporting staff

111

City / Preservation Commission

Near Term (Yr. 1)

E-6

Adopt and promote financial incentives as recommended per this plan

101-102, 111

City / D'town org.

Near Term (Yr. 1)

E-7

Fund this plan's implementation via a range of methods, depending upon the type of initiative

112

Various public and private sources

On-Going
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E.

Implementation Strategy (continued)

E-8

Stick with this plan's top priorities unless changing circumstances clearly dictate changes

113

City / D'town Org.

On-Going

E-9

Revisit and update this plan roughly every five years to reflect achievements

113

City / D'town Org.

Long Term (Yrs. 4-5)

“Make no little plans; they have no magic to stir men’s
blood and probably themselves will not be realized.
Make big plans; aim high in hope and work...”
- Daniel Burnham (1907)
Father of American City Planning
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INTRODUCTION

Section 1. HOUSING MARKET ANALYSIS

This report provides findings from a Housing Market
Analysis and a Retail Market Analysis, both conducted for
downtown Natchez as input to the Downtown Natchez
Master Plan.
The market analyses forecasted the
potential for housing and retail uses and development
within the downtown area including the adjoining MLK
Triangle. Inputs included field reconnaissance and site
analysis, interviews with businesses and real estate
professionals, inventory and analysis of existing market
conditions, demographic analysis, market-area demand
forecasting and a determination of downtown potentials
within the competitive environment. Both analyses build on
the economic baseline assessment completed earlier in
the planning process.

This section summarizes findings from a Housing
Market Analysis conducted for Downtown Natchez. The
market analysis forecasts the potential for existing and
future housing development within the downtown area by
tenure and type of housing product. Inputs to the housing
market analysis included interviews and stakeholder
discussions, field reconnaissance, analysis of existing
housing supply and conditions, demographic trends and
forecasts within the designated market area, and an
analysis of the competitive framework.

Section 1 of this report summarizes the Housing
Market Analysis while Section 2 provides findings from the
Retail Market Analysis. The findings from these analyses
are used as the basis for Economic and Market-Based
Strategies (provided later in this plan) as well as input to
the overall master planning process to guide land and
building uses, preservation, and design improvements
associated with maximizing downtown’s market potential.

1

Existing Supply
Natchez has about 7,800 housing units, or 730
(8.5%) less than the city had in 2000. This reduction in
housing supply correlates with a loss in population and
household base, which reduced the need for housing
stock. The city’s population peaked at about 23,800 in
1960, but has generally fallen since, to a level of just
15,100 in 2016.1
Housing has been lost through demolition,
conversion, and lack of replacement. Most of the decrease
occurred in attached, duplex, and multi-family housing.
The number of duplexes fell by nearly 440 units or more
than 50%. Some duplexes could have been converted

U.S. Bureau of the Census, American Communities Survey 2016.
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back to single-family dwellings, which had the effect of
reducing the total number of units. There has been a
decrease in the number of units in large, multi-family
buildings (240) but this has been ameliorated somewhat
by an increase in the number of units in mid-sized
buildings (440). Natchez has fewer attached houses (like
townhouses), but the city had relatively few to begin with.
Detached, single-family housing has remained relatively
stable, with a loss of just 2.8%.

Because there has been only limited new
construction of housing to replace units lost, the housing
stock is aging and conditions among some older housing
are declining. The downtown area has five historic districts
with a number of older homes in varying levels of upkeep
and maintenance. Downtown housing ranges from small
cottages to the large antebellum mansions for which
Natchez is famous.

Housing Tenure
Table 1.

HOUSING SUPPLY TRENDS,
NATCHEZ, 2000-2015

Units in

2000-2015 Change

Building

2000

2015

Number

Percent

1-Detach

6,298

6,122

(176)

-2.8%

1-Attach

265

108

(157)

-59.2%

2-4

869

433

(436)

-50.2%

5-9

480

421

(59)

-12.3%

10-19

51

487

436

854.9%

20+

372

130

(242)

-65.1%

Mobile/Other

224

132

(92)

-41.1%

8,559

7,833

(726)

-8.5%

TOTAL

Sources:

U.S. Bureau of the Census and
Randall Gross / Development Economics.

Overall, Natchez had a homeownership rate of
about 66% in 2015. Tenure tends to correlate closely with
age. In general, the younger the householder, the more
likely they are to rent. For example, 97% of Natchez
householders age 15 to 24 are renters. The elderly over
age 85 are also more likely to rent. These populations are
also the most sensitive to pricing.
Median household incomes in Natchez are low, but
housing tenure also correlates closely with income levels
in Natchez. Renters have very low median incomes
($16,698), only 40% on average of the household incomes
of owners ($42,169). As a result, affordability is a critical
factor in a market like Natchez. The median renter
household can only afford rents of $417 or less. Even with
their relatively higher incomes, the median home owner in
Natchez can only afford housing priced at $210,000 or
less. Given the rapidly-rising cost of construction, it has

NASHVILLE: 4416 Harding Place, Belle Meade 37205. Tel 202-427-3027 / Rangross@aol.com
WASHINGTON DC: 2311 Connecticut Ave Ste 206 20008. Tel 202-427-3027. Fax 332-1853. Rangross@aol.com
AFRICA: African Development Economic Consultants (ADEC). 27-11-728-1965. Fax 728-8371. Randall@ADEC1.com
UK: 118 Hampstead House, 176 Finchley Road, NW3 6BT London. Tel 44-79 0831 6890. rangross@aol.com

3

Randall Gross / Development Economics

Table 2.

estate professionals helped inform this analysis of existing
conditions.

HOUSING TENURE BY AGE COHORT,
NATCHEZ, 2015

Age
Cohort

For-Sale Market
Renters

Owners

TOTAL

Share Rent

15-24

327

10

337

97%

25-34

704

178

882

80%

35-44

529

354

883

60%

45-54

378

617

995

38%

55-64

476

865

1,341

35%

65-74

219

827

1,046

21%

75-84

91

535

626

15%

85+

90

147

237

38%

2,814

3,533

6,347

44%

TOTAL

Sources:

U.S. Bureau of the Census and Randall Gross /
Development Economics.

become very difficult to construct new housing that will
generate a return for investors at these price levels.

Existing Market Conditions
Existing housing market conditions and trends were
examined as an input to the housing market analysis.
Interviews and data collected from brokers and other real

Within Downtown Natchez, the market is currently
driven largely by retirees and other empty nesters. Based
on interviews with brokers, it is estimated that as much as
70% of housing sales in the downtown area are generated
by this niche. Young professionals, which often drive
central-city housing markets, represent a relatively small
share of Natchez sales, estimated at 10%. And, many of
these young professionals are native Natchezians who
return home to be close to family or for other reasons.
Perhaps 5% or more are people relocating for work, 5%
are investors, and less than 5% are families with small
children.
Prices in the downtown area generally range from
$250,000 to $500,000. Given that the median household
in Natchez can only afford housing of $210,000 or less, the
market is naturally somewhat limited to upper-income
buyers. In 2016, there were 28 houses in the market within
the downtown area, all of which were listed for more than
the $210,000 median affordable price. There were only
nine sales generated by those 28 listings. Some of the
houses are listed at more than $500,000, but there is a
very thin local market for housing at those prices and there
are significant challenges and operating costs for
maintaining large, antebellum houses. Brokers indicate
more significant demand for smaller houses (such as
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existing two-bedroom cottages) priced under $200,000.
The latter appeal to both young professionals as well as
empty nesters.
There is some limited new housing produce in the
downtown area, namely Ashburn Woods. This small gated
community has 13 homes built over the past five years (2.6
/ year) out of a total 66 planned in the development. These
single-family detached houses, townhouses, and
condominiums are priced in the $250,000 to $400,000
range.

month, significantly higher than the $417 median
affordable rent in Natchez. Nearly 50% of renters are
paying more than 35% of their incomes in rent, which is an
unacceptably high share of the renter population. Since
many rental units are occupied by extremely low-income
households, and there is a dearth of rental supply, it is not
surprising that a high share of householder income goes
to pay rent.
Downtown area rents generally range from $600 to
$1,200 per month, again significantly higher than the
median $417 affordable rent in Natchez. Downtown has a
small selection of lofts and upper-floor apartments, priced
at the higher end of this range at $1,000 to $1,500. For
example, a two-bedroom flat costs $1,200 to $1,400 and
offers 1,500 to 2,000 square feet.
Niches for downtown rental housing include young
professionals (30s-40s), singles, DINKs (dual-income/no
kid couples), and people who need a place to live while
they are having their home built or remodeled.

Housing Market Demographic Forecasts
Rental Market
There are approximately 1,300 units in complexes
around town, with an estimated occupancy of 97% (up
from 90% in 2000). The city’s median rent is $578 per

The Downtown Natchez primary housing market
area (PHMA) comprises of Adams County and Concordia
Parish. The largest share of downtown housing demand
should be generated from within this geographic area.
Overall demographic forecasts within the market area are
described below.
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Table 3.

HOUSEHOLD FORECASTS BY AGE &
TENURE, ADAMS COUNTY, 2017-2022

Age Cohort
15-24

Renters

Owners

Total

(4)

(0)

(4)

25-34

7

4

11

35-44

(5)

(6)

(11)

45-54

(60)

(109)

(169)

55-64

(29)

(80)

(109)

65-74

31

130

161

75-84

0

3

3

85+

2

9

11

(58)

(49)

(107)

TOTAL

Sources:

U.S. Bureau of the Census; Nielsen; and
Randall Gross / Development Economics.

The Natchez area will continue to see a decrease
in population and household base in the near term.
However, there will be growth in certain demographic
niches having a preference for downtown and “walk-able”
neighborhood living. These niches include baby boomers
(which continue to drive the national housing market) and
other empty nesters, along with Millennials (those in their
20s and early 30s).

As indicated above, the PHMA is expected to lose
about 100 households over the next five years. However,
the number of householders aged 25 to 34, as well as
those over 65, will grow. In particular, the market will add
more than 160 households led by those aged 65 to 74,
including empty nesters that represent a prime target
market for “walk-able” downtown living.
Employment-Driven Growth Opportunities
While the area is expected to see relatively
stagnant employment over the next few years, there are
several industry sectors that could see an increase in
employment that would generate demand for housing.
These sectors and elements associated with demand for
downtown housing are summarized below.
•

Oil & Gas Industry
The region’s oil and gas industry is expected to add
up to 4 jobs per year over the next five years,
according to the Mississippi Department of
Employment Security (MDES). Since the industry’s
administrative functions are concentrated in the
downtown area, there is a possibility that some of
these jobs would be located downtown and that new
employees will want to live near where they work. The
direction of oil prices over the next few years will no
doubt dictate whether and how many of these jobs
may be added.
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•

Transport & Warehousing
The transportation and warehousing sector is
expected to generate between 3 and 6 new jobs per
year in the Natchez area. Currently, many jobs in this
sector are concentrated in suburban areas (i.e.,
Jordan Carriers) but there could be support functions
based in the downtown area that might also add jobs.

•

Finance & Insurance
The financial sector is concentrated in the downtown
area and is expected to add 1 to 3 jobs per year over
the next five years.

•

Professional & Technical Services
This sector is expected to add about 3 to 7 jobs per
year. There are opportunities to attract more of these
jobs to the downtown area, if appropriate space and
environment is created to attract them.

•

Education
The area is expected to gain 0 to 10 jobs per year over
the next five years. While many education jobs will be
concentrated in existing facilities and institutions,
there is the opportunity to attract or recruit a college to
the downtown area. For example, Decatur, Alabama
recently attracted an arts college with enrollment of
over 600 students to its downtown area, spurring retail
expenditures and increasing demand for downtown
housing.

•

Administrative & Business Services
Perhaps the most significant opportunity overall is
growth expected in the administrative services sector,
which will be adding 8 to 11 jobs per year. Many of
these “back office,” information tech, and other
“location-independent”
support
jobs
can
be
concentrated in the downtown area, and they represent
a strategic opportunity for pro-active downtown
business recruitment.

Altogether, these growth sectors represent the
potential for addition of more than 200 jobs over the next
five years in the Natchez economy. If the downtown area
were to attract a substantial share of these jobs, which is
possible given the type of employment expected, then
such jobs could “induce” demand for housing in the
downtown area. Perhaps the best opportunities are to
pro-actively recruit small administrative support and
information technology businesses, with directors and staff
attracted to downtown locations.

For-Sale Housing Potentials
Based on the market-area demographic and
employment forecasts, coupled with the need for housing
replacement and the opportunity for attracting residents
from a broader area, the potential for downtown housing
was determined through 2022.
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This analysis projects potential for downtown to
capture demand for 36 to 60 housing units over the next
five years. This potential includes 20 to 25 market-rate
units (priced from $250,000 to $400,000) and 20 to 30
“workforce units” priced from $90,000 to $250,000.
This potential includes demand for 30+ “jobinduced” units, generated from a pro-active business
recruitment effort for downtown, targeting administrative

Table 4.

FOR-SALE HOUSING POTENTIALS,
DOWNTOWN NATCHEZ, 2017-2022

Price Point

Area Capture

Market

Moderate

High

Rate

$

106,250

15

19

-

$

156,250

7

10

-

$

218,750

8

20

14

$

247,500

4

8

6

$

288,750

1

1

1

$

367,500

1

2

2

support, information tech, and other location-independent
businesses as outlined above (plus efforts to recruit more
professional service and other businesses downtown).
The potential also includes at least 20 retired empty
nesters attracted from within as well as outside of the
market, and 10 people moving up or down within the
market (e.g., divorcees, recent graduates, etc).
Given the demographics of the likely downtown
buyer, there are several housing products that could be
targeted to the market. Such products include small 1story cottages and “maintenance-free” cluster homes,
upper-floor apartments in mixed-use buildings, and some
infill rental/mixed-use buildings.

Rental Housing Potentials
There is also demand for rental housing that could
be captured in the downtown area of Natchez. Downtown
potentials were determined within the broader context of
the competitive rental market, since many potential renters
could locate elsewhere.
Competitive Rental Product

TOTAL

Sources:

36

60

U.S. Bureau of the Census; Nielsen; and
Randall Gross / Development Economics.

22

There is a significant inventory of rental apartment
complexes and buildings throughout Natchez, not
including houses that are rented by the room. The
following list includes some of the larger or more
competitive rental properties.
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•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

The Mark (96 units, 1985)
Lower Woodville Heights (40)
Riverbreeze (120)
Village Green (80, 1977)
Plantation Manor (58, 1966)
Oak Ridge Manor (208 S 8)
Covington (122, 1976)
Oak Village (96)
Holiday (115, 1951)
Riverwood Manor (32 affordable)
Bienville (19, 1930)
Susie B West (60)
Camelot (57, 1964)
Carpenter School (38, 2003)
St. Francis (40, affordable)
Tara (88, 1983)

Altogether, these properties have a total of 1,269
units. While there are several large rental properties like
Covington (122), Riverbreeze (120), and Holiday (115),
most are relatively small. Only one or two has been
constructed since 2000, with the average age nearly 50
years (1970). Several offer subsidized housing
(Riverwood Manor and St. Francis). There are few
competitive rental properties in the downtown area, with
the most recent rental housing being constructed as
“once-off” units in the second floors of rehabilitated
buildings.

Rental Potential
Downtown
Natchez
offers
potential
for
development of 124 to 212 rental housing units over the
next five to seven years. This number includes more than
100 market-rate units (with an average rent of $500 to
$800 per month, plus 54 to 70+ workforce units priced at
$200 to $450 per month.

Table 5.

RENTAL HOUSING POTENTIALS,
DOWNTOWN NATCHEZ, 2017-2022

Rent Range

Moderate

Area Capture
High

Market
Rate

$

200

35

44

-

$

400

19

27

-

$

600

18

29

24

$

700

14

25

19

$

800

12

23

18

$

1,100

11

23

17

$

1,200

8

21

14

$

1,500

6

20

13

124

212

105

54

71

TOTAL
Workforce
Sources:
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The total also includes 80 to 90 “job-induced” units,
which assumes that the City will proactively attract
employment growth in key sectors, such as administrative
& business support services, that will yield demand for
downtown housing. Again, there is the assumption that the
City will pro-actively recruit these businesses, which
means that economic development will drive housing
demand in the downtown area.

infrastructure (e.g., high-speed Internet services), building
space (perhaps at affordable rents), and incentives such
as paid relocation expenses or housing to accommodate
workers.

The potentials also include 20 to 30 units for “moveup” or “move-down” households such as empty nesters,
retirees, and those who would be attracted to downtown
housing that otherwise does not yet exist.
Overall, this market analysis forecasts potential
demand for as many as 280 residential units in downtown
Natchez over the next five to seven years. However, there
are several caveats. First, a substantial number of these
units would need to be subsidized to accommodate
working households whose incomes fall below the median
for the area. Given the rising cost of housing construction,
the share of demand given to workforce housing is likely
to rise.
Second, the potentials are forecasted based in part
on an assumption that the City or its economic
development counterparts at the County will work
collaboratively and pro-actively to recruit businesses
within certain target industries that are likely to generate
higher demand for downtown housing. Recruitment means
not only outreach but also packaging appropriate
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Section 2. RETAIL MARKET ANALYSIS
A retail market analysis was conducted to
determine the potential for retail stores, restaurants,
entertainment, and personal service establishments in
downtown Natchez. Ultimately, retail sales are dependent
on growth in the local population and employment base, or
on growth in tourism that attracts people to the downtown
area. As such, an important element of this analysis
examined downtown’s opportunities for further tourism
development and how such development would help
leverage retail sales and business growth.

Existing Retail Conditions
A business inventory was produced for downtown
Natchez that determined the existing uses and total
square footage by use. At present, downtown Natchez has
a total of about 300,000 square feet of ground-floor retail
business space in 111 operating businesses. Of this
amount, about 40% of the ground-floor space or 117,000
square feet is currently vacant. This is an unacceptably
high amount of vacant space and an unusually high
vacancy rate, especially in a tourism-driven economy like
downtown Natchez. Certainly, some of this vacancy is
attributable to the fact that some buildings are functionally
obsolete or otherwise uninhabitable.

About 37% of the space is occupied by shopper’s
goods stores, or those types of businesses selling
products for which consumers comparison shop. Another
11% of the space is occupied by eating & drinking
establishments. There is only limited convenience use and
just 2% of the space is used for entertainment (aside from
the 16,000 square-foot casino). Such a tiny entertainment
component speaks to a gap in the existing mix, especially
given the role that tourism can and does play in the health
of downtown businesses. Certainly the casino is an
entertainment driver, but there is an existing gap in the
supply of other, non-gaming entertainment uses in the
downtown area.
The existing mix of businesses falls into three main
categories: tourist-oriented, local-serving, and anchor
stores. Tourist-oriented businesses include antiques &
home furnishing stores (35,000 square feet), restaurants
and bars (32,000sf), and gift shops (19,000sf). Primarily
local market-serving businesses include personal services
establishments (17,000sf), furniture stores (17,000sf),
apparel (10,000sf), and used merchandise stores
(8,000sf). Key downtown anchors include Magnolia Bluffs
Casino (the main entertainment attraction), Franklin Street
Antique Mall, Kimbrell Office Supply, Darby’s, and
National Furniture Company. A detailed summary of the
downtown business mix by specific retail category is
shown below.
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Table 6.

Category
Convenience
Grocery
Convenience
Specialty Food
Health/Pers Care
Gas/Convenience
Florist
Liquor
Misc
Sub-Total
Shoppers Goods
Apparel
Accessory
Jewelry
Shoes
Furniture
Home Furnishings
Appliances
Hardware/Paint
Garden Supply
Home Centers
Department Store
Non DS GM, Used, Misc
Used Mdse
Auto Supply
Electronics
Books/Music
Musical Instruments
Gift, Novelty, Svr, Misc
Hobby/Toy/Game
Luggage/Leather
Office Supply/Sta
Sewing/Piece
Sporting Goods
Sub-Total
Dining & Entertainment
Restaurant-LS
Restaurant-FS
Drinking Estab.

COMMERCIAL SPACE INVENTORY, DOWNTOWN
NATCHEZ STUDY AREA, 2017
Number

(Percent)

Sq. Ft.

(Percent)

2
3
2
7

0%
0%
2%
3%
0%
2%
0%
0%
6%

3,712
3,709
5,107
12,528

0%
0%
1%
1%
0%
2%
0%
0%
4%

5
1
3
16
1
1
3
1
8
1
2
42

4%
0%
0%
1%
3%
14%
1%
1%
0%
0%
0%
0%
3%
0%
0%
1%
0%
7%
0%
0%
1%
0%
2%
38%

9,556
1,740
17,220
35,851
3,500
3,355
8,200
1,200
18,754
5,310
4,732
109,417

3%
0%
0%
1%
6%
12%
1%
1%
0%
0%
0%
0%
3%
0%
0%
0%
0%
6%
0%
0%
2%
0%
2%
37%

8
4

0%
7%
4%

23,595
8,252

0%
8%
3%
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Entertainment
Sub-Total

3
15

3%
13%

4,416
36,262

2%
12%

Personal Svces

11

10%

18,536

6%

TOTAL
Existing Vacant

75
37

67%
33%

176,743
116,700

60%
40%

GRAND TOTAL

112

100%

293,443

100%

Sources:

Adams County Assessor, various businesses, and
Randall Gross / Development Economics.

Two Downtowns
Downtown Natchez functions almost as two
separate entities, each aligned with the two main
commercial streets, Franklin and Main. According to
some, businesses do not always coordinate together as
one downtown to promote the area to mutual benefit. The
direction of the one-way streets is sometimes blamed for
inconsistencies in business performance, with Main
bringing traffic into downtown and Franklin carrying traffic
out. Ultimately, problems like high vacancy and lack of
investment in portions of downtown relate more to overall
stagnation in the Natchez market base than to issues like
one-way streets (which nevertheless compound some of
these problems).
Franklin Street has about 137,000 square feet of
retail space, but more than 48% if vacant. The retail mix is
heavily oriented to antiques and furniture (24% of total

space). If tourism is declining or stagnant in the downtown
area, then businesses that depend heavily on tourism (like
antique stores) will suffer. In general, Franklin Street
exhibits lower rents, high vacancy, and poor overall
building conditions.
Main Street has nearly as much retail space, with
about 123,000 square feet. But “only” 28% of this space is
vacant. While occupancy is considerably higher than
Franklin, Main Street still has an unacceptably high
vacancy rate. Businesses on Main are more oriented to
gifts, apparel, and eating & drinking. In general, Main
Street has somewhat higher rents and better building
conditions. The “400 Block” of Main Street is considered
the most viable downtown retail area.
Other areas, like the Bluff and the MLK Triangle,
have relatively little retail activity. The Bluff has eating &
drinking establishments while MLK Triangle has some
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personal services and convenience use. In general, these
areas are not perceived as major retail shopping
destinations.
Business Conditions
Interviews were conducted with downtown-area
businesses to collect information on business
performance, existing market sources, sales volumes,
ownership and rent structures, marketing, merchandising
and other factors relating to existing business conditions.
In general, downtown Natchez businesses
generate about 55% of their sales (on average) from
residents of the local market area (primarily Adams County
and, to a lesser extent, Concordia Parish). Another 40 to
45% is generated by tourists. Most businesses noted that
their tourist base is primarily generated from within a threehour drive of Natchez (including parts of Louisiana and
Texas).

five years, according to the businesses interviewed. This
downward trend is especially troubling given that the
nation and the region have pulled out of a global recession
and seen healthy economic growth during the past five
years. While some national retail brands have had trouble
in recent years due in part to over-capitalization, the
overall trend has seen upward momentum nationally in
retail sales.
Many of the downtown Natchez merchants rent
their spaces. Rents vary significantly, ranging from a low
of $2.50 per square foot to as much as $14.40 per square
foot, based on information supplied by a sample of
businesses and building owners. Operating hours also
vary significantly among downtown Natchez businesses,
and the lack of some conformity reduces the ability to cobrand and market downtown in the same way that
businesses in shopping centers share common hours of
operation.

Sales among the interviewed businesses are
averaging $106 per square foot (based on their assessed
square footage). This number is relatively low, given
national averages for retail nodes the size of downtown
Natchez typically fall within the $200 psf range. Sales
levels will vary significantly depending on the category of
retail store. Still, low productivity (sales per square foot)
levels reduce the attractiveness of downtown Natchez for
recruiting national or regional brands. What’s worse is that
sales have declined by an average of 12.5% over the past
NASHVILLE: 4416 Harding Place, Belle Meade 37205. Tel 202-427-3027 / Rangross@aol.com
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Trade Area Definition
The Downtown Natchez Retail Trade Area is
defined as including several sub-markets: the city of
Natchez, other portions of Adams County, Concordia
Parish; and Wilkinson, Franklin, and Jefferson counties.
Residents of these areas would comprise 80% or more of
the household market base for downtown Natchez. Areas
to the south and east of Natchez are relatively dependent
on the city’s retail base, since Natchez is the closest
regional hub for meeting their shopping needs.

Trade Area Demographic Trends & Forecasts
Population and household base have fallen
throughout the trade area and each of its sub-markets
since 2010. Natchez’s population fell by 3.6% since 2010,
the smallest drop of all sub-markets. By comparison,
Wilkinson County’s population fell by 10.0%. On the
positive side, household incomes have increased in real
terms in all of the sub-markets except for Wilkinson County
and portions of Adams County outside of Natchez. The
trade area’s highest household incomes are in Franklin
County and the city of Natchez. Overall trends are
summarized below.
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Table 7.

Factor

DEMOGRAPHIC TRENDS, RETAIL TRADE AREAS,
DOWNTOWN NATCHEZ, 2010-2017
2010-2017 Change
2010
2017
Number
Percent

Trade Area A-Natchez
Population
Households
HH Income

15,792
6,818
$ 42,158

15,219
6,660
$ 50,272

(573)
(158)
8,114

-3.6%
-2.3%
19.2%

(1,035)
(302)
(3,265)

-6.3%
-5.2%
-6.7%

$

(920)
(287)
3,831

-4.4%
-3.8%
8.8%

$

(927)
(277)
(642)

-9.4%
-8.0%
-1.4%

$

(462)
(132)
530

-5.7%
-4.1%
0.9%

$

(289)
(54)
467

-3.7%
-1.8%
1.3%

$

Population and households are expected to
continue falling over the next five years, but at a slower
pace. Natchez is expected to lose 220 households (3.3%)
by 2022. Household incomes will continue increasing, but
at a slower pace.

Trade Area B-Adams (Remainder)
Population
Households
HH Income

16,505
5,825
$ 48,882

15,470
5,523
$ 45,617

$

Trade Area C-Concordia
Population
Households
HH Income

20,822
7,613
$ 43,534

19,902
7,326
$ 47,365

Trade Area D-Wilkinson
Population
Households
HH Income

9,878
3,455
$ 45,560

8,951
3,178
$ 44,918

Trade Area E-Franklin
Population
Households
HH Income

8,118
3,211
$ 60,179

7,656
3,079
$ 60,709

Trade Area F-Jefferson
Population
Households
HH Income

7,726
2,929
$ 35,811

7,437
2,875
$ 36,278

Note:

Income expressed in constant 2016 dollars.

Sources:

Nielsen and Randall Gross / Development Economics.
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Table 8.

Factor

DEMOGRAPHIC FORECASTS, RETAIL TRADE AREAS,
DOWNTOWN NATCHEZ, 2017-2022

2017

2022

Trade Area A-Natchez
Population
Households
HH Income

15,219
6,660
$ 50,272

14,609
6,440
$ 53,036

Trade Area B-Adams (Remainder)
Population
Households
HH Income

15,470
5,523
$ 45,617

15,101
5,416
$ 44,529

Trade Area C-Concordia
Population
Households
HH Income

19,902
7,326
$ 47,365

19,587
7,236
$ 48,109

Trade Area D-Wilkinson
Population
Households
HH Income

8,951
3,178
$ 44,918

8,559
3,060
$ 44,828

Trade Area E-Franklin
Population
Households
HH Income

7,656
3,079
$ 60,709

7,464
3,025
$ 61,091

Trade Area F-Jefferson
Population
Households
HH Income

7,437
2,875
$ 36,278

7,307
2,853
$ 36,346

2017-2022 Change
Number
Percent

(610)
(220)
2,764

-4.0%
-3.3%
5.5%

(369)
(107)
(1,088)

-2.4%
-1.9%
-2.4%

$

(315)
(90)
744

-1.6%
-1.2%
1.6%

$

(392)
(118)
(90)

-4.4%
-3.7%
-0.2%

$

(192)
(54)
382

-2.5%
-1.8%
0.6%

$

(130)
(22)
68

-1.7%
-0.8%
0.2%

$

$

Note:

Income expressed in constant 2016 dollars.

Sources:

Nielsen & Randall Gross / Development Economics.
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Trade Area Retail Demand
Trade Area Total Personal Income (TPI) is
expected to fall by about 1.0% by 2022. This dip will cause
overall retail expenditure potential (demand) to fall by
about $5.2 million, to a total of $565.2 million by 2022. This
trend will not be consistent across the entire trade area,
since TPI in Natchez will actually increase by 2.0%.

Table 9.

TPI FORECASTS, DOWNTOWN NATCHEZ
RETAIL TRADE AREAS, 2017-2022
TPI (000)
2017

Trade Area

2022

2017-2022 Change
Amount
Percent

A -Natchez
B-Adams Rm
C-Concordia
D-Wilkinson
E-Franklin
F-Jefferson

$
$
$
$
$
$

334,812
251,942
346,996
142,749
186,923
104,299

$
$
$
$
$
$

341,554
241,167
348,120
137,173
184,800
103,694

$
6,742
$ (10,774)
$
1,124
$ (5,577)
$ (2,123)
$
(605)

2.0%
-4.3%
0.3%
-3.9%
-1.1%
-0.6%

Total

$ 1,367,721

$

1,356,508

$ (11,213)

-0.8%

Notes:

Total personal income (TPI) expressed in
thousands of constant 2016 dollars.

Source:

Randall Gross / Development Economics.

Retail expenditure potential generated by Natchez
households will increase by about $6.7 million to a total of
$341.6 million by 2022. Retail sales potential generated by
residents of Concordia Parish will increase by about $1.1
million to $348.1 million over the same period.
Still, the drop in overall trade area market demand
would (in the absence of other market dynamics) result in
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an over-supply of 167,000 square feet of retail space
(including existing vacant space) in the area.
Downtown Employee-Driven Demand
Aside from household-driven demand, there is also
“captured” retail expenditure potential generated by
existing and potential new downtown-area employees.
There are an estimated 884 existing downtown-area
employees. With pro-active business recruitment efforts
led by the City and its economic development partners,
there is the opportunity to attract small entrepreneurs, IT
firms, administrative & business support services, and
other “location-independent” businesses to downtown
Natchez. Through a targeted strategy, it is estimated that
downtown Natchez should be able to attract 220 new
workers, generating demand for another 20,000 square
feet of retail space.

target is set of 4 to 5% per annum, then additional tourism
should increase demand for retail space. A summary of
tourism-generated retail potentials is provided on the
following page. Total tourism-generated demand for
restaurants, retail, and entertainment is disaggregated,
and the potential downtown area capture is determined.
Based on these expenditure numbers, total demand for
retail space in square feet is determined along with the
increase in space required to serve a conservative 4-5%
increase in tourism per year over the next few years.
Clearly, a more significant boost to tourism (and retail
demand) would occur above and beyond this gradual
growth if major destination attractions were added as part
of the downtown tourism development strategy.

Tourist-Generated Demand
Some have estimated up to 670,000 visitors to
Natchez per year. However, a more reliable estimate
based on National Park and casino visitor numbers (along
with about 15 to 20% for destination weddings) places total
visitation at around 250,000 to 300,000 per year. These
tourists generate an estimated $49.7 million in retail
expenditures per year, yielding demand for about 188,000
square feet of retail space (including 30,000 square feet of
restaurants, 13,000 square feet of entertainment, and
145,000 square feet of other retail space. If a growth
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Table 10.

Category
OT Visitors
Total Spend
Restaurants
Retail Trade
Entertainment
CBD Capture
Restaurants
Retail Trade
Entertainment
Demand (Square Feet)
Restaurants
Retail Trade
Entertainment
TOTAL
Source:

of the existing vacant space were to be filled, there would
still be demand for another 34,000 square feet of net new
retail/commercial space.

TOURISM-GENERATED RETAIL
POTENTIAL, DOWNTOWN NATCHEZ
Factor

Total

$

369.36

300,000
$ 110,807,342

$
$
$

70.91
147.68
5.00

$ 21,272,252
$ 44,305,444
$ 1,500,705

85%
72%
92%

$ 18,081,414
$ 31,899,919
$ 1,380,649

600
220
110

30,136
145,000
12,551

1,205
5,800
502

187,687

7,507

$
$
$

This potential includes opportunities for 70,000
square feet of shopper’s goods space, 60,000 square feet
of convenience space (which is currently under-served),
20,000 square feet of commercial entertainment space,
and 16,000 square feet of additional restaurants.

$
$
$

723,257
1,275,997
55,226

Randall Gross / Development Economics.

Total Downtown Natchez Retail Potentials
Based on an analysis of the competitive framework,
it was determined that downtown Natchez could capture
net potential for about 150,200 square feet of retail space.
Much of this demand would help fill existing vacant space,
limiting opportunities for new retail development. Still, if all
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Table 11.

SUMMARY DESTINATION RETAIL POTENTIAL BY USE
DOWNTOWN NATCHEZ, 2017-2022

Type of Good

Convenience
Shoppers Goods
Eating/Drinking
Limited Service

Gross Demand

(Sq. Feet)

Existing

Warranted

2017

2022

Uses

Demand

66,576

69,259

12,528

56,731

180,455

178,361

109,417

68,943

45,469

47,418

31,846

15,572

6,861

7,320

-

7,320

Full Service

30,304

31,352

23,595

7,757

Entertainment

22,204

22,799

4,416

18,383

8,862

9,087

18,536

(9,449)

323,566

326,924

176,743

150,181

Personal Services

TOTAL
Existing Vacant

an over-supply of 165,000 square feet of retail/commercial
space in the downtown area. Also, the findings suggest the
need to focus on rehabilitation of historic and vacant
buildings, in order to reduce the over-hang of vacancy in
the downtown area and enhance the historic offering that
makes Natchez such an attractive tourist destination.
This retail market analysis indicates that downtown
Natchez has the potential to capture substantial retail
demand, but only if certain pre-conditions are met
including pro-active recruitment of location-independent
businesses and establishment of a destination tourism
strategy focused on downtown. An appropriate retail
business mix is recommended to maximize downtown
potential as part of the Economic and Market-Based
Strategies provided later in this plan.

116,700

Net New Space

33,480

Note:

Assumes Pro-active Internal/External Recruitment.

Source:

Randall Gross / Development Economics.

There are several important caveats to temper
these findings. If no pro-active effort is undertaken to draw
tourists to downtown Natchez as a destination, and if no
similar pro-active effort were undertaken to recruit
downtown office uses, then there would be continue to be
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Appendix B: Additional Ideas for the Riverfront

______________________________________________________________________

Additional Ideas for the Riverfront
Illustrated in the original Bluff Sub‐Area concept plan below (see red
colored letters), the three key ideas include:

During the planning charrette conducted by the consultant team in July of
2017 to create the Concept Plan for this master plan, there were a few
ideas related to the riverfront that received insufficient stakeholder
support to make it into the final plan document. Furthermore, two of the
ideas are outside of the study area for this plan because they are west of
the bluff. However, because there is agreement that these ideas should
not be completely eliminated for good and may warrant revisiting at some
point in the future, they are summarized in this appendix section.

A. Riverfront Amphitheater
B. Boat Dock
C. Design Concepts for the Stage Pavilion
The following few pages summarize these concepts.

B
A
C
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AMPHITHEATRE

riverfront associated with the casino’s development. See the associated
rendering below.

The original concept was to create two different outdoor entertainment
venues. The highest priority concept is the proposed stage pavilion on the
north end of the bluff. That concept is relatively simple and inexpensive to
implement. Consequently, it is still included in the master plan. On the
other hand, the much grander, yet challenging, concept is the idea of an
amphitheatre on the riverfront near the foot of Roth Hill Road. The
backdrop for this amphitheatre would be the Mississippi River. Among the
challenges for implementation would be the potential costs (unknown at
this point), Army Corps of Engineers permitting, and public access to the
venue (including during emergencies). However, if it ever becomes
feasible, this concept would result in a dramatic venue that would attract
national attention. Clearly, the proposed stage pavilion on the bluff should
be the near‐term objective for the City, but this amphitheatre concept
should be kept alive.

Graphic Source: Stonehenge / HGOR

This rendering depicts a riverfront amphitheatre proposed in 2008 in
association with the casino at the foot of Roth Hill Road.

DOCK
An excursion riverboat operator has recently offered to bring a boat to
Natchez if the City will build a dock. The existing boat ramp Under the Hill
accommodates only one large boat at a time, while the proposed dock
would accommodate three boats concurrently (see the concept plan on
the following page). The proposed new dock would be located on City‐
owned land at the bottom of Roth Hill Road, aligned roughly with Main
Street’s axis. It has been preliminarily estimated to cost approximately $8
million to build, but it may be eligible for state and/or federal funding as an
economic development initiative.

While very different in character and its setting, the Red Rocks
Amphitheatre near Denver is an example of using a dramatic natural
feature as a backdrop for an amphitheatre.
To add further to the credibility of the amphitheatre concept, it is
noteworthy that this same idea was proposed previously for a location a
bit further to the north (closer to the casino) in a 2008 study of the

This concept was eliminated from the final plan document for multiple
reasons. As noted previously, the proposed locations for the amphitheatre
and dock ideas are both beyond this plan’s study area. Thus, there is
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STAGE PAVILION DESIGN

insufficient budget and manhours available to investigate the many details
related to both ideas. With respect to the dock, this idea received some
push back from property owners located immediately to the south who
would prefer to see the dock located on or nearer to their properties for
economic reasons. While it is still believed that the concept of a new dock
on the riverfront below the Downtown bluff is a good idea worthy of
pursuit, it cannot be included as part of this proposed plan.

This master plan proposes that the City develop a small pavilion to anchor
the north end of the bluff that would be carefully programmed for
appropriate events. It would be designed with a generally modest scale
and “light footprint” (not enclosed with heavy walls), and it would be
utilized primarily as a stage for events. Below are some example graphics
identified during the charrette in July of 2017 to convey a potential
classical architectural style that might be compatible with the historic bluff
– “Spanish Parade Ground.” However, because there was strong debate
on what sort of design is appropriate, it has since been recommended in
this plan that the structure’s design be determined via a formal design
competition based on very specific criteria in accordance with a clear
process overseen by a panel of judges.

Graphic Source: Warren Reuther

Above are examples of classical architecture that were identified during
the charrette as potential “character images” to depict the proposed new
stage pavilion on the bluff. These ideas have since been abandoned.

This rough concept for a new dock was proposed shortly before
this planning project started for Downtown. Its location is
roughly aligned with Main Street.
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Downtown Organization Recommendations

Regardless of their specific services, one of the most important functions
a downtown entity can provide is an organizational framework for an
otherwise fragmented assortment of private businesses. By virtue of their
singular purpose of enhancing downtown, downtown entities do not have
the distraction of serving other functions and constituencies that might
compete for attention with the implementation of the downtown plan.
Local governments and chambers of commerce, for example, must serve
much broader constituencies beyond the borders of downtown. Even the
smallest communities that lack suffi cient funding for a full -time Main
Street manager have found creative ways to secure such services, s uch as
the sharing of a manager among multiple small communities within the
same region.

Because of the importance of this topic for Downtown Natchez, this report
has been prepared to address it in detail. A much more concise version of
this report’s recommendations is provided in the “Implementation”
section of the downtown master plan.
Any chore as complex as revitalizing a downtown requires a high level of
organization. Downtown redevelopment does not just happen on its own,
even if a solid game plan is in place. Plans are not self-implementing. To
achieve success, one or more entities must exist for the express purpose of
carrying out the downtown strategy, and this plan for Downtown Natchez
needs to explore all reasonable organizational possibilities. The following
pages first provide background information on downtown organizations in
general, and then provide specific recommendations on such an
organization for Natchez.

Local Government
With the exception of the smallest communities having few options, local
governments - including Natchez - are usually not the ideal organization to
lead downtown revitalization efforts. Nevertheless, they almost always
play an extremely important role in the overall process. Not only do they
provide basic services to downtowns, such as garbage pickup and general
maintenance, they often contribute operational funding to the downtown
organization, construct costly new streetscape improvements, and serve as
the conduit for funding programs, such as special assessment districts, tax
abatement programs, and tax increment financing.

BACKGROUND

Organization Options
Successful downtown programs are implemented by either a single
downtown organization or multiple organizations working together. Below
is an overview of how downtown entities operate, as well as the role of
local governments and community development corporations (CDCs) in
reviving and sustaining downtowns.

Some independent downtown organizations are created through
legislation of the local government, with board members being appointed
by the municipality’s governing body. Another important role for
local governments is city planning. Most downtown organizations do
not attempt to perform that function in place of their local municipal
planning department. In fact, the local government’s planning director
is often an ex officio member of the downtown organization’s board of
directors to ensure a strong relationship between the organization and the
municipal planning department.

Downtown Organization
No matter how involved a local government might become in the
downtown redevelopment process, it is usually best to have a single
organization charged solely with the responsibility of downtown. Many
downtown organizations across the country a re affiliated with the National
Main Street Center of the National Trust for Historic Preservation. Even
downtowns not formally associated with that specific entity often use the
Main Street program’s four-point approach: organization, design,
economic restructuring, and promotion.

Many downtown entities take advantage of available office space in city
halls and county courthouses, but this practice is a ccompanied by a caveat
for two reasons. First, the downtown organization may need to
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periodically lobby the l ocal government, sometimes even butting heads, in
order to look out for the best interests of downtown. Sometimes the issue
may relate to the municipality’s services to downtown, while other times it
might relate to ordinances that need changing for the betterment of the
downtown. In 2012 in Clarksville, Tennessee, a feud erupted when the city
government proposed relocating the downtown farmers market outside of
the downtown. It put the city-funded downtown entity in an awkward
position. Whatever the issues, the downtown organization will have
greater autonomy to deal with the local government if it is not physically
attached to it, although receiving funding from the local government might
negate that issue to some extent.

Organization Composition
The four main components of a downtown organization include the
governing board, the staff, committees, and volunteers.
Governing Board
The board provides the policy-making leadership at the very top of the
organization’s hierarchy. It can range in size from as small as three
members to as large as 30 or more, although boards having between
approximately five and 12 members seem to be most manageable and
work most effectively. The number and qualifications for board members
should be stipulated in the organization’s establishing legislation or bylaws,
but they typically include downtown stakeholders representing property
owners, business owners, residents, and institutions. Whether stipulated
in writing or not, it is useful to include representatives of financial
institutions, major industries, and others who can help bring funding to the
organization and its efforts. A small number of non-voting, ex officio board
members are also common. They are typically representatives of local and
regional governments, such as the city planning director and economic
development authority director.

Second, there is an important perception issue. The most successful
downtown groups tend to have a strong entrepreneurial spirit and need to
be viewed in that light to gain widespread support. Most downtown
businesses and property owners are disinterested in supporting “just
another government program.” Downtown organizations based in
municipal buildings are often viewed, rightly or wrongly, as being
regulatory and bureaucratic. Despite those considerations, it is s till critical
that the downtown group have a strong and positive working relationship
with the local government, including its fi nancial support. At the same
time, however, many downtown organizations attempt to maintain an
arm’s-length distance in the eyes of the public. In fact, Virginia’s statewide
Main Street organization discourages its local programs from locating in
municipal offices.

Depending on the size and qualifications of the staff, certain professions
can add tremendously to the board’s depth of expertise and ability to
function, including attorneys, accountants, marketing professionals, and
real estate brokers. Within the board, there should also be officers
responsible for specifi c duties, including a chairperson, vice chairperson,
treasurer, and secretary.

Community Development Corporations
“Community Development in the 1990s” describes CDCs as self-help
organizations governed by residents, businesspeople, and other leaders of
the communities they serve. They plan improvements to solve local
problems, building on neighborhood assets. The number of CDCs has
grown steadily over the past 20 years, and CDCs are now located in every
large and medium-sized city in the country. Although CDCs are best known
for their work in creating affordable housing for low-income people, many
are also involved in commercial, office, and industrial development.

Staffing
The smallest downtown organi zations either have no staff or merely a
part-time project manager, whil e larger entities serving large downtowns
might have a dozen staff members or more. Key determinants of staff size
are obviously the size of the community and the fi nancial resources
available. The majority of truly successful downtown groups have, at a
bare minimum, at least one full-time manager supported by one or two
staff members. The manager is responsible for the day-to-day operations
of the organization and answers directly to the board, while the supporting
staff members answer to the manager. Because of the wide range of
activities related to downtown revitalization, the manager needs to be
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versatile in all relevant areas – “a jack of all trades.” In the case of the
smallest downtown groups, the managers tend to fall into one of two
general categories: (1) young and relatively inexperienced professiona ls,
usually from outside of the community, with a college degree in a fi eld
such as urban planning, economics, marketing, business, or historic
preservation; or (2) older and more seasoned professionals who grew up in
the community and have no specifi c training for the job, but who are well
connected through their previous experience with a downtown business,
chamber of commerce, or local government.

Volunteers
Downtown organizations vary greatly with respect to the number of
volunteers they use in their programs. Chippewa Falls, Wisconsin, a
community of only 13,000, enjoys the efforts of approximately 300
volunteers. At more than 2 percent of the population, that is an unusual
level of support. Similarly, Sigourney, Iowa, a town of only 2,200, has
documented more than 35,000 hours of volunteer work since Sigourney
Main Street’s inception in 1990. On the other end of the spectrum, many
downtown entities, including those of some of the largest downtowns, use
very few volunteers. One reason is that they can afford the needed
staffing that volunteers might be required for less funded organizations .
Clearly, volunteers are a tremendous asset as both free labor and active
promoters of the cause. The main determinants of the practicability of
using volunteers are the ability of the staff to manage them, the specific
activities of the downtown organization, and whether those activities lend
themselves to the use of volunteers.

Obvious exceptions to this rule exist. In communities with larger and more
established downtown programs and correspondingly larger salaries, the
managers are often downtown redevelopment professionals who are
climbing the ladder toward larger downtowns with higher-profile and
higher-paying positions. Consequently, their life span at any one particular
job is often limited to only a few years until they move on toward their
personal professional goal. Furthermore, the highly political nature of the
job and the pressure to perform often results in high turnover rates. There
is no model résumé for success, as the effectiveness of the manager will
depend much upon personality, determination, resourcefulness, and
energy level. If any particular characteristics can be considered essential
to the job, they are strong organizational skills, good marketing instincts,
and political savvy.

Organization Funding
To achieve sustainable success in downtown revitalization, it is critical that
an entity with qualified professional staffing, supported by the necessary
resources, exists to spearhead revitalization efforts. While funding sources
for redevelopment activities, such as tax increment financing (TIF),
revolving loans, and property tax abatements, are worthy of consideration,
such funds must be utilized for specific projects and/or properties . Thus,
the following paragraphs will focus solely on the funding of a downtown
organization.

Committees
Committees are created by the board and serve at its pleasure. Some are
standing committees that exist on an ongoing basis and meet regularly,
while others are ad hoc committees that function only as needed to
address a particular issue. Downtown organizations affiliated with the
National Main Street program typically have at least four standing
committees consistent with the Main Street four-point approach:
organization, design, economic restructuring, and promotion. For some
organizations, committees and sub-committees are viewed as a subunit of
the board and are supported by the staff. In other organizations, they
function more as a supplement and support system for the staff. A word
of warning: committees, regardless of what model they fit, can generate a
great deal of work for staff.

In 2010, the Downtown Research & Development Center published a
report entitled “Funding Sources for Downtown Organizations.” The report
was based upon information obtained from a survey of over 300
downtown organizations across the country, as well as a few in Canada. Of
the 300+ organizations surveyed, there was relatively even geographic
distribution across the country, including 26% being located in the South.
Similarly, the organizations represented communities of various sizes .
Most communities surveyed had populations below 60,000 (77%), and 30%
of those surveyed had populations of 10,000 or less.
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Surveyed Downtown Entity Types
Downtown entities surveyed were separated into seven different types of
entities, as follows:
•
•
•
•
•
•
•

and this source averages to be 43% of the total funding for the
respondents.
• The second most frequently used source of funding is events. While 58%
of organizations host events for part of their funding, they account for
an average of only 24% of their total funding.

Main Street Programs (28% of respondents)
Special Assessment District Entities (27% of respondents)
Downtown Associations (22% of respondents)
Hybrid Organizations (11% of respondents)
Chambers of Commerce (7% of respondents)
Merchants Associations (4% of respondents)
Other Types of Organizations (2% of respondents)

• Membership dues account for the third most common funding source,
while special assessments are the fourth most common source.
Although only 35% of the surveyed entities get funding through special
assessments, for those that do, these funds account for an average of
66% of their funding.

Some elaboration is necessary on the organization categories. For
example, the only difference between the Main Street Programs and
Downtown Associations are that Main Street Programs have a formal
affiliation with the National Main Street Center. Hybrid Organizations are
a combination of any two or more of the other categories, such as a Main
Street Program that funds itself, at least in part, through a Special
Assessment District. Finally, Chambers of Commerce that serve a
downtown revitalization function typically do so through a sub-unit of their
organization, while Merchants Associations focus on retail and often have
limited funding and are volunteer driven.
Funding Sources & Allocations
A total of eleven types of funding sources were identified in the survey,
although one of them is “Other,” suggesting that more than eleven sources
actually exist. The table at right illustrates the types of funding, the share
of respondents using each source, and the average share of the budget for
each type.
Key Findings of Category Types
Of the “Other” sources, the largest category was donations, followed by
County government contributions. Key findings of the survey include the
following:

Source: “Funding Sources for Downtown Organizations” - Downtown Research
& Development Center (2010)

• City governments are the most common funding source. Of those
surveyed, 67% of the organizations receive some level of City funding,
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Average Number of Funding Sources
This report strongly suggests that downtown entities are better off having
several funding sources, but the actual trend reveals a relatively limited
range of funding sources for most programs. Only 10% of the respondents
utilize six or more funding sources, and the average number of funding
sources is just over three.

Key Findings of Funding Category Allocations
Below are some key findings of the survey:
• City governments provide the largest average share of funding for the
most relevant entity categories, with the exception being Special
Assessment Districts. For Downtown Associations and Hybrid
Organizations, they provide 35% and 37% of the funding, respectively.
Main Street Programs have an average of 50% funding from city
governments, which is not surprising given that a commitment of
funding from the city government is a standard requi rement for Main
Street designation.

Funding Source Allocations
A series of table in the report reveal the average funding source allocations
for six of the seven entity types. “Other” entity types, of which only two
were surveyed, were not included. Of the six entity types that were
addressed in the report, the table for the entity type most relevant to
Natchez – Main Street programs - is provided below:

• Entities labeled Special Assessment Districts get an average of 74% of
their funding from special assessments. While they cobble together a
broad range of sources for the balance of their funding (city funding,
events, fees for services, parking revenue, etc.), those other sources are
relatively small.
• Downtown Associations, Main Street Programs, and Hybrid
Organizations rely on membership dues for an average of 9% to 20% of
their funding. Of the Special Assessment Districts surveyed, none utilize
membership dues. This finding is logical given that the members who
would otherwise benefit from paying their voluntary dues are instead
paying a special assessment.
• Events are a significant source of funding for all four of the most relevant
organization types. While event revenues account for only 8% of
funding for Special Assessment Districts, they account for 14% to 17% of
funding for the other three categories.
• Government grants account for an average of 12% of the funding for
surveyed Downtown Associations, but they ranged from only 1% to 4% of
funding for the other entity categories. Similarly, corporate
grants/sponsorships accounted for only 1% to 5% of funding for other
categories of entities.

Source: “Funding Sources for Downtown Organizations” Downtown Research & Development Center (2010)
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Franklin Streets are Downtown’s two major retail corridors, the Franklin
Street property owners and tenants would feel slighted if the term “Main
Street” were used.

RECOMMENDATIONS FOR NATCHEZ
Natchez is very fortunate with respect to the formulation of a downtown
organization because it already has one that simply needs more resources ,
particularly funding and staff. The Natchez Downtown Development
Association (NDDA) has existed for many years, although it has not had a
paid director since 2009 when the City eliminated the $25,000 that it had
been providing annually. It is also no longer a designated Mississippi Main
Street Association community. With that recent history in mind, below are
recommendations for a new and improved downtown organization for
Natchez:

It will also be important that the new downtown organization has an
attractive and highly-identifiable logo. It should be relatively simple,
clearly distinguishable from the logos of other similar Natchez entities, and
attractive. The latter consideration is fairly subjective, so draft logos will
require testing with a range of people.

Recommended Main Street Program Affiliation
The Main Street program exists at both the national and state level.
Although it is strongly recommended that Natchez’s downtown
organization explore all of the options carefully once the downtown
organization gets solid footing, below is a general overview of each:

Recommended Organization Type
It is generally recommended that a downtown revitalization entity be
organized as a 501(c)3 to reflect its non-profit status as a communitybased organization that has a charitable purpose and does not generally
engage in lobbying. However, see pages 1-2 for the various options to
consider. Model articles of incorporation and the assistance of an attorney
should be secured in deciding this issue.

Mississippi Main Street Association
Based in Jackson and staffed by multiple regional field representa tives, this
organization is very active and provides substantial support to its member
communities throughout the state. Natchez has been a member in past
years, but it appears that its membership has expired. New communities
pay $20,000 initially, but the annual amount decreases over time until they
reach the annual $2,000 level. Technically, for Natchez to be recertified as
a full member would require the initial $20,000 cost for a Resource Team
of consultants to spend time in the community and to develop a Work
Plan. However, discussions with Main Street staff have indicated that this
current downtown planning project could potentially reduce much of the
initial “start-up” fees for joining the state program.

Recommended Organization Name & Logo
As noted above, the existing organization is called the Natchez Downtown
Development Association. While that is “quite a mouth full” to say,
“NDDA” is fairly manageable. While a name such as “Downtown Natchez,
Inc.” or “NDI” is easier to say both for the full name and the abbreviation,
it might be confused by the existing economic development organization
Natchez, Inc. Perhaps “Downtown Natchez Association” (DNA – a very
memorable abbreviation) might be considered.

National Main Street Center
There are various levels of membership to join the national Main Street
program. “General Membership” is the status that would likely be the best
alternative for Natchez, at least in the near term. General membership is
open to organizations or individuals interested in accessing a wide range of
tools and resources for downtown revitalization. As stated by the
program’s website, “By joining the Main Street movement your
organization becomes part of the largest network of commercial district

While many downtown organizations include the term “Main Street” in
their name, particularly when affiliated with their state and national Main
Street programs, it is recommended that this term be avoided for Natchez
for two reasons. First, there was a Main Street Natchez organization
during the early-1990s and it was disbanded because of a lack of funding,
thereby making it perceived as a failure. Secondly, because Main and
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professionals in the world. As a General Member, you’ll be able to tap into
the expertise of our large network of Main Street America Programs, BIDs,
CDCs, planners, local government agencies, consultants, and others to
learn, research and share insights.” At an annual cost of $350, just some of
the benefits available at this level include the following:

convenient (and cost effective) to include an attorney on the Board for free
legal advice.
Professional Staff
At the very least, a part-time Executive Director should be hired, but a full time Director would be much better and should be the goal unless
adequate funding simply cannot be secured. The various skills needed are
addressed previously on pages 2-3, but they will generally need to be a
“jack of all trades.” Even better would be a full -time Director with some
staff support, such as an Administrative Assistant and/or one or more
seasonal interns. This plan will assume that such a person can be shared
with other existing related organizations, particularly if office space is
shared.

• Discounts on conferences, workshops, and webinars
• Members-only printed and digital communications, resources and
publications
• Access to tailored insurance products from the National Trust Insurance
Services, LLC
• Membership with the National Trust for Historic Preservation
Recommendation
It is recommended that the Downtown Natchez organization initially join
the National Main Street Center’s program at the General Membership
level. The organization should also meet with representatives with the
Mississippi Main Street Association to consider pursuit of accreditation
from the state program. However, i f that option is pursued, the Natchez
organization should avoid the full process and costs of the Resource Team
typically associated with new membership in the state program in light of
this downtown master plan and process.

Committees
Following the Main Street “Four Point Approach,” it is recommended that
the following four committees be established as a supplement to the
Board of Directors:
• Organization: This group will focus on issues related to the downtown
organization itself as opposed to issue-based topics such as design and
economics. Examples of issues this committee would address include
volunteer recruitment and funding.

Recommended Organization Structure
Whether or not the Downtown Natchez organization is affiliated with the
state and national Main Street program, it is recommended that the typical
Main Street organizational structure be established. This time-tested
structure includes the following four components , all of which are
described in more detail above on pages 2-3:

• Design: This group will address topics such as building rehabilitation,
infill development, streetscape design, public spaces, design-related
pubic policies (zoning and design guidelines), and similar design-related
issues.
• Economic Restructuring: This group will address business development
(retention, expansion and recruitment), the non-design aspects of
redevelopment and development, centralized retail management (CRM),
and financial incentives for development.

Board of Directors
It is recommended that approximately ten people representing a variety of
interests related to Downtown Natchez be appointed to the Board.
Examples of members should include Downtown property owners,
business owners, residents, key organization representatives (HNF, etc.),
and governmental officials. Some entity and governmental
representatives might instead serve in an ex officio capacity. It is always

• Promotion: This group will address all marketing and promotion issues,
including advertising, promotional events, special events and all aspects
of marketing Downtown Natchez.
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Volunteers
As indicated on page 3, volunteers can be a double-edged sword. While it
is a tremendous benefit to get support for the organization’s mission at no
cost, volunteers also require time for the professional staff to coordinate
and manage. Nevertheless, it is recommended that the organization for
Downtown Natchez attempt to build a robust army of volunteers unless
the staff oversight becomes no longer viable.

Funding Source
City of Natchez
Adams County
Natchez, Inc.
TOTAL

It is noteworthy that, while many revitalization entities utilize special
events as a revenue generator, that method is not proposed here as one
that the organization can rely on. Although special events should occur
within the Downtown because of the many other benefits they can bring, it
is recommended that most be spearheaded by other groups because the
staff time required to implement events cannot always be justified relative
to competing needs for Downtown Natchez.

Recommended Organization Funding
There are two primary facets to the funding issue for the downtown
organization. First, a general idea of the annual funding levels needed for
operations must be identified. Once that figure is determined, the funding
sources can be recommended.
Required Funding Amount
The following general annual budget is proposed for a downtown
revitalization entity for Natchez:
Salary
Executive Director:

$50,000 - $75,000

Office Space
Rent:
Utilities:

$9,000 - $12,000
$6,000 - $8,000

Recommended Organization Steps for Establishment
An excellent resource for starting a Main Street type of organization is a
report entitled “Getting Started: Establishing a Main Street Program” by
Teresa Lynch. Even if Natchez elects to establish an organization that is
not formally part of the state and national Main Street programs, the
suggestions in this report will be equally useful. The following pages are an
adaptation of some of the main ideas in that report by Lynch.
Generate Broad Support
It is difficult to achieve a community-wide and volunteer-driven effort
without the support of many people. Building support among a variety of
public and private sector stakeholder groups and individuals is essential
because they can serve as future volunteers, members, financial
contributors, donors of in-kind services, and advocates.

Other Expenses
Travel, memberships,
$15,000 - $25,000
professional development, services, mailings,
office equipment, etc.
TOTAL RANGE:

$50,000
$20,000
$50,000
$120,000

Build Private Sector Support
As the core group of indi viduals begins to establish the downtown
program, it must first identify people who have a vested interest in
revitalizing the area. Including a wide range of interests in the process
will show relevant constituencies that they share a common goal. Each
of these groups might have very specific motives to be involved. Their
support can best be gained by explaining how the downtown

$80,000 - $120,000

Proposed Funding Structure
Based upon the experience of other revitalization entities (see pages 3-5)
and the needs of Downtown Natchez, the following annual funding
structure is proposed:
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organization will benefit them. For example, businesses might be
encouraged by understanding that downtown revitalization provides a
high quality of life for employees. Property owner support might be
generated by emphasizing the organization’s ability to stabilize or even
increase property values. Among the groups that the downtown
organization will need to work with are the following: Natchez Business
& Civic League, Natchez - Adams County Chamber of Commerce,
Natchez, Inc. – Economic Development, Visit Natchez, Natchez
Pilgrimage Tours, Historic Natchez Foundation, Natchez Association for
the Preservation of African American Culture (NAPAC), Natchez National
Historical Park, and Community Alliance of Natchez-Adams County.

educate the community about the program, build broad support, and
establish an effective board and committee structure. However, this
downtown master planning process will provide a “head start” for that
educational process.
Establish a Steering Committee
The steering committee should be composed of individuals committed
to moving the downtown organizational effort through its initial phases.
No more than approximately 15 people should be included to make the
process manageable. Individual committee members can also represent
more than one sector or group, particularly in a community such as
Natchez in which some people “wear many hats.” The steering
committee members need to be “working members” who have enough
time and interest to an organization.

Build Public Sector Support
It is important that support for the downtown revitalization organization
comes from both the private and public sectors. The City and Adams
County are critical partners in the establishment of the downtown
organization. Both key governmental entities will benefit from an
effective downtown organization. Without the support and involvement
of the local governments, it is difficult for a revitalization program to
achieve long-term success.

Educate the Committee
The steering committee should have at least a general understanding
of downtown revitalization and the Main Street “Four-Point Approach.”
The National Trust Main Street Center and the Mississippi Main Street
Association provide periodic training opportunities, in addition to
offering a variety of publications and other resources . Steering
committee members should be able to speak knowledgeably about how
a downtown organization will function in Natchez so they can convince
others to lend their support, volunteer time, and/or money.

The City and County governments can provide the downtown
organization with financial and informational resources, technical skills,
and leadership. Because the local governments play a major role in
directing the community’s economic growth and other policies, they
should be direct participants in restructuring the downtown’s economic
base and developing solutions for the downtown’s challenges. The local
governments can become strong partners with their ability to offer
public services such as closing streets and providing an increased police
presence during events, streamlining land use and development
permitting processes, and providing other business-friendly policies to
support the downtown organization’s business recruitment efforts.

Delineate Geographic Boundaries
The downtown organization’s area of focus should be identified, which is
typically the area that has been recognized as the historic commercial and
institutional core. It is important to work within a defined geographic
district - not to exclude anyone, but to demonstrate change in a defined
area. A starting point for consideration should be the study area
boundaries for this downtown master plan, which should include the MLK
Triangle district.

Establish the Formal Organization
Once the downtown organization has identified stakeholders and partners,
the creation of the formal organization should begin. Depending on the
available time of the individuals spearheading this volunteer effort, the
process might take as long as a year. Sufficient time will be needed to

Create an Operating Budget
The organization’s budget should include allocations for programmatic
operating expenses, such as staff salary and benefi ts, office expenses,
insurance, travel for conferences, and training expenses. Funds should
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also be allocated for specific committee activities.
Draft Articles of Incorporation and Bylaws
One or two members of the steering committee should be designated to
carry out this important task. Having an attorney on the committee can
help in this effort. If not already serving on the committee, an attorney
should be retained to guide the incorporation process and develop bylaws.

Communicate the Progress
The community should remain apprised of the progress during this early
organizational development stage.
Presentations
Presentations should be given to civic groups and others in the
community to inform them about the program, distribute copies of your
newsletter and brochures, and enlist their support. Multiple public
meetings should occur and they should be well promoted and held at a
variety of convenient times to facilitate maximum attendance. Key
stakeholders whose support is critical to the success of the program
should be identified and personally invited.

Legal Status Options
It is generally recommended that a downtown revitalization entity be
organized as a 501(c)3 to reflect its non-profit status as a communitybased organization that has a charitable purpose and does not generally
engage in lobbying. This suggested status will exempt the organization
from paying various taxes and will make it eligible for foundation and
governmental grant support.

Brochure and Newsletters
A simple brochure should be created to distribute during meetings and
events, as it will help build credibility and can be used as a fund-raising
tool. The brochure should describe the organization’s goals, structure,
approach, services, and a map of the district. It should also explain who
benefits from downtown revitalization, as well as some potential future
projects. In addition to a brochure, news and updates should be sent to
people through a print and/or electronic newsletter.

Another potential option as a tax-exempt category is a 501(c)4 entity.
Such groups are generally dedicated to promoting social welfare and are
not restricted from lobbying, but they are typically not eligible for
foundation or governmental grant support. A 501(c)6 organization is
similar to a (c)4 organization, except that it usually promotes a common
business interest.
Bylaws
The creation of bylaws should begin by collecting one or more model
bylaws from other downtown revitalization entities, particularly those in
Mississippi that are in compliance with state laws. While examples from
other communities will certainly be helpful, the bylaws must be tailored
to reflect the organization’s specific circumstances and needs.

Website and Media
Another way to keep people in the loop is through a continuously
updated website. The media should also remain informed. Organization
representatives should offer to write a column for the Natchez Democrat
and other media resources, as well as providing press releases and story
ideas, interviews, and informal conversations to keep the downtown
organization in the minds of media representatives.

Secure Office Space
The organization should seek office space in a prominent area of the
downtown to provide a welcoming face. Although office uses are typically
best located on upper floors so that ground floor space can house more
active uses (retail, dining, etc.), the downtown organization is a rare
exception, especially as long as Downtown Natchez has a relatively high
first floor vacancy rate. As already noted on pages 1-2, governmental
buildings to avoid the perception that the downtown organization is a
government program. Ideally, the office will contain work space for the

Begin Securing Funds
The organization should set up a structure for contributions and other
revenue streams to fund the operational budget. Funding should come
from a variety of public and private sources so that the program will
not be threatened if any one source dries up. See specific
recommendations on funding on page 8.
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staff, a resource library for volunteers and the public, and meeting space
for the board and committees.
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Maple Street Design Options

vehicular access off of rear alleys. See design concepts below.

This master plan’s Urban Design Plan on page 43 and New Buildings Plan
on page 47 depicts the block segment of Maple Street located between
Canal, Wall, Madison and Monroe Streets as a conventional street.
However, as noted on page 47, an optional design was considered. That
optional design would replace this segment of Maple Street with a linear
green space lacking vehicular access, but surrounding by a paved walkway.

There are pros and cons to this optional design featuring the green
common space. The positive aspect is that it could create a built
environment with strong market appeal. The negative aspect is that this
option differs from the area’s historic development patterns, which might
understandably be objectionable to some historic preservationists. Even
without the green, the creation of two blocks out of a single block with
smaller lots is a contrast from the historic development patterns.

Adjacent new houses would front onto this space. They would have

OPTION 1: This design features Maple as a conventional street.

1

OPTION 2: This design features Maple replaced by a common green.
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Below are images of comparable development as that proposed for Option
2 for Maple Street.

2

