
PLANNING DISTRICT 4 FUTURE LAND USE MAP AMENDMENT REQUESTS

STAFF REPORT

Request number: PD04-01

Applicant: CPC, Mayor's Office and Council District B

Request:  Change of Future Land Use Map Designation from General Commercial to 

Mixed-Use Medium Density OR Mixed-Use High Density

Location: The petitioned includes a series of parcels currently under the General 

Commercial Future Land Use Map Designation. The parcels are located 

along S. Norman C. Francis Parkway, Earhart Boulevard, S. Broad Street, 

and Washington Avenue. 

FLUM Map:

Current Zoning: C-1 General Commercial, C-2 Auto-Oriented Commercial District or C-3 

Heavy Commercial District.

Current Land Use: This area is largely developed with heavy commercial uses, including 

storage facilities, car washes, old warehouse structures, strip-center type 

commercial uses, and vacant lots.



Purpose: There are three applicants for this change, and each provided information 

about their requests per below.

CPC

“In the long term, it may be beneficial to allow all types of housing in older 

parts of the city near transit, jobs, and services to meet demand.”

Mayor’s Office:

“This FLUM amendment is requested to support a wider range of uses and 

reduce auto-oriented uses along this multi-modal corridor. This is a high-

density corridor appropriate for increased housing density and where 

rezoning to restrict auto-oriented uses may improve the safety and 

walkability of this corridor”

City Council District B

The entirety of Squares 671 and 670, with an additional part of the southern 

half of Square 672, located in the First Municipal District; 4401 Calliope 

Street. The applicant stated the request would support a wider range of uses 

and reduce auto-oriented uses along this multi-modal, transit corridor.

Staff Analysis:  Site Description & Land Use: The subject site is a large grouping of 

properties along Earhart Boulevard, Norman C. Francis Parkway, S. Broad 

Street and Washington Avenue.  The proposal includes all the properties 

with the current FLUM designation of General Commercial within this area 

and crosses into multiple neighborhoods including: Broadmoor, Hoffman 

Triangle, Gert Town, BW Cooper, Mid-City and Tulane/Gravier. The area 

is largely developed with a variety of commercial uses. The parcels range 

in design and include many auto-oriented facilities including strip malls, 

storage warehouses, car washes, gas stations and car repair facilities. There 

are some renovated old warehouses which are now either mixed use or 

residential. Within the boundaries, there are also vacant parcels which could 

be redeveloped. 

Surrounding Land Use Trends: The area around the subject property 

includes mostly residential development with primarily single- and two-

family residences. 

Surrounding FLUM Designations: Because the subject site is so expansive, it 

is adjacent to eight different FLUM designations:  MUH Mixed-Use High Density, 

MUM Mixed-Use Medium Density, MUL Mixed-Use Low Density, RLD-PRE 

Residential Low Density Pre-War, BC Business Center, INS Institutional, IND 

Industrial, and RMD-PRE Residential Medium Density Pre-War. The majority 

allow relatively intense commercial districts, and only one adjacent FLUM is a 

residential focused FLUM designation.
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Impacts: The request could result in a mixed-use development that could 

provide increased housing densities, retail, and may encourage a walkable 

environment along these major streets with transit opportunities. Changing 

the FLUM to the MUM designation would enable a mix of uses along the 

affected corridors and nodes and would allow future development to have 

the same opportunities with a wider range of zoning districts that allow for 

mixed-uses. Each FLUM category is linked to a specific set of compatible 

zoning districts. The General Commercial FLUM designation is only 

compatible with four zoning districts: the S-LC Lake Area General District, 

the C-1 General Commercial District, the C-2 Auto-Oriented Commercial 

District and the C-3 Heavy Commercial District. The subject site is 

precluded from the S-LC zoning district due to its location. The other three 

zoning districts are more appropriate for suburban style development that 

cater to the automobile; they are less appropriate for historic areas of New 

Orleans where a range of uses, that include both commercial and residential, 

can exist harmoniously and synchronously with one another. 

The C-1, C-2 and C-3 zoning districts prohibit all residential development 

with the exception of dwellings above the ground floor. Dwellings above 

the ground floor are only permitted as a conditional use in these zoning 

districts. Changing the FLUM designation to Mixed-Use Medium Density 

or Mixed-Use High Density would allow a future zoning change to a mixed-

use zoning district that permits a broader range of uses that are more aligned 

with the surrounding neighborhoods and the city’s goal to construct and 

support more housing units.

There are two FLUM designations requested for the petitioned area, the 

Mixed-Use Medium Density and Mixed-Use High Density FLUM 

designations. The Mixed-use Medium Density FLUM designation is 

compatible with 18 zoning districts; however, several of these would not be 

appropriate for the petitioned site including the seven with a suburban place 

designation. Two zoning districts compatible with the Mixed-Use Medium 

Density FLUM designation could realize the stated goals of the requests, 

the HU-MU Historic Urban Neighborhood Mixed-Use District and the MU-

1 Medium Intensity Mixed-Use District. The second proposed FLUM 

designation requested for this site is Mixed-Use High Intensity. This FLUM 

designation is compatible with seven zoning districts, albeit some would not 

be appropriate for the petitioned site. The zoning district that most closely 

aligns with the stated goals of this request is the MU-2 High Intensity 

Mixed-Use District which permits, by-right, uses that require a conditional 

use in the MU-1 District such as bars, warehouses, fast food restaurants and 

outdoor amusement facilities and other uses not permitted in the MU-1 

District but are permitted through the conditional use process in the MU-2 

District such as large motor vehicle dealership and motor vehicle 

establishments. 



Although the MU-2 District permits a broader range of uses than the 

commercial districts (C-1, C-2 and C-3), there are uses within this zoning 

district that cater to the automobile. The MU-1 District, the district which 

is compatible with the Mixed-Use Medium Density FLUM designation, 

permits less auto-centric uses; thus, is more aligned with the stated goals of 

this request. Therefore, the staff recommends changing the petitioned site’s 

FLUM designation to Mixed-Use Medium Density. Additionally, given the 

surrounding land use designations, the impact of the Mixed-Use Medium 

Density FLUM would be minimal, only allowing residential uses that are 

not currently permitted under the General Commercial designation. 

Recommendation: Approval of the FLUM Designation Change to Mixed Use Medium 

Density.

Reasons for Recommendation:

1. The subject site includes properties along major roadways with established 

transit routes that would be well-served with mixed-use developments that 

allow for housing and are more aligned with the Mixed-Use Medium 

Density FLUM designation than the Mixed-Use High Intensity FLUM 

designation.

2. The adjacent FLUM designations are heavily commercial and modifying 

the FLUM to allow for future zoning changes that permit more residential 

uses would complement the commercial aspect of these surrounding FLUM 

designations.  

3. There is a trend of multi-family developments in the vicinity for properties 

of similar size and history.

City Planning Commission Meeting (December 5, 2023) 

Staff presented the case to the Commission at the December 5, 2023, Special City Planning 

Commission meeting. There were two speakers in support of the request. Commissioner 

Steeg made a motion for approval, seconded by Commissioner Alexander, and the motion 

passed.

Motion:

BE IT MOVED BY THE CITY PLANNING COMMISSION THAT PLANNING 

DISTRICT 4-01 IS HEREBY RECOMMENDED FOR APPROVAL. BE IT FURTHER 

MOVED THAT THE EXECUTIVE DIRECTOR IS HEREBY AUTHORIZED TO 

NOTIFY THE CITY COUNCIL OF SAID ACTION.



YAES: Steeg, Alexander, Brown, Jordan, Stewart

NAYS: 

ABSENT: Flick, Joshi-Gupta, Lunn, Witry

Reasons for Recommendation:

1. The subject site includes properties along major roadways with established transit 

routes that would be well-served with mixed-use developments that allow for 

housing and are more aligned with the Mixed-Use Medium Density FLUM 

designation than the Mixed-Use High Intensity FLUM designation.

2. The adjacent FLUM designations are heavily commercial and modifying the 

FLUM to allow for future zoning changes that permit more residential uses would 

compliment the commercial aspect of these surrounding FLUM designations.  

3. There is a trend of multi-family developments in the vicinity for properties of 

similar size and history.



PLANNING DISTRICT 4 FUTURE LAND USE MAP AMENDMENT REQUESTS

STAFF REPORT

Request number: PD04-02 

Applicant: City Planning Commission

Request:  Change of Future Land Use Map Designation from General Commercial to 

Mixed-Use Medium Density

Location: The petitioned property is located on Lot A on Square 461, and Lot B on 

Square 452 in the Seventh Municipal District; the two lots make up the 

entirety of the square. The municipal addresses are 7730 Earhart Boulevard 

and 7600 Earhart Boulevard. The property is located in the Marlyville-

Fontainebleau Neighborhood.

FLUM Map:

Current Zoning: C-1 General Commercial.

Current Land Use: The site is developed with two large commercial buildings, one is occupied 

with a dialysis center, and the other is an auto-parts supply retail facility.

Purpose: The intent of the proposed change is to support a wider range of uses and 

reduce auto-oriented uses along this multi-modal, transit corridor.



Staff Analysis:  Site Description & Land Use: The subject site is a city square along Earhart 

Boulevard made up of two separate parcels, each developed with auto-

oriented commercial structures and supporting parking facilities. The total 

area is over 93,435 square feet.  

Surrounding Land Use Trends: The area along Earhart Boulevard is mainly 

developed and occupied with commercial uses but includes some dwelling 

types. The parcels on the corridor range in size and design and include many 

auto-oriented facilities including strip malls, storage warehouses, car 

washes, gas stations and car repair facilities. Additionally, there are 

commercial serving properties like restaurants and other retails goods 

establishments. The blocks interior from Earhart, on both sides of the street, 

are largely developed with residential housing, primarily single-family and 

two-family dwellings.

Surrounding FLUM Designations: The subject square is located in the GC 

General Commercial District and is adjacent to several FLUM Districts. 

Across Earhart, the properties are designated either MUL Mixed-Use Low 

Density or RLD-PRE Residential Low Density Pre-War. On the same side 

of Earhart, the properties to the east and west of the subject site are 

designated NC Neighborhood Commercial. While the NC designation is 

different than that of the subject site, all the properties are zoned C-1 

General Commercial District. The properties across Earhart in both MUL 

and RLD-Pre are zoned HU-MU Historic Urban Neighborhood Mixed-Use 

District.

Impacts: While the properties are currently developed, a FLUM change 

could result in a future mixed-use development that could provide increased 

housing densities, small scale retail, and provide for a walkable 

environment along a major street. Given the surrounding highly auto-

oriented development pattern, the impact of a mixed-use FLUM would not 

be greater intensity than what already exists. The proposed Mixed-Use 

Medium Density FLUM designation is generally reserved for major 

corridors and intense commercial nodes and is appropriate for this location. 

However, this site is the location of the former Thompson-Hayward 

Chemical Company which made Agent Orange and DDT shutting down in 

1986. It was subsequently declared a Superfund site due to the residual 

contamination caused by the factory. While the site was remediated, the 

contaminated soil was covered by foot of fresh soil permitting contaminated 

soil to resurface during intense flooding events. While staff consistently 

recommends to change the GC General Commercial FLUM designation to 

a mixed-use FLUM designation, staff believes the current FLUM 

designation is more appropriate for this site due to its unique history. 



The General Commercial FLUM designation- the current designation of the 

petitioned site - is compatible with four zoning districts: the S-LC Lake 

Area General District, the C-1 General Commercial District, the C-2 Auto-

Oriented Commercial District and the C-3 Heavy Commercial District. The 

subject site is precluded from the S-LC zoning district due to its location. 

The other three zoning districts compatible with the General Commercial 

FLUM designation preclude the majority of residential uses and promote 

higher intense commercial uses. These zoning districts, therefore, are more 

appropriate for the nuances of this property where residential uses should 

be restricted.

Recommendation: Denial of the FLUM Designation Change to Mixed-Use Medium Density.

Reason for Recommendation:

1. The subject site was a former chemical factory that was deemed a Superfund 

site. While it went through remediation, the toxic soil remains under the 

foot of fresh soil, creating potential hazardous conditions for future 

residential uses on this site. Therefore, the current FLUM designation, 

which limits residential uses, is more appropriate for this location. 

City Planning Commission Meeting (December 5, 2023) 

Staff presented the case to the Commission at the December 5, 2023, Special City Planning 

Commission meeting and the recommendation of denial. Commissioner Brown made a 

motion to deny the request, seconded by Commissioner Stewart, and the motion passed.

Motion:

BE IT MOVED BY THE CITY PLANNING COMMISSION THAT PLANNING 

DISTRICT 4-02 IS HEREBY RECOMMENDED FOR DENIAL. BE IT FURTHER 

MOVED THAT THE EXECUTIVE DIRECTOR IS HEREBY AUTHORIZED TO 

NOTIFY THE CITY COUNCIL OF SAID ACTION. 

YEAS: Brown, Stewart, Alexander, Jordan, Steeg

NAYS: 

ABSENT: Flick, Joshi-Gupta, Lunn, Witry

Reason for Recommendation:

1. The subject site was a former chemical factory that was deemed a Superfund site. 

While it went through remediation, the toxic soil remains under the foot of fresh 

soil, creating potential hazardous conditions for future residential uses on this site. 



Therefore, the current FLUM designation, which limits residential uses, is more 

appropriate for this location.



PLANNING DISTRICT 4 FUTURE LAND USE MAP AMENDMENT REQUESTS

STAFF REPORT

Request number: PD04-03 

Applicant: City Planning Commission

Request:  Change of Future Land Use Map Designation from General Commercial to 

Mixed-Use Medium Density

Location: The petitioned property is a group of parcels at the intersection of two major 

streets, Carrollton Avenue and Canal Street. The site is located in the First 

and Second Municipal Districts and within the boundaries of the Mid-City 

Neighborhood.

FLUM Map:

Current Zoning: C-1 General Commercial.

Current Land Use: The site is largely developed with large commercial structures, many of 

which are auto-oriented in design including a drive-through bank, a drug 

store and a medical facility. There are also several older historic structures 

within the site’s boundaries that appear to be commercial in use, mostly 

occupied as standard restaurants.  



Purpose: The intent of the proposed change is to provide more housing opportunities 

at this highly-frequented intersection than what the General Commercial 

FLUM designation allows.

Staff Analysis:  Site Description & Land Use: The subject site includes the four corners at 

the Carrollton Avenue and Canal Street intersection. This is a major 

intersection for transit as the streetcar on Canal Street makes a northern turn 

at Carrollton Avenue to continue to City Park. Both Canal Street and 

Carrollton Avenue streets are designed similarly with three traffic lanes in 

each direction separated by a neutral ground. The parcels along Canal and 

Carrollton are larger in size than the interior parcels from the major streets.

Surrounding Land Use Trends: The area along Carrollton Avenue and 

Canal Street is mainly developed and occupied with commercial uses but is 

dotted with some housing. Interior to the two corridors are largely 

residential neighborhoods developed with a variety of historic dwelling 

types including single-family, two-family and multi-family structures.

Surrounding FLUM Designations: The subject site is adjacent to three other 

FLUM districts, but largely MUL Mixed-Use Low Density. The others 

include MUM Mixed-Use Medium Density and RLD-PRE Residential Low 

Density Pre-War. 

Impacts: The subject site is both easily accessible by automobiles and by 

transit, and modifying the FLUM could allow for mixed-use development 

with both housing and commercial uses. Each FLUM category is linked to 

a specific set of compatible zoning districts. The General Commercial 

FLUM designation is only compatible with four zoning districts: the S-LC 

Lake Area General District, the C-1 General Commercial District, the C-2 

Auto-Oriented Commercial District and the C-3 Heavy Commercial 

District. The subject site is precluded from the S-LC zoning district due to 

its location. The other three zoning districts are more appropriate for 

suburban style development that cater to the automobile; they are less 

appropriate for historic areas of New Orleans where a range of uses, that 

include both commercial and residential, can exist harmoniously and 

synchronously with one another. 

The C-1, C-2 and C-3 zoning districts prohibit all residential development 

with the exception of dwellings above the ground floor. Dwellings above 

the ground floor are only permitted as a conditional use in these zoning 

districts. Changing the FLUM designation to Mixed-Use Medium Density 

would allow a future zoning change to a mixed-use zoning district that 

permits a broader range of uses that are more aligned with the surrounding 

neighborhoods and the city’s goal to construct and support more housing 

units.



It should be noted that the neighborhood voiced opposition to this change 

at the planning district meeting held on March 29, 2023, specifically citing 

a disinterest in housing developments and an intent to preserve the existing 

designation with traditional auto-oriented commercial uses. However, the 

proposed Mixed-Use Medium Density FLUM designation is generally 

reserved for major corridors and intense commercial nodes and is 

appropriate for this location.

Recommendation: Approval of the FLUM Designation Change to Mixed Use Medium 

Density.

Reasons for Recommendation:

1. The subject site is a high-frequented transit and automobile intersection that 

could support an increase in density for either housing or commercial 

development.

2. The subject site has some undeveloped parcels that could be used for future 

higher-density developments that include residential uses.

City Planning Commission Meeting (December 5, 2023) 

Staff presented the case to the Commission at the December 5, 2023, Special City Planning 

Commission meeting and the recommendation of approval. There was one speaker in 

support of the request. Commissioner Steeg made a motion to approve the request, 

seconded by Commissioner Stewart, and the motion passed.

Motion:

BE IT MOVED BY THE CITY PLANNING COMMISSION THAT PLANNING 

DISTRICT 4-03 IS HEREBY RECOMMENDED FOR APPROVAL. BE IT FURTHER 

MOVED THAT THE EXECUTIVE DIRECTOR IS HEREBY AUTHORIZED TO 

NOTIFY THE CITY COUNCIL OF SAID ACTION. 

YEAS: Steeg, Stewart, Alexander, Brown, Jordan

NAYS: 

ABSENT: Flick, Joshi-Gupta, Lunn, Witry

Reasons for Recommendation:

1. The subject site is a high-frequented transit and automobile intersection that could support 

an increase in density for either housing or commercial development.



2. The subject site has some undeveloped parcels that could be used for future higher-density 

developments that include residential uses.



PLANNING DISTRICT 4 FUTURE LAND USE MAP AMENDMENT REQUESTS

STAFF REPORT

Request number: PD-4-04

Applicant: Council District A

Request:  Change of Future Land Use Map Designation from Residential Low Density 

Pre-War to Mixed-Use Low Density

Location: The petitioned property is a group of 16 south-facing adjacent parcels on 

Squares 761 and 750 on Ulloa Street between Carrollton Avenue and S. 

Scott Street. The subject properties are located in the Fourth Planning 

District and in the Mid-City Neighborhood.

FLUM Map:

 

Current Zoning: HU-RD2 Historic Urban Two-Family Residential District

Current Land Use: The subject properties on Square 761 are primarily developed with historic 

two-family dwellings. The majority of the subject area is undeveloped on 

Square 750 but appears to be used as surface parking; one developed 

property sits at the corner of S. Scott Street and Ulloa Street. 

Purpose: The intent of the proposed change is to provide commercial zoning for the 

designated area. The area’s zoning changed from commercial to residential 



in 2015 when the current Comprehensive Zoning Ordinance was adopted. 

The change of zoning from commercial to residential limits the ability for 

commercial uses, and the Future Land Use Map change request could allow 

a future zoning change that reverts the zoning back to commercial. 

According to Council District A, commercial uses historically existed 

within the area.

Staff Analysis:  Site Description & Land Use: The subject site appears to be utilized 

primarily as residential with some commercial serving functions, such as 

parking lots, and is developed with some structures architecturally non-

residential in design. A traditional corner store building sits at the corner of 

Ulloa Street and S. Pierce Street and an older larger commercial building 

sits at the corner of Ulloa Street and S. Scott Street. Ulloa Street runs behind 

Tulane Avenue, and the backs of the Tulane Avenue structures sit along 

Ulloa Street across from the proposed site.

Surrounding Land Use Trends: The area along Tulane Avenue and 

Carrollton Avenue, for which these properties sit in close proximity, are 

developed with large commercial structures. The intersection of Tulane and 

Carrollton is a feeder for I-10 so there is consistent vehicular traffic on both 

routes, and both streets serve transit. The squares to the north of the subject 

site are residential neighborhoods developed with historic single-family, 

two-family and small multi-family structures.

Surrounding FLUM Designations: The subject site falls within the RLD-

PRE FLUM designation and is adjacent to two other FLUM districts, MUL 

Mixed-Use Low Density and MUM Mixed-Use Medium Density.

Impacts: A FLUM change could result in a future mixed-use development 

that could provide increased housing development opportunities at this 

intersection. The subject site is both easily accessible by automobiles and 

by transit, and modifying the FLUM could allow for a future zoning change 

to a zoning district such as the HU-MU Historic Urban Neighborhood 

Mixed-Use District that promoted mixed-use development with housing 

and commercial. The proposed Mixed-Use Medium Density FLUM 

designation is generally reserved for major corridors and intense 

commercial nodes and is appropriate for this location. 

Recommendation: Approval of the FLUM Designation Change to Mixed Use Low Density.

Reasons for Recommendation:

1. The subject site was historically commercially zoned and the development 

pattern, and parcel size, particularly on Square 750 lend themselves to larger 

commercial or mixed-use developments.



2. The Carrollton Avenue and Tulane Avenue corridors are heavily 

commercial and in close proximity to the subject site.

City Planning Commission Meeting (December 5, 2023) 

Staff presented the request and recommendation to the Commission at the December 5, 

2023, Special City Planning Commission meeting. There were two speakers in support of 

the change. Commissioner Brown made a motion to approve the request, seconded by 

Commissioner Steeg, and the motion passed.

Motion:

BE IT MOVED BY THE CITY PLANNING COMMISSION THAT PLANNING 

DISTRICT 4-04 IS HEREBY RECOMMENDED FOR APPROVAL. BE IT FURTHER 

MOVED THAT THE EXECUTIVE DIRECTOR IS HEREBY AUTHORIZED TO 

NOTIFY THE CITY COUNCIL OF SAID ACTION. 

YEAS: Brown, Steeg, Alexander, Jordan, Stewart

NAYS: 

ABSENT: Flick, Joshi-Gupta, Lunn, Witry

Reasons for Recommendation:

1. The subject site was historically commercially zoned and the development pattern, 

and parcel size, particularly on Square 750 lend themselves to larger commercial or 

mixed-use developments.

2. The Carrollton Avenue and Tulane Avenue corridors are heavily commercial and in 

close proximity to the subject site.



PLANNING DISTRICT 4 FUTURE LAND USE MAP AMENDMENT REQUESTS

STAFF REPORT

Request number: PD4-05

Applicant: Mayor’s Office

Request:  To change the FLUM designation from R-HC Residential Historic Core to 

MU-HC Mixed-Use Historic Core.

Location: The petitioned property is located on Lots 14A, 15, and 470 on Squares 623 

and 624 in the Third Municipal District. The municipal addresses are 1646-

1448 North Robertson Street, 1650 North Robertson Street, and 1664 North 

Robertson Street. These parcels are located in the South 7th Ward 

neighborhood which is part of the New Marigny Historic District. 

FLUM Map:

Current Zoning: HMR-2 Historic Marigny/Tremé/Bywater Residential District

Current Land Use: The parcels on the petitioned site are all owned by the New Orleans 

Redevelopment Authority (NORA) and are currently vacant. Historically 

these parcels have been zoned residential single- and two-family.



Purpose: The applicant stated the request would facilitate redevelopment of a 

residential/mixed use development combining these lots with the larger lot 

at 1429 Saint Bernard Avenue which is zoned HMC-2 Historic 

Marigny/Tremé/Bywater Commercial District with a Future Land Use Map 

Designation of MU-HC Mixed-Use Historic Core. The request to change 

the FLUM designation of the petitioned site would allow a future 

consolidation of lots and a zoning change to create one development 

boundary with a consistent FLUM designation and zoning district.

Staff Analysis:  Site Description & Land Use: The subject site has three parcels that, 

together, have approximately 14,787 square feet of area and is bounded  by 

North Robertson Street, Annette Street, North Villere Street, and Saint 

Bernard Avenue in the South 7th Ward Neighborhood. The proposed site is 

zoned as an HMR-2 Historic Marigny/Tremé/Bywater Residential District. 

The site is currently vacant with the intended use to be part of a larger 

proposed residential/mixed use development along Saint Bernard Avenue. 

The site had historically been zoned single- and two-family residential.

Figure 1. Subject Site

Surrounding Land Use Trends: The existing and recent historic land use 

pattern in this portion of the 7th Ward is a mix of neighborhood commercial 

and residential. The area is approximately .5 mile to the boundaries of the 

French Quarter, but is also only one block away from US Interstate 10 and 

major thoroughfares such as North Claiborne Avenue, Elysian Fields 

Avenue, and Saint Claude Avenue. 

Along Saint Bernard Avenue and the Southeast side of North Claiborne 

Avenue is zoned HMC-2 Historic Marigny/Tremé/Bywater Commercial 

District. In this district, there is a mix of two-family residential and 

neighborhood commercial establishments such as bars and restaurants. 



There are also some small box retail stores and historically established 

funeral homes. Circle Food Store, which reopened as a small-scale grocery 

and pharmacy, is across from the petitioned site on Saint Bernard Avenue. 

The Northwest side of North Claiborne Avenue is largely zoned HU-B1A 

Historic Urban Neighborhood Business District. The uses in this district 

include a seafood store, clothing stores, gas stations, and law offices. There 

is a section underneath Interstate 10 zoned OS-N and is the location of a 

New Orleans Recreational Development (NORD) facility and playground.

The rest of the surrounding area has the following zoning districts, 

including: the HMC-1 Historic Marigny/Tremé/Bywater Commercial 

District, the HMR-2 Historic Marigny/Tremé/Bywater Residential District, 

or the HMR-3 Historic Marigny/Tremé/Bywater Residential District. The 

land use of these areas is primarily single- and two-family residential 

homes, with a variety of neighborhood corner stores and places of worship 

scattered throughout both sides of Saint Bernard Avenue.

Surrounding FLUM Designations: The areas around the subject properties 

are designated primarily as MU-HC Mixed Use Historic Core, R-HC 

Residential Historic Core, MUL Mixed-Use Low Density, RLD-PRE 

Residential Pre-War Low Density, and P Parkland and Open Space. 

The MU-HC FLUM Designation runs along Saint Bernard Avenue and the 

Southeast side of North Claiborne Avenue. This designation encompasses 

the development site at 1429 Saint Bernard Avenue that is also owned by 

NORA. MU-HC allows for commercial and mixed-use districts in the 

Marigny, Tremé and Bywater, along with historic residential districts in 

these same neighborhoods. Building heights generally range from 40 to 55 

feet and promote a walkable and transit-friendly environment, with 

neighborhood commercial entities mixed with residences. Most of the 

zoning districts compatible with the MU-HC FLUM designation allow for 

larger and higher density developments as well if they provide significant 

public benefits such as long-term affordable housing. 

The FLUM designation of MUL Mixed-Use Low Density is along the 

Northwest side of North Claiborne Avenue. This area has a mix of larger 

neighborhood commercial entities, but is primarily historic in nature, with 

buildings between approximately 3- to 4-stories high. The FLUM 

designation does allow for larger developments, such as educational campus 

districts or medical service districts which can be found further west on 

North Claiborne Avenue towards Canal Street. 

The other neighboring FLUM designations, including RLD Residential Pre-

War and R-HC Historic Core, are primarily focused on preserving the 

character of the low density single-, two-, and multi-family residential 



neighborhoods, with some neighborhood commercial entities such as corner 

stores and places of worship allowed.

Impacts: The subject property currently is owned by NORA and is 

envisioned to be part of a larger mixed-use affordable housing development 

that will front on Saint Bernard Avenue. The Saint Bernard Avenue site has 

a Future Land Use designation of MU-HC Mixed-Use Historic Core and is 

zoned HMC-2. The current FLUM Designation of the petitioned site is R-

HC Residential Historic Core and is zoned HMR-2 Historic 

Marigny/Tremé/Bywater Residential District. The current FLUM 

designation on the subject site is compatible with the HMC-2 zoning 

district, meaning a future zoning change to the HMC-2 zoning district to 

create consistent zoning between the petitioned site and the adjacent site at 

1429 Saint Bernard Avenue is possible without necessitating a FLUM 

change. 

Only one zoning district is compatible with the proposed FLUM district that 

is not compatible with the current FLUM designation and could be 

appropriate for this site, the HM-MU Historic Marigny/Tremé/Bywater 

Mixed-Use District. However, the HM-MU District is not the intended 

zoning district for the subject site as the adjacent site is zoned HMC-2. 

Although a FLUM change is not required to effectuate the desired zoning 

change, the proposed FLUM description itself more aptly reflects the 

envisioned use for this site. The current FLUM designation, Residential 

Historic Core, limits multi-family development to small multi-family 

structures or conversions of existing structures. The proposed FLUM 

designation, Mixed-Use Historic Core, allows a mixture of uses including 

residential and commercial.

Additionally, the applicant’s desire to change the FLUM designation of 

these three parcels to the same FLUM designation of MU-HC Mixed-Use 

Historic Core would allow the developers to apply for a zoning change in 

the future for the entire development site to the HM-MU Historic 

Marigny/Tremé/Bywater Mixed-Use District, which permits a larger 

affordable housing development up to 55 feet in height and can 

accommodate a wider range of commercial uses on the ground floor such 

as a pharmacy, local restaurant, or affordable commercial office spaces.

 

Recommendation: Approval of the FLUM Designation Change to MU-HC Mixed-Use 

Historic Core

Reasons for Recommendation:

1. The recommendation creates a consistent FLUM designation through the 

development site.



2. The recommendation allows for increased density along a major corridor 

that is an appropriate lot area to accommodate uses provided in the MU-HC 

Mixed-Use Historic Core FLUM designation. 

3. FLUM change to MU-HC is more compatible with the intentions of the 

future development to enable larger mixed-use affordable housing and 

commercial activity.

4. The MU-HC Mixed-Use Historic Core designation supports several mixed 

uses, including commercial and affordable housing developments that are 

more walkable in nature and nearby job centers and along transit lines.

City Planning Commission Hearing (December 5, 2023)

The City Planning Commission hosted a meeting in the City Council Chambers of City 

Hall. Staff presented the case to the commission. The City Planning Commission heard 

public comments from Leah LeBlanc from the Greater New Orleans Housing Alliance who 

spoke in support of the motion saying that the proposal supports more housing 

opportunities. Tyler Russel, Director of the Mayor’s Office of Community Assets, spoke 

in favor of the staff’s recommendation commenting that his office has worked closely with 

NORA to develop this site along with another affordable housing site behind this area. Mr. 

Russell also added that these specific sites would be considered for affordable home 

ownership. Commissioner Jordan asked Mr. Russell if he could explain how affordable 

home ownership would work in this development and if it would be typical single-family 

housing. Mr. Russell explained he did not have the development details at this time but that 

affordable home ownership was a consideration for these properties. Commissioner Steeg 

made a motion to approve Staff’s recommendation. The motion was seconded by 

Commissioner Alexander.

Motion:

BE IT MOVED BY THE CITY PLANNING COMMISSION THAT PLANNING 

DISTRICT 4-05 IS HEREBY RECOMMENDED FOR APPROVAL. BE IT FURTHER 

MOVED THAT THE EXECUTIVE DIRECTOR IS HEREBY AUTHORIZED TO 

NOTIFY THE CITY COUNCIL OF SAIDACTION.

YEAS:  Alexander, Brown, Jordan, Steeg, Stewart

NAYS:  None 

ABSENT:  Flick, Joshi-Gupta, Lunn, Witry

Reasons for Recommendation:



1. The recommendation creates a consistent FLUM designation through the 

development site.

2. The recommendation allows for increased density along a major corridor 

that is an appropriate lot area to accommodate uses provided in the MU-HC 

Mixed-Use Historic Core FLUM designation. 

3. FLUM change to MU-HC is more compatible with the intentions of the 

future development to enable larger mixed-use affordable housing and 

commercial activity.

4. The MU-HC Mixed-Use Historic Core designation supports several mixed 

uses, including commercial and affordable housing developments that are 

more walkable in nature and nearby job centers and along transit lines.



PLANNING DISTRICT 4 FUTURE LAND USE MAP AMENDMENT REQUESTS

STAFF REPORT

Request number: PD4-06

Applicant: Council District B

Request:  To change the FLUM designation from RLD-PRE Residential Low Density 

Pre-War to IND Industrial

Location: The petitioned site encompasses all of Square 507 located in the First 

Municipal District in the Broadmoor neighborhood. The square is bounded 

by Thalia Street, S. Gayoso Street and Washington Avenue.

FLUM Map:

Current Zoning: HU-RD2 Historic Urban Two-Family Residential District

Current Land Use: The land uses on this square include outdoor storage of recyclable material, 

indoor processing, and warehousing.

Purpose: The applicant stated the request comes from the fact that the landowners 

and tenants on Square 507 plead relief from the current zoning of HU-RD2, 

as the buildings have historically been used for industrial purposes.



Staff Analysis:  Site Description & Land Use: The subject site is triangular in shape and 

encompasses seven parcels with approximately 29,687.83 combined square 

feet of property. The site is bounded by South Gayoso Street, Thalia Street, 

South Salcedo Street, and Washington Avenue in the Broadmoor 

neighborhood and is zoned HU-RD2 Two-Family Residential District. Prior 

to the Comprehensive Zoning Change in 2015, the parcels included in this 

petitioned site had been zoned LI Light industrial and have been, and are all 

currently still used as warehousing or industrial purposes. 

Figures 1. & 2. Subject Site

Surrounding Land Use Trends: The proposed site is directly adjacent to an 

open-air canal that is used to push water from the neighborhood to Lake 

Pontchartrain via the Melpomene Pumping station located four blocks south 

on South Broad Street. The eastern part of the proposed site is part of a small 

area that is approximately four blocks by three blocks which is all zoned 

HU-R2 Historic Urban Two-Family Residential. 

The surrounding zoning districts are along major throughfares including 

Earhart Boulevard and South Broad Street. These areas are mostly zoned 

C2 Auto-Oriented Commercial District, C-1 General Commercial District, 

MU-1 Medium Intensity Mixed-Use District, and LI Light Industrial 

District. The land use patterns in these areas accommodate businesses that 

are mostly used for warehousing, small to medium sized box retail, 

construction, and manufacturing.

Surrounding FLUM Designations: The areas around the subject site are 

designated primarily as GC General Commercial, MUM Mixed-Use 

Medium Density, and IND Industrial. 

The GC General Commercial FLUM designation restricts zoning to just 

commercial zoning districts, which only allows for the conditional approval 

of residences above the ground floor of buildings. The other zoning districts 

in the GC FLUM designation accommodate land uses that are more auto-

centric. The IND Industrial FLUM designation similarly restricts the type 



of zoning to just light, heavy, maritime, or business-industrial park districts, 

and does not allow for any new residential zoning districts. 

The nearby MUM Mixed-Use Medium Density FLUM designation allows 

for a wider range of zoning districts, including two- and multi-family 

residential districts, but is more focused on a compact urban environment 

where people can easily walk or take transit to access retail or jobs.

Impacts: The subject area has historically been zoned LI Light Industrial 

and re-zoned to the HU-RD2 Historic Urban Two-Family Residential 

District as part of the comprehensive re-zoning of the entire city in 2015. 

The surrounding nearby blocks consists of a primarily single- and two-

family development pattern, which is compatible with the HU-RD2 zoning 

district. While the zoning district and the current FLUM designation on the 

petitioned site are compatible with one another, they are not compatible 

with the historic and existing land-use on the petitioned site, creating a 

situation where the existing land-use is legally non-conforming, but subject 

parcels have historically been used for industrial purposes. 

Changing the FLUM designation to IND Industrial would grant the existing 

business the at-right opportunity to modify or expand the structures on their 

properties. However, there is already a process by which the property 

owners can continue to operate their non-conforming industrial businesses. 

In a residentially zoned district, such as HU-RD2 District, the landowner 

can apply for expansion through a participatory process under Article 25, 

Section 25.3.G.2 – EXPANSION OF CERTAIN EXISTING 

NONCONFORMING INDUSTRIAL USES in the CZO. This is a more 

appropriate avenue than changing the FLUM and zoning district for a small 

set of parcels that could be used for a multitude of industrial uses in the 

future situated near a larger residentially zoned area.

The change in FLUM to IND would also ultimately remove the ability for 

these parcels to build new residences as well in the future. 

 

Recommendation: Denial of the FLUM Designation Change to IND Industrial

Reasons for Recommendation:

1. The recommendation creates a non-compatible FLUM designation that 

could have long term negative impacts for the nearby residentially zoned 

area.

2. The landowners have an ability to continue to operate and expand a non-

conforming industrial business at this location by applying through 

participatory process under Article 25, Section 25.3.G.2 – EXPANSION 



OF CERTAIN EXISTING NONCONFORMING INDUSTRIAL USES 

in the CZO. 

CITY PLANNING COMMISSION MEETING (December 5, 2023)

The City Planning Commission hosted a meeting in the City Council Chambers of City 

Hall. Staff presented the case to the commission. The City Planning Commission heard 

public comment from Elbert Weinberger, who is one of the landowners of this subject site, 

and requested the Commissioners consider the original request to approve the FLUM 

change to Industrial. He explained that he had known when he purchased his building it 

was non-conforming but finds his particular area very industrial and surrounded by 

industrial uses. The long-standing uses of these parcels have been industrial and he feels 

like there is access on roads that would not impact residential neighbors. He also stated that 

the conditional use process of non-conforming uses is a barrier to continue to expand his 

land. Commissioner Stewart asked if there was a particular reason to rezone the whole 

triangle. Mr. Weinberger stated that the other landowner feels that the same way about the 

industrial use of the proposed site. MJ Sauer also spoke in dissent of staff’s 

recommendation of denial, explaining that these parcels, despite it being in an HU-RD2 

district, are warehouses. Commissioner Brown asked staff what the non-conforming 

process was like and asked if someone could be put out of business if they were not 

approved through that process. Staff stated that could be the case. 

Commissioner Brown made a motion to go against the staff recommendation of denial and 

moved to go with the original proposal to approve the FLUM designation change to 

Industrial. Commissioner Steeg seconded. Commissioner Stewart further asked the staff 

what the Industrial FLUM district would allow if these warehouses were to be demolished 

in the future. Staff explained that there are three industrial zoning districts that would be 

applicable for this site, Light Industrial being the primary zoning district the property 

owners could request to change to.

Commissioner Brown made a motion for approval of PD4-06 going against the staff 

recommendation of denial which was seconded by Commissioner Brown. However, there 

was a 4-1 vote resulting in no recommendation from the board. 

Motion:

BE IT MOVED BY THE CITY PLANNING COMMISSION THAT PLANNING 

DISTRICT 4-06 IS HEREBY RECOMMENDED FOR APPROVAL OF THE 

REQUEST OF THE FLUM DESIGNATION CHANGE TO INDUSTRIAL. 

YEAS:  Alexander, Brown, Jordan, Steeg

NAYS:  Stewart

ABSENT:  Flick, Joshi-Gupta, Lunn, Witry



Motion Fails because it did not obtain a majority of 5 votes out of the 9 member 

Commission, resulting in a vote without a recommendation. 

Request moves forward to City Council without a recommendation from the City Planning 

Commission.



PLANNING DISTRICT 4 FUTURE LAND USE MAP AMENDMENT REQUESTS

STAFF REPORT

Request number: PD4-07

Applicant: Council District B

Request:  Change of Future Land Use Map Designation from GC General 

Commercial to MUH Mixed-Use High Density

Location: The petitioned area encompasses the entirety of Squares 671 and 670, with 

an additional part of the southern half of Square 672, located in the First 

Municipal District. The municipal address is 4401 Calliope Street. 

FLUM Map:

Current Zoning: C-3 Heavy Commercial District

Current Land Use: The proposed site is the current location of a mix of commercial offices and 

small businesses. The site also includes a surface area parking lot. 



Purpose: The applicant stated the request would support a wider range of uses and 

reduce auto-oriented uses along this multi-modal, transit corridor.

Staff Analysis:  Site Description & Land Use: The subject site is bounded by Calliope Street, 

South Norman C. Francis Parkway, Drexel Drive, South Rendon Street, 

Euphrosine Street, and South Lopez Street in the Gert Town neighborhood 

of Mid-City. The subject site is zoned C-3 Heavy Commercial District. The 

primary site, which was the former site of the Coca Cola bottling facility, is 

now a commercial building leasing to a variety of tenants including a solar 

company, energy company, and aerial arts space. The surface parking lot 

across Euphrosine Street is part of the commercial development. The 

petitioned site is also part of another FLUM request (PD4-01) which 

includes parcels located along S. Norman C. Francis Parkway, Earhart 

Boulevard, S. Broad Street, and Washington Avenue. 

Figure 3. PD4-01 Petitioned Location.

Surrounding Land Use Trends: The area around the subject property is 

zoned C-3 Heavy Commercial, MU-1 Medium Intensity Mixed-Use 

District, BIP Business Industrial Park District, EC Educational Campus 

Figure 1 and 2. Subject Site



District, and HU-RD1 Historic Urban Two-Family Residential District. The 

land use pattern surrounding the petitioned site primarily supports 

businesses that have high intensity industrial activity, including 

warehouses, pest control facilities, and a car wash. Adjacent to the surface 

area parking lot that is part of this subject site are a few mixed-use 

commercial buildings and a local bakery.  

Along the northern portion of South Norman C Francis Parkway directly 

across from the subject site is an annex of buildings owned and operated by 

Xavier University. Further into the neighborhood, behind Xaver University, 

 are a few blocks of single- and two-family residences. The proposed site is 

also within 5 blocks of Interstate 10, and there is a local road overpass along 

Norman C Francis Parkway, with a dedicated walk and bicycle lane to 

connect this area east into Mid-City.

Surrounding FLUM Designations: The surrounding FLUM designations in 

the area include GC General Commercial, MUM Mixed-Use Medium 

Density, RLD-PRE Residential Low Density Pre-War, and BC Business 

Center. The GC General Commercial, MUM Mixed-Use Medium Density, 

and BC Business Center designations are directly adjacent to the proposed 

site. The intended districts for this area have historically accommodated 

heavy industry, but in recent years many of the industrial uses have phased 

out and wider range of uses - such as commercial office suites - are 

repurposing the industrial structures on these parcels.  

The nearby MUM Medium Intensity Mixed-Use FLUM designated areas 

are compatible with a wider variety of zoning districts, many that promote 

a mix of ground floor commercial activity with residential above and 

neighborhood commercial business activity that is either close to transit or 

as part of a walkable environment for the surrounding neighborhood 

residents to access.

Impacts: The subject area is included as part of PD04-01. The staff is 

recommending the entire affected area in PD04-1 receive a FLUM change 

to the MUM Mixed-Use Medium Density designation. This request is 

duplicative; therefore, the staff retains the same recommendation for both 

the PD04-01 report and this report. 

Each property has a Future Land Use Map designation of General 

Commercial. Each FLUM category is linked to a specific set of compatible 

zoning districts. This FLUM designation only allows for commercial land 

uses, including auto-oriented and heavy commercial. The General 

Commercial FLUM designation is compatible with four zoning districts: the 

S-LC Lake Area General District, the C-1 General Commercial District, the 

C-2 Auto-Oriented Commercial District and the C-3 Heavy Commercial 

District. The subject site is precluded from the S-LC zoning district due to 



its location. The C-1, C-2 and C-3 zoning districts prohibit all residential 

development with the exception of dwellings above the ground floor. 

Dwellings above the ground floor are only permitted as a conditional use in 

these zoning districts.

The surrounding area is diversifying with increased development in recent 

years, including Xavier University campus buildings and new restaurants 

and office complexes. The MUH Mixed Use High Intensity FLUM 

designation, the requested FLUM designation for this specific area, would 

allow for more zoning districts that align with these types of developments, 

such as MU-2 High Intensity Mixed-Use District that encourages buildings 

to contain vertical mixed-use as well as single purpose uses designed to be 

located both at neighborhood centers and along major arterial 

corridors. However, the Mixed-Use Medium Density FLUM designation 

permits less auto-centric uses and is the general recommendation for the 

PD4-01 FLUM request, which is looking at converting a larger portion of 

this area to a more mixed-use residential area that encourages more housing 

and pedestrian focused neighborhood scale developments. Moreover, the 

transit line on Norman C. Francis and the dedicated walking and biking path 

are also key multi-modal pieces of infrastructure for residents to access jobs 

and activities across the I-10 interstate.

Although it may not be needed now, changing the FLUM designation to 

MUM Mixed-Use Medium Density is more aligned with the City’s goal to 

increase residential units and encourage expanded mixed-use developments 

especially along a corridor such as Norman C. Francis that has a dedicated 

walking and biking path, plus a high frequency transit line. Therefore, 

changing the FLUM designation of the proposed site to MUM is compatible 

with the Master Plan and surrounding area.

Recommendation: Modified Approval of the FLUM Designation Change to MUM Mixed-

Use High Density

Reasons for Recommendation:

1. The recommendation allows for increased density of housing and 

commercial activity along a major corridor that is appropriate in building 

size and lot area.

2. Changing the FLUM designation to MUM Mixed Use Medium Density is 

compatible with the existing transition of heavy industrial land uses to more 

mixed-use commercial and residential developments.

3. Changing the FLUM designation to MUM allows for increased housing 

opportunities and commercial activity to be developed along a major multi-



modal throughfare in the city and retains consistency with the PD04-01 

recommendations.

CITY PLANNING COMMISSION MEETING (December 5, 2023)

The City Planning Commission hosted a meeting in the City Council Chambers of City 

Hall. Staff presented the case to the commission and explained that they erroneously left 

the recommendation of MUH Mixed-Use High Density and meant to have the 

recommendation be MUM Mixed Use Medium Density to match the request for PD4-01 

which encompasses the same area as this site. The City Planning Commission heard public 

comments from Michael Sherman of Sherman Strategies that he is working with the 

developers of this site and they would recommend the commissioners pass the Mixed Use 

High Density of the site. Mr. Sherman further explained that the proposed site is adjacent 

to heavy commercial areas and while they are looking to redevelop the site for more 

residential opportunities, the MUH FLUM designation would allow them to potentially 

zone for a future Target or other kind of heavy retail establishment and also seek high 

density residential developments. Commissioner Steeg asked Staff why the 

recommendation was MUM. Staff explained that originally, they had recommended MUH, 

but that they realized the subject FLUM request was duplicative of PD4-01 which was 

looking at a larger area to convert to MUM and wanted to keep the recommendation 

consistent. Commissioner Steeg made a motion to approve Staff’s recommendation of 

MUM. The motion was seconded by Commissioner Brown which ultimately failed.

Motion:

BE IT MOVED BY THE CITY PLANNING COMMISSION THAT PLANNING 

DISTRICT 4-07 IS HEREBY RECOMMENDED FOR MODIFIED APPROVAL. 

YEAS:  Brown, Jordan, Steeg, 

NAYS:  Alexander, Stewart

ABSENT:  Flick, Joshi-Gupta, Lunn, Witry

Motion Fails

A second motion was made by Brown to accept the MUH Mixed Use High Density of the 

original request from the applicant. The motion was seconded by Commissioner Stewart 

and adopted.

Motion:

BE IT MOVED BY THE CITY PLANNING COMMISSION THAT PLANNING 

DISTRICT 4-07 IS HEREBY RECOMMENDED FOR APPROVAL OF THE FLUM 

DESIGNATION CHANGE TO MUH MIXED-USE HIGH DENSITY. BE IT 



FURTHER MOVED THAT THE EXECUTIVE DIRECTOR IS HEREBY 

AUTHORIZED TO NOTIFY THE CITY COUNCIL OF SAID ACTION.

YEAS:  Alexander, Brown, Jordan, Steeg, Stewart

NAYS:  None 

ABSENT:  Flick, Joshi-Gupta, Lunn, Witry

Reasons for Recommendation:

1. The recommendation to MUH Mixed Use High Density allows for 

increased commercial activity nearby heavy industrial area that would also 

allow for higher density residential. along a major corridor that is 

appropriate in building size and lot area.

2. Changing the FLUM designation to MUH Mixed Use Medium Density is 

compatible with the heavy industrial land uses than the MUM Mixed Use 

Density Recommendation. 

3. Changing the FLUM designation to MUH still allows for increased housing 

opportunities and commercial activity to be developed along a major multi-

modal throughfare in the city.
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