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City Planning Commission Meeting     CPC Deadline: 09/25/2015 

Tuesday, August 11, 2015     CC Deadline: 10/27/2015 

                                                                                                  Council District: D - Brossett          

      

PRELIMINARY STAFF REPORT 

  
To: City Planning Commission                                           Prepared by: Cameron Bonnett 

                 and Brittany Desrocher             

Zoning Docket: 066/15      Date: July 30, 2015  

 

I. GENERAL INFORMATION: 
 

Applicant: J & J Partners, LLC 

 

Request: This is a request for a conditional use to permit the sale of alcoholic beverages for 

on-premises consumption at an existing reception hall in a B-2 Neighborhood 

Business District.  

 

Location: The petitioned property is located on an undesignated square, Lot 3 or Tract A-1, 

in the Second Municipal District, bounded by the Lakeshore Drive, the New 

Basin Canal, Lake Marina Avenue, and Lake Pontchartrain.  The municipal 

address is 7412 Lakeshore Drive. (PD 5) 

 

Description: The subject site (Figure 1. Subject Site) is an existing reception facility, a 

permitted use in a B-2 Neighborhood Business District, hereafter referred to as a 

B-2 District.  All measurements are taken from the survey submitted by the 

applicant.  The subject lot is an irregularly-shaped heptagon.  It has frontage along 

Lakeshore Drive for approximately 133.0’ and narrows (on its Lake Marina 

Avenue lot line side) having rear frontage along the New Basin Canal for 

approximately 121.6’.  Its depth along its Lake Pontchartrain lot line is 108’.  The 

lot is 14,762 square feet.  The building sits approximately 9.6’ from 

Lakeshore Drive, 21.0’ from the New Basin Canal, 2.63’ from its Lake Marina 

Avenue lot line side and 60.7’ from its Lake Pontchartrain lot line side at its 

narrowest points.   

 

 Building area calculations were taken from plans submitted by the applicant.  This 

two story building has commercial space on the first floor totaling approximately 

3,927 square feet (including the screened in porch) and has a residence on the 

second floor totaling 3,263 square feet.  The majority of the side yard on the Lake 

Pontchartrain lot line side is covered with paving and decking.  A portion of the 

wood decking platform supported by pilings extends to the fairway line of the 

New Basin Canal.  The subject site is flanked by a restaurant’s parking lot on its 

Lake Marina Avenue lot line side and a partially paved lot with a docking area on 

its Lake Pontchartrain lot line side.  
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Based on the staff’s site visit on July 17, 2015 applicant has complied with the 

signage requirement of the CZO. The paved front yard (delineated by parking 

stoppers running parallel to the building) and public right-of-way are used for 

patron drop-off and valet services.  

 

The subject site (Figure 1. Subject Site) is an existing reception facility, a 

permitted use in a B-2 Neighborhood Business District.  The B-2 Neighborhood 

Business District permits the sale of alcoholic beverages by a conditional use in 

reception facilities, in accordance with Article 5, Section 5.6.5. Conditional Uses 

of the CZO.  The applicant has requested a conditional use to allow the sale of 

alcoholic beverages for on-premises consumption within the reception facility.  

This conditional use application is the subject of this staff preliminary report. 

 

 
Figure 1. Subject Site 

 

Why is City Planning Commission action required?   

 

The City Planning Commission is required to make a recommendation on the 

application prior to City Council action, in accordance with Article 16, Section 16.6.4. 

Procedures for Conditional Use Permits of the CZO. 

 

II. ANALYSIS 

 

A. What is the zoning of the surrounding areas? What is the existing land use and how 

are the surrounding areas used? 

 

Zoning. The subject site located within a small B-2 District (surrounded by a variety of 

other zoning districts) bounded by Lakeshore Drive, the New Basin Canal, Lake Marina 

Avenue, and Lake Pontchartrain.  Most of the land in this district is managed by the 

Orleans Levee District.  Surrounding this B-2 District are an RM-2 Multiple-Family 

Residential District and a P Park and Recreation District to the west, an RS-1 Single-

Family Residential District and P Park and Recreation District to the north, an LC Lake 
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Area General Commercial District and an LRM-2 Lake Area High-Rise Multiple-Family 

Residential District to the south, and an LP Lake Area Neighborhood Park District, an 

LRS-2 Lake Vista and Lake Shore Single-Family Residential District, and an LRM-1 

Lake Area Low-Rise Multiple-Family Residential District to the east.  

 

The entire B-2 District is subdivided into irregular lot shapes.  Street access to this B-2 

District is provided by Lakeshore Drive (a four-lane bidirectional local street).  In 

general, the streets of the surrounding districts are a mixture of parallel and curvilinear 

streets leading to lots that are rectangular, wedge, and irregularly shaped.   

 

Land Use. On the Lake Pontchartrain lot side of the subject site are several docks, 

marinas, boat storages, and restaurants.  The majority of these properties have docks 

supported by pilings that extend into the fairway line of the New Basin Canal.  On the 

Lake Marina Avenue lot side of the subject site are a restaurant with a parking lot, a row 

of three story condominiums (with a townhouse appearance) a boat repair shop, and a lot 

with a docking area. The New Basin Canal is an inlet that provides the two large marinas 

and a few yacht clubs access to Lake Pontchartrain.  Seafood restaurants and the New 

Canal Lighthouse Museum and Education Center are to the north of the subject site. 

Additionally, West End Park sits across the New Basin Canal from the subject site.   

 

Immediately east of the subject site is a linear portion of Lakeshore Park that runs parallel 

to Lakeshore Drive extending from Robert E Lee Boulevard to Lake Pontchartrain.  On 

the other side of Lakeshore Park are is the LRS-2 Lake Vista and Lake Shore Single-

Family Residential District developed as a carefully planned neighborhood with interior 

green spaces.  The lots are developed with single-family residences that have 

contemporary architectural features and are situated beyond the required 20’ front yard 

setback.  Off-street parking spaces are uniformly provided, either in attached garages or 

on paved driveways.  

 

The LRM-1 Lake Area Low-Rise Multiple-Family Residential District also east of the 

subject site is composed of a series of irregular-shaped parcels that were developed in the 

late 20
th

 Century in a suburban manner. Immediately south of subject site, along Lake 

Marina Drive (on the west side of Lakeshore Drive) is the LC Lake Area General 

Commercial District.  This district is developed with a large office building (Ochsner 

hospital satellite facility), other commercial buildings and restaurants with large asphalt 

paved parking lots.  Southwest of the subject site is the LRM-2 Lake Area High-Rise 

Multiple-Family Residential District developed with two high rise condominium 

buildings and a few apartment complexes.  

 

Southeast of the subject site is a large shopping center on the corner of West End 

Boulevard and West Robert E Lee Boulevard.  The shopping center is developed with 

single and multi-story structures constructed of masonry and concrete with paved 

parking, front and rear, that can accommodated over 1,000 cars.  This shopping center 

houses fast food restaurants, a fitness facility, a grocery store, a pharmacy, and other 

commercial shops that service the surrounding neighborhoods and marinas. 
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B. What is the zoning and land use history of the site?  

 
 Zoning:   
   1929 – "E" Commercial District 

 1953 – "F" Heavy Commercial District  

1970 – C-1 General Commercial District 

Current – B-2 Neighborhood Business District
1 

   Effective 8/12/15 – S-LM Suburban Lake Area Marina District 

Land Use:  
 1929 – Commercial Building 

1949 – Commercial/Light Industrial 

   1999 – Commercial
2 

 

 

C. Have there been any recent zoning changes or conditional uses in the area? If so, do 

these changes indicate any particular pattern or trend?   

 

In the past five years, within approximately 1,200 feet of the subject site, there have been 

four conditional use requests. 

 

Zoning Docket 103/14 was a request for a condition use to permit the sale of alcoholic 

beverages for off-premises consumption at a gasoline service station in a B-2 

Neighborhood Business District.  The municipal address is 7840 Lakeshore Drive. The 

City Planning Commission recommended approval of the request, which was 

subsequently approved by the City Council. This site is approximately four (4) blocks 

from the subject site. 

 

Zoning Docket 083/13 was a request to amend Conditional Use Ordinance No. 25,121 

(ZD096/12) which permitted alcoholic beverage sales at a standard restaurant, to permit a 

reduction in parking and additional landscaping, in a B-2 Neighborhood Business 

District. The municipal address is 7400 Lakeshore Drive. The City Planning Commission 

recommended approval of the request, which was subsequently approved by the City 

Council. This site is next to the subject site. 

 

Zoning Docket 061/12 was a request for a conditional use to permit the sale of alcoholic 

beverages for on-premises consumption at a standard restaurant in a B-2 Neighborhood 

Business District. The municipal address is 7842 Lakeshore Drive. The City Planning 

Commission recommended approval of the request, which was subsequently approved by 

the City Council. This site is approximately four (4) blocks from the subject site. 

 

  

                                                 
1 ZD 9-84. The zoning of the subject site was changed from C-1 General Commercial District to B-2 

Neighborhood Business District.  The request was approved by the City Council and adopted December 7, 1989 

Ord  No 13569 MCS.     

 

2 The 1999 Land Use Plan presented a generalized indication of land uses, and was not lot-specific. 
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Zoning Docket 096/12 was a request for a conditional use to permit the sale of alcoholic 

beverages for on-premises consumption at a standard restaurant in a B-2 Neighborhood 

Business District.  The municipal address is 7400 Lakeshore Drive. The City Planning 

Commission recommended approval of the request, which was subsequently approved by 

the City Council. This site is approximately four (4) blocks from the subject site. 

 

All zoning actions listed above involving alcohol sales for on or off premises 

consumption were approved by both the City Planning Commission and the City Council.  

The staff has identified a trend towards allowing establishment to sell alcohol in the area; 

three out of the four zoning applications received were filed for conditional uses for the 

sale of alcohol.  All were subsequently approved by the City Council. 

 

D. What are the comments from the Design Review staff? 

 

Site Layout 

 

The subject site is irregular in shape and located along Lakeshore Drive.  The site has 

133’-0” of frontage along Lakeshore Drive and 121’-7” along the New Basin Canal with 

a depth of approximately 108’-0”.  The site has an overall area of approximately 14,762 

square feet. The site is developed with two-story structure with a stucco and glass front 

façade and metal r-panels on the sides and rear. The structure is located on Lake Marina 

Avenue side of the site approximately 2’-8” from the side property line and 9’-7” from 

the front property line. The ground floor of the structure measures approximately 80’-0” 

wide and 50’-0” deep with an interior area of 3,927 square feet excluding the garage. The 

first floor of the structure is used as a reception space and includes a vestibule, an office, 

restrooms, storage, several small reception areas, a kitchen, a screened patio and a garage. 

The second floor is L-shaped and measures approximately 56’-0” wide and 58’-0” deep 

with an interior area of approximately 3,263 square feet. The second floor is used as a 

private residence and is not included in this proposal. The site is also developed with 

several exterior decks and patios and has docking capabilities along the New Basin Canal 

frontage. There are two curb cuts along Lakeshore Drive and two off-street parking 

spaces are available in the garage which measures 23’-0” wide by 32’-0”.  

 

Proposed Use 

 

The location currently operates as a reception hall that allows guests to provide their own 

catering and beverages. The applicant is proposing to sell alcoholic beverages at the 

reception site during events only. The applicant is not proposing any physical changes to 

the site or building; therefore, the size of events at the facility will not change. Presently, 

the applicant offers valet parking for reception attendees and they intend to continue that 

service.  
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Landscaping  

 

There are three trees planted in planting pits in the public right-of-way, two spaced 

approximately 50’-0” apart located on the north end of the site and one at the south end.  

There are two palm trees in raised boxes in the front yard area on the south end of the lot.  

The applicant has also landscaped a 3’-0” wide strip in front of the structure flanking the 

front entrance. The side yard located at the north end of the site is enclosed with a 

wooden fence.  

 

Trash Storage   

 

The applicant’s site plan does not indicate the location of trash storage. In order to ensure 

that trash is properly stored and screened from view, the staff recommends the following 

proviso: 

 

• The applicant shall submit a site plan that indicates the location of the trash 

storage, and the type and height of screening. The screening device for trash 

storage shall be an opaque wood fence at least six (6) feet in height and is subject 

to the review and approval of the City Planning Commission staff. 

 

Additionally, a litter abatement plan should be adhered to in order to mitigate the 

possibility of increased litter due to the sale of alcoholic beverages for on-premises 

consumption. Therefore, should this application be approved, the staff recommends the 

following proviso: 

 

• The developer shall provide to the City Planning Commission a litter abatement 

program letter approved by the Department of Sanitation, inclusive of the stated 

location of refuse storage, the type and quantity of trash receptacles, the frequency 

of trash pickup by a contracted trash removal company, and the clearing of all 

litter from the sidewalks and the street right-of-way.  The name and phone 

number of the owner/operator of the facility shall be included in this letter to be 

kept on file in case of any violation.  In no case shall refuse be stored so that it is 

visible from the public right-of-way. 

 

Lighting   

 

The applicant has not submitted a lighting plan. A streetlight exists in the public right-of-

way immediately in front of the reception facility. Additionally, during a site visit the 

staff noticed recessed lights over the main entrance as well as a light over the garage 

door. The existing lighting on the site should be sufficient for the existing use and the 

proposed sale of alcoholic beverages for on-premises consumption.   
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Signage   

 

The submitted proposal does not include any new signage; however, there is an existing 

attached sign. The B-2 Neighborhood Business District allows for an accessory flat sign 

limited to 4 square feet per lineal foot of street frontage, or 20% of the area of the front 

wall, whichever is less. To ensure that existing and any proposed signage meets the 

Comprehensive Zoning Ordinance requirements, if the proposal is recommended for 

approval, it should be subject to the following proviso: 

 

• The applicant shall submit signage plans for all existing and proposed signage to 

City Planning Commission for review and approval. All exterior signage shall be 

in accordance with the requirements of Article 5, Section 5.6.6 Permitted Signs 

and Article 12, Section 12.2 General Sign Regulations of the CZO.  No signage 

promoting alcoholic beverages shall be permitted on the exterior of the building 

or visible from the exterior of the building. 

 

Supplementary Use Standards 

 

Article 11, Section 11.13 Uses Which Sell Alcohol of the CZO sets standards for the 

approval of such alcoholic beverage outlet applications. 

 

In the B-1, B-1A and B-2 Districts in which such use is authorized the following 

standards apply: 

 

a) Approval of a permit for alcohol beverage outlets shall be based on a 

determination by the City Council that the proposed use shall not be injurious to 

nearby properties or contrary to the public interest or neighborhood program of 

conservation or improvement. 

 

b) This determination shall take into consideration the interior square footage of the 

proposed site, the type and intensity of other uses in the area, and the number of 

businesses in the vicinity which have been issued an alcoholic beverage permit. 

 

In regards to standard “a”, the petitioned site is currently operating as a reception facility 

which allows guests to provide their own catering and alcoholic beverages. Therefore, 

permitting the sale of alcoholic beverages for on-premises consumption should not be any 

more impactful than the current use. 

 

In regards to standard “b”, the reception facility occupies an area of less than 5,000 

square feet per the regulations of Article 5, Section 5.4.5 of the CZO. In the immediate 

vicinity there are three standard restaurants that have received permits serve alcoholic 

beverages for on-premises consumption through the conditional use process
3
, as well as 

other ABOs. There are no other reception facilities in the immediate area. 

 

  

                                                 
3 See ZD096/12, ZD061/12, ZD083/13 and ZD103/14 in Section C of this report. 
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Other provisions 

 

To assure the reception hall continues to not negatively impact the surrounding area the 

staff recommends the following proviso: 

 

• The sale of alcoholic beverages at the reception facility shall be permitted only 

during and in conjunction with scheduled events.  

 

Should the conditional use be approved, the staff recommends the following standard 

proviso to ensure that licenses and permits are appropriately issued by the Department 

and Safety and Permits in accordance with the requirements of the conditional use.   

 

• The Department of Safety and Permits shall not authorize and/or issue any 

licenses for this project until final development plans are approved by the City 

Planning Commission and recorded with the Office of Conveyances. Failure to 

complete the conditional use process by properly recording plans within a one 

year time period or failure to request an administrative extension as provided for 

in Article 16, Section 16.9.11 of the CZO will void the conditional use approval. 

 

E. What is the potential traffic impact? What are the off-street parking and off-street 

loading requirements? Can the required number of off-street parking spaces be 

provided on site, or would a waiver be required? 

 

Traffic 

  

The petitioned site is accessable by Lakeshore Drive (a four-lane bidirectional street) that 

accommodates the current moderate level of traffic created by the reception facility and 

surrounding businesses.  This conditional use is not expected to increase the current level 

of traffic because any event held at the site would attract approximately the same number 

of guests regardless of whether or not alcohol was being served.  Therefore, it is expected 

that the reception facility would generate essentially the same level of traffic regardless 

of whether or not the conditional use is granted. Approval of this conditional use request 

would not pose any foreseeable negative traffic impact to neighboring residences or 

businesses. 

 

Parking 

 

In accordance with Article 15, Section 15.2.1(Table 15.A) and Article 11, Section 11.63 

of the CZO, reception facilities are required to provide screened off-street parking spaces 

at a rate of 1 per 75 square feet of floor space in the seating area.  The commercial space 

on the first floor is 3,927 square feet, thereby 53 off-street parking spaces are required.  

The site provides 2 covered off-street parking spaces.  The additional required 51 off-

street parking spaces are grandfathered to the site as verified by the Department of Safety 

and Permits on July 20, 2015.  There are no additional parking requirements associated 

the sale of alcohol beverages. 
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Loading 

 

Article 15, Section 15.3.1 and Table 15.G Off-Street Loading Requirements of the CZO 

requires restaurants and general service establishments, with an area between two 

thousand and ten thousand square feet (2,000 sq. ft. – 10,000 sq. ft.) to have one off-street 

loading space.  The floor area of the existing reception facility falls within this 

requirement.  The site does not provide any off-street loading spaces.  However, 

according to the Department Safety and Permits, one off-street loading space is currently 

grandfathered to the site – thus satisfying the off-street loading requirement.     

 

F. Are there any comments from other agencies, departments or committees? 

  

The request was considered by the Planning Advisory Committee at its meeting on July 

22, 2015.   A representative for the applicant was present and described the request.  The 

committee passed a motion of no objection subject to further review by the City Planning 

Commission. 

 

G. What effects or impacts would the proposed conditional use have on adjacent 

properties? 

 

As noted above, the use of the site as a reception facility is permitted by right, while the 

sale of alcoholic beverages at the reception facility for on-premises consumption is 

allowed only as a conditional use.  Reception facilities, regardless of whether or not they 

sell alcoholic beverages, can have impacts similar to any number of retail, restaurant, or 

other service uses of comparable size, including moderate levels of traffic, discussed 

above, litter and noise.  These impacts are generally inoffensive to the other uses in the 

business districts in which those reception facilities are located.  In addition, the closest 

residential neighborhood is over 200’ away from the subject and is separated by 

Lakeshore Drive and a linear park built up on a 15’ embankment.  It is not unusual for 

businesses to sell alcohol in the area as there are thirteen alcohol beverages licenses 

operating in the area (see Figure 2. Alcohol Beverages Licenses 2014) .  The staff 

concluded that permitting the sale of alcohol for on-premises consumption should not be 

any more impactful than the current use, as the reception facility currently allows guests 

to provide their own catering and alcoholic beverages.  
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Figure 2: Alcohol Beverage Licenses, 2014 

 

III. Are the proposed actions supported by or in conflict with the policies and strategies 

of the Plan for the 21
st
 Century: New Orleans 2030? 

 

The proposed conditional use does not conflict with the Plan for the 21
st
 Century, 

commonly known as the Master Plan.  “Chapter 14: Land Use Plan” of the Master Plan 

designates the future land use of the petitioned site as Mixed-Use Maritime. The goal, 

range of uses and development character for this Mixed-Use Maritime designation are 

copied below: 

 

MIXED-USE MARITIME 

 

Goal: Preserve and provide areas for maritime-related residential and commercial uses 

east of Chef Pass on properties adjacent to Chef Menteur Highway in Lake St. Catherine 

(Planning District II), along a certain portion of the Mississippi River Gulf Outlet near 

Interstate 510, and around harbors along Lakes Pontchartrain. 

 

  

Petitioned Site 
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Range of Uses: Single-Family residential, fishing camps and boathouses, marinas, yacht 

clubs, maritime associations, community sailing, maritime-related businesses and 

supporting commercial uses.  New development shall only be permitted in accordance 

with State regulations.  

 

Development Character: Scale (height and massing) and allowed uses to match existing 

character of surrounding areas. 

 

The issue of alcoholic beverage sales as a conditional use in the Mixed-Use Maritime 

Future Land Use Categories is not addressed by the Master Plan.  Thus, the decision 

whether or not to grant a conditional use may be made on a case-by-case basis. 

 

IV. SUMMARY 
  

Zoning Docket 066/15 is a request for a conditional use to allow the sale of alcoholic 

beverages at a reception facility proposed for a site bounded by the Lakeshore Drive, the 

New Basin Canal, Lake Marina Avenue, and Lake Pontchartrain   The staff believes that 

the sale of alcoholic beverages is appropriate for the reception facility use, as it is 

customary for reception facilities to serve alcoholic beverages in conjunction with events.  

It is also appropriate given both the B-2 Neighborhood Business District and the Mixed-

Use Maritime future land use designation both allow for encourage commercial uses that 

serve the area.  To assure the reception hall to continue to not negatively impact the 

surrounding area the staff recommends the imposition of provisos requiring compliance 

with the use standards for reception facilities in the CZO and the additional provisos all 

listed below. 

 

V. PRELIMINARY STAFF RECOMMENDATION 

 

The staff recommends APPROVAL of Zoning Docket 066/15, a request for a 

conditional use to authorize the sale of alcoholic beverages for on-premises consumption 

at a reception hall in a B-2 Neighborhood Business District, subject to the following five 

(5) provisos. 

 

Provisos   

 

1. The Department of Safety and Permits shall not authorize and/or issue any 

licenses for this project until final development plans are approved by the City 

Planning Commission and recorded with the Office of Conveyances. Failure to 

complete the conditional use process by properly recording plans within a one 

year time period or failure to request an administrative extension as provided for 

in Article 16, Section 16.9.11 of the CZO will void the conditional use approval. 
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2. The applicant shall submit a site plan that indicates the location of the trash 

storage, and the type and height of screening. The screening device for trash 

storage shall be an opaque wood fence at least six (6) feet in height and is subject 

to the review and approval of the City Planning Commission staff. 

 

3. The developer shall provide to the City Planning Commission a litter abatement 

program letter approved by the Department of Sanitation, inclusive of the stated 

location of refuse storage, the type and quantity of trash receptacles, the frequency 

of trash pickup by a contracted trash removal company, and the clearing of all 

litter from the sidewalks and the street right-of-way.  The name and phone 

number of the owner/operator of the facility shall be included in this letter to be 

kept on file in case of any violation.  In no case shall refuse be stored so that it is 

visible from the public right-of-way. 

 

4. The applicant shall submit signage plans for all existing and proposed signage to 

City Planning Commission for review and approval. All exterior signage shall be 

in accordance with the requirements of Article 5, Section 5.6.6 Permitted Signs 

and Article 12, Section 12.2 General Sign Regulations of the CZO.  No signage 

promoting alcoholic beverages shall be permitted on the exterior of the building 

or visible from the exterior of the building. 

 

5. The sale of alcoholic beverages at the reception facility shall be permitted only 

during and in conjunction with scheduled events. 

 

VI. REASONS FOR RECOMMENDATION 

 

1. The sale of alcoholic beverages for on-premises consumption at a reception 

facility is appropriate as a conditional use for the site in a B-2 Neighborhood 

Business District. 

 

2. Negative impacts that are sometimes associated with the sale of alcoholic 

beverages for on-premises consumption can be sufficiently mitigated through the 

compliance with recommended use standards of the CZO and additional provisos.  

We have included those in this report. 

 

3. Minimal adverse impacts are anticipated given the site’s location in the B-2 

District. 
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