
PLANNING DISTRICT 2 FUTURE LAND USE MAP AMENDMENT REQUESTS

STAFF REPORT

Request number: PD2-01

Applicant: City Planning Commission and Mayor’s Office

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

Commercial to MUM Mixed-Use Medium Density or MUH Mixed-Use 

High Density

Location: The petitioned properties are located along the South Claiborne Avenue 

corridor between Toledano Street and General Pershing Street. This area is 

within the Milan and Broadmoor Neighborhood of Uptown New Orleans.

FLUM Map:

Current Zoning: C-2 Auto-Oriented Commercial District



Current Land Use: The proposed FLUM amendment runs along South Claiborne Avenue 

between Toledano Street and General Pershing Street. There are primarily 

auto-oriented businesses, such as gas stations, automobile parts, and vehicle 

detailing stores along this section of the South Claiborne Avenue corridor. 

There are several local restaurants, and a few smaller strip malls with three 

to four businesses adjacent to each other. There are also several apartment 

complexes and one place of worship.

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 corridor is approximately .4 miles 

(2,000 feet) in length and includes properties that front South Claiborne 

Avenue between Toledano Street and General Pershing Street. The 

proposed area is zoned as a C-2 Auto-Oriented Commercial District. The 

proposed area has historically been utilized by neighborhood commercial 

entities. Currently there are several national chain restaurants and box stores 

that accommodate high frequency vehicle traffic. A few smaller strip malls 

exist that accommodate local businesses and restaurants. There is also a 

local place of worship and a few apartment complexes along the subject 

corridor.

Figures 1. & 2. Subject Site

Surrounding Land Use Trends: Along South Claiborne Avenue, both to the 

East and West of the proposed corridor, is zoned as MU-1 Medium Intensity 

Mixed-Use district. These areas have a mix of chain restaurants, large box 

retail stores, places of worship, medical complexes, and multi-family 

residential housing. Directly north and south of the proposed corridor is 

zoned HU-RD2 Historic Urban Residential Two-Family and is mostly 

comprised of single- and two-family residential uses.  

Surrounding FLUM Designations: The surrounding FLUM designations in 

the area include MUM Mixed-Use Medium Density, and RLD-PRE 

Residential Pre-War Low Density. The MUM Mixed-Use Medium Density 

FLUM designation accommodates a wider range of zoning districts, many 

focused on a mixed-use environment, allowing for a range of commercial 

intensities, along with medium and high-density multi-family residential 

developments. Land uses within the adjacent MUM FLUM designations on 

either side of the proposed site include large box retail stores, a medical 

campus, and larger multi-family apartment complexes. The RLD PRE-War 



Low Density FLUM designation surrounding the proposed area follows 

more historic land use patterns, with smaller lot sizes and uses are limited 

to single- two- or multi-family dwellings up to 4 units and some 

neighborhood commercial uses that are no more than 3 stories.

Impacts: The subject area has a Future Land Use Map designation of 

General Commercial. General Commercial FLUM designation intentions 

are to limit residential uses, promote auto-centric commercial uses and are 

suburban in their design standards. 

This area of South Claiborne Avenue, having the FLUM designation of 

General Commercial, is not congruent with both the immediate eastern and 

western sections of South Claiborne Avenue, which are both MUM Mixed-

Use Medium Density. Changing the FLUM to the MUM designation would 

enable a more cohesive and longer stretch of South Claiborne Avenue to 

have the same opportunities for future development with a wider range of 

zoning districts that allow for more residential 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.

The applicant recommended either changing the FLUM designation to 

MUH Mixed-Use High Density or MUM Mixed-Use Medium Density. The 

MUH FLUM designation is geared towards suburban auto-oriented, high 

intensity commercial purposes. For instance, the MUH designation allows 

for C-3 Heavy Commercial District while the MUM designation restricts 

that zoning district. South Claiborne Avenue is a major thoroughfare that 

offers a wide range of job opportunities and access to the major job centers 

via walking and transit.  Moreover, the surrounding historic residential land 



uses on either side of South Claiborne Avenue have been historically low-

density residential in nature and have smaller lot sizes. 

Future zoning changes in the proposed area that permit additional 

residential developments are more compatible with the master plan and the 

existing land-use trends within the South Claiborne corridor. Changing the 

FLUM designation to MUM would encourage future developments that 

increase the number of housing units while encouraging more neighborhood 

scale commercial developments that allow residents to walk or take transit 

along the corridor for work or retail purposes.

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

Density.

Reason for Recommendation:

1. The recommendation allows for a longer stretch of South Claiborne Avenue 

to have the same FLUM designation and, therefore, compatible zoning 

districts.

2. The MUM designation is more compatible with the surrounding historic 

land use trends in this section of South Claiborne Avenue than the MUH 

designation, which is more oriented towards suburban auto-oriented 

developments.

3. The MUM designation supports several mixed uses, including commercial, 

single-, two-, and multi-family residential uses, which provides 

opportunities for affordable housing development near existing big box 

stores and medical industry developments, and along high frequency 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 comment from Lee Dupont with a general comment is support of the FLUM process. 

Leah LeBlanc from the Greater New Orleans Housing Alliance spoke in support of the 

motion saying that it will help with increasing housing opportunities for residents. Tyler 

Russell, Director of the Mayor’s Office of Community Assets and Investments spoke in 

favor of the motion. Dwight Norton, Chief of Planning and Development of the Regional 

Transit Authority, spoke in favor of the intention of this motion and several others that 

would change the FLUM designations to MUM, promoting Transit Oriented Development. 

Joanna Farley, Planner at the RTA, also spoke in favor of this motion and several other 

requests that encourage changing the FLUM of areas to MUM which would improve multi-

modal access and increased housing opportunities along major thoroughfares around the 

city. Commissioner Steeg made a motion to approve the motion according to staff’s 



recommendation. The motion was seconded by Commissioner Brown and unanimously 

adopted.

Motion:

BE IT MOVED BY THE CITY PLANNING COMMISSION THAT PLANNING 

DISTRICT 2-01 IS HEREBY RECOMMENDED FOR APPROVAL. BE IT FURTHER 

MOVED THAT THE EXECUTIVE DIRECTOR IS HEREBY AUTHORIZED TO 

NOTIFY THE CITY COUNCIL OF SAID ACTION.

YEAS:  Alexander, Brown, Jordan, Steeg, Stewart

NAYS:  None 

ABSENT:  Flick, Joshi-Gupta, Lunn, Witry

Reasons for Recommendation:

1. The recommendation allows for a longer stretch of South Claiborne Avenue 

to have the same FLUM designation and, therefore, compatible zoning 

districts.

2. The MUM designation is more compatible with the surrounding historic 

land use trends in this section of South Claiborne Avenue than the MUH 

designation, which is more oriented towards suburban auto-oriented 

developments.

3. The MUM designation supports several mixed uses, including commercial, 

single-, two-, and multi-family residential uses, which provides 

opportunities for affordable housing development near existing big box 

stores and medical industry developments, and along high frequency transit 

lines.



PLANNING DISTRICT 2 FUTURE LAND USE MAP AMENDMENT REQUESTS

STAFF REPORT

Request number: PD2-02

Applicant: City Planning Commission and Mayor’s Office

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

Commercial to MUM Mixed-Use Medium Density or MUH Mixed-Use 

High Density

Location: The petitioned area is located within the B.W. Cooper, Central City, and 

Hoffman Triangle neighborhoods along the South Claiborne Avenue 

corridor. The area is bounded by Earhart Boulevard southbound to Simon 

Bolivar Boulevard, Simon Bolivar Boulevard westbound one block to Clio 

Street, Clio Street northbound to Magnolia Street, Magnolia Street one 

block westbound to Erato Street, Erato Street one block northbound to Clara 

Street, Clara Street two blocks westbound to Martin Luther King Jr. 

Boulevard, Martin Luther King Jr. Boulevard one block northbound to 

Willow Street, Willow Street one block to South Claiborne Avenue, and all 

properties fronting S. Claiborne Avenue and adjacent to the properties 

designated with the General Commercial zoning district from Felicity Street 

upbound to Washington Avenue. 



FLUM Map:

Current Zoning: C-1 General Commercial District and C-2 Auto-Oriented Commercial 

District

Current Land Use: Properties within the proposed area comprise a mix of small and large box 

retail stores, drive-thru food chain stores, gas stations, warehouses, places 

of worship, single- two- and multi-family residences, and a number of 

undeveloped sites. 

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 proposed area covers approximately .7 

miles (3,740.50 feet) along South Claiborne Avenue and .65 miles 

(3,417.50 feet) along Earhart Boulevard. The area is physically bounded by 

Interstate 10 and U.S. Highway 90, including on ramps and off ramps to the 

transportation systems. The proposed area is zoned as a C-1 General 

Commercial District and a C-2 Auto-Oriented Commercial District. The 



area had historically been a mix of multi-family and two-family housing, 

but after the highway system was completed in the 1960s, the area shifted 

to an auto-centric commercial area, including many uses that still exist such 

as gas stations, drive-thru food chains, larger box retail stores, and 

warehouses. Today, the proposed area along South Claiborne Avenue is 

very auto-centric and land use generally consists of small and large box 

retail stores such as the Home Depot and drive-thru food chain stores, 

several gas stations, and warehouses underneath the US90 and I-10 

transportation system.

Figures 3. Subject Area

Surrounding Land Use Trends: Adjacent to the subject area is a mix of 

zoning districts including HU-RM2 Multi-Family Residential District, HU-

MU Neighborhood Mixed-Use District, HU-B1A Neighborhood Business 

District, HU-RD2 Two-Family Residential District, and MU-1 Medium 

Intensity Mixed-Use District. This diverse mix of zoning districts currently 

has a wide variety of uses including commercial activity, medium density 

housing, multi-, two-, and single-family housing, and neighborhood 

commercial businesses that coexist in a more neighborhood scale 

environment. 

Further along South Claiborne Avenue are predominantly auto-oriented 

commercial businesses, such as drive-thru chain restaurants and small box 

retailers and several strip malls. 

Figure 1. Subject Area Figure 2. Subject Area
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