
 
 

November 27, 2023 

 

New Orleans City Planning Commission 

1300 Perdido Street, 7th Floor 

New Orleans, Louisiana 70112 

CPCinfo@nola.gov 

 

 Re: Master Plan Amendment Proposal PD-3-01 

  December 5, 2023 Hearing 

  

Audubon Riverside Neighborhood Association (“ARNA”) opposes PD-3-01 request to re-designate 

Riverside Marketplace (5300-5400 Tchoupitoulas) to Mixed-Use Medium Density (“MUM”) from General 

Commercial. 

 

It is ARNA”s understanding that this request was initiated city-wide by the City to seek zoning changes in 

commercial designations in order to promote housing.  While ARNA supports this goal and applauds the 

City in taking steps to address housing needs, it does not support this proposed re-designation at this site as 

it is believed it will do more harm than good.  As noted by CPC Staff, the current designation, General 

Commercial, allows for conditional use residential housing above the ground floor.  There are areas 

throughout uptown New Orleans that house commercial establishments on the base floor and residential 

housing above, including parts of ARNA (Magazine Street).  However, no one has ever sought to add 

residential housing to the site at issue, despite the apparent profitability given the location.  Moreover, there 

is no indication this will change with re-designation to MUM,  Accordingly, the proposal is supported by 

nothing more than a blanket hope for the best without any supporting data. 

 

Furthermore, it is more likely than not that re-designation to MUM will allow for more intense, commercial 

uses (given profitability) that are inconsistent and incompatible with the surrounding residential zoning.  

MUM designations disfavor residential development and allow for uses diametrically inconsistent with 

residential life, such as office towers, medical campuses, multi-story parking garages, and industrial uses 

that can and do operate at all hours of the day and night.  It would also displace the current commercial uses 

that are residentially focused and serve and compliment the surrounding neighborhood.  To the extent the 

City truly wants to promote residential development at the specific site, it should down-zone it to Mixed-

Use Low Density, which promotes residential development awhile protecting against commercial uses that 

are inconsistent with residential life.  Re-designation to Mixed-Use Low Density is also entirely consistent 

with the zoning of the surrounding neighborhood (Residential Pre-War Low Density). 

 

Again, ARNA applauds the City seeking solutions to address housing, but cautions that a one-size-fits-all 

approach to re-designate general commercial to MUM may do more harm than good when the attributes of 

specific sites are considered, as is the belief for this particular site.  Accordingly, ARNA respectfully 

opposes the request and suggests that if the goal truly is to promote residential development, this site should 

be zoned Mixed-Use Low Density. 

 

With regards, 

 

 

       Victoria E. Emmerling 

       Vice President & Chair of Zoning & Planning 

       Audubon Riverside Neighborhood Association 
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November 27, 2023 

 

New Orleans City Planning Commission 

1300 Perdido Street, 7th Floor 

New Orleans, Louisiana 70112 

CPCinfo@nola.gov 

 

 Re: Master Plan Amendment Proposal PD-3-06 

  December 5, 2023 Hearing 

 

Audubon Riverside Neighborhood Association (“ARNA”) opposes PD-3-06 request to designate 

a block of residential housing to inconsistent and incompatible Mixed-Use Medium Intensity 

(“MUM”) and/or Institutional (“INS”) zoning. 

 

As correctly noted by CPC staff, the request to up-zone this location was already considered and 

rejected as part of the 2011 FLUM amendment process – and correctly so.  The area is 

predominantly residential, with the site at issue currently zoned as HU-RD2 Two-Family 

Residential District, consistent with the residential nature of the area.  It is the site of some of the 

most dense, multi-family, affordable housing in the area, and the applicable zoning should protect, 

not threaten that character.  This is particularly true where the City is attempting to increase 

housing, not eliminate it. 

 

Designation of this site to MUM or INS would run afoul of the land use strategies of preserving 

neighborhood character, promoting predictability in residential investment and development, and 

enhancing quality of life features of the area.  Indeed, a designation to MUM/INS would turn the 

nature and character of the area on its head.  MUM/INS designations disfavor residential 

development and allow for uses diametrically inconsistent with residential life, such as office 

towers, multi-story parking garages, and industrial uses that can and do operate at all hours of the 

day and night.  Moreover, responsible urban planning calls for buffer zones between residential 

areas and intense zoning designations at the other end of the spectrum, but designation of this site 

to MUM/INS precludes any buffer zone.  Indeed, it places the possibility of these highly 

inconsistent uses directly across the street from residential homes.  The City should not allow 

further erosion of much needed affordable residential housing through an attempt at spot zoning 

cloaked in a request for a FLUM re-designation.  Accordingly, the CPC Staff correctly 

recommended denial of the request to re-designate this site as MUM/INS, and ARNA supports 

that determination. 

 

That being said, ARNA opposes the remainder of the CPC Staff recommendation.  Specifically, 

the CPC staff recommends the location be re-designated to Residential Pre-War Medium Density, 

although not requested by any applicant.  ARNA opposes this proposal because it is not necessary 

and would render this site inconsistently designated from that of the remainder of the surrounding 

neighborhood of which it is a part.  As noted in the report, the zoning districts permitted under 

current FLUM designation (Residential Pre-War Low Density) and the staff’s proposed FLUM 

designation (Residential Pre-War Medium Density) are identical with one exception.  Residential 
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Pre-War Medium Density does not allow for  HU-RD1 Two-Family District, while Pre-War Low 

Density does.  ARNA does not support removal of this zoning designation as an option for 

development in its area.  As set forth in the CZO: 

 

The designated purpose of the HU-RD1 Two-Family Residential District is 

intended to provide for the creation and maintenance of urban neighborhoods 

consisting of compact residential areas having a mix of housing types. The district 

accommodates two-family developments on smaller lots in older, more densely 

populated sections of the City. This district also allows higher residential densities 

when a project is providing significant public benefits such as long-term affordable 

housing. Limited non-residential uses such as places of worship, historic 

neighborhood commercial establishments, and recreational facilities that are 

compatible with surrounding residential neighborhoods may be allowed. 

 

It is the goal of ARNA to promote residential development of all types so long as it is consistent 

with the scale and character of the surrounding neighborhood, and accordingly, ARNA supports 

low impact zoning designations that promote residential use and development, including allowing 

zoning for HU-RD1 Two-Family districts.  Because the existing Residential Pre-War Low Density 

allows for the exact same development as that allowed by Residential Pre-War Medium Density 

(proposed by Staff) plus allowing for HU-RD1 Two-Family zoning,  ARNA supports maintaining 

the current FLUM designation of Residential Pre-War Low Density.  This would also keep the 

zoning of the site at issue consistent with the remainder of the surrounding neighborhood. 

 

In sum, ARNA opposes the request to re-designate the site at issue to MUM/INS and supports the 

CPC staff recommendation that it be denied.  ARNA also favors maintaining the FLUM 

designation of Residential Pre-War Low Density as it allows for all development allowed by 

Residential Pre-War Medium Density (proposed by CPC Staff) while maintaining HU-RD1 Two-

Family district as an available zoning designation for development. 

 

       With regards, 

 

 
       Victoria E. Emmerling 

       Vice President & Chair of Zoning & Planning 

       Audubon Riverside Neighborhood Association 

        

 

 

 



 
 

November 27, 2023 

 

New Orleans City Planning Commission 

1300 Perdido Street, 7th Floor 

New Orleans, Louisiana 70112 

CPCinfo@nola.gov 

 

 Re: Master Plan Amendment Proposal PD-3-09 

  December 5, 2023 Hearing 

  

Audubon Riverside Neighborhood Association (“ARNA”) opposes PD-3-01 request to re-

designate a block of Tchoupitoulas Street (5500 Tchoupitoulas) to Mixed-Use Medium Density 

(“MUM”) from Mixed-Use Low Density.  The City Planning Commission should deny this 

request, as recommended by CPC Staff. 

 

The area is predominantly residential, with the site at issue currently zoned as Mixed-Use Low 

Density, consistent with the residential nature of the area.  It currently houses low impact 

commercial establishments directed at serving residential needs.  However, MUM designations 

disfavor residential development and allow for uses diametrically inconsistent with residential life, 

such as office towers, multi-story parking garages, and industrial uses that can and do operate at 

all hours of the day and night.  Responsible urban planning calls for buffer zones between 

residential areas and intense zoning designations at the other end of the spectrum, such as MUM, 

but designation of this site to MUM precludes any buffer zone.  Indeed, it places the possibility of 

these highly inconsistent uses directly across the street from residential homes in a predominantly 

residential and historic neighborhood.  The CPC Staff correctly found that re-designation of this 

site would impermissibly constitute spot-zoning, in violation of City policy. 

 

In sum, re-designation of this site to MUM would run afoul of the land use strategies of preserving 

neighborhood character, promoting predictability in residential investment and development, 

enhancing quality of life features of the area, and prohibiting spot zoning.  Accordingly, ARNA 

opposes the underlying request to re-designate the site to MUM and joins with CPC Staff in urging 

that this request should be denied. 

 

 

With regards, 

 

 
       Victoria E. Emmerling 

       Vice President & Chair of Zoning & Planning 

       Audubon Riverside Neighborhood Association 
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Cameron M Boissiere

From: Beth Benson <drbethbenson@gmail.com>
Sent: Monday, November 27, 2023 6:02 AM
To: CPCINFO; Joseph I. Giarrusso; Claire F. Byun
Subject: Re: FLUM Proposals PD-3-01, PD-3-06 & PD-03-09

EMAIL FROM EXTERNAL SENDER: DO NOT click links, or open attachments, if sender is unknown, or the message 
seems suspicious in any way. DO NOT provide your user ID or password. If you believe that this is a phishing 
attempt, use the reporting tool in your Outlook to send this message to Security. 

 

Hello, 

 

I am a resident in the Audubon Riverside Neighborhood and I oppose the Future Land Use Map re-designation proposals 
PD-3-01, PD-3-06 & PD-03-09.  The requested re-designations are not compliant with City policies and strategies for land 
use planning.  They do not serve to preserve and enhance the predominantly residential areas surrounding the 
sites.  Please deny Requests PD-3-01, PD-3-06 & PD-03-09 and maintain the zoning as currently designated. 

 

Sincerely, 

Mary E Benson 

328 Octavia St 

New Orleans, LA 70115 
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Cameron M Boissiere

From: Lourdes Burke <lamb331c@gmail.com>
Sent: Monday, November 27, 2023 12:03 PM
To: CPCINFO
Cc: Joseph I. Giarrusso; Claire F. Byun
Subject: FLUM Proposals PD-3-01, PD-3-06 & PD-03-09

EMAIL FROM EXTERNAL SENDER: DO NOT click links, or open attachments, if sender is unknown, or the message 
seems suspicious in any way. DO NOT provide your user ID or password. If you believe that this is a phishing 
attempt, use the reporting tool in your Outlook to send this message to Security. 

 
I am a resident in the Audubon Riverside Neighborhood and I oppose the Future Land Use Map re-designation proposals 
PD-3-01, PD-3-06 & PD-03-09.  The requested re-designations are not compliant with City policies and strategies for land 
use planning.  They do not serve to preserve and enhance the predominantly residential areas surrounding the 
sites.  Please deny Requests PD-3-01, PD-3-06 & PD-03-09 and maintain the zoning as currently designated 
 
 
Thank you.  
Lourdes Burke  
 
 
Sent from my iPhone 
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Cameron M Boissiere

From: Attie Carville <abcarville@gmail.com>
Sent: Sunday, November 26, 2023 10:01 PM
To: CPCINFO; Joseph I. Giarrusso; Claire F. Byun
Subject: FLUM Proposals PD-3-01, PD-3-06 & PD-03-09

EMAIL FROM EXTERNAL SENDER: DO NOT click links, or open attachments, if sender is unknown, or the message 
seems suspicious in any way. DO NOT provide your user ID or password. If you believe that this is a phishing 
attempt, use the reporting tool in your Outlook to send this message to Security. 

 
All:  
 
I am a resident in the Audubon Riverside Neighborhood and I oppose the Future Land Use Map re-designation proposals 
PD-3-01, PD-3-06 & PD-03-09.  
 
In addition, the requested re-designations are not compliant with City policies and strategies for land use planning. 
These proposals do not protect or enhance the existing neighborhood, and, in fact, would allow for more intense 
commercial developments and would negatively impact residential life.  
 
Please deny Requests PD-3-01, PD-3-06 & PD-03-09 and maintain the zoning as currently designated. 
 
Respectfully,  
Attie Carville  
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Cameron M Boissiere

From: Kate Cowhey <kate.cowhey@gmail.com>
Sent: Monday, November 27, 2023 10:58 AM
To: CPCINFO
Cc: Joseph I. Giarrusso; Lesli Harris; hse098@legis.la.gov; Claire F. Byun
Subject: FLUM Proposals PD-3-01, PD-3-06 & PD-03-09

EMAIL FROM EXTERNAL SENDER: DO NOT click links, or open attachments, if sender is unknown, or the message 
seems suspicious in any way. DO NOT provide your user ID or password. If you believe that this is a phishing 
attempt, use the reporting tool in your Outlook to send this message to Security. 

 
Hello,  
 
I hope all are well and had a great Thanksgiving. I am a resident in the Audubon Riverside Neighborhood, and I oppose 
the Future Land Use Map re-designation proposals PD-3-01, PD-3-06 & PD-03-09. I would like to submit the following 
comments related to proposals PD-3-01, PD-3-06 & PD-03-09.  
 
PD03-01  
I grew up a few blocks away from Riverside Marketplace, and in my experience of living in this area, what has made the 
complex acceptable to the surrounding neighborhood has been the fact that it has never reached the potential of its 
current zoning. There has rarely, if ever, been a time in my lifetime that the retail units were all occupied. Furthermore, 
even when most of them were rented, the stores themselves were not packed with patrons. The area has provided 
neighborhood-serving retail/commercial establishments that realistically have been fit into a low density category. My 
experience with the character and climate of this neighborhood growing up gave me the desire and confidence to 
purchase a home half a block from Riverside Marketplace, where I currently live.  
 
Changing the zoning to Mixed-Use Medium Density to allow for increased density of this lot is not appropriate. Any 
proposed use should be in keeping with the de-facto use of the area, which has (for at least the past 25ish years that I 
have been a resident of this neighborhood) been low density. A Mixed-Use Low Density designation is much more 
reflective of the actual character of the neighborhood and has already successfully supported neighborhood-scale 
residential/commercial concentrations in surrounding communities. The area encompassed by PD3-01 is along the edge 
of a low density, historic, residential neighborhood, and as such, it should be given low density zoning. Since the lot 
backs up to the port, the area that can realistically access it by walking is limited to half what it would be if the lot were 
located in the center of a neighborhood. The Mixed-Use Medium Density goal of creating a neighborhood center to 
enhance walkability and serve as a focal point within a neighborhood does not fit with the location of this land, which is 
only walkable within a semicircle. The Mixed-Use Low Density goal of increasing neighborhood convenience and 
walkability within and along edges of neighborhoods with low density residential and neighborhood-serving 
retail/commercial establishments, however, fits perfectly with a location that borders the neighborhood. Due to the 
unavoidable limitations on walkability, the designation of medium, as opposed to low, density in this area will further 
increase automobile traffic to this destination. The traffic will have to go through the neighborhood, due to the limited 
points of entry to this area, and the increased density of traffic will have an unduly negative impact on the existing 
neighborhood. We already see the impact of this type of increased density daily during morning or evening rush hour on 
Tchoupitoulas Street since the expansion of Children's Hospital.  
 
PD-3-09 
For the reasons outlined above, I oppose the change of the area to Mixed-Use Medium Density as well. The current 
zoning designation allows for appropriate commercial use to serve the surrounding residential neighborhood while 
maintaining the character of the neighborhood.   
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PD-3-06 
Changing the designation to Mixed-Use Medium Density would allow for commercial uses that would be completely 
incongruent with the surrounding residential neighborhood. As someone who grew up on Eleonore Street between 
Tchoupitoulas and Front Street, I can attest to the residential character of this area, which would be irrevocably 
damaged if that area were used for expansion of commercial and industrial purposes. The current zoning designation 
already allows for work-force housing in keeping with the character of the neighborhood.  
 
Overall, the requested re-designations for PD-3-01, PD-3-06 & PD-03-09 are not compliant with City policies and 
strategies for land use planning.  They do not serve to preserve and enhance the predominantly residential areas 
surrounding the sites.  Please deny Requests PD-3-01, PD-3-06 & PD-03-09 and maintain the zoning as currently 
designated. 
 
Thank you in advance for your careful consideration of this matter and your work in preserving the character of the 
Audubon Riverside Neighborhood.  
 
Sincerely, 
 
Kate Cowhey 
520 Valmont St. 



From: Robert Denny <rkdenny1@gmail.com> 

Sent: Monday, November 27, 2023 1:39 PM 

To: CPCINFO 

Cc: Joseph I. Giarrusso; Claire F. Byun; board 

Subject: Comment - Master Plan Amendment Proposals PD-3-06, PD-3-09, PD-3-01 

 

EMAIL FROM EXTERNAL SENDER: DO NOT click links, or open attachments, if sender is unknown, or 

the message seems suspicious in any way. DO NOT provide your user ID or password. If you believe 

that this is a phishing attempt, use the reporting tool in your Outlook to send this message to 

Security. 

 

To whom it may concern,  

I'm writing to express my opposition to Master Plan Amendment proposals PD-3-06, PD-3-09 and PD-3-

01.   

 

 

I oppose PD-3-06, the request to redesignate the site at issue to MUM/INS, and agree with the CPC staff 

recommendation that it be denied.  I am in favor of maintaining the FLUM designation of Residential 

Pre-War low density as it allows for all development allowed by Residential Pre-War Medium Density 

while maintaining HU-RD1 two-family district as an available zoning designation. 

 

I also oppose PD-3-09, as redesignation of the site to MUM would run afoul of land use strategies of 

preserving neighborhood character, promoting predictability in residential investment and 

development, enhancing quality of life features in the area and prohibiting spot use zoning.   

 

Finally, I am in opposition to PD-3-01 seeking to redesignate Riverside Marketplace to Mixed-Use 

Medium Density ("MUM") from General Commercial.   

 

Thanks and Best Regards, 

 

--  

Robert K. Denny  

RKDenny1@Gmail.com 

(225) 954-5527 

6334 Annunciation St. 

New Orleans, Louisiana 70118 



From: Mary Fanning Horaist <m.horaist@gmail.com> 

Sent: Monday, November 27, 2023 1:43 PM 

To: Joseph I. Giarrusso; Claire F. Byun; CPCINFO 

Subject: Filing Objection to proposed change in the FLUM for Audubon Riverside 

Neighborhood re Tchoupitoulas Properties addressed in PD-3-01, PD-3-06 

and PD-03-09 

 

EMAIL FROM EXTERNAL SENDER: DO NOT click links, or open attachments, if sender is unknown, or 

the message seems suspicious in any way. DO NOT provide your user ID or password. If you believe 

that this is a phishing attempt, use the reporting tool in your Outlook to send this message to 

Security. 

 

Dear City Leaders: 

 

 

I am a resident in the Audubon Riverside Neighborhood and I oppose the Future Land Use Map re-

designation proposals PD-3-01, PD-3-06 & PD-03-09.   

 

 

The requested re-designations are not compliant with City policies and strategies for land use planning.   

They do not serve to preserve and enhance the predominantly residential areas surrounding the sites.   

 

 

Please deny Requests PD-3-01, PD-3-06 & PD-03-09 and maintain the zoning as currently designated. 

 

 

I sincerely hope that you will deny these requests as, as I write this, and for the past week, our 

neighborhood has had to tolerate the already intrusive HELICOPTERS, NOT MEDEVAC, mind you, to the 

tune of: 

7 arrivals today, just since midnight 

7 departures, just today 

For a TOTAL OF 14 Overhead flights, JUST TODAY! 

 

 

INCREASE IN AIR TRAFFIC IN TWO YEARS 2800% 

READ THAT AGAIN...            2800% OVER 2021!!!  AND NOT MEDEVAC!! 

 

 

NO CHILD'S LIFE WAS AT STAKE. 

THE NOISE, VIBRATIONS TO OUR HOMES AND OUR VERY BODIES IS LIFE-ALTERING. 

And this was just since MIDNIGHT TODAY. 

 

 

We are predominantly a RESIDENTIAL NEIGHBORHOOD, technically mixed, but PRIMARILY Residential. 

 

 



We have had 18 wheelers barrel down our narrow streets, doing damage to our cars, our guests' cars 

and tenants' cars.  

MAJOR BODY DAMAGE...not to mention the ADDITIONAL SHAKING, VIBRATIONS AND DAMAGE FROM 

OVERWEIGHT VEHICLES WHICH TEAR UP OUR ALREADY AGING Streets and infrastructure. 

 

That does not begin to address the now additional "cut-through" traffic by those trying to avoid the Stop 

Signs and back up at State and Tchoupitoulas and State and Henry Clay Avenue.  Speeders have become 

a new danger to our walking population as well as our children and grandchildren. 

 

So, the increase or potential in COMERCIAL ACTIVITY IS UNACCEPTABLE AND COUNTER TO OUR PEACE 

OF MIND, LIFE AND CIRCUMSTANCES.  

 

 

PLEASE DO NOT APPROVE THESE REQUESTS!!! 

 

 

Thank you, 

Mary Fanning Horaist  


