
PLANNING DISTRICT 3 FUTURE LAND USE MAP AMENDMENT REQUESTS 

STAFF REPORT RECONSIDERATION

Reconsideration:        Planning District 3, item 1 (PD03-01)

Applicant: City Planning Commission and City Council District B

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

Commercial to MUM Mixed-Use Medium Density

Location: The petitioned property takes up the entirety of Square 70A, in the Sixth 

Municipal District. The municipal address is 5400 Tchoupitoulas Street. 

FLUM Map:

Current Zoning: C-2 Auto-Oriented Commercial District

Current Land Use: The proposed site is the location of a Riverside Market strip mall which 

extends from 5300 to 5400 Tchoupitoulas Street. The entire shopping center 

has approximately 600 parking spots. Commercial activity includes a mix 



of big box stores, a large medical health center, dental office, cleaners, nail 

salon, restaurant, and a few other general commercial entities.  

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 Tchoupitoulas 

Street, Bellecastle Street, and Octavia streets in the West Riverside 

neighborhood, and is adjacent to the Mississippi River levee wall and Port 

of New Orleans property. The zoning of the area is C-2 Auto-Oriented 

Commercial. The site is currently a strip mall operated by the Riverside 

Market and has a mix of commercial and medical uses.

Figures 1. & 2. Subject Site

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

zoned as MI Maritime Industrial District, HU-MU Historic Urban 

Neighborhood Mixed-Use District, MU-1 Medium Intensity Mixed-Use 

District, and HU-RD2 Historic Urban Two-Family Residential District. The 

land use pattern in this portion of the West Riverside is a mix of high 

intensity industrial activity along the Mississippi River and general 

commercial and neighborhood commercial mixed with medium and low 

density residential.

Surrounding FLUM Designations: The surrounding FLUM designations in 

the area include MUM Mixed-Use Medium Density, MUL Mixed-Use Low 

Density, RLD-PRE Residential Low Density Pre-War, and IND Industrial. 

The Mixed-Use Medium Density and Mixed-Use Low Density designations 

are directly adjacent to the proposed site and accommodate a wider range 

of zoning districts; many focused on allowing for low and medium multi-

family residential developments, as well as commercial, and single- and 

two-family developments. Although there is a wide range of uses that can 

be developed in the surrounding area, the general building height 

requirements are no more than 60 feet with 5 stories maximum. Each of the 

neighboring FLUM designations also encourage a mix of ground floor 

commercial activity with residential above and promote 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 property has a Future Land Use Map designation of 

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

compatible zoning districts. The zoning districts compatible with the 

General Commercial FLUM designation limit residential uses, promote 

auto-centric commercial uses and are suburban in their design standards, all 

of which are inappropriate for the historic part of the City. 

The C-1, C-2 and C-3 zoning districts that are compatible with the site’s 

current FLUM designation, 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 MUM Mixed-Use Medium Density FLUM designation 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. 

Original Staff

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

Density.

Reasons for Recommendation:

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

that is an appropriate lot area to accommodate uses provided in the MUM 

Mixed Use Medium Density FLUM designation. 

2. The site encourages a more walkable environment with a broader range of 

zoning districts that are more compatible with zoning districts allowed 

under the proposed MUM FLUM designation.

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

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

opportunities for more housing developments to be located near job centers 

and along transit lines.

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 Michael Sherman of Sherman Strategies representing the landowner 

for the site supporting the MUM recommendation and would like to act on zoning changes 

as current tenants leases expire in the near future. Leah LeBlanc from the Greater New 

Orleans Housing Alliance spoke in support of the motion saying that the proposal supports 

more housing opportunities. Tori Emerling spoke in soft opposition of the proposal as she 

felt that staff’s recommendation for other FLUM amendment requests in the area were to 



deny MUM FLUM designations in this historic area. However, she generally supports 

increasing housing opportunities in the area as well. Commissioner Steeg asked staff why 

this FLUM request was to approve MUM. Staff explained that this was like other requests 

to change from General Commercial to Mixed-Use Medium Density along Tchoupitoulas 

Avenue, and that generally there would have to be a zoning change prior to any change 

occurring. Staff also explained that the opportunities for more residential uses are far 

greater in zoning districts that are compatible with MUM, while the current designation 

only allows residential uses above the ground floor through the conditional use process.  

Commissioner Steeg made a motion to approve 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 3-01 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 increased density along a major corridor 

that is an appropriate lot area to accommodate uses provided in the MUM 

Mixed Use Medium Density FLUM designation. 

2. The site encourages a more walkable environment with a broader range of 

zoning districts that are more compatible with zoning districts allowed 

under the proposed MUM FLUM designation.

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

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

opportunities for more housing developments to be located near job centers 

and along transit lines.

What does the Council Motion ask the CPC to reconsider?

The City Council asks the City Planning Commission to consider retaining the current 

FLUM designation of General Commercial (GC) rather than recommending a FLUM 

change to Mixed-Use Medium Density (MUM) for the property.  



Have any issues been raised relative to the potential impacts of the CPC’s original 

recommendation that may change or modify the analysis and recommendation?

No specific issues have been raised relative to the potential impacts of the CPC’s original 

recommendation. The FLUM change recommended by the City Planning Commission was 

intended to permit a greater range of mixed-uses that could provide increased housing 

densities, small scale retail, and provide for a walkable environment along a major street.

However, since the FLUM change process was initiated, amendments were made to the 

Comprehensive Zoning Ordinance that introduced dwellings above the ground floor as a 

permitted use in the C-2 District, the zoning district that applies to the petitioned site. As a 

result, where the land use regulations on this site only allowed for commercial uses, they 

now also allow for development of multi-story structures that provide commercial use on 

the ground floor and dwelling units above the ground floor by-right.

The C-2 District is one of the zoning districts that is compatible with the existing General 

Commercial FLUM designation. Since the goals of increasing housing densities and a 

walkable environment are now possible with the existing Zoning District and FLUM 

designation, staff supports the proposed reconsideration. 

Recommendation: Approval of the reconsideration of FLUM Designation Change to retain 

the current FLUM of General Commercial.

Reason for Recommendation:

1. The originally recommended Mixed-Use Medium Density FLUM 

designation is no longer needed for this site to promote a mix of residential 

and commercial uses because the existing zoning district regulations were 

amended to allow dwellings above the ground floor by-right in the C-2 

District, which is a compatible zoning district under the General 

Commercial FLUM Designation.



PLANNING DISTRICT 3 FUTURE LAND USE MAP AMENDMENT REQUESTS 

STAFF REPORT RECONSIDERATION

Reconsideration:       Planning District 3, item 3 (PD03-03)

Applicant: City Planning Commission

Request:  Change of Future Land Use Map Designation from NC Neighborhood 

Commercial to MUM Mixed-Use Medium Density 

Location: The petitioned area is located within the Hollygrove and Gert Town 

neighborhoods along the Earhart Boulevard corridor. The petitioned area 

includes properties along Earhart Boulevard designated with the 

Neighborhood Commercial Future Land Use Map Designation between 

Monroe Street and College Court.

FLUM Map:

Current Zoning: C-1 General Commercial District and HU-B1 Neighborhood Business 

District

Current Land Use: Properties within the proposed area comprise a warehouses, small box and 

large box retail, and a few strip malls. The event venue space Rock n Bowl 

and the restaurant the College Inn are included in the petitioned site which 

comprise two square blocks. There are also a few multi-family and two-

family residences along the north part of the area. 



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 .6 

miles (3,120 feet) along Earhart Boulevard and the parallel side streets one 

block to the west including Colapissa Street and Fig Street. The area is very 

auto-centric and land uses generally consist of warehouses, small box retail 

stores, and a few residences.  There are a few parcels undeveloped along the 

side streets. South Carrollton Avenue is the major intersecting thoroughfare 

which has 6 lanes of traffic and a streetcar line. The event venue space Rock 

n Bowl, the College Inn Restaurant, and a Save-A-Lot are included in the 

petitioned site along this intersection.

                                 

Figures 1. & 2. Subject Site

Surrounding Land Use Trends: The predominant land use trends 

surrounding the subject area are residential and educational. There is a large 

park stretching slightly more than two square blocks, a playground to the 

east of the petitioned site, and a few places of worship. Within the 

surrounding neighborhood streets there are a few small neighborhood 

businesses such as hair salons and auto mechanic shops. On the east side of 

South Carrollton Avenue are small and large retail box stores, including 

Costco and the Xavier University Campus.  The west side of the South 

Carrollton Avenue is a mix of neighborhood commercial, drive-thru 

restaurants, and two large places of worship including Carrollton Avenue 

Baptist Church and the Archdiocese of New Orleans.

Surrounding FLUM Designations: Directly above the petitioned area, the 

future land use designation is MUL Mixed-Use Low Density along Earhart 

Boulevard. East of the petitioned area along South Carrollton Avenue 

mostly has a MUM Mixed-Use Medium Density FLUM designation. South, 

along Earhart Boulevard, has a GC General Commercial FLUM designation 

for a two block by two block area, and then extends to the Neighborhood 

Commercial FLUM designations again on Earhart Boulevard. The 

remaining FLUM designations surrounding the proposed area include RLD-

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

INS Institutional.



Most of these FLUM designations are focused on creating an urban 

neighborhood footprint. Some of the FLUM designations allow for a range 

of residential uses ranging from two-family residential housing to high-

intensity commercial, and high-density affordable housing. The RLD-PRE 

Residential Pre-War Medium Density, where most of the housing is located 

near the petitioned area, is more limiting in uses and building regulations. 

RLD-PRE does allow for a variety of neighborhood business uses, and is 

focused on promoting walkable  residential environments. 

Impacts: The current FLUM designation of the petitioned area is NC 

Neighborhood Commercial. The Neighborhood FLUM designation doesn't 

allow for many zoning districts; four are specific to suburban areas and two 

are intended for more historic core neighborhoods leaving only two zoning 

districts compatible with this FLUM designation and the Historic Urban 

place designation, the HU-B1 Historic Urban Neighborhood Business 

District and the C-1 General Commercial District. Both of these districts 

severely limit residential uses. The HU-B1 District limits multi-family 

development to just four units and the C-1 District only allows dwellings 

above the ground floor as a conditional use. The recommendation to change 

the FLUM designation to MUM Mixed-Use Medium Density is more 

consistent with the surrounding land use trends, especially along South 

Carrollton Avenue with access to major shopping, restaurants, and streetcar 

line where allowing future zoning changes to zoning districts that permit 

additional residential development is compatible with the Master Plan and 

the existing land-use trends. The MUM designation would allow for a more 

diverse set of both multi-family and commercial developments scaled for a 

more walkable and transit-oriented environment.

Therefore, the staff recommends APPROVAL of the FLUM change from 

the NC Neighborhood Commercial to the MUM Mixed-Use Medium 

Density FLUM designation.

Original Staff

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

Medium Density.

Reasons for Recommendation:

1. The MUM recommendation allows for more diverse zoning districts that 

are compatible with the surrounding neighborhood zoning districts.

2. The current NC FLUM designation limits housing opportunities, which is 

inconsistent with the master plan’s goals of increasing housing 

opportunities across the City. The MUM designation supports several 

mixed uses, including neighborhood commercial and multi-family 



residential uses, which provides more opportunities for large and small 

business developments and larger affordable housing developments.

3. The proposed area is near a major streetcar, educational facilities, parks, and 

commercial retail stores. Changing the FLUM designation to MUM would 

encourage developments that are walkable and transit-oriented along 

Earhart Boulevard and the neighboring side streets.

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

spoke in support of the motion. Commissioner Brown made a motion to approve staff’s 

recommendation. The motion was seconded by Commissioner Steeg.

Motion:

BE IT MOVED BY THE CITY PLANNING COMMISSION THAT PLANNING 

DISTRICT 3-03 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:  Alexander, Brown, Jordan, Steeg, Stewart

NAYS:  None 

ABSENT:  Flick, Joshi-Gupta, Lunn, Witry

Reasons for Recommendation:

1. The MUM recommendation allows for more diverse zoning districts that 

are compatible with the surrounding neighborhood zoning districts.

2. The current NC FLUM designation limits housing opportunities, which is 

inconsistent with the master plan’s goals of increasing housing 

opportunities across the City. The MUM designation supports several 

mixed uses, including neighborhood commercial and multi-family 

residential uses, which provides more opportunities for large and small 

business developments and larger affordable housing developments.

3. The proposed area is near a major streetcar, educational facilities, parks, and 

commercial retail stores. Changing the FLUM designation to MUM would 

encourage developments that are walkable and transit-oriented along 

Earhart Boulevard and the neighboring side streets.



What does the Council Motion ask the CPC to reconsider?

The City Council asks the City Planning Commission to consider retaining the current 

FLUM designation of Neighborhood Commercial (NC) rather than recommending a 

FLUM change to Mixed-Use Medium Density (MUM) for the property.  

Have any issues been raised relative to the potential impacts of the CPC’s original 

recommendation that may change or modify the analysis and recommendation?

No specific issues have been raised relative to the potential impacts of the CPC’s original 

recommendation. The FLUM change recommended by the City Planning Commission was 

intended to permit a greater range of mixed-uses that could provide increased housing 

densities, small scale retail, and provide for a walkable environment along a major street.

However, since the FLUM change process was initiated, amendments were made to the 

Comprehensive Zoning Ordinance that introduced dwellings above the ground floor as a 

permitted use in the C-1 and HU-B1 Districts, the zoning districts that apply to the 

petitioned site. As a result, where the land use regulations on this site only allowed for 

commercial uses, they now also allow for development of multi-story structures that 

provide commercial use on the ground floor and dwelling units above the ground floor by-

right.

The C-1 and HU-B1 Districts are two of the zoning districts that are compatible with the 

existing Neighborhood Commercial FLUM designation. Since the goals of increasing 

housing densities and a walkable environment are now possible with the existing Zoning 

Districts and FLUM designation, staff supports the proposed reconsideration. 

Recommendation: Approval of the reconsideration of FLUM Designation Change to retain 

the current FLUM of Neighborhood Commercial.

Reason for Recommendation:

1. The originally recommended Mixed-Use Medium Density FLUM 

designation is no longer needed for this site to promote a mix of residential 

and commercial uses because the existing zoning district regulations were 

amended to allow dwellings above the ground floor by-right in the C-1 and 

HU-B1 Districts, which are compatible zoning districts under the 

Neighborhood Commercial FLUM Designation.



PLANNING DISTRICT 3 FUTURE LAND USE MAP AMENDMENT REQUESTS 

STAFF REPORT RECONSIDERATION

Reconsideration:       Planning District 3, item 5 (PD03-05)

Applicant: Council District A 

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

Pre-War to Institutional

Location: The petitioned property is located on Lots E, C and D, Square 14, in the 

Sixth Municipal District. The municipal addresses are 1311-1323 

Broadway Street. 

FLUM Map:

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

Current Land Use: Lot C (1311-15 Broadway St) - Tulane University Center for Sport
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