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City Planning Commission Staff Report

Executive Summary

Summary of Uptown and Carrollton Local Historic District Proposals:

The Historic Preservation Study Committee Report of April 2016, recommended 
the creation of the Uptown Local Historic District with boundaries to include the 
area generally bounded by the Mississippi River, Lowerline Street, South 
Claiborne Avenue and Louisiana Avenue, and the creation of the Carrollton Local 
Historic District with boundaries to include the area generally bounded by 
Lowerline Street, the Mississippi River, the Jefferson Parish line, Earhart 
Boulevard, Vendome Place, Nashville Avenue and South Claiborne Avenue. 
These partial control districts would give the Historic District Landmarks 
Commission (HDLC) jurisdiction over demolition. Additionally, it would give the 
HDLC full control jurisdiction over all architectural elements visible from the 
public right-of-way for properties along Saint Charles Avenue between Jena Street 
and South Carrollton Avenue, and over properties along South Carrollton Avenue 
between the Mississippi River and Earhart Boulevard.

Recommendation:

The City Planning Commission staff recommends approval of the Carrollton and 
Uptown Local Historic Districts as proposed by the Study Committee.

Consideration of the Study Committee Report:

City Planning Commission Public Hearing: The CPC holds a public hearing at 
which the report and recommendation of the Study Committee are presented and 
the public is afforded an opportunity to consider them and comment.

City Planning Commission’s recommendations to the City Council: Within 60 
days after the public hearing, the City Planning Commission will consider the 
staff report and make recommendations to the Council.
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City Council Action: The report and recommendation will be reviewed at an 
open meeting of the City Council within a reasonable time after transmittal of the 
report, but not more than 90 days thereafter.
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City Planning Commission Meeting CPC Deadline: 10/22/16
Tuesday, September 27, 2016 CC Deadline:  90 days from receipt

Council District: A-Guidry
      B-Cantrell

   

CONSIDERATION: Creation of the Uptown Local Historic District and Carrollton 
Local Historic District as proposed by the Historic Preservation 
Study Committee.

STAFF REPORT
To:  City Planning Commission

From: Robert Rivers, Executive Director
Paul Cramer, Planning Administrator

Prepared by: Sabine Lebailleux and Brittany Desrocher

Date: September 28, 2016

I. GENERAL INFORMATION:

Proposal: To consider the Historic Preservation Study Committee Report of April 2016, 
recommending the creation of the Uptown Local Historic District boundaries to 
include the area generally bounded by the Mississippi River, Lowerline Street, 
South Claiborne Avenue and Louisiana Avenue, and the creation of the Carrollton 
Local Historic District boundaries to include the area generally bounded by 
Lowerline Street, the Mississippi River, the Jefferson Parish line, Earhart 
Boulevard, Vendome Place, Nashville Avenue and South Claiborne Avenue. 
These partial control districts would give the Historic District Landmarks 
Commission (HDLC) jurisdiction over demolition. Additionally, it would give the 
HDLC full control over all architectural elements visible from the public right-of-
way for properties along Saint Charles Avenue between Jena Street and South 
Carrollton Avenue, and over properties along South Carrollton Avenue between 
the Mississippi River and Earhart Boulevard.

Why is City Planning Commission action required?

Chapter 16, Section 753 of the Louisiana State Legislation states that prior to the 
establishment of an historic preservation district a public hearing shall be held by 
the planning or zoning agency or commission serving the governmental unit, at 
which hearing the report and recommendations of the historic preservation study 
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committee shall be presented and an opportunity afforded the public to consider 
them. The planning commission shall then submit a final report with 
recommendations to the governing body. 

A. Current Regulations

Demolition in many of the city’s oldest neighborhoods is currently governed by the 
Neighborhood Conservation District Advisory Committee (NCDAC). Pursuant to 
Chapter 26, Article I, Section 26-3 of the New Orleans City Code of Ordinances, the 
purpose of the district was to preserve and stabilize neighborhoods through the protection 
of those structures that represent the character and quality of the neighborhood or the 
architectural history of New Orleans and to promote redevelopment that contributes to the 
historic character of the neighborhood. Demolition of any building in this area requires 
review and recommendations by the NCDAC and approval by the City Council. 

The NCDAC jurisdiction covers almost every neighborhood between the Mississippi 
River and Florida Avenue less and except local historic districts under the jurisdiction of 
the HDLC, CBDHDLC or VCC. More precisely, it encompasses the area generally 
bounded, on the east bank of the Mississippi River, by the Orleans/Jefferson Parish line, 
Metairie Road, Interstate 10, Norfolk-Southern Railroad track, Orleans Avenue, City Park 
Avenue, Wisner Boulevard, Interstate 610, Florida Boulevard, the Orleans/St. Bernard 
Parish line, and the Mississippi River; on the west bank of the Mississippi River, by 
Atlantic Avenue, Bodenger Boulevard, the Orleans/Jefferson Parish line, and the 
Mississippi River. The NCD also includes all National Register Historic Districts that are 
on the National Register of Historic Places and in addition to the Gentilly Terrace 
National Register District, the area bounded by the following streets, and those properties 
fronting on the bounding streets, beginning at Elysian Fields Avenue at Gentilly 
Boulevard, north along Elysian Fields Avenue to Filmore Avenue, east along Filmore 
Avenue to Peoples Avenue, south along Peoples Avenues to Gentilly Boulevard, and 
along Gentilly Boulevard back to Elysian Fields Avenue. Both the Uptown and Carrollton 
neighborhoods are currently covered by the NCDAC boundaries.
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Figure 1. Area under NCDAC jurisdiction

For the areas proposed, NCDAC jurisdiction would be replaced with the Historic District 
Landmarks Commission (HDLC).  Currently, these areas are designated as National 
Historic Districts by the National Park Service. The Uptown and Carrollton 
neighborhoods are not in Local Historic Districts so they are currently not subject to any 
review from HDLC. National Register Districts do not provide any controls over 
demolition, construction, or renovation. 

B. A Brief History of Planning in the Study Area and Vicinity 

The following events have culminated in the recommendation of the Study Committee:

1985: The Uptown District was placed on the National Register of Historic Places.

1987: The Carrollton District was placed on the National Register of Historic Places.

2015: The Uptown/Carrollton Historic Preservation Review Committee was established 
by the City Council.

2015: Uptown/Carrollton Preservation Review Committee holds public meetings and 
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makes a recommendation regarding boundaries and levels of jurisdiction.

2016: HDLC forwards Study Report and committee recommendations to the City 
Planning Commission.

C. General reasons for the Creation of a Historic District 

In addition to recognizing the historical value of an area and furthering the educational, 
cultural, and economic welfare of the public, there are a number of additional specific 
benefits to creating a historic district:

1. The declaration of local historic district status preserves the historical 
integrity of the area and prevents intrusion of buildings that are not in 
character with the surroundings.

2. The ability to regulate and control demolitions assists in securing the 
preservation of valuable buildings while providing a thorough review 
process for demolition applications.

3. There are advantages and incentives in the form of investment tax credits, 
façade easements, and restoration tax abatements.

4. Design control over new construction would assure the environmental and 
architectural integrity of the area. Rehabilitation investments are protected 
by the review of adjacent properties and foster an atmosphere for 
reinvestment.

5. The “demolition by neglect” provisions of the HDLC assist in preventing 
the deterioration of existing structures.

D. Authority of the HDLC over Local Historic Districts with Partial Control 

The authority of the HDLC over Local Historic Districts differs from one district to 
another. The Study Committee recommends a partial control over the proposed Uptown 
and Carrollton Local Historic Districts. There are different levels of partial control. For 
example the Garden District Local Historic District was created in 2007 giving the HDLC 
jurisdiction over new construction, demolition, and demolition by neglect, but did not 
include renovation, or addition. The partial control districts proposed for Uptown and 
Carrollton would give the HDLC jurisdiction over demolition only, except for properties 
sharing a property line with either Saint Charles or South Carrollton Avenues. These two 
corridors would be full control.
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1. The designation of a partial control local historic district would give the 
Historic District Landmarks Commission jurisdiction within the stated 
boundaries and the authority to regulate demolitions of privately owned 
buildings.

E. Authority of the HDLC over Local Historic Districts with Full Control

The Study Committee recommends full control over the properties of the Uptown and 
Carrollton Local Historic Districts that share a property line with either St Charles 
Avenue between Jena Street and South Carrollton Avenue, and over properties along 
South Carrollton Avenue between the Mississippi River and Earhart Boulevard.

1. The designation of a full control local historic district would give the 
Historic District Landmarks Commission jurisdiction within the stated 
boundaries and the authority to regulate new construction, additions and 
demolitions of privately owned buildings, as well as any other work to the 
exterior of a property visible from the public right-of-way.

2. No new private building, structure, or edifice shall be constructed until 
after an application for a Certificate of Appropriateness as to exterior 
architectural features has been submitted to and approved by the Historic 
District and Landmark Commission. Similarly, if earthworks of historical 
or archeological importance exist in a district, there shall be no excavating 
or moving of earth, rock, or subsoil without a Certificate of 
Appropriateness.

3. The Historic District and Landmark Commission shall not consider 
interior arrangement or use, but shall consider the relationship of the 
exterior of the building concerned with all others in the district so as to 
avoid incongruity and promote harmony therewith. In all instances the 
Commission shall regulate those outside surfaces of a building that can be 
viewed from a public right of way or street.

4. Nothing in the enabling legislation shall be construed to prevent ordinary 
maintenance or repairs which do not involve a change of design, material, 
or of the outward appearance of a building. 

F. Proposed Districts Boundaries

The proposed Uptown and Carrollton Local Historic Districts boundaries are intended to 
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closely follow the boundaries of the existing Carrollton and Uptown National Register 
Districts. However, so as to be easily understood, the Study Committee recommends to 
simplify these boundaries and include a few areas that fall outside of the National 
Register Districts but contain numerous historic buildings. 

 Figure 2. Uptown and Carrollton National Historic Districts
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Proposed Uptown Local Historic District boundaries: 

Figure 3. Proposed Uptown Local Historic District

The proposed north, west, east and south boundaries of the proposed Uptown Local 
Historic District are simplified in comparison to the existing boundaries of the National 
Register. In addition, the Tulane and Loyola Universities properties were carved out of 
the proposed boundaries. 

Boundaries description:

Starting at the intersection of South Claiborne Avenue and Louisiana Avenue to St. 
Charles Avenue, turn right and proceed to Delachaise Street. Turn left and proceed 
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toward the river to Tchoupitoulas Street. Turn left on Tchoupitoulas Street and proceed 
upriver to Louisiana Avenue. Turn right on Louisiana Avenue and proceed to the river’s 
edge. Follow the river’s edge to Lowerline Street.  Turn right on Lowerline Street and 
proceed towards the lake to the intersection of Lowerline Street and South Claiborne 
Avenue. Turn right on South Claiborne Avenue and proceed down river until the 
intersection of Louisiana Avenue and South Claiborne Avenue.  This boundary excludes 
Tulane and Loyola Universities1 as well as those properties located in the St. Charles 
Avenue Local Historic District and The Garden District Local historic district.

Proposed Carrollton Local Historic District boundaries:

                Figure 4. Proposed Carrollton Local Historic District

1 Exempted by LA Revised Statute 25:745
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The boundaries of the proposed Carrollton Local Historic District are simplified in 
comparison to the boundaries of the existing National Register especially on the northern 
side of the district to include all properties to the south of Earhart Boulevard.

Boundaries description:

Start at the intersection of Martin Luther King Blvd. and Vendome Place. Proceed to the 
intersection of Vendome Place and Dart Street. Turn left and proceed toward the rear 
property line of the building facing Vendome Place to the intersection of Grape Street and 
Octavia Street. Proceed down the centerline of Octavia Street to the intersection of 
Octavia and Walmsley Avenue. Turn left and proceed to the rear property line of the 
property at the corner of Octavia and Walmsley Avenue.  Turn right and proceed along 
the rear property lines of the properties fronting on Octavia Street to the rear property line 
of the property fronting Fontainebleau drive.  Turn left and proceed along the rear 
property lines of the buildings fronting Fontainebleau Drive to the property lines 
separating 4421 and 4415 Fontainebleau Drive.  Turn right and proceed across 
Fontainebleau Drive and along the property line separating 4428 and 5416 Fontainebleau 
Drive.  Proceed along the rear property lines of the buildings fronting Octavia Street to 
Hewes Street.  Turn right on Hewes Street and proceed to the intersection of Octavia and 
Hewes Street.  Turn left and proceed to the property line separating 3738 and 3724 
Octavia Street.  Turn right and proceed to the rear property line of the buildings fronting 
Nashville Avenue.  Turn left and proceed along the rear property lines of buildings 
fronting Nashville Avenue to South Rocheblave Street. Turn right and proceed to the 
intersection of South Rocheblave and Joseph Street.  Turn left and proceed down the 
center line of Joseph Street to South Claiborne Avenue.  Turn right and proceed along the 
Centerline of South Claiborne Avenue to the intersection of Lowerline and South 
Claiborne Avenue. Turn left and proceed down the Centerline of Lowerline Street to the 
intersection with Leake Avenue.  Turn right and proceed down Leake Avenue. At the end 
of Leake Avenue proceed in the same direction to the parish line.  Proceed along the 
parish line to Earhart Expressway.  Proceed along Earhart Expressway until it becomes 
Earhart Boulevard.  Proceed along Earhart Boulevard to the intersection of Martin Luther 
King Jr. Blvd. Proceed along Martin Luther King Blvd to Vendome Place.  

The corridor along Saint Charles Avenue would become a continuation of the existing 
Saint Charles Avenue Local Historic District, which currently exists between Jackson 
Avenue and Jena Street. This full control district would be expanded from Jena Street to 
South Carrollton Avenue. The corridor along South Carrollton Avenue, between the 
Mississippi River and Earhart Boulevard would become a full control spine within the 
partial control Carrollton district.

Pursuant to RS 25:745, the properties or collection of properties under common 
ownership having any lot line on the  northerly side of St Charles between Calhoun Street 
and Law Road, or on the south side of St Charles between Broadway and Lowerline 
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Street, cannot be under the jurisdiction of a Local Historic District. These properties are 
Tulane and Loyola Universities properties, which will be excluded from HDLC 
jurisdiction.

II. PRELIMINARY STAFF RECOMMENDATION (August 23, 2016)

At the August 23, 2016 CPC meeting, the CPC staff presented the Historic Preservation 
Study Committee Report and general information about the local historic district without 
a recommendation. Written comments were accepted until 5pm, Monday September 19, 
2016. It is customary for the CPC to hold two public hearings prior to making a 
recommendation on the designation of a local historic district. 

III. CITY PLANNING COMMISSION PUBLIC HEARING (August 23, 2016)

The City Planner summarized the information in this report. Two speakers spoke in favor 
of the proposed districts.

Erin Holmes, representing the Preservation Resources Center said that HDLC staff is 
better equipped than NCDAC to review demolition applications of historic buildings. She 
also encouraged that new construction, additions or exterior work done to the façade of a 
building be reviewed by HDLC as well. Additionally, language that defines what 
constitutes a demolition should be revised.

Carole Gniady, representing the Louisiana Landmark Society, proposed review by HDLC 
for any major alteration which includes demolition, demolition by neglect, new 
construction, alteration of rooflines and any building addition visible from the public 
right of way.

IV. EXPLANATION AND EVALUATION OF REPORT CRITERIA

In analyzing the appropriateness and extent of the proposed local historic districts, six 
criteria were developed by the Historic Preservation Study Committee. Four additional 
criteria are used by the City Planning staff in its evaluation of the proposal. 

A. Study Committee Criteria

Criterion #1 – History – Does the origin and historical development of the area span 
more than 50 years?

The National Register Designation Report gives a well-researched description of how the 
Uptown area was developed from the 1820’s through the early twentieth century as a 
suburb of the old city of New Orleans. 
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The town of Carrollton was platted in 1833 and early development started with the 
creation of the New Orleans and Carrollton Railroad. Most of its development occurred 
between 1880 and the late 1930’s. The town was later annexed to New Orleans in 1874. 

Criterion #2 – Identity – Does the area have an identifiable name, function, ethnic or 
cultural association? Is it associated with historic events, personalities or a natural 
resource such as a body of water or a type of vegetation?

Uptown’s broad definition is derived from the historic definition including the area 
upriver from Canal Street, which was known in the 19th century  as the dividing line 
between the predominantly Francophone area downriver and the predominantly 
Anglophone area upriver. However the boundaries of the Uptown National Historic 
District encompass a much smaller area. It is an urban residential area of about 750 
blocks set along the Mississippi River and developed mostly during the 19th century, as a 
suburban development of the old city of New Orleans. As stated in the National Register 
Designation Report, “the resulting historic district mainly represents the Victorian and 
early 20th century architectural tastes with a historic period defined as c.1820 to 1935.”

Carrollton was once a town of its own before being annexed by New Orleans. It was 
linked to New Orleans by the street car line, which is the oldest line operating in the 
USA. The National Register Designation Report mentions that it developed as a 
“bedroom” suburb of New Orleans and was essentially populated with middle and upper 
class New Orleanians. 

Criterion #3 – Integrity – Does the area have a consistent street character; an 
identifiable physical character which ties the area together? Are there major 
repeating elements such as rows of shotgun houses or houses on a grand scale, etc.? 
Are there unifying elements such as scale, materials, architectural types or the 
buildings relationship to the street?

The National Register Designation Report describes how Uptown has not suffered a 
significant loss of integrity because the Victorian and early twentieth century architectural 
characteristics have remained. The area was developed in a way that created narrow and 
deep lots with houses built close to each other giving it a very urban character. The Study 
Committee Report documents that most of the building types in Uptown reflect the 
American rather than the French Creole tradition.

Carrollton is abounding with both elaborately styled shotgun homes and newer style 
bungalows. The National Register Designation Report states that “there are relatively few 
places in the South where one could find a 19th – early 20th century townscape of this size 
and intactness.”

In Uptown and Carrollton, the oak lined Saint Charles and Carrollton Avenues and 
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streetcars also participate to the aesthetic that defines both neighborhoods. 
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Criterion #4 – Physical Condition – Does the area have a sense of well-being? Does 
the area have a potential for revitalization because a viable building stock still 
exists?

As documented in the National Register Designation report, there are almost 11,000 
buildings in Uptown, which is unmatched as a cultural resource in any of the Gulf Coast 
States. According to a comparative study that was done in conjunction with Alexandria, 
Louisiana, the only major city in the state which has been completed surveyed, there are 
numerous second-rate buildings in Uptown which would be first-rate anywhere else. The 
Carrollton district contains over 5,000 buildings. Overall, most of the area has remained 
in good condition over the years.

Both Uptown and Carrollton benefit of a well preserved building stock, which greatly 
contribute to the well-being of both neighborhoods. HDLC jurisdiction would ensure that 
that the high quality building stock is preserved.

Criterion #5 – Regional Expression – Is the area illustrative of any phase of local 
building practices or lifestyle that could be considered historically significant? 
Examples: galleries or balconies, service wings, sidewalk stoops or local vegetation 
and gardens.

The National Register Designation Report states that architectural quality of Uptown is 
difficult to assess because of it large size. However the quality of buildings, and the range 
of architectural periods it represents is unprecedented. It contains Louisiana’s finest 
examples of Queen Anne Revival residential architecture and one of the two or three 
largest collections of shotgun houses in the Deep South. 

According to the National Register Designation report, the Carrollton Historic District is 
architecturally significant in the context of the southern United States because of its size, 
and its unusually fine collection of shotguns. It also is significant on the state level 
because of the quality of its landmarks and 20th century eclectic buildings. Finally it is 
distinguished on the local level because of its collection of New Orleans raised 
bungalows.

Criterion #6 -  Boundaries – What bounding streets, geographical features or 
property lines serve to separate the district from its surroundings?

The Uptown District is generally bounded by the Mississippi River, Lowerline Street, 
South Claiborne Avenue and Louisiana Avenue. Properties along Louisiana Avenue 
between Saint Charles and Tchoupitoulas Street are already located within the 
boundaries of the Garden District or Irish Channel Local Historic Districts; therefore, 
they are not included in Uptown. Similarly, properties fronting Saint Charles Avenue 
between Louisiana Avenue and Jena Street are not included in the Uptown District 
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proposal because they are already within the full-control Saint Charles Avenue Local 
Historic District.

The Carrollton District is generally bounded by Lowerline Street, the Mississippi River, 
the Jefferson Parish line, Earhart Boulevard, Vendome Place, Nashville Avenue and 
South Claiborne Avenue.

B. City Planning Criteria

The Comprehensive Zoning Ordinance does not set standards for review for 
consideration of creation of new local historic districts. However, the following criteria 
have been used in previous consideration of creation of Local Historic Districts in New 
Orleans.

1. Consistency with the Comprehensive Zoning Ordinance and Master Plan – 
The proposed historic district must be evaluated with respect to its consistency 
with the zoning ordinance and Master Plan.

Consistency with the Comprehensive Zoning Ordinance 

Zoning generally does not guard against the demolition of buildings that are 
architecturally significant, nor does it fully guard against the new construction styles 
that would be incompatible with existing structures. 

The area inside the boundaries of the proposed Uptown Local Historic District is 
within numerous zoning districts. Most residential areas are located in a HU-RD1 or 
HU-RD2 Historic Urban Two-Family Residential District. Saint Charles Avenue is 
mostly within an HU-RS Historic Urban Single-Family Residential District between 
Broadway Street and Napoleon Avenue. Magazine Street is generally within an HU-
B1 Historic Urban Neighborhood Business District. Uptown is interspersed with 
various other zoning districts. An HU-MU Historic Urban Neighborhood Mixed-
Use District covers Freret Street between Jefferson and Napoleon Avenues, most of 
the properties facing the north side of Tchoupitoulas Street, and a few others 
smaller areas within the neighborhood. A few C-2 Auto-Oriented Commercial 
District are found between Tchoupitoulas and the Mississippi River and at the 
intersection between South Claiborne and Louisiana Avenues. Properties along 
Broadway Street between Saint Charles Avenue and Oak Street are in majority 
within a HU-RM2 Historic Urban Multi-Family Residential District. Other multi-
family residential districts are interspersed throughout the neighborhoods between 
Saint Charles and South Claiborne Avenues, along with several HU-B1 Historic 
Urban Neighborhood Business Districts. 

A few design overlay districts also cover the area. These design overlay districts 
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provide design review by the City Planning Commission staff for new development, 
addition or enlargement of existing structures. However it does not provide 
demolition review by the City Planning Commission staff. South Carrollton 
Avenue, Oak Street, Tchoupitoulas Street, Magazine Street, Saint Charles Avenue, 
South Claiborne Avenue, and a portion of Freret Street between Napoleon and 
Louisiana Avenues are located within design overlay districts. 

South Carrollton Avenue, Oak Street, Tchoupitoulas Street, South Claiborne 
Avenue, and the portion of Freret Street between Napoleon and Louisiana Avenues 
are located within the EC Enhancement Corridor Design Overlay District. Pursuant 
to Article 18, Section 18.15 of the Comprehensive Zoning Ordinance, properties 
located within the EC Enhancement Corridor Design Overlay District shall adhere 
to the following guidelines:

Development Plan and design review is required for any structure, addition, or 
enlargement. The following approval standards are considered:

 Development shall promote safe, convenient, and attractive pedestrian 
and bicycle access.

 Compact neighborhood centers shall be created at major intersections to 
the extent possible in order to support transit.

 Development shall ensure compatibility between commercial uses and 
surrounding residential areas.

 The architectural design should be consistent with the context, character, 
scale and materials of structures in the adjacent areas.

 Neon signage is prohibited on the interior or exterior of windows, other 
than an “open” sign.

Magazine Street and Saint Charles Avenue are located within the CPC Character 
Preservation Corridor Design Overlay District. Pursuant to Article 18, Section 
18.14 of the Comprehensive Zoning Ordinance, properties located within the CPC 
Character Preservation Corridor Design Overlay District shall adhere to the 
following guidelines:

Development Plan and design review is required for any structure, addition, or 
enlargement. The following approval standards are considered:

 Design shall be compatible in scale, materials, street level uses, and 
spatial relationships with existing development in historic districts that 
retain unique character.

 Design shall preserve the rhythm of the street, doorways, and windows, 
although minor variations to add interest are allowed.

 Street façades shall be articulated with no blank walls along the street.
 All sides and areas of structures visible to the public shall be treated with 

materials, finishes and architectural details appropriate to primary street-
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facing façades. 

Because these design overlay district do not provide demolition review by City 
Planning Commission staff, there would not be jurisdictional overlap between 
HDLC and CPC in the proposed Uptown and Carrollton Local Historic Districts.

However, there would be jurisdictional overlap in the areas that are recommended 
for full control jurisdiction: South Carrollton and Saint Charles Avenue. Pursuant to 
Article 4, Section 4.5.B of the Comprehensive Zoning Ordinance, in local historic 
districts, the design guidelines of the Historic District Landmarks Commission shall 
prevail over building design standards of the Comprehensive Zoning Ordinance. 
Additionally, pursuant to Article 4, Section 4.5.B.11 when a property is located 
within a Local Historic District, developments are exempt from site plan and design 
review by the City Planning Commission but are subject to the review procedures of 
the HDLC.

 In cases of jurisdictional overlap between the full control local historic 
districts and the EC Enhancement Corridor Design Overlay District or the 
CPC Character Preservation Corridor Design Overlay District, the HDLC 
shall have sole authority to regulate all architectural elements visible from 
the public right-of-way.

Consistency with the Master Plan

The Historic Preservation Chapter of the Master Plan recognizes that New Orleans’ 
rich heritage is well known throughout the nation and the world and has potential to 
be a tremendous asset in the city’s global economic competitiveness.” It states that 
the City’s appealing historic character is not confined to the areas that tourists most 
commonly visit, and the many neighborhoods where New Orleanians live ought to 
be preserved. Therefore the proposal is consistent with the Master Plan.

The proposal is also consistent with other policies embodied in the “Land Use Plan” 
of the Master Plan, such as preserving and supporting the character of successful 
residential neighborhoods.

2. Density and Distribution of Historic Structures – A significant reason behind 
the proposal to create historic districts lies in the protection or preservation of 
important architectural and/or historic structures. Crucial to the consideration 
of such districts is both the number and distribution of historically rated 
structures.

According to the National Register Designation Report the Uptown  Historic 
District has a greatly superior grouping of 1820’s to 1935’s residences. The size of 
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the district distinguishes it from others in the region. Uptown National Historic 
District counts over 10,700 buildings with only an 18% intrusion rate. It is by far the 
biggest cultural resource in any of the Gulf States. Indeed, the second largest is 
Esplanade Ridge, which has approximately 4,300 buildings. The largest district 
outside of New Orleans is Key West, Florida with 3,200 buildings. 

According to the National Register Designation Report the Carrollton district was 
listed of statewide architectural significance for the quality of its 20th century 
historic revival buildings, which are large and imposing with considerable 
ornamentation, and on the local level for its collection of raised bungalows 
(basement houses), an archetype unique to the New Orleans area. The Carrollton 
Nation Historic District counts approximately 6,200 buildings with an intrusion rate 
between 17% and 21%.2

3. District Stability – An important factor in determining boundaries of historic 
districts is the idea of creating a uniform street scene and highly identifiable 
district, both in terms of visual image and land use activity. In evaluating the 
district stability of the proposed boundaries, the guidelines listed below are 
followed:

a. Include, as far as possible, those contiguous areas which contain a 
high percentage of historically valuable structures.

b. Eliminate those areas which have deteriorated beyond reasonable 
hope of resurgence or which contain a high degree of incompatible 
uses and relatively few historically valuable structures.

c. Because of the general belief that it is undesirable to unnecessarily 
regulate private properties, areas in which an immediate need for 
regulation is not demonstrated should generally not be 
recommended for inclusion in the proposed historic district. 

The proposed boundaries for both local historic districts closely match the boundaries 
of the existing national historic districts, where it has been demonstrated that there are 
a high percentage of historically valuable structures. The Study Committee 
recommended that these boundaries be extended and simplified as to be easily 
understood and so as to include numerous historic buildings that reflect the “tout 
ensemble” of the area. Considering that Uptown and Carrollton Districts are proposed 
for only partial control and would not affect the owners’ abilities to alter existing 
building or build new buildings, the Uptown and Carrollton Local Historic Districts 

2 The intrusion rates are 17% within the original Carrollton National Historic District, and  21% in the portion of the 
district that was subsequently added to the national district boundary. This later addition is bounded roughly by 
Claiborne, Nashville, Octavia, Grape and Lowerline. 



Uptown and Carrollton Local Historic Districts Proposal
20

regulations should not be considered onerous. 

As for the Saint Charles and South Carrolton corridors, which are recommended for 
full control, they are both two of the most important residential thoroughfares in New 
Orleans. Their wide neutral ground, with graceful live oaks, historic streetcar line and 
large historic mansions are elements that make both avenues widely recognized 
symbol of New Orleans. The St Charles Streetcar has been designated a National 
Historic Landmark by the Department of the Interior. 
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4. Relationship to Other Public Objectives – An objective of the City is to 
promote historic districts and landmarks for the educational, cultural, 
economic, and general welfare of the public. Other objectives are to maintain 
diversity, to stimulate the tourists industry, to foster economic development, 
and to establish and protect property values. 

The proposed partial control historic districts would provide review of demolition 
only, thereby preventing structures to be demolished without review by the Historic 
District Landmarks Commission. This would replace the current review process of the 
NCDAC. However the level of review would differ. Under HDLC jurisdiction, a 
Certificate of appropriateness will have to be issued by HDLC before any demolition 
permit can be issued by the Department of Safety and Permits. In considering an 
application for the demolition of a landmark or a building in an historic district, the 
following are considered:

 The historic or architectural significance of the building.
 The importance of the building to the tout ensemble of the district.
 The special character and aesthetic interest that the building adds to the 

district.
 The difficulty or impossibility of reproducing such a building because of its 

design, texture, material, or detail.
 The future utilization of the site.

In reviewing these criteria, HDLC would ensure the protection of historic structures. 
This historic district designation would protect this neighborhood to a certain degree 
since HDLC will not have jurisdiction over new construction, addition, or renovation. 
However, it would further protect the properties along Saint Charles Avenue and 
South Carrollton Avenue, which are recommended for full control. 

Several existing policies and procedures ensure that the other objectives of the City 
are met as well while protecting historic resources. The HDLC grants exceptions 
based on economic hardship. The HDLC accepts that many new materials have been 
developed that blend in with historic, older materials, but at a more reasonable price. 
HDLC actions can be appealed to the City Council, however, there are relatively few 
appeals since the staff is diligent in working out compromises. In addition, senior 
citizens are eligible for tax assessment freezes and rehabilitation of contributing 
commercial properties are eligible for state and federal tax credits. Finally, there are 
obvious economic benefits related to tourism that apply to the protection of historic 
resources. 

V. ADDITIONAL CONSIDERATION

The HDLC has determined that the current staff would be able to handle all new 
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demolition review within the proposed Uptown and Carrollton Local Historic Districts. 
However, one additional staff person would be needed in order to handle reviews 
associated with the full control jurisdiction over Saint Charles and South Carrollton 
Avenues. 

A portion of Saint Charles Avenue is currently located within a full control local historic 
district: Saint Charles Avenue Local Historic District. This district covers all properties 
fronting Saint Charles Avenue between Jackson Avenue and Jena Street. The City 
Planning Commission staff believes that considering the character and historical value of 
the entire avenue it would make good sense that the existing Saint Charles Avenue Local 
Historic District be expanded to the rest of the Saint Charles Avenue corridor. Because 
the portion of South Carrollton Avenue between the Mississippi River and Earhart 
Boulevard has very similar characteristic as Saint Charles Avenue in terms of 
architectural and cultural heritage, the City Planning Commission staff believes that this 
corridor also warrants full control jurisdiction. 

VI. SUMMARY AND PRELIMINARY RECOMMENDATION3

The Carrollton and Uptown Local Historic Districts with partial and full control have 
been proposed by the Historic Preservation Committee in accordance with State Law. The 
partial control districts would regulate demolition within the designated boundaries. The 
properties facing Saint Charles Avenue would be located within the full control Saint 
Charles Local Historic District. South Carrollton Avenue will be part of the Carrollton 
Local Historic District, but will be under full control of HDLC. The full control 
jurisdiction will regulate new construction, addition, demolition and all architectural 
elements visible from the public right-of-way. Based on criteria developed for the 
evaluation of proposed local historic districts, Uptown and Carrollton represent areas very 
worthy of consideration. 

The City Planning Commission staff recommends approval of the Carrollton and Uptown 
Local Historic Districts as proposed by the Study Committee. The recommended 
boundaries and limitations of the recommended partial control districts are as follows:

 Uptown: Starting at the intersection of South Claiborne Avenue and Louisiana 
Avenue to St. Charles Avenue, turn right and proceed to Delachaise Street. Turn 
left and proceed toward the river to Tchoupitoulas Street. Turn left on 
Tchoupitoulas Street and proceed upriver to Louisiana Avenue. Turn right on 
Louisiana Avenue and proceed to the river’s edge. Follow the river’s edge to 
Lowerline Street.  Turn right on Lowerline Street and proceed towards the lake to 
the intersection of Lowerline Street and South Claiborne Avenue. Turn right on 
South Claiborne Avenue and proceed down river until the intersection of 

3 The recommendation is subject to change by the City Planning Commission 
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Louisiana Avenue and South Claiborne Avenue.  This boundary excludes Tulane 
and Loyola Universities4 as well as those properties located in the St. Charles 
Avenue Local Historic District and The Garden District Local historic district.

 Carrollton: Start at the intersection of Martin Luther King Blvd. and Vendome 
Place. Proceed to the intersection of Vendome Place and Dart Street. Turn left and 
proceed toward the rear property line of the building facing Vendome Place to the 
intersection of Grape Street and Octavia Street. Proceed down the centerline of 
Octavia Street to the intersection of Octavia and Walmsley Avenue. Turn left and 
proceed to the rear property line of the property at the corner of Octavia and 
Walmsley Avenue.  Turn right and proceed along the rear property lines of the 
properties fronting on Octavia Street to the rear property line of the property 
fronting Fontainebleau drive.  Turn left and proceed along the rear property lines 
of the buildings fronting Fontainebleau Drive to the property lines separating 4421 
and 4415 Fontainebleau Drive.  Turn right and proceed across Fontainebleau 
Drive and along the property line separating 4428 and 5416 Fontainebleau Drive.  
Proceed along the rear property lines of the buildings fronting Octavia Street to 
Hewes Street.  Turn right on Hewes Street and proceed to the intersection of 
Octavia and Hewes Street.  Turn left and proceed to the property line separating 
3738 and 3724 Octavia Street.  Turn right and proceed to the rear property line of 
the buildings fronting Nashville Avenue.  Turn left and proceed along the rear 
property lines of buildings fronting Nashville Avenue to South Rocheblave Street. 
Turn right and proceed to the intersection of South Rocheblave and Joseph Street.  
Turn left and proceed down the center line of Joseph Street to South Claiborne 
Avenue.  Turn right and proceed along the Centerline of South Claiborne Avenue 
to the intersection of Lowerline and South Claiborne Avenue. Turn left and 
proceed down the Centerline of Lowerline Street to the intersection with Leake 
Avenue.  Turn right and proceed down Leake Avenue. At the end of Leake 
Avenue proceed in the same direction to the parish line.  Proceed along the parish 
line to Earhart Expressway.  Proceed along Earhart Expressway until it becomes 
Earhart Boulevard.  Proceed along Earhart Boulevard to the intersection of Martin 
Luther King Jr. Blvd. Proceed along Martin Luther King Blvd to Vendome Place.  

 The recommended partial control districts shall regulate demolition only. 

 The recommended full control districts shall regulate all architectural elements 
visible from the public right-of-way for properties sharing a property line with 
Saint Charles Avenue between Jena Street and South Carrollton Avenue, and for 
properties sharing property line with South Carrollton Avenue between the 
Mississippi River and Earhart Boulevard.

4 Exempted by LA Revised Statute 25:745
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VII. REASONS FOR RECOMMENDATION

1. The recommended area for historic district designation contains a high degree of 
architecturally and historically significant structures.

2. The recommended area for historic district designation has a common history and 
development pattern.

3. The recommendation is supported by the Master Plan which endorses historic 
preservation as economic development and strengthening public policies on preservation. 

VIII. CITY PLANNING COMMISSION MEETING (September 27, 2016)

The City Planner summarized the information in this report. The speakers at the public 
hearing are listed on the attached public speaker cards.

Commissioner Wedberg made a motion for approval in accordance with the staff’s 
recommendations. The motion was seconded by Commissioner Duplessis and was 
adopted.

Motion:
BE IT MOVED BY THE CITY PLANNING COMMISSION THAT DESIGNATION 
OF THE UPTOWN AND CAROLLTON DISTRICTS AS LOCAL HISTORIC 
DISTRICTS WITH PARTIAL CONTROL AND THE DESIGNATION OF SAINT 
CHARLES AVENUE AND SOUTH CARROLLTON AVENUE AS LOCAL 
HISTORIC DISTRICTS WITH FULL CONTROL ARE HEREBY RECOMMENDED 
FOR APPROVAL. BE IT FURTHER MOVED THAT THE EXECUTIVE DIRECTOR 
IS HEREBY AUTHORIZED TO NOTIFY THE CITY COUNCIL OF SAID ACTION. 

 The recommended full control districts shall regulate all architectural elements 
visible from the public right-of-way for properties sharing a property line with 
Saint Charles Avenue between Jena Street and South Carrollton Avenue, and for 
properties sharing property line with South Carrollton Avenue between the 
Mississippi River and Earhart Boulevard.

 The recommended partial control districts shall regulate demolition only:

The following boundaries are recommended to encompass the Uptown Local 
Historic District:

Starting at the intersection of South Claiborne Avenue and Louisiana Avenue to 
St. Charles Avenue, turn right and proceed to Delachaise Street. Turn left and 
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proceed toward the river to Tchoupitoulas Street. Turn left on Tchoupitoulas 
Street and proceed upriver to Louisiana Avenue. Turn right on Louisiana Avenue 
and proceed to the river’s edge. Follow the river’s edge to Lowerline Street.  Turn 
right on Lowerline Street and proceed towards the lake to the intersection of 
Lowerline Street and South Claiborne Avenue. Turn right on South Claiborne 
Avenue and proceed down river until the intersection of Louisiana Avenue and 
South Claiborne Avenue.  This boundary excludes Tulane and Loyola Universities5 
as well as those properties located in the St. Charles Avenue Local Historic 
District and The Garden District Local historic district.

The following boundaries are recommended to encompass the Carrollton Local 
Historic District:

Start at the intersection of Martin Luther King Blvd. and Vendome Place. Proceed 
to the intersection of Vendome Place and Dart Street. Turn left and proceed 
toward the rear property line of the building facing Vendome Place to the 
intersection of Grape Street and Octavia Street. Proceed down the centerline of 
Octavia Street to the intersection of Octavia and Walmsley Avenue. Turn left and 
proceed to the rear property line of the property at the corner of Octavia and 
Walmsley Avenue.  Turn right and proceed along the rear property lines of the 
properties fronting on Octavia Street to the rear property line of the property 
fronting Fontainebleau drive.  Turn left and proceed along the rear property lines 
of the buildings fronting Fontainebleau Drive to the property lines separating 4421 
and 4415 Fontainebleau Drive.  Turn right and proceed across Fontainebleau 
Drive and along the property line separating 4428 and 5416 Fontainebleau Drive.  
Proceed along the rear property lines of the buildings fronting Octavia Street to 
Hewes Street.  Turn right on Hewes Street and proceed to the intersection of 
Octavia and Hewes Street.  Turn left and proceed to the property line separating 
3738 and 3724 Octavia Street.  Turn right and proceed to the rear property line of 
the buildings fronting Nashville Avenue.  Turn left and proceed along the rear 
property lines of buildings fronting Nashville Avenue to South Rocheblave Street. 
Turn right and proceed to the intersection of South Rocheblave and Joseph Street.  
Turn left and proceed down the center line of Joseph Street to South Claiborne 
Avenue.  Turn right and proceed along the Centerline of South Claiborne Avenue 
to the intersection of Lowerline and South Claiborne Avenue. Turn left and 
proceed down the Centerline of Lowerline Street to the intersection with Leake 
Avenue.  Turn right and proceed down Leake Avenue. At the end of Leake 
Avenue proceed in the same direction to the parish line.  Proceed along the parish 
line to Earhart Expressway.  Proceed along Earhart Expressway until it becomes 
Earhart Boulevard.  Proceed along Earhart Boulevard to the intersection of Martin 
Luther King Jr. Blvd. Proceed along Martin Luther King Blvd to Vendome Place.  

5 Exempted by LA Revised Statute 25:745
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YEAS: Brown, Duplessis, Green, Mitchell, Steeg, Stewart, Wedberg

NAYS: None

ABSENT: None

IX. REASONS FOR RECOMMENDATION

1. The recommended area for historic district designation contains a high degree of 
architecturally and historically significant structures.

2. The recommended area for historic district designation has a common history and 
development pattern.

3. The recommendation is supported by the Master Plan which endorses historic 
preservation as economic development and strengthening public policies on preservation. 
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