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l. CITY WIDE LAND USE

Land use configurations in the City of New Orleans represent
-substantial variations of development ranging from the contemporary
suburban tract developments of homogenous housing types and sepa-
rate commercial centers to the older sections of the City containing
intricate land use mixtures of residential, commercial, and other
uses. Some areas also include mixed residential/industrial sec-
tions primarily along the River and adjacent to railroad rights=-of-

- way.

Land use complexity or intracacy is usually related to the age
of development in a given area. Generally, those areas west of
the Industrial Canal and south of City Park Avenue as well as
Florida Avenue contain the oldest housing, industrial, and
commercial areas. Within this sub-area, the Esplanade Avenue
corridor, St. Claude Avenue south to the Mississippi River and St.
Charles Avenue south to the Mississippi River tend to have been
the first land urbanized and their residential areas contain an
intricate network ot New Orleans style (wood frame=-shotgun and
camelback) singles, doubles and apartment houses - many of
which were larger structures converted for multi-family use as
well as a lesser number of actual apartment houses. An addi-
tional area of older development is located at the point of Algiers
on New Orleans' West Bank in an area from Opelousas Avenue and
Whitney Avenue to the Mississippi River. The traditional housing
in these areas generally tends to be medium density in the form of .
single family homes on small lots and two family structures
(doubles). Commercial areas outside the Central Business
District and shopping districts tend to be of a linear development
along major thoroughfares such as Broad Street, Claiborne Avenue,
St. Claude Avenue and Magazine Street which often contain commer-
cial uses on the ground floor and residential areas on the upper
floors. In more recent times many of these mixed use structures
have either been converted to wholly commercial uses or have been
demolished and replaced with more modern structures. In these
older areas, a major land use characteristic is corner type
neighborhood commercial uses such as grocery stores, bars,
laundries, drug stores and restaurants. As indicated earlier,
industrial usage does tend to be located adjacent to highways,
railroads and the Mississippi River.



In most of the older sections of the city, the Port of New Orleans
constitutes the largest industrial section winding along T choupitoulas
Street to Nashville Avenue and along Chartres Street downtriver from
Esplanade Avenue. The second largest industrial area is located
along the Industrial Canal while other corridors can be found through
the Earhart Boulevard area and St. Louis Street industrial corridor.
In these older areas the percentage allocation for streets tends to be
rather high, almost 30% of the total land use.

The section of the city generally from City Park Avenue and
Florida Avenue northward to Lake Pontchartrain, between the In-
dustrial Canal and Jefferson Parish line, includes the Gentilly and
Lakeview sections of New Orleans. These newer areas reflect more
contemporary architectural styles and a larger percentage of single
family housing -- approximately 75% of all residential land use com -
pared to under 45% in the older sections described earlier. Commer -
cial areas tend to be more homogeneous and located at major street
intersections. Because of the restricted locations the commercial
areas are usually more automobile oriented with off-street parking
spaces as opposed to strip commercial and corner type walk-in com -
mercial in older areas that provided little or no off-street parking.
There is virtually no major industrial complex in this area except
along the west side of the Industrial Canal and a fairly large plant at
Franklin Avenue and Leon C, Simon Blvd. Substantial recreation
areas are situated along Lake Pontchartrain as a transition between
residential development and the lakefront., Parks and playgrounds
are generally of greater size reflecting contemporary planning
standards.

The land areas between Florida Avenue, the St. Bernard Parish
line, the Industrial Canal and the Mississippi River include a mix-
ture of old and newer residential areas (especially between St. Claude
and the Mississippi River) and contain over 25% single family acre-
age and almost 119 of structures with 2 or more units. Only 1% of
the land is devoted to parks and playgrounds. A substantial portion
of land (24. 6%) was allocated to street usage, reflecting more older
settlement patterns.



New Orleans' most recent land development generally is
found east of the Industrial Canal and in Aurora and Elmwood
on the West Bank of the Mississippi River. The land uses can
be characterized by homogeneous subdivision patterns of single
family and multiple family units. Regional, community and
neighborhood shopping areas are located at major street inter-
sections distinctly separated from residential sections. Streets
tend to account for a lesser percentage of land use (less than 20%)
due to longer blocks, fewer intersections, and contemporary sub-
division design.

The percentage relationships in 1975 as shown below reflect
the increase of suburban development in Eastern New Orleans
and on the West Bank since 1965 when the last detailed land use
survey was completed. Increases in the percentage of multi-
family usage and in commercial acreage in the Parish indicate
the influence of the garden style apartments along Interstate 10
in Eastern New Orleans and in Aurora and Elmwood, as well as
larger commercial areas due to greater parking/retail square
footage relationships. The percentage of street allocation has
declined citywide, again reflecting the influence of new suburban
construction which generally has a lesser percentage of land de-
voted to streets than the older sections of the City. Following
is a summary of existing developed land use acreage and per-
centages in 1975, excluding vacant and water acreage:

Category Acreage Percentage

Residential 13, 654.1 37.2

Industrial 4,740.0 12.9

Commertcial 1,940.1 5.9

Public & Semi-Public 4,904. 4 13.4
Parks

Streets 11,382.3 31.2

Total Developed Acreage  36,620.9 iOO. 0

Water 8, 360. 4

Vacant 80, 640.7

Total Acreage 125,622.0
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The inclusion of vacant land and water as part of the
overall existing land use in the City results in the
following statistical breakdown:

Category Acreage Percentage
Residential 13, 654.1 10. 8
Industrial 4,740.0 3-8
Commercial 1,940.1 1.5
Public and Semi-Public 4,904.4 3.9
& Parks

Streets 11,382.3 9.1
Water 8, 360, 4 6.7 -
Vacant | 80, 640. 7 64,2
Total Acreage 125, 622.0 100.0

Follwowing is a statistical summary of land use by
Planning District subareas for which greater detail is
provided beginning on page 5:



2. EXISTING LAND USE - PLANNING DISTRICTS

Lakeview Planning District 1

General Description

The Lakeview Planning District encompasses a total of
about 4335 acres, and has as its boundaries Lake Pontchar-
train to the north, Bayou St. John to the east, City Park
Avenue and Metairie Road to the south, and the Orleans/
Jefferson Parish line to the west. Five (5) identifiable nei-
ghborhoods are included within the Lakeview District :
Lakeshore/Lake Vista (1A), West End (lB), Lakeview (1C),
Lakewood (1D), and Navarre (1E).

‘While a considerable portion of this District experienced
a moderate degree of development prior to World War I, it
was not until the late 1940's that construction became intensi-
fied. Although a limited amount of growth is still occurring,
~ primarily on scattered vacant sites, Lakeview is predomi-
nantly developed. It consists mainly of single family homes,
fewer but nevertheless a significant number of duplexes,
associated public and semi-public uses, and neighborhood
shopping areas. The large 1,500 acre City Park constitutes
the single most impressive land use in Lakeview, if not the
entire City, and has been a significant feature along with the
natural amenities of Lake Pontchartrain underlying the resi-
dential attractiveness of this District. Lakeview also in-
cludes a large amount of open space along Lakeshore Drive
which is maintained by the Orleans Levee Board.

Exhibit XXII reflects the general existing land use of
Lakeview.

Residential

Lakeview had an estimated 1975 population of 29, 000
persons housed in 10, 340 dwelling units. Approximately
82% of the total residential acreage in Lakeview consists
of single-family units. However, as indicated on the existing
land use map, a considerable number of single-family
structures are located in areas of the District which are a
balanced mixture of single-family and two-family or "double™
units. = .



ole]e) 4

g anne

0002 0001 C
31va

"NOISSINWOD 9NINNVY1d ALID A8 Q34Vd3yd

328N0S

35N OGNV ONILSIX3 MIIAINV

I 10181S10 SNINNVd [I1XX L1lI8IHX3

(1801-00-90-v1-vd2

9901-84%-90-y1-¥dD ON 1l23rodd) LN3WJ4OT13A3d
NV83N ANV SNISNOH S0 LN3IWLY¥VH3a 3IHL WOyH4
LINVY9O ONINNVId 3AISN3H3INEWO0D V HONOYHL 1yvd
NI A3ONVNI3 SYM dVYW SIHL 40 NOILv¥Vd3dd 3HL

SANNOYOAVId 8 SHYVd

AVILN3QIS3d

AVILN3QIS3y8 ANIAVY 334HL OL OML
AVILN3QIS3¥ ATIANVS OML

AVILN3QIS3d A1IAVd OML OL 3719NIS
AVILN3QIS3Y ATINVd  3ITSNIS

LNVOVA

a1718nd-IN3S /7 J118Nd
avI¥1SNANI

AVIOY3IWNWOD
ATINVZ SNd 334HL

HOE0OREROR[

aN3937

z
<
o
(=5
LTELEY
4
l
-
i
-
lJ
i
» \=
|
-
i<
-
i
-
K
I.
f
< K
O ,.
H .
“\1
™ 2 \5
2 < \Z
et ERTE
& &
2 | e WRGH
) CFLLS
330 : 3
¥ &
UJQ“I U?O.s QQ'
2 S e L} ‘OJJ(‘O
ST '
lx( T TR . 4 A
e ,//”(/ \\
- T =~

A

VMYIVile
"I

1

]

[3NUOHIMYA

LudmMAINa N

M
il
4

—ZVI0 "N39

E=STTTAET]

SNV3IHO0
W .

10noNAL W 'FLE]

[
> > \P ¥ 1
> »
<) <
Y < [[3m3r
x |
IvLIEAND
. zZV.
V0 IRV
\$¢» 0
\I\l.
\.\l\.\
\\VHWDFHWA”K\\

NIV LYVHOLNOJ - VA

L ¥OBY¥VH

|

LHOVA \w.

—
— T ey

N

2 _NB BN by




This type of residential mixture is characterized by most of
the residential land use acreage bounded by Robert E, Lee
Boulevard, the Parish line, Metairie Road, and Orleans
Avenue, including the neighborhoods of West End (1B),
Lakewood (1D), Navarre (LE) and Lakeview (1C). Predomi-
nately single-family structures comprise the development
north of Robert E, Lee Boulevard on the land reclaimed
from Lake Pontchartrain by the Orleans Levee Board which
consists of the neighborhood of Lakeshore/Lake Vista (1A).
In addition, major clusters of homogeneous single-family
structures are noted in the area bounded by Canal Boulevard,
French Street, Argonne Boulevard, [-610;in the Navarre
neighborhood (1E) adjacent to [-610 and City Park; and in
the residential areas of the West End (1B) and Lakewood
(1D) neighborhoods. Although relatively few multi-family
units are evidenced in the Lakeview District, the most
notable concentrations are in the northern section of the
West End neighborhood near the marina; in the central
portion of the West End along Fleur de Lis Drive; and in
the western part of the Lakeshore/L.ake Vista neighbor-
hood adjacent to the Robert E. Lee Shopping Center.

Commercial

Existing commercial development in Lakeview is of a
contemporary style in that commercial uses in this District
are confined largely to several neighborhood type shopping
centers and areas, as opposed to the scattering of indivi-
dual commercial parcels prevalent in most of the older
developed Districts of the City. This comparatively re-
strictive character of commercial development in Lake-
view may be attributed for the most part to the successful
application of planning and zoning controls practically from
the inception of development in this area.

There presently are only about five (5) areas of relatively
concentrated commercial activity in Lakeview, the major ones
being located along the frontage of Harrison Avenue between Canal
Boulevard and Argonne Boulevard; along West Harrison
Avenue between Pontchartrain Boulevard and Bellaire Drive;
at the intersection of Robert E. Lee Boulevard and Pontchartrain
Boulevard and Robert E. Lee Boulevard and West End Boulevard;
and in the West End seafood market and restaurant area.



Industrial

The Lakeview District is practically devoid of industrial
land use, with the exception of railroad rights-of-way traversing
the southern part of the District.

Parks and Playgrounds

The single most outstanding open space area within the
Lakeview District is City Park. A total of two and one-quarter
square miles, or approximately 1,500 acres, is included within
this extensive park. City Park offers a wide variety of recreational
opportunities, both active and passive, to meet the increasing
leisure-time demands of all age groups.

Another important open space area is the parkway frontage
along Lakeshore Drive which provides convenient picnic and
recreational space, combined with a scenic drive route over-
looking the shoreline of Lake Rontchartrain, This parkway area,
bordering the Lakeshore/Lake Vista neighborhoods on the north
side, extends several hundred yards southward from the Lake
seawall to the retaining levee. The West End Park located between
the Municipal Yacht Harbor and the Orleans Marina is yet another
major recreational park area in Lakeview,

The smaller parks and playgrounds in this District are
shown on the existing land use map only if they occupy a land
area of at least one-half a city square. As indicated on the
plan, uses of this character are rather minimal with the ex-
ception of Delgado Playground and Kirsch Rooney Stadium and
several open space areas located within and bordering the
Lakeshore/Lake Vista neighborhood, and a playground in the
West End neighborhood bounded by Fleur de Lis Drive, 40th
Street, Avenue A, and 36th Street.



Public and Semi-Public

One of the most significant publically operated facilities
in Lakeview is Delgado College, located in the Navarre (1E)
neighborhood. This Junior College facility is becoming in- -
- creasingly important to the continued growth and expansion
of the City since the major industrial firms give substantial
weight to the source of skilled labor in their consideration
of prospective sites for expansion potential.

A large concentration of cemeteries is located in the
southern part of the District; more specifically, in the
neighborhoods of Navarre (1E) and Lakewood (1D).

Another important area classified as a public or semi-
public land use is the entire West End harbor area. This
area, including the Municipal Yacht Harbor and the Orleans
Marina, is a major public use, offering water related recrea-
tional opportunities.

Historic Significance

West End Park is of significant historic importance

- together with the West End Lighthouse. Also in the West End
Area are the seafood restaurants on pilings which are some of
the few remaining vestiges of a building type that once covered
most of the lakefront.

Lake Vista subdivision laid out in the 1930's, and hence not
historic by present criteria, could in the future become one of the
noteworthy historic areas of the City. Its system of cul-de-sac,
rear-access streets, with houses facing either parks or lanes,
follows the famous plan of Radburn, New Jersey in the 1920's.

City Park, developed for public use in 1896, contains
several elements of historic value. . The Isaac Delgado Museum
building is a good example of the 'City Beautiful" movement of the
early 1900's; the Greek Peristyle near City Park Avenue and
Dumaine Streer is another example of this type of architecture
although it is marred by improper renovations. The W. H.
McFadden House now occupied by the Christian Brothers and
used as an education facility is an extraordinarily opulent man-
sion, situated in the interior of the park. Another building of
merit is the flying-horse enclosure which is an excellent example
of rapidly disappearing Victorian folk architecture. There are
many landmark trees in the park including the much romanticized
Dueling Caks. Also the last remaining segment of Bayou Metairie



exists as the City Park lagoon along City Park Avenue.
Land Use Distribution

The existing land use distribution profile for Lakeview in
1975 was as follows:

Category Acreage Percenrage
Residential
Single Family 991.9 22.9
Multiple Family 220.5 5.1
(two or more units)
Ihdustrial / | ' 142.9 3.3
~ Commercial 33.4 0.8
Public/Semi Public & Parks 1,859.8 42.9
‘Vacant 323.5 755
Water 88.9 2.0
Streets 674.7 _15.6
Toral | 4,335.6 100.0

As indicated in earlier discussion, Lakeview is dominated by
1500 acre City Park which accounts for 80% of all public/semi-
public and park land use acreage. In addition, over 150 acres of
public/semi-public are found in this district consisting primarily
of open space along either side of Lake Shore Drive which is
maintained by the Orleans Levee Board. Most residential acreage
(81. 8%) consists of single-family detached structures reflecting
the suburban setting of the district. Industrial acreage, which
includes mostly railroad rights-of-way is a rather small 3. 3% of
all uses. Commercial land, concentrated mainly in neighborhood
shopping districts and not in elongated strip configurations,
accounts for about 0.89% usage. Vacant lands in Lakeview now
generally consist of isolated parcels which have not yet been
developed. Finally, water areas include the Southern Yacht Club,
Municipal Yacht Harbor and canals.



In summary, the most distinctive feature of the district is
the dominant and disproportionate amount of public/semi-public
and parks acreage.

i Land Use Trends

Land use trends and patterns for the Lakeview Planning
District may be examined and described by analyzing four (4)
incremental growth periods based upon the city wide land use
inventories of 1927, 1949 as updated to 1953, 1965 and 1976.

The 1927 land use inventory indicates that development at
this time in Lakeview was concentrated in the area bounded
by City Park Avenue, Orleans Avenue, Florida Avenue, and
West End Boulevard, and along Pontchartrain Boulevard between
Robert E. Boulevard and West End Park. Scattered development
- had occurred in other sections of the District, although con-
siderable vacant land existed, particularly in the area between
Pontchartrain Boulevard and the Parish line, and in the area north

. of Florida Boulevard between Canal Boulevard and Orleans Avenue.

Residential land uses consisted largely of single and two-family
structures; commercial uses were limited to small, scattered,
neighborhood-type facilities; and the few industrial uses were
located generally between Harrison Avenue and City Park
Avenue. The most dominant land uses in terms of size were
the West End Country Club located to the west of Pontchartrain
Boulevard, the cemeteries in the southwestern part of the
District, West End Shoreline Park, and the expansive City Park
which extended into what is now Delgado College, Delgado
Playground and Kirsch Rooney Stadium. ‘

By 1949, residential development in the form of single and
two-family structures had expanded in the entire area between
West End Boulevard and Orleans Avenue, thereby continuing
the residential pattern that was evidenced in the 1927 inventory.
Homogeneous single-family structures also were built in what
is today the Lakewood neighborhood, and the Lake Vista neigh-
borhood was developed on land reclaimed by the Levee Board.
Moreover, the 1953 inventory update indicates that single-family
housing had been constructed in the Lakeshore area.
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Industrial uses decreased in Lakeview between 1927 and
1949. Commercial uses, particularly along Harrison Avenue,
at the intersection of Canal Boulevard and Robert E. Lee Boule-
vard, on Pontchartrain Boulevard in the vicinity of West End
Park and also along Canal Boulevard south of Florida Avenue,
- began to develop in response to the growing population of the
- District. Public and semi-public uses also increased: the
Delgado Trades School had been established on its present
site; the Municipal Yacht Harbor had been built; and the
parkway area along the Lake Pontchartrain shoreline was
developed on the land reclaimed by the Levee Board.

Perhaps the most notable land use change between 1949
and 1965 was the continuing of the residential development trend
and the marked reduction in vacant land in Lakeview. By 1965
the area between Pontchartrain Boulevard and the Parish line
had been substantially developed, as had the Lakeshore area.
Major commercial areas evidenced in 1949 - along East
Harrison Avenue, Canal and Robert E. Lee Boulevards, Canal
Boulevard south of Florida Avenue, and on Pontchartrain Boule-,
~ vard north of Robert E. Lee Boulevard - had expanded, and new
commercial uses had been established on West Harrison Avenue
and at the intersection of Robert E. Lee and West End Boulevards.
Increases in public and semi-public uses are noted, .particularly
on East Harrison Avenue and in the newly developed area west of
Pontchartrain Boulevard. ‘

The 1976 inventory reveals no significant land use changes
in the development pattern since 1965. The land use trends noted
since 1927 have remained largely constant; moreover, an examina-
tion of these trends yields some insight into the character of the
District:

1. Lakeview is predominantly residential, consisting
primarily of homogeneous single-family housing and
a mixture of single-family and tWO-family structures.

2. Commercial and public and semi-public uses have
increased over the past fifty years, in support of the
growing population of the area.

3. The District experienced a continuing decline in

industrial uses, although such facilities were not
dominant in 1927.

11



4. Public uses in the form of parks and open space tend
to be concentrated in large areas rather than in
scattered, decentralized sites throughout the District.

Population

In 1973, the estimated population of Lakeview was about
29,000 for an increase of 1. 6% since the 1970 census. This
increase continues a trend of population change that has been
occurring since 1940. The graphs of Exhibit XXIII describe in
more detail on going changes between 1950 and 1970.

A review of the data over a twenty year period up to 1970
reveals that most age categories experienced a numerical in-
crease. Population changes in the higher age groups are indica-
tive of the trend in New Orleans toward an increase in the popula-
tion aged 65. This group tends to be more permanently located
and numerical increases are probably due to aging of the group
aged 50 and over. In this planning district, it would appear that
. the 50-64 age group is also securely located in that they probably
represent the large number of persons whose residence has re-
mained unchanged since their original movement into Lakeview.

Two exceptions to the growth increase occur in the 0-9
and 30-40 age categories. The decline in 1970 of the 0-9 age
group could be a combination of a decrease in the birth rate in
New Orleans for 1970 and the fact that many young families
have moved from the City. The loss of persons aged 30-49 could
be an indication that this group is the most mobile segment of the
population as well as having aged 10 years.

The period simce 1970 has revealed little change in popula-
tion movement resulting in a somewhat older population. In
1975, 6. 8% of the population was under five (5) which may be in-
terpreted as a continuing decline in that segment of the population
since 1970, as reflected in the 0-9 age group of which the under
S category is a major part. Also, 52% of the population is between
the ages of 19-60. It should also be noted that, although not statis-
tically indicated, the general area between West End Boulevard,
Robert E. Lee Boulevard and Florida Boulevard has begun to
experience some influx of younger families with children. However,
from the limited statistical data available, these apparently limited
shifts have not been statistically validated on a district basis but
should be noted as an indicator to watch.

12
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Housing

Exhibit XXIV consists of four (4) graphs which help to
describe changes that have occurred in Lakeview's housing
_.stock from 1950 to 1970.

Lakeview may be described as showing relative sta-
bility in most of the characteristics measured in this study.
Ownership and rentership showed no significant change which
is what would be expected in light of small changes in overall
population.

Information about tenure is reflective of changes in owner
versus renter occupied housing over a twenty year period. The
ten years from 1950 to 1960 show the large increase of owner
occupied units (over 20% more than the total in 1950) and small
increase in rental units. This represents the most productive
period in Lakeview's growth in terms of new construction. The
following ten year period shows a tendency toward a leveling off
- of owner occupied construction. Vacancy rates show a continuing
decline between 1950 and 1970. -Therefore, in terms of housing
composition one could characterize the 1960-1970 period in Lake-
‘view as a time when housing variety increased considerably and
when overall housing activity shifted more toward rental unit
occupancy and began to complete its peak period of growth.

The census criteria of "value" and "monthly contract
rent" gives some indication of the kind of housing available in
the Section. As in all analysis presented herein, 1960 dollars
are revised to reflect 1970 dollar value. Total number of rental
units in the sixties showed the largest increase indicating the
growth in rental activity. The percentage of "upper’ classified
rental units also showed an increase which is probably the
result of both building activity and rise in rent of "upper middle”
units. Total number of occupied units increased by over 1300.

. Among the value categories, the number of units classified as
"upper middle” increased approximately 4% within that same
decline in "upper"” classified units.

The changes in the age of housing between 1960 and 1970
indicate the expected aging of housing so that almost 1/3 of the
dwelling units were each equally divided between the categories
of 10 years or less, 11-20 years old, and older than 21 years.
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Since 1970, most remaining vacant land has been developed
residentially with single family structures. Some new multi-
family construction has recently occurred at Veterans Highway
and Pontchartrain Boulevard and along Lake Marina Avenue.

- 'Generally, only scattered isolated parcels of vacant property

- now remain. Although the dollar figures for median rents and
values have undoubtedly risen since 1970, the relationship of
different value and rent classifications as shown in the graphs
have probably not changed significantly. The rather low per-
centage of units with 1.01 or more persons per room is indica-
tive of an area in which there is a satisfactory relationship
between housing size and number of occupants. Consequently,
overcrowding does not constitute a problem in Lakeview.

Results of Citizens Attitude Survey

Summary of most important community needs in individual
neighborhoods within Lakeview.

Lakeshore/Lakeview (1A)

Category Percentage
Police Patrols ' 16.9
Speeding laws | 13.3
Sidewalk repair 12,9
Litter laws 12.0
Street Improvement 8.4

West End (1B)

Category , Percentage

Street Improvements 17.3
Police Patrols 10. 4
Speeding laws 7.6
Sidewalk repair 6. 2
Large trash pick-up 5.9
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Lakeview (1C)

Categorz

Street Improvements

- .Police Patrols

Large Trash pick-up
Drainage

Sidewalk repair

Lakewood (1D)
Catégory _
Street Improvements
Police Patrols
Large Trash pick-up
Drainage
Speeding laws

Navarre (1lE)

Category

Street Improvements
Speeding laws
Drainage

Police Patrols

Senior Citizens

15

Percentage

22. 6
1.8
7.9
6.7
5.4

Percentage

26.8
11.3
7.1
6.5
6.0

Percentage
21.3 .

11.1
9.2
6.8
6.3



The attitudinal survey results for each of Lakeview's neigh-
borhoods shows a general concern in all areas for street improve-
ments, enforcement of speeding laws, and better police patrol.

- The only major deviation was noted in the Navarre neighborhood (1E)
where activities for senior citizens was mentioned as one of their -
" concerns. ' B

The responses indicated are generally in conformity with
a District whose socio-economic characteristics are gener ally
good and whose major concerns are with physical improvements
such as streets and sidewalks, as opposed to other districts where,
in addition to streets, such problems as rat control, home loan
programs and cutting grass on vacant lots are frequently mentioned.

Implications for Future Land Use

1. Lakeview is a Planning District that was developed rela-
tively recently in comparison with most other areas in
the City. The District exhibits general stability in
terms of the various indices discussed. With regard
specifically to housing indicators, Lakeview maintains
above average overall housing conditions relative to
most other Planning Districts.

2. Lakeview is projected to experience a decrease in
population of about 4, 400 persons over the 20 year
period from 1975-1995.

3. Vacant land is in the form of scattered parcels, with the
exception of the large neutral ground between Pontchartrain
and West End Boulevards.

GOAL: To maintain the quality of existing development and the
general stability of the District.

Objectives:

a. To insure sound new development on scattered vacant
sites through the enforcement of housing and building
codes, and in conformance with the land use plan.

b. To maintain and beautify streets.

16



c. To maintain and expand where possible playgrounds
and recreational facilities.

d. To expand the capacity of the yacht harbor and marina
to provide better boating facilities for a greater number
of people. B

Proposed Lakeview Land Use

Proposed land use in Lakeview is shown on Exhibit XXV.

Proposed development in Lakeview is primarily reflective
of existing land use configurations. The present predominantly
low density residential character of the District will be main-
tained, although considerable medium density is indicated to
the south of I-610 between City Park and the Pontchartrain
Expressway. The area along Robert E. Lee Boulevard south
of West End Park and the Orleans Marina is proposed for a
continuation and limited intensification of medium and high
. density residential uses. A market exists for this type of
development in close proximity to the excellent recreational
facilities of this area, near a shopping facility, and along an
attractive major artery. The area north of Robert E. Lee
Boulevard is currently fully developed and will remain low
density residential.

The dominant land use in Lakeview is and will continue
to be City Park. Additional open space along Lakeshore Drive
will be maintained, and the currently vacant area within the
West End/Pontchartrain Boulevards neutral ground is proposed
for development into usuable open space and public areas.

Physical conditions are in relatively good condition.
However, the age of development in Lakeview suggests the
need for continued private maintenance and continuation of
municipal services. Code enforcement in selected areas due
to housing age, particularly in the southern portion of the
District, may be necessary to prevent decline. In addition,
selected street improvements would improve the overall
appearance and environmental quality of the District.
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Gentilly: Planning District 2
General Description

: The Gentilly Planning District consists of the area bounded
~ by Lake Pontchartrain to the-north; the Industrial Canal to the
east; Interstate 10, Florida Avenue, and Interstate 610 to the
soutn; and Bayou St. -John to the west. The District encompasses
a total of approximately 5, 673 acres, making it one of the largest
of the urbanized planning districts. Ten neighborhood areas are
included within the Gentilly District: Lake Terrace/Lake Oaks
(2A), Filmore (2B), St. Anthony (2C), Milneburg (2D), Pont-
chartrain Park (2E), Gentilly Woods-(2F), Gentilly Terrace (2G),
Dillard (2H), St. Bernard Project (21), and St. Bernard Area (2])

The 1ntens1f1ed development of Gentilly is of recent origin
in comparison to some of the other Planning Districts. Some-
what similar to the development of Lakeview, Gentilly experienced
a limited amount of dispersed development prior to 1927, although
. the intense urbanization of this district did not occur until the

period between 1949 and 1965. Although scattered vacant sites
still are available, the bulk of vacant land is undeveloped public
and semi-public property. Gentilly is predominantly developed
with residential uses. However, considerable public and semi-
public and commercial uses also exist as well as three main
concentrations of industrial uses. Gentilly shares with Lakeview
the attractive Lake Pontchartrain shoreline and the open space
area along Lakeshore Drive which is maintained by the Orleans
Levee Board.

The generalized existing land use in Gentilly is shown on
Exhibit XXVI. "

Residential

Gentilly had an estimated population of 67,000 persons
in 1975 and 22, 155 dwelling units. A total land area of about
2,042 acres or 35% of the total acreage in the District, is
devoted to residential use. The majority of this residential
construction is in the form of single-family units, representing
1,547 acres or over 75% of total residential acreage.
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As indicated on the map of existing land use in Gentilly,
most of the single-family dwellings are located in areas of homo-
geneous single-family use, although a considerable balanced mix-
ture of single and two-family dwellings is located in the Gentilly
. Terrace (2G), Dillard (2H), and St. Bernard Area (2]) neighbor-

- hoods. Concentrations of predominantly two-family structures
are located in the St. Anthony (2C), and Milneburg (2D) neighbor-
hoods. The most significant concentration of multi-family
housing is the St. Bernard Project (2D) and that located along
Bayou St. John in the St. Bernard Area-(2]); scattered multi-
family units elsewhere in the District are -situated largely

along or in proximity to Elysian Fields Avenue.

Commercial

In 1975, Gentilly contained approximately 253 acres of
commercially developed land which accounts for over 4% of the
total acreage in this District. Like Lakeview, Gentilly developed
. subsequent to the adoption of the Comprehensive Zoning Ordinance

- in 1929. Accordingly, the location of commercial uses is generally
restricted to a few areas as opposed to the scattered non-residen-
tial development found in those districts of the city that were ur-
banized prior to 1929. However, commercial development in
Gentilly is not as compact as that in Lakeview. The majority
of the district contains conveniently spaced, neighborhood-center
commercial facilities with the exception of two large commercial
concentrations, one located at the intersection of Elysian Fields
Avenue and Gentilly Boulevard, and the other located along Chef
Menteur Highway between the Southern Baptist Theological
Seminary and France Road. Both areas attract shoppers from
the entire Gentilly District and from other areas of the City.
However, the regional attraction of the commercial area along
Chef Menteur Highway has been reduced somewhat due to the
relocation of certain commercial establishments from this area
to the Lake Forest Plaza Shopping Center in East Gentilly. In
addition to the relatively concentrated commercial land use
pattern of the District, the older areas of Gentilly still contain
the corner-type commercial enterprises which are abundant in
most of the older Districts of the City.

Another commercial use worthy of note is the Pontchartrain
Beach Amusement Park located at the end of Elysian Fields Avenue.
This recreational facility attracts visitors from the entire
Metropolitan Area.
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Industrial

Developed industrial land in Gentilly amounts to 400 acres
or about 7% of total gross acreage in the District. The majority
~of industrial activity is concentrated in three locations: the
largest in the area bounded by France Road, Hayne Boulevard,
Industrial Canal, and the L. & N Railroad tracks; and in the
Lake Terrace/Lake QOaks (2A) neighborhoced adjacent to
Franklin Avenue. The water frontage characteristic of the
area between the L. & N railroad tracks and the Industrial
Canal is attractive to the many types of industrial establish-
ments which require large quantities of water for machine
operations and/or water transportation services. In addition,
proximity to the rail facilities is another advantageous loca-
tional characteristic of this area.

Parks and Playgrounds

A significant open space area in Gentilly is Pontchar-
train Park which comprises an area of about 200 acres and is
located within the Pontchartrain Park (2E) neighborhood near
Southern University in New Orleans (SUNQO). Another important
open space area is the parkway frontage along Lakeshore Drive,
providing picnic and recreational space to residents of Gentilly
as well as to the region.

Smaller neighborhood-type parks and playgrounds tend
to be infrequent, as in Lakeview, although such areas are
noted in the Filmore (2B), St. Anthony (2C) and Gentilly
Woeds (2F) areas.

Public and Semi-Public

Four institutions of higher learning are located in the
Gentilly District: the University of New Orleans (UNO),
Dillard University, Southern University in New Orleans
SUNO), and the New Orleans Baptist Theological Seminary.
Although these four institutions account for a significant
amount of the developed public and semi-public acreage
within Gentilly, considerable undeveloped or vacant land is
attributed to the property owned by Dillard University and to
the east campus of the University of New Orleans. The other
notable vacant area, located in the southern section of the
Filmore (2B) neighborhood, is the site of demolished federally
subsidized low-income housing (formerly known as Parkchester).
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The Youth Study Center, and adjacent school sites,
located in the St. Bernard Area (2]) neighborhood adjacent
to Bayou St. John,-is another important public use complex
in Gentilly. As indicated in the land use map, several other
‘public and semi-public uses, predominantly religious and
* educational facilities, are located throughout the District.

Land Use Distribution

The existing land use distribution profile for Gentilly
in 1975 was as follows:

Category Acreage Percentage
Residential
Single Family 1,547.5 26. 6
Multiple Family 494.1 8.4
(two or more units) :
Industrial | 400.0 6. 8
Commercial 253. 4 4.3
Public/Semi-Rlblic & Parks  900.0 15.4
Vacant 593. 6 10.1
Water 140.5 2.4
Streets | 1,582.1 _26.0
TOTAL | 5,815.2 100.0

As was indicated earlier in the discussion, the majority
of residential acreage in Gentilly (76%) consists of single-
family detached structures while the total residential use
accounts for over one-third of acreage within the District,
Industrial acreage, although a rather small percentage (6. 8%)
of all uses, tends to be concentrated in three main areas,
the primary one being along the Industrial Canal. Commercial
uses tend to be located in neighborhood type shopping areas,
rather than scattered throughout the District and in two major
commercial concentrations.
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Dominant public and semi-public uses include four universities.
The most significant park areas are Pontchartrain Park and the
parkway along the lakefront. Vacant land generally consists

of isolated parcels, the former Parkchester Apartments site,
‘and undeveloped property of Dillard University and the

" University of New Orleans. Finally, water areas include Bayou

~ 'St. John and numerous canals.

Historic Significance

Gentilly Boulevard is pleasantly landscaped in part
and follows the high ground created by the former Bayou
Sauvage (Gentilly). QOak trees on Elysian Fields Avenue near
Lakeshore Drive and in adjacent Live Oak Park mark the
site of the business center of the former resort Village of
Milneburg, originally a brick works owned by Alexander Milne,
where the New Orleans and Pontchartrain Railway (Smoky Mary)
stopped to discharge passengers before continuing along the
trestle to supply the camps with water. The Milneburg Light-
. house (now on land in Pontchartrain Beach Park) once stood
offshore and is an historic landmark of considerable value.

Land Use Trends

- The growth of Gentilly began primarily as the City expanded
lakeward from the Mississippi River. By 1927, scattered singles
and two family structures had been constructed north of Florida
Avenue between St. Bernard Avenue and Paris Avenue. The most
significant residential area was found between L.ondon Avenue
and Clematis Street up to Gentilly Road and further lakeward
between St. Roch and London Avenue. These areas are now
known as Upper and Lower Gentilly Terrace. The land use later
to become Dillard University was designated as park space and
cemeteries, and represented the largest significant land use north
of Gentilly Road in 1927. Significant railroad property was
located at and northeast of the intersection of Elysian Fields and
Florida Avenue eastward to Franklin Avenue. Only scattered
commercial parcels existed. Major industrial usage was located
at the northwest and southeast quadrant of Elysian Fields and
Florida Avenues. This configuration of industrial land use has
changed little since 1927.
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The period between 1927 and 1949 was characterized by
extensive residential construction, especially during and
after World War II and the general establishments of Gentilly
as it is known today. Major multiple family structure com-
plexes that were built included the St. Bernard Housing Pro-
" ject and Parkchester Apartments. The Lake Pontchartrain
~ reclamation project extended the northern limits of Gentilly
to its present boundary at Lakeshore Drive during this time
period. Generally, the residential construction, consisting
of a mixture of single family and two family structures ex-
tended lakeward past Robert E. Lee Boulevard. Also, the
Gentilly Woods subdivision began full scale development just
prior to the 1949 land use survey. Industrial usage expanded
considerably with the largest concentrations located along
Franklin Avenue between Southline Drive (now Leon C. Simon
Dr.) and Lakeshore Drive and east of France Road along the
Industrial Canal.

Public and semi-public usage was established in Dillard
University and the Baptist Theological Seminary, as well as
Camp Leroy Johnson (now the UNO East Campus). The Lake-
shore Drive open space was also created. However, there
was little substantial commercial acreage in Gentilly at this
time.

The most notable changes in Gentilly's land use over
the next fifteen years were the establishment of the Pontchar-
train Park residential subdivision and the Lake Terrace sub-
division (both single family detached units) of which the latter
was built on the reclaimed land lakeward of Robert E. Lee
Boulevard; construction of both Southern University of New
Orleans and the University of New Orleans; and the develop-
ment of two major suburban shopping areas. The first,
located at Elysian Fields Avenue and Gentilly Boulevard,
had been an area of some small scale commercial uses prior
to the new construction, whereas, the development of the
Gentilly Woods Shopping Center along Chef Menteur Highway
was a regional shopping district established to serve the
expanded residential growth in the District.

The most significant land use changes during the next ten
years in Gentilly centered upon continuing the trend of residen-
tial development. By 1975, additional single-family housing had

been built in Lake Terrace/Lake Oaks (2A), completing develop-
ment of this subdivision. However, another notable change is the

large vacant tract in the Filmore (2B) neighborhood on the site
of the demolished Parkchester Apartments.



'Population

In 1975, the estimated population of Gentilly was 66, 978
for a 1. 5% decline in population since the 1970 Census. This
drop in population reflects the continuation of a trend that was
- first exhibited in the demographic tables shown as Exhibit XXVIL.

The Gentilly Planning District follows a pattern of popula-
tion change by age group similar to its neighbor, Lakeview, but
to a much greater degree. The total population decreased but

‘the decline was primarily evident in two (2) age categories:

0-9 and 30-49. The large decline in 1970 in the 0-9 age group
would indicate a trend existing in older suburban areas of the
movement of young families away from those areas. For 1970,
the birth rate for New Orleans declined, so the decrease of
persons in this.age category would correlate with that decline,
mobility and aging primarily affecting the 30-49 age group.

The non-white population has increased from one-fourth
. to slightly more than one-third of the population between 1960
and 1970.

Housing

. Exhibit XX Vil consists of four (4) graphs which help to
describe changes that have occurred in-Gentilly's housing stock
from 1950 to 1970.

Analysis of tenure from 1950-1970 reveals the tremen-
dous growth in owner-occupied units that occurred during the
1950"s. This trend leveled off considerably during the 1960's
but renter units increased by 209 for that same period. The
percentage of units according to monthly contract rent in all
categories increased slightly except the "upper" category but
units renting between $60-$79 showed an especially large increase.

The value of owner occupied units presents a more compli-
cated picture. "Lower middle” units remained stable while "lower”
units increased slightly but the net number of units in this rental
category is relatively small (in 1970 only 2. 2% of all housing
units). The more important changes occurred among the "upper
middle” and "upper" classifications. -
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Exhibit XXVII

GENTILLY - PLANNING DISTRICT 2
POPULATION

POPULATION CHANGE BY RACE POPULATION AGE GROUP
1950 1960 1970 1950 1960 1970
100 - 100"~ R
65+
90 - 90 -
-\. 50-64
80 - 80; = ‘\ W
70 -
79 = White
30-49
w -9
o - w % - 3
o ot <
< N 4
g0 - P %
P z < 20-29
w
Wao - S 40 - /\
@ @x
w
W - a 30 - 10-19
20 20 -
0o - Non White 0 -
0-9
0 - 50— % -~ e T960 1570
Total Population 41,174 70,699 68,025
Non-White 7.041 16,573 22,954
White 34,133 54,126 45,071
Persons in Group N, A, 1,679 1,044
(uarters

The preparation of this report was financed in part by an Urban Planning Grant
from the U.S. Department of Housing and Urban Development, under the provisions
of Section 701 of the Housing Act of 1954, as amended.

(CPA-LA-06-48-1066) (CPA-LA-06-00-1081)

Prepared by the New Orleans City Planning Commission
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Exhibit XXVIIi

GENTILLY - PLANNING DISTRICT 2
HOUSING 1

UNITS WITH 1.0l OR MORE PERSONS

\
|
TENURE PER ROOM BY RACE 1
1950 1960 1970 |
100 - |
Vacant |
\
% - |
White Renter
80 - -
o
2
§ 70 -
i Non White Renter <2 o5
4 w
(L)
< -
2 50
z
w
& a0 -
X x
White Owner l&l 36 ;
;.
Q
g 20
10 -
White
Non White Owner
0 Non-White
1950 1960 1970 1950 1960 1970
13,160 20,270 22,187 Total Units with 1863 2372 1985
6,103 12,139 12,359 1.0l or more
3,438 T.194 8,646 persons per
1,619 7 899 room
White 1241 1196 749
Non-White 622 1176 1236
RENT VALUE OF UNIT
1950 1960 1970 60 1950 1960 1970
30 -
Upper
g0 - Upper
- —— 70 -
CLLASS RENT N
Upper S0 o more "
Upper Middle Upper Middle | § 80 - swo w B0 -
4 Lower Middle | § 00 - S70 © L3
n
K f.ower Under €60 <55 - o
O CILASS VALUE - <
\/ g hper S23, 000 and over 2 3
3 Upper Middle | $15, 000 1o S24, auu l:)-l 40 3
Lower Middle | $10, 000 to S 14, 009 >
Lower Middle Lower Under S10, 00 5 Upper Middle
a 30 -
20
Lower
o -
LLower Middle
_ o - Lower
i L7y L 1950 1560 1970
S: B! 257 58 Mecdian Value  $21,110 $26,541 $26,298
’ »

The preparation of this report was financed in part by an Urban Planning Grant
from the U.S. Department of Housing and Urban Development, under the provisions
of Section 701 of the Housing Act of 1954, as amended.

(CPA-LA-06-48-1066) (CPA-LA-06-00-1081)

Prepared by the New Orleans City Planning Commission



The "upper" category lost approximately the same number of
units that the "upper middle" gained. There appears to be an
indication of a loss in value among many units that were
$25,000 or more in 1960. Although changes occurred in the
"upper” and "upper middle"” categories, the overall average

- value for the Gentilly area remained relatively stable between
- $26, 000 to $27,000. There are indications that in 1970, many
of the "upper middle” units were near $25, 000 in value and
units classified as "upper" were worth substantially more than
$25, 000 to enable the overall average value of an owner occupied
-unit to remain nearly constant.

Monthly contract rent for Gentilly increased $20. This
value exemplifies the general appreciation in property values
and especially those classified "lower middle” during the
1960's. 1In 1960, this group represented 19. 2% of the toral
number of rented units and in 1970, it represented 23. 5% of all
rented units. '

_ Since 1970, the growth in East Gentilly (primarily along
Interstate 10 and between Morrison Road and I-10) has affected
the housing turnover rate in Gentilly as well as the non-white
population in the District. Several neighborhoods have had an
increase in non-white residents concurrent with the former
residents selling their homes (now an average of 30~-40 years
old) in favor of newer residential structures in the Lake Forest
area. The forthcoming 1980 Census will help to statistically
validate what, thus far, has been only an observed trend.

The 1975 estimate of dwelling units 22, 155 reveals
virtually no change since 1970.

Results of Citizen Attitude Survey

Summary of most important community needs in individual
neighborhoods within Gentilly.
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Lake Terrace/Lake Caks (2A)

Category

Police Patrols
- ‘Enforcement of speeding laws
Street Improvements
Vacant Lot Clean Up
Garbage Pick-up
Litter Laws

Filmore (2B)

Category

Street Improvements

Police Patrols

Sidewalk Repair

Enforcement of Speeding Laws
Large Trash Pick-up

Trim Trees

St. Anthony (2C)

Category

Street Improvements

Police Patrols

Enforcement of Speeding Laws
Sidewalk Repair |

Street Lighting

26

Percentage

32.4

14.8
7.7
7.7
5.6
5.6

Percentage

17.5
16. 6
10. 4
6.8
5.3
5.3

Percentage

20.3
10.7
Zsl
6. 6
5.8



Milneburg (2D)

Category Percentage
‘Street Improvements 22.4
- Police Patrols 10. 5 .
brainage | 8.0
'Enforcement of Speeding Laws 7.5
Street Lighting - 5.1

Pontchartrain Park (2E)

Cate gory / Percentage
Street Improvements 20.8
Police Patrols 14.3
Drainage ' 7.9
Playgrounds 5.8
Street Lighting | 9.0

Gentilly Woods (2F)

Category \ Percentage
Street Improvements . 22:5
Police Patrols 13.4
Enforcement of Speeding Laws 10.1
Street Lighting ‘ 1e2

Enforcement of Litter Laws 6.2
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Gentilly Terrace (2G)

Category

. Street Improvements

- Police Patrols

Drainage

Enforcement of Speeding Laws
Sidewalk Repairs .

Dillard (2H)

Percentage

Caté gory

Street Improvements
Drainage

Police Patrols
Sidewalk Repairs
Street Lighting

Trim Trees

20.8
10. 2
7.9
6.3
5.7

Percentage

21.3
14.8
11.2
4.6
3.8
3.8

St. Bernard Project (2I)

Category

Street Lighting
Police Patrols
Drainage
Garbage Pick-up

Street Improvements

28

Percentage

13.6
13.0
11.0
9.1
7.8



St. Bernard Area (2])

Category Percentage
Street Improvements 15.9
- Police Patrols 12.4
Drainage 7.6
-Garbage Pick-up . 7.6
Sidewalk Repair 6.5

Gentilly is subdivided into ten neighborhoods. As in other
Districts, need for more police patrols was commonly mentioned
as a problem. However, in the Lake Terrace/Lake Qaks (2A) area
the percentage response was extremely high, reaching nearly -33%.
Both the St. Bernard Project (2I) and the area around that housing

project included residents concerned about garbage pickup not
~ mentioned elsewhere in the District. Otherwise, these two areas'
responses were similar to Gentilly's remaining neighborhoods.
Speeding law enforcement, drainage and better street lighting were
the most frequent responses following "more street improvements"
which was mentioned in all neighborhoods and was top priority in
eight out of ten areas.

Comparison of the District responses with Citywide figures
revealed a slightly higher concern in Gentilly for street improve-
ments and police patrols than the total survey and a lesser demand
for improved drainage.

Implications for Future L.and Use

1. The Gentilly Planning District experienced a slight decline
(1. 5%) in population between 1970 and 1975. However a
population gain of approximately 3,000 persons is pro-
jected by 1995.

2. Vacant land in Gentilly consists of small, scattered parcels
in addition to larger undeveloped areas, most notable of
which are the Parkchester Apartment site and property
owned by Dillard University and the University of New
Orleans.
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GOAL:  To maintain the quality of existing development
with particular attention to general maintenance
of structures and promote new development in
vacant areas in conformance with the land use
plan through the techniques of zoning and sub-
division regulations. "

Objectives:
a. To encourage private improvement to structures.
b. To enforce the housing and building code.

c. Toimprove and beautify minor streets to enhance
residential areas.

d. To improve and provide additional community
facilities, particularly neighborhood recreational
areas,

Proposed Gentilly Land Use

Proposed development in Gentilly is illustrated in Exhibit XXIX.

In the northern portion of the District, Pontchartrain Beach
Amusement Park is represented as a commercial site, reflecting
the present land use. A land use change is anticipated in the area
along Franklin Avenue adjacent to the University of New Orleans
with a reclassification from the existing industrial use to medium
density residential. This site is well suited for future residential
development, being near the lakefront and the University of New
Orleans East Campus which is expected to undergo significant
future expansion.

Port related industrial use along the Industrial Canal high-
lights the eastern section of the District, along with Southern
University in New Orleans and Pontchartrain Park. Commercial
use along Gentilly Road will remain as a well established retail
center. Residential use is predominantly low density in this
area, which includes the Gentilly Woods and Pontchartrain Park
subdivisions where no significant density changes are expected.
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The southern portion of the District is characterized by a
mixture of low and medium density residential uses which are
anticipated to remain. An area of commercial use is indicated
surrounding the intersection of Gentilly Boulevard and Elysian
Fields Avenue. High density residential use is proposed only
- in limited locations reflecting primarily existing public and
private apartment units.

The presently vacant Parkchester site in the western
portion of Gentilly is proposed to be developed as low density
-residential.

As in Lakeview, code enforcement and street improve-
ments should be considered in selected areas in order to main-
tain the generally good quality residential environment, along
with the maintenance and provision of public services.
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Broadmoor/Hollygrove: Planning District 3

General Description

, The Broadmoor/Hollygrove Planning District, bounded by

" Metairie Road to the -north, Pontchartrain Boulevard/Interstate
'10, South Claiborne Avenue, and the Orleans-Jefferson Parish
boundary line, contains a gross land area of approximately 2, 314
acres, all but 220 of which were developed as of 1975. The
District contains nine (9) neighborhoods: Taylor Park (3A),
Calliope Project (3B), Gert Town/Zion City (3C), Dixon (3D),
Hollygrove (3E), Morlyville (3F ), Fontainebleau (SG) Broadmoor
(3H) and Broadmoor PIP (31) ~

Numerous distinctive phys1cal features characterize this
District and have influenced its land use pattern, both past and
present. The crescent shape of the Mississippi River and
the old plantation owner ship lines which conformed to it, have
affected the street and block pattern of much of this area. Streets
extending out from the river tend to come to a focus in Broadmoor/
Hollygrove, apparently as a result of an attempt to lay out streets
parallel to the plantation lines and at right angles to the winding
river. Such major thoroughfares as Earhart Boulevard, Melpomene
Avenue, Toledano Avenue, Napoleon Avenue, and Nashville Avenue
all converge in one very small section of this District. Consequently,
the land development pattern in this area is most unusual, containing
many irregularly platted streets, blocks and lots. Moreover, the
topography near the confluence of these major streets is among the
lowest of the developed areas of the city, accounting for this area
remaining a swamp for many years subsequent to the development
of surrounding areas.

Another factor influencing the development pattern in Broadmoor/
Hollygrove was the construction of the former New Orleans Navigational
Canal, or New Basin Canal, in the 1830's as a link between the West End
Harbor and the riverfront port area. This waterway which was built
along the east periphery of the District, had attracted considerable
industrial activity along its frontage. Although the canal has since
been filled to provide the right of way for Interstate 10, the industrial
uses remain as an elongated, inner-city complex.
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Railroad lines have also influenced the development pattern in
Broadmoor/Hollygrove. The three railroad tracks of the Illinois
Central and the Louisiana and Arkansas Railroads were constructed
roughly parallel to, but separated from, each other thereby pre-

.cluding coordinated neighborhood development in the isolated areas
. between these lines. The general area affected, bounded by South
Claiborne Avenue, South Carrollton Avenue, Pontchartrain Boule-
vard, the Parish Line and the New Orleans Country Club, has been
slow to develop as a result of the railroad tracks bisecting the area.
While part of the nearby land was developed by 1927, this area
contained considerable vacant land, particularly along the railroad
frontages.

Residential

- Largely as a consequence of the rather unusual physical features
noted above, Broadmoor/Hollygrove exhibits a wide variety of develop-
ment types and conditions.

: In 1975, Broadmoor/Hollygrove had an estimated population of
50, 600 and a total of 17,730 dwelling units. The residentially developed
land area in the District amounts to about 843 acres, over one-half
of which is devoted to single-family use. However, as noted on the
. map of existing land use (Exhibit XXX), most single family structures
are not located in areas of homogeneous single-family use but rather
in areas containing a balanced mixture of single and two-family
structures. This type of residential mixture is predominantly in the
neighborhoods of Dixon (3D), Hollygrove (3E), and Broadmoor (3H),
although areas of homogeneous single family use exists in Dixon
(3D), Hollygrove (3E), Broadmoor (3H), Marlyville (3F), and
Fontainbleau (3G).

A mixture of predominantly double and multi-family structures
are noted in Taylor Park (3A), Gert Town/Zion City (3C), and Mary-
ville (3F). Homogeneous multi-family use is concentrated along the
Palmetto -Street area, Carrollton Avenue, and in the Calliope Pro-
ject (3D). ‘ :

Commercial

Approximately 180 acres, or 7.7% of total acreage in Broad-
moor/Hollygrove is devoted to commercial use. A major shopping
center-is located at the intersection of South Carrollton Avenue and
Palmetto Street. Other areas of intensified commercial development
in this District are largely in the form of elongated strips which
extend for considerable distances along the frontage of many of the
major thoroughfares. Proprietors historically have desired business
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‘locations along routes with high traffic volumes in an attempt

to create maximum exposure for their product or service. How-
ever, the function of access, exit, loading, unloading and parking
generated by these commercial operations often interfere with
traffic movement on these streets. While some commercial

- activity is desirable at some locations, preferably at certain
intersections of major streets and highways, the unconstricted
establishment of these commercial strips limits the effectiveness
of these roadways to facilitate traffic flow. This type of "strip
commercial” development is particularly evident along such
major thoroughfares as South Carrollton Avenue, South Claiborne
Avenue, South Broad Street and Earhart Boulevard.

In addition to the Carrollton Shopping Center and the strip
commercial development discussed, there are scattered commer-
cial uses throughout this District. There are no large sections of
Broadmoor/Holygrove which are completely devoid of these uses.

Industrial

The Broadmoor/Hollygrove District has about 146 acres, or
6.3% of the total district acreage, devoted to industrial use. As
mentioned previously, existing industrial development is concen-
trated along the frontage of Interstate 10, with practically exclu-
sive industrial use in the area bounded by the Interstate, South
Claiborne Avenue, Earhart Boulevard and South Jeffer son Davis
Parkway. Additional industrial development along railroad
frontage exists in the Gert Town/Zion City (3C) neighborhood and
along Earhart Boulevard in Marlyville (3F). -

Parks and Playgrounds

As indicated on Exhibit XXX, only a small portion of the
developed land use area in Broadmoor (about 17 acres) is used
for park and playground purposes. Although one of the private
recreational developments in the City, the New Orleans Country
Club, is located in Broadmoor, the recreational facilities offered
by this private organization are not available to the general public.
Therefore, the club does not meet the recreational needs of the
District population although it may serve the needs of residents
in other areas of the City.
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Part of this existing deficiency in park and recreation use
will be reduced by the development of two projects in the Gert
Town/Zion City (3C) neighborhood: the Gert Town Park, an
open space area of about one acre and the Gert Town covered

swimming pool.

Public and Semi-Public

Approximately 169 acres, or 7.3% of the total land area
in Broadmoor, is developed as public and semi-public and park
and recreational uses. The great majority of this acreage
consists of public and semi-public uses, including the New
Orleans Country Club, Xavier University, Notre Dame Seminary,
St. Mary Dominican High School, and other uses scattered through-
out the District. : : '

Historic Significance

The Broadmoor/Hollygrove District contains several

~ elements-of notable historic value. The Hurst-Williams House,

~ located in Garden Lane, is a plantation house which was removed
from Tchoupitoulas Street and reconstructed on its present site.
The New Orleans Country Club contains oak trees of large size
located on its golf links. A few 19th Century cottages in the

- vicinity of the Country Club are the sparse remains of suburban
development along the old shell road (now Pontchartrain Boulevard)
that ran to West End. : .

Land Use Districution

The existing land use distribution profile for Broadmoor/
Hollygrove in 1975 was:

Category Acreage Percentage
Residential
Single Family 430.1 18. 6
Multiple Family 412.7 " 17.8

(two or more units)

-~
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Industrial 145. 6 6.3

Commercial 179. 3 7.7

- Public/Semi-Public & Parks  168.9 . 7.3

| .Vacam: | 219.6 9.5
Water 0o 0
Streets - 758.5 _32.0
TOTAL . 2,314.7 100. 0

_Approximately 37% of total acreage in Broadmoor/Hollygrove
is devoted to residential use, with over half of this acreage in the
form of single-family units. Although single-family housing is
the predominant form of residential use, it is largely interspersed
among two-family dwellings throughout the District. Industrial
acreage represents about 6% of total acreage and is concentrated
in the corridor adjacent to Interstate 10 and along railroad rights-
of-way. Commercial activity tends to be located in linear develop-
ment patterns along major arterials and concentrated in a shopping
center near Carrollton Avenue and Palmetto Avenue. A large
percentage (32. 8%) of total acreage is devoted to streets in Broad-
moor/Hollygrove, -accounting for the second highest land use
category after residential use.

Land Use Trends

Although extensive development had occurred in Broadmoor/
Hollygrove at the time of the 1927 land use survey, there still was
considerable vacant land in the District, particularly in the area
bounded by South Claiborne Avenue, Jefferson Avenue, Melpomene
Avenue, and State Street Drive; and in the neighborhoods of Gert
Town/Zion City (3C), Dixon (3D), and Hollygrove (3E). Residen-
tial development was characterized by a mixture of single and two-
family dwellings throughout the District. There were a few
sections with homogeneous single-family structures, and an ex-

tremely limited amount of multi-family units.
!
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Rather intensive industrial development was concentrated in the
area bounded by South Claiborne Avenue, Melpomene Avenue,
Cambronne Street and what was then Howard Avenue/Pontchar-
train Boulevard. Commercial activity was generally scattered
throughout the District in the form of small, neighborhood

* establishments. The most prominent public and semi-public
uses were the New Orleans Country Club, and the Notre Dame
Seminary on South Carrollton Avenue, although other public
and semi-public uses were located in other areas. Parks and
playgrounds were virtually non-existent with the exception of
open space in the Taylor Park (3A) neighborhood.

In summary, the most notable land use characteristics in
1927 in the Broadmoor/Hollygrove District were the intensive
industrial uses and associated railroad property, the New
Orleans Country Club, and the large amount of vacant land
available.

Between 1927 and 1949, development occurred on much
of the vacant land in the District. Although new residential
- development was still largely a mixture of single and two-family
structures, three areas of homogeneous single-family dwellings
had been established: one bounded by Versailles Boulevard,
South Claiborne Avenue, Broadway Avenue, and Apricot Street;
another area bounded by Fontainebleau Drive, State Street Drive,
Melpomene Avenue, and South Jefferson Davis Parkway; and a
third area between the New Orleans Country Club and the Parish
Line in Dixon (3D). Industrial uses increased somewhat during
this twenty-two year period between South Claiborne Avenue
and South Jefferson Davis Parkway. Significant land use changes
occurred in the area bounded by South Jefferson Davis Parkway,
Melpomene Street, Cambronne Street and Pontchartrain Boule-
vard/Howard Avenue, as considerable industrial uses were con-
verted to alternative uses such as public and semi-public,
residential and parks and playgrounds. Perhaps the most nota-
ble of these changes occurred near the intersection of South
Carrollton Avenue and Palmetto Avenue with the establishment
of concentrated commercial activity, multi-family housing,
and Xavier University. In addition, considerable commercial
uses were developed along Airline Highway from land that was
vacant in 1927. .
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By 1965, relatively little vacant land remained in Broadmoor/
Hollygrove, and the land use trends noted in 1949 were continued.
Industrial use became even more concentrated in the area bounded
by Interstate 10, South Jefferson Davis Parkway, Melpomene Avenue,
and South Claiborne Avenue, although a portion of this industrial
-'area was now the Calliope Housing Project (3B).. Commercial uses
increased between 1949 and 1965, in the form of strip commercial
development along both South Claiborne Avenue and Airline High-
way, along South Jefferson Davis Parkway, on South Broad Street
between Toledano Street and Earhart Boulevard and along Carroll-
ton Avenue, particularly near Palmetto Avenue.

The 1976 land use survey generally reflects the land use
trends in effect in Broadmoor/Hollygrove for the past twenty-
five years. Intensive industrial activity still is concentrated
between South Jefferson Davis Parkway and South Claiborne Avenue
and along Earhart Boulevard and railroad right-of-way to Leonidas
- Street in Hollygrove (3E). Strip commercial activity is significant
on South Claiborne Avenue, Carrollton Avenue and Airline Highway,
and is also concentrated on South Broad and Toledano Streets.
- Although parks and playgrounds have increased throughout the
District, the use of open space is still a small percentage of total
land use.

Population

Data from 1975 estimated that there were 50, 597 persons
in the Broadmoor/Hollygrove District. This figure reflects a
rather negligible (1, 186) decline in population. Exhibit XXXI
is a description of the District's demographlc characteristics
from 1950-70.

The Broadmoor/Hollygrove District showed relatively little
change among indicators of race and tenure. There was an 8. 8%
increase in the non-white population in Broadmoor/Hollygrove with
an 8. 3% decline in units occupied by whites and 7. 6% decline in
units rented by whites. General statistics about tenure since
1950 revealed little change although the vacancy rate edged slightly
upward in 1960 and 1970. The 1970 vacancy rate was 4. 9% of the
total number of units in Broadmoor/Hollygrove
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EXHIBIT XXXI

BROADMOOR / HOLLYGROVE PLANNING DISTRICT 3
POPULATION

_1950 1960 1970

White

3

F3
o

4 Non White

PERCENTAGES

o
Q

T 1950

1960 1970
Total Population §3, 822 S5, 828 51,783
Non-White 25, 566 29,376 32,820
White 29, 856 26,452 18, 563
Persons in Group N, A. 572 849
Quarters

POPULATION AGE GROUP
1950 1960 1970
00 -
90 - \
8o -\
\
70 -
6o -
©
= -
z
Wao -
x /-
Wi -
20 - —
0 -
° 50 1960 1970

The preparation of this report was financed in part by an Urban Pianning Grant
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Age Group

50)-64

30-49

~
=}
~
o

10-19



The Broadmoor/Hollygrove District, even though it is
experiencing a gradual decrease in total population, had sizable
population increases in two (2) age categories, 10-19 and 65
and over. The increase of persons age 10-19 is probably due
.in part of the World War II baby boom reaching this age group.
~ Also, its close proximity to the universities would indicate
substantial numbers of college youth living in rented houses
and rooms among the older ages within the 10-19 age category.
Increases in the over 65 group are probably more the result
of aging from the 50-64 group rather than an actual migration
into the area. The 50-64 age group shows signs of stability
with only a slight decrease in 1970 due probably to aging or
death. The pattern of population decline evident in the 30-49
age group is typical of that of most older areas of the city,
which are losing population. The 20-29 age group, also a
mobile segment of the population, evidenced a sizable decline
in 1960 followed by a slight increase in 1970 due probably to an
influx of college age persons and young couples. The pattern of
~ the 0-9 age group correlates well with the pattern of birth rates
- for the city which reflects an increased birth rate during the
1950's followed by a decline durmg the 1960's.

Housing

Exhibit XXXII consists of four (4) graphs which help to
describe changes that have occurred in the Broadrnoor/Holly-
grove housing stock from 1950 to 1970.

Contrary to the relative stability of the population and the
small changes in the value of owner occupied units, monthly
contract rent shifted significantly. Notably, the percentage of
units renting between $80-$99 and $100 or more declined while
the units for under $60 and between $60-$79 increased.
Numerically, units from 1960-1970 classified as "lower’ and
"lower middle” increased but "upper middle" and "upper"”
classified units declined. One could strongly suggest that
these changes are the result of a decline in the condition of the
apartments combined with only minimal new construction or
renovation in the area as a whole. These changes are probably
caused more directly by age of the unit than by any changes
occurring within the Section.
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PERCENTAGES

EXHIBIT XXXII

BROADMOOR / HOLLYGROVE PLANNING DISTRICT 3

TENURE

Owner

Renter

HCUSING

Vacant

White Renter

Non White Renter

White Owner

Non White Owner

1950 1570
Total £ of Units 17, 336 17,363 17,570
Total Omner 6, 03 6,068 5,654
Total Renter 10,92 10,918 11,007
Total Vacant 3%0 7 869
RENT
1950 1960 1970
100 -
Upper
90 - /
\ Upper Middle
80 -
70 -
] " Lower Middle
w 60
()
a _ rn
- % K
2 O
w o
Q 40 - / g
@ £3
&30 -
20 - Lower
10 -
o - 1950 1960 1970
Median Monthly § 44 $ 67 69

Contract Rent

Total Units with 3322

PERCENTAGES

UNITS WITH

80

70

60

40

1950

30 -

20

1.01 or more
persons per

room
White

Non-White

eC

80

70

CLASS RENT

Upper $I00 or more 0

Upper Middle | $ 80 - $99 w 80
Lower Middle | $ 60 - $79 ©

l.ower Under $60 < 50
CLASS VALUE Lt
Upper 325, 000 and over z

Upper Middle | $15,000 to $24,999 3 a0
Lower Middle | $10, 000 to $14, 99¢ P
Lower Under $10, 000 w

a 30

20

10

o]

Median Value

1.01
PER ROOM BY RACE

1960 1970

1950 1960 1970

3252 264
765 569 335
2557 2683 2306
VALUE OF UNIT
1950 1960 1970
\

\

1960
$25,294

1950+
$22,800
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under the provisions
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Owner occupied units present a different picture in the
Broadmoor/Hollygrove Section. The number of units above
$25, 000 declined negligibly while units classified between
$15,000 and $24,999 increased. ""Lower middle" units de-
clined as the value of some of those units fell below $10, 000.
" Average value of owner occupied units for Broadmoor/Holly-
- 'grove increased by over $5,000. Average rental value in-
creased by only $7.

The statistics for 1975 revealed an estimated dwelling
unit count of 17,732 or a small increase of 162 units over
the five year period.

Results of Citizens Attitude Survey

~Summary of most important community needs in indivi-
dual neighborhoods within Broadmoor/Hollygrove:

Taylor Park (3A)

- Category Percentage
Street Improvements | 17.0
Drainage 14.3
Housing Loans | 8.2
Police Pa~trols 7:1
Enforcement of Litter Laws S. 4
Side.walk Repairs _ S.4

Calliope Project (3B)

Category - Percentage
Drainage < 20.9
Improved Street Lighting 13.2
Police Patrols . | 11.1
Street Improvements 6.0

Garbage Pick-up 5.6
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Gert Town/Zion City (3C)

Category

. Drainage
’ 'Street Improvements
Garbage Pick-up
Playgrounds
Police Patrols
Sidewalk Repairs
| Dixon (3D)

Cate gory

Street Improvements

Police Patrols

Enforcement of Speeding Laws
Drainage |

Vacant Lot Clean-Up

Hollygrove (3F)
Category .
Street Improvements
Drainage
Police Patrols
Sidewalk Repairs

Enforcement of Speeding Laws

41

Percentage

15.0.'
15.0
6.3
6.3
S. 6
5.6

Percentage

23.7
12.6
6.3
6.3

4.7

Percentage

23.6
16. 6
11.5
8.5
5.1



Marlyville (3F)

Category Percentage
Street Improvements 15.8 |
 Drainage : 9.3
Enforcement of Litter Laws 8.2
Police Patrols ‘ - 6.6
Enforcement of Speeding Laws 5.9

Fontainebleau (3G)

Category ’ Percentage
Street Improvements 22.1

' Poliée Patrols 13.8
Enforcement of Speeding Laws 12.2
Enforcement of Litter Laws 8.3
Drainage | A 8.3

Broadmoor (3H)

Category Percentage
Street Improvements 19.0
Police Patrols ’ 15.0
Drainage 6.6
Sidewalk Repair 6.2

Enforcement of Speeding Laws 5.8

42



Broadmoor PIP (3I)

Category _ - Percentage
_-Street Improvements 19.8
~ Police Patrols | , 12.2
Drainage ‘ 9.9
Sidewalk Repair 5.9
Street Lighting 5.4

Nine (9) neighborhoods are contained within the Broadmoor/ .
Hollygrove District. Consistent with most other Planning Districts
and neighborhoods throughout the City, street improvements, police
patrols and drainage were top priority needs. It should be noted,
however that drainage received a particularly high percentage of
. responses (20.9%) in The Calliope Project (3B) and street improve-
ment was a significant 23. 7% and 23. 6% in the-respective neighbor-
hoods of Dixon (3D) and Hollygrove (3E). Low interest loans to
repair housing were mentioned in Taylor Park (3A) and vacant lot
clean-up was indicated as a problem in Dixon (3D). Other fre-
quently mentioned problems were garbage pick-up, enforcement
of both litter and speeding laws, and sidewalk repair.

In relation to the entire City survey responses, street
improvements, drainage, and sidewalk repair scored a higher
percentage in Broadmoor/Hollygrove. While the percentage
naming police patrols and speeding law enforcement was some-
what less relative to the Citywide responses for these needs.

Implications for Future Land Use

1. Existing residential development in Broadmoor/Holly-
grove is a mixture of structural types with a predomi- -
nance of singles and double dwelling units.

2. The unorthodox and inefficient street platting, which is
characteristic of much of the District resulting in
extensive convergence and/or termination of major
streets, has precluded proper lot, block, and minor
street subdivision layouts throughout a large portion of
this area with the relative permanency of these features
rendering remedial action unfeasible in the near future.
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GOAL II:

Although most Broadmoor/Hollygrove residents are
within reasonable proximity of major recreational
facilities, including both Audubon and City Parks,
there exists a shortage of neighborhood recreational
space.

Population data estimates in 1975 suggests a slight
decrease in total population since 1970, although
increases are noted in the 10-19 and in the 65 and
over categories. In general, however, population
in this District appears to be relatively stable,
since projections indicate a loss of only about
1,000 persons by 1995.

Vacant land predominately exists as scattered par-
cels throughout the District. Undeveloped acreage

is evident within the industrial corridor along Earhart
Boulevard, providing the potential to develop this area
with additional industrial uses.

To improve decliriing residential neighborhoods
through the cooperative efforts of both private
and public groups.

Objectives:

a. Private action may include improved maintenance
of yards, open space and vacant lots;and rehabili-
tation of existing residential structures.

b. Public action may include street improvements; the
provision of community facilities, including re-
creation and open space; street beautification; and
code enforcement.

To prevent the spread of conflicting land uses and to
encourage development in conformance with the land
use plan.

Objectives:

a. To discourage scattered commercial and industrial
uses in residential areas.

b. To permit industrial expansion to replace poorly

located, substandard residential pockets in
accordance with the Land Use Plan.
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GOAL III: To encourage the development of vacant and/or
under utilized commercial and industrial properties
in accordance with the Land Use Plan.

Proposed Land Use

Proposed development in Broadmoor/Hollygrove is shown
in Exhibit XXXIII. - :

Residential development in this District will remain pre- -
dominantly medium in density with the exception of the extreme
northwestern portion adjacent to the New Orleans Country Club
and in the central portion, both of which contain low density
single family use. In addition, high density use is proposed
in the area bounded by South Broad Avenue, Melpomene Avenue,
South Claiborne Avenue, and -Earhart Boulevard. This area,
which contains Public Housing, is located near a sizable indus-
trial area, commercial activity and the central business district
and could be upgraded with the development of apartment units
. in this advantageous location to replace substandard housing.
Scattered marginal commercial uses also could be replaced
with limited high density development.

In general, Broadmoor/Hollygrove will continue to be a
mixture of older residential, commercial and industrial uses.
with few major land use changes anticipated. Two significant
land uses are the Carrollton Shopping Center and Xavier
University. Commercial activity on Carrollton Avenue from
the shopping center to Earhart Boulevard is retained, as are
commercial concentrations on South Broad Avenue and South
Claiborne Avenue. Commercial uses on South Claiborne
Avenue in particular are in need of extensive improvements.

The Gert Town/Zion City (3C) neighborhood, is an im-
poverished area and the target of several community renewal
projects. While this area could be absorbed by industrial and
commercial development, the emphasis of the plan is to pre-
serve and improve the residential character of this neighborhood.
Although consolidation of industrial uses is proposed in the
Pontchartrain Expressway corridor, and along Washington Avenue
and Earhart Boulevard, a major effort should be made to minimize
the impact of industrial uses on surrounding residential develop-
ment through techniques such as buffering and screening.
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Mid-City: Planning District 4
General Description

The Planning District referred to as Mid-City is bounded

- -generally by Interstate 10 East and West, Florida Avenue, and

City Park Avenue, and contains approximately 3,482 total acres.
The neighborhoods included in the Mid-City District are Fair-
grounds/Broad (4A), Seventh Ward (4B), Lafitte Project (4C),
- Sixth Ward (4D), Bayou St. John (4E), - City Park (4F), Mid-City
(4G) and Tulane/Gravier (4H). = - - -

Mid-City was almost completely developed by 1929 with
the only significant large vacant portion of this entire tract
being located in the area bounded generally by DeSaix Boulevard
(then Mohawk Lane), Moss Street, Florida Avenue and St.
Bernard Avenue. The development of New Orleans by 1929 was
still largely restricted to the area south of Florida Avenue, ex-
. Pansion beyond this point having been limited by the lack of trans-
portation facilities and the inadequacy of drainage facilities. Thus,
in 1929 Mid-City formed the limits of intensified development of
the City in the northward direction.

Development in Mid-City is among the most diversified of
any District in New Orleans. With the exception of the De Saix
Boulevard subdivision developed in 1940's, there are no large
areas of the District devoted exclusively to single family use.
Commercial use is primarily in the form of "strip" development
in addition to scattered, neighborhood type establishments.
Industrial use is concentrated in two main areas: along the
Pontchartrain Expressway and along Lafitte Street from City
Park to Claiborne Avenue. Approximately 457 vacant acres
exist in Mid-City, predominantly in the form of scattered lots
and open space along Bayou St. John. Existing land use is shown

on Exhibit XXXIV.

Residential

In 1975, Mid-City had an estimated population of 76, 060
housed in 29, 440 dwelling units. A total land area of about
1,200 acres, or 349 of total acreage, is devoted to residential
use. The majority of residential development consists of a mix-
ture of single and two family structures, although multi-family
housing is scattered through the District and is concentrated in
the Lafitte Project (4C). The only area of homogeneous single-

kflamdily housing is located in the Fairgrounds/Broad (4A) neighbor-
ood. .
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Commercial

Mid-City contains approximately 285 acres of commercially
developed land, accounting for slightly more than 8% of total
_-acreage in the District. As stated, this commercial development
. is primarily in the form of strip development along major streets
such as Tulane Avenue, North Broad Street, North Carrollton
Avenue, Canal Street and adjacent to Claiborne Avenue/Interstate
10. However, scattered neighborhood-type commercial establish-
ments exist throughout the District. A large number of these
scattered establishments are neighborhood grocery, laundry,
dry store and other small facilities prevalent in the older more
established sections of the city. Despite the relatively extensive
amount of commercially developed land in Mid=-City, the District
does not contain a major shopping center facility, characterized
by a unified commercial structural complex with adequate off-
street parking, loading and unloading space.

One significant use classified as commercial is the Fair-
- grounds Race Track in the Fairgrounds/Broad (4A) neighborhood.

Industrial

About 206 acres, or 6% of total acreage, is occupied by
industrial land use in Mid-City. As noted this industrial activity
is confined largely to two separate areas. The first of these
areas form the eastern half of the inner city elongated industrial
complex along the right-of-way of the former New Basin Canal,
which is now the Pontchartrain Expressway. The industrialization
of this site, half of which is in Broadmoor/Hollygrove, was influ-
enced greatly by the water transportation facilities offered by the
now filled New Basin Canal.

The second major industrial area in Mid-City also takes the
form of an elongated strip and is located generally between
Bienville Street and Orleans Avenue extending from City Park
Avenue to North Claiborne Avenue. Similar to the development
of the manufacturing and warehousing complex adjacent to the

Pontchartrain Expressway, the industrialization of this second )

area was influenced by a navigable canal. This waterway,
known as both the Carondelet Canal and the Old Basin Canal, was
constructed by the French founders of New Orleans in order to
provide a link between Lake Pontchartrain and the Vieux Carre'
port area via Bayou St. -John.
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Although the Carondelet Canal has been filled for quite some time,
the New Orleans Terminal Company (NOTC) railroad lines still
remain, servicing the numerous industries and freight houses
located along and within the rights of way of these tracks.

Playgrounds & Parks

Although formalized park and playground acreage in Mid-
City amounts to only about twenty-eight acres, the District's 4
proximity to City Park eases the impact of this recreational
deficiency. In addition, the open space areas of Jefferson Davis
Parkway, Orleans Avenue, and along Bayou St. John are utilized
to some extent for recreational activities that would be accommo-
dated in neighborhood facilities. Nevertheless, the lack of parks
and playgrounds perhaps is most severe in parts of Mid-City that
are not near the open space areas mentioned, particularly between
North Broad Avenue and North Claiborne Avenue, and between
Canal Street and the Pontchartrain Expressway.

Public and Semi-Public

A significantly publically owned and operated use in Mid-
City is the Central Police Complex and Criminal Courts Complex
located at the southwest intersection of Tulane Avenue and South
Broad Street. Another notable public use complex is the National
Guard facility located along Moss Street within the north/south
boundaries of Esplanade Avenue and De Saix Boulevard, together
with the adjacent cemetery site to the east of the Fairgrounds Race
Track. In addition, numerous cemeteries are scattered through-
out Mid-City, with this use being particularly extensive near the
termination of Canal Street at City Park Avenue.

Land Use Distribution

The existing land use distribution profile for Mid-City in
1975 was as follows:

Category Acreage Percentage
Residentiél
Single Family 456 13.1
Multipl;e : 727.7 20.9

(two or more units)

Industrial 206 5.9
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Category Acreage Percentage
Commercial 284.2 8.2
Public/Semi-Public & Parks 164.8 4.8

) Vacant . 457 . . 13.1 -
Water 271 0.7
Streets 1,159 333
TOTAL 3,481.8 100.0

- The majority of residential acreage in Mid-City is a mixture
of single family and two-family (or doubles) structures. Total
residential acreage is about 1, 184 or 349 of total acreage. Indus-
trial acreage is 6% of all uses and tend to be concentrated in two
elongated areas. Commercial uses represent over 8% of total

_ acreage and is evident in strip development along major streets,

and as scattered neighborhood type facilities. Public and semi-
public uses are a relatively small percentage (4. 8%) of total
uses, with parks and playgrounds a very small portion of this
allocation. Vacant land generally consists of scattered sites
and open space along Bayou St. John. Water acreage includes
Bayou St. John and numerous canals. Finally, it should be noted
that a significant amount of land area, 1,159 acres or over 33%
of total acreage, is devoted to streets.

Historic Significance

The continuation of Bayou St. John in Mid-City to its
southern termination is lined with landmark houses and trees
on both sides with this whole area being of major historic
importance. The Esplanade Avenue frontages also contain many
fine structures.

The Fairgrounds has a gare structure designed by Gallier and
Esterbroek and many trees of landmark size within the race track.
Other fine trees exist in the corridors along Canal Street,
Carrollton Avenue, Allard Boulevard, City Park Avenue, St.
Bernard Avenue, North Dorgenois Street, Esplanade Avenue,
Bienville Avenue, Banks Street, and South Jefferson Davis Parkway.
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Land Use Trends

Unlike the Lakeview, Gentilly, and Broadmoor/Hollygrove
Planning Districts, the 1927 land use survey indicates con-
‘siderable development in Mid-City by that year. While
" scattered vacant parcels existed throughout the District, the

- only sizeable tract of undeveloped land was located to the

north of the Fairgrounds in the Fairgrounds/Broad (4A) neigh-
borhood. Residential use was characterized by a mixture of
single and two-family structures. Both multi-family housing
and areas of homogeneous single-family housing were mini-
mal. Two prominent industrial corridors existed at this
time: one, adjacent to Julia Street and Howard Avenue (now
Interstate 10), comprised the same industrial corridor noted
in Broadmoor:/Hollygrove; and the second area of rather
intensive industrial use was located along the Southern Rail-
road tracks between City Park Avenue and South Jefferson
Davis Parkway, and to a lesser extent along Lafitte Avenue/
Carondelet Canal between South Jefferson Davis Parkway and

. South Claiborne Avenue. In addition to these two major
corridors, other industrial uses existed throughout the
District, particularly in proximity to Florida Avenue and

the New Orleans Terminal Railroad. Commercial uses
representing small, neighborhood establishments are evi-
denced throughout Mid-City, and areas of substantial
commercial uses are noted along major thoroughfares such
as South and North Carrollton Avenues, Canal Street, North
Broad Street and Tulane Avenue. In addition, considerable
commercial uses existed in the Seventh Ward (4B) and Fair-
grounds/Broad (4A) neighborhoods. The largest single.
commercial use was the Fairgrounds Race Track. Public and
semi-public uses were located throughout Mid-City with the
most prominant uses being the Cemetery near the Fairgrounds
and the Cemetery at the intersection of Canal Street and City
Park Avenue. Parks and playgrounds were virtually non-
existant, although the districtsproximity to City Park pro-
vided access to this large open space area.

By 1949, development had occurred on most of the vacant
land in Mid-City, with considerable residential use accounting
for much of this development. Perhaps the most notable changes
in terms of residential use were the construction of the Lafitte
Housing Project (4C), the development of single-family and multi-
family units in the Fairgrounds/Broad (4A) neighborhood and the
conversion of a number of single-family structures to multi-
family units on Esplanade Avenue between North Claiborne
Avenue and North Broad Street.
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Industrial uses remained concentrated along the two corridors
discussed previously. Commercial activity along the District's
major thoroughfares increased between 1929 and 1949, - although
many commercial uses in the Seventh Ward (4B) and Fairgrounds
/Broad (4A) neighborhoods were replaced by residential develop-

. ment. Parks and playgrounds uses increased by 1949, with at
least six open space areas in evidence at this time. |

Examination of the 1965 land use survey indicates that
most of the trends noted in 1949 continued and were intensified,
especially with regard to industrial and commercial uses.
Intensive industrial corridors existed along Interstate 10 and
along railroad property from North Claiborne Avenue to City
Park Avenue. Commercial activity was concentrated in linear
development on most major streets, particularly on Tulane \
Avenue, Canal Street between Broad Street and Claiborne
Avenue, and on'Broad Street.

The 1976 survey reveals no major land use changes since

- 1965, with the possible exception of increased multi-family \
use near Canal Street in the Mid-City (4G) and Tulane/Gravier |
(4H) neighborhoods, indicating a trend toward conversion of
single and two-family units into multiple family housing.

In summary, an examination of land use trends in Mid-City
since 1927 suggests the following:

1. Residential use in the District is predominantly a
mixture of single and two-family dwellings, although
there is evidence of increasing conversion to
multiple family use.

2. Commercial activity is concentrated along major
streets rather than scattered throughout the
District.

3. Two industrial corridors have developed along major
transportation rights-of-way.

4. Parks and playgrounds are not extensive.
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Population

Statistics from 1975 indicated that there were 76,057 persons
in Mid City for a decline of 3,904 since 1970. This figure re-
_-flects a continuing drop in population that was exhibited in the
. statistics from 1950 to 1970 and is reflected in Exhibit XXXV.

The Mid-City Planning District showed a 3% increase in
the population of non-whites-since 1960 resulting in nearly a
majority. However, in 1970 the total population had declined
21.7% since 1960. There was approximately an 8. 2% decline
in owner and renter occupied units but an increase among non-
whites in owner and renter occupied units.

Mid-City had experienced a decline in the white population
during the 1950's as evidenced by decreases in the 0-9, 20-29
and 30-49 age categories. However, based upon percentage
relationships of age groups-to total population, gains occurred
in the 0-9, 20-29, and 65 and over groups in the 1960's. The
overall pattern was more of a black in-migration and a white
out-migration. The increase in the 65 and over age category is
a continuing indication that this is the portion of the population
least able to move from an area. Hence, their increases are
due mostly to aging of the over 50 age group.

Housing

Exhibit XXX VI consists of four (4) graphs which help to
describe changes that have occurred in Mid-City's housing
stock from 1950-1970

Statistics on tenure reveal a declining number of dwelling
units and an increasing number of vacancies. The number of
renter occupied units declined by 3,409 units or by 14% and
owner occupied units showed a loss of 1,704 units or 17%,.
Two factors apparently contribute to this situation: one is
probably the movement of families from the area while the
second is a change in the definition of a "housing unit" for
the 1970 Census. In 1960, piped water was not a requirement
in order to be classified as a housing unit assuming no direct
access to the unit from the outside or through a common hall.



EXHIBIT XXXV

MID-CITY PLANNING DISTRICT 4
POPULATION

POPULATION CHANGE BY RACE
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EXHIBIT XXXVI

MID-CITY PLANNING DISTRICT 4
HOUSING

\UNITS WITH 1.0l OR MORE PERSONS

TENURE PER ROOM BY RACE
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However, in 1970, a "complete kitchen facilities" (including
piped water) for the occupants exclusive use were required

if access to-the unit from the outside or through a common
hall was not available. Therefore, numerous units classified
2s housing units in 1960 could no longer be considered units

~ since the definitional standards had been strengthened. This
problem will persist in most of the areas studied in which
housing condition is an issue. Thus, the definitional change
and the movement of population should be taken into considera-
tion in studying change in tenure.

Accompanying the owner and renter unit change is an
increase in the vacancy rate which is characteristic of areas
in transition. Vacant units increased by 28% from 1960 to
1970.

Renter occupied units with rents above $80 showed the
biggest loss among all categories. Much of this loss is
probably reflected in the increase of units renting from $60
to $70. The leveling off was caused by the definitional change
of a housing unit since most units lacking piped water would
have been classified in the lower rent category in 1960. This
group might actually have increased if a definitional change
- had not occurred.

The value of owner occupied units revealed a pattern in
which units in the "upper” and "lower middle" value categories
declined considerably. Some of this loss was picked up in the
gains among "lower” and "upper middle" groups. However,
gains among these two categories were consideraHly less than
the loss of units among "lower middle"” and "upper” designations.
In addition to the definitional change, another reason for the loss
of units especially from the "upper" category of units, assuming
little new construction in the section, was probably the clearance
of the right of way for Interstate 1-610 requiring relocation of
families and demolition. -

Both average value of home owned units and monthly contract
rent -for Mid-City showed slight gains and, overall, the statistics
for 1975 revealed an estimated dwelling unit count of 29,442 or
a small decrease of 746 units over the five year period.
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Results of Citizen Attitudes Survey

Summary of most important community needs in individual
neighborhoods within Mid-City.

Fairgrounds/Broad (4A)

Category

Percentage
Street Improvements 17.8
Police Patrols 11.2
Drainage 10.3
Enforcement of Litter Laws 8.5
Sidewalk Repair-s - 7.3
| Seventh Ward (4B)
Category N Percentage
Street Improvements ' 20. 8
Drai'nage 14.9
Sidewalk Repair 5.7
Police Patrols 5.5
Enforcement of Litter Laws 4,8
| Laﬁtte Project (4C)
Category ‘ _ - Percentage
Street Lighting ' 14.1
Draina;ge 14.1
Police Patrols 11.9
Street Improvements 11.9
Establishment of Youth Programs 7.9
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Sixth Ward (4D)
Category a
_ Street Improvements
~ Drainage
Police. Patrols
Housing Loans

Sidewalk Repairs

Bayou St. John (4E)

Catégory

Drainage

Stree.t Improvements

Police Patrols

Enforcernent of Speeding Laws

Enforcement of Litter Laws

City Park (4F)
Category -
Street Improvements
Police Patrols
Sidewalk Repairs
Enforcement of Speeding Laws

Drainage
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Percentage

22.6
14. 3.
9.1
5.8
5.2

Percentage

12.7
12.2
9.3
7.3
6.8

Percentage

15.4
11.2
8.5
8.0
7.4



Mid-City (4G)

Category | Percentage
_.Street Improvements 19.0
'Drainage 11.1
Police Patrols 9.4
Enforcement of Litter Laws 7.6
Sidewalk Repairé - 7.0

Tulane/Gravier (4H)

Catégory ‘ _ Percentage
Street Improvements 19.7

| Policé Patrols 9.3
Enforcement of Litter Laws 9.0
Drainage - _ : | 9.0
Demolition of Vacant Houses 7.3

Mid-City is composed of eight neighborhoods. While street
improvement, drainage and police patrols are identified needs
comimon to all these neighborhoods, additional problems are
mentioned in individual areas. Establishment of youth programs
and street lighting are priorities in the Lafitte Project (4C), and
low interest loans to repair housing are desired in the Sixth
Ward (4D). The demolition and removal of condemned houses
and vacant buildings is a neighborhood need in Tulane/Gravier
(4H). COther frequent responses included litter law enforcement
and-sidewalk repairs.

Comparing the total Mid-City District responses with
Citywide percentages for the same categories reveals that
street improvements, drainage, litter law enforcement and
sidewalk repairs are perceived to be greater needs within Mid-
City relative to the entire city. Police Patrols, while ranked as
third priority in the District, received a smaller percentage
response compared with the City.
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Implications for Future Land Use

1.

A 4. 8% population decline was recorded in Mid-City
from 1970 to 1975, continuing the trend of decreasing
population in this District since 1950. However,
current projections indicate a stabilization and slight
reversal of this trend by 1995, at which time Mid-
City should experience a gain of about 4, 000 persons
for a total population of 80, 090.

Although it can not now be substantiated statistically,
there is evidence that young families have moved into
Mid-City during the past four years, and further
evidence that considerable renovation activity is
occurring, particularly in neighborhoods near City
Park.

Since vacant land consists generally of scattered sites,

' no major undeveloped tract of land exists in Mid-City.

To encourage rehabilitation and renovation in sub-
standard residential areas.

Objectives:

a. To promote federal and local programs aimed
at assisting in rehabilitation and renovation
activities.

b. To repair deteriorating structures and to
encourage private renovation.

c. To preserve scattered structures of historic
and/or architectural value.

GOAL II: To protect and preserve areas of sound residential

development.

Objectives:

a. To enforce the housing code.

b. To minimize strip commercial development scattered

throughout the District.

57



GOAL III: To develop future land uses in accordance with
- .- the Land Use Plan.

Objectives:

a. To encourage the development of vacant tracts of
land bounded generally by North Carrollton
Avenue, Toulouse Street, North Broad Street
and Conti Street. .

Proposed Land Use

Proposed development in Mid-City is illustrated on Exhibit
XXXVII. It should be noted that this plan incorporated in a more
general manner the detailed land use recommendations reflected
in the Mid-City Neighborhood Study (which has been attached to
this report), the boundaries of which are Broad Street, City Park
Avenue, Orleans Avenue, Bayou St. John, and the Pontchartrain
Expressway (1-10).

Proposed residential land use is predominantly medium
density, with the exceptions of two areas of high density use:
between Canal Street and Orleans Avenue, and some limited
increase in high density development between Tulane Avenue and
Canal Street.

A continued concentration of commercial usage along Canal
Street from North Claiborne Avenue to Broad Street is indicated
as well as along Broad Street from Canal Street to Orleans
Avenue and on North Claiborne Avenue. Commercial activity
on Canal Street generally from Broad Street to Carrollton
Avenue is designated as a "Canal Street Special Zone” in the
Mid-City Neighborhood Study, with the intention to encourage
retention of existing structures deemed aesthetically valuable
to the neighborhood where it is economically feasible to do so.

A significant land use modification is proposed in the existing
industrial corridor from City Park Avenue to North Claiborne
Avenue. The plan indicates that industrial usage from City Park
Avenue to Jefferson Davis Parkway will remain with the area
between South Murat Street amd North Carrollton Avenue designated
on the Mid-City Ne1c,hborhood Study as a "Spec1al In-Town
Industrial District”. This district recognizes this area as a prime
industrial corridor but seeks to encourage development that is
sensitive to the surrounding residential uses.
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The area from North Carrollton Avenue to Jefferson Davis

Parkway will retain its present industrial designation;

although efforts should be made to buffer industrial from

residential uses. Current industrial use from the Bayou to

North Claiborne Avenue is proposed to be substantially

- 'redevelopment as an open space corridor traversing a

- large portion of the Mid-City District and terminating near
the Louis Armstrong Park in the Central Business District

(Planning District 8). - :

At the western end of the District is a portion of
cemetery land which is not expected to be relocated.
Industrial development should be encouraged along the
I-10 which is part of the same industrial corridor in
Broadmoor/Hollygrove (Planning District 3)., Near the
Central Business District and along Tulane -Avenue is an
intense concentration of commercial activity which con-
sists largely of small retail and office space and hotel
acreage.

A large complex of public facilities is the Criminal
Justice Center located at Tulane.and Broad Avenue which
will probably expand at its present site.

‘The currently vacant triangular tract of land bounded
by 1-610, 1-10 and Elysian Fields Avenue is proposed for
public/semi-public use, although specific development is
undetermined at this time. Any future development in
this area should be particularly sensitive to adjacent
residential uses.

The Fairgrounds Race Track is retained in the plan and
appears as a large commercial use between Esplanade and
St. Bernard Avenues near City Park. Finally, the Esplanade
Avenue frontages and the Bayou St. John area contain numerous
structures of historic significance that should be preserved.
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St. Claude/Desire: Planning District 5

General Description

. The St. Claude/Desire Planning District is bounded by

- Elysian Fields Avenue, Interstate 10, the Inner Harbor

" Navigation Canal (Industrial Canal), and the Mississippi
River. The total area of this District is estimated at 3, 532
acres. The neighborhoods included in St. Claude/Desire are:
St. Roch (5A), Desire Area (5B), Desire Project (5C), Florida
Project (SD), - Florida Area (SE)3 St. Ferdmand (SF), St.
Claude (SG) and Bywater (SH)

This District contains a diversity of uses, as indicated
on Exhibit XXXVIII, including a significant amount of
industrial acreage, with approximately 426 acres devoted to
this use. Residential use is predominantly in the form of a
mixture of single and two-family structures. Commercial
activity tends to be concentrated along St. Claude Avenue.

- Approximately 585 acres of St. Claude/Desire are classified
as vacant, and most of this land is located north of Florida
Avenue,

Residential

St. Claude/Desire had an estimated population of 60, 788
in 1975 and 19,456 dwelling units. Approximately 1,043 acres,
or 30% of total acreage, is in the form of residential use.
Slightly less than 50% of residential use consists of single-
family housing, and these structures tend to be interspersed
with two-family housing. However, areas of homogeneous
single-family structures exist in the Desire Area (5B),
Florida Area (SE), St. Claude (SF), and St. Roch (5A) -
neighborhoods. Multi-family housing consists primarily of
three public housing developments: the Florida Project (SD),
the Desire Project (5C), and Press Park Homes in the Desire
area (5B). These three developments account for over 2, 600
public housing units.

Commercial
St. Claude/Desire contains an estimated 113 acres of

commercially developed land, accounting for slightly more than
3% of total acreage in the District.
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A considerable amount of commercial use is located along the
north/south frontages of St. Claude Avenue, and in the rectan-
gular portion of the District bounded by Elysian Fields Avenue,
St. Claude Avenue, the Industrial Canal, and the Mississippi
River Additional commercial land use is primarily in the form
“of "strip" development along major thoroughfares as Almonaster
Avenue, North Claiborne Avenue, Elysian Fields Avenue, North
Galvez Street and Franklin Avenue.

While there are no large areas of St. Claude/Desire that
are completely free of scattered, corner-type, commercial
uses, the extent of this condition is noticeably less in the
district than in the adjacent Mid-City and Central Business
District Planning Districts. :

Industrial

Industrial development in St. Claude/Desire is rather
extensive as evidenced by the fact that 426 acres, or 129 of
- total District acreage, is devoted to this use. Moreover, a
considerable amount of this industrial acreage, about 300 acres,
is in the form of railroad use.

There are four main concentrations of industrial land use
in St. Claude/Desire. The first, and largest of these areas,
is located in the elongated parcel of ground roughly bounded by
North Claiborne Avenue, Poland/Alvar Streets, Almonaster
Avenue, and the Industrial Canal. This area is ideally suited
for industrial occupancy, having major street access from
both Alvar and Almonaster which connect with Chef Menteur
Highway and Interstate 10. Substantial rail service is also
provided in this area. Water transportation is also provided
convenient access by the Industrial Canal and its direct
connections with the Mississippi River, Lake Pontchartrain,
the Gulf Intracoastal Waterway, and the latter's connectlon

with the Mississippi River Gulf Qutlet.

The second major site of predominant industrial use in
St. Claude/Desire is referred to as the Press Street Industrial
Complex. This site takes the shape of a narrow strip along
the Southern Railway freight yard on Press Street between
Montegut and St. Ferdinand Streets, and extends in a north/
south direction from North Dorgenois Street to the Mississippi
River.
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These railroad tracks have disrupted east/west vehicular
traffic flows in this area with grade separation at North
Claiborne Avenue, North Robertson Street, and North
Galvez Street having been built to permit access across
Press Street. A major problem still exists, however, at

-the St. Claude/Press Street intersection which, because of
- the at-grade crossing, seriously hinders traffic movement

along this major artery which provides access to the Central
Business District.

The third area of concentrated industrial development is
confined to the area south of Royal Street, extending from
Elysian Fields Avenue to Poland Avenue. The character of
industrial activity along the riverfront at this location is
similar to that of the port area industries along the east
frontage of the river throughout New Orleans.

The fourth major industrial area is the Gentilly Industrial
District, a subdivision planned and operated exclusively for

~ industrial and industrially related establishments. This site

is contained within the area bounded by Louisa Street, Almon-
aster Avenue, Alvar Street and Higgins Boulevard. Circulation
within this tract is facilitated by the interior roadways, Desire
and Chickasaw Streets, which divide the site into four parcels.
The transportation needs of this industrial area are also served
by L&N Railway System.

Parks and Playgrounds

- Recreational land development in St. Claude/Desire in
the form of parks and playgrounds amounts to only about 23
acres. This lack of recreational space is not unique to this
District, as all of the developed Planning Districts of New
Orleans have neighborhood playground area deficiencies. How-
ever, even with widespread playground deficiencies throughout
the City, the major parks, and to a lesser extent the use of
wide neutral ground space, satisfy a great range of recreational
and leisure-time needs of the public. Nevertheless, the re-
creational space is more acute in St. Claude/Desire than in
some other Districts since the nearest large park is located .
some six or seven miles from the residents of this District.
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The City is aware of this recreational space deficiency
in St. Claude/Desire, and is attempting to reduce the need
through the provision of additional recreational facilities
such as the Desire/Florida Multi-Service Center. In addition,
a master plan has been developed for the Carver-Penn
~ recreation area. '

Public and Semi-Public

The largest single use complex of a public nature in
St. Claude/Desire is the Orleans Parish School Board Tract
located in the Desire Area (5B). This site, which aggregates
nearly 100 acres, is occupied by the school board's Central
Services Building, Carver Junior and Senior High School, and
Edwards Elementary School. :

The Sewerage & Water Board's Central Power Station,
located in the St. Roch (5A) neighborhood and comprising an
area of about 20 acres, is another important public facility
- in St. Claude/Desire. While the activities undertaken at this

site are essentially industrial in nature, the ownership and
- operation of this facility for the general public warrant the
designation of this site as a public/semi-public use,

The Port of Embarkation and Naval and Coast Guard
facilities located in the southeast portion of the District at
the foot of Poland Avenue and the Industrial Canal, form the
last notable area of public use in St. Claude/Desire, although
other uses of a public or semi-public nature are located through-
out the District,

Land Use Distribution

Category \ Acreage Percentage
Residential
Single Family 496, 8 14.0
Multiple Family 546. 3 15,5

(two or more units)
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Industrial 425, 5 12,0
Commercial 113.2 3.2
Public/Semi-Public & Parks 200, 4 - 5.7

"~ ‘Vacant 584.9 _ | 16.6
Water 398. 3 11.3
Streets 766. 8 21,7
TOTAL 3,532, 2 100.0

Residential acreage is approximately 349 total acreage and
is predominately a mixture of single-family and two-family
structures. Industrial acreage is a rather significant 12% of
total acreage and is concentrated in four main areas. Commer-
cial use is only slightly more than 3% of total acreage and is
located generally along major thoroughfares. Public and semi-
public and parks and playgrounds uses represent 5. 7% of total
acreage with all but about 14 acres classified under the public
and semi-public category. Vacant land amounts to over 16% of
total acreage and is located for the most part in the northern
part of the District, in the area bounded by Florida Avenue,
France Road, Peoples Avenue and the L&N railroad tracks along
Interstate 10. Water acreage consists primarily of a portion
of the industrial canal and the Mississippi River, and drainage
canals. Finally about 22% of total acreage in St, Claude/Desire
is devoted to street use.

Historic Significance

The portion of St. Claude/Desire closest to the Central
Business District is homogeneous with the Faubourg Marigny
portion of adjacent District Eight, the CBD. Its upper boundary
Elysian Fields Avenue, is not so much a dividing line as a
unifying artery between these two areas.

From the Mississippi River to St. Claude Avenue and from
Elysian Fields Avenue to the vicinity of Louisa Street is an area
that represents the Downtown trend of urbanization during the
19th Century corresponding to the upriver development in the
American section of the City to the west of Canal Street,
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The architectural character of this area has some affinity with that
of the Vieux Carre'. While some old families continue to live in
this area, newcomers have begun to acquire and renovate old
houses. This trend is resulting in an expansion of the Vieux Carre
type living environment into the fringe areas of St. Claude/Desire

" and also Mid-City, M

In the area generally from Louisa Street to the Industrial
Canal, south of Florida Avenue, a predominance of jigsaw-
embellished cottages constitutes a townscape similar to the
Irish Channel.

Land Use Trends

A considerable amount of vacant land still remained in
St. Claude/Desire in 1927, the majority of which was located
in that portion of the District north of Florida Avenue. In fact,
the only developed part of the District north of Florida Avenue
at that time was a triangular parcel of ground in the area bounded
- Florida Avenue, Louisville and Nashville (L&N) railroad tracks,
and the Southern Railway System's New Orleans and Northeastern
(N.O. & N.E.) subsidiary railroad lines. A considerable portion
of this odd shaped tract was occupied by the Sewerage & Water Board
Central Power Station. This area also contained several manu-
facturing and warehousing uses and a very limited degree of resi-
dential land use,

Although most of St. Claude/Desire south of Florida Avenue
was developed by 1927, there remained a large amount of scattered
vacant lots, especially in the area generally bounded by Florida
Avenue, Montegut Street, North Claiborne Avenue and the Indus-
trial Canal.

By 1949, virtually all of St. Claude/Desire south of Florida
Avenue was fully developed. Moreover, the development had crossed
the Florida Avenue drainage canal and railroad track "barriers" ex-
panding southward to the D'Hemecourt Line (near the present right-

of-way of Higgins Boulevard), or about mid-way between Florida
Avenue and the L&N railroad tracks which form the northern
boundary of this tract and was located in the area bounded by

Almonaster Avenue, Humanity Street, Feliciana Street, and Florida
Avenue, »
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Limited residential development had crossed the D'Hemecourt
Line in 1949, extending northward fronting St. Ferdinand Street,
and along Louisa Street and Metropolitan Street,

Major new land development had occurred in this District by

. 71965, particularly in the area north of Florida Avenue. The
-Desire Housing Project had been built in the area bounded by

Florida Avenue, Piety Street, Alvar Street, and Higgins Boulevard.
To the north of this housing project, the Gentilly Industrial
District was subdivided in 1956. Although numerous industrial
firms had established location in this tract, considerable vacant
land still remained in 1965. Adjacent to and west of the Gentilly
Industrial District, the Orleans Parish School Board developed a
large portion of land between the residential areas along Ferdinand
and Louisa Streets mentioned earlier, This School Board property
is developed with the Board's Central Services Building, Carver
Junior and Senior High School, and Edwards Flementary School.
The area to the east of Alvar Street from Florida Avenue to
Almonaster Avenue and extending to the Industrial Canal was
almost fully developed with industrial uses by 1965, In the

area south of Florida Avenue, perhaps the most significant new
land use developed between 1949 and 1965 was the Florida Avenue

public housing project.

‘The most notable land use changes in St. Claude/Desire by
1975 occurred in the portion of the District north of Florida
Avenue in the Desire Area (S5B). Industrial expansion is noted
between Peoples Avenue and Almonaster Avenue, and in the
Gentilly Industrial District. The Department of Streets Central
Maintenance Facility was also established in the Industrial
District by 1975, In addition, Press Park Homes had been built
since 1965 and is generally bounded by St. Ferdinand, Edna and
Abundance Streets.

Population
In 1975, the population of the St. Claude/Desire area was
estimated to be 60, 788 persons reflecting a very small increase

(+294) since 1970, Data for population from 1950 to 1970 is
indicated in Exhibit XXXIX.
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EXHIBIT  XXXIX

ST, CLAUDE / DESIRE PLANNING -DISTRICT 5
POPULATION"

POPULATION CHANGE BY RACE ) POPULATION AGE GROUP
1950 1960 1970 N 1950 1960 1970
100 - 100 -
65+
90 - 90 -
30-64
80 - White 80 -
[ 70 - 30-49
7] »n "
£ 60 - w 80 - B
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z 2 b
w w
w0 = G 40 -
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w Non White w io-19
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1950 1960 1970 1950 1960 1970
Total Population 61,614 71,044 60, 494
Non-White 9,233 24,761 33,702
White 52,381 46,283 26,792
Persons in Group N. AL 390 385

(uarters

The preparation of this report was financed in part by an Urban Planning Grant
from the U.S. Department of Housing and Urban Development, under the provisions
of Section 701 of the Housing Act of 1954, as amended.

(CPA-LA-06-48-1066) (CPA-LA-06-00-1081)

Prepared by the New Orleans City Planning Ccmmission
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The St. Claude/Desire District experienced a rather small
increase in the percentage of the population of non-whites from
S50. 6% in 1960 to 60.5% in 1970, The percentage of owner and
renter occupied units declined by 16, 7% among owners and 6. 49
among renters. Both ownership and number of renter units re-
duced to combine for a total loss of over 1,900 units. Corres-

" . ponding to these changes was an increase in the number of vacant

units by partly related to the construction of Interstate 10 which
borders the northwestern part of the Planning District as well as
the expansion of industrial and commercial areas into formerly
residential areas. The values and rents present some indication
of the nature of this loss.

The St. Claude/Desire Planning District along with other
older planning developments along river, such as Carrollton/
University and Lafayette/Garden District show similarity, There
was an increase in population in 0-9 age group in the fifties
followed by a decline in the sixties. This could be indicative of
the changes in the birth rate for New Orleans. The 1970 rise is
probably a product of the higher birth rate for 1960 in the previous
age category, whose members would have in the 1970 Census as-
cended into the next age category thus causing an upsurge in popu-
lation. The 20-29 age category saw a sizeable decrease in 1960
followed by a slight increase for 1970. The 30-49 age group, is
experiencing a continuous rapid decline in population, a fact
common to most areas undergoing a total population decline. In
1960, persons aged 50-64 increased numerically but by 1970 this
increase was almost completely eliminated, Aging of the over
S0 age group rather than an in-migration would also account for
the continual increase in population of the 65 and over group.

Housing
In 1975, total number of dwelling units was estimated at
19, 546 for a small increase of 456 units, Data from 1950-1970
is presented in Exhibit XL..
In 1960, the number of renter units classified "lower"

exceeded "lower middle" units followed by "upper middle" and
"upper" in decreasing order.
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The 1970 Census indicated that the gap between "lower middle”
and "upper middle" had widened considerably as the number of
units renting at or below $79 increased while units renting at
$80 or above declined.

The value of owner occupied housing showed a somewhat

- characteristic loss among "upper' and "lower middle" units
whose values were largely reflected in gains among "lower"
and "upper middle" classified units, The loss of 1,121 owner
occupied units represented the largest component of the total
housing decline by St. Claude/Desire.

The decline of property value from the "upper" to the
"upper middle” and increase of units from the "lower middle”
to the "upper middle” both help to account for an increase in
average value by $1, 800. Both the filtration process from "upper”
to "upper middle™ and renovation of units resulting in a value
rise from"lower middle"” to "upper middle" probably account
for this change. ~

The vacancy rate showed a substantial increase during
the 1960’s in comparison to the 1950's.

Results of Citizens Attitude Survey

Summary of most important community needs in individual
neighborhoods within St. Claude/Desire,

St. Roch (5A)

Category Percentage
Street Improvements 21.5. .
Drainage 15.9

Police Patrols 9.6
Litter Laws 6.5

Speeding Laws 4.9
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Category

_- Police Patrols
" Drainage

Street Improvements

Desire Area (5B)

Vacant house demolition

Vacant lot clean-up

Catégdry

Police Patrols

Street lighting
Drainage

Street Improvements
Garbage Pick-up

Rat Control

Category

Drainage

Police Patrols

Street Lighting
Street Improvements
Rat Control

Playgrounds

Desire Project (5C)

Florida Project (SD)
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Percentage

12.5
9,4
8.8
6.9
6.3

Percentage

10. 2
10.2
8.5
7aD -
6.9
6.6

Percentage

13.2
11.9
8.6
I
5.0
5.0



Category

Street Improvements

"~ Drainage

Police Patrols

Florida Area (SE)

Vacant house demolition

Street Lighting
Litter laws
Hoﬁsing loans
Speeding laws

Stray dog pick-up

Category

Street Improvements
Drainage |

Police Patrols

Litter laws

Garbage Pick-up

Category

Street Improvements
Drainage

Police Patrols

Speeding laws

St. Ferdinand (5F)

St. Claude (5G)

Percentage

17.5
10.5
7.9
5.7

Percentage

24,1
10. 4
0 |
S, 2

4,2

Percentage

21.0
14.2
9.5

7.2



Sidewalk Repair 5.2
Garbage Pick-up Dl
Bywater (5H)

" Category . Percentage
Street Improvements | 14,2
Police Patrols 12,8
Litter laws 10.1
Drainage : 7.8
Rat Control 4,6

The St. Claude/Desire Planning District is divided into

- eight neighborhoods. Although the common needs of street
improvements, drainage and police patrols rank as priorities

in all the District neighborhoods, some additional problems

are reflected within specific subareas. Vacant house demoli-
tion is perceived as a community problem in the Desire Area
(5B) and Florida Area (5E). The control of rats is a problem

in both the Desire and Florida Projects (5C) and (5D), as well

as the Bywater (SH) neighborhood. Street improvements received
a notably large percentage of responses in St. Roch (5A), Florida
Area (SE), St. Ferdinand (SF), and St, Claude (5G), indicating
the relative importance of this need in these areas. The

Florida Area (SE) reveals an interesting situation where five
categories received fifth place priority within that neighborhood,
indicating a wide range of community needs.

In relation to the Citywide responses, drainage and street
lighting ranked higher within the entire District, street improve-
ments and enforcement of litter laws were the same percentage
as Citywide responses, and the need for increased pohce patrols
were below the City average., :

Implications of Future Land Use

1. A small population increase of 294 persons was
estimated for this District between 1970 and 19785.
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GOAL I:

Population projections for 1995 indicate a continuation
of this trend, recording a projected population of

61, 876, for an increase of 1,088 persons over the
estimated 1975 population of 60, 788.

St. Claude/Desire contains a great diversity of land
use types. Residential development largely is in the
form of highly mixed singled and two-family homes on
small lots. Commercial development resembles that
of other older districts of the City with strip develop-
ment and scattered commercial parcels. Industrial
use is third highest in the City, after Orlandia (District
14)and East Gentilly (District 12). Impetus for con-
tinued industrial expansion is largely the result of
proximity to the Industrial Canal and the River, and of
certain roadway improvements that have occurred,
such as Interstate 10, Almonaster Extension, Poland-
Alvar connection, and various completed and planned
railroad grade separations.

Vacant land is over 16% of gross District acreage, and is
concentrated primarily in the northern section of the
District, in the portion bounded by Florida Avenue,
France Road, Peoples Avenue and the L&N Railroad tracks
adjacent to Interstate 10,

To maintain the quality and character of existing
residential areas.

Objectives:

a. To enforce the housing code.

b. To encourage private maintenance efforts.

c. To provide additional neighborhood recreational
areas primarily through the greater utilization of
school sites and secondarily through improvement
and consolidation of vacant land,

d. To enhance residential areas through street
improvements and beautification.
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GOAL II: To preserve structures of historic and architectural
significance, which are located primarily in the
southern portion of the District,

Objective:

a. To investigate the potential use of the historic
district mechanism as a means of preserving
older structures.

GOAL IIl: To reduce the densities of the Florida and Desme
public housing projects.

GOAL IV: To develop vacant land mostly in the northern section
of the District for industrial use in conformance with
the land use plan and buffered or screened from
residential areas.

Proposed Land Use

The Lénd use plan for St. Claude/Desire is shown in
Exhibit XLI.

‘Residential density on the proposed plan is exclusively
medium density, although scattered single-family and high
density areas will remain. This medium density classification
reflects the predominant architectural styles of this District
which consists largely of "shotgun” and double cottages. A
notable land use change is the objective to reduce the densities
in the Florida and Desire Public Housing Projects over a period
of years.

Commercial uses will continue to exist on both sides of
St. Claude Avenue, along Franklin Avenue, and on Decatur Street
in the southern portion of the District. Scattered neighborhood
commercial activity such as bars, restaurants, and groceries
will remain but are so small that they are not represented on the
plan.

Port related industrial usage will remain along the Industrial
Canal and adjacent to the River south of Chartres Street.
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Additional industrial use is expected to intensify
somewhat generally between I-10 and Almonaster Avenue.
However, present industrial activity in the triangular area
bounded by Florida Avenue, 1-10 and Franklin Avenue is

. proposed to gradually be redeveloped with medium density

- residential use, The Press Street railroad industrial

corridor will remain although access across it should
improve with the provision of additional grade separations.

A major improvement will be to provide buffering and
screening of residential from industrial uses where practical
throughout the District. Particular attention should be given
to the area along Poland and Alvar Streets and along the Press
Street corridor.
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Carrollton/University: Planning District 6

General Description

. The Carrollton/University Planning District is bounded by

. .the Orleans/Jefferson Parish Line, South Claiborne Avenue, the
Mississippi River, and Napoleon Avenue, Carrollton/University
has a gross land area of 4,019 acres, 882 acres of which are in
the form of water and vacant land. Nine neighborhoods are in-
cluded in Carrollton/University: West Riverside (6A), Bouligny
(6B), Freret (6C), University (6D), Audubon (6E), Black Pearl!
(6F), East Carrollton (6G), Carrollton Strip (6H) and Leonidas
(61).

The predominant development in this District is residential
with 1, 367 acres, or approximately 34% of total acreage, devoted
to residential land use. The majority of the residentially developed
area is occupied by a mixture of single and two-family structures,
although homogeneous areas of single-family dwellings exist in
the University (6D) neighborhood. :

Development in Carrollton/University is conspicuous by the
extent of public and semi-public uses in this District (Exhibit
XLII), with this form of land use aggregating almost 600 acres
or 14, 8% of total acreage. Included in this category are such
significant uses as Audubon Park, the New Orleans Water Purifi-
cation Plant, the U. S, Army Corps of Engineers’ Office, U, S.
Public Health Service Hospital, Crippled Children's Hospital,
and Tulane, Loyola, St. Mary's Dominican, and Newcomb
educational institutions,

The proportions of commercial and industrial land use,
at 5.1% and 3. 2% respectively, of the gross acreage, are each
lower than the corresponding citywide totals and are among the
lowest of their type in the City.

Residential

The Carrollton/University District had an estimated 1975
population of 64, 261 persons and 22, 996 dwelling units. More
than 50% of residential use is in the form of single-family
structures, although they tend to be interspersed with two -family
dwellings. Areas of predominantly single-family residential
use are noted adjacent to Tulane University and to Audubon Park,
along State Street between St. Charles Avenue and Freret Street,
and on St. Charles Avenue in the Bouligny (6B) neighborhood.
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Although not a major residential type, multi-family
structures are scattered throughout the District. In addition,
concentrations of doubles and multi-family housing exist in

the Black Pearl (6F) and Leonidas (6I) neighborhoods.

Commercial

Carrollton/University has approximately 127 acres
used for commercial purposes, accounting for 3. 2% of total
acreage in the District, The largest concentrations of
existing commercial development to the west of Audubon Park
and Tulane University are located near the intersection of
Carrollton and St. Charles Avenues, along Oak Street from
Carrollton Avenue westward to the Parish line, and on Maple
Street from Short Street to Cherokee Street. In addition, a
new shopping center facility recently was constructed at the
intersection of Broadway and Leake Avenues. While this
part of the District does contain scattered commercial par-
cels, the extent of this type of activity is not as evident as
in the eastern portion of Carrollton/University, or in other
older Planning Districts in the City.

The character and location of commercially developed
properties to the east of the universities and Audubon Park
is devoid of "center type" retail facilities. The demand for
commercial goods and services is satisfied by strip commer-
cial establishments and scattered commercial parcels. Speci--
fically, strip development is prevalent along such arteries as
Louisiana Avenue, Freret Street, Magazine Street and
Tchoupitoulas Street., The dispersed, corner-type commercial
uses are common, particularly to the east of Jefferson Avenue,
and the extent of scattered commercial parcels tends to in-
crease toward the Central Business District.

The Magazine Street commercial strip is one of the
most extensive of its type in the City. Although this roadway
has a capacity of only two moving lanes, it nevertheless carries
a substantial amount of vehicular traffic. The majority of stores
established along Magazine Street were constructed prior to 1927,
However, a number of new commercial activities have located
along the Magazine Street corridor in both this District and in
adjacent Central City/Garden District during the past ten years.
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Industrial

Industrially developed acreage in Carrollton/ University
aggregates about 205 acres, or 5.1%, of total District acreage,
.- The majority of this industrialization is located in an elongated
strip of ground to the east of Audubon Park paralleling the
Mississippi River to the south of Tchoupitoulas Street.

‘The most significant industrial uses in the above area
are the Public Grain Elevator, the Public Commodity Warehouses,
and the Foreign Trade Zone #2, The facilities of these three
developments account for nearly one-third of the total industrial
use in Carrollton/University, and occupy practically all of the
area south of Tchoupitoulas Street from Octavia Street to
Napoleon Avenue,

Parks and Playgrounds

Audubon Park, roughly bounded by the Mississippi River,
Exposition Boulevard, St. Charles Avenue, and Walnut Street,
is the largest park and playground use in Carrollton/University,
and has an area of approximately 300 acres. Other facilities
in this category include Harrell Center in the Leonidas (6I)
neighborhood, Palmer Park in Carrollton Strip (6H), Lawrence
Playspot in Bouligny (6B) and Wisner Center in the West River-
side (6A) neighborhood.

Despite the existence of Audubon Park and the other
recreational facilities scattered throughout the District, there
remains a shortage of neighborhood recreational area in
Carrollton/University.

Public and Semi-Public

Public and semi-public uses account for approximately 280
acres, or 7% of total acreage, in Carrollton/University, In
keeping with the age and character of development, this District
contains a significant number of institutional uses, such as
schools, churches, and hospitals. The combined campus areas
of Loyola University, Tulane University, Newcomb College and
St. Mary's Dominican College account for over 100 acres of public
and semi-public land development in this District.
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Other notable uses of an institutional nature are Ursuline
College and adjacent McMain Junior High School in the
University (6D) neighborhood, and Fortier High and Allen
Elementary, both also located in the University neighborhood.

Significant medical facilities include the United States
Public Health Service Hospital and the Crippled Children's
Hospital located adjacent to Audubon Park on Leake Avenue;
DePaul Hospital, located adjacent to the Park between Perrier
and Camp Street; and Southern Baptist Hospital on Napoleon
Avenue in the Freret (6C) neighborhood.

Other large public and semi-public uses include the
Sewerage and Water Board's Water Purification Plant in
Leonidas (6I) and the Corps of Engineers' offices, located
on a strip of ground between Leake Avenue and the Mississippi
River, roughly from Broadway to Carrollton Avenues, Two
relatively large cemeteries, accounting for about 12 acres of
public and semi-public development, are located in the Fast
Carrollton (6G) neighborhood.
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