PLANNING DISTRICT 12 FUTURE LAND USE MAP AMENDMENT REQUESTS
STAFF REPORT

Request number: PD12-01

City Planning Commission

Applicant:

Request: Change of Future Land Use Map Designation from Parkland and Open
Space to Residential Multi-Family Post-War

Location: The petitioned property is located on Lot A, Square 5, in the Fifth Municipal
District. The municipal address is 2621 General Meyer Avenue. The
property is located in the Behrman neighborhood in Algiers.

FLUM Map:
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Current Zoning: HU-RM1 Historic Urban Multi-Family Residential District

Vacant building. Historic land use: Touro Shakspeare Home, a city-owned

Current Land Use:
senior care facility.

The land is owned by City of New Orleans and was erroneously included in
Parkland designation along with the adjacent Berhman Park, creating a
situation where the site’s zoning district and Future Land Use Map
Designation are not consistent with one another. The requested FLUM

change would rectify this issue.

Purpose:



Staff Analysis:

Site Description & Land Use: The subject site is a large piece of land
measuring approximately 400 feet along General Meyer Avenue and 1,000
feet along Behrman Park in Algiers. The site is developed with a large
structure that is currently vacant, but has historically been occupied, since
1933 and until hurricane Katrina, as a nursing home.

Figure 1. Subject Site

Surrounding Land Use Trends: The area around the subject property
includes mostly single-family residences, and a few two-family residences.
It abuts Behrman Park and its stadium and is located across General Meyer
Avenue from the Delgado Community College Westbank Campus. Federal
City also occupies most of the land located across General Meyer Avenue
from the petitioned site and is developed with a variety of land uses
including offices, residences, recreation center, hotel and other uses
associated with the campus’s activities.

Surrounding Zoning and FLUM Designations: The site is located in an HU-
RM1 Multi-Family Residential District, though the master plan Future Land
Use Designation for the site is Park and Open Space. Adjacent properties to
the west and south are located in the same Park and Open Space FLUM but
are zoned OS-N Neighborhood Open Space District, which matches their
FLUM designation. Abutting the petitioned site to the East is a small linear
HU-RD1 Historic Urban Two-Family Residential District that contains
residential lots that all front one side of Pace Boulevard. Those lots are
located within an RLD-PRE Residential Low Density Pre-War FLUM



designation. Across Pace Boulevard is a wider S-RS Suburban Single-
Family Residential District with a RSF-POST Residential Single-Family
Post-War FLUM designation that extends East covering most of the
residential area on the West Bank. Generally, residential areas of the West
Bank located west of Behrman Park (Algiers Point, Mc Donogh, Whitney
and Behrman Neighborhoods) are designated RLD-PRE Residential Low
Density Pre-War because they were developed prior to WW2. More recent
residential neighborhoods located East and south of Behrman Park (Old
Aurora, New Aurora, Tall Timbers neighborhoods) are designated RSF-
POST Residential Single-Family Post-War.

Properties located across General Meyer Avenue from the subject site are
located within the Institutional and Mixed Use High Density FLUMs and
zoned accordingly with EC Educational Campus and MU-2 High Intensity
Mixed-Use Districts.

The existing Parkland and Open Space FLUM designation of the subject
site does not account for the multi-family zoning and large vacant
institutional structure that exist on the site.

Impacts: The request would align the Master Plan designation with the
existing zoning district on the site which is meant to allow the
redevelopment of this historic site into multi-family dwellings.

Since the site is developed with a pre-war structure and adjacent to an RLD-
PRE Residential Low Density Pre-War FLUM, rather than a residential
Post-War FLUM, the staff believes it would be more appropriate to change
the FLUM designation of the petitioned site to Residential Multi-Family
Pre-War rather than Post-War.The goals, range of uses and development
characters for the Residential Multi-Family Pre-War FLUM and Residential
Multi-Family Post-War FLUM are essentially the same so it would not
affect the development of the site. However, the Pre-War FLUMs are
specifically intended to be applied to older areas of the city, which would
better fit the petitioned site considering it is developed with a historic
structure built in 1933 and is located in the portion of Algiers where Pre-
War FLUMSs are found. Further, the adjacent land to the south, is also
subject of a FLUM change from Parkland and Open Space to Residential
Multi-Family Pre-war (PD012-02).

Modifying the FLUM for this site would be a first step to make this property
ready for redevelopment. This is further justified by the fact that the site is
currently on the Strategic Property Working Group priority list. According
to the City Brownfield Director, environmental remediation paths are
currently under consideration. The main issue on this site is the upper floor
collapsed into the building, which makes the completion of environmental
sampling impossible. At a recent national brownfield conference (which



Recommendation:

just took place in August 2023), the Brownfield Director discussed this site
as a potential special project with the EPA and State, which will hopefully
lead into these agencies assisting with the funds to remove the debris to
move forward with redevelopment. This FLUM change will help to allow
development of alternate structures on the site, which may pique the
developers interest again in potential rehabilitation.

Modified Approval of the FLUM Designation Change to Residential
Multi-Family Pre-War.

Reasons for Recommendation:

1.

The existing Parkland and Open Space FLUM designation of the subject
site does not account for the multi-family zoning and large vacant
institutional structure that exist on the site.

The request would align the Master Plan designation with the existing
Zoning category on the site which is meant to allow the redevelopment of
this historic site into multi-family dwellings.

The staff’s recommendation of the Residential Multi-Family Pre-War
FLUM designation rather than the Residential Multi-Family Post-War
FLUM designation is more appropriate for the site which was developed
prior to WWII and is consistent with the site’s current zoning district. Site’s
developed after WWII typically have a suburban zoning designation which
is not the case for this site.



PLANNING DISTRICT 12 FUTURE LAND USE MAP AMENDMENT REQUESTS
STAFF REPORT

Request number: PD012-02

Applicant: City Planning Commission

Change of Future Land Use Map Designation from Parkland and Open

Request:
Space to Residential Low Density Pre-War

Location: The petitioned property is located on Lots B and C, Square 5, in the Fifth
Municipal District. The municipal address is 2701 Lawrence Street. The

property is located in the Algiers neighborhood.
FLUM Map:
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Current Zoning: OS-N Neighborhood Open Space District

Current Land Use: ~ Educational Facility, Vacant Land

Purpose: The land is owned by Crescent City Schools Foundation Inc. and was
erroneously included in Parkland designation along with the adjacent
Berhman Park creating a situation where the zoning district and the Future
Land Use Map designation are inconsistent with one another.



Staff Analysis:

Site Description & Land Use: The subject site is made of two large parcels
of land, separated by Lawrence Street, that are adjacent to Morris F.X. Jeff
Sr. Park and Behrman Stadium, and together, measure 506,914 square feet
(approximately 11.6 acres). The parcel on the north side of Lawrence Street
is vacant, while the parcel on the South side of Lawrence Street is developed
with an educational facility (Harriet Tubman Charter School).

Figure I and 2. Subject Site.

Surrounding Land Use Trends: The area around the subject property
includes mostly single-family residences, and a few two-family residences.
It also abuts Morris F.X. Jeff Sr. Park and its stadium.

Surrounding Zoning and FLUM Designations: The site is located in an OS-
N Neighborhood Open Space District which matches its current master plan
Future Land Use Designation: Park and Open Space. Morris F.X. Jeff Sr.
Park abuts the site to the West and is designated with the same zoning
district and FLUM designation. Abutting the petitioned site to the East is a
small linear HU-RD1 Historic Urban Two-Family Residential District that
contains residential lots that all front one side of Pace Boulevard. Those lots
are located within an RLD-PRE Residential Low Density Pre-War FLUM
designation. Across Pace Boulevard is a wider S-RS Suburban Single-
Family Residential District with a RSF-POST Residential Single-Family
Post-War FLUM designation that extends East covering most of the
residential area on the West Bank. Generally, residential areas of the West
Bank located west of Morris F.X. Jeff Sr. Park (Algiers Point, Mc Donogh,
Whitney and Behrman Neighborhoods) are designated RLD-PRE
Residential Low Density Pre-War because they were developed prior to
WW?2. More recent residential neighborhoods located East and south of
Behrman Park (Old Aurora, New Aurora, Tall Timbers neighborhoods) are
designated RSF-POST Residential Single-Family Post-War.

The existing Parkland and Open Space FLUM designation of the subject
site does not account for the fact that both parcels are not owned by the City



Recommendation:

of New Orleans, therefore cannot be used for parks. One of those parcels is
developed with an educational facility.

Impacts: The request would align the Master Plan designation with the
Master Plan designation of the abutting properties, to the east, facing Pace
Street, which are zoned for and developed with single-and two-family
dwellings. Since the petitioned properties are not owned by the City and are
not used as public park and open space, the proposed FLUM category would
allow the subject site to be rezoned in a way that both reflects how it is
currently used (educational facilities are conditional uses in residential
districts while they are neither permitted or conditional uses in the current
OS-N District), and is compatible with adjacent single- and two-family
development. The current zoning designation precludes the vast majority of
uses as the OS-N District is intended for city-owned park space. Changing
the FLUM designation will allow a future zoning change that will facilitate
the development of the vacant portion of the site and bring the educational
facility into conformity with its zoning and FLUM designation.

Approval of the FLUM Designation Change to Residential Low Density
Pre-War.

Reasons for Recommendation:

1.

The existing Parkland and Open Space FLUM designation of the subject
site does not account for the fact that the property is not owned by the City
of New Orleans, therefore cannot be used for parks.

The proposed FLUM category would allow the subject site to be rezoned in
a way that reflects how it is currently used (educational facilities are
conditional uses in residential districts while they are neither permitted or
conditional uses in the current OS-N District.

The recommended FLUM aligns with the FLUM of the adjacent properties
which are developed with single- and two-family dwellings and will help
facilitate the development of the vacation portion of the site.



PLANNING DISTRICT 12 FUTURE LAND USE MAP AMENDMENT REQUESTS

Request number:
Applicant:

Request:

Location:

FLUM Map:

Current Zoning:
Current Land Use:

Purpose:

Staff Analysis:

STAFF REPORT
PD012-03
City Planning Commission and Council District C

Change of Future Land Use Map Designation from Parkland and Open
Space to Residential Low Density Pre-War

The petitioned property is located on Lots 7A, 8,9, 10, 11 and 12A, Square
5, in the Fifth Municipal District. The municipal address is 3327 Newton
Street. The property is located in the Algiers neighborhood.

PD12-03

RSF-POST

OS-N Neighborhood Open Space District
Vacant

The applicant purchased a former park from the City and would like to
develop it with residences.

Site Description & Land Use: The subject site is a 20,732 square foot
property located at the corner of Newton and Flanders Streets in Algiers.



The site is currently vacant, but it has historically been a park, when
previously owned by the City of New Orleans.

Figure 1. Subject Site

Surrounding Land Use Trends: The area around the subject property is
developed with single- and two-family residences.

Surrounding Zoning and FLUM Designations: The site is located in the
middle of a residential area that is zoned S-RS Suburban Single-Family
Residential District and designated RSF-POST Residential Single-Family
Post-War by the Master Plan. Development on the north, west and south
sides of the subject property is characterized by a mix of single- and two-
family dwellings.! While development on the east side of the subject site,
across Flanders Street is more uniformly developed with single-family
dwellings.

Impacts: The subject property is zoned OS-N Neighborhood Open Space
District. This district is intended for city-owned parks; accordingly, the uses
permitted in this district reflect uses seen in parks, such as stormwater
management or public fishing. Besides uses that cater to a park or
playground, no other uses are permitted in the OS-N District. Without a
FLUM change that could lead to an eventual zoning change, the site is
undevelopable. Changing the FLUM designation on this site would result
in a vacant square located in the middle of a residential area to be
developable with single- or two-family dwellings, a land use that matches
surrounding development. Considering the land is not owned by the City
anymore and therefore cannot be used as park space, staff believes the

! That area is subject to another FLUM amendment request, PD012-04, that would change the Future Land Use Map
Designation from Residential Single-Family Post-War to Residential Low Density Post-War to account for the fact
that it is developed with a mix of single-and two-family dwellings as opposed to being exclusively developed with
single-family dwellings.



Recommendation:

request is the most appropriate for the site. However, since all the
surrounding residential area is proposed to be located within a Residential
Low-Density Post-War FLUM designation (see PD012-4), as opposed to
Residential Low-Density Pre-War FLUM designation, staff recommends
modified approval to a FLUM that would match adjacent residential
development, while allowing the same types of uses (single- and two-family
dwellings)

Modified Approval of the FLUM Designation Change to Residential Low
Density Post-War.

Reasons for Recommendation:

1.

The property is no longer owned by the City and cannot be used as a park.

2. The recommended FLUM is the same as all surrounding properties, which

3.

are developed with single- and two-family dwellings.

The proposed FLUM would allow the rezoning of this property to the same
zoning district as surrounding residential development and would allow it
to be redeveloped in similar way as all the neighboring properties.

The modified recommendation (Residential Low-Density Post-War) is
more appropriate that the proposed Residential Low Density Pre-War
FLUM since the site is not developed with structures built before WW2 and
is surrounded by residential development proposed to be within a
Residential Low-Density Post-War FLUM designation (See PD012-04).



PLANNING DISTRICT 12 FUTURE LAND USE MAP AMENDMENT REQUESTS

Request number:
Applicant:

Request:

Location:

FLUM Map:

Current Zoning:

Current Land Use:

Purpose:

STAFF REPORT

PDO012-04

City Planning Commission

Change of Future Land Use Map Designation from Residential Single-
Family Post-War to Residential Low Density Post-War

The petitioned properties are located on multiple residential lots on the north
and south side of General Meyer Avenue, in the Fifth Municipal District, in

Algiers.
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The petitioned area was historically developed with a mix of single- and
two-family dwellings; however, the existing Future Land Use Map (FLUM)

Designation is typically used to designate suburban areas that are solely

developed with single-family residences. The proposed change of FLUM

would better reflect existing development.



Staff Analysis:

Site Description & Land Use: The subject site covers a wide residential area
that is split by General Meyer Avenue. The portion located between General
Meyer Avenue and the Mississippi River is developed with a mix of single-
and two-family dwellings, while the portion on the south side of General
Meyer Avenue displays a more fine-grained development pattern, with
some streets developed with a similar mix of single- and two-family
dwellings, and other streets developed more uniformly with single-family
residences only or two-family residences only. In surveying the area, staff
distinguished the following sub-areas, labeled A through I on the map
below:
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Figure 1. Subject Area Characteristics

The map above shows the following:

o Area A: The area between General Meyer and the Mississippi River is
characterized by a mix of single- and two-family dwellings, constructed
at different time periods and with different architectural types, and
justifies the proposed change of FLUM to the Residential Low Density
Post War designation. There is a higher count of two-family dwellings
than in the petitioned areas south of General Meyer Avenue.



o Areas B through G are generally developed mostly with single-family
dwellings interspersed with some two-family dwellings, with the
exception of Area D, which is strictly two-family and Area E, which is
strictly multi-family. Some streets are more uniformly developed with
single-family dwellings than others, but the type of development (aside
from Areas D and E) is similar in that structures were built at different
time periods (some pre-War, some Post War) with different
architectural styles (mix of traditional shot gun styles, on slab ranch
styles, etc) and several vacant lots. Staff believes the development
pattern in this area also justifies the proposed change of FLUM.

o Area B: The most western strip of land of the petitioned site, on the east
side of Pace Avenue (across the street from Behrman Park) is developed
with single-family residences. This development pattern is the same as
across Pace Street, though that western side of Pace Street is designated
RLD-PRE Residential Low Density Pre-War, which also is intended for
single- and two-family dwellings. For that reason, and so as to not create
a pocket of RSF-POST Residential Single-Family Post-War (which
limits development to single-family dwellings), positioned between two
areas designated RLD-PRE Residential Low Density Pre-War or RLD-
POST Residential Low Density Post-War, staff believes this area should
see its FLUM designation changed as proposed, to RLD-POST
Residential Low Density Post-War.

o Area C: Properties on each side of Elizardi Streets are developed with
mostly single-family dwellings interspersed with a few two-family
residences. Structures were constructed at different time periods and
with varied architectural styles. Staff believes this area should see its
FLUM designation changed as proposed, to RLD-POST Residential
Low Density Post-War.

Figure 2. Two-Family dwellings on Elizardi Street

o Area D: Properties on each side of Jo Ann Place and Southlawn
Boulevard (South of Lawrence Street), are strictly developed with two-
family dwellings that were all built at the same time with the same
architectural style. Staff believes this area should see its FLUM



designation changed as proposed, to RLD-POST Residential Low
Density Post-War.

Figure 3. Two-Family Dwellings on Jo-Ann Place

Area E: Properties located along Southlawn Boulevard, between
Lawrence Street and General Meyer Avenue, while shown as
undeveloped on the map above, are actually developed with multi-
family dwellings. Since the RLD-POST Residential Low Density Post-
War FLUM designation states that multi-family dwellings are allowed
when compatible with the scale and character of the surrounding
residential neighborhood, especially when located in proximity to major
transportation corridor, Staff believes this area should see its FLUM
designation changed as proposed.

Figure 4. Multi-Family Dwellings on Southlawn Boulevard.

Area F: Properties located on each sides of Murl and Tita Streets are
developed with single-family dwellings built at different time periods
with various architectural styles. Though those two particular streets do
not contain any two-family residences, they are located at the center of
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