
PLANNING DISTRICT 7 FUTURE LAND USE MAP AMENDMENT REQUESTS

STAFF REPORT

Request number: PD07-01

Applicant: City Planning Commission

Request:  Change of Future Land Use Map Designation from General Commercial to 

Mixed-Use Medium Density 

Location: The petitioned site includes a series of parcels currently under the General 

Commercial Future Land Use. The parcels are bounded by N. Claiborne 

Avenue, N. Robertson Avenue - where it connects to N. Claiborne Avenue, 

Japonica Street and Poland Avenue, on Square 667. There is an additional 

parcel located on the northwest corner of Square 591 consisting of three 

individual lots. 

FLUM Map:

Figure 1. Subject Site

Current Zoning: C-2 Auto-Oriented Commercial District.

Current Land Use: This site contains a gas station, a United States Postal Service (USPS) office 

and its parking on Square 667. Square 591 contains a structure that appears 

to be vacant but was once a motor vehicle repair shop.



Figure 2. Postal Office and Gas Station on Subject Site (Source: Google Maps)

Purpose: This request was initiated by the City Planning Commission. It is one of 

several requests to convert areas with the General Commercial Future Land 

Use Map (FLUM) designation to a Mixed-Use FLUM Designation to 

promote mixed-use and residential development. In this case, the proposed 

FLUM Designation is Mixed-Use Medium Density. The General 

Commercial FLUM designation allows for primarily commercial land uses, 

including auto-oriented and heavy commercial and is compatible with only 

four zoning districts: the S-LC Lake Area General District, the C-1 General 

Commercial District, the C-2 Auto-Oriented Commercial District and the 

C-3 Heavy Commercial District. The subject site is precluded from the S-

LC zoning district due to its location. The C-1, C-2 and C-3 zoning districts 

prohibit all residential development except for dwellings above the ground 

floor; dwellings above the ground floor are only permitted as a conditional 

use in these zoning districts. The uses and the bulk and yard standards in 

these three commercial districts are generally tailored to suburban style 

development and are auto-oriented in nature. 

The CPC staff preliminarily recommended that all areas in the Historic parts 

of the City with a current FLUM designation of General Commercial be 

considered for a Future Land Use Map designation change to a Mixed-Use 

FLUM designation. Changing the FLUM designation to one of the Mixed-

Use FLUM designation would allow for future zoning changes more 

inclusive of residential and commercial uses.

Staff Analysis:  Site Description & Land Use: The subject site is a triangular grouping of 

properties on the eastern portion of Poland Avenue between N. Claiborne 

Avenue and where N. Robertson Street bifurcates to enter the Claiborne 

Avenue bridge to the Lower Ninth Ward. The site also includes one 

rectangular parcel on the northwestern portion of Square 591. All properties 

contain a General Commercial Future Land Use Map Designation, and all 

are zoned C-2 Auto-Oriented Commercial District. The area is developed 

with a gas station, a United Service Postal Service office and its parking, 

and a vacant structure that was once a motor vehicle repair shop. 



Surrounding Land Use Trends: The area to the west of the property, on the 

upbound side of Poland Avenue, is mostly residential in nature despite a 

HU-B1 Historic Urban Neighborhood Commercial District on the squares 

directly west of Poland Avenue between N. Robertson Avenue and N 

Galvez Street. To the north of the site is a HI Heavy Industrial District and 

to the south of the site is a LI Light Industrial District. These districts 

contain an animal rescue center, vacant warehouses, a Department of Public 

Safety and Corrections office, heavy commercial uses such as junk/scrap 

metal yards and Port of New Orleans storage and uses. To the southwest of 

the site is a large HU-RD2 Historic Urban Two-Family Residential District 

containing single- and two-family residences with some non-conforming 

small multi-family residences and traditional corner-store style structures.

Surrounding FLUM Designations: The site is directly adjacent to three 

Future Land Use Map Designations, the Industrial, Mixed-Use Low Density 

and the Residential Low Density Pre-War FLUM Designations. Due to the 

highly trafficked streets surrounding the site, it is separated from the Mixed-

Use Low Density and Residential Low Density Pre-War FLUM 

Designations and more aligned with the sites that have an Industrial FLUM 

designation.

Impacts: The site was historically zoned LI Light Industrial until 2015 when 

it was re-zoned to C-2 Auto-Oriented Commercial District as part of the 

implementation of the current Comprehensive Zoning Ordinance. The site 

contains a former motor vehicle repair shop and a current gas station, two 

uses that would require considerable remediation prior to safely housing 

residents. 

The site is in close proximity to the Industrial Canal and directly adjacent 

to other sites zoned LI Light Industrial or HI Heavy Industrial. Square 667 

is bounded by three highly trafficked streets, Poland Avenue, N. Claiborne 

Avenue and N. Robertson St. where it bifurcates to extend onto the 

Claiborne Avenue bridge connecting the Lower Ninth Ward to the Upper 

Ninth Ward. The historical use and zoning of the site, the heavily trafficked 

adjacent streets and the need for remediation do not create amenable 

conditions for residential uses at the subject site.

Recommendation: Denial of the FLUM Designation Change to Mixed Use Medium Density.

Reasons for Recommendation:

1. The subject site would need substantial remediation to create a safe 

environment for residential use.

2. The majority of the adjacent FLUM designations and zoning districts are 

heavily commercial. Due to its location near heavy commercial uses and 



between heavily trafficked streets, this site is not appropriate for residential 

uses. 

City Planning Commission Hearing (January 9, 2024)

The City Planning Commission hosted a meeting in the City Council Chambers of City 

Hall. Staff presented the case to the commission. There was one public comment in support 

of the request. Commissioner Brown made a motion to deny the request per staff’s 

recommendation. Commission Steeg seconded the motion which was unanimously 

adopted.

Motion:

BE IT MOVED BY THE CITY PLANNING COMMISSION THAT PLANNING 

DISTRICT 7-01 IS HEREBY RECOMMENDED FOR DENIAL. BE IT FURTHER 

MOVED THAT THE EXECUTIVE DIRECTOR IS HEREBY AUTHORIZED TO 

NOTIFY THE CITY COUNCIL OF SAID ACTION.

YEAS:  Brown, Flick, Steeg, Stewart, Witry

NAYS:  None 

ABSENT:  Jordan, Joshi-Gupta, Lunn

Reasons for Recommendation:

1. The subject site would need substantial remediation to create a safe 

environment for residential use.

2. The majority of the adjacent FLUM designations and zoning districts are 

heavily commercial. Due to its location near heavy commercial uses and 

between heavily trafficked streets, this site is not appropriate for residential 

uses. 



PLANNING DISTRICT 7 FUTURE LAND USE MAP AMENDMENT REQUESTS

STAFF REPORT

Request number: PD07-02

Applicant: City Planning Commission

Request:  Change of Future Land Use Map Designation from General Commercial to 

Mixed-Use Medium Density 

Location: The petitioned site includes a series of parcels currently under the General 

Commercial Future Land Use. The parcels are bounded by Elysian Fields 

Avenue, Florida Avenue and the I-10 Interstate. The site consists of 23 lots 

but approximately five developments. All lots are on block LHS or Square 

1380, 1494 or 1495.

FLUM Map:

Figure 1. Subject Site

Current Zoning: C-2 Auto-Oriented Commercial District.

Current Land Use: This site contains a gas station and a truck stop, a casino, a Lowe’s Home 

Improvement store and its parking, a tile and countertops warehouse and 

store, outdoor storage for trucks, some vacant warehouse structures and one 

residence.



Figure 2. Portion of the Site with the Lowes and Gas Station (Source: Google Maps)

Purpose: This request was initiated by the City Planning Commission. It is one of 

several requests to convert areas with the General Commercial Future Land 

Use Map (FLUM) designation to a Mixed-Use FLUM Designation to 

promote mixed-use and residential development. In this case, the proposed 

Future Land Use Map Designation is Mixed-Use Medium Density. The 

site’s current FLUM designations, General Commercial, allows for 

primarily commercial land uses, including auto-oriented and heavy 

commercial, and is compatible with only four zoning districts: the S-LC 

Lake Area General District, the C-1 General Commercial District, the C-2 

Auto-Oriented Commercial District, and the C-3 Heavy Commercial 

District. The subject site is precluded from the S-LC zoning district due to 

its location. The C-1, C-2 and C-3 zoning districts prohibit all residential 

development except for dwellings above the ground floor; dwellings above 

the ground floor are only permitted as a conditional use in these zoning 

districts. The uses and the bulk and yard standards in these three commercial 

districts are generally tailored to suburban style development and are auto-

oriented in nature. 

The CPC staff preliminarily recommended that all areas in the Historic parts 

of the City with a current FLUM designation of General Commercial be 

considered for a Future Land Use Map designation change to a Mixed-Use 

FLUM designation. Changing the FLUM designation to one of the Mixed-

Use FLUM designation would allow for future zoning changes more 

inclusive of residential and commercial uses.

Staff Analysis:  Site Description & Land Use: The subject site is a triangular grouping of 

properties between the I-10 Interstate, Elysian Fields Avenue and Florida 

Avenue. All properties contain a General Commercial Future Land Use 

Map Designation, and all are zoned C-2 Auto-Oriented Commercial 

District. The site contains a gas station and a truck stop, a casino, a Lowe’s 

Home Improvement Store and its parking, a tile and countertops warehouse 

and store, outdoor storage for trucks, some vacant warehouse structures and 

one residence. The site is physically separated from the adjacent zoning 



districts by a wide highly trafficked street (Elysian Fields), the I-10 

Interstate, and a train track. 

Surrounding Land Use Trends: The area to north of the property contains a 

train track, and beyond the train track is a recycling drop-off center and 

residential dwellings. To the east and south of the site, passed the I-10 

Interstate, are some heavy commercial uses including a metal fabricator 

shop, a motor vehicle repair shop, and a car wash. There is also a school 

and a large residential neighborhood. To the west of the site, passed Elysian 

Fields Avenue, is mostly residential but has some commercial uses 

interspersed throughout the neighborhood, such as some retail goods stores 

in addition to some heavier commercial uses such as an automotive repair 

shop.

Surrounding FLUM Designations: The site is directly adjacent to three 

Future Land Use Map Designations, the Industrial, Mixed-Use Low Density 

and the Residential Low Density Pre-War FLUM Designations. However, 

due to the physical location of the site, surrounded by wide/highly trafficked 

streets, an Interstate and a train track, the site is separated from adjacent 

areas with a different FLUM designation and zoning district. 

Impacts: The site was historically zoned LI Light Industrial and C-2 General 

Commercial District until 2015 when it was re-zoned to C-2 Auto-Oriented 

Commercial District as part of the implementation of the current 

Comprehensive Zoning Ordinance. The site contains a current gas station 

and other heavy commercial uses, both of which would most likely require 

considerable remediation prior to safely housing residents. 

The site is in close proximity to the Interstate, the Industrial Canal and 

directly adjacent to other sites zoned LI Light Industrial. Further, the site is 

bounded by three highly trafficked streets, Elysian Fields Avenue, Florida 

Avenue and the I-10 Interstate. The historical use and zoning of the sites, 

the heavily trafficked adjacent streets and the need for remediation do not 

create amenable conditions for residential uses at the subject site.

Recommendation: Denial of the FLUM Designation Change to Mixed Use Medium Density.

Reasons for Recommendation:

1. The subject site would need remediation to create a safe environment for 

residential use.

2. The site is bounded by heavily trafficked streets, an interstate and train 

tracks that would not be ideal for the location of residential dwellings. 



City Planning Commission Hearing (January 9, 2024)

The City Planning Commission hosted a meeting in the City Council Chambers of City 

Hall. Staff presented the case to the commission with the recommendation of denial. There 

was one public comment in support of the request. Commissioner Brown made a motion 

to deny the request per staff’s recommendation. Commission Flick seconded the motion 

which was unanimously adopted.

Motion:

BE IT MOVED BY THE CITY PLANNING COMMISSION THAT PLANNING 

DISTRICT 7-02 IS HEREBY RECOMMENDED FOR DENIAL. BE IT FURTHER 

MOVED THAT THE EXECUTIVE DIRECTOR IS HEREBY AUTHORIZED TO 

NOTIFY THE CITY COUNCIL OF SAID ACTION.

YEAS:  Brown, Flick, Steeg, Stewart, Witry

NAYS:  None 

ABSENT:  Jordan, Joshi-Gupta, Lunn

Reasons for Recommendation:

1. The subject site would need remediation to create a safe environment for 

residential use.

2. The site is bounded by heavily trafficked streets, an interstate and train 

tracks that would not be ideal for the location of residential dwellings. 



PLANNING DISTRICT 7 FUTURE LAND USE MAP AMENDMENT REQUESTS

STAFF REPORT

Request number: PD07-03

Applicant: City Planning Commission

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

Pre-War to Mixed-Use Medium Density 

Location: The petitioned site includes one lot, Lot SF-1A, on the northern section of 

Block 747 with one development. The municipal address is 1631 Elysian 

Fields Avenue.

FLUM Map:

Figure 1. Subject Site

Current Zoning: C-1 General Commercial District.

Current Land Use: This site contains a credit union and a health care facility that both operate 

out of one structure with off-street parking on the ground floor.



Figure 2. Credit Union and Medical Facility on the Subject Site (Source: Google Maps)

Purpose: This request was initiated by the City Planning Commission to rectify an 

inconsistency between a portion of the site’s zoning district and its Future 

Land Map (FLUM) designation. The portion of the site with a Residential 

Low Density Pre-War Future Land Use Map designation was re-zoned in 

2017 from an HU-RD2 Historic Urban Two-Family Residential District to 

a C-1 General Commercial District. Subsequently, the entire site was 

consolidated into one lot creating a situation where the development site 

had one consistent zoning district but the Future Land Use Map designation 

was split between the former lots. The portion of the site closest to Elysian 

Fields Avenue and N. Derbigny Street has a Mixed-Use Medium Density 

FLUM designation and the portion of the site closest to N. Derbigny Street 

and Marigny Street has a Residential Low Density Pre-War FLUM 

designation; the Residential Low Density Pre-War FLUM designation is 

inconsistent with the C-1 General Commercial zoning district. The request 

would expand the Mixed-Use Medium Density FLUM district to the entire 

site and would rectify the Master Plan/zoning inconsistency.

Staff Analysis:  Site Description & Land Use: The subject site is located on the northern 

portion of a square bounded by Elysian Fields Avenue, N. Derbigny Street 

and Marigny Street.  The site was historically comprised of several lots; the 

lots closest to Elysian Fields are zoned C-1 and the lots closer to Marigny 

Street were historically zoned HU-RD2 but underwent a zoning change to 

the C-1 District in 2017. Subsequently, all lots were consolidated into one 

lot of record which became one development site, a medical clinic and a 

credit union. Previously, the site contained a UPS store and its parking. The 

portion of the site closer to Elysian Fields Avenue has a Mixed-Use Medium 

Density FLUM designation and the portion of the site closer to Marigny 

Street has a Residential Low Density Pre-War FLUM designation.



Surrounding Land Use Trends: The subject square on which the petitioned 

site is located contains a gas station and residential uses. The site is 

surrounded by highly trafficked corridors: Elysian Fields Avenue to the 

west and N. Claiborne Avenue to the south. There are several commercial 

uses in the near vicinity to the site: a CVS, a Dollar Store and a Smoothie 

Kings are located on surrounding squares. There is a large residential 

neighborhood with mostly single- and two-family residential structures 

located near the site. 

Surrounding FLUM Designations: The site is directly adjacent to two 

Future Land Use Map Designations. There is a Mixed-Use Medium Density 

FLUM designation to the west and directly north and south of the western 

part of the site and there is a Residential Low Density Pre-War FLUM 

Designation to the east and direct north and south of the eastern part of the 

site.

Impacts: The site was historically used commercially prior to the zoning 

change in 2017. The zoning change on a portion of the site from HU-RD2 

to C-1 allowed the entirety of the development site to be used as a medical 

center and credit union – its current use. Changing the Future Land Use Map 

designation on the portion of the site FLUMed Residential Low Density 

Pre-War to the Mixed-Use Medium Density FLUM designation would not 

impact the site or the surrounding properties; the use and zoning of the 

petitioned site would not change as a result of this FLUM change. The 

request is retroactive - to rectify an inconsistency of a former zoning change 

that was approved despite the inconsistent FLUM designation. 

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

Density.

Reasons for Recommendation:

1. The request would create one Future Land Use Map designation for the 

entirety of the development site rectifying a split-FLUM situation.

2. The request would create consistency between the site’s zoning district and 

the Future Land Use Map designation.

City Planning Commission Hearing (January 9, 2024)

The City Planning Commission hosted a meeting in the City Council Chambers of City 

Hall. Staff presented the case to the commission with the recommendation of approval. 

There were no speakers in support or in opposition to the request. Commissioner Brown 

made a motion to approve the request per staff’s recommendation. Commission Flick 

seconded the motion which was unanimously adopted.



Motion:

BE IT MOVED BY THE CITY PLANNING COMMISSION THAT PLANNING 

DISTRICT 7-03 IS HEREBY RECOMMENDED FOR APPROVAL. BE IT FURTHER 

MOVED THAT THE EXECUTIVE DIRECTOR IS HEREBY AUTHORIZED TO 

NOTIFY THE CITY COUNCIL OF SAID ACTION.

YEAS:  Brown, Flick, Lunn, Steeg, Stewart, Witry

NAYS:  None 

ABSENT:  Jordan, Joshi-Gupta

Reasons for Recommendation:

1. The request would create one Future Land Use Map designation for the 

entirety of the development site rectifying a split-FLUM situation.

2. The request would create consistency between the site’s zoning district and 

the Future Land Use Map designation.



PLANNING DISTRICT 7 FUTURE LAND USE MAP AMENDMENT REQUESTS

STAFF REPORT

Request number: PD07-04

Applicant: City Planning Commission

Request:  Change of Future Land Use Map Designation from Industrial to Residential 

Low Density Pre-War.

Location: The petitioned site includes five lots, Lots 1-5, and one development site. 

The municipal address is 1400 Feliciana Street.

FLUM Map:

Figure 1. Subject Site

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

Current Land Use: This site contains a vacant warehouse style structure.
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