PLANNING DISTRICT 9 FUTURE LAND USE MAP AMENDMENT REQUESTS

Request number:
Applicant:

Request:

Location:

FLUM Map:

Current Zoning:
Current Land Use:

Purpose:

Staff Analysis:

STAFF REPORT
PD-9-01
City Planning Commission

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

The amendment proposal area includes Lots A, B, and C and is bound by
Dwyer Road, Westlake Drive, Seagull Lane, and the Interstate 10 service
road.
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S-RS Suburban Single-Family Residential
This site is vacant sans a body of water called West Lake.

The City Planning Commission requests that this parcel’s FLUM
designation change from Residential Single-Family Post-War to MUL
Mixed-Use Low Density to encourage mixed uses and higher densities.

Site Description & Land Use: The subject site is bound by Dwyer Road,
Westlake Drive, Seagull Lane, and the Interstate 10 service road and was
historically developed with the Frenchman’s Wharf Apartments. The site is
currently vacant.



Surrounding Land Use Trends: The site is bound by the Dwyer Canal on its
east side and by the Interstate 10 corridor on its lake side. It is otherwise
surrounded by a mix of single-family homes and townhomes.

2021 Aerial Imagery
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Surrounding FLUM and Zoning Designations: The site sits in between a
large S-RS Suburban Single-Family Residential zoning district (with a
Residential Single-Family Post War FLUM) and S-RD Suburban Two-
Family Residential District (with a Residential Low-Density Post War
FLUM). The parcel on the lake side of Interstate 10 is analogous in size to
the subject property and is zoned S-RM2 Suburban Residential Multi-
Family. It is developed with multi-family dwellings.

Impacts: The site historically was utilized and zoned for multi-family
dwellings. The dwellings were demolished after Hurricane Katrina and the
site was rezoned in 2015 as part of the comprehensive rezoning of the entire
city with the implementation of the current zoning ordinance. Changing the
Future Land Use Map designation of this site could return historic densities
to the area while facilitating economic development opportunities.

The site’s current FLUM designation, Residential Single-Family Post War,
is very limiting in its permitted uses and primarily promotes single-family
residential development, with rare exceptions for neighborhood serving
businesses and multi-family dwelling. This FLUM designation, and its
associated zoning districts (which includes only S-RS Suburban Single-
Family Residential), precludes most non-single-family housing types and



Recommendation:

discourages most neighborhood serving commercial amenities. This has the
consequence of creating a low-density urban environment that is often
dependent on automobiles for commutes to necessary amenities such as job
centers, grocery stores, medical clinics, and pharmacies. Conversely, the
goal of the Mixed-Use Low Density FLUM designation is to “increase
neighborhood convenience and walkability within and along edges of
neighborhoods with low density residential and neighborhood-serving
retail/commercial establishments.” The Mixed-Use Low Density FLUM
designation could potentially introduce several new zoning districts to this
area, including S-RM1 Multi-Family Residential District, S-B1 Suburban
Business District, S-B2 Pedestrian-Oriented Corridor Business District, and
S-MU Suburban Mixed-Use District. These districts permit multiple
housing types, including two-family dwellings, multi-family dwellings, and
townhomes. They could also introduce a number of neighborhood-serving
uses including, but not limited to, restaurants, grocery stores, offices,
cultural facilities, medical clinics, and small box variety stores.
Cumulatively, this could have the effect of increasing the density of the area
and decreasing the neighborhood’s reliance on automobile commutes into
the city center or neighboring municipalities for amenities and employment.

Approval of the FLUM Designation Change to Mixed-Use Low Density

Reason for Recommendation:

1.

A Mixed-Use Low Density FLUM designation could potentially introduce
a diverse mix of uses and housing types to the area, increasing the city’s
housing stock and decreasing the neighborhood’s reliance on automobiles
for necessary amentities.



PLANNING DISTRICT 9 FUTURE LAND USE MAP AMENDMENT REQUESTS

STAFF REPORT
Request number: PD09-02
Applicant: City Planning Commission
Request: Change of Future Land Use Map Designation from Residential Low-
Density Post-War to General Commercial
Location: The proposal area is bound by the Interstate 10 corridor, Chef Menteur
Highway, Francis Drive, Majestic Oaks Drive, and Ransom Street.
FLUM Map:

Current Zoning:
Current Land Use:

Purpose:

Staff Analysis:
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S-RD Suburban Two-Family Residential

These lots are currently vacant.

The City Planning Commission requests that this parcel’s FLUM

designation be changed to General Commercial to align the property with
the zoning of the adjacent property.

Site Description & Land Use: The subject site is bound by the Interstate 10
corridor, Chef Menteur Highway, Francis Drive, Majestic Oaks Drive, and
Ransom Street. The site is currently vacant and is directly adjacent to a
hotel, which is zoned C-1. The site extends from Chef Menteur Highway,



which is generally commercial in nature, into the interior of a S-RD
Suburban Low-Density Residential neighborhood. The only access to this
site 1s through Warfield Street, a smaller interior street located between
Ransom Street and Chef Menteur Highway.
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Surrounding Land Use Trends: The site is bound by the Interstate 10
corridor on its east side and by Chef Menteur Highway to the south. Chef
Menteur Highway features a wide mix of commercial uses and the property
is otherwise surrounded by a mix of single-family homes, two-family
homes and townhomes.

Surrounding FLUM and Zoning Designations: The site sits in between a
large C-1 General Commercial zoning district (with a General Commercial
FLUM) along Chef Menteur Highway and a S-RD Suburban Two-Family
Residential District (with a Residential Low-Density Post War FLUM).

Impacts: The site’s current FLUM designation, Residential Low-Density
Post War, is very limiting in its permitted uses and primarily promotes
single- and two-family residential development, with rare exceptions for
neighborhood serving businesses and multi-family dwelling. This FLUM
designation, and its associated zoning districts (which includes only S-RS
Suburban Single-Family Residential and S-RD Suburban Two-Family
Residential), precludes most non-single- and two-family housing types and
discourages most neighborhood serving commercial amenities. This has the
consequence of creating a low-density urban environment that is often



Recommendation:

dependent on automobiles for commutes to necessary amenities such as job
centers, grocery stores, medical clinics, and pharmacies. Conversely, the
goal of the GC General Commercial FLUM designation is to “increase the
availability of retail services and amenities [and increase retail tax base]
within the City of New Orleans, especially in areas that are currently
underserved by retail, with existing and new medium- and large-scale
commercial establishments and shopping centers.” The General
Commercial FLUM designation is limited to the C-1, C-2, and C-3 zoning
districts, all of which generally promote an auto-scale development style
and preclude housing development, reinforcing the low-density urban
environment caused by the current Residential Low-Density Post-War
FLUM Designation.

Although the City Planning Commission staff is typically in support of
creating higher residential densities in locations that may support both
residential and neighborhood commercial uses, this particular site is not
well suited for commercial uses due to its limited access from a small
interior street and with no access from Chef Menteur Highway. Should the
site retain its current Future Land Use Map designation of Residential Low-
Density Post War, the site could be resubdivided and single- or two-family
residential dwellings could be constructed on the individual lots. With the
exception of a small section of the site that is adjacent to the I-10, the site is
surrounded by other low density residential uses and would not be
appropriate for a commercial zoning district, especially the more intense
commercial zoning districts permitted under the General Commercial
FLUM designation.

Denial of the FLUM Designation Change to General Commercial

Reasons for Recommendation:

1.

The site is surrounded by low density residential uses with a limited access
point that would not be conducive to the more intense zoning districts
permitted under the General Commercial FLUM designation. The current
FLUM designation would permit single- and two-family residential uses
that could occupy individual lots should the site be resubdivided.



PLANNING DISTRICT 9 FUTURE LAND USE MAP AMENDMENT REQUESTS

Request number:
Applicant:

Request:

Location:

FLUM Map:

Current Zoning:

Current Land Use:

Purpose:

STAFF REPORT
PD-9-03

City Planning Commission

Change of Future Land Use Map Designation from Business Center to

Residential Single-Family Post-War

The amendment proposal area is bound by Dwyer Road, Bullard Ave, Chef

Menteur Highway, and Paris Road/Interstate 510.

RSF-POST

PDA
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S-RS Suburban Single-Family Residential and BIP Business-Industrial

Park District

These lots are currently undeveloped.

The City Planning Commission requests that the parcels’ FLUM
designation be changed to Residential Single-Family Post War to align the
property with surrounding land-uses and a recent zoning change in the

affected area.



Staff Analysis:

Site Description & Land Use: The subject site is bound by Dwyer Road,
Bullard Ave, Chef Menteur Highway, and Paris Road/Interstate 510. The
site is currently undeveloped and is heavily forested. A portion of the site
includes the Interstate 510 right-of-way, which precludes any commercial
development.

Figure 1. 2021 Aerial Imager
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Surrounding Land Use Trends: The site is bound to the east by the Interstate
510 right-of-way and to the south by Chef Menteur Highway. It is otherwise
generally surrounded by single-family residential homes to the north and
west, and undeveloped wetlands around the Interstate 510 corridor
extending towards Lake Borgne south of Chef Menteur Highway.

Surrounding FLUM and Zoning Designations: The site sits in between a
large S-RS Suburban Single-Family Residential zoning district containing
a Residential Single-Family Post War FLUM designation. There are some
exceptions for commercial zoning containing a Neighborhood Commercial
FLUM designation along Bullard Avenue. There is Business-Industrial
Park zoning containing a mix of Business Center and Industrial FLUM
designations along Chef Menteur Highway. Areas to the south of the Chef
Menteur Avenue corridor and along the Interstate 510 corridor are largely
zoned General Planned Development, with a Planned Development Area
FLUM designation.

Impacts: The site’s current FLUM designation, Business Center, aims to
promote large business or light industrial parks, that would serve as regional
employment centers. Zoning districts compatible with this designation
include the BIP Business-Industrial Park and MU-2 High Intensity Mixed-
Use zoning districts. These uses may be considered appropriate, given the



site’s location at the intersection of Interstate 510 and Chef Menteur
Highway, as well as its proximity to NASA’s Michoud facility.

While the FLUM of the site is entirely Business Center, the site has a mixed
zoning, featuring S-RS Suburban Residential Single-Family and Business-
Industrial Park, and sits in between two large residential developments. The
portion of the site that is currently zoned S-RS Suburban Residential Single-
Family underwent a zoning change from BIP Business Industrial Park to
the S-RS District in 2022. Subsequently, a major subdivision was submitted
for this portion of the site (Subdivision Docket 022-23). At the time of this
report, the subdivision to divide this portion of the site into smaller lots to
eventually house single-family development has not been completed.
However, it indicates a general interest in developing single-family housing
that would support the proposed FLUM change to Residential Single-
Family Post-War.

The portion of the subject area that was rezoned to S-RS Suburban
Residential Single-Family is shown outlined in blue in the image below.

Figure 2. Subject Site and Area of Site Zoned S-RS
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