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City Planning Commission Staff Report 

 

Executive Summary  
Zoning Docket: 036/16            

 

Applicant: 217 South Rendon, LLC 

 

Request: This is a request for a Planned Development in an HU-RD2 Historic Urban Two-

Family Residential District to allow the adaptive re-use of an existing institutional 

structure as a multiple-family residence. 

 

Location: 217 South Rendon Street and 3300 Cleveland Avenue 

 

Summary of Proposal:  
 

Zoning Docket 036/16 is a request is for a planned development in an HU-RD2 

Historic Urban Two-Family Residential District.  The applicant proposes to 

renovate a vacant former gymnasium along South Rendon Street in the Mid-City 

neighborhood and convert it to a 23-unit multiple-family residence.  The 

institutional structure was originally constructed to service the former Seton 

Academy grade school which was located one block from the site along Canal 

Street.  The gymnasium is a 33 foot tall box-like structure built across three interior 

lots with frontage on South Rendon Street and setback 20 feet from the front 

property line.  The applicant plans to use the existing front yard area for the 

provision of 9 parking spaces and the entirety of the adjacent vacant corner lot, 

which is in common ownership, to provide an additional 16 parking spaces for 

occupants of the proposed residence.  These parking areas as proposed are deficient 

of several standards of the Comprehensive Zoning Ordinance as well as the City 

Code. 

 

Due to multiple negative impacts associated with the proposed design of the 

planned development, particularly the design of the parking areas which require 

waivers, the staff does not believe the proposal is appropriate or compatible with 

the surrounding neighborhood context and development pattern.  Further, the staff 

does not believe the proposal meets the true intent of the planned development 

regulations, nor is it aligned with the Master Plan.   

 

The plans submitted to date are currently non-compliant with the building code.  If 

modified to meet these requirements, it would substantially alter the exterior of the 
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building.  The intent of a Historic Urban Residential District Planned Development, 

which allows for a use exception of multi-family development in single- and two-

family neighborhoods, is to preserve institutional structures with contributing 

architectural features that enhance the neighborhood character.   This coincides 

with the Master Plan which allows for the “conversion to multifamily for certain 

existing historic institutional, commercial or other non-residential buildings” in 

predominately single- and two-family residential neighborhoods.  These 

allowances were intended for structures like school buildings which are easily 

adaptable without significant modifications to the structure. 

 

In order to accommodate the required parking of the proposed 23-unit multi-family 

residence, the applicant is attempting to squeeze as many parking spaces as possible 

in the front yard area of the site, which is the only accessible open space area on 

the site.  Front yard parking, especially to this proposed extent, is an apparent 

deviation of the neighborhood norm.  The staff believes the proposed design, if 

implemented, would severely impact the aesthetic quality of the neighborhood 

which is also on the National Register of Historic Places.  The staff is concerned 

that the proposed parking lot areas and proposed driveways will detract from the 

walkability of the neighborhood and potentially increase traffic congestion on a 

relatively narrow local street where a primary/junior high school is also located.  

Taken in sum, the staff believes the above concerns are enough to discourage the 

approval of the requested planned development. 

 

Master Plan:  

 

 The request is inconsistent with the Master Plan.  

 

Recommendation: 

 

The staff recommends DEFERRAL of Zoning Docket 036/16, a request for a 

Planned Development in an HU-RD2 Historic Urban Two-Family Residential 

District. 

 

Reasons for Recommendation: 

 

1. Without complete building elevations which show proposed modifications to 

the exterior of the structure, the staff cannot properly assess compatibility of the 

development with the surrounding neighborhood, or compliance with the 

building design standards of the zoning ordinance. 

 

2. As proposed, the planned development fails to meet the true intent of the 

ordinance which allows for adaptive reuse of institutional structures in Historic 

Urban Districts.  Due to multiple negative impacts associated with the proposed 

design of the planned development, particularly the design of the parking areas 

which require waivers, the staff does not believe the proposal is appropriate or 

compatible with the surrounding neighborhood context and development 

pattern.   
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3. The proposal is inconsistent with the Master Plan. 

 

4. The planned development, as proposed, necessitates multiple waivers from the 

Comprehensive Zoning Ordinance in regard to front yard parking and parking 

lot dimensional standards.  There are no special conditions related to the site 

which justify such poorly designed parking spaces.  The standards were put into 

place to promote safety, and if waived could increase the risk of 

pedestrian/vehicular conflicts. 
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City Planning Commission Meeting     CPC Deadline: 06/11/16 

Tuesday, April 12, 2015  CC Deadline: 60 days from receipt 

                                                                                           City Council District: B – Cantrell 

     

       

 STAFF REPORT 

Zoning Docket: 036/16 

 

To:  City Planning Commission  

 

From: Robert Rivers, Executive Director 

Stephen Kroll, Assistant Planning Administrator 

 

Prepared by: Nicolette Jones & Tyler Antrup  

 

Date: April 13, 2016  

 

I. GENERAL INFORMATION 

 

Applicant: 217 South Rendon, LLC 

 

Request: This request is for a Planned Development in an HU-RD2 Historic Urban Two-

Family Residential District. 

 

Location: The petitioned property is located on Square 682, Lots 16-19, in the First Municipal 

District, bounded by South Rendon Street, Cleveland Avenue, Palmyra Street, and 

Jefferson Davis Parkway. The municipal addresses are 217 South Rendon Street 

and 3300 Cleveland Avenue. (PD 4) 

 

Description: The petitioned site, located in the Mid-City neighborhood, is made up of four lots.  

Lots 16, 17, and 18 are each interior lots with frontage on South Rendon Street.  

Together, they form a parcel which measures 103 feet, 8 inches in width along 

South Rendon Street and 153 feet, 11 inches in depth.  These lots are currently 

developed with an existing gymnasium structure which was built in the late 20th 

century for the former Seton Academy which was located one block over on Square 

658 and fronted Canal Street.  Historic Sanborn maps indicate that Lots 16, 17, and 

18 prior to being developed with the gymnasium, served as a construction and 

lumber yard.  The Seton Academy on the square catty-corner to the gymnasium 

was shut down in the mid-1990s.  The three historic school structures have since 

been converted to apartments for veterans. 

 

Lot 19, also an extension of the petitioned site, is a corner lot with frontage along 

Cleveland Avenue.  It measures 34 feet, 3 inches along Cleveland Avenue and 108 

feet along South Rendon Street.  The lot is currently vacant.  Historic Sanborn maps 

indicate that Lot 19 was previously developed with a two-family residence.  See 

Figure 1 on the following page. 
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The applicant wishes to convert the vacant gymnasium building into a three-story, 

multi-family residence with 23 apartment units.  The applicant also proposes to 

place 9 parking spaces in front of the existing structure, and use the vacant Lot 19 

as an additional accessory parking lot area for 16 spaces. 

 

Figure 2: The petitioned site consists of a former gymnasium structure and a vacant corner lot at South Rendon 

Street and Cleveland Avenue in the Mid-City neighborhood, one block south of South Jefferson Davis Parkway. 

Figure 1: 1940 Sanborn Map indicates that the site’s original development consisted of a construction yard 

over Lots 16, 17, and 18, and a double residence on Lot 19. 
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The petitioned site is located in the Mid-City National Historic District and an HU-

RD2 Historic Urban Two-Family Residential District.  Although the HU-RD2 

District does not generally allow for multiple-family development, the adaptive re-

use of a historic nonconforming institutional and industrial structures into multi-

family is allowed per Article 5, Section 5.3.A.2 of the Comprehensive Zoning 

Ordinance, with the approval of a planned development. 

 

Why is City Planning Commission action required? 

 

The City Planning Commission is required to make a recommendation on all 

Planned Development applications prior to City Council action, in accordance with 

Article 4, Section 4.4.E.3 – Action by the City Planning Commission of the 

Comprehensive Zoning Ordinance. 

 

II. ANALYSIS  

 

A. What is the zoning of the surrounding areas? What is the existing land use?  And how 

are the surrounding areas used?  
 

The petitioned site fronts South Rendon Street and Cleveland Avenue in the Mid-City 

neighborhood and is located within an HU-RD2 Historic Urban Two-Family Residential 

District.  This HU-RD2 District covers most lots with frontage on interior local streets in 

the Mid-City neighborhood, and is enclosed by the mixed-use zoning districts along the 

major streets of Tulane Avenue and Canal Street.  

 

The properties in the HU-RD2 District are predominantly developed with residential uses 

including several single- and two-family residences in the Italianate and Craftsman styles 

of the late 19th and early 20th centuries.  The staff also noted several two-story, small-scale 

multi-family residences along Banks Street and South Jefferson Davis Parkway.  The 

development pattern is characteristic of most historic residential neighborhoods in the city, 

where residences are built close to the front and both side property lines, providing minimal 

to no space for off-street parking, but creating a density that encourages walking and transit 

use. 

 

Along its side property line, the petitioned property is adjacent to the rear property lines of 

three historic doubles and two singles with frontage on Palmyra Street.  Along its other 

side property line, the petitioned property is adjacent to two other doubles and two other 

singles which front Cleveland Avenue.  The properties to the rear of the petitioned site all 

have frontage along South Jefferson Davis Parkway.  They include two historic singles, 

two doubles, one four-plex, and a mixed-use corner clinic/upstairs apartment building.  

There is a primary/junior high school developed across South Rendon Street from the 

petitioned site, and the school is developed upon the entirety of the square.1  The school’s 

side entrance fronts South Rendon Street across from the petitioned site.  The school’s 

delivery driveway and bus drop-off zone also are entered by way of South Rendon Street. 

 

                                                 
1 The school is the Morris Jeff School built in 2013 and which replaced the former Fisk-Howard Elementary School. 
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The site is within one block of Canal Street, a heavily trafficked mixed-use corridor.  The 

properties near the petitioned site along Canal Street are zoned HU-MU Historic Urban 

Neighborhood Mixed-Use District and primarily consist of commercial or office land uses, 

though there are some residential land uses.  As mentioned in the previous section, the 

subject property is catty-corner to the former Seton Academy campus on Square 658.  The 

school campus is composed of three, three-story masonry buildings and were constructed 

in the early 20th century.  The subject property was built as an accessory gymnasium to this 

school facility in the latter half of the 20th century.  Square 658 is zoned HU-MU District.  

The three main buildings of the former school which front Canal Street and South Rendon 

have since been converted into a multi-family residence.  There is an interior parking area 

developed in the middle of the square which is associated with the multi-family 

development.  On the other side of this square, next to the residence, is the Sacred Heart of 

Jesus Church which appears to be unoccupied. 

 

B. What is the zoning and land use history of the site?  

 

 Zoning:  1929 – “B” Residence District Multiple Dwellings - Four Family Limit 

   1953 – “C” Four-Family District 

Figure 3: Zoning of Surrounding Area 
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   1970 – RD-3 Two-Family Residential District 

2015 (prior to 8/12/2015) – RD-3 Two-Family Residential District 

2015 (effective 8/12/2015) – HU-RD2 Historic Urban Two-Family 

Residential District 

 

 Land Use: 1929 – Industries (Lots 16-18) & Two-Family Residence (Lot 19) 

1949 – Commercial (Lots 16-18) & Two-Family Residence (Lot 19) 

   1999 – Residential Single/Two Family2 

 

C. Have there been any recent zoning changes or conditional uses or planned 

developments in the immediate area? If so, do these changes indicate any particular 

pattern or trend? 

 

In the past five years, there have been five requests for zoning actions for properties located 

within 1,800 feet (approximately five blocks) of the site.  One of the five requests was for 

a planned development to reuse a historic church structure and convert it to a multiple-

family residence with 20 apartment units.3  Another request was for a zoning change from 

a two-family residential district to a multi-family residential district to allow the 

redevelopment of a four-plex.4  The other recent zoning dockets have been for the 

development or expansion of commercial land uses.  Though the past five cases are too 

few to denote a trend, they may be indicative of a growing housing market in the Mid-City 

area. 

 

D. What are the comments from the design review staff? 

 

Site & Building Design 

 

The site is located on South Rendon Street, between Cleveland Avenue and Palmyra Street, 

making up the center of the square and the corner lot at the intersection of Cleveland 

Avenue and Palmyra Street. It is an unusually shaped parcel constituting approximately 

211 feet of frontage along South Rendon Street.  The parcel has a total area of 19,662 

square feet and consists of four lots of record. The applicant is proposing to renovate the 

former gymnasium into a 39,500 square foot, 23-unit apartment building with 25 off-street 

parking spaces.   

 

The applicant is seeking a planned development for the proposed site.  Article 5, Section 

5.2.B.2 of the Comprehensive Zoning Ordinance allows planned developments within 

Historic Urban Residential Districts when they encompass the adaptive reuse of 

institutional, industrial or commercial structures.  However, per Article 5, Section 5.2.C.2, 

the structure must exceed 10,000 square feet in gross floor area, which, in the case of 

petitioned property, is met. 

                                                 
2 The 1999 Land Use Plan presented a generalized indication of land uses, and was not lot-specific. 
3 See Zoning Docket 029-16 for a property at 131 S. Jefferson Davis Parkway.  This request was recently 

recommended for approval by the City Planning Commission.  It has yet to have been heard by the City Council. 
4 See Zoning Docket 095-14 for a property at 2739 Palmyra Street.  This was a request for a zoning change from an 

RD-3 Two-Family Residential District to an RM-2 Multiple-Family Residential District.  The City Council 

approved of the zoning change. 
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According to the plans submitted by the applicant, the existing gymnasium building is set 

back approximately 20 feet along South Rendon Street, 6 feet along the Cleveland Avenue 

side property line, 5 feet along the Palmyra Street side property line, and just under 12 feet 

from the rear property line.  Because all yard areas are existing, they are grandfathered to 

the site.  The applicant does not intend to develop the site beyond the building’s existing 

footprint. 

 

The gymnasium structure is a large three-story masonry building with a main center 

entrance, which is covered with a horizontally arched canopy.  The proposed multi-family 

conversion would contain a total of 23 two-bedroom apartments.  The lot would thus 

provide approximately 854 square feet per dwelling unit, which exceeds the minimum 800 

square foot requirement of Article 5, Section 5.6.B (Table 5-1 Residential Standards for 

HU and HC Planned Developments).  The building measures approximately 33 feet, 

measured from grade to top of the flat roof, within the 35’ height limit in this district. 

  

The proposed interior of the building would contain three floors with approximately 9,500 

square feet on the first floor (7 units) and 10,500 square feet on floors two and three with 

8 apartments each. There would be two main entry points into the building, one from the 

existing main entry on South Rendon Street, and the other a rear exit.  The building’s style 

is indicative of mid-century institutional architecture and does not contain any windows.  

The plans submitted do not provide details on any façade treatments, or an indication of 

how windows will be accommodated.  Without this information, it is difficult for the staff 

to access the proposed development’s compliance with the building design standards per 

Article 11, Section 11.3.B for Historic Urban Residential Districts. 

 

The applicant intends to use the front yard area and adjacent corner lot to accommodate 25 

off-street vehicle parking spaces. The planting strip between the sidewalk and the street is 

currently paved in front of the existing building.  The applicant proposes to provide 9 off-

street vehicle parking spaces that back up directly onto South Rendon Street. Though the 

plans do not indicate curb cuts, this would apparently create either one large curb cut of 

approximately 103’ in width, or two with the one closest to Palmyra Street being 

approximately 43 feet wide and one closest to Cleveland Avenue being approximately 33 

feet wide.  These parking spaces would also constitute front yard parking.  Article 22, 

Section 22.11.A.2(a) of the Comprehensive Zoning Ordinance requires that driveways for 

multi-family developments cannot exceed 24 feet wide for two-way access or 12 feet wide 

for single-way access.    

 

Parking 

 

The Comprehensive Zoning Ordinance requires 1 off-street vehicle parking space per unit 

and 1 bicycle parking space per 5 units, with 80% being long-term bike parking spaces. 

For the proposed development this requires 23 (maximum 35) off-street vehicle spaces, 1 

short-term bicycle parking space, and 4 long-term bicycle parking spaces. The applicant 

proposes to provide 25 off-street vehiclar parking spaces.  The plans do not presently 

indicate the number of bicycle parking spaces provided.  If the application is recommended 
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for approval, the staff recommends the following proviso to address the lack of bicycle 

parking spaces: 

 

 The applicant shall provide a minimum of one (1) short-term bicycle parking space, 

and four (4) long-term bicycle parking spaces as required by Article 22, Section 

22.4.A (Table 22-1) of the Comprehensive Zoning Ordinance, subject to the 

approval of the Department of Public Works to place bicycle parking in the public 

right-of-way. The design of bicycle parking spaces shall comply with the 

requirements as set forth in Article 22, Section 22.9 of the Comprehensive Zoning 

Ordinance, subject to the review of City Planning Commission staff. 

 

In addition to the 9 vehicular spaces directly in front of the building, the applicant proposes 

to construct 16 compact parking spaces in a lot that is presently vacant on the corner of 

Cleveland Avenue and South Rendon Street with two curb-cuts facing on South Rendon 

Street.   The preliminary plans show the parking area fenced with an opaque wall of an 

unknown height with no landscape buffers.  The parking proposed for this development is 

deficient in many ways with the requirements of the Comprehensive Zoning Ordinance.  

Table 1 below summarizes the various deficiencies. 

 
Table 1: Off-Street Parking Deficiencies 

Section Requirement Provided 

Article 11, Section 11.3.B.3(a) No parking in the required front or 

corner side yard 

Parking in the 

required front and 

corner side yard 

Article 22, Section 22.11.A.2(a) 24’maximum driveway widths 103’ maximum 

Article 22, Section 22.8.D.3 24’ aisle width 22’ aisle width 

Article 22, Section  22.8.C.3 30% maximum compact spaces 64% compact spaces 

Article 23, Section 23.7.B Required Perimeter Landscape None provided 

Article 23, Section 23.7.C Interior Parking Lot Landscape None provided 

 

In addition to the standards listed in the Comprehensive Zoning Ordinance, above, the 

Department of Public Works governs the granting of permits to install curb-cuts along City 

streets.  The standards for allowing new curb cuts would not allow the existing proposed 

arrangement.  The large curb cut in front of the existing building would have to be 

consolidated into driveways with no more than 2 parking spaces each (maximum width 17 

feet) with a buffer of at least 4 feet between each driveway.  This would allow for only 8 

spaces versus the existing 9 proposed.  Figure 3, below, illustrates how the DPW standards 

could be applied to this site. 
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Though the DPW standards would allow for a modified arrangement of parking in front of 

the existing building, the Comprehensive Zoning Ordinance prohibits it.  The 

establishment of this many curb cuts, though allowable per DPW regulations, would result 

in several negative impacts to upon the adjacent rights-of-way.  It would remove existing 

on-street parking which is of considerable demand considering the density of the 

neighborhood and the extent of properties that do not supply off-street parking options.  

The proposal would also likely disrupt traffic and potentially disturb the operations of the 

adjacent school building whose access is also provided via South Rendon Street.    

 

The staff also has significant concerns about the size and arrangement of the accessory lot 

located on the corner.  The provided stall widths, lengths, and aisle width, combined with 

a lack of any buffer space leaves the staff with little confidence that the spaces in this lot 

will even be usable when full.  Furthermore, if the spaces are usable, at the very least drivers 

will be forced to pull in and back out of the lot, negating the need for two-way curb cuts 

and causing the potential for conflicts between pedestrians and cars backing out of the 

walled off parking area. 

 

Off-Street Loading 

 

The Comprehensive Zoning Ordinance requires 1 off-street loading space for multi-family 

uses between 20,000 and 100,000 square feet, though Article 22, Section 22.7.C of the 

Comprehensive Zoning Ordinance exempts developments in the Historic Urban 

Neighborhood Districts from the off-street loading requirements. 

 

Figure 4: DPW Standard for Driveways 
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Landscaping 

 

The site plan indicates some landscaping of the site but is only conceptual and not prepared 

by a Landscape Architect.  Should the application be recommended for approval, it shall 

be subject to the following provisos to ensure compliance with the landscaping 

requirements of Article 23 of the Comprehensive Zoning Ordinance. 

 

 The applicant shall submit a revised site and landscaping plans that comply with 

Article 23, Section 23.3.B of the Comprehensive Zoning Ordinance.  The 

landscape plan shall be prepared by a licensed Louisiana landscape architect and 

indicate the following: 

a. the genus, species, size, location, quantity, and irrigation of all existing 

and proposed plant materials within both the common areas and the 

street rights-of-way within the site, with applicable remarks and details; 

and 

b. a 5’ minimum perimeter landscape yard where the parking lot abuts the 

public right-of-way pursuant to Article 23, Section 23.7.B of the 

Comprehensive Zoning Ordinance including a three (3) foot tall 

ornamental wall constructed of masonry or metal picket. 

c. Landscaping of the buffer yard between the parking area and any 

abutting residential uses subject to Article 23, Section 23.8 of the 

Comprehensive Zoning Ordinance. 

d. Landscaping of the front landscape yard subject to Article 23, Section 

23.6.B. 

e. Planting of street trees within the planting strip along all street frontages 

such that the area has a tree at forty (40) foot intervals on center. 

f. Approval of the Department of Parks and Parkways for any plantings in 

the public right-of-way. 

 

Signage 

 

The submitted plans include conceptual building elevations and renderings but do not 

include any signage. However, Article 24 of the Comprehensive Zoning Ordinance is quite 

clear as to the permitted signs for the request.  Therefore, the staff recommends the 

following proviso if approved: 

 

 The applicant shall be limited in the number and square footage of any signage 

within the site as determined by the regulations of Article 24 of the Comprehensive 

Zoning Ordinance and subject to review by City Planning Commission staff. 

 

 Trash and litter abatement 

 

The site plan does not specifically indicate a trash storage area.  The staff recommends the 

following provisos to address trash and litter abatement: 

 

 The applicant shall submit a litter abatement program letter to the Department of 

Sanitation for review and approval. The letter shall include the stated location of 
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trash storage, the type and quantity of trash receptacles, the frequency of trash 

pickup by a contracted trash removal company, and the plan for clearing of all trash 

from the sidewalks and street rights-of-way. The name and phone number of the 

owner/operator of the development shall be included in this letter to be kept on file 

in case of any violation.  In no case shall trash be stored so that it is visible from 

the public right-of-way. 

 The applicant shall provide an on-site trash storage area either within a fully 

enclosed outdoor area or within the building envelope in order to screen the 

receptacles from the public right-of-way at all times subject to Article 23, Section 

23.13.A of the Comprehensive Zoning Ordinance. 

 

Miscellaneous 

 

As mentioned earlier, the site contains four separate lots of record for which the staff 

recommends the following proviso to ensure all accessory parking spaces are on the same 

lot as the main use and to address building code issues with building across lot lines.  

 

 The applicant shall resubdivide all lots into a single lot of record. The resubdivision 

shall be finalized prior to the issuance of a Certificate of Use and Occupancy by the 

Department of Safety and Permits. 

 

To ensure the Department of Safety and Permits does not issue building permits that are 

contradictory to the requirements of the conditional use; the staff recommends the 

following proviso: 

 

 The Department of Safety and Permits shall issue no building permits or 

licenses for this project until final development plans are approved by the City 

Planning Commission and recorded with the Office of Conveyances.  Failure 

to complete the conditional use process by properly recording plans within a 

one year time period or failure to request an administrative extension as 

provided for in Article 4, Section 4.3.H.2 of the Comprehensive Zoning 

Ordinance will void the conditional use approval. 

 

E. What are the comments related to the Stormwater Management Plan? 
 

The applicant proposes to renovate an existing structure with 10,623 square feet of roof 

area into apartments and incorporate parking into an adjacent lot. Article 23, Section 

23.3.A of the Comprehensive Zoning Ordinance requires, “a stormwater management plan 

shall be submitted as part of any new development, including redevelopment, of a site of 

five thousand (5,000) square feet or more of impervious surface, or any new development, 

including redevelopment, of a site of one (1) acre or more in size”.  Since the proposed 

development site, proposes to substantially renovate a structure with more than 5,000 

square feet of impervious surfaces, the stormwater management staff must review the 

applicant’s plans to manage stormwater on site.  

Existing conditions 
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The site at present contains the existing former gymnasium building with the remainder of 

the site left as undeveloped with grass.  The applicant did not provide any additional 

information on how stormwater is managed on the site; however the stormwater at present 

is likely discharged via sheetflow across the site into catch basins on South Rendon Street. 

 

Proposed Stormwater Management Plan 

 

The applicant has submitted a conceptual stormwater management strategy and intends to 

use a pervious paving material for all parking stalls with infiltration basins located below 

the parking.  The initial calculations show that the proposed system would detain 18,162 

gallons of stormwater, in excess of the calculated requirement.  The staff generally supports 

this conceptual plan and if the application is recommended for approval, the staff 

recommends the following proviso: 

 

 The applicant shall submit a complete Stormwater Management Plan for review 

and approval subject to Article 23, Section 23.3 of the Comprehensive Zoning 

Ordinance and the Stormwater Management Plan Requirements prior to the 

issuance of a building permit by the Department of Safety and Permits. 

 

F. What impact will the proposed conditional use have on the transportation system, if 

any? What are the off-street parking and off-street loading requirements? Can they 

be provided on site? If not, is a waiver required? 

 

Traffic 

 

The site is situated at the corner of South Rendon Street and Cleveland Avenue in the Mid-

City neighborhood.  The proposed entrance to the structure as well as the proposed access 

to off-street parking would be located along South Rendon Street.  South Rendon Street 

and Cleveland Avenue are not considered major streets per the Major Street Plan.  Like 

many other local streets in this area which make-up the grid pattern of the Mid-City 

neighborhood, they are single-lane, one-way streets which carry moderate traffic volumes. 

They are improved with curbing and sidewalks on both sides. The streets are primarily 

used for local purposes by residents of the neighborhood, though the newly constructed 

primary/junior high school across the street from the petitioned site generates a 

considerable amount of traffic and parking demand during school hours.   

 

South Rendon Street runs in the westerly direction from Canal Street, which is a block 

away from the site.  Canal Street is four-lane, two-way, primary arterial that experiences 

moderate to heavy traffic volumes and carries inter-neighborhood traffic.  Canal Street also 

contains the Canal Streetcar which runs in exclusive neutral ground lanes from its base at 

the Mississippi River to City Park Avenue.   Cleveland Avenue runs in the northerly 

direction toward South Jefferson Davis Parkway where the two intersect.  Jefferson Davis 

Parkway is another wide four-lane, two-way boulevard separated by a large neutral ground 

where a shared bicycle/pedestrian path is situated.  The Jefferson Davis Parkway shared 

bike and pedestrian path also intersects with the Lafitte Greenway which is another 

exclusive bike and pedestrian path that runs from Basin Street to Alexander Street in the 
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City Park neighborhood.  The staff believes the high functioning of the Mid-City grid 

system plus the presence of several alternative transportation modes, including biking, 

walking, and transit, should satisfy the potential travel demand of tenants of a 23-unit 

multiple-family dwelling.   

 

However, the staff has concerns that the parking arrangement on the site, because of the 

way that access has been proposed, could significantly disrupt the pedestrian network of 

the neighborhood.  The site plans submitted do not indicate proposed curb cuts for 

driveways, but it appears that an approximately 103 foot wide driveway would be created 

to provide access to the 9 proposed parking spaces in front of the main building.   Two 

additional 22 foot wide drives from South Rendon Street would also be placed on the corner 

lot where the applicant intends to provide an additional 16 parking spaces.  Because the 

site is also directly across the street from the delivery driveway and bus driveway for the 

adjacent school building, the staff is concerned that the proposed access-ways could cause 

vehicular conflicts and potential disruptions to traffic movement, especially in the 

mornings and afternoons.  

 

Parking and Loading 

 

As discussed in Section D of this report, the site is not required off-street loading.  Per 

Article 22, Section 22.4.A, the proposed multi-family dwelling is required to provide 23 

vehicular parking spaces and 4 bicycle parking spaces.  The staff believes the parking 

requirements are generally aligned with the potential parking demand that a 23-unit multi-

family dwelling would generate.  The applicant proposes to provide 25 off-street vehicular 

parking spaces; however, as discussed in Section D of this report, the proposed parking 

areas are deficient of several development standards per the Comprehensive Zoning 

Ordinance.   

 

Waivers 

 

Per Article 11, Section 11.3.B.3(a), parking is prohibited in front of the building line or 

within 5 feet of the front property line when located within a corner side yard.  The 

applicant proposes 22 parking spaces in front of the building line as well as within the 5 

foot side yard of the corner lot, which necessitate a waiver of 22 front yard parking spaces.  

Per Article 22, Section 22.11.A.2(a), driveways shall be a maximum of twenty-four 24 

feet for two-way drives.  The front yard parking areas would be accessed by a 103 foot, 8 

inch drive which exceeds the maximum allowable by 79 feet, 8 inches.  The proposed 

parking area on the corner lot would be deficient of the minimum two-way traffic aisle 

width of 24 feet per Article 22, Section 22.8.D.3, and would necessitate a waiver of 2 feet.  

Per Article 22, Section  22.8.C.3, a maximum of 30 percent of required vehicular parking 

spaces are allowed to be designated for compact cars (7’-6” x 16’).  The applicant has 

proposed providing 64 percent compact spaces, necessitating a waiver of 34 percent.  

Finally, all parking lots of 10 or more spaces are required to provide perimeter landscaping 

per Article 23, Section 23.7.B and interior landscaping per Article 23, Section 23.7.C.  

The proposed parking area on the corner lot shows the parking area built to both the front, 

side, and rear property lines with no landscaping, thus necessitating a waiver of these 

additional standards. 
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Pursuant to Article 4, Section 4.4.F.4 of the Comprehensive Zoning Ordinance, waivers 

granted as a condition to a planned development are subject to the approval standards of 

Article 4, Section 4.6.F.  The staff has provided the following analysis of the approval 

standards with regard to the parking waivers, and has determined that the requested 

variances do not meet the applicable criteria. 

 

1. Special conditions and circumstances exist that are peculiar to the land or structure 

involved and are not generally applicable to other lands or structures in the same 

zoning district. 

 

No.  There is nothing unusual about the land that would justify the request for excessive 

driveway width, excessive compact parking, insufficient aisle width, insufficient 

perimeter and interior parking lot landscaping, and parking in the required front yard 

area.  The petitioned property is an L-shaped parcel composed of 4 typically-sized 

rectangular lots.  The lots have been historically developed with an accessory gymnasium 

which did not provide, nor was not required, off-street parking.  The corner lot on the site 

was historically developed with a two-family residence which was built close to both 

front and side property lines and therefore did not provide off-street parking.  Though the 

site is constrained by its existing development form because the main structure is 

developed upon the majority of the site and provides little rear and side yard open space, 

this condition in no way justifies the requested variances.  

 

The constraints of the site, on the other hand, may be more aligned to a waiver of off-

street parking.  The site is located in a historic neighborhood developed in the late 19th 

and early 20th century prior to the adoption of the automobile as the primary mode of 

transportation.  Front yard areas have historically been used as landscaped open space 

and not for the parking of vehicles.  The parking standards of Article 11 which prohibit 

front yard parking, were put into place in order to preserve this unique development 

pattern of historic neighborhoods which promote pedestrian activity.  The driveway and 

parking design and access standards of Article 22 were put into place to limit 

vehicular/pedestrian conflicts in the public right-of-way, and to safely accommodate a 

vehicle within a parking space on private land.  These standards are applied city-wide.  

Finally, the standards of Article 23 are intended to limit impacts of large parking lots on 

adjacent properties, reduce the urban heat island effect, and reduce runoff into the 

municipal drainage system.  The staff finds nothing unusual about the site which would 

justify variances from these standards which serve to mitigate the numerous negative 

impacts of vehicular parking on the surrounding environment.   
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2. Literal interpretation of the provisions of this Ordinance would deprive the 

applicant of rights commonly enjoyed by other properties in the same district 

under the terms of this Ordinance. 

 

No.  It is uncommon in this neighborhood for parking to be provided within the front 

yard and for driveways to exceed the maximum 24 feet permitted in width.  A majority 

of residences in the area provide no off-street parking on account of their development 

form.  Some residences provide off-street parking by means of a side driveway, but 

theses parking areas are within permitted locations.  The larger residential land-uses in 

the area, such as the apartments at 3222 Canal Street and the proposed apartments at 131 

South Jefferson Davis Parkway, provide parking areas in the interior or along the side 

of the site which are also compliant with the standards of the zoning ordinance.  These 

sites also appear to meet the landscaping and parking stall dimension requirements as 

well.  The applicant’s proposed parking arrangement, which necessitates numerous 

waivers is an apparent deviation from the neighborhood norm, and thus the literal 

interpretation of the ordinance would not deprive the applicant of commonly enjoyed 

rights. 

 

3. The special conditions and circumstances do not result from the actions of the 

applicant or any other person who may have had an interest in the property. 

 

No.  As mentioned in response to Criterion #1, there is nothing peculiar to the land that 

would not be applicable to most properties in the district.  Therefore, there is no special 

condition on which to justify the requested variances of excessive driveway width, 

excessive compact parking, insufficient aisle width, insufficient perimeter and interior 

parking lot landscaping, and parking in the required front yard area.  These requests are 

exclusively driven by the actions of the applicant who seeks to maximize his profits by 

fitting in the maximum number of dwelling units allowed in the structure per the planned 

development standards of the zoning ordinance.     

 

4. Granting the variance requested will not confer on the applicant any special 

privilege which is denied by this Ordinance to other lands or structures in the same 

district or similarly situated. 

 

No.  As mentioned previously, the variances in combination would allow development 

which substantially contrasts with the established neighborhood pattern.  Further, the 

parking lot design, access, and landscaping standards are applied city-wide.  A waiver 

of these requirements would therefore confer a privilege upon the applicant which is not 

only denied to other lands in the area, but is denied to all properties city-wide. 
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5. The variance, if granted, will not alter the essential character of the locality. 

 

No.  The applicant’s proposal is glaringly out of character for the area.  As explained 

previously, it is uncommon in the neighborhood for parking to be provided within the 

front yard on account of the neighborhood’s age and historic development pattern which 

was established prior to the adoption of the automobile as a primary mode of 

transportation.  It is also uncommon for developments in the area with larger parking 

areas to not comply with the dimensional requirements related to parking lot access, 

maximum driveway width, minimum landscaping, and minimal stall size.  The 

petitioned site has historically provided no off-street parking.  The addition of 22 front 

yard parking spaces as well as a 103 foot driveway would substantially alter the site’s 

historic development pattern as well as alter the essential character of the area which 

accommodates and promotes pedestrian activity. 

 

6. Strict adherence to the regulation by the property would result in a demonstrable 

hardship upon the owner, as distinguished from mere inconvenience. 

 

No.  Strict adherence to the property regulations will not result in a demonstrable 

hardship upon the owner.  Historically, the property has never supplied off-street parking 

in the front yard area.  Furthermore, as previously mentioned, it is not common for 

residential development in the area to include parking; if included, most parking is 

supplied in a legal location such as a side or rear yard behind the façade of the structure.  

Strict adherence to the parking standards related to lot access, maximum driveway width, 

minimum landscaping, and minimal stall size are irrelevant to matters of hardship since 

their primary function is related to public safety.  Strict adherence to these standards are 

necessary to avert potential vehicular/vehicular or pedestrian/vehicular conflicts.  

 

7. The request for the variance is not based primarily upon a desire to serve the 

convenience or profit of the property owner or other interested party(s). 

 

No.  The variance requests are based on the applicant’s desire to redevelop the existing 

gymnasium structure and provide the maximum allowable dwelling units.  The applicant 

is attempting to squeeze all of the required parking spaces on the site in a manner which 

necessitates multiple waivers from the dimensional standards of the zoning ordinance, 

and in a manner which clearly deviates from the neighborhood norm.  It is possible for 

the applicant to redevelop the site in a way that would meet the requirements of the 

Comprehensive Zoning Ordinance, but the applicant has not explored such alternatives.   
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8. The granting of the variance will not be detrimental to the public welfare or 

injurious to other property or improvements in the neighborhood in which the 

property is located. 

 

No.  The granting of the variances would certainly have detrimental and injurious effects.  

The front yard parking and excessive width of the driveway would increase pedestrian 

and vehicle conflicts within the public right-of-way.  The site is located across the street 

from a primary/junior-high school which increases the need for pedestrian-friendly 

design and attention to public safety. The variances of the minimum dimensional 

standards related to stall size and aisle width would likely be injurious to other property 

as it would be difficult to maneuver a vehicle in and out of the proposed parking space.   

 

9. The proposed variance will not impair an adequate supply of light and air to 

adjacent property, increase substantially the congestion in the public street, 

increase the danger of fire, or endanger the public safety. 

 

No.  The variances of front yard parking and maximum driveway width would increase 

the likelihood of pedestrian/vehicular conflicts and could pose a hazard to pedestrians if 

vehicles were parked within the sidewalk area.  The development of the proposed 

parking arrangement could also increase congestion in the public street because it would 

remove several existing on-street parking spaces which are utilized by neighboring 

residences and visitors of the adjacent school.  Finally, because the site is also directly 

across the street from the delivery driveway and bus driveway of the adjacent school 

building, the staff is concerned that the proposed access-ways could cause vehicular 

conflicts and potential disruptions to traffic movement, especially in the mornings and 

afternoons. 

 

The staff finds the variances of Article 11, Section 11.3.B.3(a), Article 22, Section 

22.11.A.2(a), Article 22, Section 22.8.D.3, Article 22, Section  22.8.C.3, Article 23, 

Section 23.7.B and Article 23, Section 23.7.C fail to meet the standards for approval per 

Article 4, Section 4.6.F; thus, the staff recommends denial of the requested variances. 

 

G. What are the comments from other agencies/departments/committees?   
 

Planning Advisory Committee 

 

The proposal was considered at the Planning Advisory Committee meeting on March 23, 

2015.  The Department of Public Works expressed concern regarding the proposed 

driveway in front of the building which appears to cover the almost entire width of the lot 

or approximately 103 feet.  The representative noted that parking spaces are limited to two 

per driveway (excluding driveways to parking lots) and multiple driveways must be 

separated by a minimum of 4 feet.  The representative also requested to view plans which 

showed proposed curbing and curb cuts.   
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The Department of Safety and Permits expressed concern regarding the proposed structure 

which appears to be deficient of building code requirements related to windows and 

openings.  Although the plans indicate several windowless, the applicant said that he is in 

the process of working with SHPO to make modifications to the exterior elevations in order 

the meet the building code requirements for multi-family structures.   

 

The representative of the Department of Parks and Parkways expressed objection to the 

proposed front yard parking arrangement which would eliminate a green area in front of 

the site for the planting of street trees.   

 

The Committee passed a motion of no objection to the request, subject to further review by 

the Department of Public Works, the Department of Parks and Parkways, and the City 

Planning Commission. 

 

H.  What effects/impacts would the proposed planned development have on adjacent 

properties? 
 

The subject site is located along a local street in a densely developed historic residential 

neighborhood in Mid-City.  The subject site is directly adjacent to several single- and two-

family residences which abut the site’s two side property lines.  The site is also located 

across the street from a large primary/junior high school.  Typical impacts associated with 

a multi-family use are primarily related to traffic generation and parking.  The staff does 

not believe the incorporation of a multi-family use of this size would generate any 

significant levels of noise which would be bothersome to surrounding residential 

properties.   However, the staff has major concerns related to the parking demand a 

residence of this size would generate and how the applicant has proposed to manage this 

parking on site, which would require waivers from several standards of the Comprehensive 

Zoning Ordinance.  Many of these standards relate to public safety.  

 

The site is developed with an accessory gymnasium structure that was once incorporated 

into the Seton Academy campus which was located catty-corner and across the street from 

the gymnasium.  The gymnasium is developed on a triple-lot parcel and is built relatively 

close to side and rear lot lines.  It is setback 20 feet from the front property line where 

landscaping and a walkway to the main entrance have been provided.  It was neither 

required nor provided parking based on its accessory use.  In attempting to convert the 

former gymnasium into a multi-family residence, the plans show the conversion of the 

entire front yard, minus the entrance walkway, into front yard parking spaces.  Though it 

is not clearly indicated, it appears that the entire curbside in front of the structure would be 

converted to a driveway accessed along South Rendon Street.  The plans also indicate that 

the adjacent corner lot, Lot 19 which is in common ownership with the gymnasium parcel, 

would be entirely paved and converted to 16 compact parking spaces with two additional 

22 foot-wide driveways accessed via South Rendon Street.   

 

The staff believes this parking arrangement which is directly adjacent to both the South 

Rendon and Cleveland Avenue rights-of-way, is fundamentally inconsistent with the 

surrounding development character and would impact the aesthetic quality of this historic 

residential neighborhood.  Furthermore, because the proposed parking areas are deficient 
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of several dimensional standards of both the Comprehensive Zoning Ordinance and the 

City Code, their development and operation could result in increased congestion in the 

street, and several safety hazards.  The staff also believes these potential hazards could be 

exacerbated considering the site’s adjacency next to a school, which generates a 

considerable amount of pedestrian and vehicular traffic, and whose delivery and bus drop-

off driveways are also located along South Rendon Street across from the site. 

 

I. Compliance with approval standards 
 

The City Planning Commission recommendation and the City Council decision on 

applications for a planned development shall, on the basis of all information submitted, 

evaluate the impact of the planned development on the surrounding properties and 

neighborhoods to ensure the appropriateness of the planned development at the particular 

location and ensure that the planned development will not have an adverse impact on the 

surrounding neighborhood.  The Commission and Council are required to specifically 

consider the extent to which the proposed use meets several approval standards contained 

in Article 4, Section 4.4.G Approval Standards of the Comprehensive Zoning 

Ordinance. In this section, the staff evaluates the application using those standards.   

 

The proposed planned development complies with the applicable standards of Article 

5. 

 

This standard is partially met.  Article 5, Section 5.2.B.3 states that planned developments 

are allowed within the Historic Urban Residential Districts when they encompass the 

adaptive reuse of institutional, industrial, or commercial structures.  The proposal meets 

the bulk and yard regulations that apply to planned developments in the HU-RD2 Historic 

Urban Two-Family Residential District. Per Article 5, Section 5.6.B (Table 5-1 

Residential Standards for HU and HC Planned Developments), a minimum 800 square 

feet of lot area is to be provided per dwelling unit.  The proposal would exceed this 

requirement by providing approximately 854 feet per dwelling unit.  Additionally, Article 

5, Section 5.2.C.2, states that the structure must exceed 10,000 square feet in gross floor 

area, which the petitioned property meets. 

 

However, Article 5.6.A Intent states that a planned development should minimize negative 

influences such as land use conflicts, heavy traffic congestion, and excessive demands on 

public facilities.  The planned development option exists in historic neighborhoods because 

there are historic institutional buildings (i.e., turn of the century school buildings with 

significant historic architectural elements) that can easily be converted to residential use 

without producing any of the above-mentioned impacts.  They are typically situated on 

larger sites and can accommodate the associated traffic generation or parking demand with 

a multi-family use.  In addition, they generally require no alteration to the exterior for 

conversion to residential use.  The staff believes the proposed redevelopment does not align 

with this intent.  First, the renovation to the existing gymnasium structure to accommodate 

23 units would require a substantial alteration of the existing structure in order to meet 

building code requirements for a multi-family residential use.  Though the applicant stated 

at the Planning Advisory Committee Meeting that modifications will be made to the 

elevations of the structure to meet the building code requirements, the staff, to date, has 
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not received these plans. 

 

Also, because the existing structure originated as an accessory structure to a school, it is 

developed across most of the site and provides little of the open space as would most 

historic school campuses.  The applicant is attempting to maximize the number of off-street 

parking spaces provided by using most of the yard area in front of the building and the 

entirety of the adjacent corner lot for parking.  However, these parking areas would be 

deficient of multiple standards of the Comprehensive Zoning Ordinance and the City Code. 

In essence, the applicant, in an effort to fit in as many dwelling units as possible into the 

existing structure, is requesting approval of a very poorly designed parking area by the City 

Council.  However, the resultant impacts of such a parking arrangement, such as increased 

congestion and stress on public facilities, are contradictory to the very intent of planned 

developments in Historic Urban Residential Districts. 

 

The proposed use at the specified location is consistent with the policies embodied in 

the adopted Master Plan. 

 

The proposal is inconsistent with the policies of the Master Plan.  Chapter 14: Land Use 

Plan of the Master Plan designates the future land use of the petitioned site as Residential 

Low Density Pre-War.  The goal, range of uses, and development character for that 

designation are copied below: 

 

 RESIDENTIAL LOW DENSITY PRE-WAR 

 

Goal: Preserve the scale and character of pre-war (WWII) residential 

neighborhoods of lower density where the predominant use is single and two-family 

residential and allow for compatible infill development. Discourage the 

development of additional multifamily housing that is out of scale with existing 

character. 

 

Range of Uses: New Development generally limited to single or two-family 

dwellings, and preservation of existing multi-family buildings. Businesses and 

traditional corner stores may be allowed where current or former commercial use 

is verified. Supporting public recreational and community facilities (e.g., schools 

and places of worship) also allowed. Conversion to multifamily may be allowed for 

certain existing historic institutional, commercial or other non-residential buildings. 

 

Development Character: New development will fit with the character and scale 

of surrounding residential neighborhoods where structures are typically located on 

smaller lots and have minimal front and side setbacks. Maximum density of 24 

units/acre. 

 

Areas designated as Residential Low Density Pre-War allow multi-family development 

when it involves the conversion of an “existing historic institutional, commercial or other 

non-residential buildings.”  The proposed re-use of the former gymnasium structure to a 

23-unit multiple family residential use does not fit within the Range of Uses established in 

the future land use category because the structure does not contain any contributing 



ZD 036/16  23 

 

architectural features which would be considered historic as specifically outlined above.   

 

The staff consulted with the Director of the Historic District Landmarks Commission 

regarding the historic quality of the petitioned structure.  Although it appears to have been 

built in the mid-20th century, it is a utilitarian structure and without any of the pertinent 

architectural features of the era.  The Director stated that the structure neither relates to the 

scale, massing, and materials of the neighboring context; therefore, the structure would not 

be considered “contributing.”   

 

The staff believes the proposal which includes the development of a parking area which 

would overwhelm the site and require multiple variances of zoning ordinance is also 

inconsistent with the goals associated with the Residential Low Density Pre-war land use 

designation.  The Master Plan calls for the preservation of the scale and character of historic 

residential areas.  The neighborhood is characterized by a dense residential development 

pattern predominated by single- or two-story singles and doubles, where structures are 

placed relatively close to both side and front property lines.  Front yard areas, if provided, 

are relatively shallow and used as a garden area.  The effect is a clearly defined street wall 

that promotes pedestrian activity.  The proposed development would be a significant 

deviation from this neighborhood norm and would therefore not protect the historic 

character of the neighborhood.  

 

The proposed planned development is compatible with and preserves the character 

and integrity of adjacent development and neighborhoods and, as required by the 

particular circumstances, includes improvements or modifications either on-site or 

within the public right-of-way to mitigate development-related adverse impacts.  
 

This standard is not met.  As mentioned previously, the proposed parking area associated 

with the planned development request, as designed, would intensify development-related 

adverse impacts.  The proposal is also contrary to the goals outlined in the Master Plan 

which note the importance of “preserving the scale and character of pre-war (WWII) 

residential neighborhoods of lower density where the predominant use is single and two-

family residential.”  The incorporation of a large number of front yard parking spaces 

directly adjacent to the public rights-of-way would substantially alter the site’s historic 

development pattern as well as alter the essential character of the area which accommodates 

and promotes pedestrian activity.  As such, the proposal, as outlined, is incompatible with 

the character of adjacent development.  

 

Any proposed variance from zoning standards meets the approval standards of 

Section 4.6.F. 

 

This standard is not met.  The proposal necessitates several waivers in relation to its 

proposed parking areas.  See Table 1 for a summary of these variances.  As explained in 

Section F of this report, the requested waivers fail to meet all nine of the standards for the 

approval of variances.  The design of the proposed parking areas are a substantial deviation 

from the predominant development pattern of the area and would threaten the historic 

integrity of the residential neighborhood if implemented.  Furthermore, they would 

increase the risk of pedestrian/vehicular conflicts, especially due to the site’s adjacency to 
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a primary school, and pose a safety hazard to vehicular operators because the extent of 

deficiency requested. 

 

IV. SUMMARY 
  

Zoning Docket 036/16 is a request is for a planned development in an HU-RD2 Historic 

Urban Two-Family Residential District.  The applicant proposes to renovate a vacant 

former gymnasium along South Rendon Street in the Mid-City neighborhood and convert 

it to a 23-unit multiple-family residence.  The institutional structure was originally 

constructed to service the former Seton Academy grade school which was located one 

block from the site along Canal Street.  The gymnasium is a 33 foot tall box-like structure 

built across three interior lots with frontage on South Rendon Street and setback 20 feet 

from the front property line.  The applicant plans to use the existing front yard area for the 

provision of 9 parking spaces and the entirety of the adjacent vacant corner lot, which is in 

common ownership, to provide an additional 16 parking spaces for occupants of the 

proposed residence.  These parking areas as proposed are deficient of several standards of 

the Comprehensive Zoning Ordinance as well as the City Code. 

 

Due to multiple negative impacts associated with the proposed design of the planned 

development, particularly the design of the parking areas which require waivers, the staff 

does not believe the proposal is appropriate or compatible with the surrounding 

neighborhood context and development pattern.  Further, the staff does not believe the 

proposal meets the true intent of the planned development regulations, nor is it aligned with 

the Master Plan.   

 

The plans submitted to date are currently non-compliant with the building code.  If 

modified to meet these requirements, it would substantially alter the exterior of the 

building.  The intent of a Historic Urban Residential District Planned Development, which 

allows for a use exception of multi-family development in single- and two-family 

neighborhoods, is to preserve institutional structures with contributing architectural 

features that enhance the neighborhood character.   This coincides with the Master Plan 

which allows for the “conversion to multifamily for certain existing historic institutional, 

commercial or other non-residential buildings” in predominately single- and two-family 

residential neighborhoods.  These allowances were intended for structures like school 

buildings which are easily adaptable without significant modifications to the structure. 

 

In order to accommodate the required parking of the proposed 23-unit multi-family 

residence, the applicant is attempting to squeeze as many parking spaces as possible in the 

front yard area of the site, which is the only accessible open space area on the site.  Front 

yard parking, especially to this proposed extent, is an apparent deviation of the 

neighborhood norm.  The staff believes the proposed design, if implemented, would 

severely impact the aesthetic quality of the neighborhood which is also on the National 

Register of Historic Places.  The staff is concerned that the proposed parking lot areas and 

proposed driveways will detract from the walkability of the neighborhood and potentially 

increase traffic congestion on a relatively narrow local street where a primary/junior high 

school is also located.  Taken in sum, the staff believes the above concerns are enough to 

discourage the approval of the requested planned development. 
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V. PRELIMINARY STAFF RECOMMENDATION5 

 

The applicant recently notified the staff that he will be unable to attend the CPC hearing 

on April 12, 2016 due to a scheduling conflict.  The applicant has requested deferral of the 

request to the April 26, 2016.  The staff is also recommending DEFERRAL of the 

application for two meetings to May 10, 2016 to allow the applicant time to resubmit 

elevation drawings which show the proposed modifications of the structure as mentioned 

in the Planning Advisory Committee.  The staff would also advise the applicant to address 

some of the parking concerns expressed in this report in advance of the next meeting.  As 

is currently proposed, the staff is unable to recommend approval of the multiple variances 

requested for off-street parking.  Additionally, the staff is likely to recommend denial of 

the application for the reasons stated in this report.  

 

VI. REASONS FOR RECOMMENDATION6 

 

1. Without complete building elevations which show proposed modifications to the 

exterior of the structure, the staff cannot properly assess compatibility of the 

development with the surrounding neighborhood, or compliance with the building 

design standards of the zoning ordinance. 

 

2. As proposed, the planned development fails to meet the true intent of the ordinance 

which allows for adaptive reuse of institutional structures in Historic Urban Districts.  

Due to multiple negative impacts associated with the proposed design of the planned 

development, particularly the design of the parking areas which require waivers, the 

staff does not believe the proposal is appropriate or compatible with the surrounding 

neighborhood context and development pattern.   

 

3. The proposal is inconsistent with the Master Plan. 

 

4. The planned development, as proposed, necessitates multiple waivers from the 

Comprehensive Zoning Ordinance in regard to front yard parking and parking lot 

dimensional standards.  There are no special conditions related to the site which justify 

such poorly designed parking spaces.  The standards were put into place to promote 

safety, and if waived could increase the risk of pedestrian/vehicular conflicts. 

 

VII. CITY PLANNING COMMISSION MEETING (April 12, 2016) 

 

The Senior City Planner summarized the request, stating the staff’s recommendation of 

deferral of the request for two meetings to May 10, 2016.  The speakers at the public 

hearing are listed on the attached public hearing speaker sheet and card. 

 

 

                                                 
5 Subject to modification by the City Planning Commission 
6 Subject to modification by the City Planning Commission 



ZD 036/16  26 

 

Commissioner Brown made a motion for deferral, which was seconded by Commissioner 

Steeg. 

 

Motion: 

 

BE IT MOVED BY THE CITY PLANNING COMMISSION THAT ZONING DOCKET 

036/16 IS HEREBY RECOMMENDED FOR DEFERRAL TO THE MAY 10, 2016 

CITY PLANNING COMMISSION MEETING. 

 

YEAS: Brown, Steeg 

 

NAYS: Marshall, Mitchell, Mora 

 

ABSENT: Duplessis, Wedberg 

 

The motion failed. 

 

Commissioner Mora made a motion for denial which was seconded by Commissioner 

Mitchell and adopted. 

 

Motion: 

 

BE IT MOVED BY THE CITY PLANNING COMMISSION THAT ZONING DOCKET 

036/16 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, Marshall, Mitchell, Mora, Steeg 

 

NAYS: None 

 

ABSENT: Duplessis, Wedberg 

 

 

VIII. REASONS FOR RECOMMENDATION 

 

1. As proposed, the planned development fails to meet the true intent of the ordinance 

which allows for adaptive reuse of institutional structures in Historic Urban Districts.  

Due to multiple negative impacts associated with the proposed design of the planned 

development, particularly the design of the parking areas which require waivers, the 

staff does not believe the proposal is appropriate or compatible with the surrounding 

neighborhood context and development pattern.   

 

2. The proposal is inconsistent with the Master Plan. 

 

3. The planned development, as proposed, necessitates multiple waivers from the 

Comprehensive Zoning Ordinance in regard to front yard parking and parking lot 
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dimensional standards.  There are no special conditions related to the site which justify 

such poorly designed parking spaces.  The standards were put into place to promote 

safety, and if waived could increase the risk of pedestrian/vehicular conflicts. 
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To: City Planning Commission 

From: Kaitlin Joerger 

          3319 Palmyra St. 

          New Orleans, LA 70119 

 

Re: Zoning Docket 036/16, 217 S. Rendon St. and 3300 Cleveland Ave. 

 

As direct neighbor of this lot who would be greatly affected by the redevelopment of this building I 

strongly oppose this zoning change.  This proposal would negatively impact the quality of life of the 

neighborhood, and impact the safety and security of the students and staff at Morris Jeff Community 

School.  There is no benefit to the neighborhood in converting this building into a 24 unit 

condo/apartment building.  This conversion would cause a dramatic increase in density, noise, traffic, 

and create an even greater strain on the infrastructure of the immediate neighborhood.   

There are ways to use this building in support of the new school, which the neighborhood fought hard 

for, rather than to compete with it.   

 

Please oppose this zoning change. 

 

 

 



TRAPOLIN LAW FIRM 
A PROFESSIONAL LAW CORPORATION 

218 S. Jefferson Davis Pkwy. 
NEW ORLEANS, LOUISIANA 70119 

------------------ 
TELEPHONE: (504) 525-0447 
FACSIMILE: (800) 875-2030 

 
 

MILES G. TRAPOLIN        IVOR A. TRAPOLIN 
miles@trapolinlawfirm.com   (1918-1996)  

 

 
April 4, 2016 

 
 
 
RE: 217 South Rendon Street; 
     CPC 036/16 
     April 12, 2016 Agenda 
 
Dear CPC: 
 
The proposed redevelopment of the old gymnasium at 217 South Rendon is too big; it 
will create traffic and safety problems for the school;  it will have severe negative impact 
on the entire residential block; and it contradicts BZA’s earlier decisions in this area. I am 
opposed for the following reasons. 
 

1. The Morris Jeff Community School chose the site of the ruined Fisk‐Howard 
School to build its new school. The school requested a conditional use to allow it 
to be built with only 20 off‐street parking places. In supporting the proposal, City 
Planning Commission staff counted available parking along the curbs of the 200 
block of S. Rendon St. and the 3200 block of Cleveland Ave. as available spaces 
for teachers and parents.  ZD 93‐ 12. (See attached.) The neighborhood supported 
the zoning variance to bring the school to the neighborhood and to secure more 
playground space for the children.  We chose children over parking.   

 
2.  A development with 24 units can be expected to bring more than twenty‐four cars 

to the area, with the result that converting this building to apartments will add to 
the number of cars competing for parking on the street. It would be a nightmare.   

 
3. The proposed zoning change for 217 S. Rendon would take most of the parking in 

the 200 block of S. Rendon out of use for the school and worsen an already 
challenging driving and parking scenario in the area. The proposal would also 
create numerous “head‐in” parking places in front of 217 S. Rendon, meaning that 
cars parked there would be backing out into vehicular and foot traffic during the 
morning rush to school. This would be a dangerous scenario for children. (See 
attached.) 

 
4. The proposal for 217 S. Rendon would DOUBLE the number of housing units in 

Square 682, where the property is located. This would pose too great an impact on 
a single residential block. 



5. The developer has yet to present to the neighborhood elevations of what the 
building would look like when completed. So far, the plans have not shown any 
windows in the building.  

 
6. The plans show the developer paving every available surface space on his 70’ x 

154’ lot and on the neighboring residential vacant lot that he wants to convert into 
a parking lot. This pavement will increase summer heat. This lot is higher than the 
surrounding lots and will cause severe run off from rain. 

 
7. In addition, the developer plans a patio for the 24 + residents at the rear of this 

“key lot”.  This intense use with so many people would impact almost every 
residential backyard on the block.  

 
8. The proposal for 217 S. Rendon St. would burden the immediate area with the 

noise of mechanical systems to service 24 units. It would also create enormous 
light pollution in the immediate area. These multiple extraordinary impacts are 
not justified by the benefits of the proposal. 

 
9. My wife and I supported the largest development in the area, namely, the 

redevelopment of 3222 Canal St. into permanent assisted housing for low‐income 
and formerly homeless residents; although it did not vary from zoning in any way, 
this development one‐half block from 217 S. Rendon already puts housing and 
parking pressure on the area.  

 
10. We also supported the conversion of the Baptist Church at 132 South Jefferson 

Davis Pkwy, into 20 apartments. This development is located immediately across 
the street from our house. We supported this development because it is 
compatible with the neighborhood. 

 
11. This is not the only use for the building nor is it the best use. The Morris Jeff 

Community School has repeatedly expressed interest in purchasing the building 
for a school‐related purpose. 

 
 Please VOTE NO on this developer’s request to convert this gymnasium into a 
residential apartment complex. It will significantly decrease the quality of life for the 
neighborhood and create pedestrian safety issues for the school. 
 
 
  
       Sincerely, 
 
      
 
       Miles G. Trapolin 
 
 



MGT/lml 
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Overview

The purpose of a Safe Routes to School (SRTS) 
program is to encourage and enable more children to 
walk and bicycle to school safely. Communities tailor 
a combination of engineering, enforcement, education 
and encouragement strategies to address the specific 
needs of their schools. This includes the walk or bicycle 
journey to and from school as well as the drop-off and 
pick-up process of children at school who are transport-
ed by motor vehicle. The drop-off and pick-up process 
must be safe and efficient for students and parents arriv-
ing by bus or private motor vehicle, as well as those who 
arrive on foot and bicycle.

Some parents are reluctant to allow their children to 
walk or bicycle to school due to the traffic congestion 
and perceived traffic danger during student arrival and 
dismissal. This often results in more parents driving their 
children to school which adds to the extra congestion 
and safety problems at the school, creating an increas-
ing cycle of more traffic problems and less walking. 
By improving the drop-off and pick-up process, traf-
fic conditions become safer for all, including pedestrians 
and bicyclists. Better organized and safer traffic condi-
tions will ease the concerns of parents, and make them 
more willing to allow their children to walk or bicycle.

This chapter will help readers identify problems associ-
ated with the drop off and pick up of students at school, 
and identify engineering, enforcement, education 

David Parisi
Rogers Elementary School, California.

Mike Cynecki
Orangewood Elementary School, Phoenix, Arizona.

and encouragement solutions to these problems. The 
purpose of improving the drop-off and pick-up process 
is to increase the safety and attractiveness of traveling 
to and from school on foot or by bicycle. The drop-off 
and pick-up process, as with all components of a SRTS 
program, requires coordination with local government 
officials, law enforcement, school officials, parents and 
the general public.

Improving the drop-off and pick-up process will:

• Increase safety for everyone in route to and from 
school, as well as on school grounds.

• Employ engineering, enforcement, education and 
encouragement strategies.

• Require a site-specific application of strategies; 
each school will have its own set of limitations and 
opportunities.

Casselberry, Florida.
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What’s Wrong With This Picture?

There are many ways that a drop-off and pick-up zone can become dangerous for children. The next several images 
illustrate a variety of situations that are chaotic and potentially unsafe.

This drop-off and pick-up site employs some useful strategies including striping, signs and enforcement, but it is not 
working. The pictures show the chaos along the curb and in the street. Note the double parking, erratic behavior and 
dangerous mix of pedestrians and motor vehicles.
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David ParisiDavid Parisi

Motor vehicles are parked in the school crosswalk.
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David Parisi

Motor vehicles are driving in the wrong direction. 
Children are exiting motor vehicles in the middle of 
the street.
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This small child is running across a busy parking lot 
unaccompanied.
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David Parisi

The driver of this motor vehicle is making a U-turn in 
the school drop-off and pick-up zone.
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David Parisi

Motor vehicles are parked along the NO STOPPING 
zone when they should not be.
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David Parisi

The school utilizes orange cones to mark the drop-off 
and pick-up lanes and a driver still performs an illegal 
U-turn.
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Student Drop-off and Pick-up Tools

When assessing the drop-off and pick-up process, activity on school grounds (on-site), as well as activity in the 
area surrounding the school (off-site), must be considered. These images depict an on-site drop-off and pick-up 
process that is orderly; motor vehicles are approaching single file and releasing students directly to the sidewalk in the 
designated drop-off zone.

David ParisiDavid Parisi

But off-site, on a street near the same school, the process is chaotic. Notice the backed-up street, delaying commercial 
vehicles, school buses and parents wishing to drop off children. Such situations are often accompanied by unsafe driv-
ing behavior as everyone rushes to beat the morning bell or get to work on time. Developing safe routes to schools 
requires an orderly process for dropping off and picking up children, both on and off the school campus.

• Encouraging walking, bicycling and carpooling.
• Curb striping and other pavement markings.
• Signage.
• Separating motor vehicles from pedestrians and 

bicyclists.
• Adding a drop-off and pick-up lane.
• Assistants to help students exit and enter motor 

vehicles.

• Adding an off-site queuing lane.
• Temporary street closures and one-way streets.
• Temporary use of school grounds as a drop-off and 

pick-up zone.
• Education, including maps and frequent reminders 

using school announcements and newsletters.
• Monitoring and enforcement of drop-off and pick-

up policies.

David ParisiDavid Parisi

Numerous tools can be used to improve the safety and efficiency of the drop-off and pick-up process at schools 
including:
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Encouraging.Walking,.Bicycling.and.
Carpooling
Naturally, a Safe Routes to School (SRTS) Program 
encourages students to bicycle and walk to school. But, 
some students simply live too far from their school to 
walk or bicycle, and are not provided with bus service. 
For those parents who must drive their children to 
school, several strategies can reduce traffic conges-
tion at the school and in the adjacent streets, including 
park and walk and carpool programs. A park and walk 
program makes use of an off-site location (such as a near-
by church or park) as a parking area for parents who 
then walk their child to school or join a regularly sched-
uled walking school bus to complete their journey. The 
Encouragement chapter of this guide describes park and 
walk and walking school bus programs in detail.

Families that have no alternative to driving their chil-
dren to school can also carpool to reduce traffic conges-
tion at the school.

Communities such as Charlottesville, Virginia (www.
rideshareinfo.org/schoolPool.asp), Fort   Collins, Colorado 
(www.fcgoc.com/transportation/schoolpool.php), 
and Santa Cruz, California (www.commutesolutions.
org/schoolpool.html), have developed “school pool” 
programs in which a voluntary group of parents share 
the responsibility of getting children to and from school 
safely. This can include walking, bicycling, carpooling 
or taking the bus, and whether done on a daily basis, 
occasionally or in case of an emergency, school pools 
help communities address child safety and reduce traffic 
congestion. 

Many larger metropolitan areas around the nation have 
free programs that assist people with forming carpools. 
These programs are now extending their reach to include 
school related trips. The school pool program, for exam-
ple, is a service that provides “matchlists” to parents with 
students attending the same school so that students may 
carpool, walk or bicycle together. In some cases, partici-
pating schools provide student rosters containing names, 
addresses and phone numbers to the agency, which then 
provides the computer matching. In other cases, parents sign 
up individually and are matched with parents at the same 
school. After parents receive a matchlist of other parents 
it is up to them to make the arrangements they prefer.

David Parisi

Carpoolers have preferred drop-off and pick-up lanes at St. 
Marks School in San Rafael, California.

This flier from the Marin County, Califor-
nia, Safe Routes to School program adver-
tises their School Pool program that pro-
motes walking, bicycling and carpooling.

Families that have no alternative 

to driving their children to 

school can also carpool.
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The Mid-America Regional Council runs the 
RIDESHARE program for the greater Kansas City 
Region. School Pool is a service of RIDESHARE a 
free commuter matching services. Visit www.marc.org/
rideshare/schoolpool.htm to learn more about how this 
program works. RIDES for the San Francisco Bay Area 
operate a similar program. Bay Area Commuters, Inc. is 
a nonprofit organization promoting commute alterna-
tives to driving alone to school or work.

Walking school buses and bicycle trains can be loosely 
structured or highly organized. For example, walking 
buses or bicycle trains can be as simple as neighborhood 
families deciding to walk or bicycle together. More 
formal, organized walking school buses and bicycle have 
a coordinator who recruits volunteers and participants, 
creates a schedule and designs a walking route. While 
requiring more effort, more structured walking school 
buses and bicycle trains offer the opportunity to involve 
more children.

Tool: Encouraging Walking, 
Bicycling and Carpooling

What is it and how does it work?
Urge students and parents to walk and bicycle to school, 

and when not possible, to ride the bus or carpool.

Benefits strategy provides
Decrease traffic at school.
Reduce vehicle emissions.

Increase physical activity levels.

Key factors to consider
Develop encouragement activities to reflect 
specific situation at each school and within each 
community.

•
•

•

•

Putting It Into Practice: “25 or Less” Campaign
Morton Way Public School, Brampton, Ontario, Canada

Morton Way Public School in Brampton, Ontario, Canada, has 877 students in junior kindergarten through grade five. 
Approximately 50 students travel to school by school bus, and the rest of the students live within walking distance of the 
school. During the past four years Morton Way has sustained a successful walk to school program with between 83 and 
92 percent of students walking or bicycling to school on specific days.

Despite the success of the program, the Morton Way community still felt there were too many private vehicles dropping off 
students. They recently implemented a new initiative to reduce the amount of  motor vehicles at the school through a “25 
[Cars] or Less” campaign. A “thermometer” is displayed to alert drivers how many vehicles dropped off students the day 
before and school PA announcements update the students of progress. There are also signs displayed around the school 
promoting the 25 or Less campaign.

See the Encouragement chapter for a description of other Morton Way Safe Routes to School activities.
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Curb.Striping.and.Other.Pavement.
Markings
Curb striping or painting is used in drop-off and pick-up 
zones to clarify parking and other curb use rules. The 
color painted on curbs means:

White.(or.no.color).
Parking allowed, unless restricted or limited by 
signs.

Blue
Parking for the disabled only. Drivers must have a 
disabled person parking placard (typically hanging on 
the rear view mirror) or disabled person or disabled 
veteran license plate.

Green
Parking allowed for a short time. The time is usually 
shown on a sign next to the green zone, or it may be 
painted on the curb. Green curb can also be used for 
student loading zones if accompanied by the appro-
priate signs.

Yellow.
Stop only long enough to load or unload passengers. 
Drivers are usually required to stay with their vehicle.

Red
No parking. Red curb may also be used in NO 
STOPPING or NO STANDING zones in conjunc-
tion with the appropriate signs. A bus may stop at a 
red zone marked for buses. Red is also used to desig-
nate fire lanes at schools.

In some cases it may be helpful to stripe out the loading 
area, both for the driver and for the waiting students. 
Some schools stripe the path the drivers are supposed to 
use for drop off and pick up, and some schools use pave-
ment arrows and pavement stencils to designate circula-
tion patterns and where loading is to occur.

Mike Cynecki

This is part of an on-site drop-off and pick-up zone with 
highly visible red striping. The loading and unloading occurs 
in a specially marked area beyond the red curb. Orangewood 
Elementary School, Phoenix, Arizona.

Mike Cynecki

The blue line used by the Deer Valley School District in the 
Phoenix, Arizona, metropolitan area designates parent drop-
off circulation for school parking lots. This sign corresponds to 
the blue pavement markings used by the Deer Valley School 
District  in Phoenix, Arizona.

David Parisi

The combined use of signs and striping on a residential street 
adjacent to school property clarifies the intended curb use. 
The white curb marking indicates an area in which drop-off 
and pick-up of passengers is permissible. Santee, California.

Mike Cynecki

Pavement stencil at Monroe Elementary School in Utah.
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Tool: Signing

What is it and how does it work?
Clearly indicates intended use of zone.

Benefits strategy provides
 Low cost.
 Provides continuous explanation of zone.

Key factors to consider
Use standard signs.
Install signs properly.
Maintain signs.

•
•

•
•
•

David Parisi

Nonstandard signs are not always understood by drivers. This 
sign is often hit by motor vehicles and leads some drivers to 
believe the entire street, and not just the crosswalk, is off-
limits to parking.

Mike Cynecki

When worded properly and when parents are educated prop-
erly, some nonstandard signs can be quite helpful in regu-
lating drop-off zones. Orangewood Elementary School (left) 
and Roadrunner Elementary School (right), Phoenix, Arizona.

Tool: Curb Striping

What is it and how does it work?
Delineate zones and intended use with paint.

Benefits strategy provides
Low cost.
Provides continuous explanation of zone.

Key factors to consider
Maintain paint.
Use standard colors.
Educate parents and students on proper use.
Use in conjunction with signing to clarify purpose.

•
•

•
•
•
•

Signs
Signs help define areas in drop-off and pick-up zones 
and explain their proper use. Signs should be standard, 
highly visible, properly installed and well-maintained.

Some signs can be confusing if improperly placed or 
poorly worded. Signs with fewer words are easier to read 
and understand. Standard signs should be used on school 
property and in the surrounding area for regulating 
and guiding traffic. A local traffic engineer can recom-
mend appropriate signs and their placement. See the 
Engineering chapter for more information on signing.

Separating.Motor.Vehicles.From.
Pedestrians.and.Bicyclists
Separating or eliminating conflicts between students 
arriving on foot or bicycle from those arriving by buses 
and motor vehicles is highly recommended. Adequate 
physical space should be provided for each mode by 
which students arrive at school. Also, the route provided 
for each mode should be separate from other modes. 
Provision of sidewalks and bikeways that are separate 
from lanes dedicated to buses and lanes dedicated to 
motor vehicles will reduce a student’s exposure to traf-
fic. Students walking or riding to school should not 
have to cross busy driveways or roadways to access the 
campus. If they do, an adult school crossing guard or 
older student should be placed at the crossing to assist 
students safely across.
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It may be appropriate to provide a separate travel lane 
for buses, a separate lane for private motor vehicles and 
specific routes for pedestrians and bicyclists. Separate 
bus zones can be established either on the school site, or 
on the adjacent street, wherever sufficient room exists. 
Preferably, the bus zone is not immediately adjacent to 
the private motor vehicle area to ensure that there is no 
spillover from the motor vehicles into the bus area.

A separation of arrival and departure times may also be 
useful. Staggered bell times for groups of students help to 
disperse the traffic peak at schools during the relatively 
short drop-off and pick-up periods. Staggered release or 
bell times for walkers and bicyclists, and bus riders and 
carpoolers can help reduce pedestrian or bicyclist expo-
sure to, and minimize conflicts with, motor vehicles. 
Conflicts often occur when private motor vehicles and 
buses arrive at the same time and in the same location. 
For example, buses may use a drop-off and pick-up lane 
at a certain time, followed by private motor vehicle use 
at a later time. Staggered bell times are most applicable 
for schools with a large student population or when two 
or more schools are in close proximity to one another.

To further reduce conflicts, school facilities can be 
arranged to eliminate or reduce the number of children 
walking through parking lots. Children should walk 
around parking lots on dedicated walkways or sidewalks. 
If this is not possible, clearly marked walkways through 
parking lots with adult or older student monitors should 

David Parisi

Mill Valley, California.

Mike Cynecki

Phoenix, Arizona.

Mike Cynecki

Traffic cones can be used to keep parents from entering the 
bus loading area at Monroe Elementary School in Utah.

Tool: Separating Vehicles From 
Pedestrians and Bicyclists

What is it and how does it work?
Provide different school access points in space or time 
for various student travel modes.

Benefits strategy provides
Provide efficient and safe flow of all modes with 
minimal mixing.

Key factors to consider
Can be costly if construction is needed.
New schools and rebuilt or modernized schools 
should be carefully reviewed to ensure that separa-
tion is present.

•

•
•

be used, and speed calming treatments, such as humps 
or bumps, should be employed in the parking lots.

School bus loading areas should be separated from parent 
drop-off and pick-up areas if at all possible. Signs, pave-
ment markings, gates or orange cones may be used to 
provide this separation, but some education and enforce-
ment will also be needed.
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David Parisi

Marin Horizon School, Mill Valey, California.

Drop-off.and.Pick-up.Lane
A drop-off and pick-up lane is an area on a street adjacent 
to school grounds or directly on the school grounds that 
is dedicated to the loading and unloading of students by 
private motor vehicles.

This school created a drop-off and pick-up lane on the 
street adjacent to school grounds. The picture to the 
left shows a corral where children wait to be picked up. 
Motor vehicles with identification tags that correspond 
to an individual student line up in the yellow-lined area. 
When the motor vehicle progresses to the white-striped 
loading area, the appropriate child exits or enters the 
vehicle. Signs, such as the one in the picture to the right, 
can remind drivers to follow the established process.

David Parisi

Monta Vista School, Santa Barbara, California.

Tool: On-street and On-site 
Drop-off and Pick-up Lane

What is it and how does it work?
A lane designated for drop off and pick up of stu-
dents from private motor vehicles only.
May be on school grounds or on street adjacent to 
school.

Benefits strategy provides
Speeds up and provides order to the drop-off and 
pick-up process.

Key factors to consider
Clearly delineate zone and define process.
The student loading area should be at the far end of 
the lane to maximize vehicle storage. In some cases 
two storage lanes may be used.
Unload or load three or four motor vehicles at a 
time.
Do not create a process that negatively impacts stu-
dents arriving on foot or bicycle, and do not encour-
age more parents to drive students to school.

•

•

•

•
•

•

•

 
An on-site drop-off and pick-up lane can employ the 
same general technique as in the on-street drop-off and 
pick-up lane. The system illustrated in the pictures to 
the right uses two lanes rather than one, and the lanes 
are actually on school grounds. Several motor vehicles 
in one lane progress to the unloading zone, release the 
children simultaneously and move out when all the chil-
dren have cleared the street. The next group of motor 
vehicles moves into the loading zone from the other line 
of queued vehicles and repeats the process. Curb striping 
delineates the areas, signs further explain their proper 
use, orange cones mark the lanes and school personnel 
orchestrate the entire process.
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Assistants.to.Help.Students.In.and.Out.
of.Vehicles
Providing curb-side assistants in drop-off and pick-up 
zones to help students exit and enter motor vehicles can 
provide order to the process and decrease its time.

Parents, school personnel, safety patrol or older students 
can serve as valets and open curb-side doors for students 
to enter and exit motor vehicles and remove bags or other 
items. This speeds up the drop-off and pick-up process 
by eliminating the need for the parents to get out of the 
vehicle and ensures students are directly accessing desig-
nated locations. These assistants should wear safety vests 
or belts, and the loading area should be designated by 
signs or paint and be located at the far end of the lane. It 
is best to have enough assistants to help load three or four 
vehicles at a time to speed up the process in a safe manner.

Tool: Assistants to Help 
Students In and Out of Vehicles

What is it and how does it work?
Person opens and closes curb-side motor vehicle door 
for students entering and exiting vehicles. Parents stay 
in vehicle and leave immediately after the child exits.

Benefits strategy provides
Speeds up drop-off and pick-up process.
Channels students directly from motor vehicle to 
pedestrian zone or from pedestrian zone to motor 
vehicle.

Key factors to consider
Parents, school personnel and safety patrol can all 
participate.
Need to educate parents and children on the process.
Assistants should wear safety belts or bright vests.

•
•

•

•
•

Richman Elementary School, Fullerton School District

Off-site.Queuing.Lane
Another strategy to improve the safety and efficiency 
of the drop-off and pick-up process is the use of off-site 
queuing lanes.

The street in this photograph is a major collector. 
During arrival and departure of students, the right 
lane is marked no parking and the motor vehicles line 
up for drop off and pick up. As students are loaded or 
unloaded from the motor vehicles at the drop-off and 
pick-up zone the vehicles in the queue advance. Off-site 
queuing lanes, in conjunction with drop-off and pick-
up lanes and assistants to help students enter and exit 
motor vehicles, can speed up and improve the safety of 
the loading and unloading process.

In some instances, striping a center turn lane on a collec-
tor street can provide a queuing area for left-turning 
drivers waiting to enter the school drop-off and pick-up 
area, without blocking other traffic using the street.

Tool: Off-site Queuing Lane

What is it and how does it work?
Orderly line of vehicles on street adjacent to school 
waiting to pull into the drop-off and pick-up zone.

Benefits strategy provides
Reduces conflict with non-school traffic.
Speeds up and provides order to the drop-off and 
pick-up process.

Key factors to consider
Clearly delineate queue.
Do not block non-school traffic with queue.
Does the public right-of-way provide sufficient space 
for the vehicles, or does the needed width infringe 
on private property?
Do not extend the motor vehicle queue through a 
student crosswalk.

•
•

•
•
•

•
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David Parisi

These images illustrate the temporary closures of neighborhood streets adjacent to schools in Seven Trees, California, (right) and 
Monroe Middle School, California (left). The closures are marked by the use of movable barricades.

 
Tool: Temporary Street 
Closures and One-way Streets

What is it and how does it work?
Officially close street to traffic, or create a one-way 
street only during drop-off and pick-up times.

Benefits strategy provides
Decreases traffic and chaos at drop-off and pick-up 
times with minimal cost.

Key factors to consider
Coordination with local government and adjacent 
property owners is necessary.
School officials may have to place and remove barri-
cades and maintain them during the street closure.
Do not relocate traffic problems to adjacent neigh-
borhood streets by employing this strategy.

•

•

•

•

Temporary.Street.Closures.and..
One-way.Streets
Temporary street closures during student arrival and 
departure times can improve the efficiency and safe-
ty of the drop off and pick up of students at school. 
Temporary street closures eliminate motor vehicles in 
areas congested with pedestrians, bicyclists and perhaps 
buses. Another similar technique is to designate a street 
as one-way during drop-off and pick-up times. Signs are 
essential for this method.

Both temporary street closures and temporary use of one-
way streets can work well in densely developed neigh-
borhood schools. Any proposed street closures must be 
approved by the appropriate local transportation agency 
and must be coordinated closely with neighbors. It is 
also important to ensure that employing either of these 
techniques does not create traffic problems on other 
streets. Remember that all of these techniques should 
improve the safety of the overall process, and not simply 
relocate the chaos.

Temporary.Use.of.School.Grounds.as.a.
Drop-off.and.Pick-up.Zone
A section of the school grounds, such as a play area or 
parking lot, can be used as a dedicated drop-off and pick-
up zone only when children are arriving at, or leaving, 
school. Temporary drop-off and pick-up zones can be 
useful in older, urban schools that were built without 
student loading areas when most children walked to 
school rather than being driven to school.

Some schools have received permission from their fire 
department or fire marshal to use a gated fire lane that 
encircles the school building as a parent pick-up and 
drop-off zone. This use requires parents to always stay 
in their vehicle, and to use a circulation pattern so that 
students load on the building side of the vehicle. At 
other times this area is closed to motor vehicle traffic.
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Tool: Temporary Use of School Grounds as a Drop-off and Pick-up Zone

What is it and how does it work?
Use school play area, parking lot or other area as a drop-off and pick-up zone.

Benefits strategy provides
Provides a separate space for drop-off and pick-up by motor vehicle.

Key factors to consider
Useful in schools in densely developed areas with space constraints.
Education of parents and students is important.
Need good sign and paint plan; cones may be helpful.
To use a fire lane as a drop-off or pick-up zone, schools need to obtain approval from the fire department beforehand.

•

•
•
•
•

Education
Educating parents and students on proper drop-off and 
pick-up procedure is essential in developing a safe and 
efficient system.

Regular reminders of drop-off and pick-up procedure 
from school officials to students and parents is one way to 
keep parents informed. Information provided to parents 
should be clearly stated, provide consistent messages 
and be delivered regularly throughout the school year. 
Maps of the drop-off and pick-up area with traffic flow 
patterns are very helpful. It is often good to begin a new 
drop-off plan at the start of a new school year or after 
a break, and after sufficient notice has been given to 
parents and students about the new plan.

Some schools hold traffic safety days to provide students 
and parents with useful information. Drivers are remind-
ed of traffic safety principles and school drop-off and 
pick-up policies and processes. At this time children can 
be recognized and rewarded for walking or bicycling to 
school. Drivers who are not following proper process 
can receive warnings from school personnel, parents or 
law enforcement officers. Giving small rewards, such 
as stickers or pencils, to students whose parents follow 
proper process may be more beneficial in correcting bad 
habits than punishing poorly behaved parents.

Communities with a large non-English speaking 
population may benefit from multi-lingual educational 
literature, parking lot monitors and events.

David Parisi

David Parisi
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Monitoring.and.Enforcement.of.Drop-off.
and.Pick-up.Policies
Enforcement of drop-off and pick-up rules is essential 
in creating a safe drop-off and pick-up environment. 
Enforcement as it applies to the entire Safe Routes to 
School program is discussed in detail in the Enforcement 
chapter, so it will be mentioned just briefly here.

Enforcement of drop-off and pick-up policies and process 
can be performed by a variety of people. Schools around 
the country have had success utilizing law enforcement 
officers, school personnel or parent volunteers. When 
new drop-off and pick-up plans are implemented assis-
tance may be requested from law enforcement officers 
to make sure traffic flows smoothly during the first few 
days. Implementing a new plan may also require more 
volunteers or monitors to regulate parent activity in the 
first few days.

This notice is placed on a vehicle windshield to inform the 
driver that they have illegally parked in a drop-off and pick-
up zone for buses.

Tool: Monitoring and Enforcement of Drop-off and Pick-up 

What is it and how does it work?
Inform and remind the school community of drop-off and pick-up policies and process.

Benefits strategy provides
May be the only additional activity necessary to keep drop-off and pick-up safe and efficient.

Key factors to consider
Regular reminders and consistent application of rules are necessary.
Reward students if their parents follow the process.
Police assistance may be requested when implementing a new plan.

•

•
•
•

Enforcement of drop-off and pick-up rules is essential in creating a 

safe drop-off and pick-up environment.
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Board of Zoning Adjustments 
Staff Report 

Monthly Meeting 

Monday, April 9, 2012 

 

 

Docket Number: 093-12 
Prepared by: Misty Owens 

  

Applicant or Agent:  Orleans Parish School Board    

Property Location:  211 South Lopez    Zip: 70119 

Bounding Streets: S. Rendon St., Cleveland Ave., S. Lopez St., and Palmyra St.    

Square Number:  659     Lots: Entirety of Square 

Zoning District:  RD-3 Two-Family Residential  (Multiple Lots) 

Historic District:   N/A     ZBM: C-11    

Existing Use:   Vacant Lot       Planning District: 5 

Proposed Use:  Elementary School  

  
Request Citation: This request is for variances from the provisions of Article 11, Section 

11.37.1(b), Article 15, Section 15.2.1 (Table 15.A), Article 15, Section 15.2.3, and Article 15, 

Section 15.3.4 of the Comprehensive Zoning Ordinance.  

 

Request:   

This request is to permit the construction of an elementary/junior high school with insufficient 

minimum setback from a property line abutting a street on the Cleveland Avenue, South Lopez 

Street, and Palmyra Street sides, insufficient off-street parking, parking in the required front 

yard, and insufficient area and minimum depth of an off-street loading space. 

 

Requested Waivers: 

Section 11.37.1(b) – Schools, Public/Private Elementary (Cleveland Avenue side) 

Required: 25’   Proposed: 10’    Waiver: 15’ 

Section 11.37.1(b) – Schools, Public/Private Elementary (South Rendon Street side) 

Required: 25’   Proposed: 18’    Waiver: 7’ 

Section 11.37.1(b) – Schools, Public/Private Elementary (Palmyra Street side) 

Required: 25’   Proposed: 23’    Waiver: 2’ 

Section 11.37.1(b) – Schools, Public/Private Elementary (South Lopez Street side) 

Required: 25’   Proposed: 17’    Waiver: 8’ 

Section 15.2.1 (Table 15.A) – Off-Street Parking 

Required: 59 Spaces  Proposed: 20 Spaces   Waiver: 39 spaces 

Section 15.2.3 – Parking in Front Yards  

Required: 0 Spaces  Proposed: 13 Spaces   Waiver: 13 Spaces 

Section 15.3.4 – Design Standards (Off-Street Loading Space Area) 

Required: 540 sq. ft.  Proposed: 360 sq. ft.   Waiver: 180 sq. ft. 

Section 15.3.4 – Design Standards (Off-Street Loading Space Length) 

Required: 35’   Proposed: 12’    Waiver: 23’  
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Project Description: 
 

The petitioned site, Square 659 is composed of sixteen (16) lots which combined provide a lot 

width of approximately three hundred eight feet (308’) along Cleveland Avenue and Palmyra 

Street, and a depth of three hundred twenty feet (320’) along South Lopez and South Rendon 

Streets for a total area of ninety-eight thousand five hundred sixty square feet (98,560 sq. ft.).  

The petitioned site was previously developed with the Fisk-Howard Elementary School.  The 

applicant is proposing to rebuild the elementary school.  The photograph and rendering below 

are of the previous and proposed school. 

 

 
 

 

 



3  Docket 093-12 

The proposed elementary school has a width of two hundred seventy-three feet (273’) along 

Cleveland Avenue, a depth of two hundred eighty-seven feet (287’) along South Rendon Street 

with an undulation at the middle of the block to allow for the bus drop-off and pick-up area, a 

width of approximately one hundred feet (100’) along Palmyra Street and a width of 

approximately seventy-five feet (75’) along South Lopez Street.  The square footage of the first 

floor is forty-eight thousand five hundred sixty-seven square feet (48,567 sq. ft.), the second 

floor is thirty-three thousand four hundred fifty-seven square feet (33,457 sq. ft.), and the third 

floor is twenty-four thousand one hundred eight-eight square feet (24,188 sq. ft.) for a total 

square footage of one hundred six thousand two hundred twelve square feet (106,212 sq. ft.).  

Off-street parking and loading is discussed below. 

 

Elementary schools are classified as conditional uses in an RD-2 Two-Family Residential 

District. Because the site was previously developed with an elementary school, it is permitted to 

rebuild by right provided the requirements in Article 11, Section 11.37 – Schools, Public/Private 

Elementary Schools and Article 13, Section 13.10.1(4) – Expansion of Certain Existing Uses are 

met.  These requirements are enumerated below. 

 

Article 11, Section 11.37 – Schools, Public/Private Elementary Schools 

 

In all districts in which such use is authorized, the following standards apply: 

 Facilities shall be located on a site having a minimum of two (2) acres or one (1) City 

square, whichever is the lesser: 

o This requirement is met.   

 Appropriate setbacks shall be provided for all school structures of not less than 

twenty-five feet (25’) from all lot lines abutting streets, canals, or open public spaces. 

o The applicant is requesting a waiver from this requirement as follows: 

 Proposed setback of ten feet (10’) along Cleveland Avenue, 

necessitating a waiver of fifteen feet (15’). 

 Proposed setback of eighteen feet (18’) along South Rendon Street, 

necessitating a waiver of seven feet (7’). 

 Proposed setback of twenty-three feet (23’) along Palmyra Street, 

necessitating a waiver of two feet (2’). 

 Proposed setback of seventeen feet (17’) along South Lopez Street, 

necessitating a waiver of eight feet (8’).   

 Access to schools shall be provided by a minimum of a street with two (2) or more 

clearly marked lanes for traffic in each direction and a street with a single lane for 

traffic in each direction OR three (3) streets with a single lane for traffic in each 

direction.   

o Access to the school is provided by the four streets that are one way in 

direction that encircle the petitioned site.   

 

Article 13, Section 13.10.1(4) – Expansion of Certain Existing Uses permits the reconstruction 

of an elementary school in a district which it is considered a conditional use provided the 

following standards are met.   

 



4  Docket 093-12 

Renovation or reuse for a public school purpose of an existing school facility that has not 

been approved previously through the conditional use procedure shall be allowed 

outright, notwithstanding any nonconforming status or period of vacancy, provided that 

the type of school is not changed to a higher grade grouping school.  Any expansion of 

the site beyond its limits at the time of closure or prior use, other than expansion 

permitted under subsection 3, or change in use to a higher grade grouping, shall require a 

conditional use permit under Section 16.6. 

 

The proposed elementary school meets these requirements. 

 

Article 15, Section 15.2.1 (Table 15.A) – Off-Street Parking requires one (1) off-street parking 

space per each classroom, plus one (1) per ten (10) seats in the main auditorium or lecture room 

OR one (1) per classroom, plus one (1) per three (3) employees, whichever is greater.  The 

proposed elementary school would have forty-four (44) classrooms and would have forty-five 

employees requiring fifteen (15) off-street parking spaces.  A total of fifty-nine (59) off-street 

parking spaces are required.  The applicant is providing twenty (20) off-street parking spaces and 

requesting a waiver of thirty-nine (39) spaces.   

 

The applicant is providing a dedicated separate auto drop off and pick up area along South Lopez 

Street from the drop off and pick up area for school buses along South Rendon Street.  Much of 

the impact of traffic will come during the peak times as school programs start and end.  During 

these times, many of the residents in the area will be going to or at work thereby allowing on-

street spaces for teachers and staff parking and parents visiting the school.  The area along 

Cleveland Avenue is non-residential and approximately twenty-five (25) on-street parking spaces 

can be provided along both sides of the one lane, one-way street.  During the staff’s site visit, 

there were no cars parked on Cleveland Avenue.  Additional on-street parking can be found 

along South Rendon Street.  There is one residential use at the intersection of South Rendon and 

Palmyra Streets, a vacant gym that is part of Seton Academy and a vacant lot at the corner of 

South Rendon Street and Cleveland Avenue.  Approximately twenty (20) vehicles can park along 

this block.  There will be available on-street parking around the school along South Rendon 

Street and Palmyra Street.  Also, inclusion of on-street parking around the site will have the 

effect on slowing traffic in the area.  The map on the following page illustrates this discussion.   
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The student drop-off/pick-up area would have less of an immediate impact for those residences 

along South Lopez Street if it were moved to Cleveland Avenue.  However, this impact will be 

greatest during peak times in the morning and the afternoon and only during the school year.  If 

the school were reconfigured to provide the drop-off area along Cleveland Avenue, the highest 

point of the school elevation would create shadows over the existing residences which would be 

an impact constantly felt by the properties along South Lopez Street.   

 

The applicant is proposing to place the bus drop-off/pick-up area with a curb cut entrance from 

Palmyra Street and exits onto South Rendon Street.  When students are dropped off in the 

morning, they are gathered in the cafeteria located on the first floor.  In the afternoon, students 

are gathered in the gymnasium where they are put into groups according to the bus they ride.  

The configuration of these rooms is based on this plan.  Students who are brought to school by 

bus or by a parent will be staged in the cafeteria in the morning and in the gymnasium in the 

afternoon.   

 

Article 15, Section 15.2.3 – Parking in Front Yards prohibits parking in the required front yard 

area.  The proposed off-street parking area is along the corner of Palmyra Street and South Lopez 

Street.  Thirteen (13) of the twenty-one (21) provided off-street parking spaces are located within 

the required front yard area.  The required setback for schools is twenty-five feet (25’) which 

means parking cannot be located within this area.  The applicant, as described above, is 

requesting a waiver of the required setback to permit a setback of seventeen feet (17’) along 

South Lopez Street and twenty-three feet (23’) along Palmyra Street.  If the applicant were to 

provide off-street parking in the area of the proposed setbacks, it would reduce the amount of 

outdoor play area and leave an area along the street that is unusable greenspace.  The visual 

impact of the parking lot can be mitigated by landscaping and screening.   

 

Article 15, Section 15.3.2 (Table 15.G) – Off-Street Loading Regulations requires three (3) off-

street loading spaces for uses between one hundred thousand and two hundred thousand square 

feet (100,000 sq. ft. – 200,000 sq. ft.).  The applicant is providing one (1) off-street loading space 

Petitioned Site  

Cleveland Avenue 

Approximately 25 on-street spaces on 

both sides of the street  

South Rendon Street 

Approximately 20 on-street spaces on 

both sides of the street  

Palmyra Street 

Approximately 10 on-street spaces 

along the petitioned site   

South Lopez Street 

No on-street spaces along the 

petitioned site   
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with along South Rendon Street, necessitating a waiver of two (2) spaces.  The requirement is 

based on the square footage of the use, which includes hotel offices, office buildings, and 

hospitals.  It is not anticipated that a large number of delivery vehicles will stop at the elementary 

school.  If needed, there is available space along the street for loading.   

 

Article 15,  Section 15.3.4(1) – Design Standards Off-Street Loading Spaces requires an off-

street loading space to provide an area five hundred forty square feet (540 sq. ft.); the applicant is 

providing a space with an area of three hundred sixty square feet (360 sq. ft.), necessitating a 

waiver of one hundred eighty square feet (180 sq. ft.).  The minimum depth of thirty-five feet 

(35’) is required, the applicant is proposing twelve feet (12’), and requesting a waiver of thirteen 

feet (13’).  The applicant stated to the staff that box trucks, similar in size to UPS or Fed-Ex 

trucks, will make deliveries to the school.  However, these vehicles are long enough to cause an 

encroachment into the right-of-way. 

 

Article 15, Section 15.5.4(2) – Modification of Height Regulations limits the height of schools 

in RD Districts to sixty feet (60’).  The height of the proposed elementary school is not shown on 

the submitted site plans.  The applicant is in the process of finalizing the building massing.  

However, the proposed elementary school is three (3) stories and will not exceed the sixty foot 

(60’) height limit.  The portion of the school that is three (3) stories is along Cleveland Avenue 

and faces the existing Seton Academy/Sacred Heart of Jesus Church which is three (3) stories. 

 

Article 15, Section 15.5.7(1)(c) – Yards and Open Space, Generally permits a canopy to extend 

from the entrance door to the street line of any school or from the entrance door.  Where a 

sidewalk and curb exist, the canopy may extend to within eighteen inches (18”) of the curbline.  

Such canopies shall not exceed fifteen feet (15’) in width or twelve feet (12’) in height or be 

screened or enclosed in any manner, and shall provide an unobstructed, clear space between the 

grade and the bottom of the valance of at least seven feet (7’).  The applicant is placing a covered 

walkway within the South Lopez Street setback.   

 

Surrounding Development 
 

The petitioned site is located near the major streets of Canal Street, South Jefferson Davis 

Parkway, Banks Street, and South Broad Street in the Mid-City neighborhood.  The petitioned 

site is located within an RD-3 Two-Family Residential District extends in all directions from the 

site.  An RO-1 General Office District is location on squares between Canal Street and Cleveland 

Avenue.  A C-2 General Commercial District is located on lots fronting Tulane Avenue.  The 

area consists of single- and two-family residences and neighborhood businesses, such as office 

and small retail businesses along Canal Street.   

 

Impact and Analysis 
 

According to the Comprehensive Zoning Ordinance, the Board of Zoning Adjustments must 

consider the following criteria in order to determine what impact the requested variance would 

have on adjacent properties if it were approved.  The procedure affords an applicant relief from 

the strict requirements of the zoning law when unnecessary hardship or practical difficulty exists.   
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1. Do special conditions and circumstances exist which are peculiar to the land, 

structure, or building involved which are not applicable to other lands, structures, 

or buildings in the same zoning district?  

 

Yes.  While the petitioned site meets the minimum site area requirements for an 

elementary school, the applicant is rebuilding an elementary school on its previous site.  

If the applicant were to meet the setback and all off-street parking requirements, it would 

significantly diminish the outdoor play area or increase the building height.  At the time 

the existing zoning ordinance was written, many of the schools in the city were 

constructed.  The current setback requirements were written for schools in the Post-

World War II development areas of the city.   

 

2. Will the literal interpretation of the provisions of the ordinance deprive the 

applicant of rights commonly enjoyed by other properties in the same district?  

 

Yes.  The residences in the area are built up to or within ten feet (10’) of the front 

property line.  A benefit of the residence and the school being near the property line is it 

creates a sense of enclosure which has the effect of slowing traffic.  The portion of the 

school with the greatest height is along Cleveland Avenue and mirrors the height of the 

existing Seton Academy/Sacred Heart of Jesus Church.  It is common for properties in 

the area to utilize on-street parking.  It is not common for properties to provide off-street 

parking in the required front yard area because many properties do not provide a front 

yard or provide a depth of no more than ten feet (10’).  Additionally, since the site 

comprises the entire square, it has front yard setback requirements on each frontage 

which is a unique situation.  Single- and two-family residential uses are the predominant 

land use in the area and they are not required to provide off-street loading areas.  The 

applicant is proposing to provide one (1) off-street loading space that does not provide 

the required area or depth.  However, the use of off-street loading spaces by delivery 

vehicles is anticipated to be low.  The encroachment impact would not be expected to be 

great.  Also, there is on-street space around the site for smaller delivery vehicles to park.   

 

3. Do any special conditions and circumstances result from the actions of the applicant 

or any other person who may have (or had) an interest in the property? 

 

No.  The applicant is proposing to rebuild an elementary school on the site where it 

previously existed.  The proposed setbacks will allow the applicant to provide a greater 

amount of outdoor play area than would be available if the required setbacks and off-

street parking were provided.  As described above, part of the building layout is a result 

of moving the students around for bus drop-off and pick-up.   

 

4. Will the granting of the variance confer on the applicant any special privilege which 

is denied by this ordinance to other lands, structures, or buildings in the same 

district or similarly situated?   

 

No.  Other structures provide front yard depths that are less than the required twenty feet 

(20’).  The majority of the structures are built on the front property line or provide a front 
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yard depth within ten feet (10’) of the front property line.  Other structures in the area do 

not provide the required off-street parking spaces.  Three (3) off-street loading spaces are 

required for the proposed elementary school.  As mentioned above, off-street loading is 

not required for single- and two-family residences.  A waiver of such a requirement 

would not confer on the applicant any special privilege denied to others in the same 

district.   

 

5. Will the variance(s), if granted, alter the essential character of the locality? 

 

No.  The petitioned site was previously developed with a three story elementary school.    

The footprint of the proposed school is larger than that of the previous school.  If the 

applicant were to meet the required setback and off-street parking requirements and 

provide the same amount of proposed outdoor play area, it would result in a four-story 

building with a massing that would be out of character for the locality.   

 

6. Will strict adherence to the property regulations result in a demonstrable hardship 

upon the owner, as distinguished from mere inconvenience?  

 

Yes.  Strict adherence to the property regulations would result in diminished outdoor play 

area with green space around the structure that could not be easily utilized by the 

students.  The proposed footprint and off-street parking plan propose an arrangement that 

provides usable area for the students and faculty while least impacting the surrounding 

residents.  

 

7. Is the purpose of the variance based exclusively upon a desire to serve the 

convenience or profit of the property owner, or other interested party(s)? 

 

No.  The purpose of the variances are not based exclusively upon a desire to serve the 

convenience or profit of the property owner.  The applicant is proposing to rebuild an 

elementary school.  The applicant has met with the parents of the students of the school 

and the neighborhood and worked to meet the wants and needs of both, while meeting the 

operational requirements of the Recovery School District.  

 

8. Will the variance be detrimental to the public welfare, or injurious to other 

property or improvements in the neighborhood in which the property is located? 

 

No.  The proposed setbacks, waiver of thirty-nine (39) off-street parking spaces, and 

parking in the front yard area will not be detrimental to the public welfare or injurious to 

other property in the neighborhood.  The proposed setbacks will provide a footprint that 

is similar to the established development pattern.  The applicant is providing twenty-one 

(21) off-street parking spaces, thirteen (13) are located in the required front yard area.  

The potential impact of this can be mitigated through landscaping and screening.  The 

proposed elementary school will put a vacant property back into commerce.   
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9. Will the variance impair the adequate supply of light and air to adjacent property, 

substantially increase traffic congestion in the public street, increase the danger of 

fire, or endanger the public safety? 

 

No.  The adequate supply of light and air is not affected by the requested waiver.  The 

construction of an elementary will cause more people to converge on the petitioned site 

than if the use were residential.  However, this will be during peak times in the morning 

and afternoon when many people are away from their residences.  There will be no 

increase in the danger of fire or an endangerment to the public safety.     

 

Staff Recommendation 
 

Based on this report, the staff believes the request does satisfy the nine criteria as they pertain to 

the requested variances.  Therefore, the staff recommends APPROVAL the request, subject to 

the following provisos: 

 

1. Prior to the issuance of a building permit by the Department of Safety and Permits, the 

applicant shall submit site, floor, and elevation plans to the Board of Zoning Adjustments 

staff for review and approval.  These plans shall be the plans for which the building 

permit is issued. 

 

2. The applicant shall submit a lighting plan for the campus, to the staff of the Board of 

Zoning Adjustments for review and approval, including but not limited to all parking and 

service areas and play grounds located on the site.  Lighting shall not be directed towards 

adjacent residential uses.   

 

3. The applicant shall submit a signage plan to the staff of the Board of Zoning Adjustments 

for review and approval.  Signage shall not exceed the maximum permitted signage area 

of twenty-five (25) square feet, in accordance with Article 4, Section 4.6.6 Permitted 

Signs of the Comprehensive Zoning Ordinance.   

 

4. The applicant shall submit a landscaping plan indicating the following: 

 

a. One (1) street tree shall be planted for every thirty feet (30’) of the right-of-way, 

or equivalent there of.  The Department of Parks and Parkways shall review and 

approval this plan.  A copy of the approved landscaping plan shall be provided to 

the Board of Zoning Adjustment’s staff, 

b. Landscaping shall be provided for all residual areas on site not occupied by the 

elementary school, 

c. Trees shall be planted along the parameter of the outdoor play area to provide 

shade for those utilizing this area while providing an open play area for sports, 

d. The genus, species, size, location and quantity of all proposed plant materials 

within on-site and off-site, with applicable remarks and details shall be shown on 

the plans. 
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5. The applicant shall restore all sidewalks and curbs, where necessary, to the standards of 

the Department of Public Works.  

 

6. The applicant shall secure the approval of the Department of Public Works for the 

installation of any curb cuts and drop-off zones. All curb-cuts shall be no greater than 

twenty-four feet (24’) for two-way access and twelve feet (12’) for one-way access unless 

otherwise approved by the Department of Public Works and the City Planning 

Commission.   

 

7. The applicant shall secure approval from the Department of Public Works for designated 

passenger drop-off zones, re-establishing the school zone, and other necessary traffic 

safety signage. 

 

8. The applicant shall resubdivide all lots within Square 659 into one lot of record prior to 

the issuance of the Certificate of Occupancy by the Department of Safety and Permits.   

   

9. The applicant shall screen the off-street parking area and shall provide a site fencing plan 

to the staff of the Board of Zoning Adjustments for their review and approval.  A fence 

with a combination of masonry (consistent with the design materials of the structure) and 

metal shall be placed along the Palmyra Street side to screen the off-street parking area.   

 

10. The applicant shall submit a litter abatement program letter to the Department of 

Sanitation for approval and provide a copy of the letter and approval to the staff of the 

Board of Zoning Adjustments.  The letter shall be inclusive of the stated location of litter 

storage out of the public right-of-way, the type and quantity of trash receptacles, the 

frequency of litter pickup, the clearing all litter from the adjacent right-of-way, and the 

periodic hosing of the adjacent street rights-of-way, as necessary. The name and phone 

number of the school administrator shall be included in this letter to be kept on file in 

case of any violation.    

 

11. The applicant shall resubmit building elevations to the Design Advisory Committee for 

approval of the elevations prior to the issuance of a building permit.   

 

 

 

 

 

 



 

 

 

 

April 3, 2016 

Robert D. Rivers 

Executive Director, City Planning Commission 

1300 Perdido Street, 7th Floor 

New Orleans, Louisiana 70112 

RE: MCNO Opposition to Planned Development at 217 S. Rendon Street 

Dear Mr. Rivers,  

The Mid-City Neighborhood Organization (MCNO) officially opposes a planned development at 217 S. 

Rendon Street, along with all variances and conditional uses associated with the plan. This item is on 

the CPC agenda for April 12, 2016. MCNO has reviewed the current plans for the development, met with 

the owner and nearby neighbors, reviewed CZO Articles 4 and 5 pertaining to planned developments, 

considered the years-long history of this proposal, and weighed questions of neighborhood density and 

use intensity of the immediate neighborhood.  

MCNO finds that, while the planned development meets zoning density requirements, development 

under current plans multiply instead of mitigate impact on neighborhood. Parking and pavement plan 

decrease surface used for stormwater mitigation and appear to create significant pedestrian safety 

concerns for residents and students, staff, and parents at the immediately adjacent elementary school. 

Additionally, the parcel to be used for additional parking is zoned HD-RD2, requiring a conditional use to 

turn into parking. Finally, there have been no details indicated to MCNO regarding how garbage 

collection would be handled for the development.  

Nearby neighbors continue significant opposition to this project, and MCNO finds their concerns 

compelling. While the developer has engaged in parts of the NPP process with the neighbors and the 

neighborhood organization, no changes to the design have been entered into proposal in order to 

address these concerns. The nearby neighbors have a history of supporting high intensity use for Morris 

Jeff School through approval of parking variances (so the school could build playgrounds instead of 

parking) and refuse service areas. MCNO echoes this continued support for the school, with the 

understanding that such a high-intensity use as a school already puts significant stresses on 

neighborhood character that the proposed planned development would significantly exacerbate rather 

than improve.  



While examining CZO Articles 4 and 5 pertaining to planned developments, MCNO fins multiple 

inconsistencies with Planned Development Standards with the most concerning listed here:  

From Article 5:  

 5.2.E: Planned developments shall be compatible with the purpose and intent of this Ordinance 

and the Master Plan, including the character established within the place districts of the City: 

Historic Core Neighborhood Districts, Historic Urban Neighborhood Districts. 

 5.2.G: The site shall be accessible to public streets that are adequate to carry the traffic that will 

be generated by the proposed development. The streets and driveways within the proposed 

development shall be adequate to serve the uses within the development. The applicant is 

responsible for the cost and installation of any additional traffic controls and regulating devices 

that may be required. 

 5.2.H: All proposed streets, alleys, and driveways shall be adequate to serve the residents, 

occupants, visitors, or other anticipated traffic. 

 5.2.I: The pedestrian circulation system and its related walkways shall be located to provide for 

separation of pedestrian and vehicular movement and for maximum pedestrian safety. 

 5.2.J: All planned developments shall provide for acceptable design and construction of all 

utilities, roadways, parking facilities, landscape, and other site improvements, in accordance 

with the requirements of this Ordinance and the City Code. 

From Article 4:  

4.4.G Approval Standards (for planned developments) 

The City Planning Commission recommendation and City Council decision on applications for a planned 

development shall, on the basis of all information submitted, evaluate the impact of the planned 

development on the surrounding properties and neighborhoods to ensure the appropriateness of the 

planned development at a particular location and ensure that the planned development will not have 

an adverse impact on the surrounding neighborhood. The Commission and Council shall specifically 

consider the extent to which:  

1. The proposed planned development complies with the applicable standards of Article 5. 

2. The proposed planned development at the specified location is consistent with the policies 

embodied in the adopted Master Plan.  

3. The proposed planned development is compatible with and preserves the character and 

integrity of adjacent development and neighborhoods and, as required by the particular 

circumstances, includes improvements or modifications either on-site or within the public right-

of-way to mitigate development-related adverse impacts, including but not limited to:  

a. Adequate ingress and egress to property and proposed structures thereon with 

particular reference to vehicular and pedestrian safety & convenience, and access in 

case of fire.  



b. Off-street parking and loading areas, with particular reference to the extent to which 

requirements have been met, so as to place no additional burden on the 

neighborhood.  

c. Refuse and service areas.  

d. Utilities with reference to location, availability, and compatibility.  

e. Screening and buffering features to minimize visual impacts and/or set-backs from 

adjacent uses.  

f. Control of signs, if any, and proposed exterior lighting with reference to glare, traffic 

safety, economic effect, and compatibility and harmony with properties in the district.  

g. Required yards and open space.  

i. Roadway adjustments, traffic control devices or mechanisms, and access restrictions 

to control traffic flow or diver traffic as may be needed to reduce or eliminate 

development-generated traffic on neighborhood streets.  

j. The amount and location of existing impervious surface.  

 4. Any proposed variance from zoning standards meets the approval standards of Section 4.6.F 

(Emphasis added.) 

While MCNO has recently supported a planned development nearby on S. Jeff Davis Parkway, the 

differences in appropriateness for the location and the adherence to CZO standards from Articles 4 and 

5 should be evident in the critical differences in plans for 217 S. Rendon. Also, developers at the 

previous project were found to have participated in the NPP process in good faith and made changes 

specifically to address concerns of nearby neighbors and MCNO. This has not happened with 217 S. 

Rendon, which is why many of the critical initial concerns expressed by neighbors and now the 

neighborhood remain. And again, this is a group of nearby neighbors and neighborhood that has 

supported a very high-intensity use of a school because the health of the school improves the 

community at large. Additional higher density and high intensity uses in such close proximity 

considerably change the character and integrity of adjacent developments and neighborhoods.  

MCNO supports full adherence to CZO criteria when it comes to planned developments, and finds the 

planned development for 217 S. Rendon does not meet these criteria. We hope CPC will recommend 

denial of the planned development at 217 S. Rendon.  

Thank you for consideration of our input. For further information, please contact me at 504-235-2126.  

Sincerely,  

Graham Bosworth 

President, Mid-City Neighborhood Organization 






















