
1 
 

Gert Town Community Workshop 

Neighborhood Participation in Land Use and Zoning Decisions 

 

 

How to Participate in Land Use and Zoning Decision 

 

The idea for this workshop came about when thinking about how to engage residents in Xavier 

University’s rezoning request in the Gert Town neighborhood. In order to be engaged, you need a basic 

understand of land use and zoning and need to know about the process to know where you can provide 

your input. Hopefully this training will provide that information for you. 

 

At Thursday’s City Council meeting the Council voted 7 to 0 in favor of Xavier’s rezoning request. This 

approval rezoned 13 properties owned by Xavier University to RM-4. Through the course of this 

presentation, we will go through what the rezoning means, what could have been done different, future 

opportunities for greater public participation in rezoning requests, and additional advocacy 

opportunities to hold Xavier University accountable. 

 

 

Zoning Background 

 

What is Zoning? – Zoning regulates property. The entire City is divided into a number ‘zones.’ Each zone 

has its own set regulations that guides the allowed uses of the properties, the density or number of 

units allowed, the building heights, sizes, setbacks from property lines, and development standards.  

Zoning Districts in New Orleans includes Single Family Residential (RS-1, 2, 3, or 4), Two Family 

Residential (RD-1, 2, 3, or 4), Multifamily Residential (RM-1, 2, 3, or 4), General Office (GO), 

Neighborhood Business (B-1, or 2), General Commercial (C-1 or 2), Light Industrial (LI), Mixed Use (MU-

A), and many more. 

 

How do I find the zoning of a Property? – Zoning Data is available online at the City Planning 

Commission’s website. Go to cpc.nola.gov to the Planning and Zoning Lookup Tool or directly at 

http://gis.nola.gov/apps/planningviewer/ . You can also go to the One Stop Shop/City Planning 

Commission’s Office on the 7th floor of City Hall. 

 

Now that I know the zoning of the property, how do I find the zoning regulations? – The zoning 

regulations, called the Comprehensive Zoning Ordinance or the CZO, are also available at the 7th floor of 

City Hall and online at cpc.nola.gov at the Current CZO tab or directly to this link: 

http://new.nola.gov/city-planning/current-comprehensive-zoning-ordinance/  

 

cpc.nola.gov
http://gis.nola.gov/apps/planningviewer/
file:///C:/Users/Nicholas%20J%20Kindel/Documents/NOLA%20CPP/CBNO-CPP/Pilot%20Projects/Gert%20Town/cpc.nola.gov
http://new.nola.gov/city-planning/current-comprehensive-zoning-ordinance/
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Figure: Gert Town/Xavier University Zoning (from CPC Zoning Lookup Tool) 

 

 

City Planning Commission Review Processes 

 

Sometime when a developer or a property or business owner goes to the Department of Safety and 

Permits, they find out what they want to requires more than just a building permit. This requires a land 

use application and review by either the City Planning Commission (CPC) or the Board of Zoning 

Adjustments (BZA).   

 

City Planning Commission (CPC) – The most common types of reviews by the CPC are Zoning Changes 

and Conditional Uses. We will have more information on Zoning Changes and Conditional Uses below.  

Here is an outline of the CPC review process: 

 A property owner submits an application 

 The application is scheduled for a hearing before the Planning Commission 

 Notice is sent to properties located along the same block face 

 A public hearing takes place before the City Planning Commission, and CPC votes on a 

recommendation 
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 City Council votes on final decision 

 

Board of Zoning Adjustments (BZA) – The most common types of review by the BZA are Zoning Variances 

and Non-conforming Use appeals. Zoning variances are when the property owner wants to ‘vary’ from 

the standard in the zoning code (less parking spaces than required, a smaller building setback than is 

required, or creating a lot that is not large enough). Non-conforming uses are properties whose use is 

‘grandfathered’ because it existing prior to the current zoning requirements. These uses can remain 

unless the use is discontinued for 6 months or more. If Safety and Permits says that the property has lost 

its non-conforming use status, then that decision can be appealed to the BZA. Here is the BZA review 

process: 

 Property owner submits an application  

 A public hearing is scheduled before the Board of Zoning Adjustments 

 Notice is sent only to the next door neighbors 

 A public hearing takes place, and the Board of Zoning Adjustments makes the final decision 

 Decision are appealed to the Courts (not City Council) 

 

 

Zoning Change vs. Conditional Use 

 

Because of the Xavier University proposal, we will focus on two particular land use application types that 

commonly go before City Planning, zoning changes and conditional uses.  

 

Zoning Change – A zoning change is when the property owner want to change the zoning for his or her 

property from one zone to another. This requires review by the City Planning Commission and final 

approval by the City Council. In order to approve a zoning change, CPC does the following analysis: 

 What is the impact of the proposed zoning change on the transportation system, if any? 

 What is the effect on rezoning on the adjacent land uses? 

 Would the rezoning request be a ‘spot zone’ (It would be the only property in area with that 

particular zoning)? 

 Is the proposed zoning change consistent with the Master Plan? In 2010, the City approved a 

Master Plan ‘with the force of law,’ meaning that the zoning must be consistent with the Future 

Land Use Map (FLUM) in the Master Plan. The Master Plan and FLUM can be found on 

cpc.nola.gov under the Master Plan tab or at http://new.nola.gov/city-planning/master-plan/ . 

The FLUM for PD 4 is available here: http://new.nola.gov/getattachment/7cd2b5b3-1c2e-48fa-

a61a-eccc1f46dbda/District-4_062210_adopted_11x17/  

 

Conditional Use Permit – In each zoning district, three types of uses are listed: Permitted uses (allowed 

in any circumstance), Prohibited uses (not allowed at all), and Conditional Uses. Conditional uses are 

those that could have a negative impact on surrounding properties, so the City can attach certain 

‘conditions’ to the development to help mitigate any negative impact on the surrounding community. 

Depending on the proposed project, the conditions could be anything from limited hours of operation, 

cpc.nola.gov
http://new.nola.gov/city-planning/master-plan/
http://new.nola.gov/getattachment/7cd2b5b3-1c2e-48fa-a61a-eccc1f46dbda/District-4_062210_adopted_11x17/
http://new.nola.gov/getattachment/7cd2b5b3-1c2e-48fa-a61a-eccc1f46dbda/District-4_062210_adopted_11x17/
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improved lighting, landscaping requirement, construction of a buffer (fence, wall, setback, or 

landscaping) between uses, or many other conditions. Therefore, the Conditional Use Permit process is a 

good way to address specific concerns about a proposed development. 

 

Zoning Change vs. Conditional Use Permit – The difference between a zoning change and a Conditional 

Use Permit is that the Planning Commission and City Council cannot place any conditions on a zoning 

change, only a Conditional Use Permit. When a zoning change is approved, the property owner can 

develop anything that is permitted in the zoning district. In a conditional use process, the property 

owner is applying for a specific project and the City can place certain conditions on that development. 

 

 

Xavier University Proposal 

 

Xavier University’s initial request was to rezone 17 parcels that it owned from RD-2 (Two Family 

Residential), C-1, and C-1A (General Commercial) to RM-4 (Multi-family Residential). The purposed RM-4 

District is the zoning district that is intended for university campuses. If the rezoning is approved, then 

all university uses would be allowed by right and would require no additional review. Under the current 

zoning, university uses is not allowed in the C-1A zoning and it is a conditional use in the C-1 and RD-2 

zones.  

 

 
Figure: Subject properties of the Xavier University rezoning request 
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After the City Planning Staff did its analysis, it determined that the proposed zoning change from C-1A to 

RM-4 was inconsistent with the Master Plan for parcels 1, 2, 7, and 9. The rezoning of the remaining 13 

parcels is consistent with the Master Plan. The City Planning staff recommending approval of rezoning 

13 parcels (not parcels 1, 2, 7, and 9). Xavier University agreed with this analysis and removed parcels 1, 

2, 7, and 9 from the rezoning request. This was the recommendation the City Planning Commission 

made and the City Council adopted. 

 

With City Council granting the rezoning request, Xavier University will be allowed to develop university 

uses on these 13 properties “by right.” By right means that it is a permitted use, which will not require 

any further review by the City Planning Commission, the City Council, or the community. University uses 

can be anything from educational buildings, dormitories, a student union, fraternities, a hotel, a 

recreation center, a power plant, and/or a football stadium (as with Tulane University). 

 

Since this rezoning request was approved, there are no more opportunities to provide input into the 

future development of these 13 Xavier owned properties. Currently, the only requirement for university 

campuses is that they provide a campus parking plan to the City Planning Commission. The City currently 

does not have any say over university’s campus plans. 

 

 

Remaining Opportunity for Input/Advocacy 

 

In the current process, there are a few opportunities to provide your input on a proposed development. 

Here are the points where you can provide your input: 

 Written comments to the City Planning Commission up to one week prior to the public hearing 

 Two minute statement before the City Planning Commission at the public hearing, which takes 

place on Tuesday afternoons, during the work day 

 Written comments to the City Council 

 Two minute statement before the City Council just prior to the vote, although sometimes City 

Council limits the number of speakers on each side of an issue (City Council meets on Thursdays) 

 

All of these opportunities to provide input have past. The only things that could stop the rezoning 

request from going through is a veto by the Mayor (which is highly unlikely and which Council could 

override) or a lawsuit in the courts. If you want to let City Council know what you thought of their vote, 

here is the link to all of the City Council contact information (also included at the end of this document): 

http://www.nolacitycouncil.com/meet/meet.asp?id=45   

 

Ideas for Advocacy 

 

With City Council approval, there is little that can be done with the current rezoning request. Here are a 

few things that could have been considered in the rezoning request and future ways to hold Xavier 

University accountable: 

http://www.nolacitycouncil.com/meet/meet.asp?id=45
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 A Conditional Use Permit application is the only process when you can put any conditions of 

approval for the proposed development. 

 Consider which properties you want to make sure go through a Conditional Use process 

(properties that are likely to be developed) and which one are not as important to go through 

the process because they are already developed. 

 There are 4 properties that were denied the zoning change from C1-A to the proposed RM-4 

because the zone was not consistent with the Master Plan. Consider how you will work with 

Xavier University on the future development of these four properties. 

 Look for opportunities in the proposed new Comprehensive Zoning Ordinance (CZO) to hold 

Xavier University accountable. 

 

 

Proposed Changes with Neighborhood Participation Program (NPP) 

 

The City is about to approve changes that would drastically improve notice and the opportunity to 

provide input on proposed land use and zoning applications. Last summer, the City Planning Commission 

approved its Neighborhood Participation Plan (NPP). On Thursday, May 2, the NPP (and the 

corresponding changes in the text of the CZO) will go before City Council for final approval. 

 

The NPP has two major components. First, is improved and increased notice to surrounding residents 

and neighborhood groups. Right now, notice is just given to properties on the same block face as the 

subject property. In some cases, only the next door neighborhoods are given notice. The NPP will 

require that all of the property owners and residents within 300 or 600 feet (depending on the size of 

the project) will get notified. Signs will be place on the subject property. For the first time, neighborhood 

associations will receive notice of proposed nearby developments. 

 

Second, the developer will be required to meet with adjacent residents and neighborhood associations 

prior to submitting their application to the City Planning Commission. By requiring this meeting early in 

the process, it makes it much easier for the developer to identify and address legitimate community 

concerns. After the meeting, the developer will be required to report back to the Planning Commission 

about the neighborhood’s concerns and how he or she is addressing those concerns. Right now, there is 

no requirement for the developer and the community to meet. If there is a meeting, it is usually near 

the end of process when the City Planning Commission or City Council is about to make a decision (like 

in the Xavier University rezoning case).  

 

The NPP is a major step forward for resident engagement in New Orleans. If approved by City Council on 

May 2, it should begin implementation within a couple of months. More information is available under 

the NPP tab on City Planning’s website: http://new.nola.gov/city-planning/neighborhood-participation-

program/ and the complete NPP report is available at this link: http://new.nola.gov/getattachment/City-

Planning/Neighborhood-Participation-Program/NPP-DOCUMENT-adopted-7-30-12.pdf/  

 

http://new.nola.gov/city-planning/neighborhood-participation-program/
http://new.nola.gov/city-planning/neighborhood-participation-program/
http://new.nola.gov/getattachment/City-Planning/Neighborhood-Participation-Program/NPP-DOCUMENT-adopted-7-30-12.pdf/
http://new.nola.gov/getattachment/City-Planning/Neighborhood-Participation-Program/NPP-DOCUMENT-adopted-7-30-12.pdf/
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Future Advocacy: Comprehensive Zoning Ordinance Update 

 

 
 

The City Planning Commission is currently working on a complete overhaul of the entire zoning code. 

This update to the Comprehensive Zoning Ordinance (CZO) will include changes to the types of zoning 

districts and their location on the zoning map. For example, universities will no longer be in the RM-4 

Multi-family residential zone, and instead they will be located in a new Educational Campus (EC) district. 

 

The City Planning Commission is working on the latest draft of the CZO, which will likely be released to 

the public in May or June. The City Planning Commission will then get public input on the latest draft, 

with the goal of approving the new CZO by the end of the year. With the new CZO, there will be 

opportunities to advocate for the Gert Town community and to potentially hold Xavier more 

accountable: 

 

 Look at the proposed zoning for the neighborhood and make sure that this zoning corresponds 

with the community’s vision  

 Check to make sure that the new Educational Campus (EC) zoning for Xavier does not include 

properties that are zoned for RM-4 in the current zoning 

 One proposed component of the new CZO, is that Universities will be required to get City 

Planning and City Council approval of their General Development Plan. Therefore, it would be 

useful for Gert Town to advocate for a strong requirement for review of the University’s General 

Development Plan. It is not clear if they will be required to submit a General Development Plan 

when the new CZO is adopted (this is another advocacy opportunity). 

 The EC zone will require “transitions between the campus and adjacent neighborhoods.” This 

will require the use of screening and buffers to lessen the impact of the campus on the nearby 

neighborhoods. 

 

The current draft of the proposed requirements for the Educational Campus zone can be found in Article 

15 of the proposed draft CZO: http://new.nola.gov/getattachment/9d63111a-ad33-4bc8-9653-

8c1fe11e3a8d/Art15-Destination-LOW/  

 

http://new.nola.gov/getattachment/9d63111a-ad33-4bc8-9653-8c1fe11e3a8d/Art15-Destination-LOW/
http://new.nola.gov/getattachment/9d63111a-ad33-4bc8-9653-8c1fe11e3a8d/Art15-Destination-LOW/
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Figure: Proposed Zoning in the CZO Draft for the Gert Town area. The black and blue lines and text 

represent the proposed zoning (if multiple zones, are listed, City Planning is still trying to decide the 

zoning). 

 

Information on the proposed CZO, is available on the City Planning Commission’s website: 

http://new.nola.gov/city-planning/ go to the Draft Comprehensive Zoning Ordinance (CZO) tab, or you 

can access it directly from here: http://new.nola.gov/city-planning/comprehensive-zoning-ordinance/  

 

The draft CZO text is at this link: http://new.nola.gov/city-planning/draft-comprehensive-zoning-

ordinances-%28czo%29/full-czo-text/  - The draft CZO map for Gert Town (Planning District 4) is 

available here: http://new.nola.gov/getattachment/f272be44-0e81-400e-8355-9dc051c76bb0/Draft-

Zoning-Map-072211-District-4/  

 

 

  

http://new.nola.gov/city-planning/
http://new.nola.gov/city-planning/comprehensive-zoning-ordinance/
http://new.nola.gov/city-planning/draft-comprehensive-zoning-ordinances-%28czo%29/full-czo-text/
http://new.nola.gov/city-planning/draft-comprehensive-zoning-ordinances-%28czo%29/full-czo-text/
http://new.nola.gov/getattachment/f272be44-0e81-400e-8355-9dc051c76bb0/Draft-Zoning-Map-072211-District-4/
http://new.nola.gov/getattachment/f272be44-0e81-400e-8355-9dc051c76bb0/Draft-Zoning-Map-072211-District-4/
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City Council Contact Information 

 

President 

Stacy Head 

City Hall, Room 2W40 

1300 Perdido Street 

New Orleans, LA 70112 

Phone: (504) 658-1060 

Fax: (504) 658-1068 

shead@nola.gov 

 

Vice President 

Jacquelyn Brechtel Clarkson 

City Hall, Room 2W50 

1300 Perdido Street 

New Orleans, LA 70112 

Phone: (504) 658-1070 

Fax: (504) 658-1077 

jbclarkson@nola.gov 

 

District "A" 

Susan G. Guidry 

City Hall, Room 2W80 

1300 Perdido Street 

New Orleans, LA 70112 

Phone: (504) 658-1010 

Fax: (504) 658-1016 

sgguidry@nola.gov 

  

District "B" 

LaToya Cantrell 

City Hall, Room 2W10 

1300 Perdido Street 

New Orleans, LA 70112 

Phone: (504) 658-1020 

Fax: (504) 658-1025 

lcantrell@nola.gov

District "C" 

Kristin Gisleson Palmer 

City Hall, Room 2W70 

1300 Perdido Street 

New Orleans, LA 70112 

Phone: (504) 658-1030 

Fax: (504) 658-1037 

kgpalmer@nola.gov 

  

District "D" 

Cynthia Hedge-Morrell 

City Hall, Room 2W20 

1300 Perdido Street 

New Orleans, Louisiana 70112 

Phone: (504) 658-1040 

Fax: (504) 658-1048 

chmorrell@nola.gov 

  

District "E" 

James Austin Gray II 

City Hall, Room 2W60 

1300 Perdido Street 

New Orleans, LA 70112 

Phone: (504) 658-1050 

Fax: (504) 658-1058 

jagray@nola.gov  

 

 

  

mailto:shead@nola.gov
mailto:jbclarkson@nola.gov
mailto:sgguidry@nola.gov
mailto:lcantrell@nola.gov
mailto:kgpalmer@nola.gov
mailto:chmorrell@nola.gov
mailto:jagray@nola.gov
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City Planning Commission Resources and Contact Information 

 

City Planning Commission 

City Hall  

1300 Perdido Street, 7th Floor 

New Orleans, LA 70112 

(504) 658-7033 

 

cpc.nola.gov  

cpcinfo@nola.gov 

 

Yolanda Rodriguez, Executive Director: ywrodriguez@nola.gov  

 

Meeting Notices CPC: Paul Cramer at pcramer@nola.gov  

Meeting Notices BZA: Derek Sheerer at disheerer@nola.gov  or Misty Owens at mdowens@nola.gov  

 

Permit Database: https://onestopapp.nola.gov/search.aspx  

One Stop Shop Website: http://new.nola.gov/onestop/  

 

Calendar: http://new.nola.gov/city-planning/calendar/  

Meeting Agenda, Videos, and Staff Reports: http://cityofno.granicus.com/ViewPublisher.php?view_id=2  

 

Planning & Zoning Lookup Tool: http://new.nola.gov/onestop/planning-and-zoning-lookup-tool/  

Master Plan: http://new.nola.gov/city-planning/master-plan/  

Current Zoning Code: http://new.nola.gov/city-planning/current-comprehensive-zoning-ordinance/  

Draft Zoning Code: http://new.nola.gov/city-planning/comprehensive-zoning-ordinance/  

 

Neighborhood Participation Program: http://new.nola.gov/city-planning/neighborhood-participation-

program/ 

http://new.nola.gov/city-planning/
mailto:cpcinfo@nola.gov
mailto:ywrodriguez@nola.gov
mailto:pcramer@nola.gov
mailto:disheerer@nola.gov
mailto:mdowens@nola.gov
https://onestopapp.nola.gov/search.aspx
http://new.nola.gov/onestop/
http://new.nola.gov/city-planning/calendar/
http://cityofno.granicus.com/ViewPublisher.php?view_id=2
http://new.nola.gov/onestop/planning-and-zoning-lookup-tool/
http://new.nola.gov/city-planning/master-plan/
http://new.nola.gov/city-planning/current-comprehensive-zoning-ordinance/
http://new.nola.gov/city-planning/comprehensive-zoning-ordinance/
http://new.nola.gov/city-planning/neighborhood-participation-program/
http://new.nola.gov/city-planning/neighborhood-participation-program/

