
   

 

   

 

City Planning Commission Meeting    CPC Deadline: 10/11/2025 

Tuesday, September 23, 2025  CC Deadline: 60 days from receipt 

                        City Council District: B – Harris 

          

STAFF REPORT 

Zoning Docket 052/25  

 

To: City Planning Commission 

 

From: Robert Rivers, Executive Director 

Stephen Kroll, Planning Administrator 

 

Prepared by: Mitchell Kogan 

 

Date: October 3, 2025 

 

GENERAL INFORMATION 

 

Applicant: Victor R. Farrugia 

Request: Conditional use to permit a parking lot (principal use) in an HU-MU Historic Urban 

Neighborhood Mixed-Use District 

Property description: Square 189, Lots 3 and 4, in the First Municipal District, bounded by 

Prytania Street, Erato Street, Camp Street, and Thalia Street 

Address: 1316 Prytania Street 

 

Description:  

 

The subject property is in an HU-MU Historic Urban Neighborhood Mixed-Use District on two 

lots of record (Lots 3 and 4, Square 189 Prytania) that forms a 7,560 square feet rectangular site 

with one frontage on Prytania Street. The site is currently undeveloped. This application is for a 

principal parking lot, which would include 20 parking spaces, including one handicap space. The 

applicant originally submitted a request to utilize three lots, those being 1300, 1306, and 1316 

Prytania Street (Lots 1-4, Square 189). However, the applicant has subsequently requested to 

reduce the amount of lots by three. 

 

A principal use, by definition, is when a parking lot is the main or primary purpose for which a 

structure or lot is designed, arranged, or intended. The definition would qualify this application as 

one for a principal parking lot. In HU-MU districts, principal parking lots are conditional uses.  

 

 

 

 

 

 

 

 

 



   

 

   

 

Figure 1: Current Condition 

 
 

Why is City Planning Commission action required? 

 

Per Article 12, Section 12.2.A (Table 12-1: Permitted and Conditional Uses), a “Parking Lot 

(Principal Use)” is deemed a conditional use in the HU-MU Historic Urban Neighborhood Mixed-

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

conditional use applications prior to City Council action, in accordance with Article 4, Section 

4.3.D.3 – Action by the City Planning Commission of the Comprehensive Zoning Ordinance. 

 

ANALYSIS  

 

Comments related to design 

  

Existing conditions 

 

The subject property is located on a site consisting of two lots of record, being Lots 3 and 4, Square 

189 on Prytania Street. The applicant has been using the site as a non-compliant parking lot.  

 

Proposed conditions 

 

The subject of this request is the development of a principal parking lot. The application proposes 

20 parking spaces, with 1 visible ADA parking space.  

 

 

  

 



   

 

   

 

Figure 2: Site Plan 

 

 
 

Base zoning district standards 

 

The petitioned site is located within the HU-MU Historic Urban Neighborhood Mixed-Use District 

and is subject to the requirements of Article 12, Section 12.3 - Site Design Standards of the 

Comprehensive Zoning Ordinance. 

 

Bulk Regulations 

Non-residential uses are exempt from minimum lot area and minimum lot width. Maximum 

building height and ground floor commercial regulations do not apply. There is a minimum 

requirement of 10% permeable open space and the stipulations set forth in the proviso below, listed 

under landscaping, will ensure this requirement is met.  

 

Minimum Yard Requirements 

No structures are proposed that would necessitate compliance with yard distances.  

 

Building Design Standards 

No buildings are proposed for the subject lot. 

 

 

 

 

 



   

 

   

 

Parking and vehicular use areas 

 

The entire lot will be reconstructed into a parking lot providing a total of 29 parking spaces. The 

parking lot is designed so vehicles can enter on Prytania St. via a two-way driveway. Cars may 

also have ingress/egress on Erato Street.  

 

Article 22, Section 22.8 establishes guidelines for the design of parking spaces. The site plan 

provided by the applicant does not show parking stall dimensions or backing space, but does 

demonstrate drive aisles that appear compliant with the applicable dimensions requirements. If the 

application is recommended for approval, it should be subject to the following proviso: 

 

• The plans submitted to the City Planning Commission for final approval shall show 

adherence to applicable vehicle parking design regulations of Article 22, Section 22.8 of 

the Comprehensive Zoning Ordinance 

 

Landscaping 

 

The proposal includes landscaping which appears in compliance with Article 23, Section 23.7. 

However, staff would note that the plan appears to be missing a buffer yard that is adjacent to 

residential zoning (Section 23.8) as shown below: 

 

 
 

 

 

If the application is recommended for approval, it should be subject to the following provisos: 



   

 

   

 

 

• The plans submitted to the City Planning Commission for final approval shall include a 

landscaping plan that complies with Article 23, Section 23.3.B of the Comprehensive 

Zoning Ordinance. The landscape plan shall be prepared by a licensed Louisiana landscape 

architect. This landscape plan shall indicate the following:  

o 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;  

o compliance with all applicable landscape regulations in Article 23 and elsewhere 

in the Comprehensive Zoning Ordinance including parking lot landscaping in 

Article 23, Section 23.7 and Article 23, Section 23.9. 

• The plans submitted to the City Planning Commission for final approval shall be revised 

to demonstrate compliance with buffer yard requirements as well as providing landscape 

islands at the end of every row Per Section 23.8 and 23.7.C, respectively. 

 

Use standards 

 

Article 20, Section 20.3.OO of the Comprehensive Zoning Ordinance describes the use standards 

for principal parking lots, which are listed below in italics: 

 

All parking structures and parking lots are subject to the parking design standards of Article 22. 

In addition, parking structures and parking lots are subject to the following standards. All parking 

lots and parking structures with greater than 10 spaces are required to construct 1 space or 5% 

of all spaces, whichever is greater, with installed electric vehicle charging stations. 

 

All parking lots shall meet the following requirements: 

a. The parking lot shall be used solely for the parking of passenger vehicles for periods of 

less than one (1) day and cannot be used as an off-street loading area. 

b.   No sale, display, repair, or service of any kind is permitted in any parking lot. 

c.  Signs shall comply with the regulations of Section 24.12, or for Historic Core Districts, 

Section 24.13. 

d.  No buildings other than those for shelter of attendants or payment kiosks are permitted 

in a parking lot. The allowable shelters shall not exceed ten (10) feet in height and fifty 

(50) square feet in area. 

e.  The parking lots shall be screened and landscaped in accordance with the requirements 

of Article 23. 

f.  The parking lot shall be kept free from refuse and debris. All landscape shall be 

maintained in a healthy growing condition. 

g. Parking lots in the VCS or VCS-1 Districts are conditional uses on existing vacant lots 

only. 

h. A parking lot shall submit a security and operation plan, to be reviewed by the Director 

of Safety and Permits, and all other relevant City agencies, with the following: 

i. The parking lot shall provide exterior security cameras, the location of which 

shall be indicated in the plan. 

ii. Security and operation plans may be revised by the property owner or licensed 

operator. New plans shall be resubmitted for approval. 

 



   

 

   

 

 

Staff has already recommended a proviso regarding the required adherence to Article 22. 

Additionally, based on the total number of parking spaces proposed, the applicant is required to 

provide one electric vehicle charging station. Consequently, if the application is recommended for 

approval, it should be subject to the following proviso:  

 

The plans submitted to the City Planning Commission for final approval shall show the installation 

of one electrical vehicle charging station, in accordance with Article 20, Section 20.3.00 of the 

Comprehensive Zoning Ordinance.  

 

Anticipated impact on surrounding land uses 

The proposed use would increase activity, noise and traffic at the specific site, but it would reduce 

parking pressure on the overall neighborhood. The site would service. To prevent unsightliness 

and reduce the noise from the parking lot on the surrounding residential uses, the applicants must 

comply with landscape requirements which will reduce negative impacts. The proposed use as a 

parking lot is generally compatible with the surrounding properties and the mixed-use character of 

the area.  

 

Evaluation of approval standards 

The City Planning Commission recommendation and the City Council decision on applications for 

a conditional use shall, on the basis of all information submitted, evaluate the impact of the 

conditional use on and the compatibility of the use with surrounding properties and neighborhoods 

to ensure the appropriateness of the use at a particular location. The Commission and Council are 

required to specifically consider the extent to which the proposed use meets the approval standards 

contained in Article 4, Section 4.3.F Approval Standards of the Comprehensive Zoning 

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

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



   

 

   

 

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

Master Plan. 

 

This standard is met. The Home Rule Charter of the City of New Orleans requires all land use 

actions to be consistent with the Master Plan. A land use action is consistent with the Plan for the 

21st Century, commonly known as the Master Plan, if it furthers, or at least does not interfere with, 

the goals, policies, and is compatible with the proposed future uses, densities, and intensities 

designated in the Land Use Element of the Plan.  “Chapter 13: Land Use Plan” of the Master Plan 

designates on the Future Land Use Map (FLUM) of the petitioned site as “MUM Mixed Use 

Medium Density.” The goal, range of uses, and development character for that designation are 

copied below.  

 

MIXED USE MEDIUM DENSITY 

 

Goal: Create medium-density neighborhood centers to enhance walkability and serve as 

focal points within neighborhoods. Proximity to transit encouraged. 

 

Range of Uses: Medium-density single-family, two-family and multifamily residential 

and commercial uses. Limited light industrial uses (small food manufacturers, craft and 

value added industry and passive warehousing and storage) may be allowed in some areas. 

Agricultural, stormwater management, and supporting public recreational and community 

facilities are allowed. Transit and transportation facilities are allowed. 

 

Development Character: Height, mass and density of new development varied to ensure 

proper transitions to surrounding lower density residential neighborhoods. Many 

structures will feature ground floor retail with residences on upper floors. Allow the 

adaptive reuse of historic non-residential structures with densities higher than the 

surrounding neighborhood through the planned development process. Allow higher 

residential densities when a project is providing significant public benefits such as long-

term affordable housing. Incorporate risk reduction and adaptation strategies in the built 

environment. 

 

As described above, the MUM designation is intended for medium-density single-family, two-

family and multifamily residential and commercial uses.  A principal parking lot is a commercial 

use that is not disallowable under the Master Plan and therefore not inconsistent.  

 

The proposed use is consistent with the general purpose and intent of the applicable zoning 

district regulations. 

 

This standard is met. The site is located within an HU-MU Historic Urban Neighborhood Mixed-

Use which is described below:  

 

The HU-MU Neighborhood Mixed-Use District is intended for areas of mixed-use development 

that are close to residential neighborhoods. The district regulations are designed to encourage 

mixed-use areas that are compatible with adjacent or nearby land uses and pedestrian-oriented in 

character. 

 



   

 

   

 

 

The HU-MU district allows for development that is compatible with adjacent land uses. The 

proposed parking lot is an extension of the parking lot that already exists. Additionally, the intent 

is for people to walk from the parking lot to the facility, necessitating a design that is pedestrian 

oriented. 

 

The proposed use meets all standards specifically applicable to the use as set forth in Article 20 

and all environmental performance standards of Section 21.3. 

 

This standard is met. Staff has proposed provisos that ensure adherence to the use standards 

stipulated in Article 20 for principal parking lots, and the developer will comply with the 

environmental performance standards of Article 21, Section 21.3 of the Comprehensive Zoning 

Ordinance.  

 

The proposed use 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 met. The abandoned site borders both residential and commercial uses and the 

applicant is complying or will comply with the standards for parking lot design to ensure proper 

buffering for the adjacent residential properties. The project will put an abandoned lot into 

commerce which would have a positive impact for the community in regard to street parking.   

 

Any variance of zoning standards meets the approval standards of Section 4.6.F. 

 

This standard is not applicable; no variances are required for this accessory use.  

 

The proposed use is not materially detrimental to the public health, safety, and welfare, or 

results in material damage or prejudice to other property in the vicinity. 

 

This standard is met. The proposal would return an abandoned site to use which would have a 

positive impact to the neighbors and the broader community. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



   

 

   

 

 

STAFF RECOMMENDATION 

 

The staff recommends APPROVAL of Zoning Docket 052/25 subject to seven (7) provisos: 

 

Provisos 

 

1. 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 4.3H of the Comprehensive 

Zoning Ordinance will void the conditional use approval. 

 

2. The applicant shall consolidate the lots associated with the site into a single lot of record 

through the City Planning Commission. The applicant shall submit a complete application 

for the resubdivision prior to City Planning Commission sign-off on final plans. The 

approved subdivision shall be recorded with the Clerk of Civil District Court’s Land 

Records Division prior to the issuance of a Certificate of Occupancy by the Department of 

Safety and Permits. 

 

3. The plans submitted to the City Planning Commission for final approval shall show 

adherence to applicable vehicle parking design regulations of Article 22, Section 22.8 of 

the Comprehensive Zoning Ordinance 

 

4. The plans submitted to the City Planning Commission for final approval shall include a 

landscaping plan that complies with Article 23, Section 23.3.B of the Comprehensive 

Zoning Ordinance. The landscape plan shall be prepared by a licensed Louisiana landscape 

architect. This landscape plan shall 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;  

b. compliance with all applicable landscape regulations in Article 23 and elsewhere 

in the Comprehensive Zoning Ordinance including parking lot landscaping in 

Article 23, Section 23.7 and Article 23, Section 23.9. 

 

5. The plans submitted to the City Planning Commission for final approval shall be revised 

to demonstrate compliance with buffer yard requirements as well as providing landscape 

islands at the end of every row Per Section 23.8 and 23.7.C, respectively. 

 

6. All parking lots shall meet the following requirements: 

a. The parking lot shall be used solely for the parking of passenger vehicles for periods 

of less than one (1) day and cannot be used as an off-street loading area. 

b. No sale, display, repair, or service of any kind is permitted in any parking lot. 

c. Signs shall comply with the regulations of Section 24.12, or for Historic Core 

Districts, Section 24.13. 



   

 

   

 

d. No buildings other than those for shelter of attendants or payment kiosks are 

permitted in a parking lot. The allowable shelters shall not exceed ten (10) feet in 

height and fifty (50) square feet in area. 

e. The parking lots shall be screened and landscaped in accordance with the 

requirements of Article 23. 

f. The parking lot shall be kept free from refuse and debris. All landscape shall be 

maintained in a healthy growing condition. 

g. Parking lots in the VCS or VCS-1 Districts are conditional uses on existing vacant 

lots only. 

h. A parking lot shall submit a security and operation plan, to be reviewed by the 

Director of Safety and Permits, and all other relevant City agencies, with the 

following: 

i. The parking lot shall provide exterior security cameras, the location of 

which shall be indicated in the plan. 

ii. Security and operation plans may be revised by the property owner or licensed 

operator. New plans shall be resubmitted for approval. 

 

7. The plans submitted to the City Planning Commission for final approval shall show the 

installation of one electrical vehicle charging station, in accordance with Article 20, 

Section 20.3.00 of the Comprehensive Zoning Ordinance.  

  

CITY PLANNING COMMISSION MEETING (September 23, 2025) 

The staff summarized the application and presented its recommendation of approval.  The 

Commission received comments from the applicant as well as a neighbor speaking in support of 

the request.  

 

There was general discussion among the Commission, with a question specifically about the 

original proviso #2 which read “The applicant shall consolidate the lots associated with the site 

into a single lot ofrecord through the City Planning Commission. The applicant shall submit a 

complete application for the resubdivision prior to City Planning Commission sign-off on final 

plans. The approved subdivision shall be recorded with the Clerk of Civil District Court’s Land 

Records Division prior to the issuance of a Certificate of Occupancy by the Department of Safety 

and Permits.” The CPC had questioned whether or not this proviso was necessary, as the applicant 

stated that their intent was to utilize the parking lot as interim use. Commissioner Brown 

subsequently made a motion to approve with the removal of said proviso #2, with a second by 

Commissioner Flick. 

 

MOTION: 

 

BE IT MOVED BY THE CITY PLANNING COMMISSION THAT ZONING DOCKET 052/25 

IS HEREBY RECOMMENDED FOR APPROVAL SUBJECT TO SIX (6) PROVISOS. BE IT 

FURTHER MOVED THAT THE EXECUTIVE DIRECTOR IS HEREBY AUTHORIZED TO 

NOTIFY THE CITY COUNCIL OF SAID ACTION. 

 

 

 

 



   

 

   

 

Provisos 

 

1. 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 4.3H of the Comprehensive 

Zoning Ordinance will void the conditional use approval. 

 

2. The plans submitted to the City Planning Commission for final approval shall show 

adherence to applicable vehicle parking design regulations of Article 22, Section 22.8 of 

the Comprehensive Zoning Ordinance 

 

3. The plans submitted to the City Planning Commission for final approval shall include a 

landscaping plan that complies with Article 23, Section 23.3.B of the Comprehensive 

Zoning Ordinance. The landscape plan shall be prepared by a licensed Louisiana landscape 

architect. This landscape plan shall 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;  

b. compliance with all applicable landscape regulations in Article 23 and elsewhere 

in the Comprehensive Zoning Ordinance including parking lot landscaping in 

Article 23, Section 23.7 and Article 23, Section 23.9. 

 

4. The plans submitted to the City Planning Commission for final approval shall be revised 

to demonstrate compliance with buffer yard requirements as well as providing landscape 

islands at the end of every row Per Section 23.8 and 23.7.C, respectively. 

 

5. All parking lots shall meet the following requirements: 

a. The parking lot shall be used solely for the parking of passenger vehicles for periods 

of less than one (1) day and cannot be used as an off-street loading area. 

b. No sale, display, repair, or service of any kind is permitted in any parking lot. 

c. Signs shall comply with the regulations of Section 24.12, or for Historic Core 

Districts, Section 24.13. 

d. No buildings other than those for shelter of attendants or payment kiosks are 

permitted in a parking lot. The allowable shelters shall not exceed ten (10) feet in 

height and fifty (50) square feet in area. 

e. The parking lots shall be screened and landscaped in accordance with the 

requirements of Article 23. 

f. The parking lot shall be kept free from refuse and debris. All landscape shall be 

maintained in a healthy growing condition. 

g. Parking lots in the VCS or VCS-1 Districts are conditional uses on existing vacant 

lots only. 

h. A parking lot shall submit a security and operation plan, to be reviewed by the 

Director of Safety and Permits, and all other relevant City agencies, with the 

following: 



   

 

   

 

i. The parking lot shall provide exterior security cameras, the location of 

which shall be indicated in the plan. 

ii. Security and operation plans may be revised by the property owner or licensed 

operator. New plans shall be resubmitted for approval. 

 

6. The plans submitted to the City Planning Commission for final approval shall show the 

installation of one electrical vehicle charging station, in accordance with Article 20, 

Section 20.3.00 of the Comprehensive Zoning Ordinance.  

 

 

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

NAYS:  Joshi-Gupta 

ABSENT:  Steeg 



mskogan
Contractor












































	001 - ZD052-25 Report 10.3.25
	002 - ZD052-25 Sanborn Map
	003 - ZD052-25 Survey
	004 - ZD052-25 Site Plan
	005 - ZD052-25 Application and NPP Docs
	006 - ZD052-25 Speaker Card

