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City Planning Commission

Staff Report

Tuesday, July 8, 2025

Zoning Docket 033-25

Prepared by: Haley Webb

Date: 7/9/2025

Deadline for CPC action: 9/6/2025

CC Deadline: 60 days from receipt

City Council District: B - Harris

Applicant: Ombra NOLA, LLC

Request: Conditional use to permit a bar in a CBD-6 Urban Core Neighborhood Intensity Mixed-Use 

District 

Property Description: Square 51, Lot 35 or 48, in the First Municipal District, bounded by Andrew Higgins 

Drive, South Diamond Street, South Peters Street, and Tchoupitoulas Street

Address(es): 325 Andrew Higgins Drive

Description

The subject site, located along Andrew Higgins Drive between Tchoupitoulas Street and S Peters Street, is 

comprised of one lot that totals approximately 1,258 square feet of total lot area. The applicants propose 

to renovate the entirety of the building, including the roof, equaling 2,354 square feet of floor area. The 

first floor of the building will include 1,177 square feet of usable space, while the roof will create 640 

square feet of usable space and 257 square feet of utility space. 

The bar requires a conditional use as the site is in a CBD-6 Urban Core Neighborhood Intensity Mixed-Use 

District, which allow such uses only as conditional uses.

Figure 1: Zoning Map

Subject Property
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Figure 2: Proposed First Floor Plan

Figure 2: Proposed Roof Plan
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Figures 3 and 4: Proposed Elevations
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Reason for Commission Review

Per Article 17, Section 17.3.A (Table 72-1: Permitted and Conditional Uses), a Bar is deemed a conditional 

use in the CBD-6 Urban Core Neighborhood Intensity 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

Use Standards

Bars are subject to the use standards in Article 20, Section 20.3.G of the Comprehensive Zoning 

Ordinance. Staff recommends the following proviso, which reiterates those standards:

 In Accordance with Article 20, Section 20.3.G of the Comprehensive Zoning Ordinance, the 

applicant shall meet the following standards:

1.  A bar 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:

a. For bars with an outdoor component, the plan shall include provisions regarding how 

the facility will control the sales of alcoholic beverages to ensure consumption on-

premises.

b. The bar shall provide exterior security cameras, the location of which shall be indicated 

in the plan.

2.  A bar shall submit a noise abatement plan, to be reviewed by the Director of Safety and Permits, 

and all other relevant City agencies. 

3. On-site winery, micro-brewing and micro-distillery facilities are allowed in bars. If a bar contains 

a winery, brewery or distilling facility on-site, a floor plan indicating the area reserved for wine-

making, brewing or distilling shall be submitted along with a description of the facility and 

capacity.

4.  Bars shall submit a summary of the number and location of places of worship, educational 

facilities, and parks and playgrounds within three-hundred (300) feet of the proposed location.

5.  Unless otherwise permitted by law, retail sales of packaged alcoholic beverages for 

consumption off the premises is prohibited.

6.  Bars with live entertainment are also subject to the standards of this Article. Live entertainment 

is a separate principal use and subject to separate approval.

7. If the bar plans an increase in intensity, such as an expansion of floor area or increase in 

permitted occupancy, the security and operation plan shall be updated and resubmitted for 

approval. The revised security and operation plan shall be approved prior to the issuance of any 

permits.

8. Security and operation plans may be revised by the property owner or licensed operator. New 

plans shall be resubmitted for approval.

Development Standards

In order to redevelop the existing commercial space and create a usable rooftop, the developer must 

adhere to the on-site development standards outlined in Article 21, Section 20.6.O of the Comprehensive 

Zoning Ordinance. Staff recommends the following proviso, which reiterates those standards:
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 In Accordance with Article 21, Section 21.6.O of the Comprehensive Zoning Ordinance, the 

applicant shall meet the following standards:

1. Accessory rooftop features of a flat roof, such as green roofs, rooftop decks, rooftop pools, 

rooftop gardens, and stormwater detention systems are permitted below the parapet of any flat 

roof building or flat roof portion of a building, and are excluded from the calculation of height and 

gross floor area, provided that the following standards are met:

a. Documentation shall be submitted demonstrating that the roof can support the 

additional load of plants, soil, and retained water, and that an adequate soil depth will be 

provided for plants to survive.

All planting materials and soils shall be of good quality and meet the American Standard 

for Nursery Stock (ASNS), latest edition, or equivalent for minimum acceptable form, 

quality and size for species selected. Vegetation shall be maintained in good condition, 

present a healthy, neat and orderly appearance, and be kept free of weeds, refuse and 

debris for the life of the building. Irrigation systems, when provided, shall be maintained 

in good operating condition to promote the health of the plant material and the 

conservation of water.

b. The roof contains sufficient space for future installations, such as mechanical 

equipment, that will prevent adverse impacts.

c. Rooftop decks or patios shall be set back five (5) feet from all building edges.

d. Guardrails shall be set back at least five (5) feet from the building edge.

2. Within the CBD Districts and the RIV-3 Bywater and RIV-4 Riverfront Overlay Sub-Districts, in 

addition to the accessory flat roof features provided above, elevator machine rooms, bathroom 

facilities, stair bulkheads, and elevator lobbies are permitted on any flat roof building or flat roof 

portion of a building, and are excluded from the calculation of height, stories and gross floor area, 

provided that the following standards are met:

a. Elevator machine rooms shall not exceed the minimum size necessary to house and 

service the equipment as specified by the equipment manufacturer. Elevator lobbies shall 

be limited to thirty-six (36) square feet in area per elevator opening. Collectively, elevator 

machine rooms, stair bulkheads, elevator lobbies and bathroom facilities shall not exceed 

fifteen percent (15%) of the area of the flat roof on which they are located.

b. Elevator machine rooms and elevator lobbies shall be limited to a height of fourteen 

(14) feet as measured from the roof surface.

c. Elevator machine rooms and elevator lobbies shall be set back from any building edge 

fronting an adjacent street by a distance not less than their respective heights.

3. Any of the following, if located on a rooftop, shall be included in the calculation of building 

height and number of stories:

a. Enclosed habitable space

b. Awnings

c. Pergolas

d. Trellises

e. Shade structures.

Parking Requirements

No parking is required as per Article 22, Section 22.4.C (Table 22-2) and Section 22.5.A.1, which states 

that the Central Business District is exempt from the parking requirements for all uses. The subject 

property is zoned CBD-6; therefore, the proposed project is exempt from the parking requirement.
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Anticipated impact on surrounding land uses

The proposed use is compatible with the mixed-use commercial character of the surrounding area. The 

applicant is bringing a vacant commercial building back into commerce while improving the visibility and 

character of the site. Additionally, the renovation and use of the roof should not impede on surrounding 

neighbors as adjacent buildings are two stories or greater. Overall, the site offers an opportunity for 

economic development and walkability within this 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 “Mixed-Use Downtown Core Neighborhood.” The goal, range of uses, and development 

character for that designation are copied below. 

MIXED-USE DOWNTOWN CORE NEIGHBORHOOD

Goal: Encourage and support a compact, walkable, transit-oriented, mixed-use neighborhood

at the core of the city.

Range of Uses: A mix of residential, office, commercial, hotel, retail, and service uses. Agricultural, 

stormwater management, and supporting public recreational and community facilities are 

allowed. Transit and transportation facilities are allowed.

Development Character: The scale of new development will vary depending on location, with 

taller development generally encouraged along the edges of the CBD and new development that 

is sensitive to the scale of the neighborhood encouraged within the interior of the area.  

Incorporate risk reduction and adaptation strategies in the built environment.

 

The proposed use and building design are typical of what is appropriate in a mixed-use neighborhood 

focused on walkability, cyclability, and transit access. The proposed commercial use in tandem with the 

site and building design encourages compact, walkable, transit-oriented development and designed to 
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accommodate pedestrian activity, particularly with a courtyard facing the public rights-of-way. The 

proposed development generally meets the goal, range of uses and development character of the Mixed-

Use Downtown Core Neighborhood future land use designation.  

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 a CBD-6 Urban Core Neighborhood Mixed-Use District. The purpose of the CBD-6 

District is intended to provide for a downtown neighborhood environment with a mix of housing types, 

supporting residential services and commercial uses conveniently situated with respect to employment 

opportunities. The proposal to add a bar would be consistent with the surrounding area and would 

achieve the goals of the current zoning district. 

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. 

The proposal meets associated use standards and will meet all environmental performance standards 

listed in Article 21, Section 21.3.

 

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 proposed use is to occupy an existing commercial structure and abuts other commercial uses. Other 

than the conversion to create a usable roof, no work is proposed that would significantly alter the exterior 

of the building. Therefore, the character and integrity of adjacent development would not be affected. 

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

This is not applicable. Currently, the applicants have not stated an intent to request any variances, nor are 

any needed at this time.

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 a vacant site to use, and the staff recommended provisos 

would address potential adverse impacts.
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Staff Recommendation

The staff recommends APPROVAL of Zoning Docket 033/25 subject to three (3) provisos:

Provisos

1. In Accordance with Article 20, Section 20.3.G of the Comprehensive Zoning Ordinance, the applicant 

shall meet the following standards:

1.  A bar 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:

a. For bars with an outdoor component, the plan shall include provisions regarding how 

the facility will control the sales of alcoholic beverages to ensure consumption on-

premises.

b. The bar shall provide exterior security cameras, the location of which shall be indicated 

in the plan.

2.  A bar shall submit a noise abatement plan, to be reviewed by the Director of Safety and Permits, 

and all other relevant City agencies. 

3. On-site winery, micro-brewing and micro-distillery facilities are allowed in bars. If a bar contains 

a winery, brewery or distilling facility on-site, a floor plan indicating the area reserved for wine-

making, brewing or distilling shall be submitted along with a description of the facility and 

capacity.

4.  Bars shall submit a summary of the number and location of places of worship, educational 

facilities, and parks and playgrounds within three-hundred (300) feet of the proposed location.

5.  Unless otherwise permitted by law, retail sales of packaged alcoholic beverages for 

consumption off the premises is prohibited.

6.  Bars with live entertainment are also subject to the standards of this Article. Live entertainment 

is a separate principal use and subject to separate approval.

7. If the bar plans an increase in intensity, such as an expansion of floor area or increase in 

permitted occupancy, the security and operation plan shall be updated and resubmited for 

approval. The revised security and operation plan shall be approved prior to the issuance of any 

permits.

8. Security and operation plans may be revised by the property owner or licensed operator. New 

plans shall be resubmitted for approval.

2. In Accordance with Article 21, Section 21.6.O of the Comprehensive Zoning Ordinance, the applicant 

shall meet the following standards:

1. Accessory rooftop features of a flat roof, such as green roofs, rooftop decks, rooftop pools, 

rooftop gardens, and stormwater detention systems are permitted below the parapet of any flat 

roof building or flat roof portion of a building, and are excluded from the calculation of height and 

gross floor area, provided that the following standards are met:

a. Documentation shall be submitted demonstrating that the roof can support the 

additional load of plants, soil, and retained water, and that an adequate soil depth will be 

provided for plants to survive.

All planting materials and soils shall be of good quality and meet the American Standard 

for Nursery Stock (ASNS), latest edition, or equivalent for minimum acceptable form, 

quality and size for species selected. Vegetation shall be maintained in good condition, 

present a healthy, neat and orderly appearance, and be kept free of weeds, refuse and 

debris for the life of the building. Irrigation systems, when provided, shall be maintained 
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in good operating condition to promote the health of the plant material and the 

conservation of water.

b. The roof contains sufficient space for future installations, such as mechanical 

equipment, that will prevent adverse impacts.

c. Rooftop decks or patios shall be set back five (5) feet from all building edges.

d. Guardrails shall be set back at least five (5) feet from the building edge.

2. Within the CBD Districts and the RIV-3 Bywater and RIV-4 Riverfront Overlay Sub-Districts, in 

addition to the accessory flat roof features provided above, elevator machine rooms, bathroom 

facilities, stair bulkheads, and elevator lobbies are permitted on any flat roof building or flat roof 

portion of a building, and are excluded from the calculation of height, stories and gross floor area, 

provided that the following standards are met:

a. Elevator machine rooms shall not exceed the minimum size necessary to house and 

service the equipment as specified by the equipment manufacturer. Elevator lobbies shall 

be limited to thirty-six (36) square feet in area per elevator opening. Collectively, elevator 

machine rooms, stair bulkheads, elevator lobbies and bathroom facilities shall not exceed 

fifteen percent (15%) of the area of the flat roof on which they are located.

b. Elevator machine rooms and elevator lobbies shall be limited to a height of fourteen 

(14) feet as measured from the roof surface.

c. Elevator machine rooms and elevator lobbies shall be set back from any building edge 

fronting an adjacent street by a distance not less than their respective heights.

3. Any of the following, if located on a rooftop, shall be included in the calculation of building 

height and number of stories:

a. Enclosed habitable space

b. Awnings

c. Pergolas

d. Trellises

e. Shade structures.

3. 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.

CITY PLANNING COMMISSION MEETING (July 8, 2025)

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

representative, Laura Barth, spoke in support of this request. There were no other speakers either in 

support or in opposition to this request.

Commissioner Joshi-Gupta made a motion to approve the application as recommended by staff subject 

to three (3) provisos. Commission Steeg seconded the motion, which was adopted. 

MOTION:

BE IT MOVED BY THE CITY PLANNING COMMISSION THAT ZONING DOCKET 033/25 IS HEREBY 

RECOMMENDED FOR APPROVAL SUBJECT TO THREE (3) PROVISOS. BE IT FURTHER MOVED THAT THE 

EXECUTIVE DIRECTOR IS HEREBY AUTHORIZED TO NOTIFY THE CITY COUNCIL OF SAID ACTION.
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Provisos

1. In Accordance with Article 20, Section 20.3.G of the Comprehensive Zoning Ordinance, the applicant 

shall meet the following standards:

1.  A bar 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:

a. For bars with an outdoor component, the plan shall include provisions regarding how 

the facility will control the sales of alcoholic beverages to ensure consumption on-

premises.

b. The bar shall provide exterior security cameras, the location of which shall be indicated 

in the plan.

2.  A bar shall submit a noise abatement plan, to be reviewed by the Director of Safety and Permits, 

and all other relevant City agencies. 

3. On-site winery, micro-brewing and micro-distillery facilities are allowed in bars. If a bar contains 

a winery, brewery or distilling facility on-site, a floor plan indicating the area reserved for wine-

making, brewing or distilling shall be submitted along with a description of the facility and 

capacity.

4.  Bars shall submit a summary of the number and location of places of worship, educational 

facilities, and parks and playgrounds within three-hundred (300) feet of the proposed location.

5.  Unless otherwise permitted by law, retail sales of packaged alcoholic beverages for 

consumption off the premises is prohibited.

6.  Bars with live entertainment are also subject to the standards of this Article. Live entertainment 

is a separate principal use and subject to separate approval.

7. If the bar plans an increase in intensity, such as an expansion of floor area or increase in 

permitted occupancy, the security and operation plan shall be updated and resubmitted for 

approval. The revised security and operation plan shall be approved prior to the issuance of any 

permits.

8. Security and operation plans may be revised by the property owner or licensed operator. New 

plans shall be resubmitted for approval.

2. In Accordance with Article 21, Section 21.6.O of the Comprehensive Zoning Ordinance, the applicant 

shall meet the following standards:

1. Accessory rooftop features of a flat roof, such as green roofs, rooftop decks, rooftop pools, 

rooftop gardens, and stormwater detention systems are permitted below the parapet of any flat 

roof building or flat roof portion of a building, and are excluded from the calculation of height and 

gross floor area, provided that the following standards are met:

a. Documentation shall be submitted demonstrating that the roof can support the 

additional load of plants, soil, and retained water, and that an adequate soil depth will be 

provided for plants to survive.

All planting materials and soils shall be of good quality and meet the American Standard 

for Nursery Stock (ASNS), latest edition, or equivalent for minimum acceptable form, 

quality and size for species selected. Vegetation shall be maintained in good condition, 

present a healthy, neat and orderly appearance, and be kept free of weeds, refuse and 

debris for the life of the building. Irrigation systems, when provided, shall be maintained 

in good operating condition to promote the health of the plant material and the 

conservation of water.
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b. The roof contains sufficient space for future installations, such as mechanical 

equipment, that will prevent adverse impacts.

c. Rooftop decks or patios shall be set back five (5) feet from all building edges.

d. Guardrails shall be set back at least five (5) feet from the building edge.

3. Within the CBD Districts and the RIV-3 Bywater and RIV-4 Riverfront Overlay Sub-Districts, in 

addition to the accessory flat roof features provided above, elevator machine rooms, bathroom 

facilities, stair bulkheads, and elevator lobbies are permitted on any flat roof building or flat roof 

portion of a building, and are excluded from the calculation of height, stories and gross floor area, 

provided that the following standards are met:

a. Elevator machine rooms shall not exceed the minimum size necessary to house and 

service the equipment as specified by the equipment manufacturer. Elevator lobbies shall 

be limited to thirty-six (36) square feet in area per elevator opening. Collectively, elevator 

machine rooms, stair bulkheads, elevator lobbies and bathroom facilities shall not exceed 

fifteen percent (15%) of the area of the flat roof on which they are located.

b. Elevator machine rooms and elevator lobbies shall be limited to a height of fourteen 

(14) feet as measured from the roof surface.

c. Elevator machine rooms and elevator lobbies shall be set back from any building edge 

fronting an adjacent street by a distance not less than their respective heights.

3. Any of the following, if located on a rooftop, shall be included in the calculation of building 

height and number of stories:

a. Enclosed habitable space

b. Awnings

c. Pergolas

d. Trellises

e. Shade structures.

3. 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.

YEAS: Brown, Flick, Johnson, Jordan, Lunn, Joshi-Gupta, Steeg, Witry

NAYS: None

ABSENT: Stewart



325 ANDREW HIGGINS DR, LA, 70130
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Building Number

Unit Number

Site Address
325 Andrew Higgins Dr, LA, 70130

First Owner Name
OMBRA NOLA LLC

Second Owner Name

Mailing Address
4117 DANNEEL STREET

Mailing City
NEW ORLEANS

Mailing State
LA

Mailing Zip 5
70115

Mailing Zip +4

Use Code

Property Description
SQ 51 LOT 48 OR 35 HOWARD AVE 21' 8" X 58' 1"

GeoPIN
41135834

Tax Bill ID
102101726

Lot
48

Square

BLOCK
51

PARID
325-ANDREWHIGGINSBL

Parcel Area (sq.ft.)
1258

Parcel Dimensions (ft.)
21x58

Assessor Records and Sales/Transfer Information (https://beacon.schneidercorp.com/Application.aspx?AppID=979&LayerID=19792&PageTypeID=4&PageID=8663&Q=1886938444&KeyValue=325-ANDREWHIGGINSBL)

Property Information

City of New Orleans Property Viewer

https://beacon.schneidercorp.com/Application.aspx?AppID=979&LayerID=19792&PageTypeID=4&PageID=8663&Q=1886938444&KeyValue=325-ANDREWHIGGINSBL


Zoning District
CBD-6

Zoning Description
CBD-6 Urban Core Neighborhood Mixed-Use District (http://czo.nola.gov/article-17/)

Future Land Use
DCN-MU

Future Land Use Description
Mixed-Use Downtown Core Neighborhood (https://masterplan.nola.gov/volume-2/13/#2-13-c)

Overlay / IZD Description
Maximum FAR Subject to Height Limit

Visit City Planning's site to view the regulations of this Overlay. (http://czo.nola.gov/article-17/#17-4-A)

Overlay / IZD Description
Maximum Height 65 ft. & 5 Stories

Visit City Planning's site to view the regulations of this Overlay. (http://czo.nola.gov/article-17/#17-4-A)

Overlay / IZD Description
Multi-Modal/Pedestrian Corridor

Visit City Planning's site to view the regulations of this Overlay. (https://czo.nola.gov/article-17/#17-6)

Overlay / IZD Description
Commercial Short Term Rental Interim Zoning District

Visit City Planning's site to view the regulations of this Overlay. (http://czo.nola.gov/Article-19#19-4-A-20)

Overlay / IZD Description
Non-Commercial Short Term Rental Special Exception Interim Zoning District

Visit City Planning's site to view the regulations of this Overlay. (https://czo.nola.gov/article-19/#19-4-A-21)

Overlay / IZD Description
Customary Lodging Services Staffing Interim Zoning District

Visit City Planning's site to view the regulations of this Overlay. (https://czo.nola.gov/czo/media/IZD/2025/M-25-135.pdf)

Regulations in the overlay and interim zoning districts are combined with the base zoning district. In the event of overlapping districts, please contact the New Orleans One Stop Shop
(https://nola.gov/onestop) for interpretation of the Overlays/Interim Zoning Districts.

Description
MIZ Mandatory Inclusionary Zoning Sub-Districts; Core Sub-District

View the CZO article on Mandatory Inclusionary Zoning. (https://czo.nola.gov/article-28/)

Name
Warehouse District

Ordinance
MCS 6701, MCS 10304, MCS 10965, MCS 22555 (Expansion)

Jurisdiction
CBDHDLC

Control
Full

Name
Upper Central Business District

Zoning

Future Land Use

Overlays and Interim Zoning Districts

Mandatory Inclusionary Zoning

Local Historic Districts

National Register of Historic Places

http://czo.nola.gov/article-17/
https://masterplan.nola.gov/volume-2/13/#2-13-c
http://czo.nola.gov/article-17/#17-4-A
http://czo.nola.gov/article-17/#17-4-A
https://czo.nola.gov/article-17/#17-6
http://czo.nola.gov/Article-19#19-4-A-20
https://czo.nola.gov/article-19/#19-4-A-21
https://czo.nola.gov/czo/media/IZD/2025/M-25-135.pdf
https://nola.gov/onestop
https://nola.gov/onestop
https://czo.nola.gov/article-28/
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ZONING SUMMARYZONING SUMMARY

ADDRESSADDRESS 325 ANDREW HIGGINS DR, LA, 70130

PROP. DESCRIPTIONPROP. DESCRIPTION SQ 51 LOT 48 OR 35 HOWARD AVE 21' 8" X 58' 1"
LOT AREALOT AREA 21X58 = 1258 SF

FLOOD ZONEFLOOD ZONE "X"

STORMWATER PLAN REQUIREDSTORMWATER PLAN REQUIRED NO; IMPERVIOUS SURFACE < 5000 SF

ZONING DISTRICTZONING DISTRICT CBD-6
URBAN CORE NEIGHBORHOOD MIXED-USE DISTRICT

APPLICABLE OVERLAYAPPLICABLE OVERLAY MULTI-MODAL/PEDESTRIAN CORRIDOR

HISTORIC LANDMARK STATUSHISTORIC LANDMARK STATUS NO

PROPOSED USESPROPOSED USES FIRST FLOOR: WINE BAR/ RESTAURANT (conditional use)
ROOF: SEATING/ UTILITY

LEVEL 1 INTERIOR SF 1177 SF
ROOF SF 1177 SF (640 SF OCCUPIABLE) (257 is utility)

GROSS SFGROSS SF 2354 SF

PARKINGPARKING SQ FOOTAGE EXEMPTION; FIRST 5000 SF EXEMPT

OCCUPANCY TYPE = ASSEMBLY UNCONCENTRATED = 15 NET KITCHEN = 200 GROSS
  OCCUPANCY COUNT LVL 1 45+2 = 47 OCCUPANTS 
  OCCUPANCY COUNT LVL 2 40 OCCUPANTS
OCCUPANCY COUNT TOTAL 97 OCCUPANTS

SECOND LEVEL LIFT, NOT REQUIRED (LESS THAN 3 STORIES, LESS THAN 3,000 SF 
PER FLOOR

EGRESS DISTANCE 57'

SINGLE EXIT PARAMETERS 
   OCCUPANCY A MAX LOAD PER STORY 49
   MAX COMMON PATH OF TRAVEL 75'

CODE SUMMARYCODE SUMMARY

//As indicated
FIRST FLOOR PLAN // EXISTING + DEMO

325 ANDREW HIGGINS BLVD
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325 Andrew Higgins Conditional Use NPP Meeting Summary Report 

Date of Report: April 14, 2025 

Project Name: 325 Andrew Higgins   

Overview: This report provides results of the implementation of the Project Neighborhood Participation 

Program for the property located at 325 Andrew Higgins. We are applying for a conditional use for an 

owner-operated wine and aperitivo bar in the CBD-6 Central Business District located at 325 Andrew 

Higgins. The property is currently a vacant commercial building. According to Article 17, Section 17.3.A 

(Table 17-1), a bar is a conditional use subject to the standards of Article 20, Section 20.3.G of the 

Comprehensive Zoning Ordinance. 

This report provides a summary of contacts with citizens, neighbors, public agencies, and interested 

parties. Opportunities have been provided to learn about and comment on the proposed plans and 

actions. Comments, sign-ins lists, petitions, letters, summary sheets, and other materials are attached.  

Contact: Laura Barth; 1000 S Norman C Francis Pkwy, New Orleans, LA 70125; 504-383-3748; 

laura@zachsmithconsulting.com   

Neighborhood Meetings: The following date and location of the meeting where citizens were invited to 

discuss the applicant’s proposal.  

1) Monday April 7th, 2025, at 5pm at Gallier Hall located at 545 St. Charles Ave., New Orleans, LA 

70130. There were 5 people in attendance (2 being the owners of the property/business).   

Correspondence and Telephone Calls: 

1) Friday, March 21st, 2025 – letters mailed or emailed to contact lists, including homes, 

apartments, and neighborhood associations. 

2) There were no emails or phone calls pertaining to this project.  

Results: There were 173 people/groups/addresses invited to the community meeting. Please see the 

meeting minutes attached.  

1) Summary of questions, concerns, issues, and problems: 

a. External speakers, trash pickup, live entertainment/music, parklet/sidewalk café, serving 

hard liquor.  

2) How questions, concerns, issues, and problems will be addressed: 

a. No external speakers will be installed, the Department of Safety & Permits requires a 

sanitation plan for permitting/licensing, the owners are open to applying for a sidewalk 

café or parklet if permitted, no plans for live music and that would require a conditional 

use application, the menu includes aperitifs to include spritz drinks.  

3) How questions, concerns, issues, and problems will continue to be addressed: 

mailto:laura@zachsmithconsulting.com


2 | C o n d i t i o n a l  U s e |  3 2 5  A n d r e w  H i g g i n s    
 

a. Attendees were give the timeline and next steps for the application process and ensured 

they can communicate w/ Zach Smith Consulting throughout the entire process. The 

communication does not stop at the NPP meeting and they were given contact 

information (email and phone number).  



  

                                                 NPP Community Meeting Invitation (Conditional Use)  

March 21, 2025  

Dear Neighbor: 
 
The property at 325 Andrew Higgins is currently under contract for purchase. On behalf of the future property 
owners, Ombra Nola LLC, we are requesting a conditional use for an owner-operated wine and aperitivo bar in the 
CBD-6 Central Business District located at 325 Andrew Higgins (see below). The property is currently a vacant 
commercial building. According to Article 17, Section 17.3.A (Table 17-1), a bar is a conditional use subject to the 
standards of Article 20, Section 20.3.G of the Comprehensive Zoning Ordinance.  

 
 
As a nearby neighbor to 325 Andrew Higgins or someone with regards for the neighborhood, Zach Smith 
Consulting & Design’s team would like to invite you to a meeting to discuss the Conditional Use application. During 
this meeting, you will learn more about our proposal and have time to ask questions or voice concerns regarding 
this request. You are welcome to send us any questions beforehand.  
 
This letter is being delivered through U.S. Mail and/or through email. 
 
The meeting will take place: Monday, April 7, 2025 at 5pm at Gallier Hall located at 545 St. Charles Ave., New 
Orleans, LA 70130 

If you are unable to attend and would like to receive info about the meeting, please feel free to contact me. If you 
have any additional questions or comments, please reach me at my email address below and include “325 Andrew 
Higgins” in the subject line.  

 
Sincerely, 

Laura Barth (laura@zachsmithconsulting.com) |Permit Liaison | Zach Smith Consulting & Design | 504-383-3748 

                                                                   www.zachsmithconsulting.com    

http://www.zachsmithconsulting.com/
http://www.zachsmithconsulting.com/


























Location: Gallier Hall – 545 St Charles  
 
Attendance, ZSCD staff, Maddie Charleston, Gallier Hall Staff, Ownership (Nicole and 
Greg), Member of DDD, Warehouse District neighborhood liaison. 
 
WD: warehouse district liaison 
 
Meeting in NORD Theatre lobby. Scheduled for 5pm 
Started at: 5:05PM 
 
LB presents and opens with intro.  
Welcome 
Agenda 
Description of project is a wine bar. Went on Italy trip. Wanted to bring that vibe. 
Small plates and wine., some beer, salads, cheeses, small bites. 
Operation would be Thursday to Sunday, Closing at 10 
Then Lunch operations 
Staff 6-7 
with hopes to grow to 10 later. 
 
Online Tools: 
-presentation CPC website, for meetings, agendas, etc. 
-CZO 
-OneStop portal 
-Notify Me 
 
Questions from Warehouse District 
-restriction and comments are not because we hate you  
-external speakers 
-trash pickup 
-will this have a parklet / seating on sidewalk 
-any live music? would love cap of chewing music and no heavy metal 
-did ask about hard liquor 
 
LB explains that DSP requires the sanitation plan for all licensing. 
 
WD: Would you be OK with a parklet? The owner says they would be open to either parklet 
or sidewalk cafe.  



 
LB: We have not reviewed yet. Would need to look at the site plan to see if it was even an 
option.  
 
DDD: Pilot Parklet released in August. DPW just notified folks have 10 days for enforcement 
 
WD: complaints about other places have gone unanswered. So generally concerned about 
that. 
 
Greg: Yes, we would be interested in sidewalk seating, but overall it would operate under 
the same deal. 
 
WD: would be interested in seeing a restriction for only Chewing Music  
 
Nicole: we have no plans for live music!!! 
 
WD: would love to see this set as a barrier 
 
Maddie: VCC has a wine bar with no issues. Lots of expected problems have never 
materialized. 
 
LB: explains next step. Application will go forward, submit NPP, CPC staff and report, CPC 
meeting, then to full council 
 
Asked for questions. no more question. 
 
Ended at 5:18 
 
Owners and ZSCD staff stayed until 5:30 to answer 1:1 questions. 
 
 
 
 
 
 
 

























 



 



Laura Barth <laura@zachsmithconsulting.com>

325 Andrew Higgins NPP
9 messages

Laura Barth <laura@zachsmithconsulting.com> Fri, Mar 21, 2025 at 11:34 AM
To: CPCINFO <cpcinfo@nola.gov>, Lesli.Harris@nola.gov, Downtown Development District <ddd@downtownnola.com>,
warehousedna@gmail.com
Cc: Ron Loesel <ron@zachsmithconsulting.com>, Zachary Smith <zach@zachsmithconsulting.com>, Elizabeth D Holman
<Elizabeth.Holman@nola.gov>

Good morning,

Please see the attached NPP for the conditional use application for 325 Andrew Higgins. Please let me know if you have
any questions. Thank you!

--
Laura Barth
Permit Liaison | Zach Smith Consulting

 O: +1 (504) 383 3748
 E: laura@zachsmithconsulting.com 
 W: www.zachsmithconsulting.com

325 Andrew Higgins_NPP .pdf
226K

CPCINFO <CPCINFO@nola.gov> Fri, Mar 21, 2025 at 12:31 PM
To: Laura Barth <laura@zachsmithconsulting.com>, Lesli Harris <Lesli.Harris@nola.gov>, Downtown Development District
<ddd@downtownnola.com>, "warehousedna@gmail.com" <warehousedna@gmail.com>
Cc: Ron Loesel <ron@zachsmithconsulting.com>, Zachary Smith <zach@zachsmithconsulting.com>, Elizabeth D Holman
<elizabeth.holman@nola.gov>

Received. Thank you.

Best regards,

Robin Jones (she/her/hers)
Principal City Planner on duty for cpcinflo@nola.gov  Friday, March 21, 2025 
New Orleans City Planning Commission
1300 Perdido Street, Room 7W03
New Orleans, Louisiana 70112
(504) 658-7016
rcjones@nola.gov

From: Laura Barth <laura@zachsmithconsulting.com>
Sent: Friday, March 21, 2025 11:34 AM
To: CPCINFO <CPCINFO@nola.gov>; Lesli Harris <Lesli.Harris@nola.gov>; Downtown Development District
<ddd@downtownnola.com>; warehousedna@gmail.com <warehousedna@gmail.com>

mailto:laura@zachsmithconsulting.com
http://www.zachsmithconsulting.com/
https://mail.google.com/mail/u/0/?ui=2&ik=6685dc0903&view=att&th=195b98e18c133685&attid=0.1&disp=attd&realattid=f_m8j00shh0&safe=1&zw
https://mail.google.com/mail/u/0/?ui=2&ik=6685dc0903&view=att&th=195b98e18c133685&attid=0.1&disp=attd&realattid=f_m8j00shh0&safe=1&zw
mailto:cpcinflo@nola.gov
https://www.google.com/maps/search/1300+Perdido+Street?entry=gmail&source=g
mailto:rcjones@nola.gov
mailto:laura@zachsmithconsulting.com
mailto:CPCINFO@nola.gov
mailto:Lesli.Harris@nola.gov
mailto:ddd@downtownnola.com
mailto:warehousedna@gmail.com
mailto:warehousedna@gmail.com
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