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City Planning Commission 
Staff Report 

Tuesday, May 26, 2026 

 

Zoning Docket 056-26 
Prepared by: Haley Webb 
Date: May 27, 2026 
Deadline for CPC action: July 25, 2026 
CC Deadline: 60 days from receipt 
City Council District: B – Harris 
  
Applicant: Tony Montgomery and Nicolette Montgomery 
Request: Conditional use to permit a commercial short-term rental in a CBD-2 Historic Commercial and 
Mixed-Use District and the Transient Lodging Interim Zoning District 
Property description: Square 130, Lots 14 and 15, in the First Municipal District, bounded by Natchez 
Street, Magazine Street, Poydras Street, and Tchoupitoulas Street 
Municipal address(es): 422 Natchez Street 
 
 

Description 

 
The subject property, located along Natchez 
Street in a CBD-2 Historic Commercial and 
Mixed-Use District and the Transient Lodging 
Interim Zoning District, is currently developed 
as two-story two-family dwelling.  
 
The applicants are requesting to utilize the 
subject site as a commercial short-term rental. 
The site is currently undergoing repairs, and 
records indicate a commercial short-term 
rental license was applied for previously under 
former ownership. 
 

 
 
The subject building is approximately 
4,700 square feet and two-stories. 
Additionally, there are two off-street 
vehicular parking spaces provided. 
 

Figure 1: Subject Site 

(Source: Provided by Applicant) 

1 

Figure 2: Floor Plans 

(Source: Provided by Applicant) 
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Reason for Commission Review 

 
Per Article 17, Section 17.3.A (Table 17-1: Permitted and Conditional Uses), a commercial short-term 
rental is a permitted use in the CBD-2 Historic Commercial and Mixed-Use District. Per City Council Motion 
M-25-530, which established the Transient Lodging Interim Zoning District, all transient lodging uses that 
are permitted by-right in the underlying zoning district are reclassified as conditional uses, while all 
transient lodging uses that are conditional uses in the underlying zoning district remain as conditional 
uses. 
 
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. 
 

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. 

Met The Master Plan identifies the subject site as Mixed-Use Downtown, 
where the goal is to support and encourage a vibrant, 24-hour live-
work-play environment in the Central Business District and provide 
areas to support a high-density office corridor. A commercial short-
term rental falls into the range of uses intended for this area. 

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

Met The subject site is located within the CBD-2 Historic Commercial and 
Mixed-Use District where the proposed commercial short-term 
rental use would otherwise be permitted by-right. 
 
The CBD-2 District is intended to provide for the reuse of existing 
structures in historic districts and along prominent mixed-use 
corridors that frame the Central Business District1. It is fair to 
indicate that a commercial short-term rental is an appropriate use 
given the district’s purpose.  

 
1 Article 17, Section 17.2.B: “CBD-2 Historic Commercial and Mixed-Use District: The CBD-2 Historic 

Commercial and Mixed-Use District is intended to provide for the reuse of existing structures in historic districts 

and along prominent mixed-use corridors that frame the Central Business District. Buildings in the CBD-2 District 

provide small floor plates for office, retail, institutional, and residential uses that support the vitality of the Central 

Business District as a destination for residents and visitors. The CBD-2 District addresses unique corridors and 

historic districts within the Central Business District, including Convention Center Boulevard, the Picayune Place 

Historic District, and the central portion of Canal Street.” 
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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. 

Met All use standards outlined in Article 20, Section 20.3.LLL.2 and all 
environmental standards are required to be met at the time of 
license issuance. 

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. 

Met The proposed commercial short-term rental is compatible with the 
character and integrity of adjacent development and 
neighborhoods as the site design is not changing, and a commercial 
transient use is being proposed.  The proposed changes to the 
property are minor, such as installing a security system, and will be 
utilized as-is. 

Any variance of zoning standards meets the approval standards of Section 4.6.F2. 

Met There are not any variances being requested 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. 

Met The proposed commercial short-term rental does not pose a unique 
or detrimental use within the CBD-2 District. 

 
Additionally, Ordinance No. 30,652 MCS (Zoning Docket 006/25), which created Transient Lodging Interim 
Zoning District, requires that applications for transient lodging facilities be evaluated against the following 
additional approval standards.  
 

Will the proposed Transient Lodging Use reduce the amount of long-term housing, including 
affordable and workforce housing? 

The proposed commercial short-term rental could reduce the amount of long-term housing as the 
structure is a two-family dwelling, however, there does not appear to be a recent history of the site 
being used for long-term housing. 

Will the proposed Transient Lodging Use be located along a major arterial street or within 600 feet 
of a transit stop? 

Yes. The site block is bounded by Natchez Street, Magazine Street, Tchoupitoulas Street, and a major 
arterial, being Poydras Street. There are two bus stops at the Magazine Street/Poydras Street 
intersection as well as the Poydras Street/Tchoupitoulas Street intersection. 

How many additional Transient Lodging Uses exist within 1,000 feet of the subject property? 

Per maps and data via the Short-Term Rental Administration’s Registry of Short-Term Rentals3, there 
are several transient lodging uses within 1,000 feet of the subject property. See Figures 3 and 4 below. 

 
2 Article 4, Section 4.6.F Approval Standards 
3 Short Term Rental Administration’s Registry of Short-Term Rentals 

http://czo.nola.gov/Article-4#4-6-F
https://nola.gov/next/short-term-rental-administration/topics/registry-of-short-term-rentals/
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Figure 3: Hotels Motels BBs within 1000 feet 

 
(Source: Short Term Rental Administration) 

Figure 4: STR Active Licenses 

 
(Source: Short Term Rental Administration) 

 

 
 

Staff Recommendation 

 
The staff recommends APPROVAL of Zoning Docket 056/26 subject to the following: 

 
Provisos 
 
1. The approval of the application is limited to Transient Lodging Use and any variances specifically 

granted as part of this application. With the exception of any variances that are specifically 
granted as part of this approval, the Transient Loding Use shall be compliant with all relevant 
requirements of the zoning ordinance.  

 
2. 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 
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for in Article 4, Section 4.3H of the Comprehensive Zoning Ordinance will void the conditional use 
approval. 

 

City Planning Commission Meeting (May 26, 2026) 

 
The staff summarized the application and presented its recommendation of approval. The applicant 
represented and petition and answered questions from the Commission. 
 
Commissioner Steeg made a motion for approval, which was seconded by Commissioner Jackson and 
adopted. 
 
MOTION: 
BE IT MOVED BY THE CITY PLANNING COMMISSION THAT ZONING DOCKET 056/26 IS HEREBY 
RECOMMENDED FOR APPROVAL SUBJECT TO TWO (2) PROVISOS. BE IT FURTHER MOVED THAT THE 
EXECUTIVE DIRECTOR IS HEREBY AUTHORIZED TO NOTIFY THE CITY COUNCIL OF SAID ACTION.  
 
Provisos 
 
1. The approval of the application is limited to Transient Lodging Use and any variances specifically 

granted as part of this application. With the exception of any variances that are specifically granted 
as part of this approval, the Transient Loding Use shall be compliant with all relevant requirements of 
the zoning ordinance.  
 

2. 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: Hebert, Jackson, Steeg, Witry 
 
NAYS: Poche 
 
ABSENT: Flick, Joshi-Gupta, Kepper 
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Building Number

Unit Number

Site Address
422 NATCHEZ ST, LA, 70130

First Owner Name
MONTGOMERY TONY JOSEPH

Second Owner Name

Mailing Address
422 NATCHEZ STREET

Mailing City
NEW ORLEANS

Mailing State
LA

Mailing Zip 5
70130

Mailing Zip +4

Use Code

Property Description
SQ 130 LOT 14 22/22.6X59.5/60.7 LOT 15 22/23.6X60.7/61.9

GeoPIN
41036856

Tax Bill ID
104100606

Lot
14-15

Square

BLOCK
130

PARID
422-NATCHEZST

Parcel Area (sq.ft.)
2662

Parcel Dimensions (ft.)
44/45X61.9/59.5

Assessor Records and Sales/Transfer Information (https://beacon.schneidercorp.com/Application.aspx?AppID=979&LayerID=19792&PageTypeID=4&PageID=8663&Q=1886938444&KeyValue=422-NATCHEZST)

Zoning District
CBD-2

Zoning Description
CBD-2 Historic Commercial and Mixed-Use District (http://czo.nola.gov/article-17/)

Uses
Permitted and Conditional Uses (http://czo.nola.gov/article-17#17-3)

Future Land Use
DMU

Future Land Use Description
Mixed-Use Downtown (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 50 ft.

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

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/article-19/#19-4-A-22)

Overlay / IZD Description
Transient Lodging Interim Zoning District

Visit City Planning's site to view the regulations of this Overlay. (https://czo.nola.gov/czo/media/IZD/2025/M-25-530-(SUBSTITUTE-MOTION).pdf)

Overlay / IZD Description
Data Center Interim Zoning District

Visit City Planning's site to view the regulations of this Overlay. (https://czo.nola.gov/czo/media/IZD/2026/M-26-63.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/)

Property Information

Zoning

Future Land Use

Overlays and Interim Zoning Districts

Mandatory Inclusionary Zoning

https://beacon.schneidercorp.com/Application.aspx?AppID=979&LayerID=19792&PageTypeID=4&PageID=8663&Q=1886938444&KeyValue=422-NATCHEZST
http://czo.nola.gov/article-17/
http://czo.nola.gov/article-17#17-3
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-19/#19-4-A-22
https://czo.nola.gov/czo/media/IZD/2025/M-25-530-(SUBSTITUTE-MOTION).pdf
https://czo.nola.gov/czo/media/IZD/2026/M-26-63.pdf
https://nola.gov/onestop
https://nola.gov/onestop
https://czo.nola.gov/article-28/


Name
Picayune Place

Ordinance
MCS 6700

Jurisdiction
CBDHDLC

Control
Full

Name
Lower Central Business District

Local Historic Districts

National Register of Historic Places





SITE PLAN – 422 NATCHEZ STREET

Property Address: 422 Natchez Street, New Orleans, LA 70130
Square/Lots: Square 130, Lots 14 & 15
Zoning: CBD-2 – Central Business District

Existing Conditions:
The existing structure occupies the majority of the site and is attached via party walls on both sides. No
changes to the building footprint or exterior are proposed.

Setbacks (Existing Conditions):
Front (Natchez Street): 0’ (existing condition)
Side: 0’ (party wall condition)
Rear: Approximately 0’–1’ (varies per survey)

Parking & Access:
No off-street parking provided.
Access via Natchez Street.
Existing garage present (not used as dwelling unit).

Surfaces & Structures:
Site is fully improved with existing building and paved areas.
No additional structures or modifications proposed.

Landscaping:
No landscaping changes proposed. No tree removal or site disturbance.

Project Description:
Conditional Use request to permit a Commercial Short-Term Rental (CSTR). No changes to site layout,
footprint, or exterior conditions are proposed.



 

 

422 Natchez Street, New Orleans, LA 70130 

 

 

Ground Floor    Second Floor   Roof 

 

























Neighborhood Participation Program (NPP) Summary Report 
Property Address: 422 Natchez Street, New Orleans, LA 70130 

Applicant: Tony Montgomery 

Proposed Use: Short-Term Rental (STR) 

Zoning District: CBD-2 
 

1. Meeting Information 
Meeting Type: Neighborhood Participation Program (NPP) Meeting 
Date of Meeting: 01/21/2026 
Time: 6:00 pm  
Location: 422 Natchez Street New Orleans, LA 70130 
 
The meeting was conducted in accordance with the City of New Orleans Neighborhood 
Participation Program requirements. 

2. Meeting Attendance 
Total number of attendees (excluding owner): 3 
Applicant/Owner in attendance: Yes 
 
A sign-in sheet was provided and includes the names, addresses, and contact information of 
all attendees. 

3. Summary of Proposal Presented 
The applicant presented a development plan proposing to operate the property located at 
422 Natchez Street as a Short-Term Rental (STR) in compliance with City of New Orleans 
regulations. 
 
The proposal includes: 
- Use of the existing structure with no expansion or exterior modifications 
- Operation of the property as a professionally managed STR 
- Compliance with all City licensing, safety, and operational requirements 
- On-site management and oversight by the owner 
 
The intent of the project is to maintain the character of the neighborhood while providing a 
well-managed short-term lodging option. 

4. Summary of Comments and Concerns Raised 
During the meeting, attendees expressed minimal concerns regarding the proposed use. 
 



The only concern raised by neighbors related to safety and security of the property. 
 
No concerns were raised regarding noise, parking, property maintenance, or neighborhood 
compatibility. 

5. Responses to Concerns 
The applicant addressed safety and security concerns by: 
- Confirming installation of a security system with cameras 
- Providing neighbors with direct contact information 
- Stating that the owner works in the area and will be present on-site regularly 
 
Neighbors were informed that any concerns could be addressed promptly by contacting the 
owner directly. 

6. Ongoing Communication and Follow-Up 
The applicant committed to maintaining open communication with nearby residents and 
promptly addressing any issues. 
 
Neighbors were informed they may contact the owner directly with concerns and that 
follow-up communication will occur if necessary. 

7. Summary of Outcome 
The proposed STR use was presented clearly. 
No opposition to the project was expressed. 
Safety and security concerns were addressed satisfactorily. 
No unresolved issues remain following the meeting. 

8. Certification 
I certify that the above information accurately reflects the Neighborhood Participation 
Program meeting and discussions held regarding the proposed Short-Term Rental at 422 
Natchez Street. 
 
Submitted by: 
Tony Montgomery 
Phone: (337) 230-0229 
Email: tmontgomery116@gmail.com 
 
Date: 01/23/2026 



Dear Neighbor, 

You are invited to attend a Neighborhood Participation Program (NPP) meeting to discuss a 
proposed Short-Term Rental permit for the property located at 422 Natchez Street, New Orleans, LA 
70130. 

Date: Wednesday, January 21, 2026 
Time: 6:00 pm 
Location: 422 Natchez Street, New Orleans, LA 70130 

The property owner is seeking approval to operate a Short-Term Rental (Commercial STR) use at this 
location. The property is zoned CBD-2 (Central Business District – General Commercial), where 
Short-Term Rental use is allowed subject to licensing review and regulatory compliance. 

Conditional Use / Planned Development Description 

A conditional use to permit a Commercial Short-Term Rental in a CBD-2 Central Business District in 
accordance with Council Substitute Motion M-25-530. This request must be heard by the City 
Planning Commission and City Council at public meetings. 

The existing building will remain in its current form, and no demolition or structural expansion is 
proposed. The property will comply with all applicable city requirements, including life-safety 
standards, licensing conditions, insurance coverage, and local operator requirements. 

As part of the application process, the proposed permit will be reviewed by the Department of 
Safety & Permits, and — if applicable — the City Planning Commission and the City Council. A 
Neighborhood Participation Program meeting is being conducted to provide nearby residents, 
property owners, and community members an opportunity to learn more about the proposal and to 
share comments, questions, or concerns. 

If the permit is approved, operation of the Short-Term Rental will begin following completion of all 
required inspections and issuance of the license. 

This notice is being delivered to neighboring properties within the required notification radius. A 
sign-in sheet will be available at the meeting so attendees may provide contact information to 
receive updates regarding the application. 

If you are unable to attend the meeting but would like to receive a summary or submit comments in 
advance, please feel free to contact me using the information below. We appreciate your time and 
look forward to your participation. 

Sincerely, 

Tony & Nicollette Montgomery 
Owner – 422 Natchez Street 
Phone: (337) 230-0229 
Email: tmontgomery116@gmail.com 



EMAIL FROM EXTERNAL SENDER: DO NOT click links, or open attachments, if sender is
unknown, or the message seems suspicious in any way. DO NOT provide your user ID or password.
If you believe that this is a phishing attempt, please use the Phish Alert Report button in your
Outlook to send this message to Security.

Outlook

Fw: Public Comment for 422 Natchez St

From CPCINFO <CPCINFO@nola.gov>
Date Wed 5/13/2026 2:59 PM
To Haley H Webb <Haley.Webb@nola.gov>

1 attachment (50 KB)
422 Natchez Street STR Comments Letter.pdf;

From: Michael Sanderson <michael.sanderson@propertyone.com>
Sent: Wednesday, May 13, 2026 11:54 AM
To: CPCINFO <CPCINFO@nola.gov>
Cc: Paul Buckley <oneholein1@gmail.com>; Gene Krejci <gkrejci@beyerconstruction.com>; Jim Estabrook
<j.estabrook@estabrookmotors.com>
Subject: Public Comment for 422 Natchez St
 

Good afternoon,

On behalf of members of the Walle Building community, I am writing regarding the proposed conditional
use permit application for a commercial short-term rental at 422 Natchez Street (ZD056-26), scheduled
for hearing before the City Planning Commission on May 26, 2026.

Please see the attached opposition letter submitted on behalf of neighboring owners and the Board of
Directors in 410 Natchez Street, "Walle Building."

The Walle Building community remains concerned about the continued expansion of transient-use
properties immediately adjacent to owner-occupied residential buildings within this area of the CBD.
Residents are particularly concerned about the cumulative impacts associated with additional short-
term rental activity, including increased noise, rooftop gatherings, traffic congestion, rideshare activity,
parking strain, and disruption to the residential character of the neighborhood.

While the surrounding area already experiences significant tourism activity, many nearby residents
believe the addition of another commercial short-term rental operation will further diminish the
livability and stability of the immediate community.

We respectfully request that the City Planning Commission consider these concerns and deny the
requested conditional use permit application for 422 Natchez Street.

Thank you for your time and consideration. Please let me know if any additional information is needed.



Sincerely,
Michael Sanderson
Property One, Inc.
On behalf of the Walle Building Community

Michael Sanderson
Property Manager
 
t: 504.681.3410  
3500 N Causeway Blvd, Suite 600
Metairie, LA 70002
Property One, Inc. is licensed in LA, AL, GA & MS
 

 

This transmittal may contain information that is privileged or confidential.  If you are not the intended recipient, you are hereby notified that you have received this transmittal in

error and that any review, dissemination, distribution or copying of this transmittal is strictly prohibited.  If you have received this communication in error, please notify this office

immediately by reply or by telephone at (504) 681-3400 and immediately delete this message and all its attachments, if any.  Although this transmission and any attachments are

believed to be free of any virus or other defect that might affect any computer system into which it is received and opened, it is the responsibility of the recipient to ensure that it

is virus free and no responsibility is accepted by Property One, its subsidiaries and affiliates, as applicable, for any loss or damage arising in any way from its use.  Thank you.



 

To the New Orleans City Planning Commission, 
 
I am writing to oppose the requested conditional use permit for a commercial short-term 
rental at 422 Natchez Street (ZD056-26). 
 
I own and reside in the neighboring condominium property and am concerned about the 
cumulative impact another transient-use property will have on the immediate area. While 
this part of the CBD already contains hotels and tourism-related activity, that existing 
tourism pressure is precisely why many residents are concerned about adding additional 
high-occupancy short-term rentals directly adjacent to owner-occupied homes and 
condominiums. 
 
Unlike professionally managed hotels designed for large-scale guest turnover, this proposal 
appears likely to create additional noise, rooftop gatherings, congestion, rideshare traffic, 
parking strain, and disruption for nearby full-time residents. The surrounding blocks 
already experience significant pressure from tourism activity, and this proposal would 
further erode the remaining residential character and livability of the neighborhood. 
 
Our condominium association itself prohibits short-term rentals in order to preserve 
residential stability and quality of life for residents, which reflects the concerns many 
nearby owners have regarding further expansion of transient-use properties immediately 
adjacent to residential buildings. 
 
This property was previously occupied by a longtime resident and neighbor. Converting it 
into another commercial short-term rental operation changes the balance of the area in a 
way many nearby residents do not support. 
 
For these reasons, I respectfully ask the Commission to deny the requested conditional use 
permit. 
 
Thank you for your consideration. 
 
Sincerely, 
 



EMAIL FROM EXTERNAL SENDER: DO NOT click links, or open attachments, if sender is
unknown, or the message seems suspicious in any way. DO NOT provide your user ID or password.
If you believe that this is a phishing attempt, please use the Phish Alert Report button in your
Outlook to send this message to Security.

Outlook

422 Natchez St

From Martha Price <marthaprice504@gmail.com>
Date Mon 5/18/2026 9:50 AM
To CPCINFO <CPCINFO@nola.gov>

 

To the New Orleans City Planning Commission,

I am writing to oppose the requested conditional use permit for a commercial short-term rental at 422 Natchez
Street (ZD056-26).

I own and reside in the neighboring condominium property and am concerned about the cumulative impact
another transient-use property will have on the immediate area. While this part of the CBD already contains
hotels and tourism-related activity, that existing tourism pressure is precisely why many residents are concerned
about adding additional high-occupancy short-term rentals directly adjacent to owner-occupied homes and
condominiums.

Unlike professionally managed hotels designed for large-scale guest turnover, this proposal appears likely to
create additional noise, rooftop gatherings, congestion, rideshare traffic, parking strain, and disruption for nearby
full-time residents. The surrounding blocks already experience significant pressure from tourism activity, and
this proposal would further erode the remaining residential character and livability of the neighborhood.

Our condominium association itself prohibits short-term rentals in order to preserve residential stability and
quality of life for residents, which reflects the concerns many nearby owners have regarding further expansion of
transient-use properties immediately adjacent to residential buildings.

This property was previously occupied by a longtime resident and neighbor. Converting it into another
commercial short-term rental operation changes the balance of the area in a way many nearby residents do not
support.

For these reasons, I respectfully ask the Commission to deny the requested conditional use permit.

Thank you for your consideration.

Sincerely,
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